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December 7, 1979

Daniel V. Texera

City Councilman

City Hall

1500 wWarburton Ave.
Santa Clara, CA 95050

Dear Mr. Texera:

Thank you for your letter dated November 6, 1979, seeking
advice pursuant to Government Code Section 83114, regarding
the disqualification provision of the Political Reform Act.

The facts as I understand them are as follows. You
presently serve on the Santa Clara City Council. Your par-
ticipation in matters concerning condominium conversions has
been challenged in Superior Court on the grounds that condo-
minium conversions might affect your financial interests as
a general contractor and real estate developer engaged in
the building and sale of townhouses, condominiums and office
buildings. The court has granted a preliminary injunction
requiring you to refrain from participating in the condominium
conversion issues until it has an opportunity to resolve the
issue. After the granting of the injunction, but prior to
final adjudication by the court of the merits, you have
asked our office to advise you whether your participation in
the condominium conversion matter is a conflict of interest
under the Political Reform Act.

Because the Superior Court has assumed jurisdiction to
decide whether your participation in these matters is a
violation of the Political Reform Act, the Commission will
defer to the jurisdiction of that court and will not render
advice. If you have any questions regarding this matter,
please do not hesitate to contact me.

Sincerely, N

Dwight H. Dickerson
Counsel
Legal Division

DED:plh
cc: Barry F. McCarthy, Deputy City Attorney
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November 6, 1979‘

Fair Political Practices Commission
926 '"'J" Street, Suite 522
Sacramento, California 95814

Attention: Dwight Dickerson, Esq.

Dear Mr. Dickerson:

I hereby respectfully request an opinion and/or written advice from
the Fair Political Practices Commission with respect to my duties
under the Political Reform Act of 1974, as amended. This request

is based on the following facts which I believe are material.

MATERIAL FACTS

1. BACKGROUND

I am now, and have been for 5 years a duly elected member of the
City Council of the City of Santa Clara, California. I have resided
in the City of Santa Clara for over 60 years and I am a self employed
general contractor and real estate developer with offices located at
1265A E1 Camino Real, Santa Clara, California.

Within the last two years, I have been involved in the construction
and/or development of 49 new townhouse units, both in Santa Clara and
Los Gatos, 20 new condominium units in Santa Clara, and approximately
25,000 square feet of new commercial and office buildings in San Jose
and Santa Clara. In my capacity as a member of the City Council
during the last two years, I have voted for approval of approximately
325 ""planned development' residential units, which includes 105
townhouse units and 220 condominium units.

2. ECONOMIC INTERESTS

For your convenience, I have completed and enclose herewith a
verified STATEMENT OF ECONOMIC INTERESTS (Form 721, FPPC) covering

the period January 1, 1979 to November 1, 1979. This statement contains
a full and complete disclosure of my reportable economic interests to
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the best of my knowledge. Should any additional information or
clarification be required, I will be happy to provide it.

3. GOVERNMENTAL DECISIONS

There is presently before the City Council for consideration several
matters relating to condominium conversions and it is anticipated that
future applications for approval of condominium conversion applications
will be forthcoming. Specifically, the City Council will consider the
final adoption of Ordinances No. 1390 and 1391 (certified copies of
which are attached hereto and marked Exhibits "A" and '"B", respectively).
These ordinances were originally passed by the Council for purposes
of publication at its regular meeting of October 9, 1979, which meeting
I did not attend. Also to be considered by the City Council are
three separate, yet related matters involving the application of the
FAMILY TREE APARTMENTS for conversion to condominiums. The FAMILY TREE
matters are (a) A rezoning request, approval of which has been
recommended by the City Planning Commission, (b) The tentative subdivision
map, approval of which has likewise been recommended and (c) The appeal
of a variance application, originally denied by the City Planning
Commission.

a. Ordinance 1390

This proposed ordinance constitutes a revision of
Article 27 of "The Zoning Ordinance of the City of Santa Clara' which
deals with regulations for (PD) planned development and combined
zoning districts. For purposes of comparison, I have enclosed a
certified copy of the existing Article 27, which is attached hereto
and marked Exhibit ''C". Of particular relevance to this opinion
request are the amendments proposed in Sections 27-8 and 27-9 of the
Article 27, which sections relate to physical standards and maintenance
requirements for community ownership projects and other regulations
which apply solely to condominium conversions.

b. Ordinance 1391

This ordinance adds a Section 14.1(b) to Article 14 of the
Fire Prevention Code, adopted by the City in 1972. The ordinance contains
requirements for certain fire alarm and detection systems, sprinkler
protection and rated roof coverings, as well as access and maintenance.
Collectively, these requirements are referred to as the '"Life Safety
System'". As proposed, the requirements will apply to new apartment
buildings, hotels, motels, new condominiums, converted condominiums,
and townhouses, i.e., any residential complex where the units are clustered.
They would not apply to single family and duplex units. I have enclosed
a copy of portions of Article 14 of the Fire Prevention Code for
comparison purposes. This has been attached and labeled Exhibit ''D".
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c. Family Tree Conversion

This 120 unit apartment complex is located at 1000 Kiely
Boulevard in Santa Clara, California. On February 11, 1979, application
was made to the Planning Commission on behalf of Family Tree for
conversion of the complex to condominiums. As the existing parking
and the lack of vertical fire walls at the complex failed to meet the
requirements of the existing Article 27 of the Zoning Ordinance, a
variance from those provisions was also sought. On September 26, 1979,
the Planning Commission approved the tentative map and accepted the
approved application for rezoning, but denied the application for the
variance. The denial of the variance was appealed to the Santa Clara
City Council and is now scheduled to be heard on December 18, 1979.

d. Future Applications

At the present time there is one other application pending
for conversion of approximately 230 apartment units within the City
to condominiums. I anticipate that questions concerning my duties
under the Political Reform Act will also arise during consideration
of this matter. '

4. HOUSING IN SANTA CLARA

Throughout Santa Clara County, and in the City of Santa Clara
particularly, there exists a severe housing shortage. This shortage
is due to a number of factors, including the rapid growth of the
electronics industry and the resultant work force, as well as the
shortage of residential land in the area.

According to 1979 statistics, the demand for housing in the City
exceeds the available supply by approximately 15,500 units. For
further particulars, I am enclosing herewith a portion (Part I) of
a document prepared by the Santa Clara County Planning Department,
dated April 18, 1979, and entitled 'Draft of the Housing Element
Problem Statement: A Background Report for the General Plan Revision
Project'. This document is labeled Exhibit "E'".

In my opinion, the current state of the housing market is perhaps
the single most significant factor in determining the impact of any

potential conflict of interest in this matter.

PENDING LITIGATION

On or about October 22, 1979, Mr. Steven Shapiro and Mr. Dan Porat,
partners, doing business as THE FAMILY TREE filed a complaint for
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injunctive relief and a motion for preliminary injunction in the
Superior Court of Santa Clara County (Case No. 437096). I was
named as the sole defendant and the action sought to enjoin and
prohibit my participation in the deliberations or vote of the Santa
Clara City Council on plaintiffs' application for a condominium
conversion permit, on plaintiffs' appeal of the variance denial and
on the proposed ordinances relating to condominium conversions

(No. 1390 and 1391).

A hearing was had on October 30, 1979, before the Honorable Peter
Anello, at which time the court reviewed the documents on file,
received in evidence certain written declarations and heard oral
argument. Thereafter, the court entered an order granting the
preliminary injunction as requested, on the basis that I had publically
made statements to the effect that I opposed condominium conversions
because they competed with townhouses. Although I deny making any
such statement, the ultimate finding on this question, I have been
advised, must await the final outcome of the lawsuit. The City
Attorney's Office has advised me that the granting of a preliminary
injunction does not constitute a determination of the merits of the
case, but is rather designed to preserve the status quo until a final
judgment is obtained, a result which may take months to achieve.

Because of the temporary and interlocutory nature of the injunction and
the fact that the FPPC is not bound by the Court's decision, I earnestly
solicit your determination of my responsibilities.

This request is made pursuant to Section 83114 of the Government Code.
Please forward copies of all materials or correspondence to the Office
of the City Attorney, City of Santa Clara, 1500 Warburton Avenue,
Santa Clara, California 95050. Thank you in advance for your
cooperation.

Very truly yours,

Mo F o

DANTEL V. TEXERA

bd

enclosures



State of California

Memorandum

To . Commissioners Houston, Lapan, Date : Dec.
McAndrews, Metzger, and Quinn

From : FAIR POLITICAL ISSION
Dwight Dick o

Subject: PROPOSED RESPONSE TO REQUEST FOR ADVICE

Attached please find a letter from Daniel V. Texera
requesting advice, and its proposed response.

If you have any questions or comments regarding
the proposed response, please contact me no later than
2:00 p.m. on Friday, December 7, 1979.

DD:plh
Attachment

3,

1979



THE CITY OF SANTA CLARA
CALIFORNIA o S

SANTA CLARA, CA. 85050
(408 984-3232

November 7, 1979

Fair Political Practices Commission
926 "J" Street, Suite 522
Sacramento, California 95814

Attention: Dwight Dickerson, Esq.
Re: Councilman Daniel V. Texera
Dear Mr. Dickerson:

Enclosed herewith is the request of Santa Clara City Council-
man Daniel V. Texera for an opinion and/or written advice from
the Fair Political Practices Commission with reference to his
duties under the Political Reform Act.

As more fully set forth in paragraph 3 '"Governmental Decisions"
of the request letter, the City Council has continued their
consideration of the final adoption of Ordinances No. 1390 and
1391, along with the described Family Tree matters from the
meeting of October 30, 1979 to December 18, 1979. This contin-
uance was made with the expressed City Council desire that the
continuance would be sufficiently long so that Mr. Texera would
have time to obtain the considered opinion of the Fair Political
Practices Commission and staff regarding his duties as a Council-
man. Toward this end, this request was prepared as quickly as
possible so that there would not be any need for additional de-
lay.

It has come to our attention, however, that the application
described in subparagraph (d) of paragraph 3 of the request
letter will most likely receive consideration by the City Coun-
cil well before December 18, 1979. The applicant in this case

is the Lawrence Square West apartment complex located at 1730-
1750 Halford Avenue in the City of Santa Clara, a two hundred
thirty unit project. This application has been set for hearing
before the Planning Commission on November 14, 1979 and, if act-
ed upon by the Commission, it is anticipated that the matter will
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be before the City Council on November 20, 1979.

The owners of the Lawrence Square West have no connection with
Councilman Texera or the owners of the Family Tree complex.
Councilman Texera has not been enjoined or restrained in any
manner from participating in the hearing on the Lawrence Square
West matter and is desirous of obtaining your guidance in advance
of the November 20, 1979 hearing date so as to allow Councilman
Texera to participate in said hearing and give the other members
of the Council the benefit of his expertise and consideration

in the hearing of this application, along with the application
for the Family Tree.

This office represents Councilman Texera in connection with the
pending litigation described in the request letter. It is Coun-
cilman Texera's firm belief, and one joined in by our office,
that the current demand for housing in the City of Santa Clara

at this time is so disproportionate to the supply that the addi-
tion of these numbers of residential units, especially in ''phased"
increments as is the usual marketing technlque, will not have any
significant financial effect, either upon Councilman Texera per-
sonally or upon any of his investments or activities and that

he should be allowed to participate as was expected on his elec-
tion to office.

Should there be any need for further information or data regard-
ing Mr. Texera's request, please feel free to contact this office
and we will be happy to provide it. 1In addition, Councilman
Texera has expressed his willingness to cooperate with the Com-
mission staff in any way necessary, and has even expressed a
desire to provide live testimony if this would be beneficial

in rendering a prompt and complete opinion in this matter.

Thank you again for your courtesy and cooperation in our pre-
vious discussions with you.

Very truly yours,

c ARTHY

,«'lty Attorney C:;

BFM/eg
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ORDINANCE NO. 1390
AN ORDINANCE OF THE CITY
OF SANTA CLARA
AMENDING ARTICLE 27 OF
“THE ZONING ORDIMANCE

OF THE CITY OF SANTA
CLARA” PERTAINING TO THE

REGULATIONS FUR PD -

PLANNED DEVELOPMENT

AND COMBINED ZOMING

DISTRICT

BE (T ORDAINED BY THE
CiTY OF SANTA CLARA, as
lellows:

SICTION 1: Thet ARTICLE

27 o1 "Tha Zoning Crdinance of
ths Clty of Santa Clara” I3
heraby amended 1o read as
1ollnwas:
ARTICLE 27 REGULATIONS
FOR PD - PLANNED DEVE.
LOPMENT AND COMINED
ZONING DISTRICT

CECTION 27-1: ABBLICA-
TION

The res.ations sat lorth In
thls Articie shall apply to ell
PD zoning districta.

SECTION 27.2: INTENT
This district Is Injonded to

-accommodate dsvelopmant

that Is compatible with tha
exlsting communlity ang that:

{2} Intergrates uses that are
not parmitted to ba combined
In clhar ronae districts’ or

{b} Utllizea Imaginativa plan-
nlng and design concepta that
would bs restricted In other
zone districts; or

(¢} Subdividea land or alr
space in a-mannar that réesults
In units riot having the requlred
frantage on a dedicated public
atraat; or

{d) Craatea a community
cwneiship nroject. (S=a definl-
tlon 3¢ "Communlity Owner-
ship Projact” In Section 3-3(c)
of Article 3 harelnahove.)

Fasidential community own-
e:3hip Interest In their project
couplad with a right of swnar-
ship or occupancy In thaly own
dweliing unlts  be bound to-
gothar In an ownar's assoce-
tion which (3 responsibte for
tha malntananca and manags-
rient of the common »rea and
the tmrrovemants within the
c2ommeon area ol |he project.
Thiz mlix of individual and
common ownerahip Is differ-
ent fram ccnvantional and fa-
milliar satterns of h-uaeing in
the Clly of Santa Glara. Com-
munlty cwnership In residen-
tial projects can provide new
onportunitisa of homn owner-
ahin at & towsar cosl then sincle
larr ity unlte, and provide hous-
Ing for peopla who prafsr rot
to have the reaponsikillly of
maintsining a separsia lot and
bullding. Thera are atao poten-
tial problems aasocisted with
rasldantlat community owner.
ship such as owner expecta-
tions, malntenancs expsnzas
for the entirs com(non afes,
and the conversion ol unsult.
abie apartmants,

To insurs that other prob.
lams are avolded In both the
short and long teem . (t I8 the
sxpress intent of the City of
Santz Clara to treat communlty
ownarship projects differently
from rantais and to establlah
risles and standards thareto
raquiating the consiructlon of
and conversion to communlly
cwnarshlp projects tn the Cliy
of Santa Clara

SECTION 27-3: THE FOL-
LOWING USES ARE PERMIT-
TED

Any and all uses nre psrmit-
tod in this district excant those
axcluded In Sectlon 27-4; pro-
vided lurther trat auch ute or
uses and thelr location shall be

shown in the davelopmant plan
ol tha applicant for tha particu-
lar Plannad Davalopment ro-
ning dlstrict as anprovad, Any
changa [0 usa requires a rezo-
ning.

SECTION 27-4. USES NOT
PERMITTED

Thosa induatrial yses limit-
ed to MH zoning d'atricts or
Involving outdoor storage on
rore than ten parcent (10%) of
tha lat area shail not ba aflow-
ad In Planned Davatopments.
SECTION 27-5: DESIGN STAN-
DARDS

Tha proposed dsvalopmant
plan must be designed to
provida an sanvhicnmant of &
stable, destrab!s character not
dul of harmony with (ts aur-
rounding nelghborhcod. 11
must meet the most raatrictive
standards of this CRDINAMCE
with respect to open =pace,
clrculation, denalty, otf-street
parktng and other conditiona
pertinent to the proposed use
In such & way as to formn &
harmonlous, Intagrated project
of aufficlant unity and a-chl-
tectural auallty to justity (he
mixture of normally sepersted
usea or to justiy certaln ax-
ceptions to tha normal reguls-
tlons of thla ORDINANCE.
These ragulations Include, but
are not limited to the lottow-
Ing: haight [imita, sethack re-
qulrements, requlred dla-
tanceaa and buffaring between
realdential and commarcial ge-
Vvalopment,

I (&} The number of dwalting
urtlts which are proposed ahatl
not axceed the number of
dwalling units which would
normally be parmitted (n the
area under conatderation aa
Indicated on tha Ganarai Plan.

(b} The Genaral Plan Indl-
catas the danalty (numbar of
dwalling units) parmided. The
Zonling Ordtnance than Indl-
cataa the zoning dlatrict which
would permlt a particutar dan-
slty. The maximiym buitding
coverags fo: each piorosed
uss within the plenned dave-
lopment ahall not exceed tha
maxlmum covarase aliowed for
the particular asa or usas In
tha appropriate zoning :fistrict.
SECTION 27-8: DEVELOP-
MENT PLAN

An application for a Planned
Davelopment zoning dlistrict
shall Include and ha accem-
paniad by a developmant plan
which, if approved by tha City
Councll, ahall becoma a part of
tha Zoning Map of the Clty of
Sante Clara aa provided for by
Saction 2-3 of this ‘OR-
DINANCE.

{#) Changes In the devslop-
ment plan shall bs considared
as changes n the Zoning Map
and shall be maede in accor-
dance with tha prodecures set
forth (n Articla 58 of this
ORDINANCE,

{b) The developmant plan
shall Inclyde:

{1) A map showlng any and
all atreet systems and (ot
dasigna within tha proposed
Planned Development 20ning
district, any area proposed to
be dedicated or roserved for
pudlic opan spsce, parkways,
common open anaca, play-
ground, school alles, public
buildinge and othar 2nch uses,
Compliance with this rsaut
ment shall not ha construad to
ratleve the appllcant lram com-
pllance with tha Subdtvision
Ordlance or any othar sppli-
cable ordinance ol tha Clty of
Sarta Clara.

ty  CERTIFIED

A TRUE COPY

(2} if required by tha Zonlng
Administrator of ths Clty of
Sania Clara, 8 map showing
tha topograchy of the pro-
pased district at one {1) loot
contour intarvals shalt be sub.
mitted,

{2) A general land use pian
for the proposesd district da-
limiting I~e araa of each of the
proposed usas.

{4) A luily dimensioned plot
plan for sach building site nr
sltes In the propossd Planned
Davelopmant zoning  district.
The required piot ptan shail
show the exact locatlon of atl
existing and/or proposod
buildings. and betwescn build-
Ings and proparty or bullding
sitas, and the location of out-
door storage arsas.

{5) An ctf-street parking and
toading plen drawn to acale
shall be suhmitted. Tha num-
bar of raqulred cli-street park-
Ing spaces shall be the same
aa requlred for the particuler
uses in the zones In which thay
ara otherwlzo permitted. Re-
qulired parking epaces ahali
conform to all of tha Cily of
Santa Clara olf-atreet parking
standards,

{8) Elevationa and/or per-
spectiva drawinga of all pro-
poased atructu.es diawn to
acsle. The purpose of such
drawinge |3 to Indicete tha
haight ol proposed bulldinga.
materisla-to-be usad; end the
generat appearanca of tha ex-
lating end /or propnsad atruc-
tures 3o fhat tha antira devsl-
coment wlll have architacturat
unity and ba in harmony with
surroundtng davalopmants.

{TYWhen tha project involves
the conversicn of sn axitling
structura ta a community
housing project, compiste as-
bullt drawinga may be requlred
by the Zoning Admtnistiator,
SECTION 27-7. DEVELOP-
MENT SCHEDULE

{e) Construction c! the pian-
nad develaprnant must begln
within cne year ol lInal apprc-
val of tha Clty Conncit,

6} Extenclon of time lim:

For good cause shown by
the property develcper. axten-
slona of time Imay be granteg
lor a peried rot to excead cne
ysar for each axtenslcn., A
raquest for an axtension of
tima ahsil be mada In writing
prior to the explralion of tha
orlginal ttme achedula or aub-
asguant sxtenslons granied for
the davelapment. The Planning
Commission msy, with or
without 8 public haarlrg, ra-
commend for or against an
extanalon of tima. lipon re-
calpt of the recommandation
of the Plarnning Commission,
tha Clty Councll may change

or extend tha tima limite (m-
posed by ths dsvelopment
achedule or tsava the acheduls
unchanged as It deama neces.
saty |0 ascure the purposes of
this Ordinance.
SECTION 27-8: COMMUNITY
OWNERSHIP PROJECTS

in addiltlon to the regulre-
ments of Saction 27-5 ang
27-8. he tollowing shse!f apply
to community ownership pro-
jents (both new and conver
slons). In the event of & ron-
Hict In requirements, tho re-
qulrements sst forth in his
Section shail control over Sec-
tions 27-5 ~nd 27-8.

(a¥ Physii:al standards

{t) Meximum bullding cov-
eraga, fandscapad area and Io}
area per dwalilng unit for new
residentlal projects shall #l! be

Al 'S BELICK, CiTY CLERK
CITY OF SANTA CLARA

the sama ag th~sg requlied in
the corrssponding rashisntial
(R} zone district. Ths dansity
of tha praposad proiect shail
detarmine tha correapending
z0na,

{2) Oll-straat parking shal
be provided as recuired (n the
correrpanding rasidantiat (R
zone district and by Clty Coun-
cil policy. At laast tan percent
{t0%:) of thesa apaces shali be
convaniently arranged and as-
slgriad to visltors end the
geroisl ure ol the resldants,

{2) Fach dwelllng unlt must
have a separate clreult breskar
panei and shut-ofl valvas for
ail plumbing fI<lures and gas
supply. [n additlon, atl newly
zonstructed prolacta shall
have Irdivdual dwelllng unit
melcrs lor all utllitias excant
water. lodtvidial unit matare
for water may be Instaltad at
the cpilan of ths developar.

(4) All nermansnt mechanl-
cal equipmant and major do-
niestic spptlarces  Including
but nct limited to dishwash-
ars, washing machinas and alr
cond!tioning units, determined
by the Buitidtng Olficlal to be a
potantlal source of vibration or
nolse, shati be shock mount-
ad, islosted lrom tha ltoor and
coiling, of otherxlts tnatalled
tn & manrar apirovad by the
Building Officizl to lessan the
transmisslon of vibration and
nolea.

" (8) Two-hour ! -awalts for all
vartlzal camman watls shalt be
raqulred (n all candominiums.
Howevar, bacauss ol certaln
practical obatactas (n comply-
Ing with a rigldiy snforcad
wwo-heur lirewall raqulremant
In condeminlum converston sl-
tuattons. the lollowlng shall be
anpilcabia:

a. Alt comminn watls not
altaacdy constructad as two-
hour fire rasistive walla anall
be upgraded to provide a two-
hour llrs ratlativa eaulvalent
thirkness (sormally t 174 ty-
chee) ol sheetrock to sach
toteriar surfacs of all cammon
walls separating dweillng
¢nits Sheatrock appiied for
thiz purpose shall result In &
total thickness on asach walt
face of at taast two laysrs, tha
ocuter tayer to ba 5/8-Inch
slieatrock with a “Typs X' tire
reting. Geramic tlle or other
masconry malerlal at (aast 112
inch thick wilt be accapted In
fley ol ¢cne %/8-Inch layer of
shestrock.

b. Wall areas concrated ba-
hind bathti:bs, bathroom cabl-
nels and kitchan cupboarde
are axempt from ths requires
cf subparagraph a. hereln-
above.

c. Cavitias betwaan joists in
Intervening flosors shall be
cloted at common walla with
at isasl eight (8") Inches no-
minal thickne-1 of wood
biccking or wall shestrock re-
quired Dy aubparagia. b a.
hersinabova and shalt be car-
risd continunusly up through
Ihe floor, axcapt that such
shastrock mey be penotrated
by ot bearna, swbflooricg

nd other nrozsssry wooden
structars! inambers,

4. We'i sheetrock requlred
by subparagraph a. hzrein.
atove shelf ba carrled down 1o
the foundaticn, axcapt whare a
Prriing area exlsts neneath the
dwalfir 3 units. Whare such a
parny arca existz hlocking
or shratronk as required by
subpariq.aph c.” harsinabove
ehall be pn:vided n the perk-

trr area reilie o o




~rommon walle, and ths sx-
possd coliing surface of the
parking arsa shall have Instal-
‘st & minimum of two layers of
§i8-inch stisetrock ‘hrough-
out

¢ Wall shostrock required
by subparagraph a. herein-
above ahell ba carried contin.
uously upward Into the attic
anrce, terminating against the
undsraids of the roof shesting.
In adgition. a singte faysr of
% -dneh Type X shagtrook shall
be mounted on the underside
af the rafters, sxtending at
|east 5 f2et on sach side of the
common wall, whara the com-
mon wall terminates at a fiat
roof with no attle, & minimum
tayar of %e-Inch sheetrock shall
ne mounted on the caliing,
extgnding at least § feat on
each side on the wal!

1. Where thara I8 a ficor/ceit-
{ng assembly batween two
dwelling units, the exieting
celling shall be added to by
1nstaling a two-hour fire resis-
tive squivalent thichness of
shaetrock,

g. The Bullding Otficial may
approve any such altermate to
the above requtrements, or any
other such requirament pér-
talning to fire cafety, provided
he finds that the propoased
design le estisfaciory and
complies with the intant of the
hereinabove requiremanis con-
tained in subpsaragraphs a.
tNfough 1., ot any ciher such
raquirament. The Bullding of-
ficial shall detorraine Ihat the
materlal, mathed, or work of-
fored 18, frr the purpose in-
tanded, at lazst the equlvalent
of 1 above sald raquirements
In quality, strenath, efiective-
nass, Hre resislance, gurabi-
Hy, and aafety. The Buliding
Official mav require that suf-
Hicjent evidence or proof b
submittad to substantiate any
clajra that may be made re-
garging the vae of altaratas to
the above sald requifements.

{6) The L!'ie Safety System
a3 adepted in Chapter 11 of the
vSanta Clara Cliy Code” shail
be provided.

(7] The wails and fioor!cel-
In-5 separating riwelling units
musi meat the applicable
snund transmission criteria
found !n the tiniform Building
Code as adopted by the City of
Sants Clara 'n aflact st the
tima of apnroval of PT zoning.
it architectural plans are avall-
abie and sufficlent In delali,
the Building Official may de-
tarmine the sound transmis.
sion ctass based on feboratory
tosts of simialr designa. i the
Bullding Officiat is unabié to
make such a detarmination for
any reason, fleld testing of an
existing buliding shall be
mads by an acousticai engins-
ar (o7 & professicnal scoustl-
ctan) accaptable to the Bulld-
Ing Otticlal, and sald testing
shail bs based on & reprasentsa-
tiva sampls of wails and cell-
ingificore.

(&) Melintenance.

in ~-der to protect the public
nealth, safaty snd welfars and
in order to avold dispropor-
Nonate public sxpense, the
ownare' association shall be
raaponsibis for propsr main-
janance of the com-uon arss
{including, but not limited to,
ncreperty and faciiiting) and of
the activities nacessary 1o
maintaln oparation of the com-
munity ownership project as

ORDINANCE NO.

approved. Sald malnienance le
dependent cn the payment by
the unit ownars of asseas-
ments imposed by the cwners'
assoclstion.

it is imperative that the unit
owners In & community ownefr-
ship project bs heid strictly
accountable for his and/or her
share of the costs exponded by
ths ownara’ association fort+a
nsalth, safety, and wellars of
the projact. Yo the sxtant
parmitted by law. to accom-
plish sald objactiva of ac-
countablilty for health, safety,
and weltara mattars, the unit
ownars shall bs subject to
having a Hen placed againat
tis andlor her uni by the
ownars’ axsociation. Said im-
position of llan may occuf in
the avent that Ine unll cwher
falls to pay for his and/or her
share of experaes Incurred by
tha ownaers' asecclation In pro-
viding for tha health, eafsty,
and welfers of tha project. The
City encouragee the devalonar
to give notice of sald authority
of the owners' sesoclation to
Impoes sald llen on the jndivi-
dual unit In the organizationaf
documants. Sald euthority to
impose a Hen Is necessary 0
assure the ownara® aseoclation
that a unit ownar cannot refuse
to accept his and/or her ru-
spansibility to pay for expean-
dltures partaining to the
heaith, safety, and weifare of
the community ownership pro-
fect by refusing to pay Rssesa-
maents impoaad by the owners’
aenoclation for sald purposas.

{c) Crpanizational docu-
mants.

{t) Prior to epproval of the
tinal map, 1he orpanizstional
doce ants shall be reviewed
and aporovad by the City Attor-
ney . 1f noection ia taken by the
Clly Attornuy within 4% days
aftar a complate set of docu-
ments have been duly flied
with aim, ihe argjaizatione!
dacuments shall be daemed
approved.

{2) The organizational docu-
ments shall provide that the
City, at Its option, has the
right and authority to voto any
amendmant to the crganiza-
tlon dosuments that would
adversely atfact the long lerm
maintanence of the project
structurs Of I8 COMMON AreeS.
To enabla the City to exerclse
sald optional velo, the organi-
zation documents shall pro-
vids that any amandment shall
not bacoma effective until 80
days sfter notics of suzh pro-
posed action Is flied with the
City Councl and the Councll
has not vetoed the amand-
mant.

SECTION 27-9: COMMUNITY
OWNERSHIP CONVERSION

In addition to those re-
quirsments set torth In Section
27-8, the following requlire-
ments shall 2pply to coversion
of a rental project to a com-
munity ownership prolact.

(a) The conversion of a ren-
tal projact to a community
ownarship prolect presents po-
tential probisms duse to the
fact that ths structure may not
have been originally designed
and constructed for cornmu-
nity ownership uss. I roviaw-
tng applizaiions for convar:
sions, the Clty of Santa Clars
may considar not oniy the
epacific standards requrad of
all communily ownarship pro-
jscts, but alsu (he fohowing
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sonsidarations, ss applicsbia,
jo the typs of project.

(t} The condition of the
struciure and majar rmschani-
cal facllities.

(2) Size of 1nits.

(3} Open spnce and racrea-
ticnal tac ities,

(4) Agauscy of parking
spaces in roistion to unit gize
and potential cccupancy.
Thars shall be a raqulrement
that lwo perking coaces fof
sach dweiling unil be main-
1ained. Tandem pariing may
e consldersd as jusificaticn
frr a parking variance,

(5) The Im;.act of conversion
on exisiing tenants. Ablitty of
reaidanilal tenenls to fing
equivaleat housing In the City
for squivalent rant.

(8) The impac! on Ihs City's
rantal housing market,

{7) The impact on the public
echool system.

(68) Wher thare are alqniil-
cant open 3paces, recraetional
facilities, and/of maintenance
respensibilities, a convarsion
raquest shall be evaluated only
It the aperiment comptex has
sver twenty-five {25) units.

(8) Existing roafs less than
iwo (2) years of aje are ex-
empted from required fire fe-
eletive matarial.

It In reviewing ihase conai-
erations, the City finds that tha
proposed conversion I8 unsuit-
ablas for community ownar-
ship, the City shall deny the
rezoning application and not
approve the tentative map.

(b) A community cwnarship
converslon riust also comply
with the fallowing regulaticns:

(1) Pursuant to Section
88427.1 of the Callfornia Go-
vernment Code. as amended
trom lime to time, the appi-
can! sheil suhmit evidenca
concerning the following re-
quiremenis In rder that tha
City Counc!! may make a deter-
mination whether or nct sald
requireirants nave tesn com-
pllad with erd make findings
with raspect lo said dstermina
tion?

(a) Cach tanant of & project
proposed to he converiad Inlo
a commurnity ownership :fo-
ject has besn, of will be qiven,
ona hundred twanty (120} days
written notice of the apnii-
cant's Intentlon to convert pri-
of to termiration of tenancy
due to the conversian Of pro-
poeed converelon. This pro-
vislon shall not alter or abridce
the rignts or obligations ¢! the
partias In performance of thelr

covenants, Including, but not
Himited to, the provision of
ssrvicas, payment of rent or
the obiligations Imposad by
Sectlon 1941, 194t 1 anrd
1841.2 of the Caliternia Civil
Code.

(b) Each tenznt of the pro-
posed community ownership
projact has Dbeen of will be
given notics of an axclusive
right to contract for the pur-
chase of their respective unita
upon the sams larma ard
conditions that such units witl
te Initielly offered to the qan-
eral public or terms more fa-
voratis to the lenant. The right
shall run for a perlod of not
Imus than sixty (60} day2 ficm
the date of isauanrce of Ihe
aubdivizioo pubilc regort purs
auant to Section 11518.2 of the
Calitornia Business & Prcfes-
slons Coda, uniess the tenant

has glven prior written notice
of hls intantion not ta axerclse
tha right.

{2} A report on e phvsical
condition of the slarned con-
varsion and astimated unit
cwner payments for capital
Improvamenis, repalrs and
mainienance for bolh tha com-
men aras and the individusl
units shall be given by ihe
applicant to pote ntial unit gur-
<hasers. The raport shzil be
based on a siructural analys's
which dascribas 1ha condition
of the following maier physical
ainments of the project: foun-
daticns, walls and roofs.
mechanicat equipmant, recrea-
tton faclliles, parking fachi-
tles, and any sppliante,

The spnit shall estimatas. lo
the baa! knowisdge of the
applicant, the approximate
dale when each aslsment wil
require repiacamant and the
cosi of such raniacemant. In
sddiction, the applicant's re-
port shall estimale the on
going malntenance and rapalr
costs to the buyer of the
ccmmon area, the cost of
utiity pavmenis that will be
pitled to the buyer as an
individua! and other costs ne-
caseary for normal otcupancy.

S0 report requiramant s
expresaly intanded 10 raalisti-
cally appiive a potential huyer
S1eosts he or aha may reason-
ably anticlpate witl respect to
thelr purchass and mainien-
gnce of & unit In community
ownsrehin project.

{3) Tha Ciiy shall complete,
at 1he applicant's axpense, 8
pre-nale inspaciion of a plan-
ned conversinn project for
comphance wilk the Housing
Codss and ail corra~tive ac-
tians must be made, aqgrae
ments erzcuted. end Jor
bonds nosted to cover such
aclons. pricr 1o 328,

(4 Thoe spplcant shall In-
clude atist of &l know tanants’
names anag addressse with
aubmission of the raquest for
rezoing. Subasqusntly. the
Cily may otity through mall
Ing all known tanants of ‘he
proposed rezonirg af zast ten
(10} days prier to the rezoning
rearing. This notiticalion may
alsn Inform | he tenants of thelr
fulurs rights and siternatives "
I1ha coversion Is approvad. The
fallura 1o mall such notics lo
all of sald persans shail not
oparate to divast the Cliv of
jurisdiction to conduct any
hearing raquired to be held.

SECTION 2: Savings Clause

The changes provided for In
this ardirance shall not affact
any offerse or act committad
ar dora of any penaity or
{orteiture incurred of any right
estabizhad or accruing betors
1he effaclive dste of this ordi-
nance; nor shal It affsct any
progecutian, sult or proceed-
ing pending of any judgment
renderad prior to the sffective
date of this ordinance.

SECTION 3: Penaltias

By person violating snv ot
the provisions of this ordl-
nance shalt be guilty of an
infraction punishabls by a fins
of not more than Flva Hundred
Deliarg (3500.00).

SECTION 4 Constitutionali-
ty: Severability

it any ssction, subsaction,
sentance. clauss or phrass of
1his ordinance ls for any roe-
son he!d by a court of compe-
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TTERDINANCE NO. 1351

AN ORDINANCE OF THE CITY
OF 3SANTA CLARA AMEND-
1HG CERTAIN POARTIONS OR
A DOCUWMENT ENTITLED
CHODIFICATIONS AND
LMENDMENTS TO YHE FIRE
FREVENTION CCDE” SAID
COCUMENTS KODIFICA-
TIONS AND AMENOMENTS
WERE INCOPPORATED INTO
THE FIRE PAEVENTION CODE
{1870 EDITIOHT WHICH WAS

ARARvER BU ARTIELE 1 S

EXHIBIT “B

NO.

CRDINANCE

approved system gssigned to
alert all occupants of tha buiid-
ing In the event of i,

3. Monbtoring 0y tha municl-
pal tira atarm sysien

Bulicings of comgoiaxes hav-
ing gavan or more dwsiiing
unis, of thosa having a public
assamiiage building with an
occupant capacity of fifty or
more persons shail provide a
means for monitoring the on-
sita flrs alarm sysiam by the

B L T

£FP Bt

~
91 4

Whaie the iower silt of an
egreas or rescus window from
a ateeping reom {3 iocated
morm than fHfteen foel atove
o ade feval, and one axit Jtoor
I8 presic 4 tram the dweiiing
udit, the fodewing recuiations
shall spply:

(13 Door Losk nyg Deviees
The door focking davice re-
quirements tcr paw ¢ antryc.
tion and condontinlum convear.
sicn shall aiso be epnilcable to

ORDINANCE NO. 1390

tent jurisdiction .. ce uncon-
stitutional or invalld, such de-
cision shall not atfect the
validity of the remaining por-
tlons of this ordinance. .

The City Cauncil of the City
of Santa Clara declares that it
would have passad this ordi-
nance and every section, sub-
section, sente:ice, clause and
phrasa thereof, irreapective of
the fact that any one or more
sactions, subsections, santen-
cee, clauaes or phragses, were
to ba held invaild by such

court,

SECTION 8: Effective Date.

This ordinance shall take
etfect and be In force thinty
days after ita final adoption,
but before auch final adoption,
it shall ba publiahed in an
ofticial newapuper of the City
of Santa Clars as required by
the Charter of said City,

PASSED FOR THE FUR-
POSE OF PUBLICATION 8Y
THE CITY COUNCIL OR THE
CITY OF 8ANTA CLARA this
6th dey of October, 1679, by

the following vote:

AYES: COUNCILMEN: Mahan,

Martinsz and Stroet.

NOES: COUNCILMEN: Bourza

and Tobkin

ABSENT: COUNCILMEN: Tex-

era

ABSTAINED: COUNCILMEN:

Mayor Ginaler

ATTEST: A8 BELICK

City Clerk

City of Santa Clara
Pub. 10/18/79.

A. S BELICK, CiTY CLERK
CITY OF SANTA CLARA

%3  CERTIFIED AS A TRUE COPY
13

SECTION 8: Z'fsctive tate
This aidinance shall {ake
sffzct and ba in forrm '“irty

daya sfiter i's flaal  joplion
put hufora goah HaL gdnption
i oshall be potlizvad in an

officist newepsger of tha City
of Santa Cisra as raquirad by
the Chartar of =alg City
PASSED FOR THE PURA.
POSE OF PUBLICAY:ON BY
THE CITY COUNGIL OF THE
CITY OF SANTA CLARA this
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MDA ART 27
11113 il L=l
o A. S. BELICK, CITY CLERK
CITY OF SANTA CLARA
ARTICLE 27 REGULATIONS FOR PD -~ PLANNED DEVELOPMENT AND COMBINED ZONING DISTRICT

SECTION 27-1: AFPLICATION

The regulations set forth in this Article shall apply to all PD zoning districts,

SECTION 27-2: INTENT

This district is intended to accommodate development that is compatible with the
existing community and that:

{a) Integrates uses that are not permitted to be combined in other zone districts such
as neighborhood, community or central business district shopping centers, pro-
fessicnal and administrative offices, multi unit housing, single family residential
units, or industrial parks;

{b) Utilizes imaginative planning and design concepts that would be restricted in
other zone distiicts;

—
¢}
—

Subdivides land or air space in a manner that results in units not having the
required frontage on a dedicated public street;

(d) Creates & community ownership project.

Residential community ownership projects require that households, each with a
common ownership interest in their project coupled with a right of ownership or
nccupency in their own dwelling units, be bound together in an owner's associa-
tion which is responsible for the maintenance and management of the common area
and the improvements within the common area of the project. This mix of indi-
vidual and comon cwnership is different from conventional and familiar patterns
of housing in the City of Santa Clara.-Community ownership can provide new
opportunities of home ownership at @ lower cost than singie family units, and
grovide honusing for people who prefer not to have the responsibility of maintain-
ing a separate lot and building., There are also potential problems associated
with community ownership such as owner expectations and the conversion of unsuit-
able apartments,

To insure that such problems are avoided in both the short and long term, it is [ '
the express intent of the City of Santa (Clara to treat community ownership -
projects differently from rentals and to establish rules and standards thereto
requlating the construction of and conversion to community ownership projects

in the City of Senta Clara.

SECTION 27-3: THE FOLLOWING USES ARE PERMITTED

Providing that the requirements of Section 27-4 have been met, then any and all uses
ére permitted in this district except those excluded in Section 27-5; provided further
thet such use or uses and their location shall be shown in the development plan of the
applicant for the particular Planned Development zoning district as approved. No
change in uza or location as shown on the develcpment plan shall be permitted without
the grant of a use permit from the Planning Commission. Appeal from said Planning
Commicssion action may be taken pursuant to the provisions of Section 54-1,

SECTION 27-h: CONDITIONAL USES

The foliowing -onditional uses may be established only by first securing a use permit
i cuch case s provided in Article 50 of this ORDINANCE,

&) huto loundry,
(b} Auto repair garages,
{c) fulo sales and service {new or used).

(d} Auto service stations {and subject to Design Standards as set forth in Article 34
of this CHRDINANCE),

{e) Boat or camper sales {(if to include any outdoor display or storage).

{f} Cockrail iocunges, bars, taverns (to include any establishment serving liquor, beer,
wine or other alccholic beverage for consumption on the premises).
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{g) Drive-ir - cutdoor - or sglf-service food establishments,
(h) Motels,

(i} HMortuary,

(j) Theatres {indocor).

{k) Tire, battery and auto accessory service centers.

(1) Rennels.

SECTION 27-5: USES NOT PERMITTED

Those industrial uses limited to MH zoning districts or invelving outdoor sturage on
more than ten percent (10%) of the lot area shall not be allowed in Planned Develop-
ments except as expressly provided in this Article.

SECTION 27-6: DESI1GN STANDARDS

The proposed development plan must be designed to provide an environment of a stable,
desirable character not out of harmony with its surrounding neighborhood. It must

meet the most restrictive standards of this ORDINANCE with respect to open space,
circulation, density, off-street parking and other conditions pertinent tu the proporad
use in such a way as to form a harmonicus, integrated project of sufficiert unity and
architectural quality to justify the mixture of normally separated uses and to justify
certain exceptions to the normal regulations.of this -ORDINANCE; ~These regulations
inclTude but are not limited to the following: height limits, setback requlrements,
required distances and buffering between residential and commercial development.

(a) The number of dwelling units which are proposed shall not sxcesd the mabe
dwelling units which would normally be permitted in the aree under
as indicated on the General Plan.

(b) The General Plan indicates the density {number of dwelling units) permitted. The
Zening Urdinance then indicates the zoning district which would permit a particular
density, The maximum building coverage for each proposed use within the planned
devalopment shall not exceed the maximum coverage allowed for the particular use
o uses in the appropriate zoning district,

{c) Ho application shall be accepted for an area of less taun three (3} scres when
any combination of the approved uses in Section 27-4 are included s ¢ develop-
ment plan.

SECTION 27-7: APPLICATION FOR PLANNED DEVELOPMENT ZONING DISTRICT

The application for a Flanned Development zoning district shall be accorpanied by
the following:

{(a) Developrment plan as required by Section 27-8
(b}  Develipment schedule as required by Section 27-9.

SECTION 27-6: DEVELOPMENT PLAN

An application for a Planned Development zoning district shall include und be
accompanted by a development plan which, if approved by the City Council, shall
become a part of the Zoning Map of the City of Santa Clara as provided fur by
Sectiocn 2-3 of this ORDINANCE,



(a)

(b)
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Changes in the development plan shall be considered as changes in the Zoning
Map and shall be mode in accordance with the procedurass set forth in
Article 56 of this ORDINANCE,

The development plan shall include:

(1) A map showing any and all street systems and lot designs within the
district, any arca proposed to be dedicated or reserved for public
open space, parkways, common open space, playground, school sites,
public buildings and other such uses. Compliance with this require-
ment shall not be construed to relieve the applicant from compliance
with the Subdivision Ordinance or any other applicable ordinance of
the City of Santa Clara.

{2) 1f required by the Zoning Administrator of the City of Santa Clara, a
map showing the topography of the proposed district at one (1) foot
contour intervals shall be submitted. .

(3) A general land use plan for the proposed district delimiting the aica
of each of the proposed uses.

(&) A fully dimensioned plot plan for each building slte or sites in the
proposed Planned Development zoning district or any portion thereof
as required by the Zoning Administrator. The required plot plan shall
show the exact location of all existing and/or proposed buildings,
indicating maximum and minimum distances between buildings and between
buildings and property or building sites, and the location of outdoor
storag. areas,

(5) An off-~street parking and loading plan drawn to scale shall be submitted.
The number of required off-street parking spaces shall be the same as
required for the particular uses in the zones in which they are other-
wise parmitted, Required parking spaces shall conform to ail of the
City of Santa (lara off-street parking standards.

{6) Elevaticns and/or perspective drawings of all proposed structures
drawn to siale, The purpose of such drawings is to indicate the
height of praoposed buildings, materials to be used and the genaral
appearance of the existing and/or proposed structures to the end that
the entire development will have architectural unlty and be in harmony
with surrounding developments.

(7) When the project involves the conversion of an existing structure to a
community housing project, complete as-built drawings may be required
by the Zoning Administrator,

SECTION 27-9: DEVELOPMENT SCHEDULE

(a)

Contents

An application for a Planned Development zoning district shall be accompanied
by a development schedule indicating the date on which construction, enlarge-
ment, alteration, repair, removal, or demolition of any and all portions of
the project can be expected to begin, the anticipated rate of development and
completion dates. The development schedule, if approved by the City Council,
shall become a part of the development plan and shall be adhered to Ly the
developer of the property in the Planned Development zoning district and his
successors in interest.

Construction of the planned development must begin within one year of final
approval of the City Council.
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(b) Extension of time limits

For good cause shown by the pioperty developer, extensicns of time may be
granted for a period not to exceed one year for each extension. A regquest
for an extension of time shall be made in writing prior to the expiration
of the original time schedule or subsequent extensions granted for the
davelopment. The Planning Commission may, with or without a public hearing,
recommend for or against an extension of time. Upon receipt cf the recom-
mendation of the Planning Cormission, the City Council may change or extend
the time limits imposed by the development schedule or leave the schedule
unchanged as it deems necessary to secure the purposes of this Ordinance.

(c) Report by Zoning Administrator

From time to time the Zoning Administrator shall compare the actual develop-
ment accomplished in the various Planned Development zoning districts with
the approved development schedule and shall report his findings to the
Planning Commission,

(d) Action upon failure to comply with schedule.

If, in the opinion of the Planning Commission or City Council, the developer
of property in Planned Development zoning districts is failing or has failed
to meet the approved development schedule, the Planning Commission may
initiate proceedings under Article 56 of this ORDINANCE to remove the
Planned Development district from the Zoning Map or to amend the develcpment
plan,

SECTION 27-10: COMMUNITY OWNERSHIP PROJECTS

In addition to the requirements of ‘Section 27-6, 27-8, and 27-9. the following
shall apply to community ownership projects. tn the event of & conflict in require~-
ments, the requirements set forth in this Section shall contrcl.

(a) Physical standards.

(1) lot area, lot width, building height Timit, yards, maximum building
coverage, landscaped area and lot area per dwelling unit for rew
residential projects shall all be the same as those required in the
corresponding residential (R) zone district. The density of the
proposed project shall determine the correspondino zone.

(2) All new residential projects shall nrovide the szme number of nfi-street
parking spaces as required in the corresponding residential (R) =one
district. At least ten percent {10%) of these spaces shall be conveniently
arranged and assigned te visitors and the general use of the residents.

(3) Each dwelling unit must have a separate circult breaker panel and
piumbing shut-off valve or shut-off valves for all plumbing fixtures,
in addition, all newly constructed projects shal] have individual
dwelling unit meters for all utilities except water. Individual unit
meters fur water may be installed at the option of the developer.

(L) A1l permanent mechanical equipment and major domestic appliances
including but not limited to dishwashers, washing machines and air
conditioning units, determined by the Building Official to be a
potential source of vibration or noise, shalil be shock mounted, iso-
lated from the floor and ceiling, or otherwise installed in a manner
approved by the Bullding Official to lessen the transmission of
vibration and noise.

(5) The walls and the floor/ceilings separating dwelling units must be
two {2} hour fire resistive occupancy separations.
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(v)

(c)

SECTION 27-11: COMMUNITY OWNERSHIP CONVERS]ON

ART 27

Maintenance

In order to protect the public health, safety, and welfare and in order to
avoid disprocporticnate public expense, the owners' association shall be
responsible for proper maintenance of the common area (including, but not
limited to, property and facilities) and of the activities necessary to
maintain operation of the community ownership project as approved. Said
maintenance is dependent on the payment by the unit owners of assessments
imposed by the owners' association,

It is imperative that the unit owners in a community ownership project be
held strictly accountable for his and/or her share of the costs expended by
the cwners! association for the health, safety, and welfare of the project.
To the extent permitted by law, to accomplish said objective of azcount-
ability for health, safety, and welfare matters; the unit owners shall be
suybject to having a lien placed against his and/or her unit by the owner's
association, Said imposition of a lien may occur in the event that the
unit owner fails to pay for his and/or her share of expenses incurred by the
cwners' association in providing for the health, safety, and welfare of

the project.! The City encourages the developer to give notice of said
authority of the owners' association to impose said lien on the individual
unit in the organizational documents, Said authority to impose a lien is
necessary to assure the owners' association that a unit owner cannot refuse
to accept his and/or her responsibility to pay for expenditures pertaining
to the health, safety, and welfare of the community ownership project by
refusing to pay assessments imposed by the owners' association for said
purposes.

Organizational documents

(1) Prior to issuance of the public subdivision report, the organizational
documents shall be reviewed and approved by the City Attorney. If no
action is taken by the ity Attorney within 45 days after a complete
set of documents have buen duly filed with him, the organizational
doc:ments shall be deemed approved.

(2) The organizaticnal documents shall provide that the City, at its option,
has the right and authority to veto any amendment to the organization
documents that would adversely affect the long term maintenance of
the project structure or its common areas. To enable the City to
exercise said optional veto, the organization documents éhg}l provide
that any amendment shall not become effective until 60 days after
notice of such proposed action is filed with the City Council and
the Council has not vetoed the amendmert

o

In addition to those requirements set forth in Section 27-10, the following require=

ments shall apply to conversion of a rental proje~t to a community ownership project,

(a)

The conversion of a rental project to a community ownership project presents
cotential problems due to the fact that the structure may not have been
originally designed and corstructed for community ownership use. In re-
viewing applications for conversions, the City of Santa Clara may consider
not only the specific standards required of all community ownership projects,
but also the following considerations, as anplicable to the type of project.

(1) The condition of the structure and major mechanical facilities.
(2) Unit size,.
(3) Open space and recreational facilities.

(4) Adequacy of parking spaces in relation to unit Size and potential
occupancy.

J—



(b)

(c)

()
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The impact of conversion on existing tenants. Ability of residential

tenants to find equivalent housing in the City for equivalent rent.

(6) The impact on the City's rental housing market.

(7)

The impact on the public school system.

If in reviewing these considerations, the City finds that the proposed
conversion is unsuitable for community ownership, the City shall deny the
rezoning application and not approve the tentative map.

Existing buildings proposed for conversion to community ownership projects

must

meet the following standards of construction. Evidence satisfactory to

the Building Official that the proposed conveirsion meets these standards nus t
accompany the application for rezoning. The building proposed {or conversion
shall comply with:

(1

(2)

Sound transmission.

‘he applicable sound transmisslon criteria found in the Uniform
Building Code as adopted by the City of Santa Clara in effect at

the tlme of conversion. |1f architectural plans are available and

in sufficient detail, the Building Official may determine the sound
transmission class based on laboratory tests of similar designs. |If
the Building Official is unable to make such a determination for any
reason, field testing of the existing building shall be made by an
acoustical engineer, or a professional acoustician acceptable to the
Building Official, based on a representative sample of walls and
ceiling/floors.

Fire protection.

Walls and floor/ceiling separating dwelling units must be two (2)
hour fire-resistive occupancy separations.

Sprinklers shall be provided as required by the
applicable Fire Prevention Code as adopted by the City of Santa Clara
at the time of conversion.

A community ownership conversion must also comply with the following
reguiations:

(1)

(2)

(3)

The applicant shall includae a list of all known tenants' names and
addresses with submission of the request for rezoning. Subsequently,
the City may notify through mailing all known tenants of the proposed
rezoning at least ten (10) days prior to the rezoning hearing. This
notification may also inform the tenants of their future rights and
alternatives if the conversion Is approved. The failure to mail such
notice to all of said persons chall not operate to divest the City of
jurisdiction to conduct any hearing required to be held.

Present residential tenants shall have at least a thirty {30) day right
of first refusal to purchase their own unit, from the issuance of final
public report by the California Real Estate Commissioner. Notifica~-
tion of this right shall be made by the applicant prior to the

approval of the final subdivision map or parcel map.

To the extent that it Is not violative of the law, the present tenants
shall have the right of occupancy of their own units for a period of

at least thirty (30) days from the issuance of the final public report
of the Real Estate Commissioner. As an express condition precedent for
this right of occupancy to remain in effect, tenants shall meet their
responsibilitles as defined by the California Civil Code, and all other
applicable California laws, fulfill thelr rent obligation, and comply
with the terms and conditions of their rental or lease agreement. The
notification of the right of occupancy shall be made by the applicant
prior to approval of the final subdivision map or parcel map.



ART 27

{4} A report on the physical condition of the planned conversion and
estimated unit owner payments for capital improvements, repairs and
maintenance for both the common area and the individual units shall
be given by the applicant to potential unit purchasers. The report
shall be based on a structural analysis which describes the condition
of the following major physical elements of the project: foundations,
walls and roofs, mechanical equipment, recreation facilities, parking
facilities, and any applicance.

The report shall estimate, to the best knowledge of the applicant, the
agproximate date when each element will require replacement and the
cost of such replacement. !n addition, the applicant’s report shall
estimate the on+going maintenance and repair costs to the buyer of

the common area, the cost of utility payments that will be billed to
the buyer as an individual and other costs necessary for normal
occupancy.

Said report requirement is expressly intended to realistically
apprise a potential buyer of costs he or she may reasonably
anticipate with respect to their purchase and maintenance of a
unit in community ownership project.

(5) The City shall complete, at the applicant's expense, a pre-sale
Inspection of a planned conversion project for compliance with the
Housing Codes and all correction actions must be made, or bonds
posted to cover such actions, prior to the approval of the tentative
subdivision map.
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HOUSING SHOKTFALL

Findings: The present general plans combined witir the growth pressures in

Santa Clara County have resulted in a serious housing shortfall. Throughout

most of the urban county, employment growth and other factors are generating

demand for new housing units faster than the housing stock is being increased.

1f present trends continue, by 1990 the county will have a massive shortage

of housing.

A.

Current Shortfall 1975-1979

Probably the single most significant factor generating new housing demand

in Santa Clara County during thé 1970s hes been employment growth. The
very rapid creation of new jobs has placed an increesing burden on the

area housing supply which has been expanling at a more nodest pace. This
trend is most evident in the 1975 to 1979 time period. When the number

of homes and apartments available is stacked up against the number of
workers looking for those units, a dramatic swing from some sltack in 1975

to a substantial housing deficit in 1979 appears. Between 1975 and 1979,
the demand for housing has far outstripped the rate at which new housing
has been added to the existing stock. The rapid rate of e¢mployment growth
during this period has been one of the most significant factors generating
housing demand. From 1975 to 1979, 155,800 new jobs were added to the County.
This can be translated into a demand for 77,800 additiona’ housing units.

At the sawme time, only 46,400 now units were added to stock of housing.

This has resultedina four year housing shortfall of approximately 31,400 units

Other factors have also put increased pressure on the area housing market
during the last four years. Declining houschold size, sseculative investment
in housing, and consumer spending patterns have &)1 fueled housing demand.
When these other components are taken into account, the shortfall becowss
even greater,

Future Shortfall

The County's forecast of housing growth between 1975 and 1990 based - the
present general plans,® indicates that a countywide housing shortfall of o—2
24,000 units is likely to occur by 1930. This forccast is based on demo-
graphic trends and therefore represents the gap between plonned housing
supply and projected demand generated by the County's changing poputation.
This estimate does not reflect the rapid caployment growth the C.unty has
recently experienced and thus may tend to minimize the forecasted housing
shortfall.

This picture of the 1930 housing supply may not be rosy. 1t is, however,
somewhat optimistic. 1t assumes that the trend of the seventies tmward
lower residential densities will be reversed in the eiohties and thay the
butk of new units built will be more dense types than traditional single
family housing. It also assumes a much lower rate of job growth in the
eighties than we have experienced in this aree since 1975,

“The combined general plans of the 15 cities arc ikely to restrict the emount of

residential development that trends indicate would otherwise occur if growth were
to continue without constraint. *%This calculation is bascd on an analysis of the
numbers of hcuscholds with any workers or with only student or retired members., 1t

does not account for the rcughly 15,000 housing units occunivd by househnlde hawt--
one or more persors in thn Tabnr Fmmme b

M



The County job projection calls for about 225,000 necw jobs between 1575

and 1990. The actual growth between 1975 and 1579 has been over 150,000,
That is more than two-thirds of the projected increasc in less thon on.-
third of the time period. |[f this rate of growth were to continue with

some growth in housing - an unlikely event because a downtrerd should cccur
as part of the normal economic cyele - in 1890 this arca could wind up short
more than 115,000 housing units.

Factors Contributing to the High Level of Housing Douend

The demand for housing is directly related to employsent g owth, demographic
changes, housing speculation and lending practices.

1. Employment Growth

The demand for housing has spiraled a5 a result of the rapid rate of
economic growth that has recently taken place in the Covnty.

Employment growth affects the demand for housing in tuo ways: 1) An
increasing number of Couniy residents, particularly vomen, have been
entering the labor market resulting in a growing number of two-wage
earner households. These households, because of their increaced ipcomes,
are able to pay more for housing and thus exert upward pressure c¢n the
housing market; 2) Many of the jobs that have been filled by inmigrants
to the County are well paying professional jobs. These relatively

affluent new County residents exert further pressure on the housing
market.

Should current employment trends prevail until 1930, the resulting
housing demand would be enormous. Many of the new jcbs added to the
County between 1975 and 1990 will be filled by natural increases in
the labor force (population growth, higher labor force participation
rates), However, the high level of employment growth iplied by
current trends suggests there will be meny more jobs in Sonta Clera
County than can be filled through a natural increase in the labor
force. The gap between the number of jobs filled by the existing
population (as it grows and changes in composition) and the total
number of new jobs projected between 1975 and 1990 will attract new
people into the County. These inmigrants will further contribute to
the demand for housing.

2. Demographic Changes

a. Population Growth

: The demand for housing is most dircctly a fuaction of the nurber
of households living in,or moving, into the County.



In 1375, the houschold population of 1,145,000 people cocupied
352,000 housing units. f recent demographic trends were to
continue without constraint, the estimeted 1930 houcehold popu-
Tation would reach 1,340,000 and would require 555,000 housing
units. This would be an additionsl 163,000 houscholds excrting
demand pressure on the housing stock. However, the present
supply of land designated for housing in 1999 according to the
general plans, will resilt in 24,000 units less than that whick
would be required by the 1990 {susehold pepulation.

b. Changing Age Composition

.- The arrival of the ""Raby Boom' genvration at the age when most
people buy homes adds additional pressure to the demand for
housing.

During the late 1940s and throughout the 19505 there was a marked
increase in fertility rates. The babies born curing this period

are now in their twenties and thirties, an age when people typically
enter the home ownership market. Becouse this age group compriscs
such a large proportion of the total population, the housing demand
generated by it is considerable.

€. Household Size

. Declining household size has resulted in increasing demand from
the same size population,

In 1260 there were 3.36 people per household, in 1375 2.92 ceople
per househald, and by 1930 it is expected that tie average househonld

size will be only 2.4l persons. The figure below depicts this trend
in household size for Santa Clara County.

FIGURE 1
HOUSEHOLD S1ZE TRENDS: SANTA CLARA COUNTY 1962-1979
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The most important consequence of the trend toward stall households
is that having fewer pecple per househuld neans thei it will take
more housing units to accormodate the sase nunbor of prople. Wo
would have to build 5,500 new dwellings each yeor boetusen 19785 and
1990 just to house the same number of people that lived in the
County in 1975,

Several factors contribute to duclining lousehold size.

1) The population in general is aging.  The nusbor of elderly
irdividuals will increase significantly in the next 15 years,
both in terms of sbsolute numbers and a5 & percentage of the
total County population. These clderiy b cholds are cenerally
smaller (1 or 2 individuals) than other housoholds thereby
forcing down the average houschold size throughoit the County.
in addition, the "empty nest ' phonowena is beconing more
prominent. Feople who settled herc during the 19505 and 1960s
and raised families are now occupying the same unit that uscd to
be occupied by a larger family unit.

2) MNew households are being formed as young adulis lesve fami'y
units. In recent years, these young adults have been leaving
home at a younger age and arc staying single longer. These
typically young, single people who have minimal family ros-
ponsibilities constitute a significant factor in the demand
for housing

3) The fertility rate of women in prime childbearing years has
dropped to en all-time low. As a result, the two=-parent
households that are formed are having fewer children.

L) The final factor directly tied to increasing houschold headship
rates is the incidence of dissolution of households. In 1976,
for the first time in County history, the number of divorces
exceeded the number of marriages. C(ften, whon married couples
separate, two households are forised whore one existed previously.

speculation

The real estate market has recently experienced a morc rapid price
escalation than many other types of potential investments. Many
investors have chosen to place their funds into housing because it
brings a higher return and is relatively well sccured in comparison

to other types of investments, such as stocks. In the last few years,
real estate has becows regarded as the best hadge against inflation.

In particular, since 1975 this has led to considerable speculation in
the housing market. Many homes are purchased in this County with the
expectation of reselling them in a short while at an inflated price.
it has been estimated that, at the height of the speculative boom, late
1975 to mid- 1977, one out of every threc houses purchased in the County
was bought by scweone who was not planning to occupy the house. Ti s



speculative purchase of houses adds to demand, and drives up the price
of housing. In addition, young houscholds who would traditicnaltly
rent, are accelerating their home purchases to avoid paying even higher
prices later on.  This further adds to demand. In the Jong run, it is
expected these speculative pressures will dissipate as housing's
attractiveness for investment declines relative to other investment
possibilities.

It should be noted that speculative investment in housing does keep
sone units on the rental market that would othenvise not be. 1t also
tends to keep ronthly costs below what they would be for the owners in
the same units.

Changes Tn Mortgage lLending Practices

The more liberal lending practices of financial institutions in recent
years are enabling householdg which would otherwise be priced out of
the market, to purchase homes but at the cost uf spending an increasing
proportion of their income for shelter.

'n recent years house prices have escalated more rapidly than both
household income and the overall cost of living. These trends havs

had two effects. More and more people have been priced cut of the
housing market, and people are willing and, to some extent, able to

spend a greater share of their total income on housing. As a result
lending institutions are now allowing households to go further into

debt in order to afford homeownership. Today, 33% of gross monthly income
is considered an acceptable percentage for housing costs. In addition,
lending institutions now include the income of a sccond wage earner when
determining a housechold's ability to meet sortgage poyments,  This
enables many households,who would otherwise not qualify for a loan, to
purchase homes. However, most houschcolds must cut back on other expen=
ditures if 33% of their income is earmarked for mortgage payments. This
is particularly the case for houscholds making less then the madian
income because they have relatively little to cover the cost of other

L,

basic necessitics.
The Housing Stock
1.

The Slugqish Market

New housing in Santa Clora County is being built at a ruch slower
rate than it was in the 1960's or early 1970's,

In April of 1973 Santa Clara County's estimated housing supply totaled
L61,200 units. OF these, approximately 46,550 are new units adde!
since April 1975. During this four year period (1975-1979), annuzl
housing production averaged It,6L0 units, representing a 11,2% incroease
in the total housing stock. However, in the previous four year period
(1971-1975), annual housing production averaged 4,900 units, repre-
senting a 17% increase in the total housing stock., Fiqure 2 depicts
the number of new dwelling units authorized by building permits in
Santa Clara County between 1966-78,



PERMIT

NUMBER OF BUILDING

FIGURE 2

NEW DWELLING UNITS AUTHORIZED BY BUILDING PERMIT
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Even though the demand side of the housing market remains heated,
new heusing construction remains slow. This sluggishness in housing
production can be attributed to several factors.

. The Federal inflation fight is having a significant impect on the
rate at which new housing is constructed.

The housing market is highly sensitive to national monetary policy.
The Fedzral cgovernment's policy of keeping a tight rein on the money
supply to dampen inflation,forces interest rates up, and makes the
amount of money available for construction leans and moitgages scarce.

Prime land for residential.development is limited which in turn
limits the number of new units that cen be produced.

The vast majority of prime residential land, particularly in the North-
west region of the County, is all used up. In addition, the general
plans constrain the amcunt of residential lend that can be developed

by 1930. Table 1 shows the amount of vacant residential land in

all cities in 1975, and the amount of this lend to be develeoped between
1975 and 1990. Note that by 1990, all the vacant residential land
within the present urban service aress is expected to be used. In

fact, it is more than likely this land will be used up well before 1990,



TABLE 1
RESIDENTIAL LAND IN CITY URBAN SERVICE ARFAS: FOLICY CONSTRAINED PROJECTION

. 1975 Available | Land Absorbed Betweoen 1930 fvailable
Land (Acres) 1975 & 1397 (Acres) Land (Acres)
For For
Arca of the County For Femily Family
Bwellings Duellines Duwellings
Horthwestern Cities
Palo Alto 270 270 0
Hountain View 140 140 0
Sunnyvale 260 260 0
Santa Clara 310 310 0
SUB AREA TOTAL 980 980 0
Central & East Valley Cities
Milpitas 2,270 2,270 0
San Jose 11,830 11,830 0
Campbell 110 110 0
SUB AREA TOTAL 14,210 1,210 0
Western Foothills Cities
Cupertino 780 780 0
Los Altos 160 160 0
Los Altos Hills 1,520 1,520 0
Los Gatos 1,660 1,660 0
Monte Sereno o 140 0
Saratoga 2,350 2,350 0
SUB AREA TOTAL 6,610 6,610 0
South Valley Cities .
Morgan Hill 3,200 1,320 1,880
Gilroy 870 870 0
SUB AREA TOTAL L, 070 2,190 1,830~
TOTAL FOR ALL CITIES 25,870 23,990 1,880

Footnote: land which would have to be held out of development in order to implement
Morgan Hill's Measure £ growth control limit.

SOURCE:  SANTA CLARA COUNTY PLANNING DEPARTMENT



Proposition 13 is contributing to the housing production slowdown.

Local govermments, concerned about the effects of Propesition i3 on
municipal services are unwilling to allow any additional residential
dev.lopment Lhat would require the extension of city services. This is
of particular concern for those cities who already have the veakest

tax bases in the County (San Jose, Milpitas, Morgan Hill, Gilroy), since
~they are projected to receive three-fourths of all new housing units
built between 1975 and 1950. Additional housing may conly be allowsd

in these cities if the costs of extending city services are borne by

the new units. This would result in even higher priced units,

2. Housing Mix
The rate of multi—fami]yx housing construction is slawing.

Currently,38% of the County's housing stock is made vpoof multi-family
units. Between 1956 and 1964 multi-family units increased substantially
as a percentage of the tota! housing stock. However, in rocent years
the proportion of new multi-family construction has been declining,

This trend is shown in Figure 3.

Cne reason that apartment construction has been low in recent years is
that construction costs have increased faster than rents. Owners of
conventionally financed new apartment complexes would be forced to charge
rents higher than comparably equipped existing complexes in order to just
break even, and so,few complexes have been built. A second reason for
the low construction rate is that financing requirements for multi~family
developments have become stricter. Developers are no required to make
larger downpayments in order to borrow money to pay for construction
costs. With more of their money tied up, developers have not been able
to build as many complexes as they could in the past. A third reason

is that the interest rate for borrowing moncy to construct apartment units
has been higher than the rate for construction of single family units.
This is a disincentive to multi-family developers.

A further disincentive to apartment developers is the prospect of rent
control which would diminish the attractiveness of apartment investrent.
Many landlords have not passed on their Proposition 13 tax savings to
tenants thus sparking growing community interest in rent control.

3. Housing Condition

The majority of the County's housing supply it alrcady in existence.

Only 18% of the projected total 1990 stock remains to be built in the

next 10 years. Approximately one-half of the projected 531,500 1990

units were built from 1950 to 1970. By 1990 these units will be 20 to

Lo years old and may suffer from deterioration. Alrcady many of t'e tract
homes constructed during this period are showing cvidence of wear.

“Gcnera]]y defined as above six dwelling units per acre. included under this
definition would be all types of densitics other than traditions) single~family
-units. '



FIGURE 3
PERMIT

SINGLE FAMILY/MULTI=-FAMILY 2Y BUILDING
COUNTY

SANTA CLARA

19661
12,000 |- N 566-1978
LN
7 e
§ =2,
11,000 |~ ; %\
¥ <,
4 [l
10,000 b= 4 ]
4 9
& :
y
9,000 b= ;
8,000 |- H
,' SINGLE FAMILY
7,000 |- H
o ,
_: =
6,000 }- H ;
I
i
5,000 |- F %
i 5
(Y A
4,000 |~ 'l' . ~ %
' ! ‘\ /‘ Y MULTI-FAMILY
3,000 [~ g 'S 4 .
5 e, o (Y
‘!' & Y
2,000 o’
.
1,000 |-
1 { ! 1 1 { 1 ] 1 1 | ]
67 58 69 70 71 72 73074 75 76 77 78
YEAR
SOURCE: SANTA CIARA CGUNTY PIANNING NERARTMENT




L. Misfit Between Housing Size and Household Size

. Housing built primarily in the fifties and sixties may not be
appropriate to meet the needs of households in the eighties.

Most of our housing stock was built during a more family oriented

and energy~-rich period, with big homes spread over lerge amounts of
land. However, as houscholds become smaller and household incomes

lag behind the rising costs of homeownership, our existing housing.
stock may not suit our changing lifestyles. |If present trends continue,
the future could find many households with very few people attempling
to afford housing units that are much bigger than they need and costing
much more than the household. income can reasonably afford to purchase
and to heat.

Conclusion

A partial cpproach to urban growth management has been adopted by many
jurisdictions. 1|t is based on a desire for fiscally sound development and
for having new housing pay all associated costs of services and facilities.
This fiscally based approach to residential growth management has not been
matched by management of industrial growth. This pressure to limit iousing
has also grown from the desire of residents to preserve their community's
character and the perceived amenity of smallness. This has contributed

to the escalating current housing needs that force many families and
individuals into housing which is unacceptable in terms of price, location

and/or condition. It has also resulted in an inefficient, overheated housing
market,

-11-



TABLE 12

1979 HOUSING SHORTFALL (SURPLUS) FOR WORKERS,
STUDENTS AND THE RETIRED BY CITY AND SUBAREA
OF SANTA CLARA COUNTY

1979 . 1579
Job 1979 Hous ing
Generated Housing Shortfall
Housing Total or {Surplus)
Subareas Demand Supply Units

Central
San Jose 140,741 230,570 (54,23
Milpitas 8,488 11,029 { 1,373)
Sub Total 149,223 2h1,599 (55,607)
Southwest
Campbell 10,681 13,766 {  939)
Los Gatos 9,167 11,766 143
Monte Sereno -—- 1,236 { 9hs)
Saratoga 5,716 9,389 ( 1,8hl)
Sub Total 25,564 36,157 { 3,585)
South Valley
Gilroy 4,258 6,847 { 1,358)
Morgan Hill 1,392 5,9k4 { 3,930)
Sub Total 5,650 12,791 ( 5,288)
Northwest
Cupertino 14,325 12,389 3,596
Los Al tos L 885 10,903 ( 3,603)
Los Altos Hills 1,996 2,611 { 142)
Mountain View 31,683 28,473 7,088
Palo Alto Ly,221 26,622 27,049
Santa Clara L, 052 34,059 15,53k
Sunnyvale 61,068 Lh, 989 22,189
Sub Total 205,230 160,052 71,711
15 - USA Total 385,673 450,599 7,231
Rural 8,848 10, 604 ( 150)

Countywide Total 39h,521 461,203 7,081



FORM 721
Statement of Economic Interests
{Government Code Sections 87200 et seq.)
Statements, newly slacted siate office halders

assuming office in Decamber or January, and
officials who have left office.

See “Instruction Manual for Statement of Economic Interest—Form 721.”

Please type or print in ink.

1. Name: Daniel V. Texera
2. Address: —....1210 Fremont Street, Santa Clara, California 95050 —

5. Office held:__City Councilman, Seat No. 5
{e.g.. county supervisor, city council member, stc.j

t 1 gla?,‘:):’;a [ 1County of [ x1 City of Santa Clara

4. Check the appropriate box: N/A Filed for Opinion Request only.

[ 1 This is my assuming offica statement. (File between January 1 and March 1))
[ 1 This is my annual statement. {State officers, including judges, file between January 1 and
March 1; city and county officials file between January 1 and April 1.}
[ 11 left the above-named office as of
{File within 30 davs of leaving office.) {Data}

5. Period covered by the Siatement:

January 1. 1979 10 November 1.,.1979
Mo. Day Year Mao. Day

Year
VERIFICATION

| declare under penalty of perjury thai | have used sl reesonable diligence in preparing this statement
and to the best of my knowledge it is trus and compieta.

Executed on ._November 6. 1979 i3 Santa Clara

at :
! i ) i
u/(/?u cf / 7~ {/ég Lo

. N
(Signaturs) 4
NOTE to officers recsiving statemnents: Excep: for statements of city managers and chief administrativg officers, which should baretzined
by you, imake and retain copies of ali statemants filed with you and forward the originals within five days of the tiling deadline {or of filed tate,

within five days of receipt} 1o: The Fair Poliucal Practices Commission, Conflicts of Intarest Division, £.0. Box 807, Sacramento, Califorma
95804.

- Califurnia,

o

FOR INFORMATION REQUIRED TO BE PROVIDED TO YOU PURSUANT TG THE INFORMATION

PRACTICES ACT OF 1977, PLEASE SEE INSTRUCTION MANUAL FOR STATEMENTS OF ECONOMIC
INTERESTS—FORM 721, APPENDIX 1i.

12778 Fair Political Practices Commissinn St



THE FOLLOWING SUMMARY MUST BE COMPLETED BY ALL FILERS

SCHEDULE A-Investments over $1,000

B schedule completed and attached O No reportable interests

SCHEDULE B--interests in Real Property over $1,000

W Sciedule completed and attached L3 No reportable irterests

SCHEDULE C-~Investments and Interests in Real Property Held by Business Entities or Trust

B schedule completed and attached 0 No reportable interesis

SCHEDULE D=-Income (Other Than Gifts)

B schedule completed and attached O e reportable interests

SCHEDULE E—~Gifts

& schedule completed and attached 0 ~No reportable interests

SCHEDULE EE-~Honoraria

O Sschedule completed and attached B No reportable interests

SCHEDULE F—~Income of Business Entity Which Provides Legal or Brokerage Services

O Schedule completed and attached Xl No reportable interests

SCHEDULE G~Income of Business Entity Which Does Not Provide Legal or Brokerage Services

B schedule completed and attached O o reportable interests

NOTE: Filars whose reportable interests on any particular schedule have not changed since a previously filed annual statement may

complete this statement by attaching the appropriaia schedule(s) from the previous annual statement and checking “"Schedule compieted
and attached” above.



SCHEDULE 721-A

Investments

{Government Code Sections 82034 & 87206)

investments owned by the filer, spouse and dependent children aggregating $1000 or more in

business entities in the filer’s jurisdiction,

Check One
. Texera Construction Company, Inc. [ 1 Valus does not excaad $10,000
(Name of Company)
. [ 1 Valus exceeds $10,000 but deoes not
Ownership_ Interest ’
(Natura of Interests, 3.9., COMMON SLOEK, PATtRership Inierast, et exceed 100,000
Cons truction/Development DatsAcquires 8/77 1 (] Value exceeds $100,000
{General Description of Business Actlvity) Date Disposed
Check Ong
Mary-Vin Corporation . 1 U1 Value does nat exceed $10,000
{Name of Company) T val s $10.000
. alue e 10, 5 t
. Common Stock - 50% Ownership Ll xc’z: 4 310,000 but daes o
{(Nature of Intarests, e.g., Common Stock, Partnership Interest, atc.) exceed $1 0,620
Construction/Development ovateAacaurea 1/78 XK Value excoeds $100,000
{General Description of Business Activity) Dats Disposed
Check One
....... [ 1 Value does not exceea 10,000
{Name of Company}
[ 1 Vaiue excesds 510,000 but doss not
[{Nature of Interests, 8.9., Cornmon Stock, Pertnersnip intsrast, stc.) excead $100,000
Date Acuired {1 Value sxceeds $100,000
{Ganeral Description of Susinass Activity) Date Olspossa
Check One
[ 1 Value does not exceed £10,000
{Name of Company)
{1 Value exceeds £10,000 but does not
(Nature of interests, 8.9, Commaon Stack, Partnership intarest, ste.l axceed $100,000
. Date Acquired {1 WValue excoeds $100,000
{Generai Description of Business Activity) Date Disposed
Check One
{ 1 Value does not excesd $10,000
(Name of Company)
[ 1 Value excesds $10,000 but does not

{Nature of Intercsts, e.g., Common Stock, Partnersiip Interest, stc,}

Date Acqulred

exceed $100,000

eneeseeaceseecemmasesssscessesecesomcaceaceneesensersencnnn {1 Value exceeds $100,000
(Genarai Qescription of Business Activity) Date Dispozed
Checw Une
oo oeeetn eeooeeee s e ematm e ea e maen eta e s e e e e memes seaeemememes cemeene nremann sen { 1 Value doos not exceed $10,000
{Nama of Company)
{1 Value sxceeds $10,000 but does not
{Nature of Intorosts, 0.9., Common Stack, Partnership Intarast, ste.) excead $100,000
A ir et
Date Acauired o eed ] Value exceeds $100,000
{General Dascription of Business Activity) Date Disposed
Check One
. { 1 Value does not exceed $10,000
{Name of Comnpany)
{1 Value exceeds $10,000 but does not

{(Nature of interests, e.g., Common Stock, Partnership Interest, stc.)

Dats Acquired
{Generxi Dascription of Business Aftivity) Data Disposed

{1

exceed $100,000
Value exceeds $100,000

Attach additional information on appropn'.ate/y labeled continuation sheets.



SCHEDULE 721-B

Interests in Real Property
(Government Code Sections 82033 & 87206)

Interests in real property in the filer’s jurisdiction in which the filer spouse and dependant children

have an aggregate interest of $1,00G or mare. (Principal place of residence is not reporiable.)

1365-1367 Block Drive (Duplex)

{Siresi AGdress or Precive Location of Froparty)

3/4 Equity Interest

Check One
Value does not exceed 510,00C

Value exceeds $10,000 but doas not
excead $100,000

Value sxeceds 3103000

*1867 Clay Street

{&iraet Address or Procise Location of Property)

Equity

{Mature of interast, ¢.g., Equity, Option)

Cneck Ong
Value does not exceod 510,600

Value excesds $10,000 but does not
excaed $100,000

Valug excosds $100,000

*2375 Patricia Drive

(Strant Address or Pracisa iocation of Property)

Equity

{Naturs of interest, o9, Eguity, Option)

Cheek One
Value doos not excsed 510,000

Value exceeds $10,C00 but does not
exceed $100,003

Valug exceeds $1050,000

_Equity

Dates Acauired 1966 "
Date Disposed

Dato Acquired 1968
Date Cisposed

Data Acquired 8/ 79
Date Dispossd

Data Acquired 11/7 9

{Nature of intersst, e.9., Equity, Dption)

Date Disposed

Check One
Value doss not excead $1:3,000

Value excecds $710,600 tur Hoes ot
exceed $100,000

Value exceeds $100,000

*344 Kellogg Way

{Strae? Address ar Precise Locstion of Froperty)

. Equity

(Maturs of lnterest, a.9., Equity, Option)

Date Acguired
Date Disposad

Checle e
Value doe: not exceed $10.000

Vialue excoeds $10,000 bus does not
«xeeed $100,660

Vailue excaeds $100,000

(3ireet Addrass or Precise Location of Property)

(Natura of interest, e.9., Sauity, Optisn)

Date Acquired
Oate Disposad

Check Dne
Value does not excesd $16,000

Value excecds $10,000 but docs not
exceed $100,000

Value exceads $100,000

(Strast Addrass or Procise Location of Proparty)

Date Acquireq
Dais Disposed

Clisck Cne
Value does not excecd $10,000

Valuag exceeds $10,000 but docs not
exceed $100,000

Value exceeds $100 000

Aitach additional information on aporoopriatelv Inhalad ransinsting e aes



LW RNE N R W T R A R Y L‘d&b‘ ER
Investinents and Interests in Real Property held by
Busingss Entities or Trusts
{Government Code Sections 82033, 82034 & 87208)

Reportable investments and interests in reai property held by business aintities or trusis in which the
filer, spouse and dependent children have an aggregate interest of 10% or more.

NAME OF BUSINESS ENTITY . Texera Construction Company, Inc.
INVESTMENTS HELD BY BUSINESS ENTITY

Check One

T S CS YT {1 Value does not excaed $10,020

[ 1 Value excezds $10,000 but dowrs not

{Native 0f invastraont, 8.9., CormmMon StOck, PArtNership Intercst, ete.) axceed $100,000

Date Acguired

..... e [ ] Value exceeds $100,600
{General Description of Business Activity) Date Disposed

Check Cne

[ ] Value does not excead $10,000
{Mamae of Campany)

[ 1 Value exceeds $10.000 but does not
{tiature of Invezimant, 6.9., Common Stock Partnerznlp Interest, otc.) exceed $100,000

{late Acguired

................... meeeed [ ] Valuo exceeds $160,000
(General Dascription of Business Activity) Date Disposed

Check One

e [ 1 Value doss not excesd $10,000

{ 1 Value exc:eds 510,000 but does not
{N3ture of lavestmaent, e.q., Common Stock, Fartnorship Interast, stc.) exeaed $100 600

e denred e 11V 45 $100,000
"""" fvive - alue exceads ,
{General Deascrintion of Gusiress Activity) Daie Disposad @ excesds 3 S

Attzch additional inforimation on appropriately labeled continuation sheets.

INTERESTS IN REAL PROPERTY HELD BY BUSINESS ENTITY

. . A A Check One
(office/commercial building) .
2795 Park Avenue [ ] Value does not exceed $10,000
(Sfreat Address or Precise Location of Properiy) [ 1 Value exceeds $10,000 but doas nut
exceed $100,000
Equity Date Acauired  8/77
{Nature ot intzrest, e.9., Equity, Option) © Date Disposed W (x] Value exceads $100.000
heck One
[ 1 Valus does not exceed $10,000
2795 Park Avenue .
[Stroet Address or Pracise location of Froperty) T [X Valus exczeds $10,000 but does not
exceed 51C0,060
Second Deed of Trust Date Acquired _._9.../_2_.9._.. {1 Value exczeds $100,000
iNalurs of interest, s.9., Equlty, Option) Date Disposed  1(3/70 ! ’

A Check One
(6 units townhouses)

1000-1050 Madison Street

(Gtreat Aadrcss or Precise Lacation of Broperty) T [ 1 Value exceeds $10,000 buu doc not
exceed $100,000

[ ] Vsiue does notexcezd 510,000

Equity Date Acquired 12 /77

........................................................... { Valua exceeds 5100,000
(MNature of Interast, 0.9., Eaudy, Option) Late Disposad Z; ; 79 }d e

Attach additional information on appropriately label~d continuation sheets.
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Investinents and lnterests in Real Property held by
Eusiness Entities or Trusts
{Government Code Sections 82033, 82034 & 872006)

Reportable investments aad interests in real propearty held by business entities or trusts in which the

filer, spouse and dependent children have an aggregate interest of 10% or more.

NAME OF BUSINESS ENTITY

Texera Construction Company, Inc. (g_gntinued)

INVESTMENTS HELD BY BUSINESS ENTITY

Check One
3 S S AT { 1 Value does not excied $10,000
[ ] Value axceads $10,000 but does not
{Niture of invesimant, 8.9,, GCOMMonN StOCK, Partiiership Inierest, etc.) exceed $100,000
Date Acquired [ ] Value exceeds 3100,000
{Generat Description of Buslness Activity) Date Disposed
Check One
{ 1 Value does not excased $10,000
iMarne of Company)
{1 Value exceeds $10,000 but does not
(Mature of Invesiment, 8.9., GCommon Stock Fartnersnip Interest, stc.) exceed $100,000
____________ Date Acquired [ 1 Value exceeds $103,000
{Ganerat Dascriptinn of Business Activity) Date Disposeu
Checlk One
. s ced §
(Nama of Company) [ 1 Value does not exceed $10,000
{1 Value exceeds $10,000 but does not
{Naturs of tnvastment, 8.9., Common Stock, Fartnersnip Inierest, stc.) exceed $100,000
Date Acqulred
iaéa'e-ral Description »f Buslncs';'Actlvi:;A) Data Disposed { ] Value exceeds 31 OD'OCO
Attach additional information on appropriately labeled continuation sheets.
INTERESTS iN REAL PROPERTY HELD BY BUSINESS ENTITY
(8 units townhouses) Check Une
eos . Value does not exceed $10,000
1701-1715 Civic Center Drive tl
{Siract Address or Precise Localion of Property) [ 1 Value exceeds $10,000 but does not
exreed $100,000
Equity Oate Acauired - 12/77 1 (R Valus exceads $100,000
(Naturo of interest, 9., Equity, Gplign) Dats Disposed 7/79 ’
Check One
{ 1 Value does not excred $10,000
[Street Address or Prezise Location of froperty) T (1 Valus exceeds $10,000 but does not
exceed $100,000
S, Date Acauired ey {1 Vaiue exceeds $100,000
{MNature o1 interest, 6.5, Equity, Ootlon) Data Disposed
. Check O
(unimproved) reck Cne
. [ ] Value does not exczed $10,000
1919 Bellomy Drive v
(Strest Address or Precisa Location of Property) [ 1 Value exceads $10,600 but doos not
exceed £100,000
Equity OateAcaured . 4179 | (X value exceeds $100,000
{Marura of interest, e.g., Egquity, Option)

Dats Disposad

Attach additional information on appropriately labeled continuation sheets,



T el 6B W G ot e ila K He BTN fage 3

Investrnents and Interests in Real Property held by
Besiness Entities or Trusty
{Government Code Sections 82033, 82034 & §7206)

Repcrtable investments and interests in real property held by business entities or trusts in which the
filer, spouse and dependeant children have an aggregate interest of 10% or moie.

NAME OF BUSINESS ENTITY ... Mary-Vin Corporation

INVESTMENTS HELD BY BUSINESS ENTITY

Check One
NS G GBIy [ o e e e { 1 Value does not exc:ed $10,000
{ 1 Value exceads $10,000 but does not
{Piature of investrent, .9., Common Stock, Partnership Interest, stc.) exceed $100,000
.................. Dats Acquired [ 1 Value axcesds 3100,000
{General Descrignlon of Business Actlvity) Date Disposed
Check One
....... { ] WValue does not exceed $10,000
{Nama of Compzny)
[ 1 Value exceeds $10,000 but does not
{Nature of Investment, 6.9., Common Stock Partnersnlp Intersst, stc.) exceed $100,000
............. Date Acqulred — [1 Value exceeds $100,000
{Ganeral Dascription of Buslness Activity) Cata Dispassd
Check One
----- [ 1 Value does not excesd $10,000
{Nams of Company)
[ 1 Value exceeds $10,000 but does not
{Naturs of Investmaent, s.g., Common Stock, Partnership Interast, etc.) exceed $100,000
o ired
orimenmennas . e Acquired {1 Valua excreds $100,000
{General Dascription of Business Actlvity) Date Disposed
Attach additicnal information on appropriately labeled continuation sheets,
INTERESTS IN REAL PROPERTY HELD BY BUSINESS ENTITY
Check Urnig
24) A
Townhouse Units at Homestead & Lochinvar {1 Valuo does rot exceed $10,000
{Strect Agdress or Precite Location of Property) [ ] Value exceeds $10,000 but does not
exceed $100,000
_Equity . Date Acaured . 5/78 <lus exceeds $100,000
{Maturs of Interast, o.g., Equity, Outlon) Date Dlsposed ( see attac ed
- Check One
{f 1 Value does not exceed 510,000
(Sireet Address or Fracise Location of Froperty) st [ 1 Value exceeds $10,000 but does not
exceed $100,000
f e mmacsoame—nemommcesmemm—menamanmaonsemescmman e Data Acquired e [ 1 Value exceeds $100,000
{(Naturs of Intersst, a.g., Equlty, Optlon) Date Clsposed
Chesk Cne
{1 Value does not excead $10,000
{Streat Aadress or Preciss Location of Broperty) T [ 1 Value exceeds $10,000 but does not

Date Acquired
Date Dliposed

(Nature of interesi. e.g., Equity, Gption}

excesd $100,000
Value excseds 510,000

Attach additional information on appropriately labeled continuation sheets.



Attachment to Schedule 721-C Pagge 3

Of the 24 units 17 were sold at various times during the year
1979. The business entity retains title to the remaining 7.



SCHEDULE 721-D Page 1
income (Other than Gifts)

{Government Code Sactions 82030 & 87207(a))

Income aggregating $250 or more from any source in the filer's jurisdiction. Salary and reimburse-
ment for expenses from federal, state and local government agencies are not reportable.

Check One
(ﬁiﬁ?ﬁ%ﬁ%fﬁ?ﬁiﬁ&ﬁtlon ComP any, Inc. [ 1 Amount or valuo raceived was not
) greater than $1,000
1265-A E1 Camino Real
{ 1 Amount or value received was greater than
Santa_Clara. CA. 95050 $1,000 and was not greater than 510,000
{Hadrass of the Sourcs utglncmm) h ,
[xj Amount or value received was greater
- th 10,000
Construction and Development an §
L Personal ServiCes . . e -
{Deseription af tha considuration, if any, for the incoms)
Check One
wa}?“a& m'.%g.\ftfr'c%?ielnrc%%aa)- -------- { 1 Amount or value recrived was not
greater than 31,000
900 Lafayette Street s
{ 1 Amountor valus received was greater than
anta ara . and was not greater than s
Santa Cl , CA 95050 $1,000 and han $10,000
{Addrass of tile Source of ncome)
mount or value received was greater
X A { ived was g
than $10,000
Bank

(Business Actlvity ot the Sourca of Income)

_Construction, Automobile, and Real Estate Loans

{Beteription of 1.8 Consigeration, if any, for the (ncome)

Cigcic Ong
Duplex . ;
(Name of tha Saurca of incame) L1 Amount u Vaz‘-’égi‘:ew“d e et
. greater than 571,000
1365-1367 Block Drive
X1 Amount or valus received was greater than
Santa Clara, CA 95050 $1,000 and was not greater than $10,000
{Rddrass of the Saurcs of TRcome) T
[ 1 Amount or value received was greater
than 810,000
Rental Property
(Business Activity of the Sourca of incama)
RO i
{Qescription of s Tonsideration, If any. for the income)
Checx One
..Single family rental - {1 Amount or valua received was not
{Name cf the Source of income)

1867 Clay Street

Santa Clara, CA

{Addrass of the Source of incoma)

Rental Property

greater than $1,000

Amount or vaiue received was greater than
$1,000 and was not greater than $10,000

Amount or value received .vas greater
than $10,000

{Business Activity of the Source of income)

Rental

{Description of the Consideration. if any, fur the fncoma)

Attach additional infrrmatinn ~— -



SCHEDULE 721-D page 2

liicome (Other than Gifts)

{Government Code Sections 82030 & 87207(s))

income aggregating $250 or more from any source in the filer's jurisdiction. Salary and reimburse-
ment for expenses from federal, state and local government agencies are not reportable

S.in fami ...rem:sa 1.
Bk

{Hame o urce of In

2375 Patricia Drive

Santa Clara, CA.

{Addrass of (ha Source of incoma)

{1]

(x

Check Qne

Amount or value received was not
greater than $1,000

Amount or value receivea was greater than
$1,000 and was not gresier than 810,000

[ 1 Amount or vaiue received was greater
than $10,000
Rental Property
{Business Activity of the Source of incamae)
Rental
(Dascription of tha Considaration, if ARy, 1OF L1 10COmIe) T e e T
Check One
le family..rental ) .
(Nam. oﬁh. TR T S ['1 Amourt or xtflue received was not
grester than 31,000
4090 lang. Stxeet ,
{x] Amcunt or value received was yreztar than
Santa Clara, GCA. $1,000 and was not greater than $10,000
{Rddreis of tiie Sourca of incomey 7T e e )
{ 1 Amount or value rececived was greater
than $10.000
Rental Property i
(Businsss Activity of the Source of income) o
Rental
{Gascriptian of the Consideration, If any, for the LRcoma) T e e
Check Onz
le family rental {1 Amount or value received was not
(Namn a¥tha 3qQurce o1 {Acoimse) ™
greater than 31,000
344 Kellogg Way.. .. ‘
[x] Amountor value received was greater than
Santa _Clara, CA. $1.000 and was not greater than $10,000
{Addfass of the Sourca of Incoms) - .
{1 Amount or value received was greator
than $10,000
Rental Property
{EUsiness Activity of the Sourcs of Ingr ma)
Rental
ng.s}}z..‘lcn 0! M Considsration, If any, 107 the Incomes T e
Chack One
R S '] Amount or vaiue received was «ot
{Nama of the Source of income) greater than 51 000
{ 1 Amount or vaiue received was gieator than
$1.000 and was not greater than 510,000
ta Source of | )
(Address of the Saurce of Incoma) [ 1 Amount or value received ~as greater

than $10,000

{Dascription of the Consideration, if any, for the Incomea)

Attach arfditinmal infaea— -2



ouNiEULE 721-E
Gifts
(Government Ccde Sections 82028 & 87207(za))

Gifts aggregating $25 or more from any source.

Marriott's Great America April, 1979
(Nams of Donor) TToeTeTemeTeTTRTLO TR Dateisy of GITt(s)

P.0. Box 393, Santa Clara $175.0
------------------------------------------------------- - LT Ty VRPN SO
{Aadress) 7 Value of GIFt(s)

Amusement Park Admission Fees
{Husiness Activity, if any, of the Bonor) T R “TBescristion of Gittsy
------- - - .- wam- -4 Y T uy 0
{iName of Donor) Date(s) of Gifi(s)

(Aadross) T T e e e ] varue of Girtesy T
(ausinass Activity, it aa-o;:-of the Donor) - . Qescription of Gm(s)" )
{Name of Donor) ’ 1 Data(s) of Gift(s)
........................ - . - ——- - Fopupp o
{Address) Vaiuve of Gift(s)

(Business Activity, If any, of the Danor) Ty Sescrintion of GIF(s)
(Name of Donory T T ] T Datets) of Gifi(s) i
(Radress) T T T Value of Gittgey o
{Businass Actlvity, if any, of the Donoc) T ] T Description of GHEE
{Name of Doriar] ) TreeTTYSOOOO T Data(s) of Gife(s)
(Badressy T TR Value of Gift(s)
(Business Actiaty, If any, of tha Donar) T T Deseription of Giftisy

Attach additional information 1n appropriately labeled continuation sheets.

.7-



SCHEDULE 721w

HAonoraria

(Government Code Sections 82028, 82030 and 87207(a})

Paymants, aggregating $25 or more, received for speaking at an event, partizipating

leading a seminar or providing similar services

in a panel,

Rame of Soarca Tt T e T
Amount or Valua of Baymant(s) T
Radragy Tt TR TITITIIIIITIIIIITIII IS I T Bescrintion of Bayment(s) T
Biicindas Adtivity, If any, af Gource T T ST 1  Secific Dascription of Servicois) frndesed
Ctnsr Rejovant Information (Cptlonasl}:
P
Date(sy of Paymentis) T
Narme of Soorce Trrmenmes TR TrTTTmem ey 1
Amount of Vaiun of Paymancis; T
Address T T ST Dascription of Payment (s T
Basiness Activity, I any, of Source " T mmmesmmemememmn Yl E5edific Description of Sarvice(s) Rendered
Othoar Rzlevant information (Cptional):
Bate(sy of Baymant(a) T
Py S ST
Amount of valea of Paymeai(sy T
Radress T s e e e e e e Vo BaseriEtion of Bayerneainia) T
Business Activity, it any, of Saares T Spetitic Dasuription of service(s) Ramcored
Qthar Ratavant Information {Cptional):

Aitach additional information in appropriately labeled continuaticn sheets.



SCHEDULE 721-F
Income of Business Entity Which
Provides Legal or Brokerage Services
{(Government Code Sections 82030 & 87207(b))

Incoma {from sources in the jurisdiction) of a business entity in which thefiler, spouse and dependent
children have an aggregate interest of 10% or more.

e m——— D L T T T T 2

l.ist the name of each individual or entity who paid fees to the above business entity if your pro rata share of the fees
v/as $1.200 or mare:

Attach additional information on appropriately labeled continuaticn sheats.

-9.
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SCHEDULE 721-G
income of Business Entity Which
Doss Not Provide Legal or Brokerage Services
(Government Code Sections 82030 & 87207(b))

Income {from sources in the jurisdiction) of a business entity in which the filer, spouse and dependent
children have an aggregate interest of 10% or more.

Texera Construction Company, Inc.

{Nama of Businass Entity)

1265-A E1 Camino Real, Santa Clara, CA 95050

(Addrasi of Busines Entity) T e o o

Construction and Development Company

(Detcripticn of 1ts Businass Activity)

List the neme of each individual or entity from whom the above business entity recsived payments if your pro rata share of
aross receipts frem the individual or entity was $10,000 or morae.

M. Barber | ' Y. Pyon

1.. Norman J. Haliburton

H. Nudlemen P.T.L. Second, a limited partnership
A. Wong M.K.P. Co,, a limited partnership

K. & D. Seriman J. Lampl

Mary-Vin Corporation
{HNamae of Suiiness Entity)

.................................

1265-A E1 Camino Real, Santa Clara, CA 95050

{Addross of Business Entity)

Real Estate Development
{Detcription of its Euriness Entity)

List the name of each individual or entity from whom tha abova business entity received paymants if your nro rata share of
gress receipts from the individual or ertity was $10,000 or more.

A. Wong C. & C. Pratte K. Yiu
J. McGregor W. Uchimoto J. Piechoto
M. Hover C. Coupal P. Pardaman
N. Byl C. Cole
R. Chen C. Deason

~_B. Tang J. Donovan

Fg



