Memorandum

February 13, 2014
TO: Sausalito Housing Element Subcommittee

FROM: Geoff I. Bradley, AICP Principal, Metropolitan Planning Group
Dave Javid, AICP, LEED AP, Principal Planner, Metropolitan Planning Group
Karen Warner, AICP, Principal, Karen Warner Associates

SUBIJECT: Vertical Mixed Use and Horizontal Mixed Use Regulations
Sausalito 2009-2014 Housing Element Programs #8a and 8b

The following attachments address the comments we have received from the Housing Element
Committee since our last meeting on February 7, 2014.

RECOMMENDATION
Provide staff and the consultants with comments on the attached draft VMU/HMU amendments
(Attachment 1) for consideration by the Planning Commission in their review of the Ordinance.

Attachments

1 Revised Draft VMU Regulations — Amend Section 10.44.190 (track changes from 2/7 version
shown)

2 Existing Zoning Ordinance Section 10.44.190 (for reference)

3 Revised Draft HMU Overlay - New Section 10.28.080 (track changes from 2/7 version shown)

4 HMU Overlay — Zoning Map edits (no changes from 2/7 version)

5 CUP Threshold-- Amendments to Table 10.24-1 (no changes from 2/7 version)
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Vertical Mixed Use Regulations

Amendments to Section 10.44.190 Residential Use in Commercial Districts
Draft: 02.13.14

10.44.190
A.

February 13, 2014
Housing Element Subcommittee Review

Residential Use in Commercial Districts

Purpose and Applicability. Residential uses located in CC, CR and CN zoning districts
are subject to the requirements of this section, as provided by Section 10.24.030
(Allowable Land Uses, Commercial Zoning Districts). In addition to the general purposes
of this Chapter, the specific purposes of regulating residential uses in commercial zones
are as follows:

1. To further the objectives of the 1985 Traffic Initiative by prohibiting conversion of
existing residential uses to commercial uses; and

)
%

2. 0 provide valuable opportunities for affordable housing while locating residential { Deleted: Neighborhood Commercial (CN-
- N N a /
land uses adjacent to active commercial areas, to implement the goals and / 1)
policies of the General Plan and specific programs in the Housing Element. // Deleted: Central Commercial (CC)
2l To encourage the retention of existing residential uses in the_Central Commercial /// Deleted: .
. . . - . —
CC Mlxed_ Com_me_rC|aI and Re_sm_i_entlal CR and_Nel hbor_ho_od Commercial ,/7, Comment [LS1]: SUBCOMMITTEE:
iCN'll. .Zonln.g Districts, py. rohibiting the conversion of existing upper stor " ~"| Removed language in #3, added language
residential units to commercial uses. , - about implementing the HE.

4, To encourage_a mix of residential and commercial uses in the Central Deleted: requiring a Conditional Use
Commercial (CC), Mixed Commercial and Residential (CR) and Neighborhood Ptefmtﬂlfof?“ycommem'a' uses above
Commercial (CN-1) Zoning Districts. \ streetfevel

5, To require that residential use is the only allowed use on all levels above the Deleted: 3. To provide valuable

. - n . N opportunities for affordable housing while
ground level in the mixed use commercial districts. " locating residential land uses adjacent to
\\\ active commercial areas. The proximity of
H \ residential uses to commercial uses is
Location. \\\ mutually beneficial to business owners and
1 Al JJS,G,SJQQ@QQ §DQ‘£e, the first (street or. QTQUTJQ)JQ\ZGJ ~of all existing and 7n7eyv7 0 residents by supporting a dynamic

issuance of a Minor Use Permit pursuant to Chapter 10.58 (Minor Use ' . \\ '
Permits). VU N
b. Mixed Commercial and Residential (CR) Zoning District. Existing ' !
residential uses located in the CR Zoning District are to be preserved L

T v

Only new residential uses are allowed on levels above the street level., ' \ \
Nelghborhood Commercial (CN) Zoning Dlstrlcts On|¥ reS|dent|aI uses o

Iocated in the Second and Main Street area and the Bridgeway and ' '\
Spring Street area. Residential uses are not permitted in the CN-2 Zoning ‘\ \
District located along Bridgeway between Coloma Street and Ebbtide \\
Avenue.

2. Existing residential uses located on the first (street or ground) level of a

structure are permitted to remain in their current location.

1. Development Standards. Development standards shall be those of the base
zoning district for residential projects, per Table 10.24-2 (Site Development
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environment all hours of the day. This
efficient land use pattern increases
accessibility to daily needs for residents
and promotes pedestrian and bicycle
modes of travel. §

Deleted: Neighborhood Commercial (CN-

1)

I
i

\

Deleted: Central Commercial (CC)

i

Deleted: residential

|

Deleted: shall be

J
)
)
J

Deleted: Existing residential uses located on

the first (street or ground) level of a structure
are permitted to remain in their current
location.

|

Deleted: Central Commercial (

Deleted: Mixed Commercial and
Residential (

Deleted: Commercial use on levels
above the street shall require a
Conditional Use Permit.{

Deleted: Residential uses are
permitted above the ground floor

X
!
{
A

Deleted: , including Floor Area Ratio, lot
coverage, setbacks and building height

)
|
|
|
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Standards — Commercial Zoning Districts), For Residential Density Bonus and

Incentives see Section 10.40.130.

2. Requirements. Each of the following requirements shall be met as a part of any
residential project, including new construction and/or conversion of existing
building space:

a. A minimum of one (1) unit within the development must be provided at an
affordable rent or ownership housing cost. Developments with six (6) or

more units shall require 20, percent of the units as affordable. When the

affordable number of units is calculated to a fractional number, any

fraction of less than 0.5 shall younded down to the next whole number;

any fraction of 0.5 or greater shall be rounded up to the next whole

numbej. In the event that the affordable unit(s) are rental unit(s) the
applicant shall enter into an agreement with the City regarding such
unit(s). The agreement shall meet the requirements of California Civil

Code Section 1954.52(b).

b. Affordable units made available as rentals shall be provided to low
income (80% AMI) households at an affordable rent.

C. Affordable units made available as ownership units shall be sold to
moderate income (120% AMI) households at an affordable ownership
cost. Purchasers of affordable units must remain as owner-occupants,
and may not rent out the unit.

d. Affordable units shall be constructed to include a minimum of two (2)

bedrooms in order to accommodate families.

e. Affordable units must be deed-restricted for a period of not less than forty
(40) years.
3.. Incentives. The following incentives and conditions shall be granted to

developers of residential projects under this Section 10.44.190:

a. Development may permit commercial and residential tenants to share
parking, and for tandem and off-site parking leases with a Minor Use
Permit. In order to approve a Minor Use Permit for joint use, the Applicant
shall demonstrate the following:

i.__There is no substantial conflict in the principal operating hours of the
building or uses for which the joint use of off-street parking facilities is
proposed; and

ii. The proposed joint use parking area is conveniently located to the
uses to be served.

iii. If the area to be used for parking and the parcel on which the subject
land use is located are not the same, then the Zoning Administrator
shall consider whether a deed restriction is warranted as a condition
of approval. Said deed restriction would stipulate that the shared

parking agreement shall remain in effect for the life of the subject land
use.
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Deleted: of Section 10.24.050 of the
Sausalito Municipal Code for development
standards applicable for residential
projects in CN-1, CR, and CC, zoning
districts

A

Deleted: %

)

1

Deleted: be disregarded and

)

Comment [LS2]: SUBCOMMITTEE: rounding
language inserted.

1
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b. Affordable units may be permitted to be smaller in aggregate size and
have different interior finishes and features within reason from market-

rate units, The interiod amenities n affordable units should generally be

the same as those of the market rate units in the project. Appliances need

word “features” to “amenities” so that there was

Comment [LS3]: M-GROUP: changed the
less conflict with the prior sentence. Thoughts?

not be the same make, model, or type of such item as long as they are of 1
good and new quality and are consistent with current standards for

housing. Deviations between market rate and affordable units shallbe /{

described in writing by the applicant and shall require written approval by

Comment [LS4]: SUBCOMMITTEE: Inserted
language about interior amenities being similar.

the Community Development Director.

c. Development and application fees, including plan check and building permit fees

shall be reduced to a rate of 50, percent of the adopted development fees - { Deleted: % ]
for the affordable portions of the project. The fee reduction shallbe - { Deleted: schedule ]
calculated on pro-rata basis by the Community Development Director., - { comment [LS5]: SUBCOMMITTEE: Staff
S confirmed that the Building Division budget
. . . . N could absorb 50% of the respective plan check
4, Access and Facilities. Residential units of both market rate and affordable « | and building permit fees.
4. ACCeSSs and raclliies. kesidential units ot both market rateé and atioraable .
varieties shall maintain separate entrances from commercial and/or office uses. { Deleted: as determined ]

A Minor Use Permit shall be required to deviate from the separate entrance -
requirement. In order to approve a Minor Use Permit for joint entrance, the

Moved down [1]: All residential units
shall contain a separate kitchen and
bathroom facility.

Applicant shall demonstrate that the addition of a separate entrance is infeasible -

Deleted: use

due to physical constraints. All residential units shall contain a separate kitchen >~

Deleted: private

Deleted: ina

Deleted: or financial manner

and bathroom facility. \\; \\{[
5. Exceptions to Requirements. Waiver of specific use requirements in this Section ?

A U

Moved (insertion) [1]

10.44.190 pursuant to Section 10.44.010.E shall only be considered in the

following two instancesy -

a. [To allow for an exception to Section 10.44.190.B.1, which requires that all

Comment [LS6]: SUBCOMMITTEE: This
section makes it clear that Section 10.44.010.E
can only be used in two instances.

uses located above the first (street or ground) level of all existing and new
structures shall be residential. The expansion of an existing business may ~ /
be a special situation considered by the Planning Commission when )/
evaluating an exception to Section10.44.1908.2, /

b. [To allow for an exception to Section 10.44.010.E, which requires that

Comment [LS7]: SUBCOMMITTEE: The first
instance is to allow an exception to allow
commercial on the upper level. There is
language that states that the expansion of an
existing business may be one of the situations
that the Planning Commission may consider in
reviewing an exception, among other “special
situations”.

affordable units provide a minimum of two (2) bedrooms. To receive an
exception from Section 10.44.010.E, it must be demonstrated that there K
are physical site constraints which prohibit two-bedroom or more units, /

and market rate units in the development shall have the same or less J
bedrooms than affordable units. | /

Section 10.44.010.E shall not be used to grant any other exceptions from this

Chapter 10.44.190 except for the two instances listed above.|
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Comment [LS8]: SUBCOMMITTEE: The
second instance is to allow an exception from
the two-bedroom or more requirement for the
affordable unit, if it can be demonstrated that
physical site constraints exist.

We added the last clause which states that if
this exception is granted, the market rate units
must not have greater bedrooms than the
affordable units (because if there is a possibility
of constructing 2 or more bedroom units those
units should be affordable, per the intent of this
ordinance.

HMU\Subcommittee Draft\2-13-14\VMU-final 2-13-14.docx N

Comment [LS9]: SUBCOMMITTEE: it is
restated that the above instances are the only
that can be used in conjunction with the
exceptions allowed in 10.44.010.E
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H. Low and Moderate Income Housing. As vacancies occur, marina operators shgall give
preference to qualified Low and Moderate income tenants until such tenants constitute at

least 50% of the liveaboard vessels in the marina.

10.44.180 Veterinary Clinics

When allowed by Chapters 10.20 through 10.28 {(Zoning District Regulations) in the zoning
districts that are subject to the Marinship (-M) overlay district, veterinary clinics are subject to

the requirements of this section:

A. Boarding. Veterinary clinics may offer short-term boarding of animals to serve the
primary purpose of providing health care for animals.

B. Noise. All areas where animals have access or are kept shall be soundproofed to
contain all sounds on-site prior to the issuance of a Zoning Permit.

10.44.190 Residential Use in Commercial Districts

A. Purpose and Applicability. Residential uses located in CC, CR and CN zoning districts
are subject to the requirements of this section, as provided by Section 10.24.030
(Allowable Land Uses, Commercial Zoning Districts). In addition to the general purposes
of this Chapter, the specific purposes of regulating residential uses in commercial zones
are as follows:

1. To further the objectives of the 1985 Traffic Initiative by prohibiting conversion of
existing residential uses to commercial uses; and
2. To encourage the retention of existing residential uses in the CR zoning district,
by requiring a Conditional Use Permit for any commercial uses above street
level.
B. Location. All residential uses shall be located above the first (street or ground) level of

all existing and new structures. Existing residential uses located on the first (street or
ground) level of a structure are permitted to remain in their current location.

C. CC zoning district. Existing residential uses located in the Central Commercial (CC)
zoning district may be converted to commercial uses with the issuance of a Minor Use
Permit pursuant to Chapter 10.58 (Minor Use Permits).

D. CR zoning district. Existing residential uses located in the Mixed Commercial and
Residential (CR) zoning district are to be preserved. Only new residential uses are
allowed on levels above the street level. Commercial use on levels above the street shall
require a Conditional Use Permit.

E. CN zoning district. Residential uses are permitted above the ground floor in the CN
Zoning Districts located in the Second and Main Street area and the Bridgeway and
Spring Street area. Residential uses are not permitted in the CN Zoning District located
along Bridgeway between Coloma Street and Ebbtide Avenue.

Attachment 2

City of Sausalito Zoning Ordinance  yMU/HMU 5 of 9 July 15, 2003
10.44  Specific Use Requirements Page 10.44 - 22
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Horizontal Mixed Use Regulations

Amendment to Chapter 10.28 — Overlay Districts
(New Section 10.28.080)

Section 10.28.080 Horizontal Mixed Use (-HMU)

A. Applicability. These regulations apply to Horizontal Mixed Use (HI\/IU) Overlay sites S|tuated within

the Neighborhood Commercial 1 (CN-1) zoning district. _~ - Deleted: HMU projects are not subject to
provisions of this Section 10.28.080 in which case the requirements of MSC 10.44.190 shall not apply. Sausalito Municipal Code Section

In the event an applicant does not elect to comply with the provisions of this Section 10.28.080 then 10.44.190.8.1.

the requirements of SMC 10.44.090 shall apply, e 1 Comment [LS1]: SUBCOMMITTEE: language

modified to make it clear that HMU is optional

B. Zoning Map Indicator. Each HMU overlay district shall be shown on the zoning map by adding an “— /{ Deleted: in HMU ]
HMU” designator to the base district designation. 4
J/ /{ Deleted: developments }
) // Deleted: Development Standards.
C. Permit Applications for Residential Units, 7| Development standards shall be consistent
// /’ with those of the base zoning district
1. Location. Residential dwelling units within HMU projects may be permitted on the ground floor /1 | including FAR, lot coverage, setbacks and

L O building height. See Table 10.24-2 of Section
of existing and new buildings. /
J J / SMC 10.24.050 and SectionSMC 10.40.130 of
/ the Sausalito Municipal Code for

2.Development Standards. Development standards shall be those of the base zoning district for K development and bonus density standards
residential projects per Table 10.24-2 (Site Development Standards — Commercial Zoning Districts). applicable for HMU projects in the CN-1

zoning district.

For Residential Density Bonus and Incentives see Section 10.40.130, !
_ - | Comment [LS2]: SUBCOMMITTEE: We

removed language regarding public services as
discussed.

N ‘L Deleted: 30%
ersons, typicall con5|st|n of families with children). the number of bedrooms is ° \\\‘[ Deleted: developments
. AN

NN
SN { Deleted: families
\ AN

next whole number; any fraction of 0.5 or greater shall be rounded up to the next whole

number. e 1 Comment [LS3]: SUBCOMMITTEE: We
b. A minimum of 25 percent Qf,the, 'ﬂrllt,s,'n,a,n,HM! E[O,e,CE m,ESPEEL@@EQE&@,@@L@E& NN \\ modified “families” to “larger households

rents or sales price to very low income (50% AMI) households, and an additional 25% must j\ Y Deleted: When
be provided as affordable to low income (80% AMI) households. JIf the affordable number of \\\\ \\ { Deleted: disregarded and

777777777777777777 v

Comment [LS4]: SUBCOMMITTEE: We
. added rounding up language.

down to the next whole number; any fraction of 0.5 or greater shall be rounded up to the \\\\ "

\
\
next whole number 777777777777777777777777777777777777777777777 R

Deleted: %

Deleted: development

Deleted: When

Deleted: disregarded and

Comment [LS5]: SUBCOMMITTEE: We
added rounding up language.

a. Affordable units may be permitted to be smaller in aggregate size and have different interior \\\\ N
finishes and features within reason from market-rate units. The interior amenities in R

affordable units should generally be the same as those of the market rate units in the a I
project. Appliances need not be the same make, model, or type of such item as long as they Y { Deleted: developments

Deleted: must

are of good and new guality and are consistent with current standards for housing.

e e e JC G Jc  JC A )

Deleted: stated
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Deviations between market rate and affordable units shall be described in writing by the
applicant and shall require approval by the Community Development Director.

b.:[DeveIopment and application fees, including plan check and building permit fees, shall be
r the affordable portions

of the project. The fee reduction shall be calculated on

Development Director,

maintain separate entrances from commercial and/or office uses. A Minor Use Permit shall be A

required to deviate from the separate entrance requirement. In order to approve a Minor Use
Permit for joint entrance, the Applicant shall demonstrate that the addition of a separate

kitchen and bathroom facility.

6. Exceptions to HMU Requirements. [The Planning Commission may waive the requirement in
Section 10.28.080.C.3.a, which requires that 30% of the units provide a minimum of three (3)

bedrooms in order to accommodate larger households in special situations when it is
demonstrated that there are physical site constraints which prohibit three-bedroom or more units.
In order to waive this requirement, the following findings shall be made:
a. Based on the unique project characteristics and location, the requirement in Section
10.28.080.C.3.a is not necessary to meet the purpose and objectives of the underlying
Zoning District and General Plan designation.

b. There is an adequate mix of units in the proposed development for larger households. ‘7 L

\\Astroboy\data\CDD\PROJECTS - NON-ADDRESS\ZOA\2014\14-007 Housing Element Implementation\VMU-HMU\Subcommittee
Draft\2-13-14\HMU-final.docx
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o ‘[ Deleted: %

R ; ‘L Deleted: schedule

N \‘[ Deleted: as determined

Comment [LS7]: SUBCOMMITTEE: Staff
confirmed that the Building Division budget
could absorb 50% of the respective plan check
and building permit fees.

Comment [LS8]: SUBCOMMITTEE: This was
below #6, moved up so that exceptions are
last

Deleted: An appeal for a Minor Use Permit
may be filed to the Zoning Administrator
should the addition of a private entrance be
proven infeasible in a physical or financial
manner.

Comment [LS9]: SUBCOMMITTEE: Based on
feedback from the last Committee meeting
the exception section was modified
accordingly.




Draft Amendments to Zoning Map to Incorporate HMU Overlay Zone

Draft date: 2/7/14
Legend

ZONING
I r3  mumpio Famiy

City of Sausalito e
4 [] r25 TwoFamiy

@ ZONING MAP — Jmpre e

[] r-1-20 Sogie Famity

1 inch equals 400 feet B re

[ 1 H  Houssbosts

I cc Contrai Commenial
B cr Commercal Rosdental
I cr1 Neghborood Commenial
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2003
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GeoData Analytics LLC
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Feet 1901 Bridgeway and 510 2015 Bridgeway, cross
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Eacterbv (APN-044-14.1] Ol (APN-044
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05 and 064-141-06)
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VMU/HMU 8 of 9



lschinsing
Text Box
Attachment 4


Table 10.24-1 (eontinued)
LAND USES ALLOWED IN COMMERCIAL DISTRICTS*1*

SEE
LAND USE CC CR CHM SC Cw W WM  enon
Residential sccessory uses P P P 10.44.020
Lises and
Shuciures)
Senior housing progects cur | CUP | e 10.44.120
[ Senior
Housing
Projects)
Uppeer floor residential
O b0 Bk (1) dwelling wnits P P or py 10.44.180
six 6 cup {FResidental
Seven Fetr {#) or more dgwelling wniis cur | cur | o' g:r Com.
= ]
Retail Trade
Art galleries dealing in ariginal art F cup Sec.
10.44.230
[Wisitor
Serving
Stores and Arl
Galleries)
Drinking Establishments cup Cup cup CUP*5
Euillding materisl stores F P F P
Fosmula Retsd (Appiies to s forms of refal cue cup Cup Sec.
trade ) 10.44 240
{Farmula
Retail)
Full serdos supermarkst P
Furniture, furnishings and eguipment stores F P
Grocery stores P P
Jewwelny siores — precious metals & gems P P
Liguor stores P CUP Cue
Lumberyard CuUp
Plant nurseries cup cup Cup
Recregtonsl equipment sales and rentals F P P F
Restaurants P cup cue P cup ® | 10.44.210
[Restauranis)
and 10.44. 220
Outdoor dining {on public ight-of-way or privats MUP | e MUP MUF pup | = Quidoor
property) Ealing freas)
Rietall stores, general merchandiEs (non-visitor- P P P
sarving)
Secondhand or thrift siones P P P
Visitor sending siores cur 10.44.230
(Wisitor
Stores)
Vholesale and retad fish sales P P P P P Cup
Wiinee ships F
City of Sausalito Zoning Ordinance March 28, 2012
10.24 Commercial Zoning Districts Page 10.24 - 4
Draft: February 7, 2014 Attachment 5
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