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Subject: University Village - Density Bonus - Parking Concession Request
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Density Bns Applic - BV Parking Ratios - Existing Facilities.pdf
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Anne – Attached is our density bonus application and supporting documents for consideration.     
 
Belmont Village will be physically precluded from developing the proposed senior housing project
without a reduction in the parking requirement.  The project would require extensive underground
parking to comply with the current Albany Code parking requirement.  Proximity to the flood plain
and high water-tables make underground parking prohibitively expensive (see attached PDF for the
cost analysis).  The site would not accommodate surface parking, the necessary building footprint
and a reduction in building height from 5 to 4 stories.   The current parking requirement is
excessive for senior housing as most residents will be unable to drive and will rely on
transportation provided by the facility.   If an exception to the parking requirement is not
granted, the project will be physically and economically infeasible and will result in the project not
being developed.
 
I have also included as a reference a list of other nearby cities and how they have defined parking
for our use.
 
Please let me know if you have any questions or need additional information.
 
 
 
Douglas A Lessard
Senior Vice President
Acquisition & Investments
Belmont Village Senior Living
Office: 661 309 6518
Cell:  818 605 5056
dlessard@belmontvillage.com
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California Government Code Section 65915 – Density Bonus Law



BACKGROUND:



The California Density Bonus Law (California Government Code Section 65915 to 65918) allows for a reduction and or waiver of development standards applicable to projects that provide housing for senior citizens.  The City of Albany has adopted an ordinance to comply with the California Density Bonus Law.   Section 20.40.040 (E) of the Albany Planning Code provides for a waiver or reduction of development standards that are otherwise mandatory.  Pursuant to Section 20.40.040 (E), an applicant may submit to the City a proposal for a waiver or reduction of any development standard that will have the effect of precluding the construction of a senior citizen housing development.  



To request a waiver of reduction of a development standard, an applicant must submit evidence to demonstrate that the waiver or reduction is necessary to make the development economically feasible.   The City Council may approve such waiver or reduction upon finding that without such waiver or reduction, the development standard will preclude the construction of affordable housing units or the construction of senior housing units.  





REQUEST FOR WAIVER OR CONCESSION OF DEVELOPMENT STANDARD:

 

The applicant requests a reduction in the off-street parking standard for its proposed 175 unit senior independent and assisted living project.  The proposed project will be a fully licensed by California as a Residential Care Facility for the Elderly (RCFE) and will provided housing exclusively for senior citizens on a rental basis.  



Current Parking Standard:   Section 20.28 of the Albany Planning Code, as amended by Measure D in 1978, requires two off-street parking spaces per residential dwelling unit in the City.    The ordinance contains a provision which would allow a reduction in the parking standard to 1.5 parking spaces per residential unit (263 spaces for the proposed project).



Concession Request:   A concession is requested to reduce the parking standard for the proposed project 0.6 spaces per unit (105 spaces).    The reasons for the request are as follows:



· The proposed project qualifies for a concession or incentive under the Density Bonus Law since it provides housing for senior citizens.

· A reduction or modification of zoning codes for vehicular parking standards is an allowable incentive or concession available to a qualifying project under the California Density Bonus Law.   

· Imposition of the Measure D off street parking requirements would cause the development to be financially infeasible.   The project would require a multi-level subterranean parking structure to accommodate the extra parking.  The additional cost associated with constructing a subterranean parking structure would increase development costs by $5.2 to $9.0 million (depending on parking configuration) and cause the development to be economically infeasible.   The applicant has included a  financial analysis and construction estimates by a licensed general contractor as supporting documentation.   











Other Considerations:



· The City currently does not have an appropriate parking standard for an RCFE facility because there has never been an RCFE facility built in Albany.  

· Measure D defines parking standards primarily for traditional residential uses such as single family or multifamily housing and did not consider an appropriate ratio for an RCFE.  Parking standards for RCFE developments in other California municipalities are significantly lower than for residential homes or multifamily apartments.   

·  Belmont’s own experience for RCFE facilities recently developed through-out California is an average parking ratio of 0.48 space per unit.   A parking analysis has been included as supporting documentation for this request. 

· The project will provide transportation for its residents seven days per week.  Very few residents will own or drive cars.   The requested parking standard of 0.6 per unit is sufficient to provide ample parking for staff, visitors and the few residents who still own cars.    














Belmont Village Senior Living  - West Region Communities


Parking Ratios


Community/Location Unit Mix Building Size # of Units


BV Parking 


Spaces


Parking 


Ratio per 


Unit


BV - Berkeley CA (Proposed) IL/AL/ALZ 140,000        175 105 0.60        


Facilities with Independent Living, Assisted Living and Alzheimer's Care Units:


BV - Westwood CA IL/AL/ALZ 169,150        176 82 0.47        


BV - Sabre Springs, San Deigo CA IL/AL/ALZ 129,000        164 74 0.45        


BV - Cardiff-by-the-Sea, CA IL/AL/ALZ 137,500        147 74 0.50        


Facilities with Assisted Living and Alzheimer's Care Units:


BV - Sunnyvale, CA AL/ALZ 100,000        142 65 0.46        


BV  - San Jose, CA AL/ALZ 97,000          135 55 0.41        


BV - Thousand Oaks, CA AL/ALZ 103,143        139 62 0.45        


BV - Encino, CA AL/ALZ 93,604          137 62 0.45        


BV - Rancho Palos Verdes, CA AL/ALZ 93,349          136 70 0.51        


BV - Hollywood, CA AL/ALZ 97,500          128 64 0.50        


BV - Burbank, CA AL/ALZ 108,000        147 74 0.50        


BV - Scottsdale, AZ AL/ALZ 100,844        138 76 0.55        


Average Parking Ratio 0.48        








  Parking garage size (spaces) 108 spaces 175 spaces 263 spaces


  Parking ratio/unit


0.6 parking spaces 


per residential unit


1 parking space 


per residential unit


1.5 parking space 


per residential unit


Concession 


requested under 


state density 


bonus laws


On-site parking per 


original project (plus 


0.5 spaces/unit 


shared on WF 


parcel)


Minimum parking 


required under 


local parking 


ordinance


  Cost of parking garage 2,328,750$             7,546,875$             11,341,875$          


  (Per W-E-O'NEIL construction estimate)


  Assumed annual rent for Whole Foods shared parking n/a 78,750$                   n/a


  (88 parking spaces @ $75/space/month)


  Total project cost 54,400,000$          59,618,125$          63,413,125$          


  Project cost per unit 310,857$                340,675$                362,361$                


  Overall increase in construction costs - 9.6% 16.6%


  Rent increase required to offset cost of extra parking:


    Rent increase/unit - monthly - 416$                        662$                        


    Rent incease/unit - annualized - 4,992$                     7,944$                     


Belmont Village at University Village
Parking Ordinance - Impact Analysis


February 2012






Residential Care Parking Requirements 

Bay Area Municipalities



The following are examples of nearby municipalities that have established a lower parking requirement for Resident Care Facilities for the Elderly or similar uses.  



Alameda County – Zoning Code Section 17.52.130

Use Category: Medical or residential care facility



Parking Requirement:  2 plus 1 for each 6 beds for persons not related to the resident family or manager



Contra Costa County – Zoning Code Section 82-16-018

Use Category:  Sanitariums, convalescent homes, rest homes, nursing homes: 



Parking Requirement:  One space for each three beds;



El Cerrito CA - Zoning Code Section:  19.24.040

Use Category:  Residential Care, Senior

Parking Requirement:  1 space per 5 beds

Oakland CA - Zoning Code Section 17.116.060

Use Category:  Residential Care.



Parking Requirement: One space for each three employees on site during the shift that has maximum staffing, and one space for each facility vehicle. Where more than three spaces are required for a single housekeeping unit, additional spaces beyond three may be provided in tandem.

Richmond CA – Zoning Code Section 15.04.430.060

Use Category:  Senior Multifamily 

Parking Requirement:  1 space for each two (2) units plus 1 space for each employee per main shift; parking requirements may be modified with Conditional Use permit approval.



San Francisco - Zoning Code Article 1.5; Section 151

Use Category:  Residential care facility 

Parking Requirement:  None in districts other than RH-1 and RH-2, except for purposes of determining spaces required by this Code in Section 204.5. In RH-1 and RH-2 Districts, one for each 10 residents, where the number of residents exceeds nine.

San Jose CA - Zoning Code Section 20.90.060

Use Category:  Residential care or service facility

Parking Requirement:  1 per first 6 client beds, plus 1 additional space for up to 4 client beds (or portion thereof) above the first six, plus 1 additional space for each additional four client beds (or portion thereof), plus 1 space for each employee or staff member.

Walnut Creek CA – Zoning Code Section 10-2.3.206

Use Category:  Residential Care Facility

Parking Requirement:  .25 per bed + 1 per employee




