Greenbriar (M05-046 / P05-069) January 29, 2008
ATTACHMENT 7 — INCLUSIONARY HOUSING PLAN RESOLUTION
RESOLUTION NO. 2008-XXXX
Adopted by the Sacramento City Council
Date
ADOPTING AN INCLUSIONARY HOUSING PLAN FOR THE
GREENBRIAR PROJECT

BACKGROUND

A. The Mixed Income Housing Policy adopted in the City of Sacramento Housing
Element and required by the City’s Mixed Income Housing Ordinance, requires
that ten percent of the units in a residential development project be affordable to
very low income households and five percent to low income households;

B. The City Council conducted a public hearing on . 2008 concerning the
above Inclusionary Housing Plan and based on documentary and oral evidence
submitted at the public hearing, the Council hereby finds:

1. The proposed Plan is consistent with Chapter 17.190 of the City Code
which requires an Inclusionary Housing Plan setting forth the number, unit
mix, location, structure type, affordability and phasing of the Inclusionary

Units in the residential development;

BASED ON THE FACTS SET FORTH IN THE BACKGROUND, THE CITY COUNCIL
RESOLVES AS FOLLOWS:

Section 1.  The City Council adopts the Inclusionary Housing Plan for the Greenbriar
project, attached hereto as Exhibit A.

Table of Contents:

Exhibit A: Inclusionary Housing Plan — 7 Pages
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EXHIBIT A — DRAFT INCLUSIONARY HOUSING PLAN

Sagransents
Housirg &
Redeveiopment
Agenay

October 10, 2007

Arwen Wacht

Sacramento City Planning Department
915 I Street, 3" Floor

Sacramento, CA 95814

Re:  Greenbnar  Complete and Acceptable Inclusionary Housing Plan

Drear Ms. Wacht:

Lam writing in regards to the Greenbriar development project, project number IR04-463.
As you know, this project is subject 1o the City of Sacramento Mixed Income Housing
Ordinance, Chapter 17.190 of the C ity Code.

On October 2, 2007, pursuant to Section 17.190.] ] O(A), the Developer, North Natomas
573 Investors, LLC, prepared an Inclusionary Housing Plan (Plan) and submitted it to the
Sacramento Housing and Redevelopment Agency (SHRA). SHRA has reviewed this
Plan and finds it complete and acceptable under the Ordinance.

SHRA is now forwarding this Plan to the City for final review and recommendation for
adoption by the Planning Director, subject to the follow condition.

* The Developer shall enter into an affordable housing agreement with the
Sacramento Housing and Redevelopment Agency which will be recorded against
the entire development project prior to the recordation of the first final map.

Should you have any questions, please feel free to contact me at (916) 440-1353,

Sincerely,

Christine Weichert
Assistant Director
Housing and Community Development
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Greenbriar
Mixed Income Housing Ordinance Compliance Plan
October 2, 2007

Proposed Project

North Natomas 575 Investors, LLC, (the “Developer”) is the owner and developer of
certain real property in the City of Sacramento [ASSUMES POST SOl AMENDMENT] on
which it proposes to develop and construct the Greenbriar Project (the “Project”), a low,
medium, and high density residential community. The approximately 577 gross acre Project is
generally located northwest of the intersection of State Route 99 (SR 99) and Interstate 5 (I-5).
The Project consists of a total of 2,991 dwelling units.

Mixed Income Housing Policy

The Project site is subject to the City’s Mixed Income Housing Policy. The Mixed
Income Housing Policy adopted in the City of Sacramento Housing Element and required by the
City’s Mixed-Income Housing Ordinance, City of Sacramento City Code Chapter 17.190
requires that ten percent (10%) of the units in a Residential Project be affordable to very low
income households and five percent (5%) to low income households (collectively the
“Inclusionary Requirement” and “Inclusionary Units™).

Pursuant to City Code Section 17.190.110 (B), an Inclusionary Housing Plan (“Plan”)
must be approved prior to or concurrent with the approval of legislative or adjudicative
entitlements for the Project. City Code Section 17.190.030 sets forth the guidelines for the
number, unit mix, location, structure type, affordability and phasing of the Inclusionary Units in
the Project. This document constitutes the Plan, and, as supplemented and amended from time to
time, is intended to begin implementation of the Inclusionary Requirement for the Project. All
future approvals for the Project shall be consistent with this Inclusionary Housing Plan.

The Inclusionary Requirement for the Project will be set forth in more detail in the
Inclusionary Housing Agreement executed by Developer and the Sacramento Housing and
Redevelopment Agency (“SHRA”) and recorded against all the residential units in the
Residential Project. The Inclusionary Housing Agreement shall be executed no later than the
approval of the master parcel map (i.e., Final Map) for the Residential Project and shall be
recorded concurrently with the master parcel map. The Inclusionary Housing Agreement will
describe with particularity the site and building schematics, phasing and income and sales
restrictions for the construction and financing of the Inclusionary Units, pursuant to City Code
Section 17.190.110 (C). The Inclusionary Housing Agreement shall be consistent with this Plan.

Number of Inclusionary Units

The Developer, or its successors and assignees, shall construct or cause to be constructed
a number of dwelling units affordable to Very Low Income Households (“Very Low Income
Units”) and Low Income Households (“Low Income Units”) as defined in the Sacramento City
Code Section 17.190.020, equal to ten percent (10%) and five percent (5%) of the total number
of housing units approved for the Project, respectively.
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Based on the current Project proposal of 2,991 residential units, the Inclusionary
Requirement for the Project is 299 Very Low Income Units (10%) and 150 Low Income Units
(5%).

Total Number of Residential Units within Project: 100% 2,991 Units
Very Low Income Units: 10% 299 Units
Low Income Units: 5% 150 Units
Total Number of Inclusionary Units: 15% 449 Units

If the Project approvals are amended to increase the number of units in the Project, this
Plan will be amended to reflect a number of equal to ten percent (10%) of the increased total
residential units in the amended entitlements for Very Low Income Units and five percent (5%)
for Low Income Units. If the Project approvals are amended to decrease the number of
residential units in the Project, this Plan will be amended to reflect a number equal to ten percent
(10%) of the decreased total residential units in the amended entitlements for Very Low Income
Units and five percent (5%) for Low Income Units. However, after a building permit has been
issued for a structure to contain Inclusionary Units, those Units will be constructed and
maintained as Inclusionary Units pursuant to the terms of Chapter 17.190 of the City Code
regardless of any subsequent reduction in the number of approved total residential units.

Type and Location of Inclusionary Units

Based on the current Project proposal of 2,991 residential units, the Inclusionary Housing
Units shall consist of 449 total rental units divided between Lots A, C and D of the proposed
Project and shall be retained by the Developer, its heirs, successors, or assigns as rental units
affordable to Low and Very Low Income households. If the total unit count of the Project
changes, then the new number of Inclusionary Units will be adjusted upward or downward
accordingly. The Developer, its heirs, successors, or assigns shall retain the units for a minimum
of 30 years and shall ensure that they are professionally managed by an accredited property
management company.

Inclusionary Units shall be located on-site within Lots A, C and D of the Greenbriar
Project as part of senior and family oriented multi-family residential developments.

Lot A, consisting of approximately 9.7 net acres, is designated as a Medium Density
Residential (“MDR”) and zoned R-3-PUD, which will allow up to 29-units-per acre. Lot C,
consisting of approximately 5.1 net acres, is designated as a Medium Density Residential
(*“MDR”) and zoned R-3-PUD, which will allow up to 29-units-per acre. Lot D, consisting of
approximately 3.9 Net acres, is designated as Medium Density Residential (“MDR”) and zoned
R-3-PUD, which will allow up to 29-units-per acre. These densities may be increased in the
future pursuant to State density bonus law. The buildings will have up to four stories and
measure up to 55 feet to the top of the roof, as allowed under the R-3-PUD zoning designation.

It is anticipated that the approximately 449 rental units will be spread across the three
parcels. Approximate rental unit types and bedroom counts are as follows:
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Approximate rental unit types, bedroom counts and unit sizes for Greenbriar:

Affordability Approx. Inclusionary Unit Approx.
Orientation Unit Count Units Distribution Unit Type Unit Size
132 very low | 0% to 30% 1 Bedroom | 550sf  to
Family 199 and 67 low 800sf
Affordable units 30%to 70% | 2Bedroom | 700sf to
(Lot A) distributed 1,000sf
proportionally | 209% to 40% | 3 Bedroom | 1,000sf to
by unit 1,300sf
type/size
95 very low 0% to 30% 1 Bedroom | 550sf  to
Senior 142 and 47 low 800sf
Affordable units 30%to 70% | 2 Bedroom | 700sf to
(Lot C) distributed 1,000sf
proportionally | 20% to 40% | 3 Bedroom | 1,000sf to
by unit 1,300sf
type/size
72 very low 60% to 80% | 1 Bedroom |550sf to
Family 108 and 36 low 800sf
Affordable units 20%t0 40% | 2 Bedroom | 700sf to
(Lot D) distributed 1,000sf
proportionally
by unit
type/size
TOTAL 449 299 very low
150 low

Affordability Requirements

The Inclusionary Units will be offered as rental units. These rental units will meet the
requirements of City Code Section 17.190.030 regarding tenure and tenancy, number and
affordability of units, their location, timing of development, unit sizes, exterior appearance and
development standards. The rental units will be available to low and very low income
households. Monthly Affordable Rents (including utility allowances) of the Inclusionary Units
shall be restricted to Low and Very Low Income Households. A unit whose occupancy is
restricted to a Very Low Income Household has a monthly rent that does not exceed one-twelfth
of thirty percent (30%) of fifty percent (50%) of the Sacramento area median income, adjusted
for family size. A unit whose occupancy is restricted to a Low Income Household has a monthly
rent that does not exceed one-twelfth of thirty percent (30%) of eighty percent (80%) of the
Sacramento area median income, adjusted for family size. Median income figures are those
published annually by the United States Department of Housing and Urban Development. With
respect to each Inclusionary Unit, the affordability requirements of this Plan shall continue for no
less than thirty (30) years from the time the project is in compliance. Compliance is reached
after ninety (90) days have passed with the project at ninety percent (90%) occupancy.

Incentives
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The Developer or builder may seek incentives, assistance, or subsidies pursuant to City
Code Section 17.190.040 such as the allowance for fee reductions for those units fulfilling the
Inclusionary Requirement. The Developer will work with the City to determine the fee
reductions and other incentives available.

Marketing

The Developer shall be required to market Inclusionary Units in the same manner as non-
Inclusionary Units. Such marketing activities may include newspaper and internet
advertisements, toll free project information numbers, and on- or off-site project signage.

Phasing of Development of Inclusionary Units

The Inclusionary Units shall be developed concurrently with the development of the
remaining units in the Project, as may be further defined in Sacramento City Code Section
17.190.030(D). The nature of the concurrency is defined by a series of linkages between
approvals of the market rate units and the development of the Inclusionary Units.

Market Rate Housing/Inclusionary Unit Linkages

The following describes the relationship of market rate development activity to the
Inclusionary Unit development activity. These milestones are outlined to ensure that the
development of affordable units occurs concurrent with development of market rate units:

. The Inclusionary Housing Plan shall be approved concurrent with the approval of the
Project’s Tentative Subdivision Map.

. The Inclusionary Housing Agreement shall be executed prior to the recording of the
large lot map (or “Parcel Map”) for the Residential Project.

. The Inclusionary Housing Agreement shall be recorded concurrently with the
recordation of the large lot map (or “Parcel Map”) for the Residential Project.

. Inclusionary Units shall generally be built concurrently with the market-rate units
within the Project consistent with the following provision.

. Up to 65% of the market rate for sale residential building permits may be issued prior
to issuance of building permits for all buildings containing inclusionary units. The
remaining 35% of market rate for sale residential building permits may be issued after
issuance of all building permits for the buildings containing inclusionary units.

. Marketing of inclusionary units within the Project shall occur concurrently with the
marketing of market rate units.

Amendment and Administration of Inclusionary Housing Plan

The Planning Director, with the advice of the Executive Director of SHRA, shall
administer this Inclusionary Housing Plan. The Planning Director may make minor
administrative amendments to the text of this Plan as provided in Sacramento City Code Section
17.190.110(B)(2)(d).
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ATTACHMENT 8 - GENERAL PLAN AMENDMENT RESOLUTION

RESOLUTION NO. 2008-XXXX

Adopted by the Sacramento City Council
Date

AMENDING THE GENERAL PLAN LAND USE MAP RELATING TO THE
GREENBRIAR PROJECT (M05-046 / P05-069)

BACKGROUND
A. The Planning Commission conducted a public hearing on November 8, 2007,
and the City Council conducted a public hearing on . 2008 concerning the

above plan amendment and based on documentary and oral evidence submitted
at the public hearing, the Council hereby finds:

1. The proposed land use amendment is compatible with the surrounding
land uses;
2. The subject site is suitable for single-family residential, multi-family

residential, parks/open space, schools, and commercial land uses; and
3. The proposal is generally consistent with the policies of the General Plan.

BASED ON THE FACTS SET FORTH IN THE BACKGROUND, THE CITY COUNCIL
RESOLVES AS FOLLOWS:

Section 1.  The City Council adopts the General Plan Amendment for the property, as
described on the attached Exhibit A, and the property is hereby
designated on the General Plan land use map for 309.7+ acres of Low
Density Residential, 65.6x acres of Medium Density Residential, 11.0+
acres of High Density Residential, 97.1+ acres of Parks-Recreation-Open
Space, 40.5+ acres of Water, 38.5+ acres of Community/ Neighborhood
Commercial and Offices, 107.4+ acres of Parks-Recreation-Open Space,
and 14.6+ acres as Major Roadways (APN: 201-0300-049, -067, -068, -
069, -070, -071, -076, -077, -079, -080, -081, -083, and -085)

Table of Contents:
Exhibit A: General Plan Amendment Exhibit — 1 Page
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Exhibit A — General Plan Amendment Exhibit
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ATTACHMENT 9 — DRAFT PREZONE ORDINANCE

ORDINANCE NO.

Adopted by the Sacramento City Council
Date

PREZONING CERTAIN REAL PROPERTY STANDARD SINGLE-FAMILY
PLANNED UNIT DEVELOPMENT (R-1-PUD), SINGLE-FAMILY
ALTERNATIVE PLANNED UNIT DEVELOPMENT (R-1A-PUD), MULTI-
FAMILY PLANNED UNIT DEVELOPMENT (R-2B-PUD), MULTI-FAMILY
PLANNED UNIT DEVELOPMENT (R-3-PUD) ZONE, AGRICULTURE-
OPEN SPACE PLANNED UNIT DEVELOPMENT (A-OS-PUD), LIMITED
COMMERCIAL PLANNED UNIT DEVELOPMENT (C-1-PUD), AND
SHOPPING CENTER PLANNED UNIT DEVELOPMENT (SC-PUD)
ZONES (M05-046 / P05-069) (LOCATED SOUTHWEST OF THE
INTERSECTION OF HIGHWAY 99 AND ELKHORN BOULEVARD)

BACKGROUND
A. The Planning Commission reviewed this proposal on November 8, 2007 and
voted to forward the rezone to City Council with a recommendation for denial (the

Planning Commission vote was five ayes, three noes, one recusal, and zero
abstentions).

BASED ON THE FACTS SET FORTH IN THE BACKGROUND, THE CITY COUNCIL
RESOLVES AS FOLLOWS:

Section 1. The prezoning designations for the properties described by APNs below
and as shown and described in the attached Exhibit A are approved.

APNs: 201-0300-049, -067, -068, -069, -070, -071, -076, -077, -079, -080, -081,
-083, and -085

Table of Contents:

Exhibit 1: Prezone Exhibit — 1 page
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Exhibit A — Prezone Exhibit

CITY OF SACRAMENTO, CALIFORNIA
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ATTACHMENT 10 — PUD GUIDELINES AND SCHEMATIC PLAN RESOLUTION

RESOLUTION NO. 2008-XXXX
Adopted by the Sacramento City Council

Date

ESTABLISHING THE GREENBRIAR PLANNED UNIT DEVELOPMENT
GUIDELINES AND SCHEMATIC PLAN, LOCATED SOUTHWEST OF
THE INTERSECTION OF ELKHORN BOULEVARD AND HIGHWAY 99,
IN SACRAMENTO, CALIFORNIA (M05-046 / P05-069)

BACKGROUND

A. The Planning Commission conducted a public hearing on November 8, 2007,
and the City Council conducted a public hearing on , 2007 concerning the
above plan amendment and based on documentary and oral evidence submitted
at the public hearing, the Council hereby finds:

1.

2.

The PUD establishment conforms to the General Plan; and

The PUD establishment meets the purposes and criteria stated in the City
Zoning Ordinance in that the PUD assures that new development is
healthy and of long-lasting benefit to the community and the City; and

The PUD establishment will not be injurious to the public welfare, nor to
other property in the vicinity of the development and will be in harmony
with the general purposes and intent of the Zoning Ordinance in that the
PUD ensures that development will be well-designed, and that the
residential, open space, and commercial uses will not create a negative
impact on adjacent uses.

BASED ON THE FACTS SET FORTH IN THE BACKGROUND, THE CITY COUNCIL
RESOLVES AS FOLLOWS:

Section 1

The City Council of the City of Sacramento, in accordance with the City
Code, Chapter 17.180, approves the Greenbriar Planned Unit
Development Guidelines and Schematic Plan (as shown on the attached
Exhibits A and B).

Table of Contents:

Exhibit A: Greenbriar PUD Schematic Plan Exhibit — 1 Page
Exhibit B: Greenbriar PUD Guidelines Exhibit - 1 Page
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Exhibit A: Greenbriar PUD Schematic Plan Exhibit
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Exhibit B: Greenbriar PUD Guidelines Exhibit
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FUD Guidelines

GREENBRIAR

pud schematic plan
e
R

e
January 22, 2008

(For Rnal Consideralion by Cily Councll on Janwary 2%, 2008}

Exhibil #2 — PUD Schemalkic Flan
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ATTACHMENT 11 - ALUC OVERRIDE RESOLUTION

RESOLUTION NO.

Adopted by the Sacramento City Council

RESOLUTION ADOPTING FINDINGS OF FACT
SUPPORTING THE CITY COUNCIL OVERRIDE OF THE
AIRPORT LAND USE COMMISSION DECISION THAT
PROVISIONS IN THE PROPOSED GREENBRIAR
PROJECT ARE INCONSISTENT WITH THE AIRPORT
COMPREHENSIVE LAND USE PLAN

BACKGROUND

A.

The Board of Directors of the Sacramento Area Council of Governments
(SACOG), sitting as the Airport Land Use Commission (ALUC) adopted the
Comprehensive Land Use Plan for the Sacramento International Airport (CLUP)
on May 20, 1999.

The City of Sacramento received an application for development of the
Greenbriar project, a 577 acre proposed development located north of Interstate
5, west of Highway 70/99, and east of Metro Air Park (Project). The City referred
the Project application to ALUC for review for compatibility with the CLUP
because a portion of the Project (405 acres) is within the Overflight Zone of the
Sacramento International Airport. The Project proposal requests entitlements
within the Overflight Zone for uses that include residential, commercial, mixed
use, park and open space with water bodies, and a light-rail transit station.

On December 7, 2005, ALUC staff provided its written review of the Project to
the City of Sacramento’s Planning Department. Of the three policy components
of ALUC review; safety, noise, and height, ALUC’s staff reviewed the Project for
consistency with the CLUP safety policy only because the Project does not
implicate the other components of review.

ALUC found the residential and commercial uses to be compatible with the
CLUP based upon the densities proposed for the Project.

ALUC found the parks and open spaces within the Project to be compatible with
the CLUP so long as such areas do not contain facilities that lead to high
concentrations of people (an average density of 25 people per acre over a 24
hour period, and not to exceed 50 persons per acre at any time), such as ball
fields and playgrounds.

ALUC deferred to the Sacramento County Airport System (SCAS) and the
Federal Aviation Administration (FAA) regarding whether the water bodies
proposed for the Project would attract wildlife and create potential conflicts with
aircraft (birdstrikes), and determined that the Project will either be considered (1)
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compatible with the CLUP if the SCAS and FAA do not object to the proposed
water features, or (2) incompatible if either of these two agencies object to the
water features.

G. ALUC found the Project’s light rail station within the Overflight Zone inconsistent
with the CLUP, which prohibits passenger terminals and stations within the
Overflight Zone.

H. Section 21676 subdivision (b) of the Public Utilities Code and Section 65302.3 of
the Government Code provide that the City Council may, after a hearing and with
a two-thirds vote, overrule the ALUC. The City Council must make specific
findings that the disputed portion of the proposed Greenbriar Project is
consistent with the public interest purposes stated in Public Utilities Code
Section 21670.

The City has considered long-range airport development plans. The City plans
to support development of the airport over the next 20 years. The local land use
planning and zoning actions will serve to protect runway approaches. The City’s
General Plan Circulation Element includes the following goal relevant to airport
protection: “Goal A: Promote general, commercial and military aviation facilities
within the parameters of compatible surrounding land uses. Aviation is an
important segment of Sacramento’s economic vitality. In order to function as
they need to, each of the four separate airport facilities desires compatible land
uses within certain radii of their runways and ground operations and within
certain noise contour levels. The City recognizes these important factors in land
use decision making.”

J. On , the City Council held a public hearing on [land use entitlements] The
Council reviewed a proposed decision with findings to override the ALUC
determination of Project inconsistencies with the CLUP, and authorized City staff
to provide the proposed decision to override the ALUC.

K. On ___, after consideration of issues regarding the light rail station, parks and
open space, and water features proposed within the Overflight Zone as part of
the Project, the EIR for the Project, testimony, and information provided at the
hearing, the City Council approved the override and adopted this resolution.

BASED ON THE FACTS SET FORTH IN THE BACKGROUND, THE CITY COUNCIL
RESOLVES AS FOLLOWS:

Section 1:  As more specifically found below, the Project is consistent with the
purposes of Section 21670 of the Public Utilities Code in that it prevents
the creation of new safety problems and protects public health, safety,
and welfare by ensuring the orderly expansion of the airport and includes
the adoption of land use measures that minimize the public's exposure to
excessive noise and safety hazards within areas around the public airport
to the extent that these areas are not already devoted to incompatible
uses.
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Section 2:

Section 3:

Section 4:

The Project’s proposal to develop parks and open space within the
Overflight Zone is consistent with the purposes of the Airport Land Use
Commission Law. As determined by ALUC, the proposed residential
development is compatible with the CLUP based upon the densities
proposed for the Project. The parks and open space will be developed to
accommodate those residents, but will not be designed to attract people
from outside the Greenbriar project area. Therefore, the proposed parks
and open space are considered by the City Council to be compatible with
the CLUP based upon the understanding that any difference in potential
safety hazard associated with occupation of a residence or park site is
negligible.

The Project proposal to develop water features within the Overflight Zone
is consistent with the purposes of the Airport Land Use Commission Law.
The open water on the Greenbriar site will not interfere with approaches
to the airport runways and the Project employs safety measures or
mitigation measures to protect the runways and prevent risks posed by
hazardous wildlife. Neither SCAS nor FAA have objected to the proposed
water features, and in fact the SCAS has provided written support. (See
Final EIR, pages 4-238 to 4-239.)

Wildlife, specifically birds, have flown in and around the proposed Project
area for decades, including between the Sacramento River and the
Project site; there are no new threats to aircraft safety related to
hazardous wildlife in the area that are associated with the proposed
Project.

The Project’s proposal to develop a light rail station within the Overflight
Zone is consistent with the purposes of the Airport Land Use Commission
Law. A direct connection exists between the juxtaposition of appropriate
land uses and successful public transit service such as that identified for
the planned Downtown-Natomas-Airport (DNA) line. Sacramento
Regional Transit advises that 50 percent of the project justification rating
for all federal transit funding for rail projects is based on land use criteria.
Land use decisions made in the Sacramento region, particularly along the
planned high capacity transit corridors and specifically within %2 mile of
planned rail and/or bus rapid transit stations, are not only critical to
maximize ridership, but have also become critical to the Federal Transit
Administration’s ultimate decisions about these projects.

The Project proposes to develop high-density residential units within a %-
mile radius of a future Greenbriar transit station. This high-density
housing near a proposed transit station is critical in RT’s quest, which the
City supports, to receive funding from the FTA major capital investment
programs, which funds all of the regional rail expansion programs.

The planned DNA line connects the Downtown and Natomas areas to the
Sacramento International Airport. For a light rail line to serve effectively
the airport, the rail line and at least one transit station will need to be
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Section 5:

located near the airport, meaning that at least some of the transit station
facilities will likely need to be constructed within the Overflight Zone.

The decision of the Airport Land Use Commission is overruled insofar as it
restricts the City’s discretionary authority for approval of the Project. In
overruling ALUC’s decision, the City Council specifically finds that this
action is in the public interest of the citizens of the City of Sacramento,
and that this action promotes the protection of the public health, safety
and welfare by ensuring the adoption of land use measures that minimize
the public’s exposure to excessive safety hazards within areas around
public airports to the extent that such areas are not already devoted to
incompatible uses.
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Exhibit A

Satramento Area
Council of
Governments

Aubum
Citrus Heights
Loffox
Gavis

'El Dorado County
Elk Grove
Folsam
Golt
Tsleton
Lincoln
Live Jak
Laomis
Marysville
Placer Cownty
Placerville
Rancho Cordova
Rocklin
Roseville
Sacramento
Sacramento [ounty

- Sutter C.ounty
West Socramento
Whaatland
Winters
Woadland
Yaio County
Yuba City

Yeba Courty

ALUC Letter of Consistency Determination

1415 L Street, tel: 916.321.9000
Suite 300 fax: 916.321.9551

Sacramento, CA tdd: 916.321.9550
95814 WWW.SAC09.0rg

December 7, 2005

Ms. Arwen Wacht

City of Sacramento Planning Department
915 [ Street, 3" Floor

Sacramento, CA 95814

Ms. Wacht

Cn behalf of the Airport Land Use Commuission (ALY, T am submitting this letter,
which serves as the ALUCs staff review of the Greeabriar Farms develommnent
application (City of Sacramento file PU4-069; ALUC {ile 05-20). This letter is divided
into four parts. (1} fegal authority of the ALUC to review the Greenbrias Farmg
Development; (2) a summary of the proposed development application: () the ALUC s
review; and (4) conctusions and next sieps of the review.

L ALUC Review _Authonty

The Sacramento Area Couwnicil of Governments (8 ACOG) serves as the Alrpo:st Land Use
Commission for the countics of Sacramento, Sutter, Yolo and Yuba as described in the
provisions of the California Public Utilities Code, Chapier 4, Article 3.3, Secrion 21670,
In essence, ALUCs throughout the state are required to enforce the land uge con
with publicly owned and operated airports. To do this, cities and conntizs wit
ALTIC’s jurisdiction send development applications to the ALUC forreview. The ATUC
reviews the proposal based on adopted Comprehensive Land Use Plan (CLUP) for any
wirport affected by the development.

natibility

The ALUC reviews development applications for corpatibility between proposed
development and publicly used, owned or operated airporfs. Because of its location
velative to Sacramenic International Ajrport, the Graenbriar Farms application is subject
to ALUC review based on the Sacramento Internationa! Adrport Compichensive Land
Use Plan. The CLUP has three policy arcas that each development application must pass:
(1) height; (2) noise; and (3} safety. For the height policy, proposed uses are evaluaied
based on the reiationship of the height of proposed structures relalive to therr location o
the airport. Foi noie a deiermination is made whether ihe proposed laad use is
compatible with the noise inpacts of the flight operations. For safety, the proposed land
uses must restrict hizh concentrabions of people 1n potential flight safety hazacd areas,
The CLUP describes a methodology and/or hist of land uses that are allowed within cach
policy area.
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11. Proposed Greenbriar Farms Development

The Greenbriar project is located north of I-5, west of Highway 99, and east of Metro Air
Park, as shown in Attachment #1. The overall size of the property is 577 acres. As will
be explained later, the ALUC only has review authority on the land within the Overflight
Zone, which is 405 acres. The proposal requests entitlements within the Overflight
Zone for uses that include residential (various densities), commercial, mixed use, park
and open space with water bodies, and a light-rail transit station. Specifically, the land
uses proposed within this safety policy area are:

1932 units of single family residential
583 units of multi-family residential, of which 283 units are duplex, tri-plex or
four-plex
e 102,300 square feet of commercial in larger commercial area (approximately
50,000 square feet for a grocery market, 22,300 square feet for a restaurant,
and 30,000 square feet for retail shops)
e 54,000 square feet of commercial/office in smaller commercial area (14,000
square feet for a restaurant, 25,000 square feet for retail, and 15,000 square
feet for office)
23 acres of park
40 acres of water bodies
a light rail station that will serve the future Downtown-Natomas-Airport line
10 acres (approximately) for one public elementary school (located outside of
Overflight Zone).

IIL ALUC Review

Only one of the CLUP’s three policy areas (height, noise and safety) may be applied to
the review of the Greenbriar application: safety. Height is not applicable because there
are no proposed structures that are close to penetrating any of the imaginary surfaces as
set forth by the Federal Aviation Administration in Federal Aviation Regulation Part 77.
Nor is this application subject to the CLUP’s noise policies because the project site lies
outside of the 60 Community Noise Equivalent Level (CNEL), which serves as the
demarcation line for restricted development.

However, about 709 of the property (the western 405 acres of the 577 total acres), lies
inside of the Overflight Zone of the CLUP, and therefore that portion of the property is
subject to the CLUP’s safety policies. The eastern quarter of the property is outside of
the Overflight Zone boundary and, therefore, the ALUC has no standing in the review of
that portion’s application. This letter only applies to the land inside the Overflight Zone.
Attachment #1 shows where that boundary lies. SACOG has verified that the boundary
of the electronic files that the applicant used is accurate enough for review purposes.

Here is the review for each of the proposed land uses:
Residential Uses: The CLUP allows residential development (single family or

multi-family) in the Overflight Zone with one condition: “uses compatible only if
they do not result in a large concentration of people, which is defined as an
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average density of greater than 25 persons per acre per hour during any 24 hour
period, and not to exceed 50 persons per acre at any time for all land use types.”
The calculations and findings for total persons allowed per hour and maximum at
any time are addressed in more detail in a separate section below.

Commercial/Office Uses: The CLUP allows for office and most retail uses subject
to the same density conditions stated above. Allowed uses with this condition
include restaurants, grocery and drug stores, apparel and miscellaneous retail, and
gas stations. The applicant has not stated the exact retail uses of the proposed
retail or office areas, but they would all be subject to the same maximum density
calculation.

However, the CLUP outright prohibits “regional shopping centers.” SACOG
defines a regional shopping center as a retail area that draws residents from
throughout the six-county region to shop because these products and retailers are
not available at more localized scales. Most regional shopping centers contain at
least 500,000 square feet. ALUC staff has determined that the footprint sizes of
the both commercial areas are too small to warrant them as “regional shopping
centers.”

Parks and Open Space: The CLUP allows for neighborhood parks and open space
and natural areas if they do not exceed the maximum densities stated earlier and
do not include “high intensity uses or facilities, such as structured playgrounds,
ballfields or picnic pavilions”. The applicant does not specifically state whether
the proposed parks will include these facilities, but they are not allowed.

Community and regional-wide parks are outright prohibited in the CLUP in the
Ovwerflight Area. The city of Sacramento’s park standards define community
parks as 10 to 60 acres in size, and regional parks are significantly larger.
Neighborhood parks are defined from 5 to 10 acres. The applicant proposes a
series of parks all smaller than 10 acres in size, thus all would be considered
neighborhood parks and, therefore, allowed with the condition stated above.

Water Body: The CLUP allows for natural water bodies if they meet three
conditions: they do not exceed the maximum density threshold, they do not
contain high intensity facilities, nor do they “result in the possibility that a water
area may cause ground fog or result in a bird hazard.” The CLUP does not
mention “man-made” or constructed water bodies, as in the case of this proposal,
so the ALUC will treat this element of the application the same as “natural” water
body. The ALUC will defer its evaluation of the bird hazard and ground fog to
affected public agencies that are also reviewing this application: the Sacramento
County Airport System and the Federal Aviation Administration. If both of these
entities do not object to any bird or fog hazards, the ALUC will accept the
proposed water bodies,
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Light-Rail Station: The proposal calls for the light rail station within the
Overflight Zone. The CLUP prohibits passenger terminals and stations within the
Overflight Zone.

Public Elementary School: The elementary school proposed within the
development is outside of the Overflight Zone, therefore it is not subject to the
ALUC’s review. However, because its proposed location is within 2 miles of an
airport runway, state law (California Education Code 17215) requires the
California Department of Transportation Division of Aeronautics to review and
approve the school’s location. The applicant has been given the appropriate
contact information to follow-up to seek review by Caltrans; the ALUC will not
track the approval process of this public facility.

Calculation and Findings of Average and Maximum Densities
As stated above, the CLUP’s safety policy allows for commercial, office and residential

uses in the Overflight Zone if, collectively between these uses, they do not result in a
large concentration of people, which is defined as (criterion #1) an average density of
greater than 25 persons per acre per hour during any 24 hour period, and (criterion #2)
not to exceed 50 persons per acre at any time for all land use types.

The CLUP does not prescribe the methodology for determining whether a maximum
density has been exceeded or not. However, the applicant has worked extensively with
ALUC staff to establish such a methodology. In essence, the evaluation method agreed
upon by both parties includes:

e for residential uses, number of residential units multiplied by the city of
Sacramento’s residents per household. For single-family detached residential
development, 2.86 person per unit are used. For multi-family residential, 1.9
persons per unit are used, and for duplex, tri- and four-plexes, 2.26 persons
per unit. These statistics are similar to those used in SACOG’s Blueprint
Project.

¢ for commercial and office uses, the Occupancy Loads of the California
Building Code (2001, which is the current edition) determine the maximum
persons per square foot, and therefore the maximum occupancies may be
determined.

Attachment #2 provides a breakdown of the calculations used to determine estimated
densities at any given time. The applicant and the ALUC collaborated on the

development of this spreadsheet.

Criterion #1: The maximum “average™ number of persons allowed within Overflight
Zone during an “average hour™ is:

e 25 persons per acre max. x 405 acres = 10,125 people
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According to the calculations in Attachment A, the average amount is estimated to be
about 8,000 people, which is an average density of about 20 persons per acre, and
therefore this safety policy Criterion #1 is met.

Criterion #2: The maximum number of persons allowed within the Overflight Zone
within any given time is:

e 50 persons per acre max. x 405 acres = 20,250 people

The calculations in Attachments A of approximately 11,300 people is far below the
maximum threshold, and therefore safety policy Criterion #2 has been satisfactorily met.

Note: These findings for the maximum persons allowed were completed in the spirit in
which the current CLUP for Sacramento International was written in 1994, This
proposal meets both criteria using that document. Please note the current version of the
California Airport Land Use Planning Handbook (2002) does not recommend
concentrations of people within sub-areas of the greater development area. The
Handbook provides the State of California’s guidance to ALUC’s throughout the state on
standards. The Greenbriar proposal will have high concentrations of people above 25
person acre on an average hourly basis and above 50 persons per acre at times. The most
notable place is surrounding the proposed light rail station (which is outright prohibited
in the CLUP). In the spirit in which the current CLUP was written in 1994, the ALUC
will consider this proposal compatible with the two density criteria.

IV. Summary of ALUC Review and Overrride Procedures
The summary finding of the ALUC’s review are:

Finding #1: The residential and commercial uses are compatible with the CLUP
based on the densities proposed.

Finding #2: Parks and open spaces are compatible with the CLUP as long as they
do not contain facilities that lead to high concentrations of people, such as
ballfields and playgrounds. If such facilities are desired, the applicant will need
to obtain an override from the Sacramento City Council through the process
described below.

Finding #3: The ALUC will defer to the Sacramento County Airport System and
the Federal Aviation Administration regarding the water bodies proposed. If
these two entities do not object to the proposed water features or the proposed
wildlife and fog management techniques, the ALUC will consider this compatible
with the CLUP. However, if either of these entities have objections, the ALUC
will also have the same objections.

Finding #4: The proposed light rail station is NOT compatible with the CLUP.

The applicant will need to seek an override from the Sacramento City Council as
set forth in procedures described below for this.
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Finding #5: Before a new public school is allowed within the 2 miles radius of
Sacramento International Airport, the California Department of Transportation
Aviation Division must provide approval. This is outside the jurisdiction of the
ALUC.

Override Process

If the Sacramento City Council does not agree with ALUC Findings #2 or #4, the city
may satisfy the consistency requirement by overriding either or both by a two-thirds vote.
The overruling must, however, be made after a public hearing and must be based on
specific findings that the proposed action is consistent with the purposes of the Airport
Land Use Commission Law (California Public Utilities Code 21670).

If you have any questions about the contents of this letter, please let me know.

Smwlcly,

Grregory , AICP
Sacramento Ared Council of Governments/Airport Land Use Commission
(916) 340-6227

attachments
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FIGURE 9 ATTAcmEPT B |

SACRAMENTO METROPOLITAN AIRPORT SAFETY ZONES
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ATTACHMENT 12 -VICINITY MAP
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