MEMORANDUM

DATE: September 26, 2011
TO: Housing Element Task Force
FROM: Lilly Schinsing, Associate Planner

SUBJECT: Liveaboard Assumptions

At the August 22, 2011 Housing Element Task Force meeting the Task Force added the
discussion of the assumptions in the liveaboard portions of the Menu of Options document to
the September 26, 2011 meeting. Attached are pages 6-7 and 13-14 of the Menu of Options
document, which reference the assumptions in the “existing” and “future” liveaboard strategies.
Staff recommends that the Task Force review Staff assumptions in liveaboard sections of the
Menu of Options and determine an appropriate liveaboard component of the RHNA strategy.

Attachment
Pages 6-7 and 13-14 of the Menu of Options document, dated August 2011
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e Development Standards: Some communities offer floor area and/or building coverage credits
to encourage the development of ADUs. Should Sausalito offer such a discount? Offering a
discount may result in more ADUs to credit the RHNA.

Another factor is that building permits and water/sewer hook-up fees will be required to develop a new
accessory dwelling unit. These fees can range from $20,000 to $40,000. Although building permit fees
are controlled by the City, water and sewer fees are set by agencies outside of the City’s control. These
costs might be prohibitive to some property owners.

Taking all of these factors into account suggests that may be unrealistic to expect that the entire
RHNA could be accommodated with new accessory dwelling unit regulations alone. The Task
Force should consider how strong of an accessory dwelling unit strategy to pursue and how many
associated ADUs could be accommodated through 2014. An accessory dwelling unit strategy may
need to be coupled with other strategies to accommodate the RHNA.

Strategy E: Liveabords - Existing

Sausalito has a well-established and vibrant boating culture that plays an important role in shaping the
character of the community. Many boaters have chosen to make their boats their homes. The Sausalito
Zoning Ordinance allows for 10% of berths to be used for housing, and calls for half of those to be
available to low and moderate income residents. However, low and moderate income liveaboards are
currently not counted towards Sausalito's affordable housing quota. In 2009 a survey was conducted
among the boating community and the results were described in detail in the Liveaborad Technical
Study which was approved by the Housing Element Task Force on May 23, 2011. This study indicated,
that the median income reported by liveaboards was approximately $42 500 and that the median cost
of a berth for those surveyed was $657.50, which is significantly below the market rate for a one-
bedroom apartment in Sausalito. Furthermore, the survey data suggests that the majority of liveaboards
are permanent residents on their boats.

In this strategy, the goal is to show that the 2000 US Census did not count some existing unpermitted
liveaboards and that the Housing Element identifies an amnesty program to legalize as many of the
estimated 116 unpermitted liveaboards as possible, subject to the requirement that they not exceed
10% of each marina. Documentation would be provided to show why liveaboards should count as
housing units and as providing affordable housing. Attachment IV details the basic assumptions, taken
from the Liveaboard Technical Study, provides a Light, Medium and Heavy approach that could be
adopted and shows the potential RHNA credits that could be obtained. This is summarized below in
Table 6.

Table 6: Potential RHNA Credits from Existing Liveaboards
Potential RHNA Credits
Strategy Above
Existing Liveaboards Very Low Low Moderate Moderate Total
Light 23 23 23 23 92
Medium 31 31 30 0 92
46 46 o 0 92
Heavy
Draft Site Inventory and Analysis- “Menu of Options"—August 2011
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It should be noted, that the City has been advised by Mintier-Harnish, that there is a risk that this
strategy will not be accepted by the HCD:

The same issues that apply to counting existing ADUs apply to existing liveabords. It is difficult, if
not impossible, to count existing units against the RHNA, unless they were built within the planning
period (i.e., since 1999)°.

Strategy F: Liveaboards - Future

In this strategy, the Housing Element would provide incentives to encourage permitted marinas to offer
the remainder of their liveaboard allotment to low/moderate income households as outlined in
Attachment V and summarized in Table 7 below.

Table 7: Potential RHNA credits from Future Liveaboards
Potential RHNA Credits
Strategy Above
Future Liveaboards Very Low Low Moderate Moderate Total
Light 0 0 0 22 22
Medium 7 7 8 0 22
1M1 11 1] 0 22
Heavy

Mintier-Harnish made the following comment regarding a future liveaboard strategy:

The City’s strategy to count capacity for liveaboards as affordable housing is a unique strategy that

HCD has probably not encountered before. This does not mean it is not a valid strategy. However,

an incentive-based approach may not be adequate to convince HCD that all of the remaining

liveaboard allotments will be affordable housing for lower- or moderate-income households. Since

there is no evidence to support the success of incentives in creating affordable liveabords, HCD
"may want to see a firm commitment to creating deed-restricted affordable units®.

Strategy G: Rezoning - Certain Existing Residential/ Mixed Use Sites to a Higher Density

State Housing Element law requires a parcel-specific inventory of appropriately zoned, available, and
suitable sites that can provide realistic opportunities for the provision of housing to all income segments
within the community. Preparation of a site suitability analysis is the second step in addressing the
“adequate sites” requirement. In addition to providing a listing of sites, the City must prepare an
analysis that demonstrates which identified sites can accommodate housing, by income level, within the
Housing Element planning period. The Task Force’s job is to carefully look at each of the sites for its
potential to accommodate affordable housing. During the analysis there may be constraints identified
that would significantly limit the development of affordable housing. For example, a site with very steep
slopes or that contains a historic building might not might not be suitable or appropriate for the
development of affordable housing.

The rezoning of certain existing residential/mixed use sites to a higher density strategy involves the up-
zoning of certain sites to R-3 (multi-family residential), thus providing an increased density. In addition
an Affordable Housing Overlay District (AHOD) could also be applied to these sites which would
provide an incentive to enhance the feasibility of an affordable housing project. The AHOD would allow

From Minter-Harnish’s May 19, 2011 “City of Sausalito Housing Element — Preliminary Comments on Menu of Options”
¢ From Minter-Harnish's May 19, 2011 “City of Sausalito Housing Element — Preliminary Comments on Menu of Options”

Draft Site Inventory and Analysis- “Menu of Opt/ons”—August 2011
Page 7 £ % o




gL obed
1 102 3snbny—,suondQ Jo nusyy, -sisAjeuy pue Aiojusauf ajis yelq
(spseogesal) payrwuadun

01 o1 dn) eZE|d BULE) (SPJEOgESA) DajilIedun 9| 0} dn) ISHBWUOOYDS ‘(SPIe0qedAl papuadun g 0} dn) sAepn sulepy ojjesnes '(spieogeaal pepiwiadun pg 0} dn) JogieH JUoeA O}fesSNeS APNiS [e2jUyoa | PIROqeaAl] wold

26

14

oy

19MO] pue
MO| Al Usamiaq JI|ds uaa3

‘18w el SpIEpUB)S Ulepad J| $$8201d SAlEnS|ULLpE
‘sjusuannbal Bugpwiad jo uonexelal “6e sAuaAUl
ofbie| e apirozd 1snw) Jomo| pue moj Ao usamieq
J|ds uaAe Ue S| aJay) 1By} auinbay “(sprecgeenl] g6
o} dn) welboid Aysauule ue ela seupew papiwiadun
1e spleogeeAl papiwiadun jo %0l o) dn azjefe]

Aneay

[4:]

o¢

29

1€

@)EJopOLL PUE JSMO)
'MO] Aloa usamiaq Jds usag

uea0 J| $sa8001d SAREASIUIWPE ‘sjuswalinbal
Bugnuad jo uonexejas B 'aajusaul ue apiaoid

J1ds UaA® UE S| alay) 1ey) aiinbay "(spieogesal| 26
0} dn) weiboid A}souwe Ue BIA seulew pejiuedun
j& spleoqesal| pepiuladun Jo %0 0} dn aziefe

“(joW oie SPIEPUE}S

yoeouddy
18NLW) S}RISPOW PUE JaMO} ‘MO| AIBA UsBmaq

wnipajy

6

€T

€2

[ 44

€T

s{eAg|
aulooul |e usamjaq Jjds uang

usamjaq Jids uaae ue annbay "(SpJEogeaA] g6 0}
dn) weiboud fiseuwe ue eia  seuuew peplwiadun
Je spieogesay popiwadun Jo %01 o} dn azjjebay

*sjoAs| auloou] e

W6

1ejJ0L

2jeIapoly dA0qY

Byelopol

189m0

mo A1ap

SHP3ID VNHY JERUSI0d

suondwnssy [euopippy

ABajensg

Bui)six3 ~SpJeoqesAl]

spieoqeanl] 0} =sdiis Jeoq 0] eze|d eulepy
spJeoqesnl] 91 =sdijs 1e0d 9] LSNEWUOOYIS
spJeoqesAl] 9 =sdi|s 180q 19 :SABAA SULIE)\ O}[ESNES
spieaqgeaal} 09 =sdijs Jeoq 009 JogJeH JUSeA ojjesnes

OEOROKY

:sdijs J0q Jo %0} 03 dn Jo} Ajseuitue Joj [eluajod BU} SABY 210j919) PUE SpIeogdesAy 1oy spuad 9a0g 10 i) oAy Jou op seulely Buimoljo ay L
spJeoqesalj o9 o} sdijs 180 sBULIE[\ € JO %0 AJuo Mojie DODg pue AlD oYy

((Apnyg Jesiuyoa] pieoqeanr] wolj) suopdwinssy ajseg

91| =(lunos |10z woly) spleoqean) papjuuadun <«

syun pspied |1 L= (66) spieoqeanlt [ebe + (L) s+ () sjeogesnoH &

J]I0JIB1EM JESUUO S18M SUN BUISNoY g/ Jey} pajesipul sNsuaD Q00Z 9} ‘BIEp SNSUSY [aAe100|g Buisn &

fab B

(BULIEW 34 §0 %01 O} pajwi) sjqissod se spieogesn pejiuuadun gl | auj Jo Auew se azjjebe| 0} weiboid fisouwe sayjusp] Juswalg BuisnoH eyl e

spleoqeanl] peliuuedun BUlsIxe SWOS JUNOD JOU PIP SNSUSD 000Z U JeU} Moys e

AL LINFWHOVLLY

Buisnoy ejqep.ioge Buipiroid se pue spun Buisnoy Se Junod PINoys Se SPIEoqeanl] AYm 0] SE UOHEIUSLNOOP SPINId e

:Abayensg



v1 obed
1102 Jsnbny—,suoydQ Jo nusp, -SisAieuy pue Aiojusaul a)is yesq
paidnooo jou e1e Jey} sdijs pieogeany] [euclippe g4 sey Jedd(|) pue sdijs pieoqesa) [BUCHIPPE ¢ SeY BZejd BULIR|Y (Hodey (Bo1UY28] pieOgesAl] 8} ol

“(Jow aJe spiepue)s ulenad Ji sseoold aajelgsIulLIpE T
zZ 0 0 Ly 1L *6°8) Sp|oySSNOY WOV} BIEISPOUI/MO| 0} JUBULoje 2
Jemoy pue pieOgESA J19Y) JO JapUlBLIBL B1)) JBYO 0} SBULRW 3
Mo} Alan usamiag Jiids uang papiwliad abeinoaus 0} sealuaoy Buolls spinold
‘(oW 8JE SPIEpUE}S UIBHAD JI sseo0.d anjeqsiuupe =
7z 0 8 L 11 B9) SploySsSNOY aWOoUl Sjeiapow/mo| 0} | & | 4oeciddy
9JBI9pPOW PUB JAMO] JUSWIIO|{E PIBOGEDA]] JIBY] JO JBPUIBLUS] By} Jayo 0} m
‘mo| Alan usamiaq Jids uaag | seuuew paywsed abeinoous 0] SBAUSIUI BPIACIH w% ]
- B
et f44 0 . 0 [ _m,.
sabuelo oN onb snieis
lejol 9JEI3POIY dA0Y 2)ei9po FET R mo Kisp
h ABajeng
S}paI) YNHY lepuajod suopduinssy

[euciippe gL=1yoeA Joddild &
[EUORIPPE ¥ =BZB|d BULBIY &

:Ajoeded pleogesa| [euopippe 9ABY seulely papjwiad Bumoloj eyl

(Apmg [B21UYd9a] pleogesAl] wolyy) suondwnssy aiseg

Sployasnoy SWoouU} 91BJePOW/MO] O} JUSWo)|e pleoqesA)| Jisy] jo Jspulewlal 8y} Jajjo 0} seullew pepiuliad ebeinosus o} saAjjuasU] apInold e
:Abajens

24NN ~SPJROGEIAIT A JUSWIYIERY




