STAFF REPORT

SAUSALITO PLANNING COMMISSION

Project General Plan Amendment: Focused Housing Element Amendment to
Remove the Horizontal Mixed Use Program, Add 330 Ebbtide Avenue
to the Residential Sites Inventory, and Update Progress in
Implementation of Accessory Dwelling Unit, Liveaboard, and Multi-
family Development in Multi-family Zones Programs

GPA 14162
Meeting Date July 9, 2014
Staff Lilly Schinsing, Administrative Analys@

REQUEST

1. Review the draft Addendum to the initial Environmental Study/Negative Declaration
prepared for the 2009-2014 Housing Element (Exhibit C) and make any appropriate
modifications; and '

2. Review the draft Focused Housing Element Amendment (Exhibits B.1-B.6) and make any
appropriate modifications; and

3. Adopt the draft resolution recommending City Council adoption of the Addendum to the
Initial Environmental Study/Negative Declaration and the Housing Element amendment

{Exhibit A)

PROJECT INFORMATION

Applicant City of Sausalito

Authority California Govemnment Code §65350 authorizes a city to amend its
General Plan and Govermnment Code §656353.a requires the Planning
Commission to hold at least one public hearing before approving a
recommendation on the adoption or amendment of a General Plan.

SUMMARY

At the June 24, 2014 City Councii meeting the Council directed staff to initiate a focused
amendment to the current Housing Element fo remove the Horizontal Mixed Use program
(Program 8b in the Housing Element) and add 330 Ebbtide Avenue to the sites inventory; proceed
with a Focused Review of the draft Housing Element amendment with the State Department of
Housing and Community Development (HCD);, proceed with a public hearing before the Planning
Commission and upon receipt of HCD's compliance letter on the amendment, proceed with a
public hearing before the City Council, and upon adoption, submit the adopted Housing Element to
HCD. This staff report addresses the proposed focused amendment to the current Housing
Element.
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BACKGROUND

See the July 9, 2014 Planning Commission staff report' on the Special Needs Housing and
Vertical Mixed Use Zoning Ordinance amendments for background information and meeting
dates on fracks one and two of the Housing Element update.

HMU PROGRAM

The Horizontal Mixed Use (HMU) Program 8b in the 2009-2014 Housing Element provides an
overlay on two properties in the CN-1 Zoning District that allows for ground fioor residential use
under certain conditions related to affordability and unit type. At the April 22, May 20, and June
24, 2014 City Council meetings the Council considered a number of options for modifying the
HMU program pursuant to community concern raised regarding the HMU program and its
application fo two CN-1 zoned parcels on Bridgeway in the Spring Valley neighborhood. The
primary concern enunciated was that allowing residential on the ground fioor of these properties
coupled with the potential for additional units allowed under the State Density Bonus law would
impede views, negatively impact traffic and parking in the neighborhood, and result in a loss of
neighborhood businesses and change in character of the neighborhood.

R-3 ZONING DISTRICT ANALYSIS

Pursuant to Council discussion at the May 20, 2014 meeting and Housing Subcommittee
direction at the June 13, 2014 meeting, the City’s housing consultants revisited the analysis of
the R-3° Zoning District {(Multiple Family Residential) parcels conducted in the 2011-2012 time
period with the goal of developing alternatives fo the HMU program. The analysis included a
review of the original data files from the county wide property records system (Marin Maps GIS).
This information was compared with the consultant's database that was created in order to sort
and filter the parcels.

Criteria, or filters, were developed to aid in the selection process for the sites inventory
conducted in the 2011-2012 time period. Parcels with the following features were removed from
consideration:

Parceis of 40% average slope

Landlocked parcels

Parcels with existing homes built after 1980

Parcels less than 3,000 square feet

Parceis on City's List of Noteworthy Structures

Parceis that had approved or consifructed projects

Parceis that could not reasonably be expected to be redeveloped with at least one
additional unit

» Parcels that had obvious parking constraints

YV VVYVVYY

With the goal of developing alternatives to the HMU program, the consultants specifically
researched R-3 parcels 12,000 s.f. or greater that could potentially provide viable multi-family
housing opportunities, A viable site would be considered a vacant or underutilized site that could
provide at least eight units and could be reasonably considered to be developed with new
housing within the Housing Element planning period.

' Located onfine: hitp://www ¢l sausalito.ca us/index. aspx7page=43

* Sites that allow a minimum of 20 dwelling units per acre meet the State’s “default density” and may
contribute to the lower income category of the Regional Housing Needs Assessment (RHNA), R-3
Parcels have a maximum density of 20 dwelling units per acre, which is above HCD's “defauit density” of
20 units per acre,

Iltem 1 Staff Report - Page 2 of 7



Focused Housing Element Amendment Page 3
GPA 14-162 July 9, 2014

There are a total of 589 parcels that are zoned R-3. Of that total, only 17 of the R-3 sites are
12,000 s.f. or greater. This means that of all the R-3 zoned properties in the City, less than 3%
are 12,000 s.f. or greater in size,

The disposition of the 17 sites can be summarized as foliows.

» Siles deveioped as Muiti-Family Properties {11)

> Alta Mira Recovery Programs Property {2)

»  Single-Family Property (1)

» Sites on adopted Housing Element Sites Inventory (1)

»  Church (1)

¥ Underwater Parcel (1)
The additional review revealed one site that is both developed with existing units and has
potential as an opportunity site. This property is located at 330 Ebbtide Avenue, is 32,477 s.f.
and has two existing homes on it. The average slope is 40.77% {which is slightly larger than the
2011-2012 inventory filter of 40%). As the property is zoned R-3 (Multiple Family} under the
current zoning the properly size could support a maximum of 21 units. The property has street
frontage on both Ebbtide Avenue and Bridgeway. This is beneficial for vehicular access and
would assist in overcoming the constraint of the slope on the site. Adjacent to the site is another
smaller vacant parcel (301 Ebbtide) with 47% slope which is under the same ownership. The
301 Ebbtide parcel was not included in the analysis of the site potential but could conceivably
be utilized to support some aspect of a future residential development on the 330 Ebbtide Ave.
parcel. See Exhibit C for a data sheet on 330 Ebbtide Avenue.

Due to the age, condition and size of the structures on the 330 Ebbtide parcel and the parcel
slope being just slightly over the 40% threshold, staff and consultants found that the site couid
reasonably be considered a candidate site for redevelopment within the planning period.

Staff reviewed the 330 Ebbtide Avenue site with Melinda Coy at HCD, and she concurred that it
appears o be a suitable replacement site for both HMLU! sites at 1901 and 2015 Bridgeway. As
the 330 Ebbtide Avenue parcel is already zoned R-3, it may be counted towards the RHNA as
providing units for lower income households and may be added to the sites inventory, which is a
listing of residential sites in the City that are suitable for residential development, A site
inventory of land suitable for residential development is a required component in a City’s
Housing Element. This site inventory includes vacant sites and sites that have the potential for
redevelopment, plus an analysis of the relationship of zoning and public facilities and services to
these sites. Adding the 330 Ebbtide Avenue site does not require any zoning map or zoning
ordinance modification. Furthermore, adding the 330 Ebbtide Avenue site does not increase
the density or modify the allowable development standards on the site in any way.

COUNCIL DIRECTION

The Clty Council discussed the HMU regulations {Program 8b) at a meeting on June 24, 2014
and directed staff to initiate a focused amendment to the current Housing Element to remove
the HMU program (Program 8b in the Housing Element) and add 330 Ebbtide Avenue 10 the
sites inventory. Proceed with a Focused Review of the draft Housing Element amendment with
the State Department of Housing and Community Development (HCD). Proceed with a public
hearing before the Planning Commission and upon receipt of HCD's compliance letter on the
amendment, proceed with a public hearing before the City Council, and upon adoption, submit
the adopted Housing Element to HCD (5:0). The redlined copy of the focused amendment of the
Housing Element is provided as Exhibits B.1-B.6.
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ANALYSIS: HOUSING ELEMENT AMENDMENTS

The addition of 330 Ebbtide to the residential sites inventory and the elimination of the HMU
program will require an amendment to the City's current Housing Element. Af the June 24, 2014
City Council meeting the Council directed that staff initiate the required amendments to the
current Housing Element which include®,

Chapter If - Housing Plan (see Exhibit B.1 for redlines)

v" Rewrite Program 8, Mixed-Use in Commercial Districts, to integrate 8a (VMU) with
proposed changes to aliow small 2nd story commercial, and update timeframe for
adoption. Eliminate Program 8b (HMU)

v Update Program 10, Accessory Dwelling Units, to reflect adoption of ordinance and
progress towards new and amnesty ADUs

v Update Program 11, Liveaboards, to reflect current status of local and BCDC marina
permitting during planning pericd

v' Eliminate cross-references to Program 8b (HMU) in policies and programs, and remove
from Impiementation Tabie

v" Update Program 20 to reflect adoption of standards to promote multi-family in R-2-2.5
and R-3 zones

Chapter IV - Housing Resources (see Exhibit B.2 for rediines)

v' Update Residential Sites Inventory and narrative to add 330 Ebbtide Avenue, eliminate
HMU, reflect ADU progress during planning period and current status of liveaboard
permitting

Appendix B - Housing Consiraints (see Exhibit B.4 for redlines}

v" Revise analysis under Land Use Controls to eliminate HMU and reflect revisions to VMU
for second story commercial

v Update to reflect standards adopted in Ordinance No. 1217 to promote multi-family
development on R-2-2.5 and R-3 parcels

Appendix C - Vacant and Underutilized Sites Analysis (see Exhibit B.§ for rediines)
v Add 330 Ebbtide Avenue
v Eliminate reference to HMU
Appendix G - Vacant and Underutilized Sites Inventory Chart (see Exhibit B.6 for rediines)
v Update chart to eliminate HMU references
v Add 330 Ebbtide Avenue to chart

These changes to the 2008-2014 Housing Element are considered a Focused Amendment by
HCD, and can be reviewed in an expedited period of approximately two weeks. During this
review period, staff will coordinate with HCD to make any necessary refinements to the
Amendment text. At the completion of their review, HCD will issue a compliance letter on the
Draft Amendment. Demonstration of the City's progress in implementation of the ADU and
liveaboard programs in the amendment will eliminate the prior finding of “conditional
compliance.” Concurrently the City is proceeding with a public hearing before the Planning
Commission and public hearing before the City Council for adoption. The adopted amendment
to the current Housing Element will then be submitted to HCD and a compliance letter will be
issued. The City will proceed with the update of its 5th cycle 2015-2023 Housing Element, and
with a compliant 4th cycle Housing Element, will maintain eligibility for streamiined review. See
the fiow chart below for the anticipated schedule;

¥ The amendment also includes updates 1o show progress in implementation of the Accessory Dwelling
Unit program, Liveaboard program, and Multi-family Development in Multi-family Zones program.
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BUTTE STREET SITE

Neighbors and property owners in proximity to the vacant parcel at Lincoln and Butte Street
have requested removal of the parcel (aka Butte Street Site) site from the Site inventory in
Appendix G (see Exhibit B.6- Parcel No. 39, APN 064-321-01, listed with address "Bufte
Street”). See correspondence in Exhibit A.1. The Butte Street site is currently zoned R-2-5, and
is approximately 83,000 square feet. Due to its size and current zoning, the Butte Street site is
listed in the inventory as having the potential for 16 additional units (in the Above Moderate
income category). The rationale for the neighbors’ request is that the Butte Street site has been
the subject of discussion about conversion o open space.

On February 11, 2014 the City Council voted fo direct the Butte Street Task Force to enter into
discussions with the other interested parties and confirmed the City’s intent to donate its interest
in the Butte Street property, and that all the terms and conditions will be brought back to the City
Council for final action {(5:0).

As the City has not taken finai action on the disposition of the Buite Street site, nor has the
process of rezoning the site for Open Space been initiated, Staff recommends that it is
premature at this time to remove the Butte Street site from the inventory. With the Second Track
Update of the Housing Element there will be another opportunity in the Fall of 2014 to
reexamine appropriateness of removing the Butte Street site from the 2015-2023 Housing
Eiement sites inventory.

GENERAL PLAN CONSISTENCY

Staff has reviewed the General Pian objectives and policies and determined the proposed
amendments to remove the HMU program 8b from the current Housing Element and add the
330 Ebbtide Avenue site to the residential sites inventory are consistent with the General
Plan, including the following policies and programs:

+ Policy HE-2.1. Variety of Housing Choices. Encourage diversity in the type, size,
price and tenure of residential development in Sausalifo, while maintaining quality of
life goals.

» Program HE-7. Residential and Mixed-Use Site Inventory. Maintain a current
inventory of vacant and underutilized residential sites, and mixed-use sites within the
City's commercial districts. Provide the site inventory and available development
incentives information to inferested developers.
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¢ Policy LU-25 Commercial/Residential Conflict. Encourage rebuilding and reuse of
commercial space in a manner which minimizes conflict with adjacent residential uses.

s Policy LU-2.8. Upper Floor Residential Uses. Encourage residential use on the
upper levels of commercial sfructures.

e Policy LU-2 12. Neighborhood Commercial Uses. Promote only those uses that will
increase the diversity and economic viabilify of local neighborhood commercial areas
that serve immediate neighborhoods as described in Table 2-1, General Plan Land
Use Categories and as shown on the General Plan Land Use Map GP-4,

ENVIRONMENTAL REVIEW

California Environmental Quaiity Act (CEQA) regulations require the City to analyze whether the
proposed amendment of the Housing Element would result in significant environmental impacts.
Prior to the adoption of the current Housing Element, an initial environmental study and negative
declaration were completed, circulated, and adopted by the City in October 2012 (see
Attachment in Exhibit C). These documents concluded that the Housing Element Update would
have no significant impact on the environment.

CEQA Guidelines allow for a lead agency to prepare an addendum to an adopted negative
declaration if only minor technical changes or additions have been made and other
requirements have been met (explained in more detail in Exhibit ), and staff has determined
that an addendum to the Negative Declaration prepared in 2012 for the Housing Element is the
most appropriate environmental review for the Housing Element Update. The Addendum to the
2012 Negative Declaration is included in Exhibit C of this report, As reflected in the Addendum,
after an analysis of the proposed Focused Housing Element Amendment, it has been
determined that adoption of the Amendment will not have a significant impact on the
environment. The Amendment does not modify development paiterns in the City or propose
changes in the pattern of land uses established in the General Plan. The Amendment does not
propose specific development projects. As projects are proposed in the future, they will be
reviewed for consistency with these documents and for impacts to the environment per CEQA.

Per CEQA requirements, the Addendum does not need fo be circulated for public review (CEQA
Guidelines Section 15184),

PUBLIC NOTICE AND WRITTEN COMMENTS

Notice: In February 2014 a postcard noticing was mailed to all property owners and residents in
Sausalito providing noticing of the Housing Element Implementation (Track One) Amendments
and the Housing Element Update (Track Two), the March 15, 2014 community workshop and to
inviting interested community members to join the emall notification list for future
meeting/hearing dates. Prior to and on June 28, 2014, notice was provided to all Sausalito
property owners and occupants, given in the Sausalifo Currents, the Housing Element email
nofification blast, posted at City Hall, and published in the Marin Independent Journal,

Written Comments; As of the writing of this staff report, comments received are submitted in
Exhibit A1, Comrespondence submitted after the writing of this staff report will be posted on the
City's website (hitp://www.ci sausalito.ca us/) and available at the City Councit public hearing.
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RECOMMENDATION

Staff recommends the Planning Commission take the following actions: él

1. Review the draft Addendum fo the Inifial Environmental Study/Negative Declaration
prepared for the 2009-2014 Housing Element (Exhibit C) and make any appropriate
modifications; and

2. Review the draft Focused Housing Element Amendment (Exhibits B.1-B.6) and make any
appropriate modifications; and

3. Adopt the draft resolution recommending City Council adoption of the Addendum o the
Initial Environmental Study/Negative Declaration and the Housing Element amendment
{Exhibit A)

EXHIBITS
A. Draft Planning Commission Resolution
B. HE Amendments
1. Redlined Chapter il - Housing Plan 0
2. Redlined Chapter IV - Housing Resources i
3. Figure 4.1: Map of Vacant and Underutilized Sites in Sausalito (inserted on Page
IV — 11 of Chapter IV}
4. Redlined Appendix B - Housing Constraints
5. Rediined Appendix C - Vacant and Underutilized Sites Analysis
8. Rediined Appendix G - Vacant and Underutilized Sites Inventory Chart
C. Addendum to Negative Declaration i
. 330 Ebbtide Avenue Data Sheet !
E. Correspondence .

1. Huntting, received June 30, 2014
ECDDWROJECTS - NON-ADDRESS\GPARG14\GPA 14-162\Planning Commission\pesr 7-0-14.dog
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SAUSALITO PLANNING COMMISSION RESOLUTION NO. 2014-XX

RECOMMENDATION OF CITY COUNCIL APPROVAL OF THE GENERAL PLAN
AMENDMENT FOR AFOCUSED AMENDMENT TO THE HOUSING ELEMENT
GPA 14-162

WHEREAS, the Sausalito Housing Elerment of the General Plan was adopted by the City
Council on Cclober 8, 2012, and

WHEREAS, an Initiai Environmental Study/Negative Declaration for the 2009-2014
Housing Elerrent Update was adopted by the City Councii on October 8, 2012; and

WHEREAS, California Government Code Section 85350 authorizes a city to amend its
General Plan, and

WHEREAS, California Environmental Quaiity Act (CEQA) Guidelines Section 15164
allow for a lead agency to prepare an addendurn to an adopted negative declaration if only
rinor fechnical changes or additions have been made and other requirernents have been
met; and

WHEREAS, 11 public meetings were conducted on the implementation programs of
the housing element between January and July 2014, and

WHEREAS, one public workshop were conducted on the implermentation programs of
the housing element on March 15, 2014; and

WHEREAS, on June 24, 2014 the City Council directed that the City initiate a focused
amendment to the current Housing Element to remove the Horizontal Mixed Use program
(Program 8b} and add 330 Ebbtide Avenue to the sites inveniory; and

WHEREAS, on July 3, 2014 the State of California Department of Housing and
Community Development was provided with a request for a Focused Amendment {o the
housing element to remove the Horizontal Mixed Use program 8b, add the 330 Ebbtide
Avenule site fo the vacant and underutilized sites inventory chart and refiect the current status
of implermentation of housing element programs including the accessory dweliing unit and
liveaboard permitting; and

WHEREAS, Government Code §65353.a requires the Planning Commission to hoid at
least one public hearing before approving a recommendation on the adoption or amendment
of a General Pian; and

WHEREAS, a duly noticed public hearing was conducted by the Planning Cormmission
on the focused amendment fo the Housing Element of the General Plan to remove the
Horizontal Mixed Use program 8b, add the 330 Ebbtide Avenue site to the vacant and
underutilized sites inventory chart and reflect the current status of implementation of housing
element programs including the accessory dwelling unit and liveaboard pemnitting at a special
meeting on July 8, 2014; and

WHEREAS, the amendment to the Housing Elemeni was assessed in accordance
with the authority and criteria contained in the Califomia Environmental Quality Act (CEQA),
the State CEQA Guidelines, and the environmental regulations of the City. It can be seen with
certainty that there is no possibility that the adoption of the Housing Element may have a
significant effect on the environment, Additionally, the Housing Element Update proposes no
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substantial changes that will require major revisions of the previous negative declaration, no
substantial changes have occurred with respect to the circumstances under which the project
is undertaken, and no new information of substantial importance identifies significant effects
not discussed in the negative declaration prepared for the prior Housing Element. Therefore,
in accordance with Section 15164 of CEQA, an addendum to the adopted 2009-2014 Housing
Element Initial Environmental Study/ Negative Declaration was completed. The amendment
does not include modifications to development patterns or changes in the pattern of land uses
established in the General Plan. Further, the amendment does not propose or contemplate
specific development projects. All new development and redevelopment projects in the City,
however, are required to be consistent with the general plan and development regulations
established in the municipal code. As projects come forward In the future, each project will be
reviewed for consistency with these documents and for impact to the environment per CEQA;
and

WHEREAS, the Planning Commission finds the proposed amendments are consistent
with the General Plan as described in the staff report dated July 9, 2014,

NOW, THEREFORE, THE PLANNING COMMISSION HEREBY RESOLVES AS FOLLOWS:

1- The Planning Commission recommends the City Council adopt the addendum fo the
adopted 2008-2014 Housing Element Initial Environmental Study/Negative Declaration in
Attachment 1.

2- The Planning Commission recommends that the City Council approve the General Plan
Amendment which will amend the Housing Element adopted October 9, 2012 pursuant
to the medifications in Attachment 2.

RESOLUTION PASSED AND ADOPTED, at the regular meeting of the Planning Commission
onthe  day of , 2014, by the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:
Jeremy Graves, AICP
Secretary to the Planning Commission
ATTACHMENTS:

1~ Addendum to the Initial Environmental Study/Negative Declaration prepared for the 2008-
2014 Housing Element
2- Planning Commission Recommended Focused Housing Element Amendment

RCDERPROJECTS - NON-ADDRESSIGPAZOAGPA 14-162\Planning Commission\ps reso 7-8-14.doc
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CHAPTER 1 — HOUSING PLAN

The Housing Plan contains the goals, policies and implementing programs of the Housing
Element. The 2009-2014 Housing Plan, which has been drafted with community and decision-
maker input, identifies housing needs, resources and constraints and is based upon experience
gained from impiementation of the former Housing Element adopted in 1995. The first section
of the Housing Plan seis forth the Element’s goals and policies, followed by the second section,
which establishes the implementing programs. £ach of these two sections is organized around
the following seven goals of the Element:

»  Preserving housing and neighborhood assets.
Goal 1.0: Maintain and enhance the guality of existing housing and ensure that new
residential development is compatible with Sausalito's small town character.

s  Encouraging diversity in housing,
Goal 2.0: Provide opportunities for a range of housing types in a variety of locations and
densities to meet the diverse needs of the Sausalito community.

e Enhancing housing affordability.
Goal 3.0: Expand and protect opportunities for households of all income levels to find
housing in Sausalito and afford a greater choice of rental and homeownership
opportunities,

s  Reducing governmental constraints,
Goal 4.0: Reduce governmental constraints on the maintenance, improvement and
development of housing while maintaining community character.

s  FPromoting equal housing opportunities,
Gioal 5.0: Promote equal housing opportunities for all residents, including Sausalito’s
special needs populations, so that residents can reside in the housing of their choice.

s Implementing environmental sustainability.
Goal 6.0: Promote environmental sustainability through support of existing and new
development which minimizes reliance on natural resources.

o DPromoting community nvelvement,
Goal 7.0: Promote the active participation of citizens, community groups, and
governmental agencies in housing and community development activities,

Housing Element Update 2005 - 2014 Page H - 1

Chapter il ~ Housing Plan Adopted-Ostebers-2010 |

Focused Amentment to Adopted H.
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A. Goals and Policies

The following Housing Element goals and policies will guide the City’s actions pertaining to
housing during the planning period.

Preserving Housing and Neighborhood Assets

Goal 1.00 Maintain and enhance the quality of existing housing and ensure that new
residential developrent is compatible with Sausalito’s small town character.

Policies

Policy 1.1 Housing Design. Review proposed new housing and accessory dwelling units to
achieve excelience in development design. Encourage design that enhances neighborhood
identity with sensitive transition of scale and building bulk, is compatible to the surrounding
neighborhood, and uses guality building materials.

implementing Programs:

Program 4 — Residential Design Review

Policy 1.2 Historic Preservation. Support efforts to identify and preserve historic structures.
Ensure the compatibility of infill development in the context of Sausalito’s historic resources.
implementing Programs:
Program 3 — Historic Design Guidelines and Preservation Incentives

Policy 1.3 Maintenance and Management of Quality Housing. Support good management
practices and the long-term maintenance and improvement of existing housing through code
enforcement and housing rehabilitation programs.

implementing Programs:

Program 1 - Code Enforcement;

Program 2 — Residential Rehabifitation Loan and Energy Retrofit Programs

Policy 1.4 Rental Housing Conservation. Continue to conserve the existing rental housing stock
by limiting the conversion of rental units to ownership or non-residential uses.

Implementing Programs:

Program 5 — Condominium Conversion Regulations

Policy 1.5 Protection of Existing Affordable Housing. Ensure the continued affordability of
income-restricted housing for lower and moderate income households.

implementing Programs:

Program & — Preservation of Existing Affordable Rental Housing

Palicy 1.6 Neighborhood Services, Promote neighborhood vitality and reduced reliance on the
automobile by supporting the provision of neighborhood serving uses, such as grocery stores.
Implementing Programs:
Land Use Element Program LU-2.13.1 —~ Zoning Ordinance — Neighborhood Commercial uses

Housing Element Update 2009 - 2014 Page I} -2
Chapter il — Housing Plan W 1,01
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Economic Development Element Progrom £-5.1.1 — Permitted Uses (Neighborhood
Commerciol)

Encouraging Diversity in Housing

Goal 2.0: Provide oppostunities for a range of housing types in a variety of locations and
densiies to meet the diverse needs of the Sausalito community.

Policies

Policy 2.1 Variety of Housing Choices. Encourage diversity in the type, size, price and tenure of
residential development in Sausalito, while maintaining guality of life goals.
impiementing Programs:
Progrom 8 — Mixed Use Zoning in Commerciol Districts
Progrom 9 — Non-Troditional Housing Types
Progrom 10a — Accessory Dwelling Units — Adoption of Regulations to Fncourage New ADUSs
Program 10b — Accessory Dweiling Units — Registration and Amnesty of Existing ADUSs
Program 11 — Liveoboard Housing

Policy 2.2 Adequate Sites. Provide adequate housing sites through appropriate land use and
zoning designations, consistent with Sausalito’s regional housing growth needs.
implementing Programs:
Program 7 — Residentiol und Mixed- Use Site Inventory

Policy 2.3 Adaptive Reuse.
Support innovative strategies for the adaptive reuse of commercial structures to provide for a
range of housing types and residentiai uses, for example, the residential use of upper floors of
commercial buildings.

implementing Programs:

Program & ~ Mixed Use Zoning in Commercial Districts

Policy 2.4 Legalization of Existing Accessory Pwelling Units,
Establish an amnesty program for existing accessory dwelling units by establishing a period of
time for owners of un-permitted uniis to register their units and make them fegal.
impilementing Programs:
Program 10b — Accessory Dwelling Units — Registrotion and Amnesty of Existing ADUs

Policy 2.5 Creation of New Accessory Dwelling Units.
Enable the construction and/or creation of new accessory dwelling units in residential zoning
districts to increase the supply of affordable housing and address a portion of Sausalito’s
regional housing needs. Ensure accessory dwelling units are designed to be compatible with the
surrounding neighborhood.

implementing Programs:

Program 4 ~ Residentiol Design Review

Program 10a — Accessory Dwelling Units — Adoption of Reguiations o Fncourage New ADUs

Housing Element Update 2009 - 2014 Page i -3
Chapter H - Housing Plan Adepted-Oeteberd-a0l
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Policy 2.6 Liveahoard Housing.
Protect liveaboards as a source of affordable housing and officially recognize them as part of the
community’s housing stock. Work with residents, marine operators and owners, agencies and
non-profit groups to identify ways o assist in the long-term affordability and maintenance of
this unique form of housing in Sausalito.

Implementing Programs:

Program 11 — Liveaboard Housing

Housing Element Update 2009 - 2014 Page il - 4
Chapter H — Housing Plan 8 2049
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Enhancing Housing Affordability

Gioal 3.0: Expand and protect opportunities for households of all income levels to find housing
in Sausalito and afford a greater choice of rental and homeownership opportunities.

Policies

Policy 3.1 Incentives,
Facilitate the development of affordabie housing through site assembly, financiai assistance, and
reguiatory incentives. implement new modeis and approaches in the provision of affordable
housing.

implementing Programs:

Program 12 — Affordabie Housing Development Assistance;

Program 13 — Local Affordable Housing Fund

Policy 3.2 Partnerships.
Expiore collaborative partnerships with nonprofit organizations, developers, governmental
agencies and the business community to develop, rehabilitate and preserve affordable housing,
implementing Programs:
Program 14 — Partnerships for Affordoble Housing

Policy 3.2 Homeownership Assistance,
Encourage the provision of financial assistance to low and moderate income first-fime
homebuyers through County and State programs.

impiementing Programs:

Progrom 15 — Homebuyer Assistance

Policy 3.4 Rental Assistance,
Support and publicize avaiable rental assistance programs for lower income and special needs
households.

implementing Programs:

Program 16— Section 8 Rental Assistance

Policy 3.5 inclusionary Housing,
Evaluate requiring new residential developments and residential land divisions above a certain
size to provide a percentage of affordable units, or contribute proportionately to the
development of affordable units.

implementing Programs:

Program 17 — Inclusionary Housing Regulations

Housing Element Update 2008 - 2014 Pagell-5
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Reducing Governmental Constraints

Goal 4.0t Reduce governmental constraints on the maintenance, improvement and
development of housing while maintaining community character.,

Policies

Policy 4.1 Regulatory Incentives for Affordable Housing,
Support the use of various incentives to offset the costs of affordabie housing while ensuring
that potential impacts are addressed.

implementing Programs:

Program 18 — Fee Deferrals and/or Waivers for Affordable Housing

Program 19 - Density Bonus and Other incentives for Affordable Housing

Policy 4.2 Flexible Deveilopraent Standards,
Provide flexibility in development standards to accommodate new models and approaches to
providing housing, such as transit-oriented development, mixed use and co-housing.
implementing Programs:
Program 8 — Mixed Use Zoning in Commercial Districts
Program & - Non-Traditional Housing Types
Program 10a - Accessory Dwelling Units — Adoption of Requlations to Encourage New ADUs
Program 12 - Affordable Housing Development Assistance

Policy 4.3 Efficient Use of Multi-Family Zoning.
Encourage the sustainable use of land and promote affordability by encouraging development of
two-family and multi-family housing within the City’s multi-family zoning districts {R-2-5, R-2-2.5,
R-3}.

Implementing Programs:

Program 20 ~ Multi Family Development in Multi-Family Districts

Policy 4.4 Devslopment Review.
Explore continued improvements to the entitlement process to streamline and coordinate the
processing of development permits, design review and environmentai clearance.
Implementing Programs: '
Program 3 ~ Historic Design Guidelines and Preservation incentives

Policy 4.5 Zoning for Special Needs.
Provide for transitional and supportive housing, emergency shelters, and single room occupancy
uses, consistent with State law,

implementing Programs:

Program 21 — Zoning Text Amendmenis for Special Needs Housing

Housing Elemeant Update 2009 - 2014 Pageil-6
Chapter |t - Housing Plan Adepled-Oatoberdra0ia

Item 1 - Exhibit B.1 - Page6 of 49




W~ WU W N

Promoting Equal Housing Opportunities

Goal 5.0: Promiote equal housing opportunities for all residents, including Sausalito’s special
needs populations, so that residents can reside in the housing of their choice.

Policies

Policy 5.1 Fair Housing.
Seek 1o ensure that individuals and families pursuing housing in Sausalito do not experience
discrimination on the basis of race, color, religion, marital status, disability, age, sex, famitial
status, national origin, sexual preference or other arbitrary factors, identified in the Fair Housing
Act.

implementing Programs:

Program 22 — Fair Housing Progrom

Policy 5.2 Senior Heusing,
Support development and maintenance of affordable senior rental and ownership housing and
supportive services to facilitate maximum independence and the ability of seniors to remain in
their homes and/or in the community.

implementing Programs:

Program & — Preservation of Fxisting Affordable Rentaf Housmg

Program 12 — Affordable Housing Development Assistance

Program 23 - Sausalito Villoge Senior Services

Program 24 - Home Sharing and Tenant Matching Opportunities

Policy 5.3 Family Housing,
Support faniilies by encouraging the development of larger rental and ownership housing units
for families with chiidren, and the provision of family support services such as childcare and
after-school care.

implementing Programs:

Program B - #@@1@&! foed Use Zgnmg ﬂ@qws@msﬁﬁ in Commerc;al Districts

Program 12 - Affordable Housmg Devefopment Assistance

Policy 5.4 Housing for Persons with Disabilities,
Address the special housing needs of persons with disabilities through provision of supportive
housing, homeowner accessibifity grants, zoning for group housing, and adoption of reasonable
accommodation procedures,

Implementing Programs:

Program 2 — Residential Rehabilitation Loan and Energy Retrofit Programs

Program 21 — Zoning Text Amendments for Special Needs Housing

Program 25 — Reasonable Accommodation Procedures

Program 26 — Universal Design/Visitability

Housing Element Update 2009 - 2014
Chapter 1l — Housing Plan
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Policy 5.5 Housing for Marine Workers.
Support affordable housing options for persons employed in Sausalito’s waterfront to aliow
them to live in the community in which they work.

implementing Programs:

Program 11 - Liveaboord Housing

Progrom 27 — Housing for Marine Workers

Policy 5.6 MHomeless Housing and Services.
Work cooperatively with Marin County and other applicable agencies to provide 2 continuum of
care for the homeless, including emergency shelter, transitional housing, supportive housing
and permanent affordable housing.

implementing Programs:

Program 28 — Homeless Continuum of Care

tousing Element Update 2009 - 2014
Chapter H — Housing Plan
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Irmplementing Environmental Sustainability

Goal 6.0 Pramote environmental sustainability through support of existing and new
developrment which minimizes reliance on natural resources,

Policies

Policy 6.1 Groeen Buiiding,
Develop a local Green Building Program to implement practices focused on reducing Sausalito’s
greenhouse gas emissions and consumption of natural resources.

implementing Programs: :

Program 29 — Local Green Building Regulations

Policy 6.2 Sustainable Construction.
Promote the use of sustainable construction technigues and environmentally sensitive design
for housing. :

fmpiementing Programs:

Program 29 — Local Green Building Regulations

Policy 6.3 Alternative Energy.
Promote the use of alternative energy sources such as solar energy, cogeneration, and non-fossi
fuels.

implementing Programs:

Program 30 — Climate Action Plan

Policy 6.4 Transportation Alternatives,
incorporate transit and other transportation alternatives such as watking and bicycling into the
design of new development.

Implementing Programs:

Program 29 — Local Green Building Regulations

Policy 6.5 Jobs/Housing Balance.
Encourage a closer link between housing and jobs in the community, including housing
opporiunities for Sausalito workers. : '
implementing Programs:
Program 8 — Mixed Use Zoning in Commerciof Districts
Program 30 - Climate Action Plan

Housing Element Update 2009 ~ 2014
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Promoting Community Involvement

Goal 7.0: Promote the active participation of citizens, commuonity groups, and governmental
agencies in housing and community development activities,

Policies

Policy 7.1 Community Barticipation.
Take an active role in fostering community participation from ali economic segments and special
needs groups in the formulation and review of housing needs, issues and programs.
implementing Programs:
Program 31 — Ongoing Community Education and Outreach

Palicy 7.2 Public Review of Development.
Encourage public awareness and involvement in housing development proposals to facilitate the
design of new housing that fits within the neighborhood context.

implementing Programs:

Program 31 - Ongoing Community Education and Qutreach \

Policy 7.3 Housing Element Implementation,

Ensure the timely foliow through of actions identified in the Housing Element.
Implementing Programs:
Program 32 ~ Housing Element Monitoring/Annuai Report
Program 33 - Association of Bay Area Governments {ABAG} Housing Needs Process
Frogram 34 - Staff Affordoble Housing Training and Education

Housing Element Update 2009 -~ 2014
L’hapte_r!i — Housing Plan
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B. Implementing Programs

The goals and policies contained in the Housing Element are implemented through a series of
housing programs. The housing programs described on the following pages include existing
programs, as well as new measures and programs developed o address identified needs. The
overall strategy for addressing housing needs is structured around the Flement’s seven goals,
addressing the following themes:

Preserving housing and neighborhood assets
Encouraging diversity in housing

Enhancing housing affordability

Reducing governmental constraints
Promoting eqgual housing ogportunities
Impiementing environmental sustainability
Promoting community involvement

« & & & & &

The Summary Table 2.1 located near the end of this section specifies the following for each
implementing program: program summary, 2009-2014 program obiective; funding sources;
entities responsible for impiementation; and implementation fime frame.

The Programs below are foliowed by the Policy (or Policies) that they impiement in parentheses.

Housing Element statutes now reguire an analysis of the needs of extremely low income (<30%
AM1) households, and programs to assist in the creation of housing for this population.
Sausalito’s Housing Element sets forth several programs which help to address the needs of
extremely low income households, including: Accessory Dwelling Units (Program 10}; Affordabie
Housing Development Assistance {Program 12); Section & Rental Assistance (Program 16); Fee
Deferrals or Waivers for Affordable Housing (Program 18); Density Bonus and Other incentives
for Affordable Housing {Program 18); Zoning Text Amendments for Special Needs Housing
(Program 21}; and Home Sharing and Tenant Matching Opportunities {Program 24},

Goal 1.0: Preserving Housing and Neighborhood Assets

1. Code Enforcement and Public information
(Poficy 1.3 Maintenance and Management of Quality Housing)

The existing code enforcement program seeks to protect and preserve the existing housing stock
and the overail quality of neighborhoods. Enforcement of regulatory codes is fundamental to
the protection of life safety within the community. Coordination of housing, building and fire
code compliance can streamiine compliance and improve living conditions. The opportunity
exists to move heyond a pure comphBance approach and begin to offer information cn how
gualifying property owners can utilize existing rescurces for improving housing conditions.

Coordination with Marin Housing and PG&E would be increased under this program. The
purpose of this implementation program is to expand the City's current Code Enforcement

Housing Element Update 2005 - 2014 Page - 11
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program to include the offering of useful referral information. The City will provide information
to property owners on rehabilitation assistance available through the Marin Housing for lower
income homeowners, and energy retrofit programs available through PG&E. This will also
inciude information about community service clubs and other organizations that provide
velunteer labor assistance housing improvement programs for homeowners physically or
financially unable to maintain their homes. The City will support such programs through public
outreach and coordination.

2009-2014 Cbjectives: Develop informational handouts on available rehabilitetion
assistance and energy retrofit programs for distribution as part of the normal code
enforcement process. Provide information about volunteer fabor organizations on the
City’'s website.

2. Residential Rehabilitation Loan and Energy Retrofit Programs
{Policy 1.3 Maintenance of Quolity Housing, Policy 5.4 Housing for Persons with Disabilities)

As a participating city in Marin County’s Community
Development Block Grant (CDBG] program, very low
income Sausalito residents are eligible to participate in
the Residential Rehabilitation Loan Program administered
by Marin Housing. This program provides technical
assistance to homeowners and makes low interest
property improvement loans of up to $35,000 for
correction of substandard conditions, elimination of
health and safety hazards, energy conservation measures, and accessibility improvements.
Loans are available for owner-occupied single-family homes, accessory dweliing units, and
houseboats and liveaboards in approved berths. Applicants apply directly through Marin
Housing.

Sausalito homeowners and renters are eligible for a variety of financial incentives through PG&E
for making energy efficiency improvements to their homes. The Energy Savings Assistance
Program provides free minor home improvements and replacement of old space and water
heating systems for income-qualified residents. PG&E also offers rebates on hundreds of energy
efficient appliances and products.

2009-2014 Cbjectives: Pro-actively publicize the Marin Housing Residentiol
Rehabilitation Loan Program and PG&E energy retrofit programs on the City’s website
and through brochures at City Hell and other community locations, and strive to assist
five households during the planning period. Specifically promote available rehabilitation
assistance among the fiveaboord community in permitted marinas,

3, Historic Design Guidelines and Preservation Incentives
{(Policy 1.2 Historic Preservation, Policy 4.4 Development Review)

" Mousing Element Update 2009 — 2014 Page It - 12
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The City places a strong emphasis on preserving its historic resources and maintaining a unique
sense of place and community. Preservation of historic buildings contributes to the high
standards of the community’s housing and neighborhoods. The City staff, Historic Landmarks
Board, Planning Commission and City Council all work closely with property owners to preserve
historic buildings. The City’s Historic Overlay Zoning District provides the following incentives for
preservation:

+ Design Review application fees may be waived;

+ The City utilizes the State of California Historic Building Code;

* Exceptions to development standards including setbacks, height, parking, coverage and

FAR may be granted; and
¢ Uses otherwise not allowed may be approved through a conditional use permit.

The City will update the Historic Preservation regulations based on the recently adopted Historic
Design Guidelines. The City will utilize the recently obtained Certified Local Government status
to pursue funds for historic preservation, including funding for preservation of historic wooden
boats being used as housing.

2008-2014 Objectives: Update the Historic Preservation requiations contained within the
Zoning Ordinance. Provide o brochure on available sources of funds including loons and
grants for historic preservation.

4. Residential Design Review
{Policy 1.1 Housing Design, Policy 2.5 Creation of New Accessory Dwelling Units}

The City is committed to maintaining its small-town character. The Design Review process
ensures proposed projects and modifications to existing buildings are consistent with the
General Plan, Zoning Ordinance, and design guidelines. The Design Review process also checks
whether the proposed development is compatible with its surroundings and the neighborhood.

The City of Sausalito seeks to foster creativity and innovation in project design and exerts
minimai controi over project architecture, and hence has chosern not to adopt prescriptive
design guidelines. However, in conjunction with proposed development standards to encourage
the development of multi-family uses on multi-family zoned properties, the City is evaluating
amendments to its Design Review Procedures {Chapter 10.54 of the Zoning Code) to address the
foliowing: ’

* Guidance on preferred unit sizes for various unit types;

¢ Feasibility of constructing the maximum number of units permitted under zoning in the
future by illustrating the potentiat Jocation of future units and on-site parking and
access; and

s Requirement for projects to be designed o ensure on-site structures do not crowd or
averwhelm neighboring properties or loom over the street.

2008-2014 Objectives: Continue to provide design review to ensure that new projects
and modifications of existing buildings are consistent with the small-town character of

Housing Element Update 2008 ~ 2014 Page i| - 13
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Sausalito. Fvaluate revisions to Design Review Procedures to encourage mutti-family use
in mufti-family districts.

5. Condominium Converston Regulations
{Policy 1.4 Rental Housing Conservation)

As a means of maintaining the supply of rental units and preserving the affordable housing
stock, multi-family rental units proposed for conversion to condominium ownership are subject
to Condominium Conversion regulations {(Zoning Ordinance Chapter 10.66). These regulations
set forth a series of tenant protections inciuding tenant noticing, refocation compensation and
right of first purchase, and prohibit the eviction of senior citizen tenants and conversion of fow
and moderate income rentals. The regulations fimit the number of conversions to no greater
than 5% of the City’s potentially convertible rental stock in any given year. Conversions
involving five or more units are subject to a 15% low and moderate income inclusionary
requirement {with not fess than one affordable unit provided), with resale restrictions to assure
long-term affordability.

I recent years, the primary requests for condominium conversions have invoived small projects
{e.g., projects with four or fewer units). In order to mitigate the loss of rentals from these
smaller projects, the City will evaluate strengthening #s current regulations to extend the low
and moderate income inclusionary requirement to projects with 3 and 4 units, providing smaller
projects an option to pay an in-lieu housing fee as supported by a nexus study. In order to
assure that long-term homeowners of small projects are not adversely affected, relief may be
provided fo projects which are primarily homeowner occupied. The City will also evaluate
prohibiting conversions when the rental vacancy rate falls below a certain level {e.g., 5%).

2005-2014 Objectives: Continue to assure that the requirements of the Condominium
Conversion requlations are met. Evaluate strengthening the current regulations by
extending inclusionary requirements to projects with 3 or 4 units and prohibiting
conversions during periods of low rental vacancy rates. Examine options for providing
relief for condominium conversion projects with 3 or 4 units which are primarily occupied
by long+term homeowners.

6. Preservation of Existing Affordable Rental Housing
{Policy 1.5 Protection of Existing Affordable Housing, Policy 5.2 Senior Housing)

Currently three income-restricted affordable rental projects are located in the City: Bee Street
Housing {6 very low income units); Rotary Place (10 very low income units}; and Sausalito Rotary
Senior Housing {22 very low income units). in addition, of the 38 berths in Galilee Harbor, five
berths are reserved for extremely low income, 7 for very low income, 15 for low income, and 7
for moderate income houseboat and liveaboard tenants at affordable rents, In total, 72 rent-
restricted affordable housing opportunities are available, none of which are at risk of conversion
to market rate.

Housing Element Update 2008 - 2014
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'200.‘?*2014 Objectives: Ensure the preservation of 5 extremely low income, 45 very low
income, 15 low income and 7 moderate income housing opportunities. Reqguire long-
term gffordability controls on all future affordable housing projects.

Goal 2.0: Encouraging Diversity in Housing

7. Residential and Mixed-Use SHe inventory
{Policy 2.2 Adequate Sites)

As part of this Housing Flement, a detailed analysis of all vacant and underutilized residential
and commercial parcels in Sausalito was conducted. The analysis used the Marin Map GIS
system and was confirmed by review of aerial photographs and site visits. A number of filters
were applied in order to identify only those parcels that truly have realistic development
potential. The analysis determined that under existing zoning designations, approximately
14088 additional units can be accommodated within the City's residential zoning districts and
approximately 50 units within the City’s commercial zones. Only fimited vacant sites remain,
with the majority of future residential development opportunities on underutitized parceis that
are more chalienging to develop.

2609-2014 Objectives: Maintain o current inventory of vacant and underutilized
residentiol sites, and mixed-use sites within the City’s commercial districts. Provide the
site inventory and available deveiopment incentives information to interested
developers.

8. Mixed Use Zoning in Commercial Districts
{Policy 2.1 Variety of Housing Choices, Policy 2.3 Adaptive Reuse, Policy 4.2 Flexible Development
Standards, Policy 5.3 Family Housing, Policy 6.5 Jobs/Housing Baolance)

commercial districts, it will be im portarzt that the City’s standards facilitate residential mixed
use. The following provisions currently encourage the integration of residential use within the
CC, CR angd CN commercial zoning districts:
* Allowances for residential housing on upper stories, up to the City’s height limit of 32
feet, with commercial uses at ground level;
* Prohibition against conversion of existing residential uses to commercial {except in CC
district where permitted with Minor Use Permit};
» Allowances for commercial and residential users to share their parking with a
conditional use permit {CUP); and
+  Allowances for tandem parking with a CUP,

”Vem{:ai Mlxed Use” (VNI l}) isanewma ndatory requzrement to be applied throughout the CN-
1, CR and CC zoning districts to better facilitate the provision of upper story residential use
above ground floor commercial {i.e. “vertical” mixed use), and encourage the integration of

Housing Element Update 2009 -~ 2014 Page t-15
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affordable units within market-rate prolects. VMU requirements are as follows:
e New construction of 2™ and 3™ stories is limited to residential use.
* A minimum of one unit must be affordable. Projects with 6 or more units must provide
20% affordable units.

+ Affordable rental units are targeted to fow income {80% AMI) households, and
affordable ownership units are targeted to moderate income {120% AMI) households
Affordable units must have a minimum of two bedrooms to accommodate families,

The affordable units must be deed-restricted for a period of not fess than forty years.
The conversion of existing upper story residential uses to commerciai uses is prohibited.

= & & »

o, if the propez’ty owner can demonstrate a flnanmal hardshap, and
e}, If project applications for non-reside ntial uses are deemed complete prior to March

31, 2013, to allow for potential projects that are currently under consideration 1o
be reviewed according to existing zoning regulations.

incentives 1o foster the creation of upper story residential VMU units include:

+ Raising the current Conditional Use Permit reguirement for 4 or more residential units
t0 7 or more residential units.

* Allowance for commercial and residential users to share parking, and for tandem and
off-site parking leases with a Minor Use Permit,

* Allowance for affordable units to vary in square footage, design and interior amenity
within reason from non-affordable units to reduce the cost of providing affordable units.

» Reduction or waiver of certain application and development review fees for the
affordable units.

2008-2014 Objectives: Adspt VMU requ:rements for CN 1, CR and CC zoning districts by
mid:-2014 within-sieme cin sbion

Housmg Eiem@nt Update 2008 — 2{)14
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9, Mon-Traditional Housing Types
{Policy 2.1 Variety of Housing Choices, Policy 4.2 Flexible Development Standards)

The community recognizes the changing housing needs of its population, including a growing
number of non-family households, aging seniors in need of supportive services, and single-
parent families in need of childcare and other services. To address such needs, the City can
support the provision of non-traditional and innovative housing types to meet the unique needs
of residents, including co-housing, shared housing, and assisted living for seniors, among others.

Co-housing is an innovative type of collaborative housing originated in Denmark in the 1960s.
Co-housing communities consist of individuaily owned, private homes clustered around
common facilities and amenities in a walkable, sustainable environment. Common features may
inciude a community garden, recreational areas, and a common house where day care and
meais can be shared. The communities are managed by the residents who have chosen to live
in a close-knit neighborhood. Hundreds of co-housing communities currently exist throughout
the country in a variety of settings, including communities in Berkeley, Qakiand, Pleasant Hill,
Cotati, Grass Vailey, Davis and Santa Barbara.

Given the economic downturn, shared housing living situations are becoming more common.
Homeowners are taking in renters, and renters are advertising for roommates to share in
housing costs. Bringing in a tenant can be particularly helpful to the community’s elderly
homeowners to provide the necessary support to allow them to remain in their homes. The City
supports these types of shared living situations.

Assisted living facilities are designed for elderly individuals needing assistance with certain
activities of daily living - such as eating, bathing, and transportation - but desiring to live as
independently as possible. Such facifities bridge the gap between independent living and
nursing homes, With 7% of Sausalito’s population over the age of 75, assisted living can help
meet the housing and supportive service needs of the community’s more frail senior residents.
The Zoning Ordinance currently provides reduced parking standards for senior housing facilities.

Housing Element Update 2009 ~ 2014 Page H - 17
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2009-2014 Objectives: Facilitate the development of alternative housing models sufted
to the community’s housing needs by modifving zoning regulations to allow for such
additional housing types.

Housing Element Update 2008 - 2014 Pape H - 18
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18, Accessory Dwelling Units

An accessory dwelling unit {ADU) is a self-contained living unit with cooking, eating, sleeping,
and full sanitation facilities, either attached to or detached from the primary residential unit on
a single lot. ADUs offer several benefits. First, they typically rent for less than apartments of
comparable size, and can offer affordable rental options for seniors, single persons and even
small families. Second, the primary homeowner receives supplementary income by renting out
the ADU, which can help many modest income and elderly homeowners afford to remain in
their homes. ADUs can offer an important opportunity to help Sausalito address its regional
housing needs while maintaining the community’s small town character.

The City adopted regulations in 1984 prohibiting the development of ADUs in all residential
zoning districts. As part of the current Housing Element update, the City conducted a survey of
residential properly owners which indicated 15% of the 700+ survey respondents had an ADU
on their property, and another 19% of respondents would be inclined to build an ADU if the
City’s regulations permitted. The community has come to recognize ADUs as a low impact
approach to addressing a portion of the community’s very low and low income housing needs,
and the Housing Element thus estabiishes the following programs to both aliow new ADRUs and
Iegallze existing A{}Us buik WIthout permits. UPDATE - In November 2012, the § lito City

10a. Adoption of Zoning Regulations to Encourage New ADUs
{Policy 2.1 Variety of Housing Choices, Policy 2.5 Creation of New Accessory Dwelfing Units,
Policy 4.2 Flexible Developenent Standords)

The City is proceeding with preparation of ADU regulations and an amnesty program in
conjunction with the Housing Element, and has established a Working Group of the Housing
Element Task Force to develop draft ADU regulations. The ADU Working Group began meeting
in March 2012, and is scheduled to meet twice monthly through early July after which time they
will forward the recommended ABU regulations and amnesty program to Planning Commission
and City Council for public hearings and adoption,

in compliance with AB 1866 adopted by the State in 2002, the City will establish a ministerial
approval process for accessory dweiling units {ADUs) within residential districts. The ADU
Working Group is charged with recommending development standards which both facilitate the
provision of ADUsand promote quality desigh and neighborhood compatibility. The Working
Group is specifically evaluating the following ADU incentives, and is scheduled to finalize their
recommendations in early july and forward to the Planning Commission and City Council:

e fFlexible development standards including relaxed height limits {under consideration is
an increase from 15 feet to 18 feet) for ADUs in detached structures and exemption of
AluUs from floor area standards;

« Discounted building permit fees; and

Housing Element Update 2008 ~ 2014 Page H - 19
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» Reduced or waived parking standards on sites with demonstrated parking constraints;
aflowances for tandem parking; and aliowances for parking in setback areas.

The City will work with architects and residents to prepare stock ADU building plans appropriate
for local neighborhoods, and wil develop a brochure to provide information on the City’s ADU
standards, and promote their development. Public education on ADUs will also be provided via
the ADU amnesty program, described in Program 10b.

2009-2014 Objectives: Adopt accessory dwelling unit (ADU} regulations in 2012 to

facilitate the provision of ADUs for senjors, caregivers, and other lower and extremely

fow income households. Develop a brochure and moke information available to the

public on the City's website, at the City Hall public counter, and through other

community resources. Seek to create 12 ADUs during the remaining 2012-2014 planning
. period. Monitor the City’s progress in conjunction with the Annual Housing Flement

10b. ADU Registration and Amnesty Program
{Policy 2.1 Variety of Housing Choices, Policy 2.4 Legalization of Fxisting ADUs)

The City recognizes the existence of numerous ADUs in the community built itlegally which may
ot may not meet basic heaith and safety guidelines. The City’s goal is to legalize these units,
bring them into the City’s official housing stock to contribute towards meeting regional housing
needs aliccation {RHNA}, and make them safe and sanitary for current and future tenants. To
achieve this goal, the City will implement an ADU amnesty program to allow property owners
with ADUs not currently recognized as “units” in the U.S. Census the opportunity to register
these units with the City without facing fines for non-permitted construction. As an incentive to
property owners to apply for an amnesty permit, the City will offer certain modified standards
to accommodate existing buildings; property owners will not be penalized for ADUs which do
not meet certain amnesty requirements, with the exception of basic defined health and safety
requirements. inaddition to the standards for new ADUs defined in Program 10a above, the
following incentives to legalize existing non-permitted ADUs are being explored by the ADU
Working Group:

*  Waiver of parking requirements;

Exemption of ADUs from floor area limits;

Significant discounts in building permit and utility hook-up fees;
Elimination of the ADU permit application fee; and

Rehabiiitation assistance to correct for health and safety code violations.

* # @

To receive an ADU amnesty permit, all health and safety code violations must be corrected
based on City building inspections of the unit. For purposes of crediting the ADU towards the
RHNA, property owners will need to demonstrate that the unit did not have an individual
address as of the 2000 census and did not have a building permit of record; City planning staff
will determine if any building permits exist for the ADU and will assist applicants in providing the
appropriate records.

Housing Element Update 2008 — 2014
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Marin County and Mill Valley have had highly successful ADU amnesty programs, which the City
and its ADU advisory body will build upon in establishing its program. Both of these jurisdictions
received a 50% reduction in water connection fees from the Marin Municipal Water District
during the ADU amnesty period; the City will contact the Water District to establish a similar fee
reduction.

2009-2014 Objectives: Adopt and begin implementation of an ADU registration and
amnesty program in 2012. Seek to legalize a minimum of 12 ADUs during the remaining
2012-2014 planning period, bringing them into the City’s official housing stock and
crediting them towards the RHNA. Monitor progress in conjunction with the Annuai
Housing Element Report and report to HCD in 2013. To the extent there is a shortfall in
the number and affordability of legalized ADUs to address the RHNA, the City will amend
the Housing Element to identify additional strategies. LIPDATE: Between January 2013 -

June 2014, 14 existing ADUs not previoysly counted in the Census have been onoroved

11. Liveahoards and Housebaoats
{Policy 2.1 Variety of Housing, Policy 2.6 Liveaboords, Policy 5.5 Housing for Marine Workers}

Sausalito has a weli-established and vibrant marine culture that plays an important role in
shaping the character of the community. There are eight marinas in the City where many boat
owners reside in their boats as permanent housing. The San Francisco Bay Conservation and
Development Commission {BCDC)” and Sausalito Zoning Ordinance both alfow for up to 10% of
marina berths to be used as liveaboard housing. Liveaboards provide a valuable source of
affordable housing in Sausalito, offering one of the few local housing options for marine workers
employed in Sausalito’s waterfront. Both the Environmental Protection Agency and the National
Oceanic and Atmospheric Administration support the provision of fiveaboards in weill-managed
marinas as an environmentally sustainable housing option.

The Housing Element recognizes liveaboards as a low impact approach to addressing a key
segment of the City’s affordable housing needs, and establishes the following actions to
maintain and enhance liveaboards as a permanent form of housing in the community:

* Maintain zoning provisions which allow up to 10% of berths in recreational marinas in
the C-W and W Zoning Districts to be occupied by liveaboards and houseboats subject to
& conditional use permit {CUPM).

s...\While five marinas have recorded permits with BCDC authorizing 146 Hveaboards and

* While Sausalite fronts on Richardson’s Bay and its waterfront is subject to regulation by the $an
Francisco Bay Conservation and Development Commission (BCDC), the City does not fall within the
California Coastal Zone,

Housing Elermnent Update 2008 ~ 2014
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Coordznate with Sausalito Yacht Harbor to faczlltate amendment of zts BCi}C permit and

izveaboard capaczty to the maximum Z(}% #ﬁ%@ﬁhﬁﬁ%@%&

Zoning Qrdinance Section 10.44.170.H regarding liveaboards states: “As vacancies occur,
marina operators shall give preference to qualified low and moderate income tenants
until such tenants constitute at least 50% of the liveaboard vessels in the marina.” The
City will establish monitoring and enforcement of these provisions as part of the
approval process.

The majority of the Gity's liveaboard community was not counted as part of the 2000
census and do not receive mail on-site. The City will coordinate with marine operators
to establish a bulletin board at each marina for the posting of public notices, and pursue
the establishment of maitboxes for liveaboard tenants.

2009-2014 Objectives: Contoct marma opemtors and fac;!:tate any requ.-red Ioca!
permzifmq Gl AR Se g ] HEEE z

Q%#WJ#%M Fstabhsh procedures for momtonng and enforcement of loca:‘ Iow and
moderate income occupancy requirements. Pursue means to improve mail service and
public communication with the liveaboard community.
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Goal 3.0: Enhancing Housing Affordability

12, Affordable Housing Development Assistance
{Policy 3.1 Incentives, Policy 4.2 Flexible Development Standards, Policy 5.2 Senior Housing,
Poficy 5.3 Family Housing} -

The City can play an important role in facilitating the development of quality, affordable housing
in the community through provision of regulatory incentives; and direct financial assistance. By
utilizing various tools to facilitate infill development, the City can help to address the housing
needs of its extremely low, very low, low and moederate income househoids. The foliowing are
among the types of incentives that will be considered upon request:

« Reduction in development fees

* Hexible development standards

+« Density bonuses as described in Implementing Program 19

e ity support in affordable housing funding applications

« Financial assistance through future Affordable Housing Fund resources frefer to
following program} :

2609-2014 Objectives: Provide financial and regulatory incentives to private developers
Jor the development of high quality offordable housing for families and seniors,

13, Lecal Affordable Housing Fund
(Policy 3.1 Incentives)

Because Sausalito does not have a Redevelopment Agency and has limited access to state and
federal housing resources, the City faces practical and financial constraints in its ability to
facilitate the construction of affordable housing. Yo create a more viable funding source, the
City proposes to estabiish an Affordable Housing Fund that will be used to construct or help
leverage construction of affordable housing. Potential Fund resources include: in-liey fees from
an Inclusionary Housing Program; in-lieu faes on small condominium conversions {three to four
units); in-feu fees for development of single-family units in muiti-family districts; and
commercial in-lieu fees. Implementing regulations will be established 1o manage the Fund and
establish parameters for alfocation of funds towards projects. This program will move forward
once a funding source has been identified, and wil! coincide with the collection of fees.

2009-2014 Objectives: Upon adoption of a program that generates in-lieu housing fees,
establish o dedicoted Affordable Housing Fund for deposit of in-lieu fee revenues.
Consult with Marin County on their Housing Fund, and establish implementing
reguiations to govern Fund oversight and expenditures.

Housing Dlement Update 2009 — 2014 _ Page - 23
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14, Partnerships for Affordable Housing
{(Poilcy 3.2 Partnerships}

The Bay Area is home to numerous nonprofit housing developers who have produced thousands
of high-quality affordable housing projects over the past 40 years. In Sausalito, two non-profits
have a track record of developing and managing successful affordable housing projects — Rotary
Housing and the Ecumenical Association for Housing {FAH). The key to the success of non-profits
lies in three areas:; 1} their ab#ity to access a diversity of funding sources; 2) their commitment
to working cooperatively with the local community; and 3} their long-term dedication 1o their
projects. The Nonprofit Housing Association of Northern California serves as a resource
organization for affordable housing developers in the Bay Area,

2009-2014 Objectives: Fxplore partnerships with o variety of affordable housing
providers, utilizing the Nonprofit Housing Association of Northern California as a
resource to identify honprofits with experience in developing sl scale infifl projects |
consistent with Seusaiito’s character.

15. Homehuyer Assistance
{Policy 3.3 Homeownership Assistance)

First-time homebuyers in Sausalito have access to several homebuyer assistance programs
offered through Marin Housing.

The Mortgage Credit Certificate (MCC) program administered by Marin Housing provides
qualified first time homebuyers with a federal income tax credit of up to 15% of the annual
interest paid on the homebuyer’s morigage. This enables homebuyers to have more disposable
income available to gualify for a mortgage loan and make the monthly mortgage payments.
Eligibility includes maximum household incomes of approximately $100,000 {for 2 person
household}, and sales price limits of approximately $400,000.

Marin Housing aiso administers a Below Market Rate {BMR] first-time homebuyer program on
behalf of jurisdictions in the County with inclusionary housing requirements. The BMR program
includes over 300 affordable ownership units within the unincorporated County and seven
participating cities. Any inclusionary units generated through Sausalite’s condominium
conversion regulations or potential future inclusionary housing regulations could also be
administered by Marin Housing, thereby reducing the administrative burden to the City,

2009-2014 Objectives: Contact Marin Housing regarding participation in the Mortgage
Credit Certificate (MCC} program and potential future participation in the Below Market
Rate program. As M(CCs become available on on annual basis, actively publicize
availability through local media and on the City’s website.

Housing Llement Update 2009 ~ 2014
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16. Section 8 Rental Assistance
(Policy 3.4 Rental Assistance)

The Section 8 Rental Assistance Program exdends rental subsidies to very low-income
households {50% area median income or AMI?), including families, seniors, and the disabled.

The Section 8 Program offers a voucher that pays the difference between the current fair
marke? rent {FMR} and what a tenant can afford to pay {i.e. 30% of household income). The
voucher allows a tenant to choose housing that cosis above the payment standard, provided the
tenant pays the extra cost. Given the significant gap between market rents and what very low
income househoids can afford to pay for housing, Section 8 plays a critical role in allowing such
households to remain in the community, and is a key program to address the needs of extremely
low and very low income households. The City will offer tenants information regarding Section 8
rentai subsidies and referrals to Marin Housing for assistance. The City will also encourage
landlords to register units with the Housing Authority by providing informational brochures to
rental property owners.

2009-2014 Objectives: The City will continue to provide information regarding Section 8
to extremely low to very low-income tenants and refer inquiring parties to Marin
Housing for ossistance, and encourage landlords to register their units with the Housing
Authority by providing informational brochures to rental property owners,

17, inclusionary Housing Regulations
{Policy 3.5 Inclusionary Mousing)

inclusionary zoning is a tool used by cities to integrate affordable units within market rate
developments. One-third of cities in California have adopted some form of inclusionary zoning,
requiring a stated percentage (typically 10 to 20%) of affordable units to be provided within
newly constructed housing projects. The majority of these regulations allow for payment of a
housing in-lieu fee as an alternative to providing the required affordable units on-site. Within
Marin, seven cities and the county have adopted inclusionary zoning requirements to help
address iocal affordable housing needs and coniribute towards housing element production
reguirements.

The City wili pursue adogtion of inclusionary housing regulations to require a minimum
perceniage of units within new residential development above an established size threshold to
be price-restricted as affordabie to lower and moderate income households.? The City will
consider granting in-lieu fees where there are hardships or site-specific constraints to the
provision of on-site or off-site affordable housing, and the City will conduct an Inclusionary
Housing Nexus Study fo document the relationship between residential development and

? treddie Mac, Glossary of Finance and Economic Terms, http://www.freddiemac.com/smm/a_£htm

* Current case law (Paimer/Sixth Street Properties v. City of Los Angeles) limits the application of
inclusionary requirements to: 1 rental projects receiving financial or regulatory assistance from the City
subject to a written development agreement; and 2} for-sale housing projects,
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demand. for affordable housing, and to determine both the maximum supportable and
recommended in-heu fee amount. In-lieu fees generated from the program will be placed in an
Affordable Housing Fund to support affordable housing activities.

2003-2014 Objectives: Conduct an Inclusionory Housing Nexus and in-Lieu Fee Study
including an analysis of alternative strategies to address inclusionary reguirements, such
as the provision of an ADU above a detached garage. Based on the Study’s findings,
develop and adopt inclusionary housing regulations structured to offer incentives to help
offset the cost of providing affordable units.

Housing Element Update 2009 - 2014 Page 1l - 26
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Goal 4.0: Reducing Governmental Constraints

18. Fee Deferrals and/or Waivers for Affordable Housing
{Policy 4.1 Regulatory Incentives for Affordable Housing)

The City collects various fees from development projects to cover the costs of processing
permits and providing services and facilities. While these fees are assessed on a pro rata share
basis, they are an element in the cost of housing and could potentiatly constrain the provision of
affordable housing. The deferral, reduction or waiver of City fees can lower the production costs
of affordable housing.

The City will continue to offer a reduction in City fees as an incentive for affordable housing. In
order to specifically encourage the provision of housing affordable to extremely low income
{EL}) households {<30% AMI), the City will waive 100% of application processing fees for
projects with a mindmum of 5% ELl units.

in addition, the California legislature passed AB 641 in 2007, which helps to address the casls
flow challenges inherent in many affordable housing projects during the construction phase. For
affordabie housing developments in which at least 49 percent of the units are affordable to low
or very low-income households, AB 641 prohibits local governments from requiring the payment
of local developer fees prior to receiving a certificate of occupancy.

2009-2014 Objectives; Provide information to the affordable housing community that
fee deferrals, reductions and waivers may be requested for affordable housing projects.
Adopt a resolution woiving 100% of application processing fees for projects with a
minimum of 5% EL units,

19, Density Bonus and Other Incentives for Affordable Housing
{Policy 4.1 Regulatory Incentives for Affordable Housing)

Under Government Code section 65915-65918, for housing projects of at least five units cities
must grant density bonuses ranging from 5% to 35% {depending on the affordability provided by
the housing project) when reguested by the project sponsor, and provide up to three incentives
or concessions unless specific findings can be made. Local jurisdictions are required to adopt
regulations that specify how compliance with the State’s density bonus law will be
implemented. The City is also required to establish procedures for waiving or modifying
development and zoning standards that would otherwise inhibit the utilization of the density
bonus on specific sites. These procedures must include, but not be limited to, such items as
minimum lot size, side yard setbacks, and placement of pubtic works improvements.

2009-2014 Objectives: Amend the Zoning Ordinance text to comply with current State
requirements, including permit processing procedures as well as regulatory concessions
and incentives. Define the relationship between Hidblinsentives=VMU Requirements,
and State density bonus low,

Housing Element Update 2009 - 2014
Chapter H ~ Housing Plan

~ Item 1 - Exhibit B.1 - Page27 of 49




Housing Element Update 2009 -- 2014
Chapter Ii — Housing Plan

ltem 1 - Exhibit B.1 - Page28 of 49




W00 ~F O W P N R

AR WY
=0

RS N T N - T " S " S S
=oO W o~ oy W B N

22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41

20, Multi-farmity Development in Multi-family Districts
{Policy 4.3 Efficient Use of Multi-Family Zoning}

Encourage two-family and multi-family development on 8=2=5m=R-2-2.5 and R-3

standerdsformultipleuniisosasidingseiodogrredusad-Floons
Ratie-forprojecis-with-alowerdensityl-These-would-apphrex
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1 family developments in multi-family zoning districts, and discourage the development of
2 single-fomily homes in such districts.
3
4
5 21 Zoning Text Amendments for Special Needs Housing
& {Policy 4.5 Zoning for Special Needs, Policy 5.4 Housing for Persons with Disabilities)
7
8  Consistent with Senate Bill 2 {Government Code sections 65582, 65583 and 65589.5} the City
9 will specify transitional and supportive housing to be treated as a residential use under the
10 Zoning Ordinance, identify a zoning district where emergency shelters will be permitted by right,
11 andspecify provisions for Single-Room Occupancy buildings. The City will establish procedures
12 toencourage and facilitate the creation of emergency shelters and transitional housing, by:
13
14 *»  Adding transitional housing and suppertive housing {o the Zoning Ordinance’s
15 definition section, and regulate asa permitted use within residential zening
16 districts;
17 s  Adding single rcom occupancy {SRO} facilities within the Zoning Ordinance’s
18 definition section, and conditionally allow within the CC, CR and CN-1 commiercial
19 zening districts; and
20 = [dentifying emergency shelters as a permitted use in the Public Institutional Zoning
21 Bistrict and in local churches.
22

23 Emergency shelters will be subject to the same development and operational standards as other
24 permitted uses in the Public institutional Zoning District. However, the City wiil develop written,
25 cbjective standards o regulate the foliowing, as permitted under 5B 2;

26

27 o The maximum number of beds or persons permitted to be served nightly by the
23 facility;

29 s Off-street parking based on demonstrated need, but not to exceed parking

30 regquirements for other residential or commercial uses in the same zoning district;
31 s  The size and location of exterior and intericr onsite waiting and client intake areas;
32 s The provision of onsite management;

33 = The proximity of other emergency shelters, provided that emergency shelters are
34 noti reguired to be more than 300 feet apart;

35 »  The length of stay;

36 e Lighting; and .

37 s Security during hours that the emergency shelter is in operation.

38

39 2009-2014 Objectives: Adopt text amendments to the Zoning Ordinance to make explicit
40 provisions for a variety of special needs housing. Develop objective standards to

41 regulate emergency shelters as provided for under $8 2, and amend the Zoning

42 Ordinance text within one year of Housing Flement adoption.

43

44
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Goal 5.0t Promoting Equal Housing Opportunities

22, Fair Housing Program
{(Policy 5.1 Fair Housing)

Fair Housing of Marin {FROM)} is the designated provider of fair housing and tenant-landiord
information in Marin County. FROM provides fair housing investigation and coordinates referral
services to assist individuals who may have been the victims of discrimination, Many of the
people who contact FROM have basic questions about fandiord and tenant rights and
responsibilities; FROM’s housing counselors provide clients with comprehensive information to
help resolve tenant/landlord issues. FROM conducts extensive fair housing education and
outreach throughout Marin County, and is a certified HUD Foreclosure Counseling agency.

2009-2014 Objectives: Continue to promote foir housing practices, and refer fair housing
complaints to Fair Housing of Marin. As a means of furthering fair housing education
and outreach in the local community, the City will publicize the fair housing program
through placement of fair housing services brochures at the public counter, on the City’s
website and in other community locations.

23, Sausalito Village Senior Services
{Policy 5.2 Senior Housing)

Sausalito Village, and its parent Marin Village, is a non-profit membership organization
dedicated to providing resources and assistance ¢ enable seniors to remain in their own homes
as they age. Since its establishment in October 2010, Sausalito Village has been recruiting a
growing team of Sausalito volunteers to help members with occasionat transportation
assistance, household tasks, home visits and phone check-ins. in addition to home support
services, Sausalito Village hosts social events, culiural programs, and educational and fitness
classes to support seniors in remaining active and connected o their community, The
organization publishes a weekly on-line newsletter and maintains a community calendar of
meetings and events, which can be accessed at http://www.marinvillage org/sausalito,

2009-2014 Objectives: Support the efforts of Sausafito Village to alfow seniors to age in
place and utifize as a resource to help promote available housing assistance programs
for seniors.

Housing Flement Update 2009 — 2014 Page i - 31
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24, Home Sharing and Tenant Matching Opportunities
{Policy 5.2 Senior Housing)

“Home Connection of Marin” is a free shared housing program which matches very low income
home seekers with home providers interested in sharing their homes. Housing counselors
interview each potential roommate and obtain references and background checks, leaving the
decision to the potential rcommates whether to make a match. Sharing a home promotes
independent fiving, provides additional income for the provider, an affordabile rent for the
seeker, and the potential for deeper refationships for both. The average age of community
members in Sausalito is growing older, and over 330 seniors currently live alone in single-family
homes in the City. Shared housing promotes the efficient use of the housing stock, and can
help address the housing needs of seniors in our community.

2009-2014 Objectives: Implement o homesharing/matching program for homeseekers
and single-family homeowners with excess space. Colloborate with Marin Housing and
Sausalito Village Senior Services to actively promote “Home Connection of Marin” within
Sousalito.

25, Reasonable Accommaotiation Procedures
{Policy 5.4 Housing for Persons with Disabilities)

it is the policy of the City to provide reasonable accommaodation for persons with disabilities
seeking fair access to housing in the application of its zoning and building regulations.
Depending on the nature and extent of a requested accessibility modification, the City would
accommaodate such requests either through a building permit, an administrative adjustment, or
a zening permit. While Sausalito has not identified any constraints on the development,
maintenance or improvement of housing for persons with disabilities, the City does not have in
place specific procedures for requesting and granting a reasonable accommodation. As a means
of facilitating such requests and remaoving constraints for persons with disabilities, the City will
develop specific written reasonable accommaodation procedures,

2009-2014 Objectives: Amend the Zoning Ordinance and develop written procedures to
aliow the Community Development Director to authorize reasonable accessibility
accommodations with respect to zoning, permit processing, and building regulations.
Procedures will specify who maoy request an accommodation, time frame for decision-
making and modification provisions.

Housing Element Update 2009 — 2014
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26, Universal Design/Visitakility
{Policy 5.4 Housing for Persons with Disabilities}

As the community’s population continues to age, providing housing that is accessible to people
of all abilities becomes increasingly important. The majority the City's housing stock was built
prior to 1991 when current ADA accessibility standards took effect, and thus it is important for
the City to facilitate the retrofit of existing housing to provide greater accessibility, as wellas to
promote accessibility in new construction. The goal of universal design is to accommodate &
wide range of abilities including chiidren, aging populations, and persons with disabiiities by
providing features in residential construction that enhance accessibility. Examples of universal
design features include:

» Entrances without steps that make it easier for persons {o enter the home;

s  Wider doorways that enhance interior circulation and accommodate strodiers and
wheelchairs;

« Lever door handles that are easier to use, especially by parents with an infant or
persans with arthritis; and

o Light switches and electrical outlets that are located at a height more convenient
and accessibie to the elderly.

Housing that is “visitable” is accessible at a basic level, enabling persons with disabHities to visit
the homes of their friends, relatives, and neighbors. Visitability can be achieved in new
construction by utilizing two simple design standards: {1} providing a 32-inch clear opening in all
interior and bathroom doorways; and (2} providing at least one accessible means of ingress and
egress for each unit.

2009-2014 Objectives: Develop guidelines encouraging principies of universal design and

visitability, und provide to residential development applicants.

27. Housing for Marine Workers
{Policy 5.5 Housing for Muarine Workers)

Marine workers are an integral part of Sausalito’s history and the community’s working
waterfront. Marine-related ocecupations including boat builders and hoat repair workers,
saifmakers, canvas workers, marine surveyors, harbor masters, ship mates, captains and
merchant marines, among others. Many of Sausalito’s marine workers reside on liveaboards,
and the majority is lower income. The Galilee Harbor co-op was specifically established to
provide an affordable liveaboard community for Sausalite’s artists and maritime workers, and
since the opening of its new marina in 2003, has provided 38 rent- and income-restricted berths.
Support of similar and other affordable housing options would help workers to locate in
Sausalito, and showcase the skilis of local marine workers.

2009-2014 Objectives: Support livegboard and other affordoble housing options, which
address the housing needs of locol marine workers and alfow them to live in the
community in which they work.
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28, Homeless Continuum of Care
{(Policy 5.6 Homeless Housing and Services)

Support Countywide programs and the Marin Continuum of Care in the provision of resources to

address the needs of the homeless and persons at risk of homelessness, including emergency
sheiter, transitional housing, supportive housing and permanent housing. Provide fiyers and
information on the City’s website about the emergency 211 toll-free call system for information
and referral.

2009-2014 Objectives: Support implementation of the Homeless Countywide Continuum
of Care and publicize the emergency 211 call system.
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Goal 6.0: Implementing Environmental Sustainability

29, Local Green Building Regulations
{Policy 6.1 Green Building, Policy 6.2 5 usmmabkz Construction, Policy 6.4 Transportotion
Alternatives)

Green bullding is also known as green construction or sustainable building, and refers to using
environmentally responsibie and resource-efficient processes throughout the #ife cycle of a
building, from its conceptual phases to deconstruction. Local Green Building regulations (e.g.,
Marin County “Green Building, Energy Retrofit, & Solar Transformation” or BERST) aim to reduce
the overail impact of the built environment on human health, the environment, and resources.

Community Development Department staff will be tasked with the development of local Green
Building regulations consistent with the State Green Building Code, to reguire and encourage
residents and the develcpment sector o build green.

Examples of green regulations include:

s |ncorporating sustainable materials in new construction or remodels;
» Creating healthy indoor environments with minimal poliutants; and
¢ Landscaping that utilizes native plants to reduce water usage.

The City will include community participation by residents and the construction sector in the
preparation of the Green Building regulations, and market the information upon completion,

2009-2014 Objectives: The City will adopt local Green Building regulations, including
appropriate policies and programs. The preparation process will include community
input from City residents and the construction sector. The completed documents will be
provided to residents, developers, and architects who wish to huild in Sausglito.

30, Climate Action Plan

{Policy 6.3 Alternative Energy, Polficy 6.5 Jobs/Housing Balance)

As the State of California continues to develop environmental faws {such as Assembly Bill 32 and
Senate Bill 375) and increased mandatory reporting requirements of greenhouse gas emissions,
the City wouid benefit from integrating greenhouse gas reduction measures into its General Plan
and City infrastructure. The City Council adopted Resolution No. 4935 in 2008, to join ICLEI —
Local Governments for Sustainability {International Council for Local Environmental Initiatives)
as a full member, and participation in the Cities for Climate Protection Campaign. As a
participant, the City pledged to take a leadership role in promoting public awareness about the
causes and impacts of climate change.

The City has completed a municipal Greenhouse Gas Emissions lnventory, and aims to compiete
a baseline Community-wide Greenhouse Gas Emissions inventory. These inventories give an
accounting of greenhouse gases emitted by residents and businesses, as welt as the City's
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municipal operations. it also establishes a baseline for tracking the community’s emission

trends.

The Climate Action Plan will encourage and require, to the extent required by State faw, the
City, its residents, and businesses, to reduce greenhouse gas emissions in many sectors and
aspects of their daily activities. The Plan would identify emission reduction targets and strategies
to accomplish those targets. These areas include huilding energy use, fransportation, land use,
green purchasing, waste and water use. Energy use, in particular, may be significantly reduced in
the community by defining emissions reduction strategies refated to building construction and
operation. The mandatory and encouraged measures would include the local Green Building
regudations, to achieve a wider net reduction in emissions.,

2009-2014 Objectives: Complete the Community-wide Greenhouse Gas Emissions
inventory, and adopt and implement the Climate Action Plan. Provide community
outreach and education to residents and the development sector to include their inputs
on sustainability in new and existing building structures.

Hausing Element Update 2008 — 2014
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Goal 7.0: Promoting Community Involvement

31, OUngoing Community Education and Cutreach
{Policy 7.1 Community Participation, Policy 7.2 Public Review of Development)

in Jate 2009, the City Council appointed the Housing Element Task Force, comprised of City
Councit and Planning Commission representatives, as weil as City residents. The Task Force has
held over 45 public meetings, including three publicly noticed Community Workshops to engage
residents and property owners in the decision-making process.

in addition to the City's direct efforts, Sausalito residents have also formed grassroots

.organizations to forward their concerns with regards to the potential impacts of specific

strategies proposed in the draft Housing Element.

After the adoption of the Housing Element, several programs would begin implementation
through City staff work and initiatives by various agencies. The public meetings held by the
Planning Commission and City Council would continue to serve as platforms for residents to
commenti and provide input on specific items discussed for implementation, and the annual
progress report would be presented at City Council meetings as well where public comment may
be given.

As part of an effective imple mentation program, City staff members will post information and
assistance programs on affordable housing on the City’s website to provzde resources for
homeowners, renters, and property owners.

2009-2014 Objectives: Continue to include residents and community organizations in the
implementation of this Housing Element and the development of the next Housing
Element, by publicizing public meetings through the local newspapers, City website, and
emait lists, and taking public comment ond feedback at such meetings. When the
Housing Element is adopted, various programs and efforts wilf be publicized in the
community through online information and the direct distribution of educationot
handouts to relevant parties.

%%, Housing Element Méniioring{&nnual Report
{Policy 7.3 Housing Element Implementation}

The Community Bevelopment Department will be responsible for establishing the regular
monitoring of the Housing Element, and preparing an Annuai Progress Report for review by the
pubiic, City decision-makers and submittal to State HCD, by April 1 of each year.

The reports need to show:
+ A report of Sausalito’s annuat building activity, including moderate, low, and very low-

income units and mixed-income multi-family projects;
+ A report summary for above moderate income units;

Houging Element Update 2009 — 2014 Page Il - 37
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» Progress on the Regional Housing Needs Allocation; and
» The implementation status of various programs.

20092014 Objectives: The Community Development Deportment will review the
Housing Element onnuoily ond provide opportunities for public porticipation, in
conjunction with the submission of the City’s Annuol Progress Report to the State
Deportment of Housing ond Community Development by April 1st of each year.

33. Assaciation of Bay Area Governments (ABAG) Housing Needs Process
{Policy 7.3 Mousing Flement Implementation}

Actively monitor and participate in ABAG's future Regional Housing Needs Allocation (RHNA}
planning process, and provide ongoing reporting to Councit.

The City Council has appointed an ABAG delegate, and has participated at the ABAG RHNA
planning meetings for the next housing planning cycle to bring perspective and actual data from
Sausalito for ABAG's consideration, and will continue to provide reports to the City Council on
the projected and confirmed RHNA numbers, until the end of the planning cydle,

20082014 Objectives: The City Council’s ABAG delegate will continue to monitor,
participate ond provide reports to the City Council on the preparation and confirmation
of the RHNA for the next Housing Element planning cycle.

34. Staft Affordable Heousing Training and Education
{Policy 7.3 Housing Element implementation)

in order to effectively administer avaifable housing programs o residents, designated City staff
needs to be responsible for providing information, responding to questions, and making
referrals to appropriate programs. A budget should also be set aside for the designated staff to
receive training. Training could include attendance at relevant sessions held by public agencies,
or meetings with local organizations such Morin Housing, to gain familiarity with the
implementation of existing and new offered programs.

2009-2014 Objectives: Designoted City staff members sholi ottend troining sessions and
provide on-going assistonce to homeowners, renters, ond developers by posting
informotion on the City's website ond toking public queries.

Housing Element Update 2009 - 2014
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Table 2.1: Implementing Programs ~ Summary 2009-2014

i

Obj

'PRESERVING HOUSING AND NEIGHBORHOOD ASSETS - -

Community

Begin

community,

existing buildings
are consistent with

1. Code Expand the City's | Develop and General
Enforcement and current Code . distribute Fund Development | publicizing in
Public Information | Enforcement informationat Department 2012,
program to handouts on
include the available
offering of usefui | rehabilitation and
referral energy retrofit
information from | assistance. Provide
Marin Housing, information on
P&E, and volunteer service
community arganizations on
servige clubs. City website.
2. Residential Provide financial Publicize the Marin | County Community Begin
Rehabilitation Loan | assistance for Housing Rehab CDBG Development | publicizing in
and Energy Retrofit | home repairs to program and PG&E | funds; Department; | 2012
Programs very low income energy reirofit PG&E Morin
househoids, programs on City Housing,
website and PGRE
through brochures
at City Hali and
other community
iocations. Seekto
assist five very low
mcome
households,
3. Historic Design Preserve and Provide a brochure | General Comrunity Brochure by
Guidelines and maintain historic | on funding sources | Fund Development | mid 2013,
Preservation structures, and for historic Department regulation
Incentives revitalize older preservation. : update by end
housing and Lipdate Historic 2013.
neighborhoods. Praservation
Pursue state regulations in
grants for historic | Municipal Code and
preservation Zoning Ordinance,
actions.
4, Residential Ensure future Continue to provide | Fees Community Complete
Design Review development design review to ' Development | amendments
projects maintain | ensure that new Department; to Design
the small-iown projects and Planning Review
character of the modiications of Commission Procedures in

2012,

Housing Element Update 2009 ~ 2014
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Objéctive

the small-town
character of
Sausalito. Evaluate
revisions to Design
Review Procedures
1o encourage mulii-
family use in multi-
family districts.

housing for low
and moderate
income
househelds,

low income, 15 low
incomeand 7
moderate income
housing
opportunities.
Require long-term
affordability
controls in future
affordabie housing
projects,

5. Condominium Provide Evaluate General Comaunity tvaluate
Conversion protections for strengthening Fund; Development | Zoning
Reguiations tenants in regulations to Potential Dapartment; Ordinance
apartments extend inclustonary | in-Lied Fee | Planning text
proposed for requirements to revenues Commission; amendments
conversion to smatier proiects City Council in 2013.
condeminiums, and prohibit
conversions during
periods of low
rental vacancy
rates, Examine
refief options for
fong-term
homeowners,
b. Preservation Maintain Preserve 5 General Community Within 2009
Existing Rental affordabiiity in extremely low Fund Development | 2014 planning
Housing income-restricted | income, 45 very Department period.

'ENCOURAGING DIVERSITY IN HOUSING -

Maintain site

General

Community

Within 2009-

7. Residential and Provide adequate
Mixed Use Site sites o meet Inventory. Provide | Fund Development | 2014 planning
Inveniory Sausalito’s share inventory and Department period.
of regional development
housing needs. incentive
information to
developers.
Housing Element Update 2009 — 2014 Page Hl - 40
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ﬁ in Commercrai
Districts

Facititate
provisien of
upper story
residential use
above ground
floor commercial,

Estabilish VMU
requirements and
initiate related
zoping text
amendments.

General
Fund

Community
Development
Department;
Planning
Commission

Adopt Vivit)
incentives and
zoning text
amendmenis

Within 2009-

9. Non-Traditional | Support the Otfer flexibie General Community
Housing Types provision of non- | zoning and other Fund Development | 2014 planning
traditional, incentives to foster Deparimeni; period.
innovative alternative housing Planning
housing types to types. Commission;
meet unique City Council
needs.
Ida. Accessory Provide a Adopt reguiations General Community Adopt new
Dwelking Units — streamlined to facilitate new Fund Development | ADU
Adoption of process for ADUs and conduct Department; regulations in
Regulations to property owners | educational Planning 2012, prepare
Encourage New to establish ADUs | campaign to Commission; educational
ADUs on their property. | promote. Seek to City Council materials and
achieve 12 new publicize. Seek
ARUs during the o-achleve-32
remaining 2012- Bow-RDEs
2014 planning during.the
planning
18b. Accessory Provide a process General Community Begin amnesty

Housing Element Update 2009 ~ 2014
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I Dwelling Units -

to legalize

mltlate ADU

in 20132,

BEDC permlt

Establish
monitoring
procedures for focal
low/mod income

GCCupancy
regitrements,
Pursue improved
mail service and
communication
with liveaboard
residents.

Development
Registration and existing, non- registration and Dapartment; {egalize at
Amnesty of perrmitted ADUSs, amnesty program. Planning least 12 ADUs
Existing ADUs making them safe | Seek 1o legalize at Commission; i remaining
and sanitary, and | least 12 units, City Councit planning
acknowledge Monitor progress period 2012-
their contributions | and report to HCD. 2014, Repor
1o community’s If shorifall, amend to HCDin
housing supply. Housing Element to 2013, and
identify additional amend the
strategies. , Element as
VUPDATE - ADU necessary.
11. Liveaboard Maintain and Contact marina General Community Complete -
Housing enhance operators and Fund Development | local
liveaboards as a facilitate nocessary Department permitting
permanent form local permitting, PrOCESS st
of affordable Coordinate with 2and
housing in Sausalite Yachtin renae
Sausalito. amendment of permisted

amendment
of BCDC
permit for
Sausalito
Yacht Harhor,

ENHANCING Housu\te AFFORDAB!L;W' :

12 Affordabie
Housing

?amlltate
development of

Consider financial
and regulatory

?étentiai
Affordabie

Community
Development

Within 2008-
2034 planning

Housing Element Update 2008 — 2014
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PO ummar Objective olirce : : ram
Development high quality incenlives to Housing Dapartment; petiad.
Assistance affordable arivate developers | Fund City Counci

housing with upon request, for revenues
financiai and the development of
regulatory high quality
incentives. affordable heusing
for families and
SENIoLs.
13. tocal Estabiish a local Upon adoption ofa | Potential Community tipon
Affordable Housing | fund to receive program thag Affordable | Development | adoption of
Fund monies which will | generates in-lieu Housing Departmenti; gprogram
be used to housing fees, Fund City Council generating in-
provide establish a revenues #eu housing
affordabile dedicated fees,
housing. Affordable Housing
Fund. Consult with
Marin County in
developing
Regutations to
govern Fund
oversight and
expenditures,
14. Partnerships Partner with Explore Potential Community Contact NPH
for Affordable affordabie partnerships witha | Affordable | Development | in 2012,
Housing housing variety of Housing Department;
developers to affordable housing | Fund City Council
feverage their providers, utilizing | revenues
expertise and the Nonprofit
access 1o funds, Housing
Association of
Northern California
as a resource.
15. Homebuyer Explore financial | Contact Marin Federal Community Publicize
Assistance assistance Housing regarding funds Development | MCCs and
programs for low | participation in Department; BMR
and moderate MCC and BMR Marin Housing | programs in
income programs. Publicize 2012,
homecbuyers. MCCs as they
become available.
16. Section 8 Assist extremely Provide HUb Community Within 2009~
Rental Assistance iow and very low | information and Section & Development | 2014 planning
income refer tenanis to Department; period.
households with Marin Housing for Marin
rental payments. | Section 8 Housing
assistance. Provide Authority
handout for
distribution to

Housing Element Update 2009 - 2014
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Obijective

rental property
owners to
encourage them to
register units with
Marin Housing.

17. Inclusionary
Housing
Regulations

Utitize local
zoning to require
affordable units
within market
rate development
and/or generate
in-fieu housing
fees.

Prepare an
inclusionary
Housing Nexus and
in-Liey Fee Study
and develop and
adopt incentive-
kased inciusionary
housing
reguaiations.

General
Fund; In-
Lieu Fee
revenies

Community
Development
Department;
Planning
Commission;
City Councit

Initiate Nexus
Study in 2013.

REDUCING GOVERNMENTAL CONSTRAINTS

Adopt resolution to

General

Community

By mid 2013.

districts, and
discourage single-
family

developments in
two-family and
multi-family zoning

18. Reduce
Fee Deferrals production costs waive 100% Fund; Development
and/or Waivers for | of affordable application Potential Department;
Affordable Housing | housing. processing fees for | Affordable | City Councit
projects with min. Housing
59 EL} units, Fund
Provide Revenues
information to
affordable housing
comsgunity
regarding fee
deferrals,
reductions, and
waivers.
19, Densily Bonus Grant density Amend Zoning General Community By end of
and Other honuses for Ordinance to Fund Development | 2013.
incentives for projects of at comply with State Cepartment;
Affordable Housing | least 5 units, Density Bonus law Pianning
according te State | requirements. Commission;
faw, and reduce City Council
barriers for.
utilizing density
honuses,
20. Multi-Family Encourage two- Develop standards | Generat Community Currantly
Development in family and multi- | in Zoning Fund Development | esgoing-te-he
Multi-Family farnily Ordinance to Department;
Districts development in promote two- Pianning
R-2-5, R-2-2.5 and | family and mulii- Commission;
R-3 zoning family City Council

Housing Element Update 2008 - 2014
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“Summary

Objective

develoepments in
these districts, -

districts, and
discourage single-
family
developments in
these districts.
fvaluate
alternatives.

21. Zoning Text Achieve Adopt Zoning General Community | Byend of
Amendmenis for consistency with | Ordinance text Fund Pevelopment | 2813. For
Special Needs S8 2 by modifying | amendments Department; amergency
Housing language in the specifying Planning shelters,
Zoning Ordinance | provisions for Commissioss; amend the
for emergency emeargency City Council Zoning
shelters, shelters, Ordinance
transitional and transitional and within one
supportive supportive housing year of
housing and and Single-Room Housing
Single-Room Occupancy blement
Occupancy buitdings. adoption.
buildings.
PROMOTING EQUAL HOUSING OPPORTUNITIES 1 . " el Sl
22. Fair Housing Pramote fair Refer fair housing General Community 2009-2014
Program housing practices | complaints to Fair Fund; Development
and prevent Housing of Marin. CDBG Bepartment;
housing Publicize the fair Fair Housing
discrimination, housing program. of Marin
23. Sausalito Suppori Sausalitc | Support the efforts | General Community Beginning in
Vitlage Senior Village programs of Sausalito Village | Fund ‘Development | 2012,
Services for seniors, to aliow seniors to Department
inciuding support | age in place and
services and promote housing
volunteers. assistance for
SEHOrs,
24. Home Sharing | Facilitate Colaborate with Generai Community Beginning in
and Tenant homesharing and | Marin Housing and | Fund; Development | 2012,
Matching tenant matching Sausalito Village CHBG Department;
Opportunities programs for Senior Services to Fair Housing
seniors and other | implement and of Marin;
single person actively promote Sausalito
households. “Home Connection Village Senior
irt Marin” within Services
Sausalito.
25, Reasonable Ensure accessible | Amend Zoning Ganerai Comsmunity By end of
Accommodation housing is Ordinance and Fund Development | 2013.
Procedures available to develop procedures Deparsment;
Housing Element Update 2009 — 2014
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ummary Objective At
persons with to allow reasonable Planning
disabilities. accessibility Commission;
accommodations. City Council
26. Universal Increase Develop Universal General Community Bevelop
Design / Visitability | accessibility in Design and Fund Development | brochure by
housing through Visitahility Department 2013.
Universal Design Principals brochure,
and Visitabiity. and provide to
residential
development
applicanis.
27. Housing for Racognize the Support liveaboard | General Community 2008-2014
Marine Workers special housing and other Fundg; Development
needs of jocal affordable housing | Potential Department;
marine workers. options which Affordable | City Council
address the Housing
housing needs of Fund
local marine revenues
workers.
28. Homeless Support the Support General Commiunity 2000-2014
Continuum of Care | homeless and imptementation of | Fund Development
persons atrisk of | the Hometess Department

homelessness in
obtaining shelter
and services.

Countywide
Continuum of Care
and publicize the
emergency 211 call
system.

IMPLEMENTING ENV

IRONMENTAL SUSTAINABILITY

Adopt local Green

General

Community

By.t«md of

Chapter if - Housing P}

an

ltem 1 - Exhibit B.1 - Page46 of 49

tEEREREA]

Hettpnanbot. Ldidan e 010

ant to Adopted Housing Element

29, Local Green ipdate the local
Building building Building Fund Development | 2012
Regulations regulations 1o regulations, Department;
require including City Councit
sustainable and appropriate policies
building practices. | and programs,
30, Climate Action | Track City's Complete the General Communily initiate within
Plan greenhouse gas Community-wide Fund Development | planning
emissions and Greenhouse Gas Department; patiod 2009-
implement Emissions Planning 2014,
strategies to Inventory, and Commission;
reduce emissions. | adopt and City Council
implement the
Climate Action
Plan,
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ummar etV
UNITY INVOLVEMENT . o G
31. Ongoing Ensure ongoing Continue to include | General Comirnunity Ongoing.
Community community residents and Fund Development
Education and involvement in community Department
Qutreach the organizations in the
implementation implementation of
of the housing this Housing
alement through | Element and the
dissemination of | development of the
information after | next Housing
the Housing Elermnent through
Element is multipie means.
adopted,
32. Housing Provide The Community Generat Community Through the
Element monitoring and Development Fund Development | end of the
Monitoring/ annual reporting | Department will Department planning cycle
Annual Report of the Housing review the Housing in 2014,
: Elerment Element annually,
implementation provide
progress, in opportunities for
comphance with public participation,
State law. and submit an
annuai repeort to
the State.
33. Association of Actively monitor | The City Council's General City Councii Through the
Bay Area and participate in | Sausalito ABAG Fund end of the
Governments ABAGs future delegate wiil pianning cycle
{ABAG) Housing Regional Housing | continue to in 2014,
Needs Process Needs Allocation | monitor and
{RENA} planning | provide reports to
process, and the City Council on
nrovide ongoing the preparation
reporting to and confirmation of
Council, the RHNA for the
next Honsing
Element cycle.
34, Staff Affordable | Designate City Designated City General Community Beginning in
Housing Training staff responsibie staff membears shall | Fund Development | 2012,
and Education for addressing bagin training Department;
housing issues sessions and City Coungcit
and administering | provide on-going
housing assistance to
DrOgrams. homeowners,
renters, and
developers.
Housing Element Update 2009 - 2014 Page il - 47
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Summary of Quantified Objectives: 2009-2014

The following table summarizes the City’s quantified objectives for the 2009-2014 Housing
Element planning period. The City’s new construction objectives reflect Sausalifo’s regional
housing needs allocation {RHNA) for 2009-2014; the rehabilitation objectives reflect Marin
Housing’s Rehabilitation Loan Program; and the conservation objectives reflect conserving
affordable units within the three affordable rental projects and conserving the 34 rent and
income-restricted berths in Galilee Harbor. The Area Median income {AMI} is the midpoint in
the family-income range for Marin County and is used as the basis to stratify incomes into very-
low, low, moderate and above moderate ranges.

Table 2.2: Quantified Ob}ectives for Sausalito’s 2009-2014 Housing Element planning period

Extremely Low

{0-30% AMI} 23 | - 5
?;PgiE;WAMH 22 5 45
(?280% AMt} 30 . 15
?g;}izrg; AMI) 34 .

Above Moderate e -

{>120% AMI)

Totals 165 5 72

*Of the City’s total 45 unit very low income RHNA allocation, half is allocated to extremely- Iow income
households, and haif to very low income households,

** The Rehabilitation Objectives are based on Program 2 described in Section B, Implementing Programs
in this Chapter. The City will strive to assist five very-low income households during the 2009-2014
planaing period to participate in the Residential Rehabilitation Loan Program administered by Marin
Housing.

*#* Conservation Ohjectives: 34 berths in Galilee Harbor are income and rent restricted. Based on Galiles
Harbor Community Association use restrictions, 5 berths are reserved for extremely low income, 7 for
very iow, 15 for low, and 7 for moderate income, All 38 units of the three senior housing projects in
Sausalito [Rotary Village with 22 units, Rotary Place with 10 units, and Bee Street Housing with 6 units} are
at the very low income level, as published on Marin County’s list of affordable projects.

INCDDAPROIECTS - NON-ADDRESS\GPAVIGIAGPA 14-16M\Forused Amendment-Review Drafts\Planning Commission- 7-9-18\Chapter § - Howsing
*tan_redline amendment 7-5-14doex

Housing Element Update 2009 - 2014 Page ll - 49
Chapter H ~ Housing Plan ;

ng
ltem 1 - Exhibit B.1 - Page49 of 49




0D ST O U b DN e

10

12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46

CHAPTER IV ~ HOUSING RESOURCES

An important component of the Housing Element is the identification of sites for future housing
development, and an evaluation of the adequacy of these sites in fulfilling the City’s share of
regional housing needs {RHNA}. This “Housing Resources” chapter describes the resources
avaitable for development, rehabilitation, and preservation of housing in Sausalito, inciuding
sites for new housing; financial and administrative resources available o facilitate housing
production and housing-related services; and opportunities for energy conservation in emszlng
and new residential development as a means of reducing housing costs.

A, Sites to Accommodate the 1999-2006 RHNA

As described in the prior section on Future Housing Needs, California State Housing Law states:

“For housing elements due on or after January 1, 2006, if a city or county in the
prior planning period failed to identify or make available adequate sites to
accommodate the regional housing need ailocated, then the city or county shail,
within the first year of the planning period of the new housing element, zone or
rezone adequate sites to accommodate the unaccommodated portion of the
regional housing need aliocation from the prior planning period.”

Sausalito did not adopt a housing element for the prior 1999-2006 planning period. Hence, the
City must carry over any unaccommodated RHNA need to the new housing element. The State
Department of Housing and Community Development {HCD) recommends the following steps to
determine the “unaccommodated” RHNA need:

Step 1. Subtract the number of units from the RHNA approved or constructed
{by income category) since the start of the prior planning period.

Step 2: Subtract the number of units from the RHNA that could be
accommodated on any appropriately zoned sites specifically identified
in the element adopted for the previous planning period.

Step 3: Subtract the number of units from the RHNA accommodated on sites
rezoned for residential deveiopment pursuant to the site identification
programs in the element adopted for the prior planning period.

Step 4: Subtract the number of units from the RHNA accommodated on sites
rezoned for residential development independent of the sites rezoned
in conjunction with the element’s site identification program.

As illustrated in Table 4.1, Sausalito has fully addressed its 207 unit RHNA need for the 1999-
2006 planning period through:

a) Units approved or built during the prior planning period

b} Existing residential zoning

Because the City does not have an unaccommodated housing need, its 1999-2006 RHNA does
not carey over into the future planning period.

Housing Element Update 2009 ~ 2014 Page Ve 1
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Table 4.1: Unaccommodated Housing Need Anaiws 1999-2006 RHNA

Income. Levels ot o) Verylow | .olow. | Moderate | . Above | . Total - -
S ' ) Moderate
Units Approved/Built 34 26 0 11 71
Existing Residerntial Zoning
R-1 0 0 19 18
R-2-5 0 0 16 16
R-2-2.5 50 G 50
R-3 321 1 27 0 3859
CN-1/CR 21 0 51

1. Housing Constructed in Prior Planning Period

As presented in Table 4.1, a total of 71 net new units were provided in Sausaiito during the prior
1999-2006 planning period, including 60 units affordable to very low and fow income
households.

* 22 very low income units were developed by the non-profit Rotary Housing as part of
the Rotary Village senior housing project.

* The 38 slip Galilee Harbor marina was completed in 2003, providing permanent space
for fiveaboard boats and houseboats occupied by members of the Galilee cooperative.
12 berths {or units) in Galilee Harbor are restricted to very low income households and
another 26 berths are restricted or priced at low income levels, as described in greater
detaii in the Liveaboard section of this chapter.

» The City issued building permits for 11 market rate units during the planning period,
providing housing for above moderate income househoids.

2. Site Capacity within Existing Zoning

As detailed in the Sites Inventory section which follows, Sausalito has developed a thorough and
realistic approach to identifying sites suitable for development during the planning period.
Through this more refined site inventory analysis, the City is able to demonstrate sufficient site
capacity zoned at appropriate densities to accommodate its RHNA for both the prior and current
planning pericds,

As sum marized in Tai}le 4. z (and pmvided in greater detaii in Table 4 3}, sites have been

98 units affordabile to moderate income %zousehoids, and 35 units affordable to above moderate
income households. {(While the sites inventory provides a shortfall of sites to accommodate
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Sausalito’s above moderate income needs, the excess site capacity under very low and iow
income units can offset this shorifal.)

B. Sites Inventory

This section documents the methodology used to demonstrate the capacity of the City’s land
supply for the 2009 — 2014 Housing Element planning period. The methodoiogy recognizes
Sausaiito’s unigue small-town character and the residents’ strong desire to preserve and
strengthen the community’s history, character and overall sense of place.

The methodology for meeting the City’s regional housing needs aliocation (RHNA) employs a
balanced approach utilizing the full range of options allowed under State Housing Element law,
HCD recommends that jurisdictions provide extra capacity in their site inventory to offset sites
that may be developed at lower densities, and therefore a “buffer” is provided above the
required RHNA. Sausalito’s sites strategy includes housing units built or issued building permits
during the planning pericd, accessory dwelling units, liveaboards, and potential housing units on
vacant and under-utilized parcels.

This strategy acknowledges the buiit-out, dense development pattern of the City, its unigue
demographics {very high percentage of single-person households), and significant physical
constraints to the development of new residential and mixed-use projects {e.g., steep siopes,
small lots, proximity to watercourses), Table 4.2 summarizes the potential housing units and
provides a comparison with Sausalito’s 2007-2014 RHNA. A list of sites with potential housing
units is provided in Appendix C— Residential Sites Analysis,

Housing Element Update 2009 - 2014 : Page !V 3
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1
Table 4.2: Potential Housing Units during 2007-2014 Planning Period

Very Above % Total ;
Low low  Moderate Moderate TOTALS Units 2

RHNA TARGETS 45 30 34 56 165

Income Levels

R»Z]Distri{:t Capacity

R-2}5 District Capacity Sip g

TaE 86%

R-3|District Capacity Al oenn 27 o v aese  a20%

Corhmercial District Capacity
Exis'ting Liveaboards

Futijre Liveaboards

Ne\év Accessory Dwelling Units

Exisfting Accessory Dwelling Units

TOTALS 475 8451 12813 584 333269

Pdrcentage Over/Under RHNA Target:  8<1% ABI0%  23236% w<1% 8863% | BUFFER

Unit Capacity Over/Under RHNA Target: €2 5421 2479 =2 10446
2
3

Housing Element Uipdate 2009 ~ 2014 Page IV - 4
Chapter IV — Housing Resources VY W W

Item 1 - Exhibit 1 - Page 4 of 31



23
24

1. Units Built or Approved within the Planning Period

2. Vacant and Underutilized Land

State Housing Element law requires local governments to prepare an inventory of land suitabie
for residential development, including vacant sites and sites having the potential for
redevelopment, and an analysis of the relationship of zoning and public facilities and services to
these sites. The inventory of land suitable for residential development must be used to identify
sites that can be developed for housing within the planning period. In terms of evaluating the
adequacy of these sites to address the affordability targets established by the RHNA, State
Housing Element law provides for use of “defauit densities” 1o assess affordabiiity. Based on its
population, Sausalito falls within the default density of 20 units/acre for providing sites
affordable to very low and fow income househoids. For moderate income households, a
threshold of 12 units/acre is used to reflect a reasonable density for achieving moderate income
development,

T b_!e 4.3: Acreage an_d Num__b_er_of _Parce_ls by Zoning District

Very Low Density Residential R-1-20 i3 5.58 3.3 dufacre

Low Density Residential 8-1-8 1 0.22 4.6 dufacre 1

Medium Low Density Residential R-1-6 5 0.65 7.8 dufacre 5

Mediurm Density Residential R-2-5 i 1.8¢ 8.4 dufacre 16

Mediurn High Density Residential R-2-2.5 7 0.91 17.5 dufacre 14

High Density Residential R-3 1 0.41 26.7 dufacre 11
Subtotal 28 9.66 60

NDERL D TW ; _
Medium High Density Residential R-2-2.5 25 3.66 18.6 dufacre 36
High Density Residential R-3 156 | %333.08 27.0 du/acre 2H48

UND =D MIXED L e -

Neighborhood Commercial CN-1 16 1.35 20.47 dufacre 25

Mixed Residential & Commercial CR 9 1.12 25.3 dufacre 26
Subtotal 15 81

Housing Element Update 2009 — 2014
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a. Residential Infili Sites

that are considered good candidates for infill residential development (refer to Table 4.3}. On
these parcels, it is estimated that 144323 new residential units could be built in the future under

existing zoning reguiations.

In order to assure a meaningful analysis, a number of filters were developed in order to identify
only those properties that truly have realistic development potential. The fiiters indicate
parameters below which development would likely be challenging and less feasible. Please see
Appendix C — Vacant and Underutilized Sites Analysis for a more detailed explanation of each

fiiter.

»  Parcels of 40%% average slope or more were excluded for R-2 and R-3 Districts as
steeper siopes create more development constraintsy;

» Allfandlocked parcels were removed as access wouid be a chalienge;
* Underutilized parcels with existing homes built after 1980 were removed;

o All parcels less than 3,000 square feet {s.f.} in size were removed as parcels that are too

small present chalienges meeting development standards;

o All parcels on the City’s List of Noteworthy Historic Structures were removed;
o Al parcels on the City’s list of Constructed and Approved projects were removed to

avoid double-counting;

» Al parcels that could take on only one additional unit were included if there was
relatively straightforward development potential. Lots that were included had
underutilized portions, or had existing buildings where another floor could be added
without conflicting with development standards, or had existing buildings that were
dilapidated or abandoned;

» All parceis that had obvious parking constraints preventing the addition of units were

removed; and

» Visual checks were made using Google Earth and Google Streetview, and site visits were
made to all parcels listed, 1o ascertain the actual build out and visual conditions of

buldings.

The City allows a fairly dense development pattern through the application of the zoning
regulations which aliow floor area ratios of 35% and 50%, front yard setbacks of zero feet
{including corner lots}, five foot side vard setbacks typically, and a height limit of 32 feet.

Housing Element Update 2008 - 2014
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b. Cornmercial infill Sites
commaercial districts, it will be important that the City's standards faci#itate residential mixed
use. The following provisions currently encourage the integration of residential use within the
CC, CRand CN commercial zoning districis:
* Aliowances for residential housing on upper stories, up to the City’s height limit of 32
feet, with commercial uses at ground fevel;
« Prohibition against conversion of existing residential uses to commercial {exceptin CC
district where permitied with Minor Use Permit);
+ Allowances for commercial and residential users to share their parking with a
cenditional use permit {CUP); and
+ Allowances for tandem parking with a CUP,

The aliowance for residential uses on upper floors of commercially-zoned property presents an
ideal form of mixed-use infili development for the City to utilize its existing stock of parcels
currently served by existing roads and utilities. Residents over ground-floor commercial provide
passive security for the area, provide a built-in customer base, and create increased activity and
vitality within commercial areas. This form of traditional mixed-use enhances the historic
develepment pattern found in the commercial areas of the City where a number of apartments
and flats exist above street level retail spaces.

Parcels with residential development potential in the CC, CN-1, and CR Zoning Districts were
identified based on the following filters:
* Parcels of 40% slope were excluded as steeper slopes create more development
constraints;
* Al landlocked parcels were removed as access wouid be a challenge;
* Ali parcels less than 3,000 square feet {s.1.} in size were removed as parcels that are too
smali present challenges meeting development standards;
s Al parcels that were deemed infeasible due to size, age and condition of existing
buildings were remuoved;
s All parcels on the City's List of Noteworthy Historic Structures were removed;
*  All parcels that had obvious parking constraints preventing the addition of units were
© removed;
* All parceis that were on the City’s list of Constructed and Approved projects were
removed 1o avoid double-counting; and

Housing Element Update 2009 - 2014
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¢ Visual checks were made using Google Earth and Google Streetview, and site visits were
made to all parcels listed, to ascertain the actual build out and visual conditions of
huildings,

As depicted in Table 4.3, 19 parcels were identified as good candidates for mixed-use
development under existing zoning designations. There are 51 potential units in this category.
Some sites would support adding new residences by converting existing commercial space, -
constructing new upper levels, or above existing buildings, where other sites would invoive a
redevelopment of the site by demolishing existing buildings and erecting new buildings.

Housing Elemeant Update 2009 — 2014
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To better facilitate the provision of upper-story residential use above ground floor commercial,
and encourage the integration of affordabie units within market-rate projects, Housing Element

| Program 8a establishes new Vertical Mixed Use {VMU} requirements to be applied throughout
the CN-1, €R and CC roning districts. VMU reguirements are as folows:

L ]

L ]

New construction of 2™ and 3" stories is fimited to residential use.

A minimum of one unit must he affordable. Projects with 6 or more units must provide
20% affordable units.

For rental units, the affordability is targeted at low income {up to 80% county median
income) househaolds.

For ownership units, affordability targeted to moderate income (up to 120% county
median incomes} househoids.

Affordable units must have a minimum of two bedrooms to accommodate families.
The affordable units must be deed-restricted for a period of not less than forty years, to
ensure long-term affordability,

The conversion of existing upper story residentia uses 1o commercial uses is prohibited.

é@x&,ﬂ_lf the property owner can demonstrate a fmancza% hardshlp, and

g, If project appiications for non-residentiai uses are deemed complete prior to March
31, 2013, to aliow for potential projects that are currently under consideration to
he reviewed according to existing zoning regulations.

Incentives to foster the creation of upper story residential VMU units include:

Raising the current Conditional Use Permit requirement for 4 or more reszdentlal units
to 7 or more residential units.

Allowance for commercial and residential users to share parking, and for tandem and
off-site parking leases with a Minor Use Permit.

Allowance for affordable units to vary in square footage, de5|gn and interior amenity
within reason from non-affordable units,

Reduction or waiver of certain application and development review fees for the
affordable units. :

Housing Element Update 2009 - 2014 PageiV-9
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~ An additional visual survey of ali commercial parcels in the City in December 2011 showed that
there were at least eight existing upper-floor commercial units with lease signs, and were
suitable for conversion into housing.

None of the Commercial Infill Sites are located within the Marinship. Changes in land use within
' the Marinship are subject to the Fair Traffic initiative, which maywewld require a city-wide vote,

Housing Element Update 2089 - 2014 Page IV
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3. Liveaboards

Sausalito has a long-standing tradition as a working waterfront with a vibrant marine culture
that has defined the community for over 100 years. There are eight marinas in the City with over
1,500 vessels where several hundred boat owners reside on their boats as permanent
“liveaboard” housing. In recognition of the important role liveaboards play in providing
atfordable housing for the community’s marine workers and other modest income residents, the
San Francisco Bay Conservation and Development Commission {(BCDC) and Sausalito Zoning
Ordinance both allow for up to 10% of marina berths to be used as permanent livezboard
housing. The Environmentai Protection Agency and the National Oceanic and Atmospheric
Administration support the provision of liveaboards in weil-managed marinas as an
envirenmentally sustainable housing option.

In order to document the nature and affordability of liveaboards in Sausalito, the City conducted
an anonymous survey of liveaboard tenants in Sausalito’s marinas in 2009, A total of 42 written
surveys were completed, providing the following insights into Sausalito’s liveaboard population’:

+ liveahoard residents are generally not transient and tend to stay on their boats for
extended periods of time. The average tenure of those surveyed was over 10 years, with
73% of respondents living on their boats at least the fast five years.

+ The overwhelming majority of liveaboards consider themselves permanent residents of
their boats, and when asked whether they would prefer to spend their money on a boat
or an apartment, 94% expressed a preference for living on board.

« Inaddition to lifestyle preference, many liveaboard tenants earn modest incomes and
are only able to afford to live in Sausalito by living on their boats. The survey documents
a median income of $42,500 among liveaboards and the median cost of a berth at $660,
weli below the $1,900 average rent for a one-bedroom apartment in Sausalito.

+ Nearly half of those surveyed {46%} were unsure whether they were “legal” fiveaboards.

«  While the majority {62%) of liveaboards are single-person households, 33% of survey
respondents are two person househoids, and 5% are three person households.
Roommates, couples and single-parent households typify Sausalito’s multi-person
liveaboards.

* Alarge number of liveaboard residents are employed in marine-refated occupations,
and include boat builders and repair, sail makers, restorers of historic boats, maritime
artists, marine surveyors, harbor masters, shipmates and boat captains, among others.
Living on the water allows these marine workers to showease their skills and to live near
work opportunities.

For purposes of the Housing Element site inventory, the following methodology is utilized to
guantify the number of existing and future liveaboards that can be credited towards Sausalito’s
RHENA:
1. Document the number of liveaboards counted in the 2000 census and thus already
reflected in ABAG's count of existing units in Sausalito in the 2009-2014 RHNA:

*The complete results of the survey are published in the Liveaboard Technical Report dated May 25, 2011
and available at the Community Development Department and on the City’s website under the Housing
Element fink.

Housing Element Update 2009 — 2014
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2. Document the number of existing “legal” fiveaboards in each census block with permits
from the San Francisco Bay Conservation and Development Commission {BCDC);

3. Quantify the number of permitted liveaboards not counted by the 2000 census by
census block or subsequently counted by the Department of Finance, and apply towards
the City's RHNA,;

4. Conduct a follow-up survey with the marina operators to confirm berth rents, liveaboard
fees and other monthly housing costs to assess affordability, and;

5. Identify future liveaboard “sites” based on any unused liveaboard capacity within each
marina and cradit towards the RHNA,

a. 2000 Census Count of Liveaboards

The U.S. Census defines a housing unit as “a living quarters in which the occupant or occupants
live separately from any other individuals in the building and have direct access to their living
guarters from outside the building or through a common hail.” The Census further states that
“nontraditional living quarters such as boats, RVs, and tents are considered to be housing units
only if someone is living in them and they are the occupant’s usual residence or the occupant
has no usual residence elsewhere. These nontraditional living arrangements are not considered
to be housing units if they are vacant.”

Sausalito’s legally permitted liveaboards represent a permanent form of housing which
conforms to the Census definition of a housing unit. The liveaboard survey documents the non-
transient nature of Sausalito’s liveaboard residents, with three-quarters of survey respondents
living on their boats for at least five years. Furthermore, housing elements for two other
Jurisdictions — Marin County and Redwood City - recognize liveaboards as permanent housing,
and have utilized liveaboards to address a portion of their respective RHNAs.

Table 4.4 compares the 2000 Census count of fiveaboards by census block with the actual
number of existing “legal” liveaboards as authorized by BCDC. As indicated by this table, the
2000 Census identifies 76 housing units® within the three census blocks which encompass the
City’s eight marinas. In contrast, a total of 108 existing liveaboards with BCDC permits are
located within these census blocks {excluding the 38 berth Galilee Harbor which was occupied in
2003 and thus counted as a project for the prior planning period}. A comparison of the 2000
Census housing unit count within each census block with the number of existing BCDC permitted
liveaboards reflects a net Census undercount of 38 fiveaboard units. Most of the City’s marinas
do not provide on-site mailboxes for liveaboard residents, and thus many liveaboards do not
receive census forms, as well as other public notices, thus contributing to the Census
undercount.®

In the years since the 2000 Census, the 38 undercounted liveaboard berths have remained an
uncounted segment of Sausalito’s housing stock. Review of State Department of Finance annuat
housing unit counts for the years 2000 to 2010 indicate no change in the number of “mobile
homes/other” units in Sausalito, the category that encompasses a variety of miscellaneous

* The Census does not break down housing units by type of unit at the block level. However, the three
census blocks which contain the City’s eight marinas coincide with the City's waterfront and contain no
housing units on land.

* As a means of better integrating liveaboards within the community, Housing Flement implementing
Program 11 includes coordination with marina operators to establish a bulletin board at each marina for
the posting of public notices and the potential establishment of mailboxes for liveaboard tenants.

Housing Element Updata 2009 - 2014 Page IV -13
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housing types including boats’ (refer to table in Appendix}. The City will begin reporting these 38
undercounted berths to the State Department of Finance at the next reporting period in
February 2013, thus bringing all permitted liveaboards within the City's official housing stock.

B Gl DD

Table 4.4: Comparison of Existing Permitted Li eabqa;dé_al}d 2000 Census

ensus Block

1600 3 Pelican Harbor 9. 37
Sausalitc Yacht Harbor 31
Galilee Harbor* (38}

1001 10 Schoonmaker Marina 15 6
Sausalito Marine Ways =
Clipper Yacht Harbor 52

1020 58 Manna» Plaza e 0
Sausalito {Arques) B
Shipyard

Totals 76 units 108 38 units

| Yndercount of Liveaboards currently permitted under City zoning 6.units

Source: 2000 ULS. Census; San Francisco Bay Conservation and Development Commission {BCDC)
December 2011; City of Sausalite Liveaboard Technical Report, May 25, 201%.

*Note: As the new Galilee Harbor opened as a legally permitted marina in 2003, it is assumed none of
the 10 units counted in 2000 in census block 1001 are attributable to Galilee Harber.

5
6 While the existing liveaboards identified in Table 4.4 have their required BCDC permits,

7 liveaboards must also have the necessary City permits to be recognized as a legal unit reportable
8 | tothe State, The City has is-sussently evaluatediag additional local permitting required for each
9
0

in hat the Zonin

15

* The Department. of Finance updates each year's housing count by unit type adding new construction
and annexations, and subtracting demolitions and conversions from the 2000 census benchmark based on
data provided by the local lurisdiction,
Housing Elemeant Update 2008 - 2014
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b. tiveaboard Affordabiiity

The City’s liveaboard survey confirms that many liveaboard tenants earn very modest incomes
{median income of $42,500 among survey respondents) and are only able to afford to live in
Sausalito by living on their boats. When asked what caused them to decide to become a
liveabeard, 45% of survey respondents cited affordability as a primary factor.

In order to assess the affordability of liveaboard rents, the City compiled data on monthly berth
rents as reported in the survey of liveaboard residents, and conducted follow-up interviews with
marina operators to more precisely define total monthly housing costs {liveaboard, parking and
storage fees; utility and propane costs; and pump out charges).’ Adding these additional
housing costs to the berth rents identified in the liveaboard surveys results in total monthly
housing costs ranging from $825-$1,415 for one person households, and from $1,000-$1,675 for
two person households. As indicated in Table 4.5, these total liveaboard housing costs fall well
within the levels affordable to low income households in Marin County.  in order to provide a
conservative estimate of affordability for the RHNA and account for other potential costs such as
boat maintenance, taxes and insurance, a portion of the projected new liveaboards in Sausalito
will be assumed o be affordable at the moderate income level.

1 $825
2 $1,000 - 51,675 $1,500 $1,710
Seurce: City of Sausalito Liveaboard Technical Report, May 25, 2011,
State Incorme Limits for 2011 (Marin County).
Note: Does not include rent restricted berths in Galitee Harbor.,

One of the City’s marinas — Galilee Harbor — is a member-run cooperative maintained as an
aftordabie housing community with rent and income restrictions. The Galilee Harbor
Community Association {GHCA) was formed in 1980 by boatworkers and artists whao lived in
vessels on and near the historic Napa Street Pier in response to development proposals which
waouid uproot their long-term liveaboard community. After prolonged negotiations, GHCA
received BCDC and City permits for a live-aboard marina providing low-cost housing to artists
and maritime workers, thereby helping to preserve the working Sausalito waterfront, As
member boats moved in to the 38-slip marina in 2003, Galilee is counted as an approved project
under the prior planning period {refer to Table 4.1).

¢ Mortgage costs were not included as the majority of liveaboards own their boats, as confirmed by the
liveaboard survey which documents 90% of respondents own their boats.

Housing Elemeant Update 2009 — 2014
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Income and affordability restrictions at Galilee Harbor are governed by the Memorandum of
Understanding between GHCA, BCDC and the City, as weli as affordability restrictions imposed
by the various sources of public funds used to build the marina, including Federal Home Loan
Bank AHP funds, Marin County CDBG funds, and Marint Community Foundation funds. in
aggregate, the income restrictions at Galilee are as follows:

Minimum 5 berths — extremely low income (<30% AMi}
Minimum 7 berths — very low income {<50% AMI}
Minimum 15 berths — low income (<80% AMI}

Up to 7 berths — moderate income {<120% AMI)

Up to 4 berths - unrestricted

While 11 of Galilee’s 38 berths are not restricted to low income occupancy {either moderate
income or unrestricted income}, based on discussions with Galilee’s marina manager and market
rents at other marinas, rent levels stili fall within levels affordable to low income householids..
The non-profit housing corporation EAH conducts annual income certification of tenants in
Galilee to ensure continued compliance with the Memorandum of Understanding.

Zoning Ordinance Section 10.44.170.H regarding liveaboards states: “As vacancies occur, marina
operators shall give preference to gualified low and moderate income tenants until such tenants
constitute at least 50% of the liveaboard vessels in the marina.” The liveaboard progran in the
Housing Etement calls for monitoring and enforcement of these provisions as part of the
liveaboard Conditional Use Permit.

¢. Future Liveaboard Capacity

Similar to residential sites capacity under zoning, several marinas have additional capacity within
their existing berths for liveaboards as authorized by BCDC and the City. As illustrated in Table
4.6, BCDC has authorized 201 liveaboards within five marinas in the City whereas 146 permitted
liveaboards currently exist in these marinas, providing capacity for 55 additional liveaboards.
Given the rent structure in these marinas, it can be assumed the majority of future #veaboards
wili continue o provide affordability to low income households, with the balance falling well
within the levels affordable to moderate income households it Marin County.

Table 4.6: Additional Liveaboard Capacity in Permitted Marinas

Pelican H.a rbo% | .9 9 0

Sausalito Yacht Harbor 62 31 31
Galilee Harbor 38 38 O
Schoonmaker Marina 20 16 4
Clipper Yacht Harbor 72 52 20
Totais 201 146 55

ai Livea

Liveahoard capacity with. MQQ{;»@Q ..... rmiis in place 24
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Source: San Frandisco Bay Conservation and Developmesnt Commission (BCDC) December 2011;
City of Sausalito Liveaboard Technical Report, May 25, 2011,

Two of the marinas with unused liveaboard capacity {Clipper Yacht Harbor and Schoonmaker
Marina} have the necessary permits in place and can accommodate a combined total of 24
additional fiveaboards at any time. The BCDC permit for the third marina with additional
liveaboard capacity {Sausalito Yacht Harbor) currently authorizes 5%, or 31, fiveaboard berths;
BCDC indicates the permit can be amended to increase liveaboard berths to 10% upon the
owner’s request and demonstration of compliance with the San Francisco Bay Plan and
Richardson’s Bay Plan policies and requirements. The City has reviewed the requirements of
these Plans with representatives of Sausalito Yacht Harbor, and they believe they can meet the
regquirements and have indicated they will be moving forward with an amendment to their BCDC

CUP from the City.

d. Summary of Liveaboard RHNA Credits
Based on the preceding analysis, Table 4.7 summarizes the number and affordability of
liveaboards which can be credited towards the 2007-2014 RHNA:

Table 4.7:_ S_:u_mm ry of_ 'ye_abqard RHNA Credits

20(}0 Céhsus tindercount of
Permitted Liveaboards*

Additional Liveaboard Capacity 5524 3813 2511

Totals 8330 6819 2511
Housing Element Update 2008 ~ 2014 Page IV - 17
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4. New and Existing Accessory Dwelling Units

The Housing Element allows and encourages the creation of new accessory dwelling units
{ADUs} as a form of small scale, contextual infill development that will provide an affordabie
housing type throughout the City. Due to the City’s very high percentage {47%) of single person
households, this strategy is ideally suited to Sausaiiio.

a. Existing Accessory Dwelling Units

ADUs, also referred to as second units, are smali, seif-contained dwelling units that provide a
kitchen, bathroom and sleeping area. The unit can be attached to the main home with a
separate entrance or can be a small detached unit located in the rear yard or above a garage.
ADUs can provide affordable rental options for smaller households, such as caregivers or the
elderly parents of the primary homeowner, and can provide rental income for the homeowner.

While Sausalito adopted a zoning regulation in 1984 prohibiting the developrent of ADUs in all
residential zone districts, the City recognizes the existence of hundreds of ADUs in the
community iliegally built without permits. In order to collect information on the extent and
nature of ADUs for the Housing Element, in 2010 the City mailed surveys to all 3,200+ residential
property owners in the City. A total of 715 of these postage-paid, anonymous questionnaires
were completed and returned.” The results of the ADU survey can be summarized as follows:

Property Ownaers with an Existing ADU

s 108 respondents {15% of total) indicated they currently have an ADU on their property

s Nearly haif {46%) of respondents with an ADU said they wouid apply for amnesty if the
City adopted an amnesty program o legalize unpermitted ADUs, 6% said they would not
apply for amnesty, 26% said they were not sure, and 22% said arnesty did not apply
{ADU likely built prior to the 1984 regulation prohibiting ADUs)

s Two-thirds of respondents indicated their ADU was currently occupied, and three-
auarters of respondents indicated their ADU was rented to a tenant.

+ 7 respondents provided information on the rents charged for the ADU. 28% of rents
were within the level affordable to very low income households, 57% were affordable to
low income households, and 15% were affordable to moderate income households.

* Whiie the majority of existing ADUs (88%) are suitable for one and two person
households, 12% of respondents identified their ADU as having two or more bedrooms,
a suitable size for smail family households.

" The complete results of this survey are published in the ADU Single-Family Technical Report and ADU
Multi-family Technical Report, both dated March 28, 2011, and available at City Hall and on the CHy's
website under the Housing Element link,
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Moderate inconie.

Distribution

Studio/One

Two $1.070 1 $1,710 3 $2.440 2
‘fotal 27 55 15
ADU Rent 28% 57% 15%

Property Owners without an Existing APU

* 506 survey respondents indicated they do not currently have an ADU on their property.

* 62 {10%) of respondents indicated they have an existing structure on their property that
could potentially be convertéd into an ADU.

s 186 respondents {31%} indicated they have at least 500 square feet of undeveloped

_space on their lot which could potentially accommodate an ADU.

* 115 respondents said they would be inclined to build an ADU if City reguiations
permitted, representing 19% of non-ADU property owners.

* Among those respendents who had considered buiiding an ADU or incorporating one
into their house, the primary reason was for extra income, followed by having a location
for relatives to live, Other responses included having space for a live-in caregiver and
space for relatives visiting from out of town,

in summary, the community has come to recognize ADUs as a low impact approach to
addressing a portion of the community’s lower income housing needs, and the Housing Flement
thus establishes programs to both allow new ADUs and legalize existing ADUs which were built
without permits.  The City is proceeding with preparation of ADU regufations and an amnesty
program in conjunction with the Housing Element, and has established a Working Group of the
Housing Element Task Force to develop draft ADU regulations. The ADU Working Group began
meeting in March 2012, and is scheduled to meet twice monthly through early July after which
time they will forward the recommended ADU reguiations and amnesty program to Planning
Commission and City Council for public hearings and adoption. UPDATE - In_ November 2012,

b. New Construction of Accessory Dwelling Units ,

The City’s survey indicates a strong interest by property owners in building an ADU, and
illustrates the physical capacity of adding a detached unit on nearly one-third of respondents’
parcels. Given the City's very high percentage (47%) of single person households, combined
with the high incidence of senior households {26%}, ADUs are a good match for the City's
housing needs; allowance for two bedroom ADUs will akso help address the needs of smail
families. The City’s goal will be to establish development standards which both encourage and
facilitate the provision of ADUs and promote quality design and neighborhood compatibility.
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The ADU Working Group, in consuitation with interested community members, is evaluating the
following prefiminary development standards for new ADUs:

+ Permitin all single-family {R-1-20, R-1-8, R-1-6}, two-family {R-2-5, R-2-2.5) and muiti-
family {R-3} zoning districts;

+ Allowance for four types of ADUs ~internal conversions, garage conversions, attached
units, and detached units;

+  Ministerial review for studio and one-bedroom ADUs with floor area of 500 to 760
square feet, units up to 1,000 sgquare feet and two bedrooms permitted with a CUP;

¢+ Exemption of up {0 500 square feet of ADU from floor area ratio;

* Parking standard of one space per bedroom for units under 700 square feet, and two
spaces for units greater than 700 square feet. Parking wouid be allowed in required
setback areas. Where demonstrated parking constraints, allowances for tandem parking
and exceptions for elimination of parking requirement.

¢ Other parameters including reduced permit fees, deed restrictions, and relaxed height
limits for ADUs in detached structures to account for Sausalito’s steep slopes.

Extensive public education and outreach is being provided in conjunction with development of
the ADU regulations and amnesty program. Once adopted, the City will deveiop a brochure
describing the new ADU standards and incentives to promote their development. In addition,
the Community Development Department will work with local architects and residents to
prepare “stock” ADU building plans appropriate for local neighborhoods. The intent is to provide
applicants with designs, elevations and floor pians that comply with the City's ADU standards,
thereby expediting permit approval. Alternatively, the City will work with local architecis o
create a list of architects who would provide ADU building plans at reduced fees.

Given the strong demand for ADUs, the demonstrated capacity to provide such units, and the
incentives fo be adopted to encourage their development, the City's objective will be to achieve
the creation of a minimum of 12 new ADUs {six per year} during the balance of the 2007-2014
planning period. This modest goal is well supporied by fmdmgs from the City’s 2010 ADU
survey, as well as ADU trends in Mill Valley :

s Of the 607 residential property owners responding to the City's ADU survey without an
existing ADU, 19% {115 property ownersjindicated they would be inclined to create a
new ADU if City regulations permitted.

¢ Applying this 1% to the 1,800 single-family detached homes in the City yields 342
potential new ADUs based on general property owner interest. Additional ADU
potential exists on the numerous single-family attached and duplex pro pertles in the
City.

¢ As Sausalito has prohibited ADUs since 1984, trend data from the adjacent community
of Mill Vailey {6,400 dwelling units compared to Sausalito’s 4,600 dwelling units) can be
used to estimate the level of ADU development Sausalito might anticipate.

+  Mill Valley amended its ADU regudations in 2003 fo better facilitate the creation of new
ADUs, ailowing for ministerial processing, providing for increased unit sizes, reducing
parking requirements and allowing for reduced City fees. Over the past five years {2007-
2011}, the annual number of new ABU permits in Mill Valley ranged from 7 to 18, with a
five year average of 10 new ADUs per year.
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Based on the above factors, the level of ADU development in Sausalito may well exceed the
annuatl goal of six new units, particularly once the City’s new ADU regulations have been in place
for several years. The City has purposely established a modest ADU goal for the remaining two
years of this planning period, and will reassess this goal as part of the 2014-2022 Housing
Element update to reflect actual performance.

The affordability of the projected 12 ADUs is based on rent levels from the City’s ADU survey as
follows:

Sumber-oibew-AEds 12 Tz z Y

% by Income Category -

New ADU Permits issuad:

c. Registration and Amnesty for Existing Accessory Dwelling Units

Given the existence of possibly hundreds of accessory dwelling units in the community buiit
illegally which may or may not meet basic health and safety guidelines, the City’s goal is to
legalize these units, bring them into the official housing stock to contribute towards meeting
regional housing needs allocation (RHNA), and make them safe and sanitary for current and
future tenants. To achieve this goal, the City will implement an amnesty program to allow
property owners with ADUs not currently recognized as “units” in the Census the opportunity to
register these units with the City without facing fines for non-permitted construction.

Both Marin County and Mill Valley have had highly successful ADU amnesty programs, with
legatization of over 100 unpermitied ADUs in each jurisdiction. Sausalito will foliow the model
these amnesty programs used to buiid public trust, conducting extensive community outreach
to reassure the public that applicants will not be penalized for fllegal construction and explaining
the benefits of legalization {increase in property value, allowance for relaxed development
standards, reduced fees, opportunity to register unit without facing fines).

Asan incentive to property owners to apply for a ministerial ADU amnesty permit, the City will
offer certain modified standards to accommodate existing buildings. In addition to the flexibility
in development standards identified for new ADUs, the following additional incentives have
been identified by the ADU Working Group for evaluation to encourage legalization of existing
Abyts:

* ‘Waiver of parking reguirements;

» Exemption of 500 square feet of existing ADUs from floor area limits;

« Consideration of existing ADUs non-complant with floor area, building coverage and

impervious surfaces as “legal non-conforming”;
* Significant discounts in building permit and utifity hook-up fees;
& Elimination of the ADU permit application fee; and
* Rehabiiitation assistance to correct health and safety code violations.
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Both Marin County and Mifl Valley received a 50% reduction in water connection fees from the
Marin Municipal Water District during the amnesty period of their highly successful ADU
amnesty prograins. Sausalito will contact the Water District to establish a similar fee reduction.

To receive an ADU amnesty permit, all heaith and safety code violations must be corrected
based on City building inspections of the unit. For purposes of crediting the ADU towards the
RHNA, property owners will be reguired to demonstrate that the unit did not have an individual
address as of the 2000 census and does not have a building permit of record, and thus has not
been accounted for in the count of existing units in the City’s 2009-2014 RHNA. City planning
staff wili determine if there are any City permits for the ADU and will assist applicants in
compiling the appropriate documentation, such as:

+  Written affidavits from current and/or former owners, tenants, or neighbors, signed and
natarized under penalty of perjury;
County Assessor records;
Rentai contracts and/or receipts;
Income tax records; and
Litility bills.

* & & »

The City is proceeding with development of the ADU amnesty program in combination with
creation of the updated regulations for new ADUs. The ADU Working Group is on schedule to
finalize the amnesty program regulations in June, after which time the regulations will go before
Ptanning Commission and City Council for public hearings and adoption. The City anticipates the
accessory dwelling unit amnesty program will, at a minimum, bring 12 previously unpermitted
units not previously recorded by the Census into the City’s official housing stock during the
baiance of the 2007-2014 planning period, as supported by the following findings from the City's
ADU survey: _
+ The ADU survey demonstrated that 15% of residential property owners have an existing
ADY on their property.
¢ Applying this 15% to all 1,800 single-family detached units yields 270 existing ADUs,
with additional ADUs existing on Sausalito’s numerous single-family attached and duplex
properties,
* Approximately 25% of owners indicated their ADUs were constructed without building
permits. Applying this 25% to the estimated 270 existing ADUs yields 68 existing illegal
ADUs,
¢ The survey documents that half of nearly half {46%) of respond ents with an ADU would
apply for amnesty, equating to 34 of the estimated 68 iliegal units.
+ Forthe remaining two years of this planning period, the City has adopted a modest goal
of iegalizing 12 ADUs through the amnesty program.

The affordability of these 12 ADUs is based on rent levels from the City’s ADU survey as follows:
Table 4.10: 201.2-2014 Objectives for Existing Accessory Dwelling Units under Amnesty Program

% by Income Category ' e 28% 57% 15%

14 4 8 2
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5. Residential Development Potential Compared to the RHNA

As detailed earlier in Table 4.2, the City’s residential development potential during the planning
period is comprised of the following:
« 240 units issued residential permits during the 2007-2014 planning period to be credited
towards the RHNA,
* 14443 residential units from unmet capacity in residential zoning districts, within the
current Generai Plan and zoning framework,
* 51 residentiai units from unmet capacity in mixed-use zoning districts, within the
current General Plan and zoning framework,
¢ 638 existing liveaboards undercounted in the 2000 Census,
¢ 2455 liveaboards from the remaining capacity in marinas with BCDC permits,

eonsteneted; and .
* 124 existing unpermitted Accessory Dwelling Units obe-permitted under an amnesty

program {1/2013-6/2014).

of these sites to address the affordability targets established by the RHNA, affordability for
vacant and underutiiized sites is based on “default densities” of 20 units/acre for very low and
low income households for sites that can accommodate a minimum of six units, with smaller 20+
unit/acre sites and sites with minimum 12 unit/acre densities attributed to moderate income
households; affordability for liveaboards-is based on the surveys of liveaboard tenants and
marina rents, with a portion of future liveaboards attributed towards moderate income; and
affordability for accessory dwelling units is based on rents levels documented in the City’s ADU

minimum RHNA requirement. The City aims to further encourage and facilitate the production
of affordable units throughout the community through implementation of the policies and
programs set forth in Chapter Il ~ Housing Plan.

Table 4.11 Comparison of RHNA and Sites Inventory

Above
t T
Very Low low Moderate Moderate OTALS

Residentiat Sites

inventory =
28 5421 8479 =2 346104
' <1% B 232469 <19
Buffer (9<1%) (2870%) {23236%) {=d<1%) (8863%)
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caused sewage spills, releasing raw sewage into Richardson’s Bay. In Aprii 2008, the U.S.

6. Availability of Infrastructure and Public Services

Sausalito is an urbanized community therefore land designated for residential use can be finked
up to the existing infrastructure grid easily, including sewer and water lines, streets, storm
drains, telephone, electrical and gas lines. The Sausalito-Marin City Sanitary District provides the
City's sewer needs, and Bay Cities Refuse serves the garbage removal function, with fees based
on voiume. The Marin Municipal Water District provides Sausalito with its water supply, with
mast of the water coming from rainfall collected in Marin reservoirs. There is no shortfail
anticipated during the 2009-2014 planning period in the ability of these districts to provide
these necessary public services.

However, Sausalito’s sewer infrastructure system is old and in need of repair. The City has over
27 miles of sewer pipe, some over 60 years old. In recent years, the antiquated pipes have

Environmentai Protection Agency {EPA} issued an Administrative Order mandating that the City
assess, repair, or replace its aging sewer pipes. In addition, the City was sued by Northern
California River Watch for violations under the Clean Water Act. In November 2008, the City
reached a settlement with River Watch. The City is implementing plans to upgrade its
antiguated sewer system, complying with terms laid out by EPA and River Watch. To fund the
estimated $7.6 million upgrade, sewer fees were increased in 2009,

In addition to improving the City’s sewer lines, the City must also explore strategies to hasten
the repair of private lateral sewer pipes on private property. Every residence has a private
lateral sewer line connecting to a city sewer fine. Unfortunately, many of these private laterais
are also in need of repair, and add stress to the current sewer system.

The City has put various programs in place, such as assessment and mandated repair of private
sewer lateral lines when a property is sold. Stili, by some estimates this strategy alone would
take 60 years or more to adequately address the private lateral sewer line problem. As a resuit,
the City continues to explore additional programs and options for private lateral sewer pipe
repair.

Research is also on-going regarding the sanitation conditions and practices of marinas in the
City. Detailed documentation on these practices is not readily available at the time of writing,
however, the City recognizes the importance of preventing pollution to the waterways and the
Bay, and will continue working with relevant agencies such as BCDC to ensure that the marina
and harbor activities remain sustainable. Direct discharge of effluent into Richardson’s Bay is a
misdemeanor. There are also organizations that seek to provide environmentally clean facilities
to the boating community and protect waterways from pollution. The Richardson’s Bay Regional
Agency (RBRA]}, in co-operation with the Department of Boating and Waterways, operates
sewage pump-out services for Richardson’s Bay area marinas and anchored vesseis. Another
example is Clean Marina, and the Clipper Yacht Harbor is a certified Clean Marina under their
program. #t is in the City’s interest to ensure that the new implementing program to permit the
marinas would involve conditions for meeting certain sanitary standards.
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€. Financial Resources

The extent to which the City can achieve its Housing Element goals and objectives is due in some
part to the availability of financial resources for implementation. Below is a summary of major
sources of existing and potential funding available to carry out housing activities.

1. Local Programs

a. Affordablie Housing Fund

Chapter [l of the Housing Element sets forth an implementing program to establish an
Affordable Housing Fund that will be used to construct or help leverage construction of
affordable housing. Potential Fund resources include: in-lieu fees from an Inclusionary Housing
Program; in-Heu fees on small condominium conversions {three to four units); in-fieu fees for
development of single-family units in multi-family zones; and commercial in-lieu fees.
Implementing regulations will be established to manage the Fund and establish parameters for
allocation of funds towards projects. This program will move forward once a funding source
have been identified, and will coincide with the coliection of fees.

h. Marin Workforce Housing Trust

The Marin Workforce Housing Trust is a public/private partnership that has been created to
meet the chalienges of housing affordability for workers in Marin County. Through a revoiving
loan fund, the Trust provides low-interest rate loans to nonprofit and for-profit developers who
are constructing homes affordable to lower income families, as well as special needs
populations. Every doliar that is contributed to the Housing Trust is matched by both the Marin
Community Foundation and the County of Marin, thereby tripling the value of each donation.

¢. Community Development Block Grant {CDBG)

Sausalito is a participating city in Marin County’s Community Development Block Grant {CDBG)
program, and is thus income gualified residents are eligible for participation in several of the
County's CDBG programs, including the Residential Rehabilitation Loan Program and Home
Connection of Marin matching services for home seekers and people interested in sharing their
homes.

d. Section 8 Rental Assistance Program _

The Section 8 Rental Assistance Program extends rental subsidies to very low-income
househoids {50% AMI), offering a voucher that pays the difference between the current fair
market rent and what a tenant can afford to pay {i.e., 30% of household income). The program is
administered by Marin Housing. Given the significant gap between market rents and what very
low income households can afford to pay for housing in the City, Section 8 plays a critical role in
allowing such households to remain in the community. Several of liveaboard residents receive
Section 8 assistance.
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2. State Programs

The State Department of Housing and Community Development (HCD) administers more than
20 programs that award loans and granis for the construction, acquisition, rehabilitation and
preservation of affordable rental and ownership housing, homeless shelters and transitional
housing, public facilities and infrastructure, and the development of jobs for lower income
workers Most of these programs award points for jurisdictions with an adopted housing
element found in substantial compliance by HCD. The following highlights several of the State’s
programs with potential relevance in Sausalito:

a. Building Equity and Growth in Neighborhoods {(BFGIN) Program

The BEGIN Program is a homeownership program providing grants to local governments that
reduce regulatory constraints to housing. Grants are provided for down payment assistance to
low- and moderate-income first-time homebuyers.

b, Infill Incentive Grant {liG) Program
The #1G Program provides funds for infrastructure improvements necessary to facilitate new infill
housing development.

c. HOME investment Partnership Programs {(HOME)

The HOME Program provides grants to cities, counties, and Community Housing Development
Organizations {CHDOs} for housing rehabilitation, new construction, and acquisition and
rehabilitation for both single-family and multi-family housing proiects serving lower income
renters and owners.

d. Housing Enabled by Local Partnerships (HELP) Program, California Housing Finance Agency
The HELP Program and the Residential Development Loan Program (RDLP) offer reduced rate
loans to local government entities for locally determined affordable housing activities and
priorities {acquisition, construction, rehabifitation, single-family homeownership, or
preservation of multi-family and special needs units).

e. Local Housing Trust Funds {LHT¥)

State funding is availabie to assist existing and new Local Housing Trust Funds {LHTFs). The State
will provide matching grant funds to LHTFs, Approved activities include development of
affordable multi-family rental and ownership housing and emergency shelters. New Local
Housing Trust Funds that are in a county with a population of less than 425,000 persons will be
given priority for receiving funding during each of the NOFA rounds.

f. Multifamily Housing Program {MHP) _

Provides deferred payment foans to assist the new construction, rehabilitation and preservation
of permanent and transitional rental housing for fower income households. The conversion of
non-residential structures to rental housing are also eligible.

Chapter IV — Housing Resources
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0. Administrative Resources

The Bay Area is home to numerous nonprofit housing developers who have produced thousands
of high-quality affordable housing projects over the past 40 years. These non-profit agencies can
serve as resources iy helping Sausalito to address its housing needs, and in the implementation
of its Housing Element programs. :

In Sausalito, two non-profits have a track record of developing and managing successful
affordable housing projects - Rotary Housing and FAM. The recently incorporated Sausalito
Village can also serve as a resource to the City in implementing its senior-oriented housing
programs. The Nonprofit Housing Association of Northern California (NPH) serves as a local
networking agency, advocacy group and resource organization for affordable housing
developers in the Bay Area.

The key to the success of non-profit developers lies in three areas: first, in their abitity to draw
upon a diversity of funding sources and mechanisms to make their developments work
financially; second, in their commitment to working cooperatively and constructively with the
local community, including local officials as well as neighborhood residents; and third, in their
long-term commitment to ensuring excellence in design, construction and management of their
developments, creating assets that are valued by the people who live in the developments as
well as their neighbors and others in the community.

£. Opportunities for Energy Conservation

Conventional building construction, use and demoiition along with the manufacturing of
building materials have multiple impacts on our environment. Nationwide, the building industry
accounts for:

65 percent of electricity consumption

30 percent of greenhouse gas emissions
30 percent of raw materiais use

30 percent of landfill waste

12 percent of potable water consumption

ANENENENEN

Interest in addressing these impacts at all levels of government has been growing. In 2004, the
State of California adopted legislation requiring LEED {Leadership in Energy and Environmental
Design) certification for new and renovated public buildings. Some local jurisdictions have not
only adopted similar standards for their public buildings, but have also required LEED
certification for larger commercial and residential developments.

LEED certification building standards are one piece of a coordinated green building program. In
an effort to promote green buildings, cities are adopting green building programs. Mast local
building standards already consider energy and stormwater issues. In addition, many
jurisdictions have programs related to energy, recycling, water conservation, stormwater
management, land use, and public health. However, these programs are often overlapping and
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uncoordinated. One of the primary goals behind establishing a green building program is to
create a holistic and integrated design approach to green building.

A green building program considers a broad range of issues, including community and site
design, energy efficiency, water conservation, resource-efficient material selection, indoor
environmental quality, construction management, and building maintenance. The end resuit will
be buildings that minimize the use of resources, are healthier for people, and reduce harm to
the environment.

Both the public and private sectors currently offer grants, refunds, and other funding for green
building. In addition, developments built to green standards assist both the owners and tenants
with energy and maintenance costs over time. The following presents a variety of ways in which
Sausalito can promote energy conservation and green building:

v’ Develop green {energy-efficient and environmentally-sensitive} building standards for
public buildings.

v' Provide incentives, such as expedited plan check, for private developments that are
building green,

v Encourage higher densities and mixed use development within walking distance of
commercial, thereby reducing vehicular trips and reducing greenhouse gas emissions.

¥ Promote financial resources available through the California Energy Commission for use
of solar panels.

v’ Provide resource materials and training opportunities regarding green building and
energy conservation.

v Apply green building criteria to rehabilitation of single and multi-famity buildings.

As part of the Housing Element, Sausalito will implement green building regulations consistent
with the State Green Building Code, and complete a Climate Action Plan that would have
programs for ensuring more efficient energy use in the lifespan of buildings. The adoption of
these measures emphasizes the City's leadership role in encouraging “green” buiiding
techniques. In addition, the community’s emphasis on liveaboards and accessory dwelling units
create a reduced environmental footprint in comparison to larger types of housing, and are
recognized by the Environmental Protection Agency and the National Oceanic and Atmospheric
Administration as environmentally sustainable housing options.

1. Energy Conservation Programs Offered through Local Utilities and Organizations

Utility rebate programs and energy audits are available through Marin County and Pacific Gas
and Electric, particularly connected to housing rehabifitation programs. Lower-income
households are also eligible for State sponsored energy and weatherization programs. The City
will be pro-actively publicizing these programs on the City’s website to promote rehabilitation
assistance in the City, and also among the liveaboard community in permitted marinas.

Some non-profit organizations also provide free energy audits. Berkeley-based Rising Sun Energy
organization offers free home energy audits to Marin County residents. This program hires
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youth professional Energy Specialists to conduct the audits and offer tips and suggestions for
improving energy efficiency.
2. Pacific Gas & Electric

Pacific Gas & Flectric {www.pge.com) provides both naturai gas and electricity to residential
consumers in Marin County, including Sausalito. The company provides a variety of energy
conservation services for residents and PG&E also participates in several other energy assistance
programs for lower-income households, which help qualified homeowners and renters conserve
energy and control electricity costs. These include the foliowing:

WO T O LT Ll B3

10

11 + The California Alternate Rates for Energy (CARE) Program — Provides a 20 percent
12 monthiy discount on gas and electric rates to income gualified households, certain non-
13 profits, facilities housing agricultural employees, homeless shelters, hospices and other
14 qualified non-profit group living facilities.

15

16 *  The Relief for Energy Assistance through Community Help (REACH) Program ~ Provides
17 one-time emergency energy assistance o low income customers who have no other
18 way to pay their energy bill. REACH aims to assist who are in jeopardy of losing their
19 electricity services, particularly the elderly, disabled, sick, working poor, and the
20 unemployed, who experience severe hardships and are unable to pay for their necessary
21 energy needs. Customers who have experienced an uncontroliable or unforeseen
22 hardship may receive an energy credit up to $200.

23

24 * The Balanced Payment Plan {BPP} ~ Designed to eliminate big swings in a customer’s
25 monthly payments by averaging energy costs over the year. On enrollment, PG&E
26 averages the amount of energy used by the household in the past vear to derive the
27 monthly BPP amount. PG&E checks the household’s account every four months to make
28 sure that its estimated average is on target. If the household’s energy use has increased
29 or decreased dramaticaily, PG&E wili change the amount of monthly payment so that
30 the househoid does not overgay or underpay too much over the course of a year.

31

32 * The Low-Income Home Energy Assistance Program {LIHEAP) Block Grant — Funded by
33 the federal Department of Health and Human Services, it provides two basic types of
34 services. Eligible low-income persons, via local governmental and nonprofit
35 organizations, can receive financial assistance to offset the costs of heating and/or
36 cooling dwellings, and/or have their dwellings weatherized to make them more energy
37 efficient, This is accomplished through these three program components:

38

39 o The Weatherization Program provides free weatherization services to improve
40 the energy efficiency of homes, including attic insulation, weather-stripping,
4] minor home repairs, and related energy conservation measures.

42 o The Home Energy Assistance Program {HEAP) provides financial assistance fo
43 eligible households to offset the costs of heating and/or cooling dwellings.

44 o The Energy Crisis Intervention Program (£CIP) provides payments for weather-
45 related or energy-related emergencies.

46
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¢« The Family Electric Rate Assistance (FERA) Program — PG&E's rate reduction program
for iarge households of three or more people with low- to middle-income. It enables low
income large households to receive a Tier 3 {131 percent to 200 percent of baseline)
eleciric rate reduction on their PG&E bill every month.

¢« Medical Baseline Allowance Program - PG&E offers additional quantities of energy at
the lowest {baseline} price for residential customers that have special medical or
heating/cooling needs.

In addition, PG&E launched a campaign to hand cut one million compact fluorescent light buibs
{CFLs} as part of Energy Star’s “Change a Light, Change the World” campaign in October 2007
{http://www pge-cfl.com/). PG&E is also educating its customers on how to work directly with
manufacturers and retailers to discount the bulbs at the peint of sale and are working with state
and local governments to promote fluorescent lamp recycling through the California Take-f-
Back Partnership {http.//www.dtsc.ca.gov/T18/index.cfm).

3. Marin Energy Authority

The Marin Energy Authority (MEA} is a not-for-profit public agency formed by the County of
Marin and eight other towns and cities. MEA administers the Marin Clean Energy program by
partnering with PG&E, to deliver green energy and reduce greenhouse gas emissions in Marin
County. MFEA purchases power from ¢lean, renewable sources, and the power is delivered to
residential and business customers through PG&E’s power distribution system.

Marin Clean Energy is offered at two tiers, The first is known as ‘Light Green’, which delivers
State certified 27% renewable energy procured from wind, solar, and biomass projects in
northern California, Oregon, and Washington. The second tier is calied ‘Deep Green’ and offers
100% renewabie energy, produced entirely by non-poliuting, renewable sources such as water,
wind, and sunlight by projects in California and the western United States.

Marin Clean Energy was Jaunched in 2010 and is rolling out in phases. Residents, commercial
and municipal customers in Marin County incorporated jurisdictions, including those in
Sausalito, are automatically signed up for the program. These customers will receive notices
informing them of their pending enrollment, but may also choose to opt out.

IACBDAPROIECTS - NON- ADDRESS\GPAV2014\GPA 14-162\Focused Amendment-Review Drafts\Planning Comrmission- 7.9-
14\Chapter B - Housing Resources_rediine amendment 7.9 14.doex
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APPENDIN B ~ HOUSING CONSTRAINTS

A. Constraints and Opportunities

Section 65583{a) of the Government Code requires a discussion of constraints to the
development of housing. Such constraints include both governmental and non-governmental
constraints. Governmental constraints inciude potential and actual constraints upon the
maintenance, improvement or development of housing for all income lavels, and for persons
with disabilities as a result of land use controls, codes and their enforcement, site
improvements, fees and other exactions, and local processing and permit procedures. Non-
governmentai constraints include potentiai and actual constraints upon the maintenance,
improvement or deveiopment of housing for all incomes such as availability of financing, the
price of land, and the cost of construction. State housing law reguires the identification of these
constraints so that where possible, such constraints may be addressed and removed. An
inventory of land suitable for residential development is also required, including vacant sites and
sites having the potential for redevelopment, and an analysis of the relationship of zoning and
public facilities and services to these sites. in addition, the analysis must include the
identification of a zoning district or districts where emergency shelters are allowed as a
permitted use without a conditional use or other discretionary permit,

8. Governmental Constraints

Like all focal jurisdictions, the City of Sausalito has a number of procedures and regulations it
requires any developer o foilow, and fees to pay. There are many locally imposed land use and
building requirements that can affect the type, appearance, and cost of housing built in
Sausalito. These local requirements include zoning standards, permitting fees, parking
requirements, subdivision design standards, and design review. Other building and design
requirements enforced by Sausalito foliow state laws, such as the California Building Code,
Subdivision Map Act, and energy conservation requirements,

1. Endangered and Threatened Species

The City of Sausalito is 2.2 square miles total, of which 1.9 square miles is land, and the
remaining 0.3 is water {Source: Census Bureau). Sausaiito’s 1.9 square miles of fand is bound by
sensitive eco-habitat for endangered and threatened species. The city's small size and proximity
to endangered and threatened species habitat is a constraint when considering construction;
birds, plants, and insects do not distinguish property lines,

The city’s geographical constraints include: {1) Richardson’s Bay {water) running the length of
the city’s base, and {2} Sausalito’s Marin Headlands’ Golden Gate National Recreation Area
{GGNRA] running the length of the city’s upper most ridge. The GGNRA also serves as the ¢ity’s
southern border,
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Sausalito’s Marin Headlands {GGNRA) is:

* located at the center of the California Floristic Province, one of only five regionsin the
world with a Mediterranean climate. This climate promotes high fioral diversity and
unique assemblages rivaled only by the equatorial rainforests.

¢ Provides habitat for the endangerad mission blue butterfly, one of the first species ever
listed on the endangered species Hist, as well as the California red-legged frog, and
migratory insects such as the monarch butterfly,

* Home to thirty-eight rare or special status plant species, of which 9 are Federally
Endangered, 1is Federally Threatened, 13 are Federal Species of Concerns, and the
remaining 15 species are included or proposed for inclusion by the California Native
Plant Society.”

¢ ilesin the middie of the Pacific Flyway. Every vear, hundreds of migratory bird species
use the area as a rest and refueling space {National Parks Service).

Sausalito’s waterfront provides a habitat for “zostera marina”, or eelgrass. According to a recent
Sausalito study of the Marinship area and Sausalito waterfront (5/18/2010), “Eeigrass provides
foods, shelter, and spawning grounds for many bay fish and invertebrates.” Richardson’s Bay,
the major body of water forming Sausalito’s northern waterfront, is a major subtidal spawning
area for Pacific herring. The report also notes that “Eelgrass is also vital to bird species that
forage on the fauna associated with eelgrass, such as the California least tern, Further
degradation of eelgrass bed health will have a negative impact on bay fish, invertebrates, and
some bird species as well as potential financial impactson fisherman.” The Sausalito General
Plan notes that Richardson’s Bay is especially suscestible to water pollution due to its enclosed
shape, shallowness, and minimal tidal flushing action.

According to the California Department of Fish and Game’s Natural Diversity Data Base {NDDB},
two threatened or endangered plant species and four animal species are located within the
Sausalito planning area. Plant species include the Point Reyes Bird's Beak and the white-rayed
Pentachaeta. Animai species include the California Clapper Rail, California Black rail, the Salt
March Harvest Mouse, and the Mission Blue Butterfly,

2. Sausalito’s Sewer System

Many cities in California have sewer infrastructure challenges, but Sausalito’s situation is unigue
and especially urgent. The City of Sausalito has over 27 miles of sewer pipe, some over 60 years
old. Many of these aging pipes are cracked, broken, or literally crumbling; some are made of
clay. In recent years, Sausalito’s antiguated pipes have caused several sewage spilis releasing
mitlions of gallons of raw sewage into Richardson’s Bay.
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One of the hardest hit areas for environmental contamination is Sausalito’s Marinship area,
located to the north and built from landfill and bayfill during World War li. The sewer system
and storm drains, constructed hastily during wartime, are old and substandard. According to a
recent Sausalito task force study of the Marinship area and Sausalito waterfront {May 18, 2010},
the Marinship endures environmental contaminaiion from seawater intrusion and storm water
run-off yvear-rousnd. In the Marinship, since the end of World War 1, there has been no
coordinated effort to maintain or upgrade various portions of the public infrastructure system.
The City has not assumed the overall responsibility of the infrastructure and has not uniformly
required development projects to provide off-site general improvements. Except where recent
development has occurred, most of the utility systems are approaching obsolescence. Sewer
pipe joints have been disconnected in muitipie areas because of uneven settling of the ground.
Sewer lines are prone to both leaking sewage out and leaking groundwater and seawater in.
Raw sewage also leaks into broken storm drains and straight into the bay. The storm sewer
systems cannot handie the storm volumes and back-up during high tides.

Sausalito’s current sewer system is so inadeguate that in April 2008 the U.S. Environmental
Protection Agency (EPA) issued an Administrative Qrder mandating that the city of Sausalito
assess, repair, or replace its aging sewer pipes within a specific timeframe. The £PA called for
aggressive action and long-range plans to stop ¢hronic sewage spilis into Richardson’s Bay.

in addition to the FPA mandate, the ¢y of Sausalito was sued by Northern California River
Watch for violations under the Ciean Water Act. In November 2008 Sausalito reached a
settiement with River Watch. Sausaiito is now creating and impiementing plans to address its
antiguated sewer system, complying with terms laid out by EPA and River Watch.

To fund the estimated $7.6 miilion required to meet the EPA mandates, in 2009 Sausalito
residents accepted a large sewer fee increase, with some property owners receiving up to a 67%
rate fee hike.

In addition to improving the city’s sewer lines, Sausalito must also explore strategies to hasten
the repair of private lateral sewer pipes on private property, Every home in Sausalito has a
private lateral sewer line connecting to a city sewer line, Unfortunately, many of these private
laterals are aiso in need of repair, and add stress 1o the current system.

The City has put various programs in place, such as point-of-sale assessment and mandated
repair of private lateral lines when a property is sold. Still, by some estimates this strategy alone
would take 60 years or more to adeguately address the private lateral sewer line problem. Asa
result, the city continues to explore additional programs and options for private lateral sewer
pipe repair,
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3. Density

Sausalito’s density per square mile ranks 6™ among Marin County’s 14 cities (see Table B.1).

Table B.1: Marin County furisdiction Bensmes Ranked High to Low

“Marin County jurisdictio ‘Density per.Sguare
San Anseimo 4 584. 4/5{; i
Belvedere 3,935.2/sami
Larkspur 3,833.7/sami
Fairfax 3,485.2 /sg mi
San Rafael 3,352.3/s5g mi

,331.8/sgm

Corte Madera

2,870.7/sg mi

Mili Valley

2,833.3/sg mi

Kentfield/Green Brea 2,117/sq mi
Novato 1,683/sq mi
Ross 1,461.5/5q mi
Stinson Beach 683/sg mi
Tiburon 656.5/sq mi
Muir Beach 590/sq mi

Source: http://en.wikipedia.org/wiki/Sausalito,California

Note: Another source, realestateyahoo.com, ralsed Sausalito’s density to 3,813.

nito://reslestate vahoo.com/Californla/Sausalito/neighborhoods

Sausalito’s current high density is above average for Marin County and would pose a constraint
under the best circumstances, However, factoring in the current state of Sausalito’s situation,
with miles of crumbling sewers, narrow, winding roads, and the city’s close proximity to
sensitive ecosystems, the prospect of increasing density becomes especially challenging.

4, Federai and State Regulations regarding Hazardous / Toxic Waste

Housing located near toxic and hazardous waste dumps or collection and processing services,
and housing located on landfili/bayfili could struggle to receive mortgage financing per new
federal regulations. On June 12™, 2009 the EHA announced a new approval process o insure
mortgages on individual units in condominium projects under Section 203{b} of the National
Housing Act In accordance with the passage of the Housing and Economic Recovery Act {HERA)
of 2008, The FHA states, in ftem IV, General Reguirements, D. Environmental Review

Requirements, that

“..the lender must avoid or mitigate the following conditions before completing its
review process....The property is located within 3000 feet of a dump or landfiti, or of a
site on an EPA Superfund (NPL} list or equivalent state {ist, or a Phase | Environmental
Site Assessment indicates the presence of a Recognized Environmental Condition or
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recommends further {Phase 11} assessment for the presence of contaminants that could
affect the site....”

Large fiat land sections within as well as outside and adjacent to the Marinship were used as
dumping sites for toxic and hazardous waste {lead, paint, oil, etc.}. Since this dumping occurred
during wartime and under a state of emergency, toxic and hazardous waste was not subject to
monioring or environmental review,

Today, the Marinship area of Sausalito is home 1o federal and state agencies that conduct
dredging, toxic waste, and hazardous waste coliection and processing for the bay area.

As such, the Marinship area is subject to a complex overlay of federal, state, and local land use
and water use regulations, Federal and State Health and Safety Codes also apply.

The U.S. Army Corps of Engineers has a Base Yard facility in Sausalito’s Marinship area and
operates hazard collection boats that patrol for debris and toxic hazards throughout the bay,
removing approximately 90 tonsa month®.

The Dredged Material Management Office {DMMO)] dredges Sausalito’s “Raccoon Straights”, the
hody of water running the length of the Marinship waterfront. DMMO consists of
representatives from the San Francisco District US Army Corps of engineers (COE), the U5,
Environmental Protection Agency {EPA), and San Francisco Bay Conservation and Development
Commission (BCDC}, the San Francisco Bay Regional Water Quality Control Board (RWQCB), and
the state Lands Commission {SLC). in addition 1o these agencies, wildlife agencies lend advise
and expertise to the DMMO process. These wildlife agencies include the National Marine
Fisheries Service, the US Fish and Wildlife Service, and the California Department of Fish and
Game; the agencies offer advice and exgertise to the DMMO process.

in addition to historic and modern-day activities involving toxic and hazardous waste in northern
Sausalito and, specifically, the Marinship area, flooding caused by landfill/bayfil subsidence,
antiguated sewer systems, sea level rise, and cyclical tidai actions poliute sidewalks, streets, and
structures with environmenial contaminanis such as nitrogen, herbicides, insecticides, ol,
grease, toxic chemicals from urban runoff including the nearby 101 freeway, and sediment from
improperly managed construction sites and erosion,

5. Land Use Conirols

The 1985 “Land Use and Growth Management Element” in Sausalito’s General Plan includes
density standards ranging from up to 2.2 dwelling units per acre to 29 dwelling units per acre,
with an average density of about 13 dwelling units per acre {see Tahle B.2), One third is
designated for ‘medium-low’ development at 7.3 dwelling units per acre while another third is
designated for ‘medium-high’ at 17.4 dwelling units per acre,

' httpy/fwww.spn.usace.army.mit/hazard_removal/index.htmi
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Table B.3: Residential Development Standards

Table B.2: Sausalito’s Residential Density Standards

Land Use General Plan Designation Maximum Allowed Density
(dwelling units per acre)
Single Very Low Residential (R-1-20) 2.2
Family Low Density Residential (R-1-8) 5.4
Medium Low Density Residential {R-1-6} 7.3
Arks {A) 0.35
Houseboats {H) 4.38
Two Family | Medium Density Residential (R 2-5) 8.7
Medium High Density Residential {R-2-2.5) 17.4
Muttifamily | Planned Development High Density Residential | 22.3
(P-R)
High Density Residential {R-3) 29.0

Source: Sausalito Zoning Ordinance

As an older city, there are numerous lots in Sausalito that were created prior to the current
standards and are less than 5,000 square feet in area. tn the R-2-2.5 (Two-Family) Zoning District
Sausalito’s Zoning Ordinance allows lots that were subdivided prior to 1963 {the majority of
existing lots} with an area of 3,000 square feet to have two units. These are fairly high densities
for land with topography as steep as what is prevalent in Sausalito.

Table B.3 lists the basic development standards for all of Sausalito’s residential districts. The
development standards regulating bidk and mass {floor area ratio and lot coverage) increase for
the two-family and multi-family districts to allow for more units and greater design flexibility, In
addition, the City of Sausalito does not have a required sethack from the front property ling,
which gives owners greater flexibility in developing their properties.

Min. parcel 16,000 o o5 e 1 20000 1 o6t |99 | 00000t |5,000sF | “0%%0 |1,500sf
size sf sf sf sf
Min. lot width | 50 50 50’ 50’ 50’ 507 50’ 50 30
Max, Density 1du/ 1du/ | 1ldu/ 1du/ 1du/ 1du/
(dufparcel) parce | 29U/ | 14/ ] cos Is000 | 29 | Lsoo | 10,000 | 1,500
parcel | parcel 1,980 sf
i sf sf sf sf sf

Max. Floor
Ares Ratio 045 | 0.40 035 | 065 | 040 0.65 0.8 025 | 0.30
Max. Building | 5500 | 309 30% 50% | 35% 50% 50% 25% 30%
Coverage
Minimum Setbacks

Front o’ o o o o o o o o

Side 5 5 10’ 5 5 5 5 varies |0/

Rear 15 |15 20 15 15 15 15 15 0
Max, Height 132 132 37 37 37 |32 37 25 12’
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Scurce:; Sausaliic Zoning Crdinance

The Zoning Ordinance restricts bullding heights to 32 feet in all residential districts {R-1, R-2, R-3}
and commercial districis that allow residential uses (CN-1, CR, CC}. Chapter 10.40.060 of the
Zoning Ordinance rmeasures buiiding height as the vertical distance from the average level of the
natural ground surface under the buiiding to the highest poini of the huilding or structure, The
maximum building height would therefore depend on where the highest and lowest points of
contact of the building are with the natural grade. Also, buiiding height is computed individually
for each detached structure. This method of measurement presents design flexibility for many
residential parcels as a large proportion of them are on hillsiges, Within the commercial districts
which are on relatively fiat fand, Sausalito has several examples of three story residential and
commerciat developments buiit within the 32 foot height Emit.

Currently, commercial zoning districts {CN-1, CR, CC} aHow housing by right only on upper
stories. The Zoning Ordinance encourages the integration of residential uses with commercial
uses to a ceriain extent by prohibiting the conversion of existing residential uses to commercial
uses {except in the CC District where residential conversion is permitted with a Minor Use
Permit (MUP), Allowances are also made for tandem parking, and the sharing of parking
between commercial and residential uses, through MUPs,

In order to better facilitate the provision of upper story residential above ground fioor
commercial yses, the Housing Element establishes a program for “Vertical Mixed Use” {VMU)
requirements throughout the commercial districts (CN-1, CR, CC. The following incentives wilt
be provided in support of VMU developments;

¢ Increase in the current CUP threshoild from 4 10 7 units
e Provisions for shared parking between residential and commaercial users, tandem
parking and off-site parking leases with a Minor Use Permit

¢ Allowance for affordable units to vary in square footage, design and interior amenity
within reason from market units to reduce the cost of providing affordable unis,

¢ Reduction or waiver of certain application and development review fees for the
affordable units,

implementation of VMU regulations will limit new construction of 2° and 3™ stories in the
commercial districts to residential use, and prohibit the conversion of existing upper story
residential to commercial.? As detailed in Housing Elerent implementation Program 8, VMU
reguiations will support the dispersion of affordable units throughout the commercial districts
by requiring a minimum of one affordable unit in each mixed use project.

z Exceptions to these VMU reguirements may be approved by the Planning Commission under the
following conditions: 1} to allow expansion of an existing business; 2} to provide for commercial uses of
less than 1,000 sguare feet; 3}  the property owner can demonstrate financial hardship; or 4} if a project
appiication for non-residential use is deemed complete by March 31, 2013,
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The City has aiso increased efforts to encourage the provision of housing at or near the
prescribed maximum density levels in respective zoning districts. Asa means of encouraging
muiti-family development on parcels zoned for mudti-family use, between January 2011 - May
2013, a Planning Commission subcommittee conducted extensive public outreach to evaluate
and recommend amendments to development standards within the Multi-Family (R-2-2.5 and R-
3) Zoning Districts. Following additional public input, in March 2014, the City Councii adopted
an Ordinance adding Municipal Code Section 10.44.330 (Development Standards for Dwelling
Units in Two-Family and Multi-family Residential Zoning Districts), and modifying other Code
sections to discourage the deveiopment of large single-family residences in multi-family rones
which eliminate development potential for future units, Housing Element implementation
Program 20, Multi-family Development in Multi-family Districts, reflects the newly adopted
Ordinance, which establishes the following provisions within the R-2-2.5 and R-3 zone districts:

s Decreased allowable floor area, building coverage and impervious surfaces for any single

dwelling unit. The total maximum allowable amount of floor area, building coverage and
impervious surface is not reduced, but required to be distributed among muitiple units
on the parcel;

s Parking reductions for smali units, including one space per unit under 700 sguare feet,
and aliowances for off-site parking with a CUP;

¢ Tandem parking as a permitted use {without a CUP} for projects which propose the
maximum number of units aflowed; and

¢ Requirement for conceptual site design to demonstrate the feasibility of achieving the
maximum units under zoning in the future, or the ability to build ADUs on the site,
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6. Provisions for a Variety of Housing Types

Housing etement law specifies that jurisdictions must identify adequate sites to be made
available through appropriate zoning and development standards to encourage the
development of various types of housing for all economic segments of the population, This
inciudes single-family homes, muiti-family housing, mobie homes, emergency sheliers and
transitional housing, among others. Table B.4 below summarizes housing types permitted within
residential and commercial districts,

Tabie B.4: Housing Types Permitted by Zoning District

Residential tises

Single family dwellings P P p P P P

Two-family {duplex} dwetling P P P

Muitipie family dwellings P P

Secondary dwellings, existing | €

Residential Accessory uses P P P P

v
T
"2
=

Ground floor residential

]
o]
]

Upper foor residential P Por P
(1-3 units) C

Upper floor residential C C C
(4 or more units}

Mobile Homes M M M M

Liveaboards C C

Single family ark dwelling P

Single family ark dwelling P
Eroup

Houseboat P

Multiple Unit Houseboat C

Special Needs Housing

Residential care homes, 6 or P P p P
fewer clients

Residential care homes, 7 or C
more clients

Senior housing projects C C C C

P = Permitted, C = Conditionatly Permitted, M = Requires a Minor Use Permit

Legend: R-1: Single Family, R-2: Two Family, R-3: Multiple Family, PR, CR: Commercial Residential, CC:
Central Commercial, CN-1: Neighborhood Commercial, H: Houseboats, R-A: Arks.

Note: no residential uses are allowed in CN-2, Neighborhood Commercial.

Source; Sausatito Zoning Ordinance,

a. Condominiums

Condominiums in Sausalito include “community apartments” {developments where an undivided
interest in the land is coupled with the right of exclusive occupancy of any apartment located
thereon) and “stock cooperative”. Condominiums also include an estate in real property consisting
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of an undivided interestin common in a portion of a parcel of real property developed for marina
or yacht harbor purposes, together with a separate interest in a berthing space in such marina or
yacht harbor. In Sausalito, condominiums are common in the two-family and muiti-family zoning
districts.

in order to preserve the supply of rental units and the affordable housing rentat stock, Sausalito’s
Zoning Ordinance includes regulations that protect tenants and prevent the conversion of low and
moderate income rentals. The Housing Element includes a program to assure that the
requirements of the Condominium Conversion regulations are met, and to evaluate strengthening
the regulations by extending inclusionary requirements to projects with three or four units and
prohibiting conversions during periods of low rental vacancy rates. The program also includes the
examination of options for providing relief for condominium conversion projects with three or four
units which are primarily occupied by long-term homeowners.

b. Accessory Dwelling Units

An accessory dwelling unit {ADU} or a second permanent dwelling (aka, secondary dwelling unit)
is a dwelling accessory to a primary dwelling on a site, An ADU may be either a detached or
attached dwelling unit that provides complete, independent living facilities for one or more
persons, and includes permanent provisions for living, sleeping, eating, cooking, and sanitation on
the same parcel or parcels as the primary dwelling.

While the City adopted a zoning regulation in 1984 prohibiting the development of ADUs in al}
residential zoning districts, the City recognizes the existence of hundreds of ADUs in the
community illegally built without permits, Based on a City-wide survey conducted in 2010 and
analysis of the survey results, the community has come to recognize ADUs as a low impact
approach to addressing a portion of the community’s lower income housing needs, and the
Housing Element thus establishes programs to both allow new ADUs and legalize existing ADUs
which were built without permits. This is discussed in detail in Chapter IV~ Housing Resources.

¢. Mutti-Family Dwelling Units

The Multiple Family Residential {R-3} Zoning District provides areas for residential
neighborhoods of single-family dwellings, two family dwellings, duplexes, apartments, and other
multiple family attached dwelling units, such as condominiums. The multiple famity district
provides for innovative site planning, while providing on-site recreational amenities and location
near community facilities, businesses and/or major streets. Sausalito has 590 individual parcels
in the R-3 Zoning District, encompassing a total of nearly 50 acres of land,

d. Residential in Commercial Districts

Sausalito’s existing zoning regulations aliow for residentiai uses on upper floors of commercialiy-
zoned properties. This form of mixed-use infill development has contributed to residential uses
in commercial districts, served by transit. Residences over ground floor commercial provide
passive security for the area, provide a built-in customer base for commercial and retail uses,
and create increased activity and vitality within commercial areas. This form of traditiona!
mixed-use enhances the historic development pattern found in the commercial areas of the City
where a number of apartments and flats exist above street level retail spaces.
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e, Liveaboards, Houseboats and Ark Dwellings

Sausalito has a long-standing tradition as a working waterfront with a vibrant marine culture
that has defined the community for over 100 years. There are eight marinas in the City with over
1,500 vessels where several hundred boat owners reside on their boats as permanent
“liveaboard” housing. in recognition of the important role #iveaboards play in providing
affordabie housing for the community’s marine workers and other modest income residents, the
San Francisco Bay Conservation and Bevelopment Commission {BCBC) and Sausaiito Zoning
Ordinance both allow for up to 10% of marina berths to be used as permanent liveaboard
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housing.

The City conducted an anonymous survey in 2009 of liveaboard tenants in Sausatito, in order to
document the nature and affordabliity of iveaboards in Sausalito. A detailed discussion can be
found in Chapter IV — Housing Resources.

. Manufactured Housing/Mobile Homes

Section 65852.3 of the California Government Code requires jurisdictions {0 administratively
atlow manufactured homeson lets zoned for single-family dwellings if they meet certain
standards. More specifically, the Government Code requires the following:

“Except with respect to architectural requirements, jurisdictions con only subject the
marnufactured home and the jot on which it is placed to the same development
standards to which a conventiondl single-family residential dwelling on the same ot
would be subject, including, but not imited to, building setback standards, side and rear
yard requirements, standards for enclosures, access, and vehicle parking, aesthetic
requirements, gnd minimum square footage requirements. Any architectural
requirements imposed on the manufactured home structure itself shall be limited to its
roof overhang, roofing material, and siding material. These architectural requirements
may be imposed on manufactured homes even if similar requirements are not imposed
on conventional single-family residential dweliings, but requirements may not exceed
those which would be required of conventional single-family dwellings constructed on
the same lot. in no case may a jurisdiction apply any development standards that will
have the effect of precluding manufactured homes from being installed as permanent
residences.”

Sausaiito aliows mobile homes as a land use under the definition of “Single-family dwellings” as
a form of affordable housing. Mobile homes are subject to design review and instaliation
standards pursuant to State codes,

g. Residentiai Care Homes .
The Zoning Ordinance defines residential care homes as facifities that provide residential social

and personai care for children, elderly, people with limited seif-care abilities, but where medical
care is not a major element. Residential care homes include children’s homes, haifway houses,
orphanages, rehabilitation centers, and self-help group homes. The Zoning Ordinance
distinguishes between smaller {six or fewer clients) and larger (seven or more clients) residential
care homes.
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Section 1566.3 of the California Health and Safety Code requires reside ntial facilities serving six
or fewer persons to be considered a residential use of property for purposes of local zoning
ordinances. No local agency can impose stricter zoning or building and safety standards on these
residential facilities — such as a conditional use permit, variance or other zoning clearance - than
is required of a family dwelling of the same type in the same district. The Zoning Ordinance
permits residentiai care homes serving six or fewer persons by right in all residential zoning
districts {R-1, R-2, R-3, and PR}, and does not subject such facilities to a use permit, buiiding
standard, or regulation not otherwise required of single-family homes in the same district,
Within the R-3 {Muiti-Family Residential) district, residential care homes with seven or more
clients can be allowed through a Conditional Use Permit granted by the Planning Commission
through a public hearing process.

h. Senior Housing Projects

Approximately 21 percent of Sausalito’s population is made up of seniors {age 65 and over). A
few senior housing projects have been built in Sausalito, including Rotary Village {22 units,
2004}, Rotary Place {10 units, 1992}, and Bee Street Housing {6 units, 1985).

Sausalito Village is a non-profit membership organization in Sausalito dedicated to providing
resources and assistance to enable seniors to remain in their own homes as they age. Sausalito
Village has a team of volunteers to help members, and hosts programs, events and classes for
seniors. The Housing Element includes a Program to support the efforts of Sausalito Village to
allow seniors to age in place, and promote available housing assistance programs for seniors.

A more detaited discussion on the needs of the senior popuiation can be found in Section 5b of
Appendix A — Housing Needs Assessment.

i, Transitional and Supportive Housing and Emergency Shelters

Transitional housing is temporary housing {generally six months to two years) for a homeless
individual or family transitioning to permanent housing. Residents are also provided with one-
on-one case management, education and training, employment assistance, mental and physical
services, and support groups.

Supportive housing is generally defined as permanent, affordable housing with on-site services
that help residents transition into stable, more productive lives. Services may include chiidcare,
after-school tutoring, career counseling, etc. Most transitional housing inchides a supportive
services component.

California’s Heaith and Safety Code Section 50801{e} defines emergency shelters as housing
with minimal supportive services for homeless persons that is limited to occupancy of six
months or less by a homeless person. No individual or household may be denied emergency
shelter because of an inability to pay.

The Housing Element includes policies and programs to provide resources for transitional and
supportive housing, emergency shelters, and single-room occupancy uses, and bring the Zoning
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Ordinance into consistency with the State law by allowing for these uses. Housing Policy 5.6,
Homeless Housing and Services, is implemented by Program 28, Homeless Continuum of Care.
This program supports the implementation of the Marin Continuum of Care and countywide
programs in the provision of resources to address the needs of the homeless and persons at risk
of homelessness, which includes emergency shelters, transitional housing, supportive housing,
and permanent housing.

Housing Policy 4.5, Zoning for Special needs, is implemented by Program 21, Zoning Text
Amendments for Special Needs Housing. This program brings the Zoning Ordinance into
consistency with State law by establishing procedures to encourage and facilitate the creation of
emergency shelters and transitional housing. Sausalito will:

*  Add transitional housing and supportive housing to the Zoning Ordinance’s
definition section, and regulate as a permitted use within residentiai zoning
districts;

s Add single room occupancy {SRO) facilities within the Zoning Ordinance’s definition
section, and conditionally allow within the CC, CR and CN-1 commercial zoning
districts; and

» ldentify emergency shelters as a permitted use in the Public institutional Zoning
District.

Pursuant to 5B2, jurisdictions with an unmet need for emergency shelters are required to
identify a district{s) where emergency sheiters will be aliowed as a permitted use without a
conditional use permit or other discretionary permit. The identified zoning district must have
sufficient capacity to accommodate the shelter need, and at a minimum provide capacity for at
least one year-round shelter. Permit processing, development and management standards for
emergency shelters must be objective and facifitate the development of, or conversion to,
emergency sheiters.

As discussed in the homeless section of Appendix A — Housing Needs Assessment, the 2011
Marin Homeless Point in Time Count conducted by the Marin Health and Human Services on
January 27, 2011 identified 30 unsheltered homeless persons in Sausalito, and therefore there is
an unmet need of 30 emergency shelter beds.

In compliance with SB 2, Sausalito has reviewed its zoning districts and determined that the
Public institutional {PI} Zoning District, together with Sausalito’s local churches, are best suited
to house an emergency homeiless shelter,

The purpose of the Pl Zoning District is to provide locations for public facilities that offer needed
services to the community, and to ensure that public facilities are compatible with adjacent uses
and the character of the area in which they are located. The Pl Zoning District covers a total of
64.2acres and encompasses 24 parcels with an average lot size of approximately 116,530 sq. ft
(2.67 acres). Development standards in the Pt zoning district include side setbacks of 10" and
rear setbacks of 20" only if abutting a residential district, and a maximum building height of 32’
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There is no minimum parcel size, and no maximum Floor Area Ratio or Building Coverage limits
in the P Zoning District.

The 24 parcels may be grouped into the major sites listed below:

*  Spencer Avenue Fire Station,

e Fire and police stations on lohnson Street,

Large parcel utilized by Bayside Elementary school and Willow Creek Academy School,
Parking lots and land near the downtown and ferry terminal,

City Hall and Robin Sweeny Park,

Electrical station bordered by Marin Avenue, Woodward Avenue and Rodeo Avenue,
Public Works Department corporation yard at the corner of Tomales Street and Nevada
Street,

Martin Luther King Jr. Park,

LS Post Office on Harbor Drive, and

The US Army Corps of Engineers Bay Mode! and US Veterans Affairs Machine Shop
parcels, bordered by the Marinship Park and the Schoonmaker Pgint Marina.

*$ # # » &

*

Of these, the following sites are examples of sites within the Pl Zoning District that are vacant,
underutifized, or have existing structures which couid be suitable for conversion to shelter use,
These parcels are located centrally within the city and/or have good proximity to transit (bus
service}.

e Spencer Avenue Fire Station. {The former fire station buliding is currently unoccupied.
This location has easy access to Highway 101,}

e Martin Luther King Jr. Park. {This 17 acre site is close to Bridgeway and transit, Some of
the park land could be converted for use as an emergency shelter.}

+ US Post Office on Harbor Drive within the Marinship Specific Plan area. {This site is close
to Bridgeway and has good access to fransit. Part of the parking lot could be converted
into a site for an emergency shelter.)

+ The US Army Corps of Engineers Bay Modei and US Veterans Affairs Machine Shop
parceis, bordered by the Marinship Park and the Schoonmaker Point Marina. (Part of
the parking ot could be converted into a site for an emergency shelter. This site is close
to Bridgeway and has good access to transit.}

Based on the 2011 estimate of Sausalito’s homeless population of 3G persons, it appears that
the Pt Zoning District s suitable for this purpose.

in addition to the application of development standards in the Pi District, pursuant to $B 2, the
City will also specify written, objective standards to reguiate the following, as permitted under
SB 2, as described in Housing Program 21

e  The maximum number of beds or persons permitted to be served nightly by the
faciiity; :
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*  Off-street parking based on demonstrated need, but not to exceed parking
requirements for other residential or commercial uses in the same district;

*  The size and location of exterior and interior onsite waiting and client intake areas;

*  The provision of onsite management;

*  The proximity of other emergency shelters, provided that emergency sheiters are
not reguired to be more than 300 feet apart;

*  The length of stay;

+  tiighting; and

*  Security during hours that the emergency sheiter is in operation,

Sausaiito also has locai churches located in different residential zoning districts that are
providing services to the needy in Sausalito, These churches include the St. Mary Star of the Sea,
Sausalito Presbyterian Church, Sausalito Christian Feliowship, and the Christ Episcopal Church of
Sausalito. According to community members and church staff, none of the four churches
currently provide emergency sheiter services to homeless persons, however, the Preshyterian,
Episcopal and St. Mary Star of the Sea rotate monthly to provide weekly hot iunches, and the
Presbyterian church provides a hot dinner on Fridays. St. Mary Star of the Sea also provides free
bags of groceries every Monday. With these precedent activities, the City recognizes that these
churches have established themseives as go-to locations in the community for those in need,
and may choose to offer shelter services to homeless persons in the future.

j- Single Room Cccupancy

Single room occupancy {SROJ residences are smali, one room units {generally 100-250 sq. £.)
occupied by a single individual, and may either have shared or private kitchen and bathroom
facilities. SROs are rented on a weekly to monthiy basis typicaily without rental deposit, and can
provide an entry point into the housing market for extremely low income individuals, formerly
homeless and disabled persons. The Zoning Ordinance does not currently explicitly address
Single Room Qccupancy uses. Commercial districts are the most conducive to provision of SROs,
either through new development or reuse of an existing building. Program 21 in the Housing
Element wili amend the Zoning Ordinance to explicitly specify SROs as a conditionally permitted
use within this zoning district.

The City wiil conditionaily aliow SROs in the CC, CR and CN-1 commercial zoning districts. These
districts allow development up to 27 dwelling units per gross acre. These zoning districts are
distributed in areas throughout Sausalito, with a large area concentrated along Bridgeway near
the waterfront, starting from Napa Street, along Bridgeway past the ferry terminal, and
terminating about 3,000 feet north of Tiffany Park.

There are 137 parcels in the three commercial zoning districts combined, with an average lot

size of 5,000 sq. ft. Sites may possibly be combined to create an SRO, and development
standards aliow buildings up to a maximum height of 32/, providing sufficient sites for SRO use.

7. Building Codes and Enforcement
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The City is built on a tree-covered 980 foot slope with an average grade of 22 percent. Sausalito
is bound hy Richardson’s Bay {water} at its base, Highway 101 to the north, and the Golden Gate
National Recreation Area {GGNRA) at the south and along its ridgeline. The national recreation
area inciudes highly combustible grass, brush and trees. Strong gale-force winds biow over the
City from the Goiden Gate National Recreation Area throughout the year. This fire danger is
exacerbated by the fact that most of the city consists of frame structures, many over 100 years
old, which are built on small lots with fittle or no side vard setbacks. in addition, the streets are
narrow, sieep and winding making access for firefighting difficult.

In response to these challenges, the City requires Class A roofing on all new buildings and on all
re-roofs where more than 50 percent of the roofing material is replaced and fire sprinklers are
required for all new construction and major remodels. Additional erosion control and
encroachment permit requirements have also been added in response to the slope and right-of-
way regquirements,

The Building Inspector is responsible for enforcement of a substandard housing ordinance which
is aimed at ensuring that housing in the city is safe and sanitary. The standard used is that
provided by the State Heaith and Safety Code and is not a constraint to the development of
affordable housing. Typically, enforcement is triggered either on a complaint basis or from in-
fieid citations by the Building inspector,

8. Parking

Sausalito is a community with narrow, winding roads and steep terrain. Many houses were built
before private ownership of cars was common and on lots where itis difficult to provide on-site
parking. As a result parking throughout the city is at a premium and it is necessary that on-site
parking be provided for new development wherever possible. The Zoning Ordinance requires
two on-site parking spaces be provided per dwelling unit for new single-family dwellings, two-
family dwellings and two or more bedroom multi-family units. A haif-space reduction is provided
for new multi-family studios or one-bedroom units, Tandem parking for two-family and multi-
family uses is allowed through the Conditional Lise Permit process.

Table B.5 and Table B.6 below compare the parking requirements for jurisdictions within Marin
County. In addition to having lower requirements in the amount of parking spaces required,
Sausalito provides greater flexibility in that parking spaces are not required to be covered.
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Tabie B.5: Parking Requirements for Single Family Dwellings

Least Most
Restrictive Restrictive Most Common
Sausalito’s Requirement Requirement Requirement Common Additional
{other Marin {other Marin Requirements
jurisdictions) jurisdictions)
2 spaces/dweliing- none are 2 spaces/ 4 spaces/ 2 spaces/ | 1 oralispaces
required to be covered dwelling dwelling dweliing covered
Source: Marin Workbook, 2008
Table B.6: Parking Reguirements for Multi-Family Dweilings
Unit Type Sausalito’s Least Most Most Common
Requirement* | Restrictive Restrictive Common | Additicnal
Requirement | Reguirement Requirements
{other Marin | (other Marin
jurisdictions) | jurisdictions)
Studio 15 0 3 1
1 bedroom 15 1 3 1.5
2 bedrooms 2 1.25 3 2
3 bedrooms+ 2 2 3 p 1 covered space

*No requirement to provide covered parking
Source: Marin Workbook, 2009

9, Roads and Related Constraints

Sausalito’s streets are narrow, in fact much narrower than the public right-of-way. The steep
hilly, winding terrain generaily makes widening impractical. Access by emergency vehicies,
including fire trucks, is constrained along many streets,

The concrete streets in the southern portion of the community are estimated to be over 80
years old, as are the sireets in the downtown and Caledonia Street commercial-residential
district. Many hiliside streets in the central and southern neighborhoods are 15-20 years old,
and many of the Hillside streets in the northern neighborhoods are over 20 years old.

While past city efforts have focused on pavement maintenance, the City is implementing a
comprehensive street rehabilitation strategy, given the state of roads and the extent of needed
repairs. City staff has determined that street facilities are “generally past their service life”.

In addition to the aging streets, the condition of the storm drain network is largely unknown.
Numerous storm drain segments around the City are known to be in a failed state of condition
and do not contain flows inside the sewer pipe.

in the Marinship, the public streets include approximately the northern 200 feet of Marinship
Way, all but the eastern end of Harbor Drive, Gate 5 Road, Coloma Sireet and one block of
Heath Way. All other roadways are privately owned. There are a series of access easements
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granted to downstream property owners and, in some cases, the public. No methods of
maintenance have been established for these private roads and traffic laws are not routinely
enforced, which could lead to increasing personal injury and property damage. Many of these
roadways are ill defined. Amenities such as sidewalks, street lights, street trees and street
furniture are generally lacking on both the private and public streets in the Marinship. Many do
not meet minimum city street standards.

10. Historic Preservation

incorporated in 1893, Sausalito is an older California city. Several mechanisms are in place to
preserve and maintain the older structures in the City. First, any exterior modification to any
structure proposed in the City’s Downtown Historic Overlay District or on the local register must
undergo Design Review at a joint meeting with the Historic Landmarks Board and Planning
Commission, Next, any structure oider than fifty years in age subject to discretionary permitting
must be evaluated by the Historic Landmarks Board to determine its historical significance. The
Historic Landmarks Board uses several criteria in evaluating the historic nature of a property,
including events that may have made a significant contribution to the broad pattems of the
history or cultural heritage of the City, state, or nation, association with the life or lives of one or
more important people, embodiment of the distinctive characteristics of a type, period, region,
or method of construction, or representative of the work of an important creative individual, in
2011 the City adopted Historic Design Guidelines to assist with the review of applications to
modify historic structures and ensure that they are compatible with the existing historic fabric of
the City.

11. Permit Processing

The City strives to process permits as guickly as possible while providing the opportunity for
appropriate public input. However, the development review process for discretionary permits
required by the Zoning Ordinance can act as a constraint to the production of affordable
housing. A description and analysis of the current residential development review process in the
City is provided below. The analysis addresses properties that allow housing development, both
in residential districts and in commercial districts.

in all of the City’s zoning districts, a discretionary Design Review Permit is required to construct
single family and/or multi-family housing. The purpose of Design Review is to address issues
such as the provision of adequate light and air to surrounding residences, architectural
compatibility within the neighborhood, protection of public and private views, and minimization
of site degradation. Table B.7 lists the City’s required findings for approval of a Design Review
Permit. The purview of Design Review does not extend to the project’s overall merits or the
residential use itself.
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Table B.7: Required Findings for Approval of a Design Review Permit

1

The proposed project is consistent with the General Plan, any applicable specific plans and
this chapter.

The proposed architecture and site design comgplements the surrounding neighborhood
and/or district by either:

a. Maintaining the prevailing design character of the neighborhood and/or district; or
b. Introducing a distinctive and creative solution which takes advantage of the unique
characteristics of the site and contributes to the design diversity of Sausalito.

The proposed project is consistent with the general scale of structures and buildings in the
surrounding neighborhood and/or district.

The proposed project has been located and designed to minimize obstruction of public
views and primary views from private properiy,

The proposed project will not result in a prominent building profile {sithouette} above a
ridgeline.

The proposed landscaping provides appropriate visual relief, complements the buildings
and structures on the site, and provides and attractive environment for the enjoyment of
the public.

The design and location of buildings provide adequate light and air for the project site,
adiacent properties, and the generai public,

Exterior lighting, mechanical equipment, and chimneys are appropriately designed and
iocated to minimize visual, noise, and air guality impacts to adjacent properties and the
general public.

The project provides a reasonabie level of privacy {o the site and adjacent properties,
taking into consideration the density of the neighborhood, by approgriate landscaping,
fencing, and window, deck and patio configurations.

10

Proposed entrances, exits, internal circulation, and parking spaces are configured to
provide an appropriate level of traffic safety and ease of movement,

11

The proposed design preserves protected trees and significant natural features on the site
to a reasonabie extent and minimizes site degradation from construction activities and
other potential impacis.

12

The project site is consistent with the guidelines for heightened review for projects which
exceed 80% of the maximum allowed Floor Area Ratio and/or site coverage, as specified in
Chapter 10.54.050 £ and F (Heightened Review Findings).
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The Planning Commission acts on Design Review Permit applications foliowing a public hearing
and simultaneously reviews any other discretionary applications associated with the project.
While the discretionary Design Review Permit triggers environmental review, the vast majority
of projects in Sausalito are determined to he exempt from CEQA under the urban infill
exemption {CEQA Guidelines Section 15332). i the decision of the Planning Commission is
appealed to the City Council, the Council will hold an appeal hearing and make the final decision
on the application. Tabie B.8 presents the specific steps and typical timeline for a Design Review
Permit. Past approved residential infill projects that met City standards received Planning
Commission approval in approximately 2-3 meetings. In summary, Sausalito’s design review
process is comparable to other Marin County communities, and does not serve as a constraint to
development.

Table B.8: Typical Design Review Permit Timeline

Task Range Typical

Agppiication filed -

Project sponsor submits completed application forms,
drawings, supporting documents and fees

Completeness review 15-30 days 20 days

The application is routed to applicable local, regional, state
and federal agencies and departments to determine
whether additional information is required to process the
application, and for recommended conditions of approval

incomplete Notification Varies 20 days

If the application is incompiete, the applicant wil be
reguired to submit follow-up information as requested. The
time to complete this task is determined by the project
sponsor. ¥ the application was initially found to be
complete, this step is skipped

Environmental Review 1day-~ 1day
The application is reviewed to determine whether the 6 months
project is exempt from the reguirements of the California
Environmental Quality Act {CEQA) or if an Initial
Environmental Study is required. The vast majority of
projects in Sausalito are found to be exempt from CEQA
under the urban infill exemption. If a Negative Declaration is
prepared, environmental review may take the full 6 months
allowed by law

Staff Report ' 10 days - 10 days
A detailed evaluation of the application is conducted by staff | 2 months
and a written report is prepared for public review

Public Hearing 10 days 10 days
A hearing notice is sent at least 10 days before the meeting
to property owners and occupants within 300 feet of the
property. The Planning Commission conducts a public

meeting and takes action on the application
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The City fosters creativity and innovation in project design and exerts minimai control over
project architecture, and hence has chosen not io adopt prescriptive design guideiines.
However, in conjunction with proposed development standards to encourage the development
of muiti-family uses on multi-family zoned properties, the City is evaluating amendments {o its
Design Review Procedures {Chapter 10.54 of the Zoning Code} to address the following:

¢ Guidance on preferred unit sizes for various uni types,

« Feasibility of constructing the maximum number of units permitted under zoning in the
future by iustrating the potential location of future uniis and on-site parking and
access; and

*  Reguirement for projects to be designed to ensure on-site structures do not crowd or
overwhelm nelghboring properties or loom over the street,

12. Fees and Exactions

In terms of cost of development, fees can be a more significant factor than processing time.
Particularly since Proposition 13, cities are concerned with the need to recover processing costs,
Sausalito has a fixed fee system, which is based upon average costs of typical projects. Use of a
fixed fee approach may tead 1o disparily between controversial projects, which due to the
amount of community input, Planning Commission discussion, and staff time, may not pay their
full costs, while less controversial proiects with features addressing community and
neighborhood concerns may pay more than their share,

With the exception of the Construction Traffic Road Fee the City has no development impact
fees, and in addition, does not coliect impact fees for the local school district, The Construction
Traffic Road Fee, instituted in 2003 to recover costs from developers for accelerated wear and
tear to the City’s roads as a resuit of construction projects, is paid at the {ime of buiiding permi
issuance. Building permit fees are determined by the valuation of the project {labor and
materials), which can vary dramatically in Sausalito based on the project location. In 2012 a
typical huilding permit and processing fee for a new single-family home was $11,008, and
$21,000 for a two-family home. Tabie B.9 below summarizes the planning and development fees
collected by the City.

These fees, some of which are substantial, could act as a constraint to the development of
affordable housing. The Municipal Code includes a provision that aliows the City Council to
waive permiiting fees for any non-profit organization, public body, district or agency of federal,
state, county or municipal government or under other circumstances that the City Councit in its
discretion justifies such a waiver. in the early 2000s, the City waived over $5,000 in building
permit fees for the muiti-family Rotary Housing Corporation project. The Rotary Housing was
also allowed to use the City's bonding capabilities to secure a low loan rate.
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1  Table B.9: City of Sausalito Planning and Buiiding Fees

2
Design Review - Administrative S 1,746
Dasign Review - Planning Commission {Addition- 500 square feet or less) $ 2,478
Design Review - Planning Commission {addition- 500 square feet or more} | § 3,656
Design Review - Planning Commission {addition- 500 square feet or more} | $ 5,297
Variance - Administrative $ 1,746
Variance - Planning Commission $ 2,891
Minor Use Permit S 957
Conditional Use Permit S 2,405 !
Condeminium Conversion Permit {4 or less units) 5 2,405 i
Condominium Conversion Permit (3 or more units) S 4,810 .
Generai Plan/Specific Plan Map or Text Amendment S 5,186 f
Rezoning S 5,186
Planning Zoning Ordinance Text Amendment $ 5,186
Fees Environmental Review - Categorical Exemption S 450
Negative Declaration - Staff Preparation S 2,587
Mitigated Negative Declaration - Staff Preparation 5 4,332
20% of contract
Mitigated Negative Declaration - Consultant Preparation amount
20% of contract
Environmenial Impact Report - Consultant Preparation amount
Lot Line Adjustment $ 3,176
Tentative Subdivision Map Application {5+ parcels) $ 6,551
Parcel Map Application {4 or iess parcels} S 4,787
Appeal of Staff Action $ 861
Appeal of Zoning Administrator Action $ 1,105
Appeal of Pianning Commission Action - Appeai by Applicant $ 2,810
Appeat of Planning Commission Action - Appeal by Non-Applicant $ 1,000
Bulding Permit Fees {based upon valuation)®
S$1to $2,000 $60
52,001 to $25,000 $76 for the first $2,000 + 310 for ea add'l $1,000 or fraction thereof
§25,001 to $50,000 $306 for the first $25,000 + $8 for ea add'i $1,000 or fraction thereof
350,001 to 100,000 $506 for the first $50,000 + 5 for ea add't $1,000 or fraction
thereof,
Building $100,001 to $500,000 $756 for the first 100,000 + 34 for ea add'l $1,000 or fraction
Fees thereof
$500,001 to $1,000,000 | $2,356 for the first $500,000 + 34 for ea add't 31,800 or fraction
thereof
$1,000,001 and up $3,856 for the first 51,000,000 + $3 for ea add" 51,000 or fraction
thereof
Electrical Permit Fees see Building Permit fees
Mechanical Permit Fees | see Building Permit fees
Plumbing Permit Fees see Bullding Permit fees
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14
15
16
17

Plan Check Fee (First 65% of Building Permit fee, plus 10% consuitant administrative
three checks) surcharge for plans checked by Ciy's consultant. Expedited plan
check is avallable at applicant's option for additional consultant fee,

State Building Standards
Commission Surcharge

$1 1o $25,000 $1

$25,001 to 550,000 $2

$50,001 t0 575,000 53

Building $75,001 to $100,000 | $4
{:::t,d} Every $25,000 or Add $1
fraction thereof
above $100,000

Construction Tax {SMC $300/dwelling
Section 3.16.030}

Commercial Use $0.20/se.ft.

industrial Use S0.05/s¢. 1,
Seismic Per State fee schedule for Strong Motion Instrumentation Program
Energy Code {Title 24) 20% of Building Permit fee
Review

Source: City of Sausalito Fee Schedule, revised June 1, 2010

As a means of assessing the cost that fees contribute to development in Sausalito, the City has
calculated the total planning, building, public works and non-city agency fees associated with
development of three different residential prototypes. The first prototype consists of a new
single-family residence on a vacant lot, the second prototype is 8 per-unit cost for a multi-family
development on a vacant B-2 or R-3 |ot, and the third is a per-unit cost for residential units
above existing ground-floor commercial in commercial districts that allow residential uses. As
indicated in Table B.10, planning fees for the three prototypes are the same at $5,511, whereas
building fees {which are based on the valuation of the project} for the prototypical single-family
project are approximately $32,000, about four to five times higher than the per unit costs for
multi-family residential units and residential units over existing ground-floor commerciat uses.

Table B.10: City and Non-City Fees for Single and Multi-Family Residences

Single Family - with a valuation of $1.9 mil 55,511 531,904
Duplex (per unit} - with 3 vatuation of $1mil | 85,511 $8,591 per unit
New Residential over Existing Commercial $5,511 $6,409 per unit
{per unit)- with a valuation of $1,5 mil for 4 {estimate}
units

*Ingludes construction road impact fee
Source: City of Sausalite Community Development Department, fanuary 18, 2011
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13. On- and Off-Site Improvements

Improvement requirements for development in Sausalito are very limited. Asthe Cityis
essentially fully subdivided, streets and utilities are in place. For new residential development
the City requires standard utility connections, for sewer, water and stormwater runcf. Since
most streets in Sausalito are narrow with inadequate room to add sidewalks these off-site
pedestrian improvements may not be required. The City requires the undergrounding of
overhead utilities. However, the City's Undergrounding Committee has the authority to grant
waivers to this requirement for reasons of financial hardship.

14. Prehistoric Cultural Resaources

In 1907 UC Berkeley researcher N.C. Nelson recorded four prehistoric site locations in Sausalito,
three of which fall within the City limits, though i is probable that more sites exist under landfili
and bay fill. For example, in 2009, Native American relics were uncovered during construction of
a restaurant on Bridgeway ("Likely American Indian Burial Site Stops Construction in Sausalito”
Marin 13, 2/26/08).

Native American burial grounds are protected under the California environmental Quality Act,
and state-wide Jaw protects these locations. According to the General Plan, three sensitivity
sites include:

Zone 1: The shoreline at E Portal Park extending to the south to South Street. Prehistoric sites
could be found extending from the shoreline itself up to and into the mouths of the drainages,
approximately at Third S$treet in this area.

Zone 2: Area from E| Portal Park to the west, approximately ending at Napa Street. Archeological
site placement could again range from the old shoreline to the upper reaches of the drainages
running down from the south; Bonita Street, at least on its eastern end, probably marked the
line of extension. Further to the west the actual toe of the hills drops lower down to the vicinity
of Caledonia Street near Bee Street.

Zone 3: Area from the original shoreline between Dunphy Park and Martin Luther King School
The construction of the Marinship shipyard to build supply ships during World War )i caused a
massive filling of the marshlands found on the bay side of Bridgeway in this area. Bridgeway,
which occupies high ground from its intersection with Napa Street to the west as far as
approximately the intersection of Bridgeway and Nevada Street probably marked the extension
of any aboriginal site placement. From Nevada Street to the Martin Luther King school site,
archeological site placement may have continued in as far as Tomales Street behind the former
distiliery, now an area of housing {Willow and Cypress Lanes}. The City dictates specific
requirements, such as subsurface archaeological testing, for any future development on
recorded archaeological sites identified by the Northwest information Center. The California
Environmental Quality Act requires assessment of potential impact that development may have
on prehistoric archaeological resources, and requires environmental assessment of historical
archaeological resources.
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15. Housing for Persons with Disabilities

Senate Bilt 520 (SB 5203, passed in 2002}, requires housing elements to provide a needs analysis
for persons with disabilities, and analyze potential governmental constraints to the
development, improvement and maintenance of housing for persons with disabilities. The
Flement must also inciude a program to remove consiraints to, or provide reasonabie
accommodations for housing designed for occupancy by, or with supportive services for persons
with disahiiities.

As discussed in Appendix A — Housing Needs Assessment, Census data shows that 24% of
Sausalito’s population has a disability {i.e., sensory, physical, mentai, and seif-care disabilities).
Among the City’s senior citizens, 34% have disabilities. The analysis acknowledges the wide
range of housing needs due to the differing disabilities.

A goal of the Fair Housing Act is to ensure that a City's development regulations and Zoning
Ordinance do not create barriers to housing for persons with disabilities, in Sausalito, where the
majority of residential properties are developed, this means alfowing for building modifications
that will adapt & home to meet the special housing needs of persons with disabilities.

Given the steep topography of the community, access to homes can be difficuli to those persons
with disabilities, To compound the issue, due to the steep terrain, it is often difficult for sites to
be developed with a single-level only residence. To address these potential constraints on
housing the Planning Commission has demonstrated a willingness to grant variances to setbacks
to accommodate for the construction of ADA {Americans with Disabilities Act} compliant ramps
and “hillevators.” in addition, many new or substantially remodeled homes have been
constructed with elevators fo provide access between floors. The City does not discourage the
construction of elevators; the area used for elevator shafts is nof counted toward the allowable
fioor area ratio (FAR).

As described in Section 6g above, residential care homes with six or fewer clients are permitted
hy right within all residential zoning districts, Within the R-3 {Multi-Family Residential) District,
residential care homes with seven or more clients can be allowed through a Conditional Use
Permit granted by the Planning Commission through a public hearing process. The Zoning
Ordinance does not require special findings for approving a Conditional Use Permit for these
facilities and does not restrict their siting, such as requiring a certain distance between facHities.
The City’s residentiai parking standards apply to care home facilities and, as with all projects, a
parking reduction could be considered by the Planning Commission, However, historically, there
has been little or no demand for such housing in Sausalito.
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. Non-Governmental Constraints

State law requires an analysis of potential and actual non-governmental constraints to the
maintenance, improvement, and development of housing for all income levels. The Housing
Element must identify these constraints and ways, if any, to reduce or overcome these
constraints in order to meet the City’s housing needs.

1. Flooding, Subsidence and Seismic Considerations

The Sausaiito waterfront, particularly in the northern “light industrial” area known as the
Marinship, was created with landfill/bayfill and is subject to liquefaction, Liquefaction occurs
when water in ground soil - especially fill - is agitated during the shaking of an earthquake. This
water rises and literally makes the soil liquid. Buildings built on Hiquefaction can literally shake
apart because the soil cannot support their structure. According 1o research conducted since the
1989 Loma Prieta earthquake, U.S. Geological Survey {USGS) and other scientists predict a 62%
probability of at least one magnitude 6.7 or greater quake, capable of causing widespread
damage, striking the San Francisco Bay region before 2032, The San Andreas fault Hes
approximately 6.5 miles southwest of Sausalito in the Pacific Ocean. Other fauits near Sausalito
include the Hayward fault and Rodgers Creek fault 13 miles east and 22 miles northeast of
Sausalito.

The Marinship was created from landfill / bayfili during World War I and used for ship-building.
In just three months, 2,000 workers converted bay mud and marsh into a 210 acre shipyard, An
estimated B3B,763 cubic yards of earth and rock, excavated from nearby areas, was spread over
the shoreline and tidal mudflats. 26,000 pilings were driven into bay mud to create the
shipways and support for the new warehouses and fabrication workshops. As a result of its
hasty construction during war time, today sections of the Marinship are sinking at a rate of
between ¥% to % inches per year.

Fiooding is a concern in Sausalito, mostly for the low-lying areas east of Bridgeway. The
National Flood insurance program indicates that the flooding risk is high in this area. in addition,
sea level rise, caused by melting land-based ice and the expansion of seawater by thermal
warming, is another constraint for Sausalito. The Bay Conservation and Development
Commission {BCDC} has determined that areas of Sausalito are expected to experience a 16 inch
rise in sea level by 2050 and a 55 inch rise by the end of the century,

2. land Costs

Vacant land within the City is extremely limited and the City’s location, for many reasons
including the views and proximity to San Francisco, is very desirable. Additionally, development
costs in Sausalito are higher than in many other parts of the Bay Area hecause of steep slopes,
irregular topography, bay mud or siide-prone areas. The technical and engineering costs of
mitigating these factors are very high. Development costs vary both between and within
jurisdictions based on factors such as the desirability of the location and the permitted density.
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Two other major factors contribute to high land costs: Marin County is considered a desirable
place to live and avaifable land is in short supply.®

In Sausalito, a 3,614 square foot vacant parcel with approved plans for a single family home has
recently sold for $508,380 The major contributors to the cost of land are the amount of land
available, the density of residential use allowed, location, "buildability”, availability of
community services, and attractiveness of the neighborhood. The upward pressures on land
value are so strong that it more than off-sets the extra costs involved in buiiding on Sausalito’s
steep terrain.

For Marin County, land costs average around 15-20 percent of construction costs for muitifamily
developments. Even though land costs for single family homes vary widely throughout the
county, the costs (as a percentage} are significantly higher than for multifamily developments,

3. Geographical Constraints

Sausalito isa town of steep terrain, built on a 980 foot slope with an average grade of 22
percent. Slope stability is a recurrent problem, and can resuit where excavations {cut slopes)
are made into hilisides, triggering instability. Underground springs, seasonal and permanent
creeks and streams also exist in Sausalito, limiting the availability of developable land.
Richardson's Bay, located on the east side of the City, also limits developable fand.

4, Construction Costs

Muitifamily Developments. Construction costs include both hard costs, such as labor and
materials, and soft costs, such as architectural and engineering services, development fees and
insurance. For muitifamily homes in Marin County, hard costs account for 60-70 percent of the
building cost and soft costs average around 15-20 percent {the remaining 15-20 percent is land
costs). Based on recent multifamily developments in the county, hard costs are currently
between 5250 and 5400 per square foot for a multifamily unit {EAH),

With all construction costs and land costs are included, total multifamily unit development costs
rise to $300 to $500 per square foot, or between $400,000 and $500,000 per unit. These high
costs reflect the high cost of land and the expensive finishes which are typical in Marin County.

Single Family Homes. For single family homes, hard costs often are roughly 40 percent of the
total construction cost, soft costs are 20 percent and land is the remainder. In the region, single
family homes cost roughly $125 per square foot for a two story house and $160 for a three story
home. According to the Association of Bay Area Governments, wood frame construction at 20-
30 units per acre is generally the most cost efficient method of residential development.

* According to the Marin Economic Commission’s Marin Profile 1993 A Survey of Economic, Social and
Environmental indicators, 84 percent of land area in Marin is designated for agriculture, park fands and
open space and watershed, Of the remaining land, 11 percent is developed and five percent is listed as
potentially developable deveiopment.
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However, local circumstances affecting land costs and market demand wilf impact the economic
feasibility of construction types.

One factor affecting costs is the use of prevailing wage fabor. Construction costs for a typical
apartment compiex in the region {45 units per acre, structured parking, 800 square units), are
around $200,000 a unit for prevailing wage labor and $175,000 a unit for non-prevailing wage
labor. Projects receiving public subsidies, such as affordable housing developments, often must
pay prevailing wages. Costs can change dramaticaily over time. From 2000-2007 construction
costs were rising faster than inflation. In late 2007 they leveled off and have since been declining
(EAH). Inlate 2008 and early 2009, construction costs dropped roughly ten percent.

5. Financing

Home Financing. Until mid-2008, home mortgage financing was readily available at attractive
rates throughout Marin County and California. Rates vary, but ranged from around 6.25 percent
to seven percent between 2006 and 2008 for a 30 year fixed rate Joan (HSH Associates Financial
Publishers). However, rates have been as high as ten or 12 percent in the iast decade.

Starting in late 2008, it became harder to get a home purchase loan, but the average interest
rate dropped to around four percent in 2010. in particular, people with short credit history,
lower incomes or self-employment incomes, or those with other unusual circumstances, have
had trouble gualifying for a loan or were charged higher rates.

Small changes in the interest rate for home purchases dramatically affect affordability. A 30-
year home loan for $400,000 at five percent interest has monthly payments of roughly $2,150, A
similar home loan at seven percent interest has payments of roughly 20 percent more, or
$2,660.

Construction Financing. Construction loans for new housing are difficult to secure in the currgnt
market. In past years, lenders would provide up to 80 percent of the cost of new construction
{loan to value ratio). In recent years, due to market conditions and government regulations,
banks require larger investments by the builder.

Many buitders are finding it nearly impossible to get construction Joans for residential property
at the current time. Complicated projects, like mixed use developments, are often the hardest to
finance. Non-profit developers may find it espedially difficult to secure funding from the private
sector.

Affordable housing developments face additional constraints in financing. Though public funding
is available, it is aliocated on a highly competitive basis and developments must meet multiple
qualifying criteria, often including the requirement to pay prevailing wages. Smaller
developments with higher per unit costs are among the hardest to make financially feasibie. This
Is because the higher costs result in a sale price that is above the affordability levels set for many
programs. Additionally, smaller projects often require significant inputs of time by developers,
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but because the overalt budget is smaller and fees are based on a percentage of total costs, the
proiects are often not feasible (Marin Environmental Housing Collaborative).

6. Community Resistance to New Housing

Another common constraint {0 housing production in Marin County is community resistance to
new developments. There are a number of concerns that are often expressed at meetings,
including: 1} new developments will cause increased traffic, 2) additional housing or density will
adversely affect the community character, 3} affordable housing will impact property vaiues,
and 4} valuabie open space will be lost,

Sources:

+ Affordable Housing Finance Basics, Marin Environmental Housing Collaborative,
November 2007,

s Inclusionary Zoning Ordinance In-lieu Fee Analysis, Submitted to Marin County, March
2008, Prepared by Vernazza Wolfe Associates, Inc,

*  Ecumenical Association for Housing {EAH)

+ Development Advisory Services, Inc.

+ North Bay Family Homes

EACDINPROJECTS - NON-ADDRESS\GPAN2014\GPA 14-162\Focused Amendment-Review Drafis\Planning Commission- 7-8-
18\Appendix B - Housing Constraints_redine amendmant 7-8-14.docx
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APPENDIX C: VACANT AND UNDERUTILIZED SITES ANALYSIS

The housing element is required to identify specific sites or parcels that are available for
residential development in the planning period in a land inventory. The land inventory is
required to include an inventory and analysis of vacant parcels {i.e., those parcels which do not
contain residential units and couid potentially accommodate units based on the current General
Plan and zoning regulations} and an inventory and analysis of underdeveloped parcels (i.e.,
those parcels which are not "buili-out” and could potentially accommodate additional units
hased on the current General Plan and zoning regulations).

A, Data Sources

Parcel data for the City of Sausalito was retrieved from Marin Map, the Geographic Information
System {GIS} for Marin County, California. The parcel dataset was published by the County of
Marin Community Development Agency beginning in 1994, Aitribute data {such as owner’s
name, average siope, construction year for existing units, parcel size, ete.} is updated on a
weekly basis, and the geometry of parcels is updated on a monthly basis, with new available
data from the Marin County’s Assessor-Recorder’s office. The data used for its analysis was first
retrieved for a study on vacant and underutilized sites, initiated by the City in early 2011.
Subsequently, detailed supplementary data for each parcel was retrieved in October 2011

B. Methodology and Considerations for Development Constraints

The methodology used to determine the realistic development capacity of each of the sites in
this analysis was a combination of factors specific to each site, including zoning designation and
accompanying developments standards, ot size, and other land constraints applicable to the
specific site.

City staff had completed a Vacant and Underdeveloped Land Technical Study for the Housing
Element update, identifying vacant and underutilized parcels from the Marin County Assessor’s

- Office using attribute data. Additional parameters were applied to assess realistic potential

development, considering factors such as slope and parcel size. Site visits and aerial imagery
checks were made to assess site conditions and build-out.

Table C.1: Applied parameters to assess realistic development potential

Zoning District and Type .| Applied parameters to assess realistic potential development -

Vacant Single-Famity - Using MarinMag data, vacant parceis were located. If there
Districts* was a structure on the parcel, but the improvement value
{R-1-20, R-1-8, R-1-6} was fess than $200,000 and was not being coded as having

a living unit, the parcel was inventoried as being vacant.
- Parcels of all slope degrees were included;
- Alllandlocked parcels were removed;
- All parcels less than 3,000 square feet {s.f.} in size were

! Single-Family parcels are not identified as only one unit is allowed on every lot. Regardiess of the size of
the ot, a single unit on a lot would reader it “built cut”, and not vacant or underutilized.
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Zoning District and Type - | Applied parameters to assess realistic potential development

removed;

- Al parcels on the City’s List of Noteworthy Historic
Structures were removed;

- Al parcels that were on the City's list of Constructed and
Approved projects were removed;

- Ali parcels that had parking constraints preventing the
addition of units were removed; and

- Visual checks were made using Google Earth and Googie
Streetview, and site visits were made to all parcels listed, to
ascertain the actual build out and visual conditions of

buiidings.
Vacant and Underutilized - Using MarinMap data, vacant parcels were located. if there
Two-Family and Muiti- was a structure on the parcel, but the improvement value
Family Districts was less than $200,000 and was not being coded as having
(R-2-2.5, R-2-5, R-3) a living unit, the parcel was inventoried as being vacant,

- Using MarinMap data, the lot size, maximum density and
number of existing units on each parcei were analyzed to
determine underuiilized parcels. See Table C.2 for
maximum densiies in different zoning districts,

-~ Parcels of 40% slope or more were excluded?;

- Altiandlocked parcels were removed;

- Parcels with buildings built after 1980 were removed;

- All parcels less than 3,000 square feet (s.£.) in size were
removed;

- All parceis on the City’s List of Noteworthy Mistoric
Structures were removed;

- All parceis that were on the City’s list of Constructed and
Approved projects were removed;

= All parcels that could take on an additional unit were
included if the lot had an underutilized portion, or the
existing building could add another floor without conflicting
with development standards, or if the existing building was
ditapidated and abandoned;

- Al parcels that had obvious parking constraints preventing
the addition of units were removed; and

= Visuai checks were made using Google Earth and Google
Streetview, and site visits were made to ali parcels listed, to
ascertain the actual build out and visual conditions of

buildings.
Underutiiized Commercial - The residential unit potential of commercial properties was
Districis determined by taking the difference between the maximum

“ One parcel with an average slope just sl
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Zoning District and Type

Applied parameters to assess realistic potential development .. ©

{CR, CC, CN-1}

number of units aliowed on each ot by maximum density,
and the number of existing units. See Table C.2 for
maximum densities in different zoning districts.

- For parcels in the CN-1 zone, the maximum number of
potential units were calculated using the maximum Floor
Area Ratio, as this was more restrictive than the maximum
density. An average of 800 square feet was assumed for
residential units.

- Parcels of 40% slope or more were excluded;

= All fandlocked parcels were removed;

- All parcels less than 3,000 sguare feet (s.1.) in size were
removed;

- All parcels on the City’s List of Noteworthy Historic
Structures were removed;

- All parcels that were on the Gity’s list of Constructed and
Approved prolects were removed; '

- All parcels that had obvious parking constraints preventing
the addition of units were removed; and

- Visual checks were made 1sing Google Farth and Google
Streetview, and site visits were made to all parcels listed, 1o
ascertain the actual build out and visual conditions of

" buildings.

Cther Zoning Districts

Other zoning districts such as Public Facilities, Open Space, and
Industrial were not considered for this analysis, as sites in those
districts would reguire rezoning.

The resulting density for each site was calculated by dividing the maximum possible number of
whole units by the parcel size in acres. The maximum number of units was derived from dividing
the parcel size by the maximum density allowed in that particular zoning district {see Table €.2
below for maximum densities allowed). Due to the rounding down of units {0 whole numbers,
the resulting density was generally lower than the maximum density permitted.

For sites in the CN-1 Zoning District, the maximum number of units was derived by the
maximum Floor Area Ratio allowed, as this was a more restrictive development standard
compared to the maximum density. A three-story building was assumed, as the maximum height
allowed in the Commercial Zoning Districts is 32 feet (as measured from average natural grade).
Assuming an equal distribution of floor area per level, the floor area of the ground level is
subtracted, and the remainder is divided by an assumed residential unit size of 800 square feet.
The number of units was rounded down 10 a whole number for the calculation of the resulting

density.
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Table C.2: Maximum

Zoning Densities

{CC, CR, CN-1}

Zoning District Maximum
R-3 29 du/facre
R-2.2.5 17.4 dufacre
R-2-5 8.7 dufacre

R-1-6 7.3 dufacre

R-1-8 s.4 dufacre
R-1-20 2.2 dufacre
Commercial zones that allow residential 29 dufacre

Saurce: Sausalito Zoning Ordinance, 2012 :
*Note: Higher densities can be achieved on existing substandard parcels.

For example, lots in the R-2-2.5 zone subdivided prior to 1963 {the maiority
of existing fots) with a minimum area of 3,000 square feet are permitted to
have 2 ynits, equating te 29 units/acre.

Table C.3 below shows examples of past higher density infili housing projects in Sausalito.
Factors such as substandard lot sizes and zoning incentives for affordable housing projects for
seniors have contributed to higher densities for certain projects,

1992 | Rotary Place R-3 5,953 sf 29 dufac | Senior 10 73 Completed
{412/414 Bee Affordable dufac and
Street) Housing occupied
Project
1999 | 538 Easterby | R-2-2.5 | 3,800 sf 29dufac | New 2 29 Compileted
g {sub- fdueto Duplex dufac and
standard substanda occupied
ot} rd lot size}
2003 | Rotary Village [ R-3 24,000 sf 28 dufac | Senior 22 40 Completed
{581 Qlima St} Affordabie dufac and
Housing occupied
Project
2007 | 85 Crescent R-2-2.5 | 2,210 sf 29 dufac | New P 18.7 Completed
Ave {stib- {due to Duplex dufac and
standard substanda oecupied
fot) rd ot size}
2011 | 317 Johnson CR 2,708 29dufac | Second 2 32 Bui,
5¢ {sub- Residential | {1unit dufac currently
standard Uni existing) for lease
{ot)

Source: Sausalito Community Development Department, January 2012

In order to demonstrate the viability of small scale infill of both rental and ownership units,
Table C.4 provides examples of smali infill projects in Sausalito which add just one to two units.
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Smatil infill projects in the City take several forms, and include: development on vacant fand;
demolition of an existing unit and the replacement with one to two new units; adding new units
to the existing development; and splitting larger units into smaller units. Over the past 13 years
{1999-2011), Sausalito has approved a total of 28 residential development applications,
contributing to 52 approved or built units, Of the total 28 applications, 26 were for one, two
and three unit projects,

The development trends reflected in Tables C.3 and C.4 help to substantiate the feasibility of
development on smail parcels in Sausalito, and the ahility to achieve maximum densities under
ZONNg.
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1 Table C.4: Examples of Small infill Projects adding 1-2 units
e s [hareal | Zoning | Holsing e

2011 | 86% CR 2,500 28 dufac Livefwork o 1 348 Buitding
Bridgaway sguare {Convarsion of dufac Permit issuad
feet three-story office n 2011
huilding to At

Gallery on first
tevel, rental unit
on upper levels).

2011 317 johnson R 2,708 29 dufac New upper level 1 pi 32 Built,
5t {sub- second residential dufac currently for

standar unit above rent

d fot} axisting
commercial space
created by
dividing an
existing

residential unit
o two rental

urits.
2005 521-525 R-3 7,500 29 dufae One single family 1 3 17.4 Building
Bridgeway sguare home demolished dufac Parmit finaled
feat and replaced with in 2010

a new duplex and
new single family

home,

2010 1 147 Edwards R2-2.5 3,614 174 New single-family | 0O 1 12,1 Building
seuare deifac home bulit on du/ac Permit finaled
feot vacant lot, in 2012

2007 B8/50 R-2-2.5 7,398 V4 One cottage unit i3 2 118 Built in 2009

Carneau Ave sguare dufac demotished and dufac
feet replaced by
duplex.
2007 | 85 Crescent R-2-2.5 2,210sf | 29 dufac New duplex built | 0 2 187 Completed
Ava {sub- {due to on vacant ok, dufac and occupied
standar | substanda
d lot} rd lot sized
1899 | 538 Fasterby R-2-2.5 | 3,000sf | 28 dufac MNew duplex built | D 2 29 Completed
5t {5ub- {due to on vacant lot, dufac and accupied
standar | substanda
d lot} rd lot size)

2008 58 Miller Ave R-1-6 7,100 7.3 dufac New single-family | 0 1 .1 Under
sguare “heme built on dufac construction
feet vacant lot.

2
3
4
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C. Inventory of Sites

The foliowing list shows parcels in the City with the potential to support additional housing

units, and includes commercial and residential sites. This list demonstrates that the City has
capacity for housing units within its current zoning designations. This capacity is one of the

proposed strategies that work towards fulfilling planned housing for the Housing Flement
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for planning cycles 1999 — 2086 and 2007 — 2014,

This Hst is not intended to:

Each parcel listed would be subject to the normal deveiopment review process by the City,
including environmental review under the California Environmental Quality Act,

suggest or promote any sites for sale or lease.

suggest that any sites are pre-approved or “fast tracked” for development.
suggest or propose the rezoning of any sites within the City for the purposes of
housing.

suggest the value of any property, or any changes in current property values,
indicate that any existing or future residential units are automatically designated
at the income levels determined through default density. Actual rents and future
development would be determined by individual p%operty owners, The default
density is a planning tool to ensure that the Housing Element plans for housing
across various income levels,

highlight any nen-conformity with the Zoning Ordinance or development

standards,

Table C.5: Inventory of Sites

1 065-267-37 107 SECOND ST
2 1 (65-238-41 217 SECOND ST
31 064-141-05 1901 BRIDGEWAY
4 064-141-06 510 EASTERBY ST
5 | 064-135-28 2015 BRIDGEWAY
6| 064-135-24 BRIDGEWAY AND OLIVE
7 | 064-135-29 2007 BRIDGEWAY
81 064-141-01 1919 BRIDGEWAY
9 | 064-135-26 2005 BRIDGEWAY
10 | 065-238-25 203 SECOND 5T
11 | 065-052-03 209 CALEDONIA ST
12 | 065-053-05 326 PINEST
i3 | 065-056-02 41 CALEDONIA ST
14 | 065-055-06 42 CALEDONIA ST
15| 065-052-23 201 CALEDONIA ST
16 | 064-166-04 302 CALEDONIA ST

Housing Flement Update 2009 - 2014
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17 | 064-167-27 333 CALEDONIA ST

18 | 065-055-02 1103 BRIDGEWAY

19 | 065-055-03 JOHNSON ST

20 | 064-274-03 WOLFBACK RIDGE ROAD
21 | 064-276-23 3 WOLFBACK RIDGE ROAD
22 | 200-240-10 WOLFBACK TERRACE ROAD
23 | 200-240-23 WOLFBACK TERRACE ROAD
24 1200-310-01 WOLEBACK RIDGE ROAD
25 200-310-03 WOLFBACK RIDGE ROAD
26 | 200-310-04 WOLFBACK RIDGE ROAD
27 | 200-310-05 WOLFBACK RIDGE ROAD
28 | 200-310-06 WOLFBACK RIDGE ROAD
29 | 200-310-08 WOLFBACK RIDGE ROAD
30 | 200-310-09 WOLFBACK RIDGE ROAD
31 | 200-310-12 CLOUDVIEW TRAIL

32 | 200-310-16 WOLFBACK RIDGE ROAD

33 | 065-222-05 105 CRESCENT AVE
34 | 064-204-03 PLATT AVE

35 | 064-204-35 CAZNEAU AVE

36 | 064-213-22 CAZNEAU AVE

37 | 064-243-22 GEORGE LANE

38 | 064-242-10 GEORGE LANE

39 | 064-135-06 522 SPRING ST

40 | 064-141-10 530 FASTERBY ST

41 | 064-201-01 35 MARIE ST

42 | 064-141-18 518 EASTERBY ST

43 | 065-261-04 107 FOURTH ST

44 | 064-137-03 107 PEARL ST

45 | 064-142-30 515 EASTERBY ST

46 | 065-264-12 110 FOURTH ST

47 | 064-062-14 175 TOMALES ST

48 | 064-062-15 163 TOMALES ST

49 | 064-135-03 510 SPRING ST

50 | 064-141-17 511 SPRING ST

51 | 064-342-07 20 BUCHANAN DR

52 | 064-342-11 11 TOMALES 5T

53 | 064-181-24 812 SPRING ST

54 | 0654-138-02 254 WOODWARD AVE
55 | 065-231-17 211 WEST ST

56 | 065-236-04 209 FOURTH ST

57 | 064-192-02 141 WOODWARD AVE
58 | 064-062-19 TOMALES STREET (See Note 1)
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59 | 064-181-01

21 GORDON ST

60 | 064-182-06 38 GORDON ST

61 : 064-136-03 155 WOODWARD AVE
62 | 864-142-29 EASTERBY STREET

63 | 064-131-07 OLIVE STREET

64 | 064-135-23 511 OLVE STREET

65 | 065-252-64

37-39 CRESCENT AVE

66 | 065-253-02

MAIN STREET THROUGH TO CRESCENT AVE {See Note 2)

67 | 064-163-06

BONITA STREET (See Note 3}

68 | 064-163-07

417 BONITASY

69 | 065-301-05

115 S50UTH STREET

70 | 064-141-13

523 SPRING ST

711 064-321-01

BUTTE STREET {See Note 4}

72 1 065-072-12

10 READRE LN

73 1 065-063-08

511 BRIDGEWAY

74 | 064-151-06

1733 BRIDGEWAY

75 | 065-071-22

30 EXCELSIOR LN

76 | 065-063-07

925 BRIDGEWAY

77 1 064-151-02

1757 BRIDGEWAY

78 | 065-267-41 104 THIRD 5T

79 1 065-238-15 214 THIRD 5T

80 | 065-241-10 - 230 RICHARDSON ST
81 | 065-056-07 416 JOHNSON ST

82 | 064-167-21 41% LITHO ST

83 | 065-235-46 303 SECOND 5T

84 | 065-241-12

214 RICHARDSON ST

85 1 064-167-03

408 LOCUST ST

86 ; 065-052-26

419 LOCUST ST

87  064-151-16

412 NAPA ST

1 Owned by the City of Sausalito

2 Owned by the Marin Municipal Water District
3 Unknown owner
4 50% owned by the City of Sausalite
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A
3
4 C. Uncounted Liveaboards
5
6

| Yable (.#6: Uncounted Liveaboards in 2000 Census and 2000 — 2010 Department of Finance

Housmg Units i in the City of Sausalito
YEAR TOTAL ~SINGLE - : MOBILE HOMES
DETACH ED | ATYACHED 2704 5 PLUS JOTHER
2000 4,511 1,706 423 1,353 205 224
2001 4,518 1,713 423 1,353 805 224
2002 4522 1,717 423 1,353 805 224
2003 4,527 1,722 423 1,353 305 224
2004 4,529 1,724 423 1,353 805 224
2405 4,549 1,725 423 1,350 327 224
2006 4,551 1,728 423 1,349 827 224
2007 4,560 1,737 423 1,348 827 224
2008 4,567 1,743 427 1,346 827 224
2009 4,570 1,745 427 1,346 827 224
2010 4,573 1,753 427 1,344 827 224
7 Source: California Department of Finance, E-5 Population and Housing Estimates 2000-2010.

9 The Caiifornia Department of Finance updates each year’s housing count by unit type adding
10 new construction and annexations, and subtracting demolitions and conversions from the 2000
11 census benchmark based on data provided by the local jurisdiction. Review of State Department
12 of Finance annual housing unit counts for the years 2000 to 2010 indicate no change in the
13 number of “mobile homes/other” units in Sausalito, the category that encompasses a variety of
14 miscellaneous housing types including boats. Thus, in the years since the 2000 Census, the 38
15 . under{:ounted liveaboard berths have remained an uncounted segment of Sausalito’s housing
16
17
18
19
20
21
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Technical Appendix & - Vacant and Underutilized Site inventory Chart

IMPORTANT NOTES:
Please see Chapter HI and Appendix C for a detailed explanation on the purpose of this site inventory, and the calculation methodology.

The visual condition of existing buildings was assessed through fleld verification on November 3, 2011 November 8, 2011 and December 14, 2011 The scale
for visual condition ranges from poor — fair — satisfactory — good — excellent. Poor refers to buildings that are blighted and uninhabitable. Fair and satisfactory
refer to buildings that have a deciining external appearance to varying degrees, such as peeling paint or decaying wood panels. Good and excellent refer to
buildings with a well-maintained and/or newer external appearance, o varying degrees,
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Technical Appendix G - Vacent and Underutilized Site Inventory Chart
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ADDENDUM
TO

NEGATIVE DECLARATION
State Clearing House No. 2012052034

Subject

City of Sausalito Focused Housing Element Amendment

Environmental Setting
Entire City of Sausalifo

Background

This document is an Addendum to the Initial Environmental Study/Negative Declaration
prepared for the 2009-2014 Housing Element {Original Project) adopted by the City of Sausalito
in October 2012 (Statc Clearinghouse No. 2012052034). This doeument is provided in
Appendix A,

The Initial Environmental Study/Negative Declaration for the Original Project studied the
potential environmental effeets on aesthetics, agriculture and forest resources, air quality,
biclegical resources, cultural resources, geology and soils, greenhouse gas emissions, hazards
and hazardous materials, hydrology and water qualily, land use and plamming, mineral resources,
noisc, population and housing, public services, transportation/traffic, utilities and service
systems, and mandatory findings of significance. No environmental factors were found to be
potentially affected by the implementation of the 2009-2014 Housing Element and the project
would not have a significant effect on the environment.

Since the adoption of the Negative Declaration, the City has amended the Original Project. This
addendum te the Negative Declaration addresses the minor technical changes or additions made
to the 2009-2014 Housing Element, referred to as the “Focused Housing Blement Amendment.”

Statutory Requirements

Section 15164 of the California Environmental Quality Aet (CEQA) Guidelines allows for a lead
agency to prepare an addendum to an adopted negative declaration or environmental impact
report (EIR) if only minor technieal changes or additions are necessary or if none of the
conditions described in Section 15162 calling for the preparation of a subsequent EIR or negative
declaration have occurred. Pursuant to CEQA Section 15162, no subsequent negative declaration
shall be prepared for the project unless the lead agency determines, on the basis of substantial
evidence in the light of the whole record, one or more of the following:

(1) Substantial changes arc proposed in the project that will require major revisions of the
previous negative declaration due to the involvement of new significant environmental
effects or a substantial increase in the severity of previously identified significant effects;

ExwentC
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(2) Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous negative declaration due to
the involvement of new significant environmental effects or a substantial increase in the
severity of previously identified significant effects; or,

(3) New information of substantial importance, which was not known and could not have
been known with the exercise of reasonable diligence at the time the previous EIR was
certified as complete or the negative declaration was adopted, shows any of the
following:

a. The project will have onc or more significant effects not discussed in the previous
EIR or negative declaration;

b, Significant effects previously examined will be substantially more severe than
shown in the previous EIR;

¢. Mitigation measures or alternatives previously found not to be feasible would in
fact be feasible and would substantially reduce one or more significant effects of
the project, but the project proponents decline to adopt the mitigation measure or
altcrnative; or

d. Mitigation measures or alternatives which are considerably different from those
analyzed in the previous EIR would substantially reduce one or more significant
effects on the environment, but the project proponents decling to adopt the
mitigation measure or alternative.

This Addendum evaluates the Focused Housing Element Amendment and demonstrates that the
amendment to the housing clement does not meet any of the requirements set forth in section
15162. This Addendum shall be considered by the decision making body prior to making a
decision on the adoption of the Focused Housing Element Amendment. The Addendum does not
need to be circulated for public review (CEQA Section 15164[¢]).

Project Description

The Focused Housing Element Amendment is an amendment to the 2009-2014 Housing Flement
to add an existing R-3 zoned site to the sites inventory and to remove the Horizontal Mixed Use
(HMU) program. The amendment also includes updates to show progress in implementation of
the Accessory Dwelling Unit program, Liveaboard program, and Multi-family Development in
Multi-family Zones program. The Focused Housing Element Amendment is consistent with the
policies and programs set forth in the adopted General Plan.

The Focused Housing Element Amendment (provided in Appendix B) is substantially the same
as the 2009-2014 Housing Element with minor technical changes and additions, as summarized
in the remainder of this addendum.

The Focused Housing Element Amendment includes the following changes:

Addendum to Negative Declaration Planning Commission Review Draft July 9, 2014
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1. Minor revisions to programs

The City’s Housing Plan includes programs to address the community’s housing needs. One
program, Program 8b “Horizontal Mixed Use Incentives in Neighbohrood Commercial (CN-1)
District” was removed as a part of the Focused Housing Flement Amendment.

Updated progress in implementation of Program 10a, “Adoption of Zoning Regulations to
Encorage New ADUs” and Program 10b, “ADU Registration and Amnesty Program,” Program
1T “Liveaboards and Houscboats,” and Program 20, “Multi-family Development in Multi-family
Districts” program was also provided in the Focused Housing Flement Amendment.

2. Addition of existing R-3 zoned site to the Vacant and Underutilized Sites
Inventory

As the 330 Ebbtide Avenue parcel is already zoned R-3, it may be counted towards the RENA as
providing units for lower income households and may be added to the sites inventory, which is a
listing of residential sites in the City that are suitable for residential development. A site
inventory of land suitable for residential development is a required component in a city’s
Housing Element. This site inventory includes vacant sites and sites that have the potential for
redevelopment, plus an analysis of the relationship of zoning and public facilities and services to
these sites. Adding the 330 Ebbtide Avenue site does not require any zoning map or zoning
ordinance modification. Furthermore, adding the 330 Ebbtide Avenue site does not increase the
density or modify the allowable development standards on the site in any way.

3. Updated Progress towards RHNA nambers

State Housing Element law requires each city and county to identify and analyze existing and
projected housing needs in its jurisdiction and prepare goals, policies, and programs to encourage
the development, improvement and preservation of housing (Government Code 65580-65589).
The programs developed are meant to help the city meet its “fair share” of housing needs, as
determined by the State and allocated by the Associatation of Bay Area Governments (AGAG)
through the Regional Housing Needs Assessment (RFINA) Allocation Plan. In the Focused
Housing Element Amendment the City has updated the progress towards the RHNA numhers.

Potential Housing Units during 2007-2014 Planning Period

et Very Abeve | TOTA | % Total

Income Levels Low Low | Moderate Moderate LS Units
RHNA TARGETS 45 30 34 56 165
Approved/Built (2667-2013) 0 0 i 23 24 9%
R-1 District Capacity 0 0 ¢ 19 19 T%
R-2-5 District Capacity Q 0 0 16 16 6%
R-2.2.8 District Capacity 0 9 50 0 50 19%
Addendum to Negative Declaration Planning Commission Review Draft July 9, 2014
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Potential Housing Units during 2007-2014 Planning Period

R-3 District Capacity 21 11 27 0 59 22%
Commercial District Capacity 20 19 21 0 51 19%
Existing Liveaboards 0 O 0 0 6 2%
Fature Liveaboards 0 13 11 0 24 9%
New Accessory Dwelling Units 2 3 1 0 6 2%
Existing Accessory Dwelling Units 4 8 2 0 14 3%
TOTALS 47 | 51 113 58 269
Percentage gverfUnder RHNA <1% | 70% 2329 <1% 63% BUFFE
Target: R
Unit Capacity Over/{nder RHNA 5 21 79 2 104
Target:

Review of Environmental Impacts and Determination

An analysis of the Focused Housing Element Amendment, changes in circumstances, and any
new information since the certification of the previous Initial Environmental Study/Negative
Declaration (IES/ND) has been completed to determine if any new environmental impacts could
occur. The environmental analysis and conclusions provided in the IES/ND remain current and
applicable to the proposed project. All potential impacts in the CEQA Environmental Cheeklist
were considered during the preparation of this Addendum, and it has been determined that no
impaets would result from the minor changes made to the City’s Housing Blement. Nothing in
the Focused Housing Element Amendment will impact aesthetics, agrieulture and forestry
resources, air quality, biological resources, cultural resourees, geology and soils, greenhouse gas
emissions, hazards and hazardous materials, hydrology and water quality, land use and planning,
mineral resources, noise, population and housing, public services, recreation, transportation and
fraffic, utilities and service systems or mandatory findings of significance.

Further, the modifications proposed for the Housing Element are minor and none of the
conditions outlined in CEQA Section 15162 have oceurred as explained below, specifically:

(1) No substantial changes are proposed in the project that will require major revisions of
the previous negative declaration due to the involvement of new, significant
environmental effects or a substantial increase in the severity of previously identified

significant effects.

The Focused Housing Element Amendment proposes only minor technical changes to the
City’s Housing Element in the General Plan to reflect addition of site to the Vacant and
Underutilized Sites Inventory, updated RHNA numbers, accomplished programs, and the
removal of a housing program. The Focused Housing Flement Amendment does not
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include modifications to development patterns or changes in the pattern of land uses
established in the General Plan. The Focused Housing Flement Amendment does not
propose or contemplate specific development projects.  Environmental review of any
implementing actions would occur at that time when project details are known. The
adoption of the Focused Housing Element Amendment will not result in any changes to
ihe physical environment.

(2) No substantial changes occur with respect to the circumstances under which the project
is undertaken which will require major revisions of the previous negative declaration due
to the involvement of new significant environmental effects or a substantial increase in
the severity of previously identified significant effects.

It has been determined that no substantial changes have occurred with respect to the
circumstances under which the project is undertaken and thus no major revisions of the
previous negative declaration are necessary., The Focused Housing Flement Amendment
is proposing only minor technical changes to update the Element based on current
information and will not cause any significant effects.

(3) New information of substantial importance, which was not known and could not have
been known with the exercise of reasonable diligence at the time the negative declaration
was adopled, shows any of the following:

a. The project will have one or more significant effects not discussed in the previous
EIR or negative declaration;

Analysis of the Focused Housing Element Amendment indicates that there is no new
information of substantial importance, which was not known at the time the negative
declaration was adopted in 2012 that shows the project will have significant effects, or
effocts that will be substantially more severe than shown in the negative declaration.

b. Significant effects previously examined will be substantially more severe than
shown in the previous EIR;

No significant effects were previously identified and no EIR was previously prepared.

¢. Mitigation measures or alternatives previously found not to be feasible would in
Jact be feasible and would substantially reduce one or more significant effects of
the project, but the project proponents decline to adopt the mitigation measure or
alternative; or

No significant or potentially significant effects were identified for the Original project
and thus no mitigation measures or alternatives were necessary.

d. Mingation measures or alternatives which are considerably different from those
analyzed in the previous EIR would substantially reduce one or more significant
¢ffects on the environment, but the project proponents decline to adopt the
mitigation measure or alternative,
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No significant or potentially significant effects were identified for the Original project
and thus no mitigation measures or aliernatives were necessary.

Coneclusion

Given the analysis presented in this Addendum, it is therefore found that the proposed Focused
Housing Element Amendment would not result in a measurable increase in environmental
impacts over what was previously analyzed in the Negative Declaration and Initial
Environmental Study. There are no changes with respect to the circumstances under which the
project is undertaken that will require revisions to the previous Negative Declaration. Therefore,
pursuant to CEQA Guidelines Section 15164, an Addendum to the Negative Declaration is
appropriate and has been prepared to document the minor technical changes made to the Focused
Housing Element Amendment of the City of Sausalito General Plan.

July 2, 2014

NAME

ATTACHMENT: INITIAL ENVIRONMENTAL STUDY AND NEGATIVE DECLARATION,
2009-2014 HOUSING ELEMENT

IMCODWPROJECTS - NON-ADDRESS\GPAZRAGPA 14182 EnvironmentaliNeg Dec Addendum for Focused ME Amendment-PC
Review Draft-7-9-14.docx
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INTRODUCTION

The project is an update of the Housing Element of City of Sausalilo General Plan. The California
Government Code reguires all eities and counties to adopt & housing element as part of the jurisdiction’s
respective General Plan. The housing element establishes objectives, policies and programs addiessing
community housing conditions and needs. The Housing Blement Update is a comprehensive statement by
the City of Sausalito of its current and future housing needs and a listing of proposed actions to facilitate
the provision of housing to meet those needs. The Housing Element Update is a policy-level document
which provides policy direction for the implementation of various programs to accommodate the housing
needs of cirrent and future residents and to encourage the production of housing pnifs in a range of prices
affordable to zll income groups.

The Housing Element Update is consistent with the General Plan. The Housing Element Update continues

to allow development in locations which are currently designated for development. All new development

analyzed in the Housing Element Update is in areas alrcady designated for residential, mixed use, or

public institutional development. The Housing Element Update contains pelicies and programs organized

under the following scven goals:

* Preserving housing and neighborhood assets. Maintain and enhance the quality of existing housing
and ensure thal new residential developinent is compalible with Sausalito’s smail town character.

= Encouraging diversity in housing, Provide opportunities for a range of housing types in a variety of
locations and densities to meet the diverse needs of the Sausalito community.

¢ Enhancing housing affordability. Expand and proteet opportunities for households of all income Tevels
to find housing in Sausalito and afford a greater choice of rental and homeownership opportunities.

¢ Reducing governmental constraints, Reduce govermmental constrainls on the mainienance,
improvemeni and development of housing while maintaining community character.

+ Promoeting equal housing opportunifics, Promote equal housing opportunities for all residents,
including Sausalito’s special needs pepulations, so that residents can reside in the housing of their choice.

+ lmplementing environmental sustainability. Promote environmental sustainability through support of
existing and new development which minimizes reliance on natural resources.

¢ Promoting community involvement. Promole the active participation of citizens, community groups,
and governmenial agencies in housing and community development activitics.

In accordanee with the requirements of CEQA Guidelines Section 15071, this Initial Environmental
Study/ Negative Declaration (IES/ND) describes the proposed project; and identifies, analyzes, and
evaluates the potential significant enviromnental impacts thal may result from the proposed project (Le.,
adoption of the Housing Element Update). This 1IIS/ND applies only to the Housing Element Update and
does not apply 1o actual housing projects that may be proposed in the future, including those that are
proposed as a result of Housing Element policies and programs. Any actual projects that ave proposed
must still endergo environmental review as required by CEQA, and the City’s required zoning and design
review process.

This IES/ND determines the adoption of the Housing Element Update will result in no impacts or less-
than-significant impacts on the environmental resources and issues evaluated herein and hence, would not
have a significant impact on the environment. As a result, this document serves as a Negative Declaration
pursuant to Public Resources Code Sections 21064 and 21080(c), and Article 6 of the CEQA. Guidelines.

IES/ND (GPA/ENV 12-117) Approvect October 9, 2012
Housing Element Update Page 2
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Since the amount of residential development that would be allowed under this Housing Element Update is
the same as the amount of development analyzed in the General Plan Environmental Impact Report (EIR),
the impacts of that developinent have been disclosed, analyzed and mitigated to the exient feasible in the
General Plan EIR. Pursuant to the requirements for tiering set forth in CEQA Guidelines Section 15152,
a copy of the General Plan EIR is available for inspection in the Community Development Department.

IES/ND (GPAJENVY 12117} Approved Octeber 9, 2012
Housing Element Update Page 3
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A.  PROJECT DESCRIPTION

L Project Title Housing Flement Update

2. Lead Agency Name and Address
City of Sausalito
420 Litho Street
Sausalito, CA. 949653

3. Contact Person and Phone Number
1.illy Schinsing, Associate Planner (415) 289-4134

4, Project Location City-wide

5 Froject Sponsor’s Name and Address
City of Sausalito
420 Litho Street
Sausalito, CA 54965

6. Report Author

Lilly Schinsing, Associate Planner
Community Development Departinent
420 Litho Street

Sausaliio, CA 94965

Phosne: (415) 285-4134

Fax: (415).339-2256

Email: Ischinsing(@ci.sausalito.ca.us

7. Project Number GPA/ENV 12-117
8 Type of Approval Adoption of General Plan Amendment for Housing Element Update

9. Present arid Previous Use of Site or Structares Vacant, mixed use, residential, and public
institutional developed parcels throughout Sansalito :

18. General Pian Designation Various General Plan land use categories allow residential uses. The
project is a proposed amendment of the City of Sausalito General Plan o replace the Housing
Element adopted in 1995 with a new Housing Element. The General Plan, including the Housing
Elemesnt, covers all land within the City limits,

il Zoning Various mixed use, residential, and public institutional zoning designations.

12. Description of Project The City of Sausalito is a commaunity of approximately 7,000 residents
located on 2.2 square miles consisting mostly of steeply sloping terrain with narrow roads and
aging infrastructure, constrained between Richardson’s Bay to the east and the Golden Gate
National Reczeation Area to the west. Neighborhoods vary in age from the late 1800s fo the

present.
IES/ND {GPA/ENV 12-117} Approved Qctober 4, 2012
Housing Element Update TPage 4
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The California Government Code requires all cities and counties 10 adopt a housing element as
part of their respective General Plan. The housing element establishes objectives, policies and
programs addressing communily housing conditions and needs. The Housing Element Update is a
comprehensive statement by the City of Sausalito of ils current and future housing needs and a
listing of proposed actions to facilitate the provision of housing to meet those needs. The Housing
Element Update is a policy-level document which provides policy direction for the
implementation of various programs to accommaodate the housing necds of eurrent and futlure
residents and to encourage the production of housing units in a range of prices affordable to ail
ineome groups,

The Housing Element Updale process was initiated in 2009 when the City Council esiablished a
Housing Element Committee, which subsequently was transformed into the Housing Element
Task Force in 2011, The Task Foree was composed of City Couneil representatives, Planning
Comrmission representatives, and Cify residents. Over 45 public meetings were held 1o engage
community residents and property owners in the discussion of topics related to the Housing
Element Update. In addition, community workshops were held in February, July and December
2011 to obtain commumily input for the Housing Element Update. These meetings and workshops
plus a field trip identified key issues and sirategic directions pursued in the Housing Element
Update.

The City’s current Housing Element was adopted by the City Council in 1995 and was later
certificd by the California Department of Housing and Conununity Development (HCD). The
1995 Housing Element served as the “baseline” {or environmental review purposes, and an
environmental impact report was certified for the adoption of 1995 General Plan update,
including the 1995 Housing Element. Key changes proposed i the Housing Element Update
from the 1995 Housing Element include the following:

(A}  Accessory Dwelling Units. The City adopted regulations in 1984 prohibiling the
development of aceossory dwelling units {ADYUs) or second/granny units in all residential
zoning districts. As part of the Housing Element Update, the City conducied a survey of
residential property owners which indicated 15% of the 700+ survey respondents had an
ADU on their property, and another 19% of respondents would be inelined to build an
ADU if permitted by the City’s regulations. The cominunity has come to recognize
ADUs as a low impact approach to addressing a portion of the community’s very low and
low income housing nceds, and the Honsing Element Update thus establishes programs 1o
both allow new ADUs and legalize existing ADUs built without permits. Section
21080.17 of the CEQA guidelines stipulates that CEQA does not apply to the adoption of
an ordinance by a cily to implement the provision of Section 63852.2 of the Government
Code regarding the construction of second units,

(B} Liveaboards. Sausalito has a well~established and vibrant marine culture that plays an
important role in shaping the characler of the cormmunity. There are eighl marinas in the
City where many boat owners reside in their boats as permanent housing. The San
Franeiseco Bay Conservation and Development Compnission (BCDC) and Sausalile
Zoning Ordinance both allow for np 1o 10% of marina berths 10 be used as liveaboard
housing. Liveaboards provide a valuable source of affordable housing in Sausalito,
offering one of the few Jocal housing options for marine workers employed in Sausalilo’s
waterfront. The Housing Element Update recognizes liveaboards as a low impact
approach to addressing a key segment of the City’s affordable housing needs, and
establishes actions to maintain and enhance liveaboards as a permanent form of housing

IES/ND {GPA/ENV 12-117) Approved October 9, 2012
Housing Element Update Page 5

Item 1 - Exhibit C - Page 13 of 78



in the community,

) Inclusionary Honsing Regulations. Inclusionary zoning is a tool used by cities to
integrate alfordable units within market rate developments. As a part of the current
Housing Element Update the City will pursue adoption of inclusionary housing
reguiations o require a minimum percentage of units within new residential development
above an cstablished size threshold 1o be price-restricted as affordable to lower and
moderate income households.

(m Multi-family Development in Multi-family Zones. Encoprage two-family and mulli-
family development on R-2-5, R-2-2.5 and R-3 residentially-zoned sites by evaluating the
establishment of minimum density thresholds and/or varied development standards for
multiple units on a stiding scale {e.g., reduced Floor Area Ratio or Lot Coverage Ratio
for projects with a Jower donsity). Encourage multi-family development on two selfected
commercial-zoned pareels by allowing ground Hoor residential by-right (“Horizontal
Mixed Use--HMU?” incentives). Encourage muiti-family development on mixed use
commercial/residential sites by requiring that new construction of levels above the
ground level be limited to residential use and the prohibition of the conversion of existing
upper ievel residential use 1o commercial gse ("Vertical Mixed Use--VMU™ regulations)

{E) New and Ongoing Programs. The Housing Flement Update continues scveral
successiul programs from the 1995 Housing Elemnent and proposes several new
programs. Thesc new and ongoing programs include the following:

*  Maintain a current inventory of vacant and underutitized residential sites, and
mixed-yse sites within the City’s commereiad districts.

® Provide asite inventory and list of available development incentives to interested
developers.

« Facilitate the development of allernative housing models suited to the
comimusity s housing nceds by modifying zoning regulations to allow for such
additional housing types.

®  Upon adoption of & program that gencrates in-licu housing fees, establish a
dedicated Affordable Housing Fund for deposit of in-Heu fee revenuecs. Consult
with Marin County on the County’s Housing Fund, and establish implementing
regulations to govern Fand oversight and expenditures.

®  Explore partnerships with a variety of affordable housing providers, utilizing the
Nonprofit Housing Association of Northern California as a resource 1o identify
nonprofits with experience in developing smail scale infill projects consistent
with Sausalito’s character.

«  Conducl an Inclusionary Housing Nexus and 1n-Licu Fee Study including an
analysis of alternative strategics 10 address inclusionary requirements, such as the
provision of ADUs above detached garages.

®  Provide information fo affordable housing developers that fee deferrals,
reductions and waivers may be granted for affordable housing projects.

{E) - Updated Socic-Economic Data and Projections and Background Information. The
Rousing Element Updale conlains updated statistics and analysis of housing issues
including housing needs, affordability, land availability, governmental constraints, and
non-governmental constraints per State law. The projections in the Housing Flement
Update are consistent with ABAG projections and the California Department of Finance.

TES/ND (GPA/ENV 12-117) " Approved October 9, 2012
Tousing Element Update Page 6
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State law establishes detailed content requirements for Housing Elements and requires a
regional “fair share” approach to distributing housing needs. The Housing Element
Update uatilizes the Association of Bay Area Government’s (ABAG) Regional Housing
Needs Allocation (RHNA) for the 7-year planning period from 2007-2014. Assembly
Bill 1233, which took effect on January 1, 2006, requires local governments o “carry
over” RFINA ailocations if a housing clement fails to identify or make adequate sites
available in a prier planning period. Since Sausalite did not adopt housing element for the
prior 1999-2006 planning period, the City niust evaluate a possible carry-over of the
RHNA allocation from the prior planning period into the current 2007-2014 planning
period. However, since the analysis within the Housing Element determined that there
was not any unaccommodated need from the 1999-2006 planning cycle, there was no
carry-over. :

RUNA for 1999-2046 and 2007-2014 Planning Periods

19952000
36 17 36 104 207
20072014
45 30 34 36 163
13. Surrounding Land Uses and Sefting: Uses in the unincorporated areas surrounding the City of

Sausalifo city limits, include residential and open space.

14, Other agencies or utility providers whose approval is required {e.g., permits, financing
approval, or participation agreement.): Review by the State of California Housing and
Community Development Depariment (HCD), although the project does not reguire FICD
approval or the approval of any other state agency. There are no responsible or trustee agencies
for this project pursuant o CEQA.

IESND (GPAENV 12-117) Approved October 3, 2612
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Project Location and Vicinity Map - Figure 1
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected hy this project, involving at least
one impact that is a “Potentially Significant Impact™ as indicated by the checklist on the following pages.

[ ] Aesthetics [ ] Agriculture and Forestry L] AirQuality

[ ] Bioclogical Resources [] Cultural Resources [T Geology/Soils

[ ] Greenhouse Gas Emissions [ ] Hazards and Hazardous [[] Hydrology/Water Quality
. Materials

[] Land Use/Planning "] Mineral Resources L] Noise

L] Population/fousing ] Publc Services [ ] Recreation

[]  Transportation/Traffic [T UtilitiestService Systems [} Mandatory Findings of

Significance
B. DETERMINATION

Omn the basis of this initial evaluation:

X
L]

i find that the proposed project COULD NOT have a significant effect on the environment and
a NEGATIVE DECLARATION will be prepared.

I find that although the proposed project could have a significant effect on the environment,
there will not be a sigaificant effect in this case because revisions in the project have been
made by or agreed 1o by the project proponent. A MITIGATED NEGATIVE
DECLARATION will be prepared.

1 find that the proposed project MAY have a significant effect on the environment, and an

ENVIRONMENTAL IMPACT REPORT is required.

1 find that the proposed project MAY have a “potentially significant impact” or “potentially
significant unless mitigated” impact on the environment, but at least one effect 1) has been
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has
been addressed by mitigation measures based on the earlier analysis as described on attached
sheets. An ENVIRONMENTAL IMPACT REPORT is reqguired, but it saust &zzalyze only the
effects that remain to be addressed.

i find that although the proposed project could have a significant effect on the environment,
because all potentially significant effects (a) have been analyzed adequately in an EARLIER
EIR or NEGATIVE DECLARATION pursuant to applicable legal standards, and (b) have been
avoided or mifigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including
revisions or miligation measures that are imposed upon the proposed project, nothing further is
reguired.

Jeremy Graves, AICP Date
Commmnity Development Director

i SIND {GPA/ENV 12-117) Appraved October 9, 2012
Housing Element Update . Page 10
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C. REFERENCES

The following is a list of references used in the preparation of this document. Each of the topics
addressed in Section D, Evaluation of Environmental Impacts, includes a list of references by number.
The numbers for the reference sources correspond with the sources that are listed below by number.

—

Cily of Sausalito General Pian

City of Sausalito Zoning Ordinance
Draft City of Sausalito Housing Element
Marin Housing Workbook

Hazardous waste lisl website: hitp/fwww disc.ca. gov/database/Calsites/Cortese List.cim.

State Planning and Zoning Law

National Pollution Discharge Elimination System (NPDES)

Composite Flood Hazard Areas - HUD National Flood Insurance Program

N T -l o o

Field Inspection

10. Experience with other projects of this size and nalure

il. Aerial Photography

i2. State of California Department of Conservation Marino County Important Farmiand 2010 Map

13 Bay Area Alr Pollution Contre! District

14. California Natural Areas Coordinating Council Maps

15. U.S. Census

16. ABAG Projections

17. BAAQMD CEQA Guidelines Assessing the Air Quality Impacts of Projects and Plans
18. Department of Fish & Game

19, US Army Corps of Engineers
20, USGS Data Contribution

21, California Natural Diversity Database
22, State/Federal Environmental Standards
{ay Ambient Air Quality Standards
) Noise Levels for Construction Eguipment

23, Federal Environmenial Standards
{a) Water Quality Standards - 40 CFR 120
(b) Low-Noise inission Standards - 40 CFR 203
{c) General Effiuent Guidelines & Standards - 40 CFR 401
{d) National Primary & Secondary Ambient Air Quality Standards - 40 CFR 50

IES/ND (GPAENYV 12-17) Approved October 9, 2012
Housing Flement Updale Page 11
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D. EVALUATION OF ENVIRONMENTAL IMPACTS

Note: For each topic listed below, a reference source was used to complete the Environmental
Checklist, The reference sources ave listed by numher in Section B of this document,

1. Aesthetics

Would the project have:
Potentially Fes5 Than Less Than No
Significant Significant with | Significant Fnpact
Tmepact Mitigation Impact

Incarporaied

a} Have a substantial adverse effect on a seenic

vista? (Sources: 1,2,3,9, 10, 1) ] ] X ]

b} Substantially damage scenic resources,

including, but not limited to, trees, rock L ] I ]

outeroppings, and historic buildings withina

state scenic higlyway? (Sources: 1, 2, 3, 9, 16,

i

¢) Substantially degrade the existing visual » -

character or quality of the site and its ] L] 4 [

sarroundings? (Sources: 1,2,3, 9,10, 1) :

d) Create a new source of substantial light or

glare that would adverscly affect day or N ] =] 1

nighttime views in the area? (Sources: 1, 2,3, 9,

10, 11) -

Discussion:

A substantial adverse effect to visual resources could result in situations where a development project
introduces physical features that are not characteristic of current development, obstracts an identificd
public scenic vista, impairs views froin other properties, or has a substantial change to the natural
landscape. All new development under the fousing Element Update would be required to be consistent
with the City*s General Plan and current zoning standards (including findings for Design Review Permits,
if applicable). The revisions to the current 1995 Housing Elemnent that are proposed in the Housing
Flement Update will not result in a significant increase in visual impacts over hose identified in the
enviromnental impact report for the 1995 Housing Blement or allowed by the City’s current development
review process. The Housing Blement Update will not affect scenic vistas or damage scenic resources
because any new development, including possible homeless facilities, would be subject to the City’s
zoning and design review requirements intended to protect the visual character and quality of areas and to
limit light sources on any property 1o avoid any new sources of substantial light or glare. The City’s
current development standards are consistent with the Housing Element Update in the regulation of
building height, setbacks, massing, and overall design in the City. These development standards provide
property owners and project designers certain basic development and design criteria in order fo reinforce
the desired building forms and character of the community. Policies in the General Plan also protect open
hilisides, open space, and environmentally sensitive land arcas, No rezoning is proposed in the Housing

TESANT (GPA/ENV 12-117) ' _ Approved October 9, 2012
Tousing Element Update Page 12
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Element Update, including rezoning that would permit new or increased construction in areas near scenic
vistas or State scenic highways. Any housing development analyzed in the Housing Element would not be
of a higher density than is allowed by the current General Plan and Zoning Ordinance. Two selected
parcels within the CN-1 (inixed use commercial/residential) district would be allowed to be developed
withoutf a commercial component. Additionally, new construction of levels above the ground level on
parcels in mixed use commercial/residential zoning districts would be limited fo residential use and there
would be a prohibilion of the conversion of existing upper level residential use to commercial use. As the

~ anticipated density and building massing on these parcels would not be affected, the Housing Element
Updale would bave a less than significant impaet on aesthetics and visual resources.

2. Agricuiture and Forestry Resources:

Would the project:
Potentially Less Than Less Than Na
Signilicant Significant Significant Impact
Impact with Mitigation | Impact
Tacorporated

a) Convert Prime Farmland, Unique Farmland, :
or Farmland of Statewide Importance .

{Farmland}, as shown on the maps prepared O . L] K
pursuant to the Farmiand Mapping and
Monitoring Program of the California Resources
Agency, to non-agricuitural use? (Sources: 1, 2,
3,9,10,11, 12)

) Confiict with existing zoning for agricultural

use, or a Williamsen Act contract? (Sources: 1, - ] M S
2,312

¢} Condlict with existing zoning for, or cause

rezoning of, forest land (as defined in Public ] [ ] <

Resources Code section 12220(g)}, timberiand
(as defined by Public Resources Code section
4526}, or timberland zoned Timberdand
Production (as defined by Government Code
section 51104(g)? (Sources: 1, 2, 16, 12)

dy Resudt in the loss of forestland or conversion

of forestiand to non-forest use? (Sources: 1, 2, M M M ]
10, 12)

¢) Involve ather changes in the existing

environment that, dee fo their location or nature, [ [ B 5

could result in conversion of Farmland, to non-
agricultural use? (Sources: 1,2, 9, 10, 11, 12)

TES/ND (GPA/ENY 12-117) Approved October 9, 2012
Housing Element Update Page 13

Item 1 - Exhibit C - Page 21 of 78



Discussion:

There is ne land within the City of Sausalito that is shown as Prime Farmland, Unigue Farmland or
Farmland of Statewide Importance on the Marin County Important Farniland map produced by 1he State
Department of Conversation, Division of Land Resource Protection, Farmland Mapping and Monitoring
Program. There would be no impact. The Housing Element Update does not change any boundaries or the
potentiai for agricultural activities. There are no proposals contained in the Housing Element Update to
convert Prime Farmland or any farmland of unigue or State-wide importance. In addition, there is no
rezoning or development proposed on forest land or land or timber property zoned Timberland
Production. There are also no proposals that would conflict with existing agricultural zoning or a
Williamson Act contract, or result in the conversion of Prime Farmland, Unique Farmland, or Farmland
of Statewide Importance to non-agricultural use, or conversion or loss of forest land. Based on the above,
the Housing Element Update would result in no impacts 1o agricultugal or forest resources.

3. Air Quality

Would the project:
Potentially 1.es8 Than Less Than No
Signifieant Signifieant Significant Tmpact
fmpaef with Mitigation | Impact
Incorporated
a) Conflict with or obstruct implementation of .
the applicable air quality plan? (Sources: 1, 2.3, | ] ] Il X
10, 13, ¥71)
b} Violate any air quality standard or contribufe .
substantially to an existing or projected air ] ] X Ll

quality violation? (Sources: 1, 2, 3, 14, 13, 17)

¢) Result in a comulatively considerable net
Increase of any criteria pollutant for which the ] L] hd ]
project region is non-attainment vider an
applicable federal or state ambient air quality
standard (including releasing emissions which
exceed quaniitative thresholds for ozone
precursors)? {Sources: 1, 2, 3, 10, 12, 13, 17)

d) Expose scnsitive receplors {0 substantial
poilutant concentrations? (Sources: 1, 2, 3, 9, L] I > ]
10, 11,12, 13,17

e} Creale obiectionable odors affecting a
substantial number of people? (Sources: 1,2, 3, 1] L] [ X
9,10, 11, 12,13, 17)

Phscussion:

The Housing Element Update would not conflict with or obstruct implementation of the Bay drea Clean
Air Plan (BAAQMD, 2000}, The City of Sausalilo is within the San Francisco Bay Area Air Basin. The
Bay Area Air Quality Management District (BAAQMD) is the regional government ageney thal monitors
and regulates air pollution within the air basin. The BAAQMD is responsible for measuring the air
guality of the region. The closest monitoring station is the Fort Cronkhite Monitoring Site located in
Marin County. More localized pollutants (e.g., carbon monoxide [CO}, sulfur dioxide, and total

IES/ND (GPAENY 12-117) Approved ch@ber G, 2012
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suspended particulates [TSP]) experienced a peak in 1981 and have decreased since then. Concentrations
of CO and nitrogen exides (NOX) in the Bay Arca meet State/federal standards. In addition, PM10
concentrations meet the federal 24-Hour standards, but not the State 24-Hour standards. Ozone
concentlrations and PM2.5 concentrations lave exceeded the State and federal standards, but they exhibit
wide variations from year-to-year related to meteorological conditions. Both ozone and PM10 are
considered regional pollutants, because their concentrations are not delermined hy proximity to individual
sources, but show a relative uniformity over aregion. Carbon monoxide is considered a local polintant,
becanse elevated concentrations are usually only found near the source (e.g., congesled intersections).

The Housing Element Update will not generate more vehicle trips as compared with the 1995 Housing
Element or create more vehicle rips than permitted under the City’s current zoning or general plan. The
number of dwelling units that could be developed under the Housing Element Update would not result in
significant camulative impacts 1o air quality as growth and land use infensity are consistent with the
City’s current General Plan and current zoning designations. Development under the Housing Element
Update is also consistent with ABAG’s projections for Sausalito. Since the Housing Elemcnt Update is
consistent with ABAG projections and the General Plan and zoning designations, development under the
Housing Elcment Update will not conflict with or obstruct implementation of the applicable air quality
plans, Because they generate few vehicle trips traffic and few air pollutants, homeless facilities,
{ransitional and supportive housing uses will not violate any air guality standard or contribute
substantially 1o an existing or projected air quality violation, nor would they result in a cumulatively
considerable net increasc of any criteria poliutant for which the project region is in “pon-attainment™
undcr an applicable foderal or state ambient aly quality standard.

The Housing Element Update contains policies encouraging housing near transit. These policies are
consistent with current General Plan policies as they relate to the identification of potential sites for
housing. The Housing Element Update would not cxpose sensitive receptors fo substantial pollutant
concentrations or ereate objcctionable odors affecting a substantial number of people.

Any housing development analyzed in the Housing Element would not be of a higher density than is
aliowed by the current Gereral Plan and Zoning Ordinance. Two selected parcels within the CN-1 {mixed
use commercial/residential) district would be allowed to be developed without a commercial component,
Additionally, new construction of levels above the ground level on parcels in mixed use
commercial/residential zoning districts would be limited to residential use and there wonld be a
prohibition of the conversion of existing upper level residential use to commercial use. As the anticipated
development potential on these parcels would not be affected, the Housing Flement Update would result
in no impact or less than significant impact to air quality.

4. Biological Resources

Potertially f.ess Fhan L.ess Than No
N . Significant Significant Significant Fmpact
Would the project: Impact with Mitigation | Impact
Incorporsfed

a) Have a substantial adverse effect, either
directly or through habitat modifications, on any {[_] M X M
species identified as a candidate, sensitive, or
special statns species in local or regional plans,
policies, or regulations, or by the California
Department of Fish and Game or US. Fish and
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Wildlife Service? (Sources: 1, 2, 3,9, 18, 11, 18,
21)

b) Have a substantial adverse effect on any
riparian habitat or other sensétive natural {:] L] I X
community identified in local or regional plans,
pelicies, regulations or by the California
Departoent of Fish and Game or US Fish and
Wildlife Service? (Sources: 1, 2,3, 9, 10, 11, 18,
21)

¢) Have a substantial adverse effect on federally
protected wetlands as defined by Section 404 of | [ ] (] B X
the Clean Water Act {inciuding, but not limited
to, marsh, vernal pool, coastal, ete.} through
direct removal, filling, hydrological interruption,
or other means? (Sowrces: 1, 2, 3, 9, 10, 11, 18,
22)

d} Interfere substantiaily with the movement of
any native resident or migratory fish or wildlife [] ] ] X ]
species or with established native resident or
migratory wildlife corridors, or impede the use
of native wildlife nursery sites? (Sources: 1, 2,
3,9,10, 11, 18,21

Depending on the location, any future urban development in the City has the potential to affect important
biological resources by disturbing or eliminating arcas of remaining natural communities. This could
include (a) a substantial adverse effect, either directly or through habitat modifications, on any species
identified as a candidate, sensitive, or special status species in local or regional plans, policies, or
regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife Service, (b) a
substantial adverse effect on any riparian habitat or other sensilive natural community identified in Jocal
or regional plans, policics, regulations or by the California Department of Fish and Game or US Fish and
Wildlife Service, (c) a substantial adverse effect on federally protected wetlands as defined by Section
404 of the Clean Water Act, or (d) interfere substantially with the movement of any native resident or
migratory fish or wildlife species or with established native resident or migratory wildlife corridors, or
impede the use of native wildlife nursery sites. However, the Housing Element Update would not modify
the location or amount of residentially-designated land allowed in the City’s current General Plan and
Zoning Ordinance. Development of possible homeless facilitics, transitional and supportive honsing
would be allowed in the Public Institutional Zoning District. All new development under the Housing
Element Update would be consistent with the General Plan and current zoning designations, and would be
consistent with local policies and regulations protecting biological resources, such as the tree preservation
regulations, and it will not conflict with the provisions of an adopted habitat conservation plan, natural
community conservation plan, or other approved local, regional, or state habitat conservation plan.
Biological impacts would not be intensified over those identified in the certified 1995 General Plan
update envirormental impact report. Based on the above, the Housing Element Update would result in no
impact or less than sigaificant impact to biological resources.
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8. Culteral Resourees
Would the project:

in CEQA Guidelines Section 15064.57
(Sources: 1,2, 3,9, 10)

Potentially Less Than Less Than No
Significant Significant with Significant Tmpact
Impact Mitigation Tmnpact
{ncorperated
a) Cause a substantial adverse change in the
significance of a historical resource as defined | [7) ] ] X

by Cause a substantial adverse change in the
sigaificance of an archaeological resource
pursuant to CEQA Guidelines Section
15064.57 (Sources: 1, 2,3, 9,10, 1)

X

¢) Directly or indirectly destroy a unique
paleontological resource or site or unique
geologic feature? {Sources: 1,2, 3,9, 180, 11)

[]

d) Disturb any human remains, incinding those
interred outside of formal cemeteries?
(Sources: 1,2,3,9, 16, 11)

1

Discussion

Depending on the location, any future development in the City has the potential 1o (a) cause a substantial
adverse change in the significance of a historical resouree as defined in CEQA Guidelines Section
150645, (b) cause a substantial adverse change in the significance of an archaeological resource pursuant
to Guidelines Section 15064, (c) divectly or indirectly destroy a unigue paleontological resource or site or
unigue geologic feature, or (d) disturb any human remains, including those interred outside of formal

cemetery. The General Plan contains policies for the protection of cultural resonrces and all new

development must be consistent with these policies. Based on the above, the Housing Element Update
would result in no impact or less than significant impact to cultural resources.

6. Geology And Soils
Would the project:

death involving:

a) Expose people or struclures to potential subsiantial adverse effects, including the risk of loss, injury, or

Potentially Less Than L.ess Than Nuo
Signiicant Sigrificant Significant Impaet
Impaet with Mitigation | Impact

Incorporated

i) Rupture of a known earthquake faull, as
delineated on the most recent Alquist-Priolo
EFarthquake Fault Zoning Map issued by the
State Geologist for the area or based on other
substantial evidence of a known faull? Refer to

[

L

X
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Division of Mines and Geology Special
Publication 42. (Sources: 1, 2, 3,9, 10, 11, 20)

if) Strong seismic ground shaking? (Sources: i,

2,3,9,10, 11, 20) I N X ]
iii} Seismic-related ground failure, including )

liquefaction? (Sovrces: 1, 2, 3,9, 10, 11, 20} [ ] & ]
iv) Landslides? (Sources: 1,2, 3,9, 10, 11,20y | ] [] L]
b} Resuit in substantial soil erosion or the loss of _ )
topsoil? (Sources: 1, 2, 3,9, 10, 11, 20) L] L] L] I
¢} Be located on a geologic unit or soil that is ]
unstable, or that would become unstable as a N ] ] X

result of the project, and potentially result in on-
or off-site landslide, lateral spreading,
subsidence, Hiquefaction or collapse? (Sources:
1.2,3,9,16, 11,20

d} Be located on expansive soil, as defined in

California Building Code, creating substantial | [ ] ] I <
risks to life or property? (Sources: 1, 2, 3, 9, 10,

i1, 20y

€) Have soils incapable of adeguately supporting

the use of septic tanks or alternative waste water ] ] M ] X

disposal systems where sewers are not available
for the disposal of waste water? (Sources: 1, 2,
3,6, 10,11, 20)

Discussion:

There are no Alguist-Priole Earthquake Fault Zones within the City of Sausalito and the City is not near
any known active fanits, The nearest known active faulis are the San Andreas fault, about 6.5 miles to the
southwest, and the Hayward fauit, about 13 miles to the northeast, and the Rodgers Creek fault, 22 miles
northeast. Thercefore, the potential for fault surface rupture {as opposcd to ground shaking) within the
City limits is low and there would be no impact from the approval of the Housiug Element Update. Most
lowland areas with relatively level ground surface are not prone to landslides. Other forms of siope
instability, such as the formation of slumps, transiational slides, or earth flows, arc also unlikely 1o occur
except along stream banks and terrace margins. The highland areas are more susceptible to slope
instabiiity. The strong ground motion that ocowrs during earthquakes is capable of inducing landslides and
debris flow (mudslides). These types of faidure generally cccur where unstable slope conditions already
exist. The City has in place geologic review procedures o address these hazards. Hillside areas with
landslide potential are of particular concern, and slope stability requires appropriate lreatment of
vegelalive cover during and after residential development. The City’s General Plan and Zoning
designations do not prohibit new development on areas of geologic hazard, however many precautionary
recommendations and restrictions are established in the policies and City requirements in order fo
minimize potential impacts from developing on geologically hazardous land. City regulations and policies
cover slope stability, landslides, earthquake faults, seismic shaking requirements, and expansive soils. All
new development is required to be consistent with the General Plan and current Zoning and development
regulations.
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Depending on the location, any future urban development in the City has the potential to cxpose people or
structures to polential substantial adverse effects, including the risk of loss, injury, or death. This could
include (a) rupture of a known earthquake fault, strong seismic ground shaking, and seismic-related
ground faiture, including liquelaction, (b) result in substantial soil crosion or the lIoss of topsoil, (c) be
iocaled on a geologic unit or soil that is unsiable, or that wonld become unstable as a resulf of future
development, and potentially result in on-or off-site landslide, lateral spreading, subsidence, liquefaction
or collapse, {d) be located on expansive soil, as defined in the California Building Code (CBQ), creating
sutbstantial risks to life or property, or {¢) have soils incapable of adequately supporting the use of septic
tanks or alternative waste water disposal systems where sewers are not available for the disposal of waste
water. The Housing Element Update will not permit development in areas where development is currently
prohibited in the General Plan, Marinship Speeific Plan, and Zoning Ordinance. New development
analyzed in the Housing Element Update would be in areas alrcady designated for residential, mixed use,
or public institutional development. Any rew construction would be required to meet CBC requirements
and al} development regulations of the City of Sausalito. Based on the above, the Housing Element
Update would result in no impact or less than significant impact on geology and soils.

7. Greenhouse Gas Fmissions

Would the project:
Potentially Less Than Tess Than No
Significant Significant Signiicant Impact
Tmpact with Mitigation | lnipuct
{ncorporated

#) Generate greenhouse gas emissions, either
directly or indirectly, that may have a
significant impact on the environment?
{Sources: 1, 2, 10, 17)

]

L

X

b) Conflict with an applicable plan, policy or
regulation adepted for the purpose of reducing
the emissions of greenhouse gases? {Sowrcss: [,
2,18, 1'h

L]

L

]

Discussion:

In June 2010, the Bay Arca Air Quality Management District (BAAQMD) adopted new CEQA threshoids
of significance addressing standards for ozone and parficulate matter (PM} {rom the State of Califomia
and the US EPA. The BAAQMD new greenhouse gas thresholds were developed to ensure that the Bay
Area meets the State’s plan to address climate change. Any housing development analyzed in the Housing
Element would not be of a higher density than is allowed by the current General Plan and Zoning
Ozdinance. Development analyzed in the Housing Element Update is consistent with ABAG projections,
the General Plan, and current zoning designations and, therefore, will not generate greenhouse gas
emissions, either directly or indirectly, that may have a significant impact on the environment over
current projections. It will also not conflict with an applicable plan, policy or regulation adopled for the
purpose of reducing the emissions of greenhouse gases. No BAAQMD threshold of significance word
be reached. Based on the above, the Housing Element Update would result in no impact or less than

significant impact on greenhouse gas emissions.

| Hazards And Hazardous Materials
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Would the praject:

Potentially
Significant
Tmpacet

Fess Than
Significant with
Mifigation
Incorporated

Less Than Ne
Significant Impact
Impact

a) Create a significant bazard to the public or the
environment through the routine transport, use,
or disposal of hazardous materials? {Sources: 1,
2,3,9,10, 1)

L]

[

L] X

by Create a significant hazard to the public or the
environment through reasonably foresesable
upset and accident conditions involving the
release of hazardous materials into the
environment? (Sources; 1,2, 3,9, 10, 11)

¢) Emit hazardous emissions or handle hazardous
or acately hazardous materials, substances, or
waste within one-quarter mile of an existing of
proposed school? (Sources: 1,2, 3,9, 10,11

4} Be located on a site which is included on a list
of hazardous materials sites compiled pursuant fo
Government Code Section 65962.5 and, as a
result, would it create a significant hazard to the
public or the eaviromment? (Sowrces: 1,2, 3, 9,
0,10

€} For a project located within an airport land use
plan or, where such a plan has not been adopted;
within iwo miles of a public airport or public use
airport, would the proiect result in a safety
hazard for people residing or working in the
project area? (Sources: 1,2,3, 9, 18, 11

1) For a project within the vicinily of a private
airstrip, would the project result in a safety
hazard for people residing or working in the
projeet area? {Sources: 1,2,3,9, 10, 11)
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g) Impair implementation of or physicaily
interfere with an adopted emergency response L] I ] >
plan or emergency evacuation plan? {Sources: |1,
2,3,9,18, 1)

h} Expose people or structures te a significant
risk of oss, injory or death involving wildland L] [] ] X
fires, including where wildlands are adjacent to
irbanized areas or where residences are
intermixed with wildlands? (Sources: 1, 2, 3, 9,
16, 113

Discassion:

'The Housing Element Update will not result in potential impacts from hazards and hazardous material that
may endanger residents or the eavironment. No hazards are asseciated with the policies or programs
contained in the Housing Element Update. lmplementation of the updated Housing Element will also not
generate significant quantities of hazardous materials, significantly affect the mitigation of hazardous
materials manufacture, storage, transport or use within the City, or expose residences to hazardons materials.
Development analyzed in the Housing Element Update would be consistent with the General Plan and current
zoning designations. This ineludes the Cily’s emergency response plan and any impacts related to air safety or
risk from fire. No public airports are within two miles of the City of Sausalito. The nearest publie airport is
Gmnoss Field, which is approximately 22 miles north of Sausalifo. There would be no impact. No airstrips are
located 1 the City of Sausalitc. The nearest private airstrip is located at Smith Ranch, which is
approximately 14 miles north of Sausalito. The sea-based helicopter landing area in Richardson’s Bay north
of the eity limits would not affect or be affected by approval of the Housing Element Update. There would be
no impact,

Development under the Housing Element Update is proposed in areas already designated for residential or
mixed-use development. Areas designated for possible homeless facilities are already developed arcas.
Any new construction, such as homeless facilities, transitional and supportive housing, would also be
required to meet CBC requirements. Based on the above, the Housing Element Update would result in no
impact on hazards or hazardous materials,
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8. Hydrology And Water Quality
Would the projeet:

Potentially
Significant
Tmpact

Less Than Less Than
Significant with Significant
Mitigation -
Incorporated Impaet

Na
Impaet

&) Violate any water quality standards or waste
discharge requirements? (Sources: 1,2,3,7, %,
0,11

]

]

L

b) Substantially deplete groundwater supplies or
interfere substantially with groundwater
recharge such that there would be a net deficit in
aquifer volume or a lowering of the local
groumdwaler table level (e.g., the preduction rate
of pre-existing nearby wells would drop to a
level which would not support existing land uses
or planned uses for which permits have been
granted)? (Sources: 1,2,3,7,9,10, 11}

L

]

¢) Substantially alter the existing drainage
patiern of the site or area, including through the
alteration of the course of a stream orriver, ina
mannet that would result in substantial erosion
or siltation on- or off-site? (Sources: 1, 2, 3, 9,
10, 1D

d) Substantially alter the existing drainage
patfern of the site or area, including through the
alferation of the course of a stream or river, or
substantially increase the rate or amount of
surface runoff in a manner which would result in
flooding on- or off-site? (Sources: 1,2, 3,9, 10,
i)

¢} Create or contribule runcff water which
would exceed the capacity of existing or planned
stormwater drainage systems or provide
substantial additional sources of polluted runoff?
{Sources: 1,2, 3,7,.9, 10, 11}

) Otherwise substantially degrade water
gquality? (Sourees: 1,2,3, 7,9, 10, 1)

g} Place housing within a 100-year flood hazard
area as mapped on a federal Flood Hazard
Boundary or Flood Insurance Rate Map or other
ficod hazerd delineation map? (Sourees: 1, 2, 3,
8,9 10,11
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h) Place within a 100-vear flood hazard ares
structures that would impede or redirect flood 1 M 1 X
flows? (Sources: 1,2, 3,8, 9,10, 11)

i} Expose people or structures to a significant
risk of loss, injury or death involving flooding, ] 1 1 I
including flooding as a result of the failure of 2
levee or dam? (Sources: 1,2, 3, 8.9, 16, 11}

1 Inundation by seiche, tsupami, or mudflow?

(Sources: 1, 2,3, 9,10, 11, 20) 1 ' 1 1 X

Discussion:

Development analyzed in the Housing Element Update will have no impact or less than significant impact
in {a) violating any water quality standards or waste discharge requirements, (b} substantiaily depleting
groundwaler supplies or interfere substantially with groundwaler recharge such that there would be a net
deficil in aquifer volume or a lowering of the local groondwater table level, (¢) substangially alter the
existing drainage pattern of the site or area, including through the alieration of the course of & stream or
river, in a manner which would result in substantial erosion or siltation on- or off-site, {d) substantially
alter the exisling drainage pattern of fhe site or ares, including through the alteration of the course of a
stream or river, or substantially increase the rafe or smount of surface runoff in a2 manner which would
result in flooding on- or off-site, {e) create or contribute runoff water which would exceed the capacity of
existing or planned storm-water drainage systems or provide substantial additional sources of polluted
runoff, () substantially degrade water quality, or () expose people 10 risks from flooding. The Housing
Flement Updale is consistenl with the General Plan and current zoning development standards. Any new
development would be required 1o be consistent with City regulations and development standasds related
to flood control and drainage, including Chapter 11.17 of the Sausalito Municipal Code. The Housing
Element Update will not generate a significant impact on hydrology and water qualily over current
projections for population and housing units. The Housing Element Update would not allow development
where it is not currently permitted, and all development analyzed in the Housing Element Update is in
areas and at densities already designated for residential, mixed use, or public institutional development,

Approval of the Housing Element Update will not expose people or structures 1o a significant risk of loss,
injury or death invelving flooding, including fooding as a result of the failure of a levee or dam, or
inendation by seiche, tsunami, or mudflow. Now housing proposed in locations within the 100-year flood
hazard area would be regulated under current City policies and regulations protecting future development
from flooding impacts. The policies and reguiations regarding hydrology and water quality would
continue 1o be implemented for fulure residential projects. Based on the above, the Housing Element
Update would resulf in no impact or less than significant impact on or from hydrology and water quality.
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9. Lard Use And Planning
‘Would the projeet:

FPotentially 1.088 Than F.ss Than No
Significant Significant with | Significant Impact
Tmpact Mitigation Impact
Incorporated
a) Physically divide an established community? |
(Sources: 1, 2,3, 9, 10) . L] ] X
b) Conflict with any applicablc land use plan,
policy, or regulation of an agency with N ] X N

Jurisdiction over fhe project (including, bt not
limited o the general plan, specific plan, local
coastal program, or zoning ordinance) adopted
for the purpose of avoiding or mitigaling an
environmental effect? (Sources: 1,2, 3,9, 10)

¢ Conflict with any applicable habitat |
conservation plan or natural commugnity ] N ] X
conservation plan? (Sources: 1,2, 3,9, 10, 11}

The Housing Element Update will not expand the area in which development is permitted under the
General Plan or Zoning Ordinance. Two selected parcels within the Commereial Neighborhood (CN-1)
Zoning District, a mixed use commercial/residential district along Second Street, would be allowed 1o be
developed without a commercial component. Additionally, new consiruction of levels above the ground
level on parcels in mixed use commercial/residential zoning {i.e., CN-1, CC, and CR} distriets would be
limited to residential use and there would be a prohibition of the conversion of existing upper level
residential use to commercial use. There would be no change to the maximum allowed density on any
parcel with the Housing Element Update, All development analyzed in the Housing Element Update is in
arcas already designated for residential, mixed use, or public institutional development. mplementation
of the Housing Element Update wilf not {a) physically divide an established community, (b) conflict with
any applicable land usc plan, policy, or regulation of an agency with jurisdiction over the project
(including, but not limited to the general plan, specific plan, local coastal program, or zoning ordinance)
adopted for the purpose of avoiding or miligating an environmental effect, or {¢) conflict with any
applicable habitat conservation plan or natural community conservation plan. The Housing Element
Update is consistent with corrent City policy documents, including the General Plan and Marinship
Specific Plan. 1t is also consistent with ABAG projections for Sausalito. No changes are made in the
Housing Element Update related to the density or development potential o housing sites. Based on the
above, the Housing Element Update would result in no impact or less than significant impact on land use
and planning.
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10. Mineral Rescurees
Would the project:

Potentially
Significant
fmpact

Less Than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

a) Result in the loss of availability of a known
mineral resource that would be of value o the
region and the residents of the state? (Sourees:
1,2,3,9,10,11)

[

L]

5

b) Result in the loss of availability of a locally-
important mineral resouree reeovery site
delineated on a local general plan, specific plan
or other land use plan? (Sourees: 1)

[

L]

Diiscussion;

There are no known mineral resources of significant value in the City, or categorized as loeally important
within the City that would be lost due to residential development under the current General Plan and the
Housing Element Update. As a result, there would be no irepact fo mineral resources associated with

adoption of the Housing Element Update.

11. Noise
Wonld the project result in:

FPotentially
Significant
Tmpact

L.ess Than
Significant with
Mitigation
Incorporated

Fass Than
Significant
Impact

Ne
Impact

a) Exposure of persons to or generation of noise
levels in exeess of standards established in the
focal general plan or noise ordinance, or
applicable standards of other ageneies?
(Sources: 1,9, 1)

[

[

X

b} Exposure of persons to or generation of
excessive groundborne vibration or groundborne
neige levels? (Sources: 1, 9, 10)

e} A substantial permanent increase in ambient
noise levels in the project vicinity above levels
existing withoul the project? {Sources: 1, 9, 10)

d} A substantial temporary or periodic increase
in ambient noise levels in the project vicinity
ahove levels exisling without the project?
{Sowrees. 1,9, 10)
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e) For a project located within an airport {and
use plan oz, where such a plan has not been L] ] L] X
adopted, within two miles of a public airport or
public use airport, would the project expose
people residing or working in the project area to
excessive noisc levels? (Source: 1)

f) For a project within the vicinity of a private
airsirip, would the project expose people ] ] ] 12}
residing or working in the project area to
gxcessive noise levels? (Seurce: 1)

Discussion:

The Housing Element Update contains Implementation Programs which have requirements to reduce
noise impacts on residents {e.g., code enforcemennt, residential rehabilitation loans, condominium
conversion regulations}. Since new residential development must be consistent with currest noise
regulations and standards, the Housing Element Update will not result in the exposure of persons to or
generation of noise Jevels in excess of standards established in the general plan, noise regulations, or
applicable standards of other agencies. The same is true regarding the exposure of persons fo or
generation of excessive groundbore vibration or groundborne noise levels, and for the same reasons.
Changes from the 1995 Housing Element primarily relate to special needs housing (homeless, transitional
and supportive housing, ete.}, which is primarily non auto-generating. The location of homeless facifities
(required under SB2) requires a facility 1o be located within one-quarter mile of a transil stop. These
facilities generate minimal traffic and potential noise impaets. When construction occurs, noise
regulations are in place to reduce fo a less than significant level any substantial temporary or periodic
ncrease in ambient noise levels in the City. Based on the above, the Housing Element Update would
result in no impact or less than sigaificant impact to the noise environment or on future residents of the
housing that may be constructed,

12. Popalation And Housing

Would the project:
Potentially f.ess Than Less Than No
Significant Significant with | Significant {mpaut
Impact Mitigation Impact
Incorparated

a3 Induce substantial population growth in an
area, either directly {for example, by proposing | [] L] & L]
new homes and businesses) or indirectly (for
example, through extension of roads or other
infrastructure}? (Sources: 1,2, 3, 4, 16)
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b) Displace substantial numbers of existing
housing, necessitating the construction of ] ] M X
replacement housing elsewhere? (Sources: 1, 2,
3,4)

¢) Displace substantial numbers of people,
necessitating the construetion of replacement [ M M 5
housing elsewhere? (Sources: 1, 2, 3, 4)

Digcussion:

The Housing Element Update utilizes the Association of Bay Area Government’s (ABAG) Regional
Housing Needs Allocations (RHNAs) for the 1999-2006 and 2007-2014 planning periods. Minimal
population growth is projected in the General Plan. Since the Housing Element Update is consistent with
the General Plan, it will not induce substantial population growth in an area, either directly (for example,
by proposing new homes and businesses) or indirectly (for example, through extension of roads or other
infrastructure). The Housing Element Update proposes various housing programs to assist in providing
housing for low and moderate income households, Therefore the Housing Element Update would likely
not displace any existing residents, but would facilitate adequate housing for City residents.
Implementation of the updated Housing Element will create a positive impact by addressing population
and housing needs.

The Housing Element Update demonstrates the City could accommodale 165 new residential units within
the current planning period. This represents a 4% increase in the number of housing units which is 4,112
based on the 2010 Census. Some of these units (24 unifs) arc existing liveaboards and accessory dwelling
units, which further decreases the potential for any significant impact from increases in population. If all
of the residential units are developed, the population would be anticipated to increase by 281 people
(based on 1.7 persons per household) for a 4% increase over the existing popuiation of 7,061.

The Housing Element Update will not displace substantial numbers of existing housing or people,
necessitating the construction of replacement housing elsewhere. Based on the above, the Housing
Hlement Update would result in no impact or less than significant imzpact to the population and housing
environment, or on future residents.
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13. Pablic Services
Poteniialy Less Than {.ess Than No
Significant Significant with | Significant fmpact
Tmpact Mifigation Impact

Incorporated

&) Would the project result in substantial adverse | [ ] ] X 7

physieal impacts associated with the provision :

of new or physically altercd governmental

facilities, need for new or physically altered

governmental facilities, the construction of

which could cause significant environmental

impacts, in order to maintain acceptable service

ratios, Tesponse times-or other performance .

objectives for any of the public services:

Fire protection? (Sources: 1,2, 3, 4) N [ X ]

Police protection? (Sources: 1, 2, 3, 4) i ] X N

Schools? (Sourees: 1,2, 3, 4) ] L] X ]

Parks? (Sources: 1, 2, 3, 4) ] L] X [

Other public facilities? (Sources: 1, 2, 3, 4) 1 I X ]

Discussion:

All potential impacts to public services, including fire and police protection, medical aid, schools, parks,
maintenance of public facilities and other governmental services are considered in the Housing Element

Jpdate in determining whether a housing site is availabic for and appropriate for development. The
Housing Element Update evaluates the zoning, the slope and topography, whether the sile is sufficiently
served by public facilities, such as sewer and water, and whether there are environmental barriers 1o
development. The estimated unit capacity is based on all applicable land-use controls and site
improvement requirements, including standards such as maximum lol coverage, height, open space, and
parking.

Since all housing sites arc consistent with the current General Plan and Zoning, the Housing Flement
Update will not result in substantial adverse physical impacts associaled with the provision of new or
physically allered governmental facilities, need for new or physically altered governmental facilities, the
construction of which could cause significant environmental impacts, in order 10 maintain acceptable
service ratios, response limes or other performance objectives for any of the public services listed above
{fire, police, parks, schools and others). For sites identified as being underdeveloped, the projected
development considers existing development trends and site redevelopment potential. Al new
development projected under the updated Housing Element and special needs housing policies and
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programs are consistent with the service levels established in the General Plan and zoning standards.

Based on the above, the Housing Flement Update would result in no impact or less than significant
impact 1o public services.

4. Recreation

Potentially FLess Than Less Than Ne
Significant Sigrificant with | Significans impact
Impact Mitigation Impact

Incorporated

2} Would the project increase the use of existing
neighborhood and regional parks or other 1 ] X ]
recreational facilities such that substantial
physical deterioration of the facility wonld oceur
or be accelerated? (Sources: 1, 2,3, 9, 10)

b} Does the project include recreational facilities
or require the construction or expansion of ] 1 X ]
recreational facilities that might have an adverse
phvsical effect on the environment? (Sources: 1,
2,3,9, 10}

Discussion:

The Housing Element Update will not expand the area in which development is permitted under the
General Plan or Zoning Ordinance. All development analyzed in the Housing Element Updale is in areas
already designated for residential, mixed use, or public institstional development. lmplementation of the
Housing Elemertt Update will not increase the use of existing neighborhood and regional parks or other
recreational faciities such that substantial physical deterioration of the facility would occur or be
accelerated.

The Housing Element Update will not resull in recreational facilities or require the constzuetion or
expansion of recreational facilities that might have an adverse physical effect on the environment. The
availability, maintenance, and management of park and recreation lacilities are covered under the General
Plan and the Capital Improvement Program. No specifie recreational facilities or the construction or
expansion of recreational facilities that might have an adverse physical effect on the environment are
included in the updated liousing Element. Development under the Housing Element Update is consistent
with the General Plan, and current zoning designations and, therefore, will not generate a significant
impact on the recreation needs.

Based on the above, the Honsing Element Update would result in no impact or less than significant
impact on recreation,
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15, Transportation/Traflic

Would the project:
Potentially Less Than Less Than Ne
Sipnificant Significant with | Significant Impact
Tmpact Mitigation Impact
Incorporated

a) Conflict with an applicable plan, ordinance or
policy establishing measures of effectiveness for [ [ ] X<
the performance of the circulation svstem,
taking into account ail modes of transportation
including mass transit and nos-motorized iravel
and relevant components of the circulation
gystem, including but not limited fo
inlersections, streets, highways and freeways,
pedestrian and bicycele paths, and mass fransit?
{Sources: 1, 2,3, 4,5)
b) Conflict with an applicable congestion
management program, inciuding, bul not limited | [ ] [] ] X
fo lovel of service standards and travel demand
| measures, or other standards established by the
county congestion management ageney for
designated roads or highways? (Sources: 1, 2, 9,
10)
¢) Resulf in a change in air traffic pattesns,
including either an increase in traffic levels or a [ Pl L] N
change in location that resulls in substantial
safety risks? {(Sources: 1, 2,9, 1)
d} Substantially increase hazards due fo a design
feature {c.g., sharp curves or dangerous L] M L] X<
intersections) or incompatible uses {e.g., farm
equipment)? (Soarces: 1,2, 9, 10)

e} Resulf in inadequate emergency access?
{Sources: 1, 2, 9, Y

) Conflict with adopted policics, plans, or
programs regarding public fransit, bicycle, or (]
pedesirian facilities, or otherwise decrease the
performance or safety of such facilities?
{Sources: 1,2, 9, 1)

|
]
[ ]
X

N
X

Discussion

Approval of the Housing Element Update will not cause an increase in traffic which is substantial in
relation to the existing traffic load and capacity of the street system {i.¢., result in a substantial increase in
cither the pumber of vehicle frips, the volume to capacity rafio on roads, or congestion at Intersections).
The Housing Element Update will not expand the area in which development is permitted under the
General Plan or Zoning Ordinance. Two selectled parcels within the ON-1 (mixed use
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commercial/residential) District would be allowed to be developed without a commercial component.
Additionally, new construetion of levels above the ground level on parcels in mixed use
commercial/residential zoning districts wonld be limited to residential use and there would be a
prohibition of the conversion of existing upper level residential use 10 commercial use. There would be no
change to the maximum allowed density on any parcel with the Housing Element Update, All
development analyzed in the Housing Element Updale is in areas already designated for residential,
mixed use, or public institutional development.

Project specific impacts that conld result from residential development under the Housing Element
Update will be evaluated on case-by-case basis through an appropriate level of envirosmental review
under the California Environmental Quality Act as projects come forward. Al development analyzed in
the Housing Element Update would be consistent with the General Plan and current zoning standards,
The Housing Blement Update wili not increase hazards due to a design feature, result in inadequate
emergency access, or conflict with adopted policies, plans, or programs supporting alternative
transportation. Based on the above, the Housing Element Update would result in no impact on
transportation/irafic.

16. Utilities And Service Systems

Woeuid the project:
Potentially Less Than Less Than Ne
Siguificant Significant with | Significant Tmpaet
Dapact e i
Mitigation Impact
Incorporated

a) Exceed wastewater freatment requirements of
the applicable Regional Water Quality Control | ] M N X
Board? (Sources: 1, 16)

b) Require or resull in the construction of new
waler or waslewaier freatment facilities or L] [ M X
expansion of existing facilities, the construction
of which could cause significant environmental
effects? (Sowrce: 1)

¢) Require or resuit in the construction of new
storm water drainage facilities or expansion of | [ ] [] N 4
existing facilities, the construction of which
could cause significant environmenlal effects?
{Source: 1)

d) Have sufficient water supplies available to
serve the project from existing entitlensents and 1 [} M [ 5
resoutces, of are new or expanded entitlements -
needed? {Sourge: 1)

¢) Result in a determination by the waslewater
treatment provider which serves or may serve ] L] L] =
the project that it has adequate capacity to serve
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the project’s projected demand in addition to the
provider's cxisting commilments? {Source: 1)

1) Be served by a landfill with sufficient
permitied capacity to accommodate the project’s
solid waste disposal nceds? (Source: 1)

g) Comply with federal, state, and ocal statules
and regulations related to solid waste? (Source:

D

The Housing Biement Update will not expand the area in which development is permitted under the
General Plan or Zoning Ordinance. All development analyzed in the Housing Element Update is in areas
already designated for residential, mixed use, or public institutional development. AH new development
under the Housing Element Update would be consistent with the General Plan and zoning standards.,
Therefore, the Housing Element Update will not (a) cxceed wastewater {reatment requirements, (b)
require or result in the constrnction of new water or wastewater treatment facilities or expansion of
existing facilitics, the construction of which could cause significant environmental effects, or {¢) require
or result in the construction of new storm water drainage facilities or expansion of existing facilitics, the
constructzon of which could cause significant environmental effocts. With the above policies associated
with land use, impacts to the community as a result of implementing the Housing Flement Update are Jess

than significant.

Based on the above, the Housing Element Update would result in no impact on utilitics and service
systems, including compliance with federal, state, and local statiutes and regulations related to solid waste.

Mandatory Findings OF Siguificance

Potentially
Significant

Impact

Less Than
Significant with
Mitigation
Incorporated

Less Than No
Significant frmpact

Impaet

a) Does the project have the potential fo degrade
the quality of the environsnent, substantially
reduce the habitat of a fish or wildlife specics,
cause a fish or wildlife population fo drop below
self-sustaining levels, threaten o eliminate a
plant or animal community, reduce the number
or restricl the range of a rare or endangered plant
ot animal or eliminale important examples of the
major periods of California history or
prehistory?

L]

]

L] X

b) Does the project have impacts that arc
individually limited, but cumulatively
considerable? ("Cumulatively

X ]

HES/ND (GPA/ENV 12-117)
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considerable” means that the incremental effects
of a project are considerable when viewed in
connection with the effects of past projects, the
effects of other current projects, and the effects
of probable fitare projecls)?

¢} Does the project have environmenial cffects
which will canse substantial adverse effectson [ [] M _ [ 5
human beings, either directly or indirectly?

Piscussion:

The Housing Element Update will not expand the area in which development is permitted under the
Gernteral Plan or Zoning Ordinance. All developimnent analyzed in the Housing Element Update is in areas
already designated for residential, mixed use, or public institutional development. All new development
urder the Housing Element Update would be consistent with the General Plan, zoning designations.
Development would occur consistent with current regulations and development review procedures. Thus,
the Flousing Element Update does not have the polential fo degrade the quality of the enviromment,
substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop
below seil-susiaining levels, threaten 1o eliminate a plant or animai community, reduce the number or
restriet the range of a rare or endangered plant or animal or eliminate important examples of the major
periods of Califernia history or prehistory. As aresult, adoption of the Housing Element Update will
create No finpact in this category,

Any housing developmeoent analyzed in the Housing Element would not be of a higher density than is
allowed by the currenl General Plai and Zoning Ordinance. Two sclected parcels within the CN-1 (mixed
use comunercial/residential} District would be allowed to be developed without a commercial component.
Additionally, new construciion of fevels above the ground level on parcels in mixed use
comnercial/residential zoning districts would be limited to residential use and there wonld be a
prohibition of the conversion of existing upper level residential 1se to commercial use. No new sites for
additional residential development are added, nor is the density increased on any sites from that in the
General Plan or Zoning Ordinance.

The Housing Element Update carries forward many of the programs contained in the 1995 Housing
Element and is consistent with other City policies related to environmental protection. The Housing
Element Update better addresses special needs populations. The limited modifications contained in the
Housing Element Update will creale impacts which are Less Than Significant or non-existent (i.e., No
Impact) on an individual basis as described in the above analysis, 1n addition, the limited modifications
conlained it the Housing Elemert Update will create impacls which are Less Than Sigaificant on a
cumulative basis since the development allowed pursuant 1o the Housing Element Update is consistent
with the General Plan, Marinship Specific Plan, and Zoning Ordinance. Furthermore, 1he amowy of
residential development that would be allowed snder the Housing Element Update is the same or less as
the amount of development analyzed in the General Plan EIR and the impacts of that development have
been disclosed, analyzed and mitigated to the extent feasible in the General Plan FiR.

The Housing Flement Updale will not have environmental effects that will canse substantial adverse
effects on human beings, either directly or indirectly related to potential housing sites. As a result, there
is No Impact for this Finding of Significance. The Housing Element Update is alse consistent with and
the California Department of Finance and ABAG projections for Sausalito. The updated Housing Element
contains updated statistics and analysis of housing issues per State law, which provides a more up-to-date
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foundation for future planning. Impacis to all of the City’s resources are therefore considered less than
significant.

Based on the above, the Housing Element Update will result in No Impacts or Less Than Significant
Impacts on issues dentified in the Mandatory Findings of Sigaificance.

PACDIWPROGIECTS - NON-ADDRESS\GP AV GPAENY 12-117 - Housing ElementiEnvironmentallIES-N Fipal - CC Review Prafd 10-
.12, doe _
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E. COMMENTS AND RESPONSES

This section lists correspondence and comments as well as responses to the respective correspondence and
comments regarding the Housing Element Update Initiad Environmental Study / Negative Declaration, Public
Review Draft dated July 2612, The public comment period ran from huly 23, 2012 fo September 5, 2012,

Written Correspondence and Responses

June 13, 2612 Planning Commission Public Hearing
Taly 25, 2012 Planning Commission Public Hearing
August 22, 2012 Planmng Cornmission Public Hearing
September 5, 2012 Planning Commission Public Hearing

SE e TR e

Terminology:

CEQA: Califorvia Environmental Quality Act

EIR: Environmental Impact Report

IES/ND: Initial Environmental Study / Negative Declaration
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Written Correspondence and Responses
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Response to John Flavin, 129 Prospect Avenue, Letter received May 23, 2012

The commenter posiis that it cannot be fairly argued that the project may not have a significant
environmental effect. The letter lists several impacts that the Housing Element could create, including
traffic and parking, sewer capacity, storm water capacity, and mentions that there are issues raised by
rising water levels, and wildlife and vegetation.

The ‘project” being analyzed under the California Environmental Quality Act (CEQA) is the Housing
Hlement Update. It is a policy document, and while sifes suitable for housing are required to be identified by
State Housing Element law, no actual development projects are being proposed as part of the [Housing
Element. Therefore no traffic, noise, biclogical, view, etc. impacts, which are specific physical impacts of
fiture projects, are created through the adoption of the Fousing Element doeument.

The Housing Element has remained sensitive to rising water levels, wildlife and vegetation, by not identifying
or rezoning any potential housing sites in the Marinship or areas designated as Open Space in the Zoning
Ordinance.

Staff and consultants have worked closely with the Housing Elemertt Task Force, Planning Commission, and
City Council to ensure that the Housing Element does not propose programs that would increase the
residential density of Sausalilo beyond what is currently allowed by the General Plan and Zoning Ordinance.
Therefore, no significant impacts are being identified beyond what has been already identified and mitigated
under the existing General Plan and its FIR,

The commenter stated that CEQA reviews will be negated for certain projects under Senate Bill 375.

SB 375 is being implemented in the Bay Area. While it is true that SB 375 would create CEQA
streamlining measures for certain types of transit-oriented housing projects, however, none of the CEQA.
streamlining measures would apply to Sausalito, as the City is nol identified to be in a “Transit Priority
Area” (TPA) or “Priorily Development Area” (PDA}. Therefore the CEQA streamlining process would
not be appiied to housing projects in Sausatito.

The commenter has stated that the Housing Element is the only opportunity for an assessment of the
envirommental impact of the proposed addition of so many wnils to owr small community.

The envircumental review of the Housing Element is not the only opporturity for an assessment of the

- environmental impact of fulure proposed projects. Future proposed projects will need to go through the
necessary development review process, including review against the General Plan, Zoning Ordinance, design
review, and environmentai review. This is stated in the IES/ND. -

The following wording has been added 1o the penuitimate paragraph on Page 2 of the IES/ND to clarify
that the document only applies to the Housing Element Update and not (o future projects, which need to
undergo environmental review as required by CEQA, and the City’s required zoning and design review
process.
“This TES/ND applies only to the Housing Element Update and does not apply to actual housing
projects that may be proposed in the future, including those that are proposed as a result of
Housing Element policies and programs. Any actual projects that are proposed must still undergo
environmental review as required by CEQA, and the City’s required zoning and design review

process.”
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Furthermore, the “housing units” stated in Chapter IV and the Site Inventory of the Honsing Element that
fulfil the Regional Housing Allocation Needs are not proposed housing units, Rather, they are an indication
of the mumber of potential housing units that the City has the capacity to accommodate under its existing
General Plan and Zoning Ordinance sfructures.
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Response to Thomas Roedoc, Email received June 11, 2012

The commenter states that parking and fraffic have been difficult in his neighborhood (Old Town), which
would typically be explored in an EIR.

The commenter states that he has heard that there are infentions to waive or delay the (EIR) veport (for
the Housing Element), and believes that this is to distract from the fact that affordable housing can
sonetimes be exempted front such a review,

Tratfic impacts are specific physical impacts of futire housing projects, and are 1ot ereated through the
Housing Element document as it is a policy document. No actual development projecits are proposed as part of
the Housing Element.

Existing parking and traffic circumstances, inetuding those caused by tourism, should be analyzed separately
when the City revisits its Circalation Element in the Tuture,

An Environmental Impact Report {EIR) is not the appropriate environmental review decument for this
Housing Hlement Update. Based on the Initial Environmental Stody, it was determined that the proposed
Housing Flement Update could not have a significant effect on the environment, and therefore a negative
declaration has been prepared. As the Housing Element does not propose an increase in residential density
beyond what is carrently allowed by the General Plan and Zoning Ordinance, 1he level of development
potential deseribed in the Housing Element Update is therefore consistent with the General Plan and #s IR,
which found no unmitigated cumulative impacts,

While categorical exemptions are allowed under CEQA, there is no categorical cxemption for a affordable
housing project. Only project-specific factors could possibly eause an affordable housing project 10 be exempt.
For example, if a proposed affordable housing project already had pre-existing units and was analyzed 1o have
no possible significant impacts in areas such as traffic and sewer, it conld be exempt under CEQA. i another
affordable housing project requested the demolition of 2 historic building, that project could be determined to
have a sigpificant impact.
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Response to Christine Purbin, 2™ Street resident, Ema# received Jane 12, 2012

The commenter states that the Negative Declaration would bypass a cumulative Environmental lmpact
Review, which the commenter understands to mean that all development could proceed without
considering the envivonment and the Bay. The commenter is in faver of a cunndative Environmental
Impact Review being completed prior to any new building in the City.

Clarification of terminclogy: Environmental review refers to all levels of the examination of potential impacts
of a project. The California Environmental Quality Aet (CEQA) governs this process. If a projeet does not
quaiify for exemptions allowed under CEQA, an Initial Study (aka, Initial Environmental Study) is prepared
to determine whether there are significant adverse impacts, resulting in a Negative Declaration or a Mitigated
Negalive Declaration. If there are significant adverse impacets that cannot be mitigated 1o a less-than-
significant level, an Environmental Impact Report (EIR) would be prepared for the project. Projects may be
determined fo fall into any of these categories on a case-by-case basis, and an FIR is not a blanket approach
for the environmental review of any project.

Both the Initial Environmental Study and the EIR documents are required to consider eurnulative impacts. In
this case, ihe level of development potential deseribed in the Housing Flement Update is consistent with the
General Plan and its EIR, whieh found ne snmitigated cumslative impacts.

A Negative Declaration for the Housing Element does not mean that future proposed projeets will not be
analyzed for environmental impaets. Future proposed projects will still be required by to go through the
standard development review process, including review based on the General Plan, Zoning Ordinance, design
review, and environmental review as required by State Law (CEQA). This is stated in the IBS/ND,

The following wording has been added fo the penultimate paragraph on i-"agf:'fz of the IES/ND 1o clarify
that the document only applies to the Housing Element Update and not fo future projects, which need to
undergo environmental review as required by CEQA, and the City’s required zoning and design review
process. '

“This HIS/ND applies only to the Housing Blement Update and does not apply to actual housing
projects that may be proposed in the future, including those that are proposed as a result of
Housing Element policies and programs. Any actual projects that are proposed must still undergo
environmental review as reguired by CEQA, and the City’s required zoning and design review

process.”
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desser st o us here, 1w fiad wabled 1o e In  Nghly dense whan ares vie would heve moved o San Faanclsos, The new housing

Flement propossl i en affiontio th 208 poople whe signed the st pafifion to slop over developmant s s of O Town commercs
are e 75 prople whe allended e insl dliy councl mesling, This s madnese,

L Town shouly be eschided Tiom revoning, Ot Town i dense snaugh, Many of us favor theughiilly developed affardable housing,
ud the impact on our commuelty must be faken info seeount, '

Hare ara e [easiig]
= Tharewl be 2 subwantial negalve impect on privseny viows resuffing I decressed fome vilues | devastating effecds on pemer
{nancial stuations , and resftor eonms,

s Pesking problems : te addifion of 12-38 sew cars wil citfcally oxacernate already crowded siwels,
Thee Boy! East side of 29 strset has an eatimated 18 unils without priing whnse residenls already Rave 1o use strest garking i
U Tomers, . Adting High density ousing parking ressds b this overerowden ares witl parking of bl impossible for 20 residents,

» 2% St elready dangerogs, conslristed, and songested with cars usally golng over he speed ol Increasing rasidsnts ardf
acding bigh density fandias witf childien wit waats sonifioant .
sakgly consems,

»  The Sausalitn geners] plan slates that this sres's buldings should be commerdish and residental, Ve witl lose and tce!
aelghbinend serving busingssss and sendoes | Adding residential unts witwmt these serdoes vl nof make for 2 weltahls
comimniy, bud force eugent and sdditional resients info cars. Bausalily's commaroial vacaney re last year was apdy 7. Lasing
fese Msness spaces wil ceduse loca! serdoes, luge busingsaes, and raduce and our tax base,

= Bavironmentsl brpatt inen slready cheely setfed nelghborcod wil be nagalie -
Chur sewers we ol over capaity and wii be adversely affected
frersased stesd and beseh frosh will erder the Bay,

Inpeases rasidantal densly will have ragative impact o ancesy Ty emansensy vehicles fnetoy siest with ne shatider)

These will be w negalive inpact o geality of e for nelghhors: an incessse i nolee , commadion and & decronss I bay s,
. arid zerenily ' ¥ '

il

»  Lame sy sies are ool of conted wilh e character of the nelghbadinod = we should presenve the historcs) sharacier,
sgrently, and charm of Oid Town, Sausaite's originel seiliement and e galeway to our isters downlown, :
+ Mo stale sy mandales s iy unis, and B states B housiny slement should rafient e demopaphic of e nosd sren,

Sasselite's demographic i 1.8 people per lousing i, -
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»  Lund -use legat counsel has advised that once sites are approved by the ity as “feasible” and passed onfo fhe State (with
boruses and Incentives) there is fitie the City or residents san do to uphold standard resticlions snd stop developers. in facl, the
Stele dictates that once a sits s desigraled, snormssive ncentives, neluding matketing events {o stiowlale infersst from
aavelopers, refaxation of bullding, zoning, sethack and parklng standards, must be provided slong wih expedited building design ;
reviews, With backing from the Stele, & developer wil overcoine any loosl

HUAMU new zonlg will decrease Old Town's qualily of Bfe and should not be considerad feasible. il farever negatively changs ;
the characier of Sausgalilo, i

The recent ADU {aecessary dwelling unit! granny tnif) working group approvad of the obstraction of 10% of a nelghbor's primary
vigws in oeder to bulld ABUS ks alse egregious,
Wil the City refund 18% of the offended property owners home value as resull of thg view boss?

The new proposat pleces the burder of state iaw on small Old Town withou! addressing the problesss it will catise nor fhe negative
impact on the guality of our fives. Gty Courcil disected M Group, Clty Staff, and the Housing Element Task Force to find low
impact strategies. ADUs ohstrucling 16% of o views and high densily development of 2981 s nol low impact; itls Wgh impact,

= The General Plar's Housing Flement Poliey H-1.3 Public Partichation slafes the clfy must encourage a high degres of public
awarenass and iwolvement from afl economic segments of he aemrmunity, No resident Inpal was scught on these shes. Mo
ragident workshops were done,
Qur community had only 2 weeks notice sboul ihe first Ol Town rezoning proposal aid 4 days notice about the second,

You weré slecled {o represent us. | naively assurma this means caring for our qualily of §fe as opposed o desiroying our fown with
overdevelopment, -

s Please refect any propossl fo rezone Old Town.
s Please compielely rernove 2% Street sifes from the Housing Element feasible fist, and _
> Please restors cur view presenvation fo 100% as it is now.

o |vespecifully request a cumulalive BIR (endronmental impact repont) ot he entlre housing elerent proposal , not a case by case
detayed evalualion.

Bingaraly,

Jann dohnsan

1 2 5t
HS/ND (GPA/ENY 12-117) Approved Cefober 9, 2612
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Response to Jana Johnsen, 361 2nd Street, Email received June 12, 2012

The Commenter states that M-Group, City staff, and the Housing Element work group is set on destroying
the character of Sausalite which drew most residents fo the City, and that the Housing Element proposal
iy offensive to the many residents.

Staff and consultants have worked closely with the Housing Element Task Force, Planning Commission, and
City Council to create a Housing Element that does not propose policies or programs that would increase the
residential density of Sausalifo beyond what is currently allowed by the General Plan and Zoning Ordinance,
By achieving a State-certified Housing Element, the current character of Sausalito is protected by encouraging
contextual, small scale in-fill development, and also preventing the Regional Housing Needs Allocation from
becoming cusmlative.

The Commenter states that Old Town should be excluded from rezoning due to its impacts on the
comnumity. The Commenter states several potential negative effects and impacts that rezoning would
brivg

Many of the Commenter’s stalements and concerns are valid. However, this response will make specific
clarifications.

1. .There is no rezoning {i.e., changing the zoning on a parcel from one zoning designation to a
different zoning designation) proposed for the Old Town, or any part of Sausalito. Rezoning
optlions were removed from consideration by the Housing Element Task Force at the November
21, 2011 meeting and have not been reconsidered since.

2. The Housing Element document, including the Vertical Mixed Use {VMU) and Florizontal Mixed Use
{HMU) programs, does not propose an increase in residential density beyond what is currently
atlowed by the General Plan and Zoning Ordinance,

3. The Housing Flement Update is a policy document, and while sites suitable for housing are required
to be identified by State Housing Element law, no actual development projects are being proposed
as part of the Housing Element,

4. The Housing Element document states in Chapier IV, B-6, that land designated for residential use
can be linked up to the existing Infrastructure grid easily, including sewer and water lines, streets,
and storm drains. There is no shortfall anticipated during the 2009-2014 planning period in the
ability of the Sausalifo-Marin City Sanitary District {SMCSD) to provide necessary public services.
While the SMCSE has been working on upgrading s sewage treatment planis, it is recognized that
existing private later sewer lateralks on private properties need to be repaired.

5. State law (California Government Code 65583) mandates the analysis of housing needs and
provision of housing for large families, defined as 5 or more persons. This is discussed in Appendix A,
5c of the Housing Element.

6, Once sites are identified in a Housing Element, it does not mean that the City ioses #s zoning review
and approvai powers with futurg proposed projects on those sites. All proposed projects will need to
go through the necessary development review process, including review based on the General Plan,
Zoning Ordinance, design review, and environmental review. The Housing Element site inventory
also offers a significant 88% buffer over the State-required Regionat Housing Needs Aliccation
number, and therefore no particular site development application will be required to be approved
based on the Housing Element,

ES/ND (GPA/ENY 12:117) ' Approved October 9, 2012
Housing Element Update Page 43

Item 1 - Exhibit C - Page 53 of 78



7. Staff has confirmed that the Accessory Dwelling Unit {ADV) working group is no longer
considering any percentage of obstruction of a neighbor’s primary view for an A,

8. Notices for the original sites considered for rezoning were sent out on September 28, 2011, The
sites were discussed at the Housing Element Task Force public meetings, and all sites were
removed from rezoning consideration by November 21, 2011.

Notices for the four original Mixed Use Opportunity sites {which was {atér termed HML)
including two Second Street sites were sent out on May 1, 2012, Four public hearings from early
May to mid-fune were held regarding HMU and VMU, VMU app%zes o all mixed-use zoning
districts in the City that allow residential,

IES/ND {GPAJENV 12-117) Approved October 9, 2612
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Lilly Behinging

Frarm; tiark Rushiord ferveshivrd@falencond

Senh Tuesdsy, June 12, 2312 £43 P

To Juramy Graves; Lifly Schinging Mike Kelly: Jonathan Leone; Herb Weiner, Carolyn Pord; Unds Pluifer; Debible Paghiary;
iary Wagner, Adam Politze

Fubjnch: Honiging Hemart Oetisions far 018 Town and elsewhers in Sapsaite

Helloatosll -

Fam a resident of the Hurricane Gulch area, have been there for 9 years, and have attended
previous meetings about this issue.

i now understand that the vehament protests from some of the 80 people who showed up
{not one of them in favor of the project} to bringing more congestion and housing density to
Old Town and other areas as protested in the meeting held at the city on 5/22 was not heard
by the city councll, 1 was there and it sounded like there was good understanding and
progress i the time,

Wae lve it a special area with a unique fabric of business and commercial, Lcan’t imaging how
further congestion and the rezoning that's being suggested would Impact the area in any way
ather than negatively - and to o slgnificant degree. Views could also ba impacted.

As g real estate agent - | can tell yvou that potential buyers and sellers are very concerned
-about this particular issue. 1's put a few of them on the fence as 1o whather it will be feasible
to purchase in an area where Views currently exist only to see them eradicated after they have
curchased, And sellers are just as concerned slnce we've always been assured that our views
are orotected yet suddenly it seems that no longer may apply. Even if views were to not be
impacted the congestion, makeup, and community of Qld Town would be adversely affected
thus causing the same negalive impact on home value and desirability in the area as if views
ware removed. Nelther s accepiable.

The suggestion of using Marinship was an excellent one and is the one that should be
pursued. Finally | think a Cumulstive Envirenmental Impact Review, as has been suggested by

othars, is a key element to being able to make an informad decision,

Thank you for your time,

tark

Map RUSHEDRD | fweiioe ] DRESIAG01LE -
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Response to Mark Rushiord, Resident of the Hurricane Gulch area, Email received June 12, 2012

The Commenter’s email is based on the assumption that rezoning is being proposed for Old Town. The
Commenter discusses views, congestion and character, which are importani topics for Old Town
residents.

There is no rezoning proposed for the Old Town, or any part of Sansalito. Rezoning options were
removed from consideration by the Housing Element Task Force at the November 21, 2011 meeting and
have nol been reconsidered since,

The Housing Element document, including the VMU and HMU programs, does not propose an incresse in
residential density beyond what is currently allowed by the General Plan and Zoning Ordinance.

The Commenter mentions that Marinship should be considered for housing, and a cumulative
Envirarmental Inpact Review is important fo making an informed decision,

"The Marinship has been discussed at previous meetings. Due to ground stability issues, flooding, voter-
approved land use restrictions and potential changes to conununity character, the Planning Commission and
City Council have been reluctant to consider any part of the Marinship at this time for housing.

An Environmental Impact Report (EIR) is not the appropriate environmental review document for this
Housing Element Update. Based on the Initial Environmentat Study, it was determined that the proposed
Housing Element Update could not have a significant effect on the environment, and therefore a negative
declaration has been prepared. As the Housing Element does not propose an increase in residential density
beyond what is currently allowed by the General Plan and Zoning Ordinance, the level of development
potential described in the Housing Flement Update s consistent with the General Plan and its EIR, which
found no unimitigaled cumulative impacts.

ES/ND (GPA/ENV 12-117) Apptoved October 9, 2012
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Lilly Schinsing . ' H
From; st K {rskek @hotroail comd
Senk: Wednenday, June 13, 2052 434 Pl : :
to Lilly Schinsing !
suhisct IR snst be complated

I strongly oppose eny action which avoids a complete EIR for any part of the Housing Blement draft/project . Sausalito is
a very smalt and unique space. Frankly in my opinlon the HCD requiremient has no place hére at ail. The principle behind :
it may be sound but the RHNA misguided. To further potentially degrade our communtty by not completing an EIR for : i
the propesat as a whole or any Individual project i a disservice to the people who have made this community home,

Susah Samols
145 Prospect fvenys
Lausalito

TES/ND (GPAENV 12-117) " o Approved October 9, 2012
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Response to Susan Samois, 145 Prospect Street, Ema# received June 13, 2612

The Commenter states strong opposition to any action which avoids a complete EIR for any part of the
Housing Element draft or project,

An Environmental Impact Report (EIR) 1s not the appropriate environmental review document for this
Housing Element Update. Based on the Initial Environmental Stady, it was determined that the proposed
Housing Flement Updale could not have a significant effect on the environment, and therefore a negative
declaration has been prepared. As the Housing Element does not propose an increase in residential density
beyond whal is currently allowed by the General Plan and Zoning Ordinance, the level of development
potential described in the Housing Flement Update is consistent with the General Plan and its EIR, which
found no vomitigated comulative impacts.

IESAND (GPAENY 1228 Approved October 9, 2012
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Lty S\:hinsinﬁ

From: Karry Headingtan keryheadington @gmel com]

ety Friday, s 22, 2042 957 Ak

Tou Lilly Sehinsing

Suhjert: Ewd: Public Coramant: Plannlng Cormeplsthon Raview of Houslng Hlament Nogattve Daciaration

From: Kerry Headingtor <wrnvbeadington@email. com>

Duage: Fri, Jun 22, 2012 at 12:39 PM

Sulject Fublic Convment: Planning Conunission Review of Housing Blemert Negative Declaration
To: Ischinsing@el sausalito.cans. JGravesiicl sansalito ca.ps, MWagner@elsmsalito cays,

apolitreriidel sausalifo.cous

‘T'o Sausallio Plarming Commission and Staff:

There ara strong and conflicting opinfons among residents, city officials, and staff regarding the proposed
hegetlve Declaration. In particular, there is concern that if this broad Negative Dedlaration on the
“discrefionary” changes o the Houslng Element is approved, then future development projects that are
proposad wnder the HMU and VMU plans will not have o undergo any environmental review. This Is further
compiicated by SB 3755 loosening of CEQA. '

Residents in Old Town have raised well-justified concerns regarding the impact of high-density development
alorg 2™ Street ony

»  Traffic and safety related to the 2% Street “funnel”
»  Parling

«  Views

= Sewer capucity

-« Alteration of Old Towsy charactey

The residents of Old Town hava spoken up in great numbers about these concerns ~ we cannot have them
ignored, The City must preserve its ability to perform an Environmental Impact Review (EIR) of any project
that is proposed. .

We asl thal the Pranning Commission efther reject the proposed Negative Declaration or add darfication
tenguage that ensures an EIR will be required for any future project, as follows: This Negative Declaration
applies only 1o the changes to the Housing Element under discussion and in no way appfies to actual projects
that may be proposed under tha HMU and YMU plans that are a corponent of these changes. Any actual
arolects that are proposed must still underoe full Ermir_t_;r}r;}_enta-t Impack Review as it relates to CEOA,

[TE R E— 1% e -
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Further, there are fears that SB375 will water down CEQA and aliow projects to proceed with fimited or
expedited Environmental Impact Review and potentially allow projects to circumvent Sausatite’s Design Review |
process, We request that vou ensure that the City preserves its abifity 1o perform £IRs and Design Review on
HMU and YMLU projects by including confirmatory language in either the Negative Declfaration or elsewhere as
aporapriale, :

If the above requests cannot be met, the proposed Negative Declaration should be rejected, | ' ’
Please address these concerns at your upcoming meeting on June 27th,

Thardk you,

Kerry & Geoff Headington

108 37 Street

Old Town Sausalito

TES/ND (GPAENY 12-117) Approved October 9, 2012
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Response to Kerry and Geoff Headington, 108 3™ Street, Email received June 22, 2012

The Commenters are concerned that the Negative Declaration, and SB 3735, will cause limited or
expedited envirommental review and circumvented design review for future projects under the HMU and
VMU, The Commenters have requested language in the Negative Declaration to confirm that future
proposed projects will undergo full Environmental fmpact Review as it relates to CEQA.

The following wording has been added to the penultimate paragraph on Page 2 of the IES/ND to clarify
that the document only applies to the Housing Element Update and not to future projects, which need o
undergo environmental review as required by CEQA, and the City’s required zoning and design review
PrOCESS.

“This IES/ND applies only to the Housing Element Update and does not apply to actual housing
projects that may be proposed in the future, including those that are proposed as a resulf of
Housing Element policies and programs. Any actual projects that are proposed must still undergo
environmental review as required by CEQA, and the City's required zoning and design review
process.” .

An EiR 1s not nccessarily the appropriate environmental review document for all future projects due to
project-speeific factors. Each future project will be reviewed on a case-by-case basis and the appropriate
environmental review document will be prepared.

SB 375 is currently being implemented in the Bay Area. SB 375 would create CEQA streamiining
measures for certain types of transit-oriented housing projects, however, none of the CEQA streamlining
measures would apply fo Sausalito, as the City s net identified o be in a “Transit Priority Area” (TPA) or
“Priority Development Area” (PDA). If Sausalito were in a TPA or PDA, that would allow the CEQA
streamlining process fo be applied to cerlain housing projects.

TES/ND (GPAJ/ENV 12-117) Approved October 9, 2012
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Lilty Scidising H

From: Roszlie Wallace rosabee@sobicnet :
Sent: Wednesday, lune 27, 2082 1104 AM :
To: Lifly Srhinstng Jeremy Grisey Mary Wagren, Adaem Politzer :
Subjeck snvironmental Impact raport

Planning Commission :
ity of Sausalio _ :
420 Litho Strest '
Sausalito, California 94965

RE: Proposed Negative Declaration, California Environmental Quality ACt, for the Sausailo Housing Element
Submission

Dear Commissioners,

I am opposad to the City of Sausalite submilting-the Houslng Elermant fo the State without conducting an
environmental Impact study. | regret | will not be able to altend fonights meeting because of a work
confiict. However, [ would like to siate that I feel this study to be very important a8 T feel that this project can
have great environmental impact on Old Town with vegard to © Parking & traffic, sewer & storm water capacity
as well as issues raised by the rising water levels & the mpact this will have on wildiife & vegetation of both
the Bay & the City of Sausalite. We are alveady soeing an overfoad on oty storm drains duving the rains.

Please mitiale any steps necessary 1o have an indepondent assessment of the proposed Housing Blement on our
mmuch loved commumiy. :

Sinceraly vours,
Rosalie Walluce

P10 West St
rosubeciisonie.net

TES/ND (GPAMENY 12-117) Approved October 9, 2012
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Response to Rosalie Wallace, 110 West Street, Email received June 27, 2612

The Commenter is opposed to the submission of the Housing Element fo the State without an
environmental impact study, as the Commenter feels that the project can have great environmental
impacts on Old Town.

Environmental review has been conducted for the Housing Element Update, however, it has been determined
that a Negative Declaration is the appropriate document to be prepared, and not an Environmental Impact
Report (EIR). This is because the Housing Element does not propose an increase in residential density beyond
what is currently allowed by the General Plan and Zoning Ordinance. The level of development potential
described in the Housing Flement Update is consistent with the General Plan and its EIR, which found no
onmitigated cumulative impacts.

The *project’ being analyzed under the California Environmental Quality Act {CEQA) is the Housing
Element Update. It is a policy document, and while sies suitable for housing are required to be identified by
State Housing Element law, no actual development projects are being proposed as part of the Housing
Element. Therefore no trallic, noise, biological, view, ete. impacts, which are specific physical impacts of
fature projects, are created through the Housing Element document,

WSMND (GPAENY 1217  Approv
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Hilly Sehinsing

Eronn KARER A LEHMER fkocld @aol.com] ;
Sant: Thursday, fuly 1%, 2012 937 AM ’ z
T Mary Wagner Adem Poliizey Jeramy Graves; Lily Schinslng H
o KAREN A LEMNER, eidtownsausalito@gresil com :
Subjoct: Lester rrgarding concerns ahott tha proposed negative BIR Deciarstion from the Hotsing Elemant

H

Please forward this letter 16 the Planning Commissioners: Chalr Stafford Keegin, Vice-Chair Joan g
Cax, Cormmissioner Slan Balr, Commissioner Richard Gragf, Commissioner Bl Wemer, !

To the Planning Commission,

As a resident of Old Town.in particular and Sausalite in general, 1 wanted to state my concems fo you
about the opinion by the Community Development Director that an environmental impact report (EIR)
is not needed or required regarding proposed growth in Old Town.

[ understand that the last time environmental standard were set was 1888, {tis my belief ~ and an
informal opinion by some at the NRDC (Natural Resources Defense Council)- that not doing an EIR
at this time could lay the way open for lawsuits from interested parties in Sausalito {as it has been
used by residenis of other towns), since the 1995 standards are demonstrably out of date with current
conditions in Old Town/Sausalito. There has been an exponential growth in fraffic alone that impacts
Oid Town in particular. | bellsve our current level of safety needs in Old Town would not mast current
State standards if traffic safely conditions created by the present real time mix of oyclist, fourist.
vehicles both car and bus, and locat commuter were considered and applied. Current iraffic safety
standards hardly address this real threat fo public safely as is. Simply applying old rules could be
seen as negligent since we have a known, present and growing threat 1o the public's safety that the
1995 standards do not address. Why not address that possible route of legal challenge by doing an

While the report by the Communily Development Director lists no area with more than a less than
significant Impact in the 18 areas {o be considered, there is such a thing as “cumiilative impacts™
that all these things add up fo a significant cumulative impact on the community under the 1998
guidelines.

The repart states:

In #1 Aesthetic there is impact in ALL 4 fems - not NO impact.

In#3 Alr Quality there is impact in 3 of the & items 1o be considered - not NO impast.
In #4 Biokgical Resources there is impact In Z of the 5 itlems - not NO impact.

In #5 Cultural Resources there is impact in 3 of the 4 #ems - not NO impact.

In #6 Geology and Seils there Is impact in half or 4 of 8 items « not NG impact,

in #7 Greenhouse Gas Emdssions there Is Impact in 1of 2 items - not NO impact.

in #8 Hydrology and Water Qualily there is impact in half or § of 10 items - not NO impact,
in#10 Land Use and Planning there s Impact in 1 of 3 items - not NO impact.

in #12 Noise there s impaci in half or 3 of 6 items -~ not NG impact.

tn #13 Poputation and Housing thers is impact in 1 of 3 items - not NO impact.

in #14 Public Services there is impact in ALL or 8 of 6 items - not NO impact,

15 Recreation there is impact in ALL or 2 of 2 ffems - not NO impact.

TES/ND (GPA/ENY 12-117) ' Approved Qctober 9, 2012
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Interaatingly, it s the opiniof of the Corfimunily Development Di rector that there is NO impact in any
and all fems in #16 Transportation/Traffic, | would draw your attention o the fast item in #16 - ¥
_Conflict with adopted policies, plans, of programs regarding public fransit, bicycle or pedestian
favilities, or otherwise decrease the performance or safety of stch facilities, This area alone is not
heing adequately addressed by the current? 1995 standards as evidenced by the steady ircrease in

‘recordable accidents in the Old Town aréa betwesn cycb%’rs and cyclists, ¢ars aid cyclists, and

pedestians and cyclists, To suggest that even a small number of vehities added to the'load is not.
wirth mvesngatmg for:thefrimpact fo safely to Old Town is d}srespeci‘fu and devaluates the fives of
curtent Old Towh cilizens.- In 1885 wé did not have ‘even haif of the cyelist influx that we sxperience.
riow on a daily basis, lef alone the tsunami of upwards of 35,000 cyclists.over the 2 day weekends
when ofiier tourist fraffic is highest. There are buses both commuiter, local and tourist that nearly

sideswipe cyclists and even pedestrians inthe. area on Main where there ceases o be any kind of
sidewalk to offer safe harborto the eyclists trafling kids behind them or strollers bei ing pushad-let.
alone the pedestrians. It begs the question iow I can be determined that MORE fraffic, more pecple
ih-cafs; defivaries, visitors, 8l can tuly be sonsider to have NOQ (MPACT?E

lrealize th"at an argumerﬁ that suggests thete is grealer density with the addition of mere people

living in & vertical sense s patertly dismissed by-the City Councll majority which seem o congider
density only on an horizontal plane. Butplease, lef's be real. More people - greater density. Or afe

we {0 suggest that these people, these familiés will henestly not have visitors with cars, deliveries by
trucks or cars or even own and have vehicles of thelr oviy where they ive’? Are we to mandaie
pedestrian only families? Ars we to be slre they never open a window and Isf out their own just -
being - human nofse? No parties, ne music, no griling on the patios or baiconies, no by-preduects of
being alive? What are these proposed apartmentsihomes for? Housing ghosts? t tiuly dor't mean fo
be insulting, but {o suggest that more people, however they are stacked, doas 1ot equal greater
density is {0 manipuiate-the defiition of densily fo serve only a politisal or legal need and not the true
meaning of the word.and insults and marginalizes our real world experiences. [ realize we are.
seeking to abide by a political agendallega[ edict sent from Sacramento, but ! will forever : argue that
adding another person o someane's shouldets does impact the guy.on the bottom - orin this case,
the families vhio live abave, below, side-by-side, and acress the strést. Thers most certainly wil be
more traffic, just as there will be mdie nolse, OF to put it another way, less safety on the streels, less
sound of the wind thiraugh the trees of of the birds on thelr branches. People maks nolse and
however careful or considerate the neighhors, you know they are there.

Ultimately, ars we just staring the great slide to-Sausalito going vertical overall? Is Old Town tha firit
step toward alf of Sdusalito being fair game for & higher imit in stoties, in high rises?" To
accommodate Sacramento who believes all towns are equal it gc‘,egrapi*;yjt it could well be- the Goly’
way. we will meet futura edicts. Sholldn't we have the tool of an EIR fo forestall a raflroading;
bulidozing, '_arzd avarios driven devetopment compalny who uses Sacramento's decisions. and out lack’
of previous EiR r@qusr@mentq to grandfather int all they want fo do Inour very desirabie bedroom.
community of San Francisca? Is thatwhat Sausalito will really bacome?

In the very last area of overall questions of the study report, Mandatary F indings of Ssgnli‘“ wance -
thers is impact in 2 of 3 items - not NO impact.

Bis the one area that the Community Development Director said there is nio impact even thotgh tba%
itern deals with the issue of cumulatively considerable. It goes.on to state what Lumuldilve%y
considgerablé means - and by it's definitions i means fhat the incramental effecis of & project are
considerable when viewed in connection with the gffects of past projects, the effects of surrent:

projects and ihe effects of pmbabiy f‘uture projests. I ask. quite sincerely how having some impact,
‘hiowever less than significant the individual tem's sffect may be judged by 1995 standards; in
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ltem 1 - Exhibit C - Page 65 of 78

e o




_TW‘.,% YE of the seveniesh arcas of considération, be vonsiderad less Ehaﬂ LM twa g cms;eﬁ%wbi
- givers the current azr»v«asczrs afy he Old Town area; Iy ovef twesthirds of the 17 aress o be consider
there is enough mpact 1o be mentioned. This i nat NG impset. And 118 more than reasonatle whan
oy have foomention zmpaf‘*ﬁ mnha Eafge Tl O?‘IE’;‘ af areag 4 ba'mnardered ihi t:umu%azwe
consideration should be noled and stidied. The report more than justifies the need foran EIR. -

Chve bast thing, and 1 do appres iate your time in teading such & fome, | do have great vespector
anyune wio gecks 1o do ;*ul:&%u: work and 1 rep resent the Wil of the people for the greatest gond.

would theow. ong othar congidaration this hias vet 1o be addressed for Glr safely sod cerfalnly not
br:*mq conaldered or addressed by e Community i}@vciﬁpme nt Dirscior's réquest ior Meaative
Enviranmmepital Declaration proposal. The Gol den Gale Bridos was lsled bg the Bfate Rit{xmgg
General né one of fhe prime trgels when it comes o poténtlal terrorist acts. Sausaliic s This fail end
of what solld be considered a peninsula wars Jt not fof the GGE. Should there svery be gy Toident
thiat closad {he GGB- i&r’ Ay extded period of time, is ere an-evacustion roue sutficlent o handis
c:auz g;@;:;u;atm wmsiy a5 sxials iaf:iags Orwhataf the notharn route was ot off to ue out of lown? In
- cass, oould aﬁm;mia safety, secumy and’ hesifh servics vehittes re spond fo curneeds: from
greas, sinee wi have onevery good | Bt anly ghefire Sﬁ&ti{}ﬂfpﬂittﬁé siation in town and they
need soms help in s major disaster, AN shodld fhere be, say, 8 fire in our densely wooded
fitls; cur homes.in our billsides; a eivil event necessztezfmg immadiate evacaation for saf&%yfs&wmy
;?aaans B %exsa gvent gm:i‘% 88 rszi gas mm fumes mi spa_ i 3he bay %Fsat ‘Eeﬁxdg ol baaciz h&ra i

mauéafui ifr:a %g desémahsg‘; %usa i qat au§ MS“E 7 C}ar; W meei cu ﬂ*ant eva aaaism amﬁ axtwm,
@vegﬁ mms oF ifé i “’E“s:zwn §8$§€"§@F‘§f“§ %n pariciiar and aiﬁ Sausai tan's in aaf‘erﬁ}‘i‘

W s o feg road town and Ot Towen Is where routes of egress boltes up rapidly. We are the-
veverse funiiat bareiy shie to handle agﬂkm{i fraﬁ&f., }ez along, ah smsrgancy.

W@ 35%@ A, evacuqim mu% far San F rancssm Can we ammmdat@ mz tr@?fsa %hat w&zz :i t}»c:ur

Trom naarty Marin E’;‘zig,f
:_ame:ag@t'acy W e stil

_sz,,re ﬁmixmmmme e pea& ptﬂ amywheye m&auséézt@? ﬁaw we gﬁiﬁ: t‘hzaé ;asia fy svr Eeadez*zs?

W*ihaut the BEE; we are one Toad ot and those of U8 &t the south end of town will be the very st
@grs 2y zma i%e Iast {;yahsia iha asn pe«:r;:s!e on fﬁat. ﬁﬂd shma {i N&ﬁ?} ‘H}? Eze clnsﬁaé 1:35551 ﬁéemnﬂw

E"ﬁ i nd r@és # riot ﬂ’iﬂuzxaﬂdﬁ s::»f cars ft}rcad i funne dawn thﬁs: w y iﬁy pas& ma __tr:s geaa mz nh iﬁmﬁgh
i Fowm whaees we who frem there wollld gee and breatne in bumper 1o bumper of il yirg carbon

spevdig well bevond standard or even emergency barens) vehittes for periods festing friany Hours!
Lonsider that and then tell me how more cars have: mggagfb!m effects on peoplé, Tell e how mode
ié&ﬁ;ﬁ &, Emwe’e‘ei Qmai yuu may consh der ti‘:? emmber fo be, can be freatad with alt ihe services they

g ; a8 a fipping poird. Malcolm Gl aaweii nads:
=} stud*g of it. é‘md it :5 ‘be {‘Eﬁ"ﬁ&}@ﬂ zmpact stu;:iies awzd 1!

{toould be that this numb -'m“ an!i* gza‘tz,.,c% vkl Gf&& %ze:;m iha prﬂpzsmd n *

_rn_ase Ea ety

threstiold icsxrei ;J‘ze State 3‘" nls haémm tc} E“E%S z:‘:i jfr"atg f'ﬁﬁ?ﬁﬁi t!“se Ec:ass {3? i'zg i‘ﬁ amj y;ew
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might not drive the neighbors fo plant only shade tolerant seeds in their gardens and

lower the quality of life as they view concrete Instead of trees. 1t could be. But things £
add up. The quality of iife is not a study of isolaled effects, We are a community that B
already has had o handle the crushing overload of traffic here in Old Town. And fo be b
honest, we are al a breaking poirt already. Could we handle more? Will the added
cumulative Impact however "lgss than significant® in 12 of the 18 areas be considered

the sfraw that breaks Old Town's back and sels up the domine effect through Sausalito?
We dor't know. But we'll never know If we don't make a study, The LEAST we can do
is an environmental and safely study for the residents of Sausalito in general, and Oid S
Town in particular. We are one town with two roads and many commtmnities and
neighborhoods, Lel's make stye we can meel current needs before acidmg to the

potential hurdens,

Thak yeu for any congideration this lelfer recives,
Sineraly,
Karen Lehner

Karen Lehnar
kaelddhacl.com
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Response to Karen Lehper, Resident of Old Town, Email received July 19, 2012

The Commenter is concerned that not preparing an Environmenial Impact Report (EIR) for the Housing
Flement could open up the possibility of lawsuifs as the 1995 standards are out of date with current
conditions in Sausalito. The Commenter has also reviewed the EIR and concludes that there should be
inpacts in each section.

The “project” being analyzed under the California Environmental Quality Act (CEQA) is the Housing
Element Update. It is a policy document, and while sites suitable for housing are required to be identified by
State Housing Element law, no actual development projocts are being proposed as part of the Housing
Flement. Therefore no traffic, noise, biological, view, etc. impacts, which are specific physical impacts of
future projects, are created through the Housing Element document. The Housing Flement Update is also not
calling for rezonings or major redevelopments to the City and therefore does not warrant a rework of its
General Plan EIR,

If the Housing Element Update were to not exist, the City would stiil uphold the General Plan and its EIR,
and new housing projects could still arise anytime. Each of those projects would still be analyzed for its
environmenial impacts.

The Commenter’s letter discusses fraffic, congestion, and evacuation. These aspects of circulation should
be analyzed separately when the City revisits its Circulation Element.

IES/ND (GPA/ENV 12-117) ' Approved October 9, 2012
Housing Element Update Page 60
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Lty Schinsing

Fromg shitladt petens [shetahpE 7@ omatlcom)
Sebt: Wednesday, July 25, 2012 2022 A0
T Adamn Politzer

Cer Lilly Schimsing

Subject: Houstog Bement Bedaration

Ciood Moming, , _

Fam a home owner on Main Street and would like to commnent on adopting a"Negative Ieclaration® for our
Neighborhood,

We all know that Second Sireet is the MOST CONGESTED narrow street in all of Sausalifo,

Second Street is the BIGHEST NEGATIVELY IMPACTED area regarding SAFTY FOR OUR NEIGHBORS
and TOURISTS!

It is Very diffienlt to oross the sireet because of the HUNDREDS of Tourist Bikes, Racing bikes,Runners,Cauge
Walkers, Dog Walkers (who drive here)and then the rest of us that live hers in the surroanding Neighborhoods,
Being so close fo 2 TOURIST LANDMARK, QUR GOLDEN GA'TE BRIDGE, how ia the world could we
safely evacuate with THOUSANDS OF PFEQPLE HEADING UP 2nd.

There are SEVERAL accidents from bikers, walkers and cars, all vear round in this avea,

PRONESTLY CANNOT UNDERSTAND

WHO WOULD EVER CONSIDER THIS ARBA TO RECRIVE A

"NEGATIVE DECLARATION®

Fhank You

Shelah Peters

612 Main St

shelabpl 7@email com

it et Ererie i o s A T T AT

A FULL EIR MUST be completed before any suel Declavation is sven considered! !l

IES/ND {(GPAENV 12-11T) Approved October 9, 2012
Iousing Element Update Page 61
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Response to Shelah Peters, Resideat of Main Street, Email received July 25, 2612

The Commenter states that a Negative Declaration does nof seem 1o be the appropriate way to
acknowledge the congestion on Second Streat. The Commenter is also concerned about evacuation.

It has been determined through the environmental review process that a Negative Declaration is the
appropriate document 1o be prepared, and not an Environmental Impact Report (FIR). This is because the
Housing Element does not propose an increase in residential density beyond what is currently allowed by the
General Plan and Zoning Ordinance. The level of development potential described in the Housing Element
Update is consistent with the General Plan and its BIR, which fouad no unmitigated cumulative impacts, The
Housing Element Update is also not calling for rezonings or major redevelopments fo the City and
therefore does not warrant a rework of its General Plan EIR.

The Commenter’s letter discusses fraffic, congestion, and evacnation. These aspects of circulation should
be analyzed separately when the City revisits its Circulation Element.

IES/ND (GPAENY 12-117} Approved (')ctobe;r G, 2012
Housing Elemcent Update Page 62
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LNy Schinsing

Froyo: shelah peters ishelahplF@ gmail.com)
Sent: Triuesdday, August 02, 2017 13:35 AM
Ta: LHly Sehinsing

Subject: Housing Element Update

After reading entire proposal, [ have many comments, however, two main comments and ong guestion.

Bvatuation of Enviornmental Impacts
Acsthetics

Umne statement i particular, should be amended.

“The Revisions 1o 1993 efe, that are proposed iy the Housing Blement Update will not msuit mna
SIGNIFICANT increase in VISUAL IMPACTS eie”

The word SIGNIFICANT can be abused, it SHOULD BE REMOVED!

The word and concept of SIGNIFICANT can be interpreted fo sull any one person on a Design Commitee
and can have an adverse effect on the approximate 7000 people who live here,

ANY DBECREASE m any residents views would be SIGNIFICANTLY DETERMENTAL to HOME VALUES
and 1o the general enviornmental beanty that encouraged alf of us to move here in the first place,
PLEASE REMOVE THE WORDS "WILL NOT RESULT IN A SIGNIFICANT INCRBASEY

Regarding TRANSPORTATION/TRAFFIC

We all know that 2ad street 15 the MOST CQNGESTBI} STREET in Savsalito. because of the FIGH DENSITY
TRAFFIC!

Ask the fire and Police Dapdr{mcmt; for i}‘w number of accidents that oceur,

Because Emergency acoess is very difficult and we de hear the sirens prefty ccnstanfty, 1 would suggest we
mark the box SIGNIFICANT IMPACT on the Enviormental report.

Question: L have been told that any Development of Low or Moderate, or even Homeless Housing,
would not have fo comply with any Ordinances of the General Plan, Zoning, Design ete.
Is that True

Thank You
Shelah Poters
shalaho i 7ehematl com

612 Main St.
TES/ND (GPA/ENV 12-117) Approved October 9, 2012
Housing Element Update Page 63
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Response fo Shelah Peters, 612 Main Street, Email received Angust 2, 2012

The Commenter comments on the interprefation of the word “Significant” in the itial Environmendal
Study/Negative Declaration. The Commenter alse states that due to the traffic, accidents, and congestion
on Second Street, there should be a significant impact for traffic.

A “significant effect on the environment™ means a substantial, or potentially substantial, adverse change
in the environment. The criteria set forth for evaluating traffic impacts as g result of the Housing Flemend
Update are mainly whether the Housing Flement Updale {as the ‘project”) conflicts with applicable plans.

As the ‘project’ being analyzed is the Housing Element Update as a policy document, no actual development
projects are being proposed as part of the Housing Element. Therefore no traffic, noise, biological, view, etc.
impacts, which are specific physical impacts of fiture projects, are created through the Housing Element
docoment. The Housing Element programs also do not allow additional residential density over what is
currently allowed by the applicable plans {and therefore therc is no conflict with these plans), which are the
General Plan and Zoning Ordinanice.

As mentioned in the previous response 10 the Commenter, the mentioned aspects of circalation should be
analyzed separalely since it is established that the Housing Element does not contribute impacts to this
area. The City conid analyze and propose ways 10 alleviate traflfic and congestion issues, when it revisits
its Circulation Element. -

The Commenier asked if the development of low, moderate, and homeless housing would need fo comply
with City ardinances.

Fature proposed projects will need to go through the necessary development review process, including review
against the General Plan, Zoning Ordinance, design review, and environmental review. This is stated in the
IES/ND.

TES/ND (GPA/BNY 12-117) Approved October 9, 2012
Housing Elemenl Update Page 64
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Abpert Viana

From:
Seni:
Tou
Subjack:

Dear Ms Schinsing

I want to remind you that the dralt “Negative Declaration” mwst explicitly state that all future projects must be subject |
to full environmental review, As you are well aware, residents (voters) of Sausalito have raised well-justified concems
regarding the impact of high-density development along 2 Street on traffic and safoty related fo the 2™ Street ;
“funnel”, parking, views, sewer capacity, and alteration of Old Town character.

T ask that you make these concerns clear at the 8/22 and subsequent meetings. ' i

Sincerely

Ieffrey Fessel ML

inffrey fessel [effrayiessel@omai.com] E
Friday, August 17, 2012 15110 P R
§illy Schinsing ARl d i
8722 meeting f

§

}.JUUBAHE, LoPCIERCIEE LA pMERED S L
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Response to Jéf‘frey Fessel MD, Resident of Saasalito, Email received August 21, 2012

The Commenter requests that the Negative Declaration should state that all fidure projects must be
subject to full environmental review.

The following wording has been added to the penuitimate paragraph on Page 2 of the IES/ND to clarify
that the document only applies to the Housing Element Update and not to future projects, which need to
undergo environmental review as required by CEQA, and the City’s required zoning and design review
process. '

“This IES/ND applies only to the Housing Element Update and does not apply to actual housing
projects that may be proposed in the future, including those that are proposed as a result of
Housing Hlement policics and programs. Any actual projects that are proposed must still undergo
enviropmental review as required by CEQA, and the City’s roquired zoning and design review
process.”

An EIR is not necessarily the appropriate environmental review document for future projects due to
project-specific factors. Each future project will be reviewed on a case-by-case basis and the appropriate
environmentai review document will be prepared.

TES/ND (GPAZENV 12-117) " Approved October 9, 2012
Housing Element Update : Page 66
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29 PROSPECT AVENUE
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SAUSALITO, CALIFORNIA 94965233, " ¢ 2 2

August 22, 2012
Plansing Commiission
City of Sausalito
420 Litho Street
Sausalito, California 94963

RE: Praposed Negative Declaration, Californis Environmental Cuality Act, for the
Sausalito Housing Bloment Submission

Dear Commissioners:

L remain opposed to the City of Sausalito submitting the Housing Flement to the sfate
authorities witheut conducting an environmental impact soudy (reference my letter to you
of May 23", I repent that the standard applied by the courts for determining whether an
envitonmental impact study Is required vnder the California Euvirommental Quality Act
(CHQA) is the “fair arguiment™ test, in other words, can or cannot i be feirly argued that
the project may have a significant environmental impact!. The aet or decig on for your
review here is not the decision that the praject tgy or may not bave a anificant
environmentsl impact, but the decision that itean or cannot be fairly argued that fhe
project may have a significant environmental tmpact’. The courts have & preference for
rasolving doubts in fivor of environmental review”.

The Staff has argued that the potential density of the cusrent Heutsing Element is not
greater than that approved in the General Plan in 1995, 1 find this difficult to acnept
given the proposed cunrent approval of accessory dwelling wnits not contemplated in
1993 and of bonus density levels for certain qualifying projects. The Programs and
Provisions component of the current Housing Element potentially establishes g
“development suthority” with litde oversight and provides this authority funding and an
array of tools to incent development. The polential ereation of such an authority was not
in the previous Housing Element and congtitutes 2 substantial change.

Inits Draft Initial Fovironmental Study/Negative Declaration, the Staff lists the items
below az areus (o review and concludes there are ne significant environmental impacts;

LF desthesios L) Aerwiinre jod Forerey 3 i Chautiy
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The study must ulso provide documentation of the factual basis for tha finding in &
Negative Declaration that a projest will not have g significant effect on the envirpnrent®,
The Staffrefes heavi ly on the above-mentioned 1995 General Plan point for its “factual

bagis™,

It is not reasonable i relyona seventeen-year old plan and the accompanying
environmental report fo support the current Housing Element for the following reasons,
including but not Hmited to:

1. Parkingisan inereagingly serions and cammaniy acknowledged probleny in this city.
The proposed Accessery Dwelling Unit brogram as well as bonuy density will put
Even more pressare in the areas of town tlready suffering. The Platning effort 1o
increase density around teansit hubs is noble in concept but 10 the hegt ofmy.
knowledge has not proven effective, Rven execntives of the Association of Bay Area
Governments huve apparently publicly acknowledged that “One Buy Area” will not
reduce traffic or greenhouse gasses. Absent full amienities proxituate to such
dwelling sondentrations, the low income population will stil] require vehieles to
secnre the staples of life. To proceed without & parking antalysis Is not warranted,

2. Traffic flow, In 2008, a traffic consulting firm” assessed the Intersection of
Bridgeway Boulevard and Napa Stroet ar an “B” fevel of service at' a peak Period, g
does not stand for “excellent” but is rather nealy at the botiom of infensection ratings,

“An “BY Ievel of serviee is defined as operations with eontiol delay greater ihan
33 and up 1o 80 seconds per vehicle, Such high delay values geterally indicated
Poor progression, long eycle lerigifie, and h&'gh»mlume«twcapac{ty TRIIOS,
Individual cycle failures ure cotnton,®
This condition is indicative of 2 problem wlong Bridgeway which could well be
exacerbated by the proposed new development,

3. Sewage heatment. The City bas an identified sewage problem even if the service is

Cost fo provide it isun enviropments] hazard,
4. Storm water ropoff. The City has 2 problem with storm water runoff, again
- producing a threat to the Bay, and thete should be 2 study- of this capacity visa vis
new development.

5. Water wility, Periodically the firemen flush out the kydrants along the [ower areas af
the City appazently to address water quality issues for residents at higher elevations,
Reports of water shutoffs areas are netyncommmon. This is a clear indicator of an
Htem worthy of further study, :

6. The Marinshin, The Marinship aren appears 1o offer new development opporfunifies
but no osé fientions the apparent fact fhat the areais slowly sinking, The porgible
environmental consequences on water quality, marine life und vegetation rajse seriong
issues,

Tunderstand that you are considering ag approach that would essentially approve the
current Negative Declaration hut require each ndividual project to prepare a project
environmental irmpact report. Iurge youfo reconsider this approach. Even if the
Housing Flement, o general plan smendment, is tieated merely ds. » fivst phase with later
developments having separate approvals and environmental Assessments, it Is apparent
that an evaluation of a fiest phase-general plan amendment mugt necessarily include g

Page2 of 3
117} ' Approved October ;, -2{}116;
IES/ND (GPAJENY 12-117 -
Housing Element Update
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consideration of the farger project, Le., the future developarent perrvitied by the
amendment. Only then can the ultimute effect of the amendinent upots the physical
environment be addressed®. CEQA mandatey that environmental considerationg not
become submerged by chopping a larpe profect into many littde ones, cach with a
minimal potential Irnpact on the envirogment, whick cumnlatively may have, disagirous
consequences’,

Should you stifi opt o proceed with this approgch, you sy well feid your edict
countermanded by Senate Bill 375 which negates the need for CEQA review for certain
projects. While not always trye, the common sfandard is-slute overrules oity,

Lrepeat my request that you refect the “tiegative declaration” and initiate the
towards an Independent
QUL COmunity.

steps
assessment of the impact of the proposed Housing Elément on

Sincerely yours,

R

Y Jolin Flavin
tesident

’ City of Redlands v. {ounty of San Bernardine, supra, 96 Cal
21082.2, subd, {4},

* City of Livermore v. Local Agency Formation Com, {1986) 184 Cal App:3d 531 5 541

> Pocket Proteetars v, City of Sacramento, supra, 124 Cal App.4th 903 a1 p. 928,) _

* City of Redlands v. County of San Berserding, (2002) 96.Cal Apip.4fh 398, 466, fis. omitied

3 Parisi Associates, memorandum regarding 300 Locust Street, dated Deceraher 17, 2008

Christwand Mindsiry v, Superior Court { 1984} 184 CalApp.3d 180, 194 [BIR Tegquired for general-play

amendinent, even Sovgh amendment required o special nse pormit and addifional BIR before ahy speeific
development could take place]

" Bozang v. Loeal Agency Formation Com. (1975} 13 Cal 34263, 283284,

Appdthoatp, 405, fg, omtbed: see 45y

8

i
§
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Response to John Flavin, 129 Prospect Ave, Letter received Augast 22, 2612

The Commenter does not accept the argument that the potential density of the current Housing Flement is
not greater than what was approved in the General Plan in 1995 as ADUs and density bonus levels were
not considered back then.

ADUs and density bonus provisions were both part of the 1995 Housing Element. ADUs (termed “second
units” in the 1995 General Plan) were also addressed in the 1995 General Plan EIR as a mitigation
measure to the lack of afforduble housing. The 1995 ADU program was not adopted, however it is
required as u condition of certification in the current Housing Element.

Density bonus law has been a component of the State Government Code since 1979, Policy H-3.5 and
Program H3.5.1 in the 1995 Housing Element stated that the Zoning Ordinance should be amended to be
consistent with Sate densily bonus law provisions. This program was analyzed in the 1995 EIR. In 2003,
amendments to the Zoning Ordinance incorporated density honuses for affordable housing projects, and
the current Housing Element Update has a program for the City to adopt regulations to specify how
complianee with the current density bonus lfaw provisions will be implemented.

The Commenter siates that the programs in the Housing Element potentially establish a development
authority with little oversight and provides this authority funding and an array of tools to incentivize
development. The Commenter states that the creation of such an authority is new and constitutes a
substantiol change.

Program 13 of the Housing Element Update has a goal 1o establish a ocal Affordable Flousing Fund to
receive monies which would be used to provide afforduble housing. The objective is to first adopt a
prograin that generales in-lieu housing fees, and then establish a dedicated affordable housing fund. The
City would need to consult with Marin County to develop regulations to govern fund oversight and
expendifures. Al this point in time, no other authority other than the City Council has been considered to
be the authority oversesing such a fand,

The Commenter also states specific reasons why reliance on the General Plan and its EIR should not be
accepred,

«  The Commenter states that plans to increase density around transit hubs is noble but ineffective,
and that executives of the Association of Bay Area Governments (ABAG) have apparently publicly
acknowledged that “One Bay Area” will not reduce traffic or greenhouse gases.

Plan Bay Area is the joint effort by ABAG and the Metropolitan Planning Commission (MTC) to
address SB 375, which requires California’s 18 metropolitan areas to reduce greenhouse gas
{GHG) emissions from cars and light trucks, as the transpartation sector represents about 40
percent of GHG pollution in California. The Bay Area region must develop a Sustainable
Communities Strategy to promote compact, mixed-use commercial and residential development
aligned with transportation alternatives. Transit priority areas and transit hubs were marked out
in initial vision scenarios, but none of them invoive Sausalito. Also, there is no evidence that
ABAG has acknowledged that Plan Bay Area {or One Bay Area) would not reduce traffic or

greenhouse gases.
HSMND (GPA/ENY 12-17) Approved Qctober 9, 2012
Housing Hlement Update Page 74
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Housing Hement Update - R-3 Analysis
une 17,2014

Site Analysis: 330 Ebbtide Ave

Site Information Site Location Site Photos Assessment

Address/Street: 330 Fbbtide Ave Site 1: 052-322-01

Assessor Parcel Numbers: Cu;:rent Max Units
Site 1: 052-322-01 Units per Fity R-3
Ste 2: 052-322-02 Zoning

g 5

Site Area:
SHe 1: 7,770 SF
Site 2: 32,477 &¢

Site 2: 052-322-02

Total: 40,247 SF Current Max Units
tnits per City R-3
owner: N . vir s Trust Zoning
., . 2 single- 21
Existing Buildings: family units,
Site 1: Vacant 1 cottage/

Site 2: As follows: wheelhouse™
«  2story, 1,660 SFsingle-family unit

= tstory 1,100 SF single-family unit

* 525 SF cottage/wheelhouse

+  Constructed in 1900 {per County Assessor}

*improvement value assessed at
$70,388 (Marin County Assessor)

Constraints: Steep topography/slopes, trees,
easemnent separating sites. Average siope is
approx. 47% on Site 1 and 40% on Site 2,

General Plan Designation: High-Density
Restdential fup to 29 units per acre)

Zoning Designation: R-3 (Multiple Family)
Context: Multi-family land uses on two sides

(zoned R-2-5 and R-2-2.5). Industrial uses {§) are
located across Bridgeway from the sites.

Zoning Map
i :,

¢ 1
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Site Analysis: 330 Ebbtide Ave

Housing Element Update - R-2 Analysis
Hne 17, 2014

Options Summary Assessed Values
Options Density/% of Max. | Max. SF per 80% FAR | SF per Unit Site 1 Site 2
16 units 21.5 du/ac (74%) 25,986 1,624 Land Value $1,406 $408,253
18 units 24.1 dufac (83%) 25,886 1,443 Improvemernts - 370,388
21 units 28 du/ac (97%) 25,986 1,237 Total $1,406 $478,641
Topographic Maps
S Summary

Site Plan from Archives _

The parcels (852-322-01 and 052-322-02} are addressed at 330 Ebbtide Ave in
Sausalito. They are situated within the northernmost point of the City, in an area
annexed into Sausalito in the 1970s. The parcels overlook Bridgeway as it enters
the City.

The two houses and small cottage on Site 2 are well screened from both Ebbtide
and Bridgeway due to extensive tree coverage. A dilapidated garage is located
on the flat portion of the site and the garage is visible from Bridgeway.

The homes are accessed by a staircase that runs through the parcel. An utility
right-of-way separates the two parcels.

i appears that some of the flat portion of the site at the bottom is part of
the Bridgeway right-of-way, The remaining area is shallow and likely only big
enough for parking.

The site then slopes up about 77 feet over a 190 foot horizontal distance, This
appears to be a relatively constant 40% slope, Any development would have {o
step down the hiilside in a terraced fashion,

There would be an opportunity for parking at the Ebbtide side of the
property but # would be lmited by the slope factor unless major grading was
undertaken.

The R-3 zone permits an FAR of .80, allowing up to 25,986 SF of building area

on the site. Depending on the number of units constructed, this building area
would accommodate average multi-family unit sizes of 1,237 SF{if 21 units were
budkt), on up to 1,624 SF{f 16 units were builg),
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June 36, 2014

TO: Sausalito City Council and appropriate staff
FROM: Leon Huntting, Chairman of the Butte Street Yask Force
RE: Recommendation regarding Butte Sireet

The Butte Street Task Force is active on the project approved by the City Council. Currently, two private
gentlemen, not members of the Task Force, have stepped forward to help carry this project to its
intended conclusion — 8ill Monnet and Mel Croner. They just received a letter from Pacific Open Space,
Inc. and were granted the name of Open Space Sausalito. This has allowed them to now move to file an
ARFS-PB-501{c)(3) form with the Secretary of State of California. When that is approved, they will file
with the IRS to obtain a 501{c}{3} federai status. Upon that approval, 0SS wili meet to approve Articles
of incorporation and confirm a board of directors and officers.

(0SS has been in active discussions with the Hunts regarding the Council approved proposal and | have
been in a coordinating position. In furtherance of making this a successfui and non-biased transaction,
0SS proposed to cover the cost of an appraisal on the subject property. Thisaliows the City and the
Hunts to not bear this $5,000 cost. 0SS and | are waiting for the selection by the Hunts,

i understand the council voted to remaove the HMU from the “housing element,” thereby, initiating the
need for the city to resubmit our mandated housing element to the state for recertification. ¥ would
certainly appear, based on the feelings expressed by the community, that this provides a perfect time
for the butte Street parcel to be removed from the list of potential sites for development. Since you
have voted in support of Butte Street being donated into open space, the Task Force also believesthat
this is another reason why the Butte Street property should be removed from the city’s housing element
and that this letter be forwarded to the City’s Housing Subcommitiee.

Please keep me posted on this issue and | will certainly keep you posted on the progress of the Butte
Street property.
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