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- :Honzontal Mlxed-Use and Dens:ty Bonus Facts

Like all other California jurisdictions, Sausalito is
required to have a Housing Element to plan for its fair
share of housing. A Housing Element establishes policies
to guide future development but does not propose any
specific projects The Californig Department of Housing
(HCD) reviews and
Sausalito  worked

’ '_updated Housmg Element with the Plannmg Commnssron and ¢ f
Councd could adopt 2 rewsed Housmg Element in September.

The best way to get mvolved in thls process is to attend the pubhc hearmgs. To stay mvoived please get on the
1: emall notlﬁcatlon hst for the | Housmg Element by emailmg Lll!y Schmsmg', Analyﬁt-Prmect Manager, at '

__ ] : - - _ some of which the City
Q Why do does the C:ty need Q W:Hwews still be protected? : vill these two sites affect HCD to certify our
Horizontal Mixed-Use (HMU) es if they are developed : le (2015-2023). The
regulations? What is the goal? ddble housing? ; [ 5 recently: beéen comcerned about two of

tal Mixed Use overlay

existing Density Bonus
programs, including how they
other, are described in this Fact

A HCD found that the draft Hous i ildy : Local examples of small affordable
Element they reviewed in early 20 i q i

housing projects have not resulted in any

mainly on small sites that did not known decrease in surrounding property

adequate opportunities for large values, Current research on the topic

(like Accessory Dwelling Un
liveaboards). HCD also stated a mini
capacity of at least 20 units for an

suggest that the type of affordable housing

ek e

matters less than the quality of the
properties’ design, management - and There has been some concérn i
maintenance— which would be reviewed being implemented, what th ey arg

a number of smaller affordable [housing bg’requested as a concession by an applicant  during permitting. provide additional informatio and.€
projects within the community. Asja result"under the separate Density Bonus law (which

aboutwhy the HMU and Density Bonus programs are
interact with each other. This fact sheet was prepared to
ncoyrage further dialogue on these important issues.

this category. The city was able to

. ) , . Q: What about the Density Bonus Law?
HCD accepted eight units as the 1 um is a law independent of the HMU

d h i ? .
capacity for sites selected to provide regufations). In such a case, the City would How does that come into play I QUiCk Facts>>>

capacity for family size multi-family housing require the applicant to provide a financial A: Applicants can currently request a .
opportunities. pro-.forma demonstrating that the view Density Bonus and from one to three HMU REgulatlonS State DeI‘ISItY BOI‘ILIS

obstruction concession was necessary to incentives or concessions to make « Is a program to address need for large-family Is 2 State L » ired to adhere to it
. . . . : ; - ¢ |[s a State Law; cities are required to adhere to i
make the project economically feasible, and affordable units financially feasible on any . ) , q
households in Sausalito

would require approval by the City Council.  site in Sausalito that can support five or » Applies to all new developments in Sausalito with 5+ units
A: Site selection was based on unit Wh d . . . more units. The two sites affected by the * Applies to two mixed commercial/residentially zoned

M at one 10 gain comm t i 1
Q was g MY imu policy would be no different. sites in Sausalito » A property owner may voluntarily agree to provide some

residential units as affordable

Q: Why were these two sites selected
for the HMU regulations?

capacity, access to transit and services as

. . input on these policies?

well as age and condition of existing Q: How often is the Density B low
: ensity Bonus i} : . :

structures  that could reasonably be A: The city has conducted significant amount used? Y * Allows ground-floor residential use instead of

expected to be redeveloped in the near of public outreach throughout the Housing normally-required commercial use * In exchange— City must allow for additional residential
future. Within the sites inventory there Element process including numerous public A: A total of %\¢1 density bonus projects - units (a “density bonus™)

: ‘ . :  In exchange— property owner must make some units
are a very limited number of sites (3 total) meetings (50+), community workshops, city- have been approved in Marin County over

3 bedrooms+ and affordable » * Property owner can ask for incentives/concessions from

that had a capacity of eight (8) or more wide public notice mailings, flyers mailed to the last 10 years (none in Sausalito). : he City i q ke th oct fi lly feasibl
units and met the required density to neighbors near each of the HMU sites, all : * There are no other changes (i.e., all existing the ity in e)r er to make the project |nenc1a y feasibie
qualify as an appropriate site. materials posted on the city website, email regulations regarding maximum number of units, (i-e., exceptions to setbacks, height, parking, etc.)

Pg. 4 alerts and a walking tour. height, parking, views, etc. remain in place) Pg. |
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In 2012, HCD found that,

while
Sausalito had adequately planned for
many types of smaller housing types

such as accessory dwelling units
(ADUs) and liveaboards, the city
needed to provide more housing
opportunities for large families; i.e.; five
(5) or more people.

In response, the city developed the
HMU regulations to provide an overlay
for certain commercial districts to
encourage family-sized housing at
affordable levels. Currently, residential
uses are not allowed on the ground
floor in commercial districts. The HMU
program is a voluntary program where
in exchange for being able to utilize the
ground floor for residential use, the

In addition to requiring a Housing Element to plan for a
certain number of units at certain affordability levels, State

Law also requires a Housing Element to plan for a variety of

housing types.

property owner would be required to:

Ensure a minimum of 30% three (3)
or more bedroom units to
accommodate larger families;
Ensure 25% of the units are very
low income and 25% are low
income households;

Deed restricted the affordable
units for a period of not less than
40 years;

Meet development standards in the

Zoning Ordinance and findings
design review.

reducing the likelihood that, if a project
is proposed, it would need to build as
high to accommodate housing.
Sausalito identified two commercial
sites for the HMU in the CN-| Zoning
District (1) 2015 Bridgeway and (2)
1901 Bridgeway/510 Easterby. See
Table 3 below for more information
on the two sites. The current Zoning
regulytions and the HMU limit

by taking the size of each site
f) and the current zoning
the sites (one unit per 1,500

and area).

=8 0.0

There have been many queW
the community regarding what the

potential would be for the
if a property ownerlapplid
density bonuses on the K
Therefore, this section wa

to address those questions.

A property owner/appl
currently apply for a density bonus for,

¢
é

Table 11GomparingRequirements

of the HM

y Affordability
/" (p ce?é?e of

U/ni# Sizes

d State Density Bonus Law
Density Incentives
Bonuses

5% Low # 50% total

30% required to
be 3 bedrooms

Allow ground
floor for

No provisions

in HMU
residential use

Varies:

5% - 11% Very Low
10% - 20% Low

10% - 40% Moderate

standards

No requirement

See Incentives &
Concessions
section of this

Fact Sheet

Up to 35% of
total units
depending on
affordability of
units

Table 2: Development Standards Summary Table-HMU Sites

The HMU regulations are not linked to
the State Density Bonus law. That is,
the HMU regulations do not require

Affordability. A property owner gets
a higher density bonus by providing
either more affordable units or units
that are affordable to households at
lower incomes or both. For example, a
10-unit project that proposes 10% of

the total units (! unit) as affordable to:

¢ moderate income households may
receive 5% of the units as a density
bonus (one additional unit) for a
total project of | | units.

s low income households may
receive 20% of the units as a density
bonus (2 additional units) for a total
project of 12 units.

e very low income households may

receive 32.5% -of the units as

density bonus (4 additional upi

a total project of 14 units.

The Density Bonus law applies to new development in Sausalito which
can provide at least five (5) units. For projects that provide a certain number of affordable units at certain affordability levels the Law
allows for a density bonus of from 5% to up to 35% of the total units. Sausalito must update its current Density Bonus ordinance to
be in compliance with State law in order to gain certification of the Housing Element by HCD. Sausalito is considering a tailored local
Density Bonus ordinance with the overall goal being to reduce neighborhood impacts while promoting affordability.

for density bo

Incentives or Concessions. In some
cases, a qualifying property owner may
only be able to develop the affordable
units if certain exceptions to development
standards are considered. In such cases, a
qualifying property owner must first
that
exceptions from the City (i.e., “incentjves

or concessions”

demonstrate they need the
in order to make [the

project financially feasible (in ter

emonstrating financial need.
the
for consideration are prioritized

concessions and

n two tiers from most to least preferred.

Tier one are the Citys preferred
concessions including development
standards like reduced setbacks and

increased building coverage and floor area.
Tier two are the City’s least preferred

Cdlifornia State Law requires that all cities in
California adopt provisions which would allow

nuses.

Pursuant to Density Bonus law, the city
shall grant the concession or incentive
requested by the applicant unless the city
makes a written finding, based upon
of any of the

substagftjal evidence,

by
b

The concession or incentive is not
requirgd in order to provide for
affordable housing costs, or for rents
he targeted units.

concession or incentive would
specific adverse impact for

environment or on any real
erty that is listed in the
California Register of Historical
Resources and for which there is no
feasible method to satisfactorily
mitigate or avoid the specific adverse
impact without rendering the
development unaffordable to low-
and moderate income households.
e The concession or incentive would
be contrary to state or federal law.

Maximum Unit Potential that a property owner/applicant apply concessions including increases to allowed
Current Regulations- HMU Regulations for a density bonus and conversely, the building heights and impacts to private
Commercial on (Option to have Density Bonus law could be applied to . ,
: : > primary views,
Ground Floor, Residential on Ground the HMU sites regardless of the
Residential on Upper Floor in addition to Ki d fth
Floors Upper Floors property owner taking advantage of the Table 3: Comparing Parking Requirement:
PP ) q
Por With Por With HMU regulations or not. For the HMU Multi-farmil
. ) . ulti-fami i
Zoning density Zoning density sites, applying the Density Bonus law ~ ~ ) Y Required S!)aces
HMU Site bonus bonus could potentially result in a total range Parking. As a part of a Density Bonus Requirement per Unit
Address / Site Size | Description of nine (9) to eleven (11) units (or an request, a qualifying property owner/ Sausalito’s | State
3015 Bridgeway L7 shaped additional one (1) to three (3) units). applicant could receive parking Densit
cross street Olive three-story 8 units 9-11 units 8 units 9-11 units | See Table 1 above for comparisons reductions. However,. In comparing the B Y
12,000 s.f. office between the HMU regulations and the State mandated parking reductions to onus
STE b‘"":'"g Density Bonus standards. See Table 2 the .Cnty St %mg Parllft'tf;g Studio/l 1.5 spaces | space c id tifiable, Jingl
1901 Bridgeway Single story to the left for a comparison in requirements, there are tttle bedroom  actual cost reductions.
and 510 Easterby 7-Eleven 8 units 9-11 units 8 units 9-11 units development standards for pHMU ites differences (see Table 3). Additional ' .
12,000 s.f. commercial e\clle p e I St parking reductions could be requested 2 bedrooms+ | 2 spaces 2-25 Source: Government Code Title 7. Division .
center under current zoning, regulations as an incentive or concession, see Chapter 4.3. Density Bonuses and Other
and Density Bonus law « . N spaces
Pg. 2 Y : Incentives or Concessions”). Incentives (65915-65918). Pg. 3
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