
STAFF REPORT     

SAUSALITO PLANNING COMMISSION AND  
HISTORIC LANDMARKS BOARD 
 

PROJECT   676-686 Bridgeway 
Design Review Permit / Conditional Use Permit 
Sign Permit / Encroachment Agreement 
DR-CUP-SP-EA 16-145 

 
MEETING DATE  November 16, 2016 
 
STAFF    Calvin Chan, Associate Planner 
 
REQUESTS 
 
McCoy Architecture, on behalf of Only In Sausalito, LLC, requests approval of the following items 
concerning the structure located at 676-686 Bridgeway within the Downtown Historic District: 
 Design Review Permit for exterior modifications to a structure located within the Downtown 

Historic District; 
 Conditional Use Permit for establishment of an apparel store and a candy store/desserts shop 

categorized as “visitor serving stores”; 
 Sign Permit for business identification signage; and 
 Encroachment Agreement for business identification blade signage, three upper-level bay 

windows, and entry awning. 
 

PROJECT INFORMATION 
 
APPLICANT McCoy Architecture 
 
PROPERTY OWNER Only In Sausalito, LLC 
 
LOCATION/PARCEL SIZE 676-686 Bridgeway (APN 065-133-11) 
 6,602 square feet 
  
GENERAL PLAN Central Commercial Land Use Designation 
 
ZONING   Central Commercial (CC) Zoning District 
    Downtown Historic Overlay Zoning District 
     
CEQA The project is Categorically Exempt under California Environmental 

Quality Act (CEQA) Guidelines Section 15301 (Existing Facilities). 
 
AUTHORITY A Design Review Permit is required for exterior renovation, modification, 

or remodeling of any structure located within a City-designated historic 
district (SMC 10.54.050.B.12 / SMC 10.46.060). A Conditional Use 
Permit is required for the establishment of a visitor serving store (SMC 
10.44.230). A Sign Permit is required for business identification signage 
(SMC 10.42.090). An Encroachment Agreement, subject to Design 
Review procedures, is required for buildings and structures constructed 
on public property (SMC 10.56.030)1. 

                                                           
1 The Sausalito Municipal Code (SMC) may be accessed at: http://www.codepublishing.com/CA/Sausalito/. 
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BACKGROUND 
 
ROLES OF THE PLANNING COMMISSION AND HISTORIC LANDMARKS BOARD 
This application involves the review of a Design Review Permit and Sign Permit for improvements to 
property within the Downtown Historic District. As such, the requests for a Design Review Permit and 
Sign Permit are under the purview of both the Planning Commission and the Historic Landmarks 
Board and a joint public hearing is required to act upon the entitlements. Both the Planning 
Commission and the Historic Landmarks Board have authority to review the Design Review Permit 
and Sign Permit and must favorably make the findings to approve the entitlements. The requests for a 
Conditional Use Permit and recommendation for City Council approval of an Encroachment 
Agreement are under the purview of the Planning Commission. 
 
Prior to scheduling the joint meeting, the Historic Landmarks Board conducted a study session for the 
project on September 1, 2016 (see Exhibit C for meeting minutes). The applicant has provided a 
historical summary of the site (see Exhibit D for summary). The Marin County Assessor identifies the 
construction year of the mixed commercial/three-unit residential structure as 1913. 
 
SITE LOCATION 
The project site is an angled, mostly rectangular lot with a parcel area of 6,602 square feet within the 
Downtown Historic District. The property is located on the eastern portion of the 600 block of Bridgeway 
and directly abuts 688 Bridgeway (Sausalito Ferry Co.) to the north, 670 Bridgeway (Napa Valley Burger 
Co.) to the south, and 30 El Portal (The Inn Above Tide) to the east (see Exhibit E for Vicinity Map). The 
footprint of the existing mixed-use structure covers nearly the entire lot except for an interior courtyard 
area to the rear of 676 Bridgeway. Over the decades, numerous tenants have occupied the 676-686 
Bridgeway structure with commercial activities on the first level and residential use on the second level. 
Historically, there have been three business storefronts for the structure/site. In review of available City 
records, below is a table showing select prior and current tenants of the first level. 
 
Address Business 
676 
Bridgeway 

Sausalito Sweet Shop, Mrs. Field’s Cookies, La Camisa, Sausalito Shirt Co. (current 
tenant) 

682 
Bridgeway 

Seven Seas Tavern, Seven Seas Restaurant, Head to Toe (current tenant) 

686 
Bridgeway 

Afro-Asian Gifts, Louis Aronow Gallery, Fine Arts Etc., Toad Fish Gallery (current tenant) 

 
DESCRIPTION 
 
The project proposes a comprehensive remodel of the 676-686 Bridgeway structure and the conversion 
of three existing first level storefronts into two storefronts and a remodel of the second level into three, 
two bedroom residential units (see Exhibit F for project narrative and Exhibit G for project plans, 
including renderings on sheets A-900 to A-903). 
 
The applicant has prepared a community outreach website for the project: http://676-686bridgeway.com/. 
 
FIRST LEVEL 
The first level of the 676-686 Bridgeway structure currently contains three businesses: Sausalito Shirt Co. 
(676 Bridgeway), Head to Toe (682 Bridgeway), and Toad Fish Gallery (686 Bridgeway). The existing 
first level floor area is 5,913 square feet. The project proposes the combination of the two northern 
spaces currently occupied by Head to Toe (682 Bridgeway) and Toad Fish Gallery (686 Bridgeway) to 
form a single retail apparel store known as Only in Sausalito. The southern space currently occupied by 
Sausalito Shirt Co. (676 Bridgeway) is proposed for conversion to a candy store/desserts shop known as 

Item 1: Page 2 of 121

http://676-686bridgeway.com/


676-686 Bridgeway 
DR-CUP-SP-EA 16-145 

 Page 3 
November 16, 2016 

 
Sausalito Sweets (information regarding the proposed businesses is provided in the Analysis section 
below). The two proposed businesses will share common support spaces (e.g. restrooms, storage, 
breakroom, trash) at the rear of the structure. A fire exit corridor is proposed between the two retail 
spaces to serve both businesses. Overall, the project proposes a 125 square foot increase in the floor 
area of the first level which is realized through the enclosure of the existing interior courtyard located at 
the rear of Sausalito Shirt Co. (676 Bridgeway) and moderately recessed storefronts. 
 
SECOND LEVEL 
The second level of the 676-686 Bridgeway structure contains three spaces that have historically been 
used as residential units each with separate addresses and entrances (678, 680, 686-2 Bridgeway). The 
space at 686-2 Bridgeway (above Toad Fish Gallery) is currently utilized by Toad Fish Gallery as 
exhibition space and storage; access is via a stairway from within the gallery. The space at 680 
Bridgeway (above Head to Toe) is currently vacant and was formerly utilized as storage area for the 
Seven Seas Restaurant; access is via a stairway leading from Bridgeway. The residential unit at 678 
Bridgeway (above Sausalito Shirt Co.) is currently renter-occupied; access is via a separate stairway 
leading from Bridgeway. 
 
The project proposes a remodel of the second level to create three, two bedroom rental units with a 
similar footprint as the three existing spaces. Access to the second level residential units is through a 
single shared stairway with entry located along Bridgeway between 678 and 680 Bridgeway. A wood 
deck for common use (778 square feet) is proposed on top of the roof of the first level businesses—not 
visible from Bridgeway. Entry to each residential unit is from the wood deck. As part of this project, all 
existing heating, ventilation, and air conditioning (HVAC) equipment is proposed to be replaced with new 
equipment located on a second-level platform for utilities (400 square feet) surrounded by a redwood 
picket fence (4’-0” height). 
 
FAÇADE 
The project proposes a comprehensive remodel of the 676-686 Bridgeway structure in an aesthetic that 
is influenced by the property’s original form as two separate buildings—an unreinforced brick structure 
(676-682 Bridgeway) and a wood frame structure (686 Bridgeway). 
 
The Bridgeway-facing building façade (western elevation), interior, and rear portions of the subject 
property, particularly the Head To Toe/former Seven Seas Restaurant space (682 Bridgeway), are 
currently in outdated to poor condition. The project includes the remodel of the façade of 676-682 
Bridgeway (Sausalito Shirt Co. and Head to Toe spaces) with removal of the existing stucco and wood 
trim that was added on in a mid-century remodel to expose/restore the original brickwork beneath. Two 
second-level bay windows are proposed in approximately the same location as two-bay windows 
historically present on the structure (see Exhibit D for historical photographs). The storefronts on the first 
level are proposed to be moderately recessed from the sidewalk beneath arched openings with metal 
door and window systems painted black. The remodel of the façade of 686 Bridgeway (Toad Fish Gallery 
space) includes the refinishing of the horizontal drop channel wood siding and trim work. The wood siding 
is proposed to be painted in grey and the trim to be painted in white. The existing second-level bay 
window will be removed and replaced with a new bay window with a patina copper metal roof in 
approximately the same location. The storefront on the first level is proposed to be inset from the 
sidewalk and contain metal door and window systems painted black. Between 676 and 682 Bridgeway, 
at the entry to the access stairs for the second-level residences, an arched metal awning with a patina 
copper finish and metal rod supports is proposed. 
 
The first level of the eastern elevation is a concrete wall that abuts the adjacent courtyard for The Inn 
Above Tide (30 El Portal). The project proposes no change to this portion of the elevation. The second 
level area of the eastern elevation contains the entrances to the three residential units. The project 
proposes the restoration of the original brickwork and includes arched metal entry awnings with wall-
mounted downlights for the two southern units (678 and 680 Bridgeway) and a small porch roof with 

Item 1: Page 3 of 121



676-686 Bridgeway 
DR-CUP-SP-EA 16-145 

 Page 4 
November 16, 2016 

 
recessed directional lighting for the northern unit (686-2 Bridgeway). The existing wooden staircase 
leading down into the interior courtyard is proposed for removal as part of the project’s enclosure of the 
courtyard space for the first floor remodel. 
 
The project proposes no visible modification—aside from the aforementioned second-level improvements 
behind the Bridgeway façade—to the northern and southern elevations of the subject structure that abut 
the adjacent properties of 670 Bridgeway (Napa Valley Burger Co.) and 688 Bridgeway (Sausalito Ferry 
Co.). 
 
The existing roof consists of rolled roofing with granular material and a translucent retractable roofing 
system on the eastern portion (rear) of the structure previously used by the Seven Seas Restaurant. The 
project proposes the removal of the retractable roofing system for replacement with new rolled roofing 
with granular material across the entire roof surface. 
 
A colors and materials board will be available for review at the Planning Commission and Historic 
Landmarks Board meeting. 
 
SIGNAGE 
The project proposes the removal of the two existing canvas awnings (Toad Fish Gallery and Sausalito 
Shirt Co.) and the installation of new business identification signage (see signage on sheet AS103 of 
project plans, Exhibit G). Two raised gold letter wall signs on wood panels painted grey are proposed for 
Only In Sausalito above the entrances at 682 and 686 Bridgeway (10.30 square feet of signage per sign). 
Beneath the arched entry at 676 Bridgeway, a wall sign consisting of white paint lettering with crimson 
trim on a wood panel painted taupe is proposed for Sausalito Sweets (7.48 square feet of signage). The 
project also includes two blade signs, one for each proposed business, consisting of wood signage on a 
wrought iron support arm (approximately 3 square feet of signage per sign). The blade signage will 
extend 2’-10” from the property line/building face and have a right-of-way/sidewalk to sign clearance of, 
at minimum, 8’-7”. The wall signs are proposed to be illuminated by recessed, adjustable directional lights 
and the blade signs are proposed to be illuminated by bullet directional lights that extend perpendicular to 
the wrought iron support arm. All lighting is controllable by dimmer switch. The 676-686 Bridgeway 
structure has a total linear street frontage of 72 feet. The sign program contains a total signage area of 
33.92 square feet. 
 
ANALYSIS 
 
GENERAL PLAN CONSISTENCY 
The General Plan provides the following description regarding the Central Commercial Land Use 
Designation: This designation describes the intense retail shopping area serving residents and 
visitors. First floor uses should be retail commercial with general office and residential office and 
residential uses on the upper floors of buildings in this area. The vast majority of the parcels in this 
area are located within the City’s Historical District and all development must respect its historic 
character. Staff suggests that the comprehensive remodel of the 676-686 Bridgeway structure which 
retains retail commercial on the lower level and residential uses on the upper level is consistent with 
the Land Use Designation for this site. The proposed design is informed by the history of the site and 
represents a significant improvement to the current conditions of the Downtown Historic District 
structure. The following policies and objectives are relevant to the project: 
 Policy LU-2.0 Promote and Enhance Commercial Economic Diversity. Promote and enhance 

economic viability of all commercial areas throughout the City, while continuing to recognize 
residential needs, by establishing distinct commercial districts that preserve the variety of uses 
serving residents and visitors. 

 Policy LU-2.9 Downtown Historic Character: Protect the historical character of the Downtown area. 
 Policy E-3.3 Other Businesses: Encourage diverse business opportunities. 
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 Policy E-4.1 Downtown Uses: Promote and enhance a diversity of uses in the Downtown area. 
 
Within the Community Design and Historical Preservation Element, Policy CD-1.6 states: Develop all 
commercial, industrial, and institutional sites as visually attractive parts of the City. Staff suggests that 
the proposed comprehensive remodel is compatible to the General Plan’s Land Use Designation for 
the site and updates the façade in a context-sensitive manner simultaneously with the establishment 
of new commercial uses that align with Land Use and Growth Management Element Policy LU-2.4 
which states: Emphasize visitor serving commercial uses in the Downtown area while not 
discouraging uses which also serve local resident needs. The General Plan recognizes “that the 
Downtown will continue to be a popular destination for visitors to Sausalito” and that “General Plan 
policies for the Downtown commercial area have been designed to enhance the economic diversity 
and vitality of the uses in the Downtown for both visitors and residents.” Staff suggests that overall, 
the project is in compliance with the policies and programs of the General Plan. 
 
ZONING CONSISTENCY 
The project is in compliance with the development standards of the Central Commercial Zoning District 
as displayed by the project summary table below. 
 

 

                                                           
2 SMC Section 10.40.110.A.5: Existing Structures and Uses. No part of this section shall be construed as 
requiring additional off-street parking for authorized structures and uses legally existing at the time of the 
effective date of the ordinance codified in this title. Where any or all required off-street parking is not provided for 
such a use, that use may be replaced by a use requiring the same or less off-street parking. Parking required by 
the current ordinance which has been established for a structure or use shall not be removed, obstructed, or 
dedicated to other uses unless otherwise approved and authorized herein. 

Project Summary Table – 676-686 Bridgeway 
November 16, 2016 Planning Commission Hearing 

Development Std. Existing Ordinance Proposal Compliance 
Parcel Area 6,602 sq. ft. 5,000 sq. ft. min. No Change Yes 

Land Use 

Art Gallery (686) 
Toad Fish Gallery 

 

General Retail 
(682, 676) 

Head To Toe 
Sausalito Shirt Co. 

 

Upper Floor Residential 
(686-2/680/678) 

Mixed-Uses 

Retail - Apparel 
(686/682) 

Only In Sausalito 
 

Retail - Candy Store / 
Desserts Shop (676) 

Sausalito Sweets 
 

Upper Floor Residential 
(686-2/680/678) 

Yes, per 
SMC Section 
10.44.230,    
a CUP is 

required for a 
“Visitor 
Serving 
Store” 

Setbacks None None No Change Yes 

Height 27’-4½” 32’-0” max No Change Yes 

Building Coverage 
6,337 sq. ft. 

95.9% 
6,602 sq. ft. max 

100% max 
6,602 sq. ft. (+265 sq. ft.) 

100% Yes 

Floor Area (FAR) 
8,351 sq. ft. 
1.26 FAR 

8,583 sq. ft. max 
1.30 FAR max 

8,540 sq. ft. (+189 sq. ft.) 
1.29 FAR Yes 

Parking 

No On-Site Parking 
 

Art Gallery/General 
Retail use: 5,913 sq. ft. 

requires 24 spaces 
 

Residential use: 
6 spaces 

Art 
Gallery/General 

Retail use: 
1 space per 250 

sq. ft. 
 

Residential use: 
2 spaces per unit 

No On-Site Parking 
 

General Retail use: 6,038 
sq. ft. requires 24 spaces 

 

Residential use: 
6 spaces 

Yes, per 
SMC Section 
10.40.110.A.5 

“Existing 
Structures 
and Uses”2 
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HISTORIC OVERLAY ZONING DISTRICT CONSISTENCY 
The project site is located in the Downtown Historic Overlay Zoning District. To approve the proposed 
project, the Planning Commission and Historic Landmarks Board must determine that the project is 
consistent with all applicable Historic Overlay District regulations. Staff concludes that the project is 
consistent with the purpose and intent of the Downtown Historic Overlay Zoning District (SMC Section 
10.28.040.A) as described in the findings listed in the draft Resolutions (see Exhibits A and B). 
 
CONDITIONAL USE PERMIT 
The project requests a Conditional Use Permit (CUP) to establish a retail apparel store known as Only In 
Sausalito (682-686 Bridgeway) and a candy store/desserts shop known as Sausalito Sweets (676 
Bridgeway). Pursuant to SMC Section 10.44.230, a CUP is required for any new visitor serving store in 
the Central Commercial (CC) zoning district (see Exhibit H for CUP summary, Exhibit I for merchandise 
plans, and Exhibit G, project plans sheet A-904, for CC District business usage map). Only In Sausalito 
and Sausalito Sweets require a CUP as their proposed business functions meet the following visitor 
serving thresholds identified under SMC Section 10.44.230.B: 
1. Apparel stores which inventory and sell the following types of apparel as more than 10 percent of 

their total display area and/or more than 10 percent of their window display area, either cumulatively 
or individually: tee shirts, baseball caps, sweatshirts, windbreakers, and fleecewear. 

3. Candy stores. 
5. Eating places selling frozen dessert products including any eating place that sells as a primary 

product dessert products made of ice cream, frozen yogurt, freezes, ices, gelato and frozen custard. 
 
In addition to the findings required under SMC Chapter 10.60 (Conditional Use Permits), specific use 
findings must be made prior to the issuance of a CUP for the visitor serving businesses (SMC Section 
10.44.230.D). The purpose of the additional specific use findings is to regulate the location and 
number of visitor serving uses within the CC Zoning District. The additional purposes of the visitor 
serving regulations are to: 
 Provide economic and commercial diversity in the Downtown area; and 
 Encourage a mix of resident-serving and visitor serving businesses. 
 
Upon review of the proposed Only In Sausalito and Sausalito Sweets businesses, Staff suggests the 
CUP can be supported based on the following considerations: 
 Within the CC Zoning District, there are approximately 18 businesses that primarily sell apparel 

and 7 businesses that sell candy and/or desserts. The uses will add economic and commercial 
diversity to assure a balanced mix of commercial uses available to serve both resident and visitor 
populations in the CC Zoning District. Although there are other stores that sell apparel, candy, and 
desserts, the merchandise offerings and business concepts of Only In Sausalito and Sausalito 
Sweets are unique to the area and will provide variety within the CC Zoning District. 

 The establishment of Only In Sausalito as an upscale general store and Sausalito Sweets as a 
candy store/desserts shop are related to past uses at/near the subject property in the late 
19th/early 20th century. With the historically-informed remodel of the structure, the uses will be an 
enhancement to the Downtown Historic District. 

 The uses will not require more parking than what has been previously approved for the site.  
 The uses are consistent with the Conditional Use Permit findings per SMC Section 10.60.050. 
 The uses will occupy existing commercial spaces in conjunction with a comprehensive remodel of 

the structure to provide significant mixed commercial and residential land use enhancements. 
 
FINDINGS FOR ENTITLEMENTS 
Staff suggests that the findings for a Design Review Permit, Conditional Use Permit, Sign Permit, and 
Encroachment Agreement can be made as described below and provided in the draft Resolutions (see 
Exhibits A and B). 
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DESIGN REVIEW PERMIT FINDINGS 
In accordance with SMC Section 10.54.050.D (Design Review Permit Findings), the Planning 
Commission and Historic Landmarks Board find: 
 
1. The proposed project is consistent with the General Plan, any applicable specific plans and this 

chapter. 
 
The project, as conditioned, is consistent with all applicable policies, standards, and regulations of the 
General Plan, Zoning Ordinance, and Historic Design Guidelines as described in the Staff Report 
(DR-CUP-SP-EA 16-145, November 16, 2016). 
 

2. The proposed architecture and site design complements 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 project will positively contribute to the Downtown Historic Overlay Zoning District through 
comprehensive remodel of the 676-686 Bridgeway structure in an aesthetic that is influenced by the 
property’s original form as two separate buildings—an unreinforced brick structure (676-682 
Bridgeway) and a wood frame structure (686 Bridgeway). The project maintains and complements 
the prevailing design theme of the neighborhood and district. 
 

3. The proposed project is consistent with the general scale of structures and buildings in the 
surrounding neighborhood and/or district. 
 
The project’s complete façade remodel is consistent with the general scale of surrounding 
structures in that the overall building height and setbacks remain similar while floor area and 
building coverage are minimally increased through infill development that is not visible to the 
general public. The new storefronts are designed to be in scale with adjacent structures and 
supportive of the purposes of the Central Commercial/Downtown Historic Overlay Zoning District. 
 

4. The proposed project has been located and designed to minimize obstruction of public views and 
primary views from private property. 
 
The project, which includes exterior building modifications and two projecting signs, will not obstruct 
public or private views due to location and site orientation.  
 

5. The proposed project will not result in a prominent building profile (silhouette) above a ridgeline.  
 
The subject parcel is not located along a ridgeline and thus the project will not result in a 
prominent building profile above a ridgeline. 
 

6. The proposed landscaping provides appropriate visual relief, complements the buildings and 
structures on the site, and provides an attractive environment for the enjoyment of the public. 
 
The project does not propose nor affect any landscaping. 

7. The design and location of buildings provide adequate light and air for the project site, adjacent 
properties, and the general public. 
 
The remodel of the existing mixed commercial/residential structure will not result in negative light and 
air impacts beyond existing conditions. 
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8. Exterior lighting, mechanical equipment, and chimneys are appropriately designed and located to 

minimize visual, noise and air quality impacts to adjacent properties and the general public. 
 
The project includes a shielded mechanical equipment pad on the second level that is not visible 
to the general public and will not result in significant negative impacts to adjacent properties or the 
community. The project lighting is the minimum necessary to provide illumination related to the 
storefront, projecting signs, and second level residential units. The lighting for the project is 
appropriately designed and will not impact adjacent properties due to the location and mix of land 
uses in the district. 
 

9. The project provides a reasonable level of privacy to the site and adjacent properties, taking into 
consideration the density of the neighborhood, by appropriate landscaping, fencing, and window deck 
and patio configurations. 
 
Based on the existing location and orientation of the building and design elements, the project will 
not impact privacy to the site or the adjacent properties. 
 

10. Proposed entrances, exits, internal circulation, and parking spaces are configured to provide an 
appropriate level of traffic safety and ease of movement. 
 
The project will comply with current construction codes to ensure adequate health and safety. The 
City Engineer has reviewed the project and, as conditioned, finds that the project would provide for 
an appropriate level of traffic safety and ease of movement. The project site does not provide any 
on-site parking, therefore, parking will not be impacted. No negative impacts to traffic circulation 
and safety are anticipated beyond the project site’s existing conditions. 
 

11. The proposed design preserves protected trees and significant natural features on the site to a 
reasonable extent and minimizes site degradation from construction activities and other potential 
impacts. 
 
The project does not involve the removal of any protected trees or alteration to natural features. A 
construction management plan is required as part of the Building Permit application to ensure that 
construction activities result in minimal disturbance to the commercial site and neighborhood. 
 

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 subsection E 
(Heightened Design Review Findings). 
 
The project is not subject to Heightened Design Review. 

13. The project has been designed to ensure on-site structures do not crowd or overwhelm structures on 
neighboring properties. Design techniques to achieve this may include, but are not limited to: 
stepping upper levels back from the first level, incorporating facade articulations and divisions (such 
as building wall offsets), and using varying rooflines. 
 
The comprehensive remodel project is sited and designed in a manner that does not crowd or 
overwhelm adjacent structures. With the exception of the minor encroachments into the Bridgeway 
public right-of-way for the second level bay windows and first level business identification 
projection signage, the project retains identical overall building footprint. 

 
 
 
 

Item 1: Page 8 of 121



676-686 Bridgeway 
DR-CUP-SP-EA 16-145 

 Page 9 
November 16, 2016 

 
HISTORIC OVERLAY DISTRICT FINDINGS 
Pursuant to Sausalito Municipal Code Section 10.46.060 (Design Review Findings), the Planning 
Commission and Historic Landmarks Board find:  
 
1. The proposed new construction or alteration is compatible with the architectural and historical 

features of the structure and/or district.  
 
The comprehensive remodel project is designed to be compatible with the existing mixed-use 
commercial/residential building through aesthetic choices and land uses that reflect the history of 
the structure/site within the context of the Downtown Historic Overlay Zoning District. 

 
2. The historical context of the original structure or district has been considered during the 

development and review of the proposal.  
 
The historically-informed project will be complementary to the existing contributing historic 
structure in the Downtown Historic Overlay Zoning District based on its design, materials, and land 
uses. 

 
3. The criteria for listing the structure or site on the local register does not apply, or the historic 

overlay district will not be affected by the new construction or alterations.  
 

The project will not negatively impact the historic integrity of the building through design and uses 
that are historically-informed and complementary to the Downtown Historic Overlay Zoning 
District. 

 
4. The State Historic Building Code is being applied to minimize alterations to the original historic 

structure.  
 

The project is designed to meet current construction codes; therefore, the project will not require 
the use of the State Historic Building Code. 

 
5. The Secretary of Interior Standards for Treatment of Historic Properties have been used to review 

and consider the new construction and proposed alterations.  
 
The historically-informed design of the project will not negatively impact any character defining 
features associated with the contributing building; therefore, the Secretary of the Interior 
Standards for the Treatment of Historic Properties are not applicable. 
 

6. Alternative uses and configurations have been considered as part of the Design Review process.  
 

The project has been purposefully designed to provide viable storefronts and retention of 
residential units on the upper level, while maintaining and enhancing the historic character and 
integrity of the building for modern times. 

 
7. Findings specified by Chapter 10.54 (Design Review Procedures) can be made.  
 

The project is consistent with the Design Review Permit Findings and Historic Design Guidelines 
as described in the Staff Report (DR-CUP-SP-EA 16-145, November 16, 2016). 

 
8. The proposed new construction or alteration will be compatible with and help achieve the 

purposes of the Historic Overlay District (Chapter 10.28.040.A).  
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The project will not negatively impact any character defining features associated with the 
contributing building located within the District and is consistent with the purposes of the Downtown 
Historic Overlay Zoning District.  

 
CONDITIONAL USE PERMIT FINDINGS 
Pursuant to Sausalito Municipal Code Section 10.60.050 (Conditional Use Permit Findings), the Planning 
Commission finds: 
 
A. The proposed use is allowed with issuance of a Conditional Use Permit, pursuant to Chapters 10.20 

through 10.28 (Zoning District Regulations), or Section 10.60.050 (Conditional Uses), Chapter 10.44 
(Specific Use Requirements) or any other applicable section of this Title 10. 
 
The project includes the establishment of a retail apparel store known as Only In Sausalito (682-686 
Bridgeway) and a candy store/desserts shop known as Sausalito Sweets (676 Bridgeway). As the 
merchandise and programming of the two stores includes visitor serving uses as defined in Sausalito 
Municipal Code Section 10.44.230, the uses are allowed with the issuance of a Conditional Use 
Permit from the Planning Commission. 
 

B. The proposed use is consistent with the General Plan, the purposes of the Zoning Ordinance, and 
the purposes of the applicable zoning district.  
 
Visitor serving stores such as Only In Sausalito and Sausalito Sweets are consistent with General 
Plan policies to emphasize visitor serving commercial uses in the downtown area while also 
coordinating with other business interests to enhance the economic diversity in the area. The uses 
are consistent with the purposes of the Central Commercial Zoning District and will complement the 
Downtown Historic Overlay Zoning District in concert with the comprehensive remodel of the mixed-
use commercial/residential building. 
 

C. The proposed use, together with the applicable conditions, will not be detrimental to the public health, 
safety, or general welfare of the City. 
 
The apparel store and candy store/desserts shop will operate in a location that has historically had 
similar to higher-intensity businesses and will not adversely impact the public health, safety, or 
general welfare of the City. The uses will not create excessive impacts in terms of parking, number of 
visitors, and are considered to be serve both visitor and resident populations. 

 
D. The proposed use complies with all of the applicable provisions of the Zoning Ordinance. 

 
 The comprehensive remodel of the building and concurrent establishment of a ground level apparel 

store and candy store/desserts shop complies with all provisions of Title 10 of the Sausalito Municipal 
Code. The project is within the Central Commercial Zoning District which is intended to provide a 
wide variety of retail and service businesses, to enhance quality and reduced redundancy of available 
stores, and maintain an inviting shopping environment for visitors and residents. The apparel store 
and candy store/desserts shop will serve both the residents and visitors of Sausalito. With the 
approval of the Conditional Use Permit, the uses will comply with all applicable provisions of the 
Sausalito Municipal Code. 

 
E. The proposed use or facility is properly located relative to the community as a whole and to land uses 

and transportation and service facilities in the vicinity. 
 
The apparel and candy/desserts businesses are appropriate uses for the subject commercial 
spaces as similar to higher-intensity businesses have operated there in the past. The 
establishment of these new retail oriented businesses will complement the simultaneous remodel 
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of the building. The uses are considered to be universal in that the businesses will attract both 
visitors and residents. The location of the businesses along Bridgeway—the main City 
thoroughfare with bike lanes, ferry access, and nearby bus stops—makes this central downtown 
location convenient for transportation serving all persons residing in the City, visiting the City, and 
within the City’s spheres of influence. 

 
F. The size and shape of the subject property is adequate to provide features needed to ensure 

reasonable compatibility with land uses normally permitted in the surrounding area. Features may 
include but not be limited to yards, open spaces, walls and fences, parking, loading, landscaping, and 
such features as may be required by this Title or the Commission.  
 

 The uses are entirely contained within the existing mixed-use commercial/residential structure and 
compatible to other land uses experienced within the Central Commercial/Downtown Historic 
Overlay Zoning District. 

 
G. Public utilities and facilities are or will be adequate to serve the proposed use, including streets and 

highways paved (and of adequate width) for the quantity and type of traffic it will generate. 
 
 All public utilities and facilities are adequate for the uses as described in the Staff Report (DR-

CUP-SP-EA 16-145, November 16, 2016). The uses will not generate adverse short or long term 
traffic impacts to Bridgeway as similar to higher-intensity businesses have been located at the site 
and within the central commercial downtown area in the past. 

 
H. The proposed use will not materially adversely affect nearby properties or their permitted uses. 

 
The apparel and candy/desserts businesses will not materially adversely affect nearby property 
owners in the sense that the uses will contribute positively to the Central Commercial Zoning District 
by providing businesses that will be utilized by both visitors and residents. 
 

I. Findings required by Chapter 10.44 (Specific Use Requirements) for the approval of specific uses are 
made. 
 
The additional findings required for visitor serving uses in the Central Commercial Zoning District are 
provided below. 

 
VISITOR SERVING USES 
Pursuant to Sausalito Municipal Code Section 10.44.230 (Visitor Serving Stores in the CC District and Art 
Galleries in the CR District), the Planning Commission finds: 

1. The proposed use will promote diversity and variety to assure a balanced mix of commercial uses 
available to serve both resident and visitor populations. 

The merchandise offered by Only In Sausalito and Sausalito Sweets is geared towards Sausalito 
residents, visitors, and those within the City’s spheres of influence. The apparel store and candy 
store/desserts shop will promote diversity and variety within the Central Commercial/Downtown 
Historic District. 

2. The proposed use will not result in an over-concentration of a specific use within the district. 

Surrounding the immediate vicinity of the project site, there are other commercial uses such as 
restaurants, gift shops, hotels, art galleries, and specialty retail. Although there are other retail 
establishments that contain apparel merchandise and sell candy/dessert products, Only In Sausalito 
and Sausalito Sweets will offer a selection of merchandise that is unique to the Central Commercial 
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Zoning District and in a setting that is historically-informed and complementary to the Downtown 
Historic District. 

3. The proposed use would be mutually beneficial to, and would enhance the economic health of, 
surrounding uses in the district. 

The uses are compatible and appropriately located within the mixture of existing commercial uses in 
the Central Commercial/Downtown Historic District. The subject property is located along Bridgeway 
with convenient access to mass transit and pedestrian and bicycle corridors. The apparel and 
candy/desserts businesses will encourage a diversity of choices for both visitors and residents that 
will in turn enhance the economic health of surrounding uses in the district.  

4. The proposed use will enhance and maintain the efficient use of available public and/or private 
parking in the applicable district. 

The uses will be located within a mixed-use commercial/residential building to replace existing 
commercial uses. The uses will not generate adverse short or long term parking impacts to 
Bridgeway as similar to higher-intensity businesses have been located at the site and within the 
central commercial downtown area in the past. 

 
SIGN PERMIT FINDINGS 
Pursuant to Sausalito Municipal Code Section 10.42.090.E (Sign Permit Findings), the Planning 
Commission and Historic Landmarks Board find: 
 

1. The proposed sign complies with all applicable provisions of this Title. 
 
The sign program is consistent with the Zoning Ordinance standards for a Sign Permit under 
Planning Commission and Historic Landmarks Board review. 
 

2. The proposed sign is consistent with the applicable sign standards. 
 
The sign complies with the standards of the Sign and Awning Regulations (SMC Chapter 10.42). 
 

3. The proposed sign will not adversely impact the public health, safety, or general welfare. 
 
The project includes the removal of two existing awnings with signage and the installation of three 
wall signs and two blade signs. The project is not anticipated to impact the public health, safety, or 
general welfare. 
 

4. The proposed color, design, material, and location of the proposed sign are compatible with the 
architectural design of the building. 
 
The design and location of the sign program are compatible with the existing structure and will 
complement the comprehensive remodel of the building and establishment of new businesses. 
 

5. If the property is located within or near a residential area, the sign is harmonious with the character of 
the residential neighborhood. 
 
The sign program replaces an existing sign program and will be harmonious to the character of the 
mix of uses present in the Central Commercial/Downtown Historic Overlay Zoning District. 
 

6. The proposed sign is restrained in character and is no larger than necessary for adequate 
identification. 
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The design of the sign program is appropriate for the use of the building and is adequate for providing 
the business identification information necessary for patrons. 
 

7. The proposed sign is consistent with the highest graphic standards and composed of durable and 
appropriate materials. 
 
The sign program is an attractive design composed of colors, graphics, and durable materials in 
character with the enhanced aesthetics of the project. 
 

8. The proposed sign is for an establishment within a commercial or industrial center; the sign is 
harmonious with the entire center’s signage and has been subject to the commercial or industrial 
center’s Design Review. 
 
The signs are not located within a commercial or industrial center nor subject to further Design 
Review. The sign program is compatible and harmonious to the aesthetics of the project site and the 
Downtown Historic Overlay Zoning District as a whole. 
 

9. If the proposed sign is oriented toward a residential zoning district and is within 50 feet of said district, 
the signage is necessary for minimum business identification and will not have an adverse aesthetic 
effect on the residential character of the adjacent residential neighborhood. 
 
The sign program replaces an existing sign program and will not result in adverse effects to the 
Central Commercial Zoning District and surrounding areas beyond existing conditions. 

 
10. Proposed sign serves to primarily identify the business or type of activity being conducted on the 

same premises, or the product, service or interest being offered for sale or lease on-site. 
 
The sign program contains only the lettering necessary to identify the name of the businesses. 
 

11. If the property is located within a designated historic district, or is listed on the local register, the 
proposed sign has been reviewed and approved by the Historic Landmarks Board and complies with 
the Historic District Sign Guidelines and Section 10.42.070 (Sign and Awning Standards in the 
Historic Overlay District and for Properties Listed on the Local Register). 
 
The property is located within the Downtown Historic Overlay Zoning District and has been reviewed 
and approved by the Historic Landmarks Board based on its compliance with the Sausalito Municipal 
Code and Historic Design Guidelines. 

 
ENCROACHMENT AGREEMENT FINDINGS 
Pursuant to SMC Section 10.56.010, the purpose of the Encroachment Agreement is to provide “an 
opportunity to review permanent and/or semi-permanent encroachments onto public lands, easements, 
and rights-of-way of the City.” 
 
An Encroachment Agreement is requested for the following items: 
 Blade Signage: The project proposes the installation of two projecting business identification signs 

that extend beyond the property line 2’-9” into the Bridgeway public right-of-way. 
 Bay Windows: The project proposes three upper-level bay windows that extend 2’-6” feet beyond the 

property line into the Bridgeway public right-of-way. 
 Entry Awning: The project proposes the installation of an awning that extends 1’-8” beyond the 

property line into the public right-of-way between 676 and 682 Bridgeway at the entry to the access 
stairs for the second-level residences. 
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In order to recommend City Council approval of the Encroachment Agreement, the Planning Commission 
must determine that the proposed project is in conformance with the Encroachment Agreement findings 
listed in Section 10.56.060 of the Zoning Ordinance. In reviewing the project, the Planning Commission 
must determine whether the following findings can be achieved: 
 
A. The proposed encroachment is compatible with the surrounding area and will either improve or not 

significantly diminish visual or physical public enjoyment of the streetscape upon which the 
encroachment is proposed. 
 
The encroachments related to the project within the Bridgeway public right-of-way have a neutral 
to positive impact based on the following factors: 
1. The project involves a comprehensive remodel of the structure in concert with the 

establishment of new businesses and residential opportunities. The encroachments are limited 
in scope and related to the overall objective of creating an attractive, historically-informed, 
mixed-use building that integrates into the central commercial neighborhood and Downtown 
Historic District. 

2. The project does not impact adjacent properties in terms of light, air, or privacy. 
3. The project does not impact the usability of the Bridgeway public right-of-way in terms of 

vehicular and pedestrian access. 
 

B. The encroachment will not adversely affect the usability or enjoyment of adjoining parcels nor 
create or extend an undesirable land use precedent.  
 
The project encroachments fronting Bridgeway do not adversely impact surrounding structures nor 
set a new land use precedent due to the design, location, orientation, and historical use of the 
subject property. 
 

C. The encroachment is necessary to the reasonable use and enjoyment of the property and the 
extent of the encroachment is justifiable. 
 
The project encroachments are included as significant design features in the comprehensive, 
historically-informed remodel of the structure/site. The encroachments are related to the new uses 
of the building and support the functions of the mixed-use commercial/residential structure. 
 

D. The proposed encroachment will not adversely affect the public circulation nor create or constitute 
a hazard to public safety.   
 
The encroachments, as conditioned, do not affect access and circulation on Bridgeway since the 
travel ways utilized by the public remain unchanged. 
 

E. The value of the proposed improvements will not prejudice a policy decision to terminate the 
encroachment nor preclude or make difficult the establishment or improvement of streets or 
pedestrian ways. 
 
The value of the project improvements in the Bridgeway public right-of-way do not preclude or 
make difficult the establishment or improvement of streets or pedestrian ways in the future. 
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PUBLIC NOTICE, OUTREACH, AND CORRESPONDENCE 
 
On November 2, 2016, a public hearing notice mailed to all property owners and residents within 300 
feet of the project site, as well as interested parties. On November 4, 2016, a public hearing notice 
was posted at each business storefront along 676-686 Bridgeway. 
 
The applicant has submitted a neighborhood outreach summary (Exhibit J). 
 
On November 8, 2016, the City received correspondence from Jay and Mary Wyman (Exhibit K). 
 
On November 8, 2016, the City received correspondence from Chelsea Croy (Exhibit L). 
 
On November 11, 2016, the City received correspondence from Tim McDonnell (Exhibit M). 
 
RECOMMENDATIONS / OPTIONS FOR ACTION 
 
 Staff recommends the Planning Commission and Historic Landmarks Board approve the draft 

Resolution (Exhibit A) which contains the findings to approve a Design Review Permit for exterior 
building modifications and a Sign Permit for business identification signage to the structure located 
at 676-686 Bridgeway, a property within the Downtown Historic District. 
 
Alternatively, the Planning Commission and Historic Landmarks Board may: 
o Deny the Design Review Permit and Sign Permit and direct Staff to prepare a Resolution with 

the specific findings for denial. 
o Continue the hearing for additional information and/or project revisions. 
 

 Staff recommends the Planning Commission approve the draft Resolution (Exhibit B) which 
contains the findings to approve a Conditional Use Permit for establishment of an apparel store 
and a candy store/desserts shop categorized as “visitor serving stores” and recommendation for 
City Council approval of an Encroachment Agreement for business identification blade signage, 
three upper-level bay windows, and entry awning. 

 
Alternatively, the Planning Commission may: 
o Deny the Conditional Use Permit and Encroachment Agreement recommendation and direct 

Staff to prepare a Resolution with the specific findings for denial. 
o Continue the hearing for additional information and/or project revisions. 

 
EXHIBITS 
 
A. Draft Resolution – Design Review Permit / Sign Permit 
B. Draft Resolution – Conditional Use Permit / Encroachment Agreement 
C. Historic Landmarks Board Meeting Minutes – September 1, 2016 
D. Historical Summary of 676-686 Bridgeway 
E. Vicinity Map 
F. Project Narrative – November 11, 2016 
G. Project Plans – November 7, 2016 Revision Date 
H. Conditional Use Permit Summary – October 6, 2016 
I. Merchandise Plans – Only In Sausalito / Sausalito Sweets 
J. Neighborhood Outreach Summary – November 11, 2016 
K. Correspondence – Jay and Mary Wyman – November 8, 2016 
L. Correspondence – Chelsea Croy – November 8, 2016 
M. Correspondence – Tim McDonnell – November 11, 2016 
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SAUSALITO PLANNING COMMISSION AND HISTORIC LANDMARKS BOARD 
RESOLUTION NO. 2016-XX 

 
APPROVAL OF A DESIGN REVIEW PERMIT FOR EXTERIOR BUILDING MODIFICATIONS AND 
A SIGN PERMIT FOR BUSINESS IDENTIFICATION SIGNAGE TO THE STRUCTURE LOCATED 

AT 676-686 BRIDGEWAY 
 

DR-CUP-SP-EA 16-145 
 

 WHEREAS, on May 26, 2016, an application was filed by McCoy Architecture, on behalf 
of Only In Sausalito, LLC, requesting approval of the following items concerning the structure 
located at 676-686 Bridgeway within the Downtown Historic District (APN: 065-133-11): 
 Design Review Permit for exterior modifications to a structure located within the Downtown 

Historic District; and 
 Sign Permit for business identification signage; and 
 

WHEREAS, the project site is located within the General Plan Central Commercial Land 
Use Designation, Central Commercial Zoning District, and Downtown Historic Overlay Zoning 
District; and 

 
WHEREAS, the Planning Commission and Historic Landmarks Board conducted a duly-

noticed public hearing on November 16, 2016 at which time all interested persons were given an 
opportunity to be heard; and 

 
WHEREAS, the Planning Commission and Historic Landmarks Board have reviewed and 

considered the information contained in the Staff Report dated November 16, 2016 for the 
proposed project; and 
 

WHEREAS, the Planning Commission and Historic Landmarks Board have reviewed and 
considered the project plans entitled "Additions & Alternations to 676-686 Bridgeway” prepared by 
McCoy Architecture with a revision date of November 7, 2016; and   

 
WHEREAS, the Planning Commission and Historic Landmarks Board find that the 

proposed project, as conditioned herein, is consistent with the General Plan, Historic Design 
Guidelines, and complies with the requirements of the Zoning Ordinance as described in the 
Staff Report; and 

 WHEREAS, the project is Categorically Exempt under California Environmental Quality 
Act (CEQA) Guidelines Section 15301 (Existing Facilities). 
 
NOW, THEREFORE, THE PLANNING COMMISSION AND HISTORIC LANDMARKS BOARD 
HEREBY RESOLVE:    

1. The project is Categorically Exempt under California Environmental Quality Act (CEQA) 
Guidelines Section 15301 (Existing Facilities). 
 

2. A Design Review Permit for exterior building modifications and a Sign Permit for 
business identification signage to the structure located at 676-686 Bridgeway, a property 
within the Downtown Historic District is approved based upon the findings provided in 
Attachment 1 and subject to the Conditions of Approval provided in Attachment 2. The 
project plans are provided in Attachment 3. 
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RESOLUTION PASSED AND ADOPTED, at the regular meeting of the Sausalito Planning 
Commission and Historic Landmarks Board on the 16th day of November, 2016, by the following 
vote: 
 
Planning Commission 
AYES:  Commissioner:   
NOES:  Commissioner:   
ABSENT: Commissioner:   
ABSTAIN: Commissioner:   

 
 
    ___________________________________ 

         Danny Castro 
         Secretary to the Planning Commission  
 
Historic Landmarks Board 
AYES:  Board Member:   
NOES:  Board Member:   
ABSENT: Board Member:   
ABSTAIN: Board Member:   

 
 
    ___________________________________ 

         Calvin Chan 
         Secretary to the Historic Landmarks Board  
 
ATTACHMENTS 
1. Findings  |  2. Conditions of Approval  |  3. Project Plans 
 

I:\CDD\PROJECTS - ADDRESS\B\Bridgeway 676-686\DR-CUP-SP-EA 16-145\PCRES 11-16-16 (DR-SP).docx
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PLANNING COMMISSION AND HISTORIC LANDMARKS BOARD RESOLUTION NO. 2016-XX 
NOVEMBER 16, 2016 

DR-CUP-SP-EA 16-145 
676-686 BRIDGEWAY 

 
ATTACHMENT 1: FINDINGS 

 
DESIGN REVIEW PERMIT FINDINGS 
In accordance with SMC Section 10.54.050.D (Design Review Permit Findings), the Planning 
Commission and Historic Landmarks Board find: 
 
1. The proposed project is consistent with the General Plan, any applicable specific plans and this 

chapter. 
 
The project, as conditioned, is consistent with all applicable policies, standards, and regulations 
of the General Plan, Zoning Ordinance, and Historic Design Guidelines as described in the 
Staff Report (DR-CUP-SP-EA 16-145, November 16, 2016). 
 

2. The proposed architecture and site design complements 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 project will positively contribute to the Downtown Historic Overlay Zoning District 
through comprehensive remodel of the 676-686 Bridgeway structure in an aesthetic that is 
influenced by the property’s original form as two separate buildings—an unreinforced brick 
structure (676-682 Bridgeway) and a wood frame structure (686 Bridgeway). The project 
maintains and complements the prevailing design theme of the neighborhood and district. 
 

3. The proposed project is consistent with the general scale of structures and buildings in the 
surrounding neighborhood and/or district. 
 
The project’s complete façade remodel is consistent with the general scale of surrounding 
structures in that the overall building height and setbacks remain similar while floor area and 
building coverage are minimally increased through infill development that is not visible to the 
general public. The new storefronts are designed to be in scale with adjacent structures and 
supportive of the purposes of the Central Commercial/Downtown Historic Overlay Zoning 
District. 
 

4. The proposed project has been located and designed to minimize obstruction of public views 
and primary views from private property. 
 
The project, which includes exterior building modifications and two projecting signs, will not 
obstruct public or private views due to location and site orientation.  
 

5. The proposed project will not result in a prominent building profile (silhouette) above a ridgeline.  
 
The subject parcel is not located along a ridgeline and thus the project will not result in a 
prominent building profile above a ridgeline. 
 

6. The proposed landscaping provides appropriate visual relief, complements the buildings and 
structures on the site, and provides an attractive environment for the enjoyment of the public. 
 
The project does not propose nor affect any landscaping. 
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7. The design and location of buildings provide adequate light and air for the project site, adjacent 
properties, and the general public. 
 
The remodel of the existing mixed commercial/residential structure will not result in negative 
light and air impacts beyond existing conditions. 
 

8. Exterior lighting, mechanical equipment, and chimneys are appropriately designed and located 
to minimize visual, noise and air quality impacts to adjacent properties and the general public. 
 
The project includes a shielded mechanical equipment pad on the second level that is not 
visible to the general public and will not result in significant negative impacts to adjacent 
properties or the community. The project lighting is the minimum necessary to provide 
illumination related to the storefront, projecting signs, and second level residential units. The 
lighting for the project is appropriately designed and will not impact adjacent properties due 
to the location and mix of land uses in the district. 
 

9. The project provides a reasonable level of privacy to the site and adjacent properties, taking 
into consideration the density of the neighborhood, by appropriate landscaping, fencing, and 
window deck and patio configurations. 
 
Based on the existing location and orientation of the building and design elements, the 
project will not impact privacy to the site or the adjacent properties. 
 

10. Proposed entrances, exits, internal circulation, and parking spaces are configured to provide an 
appropriate level of traffic safety and ease of movement. 
 
The project will comply with current construction codes to ensure adequate health and 
safety. The City Engineer has reviewed the project and, as conditioned, finds that the project 
would provide for an appropriate level of traffic safety and ease of movement. The project 
site does not provide any on-site parking, therefore, parking will not be impacted. No 
negative impacts to traffic circulation and safety are anticipated beyond the project site’s 
existing conditions. 
 

11. The proposed design preserves protected trees and significant natural features on the site to a 
reasonable extent and minimizes site degradation from construction activities and other 
potential impacts. 
 
The project does not involve the removal of any protected trees or alteration to natural features. 
A construction management plan is required as part of the Building Permit application to ensure 
that construction activities result in minimal disturbance to the commercial site and 
neighborhood. 
 

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 
subsection E (Heightened Design Review Findings). 
 
The project is not subject to Heightened Design Review. 
 

13. The project has been designed to ensure on-site structures do not crowd or overwhelm 
structures on neighboring properties. Design techniques to achieve this may include, but are 
not limited to: stepping upper levels back from the first level, incorporating facade articulations 
and divisions (such as building wall offsets), and using varying rooflines. 
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The comprehensive remodel project is sited and designed in a manner that does not crowd 
or overwhelm adjacent structures. With the exception of the minor encroachments into the 
Bridgeway public right-of-way for the second level bay windows and first level business 
identification projection signage, the project retains identical overall building footprint. 

 
HISTORIC OVERLAY DISTRICT FINDINGS 
Pursuant to Sausalito Municipal Code Section 10.46.060 (Design Review Findings), the Planning 
Commission and Historic Landmarks Board find:  
 
1. The proposed new construction or alteration is compatible with the architectural and 

historical features of the structure and/or district.  

The comprehensive remodel project is designed to be compatible with the existing mixed-
use commercial/residential building through aesthetic choices and land uses that reflect the 
history of the structure/site within the context of the Downtown Historic Overlay Zoning 
District. 

 
2. The historical context of the original structure or district has been considered during the 

development and review of the proposal.  

The historically-informed project will be complementary to the existing contributing historic 
structure in the Downtown Historic Overlay Zoning District based on its design, materials, 
and land uses. 

 
3. The criteria for listing the structure or site on the local register does not apply, or the historic 

overlay district will not be affected by the new construction or alterations.  

The project will not negatively impact the historic integrity of the building through design and 
uses that are historically-informed and complementary to the Downtown Historic Overlay 
Zoning District. 

 
4. The State Historic Building Code is being applied to minimize alterations to the original 

historic structure.  

The project is designed to meet current construction codes; therefore, the project will not 
require the use of the State Historic Building Code. 

 
5. The Secretary of Interior Standards for Treatment of Historic Properties have been used to 

review and consider the new construction and proposed alterations.  

The historically-informed design of the project will not negatively impact any character 
defining features associated with the contributing building; therefore, the Secretary of the 
Interior Standards for the Treatment of Historic Properties are not applicable. 
 

6. Alternative uses and configurations have been considered as part of the Design Review 
process.  

The project has been purposefully designed to provide viable storefronts and retention of 
residential units on the upper level, while maintaining and enhancing the historic character 
and integrity of the building for modern times. 

 
7. Findings specified by Chapter 10.54 (Design Review Procedures) can be made.  

The project is consistent with the Design Review Permit Findings and Historic Design 
Guidelines as described in the Staff Report (DR-CUP-SP-EA 16-145, November 16, 2016). 
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8. The proposed new construction or alteration will be compatible with and help achieve the 
purposes of the Historic Overlay District (Chapter 10.28.040.A).  

The project will not negatively impact any character defining features associated with the 
contributing building located within the District and is consistent with the purposes of the 
Downtown Historic Overlay Zoning District.  

 
SIGN PERMIT FINDINGS 
Pursuant to Sausalito Municipal Code Section 10.42.090.E (Sign Permit Findings), the Planning 
Commission and Historic Landmarks Board find: 
 

1. The proposed sign complies with all applicable provisions of this Title. 
 
The sign program is consistent with the Zoning Ordinance standards for a Sign Permit under 
Planning Commission and Historic Landmarks Board review. 
 

2. The proposed sign is consistent with the applicable sign standards. 
 
The sign complies with the standards of the Sign and Awning Regulations (SMC Chapter 
10.42). 
 

3. The proposed sign will not adversely impact the public health, safety, or general welfare. 
 
The project includes the removal of two existing awnings with signage and the installation of 
three wall signs and two blade signs. The project is not anticipated to impact the public health, 
safety, or general welfare. 
 

4. The proposed color, design, material, and location of the proposed sign are compatible with the 
architectural design of the building. 
 
The design and location of the sign program are compatible with the existing structure and will 
complement the comprehensive remodel of the building and establishment of new businesses. 
 

5. If the property is located within or near a residential area, the sign is harmonious with the 
character of the residential neighborhood. 
 
The sign program replaces an existing sign program and will be harmonious to the character of 
the mix of uses present in the Central Commercial/Downtown Historic Overlay Zoning District. 
 

6. The proposed sign is restrained in character and is no larger than necessary for adequate 
identification. 
The design of the sign program is appropriate for the use of the building and is adequate for 
providing the business identification information necessary for patrons. 
 

7. The proposed sign is consistent with the highest graphic standards and composed of durable 
and appropriate materials. 
 
The sign program is an attractive design composed of colors, graphics, and durable materials 
in character with the enhanced aesthetics of the project. 
 

8. The proposed sign is for an establishment within a commercial or industrial center; the sign is 
harmonious with the entire center’s signage and has been subject to the commercial or 
industrial center’s Design Review. 
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The signs are not located within a commercial or industrial center nor subject to further Design 
Review. The sign program is compatible and harmonious to the aesthetics of the project site 
and the Downtown Historic Overlay Zoning District as a whole. 
 

9. If the proposed sign is oriented toward a residential zoning district and is within 50 feet of said 
district, the signage is necessary for minimum business identification and will not have an 
adverse aesthetic effect on the residential character of the adjacent residential neighborhood. 
 
The sign program replaces an existing sign program and will not result in adverse effects to the 
Central Commercial Zoning District and surrounding areas beyond existing conditions. 

 
10. Proposed sign serves to primarily identify the business or type of activity being conducted on 

the same premises, or the product, service or interest being offered for sale or lease on-site. 
 
The sign program contains only the lettering necessary to identify the name of the businesses. 
 

11. If the property is located within a designated historic district, or is listed on the local register, the 
proposed sign has been reviewed and approved by the Historic Landmarks Board and 
complies with the Historic District Sign Guidelines and Section 10.42.070 (Sign and Awning 
Standards in the Historic Overlay District and for Properties Listed on the Local Register). 
 
The property is located within the Downtown Historic Overlay Zoning District and has been 
reviewed and approved by the Historic Landmarks Board based on its compliance with the 
Sausalito Municipal Code and Historic Design Guidelines. 
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PLANNING COMMISSION AND HISTORIC LANDMARKS BOARD RESOLUTION NO. 2016-XX 
NOVEMBER 16, 2016 

DR-CUP-SP-EA 16-145 
676-686 BRIDGEWAY 

 
ATTACHMENT 2: CONDITIONS OF APPROVAL 

 
The Conditions of Approval listed below apply to the project plans entitled "Additions & Alternations 
to 676-686 Bridgeway” prepared by McCoy Architecture with a revision date of October 20, 2016. 
 
General Items 
1. As part of the Building Permit application, all final Conditions of Approval shall be 

restated on the construction drawings and applicant shall thoroughly and accurately 
document in writing compliance with each Condition of Approval at the time of Building 
Permit application and any other subsequent submittals. 

2. Prior to the issuance of a Building Permit the meets and bounds on the plans shall 
match the meets and bounds stated in the title report. 

 
Utilities 
3. Prior to issuance of a Building Permit project plans shall show the location and depth of 

the existing sanitary sewer lateral serving the property from point of origin to the sanitary 
sewer main in Bridgeway Ave. 

4. Prior to issuance of a Building Permit, plans shall be revised to include repairs to the 
sanitary sewer lateral as described in the letter addressed to the property owner, dated 
January 10, 2016, from the sanitary sewer systems coordinator.  

5. Prior to issuance of a Building Permit plans shall show inclusion of grease interceptors 
per Sausalito Municipal Code section 18.12.080 in the retail/commercial kitchens on the 
lower floor.  
 

Environmental Health Services (EHS) 
6. Applicant is advised that the food facilities on the first floor must meet the California 

Retail Food Facility Code (Cal Code). The applicant shall submit an application to Marin 
county EHS for approval. References available at 
http://www.marincounty.org/depts/cd/divisions/environmental-health-services/food-
program/plan-check-process.  

 
Stormwater Pollution Prevention 
7. Applicant's contractor shall provide adequate dust and debris control measures for the 

duration of the project. 
8. To the maximum extent feasible, drainage from paved surfaces and roofs shall be routed 

through pollution discharge elimination systems prior to discharge into the stormwater 
drainage system in conformance with the Marin County Stormwater Pollution Prevention 
Program’s Guidance for Applicants Stormwater Quality Manual for Development Projects in 
Marin County. Grease that escapes via the hood exhaust system shall not be allowed to 
collect on the roof and wash into the roof drainage facilities.  
[http://www.marincounty.org/~/media/files/departments/pw/mcstoppp/development/basmaa
-postconstruction-manual.pdf?la=en] 

9. During construction, the applicant’s contractor shall adhere to a water pollution 
prevention plan that at a minimum follows guidelines in MCSTOPPP’s “Pollution 
Prevention It’s Part of the Plan”  
[http://www.marincounty.org/depts/pw/divisions/mcstoppp/~/media/Files/Departments/PW/
mcstoppp/business/Pollution%20Prevention%20Part%20of%20the%20PlanOctober%2020
11.pdf]. The plan shall addresses construction related site management practices 
including demolition, general construction, concrete, paving, dewatering, contaminated 
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soils, masonry, tile work, painting, litter control, motor vehicle washing and maintenance, 
storage of hazardous materials. 

 
Drainage 
10. Prior to issuance of a Building Permit, all existing and proposed drainage facilities serving 

the building shall be clearly shown, labeled and detailed on the project plans.   The project 
shall not increase discharge to the storm drain over the original site discharge. 

 
Engineering 
11. Prior to issuance of a Building Permit, plans shall identify interior space that shall provide 

sufficient capacity for compost, recycling and landfill facilities for each tenant space of 
the building.  

 
Right-of-Way 
12. Applicant is advised that encroachment permit(s) shall be obtained from the City prior to 

using the public right of way for non-public purposes (e.g., private parking, material & 
debris box storage, curb, gutter or sidewalk construction or demolition, driveway 
connection). 

13. Prior to issuance of a Certificate of Occupancy, applicant shall repair or replace, at no 
expense to the City, damage to public facilities that results from applicant's construction 
activities.  Applicant is advised that applicant's contractor shall save and protect all 
existing facilities not designated for removal or modification within the public right of way.  

14. Improvements within the public right of way shall conform to the Cities and County of 
Marin “Uniform Construction Standards,” available online at: 
http://www.marincounty.org/depts/pw/divisions/land-use/ucs.  

15. Prior to issuance of a Building Permit the plans shall specify that the sidewalk shall be 
Shamrock Mix No. 3370 with three pounds per square foot of Mexican Pebbles. 

16. Construction activities within the Public Right of way shall be limited during the tourist 
season (Memorial Day to Labor Day) to between 8AM to 10AM Monday thru Friday.  
Prior to the issuance of a Building Permit the plans shall include a note that specifies 
that delivery and off-haul of materials, staging, and construction in the Public Right of 
Way between Memorial Day and Labor Day shall occur only between 8AM and 10AM 
Monday thru Friday. 
 

Advisory Notes 
Advisory notes are provided to inform the applicant/property owner of Sausalito Municipal Code 
requirements, and requirements imposed by other agencies. These requirements include, but 
are not limited to, the items listed below.  

1. An approval granted by the Engineering Division of the Department of Public Works 
does not constitute a building permit or authorization for construction. Appropriate 
construction permit(s) issued by the Building Division must be obtained prior to 
construction. 

2. Construction Impact Fees shall be paid in accordance with the Construction Impact Fee 
Ordinance. The fee is due prior to issuance of Building Permit. 

3. All applicable City fees as established by City Council resolutions and ordinances shall 
be paid. 

4. Encroachment permit, grading permit, third party review fees (cost plus 10%) fees shall 
be paid. 

5. An encroachment permit shall be obtained from the Department Public Works prior to 
using the public right of way for non-public purposes (e.g., material storage, 
construction, staging or demolition) including any and all construction and demolition 
activities. 

6. Pursuant to Municipal Code Chapter 8.54, applicants shall submit a Recycling 
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Management Plan to the Community Development Department prior to the issuance of 
any Building Permits, unless the requirement is waived pursuant to Section 8.54.050. 

7. Pursuant to Municipal Code Chapter 11.17, dumping of residues from washing of 
painting tools, concrete trucks and pumps, rock, sand, dirt, agricultural waste, or any 
other materials discharged into the City storm drain system that is not composed entirely 
of storm water is prohibited.  Liability for any such discharge shall be the responsibility of 
person(s) causing or responsible for the discharge. Violations constitute a misdemeanor 
in accordance with Section 11.17.060.B. 

8. Pursuant to Municipal Code Section 12.16.140, the operation of construction, demolition, 
excavation, alteration, or repair devices and equipment within all residential zones and 
areas within a 500 foot radius of residential zones shall only take place during the 
following hours: 
Weekdays – Between 8:00 a.m. and 6:00 p.m. 
Saturdays – Between 9:00 a.m. and 5:00 p.m. 
Sundays – Prohibited 
City holidays (not including Sundays) – Between 9:00 a.m. and 7:00 p.m. 

9. Permits required by other agencies having jurisdiction within the construction area must 
be obtained in accordance with the respective agency’s regulations. 
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PLANNING COMMISSION AND HISTORIC LANDMARKS BOARD RESOLUTION NO. 2016-XX 
NOVEMBER 16, 2016 

DR-CUP-SP-EA 16-145 
676-686 BRIDGEWAY 

 
ATTACHMENT 3: PROJECT PLANS 
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SAUSALITO PLANNING COMMISSION 
RESOLUTION NO. 2016-XX 

 
APPROVAL OF A CONDITIONAL USE PERMIT TO ESTABLISH AN APPAREL STORE AND A 

CANDY STORE/DESSERTS SHOP CATEGORIZED AS “VISITOR SERVING STORES” AND 
ENCROACHMENT AGREEMENT FOR THE STRUCTURE LOCATED AT 676-686 BRIDGEWAY 

 
DR-CUP-SP-EA 16-145 

 
 WHEREAS, on May 26, 2016, an application was filed by McCoy Architecture, on behalf 
of Only In Sausalito, LLC, requesting approval of the following items concerning the structure 
located at 676-686 Bridgeway within the Downtown Historic District (APN: 065-133-11): 
 Conditional Use Permit for establishment of an apparel store and a candy store/desserts 

shop categorized as “visitor serving stores”; and 
 Encroachment Agreement for business identification blade signage, three upper-level bay 

windows, and entry awning; and 
 

WHEREAS, the project site is located within the General Plan Central Commercial Land 
Use Designation, Central Commercial Zoning District, and Downtown Historic Overlay Zoning 
District; and 

 
WHEREAS, the Planning Commission conducted a duly-noticed public hearing on 

November 16, 2016 at which time all interested persons were given an opportunity to be heard; 
and 

 
WHEREAS, the Planning Commission has reviewed and considered the information 

contained in the Staff Report dated November 16, 2016 for the proposed project; and 
 

WHEREAS, the Planning Commission has reviewed and considered the project plans 
entitled "Additions & Alternations to 676-686 Bridgeway” prepared by McCoy Architecture with a 
revision date of November 7, 2016; and   

 
WHEREAS, the Planning Commission finds that the proposed project, as conditioned 

herein, is consistent with the General Plan and complies with the requirements of the Zoning 
Ordinance as described in the Staff Report; and 

 WHEREAS, the project is Categorically Exempt under California Environmental Quality 
Act (CEQA) Guidelines Section 15301 (Existing Facilities). 
 
NOW, THEREFORE, THE PLANNING COMMISSION HEREBY RESOLVES:    

1. The project is Categorically Exempt under California Environmental Quality Act (CEQA) 
Guidelines Section 15301 (Existing Facilities). 
 

2. A Conditional Use Permit for establishment of an apparel store and a candy 
store/desserts shop categorized as “visitor serving stores” is approved and 
recommendation is given for City Council approval of an Encroachment Agreement for 
business identification blade signage, three upper-level bay windows, and entry awning 
based upon the findings provided in Attachment 1 and subject to the Conditions of Approval 
provided in Attachment 2. The project plans are provided in Attachment 3. 
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RESOLUTION PASSED AND ADOPTED, at the regular meeting of the Sausalito Planning 
Commission on the 16th day of November, 2016 by the following vote: 
 
AYES:  Commissioner:   
NOES:  Commissioner:   
ABSENT: Commissioner:   
ABSTAIN: Commissioner:   

 
 
    ___________________________________ 

         Danny Castro 
         Secretary to the Planning Commission  
 
ATTACHMENTS 
1. Findings  |  2. Conditions of Approval  |  3. Project Plans 
 

I:\CDD\PROJECTS - ADDRESS\B\Bridgeway 676-686\DR-CUP-SP-EA 16-145\PCRES 11-16-16 (CUP-EA).docx

Item 1: Page 30 of 121



  Page 3 

PLANNING COMMISSION RESOLUTION NO. 2016-XX 
NOVEMBER 16, 2016 

DR-CUP-SP-EA 16-145 
676-686 BRIDGEWAY 

 
ATTACHMENT 1: FINDINGS 

 
CONDITIONAL USE PERMIT FINDINGS 
Pursuant to Sausalito Municipal Code Section 10.60.050 (Conditional Use Permit Findings), the 
Planning Commission finds: 
 
A. The proposed use is allowed with issuance of a Conditional Use Permit, pursuant to Chapters 

10.20 through 10.28 (Zoning District Regulations), or Section 10.60.050 (Conditional Uses), 
Chapter 10.44 (Specific Use Requirements) or any other applicable section of this Title 10. 
 
The project includes the establishment of a retail apparel store known as Only In Sausalito 
(682-686 Bridgeway) and a candy store/desserts shop known as Sausalito Sweets (676 
Bridgeway). As the merchandise and programming of the two stores includes visitor serving 
uses as defined in Sausalito Municipal Code Section 10.44.230, the uses are allowed with the 
issuance of a Conditional Use Permit from the Planning Commission. 
 

B. The proposed use is consistent with the General Plan, the purposes of the Zoning Ordinance, 
and the purposes of the applicable zoning district.  
 
Visitor serving stores such as Only In Sausalito and Sausalito Sweets are consistent with 
General Plan policies to emphasize visitor serving commercial uses in the downtown area 
while also coordinating with other business interests to enhance the economic diversity in the 
area. The uses are consistent with the purposes of the Central Commercial Zoning District and 
will complement the Downtown Historic Overlay Zoning District in concert with the 
comprehensive remodel of the mixed-use commercial/residential building. 
 

C. The proposed use, together with the applicable conditions, will not be detrimental to the public 
health, safety, or general welfare of the City. 
 
The apparel store and candy store/desserts shop will operate in a location that has historically 
had similar to higher-intensity businesses and will not adversely impact the public health, 
safety, or general welfare of the City. The uses will not create excessive impacts in terms of 
parking, number of visitors, and are considered to be serve both visitor and resident 
populations. 

 
D. The proposed use complies with all of the applicable provisions of the Zoning Ordinance. 

 
 The comprehensive remodel of the building and concurrent establishment of a ground level 

apparel store and candy store/desserts shop complies with all provisions of Title 10 of the 
Sausalito Municipal Code. The project is within the Central Commercial Zoning District which is 
intended to provide a wide variety of retail and service businesses, to enhance quality and 
reduced redundancy of available stores, and maintain an inviting shopping environment for 
visitors and residents. The apparel store and candy store/desserts shop will serve both the 
residents and visitors of Sausalito. With the approval of the Conditional Use Permit, the uses 
will comply with all applicable provisions of the Sausalito Municipal Code. 

 
E. The proposed use or facility is properly located relative to the community as a whole and to 

land uses and transportation and service facilities in the vicinity. 
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The apparel and candy/desserts businesses are appropriate uses for the subject 
commercial spaces as similar to higher-intensity businesses have operated there in the 
past. The establishment of these new retail oriented businesses will complement the 
simultaneous remodel of the building. The uses are considered to be universal in that the 
businesses will attract both visitors and residents. The location of the businesses along 
Bridgeway—the main City thoroughfare with bike lanes, ferry access, and nearby bus 
stops—makes this central downtown location convenient for transportation serving all 
persons residing in the City, visiting the City, and within the City’s spheres of influence. 

 
F. The size and shape of the subject property is adequate to provide features needed to ensure 

reasonable compatibility with land uses normally permitted in the surrounding area. Features 
may include but not be limited to yards, open spaces, walls and fences, parking, loading, 
landscaping, and such features as may be required by this Title or the Commission.  
 

 The uses are entirely contained within the existing mixed-use commercial/residential 
structure and compatible to other land uses experienced within the Central 
Commercial/Downtown Historic Overlay Zoning District. 

 
G. Public utilities and facilities are or will be adequate to serve the proposed use, including streets 

and highways paved (and of adequate width) for the quantity and type of traffic it will generate. 
 
 All public utilities and facilities are adequate for the uses as described in the Staff Report 

(DR-CUP-SP-EA 16-145, November 16, 2016). The uses will not generate adverse short or 
long term traffic impacts to Bridgeway as similar to higher-intensity businesses have been 
located at the site and within the central commercial downtown area in the past. 

 
H. The proposed use will not materially adversely affect nearby properties or their permitted uses. 

 
The apparel and candy/desserts businesses will not materially adversely affect nearby property 
owners in the sense that the uses will contribute positively to the Central Commercial Zoning 
District by providing businesses that will be utilized by both visitors and residents. 
 

I. Findings required by Chapter 10.44 (Specific Use Requirements) for the approval of specific 
uses are made. 
 
The additional findings required for visitor serving uses in the Central Commercial Zoning 
District are provided below. 

VISITOR SERVING USES 
Pursuant to Sausalito Municipal Code Section 10.44.230 (Visitor Serving Stores in the CC District 
and Art Galleries in the CR District), the Planning Commission finds: 
 
1. The proposed use will promote diversity and variety to assure a balanced mix of commercial 

uses available to serve both resident and visitor populations. 

The merchandise offered by Only In Sausalito and Sausalito Sweets is geared towards 
Sausalito residents, visitors, and those within the City’s spheres of influence. The apparel 
store and candy store/desserts shop will promote diversity and variety within the Central 
Commercial/Downtown Historic District. 
 

2. The proposed use will not result in an over-concentration of a specific use within the district. 

Surrounding the immediate vicinity of the project site, there are other commercial uses such as 
restaurants, gift shops, hotels, art galleries, and specialty retail. Although there are other retail 
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establishments that contain apparel merchandise and sell candy/dessert products, Only In 
Sausalito and Sausalito Sweets will offer a selection of merchandise that is unique to the 
Central Commercial Zoning District and in a setting that is historically-informed and 
complementary to the Downtown Historic District. 
 

3. The proposed use would be mutually beneficial to, and would enhance the economic health of, 
surrounding uses in the district. 

The uses are compatible and appropriately located within the mixture of existing commercial 
uses in the Central Commercial/Downtown Historic District. The subject property is located 
along Bridgeway with convenient access to mass transit and pedestrian and bicycle corridors. 
The apparel and candy/desserts businesses will encourage a diversity of choices for both 
visitors and residents that will in turn enhance the economic health of surrounding uses in the 
district.  
 

4. The proposed use will enhance and maintain the efficient use of available public and/or private 
parking in the applicable district. 

The uses will be located within a mixed-use commercial/residential building to replace existing 
commercial uses. The uses will not generate adverse short or long term parking impacts to 
Bridgeway as similar to higher-intensity businesses have been located at the site and within the 
central commercial downtown area in the past. 

 
ENCROACHMENT AGREEMENT FINDINGS 
In accordance with Sausalito Municipal Code Section 10.56.060 (Encroachment Agreement 
Findings), the Planning Commission recommends City Council approval of the Encroachment 
Agreement based on the following findings: 
 
A. The proposed encroachment is compatible with the surrounding area and will either improve 

or not significantly diminish visual or physical public enjoyment of the streetscape upon 
which the encroachment is proposed. 
 
The encroachments related to the project within the Bridgeway public right-of-way have a 
neutral to positive impact based on the following factors: 
1. The project involves a comprehensive remodel of the structure in concert with the 

establishment of new businesses and residential opportunities. The encroachments are 
limited in scope and related to the overall objective of creating an attractive, historically-
informed, mixed-use building that integrates into the central commercial neighborhood 
and Downtown Historic District. 

2. The project does not impact adjacent properties in terms of light, air, or privacy. 
3. The project does not impact the usability of the Bridgeway public right-of-way in terms of 

vehicular and pedestrian access. 
 

B. The encroachment will not adversely affect the usability or enjoyment of adjoining parcels 
nor create or extend an undesirable land use precedent.  
 
The project encroachments fronting Bridgeway do not adversely impact surrounding 
structures nor set a new land use precedent due to the design, location, orientation, and 
historical use of the subject property. 
 

C. The encroachment is necessary to the reasonable use and enjoyment of the property and 
the extent of the encroachment is justifiable. 
 
The project encroachments are included as significant design features in the 
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comprehensive, historically-informed remodel of the structure/site. The encroachments are 
related to the new uses of the building and support the functions of the mixed-use 
commercial/residential structure. 
 

D. The proposed encroachment will not adversely affect the public circulation nor create or 
constitute a hazard to public safety.   
 
The encroachments, as conditioned, do not affect access and circulation on Bridgeway 
since the travel ways utilized by the public remain unchanged. 
 

E. The value of the proposed improvements will not prejudice a policy decision to terminate the 
encroachment nor preclude or make difficult the establishment or improvement of streets or 
pedestrian ways. 
 
The value of the project improvements in the Bridgeway public right-of-way do not preclude 
or make difficult the establishment or improvement of streets or pedestrian ways in the 
future. 
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PLANNING COMMISSION RESOLUTION NO. 2016-XX 
NOVEMBER 16, 2016 

DR-CUP-SP-EA 16-145 
676-686 BRIDGEWAY 

 
ATTACHMENT 2: CONDITIONS OF APPROVAL 

 
The Conditions of Approval listed below apply to the project plans entitled "Additions & Alternations 
to 676-686 Bridgeway” prepared by McCoy Architecture with a revision date of October 20, 2016. 
 
General Items 
1. As part of the Building Permit application, all final Conditions of Approval shall be 

restated on the construction drawings and applicant shall thoroughly and accurately 
document in writing compliance with each Condition of Approval at the time of Building 
Permit application and any other subsequent submittals. 

2. Prior to the issuance of a Building Permit the meets and bounds on the plans shall 
match the meets and bounds stated in the title report. 

 
Utilities 
3. Prior to issuance of a Building Permit project plans shall show the location and depth of 

the existing sanitary sewer lateral serving the property from point of origin to the sanitary 
sewer main in Bridgeway Ave. 

4. Prior to issuance of a Building Permit, plans shall be revised to include repairs to the 
sanitary sewer lateral as described in the letter addressed to the property owner, dated 
January 10, 2016, from the sanitary sewer systems coordinator.  

5. Prior to issuance of a Building Permit plans shall show inclusion of grease interceptors 
per Sausalito Municipal Code section 18.12.080 in the retail/commercial kitchens on the 
lower floor.  
 

Environmental Health Services (EHS) 
6. Applicant is advised that the food facilities on the first floor must meet the California 

Retail Food Facility Code (Cal Code). The applicant shall submit an application to Marin 
county EHS for approval. References available at 
http://www.marincounty.org/depts/cd/divisions/environmental-health-services/food-
program/plan-check-process.  

 
Stormwater Pollution Prevention 
7. Applicant's contractor shall provide adequate dust and debris control measures for the 

duration of the project. 
8. To the maximum extent feasible, drainage from paved surfaces and roofs shall be routed 

through pollution discharge elimination systems prior to discharge into the stormwater 
drainage system in conformance with the Marin County Stormwater Pollution Prevention 
Program’s Guidance for Applicants Stormwater Quality Manual for Development Projects in 
Marin County. Grease that escapes via the hood exhaust system shall not be allowed to 
collect on the roof and wash into the roof drainage facilities.  
[http://www.marincounty.org/~/media/files/departments/pw/mcstoppp/development/basmaa
-postconstruction-manual.pdf?la=en] 

9. During construction, the applicant’s contractor shall adhere to a water pollution 
prevention plan that at a minimum follows guidelines in MCSTOPPP’s “Pollution 
Prevention It’s Part of the Plan”  
[http://www.marincounty.org/depts/pw/divisions/mcstoppp/~/media/Files/Departments/PW/
mcstoppp/business/Pollution%20Prevention%20Part%20of%20the%20PlanOctober%2020
11.pdf]. The plan shall addresses construction related site management practices 
including demolition, general construction, concrete, paving, dewatering, contaminated 
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soils, masonry, tile work, painting, litter control, motor vehicle washing and maintenance, 
storage of hazardous materials. 

 
Drainage 
10. Prior to issuance of a Building Permit, all existing and proposed drainage facilities serving 

the building shall be clearly shown, labeled and detailed on the project plans.   The project 
shall not increase discharge to the storm drain over the original site discharge. 

 
Engineering 
11. Prior to issuance of a Building Permit, plans shall identify interior space that shall provide 

sufficient capacity for compost, recycling and landfill facilities for each tenant space of 
the building.  

 
Right-of-Way 
12. Applicant is advised that encroachment permit(s) shall be obtained from the City prior to 

using the public right of way for non-public purposes (e.g., private parking, material & 
debris box storage, curb, gutter or sidewalk construction or demolition, driveway 
connection). 

13. Prior to issuance of a Certificate of Occupancy, applicant shall repair or replace, at no 
expense to the City, damage to public facilities that results from applicant's construction 
activities.  Applicant is advised that applicant's contractor shall save and protect all 
existing facilities not designated for removal or modification within the public right of way.  

14. Improvements within the public right of way shall conform to the Cities and County of 
Marin “Uniform Construction Standards,” available online at: 
http://www.marincounty.org/depts/pw/divisions/land-use/ucs.  

15. Prior to issuance of a Building Permit the plans shall specify that the sidewalk shall be 
Shamrock Mix No. 3370 with three pounds per square foot of Mexican Pebbles. 

16. Construction activities within the Public Right of way shall be limited during the tourist 
season (Memorial Day to Labor Day) to between 8AM to 10AM Monday thru Friday.  
Prior to the issuance of a Building Permit the plans shall include a note that specifies 
that delivery and off-haul of materials, staging, and construction in the Public Right of 
Way between Memorial Day and Labor Day shall occur only between 8AM and 10AM 
Monday thru Friday. 
 

Advisory Notes 
Advisory notes are provided to inform the applicant/property owner of Sausalito Municipal Code 
requirements, and requirements imposed by other agencies. These requirements include, but 
are not limited to, the items listed below.  

1. An approval granted by the Engineering Division of the Department of Public Works 
does not constitute a building permit or authorization for construction. Appropriate 
construction permit(s) issued by the Building Division must be obtained prior to 
construction. 

2. Construction Impact Fees shall be paid in accordance with the Construction Impact Fee 
Ordinance. The fee is due prior to issuance of Building Permit. 

3. All applicable City fees as established by City Council resolutions and ordinances shall 
be paid. 

4. Encroachment permit, grading permit, third party review fees (cost plus 10%) fees shall 
be paid. 

5. An encroachment permit shall be obtained from the Department Public Works prior to 
using the public right of way for non-public purposes (e.g., material storage, 
construction, staging or demolition) including any and all construction and demolition 
activities. 

6. Pursuant to Municipal Code Chapter 8.54, applicants shall submit a Recycling 
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Management Plan to the Community Development Department prior to the issuance of 
any Building Permits, unless the requirement is waived pursuant to Section 8.54.050. 

7. Pursuant to Municipal Code Chapter 11.17, dumping of residues from washing of 
painting tools, concrete trucks and pumps, rock, sand, dirt, agricultural waste, or any 
other materials discharged into the City storm drain system that is not composed entirely 
of storm water is prohibited.  Liability for any such discharge shall be the responsibility of 
person(s) causing or responsible for the discharge. Violations constitute a misdemeanor 
in accordance with Section 11.17.060.B. 

8. Pursuant to Municipal Code Section 12.16.140, the operation of construction, demolition, 
excavation, alteration, or repair devices and equipment within all residential zones and 
areas within a 500 foot radius of residential zones shall only take place during the 
following hours: 
Weekdays – Between 8:00 a.m. and 6:00 p.m. 
Saturdays – Between 9:00 a.m. and 5:00 p.m. 
Sundays – Prohibited 
City holidays (not including Sundays) – Between 9:00 a.m. and 7:00 p.m. 

9. Permits required by other agencies having jurisdiction within the construction area must 
be obtained in accordance with the respective agency’s regulations. 
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PLANNING COMMISSION RESOLUTION NO. 2016-XX 
NOVEMBER 16, 2016 

DR-CUP-SP-EA 16-145 
676-686 BRIDGEWAY 

 
ATTACHMENT 3: PROJECT PLANS 
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McCoy Architecture, Inc.      415-332-9910      john@mccoyarchitecture.com 
 

Wednesday, July 13, 2016 
 
City Of Sausalito Planning Department 
420 Litho Street 
Sausalito, CA 94965 
 

History of 676 – 686 Bridgeway (formerly 922 Water Street) 
 
The structure at 676-686 Bridgeway was originally constructed as two separate buildings, the older 
southern portion taking up 2/3 of the current façade being built in 1885 by John Schnell. It was the first 
two story brick building in Sausalito, and housed the Post Office, Fiedler’s Store and Bay Market. The 
north building, constructed of wood framing and finished with ship lap siding went up in 1889. Originally 
there were two square bay windows on the south building and one on the north, with the façade being 
finished with Eastlake-style ornamentation. This ornamentation took the form of an elaborate cornice 
along the top of the building, along with other decorative wood trim. While aesthetically unremarkable, the 
structure’s height and scale contributed to the streetscape in the heart of downtown Sausalito. 
 
John Schnell was the original Postmaster of Sausalito, starting in 1870, and was reappointed in 1884. 
Schnell went to Alaska as part of the Yukon Gold Rush in the mid 1890’s and died there, leaving the 
building to his children. His tenure as Sausalito Postmaster from the building’s initial construction to his 
departure may be seen as the Schnell Building’s first period of existence. 
 
Documentation on the building’s modifications and clients between the mid-1890’s and the mid-1950’s 
are scant, but based on photographic evidence a major renovation of the façade took place c.1955, which 
removed the Victorian woodwork and bay windows. These were replaced with thin frame aluminum 
windows, stucco over the original brickwork and mid-century styling and trimwork. A review of the plan 
files reveals that roughly from this point the following tenants occupied the ground floor:  
 

 686-1 - art-related retail (Afro-Asian Gifts, Riggs Fine Jewelry, Fine Art Gallery, ToadFish Gallery) 
 682 – Seven Seas Tavern, later Seven Seas Restaurant 
 676 – confection retail/clothing retail (Sausalito Sweet Shop, Mrs. Field’s Cookies, La Camisa 

Clothing, Sausalito Shirt Co. 
 
Based on its longevity in the same location downtown for at least 56 years, Seven Seas Restaurant 
tenure may be seen as the property’s other period significance. 
 
From the mid-50’s to the present time there have been several awning additions/changes and color 
modifications as retail tenants have come and gone, but the essential banal mid-century façade character 
has remained constant. The one significant addition to the façade has been a bay window in the second 
story over 686-1 extending approximately 2’-9” over the sidewalk. This was built in 1986, and was 
consistent with the current street elevation styling. 
 
In 1977 the rear portion of the property, which had been undeveloped to this point, was enclosed with a 
translucent retractable roof as a dining annex for the Seven Seas Restaurant. A small portion of the open 
space remained for utility and egress requirements.  
 
Based on the existing room configurations, the majority of the second floor has been used as residential 
units since at least this the mid-50’s. The exception is the space above the front portion of 686-1, which 
has been used as additional floor area for the retail below. Behind this area to the east is a residential unit 
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that appears to have been added on subsequent to the original construction. The rear wall of 676-682 
appears to be original unreinforced brick. 
 
Behind the second floor space is a wood walkway providing access to the 686-2 residential space. It 
leads to a stair down to the street, and another stair to the small courtyard. The walkway is sitting atop the 
roofed portion of the first floor, which also contains two skylights and an array of mechanical equipment 
and vents for the restaurant. 
 
Throughout its history 676-686 Bridgeway has consistently been a mixed use building, with a variety of 
commercial tenants on the ground floor, and residential units in the majority of the second floor. While the 
building’s architectural character is not noteworthy, its scale, height and usage has contributed to the 600 
block of Bridgeway since it construction. 
 
Attached is a sampling of photos of the property arranged in chronological order. 
 
Please feel free to call or email me with any questions. 
 
Sincerely, 

 
 
 
Millard Arterberry 
McCoy Architecture, Inc 
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Friday, November 11, 2016 
 
City Of Sausalito Planning Department 
420 Litho Street 
Sausalito, CA 94965 
 

Project Description of Remodel - 676-686 Bridgeway 
 
Overview 
 
Our project is a significant remodel to the historic Schnell Building in the downtown historic district. The 
extant structure is composed of two combined buildings, one (676, south) an unreinforced brick building 
built in 1884, and the other a wood frame (686, north) built in 1889. The property is located in the center 
of the east side of the 600 block of Bridgeway, and directly abuts the buildings on either side of it: 670 
Bridgeway (Napa Valley Burger Co., to the south) and 688 Bridgeway (Sausalito Ferry Co., to the north). 
The rear of the property adjoins the courtyard of the Inn Above Tide hotel. 
 
Since built in the late 1800’s the building has undergone several alterations, to the point where it bears 
little resemblance to its original form. Currently the façade is in a very degraded an unmaintained state, 
as is the interior and rear portion of the structure. The rear of the property comprises the patio of the 
former Seven Seas restaurant, which is covered by a retractable roof system. There is also a small utility 
courtyard on the south side of the building, which appears to have served an egress function. 
 
Existing Interior Conditions 
 
The first floor of the building is currently occupied by three retail spaces. From north to south they are 
#686-1 Toad Fish Gallery (formerly Fine Arts Etc.), #682 Head To Toe Clothing Retail (formerly Seven 
Seas Restaurant) and #676 Sausalito Shirt Co. Retail Clothing. The rear of the building is occupied by the 
former patio area of the Seven Seas restaurant, now used as storage. This area is covered by a 
retractable translucent roof. There is also a small paved utility courtyard at the rear of the Sausalito Shirt 
Co. space. 
 
On the second floor the space is divided into three areas, each with separate entrances and addresses. 
From north to south, the first is 686-2. It is currently used by Toad Fish Gallery as exhibit space and 
storage. The second middle unit is 680, currently vacant. It was most recently used as storage for Seven 
Seas. The last unit is 678, which is currently occupied as a residential rental. 
 
First Floor Retail 
 
Our proposed project will completely remodel the interior and exterior, and seismic retrofit of the 
unreinforced masonry portion of the building. On the first level we will be combining the 682 and 686-1 
spaces on the first floor to form one retail space, Only In Sausalito General Store. The 676 address will 
be remodeled and expanded to house Sausalito Sweets, an Ice Cream and Chocolate Shop, which is a 
previous use of this space. The two retail spaces will share common support spaces. The existing roof 
system will be replaced, and the small courtyard enclosed. 
 
In order to rectify the existing noncompliant entrances, the floor structure will be demolished and replaced 
with a fully accessible floor. 
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Facade 
 
The façade will be completely rehabilitated, in a manner which is stylistically evocative of the building’s 
original period of significance. The two original buildings will be finished with different materials consistent 
with the structure’s history. The existing dilapidated bay window on the second level will be removed, and 
three new bay windows will be added, in roughly the same location as the original three bays. The original 
southern 1884 building was the first 2 story brick building built in Sausalito. The existing stucco and wood 
trim from a 50’s remodel will be removed, and the old brick façade beneath will be restored. The existing 
storefronts and canvas awnings will be removed, to be replaced by inset storefront systems with side 
display windows and toe kicks. These inset storefronts will be set in arched openings. A new white 
painted wood cornice will cap the south structure. 
 
The north building will be finished with grey painted drop channel wood siding and white trim work. The 
styling will be simple, with a new cornice, second floor bay window with a copper patina roof, and 
engaged columns flanking the storefront inset. 
 
Only In Sausalito will have two raised letter wall signs on wood panels above the entrance, and a wood 
blade sign with wrought iron support arm. Sausalito Sweets will have one painted wall sign on a wood 
panel above the entrance and one wood blade sign with a wrought iron support arm. The remaining 
elements on the façade are a door for the first floor emergency fire exit, and a door leading to the access 
stairs for the three rehabilitated residential rental units on the second level. This entrance will have an 
arched metal awning above it. 
 
Second Floor Residential Units 
 
The proposed residential units are to be three, two bedroom rentals. General maintenance of the facilities 
will be the responsibility of the landlord/owner Only In Sausalito LLC. 
 
The second floor units will share a new wood deck on top of the new ground floor roof, where all of their 
entry doors will open on to. The entries will be covered by new metal awning for the two south doors, and 
a small cantilevered roof for the northern unit. The wall finishes of the façade will carry over to the second 
level rear elevation, with restoring the existing brick as required and replacing the existing wood siding on 
the north wing.  
 
The second floor roof will be replaced/repaired as required, and all existing HVAC equipment will be 
removed and replaced with new units located on a utility platform on the first floor roof shielded by a 4 ft. 
fence.  
 
Encroachment Agreement 
 
We are requesting an encroachment agreement for the following architectural elements: 

• Three new bay windows on the 2nd floor of the front façade, one for each of the three residential 
units, extending over the sidewalk into the public right of way 2’-6”. 

• One blade sign for the Only In Sausalito Retail Shop between the two shop entrances extending 
2’-9” into the public right of way. 

• One blade for the Sausalito Sweets Retail Shop at the south end of the building extending 2’-9” 
into the public right of way. 

• One arched metal awning over the entrance to the residential access stairway extending 1’-7 ½” 
into the public right of way. 
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Conditional Use Permit 
 
A Conditional Use Permit is requested for the Visitor Serving Businesses Only In Sausalito  General Store 
and Sausalito Sweets Retail Shop. Please see the attached Conditional Use Permit Summary document. 
 
Please feel free to call or email me with any questions. 
 
Sincerely, 

 
 
 
Millard Arterberry 
McCoy Architecture, Inc 
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Thursday, October 6, 2016 
 
City Of Sausalito Planning Department 
420 Litho Street 
Sausalito, CA 94965 
 

Conditional Use Permit Summary 
 
Overview 
 
As part of our application for planning approval of our renovation of 676-686 Bridgeway 
we are requesting a Conditional Use Permit (CUP) for the proposed Only In Sausalito 
Retail Shop and the proposed Sausalito Sweets Retail & Food Service as Visitor 
Serving Businesses per S.M.C. Table 10.24-1 
 

Only In Sausalito 
 
This store is best described as an upscale General Store. About 3000 square feet in 
size, it will be one of Sausalito’s larger stores. And for the most part, it will bring 
merchandise to Sausalito that isn’t represented anywhere else in the city. 
  
 Only in Sausalito will focus primarily on clothing, most of which will serve locals 
and some which will be visitor serving. It will also have some non-clothing merchandise, 
but the general feel of the store will be clothes and accessories. A large selection of 
casual shoes and sandals will be a focal point, featuring Reef, Sanuk, Olukai, Rainbow, 
Toms and more. There will also be a large assortment of hats, and a variety of branded 
outerwear, including Quiksilver, Roxy, Columbia, Helly Hansen, Oakley, and many more 
familiar lines. Adding to the atmosphere of a General Store, there will be a nostalgic 
denim section towards the rear of the store, where dressing rooms are available.  
 
 The design details of the store will be in the hands of a professional designer, but 
the concept is for it to capture the historical perspective of the building, with aged wood 
walls, a weathered wood floor, and wood fixtures. Old photos of Sausalito will be framed 
and spread throughout the store. A marine or nautical feel will permeate from the space. 
It will be a General Store, but a General Store that was once found on the waterfront of 
Sausalito.  
 Only in Sausalito will be an excellent addition to the merchant mix of the City. 
The overwhelming majority of the brands and merchandise represented at Only in 
Sausalito are found nowhere else in Sausalito. Combine that information with a 
beautifully renovated building and a professionally merchandised, high quality General 
Store, and it adds up to a huge improvement for the residents of Sausalito.  
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Comparison To Similar Local Stores 

 
The Only in Sausalito General Store will compliment and not directly compete with any 
other business in Sausalito. It will be a store that carries a wide assortment of 
merchandise, without any particular identity other than a General Store. The 
overwhelming majority of clothing lines we carry (see product report) are not 
represented in any other store. And our gift selection will consist of items that will not 
have any impact on any gift stores in the City. There is no desire and no need to 
duplicate items that are sold in other stores. 
 

 
Examples of Similar Sausalito stores: 

 
1. Barcelino (755 Bridgeway): Upscale European brand, high fashion men’s and 

women’s clothing. Only in Sausalito is totally different.  
2. Gene Hiller (729 Bridgeway) : High-end men’s formal wear. Again, totally 

different from Only in Sausalito. 
3. Firuze (681 Bridgeway): Another high-end retailer that is not in competition with 

the clothing sold at Only in Sausalito. 
4. Benetton (3 Princess St.): A European clothing brand that only carries its own 

branded merchandise. While their price point is more in line with Only in 
Sausalito, their merchandise is unique.  

5. Pegasus Leather (28 Princess St.): Only in Sausalito is not a leather store.  
6. Hubba Hubba (11 Princess St.): Hubba Hubba offers classic cuts for mature 

women, totally different from Only in Sausalito. 
7. Sausalito Shirt Co. (676 Bridgeway): This store is a tenant in the building. Their 

lease expires on March 1, 2017 and they are aware it will not be renewed. This is 
a store that has been in existence since 1991 and is showing the effects of the 
years. It is what gives souvenir clothing its reputation. Only in Sausalito, while 
maintaining a visitor serving element in a portion of the store, will look and feel 
entirely different.  

8. Quest (673 Bridgeway): Again, a very high price point, which attracts an entirely 
different clientele.  

9. Crazy Shirts (639 Bridgeway): A formula retail store that sells high-quality and 
very expensive ($30) t-shirts and other souvenir clothing. Their designs are 
unique to their stores, and there will be no duplication of their merchandise at 
Only in Sausalito.  

10. Cha Cha Cha (589 Bridgeway): A children’s clothing store. While Only in 
Sausalito will have a small selection of children’s clothing, it is a very minor 
element of the General Store and will create no competition.  
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11. Out of Hand (8 Princess Street): Offers handcrafted gifts and accessories. There 
will be no duplication of any of Out of Hand’s merchandise.  

12. Sausalito USA (683 Bridgeway): This is exclusively a souvenir clothing store. As 
noted, there will be a visitor serving element in Only in Sausalito, but it is mixed 
in as simply another section of the General Store. So while there will be some 
similarity in some merchandise to Sausalito USA, it will not be significant. And 
note that the visitor serving element will be far less notable than that of the 
departing Sausalito Shirt Company.  

13. 2 Bella (579 Bridgeway): Carries their own private labeled brand. No comparison 
to Only in Sausalito.  

14. Shoe Stories (22 El Portal): An upscale women’s shoe store. No comparison to 
Only in Sausalito, which will carry only extremely casual shoes and sandals, 
which are not represented anywhere in Sausalito. 

15. Sausalito Ferry Company (688 Bridgeway): Next door to Only in Sausalito, this 
store concentrates on greeting cards, fun gifts, toys and smaller gifts. It is a fun 
and eclectic store that has a look and feel that is very different from Only in 
Sausalito, which is clothing oriented. Again, there is no need or desire to 
duplicate any merchandise from any other merchants.  

16. Royal Arts (660 Bridgeway): A jewelry and souvenir store that will most likely 
benefit from the closure of Sausalito Shirt Company, which essentially carries 
much of the same merchandise and has the same look and feel. While Only in 
Sausalito will carry some visitor-serving merchandise, it will only be a portion of a 
much larger, much more varied store. 

17. Games People Play (699 Bridgeway): This store is very similar to Sausalito Ferry 
Company (same owners), and the same comments apply regarding Sausalito 
Ferry Company. There is more souvenir merchandise in this store, however, and 
the same comments apply regarding the closure of Sausalito Shirt Company.  

18. Sausalito Sundries and Gifts (701 Bridgeway): This store sells exclusively gifts, 
most of which are very unique. Only in Sausalito is primarily clothing and 
accessory oriented.  
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Sausalito Sweets 
 

This shop will be reminiscent of a mid-20th century soda fountain that would have been 
a focal point on Bridgeway during that time. Tucked into 1600 square feet under the 
restored brick façade of the building, the shop will be professionally designed to capture 
that old soda fountain atmosphere. Black and white tiled floors, metal walls and/or 
ceiling, a smattering of old-time padded stools, vintage interior signs and interior 
awnings and other elements that a professional designer will use to create a shop that 
looks like it has been in the location for a long, long time.  
 It will sell homemade ice cream, shakes, root beer floats, smoothies, acai bowls 
and yogurt, all to order. It will have chocolates under vintage counters sold by weight. 
And it will have a large assortment of packaged chocolates and candies spread 
throughout the store. It will be a sweet lover’s paradise, different and more 
comprehensive than any other establishment in Sausalito.  
 

Comparison To Similar Local Stores 
 

Sausalito Sweets will also compliment and not directly compete with any other 
store in Sausalito. It will be a retail store selling packaged candy and treats. It will be 
unlike any store in Sausalito, with a retro 1950’s feel to it, similar to what was seen on 
the Sausalito waterfront at that time. While the majority of the store will be packaged 
goods, a much smaller portion of the store would offer a sampling of pre-made treats 
from behind the counter, including the popular and healthy acai bowls, smoothies, 
homemade ice cream, mini donuts, and chocolates. 

 
Examples of Similar Sausalito Stores: 

 
1. Caffe Tutti (12 El Portal): This is a café with extensive seating, ordering from the 

counter. The only similar product is ice cream. They sell Double Rainbow Ice 
Cream. Sausalito Sweets would have homemade ice cream.  

2. Sausalito Bakery and Café (571 Bridgeway): Also food oriented, ordering from 
the counter, with extensive seating. They also sell ice cream, from Dreyer’s. 
Completely different from Sausalito Sweets. 

3. Venace (625 Bridgeway): This is a deli, with sandwiches made to order, cheeses, 
wine and kitchen gifts. They have a small chocolate selection, but it is a 
completely different concept than Sausalito Sweets. 

4. Munchies (607 Bridgeway): This store sells penny candy in barrels, purchased by 
weight. The vast majority of merchandise at Sausalito Sweets is packaged 
candy. The stores are very different in scope and feel.  

5. Lappert’s (689 Bridgeway): This is the premier ice cream store in Sausalito, with 
lines stretching out the door on warm, sunny days. While they also have 
smoothies and other ice cream treats, it is for the most part primarily an ice 
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cream store. Ice cream is only a small portion (although a vital one) of what 
Sausalito Sweets has to offer.  

6. Organic Chocolates (707 Bridgeway): This recently remodeled store sells 
upscale organic chocolate by the pound and packaged. That is a different market 
than the chocolates which will be sold at Sausalito Sweets. The two stores will 
complement each other well.  

 
 
Given the uniqueness and historic character of the proposed shops, we feel the findings 
specified in S.M.C. 10.44.230.D are satisfactorily met. 
 
Please feel free to call or email me with any questions. 
 
Sincerely, 

 
 
 
Millard Arterberry 
McCoy Architecture, Inc 
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com

McCoy 
Architecture 

 
 
 
 
 
 
 
 
 
 

McCoy Architecture, Inc.      415-332-9910      john@mccoyarchitecture.com 
 

 
Friday, November 11, 2016 
 
Planning Division | Community Development Department 
City of Sausalito | 420 Litho St. Sausalito CA 94965 
 
RE; Outreach description for 676-686 Bridgeway 
 
 
While developing the designs for this project myself and my clients have performed and continue to 
perform comprehensive neighborhood outreach. To date, I have not received any communication 
indicating negative opinions of our project or any concerns that the project will negatively impact any of 
the surrounding businesses or residents. In fact, all the responses we have received have been positive 
and supportive in nature. 
 
Below is listed the outreach performed: 
 
 

 April 19h, 2016 - Letters were mailed to 134 (one hundred thirty-four) surrounding addresses from 
both my office and directly from the owners of the project. This list was provided by the Planning 
Department as the list of properties the Planning Department will be noticing prior to the Planning 
Commission hearing of this project. (See attached list). 
 

 April 23rd, 2016 I received an email from Tomi Kushner of 104 Bulkley #4, expressing 
appreciation of our outreach efforts (see attached email). 
 

 April 27th, 2016 I met with Oonagh Kavanagh, the then current President of the Chamber of 
Commerce to discuss our project and inform the Chamber of the proposed uses and designs. 
o Subsequently, Oonagh contacted many business owners in the immediate vicinity to inform 

them of our outreach and the upcoming meeting. 
o Her comments were all positive for the project 
o As a representative for the Chamber she appreciated our outreach efforts 

 
 May 5th, 2016 – A neighborhood outreach meeting was held at the office of McCoy Architecture at 

6:00 PM. Despite having reached out to the entire surrounding community (134 surrounding 
addresses) only three people attended that evening with one additional person contacting me 
directly to schedule a meeting at a later date to review the project. The three persons in 
attendance were: 

o Chris Holbrook, as the representative for the Chamber of Commerce 
o Aness Pogni of 660 Bridgeway & 771 Bridgeway 
o Hooshang Seda of 673 Bridgeway 

 The meeting lasted more than hour to present & discuss the project and 
proposed uses. 

 The proposed designs were well received 
 All comments from attendees were supportive. 

 
 On May 10th, 2016 I met individually with Teresa Ancona of 621 Bridgeway, at her request 

o The proposed designs were well received 
o All comments from Ms. Ancona were supportive. 
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com

McCoy 
Architecture 

 
 
 
 
 
 
 
 
 
 

McCoy Architecture, Inc.      415-332-9910      john@mccoyarchitecture.com 
 

 We have created a website displaying our designs and describing the proposed uses for the 
property and have recently posted a link to this website on the Next Door site in the effort to 
inform even more members of the Sausalito Community. Please see accompanying 
correspondence file. 
 

o Webpage: http://676-686bridgeway.com/ 
o Nextdoor Post: https://hurricanegulch.nextdoor.com/news_feed/?post=25919070 

 
 Informational graphic posters have been displayed at the site showing the proposed design and 

describing the incoming businesses. These posters have all of the contact information should 
anyone wish to investigate this project more thoroughly. Please see attached poster graphics. 
 

 Since the project was noticed by the city we have solicited and received several letters of support 
from Sausalito residents. Please see accompanying correspondence file 

 
We are still (and always) open to meet with or communicate with members of the community to have the 

opportunity to discuss this project in detail and understand their perspective and hopefully add them 
to our growing number of supporters or at least have the opportunity to address any concerns they 
may have. 

 
Please contact me with any questions you may have regarding our outreach efforts. 
Thank you. 
Sincerely, 
 
 
  
John  McCoy, AIA 
McCoy Architecture, Inc 
1417 Bridgeway, Suite #1 
Sausalito, CA  94965 
415-332-9910 
john@mccoyarchitecture.com 
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com

McCoy 
Architecture 

 
 
 
 
 
 
 
 
 
 

McCoy Architecture, Inc.      415-332-9910      john@mccoyarchitecture.com	
 

 
April 19, 2016 
 
Neighbors of 676-686 Bridgeway 
Sausalito, CA  94965 
 
 
Dear neighbors, 
 
I am a local architect working with your neighbors at 676-686 Bridgeway to design 
improvements to the existing buildings located on this property. We invite you to join us 
Thursday evening, the 5th of May from 6:00 PM to 8:00 PM to discuss the ideas we 
have for the property. We hope to get your feedback and input on how you feel about 
this project. 
 
We will be meeting at the offices of McCoy Architecture. The address is 1417 
Bridgeway, Suite #1.  
To find our offices; enter from Litho Street between Bridgeway & Caledonia, go upstairs and toward 
Caledonia Street. We are located right above Water Street Hardware. 
 
If you cannot make the May 5th meeting, I can be available at a later date to meet with 
you individually, at your convenience. Please contact me to arrange a time to meet if 
this works better for you. 
 
We look forward to meeting with you and hearing your input.  Thank you for your 
interest in our project. 
 
Sincerely, 
 
 
 
John  McCoy, AIA 
McCoy Architecture, Inc 
1417 Bridgeway, Suite #1 
Sausalito, CA  94965 
 
415-332-9910 
john@mccoyarchitecture.com 
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com

‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Tomi Kushner [mailto:kushnertk@gmail.com]  
Sent: Saturday, April 23, 2016 2:07 PM 
To: john@mccoyarchitecture.com 
Subject: thank you 
 
Saturday, April 23, 2016 
 
Dear Mr. McCoy: 
 
Thank you for your invitation on May 5 to discuss your property ideas.  I will not be in town at that time; 
but I very much appreciate your thoughtfulness in including neighbors. 
 
Very best, 
Tomi Kushner 
104 Bulkley Ave, #4 
Sausalito= 
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com

From: Nextdoor Sausalito Flats [mailto:reply@rs.email.nextdoor.com]  
Sent: Monday, May 23, 2016 6:55 PM 
To: john@mccoyarchitecture.com 
Subject: Re: 676-686 Bridgeway Rennovation 

 

 

 
   
 

      

 

Dana Herrick, Sausalito Flats  
 

Looks really nice, John. Huge improvement! Thanks for sharing this.  

Original post by John Mccoy from Sausalito Flats (2 replies):  

Hi Neighbors,  

We are working with the new owners of 676-686 Bridgeway to bring 

two new, high quality businesses to Sausalito and bring back the 

historic nature of some of Sausalito's early...  

May 24 in General to 17 neighborhoods  

    View or reply  

    

 

Thank · Private message  
 

 

You can also reply to this email or use Nextdoor for iPhone or Android  

 

 
You received this update because you created this post. Stop receiving immediate 

updates on this post  
 

This message is intended for john@mccoyarchitecture.com.  

Unsubscribe or adjust your email settings  
 

Nextdoor, 760 Market Street, Suite 300, San Francisco, CA 94102   
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com

From: Nextdoor Sausalito Flats [mailto:reply@rs.email.nextdoor.com]  
Sent: Monday, May 23, 2016 7:36 PM 
To: john@mccoyarchitecture.com 
Subject: Elbert Bressie thanked you for your reply 

 

 

   
 

      

Elbert Bressie from Belvedere thanked you for your reply:  

“One item I forgot to mention; 

Our URL host is having issues with the file sizes we posted (in our 

effort to provide as much graphic information as we could) so some of 

the pages are slow in loading. 

Please be patient and you will be able to view all of the materials we've 

provided. 

THANKS!”  

    View or reply  

    

 

Private message  
 

 

 

 
This message is intended for john@mccoyarchitecture.com.  

Unsubscribe or adjust your email settings  
 

Nextdoor, 760 Market Street, Suite 300, San Francisco, CA 94102   
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com

From: Nextdoor Sausalito Flats [mailto:reply@rs.email.nextdoor.com]  
Sent: Tuesday, May 24, 2016 3:01 PM 
To: john@mccoyarchitecture.com 
Subject: Re: 676-686 Bridgeway Rennovation 

 

 

 

   

 

      

 

Gregg Boot, Nevada Valley/ North Sausalito  
 

What an improvement; long overdue. Have my 100% backing.  

Original post by John Mccoy from Sausalito Flats (3 replies):  

Hi Neighbors,  

We are working with the new owners of 676-686 Bridgeway to bring 

two new, high quality businesses to Sausalito and bring back the 

historic nature of some of Sausalito's early...  

May 24 in General to 17 neighborhoods  

   
 View or reply  

   
 

 

Thank · Private message  
 

 

You can also reply to this email or use Nextdoor for iPhone or Android  

 

 
You received this update because you created this post. Stop receiving immediate 

updates on this post  
 

This message is intended for john@mccoyarchitecture.com.  

Unsubscribe or adjust your email settings  
 

Nextdoor, 760 Market Street, Suite 300, San Francisco, CA 94102   
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com

From: Mary Bickford <maryleebickford@hotmail.com> 

Date: May 24, 2016 at 1:25:28 PM PDT 

To: john@mccoyarchitecture.com 

Subject: Bridgeway 

Hello John, 

 

Nice design, great improvement.  Please remember to add more or protect trees, plantings 

etc.  They are crucial to the neighborhood. 

 

Thank you, 

 

Mary Lee  
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com

 
From: Nextdoor Sausalito Flats [mailto:reply@rs.email.nextdoor.com]  
Sent: Monday, May 23, 2016 8:42 PM 
To: john@mccoyarchitecture.com 
Subject: Rebecca Woodbury thanked you for your post 

 

 

 

      

Rebecca Woodbury from Sausalito Flats thanked you for your post:  

“Hi Neighbors,  

We are working with the new owners of 676-686 Bridgeway to bring 

two new, high quality businesses to Sausalito and bring back the 

historic nature of some of Sausalito's early buildings.  

Below is a link to our website for the proposed project where you can 

view our designs and get an understanding of the two businesses that 

will be going into the space.  

http://676-686bridgeway.com/phases/neigh...  

Project Description of Remodel - 676-686 Bridgeway  

Overview:  

Our project is a significant remodel to the historic Schnell Building in 

the downtown historic district. The extant structure is composed of two 

combined buildings, one (676, south) an unreinforced brick building 

built in 1884, and the other a wood frame (686, north) built in 1889. 

The property is located ... 

 

 

    View or reply  

    

 

Private message  
 

 

 

 
This message is intended for john@mccoyarchitecture.com.  

Unsubscribe or adjust your email settings  
 

Nextdoor, 760 Market Street, Suite 300, San Francisco, CA 94102   
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com

Gail Grossman from Whiskey Springs 6d ago  

First, thank you John Mccoy for taking the time to post in such detail the remodel project. It will be a vast 
improvement to what we see now and is in keeping with the size and charm of our downtown! Kudos to you! 

Thank Flag  
Penelope thanked Gail  
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com

Kevin Levey from Nevada Valley/ North Sausalito 6d ago  

Many thanks for the posting. Anything will be better than what we currently have - friends from out of town 
actually mentioned what an eyesore it is compered to other buildings around. Since this is  Sausalito and CA, 
we're never going to satisfy everyone. Much like the new public restrooms which brought much criticism in 
design etc, they are a vast improvement on what was there before. As John mentioned, "constructive" 
comments are welcomed even if you don't like the design. Have a better design ? Then by all means bring it 
forth for review.  
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com

Gregg Boot from Nevada Valley/ North Sausalito 24 May  

What an improvement; long overdue. Have my 100% backing. 

Thanked! Flag  
You and Gail thanked Gregg  

 

 

 

Gail Grossman from Whiskey Springs 6d ago  

First, thank you John Mccoy for taking the time to post in such detail the remodel project. It will be a vast 
improvement to what we see now and is in keeping with the size and charm of our downtown! Kudos to you! 

Thank Flag  
Penelope thanked Gail  

 

 

Kevin Levey from Nevada Valley/ North Sausalito 6d ago  

Many thanks for the posting. Anything will be better than what we currently have - friends from out of town 
actually mentioned what an eyesore it is compered to other buildings around. Since this is  Sausalito and CA, 
we're never going to satisfy everyone. Much like the new public restrooms which brought much criticism in 
design etc, they are a vast improvement on what was there before. As John mentioned, "constructive" 
comments are welcomed even if you don't like the design. Have a better design ? Then by all means bring it 
forth for review.  
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com

From: Ronald Albert [mailto:rpa@albertlawcorp.com]  
Sent: Tuesday, May 24, 2016 8:30 AM 
To: john@mccoyarchitecture.com 
Subject: 676-686 Bridgeway 
 
John; 
 
Just saw your post on NextDoor.   Handsome project; it will be a great improvement.    
 
Good luck and best regards, 
 
Ron 
 
 
Ronald P. Albert | ALBERT LAW CORPORATION 
66 George Lane, Suite 101, Sausalito, CA  94965-1890 
T (415) 332 5600 |rpa@albertlawcorp.com  
  
This e-mail transmission may contain confidential information, and is intended solely for the addressee(s) named above.  This 
email may also contain attorney-client privileged communications or work product. If you are not the intended recipient of this 
message, you are not authorized to print, copy, forward, disclose or otherwise distribute this message to any other person. If 
you have received this transmission in error, please advise by replying to the sender, and then delete this message.   Thank you 
for your courtesy and cooperation. 
 
Unless expressly stated otherwise in this communication, no advice in this communication can be used for the purpose of (i) 
avoiding penalties under the Internal Revenue Code or (ii) promoting, marketing or recommending to another party any 
transaction or other matter addressed herein. 
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com

From: John P McCoy, AIA
To: millard@mccoyarchitecture.com
Subject: FW: McCoy Architecture - Downtown Improvements - Support for Seven Seas Renovation
Date: Wednesday, November 9, 2016 1:46:24 PM

 
 

From: james wiggins [mailto:homegreenbuild@yahoo.com] 
Sent: Wednesday, November 9, 2016 6:00 AM
To: John P McCoy, AIA <john@mccoyarchitecture.com>; lauraewiggins2000@yahoo.com;
dphumphr@bechtel.com
Subject: Re: McCoy Architecture - Downtown Improvements - Support for Seven Seas Renovation
 
Hi John,
 
I believe your proposed project for the old Seven Seas building will be a significant improvement
for this section of downtown.  When I was recently walking by on my way to the ferry, I thought the
wood structure in particular looked tired and out of place.  II appreciate that this area receives a lot
of tourist traffic, which is important to keep the plaza area economically viable, but Sausalito
residents also use this area daily, especially those of us who commute via ferry.  I think your
designs to upgrade the buildings while incorporating the historic nature of the area is visually
appealing, and I am glad that the residential units will be updated to make them livable and
comfortable.  Please pass on our support for this project to the owner and the city.  Great work!
 
Sincerely,
 
James and Laura Wiggins
121 Third St.
Sausalito

From: "John P McCoy, AIA" <john@mccoyarchitecture.com>
To: 'james wiggins' <homegreenbuild@yahoo.com>; lauraewiggins2000@yahoo.com 
Sent: Tuesday, November 8, 2016 3:32 PM
Subject: McCoy Architecture - Downtown Improvements
 
We have recently submitted a project to the city for a major refurbishment of an
historic building in the heart of downtown at 676-686 Bridgeway, the old Seven Seas
building. The ground floor is currently occupied by ToadFish Gallery, Head To Toe
Clothing Shop and Sausalito Shirt Co., and the upstairs has 3 very neglected
residential units.
 
The new owner is a Marin resident, and would like to replace the existing businesses
with two unique new shops, Only In Sausalito and Sausalito Sweets. The project also
proposes a complete renovation of the upstairs apartments. For a detailed description
of the project please visit our website:
http://676-686bridgeway.com/
 
We feel the project will be a great asset for downtown, and would love your support. If
you think the project is worthwhile please send us a brief email with your name and
address, and a sentence or two on why you support this renovation. Additionally,
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1417 Bridgeway, Suite 1
Sausalito CA, 94965
Phone: 415.332.9910
john@mccoyarchitecture.com

From: John P McCoy, AIA
To: millard@mccoyarchitecture.com
Subject: FW: McCoy Architecture - Downtown Improvements
Date: Wednesday, November 9, 2016 1:46:36 PM

 
 

From: Michael Karpowicz [mailto:michael@cstoneholdings.com] 
Sent: Tuesday, November 8, 2016 3:14 PM
To: John P McCoy, AIA <john@mccoyarchitecture.com>
Subject: RE: McCoy Architecture - Downtown Improvements
 
My name is Michael Karpowicz and I live at 33 Sunshine Avenue.  I think the proposed project at
676-686 Bridgeway would be a great renovation in the heart of downtown.  The proposed design
looks fresh and clean while staying with a classic look.  I hope this project gets approved and more
like it come to downtown. 
 
-----
This email may contain confidential and privileged material for the sole use of its intended recipient.
Any review or distribution by others is strictly prohibited. If you are not the intended recipient,
please contact the sender and delete all copies.
 
From: John P McCoy, AIA [mailto:john@mccoyarchitecture.com] 
Sent: Tuesday, November 08, 2016 12:40 PM
To: Michael Karpowicz
Subject: McCoy Architecture - Downtown Improvements
 
We have recently submitted a project to the city for a major refurbishment of an historic building in
the heart of downtown at 676-686 Bridgeway, the old Seven Seas building. The ground floor is
currently occupied by ToadFish Gallery, Head To Toe Clothing Shop and Sausalito Shirt Co., and the
upstairs has 3 very neglected residential units.
 
The new owner is a Marin resident, and would like to replace the existing businesses with two
unique new shops, Only In Sausalito and Sausalito Sweets. The project also proposes a complete
renovation of the upstairs apartments. For a detailed description of the project please visit our
website:
http://676-686bridgeway.com/
 
We feel the project will be a great asset for downtown, and would love your support. If you think the
project is worthwhile please send us a brief email with your name and address, and a sentence or
two on why you support this renovation. Additionally, please feel free to forward this email to any of
your neighbors you feel might be interested.
We sincerely appreciate your consideration. If you have any questions regarding the project please
do not hesitate to email us or give us a call.
 
Thank you very much,
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Calvin Chan

Subject: Planning commission meeting Nov 16 for 676-686 Bridgeway

 
Dear Planning Commission, 
 
I have followed the progress of this development since inception and have reviewed the plans. It seems like a 
pretty good idea to me. 
I think the General store concept and ice cream parlor should appeal to enough tourists to be successful, but 
at the same time I can envision 
my wife and I going down there to eat and shop. Looks like a pretty good mix of retail. The design of the 
buildings are, of course. a great improvement to the street. I am sure they will be tweaked and changed by 
Planning, but the end result will most likely be appealing to the eye.  
 
We know the owners of this property, and can attest to the following facts about them: They have been local 
for the past 30 years at least. They have a personal, family, and financial interest in other properties in 
Sausalito that has been long term. They have a commitment to Sausalito and are not just developers. This will 
be a family business, most likely operated by family members. And lastly, Mr. Hoppe has a very successful 
career owning restaurants and retail stores. He is therefore, local, committed, and experienced. 
 
Hope it passes quickly. 
 
Jay and Mary Wyman 
110 Cloudview Rd 
Sausalito, Ca. 94965 
36 year residents 
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