CITY COUNCIL
AGENDA
SPECIAL JOINT MEETING OF THE
CITY COUNCIL AND PLANNING COMMISSION

MILL VALLEY COMMUNITY CENTER- CASCADE ROOM
180 CAMINO ALTO, MILL VALLEY
TUESDAY, MARCH 22, 2022
6:30 p.m.
John McCauley, Mayor
Jim Wickham, Vice Mayor
Urban Carmel, Councilmember
Sashi McEntee, Councilmember
Stephen Burke, Councilmember
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Greg Hildebrand, Chair
Alan Linch, Vice Chair
Jon Y olles, Commissioner
Ernest Cirangle, Commissioner
Eric Macris, Commissioner

CALL TO ORDER
PUBLIC OPEN TIME: Persons wishing to address the City Council and Planning Commission on
subjects not on the agenda may do so at this time. The Council and Commission cannot discuss or
take action during open time, but Councilmembers and Commissioners may briefly respond to
statements made or questions proposed by the public, ask for clarification from staff, refer the
matter to staff, request staff to report back to the Council and/or Commission at a subsequent
meeting, or place a matter of business on a future agenda. The Council and Commission may
establish a time frame to hear public comment during this agenda item and continue the remaining
public comments to a later point in the agenda. When addressing the City Council and Planning
Commission, please: 1) State your name and address; 2) Address the Mayor; 3) State your views
succinctly; 4) Avoid repetition; 5) Limit your comments to the specified time set by the Mayor.
Please note: The Mayor will allow time for public comment on each numbered agenda item.
APPROVAL OF THE AGENDA ORDER
NEW BUSINESS

Progress Report and Joint Study Session to Discuss and Provide Direction on the Housing Element
Update, with Two Separate Recommended Actions:
1. Joint City Council and Planning Commission approval of the overall approach to the
Sites Inventory, including the accompanying land use and housing strategies based on
discussion items identified in the supporting staff report; and
1 Please

note this meeting will not be held in the City Hall Council Chambers. Webcasting and broadcasting on
the City's website and local cable channels will not be available during the meeting. A recording of this meeting
will be made available to the public after the meeting has been adjourned.

Special Joint Meeting ofthe City Council and Planning Commission Agenda, March 22, 2022

2. City Council approval of a Resolution to effectuate a Budget Adjustment and authorize
the City Manager to finalize and execute a consultant services agreement with EMC
Planning to assist city staff with the required environmental review of the Housing
Element Update.
ADJOURNMENT - The Council will adjourn to the next Regular City Council meeting which
will be held on Monday, April 4, 2022 and the Planning Commission will adjourn to the next
Regular Planning Commission meeting which will be held on Tuesday, April 12, 2022.

Materials related to an item on this agenda submitted to the City Council and Planning Commission
after distribution of the agenda packet are available for public inspection at City Hall, 26 Corte
Madera Ave during regular business hours. Such documents are also available on the City's website
at www.cityofmilivalley.om subject to staff's ability to post documents prior to the meeting.
The City ofMill Valley does not discriminate against any individual with a disability. Upon request,
City publications will be made available in the appropriate format to persons with a disability. If
you require assistance or auxiliary aids in order to participate in this meeting, please contact the
City Clerk at 388-4033 (ITY 711) at least 24 hours prior to the meeting.
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TO:

Mayor and City Council
Planning Commission

FROM:

Danielle Staude, Senior Planner

VIA:

Patrick Kelly, Director of Planning and Building

SUBJECT

Progress Report and Joint Study Session to Discuss and Provide Direction on the
Housing Element Update.

DATE:

March 22, 2022

Issue: Joint study session to discuss and provide direction to staff on the overall approach to the
draft Sites Inventory, including the accompanying land use and housing strategies required to
satisfy the State-mandated Regional Housing Needs Allocation (RHNA) requirements as part of
the Housing Element Update process.
Recommendation: Receive staff report and presentation on land use and housing strategies as
part of the housing sites analysis, including the community input and feedback staff already has
received through public outreach efforts. Staff is recommending the following two separate
actions:
1) Joint City Council and Planning Commission approval of the overall approach to the
Draft Sites Inventory, including the accompanying land use and housing strategies, or
direction with respect to housing strategies.
2) City Council approval of a Resolution (ATTACHMENT 1) to effectuate a Budget
Adjustment and authorize the City Manager to finalize and execute a consultant services
agreement with EMC Planning Group to Assist City Staff with the R equired
Environmental Review of the Housing Element Update.

19

1

ITEM 1 & 2

Joint City Council/ Planning Commission Meeting
Housing Element Update: Sites Inventory
March 22, 2022
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36

Summary: The Housing Element, which is one of the seven legally required chapters, or
"elements," of the City's General Plan, was adopted by City Council in May 2015 and is a policy
guidance tool containing community-based housing programs aimed at addressing the City's two
overarching General Plan goals: 1) to protect and enhance the natural beauty and small-town
character of the City, and 2) to encourage the continued diversity of housing, income levels, and
lifestyles within the community.
The Housing Element is updated by the City and reviewed by the State's Department of Housing
and Community Development (HCD) on a regular basis. Currently, staff is working to update the
Housing Element as part of the 6 th Housing Element cycle for the 8-year period of 2023 - 203 l.
As noted previously, there are strict deadlines and severe penalties for those jurisdictions that do
not comply with State Housing Element law. 1 Staff is working to meet the State-mandated
deadlines and requirements, which include a 30-day public comment period, followed by at least
10 days for the City to incorporate public comments, then a 60-day review period by HCD for
the Draft Housing Element by HCD, with the adoption of the Housing Element effective by
January 31, 2023 (there is a 120-day grace period, if needed). To meet various state
requirements, staff anticipates that a Draft Housing Element will be prepared by June-July 2022.
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Background - RHNA, Sites Analysis, and Sites Inventory: The Mill Valley Housing Element
Update aims to meet State mandates, achieve HCD certification, and reflect the values and
desires of the community. An effective Housing Element provides the necessary conditions and
various policy tools for preserving and producing an adequate supply of housing affordable to
people at various income levels. Housing trends, demographics, zoning, and market constraints
are used to build an understanding of housing profiles in a community, which then help to
evaluate various approaches to meeting housing needs across income levels. Local governments
must involve the public from all economic segments of the community in developing the
Housing Element, using non-traditional outreach techniques if required to ensure that residents at
all income levels are contacted for participation.
An important component of the Housing Element is the identification of sites for future housing
development, and an evaluation of the adequacy of these sites in fulfilling the City's RHNA.
This Housing Element Update cycle includes new State regulations that restricts those sites that
can be used in a Sites Inventory and imposes changes to land use and rezoning for those
jurisdictions that cannot accommodate their RHNA.

bttps://.vww.cityofmillvalley.orglDocumentCenter/View/2473/Conseguences-of-Non-Compliance-with-HousingLaws?bidid=
1
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As part of the Housing Element
Table 1: Regional Housing Needs Allocation (RHNA}
Update, the City is required to identify
' -- . ..
~Example:
available land within City limits that is
.'.Exampl~:·,
1-pers~n
.
4-person
sufficiently zoned to accommodate its
, Household
Household
share of new housing units. For the
l~come
I
.
Income
2023-2031 Planning Period, the City of
•-.
. - Mill Valley has been allocated 865
413 $64K
$91K
new housing units.2 HCD also Very Low (<50% AMI)
$102K
$146K
recommends that jurisdictions identify Low Income (50-BO% AMI)
enough residential capacity within Moderate Income
$179K
126 $125K
their boundaries that is above and (80-120% AMI)
beyond the required housing numbers
Over$180K
326 Over $125K
identified in lower-income categories, Above Moderate Income
12
to help offset sites that may (or may (> 0%AMI)
not) be developed during the planning TOTAL RHNA
865
period. Based on HCD guidance and
review of other Housing Elements, a + 15% "buffer" for low
945
"buffer" or margin of safety of at least and moderate (80 units)
l 5% above the City's RHNA
allocation for the lower and moderate-income categories is recommended to ensure future
compliance with "No Net Loss" requirements.3

-

1

1
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Per HCD guidelines, the following may be used to
estimate the anticipated number of new units
expected to be constructed during the 8-year RHNA
cycle as part of the Sites Inventory:
a) Pending Units: Total units from projects with
planning entitlements (final occupancy expected
after July 1, 2022), currently estimated at 54
units;
b) Projected AD Us: New accessory dwelling units
projected during the 8-year planning cycle, based
on the City's past trend of issuing building
permits for 16 new ADUs per year, resulting in
128 new units at a range of income levels; and

~

_-,

••
SITES INVENTORY

91
2

The City of Mill Valley did file an appeal with the Association of Bay Area Governments ("ABAG") to challenge
both the overaJI methodology used to establish the regional housing numbers and the actual number of units
allocated to the City, as allowed under state law. Both appeals were denied.
3
No Net Loss requires cities to demonstrate that capacity is available for affordable units throughout the 8-year
planning period, including when a proposed development on a specific site results in fewer units than were assumed
to be possible on that site in the Housing Element Sites Inventory (Government Code Section 65863, "No Net Loss"
requirements).
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c) Anticipated/Potential Sites based on Capacity Analysis: Potential sites identified as
''underutilized" or having additional "capacity" to incorporate new housing on the site. It is
important to note that the capacity analysis is a planning exercise and does not mandate the
elimination of existing use(s) or building(s) on a property. Instead, this analysis demonstrates
that the City's zoning and land use as applied to specific sites is adequate to accommodate
possible units on specific sites. This "capacity analysis" is a strategy that looks at the
community as it is today, applies the existing development rules, and calculates the resultant
number of housing units that could reasonably and realistically be provided. The adequacy of
each site - and the site's appropriateness for inclusion in the Sites Inventory - is based on
many criteria, such as the existing use on the property and general site characteristics. Those
sites that appear to be appropriate for redevelopment are then further evaluated to determine
the build-out potential and likelihood of development.
City staff and its consultant have determined that the City will not be able to identify an adequate
number of sites to meet its RHNA allocation at all income levels, based on a review of the City's
parcels, local topography, environmental constraints such as the FEMA floodway, under the
City's existing land use, zoning, and development standards. The City will therefore be required
to make further changes to its land use, density, and development standards to meet its RHNA.
Those sites that are subject to rezoning and identified as necessary to meet the City's lowerincome RHNA allocation will be subject to a by-right approval process without discretionary
review4 if the proposed project meets certain standards, including a requirement that the project
reserve 20 percent of the units for, and offered at an affordable rent to, lower-income households
(80% or less than the average median household income).
Public input on various land use and housing strategies that could be used to help the City meet
its RHNA requirements was collected at the last online workshop on February 16, 2022
(approximately 100 participants in attendance) and as part of an online survey (with over 1,045
responses), which are summarized in ATTACHMENTS 2 and 3.
Discussion: This report focuses on the overall approach to the draft Sites Inventory identified by
City staff based on: 1) an extensive review of all 5,709 parcels within the City, including the
evaluation of site characteristics, location, and allowable development based on existing land use
and zoning standards; 2) input received from the community about possible land use and housing
strategies; and 3) requirements under State Law or to satisfy RHNA.

Sites have been grouped and categorized as follows, and are discussed further below:
A. Publicly Owned Sites (City-Owned, Religious and Educational Sites)
B. Underutilized sites less than½ acre5
4

By-right approval means that the project will be approved if it meets an established set of objective standards and
guidelines. No discretionary review, public hearings, or environmental analysis will be conducted for a proposed
project that is subject to the by-right approval process.
5 State law provides that to use sites smaller than half an acre to accommodate the City's lower income RHNA, the
City must be able to show either that "sites of equivalent size were successfully developed during the prior planning
period for an equivalent number of lower income housing units as projected for the site" or that other evidence
supports the claim that "the site is adequate to accommodate lower income housing."

4
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Underutilized sites over½ acre
Office Conversions
Vacant Single-Family Zoned Sites
Sites Qualifying under SB 9

See ATTACHMEMT 7 for a draft map illustrating the proposed Sites Inventory.
A. Publicly Owned Sites (40 units)
Public owned sites include those tax-exempt properties owned by public entities, including the
City of Mill Valley, County of Marin, Public Schools, Religious Institutions and various utility
companies. In 2020, City staff worked with the Housing Advisory Committee and the City's
housing consultant to evaluate 150 publicly owned sites located in the City of Mill Valley. See
ATTACHMENT 4 for a list of publicly owned sites and the Housing Advisory Committee
website6 for further details about the review and discussion of sites.
City-Owned Sites. The City itself owns approximately 70 sites-17 residentially zoned sites; 47
sites zoned as open area, and 7 commercially zoned sites. On June 21, 2021 City Council
reviewed and accepted the Housing Advisory Committee's recommendations to select the
northern portion of the 1 Hamilton city-owned parcel and issue a Request for Qualifications to
solicit interest and partner with a non-profit home builder. This portion of land has been deemed
"exempt surplus land" for the sole purpose of building affordable homes on the property and the
City has an exclusive negotiating agreement with EAH Housing.
Other City-owned sites that are of interest but are not currently on the Sites Inventory include the
parking lot at Miller Avenue and Edgewood Reservoir. These sites cannot be added to the list
due to environmental constraints (Miller Avenue in the Floodway and Edgewood Reservoir
contains an open space easement operated by Marin Municipal Water District on the property).
However, both parcels are identified as longer-term parcels for further consideration based on
additional staff work. Staff has not proposed rezoning parks and active open space such as the
tennis courts and golf course based on the City's interest in maintaining active recreation on such
sites. Those city-owned sites that are zoned residential and commercial are also not on the Sites
Inventory due to these parcels being in the right of way or on a highly sloped and forested piece
of property in the high fire severity zones.
Other Publicly Owned Sites. There are approximately 20 parcels with religious and public
education institutions on site. All public schools are zoned "Commercial Facility (CF)" and
some religious institutions in Mill Valley are zoned "Open Area (OA)."
TABLE 2: School and Religious Institutions Zoned OA and CF

Use/ Facility

6

Address

Our Lady Mt. Carmel

3 West Bithedale

Greenwood school and parking lot

17 Buena Vista

Community Church of Mill Valley

8 Olive St

www.cityofinillvalley.org/housiog

5

Zoning
Single Family Residential

OA
OA
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Parish of Church or Savior

10 Otd Mill

OA

Edna Maguire Elementary School
Mill Valley Middle School

70 Lomita
411 Sycamore

Old Mill Elementary School

352 Throckmorton

Park Elementary School

360 E Blithedale

Tam High School

700 Miller

CF
CF
CF
CF
CF

The OA and CF Zoning Districts do not permit residential use on the property. As part of the
online survey and workshop, staff asked the public if the Housing Element should include a
program that would allow the rezoning of school and religious institutions to allow housing to be
co-located on the property. There were mixed results and interest for rezoning from the public.
At the public workshop, those who favored the idea of allowing residential use on religious and
school sites saw it as an opportunity to make changes and room for housing. Concerns expressed
on this housing strategy specifically led to discussion of shifting the zoning or allowed
residential use for only some properties. Online survey responses were also mixed when asked if
those religious institutions and educational facilities zoned OA and CF should be rezoned to
allow residential along with the existing use. Half of the survey responses indicated "no" with
another 25% "unsure" and 24% answering "yes".
Mt. Tarn Methodist Church and First Church of Christ sites have generated the most discussion

and interest by the community members and the Housing Advisory Committee as has the AT&T
building at 300 East Blithedale. The draft Sites Inventory currently does not account for these
sites based on property owner responses to date (either lack of response or tentative interest
requiring additional input from ownership boards). These sites, however, are appropriate to
consider for the longer-term housing programs that staff is assembling for the Housing Element,
see discussion below.
Staff Recornmendations/Discussion Items:
A. 1. The Sites Inventory assumes approximately 40 units (20 very low and 20 low income) for
the northern portion of the city-owned property at 1 Hamilton Drive based on work and
Council direction to date.
A.2. Include a housing program to further evaluate housing opportunities on public owned
properties, including: a) further collaboration with educational facilities and religious
institutions to facilitate housing opportunities; b) further investigation of city-owned
parcels, particularly the Miller Avenue and Edgewood sites, to remove existing barriers to
development (e.g. floodway designation and open space easement); and c) use of the
City's Affordable Housing Trust Fund to assist with feasibility studies to determine
redevelopment potential.
A.3. Establish a Housing Overlay Zoning District. Consider a housing program to allow a
"Housing Overlay Zoning District" for tax exempt public institutions. Establishment of an
overlay acknowledges the City's interest and willingness to work with these public
facilities to build housing on their parcels in association with their primary use.

6
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A Housing Overlay Zoning District must 1) demonstrate that there is no additional
discretionary action needed above what is the base zone; 2) development standards are
consistent with those needed for the density allowed under the overlay to ensure that the
maximum densities can be achieved; and 3) the property owner may also access the State
Density Bonus law as part of the proposed project.
A.4. Rezone 300 East Blithedale from the existing Single-Family zoning designation to MultiFamily ("RM-Passage", similar to the adjacent property at 10 Catalpa) to ensure that the
building can be converted into multiple units as opposed to one large single-family home.
B. "Underutilized Sites": Commercial and Multi-Family Zoned Sites Under½ Acre
(up to 169 units with revised standards)
There are a significant number and proportion of multi-family and commercial parcels under ½
acre. Of the 430 multi-family and commercially zoned properties in Mill Valley, 85% (365) are
less than½ acre, with the majority being less than 6,000 square foot parcels.

Based on State law and HCD guidance,
lots that are smaller than 0.5 acres may
not be considered to accommodate the
City's lower-income RHNA unless there
is substantial evidence that the sites are
viable. For purposes of this analysis,
staff has taken a conservative approach
and not utilized these sites as part of the
low- or very low-income RHNA
categories.
As part of the public outreach, staff asked the community to provide input on allowing additional
units on smaller sites of 6,000 sf or less to facilitate "missing middle" housing types, such as triplexes, four-plexes and six-plexes in commercial and multi-family zones. Mill Valley has quite
a few examples of these housing types in downtown and along the Miller Avenue corridor, as
illustrated to the right. Feedback and interest in allowing more units on small sites were mixed,
with the largest concern related to parking. See ATTACHMENTS 2 & 3 for details.
Meanwhile, staff has received interest from several property owners interested in providing
housing opportunities with many owners citing the need to modify development standards,
particularly parking, to facilitate the additional units on the property, see ATTACHMENT 5.
Staff Recommendations/Discussion Items:
B .1. Approve the draft list of sites less than ½ acre. Should the number of sites listed above be
reduced, the overall land use and housing strategies will need to be reevaluated.
B.2. Include a housing program indicating that "non-vacant sites" must replace units affordable
to the same or lower income level as a condition of any development on non-vacant site.
This program will help address concerns about tear down/rebuild scenarios that reduce

7
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affordability of housing stock and also will allow existing non-conforming buildings that
exceed current density standards to maintain the existing number of units on site.
B.3. Consider a "Small Lot Housing Overlay" that would increase density in commercially
zoned areas from 29 units an acre to approximately 40 units an acre for those sites
identified on the Sites Inventory list (see Table 3 below). Application of the small lot
housing overlay would facilitate up to a tri-plex on parcels 3,000 sf or less and up to a sixplex on properties 6,000 square feet or less and up to 13 units for the larger sites identified
in Table 3 below. Should Planning Commission and City Council support the concept of a
small lot overlay zone that increases density standards to 40 units an acre and reduced
parking standards, an additional 50 units could be captured and reported as part of the
RHNA Sites Inventory.
As part of the overlay zone staff would like Planning Commission and City Council
feedback on:
•

Waiving inclusionary requirements for certain types of small lot projects. Currently
development projects with 4 or more units must build 25% of new housing at low
and moderate income. Waiving the inclusionary requirements may provide an
incentive to build certain types of units (such as four and six-plex units) while also
adding new "attainable" units to the City's housing stock. For instance, the overlay
zone could indicate that the inclusionary housing requirement of 25% low and
moderate units be waived for all rental projects or for project that propose units that
are 1,000 square feet or less assuming that these smaller-scale 1,000 square foot units
facilitate more "attainable" housing for the community.

•

Modifying multi-family parking standards. Existing commercial and multi-family
parking standards generally require 2 parking spaces per dwelling unit plus 1/4 of a
parking space for guest parking when on-street parking is not available along the
immediate frontage. Parking requirements for a multi-family efficiency unit (450 SF
or less) shall require 1 parking space. In developments of more than 4 units, guest
parking must be provided on the site (unless the lot width is 25 feet or less). For
mixed use projects, shared parking is allowed but there is not an established ratio.
Staff recommends Planning Commission and City Council discuss and consider
revised parking standards and direct staff to identify amendments to parking
standards. A reduced parking standard could be included as part of the "small lot
housing overlay" to facilitate additional units on site, or more generally as part of the
City's Multi-Family development standards.
Currently, state Density Bonus law allows ½ parking space per unit for those parcels
within ½ mile of public transit. However, Density Bonus only applies to projects
with five or more units. Meanwhile, Single-Family residential properties within a ½
mile of transit are permitted under state law to build an Accessory Dwelling Unit
without parking. As a result, smaller sized sites appropriate for "missing middle"

8
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multi-family housing types such as four-plexes are burdened with larger parking
standards.
Staff acknowledges that there is community concern about parking and therefore
recommends balancing the parking standards based on size of units. This approach
may help to encourage and promote the development of smaller scale, "attainable"
units. Planning Commission and City Council may wish to consider applying the
above-referenced Density Bonus standard of ½ parking space per unit for multifamily properties within a ½ mile of transit, or consider one parking space per unit
for units that are 1,000 Sf or less (recommended by local architects, planners and
developers in 2021 as part of the Objective Design and Development Standards
Stakeholder Group).
Table 3 identifies the proposed sites under ½ acre assuming the existing uses are maintained,
with new housing added to the site in parking lot area or adding additional stories on the
building. The table identifies the number of "anticipated units" that could be built on each site
based on: 1) the existing density and development standards, and 2) the proposed increased
density (40 units/acre) and modified development standards, particularly parking and height
standards that would allow for additional units.
Table 3: Draft Sites Less than½ acre
Existing Use
Address

10 Willow
124-130 Throckmorton
15 Locust
15 Montford
19 Sunnyside
340 Miller
35 Corte Madera
270 Miller
225 Miller
310 Miller
338 Miller
374 Miller
380-384 Miller/ 9 Montford
390 Miller
433 Miller
438 Miller
458 Miller
465 Miller
493 Miller
524 Miller
530 Miller

Anticipated Units
Revised
Existing
Standards Standards

Office Building
Citibank
Latitude 38
Happy Feet Dance Studio
Bank of Marin
Chevron Gas Station
Office Building
Guidepost Montessori
Architectural Offices
Hair &Joy
Tamalpais Paint & Color
Jiffy Lube (for sale)
2AM, Joe's Taco Lounge, car repair (for sale)
Buddhist Temple
Upper Cervical
Red Dragon Yoga
Gas Station and adjacent lot
Cafe of Life Chiropractic Center
Grilly's/ Malugani tire
Symmetry of Movement
PH Studio

9

7
6
2
4
4

9

3

4
6
5
7

8

3
6
6

4
5
7
7

10
5

3
6
7
3

8
13
4
11
5
11

8
4
8
1
8
2
5

3

'

11
3

8

Joint City Council/ Planning Commission Meeting
Housing Element Update: Sites Inventory
March 22, 2022
Address

546 Miller
554 Miller
600 Miller
64 East Blithedale
71 Throckmorton
60 Throckmorton
10 Locust
19 Madrona
21 Locust

Anticipated Units

Existing Use

Pet Clinic
Learning Center
Tam Sport and Spine
West America Bank
US Bank
Bank of America (for sale)
Parking Lot
Private parking lot
Parking lot adjacent to office building

Revised
Standards

6

9

4

5

5

7

8

11

2
2

2
3
2
4
2
195

2
3

2

140

Subtotal

318
319
320
321
322
323
324
325
326
327
328
329
330
331
332
333
334
335
336
33 7
338
339
340
341
342
343
344
345
346
347

Existing
Standards

C. "Opportunity Sites": Underutilized Commercial Sites ½ Acre or More (356 units with
revised standards)
Sites over ½ acre can be identified and used to accommodate the lower-income category of units.
The city must identify sites in this category to satisfy its lower income RHNA and cannot solely
rely on its robust Accessory Dwelling Unit program. These sites are referred to as "opportunity
sites" and are provided in detail in Table 4 below.

Of the 50 commercial and multi-family residential sites that are over ½ acre, there are a limited
number of parcels in Mill Valley that qualify for the Sites Inventory. Because more than half of
the required lower income sites are proposed on non-vacant land, the existing uses are presumed
to impede residential development unless there is substantial evidence that a site is likely to
develop for housing in the next eight years. Property owner interest in transitioning the site to a
residential or mixed-use development is one example of such substantial evidence As a result,
the larger commercial sites that contain CVS, Safeway, Rite Aide, 7/11 and Whole Foods have
been removed from the list of opportunity sites because they have long-term leases, which makes
it difficult for the City to illustrate that these sites realistically would redevelop within the next 8
years, as required by State law.
Most of these sites, if not all, are not vacant and will require "adaptive reuse" of the property by
adding a structure to the property, mainly associated with the parking lot area. In some
instances, adjacent parcels under the same ownership will be allowed to consolidate lots in order
to redevelop efficiently at ½ acre.
Table 4 below identifies the proposed "opportunity sites," assuming the existing uses are
maintained, and parking lot areas will be used to build new housing. Table 4 identifies the
number of "anticipated units" that could be built on each site based on: 1) the existing density
and development standards, and 2) the proposed increased density (40 units/acre) and modified
development standards, particularly parking and height standards that allow for additional units.

10
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Table 4: Draft Sites ½ Acre or More
Existing Use
Address

430 Miller
765-775 Redwood Hwy
61 Camino Alto
45 Camino Alto
250 Camino Alto
653 E Blithedale
16 La Goma
401 Miller
707 Redwood Hwy
392-398-400 Miller and
10 Evergreen
107 Miller
42 Miller
363 Miller/55 La Goma
413 Miller
510 Miller
38 Miller

Super Duper Burger
Goodman's Lumber (combined lots)
Behind Starbucks building, adjacent to
Safeway
Starbucks building, adjacent to Safeway
Office Center/Building
Urban Farmer Store/Sloat
Jolly King/Shapiro (combined lots}
Eggar Plaza/Sloat (combined lots)
Travelodge
Private Parking Lot across from Whole
Foods (combined lots}
Adjacent to the Lumber Yard. Zoned
multi-family with 1 existing unit on site
Law Offices
Tea Fountain/Office Building (combined
lots)
Trio Salon/Swirl
KFC/Taco Bell
Mill Creek Plaza

Subtotal

349
350
351
352
353
354
355
356
357
358
3 59
360
361
362
363
364
365
366
367
368

Anticipated Units
Revised
Existing
Standards Standards
15
11
40
16

53
22

14

11

20
23
25
29
24
29
15

10

15

11
10

16

11
13

16
18

17
18
22
16
21

13

17

23

Z58

356

Staff provided an opportunity for the public to discuss various sites and locations for
consideration as part of the online survey and workshop. The 101/Redwood Highway Frontage
Road and Miller Avenue "Gateway" areas were ranked the highest for housing opportunities. A
number of sites were mentioned in the survey, many of which are included in the Tables above.
The largest concern mentioned by survey and workshop respondents related to potential
increases in traffic and parking impacts that could come with increased density and new housing.
See ATTACHMENTS 2 & 3 for details.
Staff Recommendations/Discussion Items:
C. l. Approve the draft list of sites ½ acre or more. Should the number of sites listed above be
reduced, the overall land use and housing strategies will need to be reevaluated.
C.2.

(Same as B. l .) include a housing program indicating that "non-vacant sites" with existing
housing developments must replace any demolished units that are affordable to the same
or lower income level as a condition of any development on non-vacant site.

C.3.

Include a housing program to encourage properties under the same ownership identified in
the Sites Inventory to consolidate and rezone to commercial/mix-use or multi-family
based on adjacent land use to facilitate efficient redevelopment of the site.
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369
370
371
3 72
373
374
375
376
3 77
378
379
380
381
382
383
384
385
386
387
388
389
390
391
392
393
394
395
396
397
398
399
400
401
402
403
404
405
406
407
408
409

C.4.

Include required rezoning program for streamlined approval. Because the City does not
have adequate vacant sites and therefore must rely on non-vacant sites to accommodate its
lower income RHNA, State law requires that the City establish a process by which
projects proposed on those sites that designate 20% of the units as affordable to lower
income households are subject to by-right approvals without discretionary review. 7 The
rezone must include a minimum density of 20 dwelling units/acre, a maximum density of
at least 30 units/acre, and be large enough to accommodate at least 16 units per site.
Rezoning must occur within 3 years of adoption of the Housing Element (January 2026) if
the City meets the state Housing Element adoption deadline (January 2023). If the City
fails to meet that deadline, rezoning will have to occur by January 31, 2024.

C.5.

Include required rezoning program for all residential projects in commercial areas.
Because the City must rely on commercial and mixed use sites to accommodate over 50%
of its very low- and low-income RHNA, the City will be required to rezone those
commercial and mixed use sites that are identified in the Sites Inventory to allow fully
residential projects and require that for any mixed-use projects proposed on those sites that
50% of the floor area must be occupied for residential uses. Rezoning must occur within 3
years of adoption of the Housing Element (January 2026).

Some jurisdictions are applying an "affordable housing overlay" to address larger "opportunity
sites" and state rezoning requirements. A new affordable housing overlay zone should include
the following items and must be adopted within 3 years from adoption (January 2026)8:
•

Requirements of at least 20% units deed restricted as low income units.

•

Available only to those sites½ acre or more (not required but staff recommends).

•

Allow fully residential projects (commercial use not required as part of the project).

•

Reduced parking standards to facilitate additional units on site. Currently, state
Density Bonus law allows ½ parking space per unit for those parcels within ½ mile of
public transit. Staff acknowledges that there is community concern about parking and
therefore recommends balancing the parking standards based on size of units that can
help encourage and promote smaller, "attainable" units while also scaling back
parking to one parking space per unit that is 1,000 SF or less.

•

Revised development standards, particularly height and floor area to ensure the
maximum allowable densities can be achieved.

7

Ibid, see above.
As noted above, the deadline would be January 31, 2024 if the City fails to meet the state housing element
adoption deadline.
8
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410
41 1
412
413
414
415
416
417
418

D. Office Conversion (up to 60 units with new standards)
In order to fully accommodate RHNA and the buffer required, staff is investigating other
"adaptive reuse' strategies that go beyond the City's existing zoning standards. There was
overwhelming support as part of the online survey to incorporate this strategy as part of the
Housing Element. While many individuals supported the concept of converting commercial
office space to residential use, there was some concerns expressed about parking during the
pub Iic workshop.
Table 5: Draft Sites - Upper Floor Office Conversion
Existing Use
Address

Office Building parking on lower floor

5

125 CAMINO ALTO

Camino Alto Vet Hospital

8

141 CAMINO ALTO

Office Building

3

163 MILLER AVE

Office in MFR Zone

4

20 SUNNYSIDE AVE

Office Building

4

225 MILLER AVE

Office in MFR Zone

3

238 E BLITHEDALE AVE

Pharmaca

24 SUNNYSIDE AVE

Prabh Indian Restaurant

30 SUNNYSIDE AVE

Lower Office Space in SFR Building

4

55 SUNNYSIDE AVE

Old Post Office

3

650 E BLITHEDALE AVE

Dentist/yoga studio

7

78 E BLITHEDALE AVE

Sotheby's Realty

3

8 E BLITHEDALE AVE

Phyllis' Burgers

103 E BLITHE DALE AVE

10
4

7

60

Subtotal

419
420
421
422
423
424
425
426
427
428
429
430
431
432
433
434
435
436

Anticipated Units
Assumes 1 Unit/1,000 SF of
Upper Commercial Space

Staff Recommendations/Discussion Items:
D.1. Approve draft list of sites for office conversions.

D.2. Include a housing program to pennit the conversion of upper floor commercial office
space to residential uses. Staff recommends allowing upper floor commercial/office space
to be converted to residential units l ,000 sf or less. This housing program should include
revised parking standards for office conversions. City Council and Planning Commission
may wish to consider one parking space per unit (similar to C.2.); shared parking allowed
between commercial and residential space; or waiving parking standards to grandfather
existing parking on site to streamline the conversion of space to residential.
E. Vacant Sites in Single-Family Zoning Districts (160 units)
Most vacant sites in Mill Valley are zoned Single Family; of which 80 are included in the Draft
Site Inventory with the anticipated 2 units per parcel counting toward the above-moderate
income category, under the HCD sites inventory guidance. These vacant lots have also been
assessed to determine the potential of a lot split under the new SB9 law. Although cities are still
awaiting guidance from HCD on this matter, staff and the City's consultants have detennined

13

Joint City Council/ Planning Commission Meeting
Housing Element Update: Sites Inventory
March 22, 2022
437
438
439
440
441
442
443
444
445
446
447
448
449
450
451
452
453
454
455
456
457
458
459
460
461
462
463
464
465
466
467
468
469
470
4 71
472
473
474
475
476
477
478
4 79
480
481

that eight of the lots potentially qualify for a lot split under the State law requirements. Those
sites have been counted under the "SB 9 section" below.
Staff Recommendations/Discussion Items:
E. l. Utilize those vacant sites in the Single-Family Zoning District listed in the Draft Sites
Inventory to support the above-moderate income RHNA category.
F. Anticipated New Units Allowed under Senate Bill 9 (up to 40 units)
On September 16, 2021, Governor Newsom signed Senate Bill 9, which requires cities and
counties in urbanized areas to ministerially approve up to two residential units (either contained
in one structure typically known as a "Duplex" or in separate structures) and "urban lot splits"
for parcels located in single family residential zones. The following methodologies have been
established based on feedback received from Association of Bay Area Governments (ABAG),
HCD's requirement of "trend" data, and consultant assistance.
Vacant Single-Family Zoned Parcels qualifying for "urban lot splits" (19 parcels evaluated. 10
parcels qualify. 40 units assumed)
State law now allows "urban lot splits" for single-family zoned parcels, which basically allows
qualifying lots to split into two parcels and allow up to four units total on the original lot. Staff
has determined that eight parcels qualify based on the State law criteria for a lot split.
o Zoned Single Family Residential
o Use Code is Vacant
o Gross Land Sq Ft is greater than 2400 (per state law)
o Not on the Historic Property List from City's Website (per state law)
o Not in a High Fire Hazard Zone (per state law)
o Average Slope is less than 40%(based on pending draft ordinance that prohibits
building on land 40% slope or more and community feedback to avoid new
development in environmentally constrained areas/conditions)
Single-Family Zoned Parcels with qualifying to add units under SB9 (127 Parcels. 0 units
assumed)
State law now allows up to two units on qualifying single-family zoned parcels. Per the new
development standards established in the City's Municipal Code two-unit projects require one
parking space per unit and must meet the City's Floor Area and Lot Coverage development
standards.
Staff has determined that there are 127 qualifying parcels for development of a duplex on the
single-family zoned property outside of the Very High Fire Severity Zone that are less than 40%
slope with one unit on the property. The resulting 127 parcels are mainly in RS-6 Zoning
Districts (lots 6.000SF or less). Existing homes on these smaller 6,000SF properties are in the
middle of the lot and therefore make it impossible to split the lot into two. The other option for
these properties would be adding a unit under SB9. However, based on a lack of trends and
regulations that require Floor Area to be counted towards the total Allowable Floor Area on a
parcel, staff assumes that these parcels wi11 take advantage of the Accessory Dwelling Unit
regulations that exempt Floor Area, Lot Coverage and Parking as opposed to the more restrictive
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482
483
484
485
486
487
488
489
490
491
492
493
494
495
496
497
498
499

2-unit regulations under the Municipal Code. For that reason, no units have been assumed in this
category.
Staff Recommendations/Discussion ltems:
F.1. Approve approach for SB 9, with the understanding that modifications may be made to
increase the number of qualifying sites based on pending guidance from HCD.
Summary of Results:
Based on the above-referenced housing and land use strategies, staff believes that the City can
successfully demonstrate that it can accommodate its Total RI-INA (including the required buffer
of additional sites). City Council and Planning Commission should be prepared to discuss the
various strategies discussed and provide input and guidance on the overall approach for the Draft
Sites Inventory and accompanying housing programs identified by staff. There are additional
units identified that go beyond the total 929 units staff is projecting. This allows staff flexibility
to adjust the sites based on owner input or that of the community. Identifying units above the
City's RHNA will also allow more flexibility in the review of projects, given "no net loss"
requirements.
TABLE 6: Draft Sites Inventory and Summary of RHNA to Total New Units Projected
Low
Very
and Low

Income Levels

(30-80%
AMI)

Moderate

Above Mod

(81-120%

{>120%

AMI)

AMI)

Total

865

RHNA
+15% "Buffer" (low and moderate)

413
+51

126
+13

326

(A) Total RHNA + Buffer

464

139

326

929

Projects with Permits/ Entitlements
Proj ected ADUs
Vacant Single-Family Zoned Sites
Projected SB 9 Lot Split s
City-Owned Site (1 Hamilton)
Underutilized Sites: Commercial and MultiFamily Zoned Sites Under½ acre
Opportunity Sites: Commercial Zoned Sites

5

9
28
0
40

40

54

5
160

128
160

40

20

0
0

91

49

40
140

258

0

0

258

over½ acre
(B) Total Anticipated Units under Existing
Zoning and Development Stds

378

188

254

820

Unaccommodated

-86

49

-72

-109

Increased Density and Modified Standards for
Underutilized Commercial/Multi-Family Zoned
Sites Listed on Sites Inventory
Standards to Facilitate Office Conversion
(0) Total Additional Units Based On Rezoning

+98

+63

-8

+153

0

+O
-8

+65
+218

Total Projected Units (B+D)

476

+65
+128
316

246

1,038

(C)

Remaining
RHNA (B-A)

Need/

95
0
0
20
0

+98

15

+64
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500
501
502
503
504
505
506
507
508
509
510
511
512
513
514
515
516
517
518
519
520
521
522
523
524
525
526
527
528
529
530
53 1
532
533
534
535
536
537
538
539
540
541
542
543
544

Summary or Staff Recommendations:

Staff recommends City Council and Planning Commission discuss and provide direction on:
1. Overall approach to the Draft Sites Inventory;
2. Proposed Land Use and Housing Strategies to support the Sites Inventory discussed in
"staffrecommendations" in the various sections above.
After providing guidance on the above-referenced items, staff requests City Council take action
to authorize the City Manager to execute a budget adjustment to allow City Staff to hire EMC
Planning Group to assist staff with the require environmental review for the Housing Element
Update.
Environmental Review: Once City Council and Planning Commission approve the Sites

Inventory; staff will be able to establish a project description that can be evaluated under the
California Environmental Quality Act (CEQA). The environmental review process will run
concurrently with the review and approval process for the Housing Element Update.
Staff has identified the need for planning and environmental consulting services for the Housing
Element Update to support staff in assembling a Housing Element for Planning Commission
review and City Council adoption in a timely manner. In December 2021, staff sent a Request
for Qualifications to obtain Statement of Qualifications from qualified firms to provide
environmental consulting services for housing related programs. On January 28, 2022, the City
received 3 proposals from environmental consulting firms which were evaluated by a review
panel. EMC Planning Group has the necessary expertise in the requested service and were
determined to be best qualified to meet the needs for environmental services and related
programs for the Housing Element Update. EMC Planning Group is uniquely qualified to
prepare specialized environmental studies and documentation for the Housing Element Update as
required by the California Environmental Quality Act and to assist staff in drafting the housing
element update. This consulting firm is also assisting other Marin jurisdictions on their Housing
Element Updates.
The EMC Planning Group's proposal is in an amount not to exceed $151,300. It will be
necessary to amend the City budget to accomplish the proposed scope of services; thus staff has
requested Council's authorization of a budget adjustment to allow City staff to budget and
execute a contract with EMC Planning Group.
Fiscal Impact: Total budget allocated to the Housing Element Update, including the pending

budget adjustment for EMC Planning Group for environmental services is $250,000 (of which
$65,000 is eligible for reimbursement based on State grant funds awarded to the City). Funding
for the Housing Element Update is covered by the General Plan Maintenance Fee and will not
impact the General Fund The City charges a 1% fee on building permits on projects having a
valuation of $10,000 and greater. This fee is placed in the General Plan Maintenance Fund to
cover General Plan Amendments / Updates and related costs.
Next Steps: Approval of the overall approach to the Sites Inventory and land use strategies will
allow City staff to initiate the required environmental review for the Housing Element Update.
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545
546
547
548
549
550
551
552
553
554
555
556

The draft Sites Inventory must also satisfy requirements under Affirmatively Further Fair
Housing laws9 to screen where housing should be located (such as near transit, schools and
parks) and avoid environmentally constrained locations (such as areas subject to wildfires). The
analysis will review integration and segregation patterns, acknowledge any racially or ethnically
concentrated areas of poverty and affluence, identify disparities in access to opportunity, and
discuss disproportionate housing needs, including displacement risk. Staff will return with
modifications to the draft Sites Inventory, as needed, based on the above-referenced analysis.
Staff is working on an aggressive timeline with a Draft Housing Element anticipated for public
review by June/July 2022.
Table 7: Housing Element Project Timeline
' !,:if : -II 1:;l I ' 1 ' F.
Tasks
September- November 2021
Identification of Housing Needs
November 2021- March 2022
Sites Analysis and Inventory
January-April 2022
Affirmative Housing Analysis
March - April 2022
Constraints Analysis
April- May 2022
Housing Goals and Policies
March - December 2022
Environmental Review
Draft Document
Draft: Initial Public Review Draft with a Minimum of 30- June-July 2022
day review+ 10 business days to respond to comments
July-October 2022
Revised Draft: HCD 90-day review
October-December 2022
Revised Final Draft: incorporate HCD comments
January-March 2023
Final Draft: Local Adoption
March-May 31, 2023
Final Draft: HCD Certification

557
558
559
560
561
562
563
564
565
566
567
568
569

The City must work diligently to update the Housing Element in a timely manner and must be
prepared to potentially increase allowable densities and establish a set of objective design and
development standards to evaluate qualifying "by-right" projects that are likely in the years
ahead.
Public Comments and Outreach: There has been extensive outreach during this phase of the

Housing Element Update, including two online workshops (November 10 and February 16) and
an online survey. Over 200 individuals registered to attend the latest online workshop held on
February 16, 2022 and over 100 participants voiced their interests and concerns about various
housing and land use strategies discussed above at the meeting, see ATTACHMENT 2 for
details. Approximately 1,045 individuals completed the online survey, which also focused on
housing and land use strategies, see ATTACHMENT 3 details.

9

More detailed information on the AFFH process and requirements is available at:
https://'l,vww.hcd.ca.gov/communitv-developent/affh/index.shtml
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570
571
572
573
574
575
576
577
578
579
580
5 81
582
583
584
585
586
587
588
589
590
591
592
593
594
595
596
597

The project team also attended the Farmers Market, provided an overview at the Mill Valley
School District Meeting in February, and hosted a focus group with the private Affordable
Housing Committee group and members MV Free (Mill Valley Force for Racial Equity and
Empowerment).
Staff has also reached out to property owners in commercial and multi-family areas and all
property owners associated with the above-referenced housing categories to gain input and gauge
property owners' interest in providing housing on their property. See ATTACHMENT 5 for
written public comments received in anticipation of the Sites Inventory.

Attachments:
1. Resolution to effectuate a Budget Adjustment and authorize the City Manager to finalize
and execute a consultant services agreement with EMC Planning Group to Assist City
Staff with the Required Environmental Review of the Housing Element Update
2. Summary of Workshop 3 (video and break out session notes available on the project
website listed below)
3. Summary of Online Survey (full survey results available on the project website listed
below)
4. Public-owned Properties
5. Public Comment Letters
6. SB 9 Guidance from HCD and ABAG
7. City of Mill Valley Sites Inventory
Online Resources:
• HCD Guidance on the Sites Analysis and Inventory Process:
https://vvww.hcd.ca.gov/community-development/housingelement/docs/sites inventory memo final06 l 02020.pdf
• Housing Element Project Website: \.VWW.cityofmillvalley.org/housingelement
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Summary of Discussion Items for Item 1
A

Public Owned sites

1

The Sites Inventory assumes approximately 40 units (20 very low and 20 low income) for the northern
portion of the city-owned property at 1 Hamilton Drive based on work and Council direction to date.

2

Include a housing program to further evaluate housing opportunities on public owned properties.

3

4
B

Establish a Housing Overlay Zoning District for tax exempt school and religious institutions identified in
Table 2.
Rewne 300 East Blithedale from the existing Single-Family zoning designation to Multi-Family ("RMPassage", similar to the adjacent property at 10 Catalpa).
Underutilized Sites": Commercial and Multi-Family Zoned Sites Under½ Acre

1

Approve the draft sites list identified in Table 3. Should the number of sites listed above be reduced, the
overall land use and housing strategies will need to be reevaluated.

2

Include a housing program indicating that "non-vacant sites" must replace units affordable to the same
or lower income level as a condition of any development on non-vacant site. (required by state law)

3

Consider a "Small Lot Housing Overlay" for those sites identified in Table 3.

C

"Opportunity Sites": Underutilized Commercial Sites½ Acre or More

1

Approve the draft sites list identified in Table 4 to support the lower income RHNA category.

2

{Same as B.1.)

3

Include a housing program to encourage properties under the same ownership identified in the Sites
Inventory to consolidate and rezone to commercial/mix-use or multi-family based on adjacent land use
to facilitate efficient redevelopment of the site.

4

Include required rezoning program for streamlined approval. (required by state law)

5

Include rezoning program to allow residential projects in commercial areas. (required by state law)

6

Consider an "affordable housing overlay" to address larger "opportunity sites" identified in Table 4 and
state rezoning requirements.

D
1

Upper Floor Office Conversion
Approve draft list of sites contained in Table 5.

2

E

Include a housing program to permit the conversion of upper floor commercial office space to residential
uses.
Vacant Sites in Single-Family Zoning Districli
Utilize those vacant sites in the Single-Family Zoning District listed in the Draft Sites Inventory to support
the above-moderate income RHNA category.

F

Anticipated New Units Allowed under Senate Bill 9
Approve approach for SB 9, with the understanding that modifications may be made to increase the
number of qualifying sites based on pending guidance from HCD.

RESOLUTION NO. 22-_
2

3
4
5

6
7
8
9

10

A RESOLUTION OF THE CITY COUNCIL OF THE CITY
OF MILL VALLEY AUTHORIZING THE CITY MANAGER
TO EXECUTE A CONTRACT AND ANY AMENDMENTS
THERETO WITH EMC PLANNING GROUP TO
PERFORM PROFESSIONAL ENVIRONMENTAL AND
PLANNING SERVICES FOR THE 2022-2031 HOUSING
ELEMENT UPDATE FOR AN AMOUNT NOT TO EXCEED
$155,070.

11

12
13
14
15
16
17
18
19
20
21

THE CITY COUNCIL OF THE CITY OF MILL VALLEY HEREBY FINDS AND
RESOLVES AS FOLLOWS:
SECTION 1. The California Department of Housing and Community Development
determines the Bay Area Housing needs for an 8-year cycle, and the Association of Bay Area
Governments allocates this need to local jurisdictions through the Regional Housing Needs
Allocation (RHNA), which is then approved by the State.
SECTION 2. Local jurisdictions are required to update their Housing Elements on an 8year cycle to accommodate RHNA numbers and submit to the State for approval.

22

23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47

SECTION 3. The previous 8-year Housing Element Cycle (2014-2022) is nearing an end
and planning for the next 8-year Housing Element cycle (2023-2031) is underway.
SECTION 4. The Planning and Building Department has detennined the need for
environmental and planning services to complete the 2023-2031 Housing Element Update, and
as such, in December 2021, released a Request for Qualifications to qualified environmental
firms to provide environmental consulting services for housing related programs.
SECTION 5. On February 23, 2022, EMC Planning Group submitted a proposal with a
detailed scope of work and budget for preparation of environmental and planning services for the
Housing Element Update.
SECTION 6. Funding for the required service will be expended from the General Plan
Maintenance Fee and will not impact the General Fund.
NOW THEREFORE IT IS HEREBY RESOLVED that the City Manager is hereby
authorized to execute a professional services agreement with EMC Planning Group in a form
satisfactory to the City Attorney to perform professional environmental and planning services for
the 2023-2031 Housing Element Update for an amount not to exceed $155,070.
PASSED AND ADOPTED at a special meeting of the City Council of the City of Mill
Valley on the 22nd day of March 2022, by the following vote:

ATTACHMENT #1

Resolution No. 22-

Page 2 of2

48
49

50
51
52

AYES:
NOES:
ABSENT:
ABSTAIN:

53
54

John McCauley, Mayor

55
56
57

ATTEST:

58

Kelsey Rogers, City Clerk/Administrative Analyst
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OKS Associates

Mill Valley Housing Element Update, Summary of Workshop #3

Project #2 1144-000

MAJOR THEMES

On the evening of February 16 th , 2022, DKS Associates led a workshop with the City of Mill Valley
on the subject of the 2023-31 Housing Element Update - which will necessitate the creation of 865
new units of housing across all income levels.
This third Public Outr each Workshop was held in a virtual Zoom setting and had over 200 unique
registrations. The event had approximately 100 participants who were div ided into 7 " breakout
rooms". Each breakout room was facilitated by either a member of DKS Associates or City of Mill
Valley staff and attended by a member of the Mill Valley City Council. Notes were recorded from
each breakout room t o gather public opinion about three maj or housing strategies to Increase
housing production identified in the public survey, these being (1) adaptive reuse, (2) rezone
schools and churches, and (3) more allowable units (also referred to as "density") in commercial
and/or multi-family zoned areas.
We have prepared summary notes from each individual breakout room and have also consolidated
them, with 13 major themes having been identified.
BREAK OUT ROOMS : MAJOR THEMES

Through analysis of breakout room notes we have found the following 13 major themes were
primary areas for opportunity or concern among attendees. These themes are as follows:
1.
2.
3.
4.

Parking
Afforda bility
Quality of Life
Zoning Code

SKA PING A SMAR TE R TRANSPORTATION EX PERI ENCE

ATTACHMENT #2

5. Aesthetics
6. Housing Type
7. Building Height
8. Traffic
9. Housing Need
10. Walkability/Services
11.Opportunity Zones
12. Density
13. Feasibility

ADAPTIVE REUSE
The first housing strategy discussed was "adaptive reuse", which involves modifying the use of or
creating new space within an existing building. Adaptive reuse was primarily proposed, for the
purpose of this update, as expanding housing in commercially zoned areas. This topic brought 56
unique comments, primarily in favor of this strategy.
Participants primarily saw this strategy as an opportunity to create housing in a way that would
have low impact on existing neighborhoods; potentially serve to revitalize downtown by increasing
the need for services; and create units that are 'affordable by design' to help meet the housing
needs of Mill Valley's workforce. Many discussions also led to the idea of creating incentives for
property owners to increase the viability of this strategy, in addition to altering existing zoning
standards to make this sort of development easier to achieve.
Concerns about this strategy were primarily centered on parking and traffic - that there is already
a shortage of street parking downtown and that this could further exacerbate the problem.
Additionally, several participants expressed concern that due to the current lack of existing services
such as grocery stores downtown this model could lead to increased traffic as residents would be
forced to drive to meet their needs.
REZONE SCHOOLS AND CHURCHES

The second housing strategy proposed to workshop attendees was the altering of the city's zoning
code to allow for churches and schools to rezone their properties to allow residential use, in
addition to the existing allowable religious and educational uses on the property. Of the three
housing strategies raised, this strategy resulted in some disagreement - individuals expressed a
range of opinions from those who believed it created an excellent opportunity for teacher and other
workforce housing to those who believed it is infeasible.
A prevailing topic of conversation across all rooms was about the feasibility of this housing model,
with 11 comments on whether this rezoning would be successful. Individual comments discussed a
perceived lack of interest both from land holders and developers. Another prevailing discussion
item was about the existing zoning code and that it is currently quite restrictive. Those who
favored the idea of allowing residential use on religious and educational school sites saw it as an
opportunity to make changes and room for housing. , Concerns expressed on this housing strategy
specifically led to discussion of shifting the zoning or allowed residential use for only some
properties and asking for the City to conduct a study of which sites are the most viable for this type
of conversion.

a

MLI

V/l.LLEY HOUS:tl'" i::LEMEN,- 'J~IJATE • 'NORl(½HOf' 3 '1AJ011. THEMES•

I loC.::.IIAfd

n,

7022

2

MORE ALLOWABLE UNITS
This housing strategy centered on the idea of allowing more units on an existing commercial and/or
multi-family property, also referred to as "density". Staff provided examples of allowing allowing
tri-plexes and four-plexes on small properties less than 6,000 square feet and/or allowing more
units on commercial-zoned properties over½ acre. This item also included discussion around
existing "underutilized" sites over½ acre that may have the opportunity to provide housing on site,
in addition to the existing use by adding structures and/or stories to existing buildings.
As part of the discussion, various items were mentioned including: density, height and parking
restrictions. Parking was a major theme across all discussion topics but was raised the most in this
discussion area with 18 unique comments on the subject. Concerns about parking primarily
centered on the idea that reducing parking minimums to one space or no parking for new units was
seen as unreasonable, particularly due to the lack of public transportation and services within
walking distance of residential areas. Strategies to address these concerns raised by participants
included the creation of a shuttle service, more efficient use and management of public parking,
and improving public transportation options in the city.
Though there were several discussions about fear of increased density diminishing sense of
community and neighborhood character there was an equal level of discussion about the necessity
of these changes and that if done with care that these changes could be low impact. Some
participants suggested lower impact changes could be made in areas such as the Downtown where
the increase in units would be less noticeable. Some attendees also expressed interest in having a
better understanding about what increased density looks like in terms of the scale of development.
When discussing possible locations for housing, there were 115 unique pieces of feedback
collected. These areas included - the golf course, above commercial buildings, Miller Ave, the
Highway 101 corridor and downtown.
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Mill Valley Housing Element Update, Summary of Survey Results Project #21144-000

SUMMARY OF SURVEY RESULTS

In order to gain a better understanding of the views of Mill Valley stakeholders concerning the land
use and housing strategies to support the sites inventory for the 2023-31 Housing Element Update
the project team released an onl ine survey. This survey was open to participants from January 17
to February 20, 2022 and yielded 1,045 unique responses. The following document will summarize
the key themes and ideas discussed in the survey to gain feedback on potential land use and
housing strategies to support evaluation of land within city-limits that is adequately zoned to
accommodate the City's regional housing needs allocation (RHNA) as part of the sites analysis and
inventory required for the 2023-31 Housing Element Update for the City of Mill Valley.
Percentages below are rounded to the nearest whole number. For additional details, see the
Housing Element homepage for full survey results: w ww .cityof millvalley.org /housi ngelement.
DEMOGRAPHIC ANALYSIS

The survey respondents generally reflect the demographics of the Mill Valley community. Of the
1,045 survey responses:
•

83% owned a home in Mill Valley;

•

39% were 65 years of age;

•

80% of survey respondents identified as white;

SHAPING A SMARTER TRANSPORTATION EXPER IENCE

ATTACHMENT #3

•

12% of respondents indicated that they worked In the city of Mill Valley (32% between the
ages of 18 and 44).

•

Almost 49% of survey respondents indicated that they earned over $150,000/annually. The
median income for a resident of Mill Valley is $163,614.

•

Approximately 4% of those polled are living below California's pov erty line of
$35 ,600/a n nu ally.

•

60% of the survey respondents were women,

Of the Mill Valley residents, 46% stated that lived in the commun ity for over 25 years.
Homeowners ln Mill Valley recorded by the survey were on average slightly older and higher
earning than t heir renter counterparts. Homeowners were additionally found to be m ore likely to be
long t erm residents, with 81 % of homeowners living in the city more than ten years versus 73% of
renters.
HOUSING TYPES

Survey participants were asked to define the type of housing they would prefer to see in Mill Valley.
Presented wit h five housing types, respondents were able to select all types they were interested
in. Housing types that involve ownership were the most successful models with over 40% of
respondents selecting sing le family homes, multi-family ownership, and Accessory Dwelling Units
(ADUs) - in line with the majority demographic of survey takers, these results are reflected in
Table 1. However, for m ulti-family models rent al housing was not dramatically less popular than
the ownership model at 43% versus 57%. Co-housing (20%) and deed restricted affordable
housi ng (30%) were the least popular choices (see Table 1). The most popular housing type polled
was housing created for specific populations such as w orkforce housing, senior, or supportive
housing m odels with 5 12 approving, or 52% of respondents choosing this as a preferred housing
type.
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CHART 1: PREFERED HOUSING TYPES

As the City works to identify parcels of land or "sites" for potential
new homes, what are the preferred types of homes you would like
to see built in Mill Valley? Choose all that apply.

Ql: I rent a home in Mill

Valley

Q1: I own a home in Mill

Valley

0.00%

10.00%

20.00%

30.00%

40.00%

50.00%

60.00%

70.00%

TABLE 2 : PREFERED HOUSING TYPES

HOUSING TYPE
SI NGLE FAMI LY HOMES
MULTI-FAMILY OWNERSHIP HOM ES (TO WNH OMES OR
CONDOMINIUMS)

PERCENTAGE

TOTALRfSPONDANTS

48.21%

471

56.6%

553

42,99%

420

19.55%

191

ACC ESSORY DWE LLIN G U NITS (IN - LAW APARTM ENTS,
S ECOND UNITS)

4 9.44%

483

PE RMANENT O EED RES T RICT ED AFFORDABL E HOUSING

30.09%

HOME S TARGETE D FOR A SPE CIFIC PUR POSE OR POP ULATIO N,
INCLUDING SENIO RS, WORKFORCE, PEOPLE WITH
DISABILITI ES, SUPPORTIVE HOUSING ( FOR PEOPLE
EXPERIENCI NG HOMELESSNESS , TRANSITIONAL HOUSING, ETC

52.4 1%

MULTI-FAMILY RENTAL HOMES (APARTMEN TS)

CO- HOUSING (S HARED BATHROOM AND/ OR KITCHEN)

294

51 2

Source: OKS Associates (2022). Mill Valley Housing Element 2. [Question 7] Survey Monkey.
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LOCAL CHARACTERISTIC & INTERESTS

In designing this survey, the project team considered potential impacts to the existing local
characteristics and interests of the Mill Valley community. Such impacts that may influence the
city's ability to meet long term housing needs. In order to measure the importance of different
characteristics to residents, respondents were asked to record the level to which they agree,
disagree or are neutral on different housing needs, models, and characteristics. Chart and Table 2
reflect respondent sentiment about different housing models and needs.
CHART 2: HOUSING NEEDS

There are many important factors to consider in our ability to meet the housing
needs of our community. Identified below are some of the common interests we
have heard among the community. Please select the level to which you agree,
disagree or are neutral on the following statements:

1
2
3
4

5
6
7

8
9

10

•

suon)!.i'/ A~

aJ Su on.il'I D,

mm

• ~iree

•
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TABLE 2: HOUSING NEEDS

NO, FOR
FIGURE
2

HOUSING NEEDS

STRONGLY

STRONGLY

AGREE

NEUTRAL

DISAGREE

20.6%

7 .73%

3 .14%

3.25 %

DISAGREE

AGREE

1

Limit housing growth in
environment ally constrained areas

2

Create housing opportunities that
are affordable to the local workforce

48.82%

29.9%

11.31%

3.92%

4.37%

3

Support fair and eq uitable housing
opportunities

36.51%

30.24%

15.4S%

8.29%

7. 05%

4

Create housing opportunities that
will allow younger generations
t o sta y and/or return to Mill Valley

29.9%

11.31%

3.92%

4.37%

5

encourage mixed use projects

35.50%

34.49%

17.69%

5.49%

4.93%

Establish programs connecting
homeowners with local workforce in
search of affordable ha using

49.5%

24.75%

13.89%

2.8%

6. 49%

64.61%

48.82%

7

Increase the diversity and range of
housing types to meet the v aried
needs of th e com munity at all
income levels

38.70%

30.43%

15.54%

8.26%

7. 07%

8

Provide incentives for srnalle1· scale
multi-family units that are
"affordable by design."

33.95%

33.51%

16.27%

7.38%

8.89%

9

Integrat e affordable housing
th roughout the community to create
mixed-income neighborhoods

33,98%

24.89%

19.16%

9.85%

Limit change of use on a property

35. 16%

16.34%

17. 10%

16.67%

10

12.12%

14 .73%

Source: DKS Associates (2022). Mill Valley Housing Element 2. [Question BJ Survey Monkey.

This section of the survey found that respondents were generally favorable to strategies to increase
all types of housing in Mill Valley so long as they are not in environmenta lly sensitive areas.
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HOUSING STRATEGIES ANO OPPORTUNITIES

Due to the limited amount of vacant land in the City of Mill Valley it is likely that the city will need
to consider strategies that will increase the number of units or allowed density on a site. The
survey included approaches that many cities have adopted to meet their housing numbers,
including loosening development standards to allow for more units and rezoning parcels with large
parking lots like schools and churches to create housing on such sites.
These survey questions were perhaps the most divided, with participants on some subjects split
into an even amount of approval and disapproval for the same ideas. The housing strategy
receiving the most positive response was to allow commercial buildings to convert second and third
story office space for new residential use with 89% of respondents agreeing or strongly agreeing
with the idea (see Table 1). The least popular idea was to modify development standards (such as
reduced parking standards, modified setbacks and/or increased height limits) to help achieve the
maximum number of units allowed on a property based on existing standards with 42%
disagreeing or strongly disagreeing.
CHART 3: HOUSING STRATEGIES

Which housing strategies do you support and would like to see the City use
in order to accommodate and plan for new homes in Mill Valley? Please
select the level to which you agree, disagree or are neutral on the following
statements:
1
2
3
4

5
6
7

8
9

11

•
•
• scrcr.• ly o,
StrOrilV ;.~

mtm

.=.vee-

'.tJ ,'Je Jt ral
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TABLE 3: HOUSING STRATEGIES
STRONGLY

STRONGLY
AGREE

AGREE

NEUTRAL

DISAGREE

39.71%

35.63%

10.29%

7,35%

7.01%

50.78%

38.69%

5.32%

2.11%

3.10%

3

Modify development standards to
Facilitate development proposals that
maximize use of the property by
proposing a higher number of smaller
scale units on site

27.18%

31.43%

15.77%

12.86%

12,75%

4

Increase the maximum number of homes
allowed on a certain site or area of town

27.87%

30.45%

14.94%

14.04%

12.7%

s

Provide incentives for new home builders
to build rental units

23.39%

29.83%

22.94%

12.2%

11.64%

24.77%

20.81%

13.4&%

19.57%

21.3B%

7

Rezone properties occupied by churches
and faith-based institutions to allow for
new homes to be co-located an the
property

30.16%

34.64%

20.18%

6.39%

8.63%

8

Create incentives to split urban lots and
build two-unit homes (duplexes) in Single
Family zones.

23.71%

29.44%

13.26%

13.15%

20.45%

g

Create incentives to build and rent ADUs

24.77%

20.81%

13.46%

19.57%

21.38%

10

Further explore City-owned land, beyond
the current proposal at 1 Hamilton Drive,
that could be rezoned to accommodate
single-family and/or multi-family housing
on the site

33.48%

29.78%

14.38%

7.54%

14.72%

11

Modify development standards to help
achieve the maximum number of units
allowed on a property based on existing
density standards.

19,82%

21.85%

15.99%

17.12%

25.23%

NO. FOR
FIGURE 3

1

2

HOUSING STRATEGY

Consider those commercial sites with
parking lots that could accommodate
housing on site

Allow commercial buildings to convert
second and third story office space for

DISAGREE

new homes

6

Provide incentives for affordable housing
units

Source: OKS Associates (2022). Mill Valley Housing Element 2. [Question 9] Survey Monkey.
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Survey responses were also mixed in terms of allowing religious institutions and educational
facilities to co-locate housing on their properties. Half of the survey responses indicated "no" with
another 25% unsure and 24% answering yes.
When asked to rank commercial areas or "corridors" for where they saw they greatest opportunity
for housing. This was measured by ranking their choices on a scale of one to six, with one being
highest and six being the lowest priority for rezoning and development. 101/Redwood Highway
Frontage Road (Goodman Building Supply to Aqua Hotel) was selected as the highest priority for
redevelopment with 55% and downtown as the lowest priority for redevelopment with 40% of
respondents choosing this as their sixth choice. Results for the remaining regions were more varied
however, the survey ranking polls the areas as:
1. 101/Redwood Highway Frontage Road {57% ranked first, or highest priority)

2. Miller Avenue "Gateway" from Valley Circle to Camino Alto (42% marked second)
3. Miller Avenue "Main Street" from Willow-Valley Circle (32% marked third)
4, East Blithedale from Camino Alto - Hwy 101 (29% marked fourth)
5. East Blithedale from Throckmorton to Park (45% marked fifth)
6. Downtown ( 40.25% marked sixth, or lowest priority)
ADDITIONAL STRATEGIES & INPUT

Participants were asked if there were other strategies that they believe the City should consider,
and if yes, to provide examples or context of the strategy that should be considered to
accommodate new housing in Mill Valley. Responses for this section included recommendations for
possible development including those that had already been identified by the survey, such as
downtown and Miller Ave. Other areas mentioned included the golf course, KFC site, Hamilton
Drive, and nearby unincorporated areas of Strawberry and Tam Junction. Many respondents
additionally mentioned opportunities surrounding streamlining development and approval
processes with recommendations like creating incentives for creating mixed use housing,
streamlining ADU approvals, and overall streamlining of the development process in the city.
Many respondents also mentioned varying concerns about redevelopment and increased number of
units (or density) on a site. The largest of these concerns for respondents was about potential
increases in traffic that could come with increased residents in Mill Valley and impacts of reducing
parking requirements. Concerns over reduced parking requirements ranged from impacts to
businesses and overflow of street parking in residential neighborhoods. Some participants were
apprehensive to increases in housing and density in Mill Valley- calling for resistance to state
mandates, saying that Mill Valley is build out or at capacity, and concerns about losing Mill Valley's
small-town character and feeling. The words commonly used in the responses for this question
were, housing (131), building (125), traffic (60), and Mill Valley (59).
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Respondents were also asked about any specific sites or areas that they would like to see
redeveloped to include housing and would support an increase in number of units allowed on the
property while maintaining the existing use. These recommendations primarily reflected those
identified in the survey. The most referenced locations were, Miller Ave (87), vacant parking lots
(63), Hamilton (15), Camino Alto (14), Golf Course (14), Safeway, CVS, Whole Foods and School
parking lots (13), Downtown (12), Tam Junction (12), Hauke Park (12), and East Blithdale (12).
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Mill Vallev, CA

TAX EXEMPT/PUBLIC OWNED LAND

A111
owner

Parcel Dash

SitusForrnatted

1

UNITED STATES POSTAL SERVICE

030-141-16

i'.VE

2

TAMALPAIS UNION HIGH SCH DIST

D51-D11-01

Acres

Slope Zonlnc Zonlnc Summary

1.11

1.2

C-G

Commercial (C-GI

27,50

1.7

C-F

(C-F)

Note•

Description

US Post Office

Facilitv on site

Tam High/ Field Area

School

Floodplain

048-182-05

700 MILLER AVE

8. 24

15.6

C-F

{C-Fl

Densi1y

Zanini

29 OU/acre

32.15

29/acre

Tam High

school

29/acre

PACIFIC TELEPHONE & TELEGRAPH

030-181-23

0.00

18.0

RM-3.5 3.5)

238.96
parcel size

Multi Family (RM4

797.50

N/A assume

Community Facilities
TAMALPAIS UNION HIGH SCH DIST

-If On its based
on Parcel Size &

N/4 assume

Community Facilities

3

Max

7 DU/acre

Wrong APN

needed
parcel size

5

PACIFIC TELEPHONE & TELEGRAPH

028-233-34

300 East Blithedale

0.00

4,6

RS-6

Single Family (RS)

300 EB Parking Lot

7 DU/acrn

Consider

needed
parcel size

6

PACIFIC TELEPHONE & TELEGRAPH

028-233-35

301 East Blithedale

0.00

S.1

RS·6

Single Family (RS)

300 EB

7 DU/acre

Consider

needed
parcel size

7

Pi'.CIFIC TELEPHONE & TELEGRAPH

028-233-36

0.00

10,9

RS-6

Single Family (RS)

300 EB

s

PACIFIC GAS & ELECTRIC CO

030-204-06

0,00

9.0

0-A

Open Area (O-A!

marshland

9

PACIFIC GAS & ELECTRIC CO

030-204-04

0.00

12.6

0-A

Open i'.rea (0-41

by Hauke Park

302 East Blithcda le

Consider
School

7 DU/acre

ne~ded

N/4

N/A

NIA

10

PACIFIC GAS & ELECTRIC CO

030-155-11

)1

MILL VALLEY SCHOOL DISTRICT

030-111-07

12 MILL VALLEY SCHOOL DISTRICT

030-161-13

13 MILL VALLEY SCHOOL DISTRICT

028-232-25

14 Ml LL VALLEY SCHOOL DISTRICT

028-231-01

0.00

10.6

RS-6

Single Family {RS)

425 SYC4MORE AVE

18.50

5.4

C-F

80 LOMITA DR

11,75

5.1

C-f

IC-F)

2.75

6.0

C-F

(U)

0.30

9.3

C-F

(C-F)

0.00

8.6

C-F

7 DU/acre

site)

29/acre

536.50

School

N/A assume
29/acre

340.75

Park School

School

N/A assume
29/acre

79.86

Park School/ Parking Lot

School

N/A assume
29/~cre

8.66

Old Mill Elemetarv School

School

Tank on site

Mill Valley Middle School

School

Mill Valley Middle School

AE

Community Facilities

360 E BUTH EDALE
AVE

needed

N/A assume

Community Facilities
(C-F)

N/A
parcel size

Next to 130 Lomita (materials on

Community Facilities

Com mun i ty Facilities
352
THROCKMORTON
AVE

N/A assume

Community Facilities

15 MILL VALLEY SCHOOL DISTRICT

028-044-01

16 MARIN MUNICIPAL WATER DIST

033-101-25

6.23

33,8

0-A

(C·FI
Open Area IO-A)

17 MARIN MUNICIPAL WATER DIST

046-070-03

5.99

23.5

0-A

Open Area (0-A)

lS MARIN MUNICIPAL WATER DIST

027-280-04

3.00

48.0

0-A

Open Area (O-AI

Facility on site

29/acre

0.0D

N/A
N/A

N/A
N/A

N/A

N/A

Above fern canyon road - start of old
raildroad grade fire road

1 DU/1.5
19 MARIN MUNICIPAL WATER DIST

033-101-28

0.33

28.0

RSP-SA Single Family (RSI

acres

above 175 Alta Vista

1.00

1 DU/1.5
20 Mi'.RIN MUNICIPAL WATER DIST

033-101-23

0.15

60,7

21 MARIN MUNICIPAL WATER DIST

029-320-24

0.00

14,0

RSP-3A Single Family {RS)
0-A

Open Arca (0-Al

acres

above 25 Escalon [near tanks I
Tank on site

Facilitv on site

NIA

LOO
N/A

7

ATTACHMENT 4

ATTACHMENT #4

Mill Valley, CA

TAX EXEMPT/PUBLIC OWNED LAND

It Unlt5 based
Owner
22 MARIN MUNICIPAL WATER DIST
23 MARIN MUNICIPAL WATER DIST
24 MARIN MUNICIPAL WATER DIST

25 MARIN MUNICIPAL WATER DIST
26 MARIN MUNICIPAL WATER DIST
27

MARIN MUNICIPAL WATER DIST

28 MARIN MUNICIPAL WATER DIST

Parcel Dasti Sltusformatted
029-290-02
029-272-25
029-280-37
029-290-07
029-310-06
029-310-05
029-310-09

Acres
G.00
0.00
0.00
0.00
0.00
0.00
0.00

Notes

Descri ptIon

Density

on Parcel Size &
Zoning

0-A

Open Area (O·Al

Tank on site

Facility on site

N/A

N/A

38.7
40.6
40.6
49.5
64.3

0-A

Open Area (0-AI

Tank on site

Facility on site

N/A

N/A

0-A

Open Area {O·AI

Tank on site

Facility on site

N/A

N/A

0-A

Open Area (O·A}

Tank on site

Fae ilitv on site

N/A

N/A

0-A

Open Area (0-A)

Tank on site

Facility on site

N/A

N/A

0-A

Open Area (0-Al

Tank on site

Facility on site

N/A

N/A

66.3

0-A

Open Area (O-A)

Blithedale Ridge above Quarry Road

Avg
Slopa
18.0

M;ix

Zoning Zanini: S1.1mmary

Between Tamai pa is and

0.00

34 MARIN COUNTY OPEN SPACE

027-101-02
027-074-10
027-113-04
029-300-38
029-300-17
029-251-07

0.00
0,00
36.17
29.08
24.90

35 MARIN COUNTY OPEN SPACE

D33-102-47

36 MARIN COUNTY OPEN SPACE

029-310-07

29 MARIN MUNICIPAL WATER DIST
la MARIN MUNICIPAL WATER DIST
ll MARIN MUNICIPAL WATER DIST
n MARIN COUNTY OPEN SPACE

33 MARIN COUNTY OPEN SPACE

My rile/

Floodplain

N/A

N/A

1 DU/1.5

parcel size

57.8
17,1

RS-lOA Single Familv (RSI

acres

needed

Single Family IRS)

Tank on site (near 575 Summit)

7 DU/acre

28.8

RS-20 Single Family (RS)

Tank on site (near 500 Summit}

7 DU/acre

0.00
0.00

RS-20

Cascade Canyon

79.7
59.1
43.5

0-A

Open Area [0-A)

Blithedale Ridge

N/A

N/A

0-A

Open Area (0-A)

Blithedale Ridge· no roads

N/A

0-A

Open Area (O·A)

Sarah/Magnalena

N/A

N/A
N/A

19.31

33.8

0-A

Open Area (O-A)

hill?

N/A

N/A

18.90

54.8

0-A

Open Area 10-AI

Blithedale Ridge above Quarry Road

N/A

N/A

Meadow Crest Drive/ Lula/ florse

Off escalon above marlin fire road/
37 MARIN COUNTY OPEN SPACE

38 MARIN COUNTY OPEN SPACE

029-243-01
029-251-03

11.68
10.47

35.3
39.4

0-A

Open Area (0-A)

MMWD Easement through it

N/A

0-A

Open Area (0-A)

Camino Alto Preserve

N/A

N/A
N/A

029-261-05
029-161-49

9.31
S.90

35.9
41.3

0-A

Open Area (O-Aj

Preserve

N/A

N/A

0-A

open Area (O·AI

Valle Vista/ Fairway

N/A

N/A

Ne~r Valle Vista/ Cam in Alto

39 MARIN COUNT'/ OPEN SPACE
40 MARIN COUNl'i OPEN SPACE

Tartan Road before Elinor fire road/

029-151-25
029-071-01

5.89
4.70

48.2
59.9

O·A

Open Area (O-A)

42 MARIN CO IJNTY OPEN SPACE

0-A

Open Area (0-A)

43 MARIN COUNTY OPEN SPACE

019-310-26

4.69

52.7

0-A

Open Area (0-Al

41 MARIN COUNTY OPEN SPACE

Warner Canyon

Old railroad Grade above WB/Ralston

N/A

N/A

N/A

N/A

N/A

N/A

Near Valle Vista/ Cam in Alto
44 MARIN COUNl'i OPEN SPACE

4; MARIN COUNn' OPEN SPACE
46 MARIN COUNl'i OPEN SPACE

029-261-04
033-102-33
029-280-04

4.41
3.39
2.62

29,4
32.S
42.3

Open Area (O·AI
Open Area (0-A}

Preserve

N/A

N/A

0-A

Above Midhill / Scott Valley

NIA

N/A

0-A

Open Area (0-A)

Near Elinor Fire Road

N/A

N/A

7 DU/acre

14.76

N/A

N/A

0-A

Quarry Road between 7S and 95
Open Area (O·A)

Quarry
Slithedale Ridge

0-A

Open Area (0-AI

Sarah/Magnalena

N/A

1.15

0-A

Open Area (0-A)

Across from 10 Sarah Drive

N/A

N/A
N/A

1.13

51.S

O·A

Open Area (0-Al

Above Valle Vista / Warner Canyon

N/A

N/A

MARIN COUNTY OPEN SPACE

51 MARIN COU Nl'i OPEN SPACE

029-261-03

49 MARIN COUNTI OPEN SPACE
SD

ATTACHMENT 4

RS-10 Single Family IRS)
0-A

2.11
2.01
1.94

4S MARIN COUNTY OPEN SPACE

52.6

55.6
39.0
45.1

027-052-34
029-300-29
029-320-23
029-350-06

47 MARIN COUNn' OPEN SPACE
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Mill Valley, CA

TAX EXEMPT/PUBLIC OWNED LANO

Owner

Parcel Dash Situs Formatted

Acres

Stope

De nsity

# Units bHed
on Parcel Size &
Zoning

N/A

N/A

Ma•

Avg

Zonln,i: Zoning Summarv

Description

Notes

Floodplain

Near Valle Vista/ Ca min Alto
029-261-01

1.01

37.7

53 MARIN COUNTY OPEN SPACE

029-261-02

0.99

38,3

0-A

Open Area (O·A)

Above Valle Vista/ W.irner Canyon

N/A

N/A

MARIN COUNTY OPEN SPACE

027-041-01

0.46

36.3

RS-43

Single Family (RS)

Next to 15 Lee (old railroad grade)

7 DU/acre

3.22

55 MARIN COUNTY OPEN SPACE

033-200-01

0.00

31.7

0-A

Open Area (O·AI

Upperhill / Scott valley

N/A

5& MARIN COUNTY OPEN SPACE
57 MARIN COUNTY OPEN SPACE

029-290-03

0.00

34.3

0-A

Ridge Fire Road

N/A

N/A
N/A

033-101-15

0.00

0-A

Camino Alto Preserve

N/A

N/A

58 MARIN COUNTY OPEN SPACE

027-052-15

0.00

38.4
43.0

Open Area (0-A)
Open Area (0-A)

0-A

Open Area (O·A)

End of Shady Lane

N/A

N/A

,.

0-A

Open Area (O-AI

Preserve

52 MARIN COUNTY OPEN SPACE

Tartan Road before Elinor fire road/
59 MARIN COUNTY OPEN SPACE

029·290-08

0.00

48.3

0-A

Open Area IO-A)

Warner Canyon

N/A

N/A

60 MARIN COUNTY OPEN SPACE

029-300-30

0.00

49.3

0-A

Open Area (0-A)

Blithedale Ridge

N/A

N/A

Greenwood Way Bolsa Tank Fire
Road/ MMWD Easements
61 MARIN CO LJNTY OPEN SPACE

029-290-11

o.oo

52.7

O·A

Open Are, (0-Al

throur.hout

N/A

N/A

62 MARIN COUNTY OPEN SPACE

029-310-23

0.00

57.8

0-A

Open Area IO-Al

Blithdale Ridge

N/A

N/A

63 MARIN COUNTY OPEN SPACE

029-300-21

0.00

70.8

0-A

Open Area IO·A)

Near Glen drive and geln fire Road

N/A

N/A

64 MARIN COUNTY OPEN SPACE

029-300-18

0.00

72.5

0-A

Open Area (0-A)

Above Glen Drive

N/A

65 MARIN COUNTY OPEN SPACE

029-151-48

0.00

47.7

N/A
0.00

66 MARIN COUNTY

033-102-43

3.86

19.0

67 MARIN COUNTY

047-121-13

0.00

19.2

RS-7.5 Single F~mily I RS}

On Edgewood near Molino

7 DU/ acre

2
0

63 MARIN COUNTY

047-122·16

0 .00

21.9

RS-7.5 Single Family (RSI

On Edgewood near Molino

7 DU/acre

0

69 MARIN COU OPEN SPACE

029-320-29

RS-10 Single family (RS)

7 DU/acre

noAPN
Underhill Road near Upperhill - MV

0-A

Open Area (0-A)

N/A

Bikewav?

1 DU/1.5

54.11

43.4

033-102-28

71 MARIN COU OPEN SPACE

033-102-52

1 LOMITA DR

34.42

29.1

15.81

30.0

2.5A

Single Family (RS)

acres

Edna Maguire Horse Hill

23

1 DU/1.S

Va sea Court/ Corner across from
RSP-2A Single F~milv (RSI

36

l OU/1,5

Vas co Court/ Comer across from

RSP70 MARIN COU OPEN SPACE

acres

RSP-10A Single Family (RSI

acres

Edna Mag_uire "Alto Bowl Preserve"

10

1 OU/1.5
72 MARIN COLJ OPEN SPACE

3.49

029-231-20

48,0

RSP-3A Single Family I RS)

Near Marlin and DelCasa

acres

2

n/A

N/A

Above Sandy/Sarah Drive (Ridge Fire
73

MARIN COU OPEN SPACE

1.89

029-320-28

30.8

0-A

0 pen Area ID-A)

Road)

1 DU/1.S
, i MARIN COU OPEN SPACE
75 MARIN CONSERVATION LEAGUE

0 ,03

029-320-25

0.00

029-280-35

27.0
49.7

RS-30

Single Family [RS)

76 VALLEY

029-290-09

77 CITY OF MILL VALLEY

029-131-07

280 BUENA VISTA

1
parcel size

Bay tree lane ( above country dub
drivel/ Warner Canyon-Kite Hill
Near blithedalc ridge

COMMUNITY CHURCH OF MILL

ATTACHMENT4

acres

RSP-lOA Single Family (RS)

7 DU/ acre

needed

fire road (above

0.00

38.3

0-A

Open Area (0-AI

hillside)

Park

n/A

N/A

45.68

16.5

0-A

Open Area (0-A]

Golf Course

Deed

N/ A

N/A

7

TAK EXEMPT/PUBLIC OWNED I.JIN•

Mill Valley, Cl\

#

Avg
Owner

Parcel Dash Situs Formatted

Acres

Slope .Zoning

7S Cl1YOF Mill VALLEY

046-010-25

18.59

46.2

79 CITY OF MI LL VALLEY

029-101-01

11.70

20.0

Zoning S1.1mmarv

RSP-lOA Single Familv (RSI
0-A

Open /1,rea (0-A)

Notes

Description

Tenderfoot Trail/Zig Zag Trail. Not

Maybe? Check

tn3intained

by DPW

Floodplain

No

Floodwav

tenderfoot trail. Not maintained by
80 CITY OF Ml LL VALLEY

9,70

046-030-29

42.2

RS-10A Single Family (RSI

027-066-50
027-106-09

7,89
7.40

63.9

82 CITY OF MILL VALLEY

24.2

0-A
0-A

Open Area ID-A)
Open Area (0-A)

83 CITY OF MILL VALLEY

027-033-29

6.80

36.6

0-A

Open Mea (0-A)

Sl CITY Of MILL VALLEY

Maybe; highly forrested

DPW

on Parcel Size &

Density

loninc

1 DU/1.S

subdivision map

Miller Grove/AE Floodwav

Units based

Max

Fern canyon (near old railroad gradel.
mavbe
Not maintained by DPW
cascade park (love II and cascade)
No
Mar>h/Ralston Drive/Blithdale
maybe
Canyon. Not mainted by DPW

ac:res

6.0D

N//1,
1 DU/1.5

N/A

~cres

3.00

N/A
N/A

N/A
N/A

N/1',

N/A

NIA
1 DU/1 .S
acres

N/A

1.00

N/A

N/A

N/A

N/A

N/A

N/A

Edgewood/Cypress/Rose. Not
84 CITY OF Ml LL VALLEY

046-320-01

85 CITY OF Ml LL VALLEY

033-102-18

86 CITY OF MILL VALLEY

03D-111-08

87 Cl1Y OF MILL VALLEY

029-192-16

88 CITY OF MILL VALLEY

5.47

180B CAMINO ALTO

027-280-03

62.4

0-A

Open Area (0-AI

RSP-SA Single Family {RS)
Community Facilities

maintained bv OPW
Camino Alto and Stanton Way . Not
maintained by DPW

42.0

5.05

3.7

C-F

(C-F)

Community Center.
Park/Warner Canyon (Buena

Consider

4.99

11.0

0-A

Open Mea (0-A)

Vista/Camelita)

No

Open Area {O•A)

Fern canyon {near old railroad grade).
No
Not maintoined by D PW

4.01

53.7

0-A

Edgewood - Surrounded by RS-10.
This site is also mainta;ned by DPW
89 CITY OF MILL VALLEY

90 Cl1YOF Mill VALLEY

046-070-0Z

3-92

027-162-01

Maybe

5.25

3.84

24.6
49.1

0-A
0-A

AE

Open Area (0-A)

so may be viewed as a "park" or
11
field 1' or fire refuge area

Consider. MMWD
Easement says
opens pace

N/A

N/A

Open Area (0-A]

MonteVista / Tenderfoot trail. Not
maintained by DPW

No

N/A

N/A

No

N/A

N/A

Consider
Consider/Parking Lot

N/A

N/A

N/A

N/A

N/A

N/A

tenderfoot trail. Not maintained by
91 CITY OF MILL VALLEY

046-030-20

92 CITY OF MILL VALLEY

046-010-14
029-084-01

93 CITY OF MILL VALLEY
~4 CITY OF MILL VALLEY

928-102-12

Check easements

3.22

39.9

0-A

Open Area {0-A)

3.02
2.26

49,2

0-A

Ooen Area (0-AI

33.1

O·A

Open Mea 10-AI

2.08

16.4

0-A

Open Area (0-A)

DPW
Evelyn/Cascade Damn. Not
tnainlained bv DPW
Golf Club House
Old Mill Park (lower)
Fern Canyon. Not maintained

9S CITY OF MILL VALLEY

027-066-40

2.07

61.1

CITY Of MILL VALLEY

027-161-26

2.00

57.5

96

RS-10A Single Family {RS)
0-A

Open Area IO·A)

97 CITY OF MILL VALLEY

028-091-D9

1.73

B .6

0-A

0 pen Area IO-A)

9S CITY OF MILL VALLEY

027-161-15

1.39

48.7

0-A

Open Area ( 0-A)

maintained bv DPW

1 DU/1.5

by

DPW
MonteVista / Tenderfoot trail. Not
maintained by DPW
Old Mill Park (upper near
structure/bathrooms)
Ca scad efl hroc kmo rto n. Not

ATTACHMENT 4

Park

AE &
Floodway

Maybe; highly forre.sted
No
AE
No

acres

1.00

N/A

N/A

N/A

N/A

N/A

N/A
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Mill Vallev, Cl\

TAX EXEMPT/PUBLIC OWNED !AND

II Un its based
AVll
Owner

Parcel Dash

SitusFormatted

Acres

Slope

Zoning- Zoni111 Summary

Floodplain

Max

on Parcel Size &

Density

Zoning

Notes

Description

Sycamore/Corner of MVMS/MMWD
Easement

Na

N/A

N/A

N/A

99 CITY OF MILL VALLEY

03D-161-12

1.33

14.8

0-A

Open Area (0-Al

CITY OF MllL VALLEY

028-132-09

1.04

59.4

O·A

Open Area (0-A)

Mill P;,rk}. Not maintained by DPW

Consider

N/A

Open Area (D-Al
Open Area IO-AJ

Cascade/Throckmorton. Not
maintained by DPW
MonteVista/Earnscliff Park

No

N/A

N/A

N/A
1 DU/1.5

N/A

acres

1.00

N/A

N/A

Molino /Cascade (Other side of Old
10D

027-161-05
027-235-28

1.00

102 CITY OF MILL VALLEY

0.90

47.0
30.9

103 CITY OF MILL VALLEY

033-240-15

0.86

16.3

104 CITY OF MILL VALLEY

030-111-09

0 .78

1.6

101 CITY OF MILL VALLEY

105

CITY OF MILL VALLEY

028-013-15

106 CllY OF MILL VALLEY

028-061-35

107 CllY OF MILL VALLEY

028-161·02

87
THROCKMORTON
36 MILLER AVE

0.77

1,3

O·A
0-A

Vasco Court/ Corner of Edna
No
Maguire
RSP-2A Single Family (RS)
Community Facilities Community Center Portion of Parking
Consider
Lot
C-F
IC-Fl
C-0

Downtown
Commercial (C-0)

0.71

8.1

C-D

Downtown
Commercial IC-D\

0.65

30.9

0-A

Open Area (0-A}

Pla>a

No

29 DU/acre

22.39

Parking Lat behind D'An~elos
Norris Memorial Park

Consider/Parking Lot

29 DU/acre

20.66

N/A

N/A

NIA

N/A

N/A

N/A

N/A

N/A

(Molino/Helens) . Not Maintained by
No
DPW
Fairway Drive I near Golf Course). Not
maintained by DPW. Between RS-10

SFR. Could be split into two lots and
108 CITY OF MILL VALLEY

029-161-47

0.59

34.5

0-A

Open Area (0-A)

109 CllY OF MILL VALLEY

033-112-01

0.53

29.4

D-A

Open Area IO·AI

Mavbe? Deed?
sold?
Narrow ROW near Azalea/Camino
Alto and Pathway. Not maintained by
Maybe?
DPW
City Hall and Back Portion of Parking

110 CITY OF MILL VALLEY

111

CITY OF MILL VALLEY

028-014-16

033-240-01

26 CORTE MADERA

0.49

0.49

3 _2

20.0

D-A

Open Area (0-A)

RSP-2A Single Family IRS)

027-2S2-43
028-091-11

0.49

Single Family I RS)

OAS

72.8
23.8

RS-10

I l l CITY OF Mill VALLEY

0-A

Open Area (0-A)

ll4 CITY OF MILL VALLEY

046-061-52

0.45

31.1

RS-10

112 CITY Of MILL VALLEY

Single family IRS)

Lot

Consider/Parking Lot

Vasco Court/ Corner across from
Edna Maguire/ Creek runs through

Maybe? Check

property/ Bike Path

subdivision

Next to 226 Rose. Not maintained by
Maybe; large slope
DPW
'No
Maintained by DPW
Edgewood/Cypress. Not maintained

Maybe: combine with

by DPW. Botanical garden site.

larger edgewood site

AE

1 OU/1.5
acres

1.00

7 DU/acre

3.42

N/A

N/A

7 DU/acre

3.16

N/11

N/A

Norris Memorial Park
(Molino/Helens}. Not Maintained by
115 CITY OF Mill VALLEY

ATTACHMENT 4

028-161-01

0.41

34.2

0-A

Open Arca (0-11)

DPW

No

Mill Vallev, CA

TAX EXEMPT/PUBLIC OWNED LAND

Avg

Owner

Pan::el Dash Situsformatted

Acres

Slope zoning zonlnc Summary

Notes
Corner of Tenderfoot trail, land

D~scriptlon

Floodplain

40.2

0.39
0,32

46.5
1.8

0-A
C-N

Commercial (C·N)

030-101-Z2

0.27

10.2

0-A

Open Area (0-A)

027-272-01

0.23

19.4

RS-43

Single Family (RSI

046-010-34

117 CITY OF Ml LL VALLEY

J18 CITY OF Ml LL VALLEY

046-030-23
030-071-28

\19 CITY OF MILL VALLEY
120 CITY OF Mill VALLEY

411 MILLER AVE

RSP-10A Single Family (RS)
Open Area (0-A)

# Units based
on Parcel Size &

Density

Zonlni:

1 DU/1.S

Locked/ No Access, Not maintianed
0.41

116 CIT\'OF MILL VALLEY

Max

OPW
MonteVista / Tenderfoot trail. Not

No

maintained by DPW
Miller Parking Lot

No
Consider/Parking Lot

acres

1.00

N/A
29 DU/acre

N/A
9.29

N/A

N/A

7 DU/acre

6.61

Sycamore/ROW/AE Floodplain. 18'

121 CITY OF MILL VALLEY

028-014-21

0.19

6.4

C-D

Downtown
Commercial (C-0)

in CITY OF MILL VALLEY

030-124-11

0.16

34.9

C-G

Com rnercial IC-Gl

wide.
Marsh/Margurite ROW Creek runs
throu_gh site two wavs.
City Hall Portion of Parking Lot (by

No

MVMarket)

Consider/Parking Lot

29 DU/acre

5.58

Maybe

29 DU/acre

4. 77

N/A

NIA

N/A

N/A

1 DU/1.5
acres
7 DU/acre
N/A
N/A

100
1.34
N/A

N/A

N/A

NIA

N/A

No

AO

Behind 700 East Blitheda le/ Roque
Mar /AE Floodplain. 47' wide
Norris Memorial Park
{Molino/Helens). Not Maintained by
IZ3 CIT'/ OF MILL VALLEY

124 CITY OF MILL VALLEY

028-161-03
028-014-06

0.15
30 CORTE MADERA

0.14

46.1

5.3

0-A
0-A

Open Area (0-A)

DPW

No

Open Area 10-Al

City Hall Portion of Parking Lot !by
Fire Dept)

Consider/Parking Lot

AE

Tenderfoot Trail/Structure on
property? Not maintained by DPW.
These are Planned sites, may be
125 CITY OF MILL VALLEY

126 CITY OF MILL VALLEY

046-010-02
028-135-08

128 CITY OF MILL VALLEY

029-212-24
030-271-70

129 CITY OF MILL VALLEY

029-211-05

127 CITY OF MILL VALLEY

130 CITY Of Mill VALLEY
Ul CITY OF MILL VALLEY

52.3

0.05
0 .00

47.5

0.00

2.1

0-A

0.00

6.4

0-A

8.6

designated open space with the RSP
Corner of Ha,el and Redwood ln

Maybe
Mavbe

Open Are~ (O-Al

Tennis courts
Miller Parking lot
Field at end of East Drive (behind

No
Consider/Parking Lot

Open Arca {0-Al

tennis Courts) part of Park?

No

Open Area IO-A)

Field at end of East Drive (behind
tennis Courts) part of Park?

No

Miller Grove/AE Floodwav
PSB / Hauke Field and Parking Lots

No
Consider

Scott Valley Swim Club 9' wide strip

No

Creek back of 417 Miller
Underhill Road near Upperhill. Not

No

RSP-lOA Single Family I.RS)
RS-6 Single Family IRS)
0-A Open Area (O·A)

0.07

029-211-01

0.00

8.2

029-052-D7
030-250-01

0.00

9.8

0-A
0-A

0.00

10.0

0-A

0 pen Area 10-A)
Open Area (0-Al

0.00
0.00

10.8

134 CITY OF MILL VALLEY

033-181-27
030-271-66

13.8

0-A
O·A

open Area {O·A)
Open Area {O-A)

135 CITY Of MILL VALLEY

033-181-24

0-A

029-171-19

0.00
0.00

14.8

136 CITY OF MILL VALLEY

21.l

0-A

Open Area ID-A)
Open Area 10-A)

maintained by DPW
Golf Course/Pro Shop

No
Deed

137 CITY OF MILL VALLEY

033-181-16

0.00

21.2

0-A

0 pen Area (0-AI

Underhill Road ne~r Upperhill. Not
maintained by DPW

Dedicated open space?

132 CITY Of MILL VALLEY
I l l CITY OF MILL VALLEY

ATTACHMENT 4

1 HAMILTON DR

AE

AE

N/A

N/A

N/A

N/A

N/A
N/A

N/A

N/A

N/A

N/A
N/A

N/A

N/A

N/A
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Mill Valley,

TAX EXEMPT/PUBLIC OWNED LAND

Owner

Parcel Dash Situs Formatted

Acres

Avg
Slope Zoning ZonlnG Summary

Densltv

ft Unit$ bau,i:t
on Parcel Sire &
Zonin1

Cosnider

N/A

N/A

M~ybe?

N/A

N/A

Mall
Description

Notes

Floodplain

rn

Underhi II Road near Upperhill. Not

BB CITY OF MI LL VALLEY

033-l71-04

0.00

27.7

O-A

Open Area (0-A)

maintained

by DPW

across from Edna Maguire
(vasco/Alela) Looks like informal
walkway to Path? Not maintained by
139 CITY OF MILL VALLEY

033-133-07

0.00

32,8

O-A

Open Area ID-Al

DPW
hillside/blithedale ridge. This could
be connected with community

140 CITY OF MILL VALLEY

029-290-05

0.00

43.3

O-A

Open Area (O-A)

church of ma rin (adjacent sites)'

Maybe

N/A

N/A

141 CITY OF MILL VALLEY

027-D3)-34

0-00

58.0

O-A

Open Area 1O-A)

Fern Canyon/Summit Avenue ROW

No

N/A

N/A

142 CITY OF MILL VALLEY

027-031-31

0.00

84.6

O-A

Open Area 1O-AI

Fern Canyon/Summit Avenue ROW

No

N/A

N/A

Bend at Marion (near Monte Vista
and 25 Marion). On hairpin turn. 18'
143 CITY OF MILL VALLEY

027-243-24

0.00

21.4

RS-10 Single Family (RSI

Wide

No

7 DU/acre Darcel size n.eedec

No

7 DU/acre parcel size needeo

No

7 DU/acre parcel size needeo

next to 175 marion, small strip·
144 CITY OF MILL VALLEY

027-243-19

0.00

34.4

RS-10

Single Family (RS)

drain~ge? 12' wide
Bend at WB and Ralston. Hairpin

145 CITY OF Mill VALLEY

027-022-D1

0.0D

35.9

RS-43

Single Family (RS)

turn 26' wide at the top
Hait pin turn at Eldrjdge and

146 CITY OF MILL VALLEY

147 CITY OF MILL VALLEY

ATTACHMENT 4

029-032-32
029-102-41

0.00
0.00

33.4

47.2

RS-6
RS-6

Single Family (RS)

Blithedale terrace

No

7 DU/acre barce l size needec

Single Family (RS)

SLP

No

7 DU/acre barcel size needec
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Danielle Staude
From:
Sent:

To:
Subject:

Mark Chavez: < markchavez:94941@gmail.com>
Thursday, February 10, 2022 8:42 PM
Danielle Staude
[External] Housing Opportunities

I

CAUTION: External Sender

Ms. Staude
Thank you for your January 28, 2022 letter concerning Housing Opportunities on Commercial Sites.
I am the owner of the property located at 42 Miller Avenue in Mill Valley. Although 42 Miller is currently zoned C-D
which limits the property to mixed use projects, it is an appropriate site for housing development. The property adjoins
an existing town home development, is centrally located and has excellent access to public transportation. It also
features a relatively large parking lot for the downtown area. It may be possible to convert the current three-story office
building into three separate housing units. Moreover, it might be possible to construct additional housing units on the
site by expanding the building and/or construct housing on a portion of the parking lot.
The City must recognize, however, that the C-D zoning designation constitutes a significant constraint on and barrier to
the development of any housing at 42 Miller. This is because the ground floor of the existing building as well as the
ground floor of any newly constructed building would have to be set aside for commercial use at a time when there is an
obvious surplus of commercial space in Mill Valley. This mixed use requirement reflects an antiquated preference for
commercial space which is inconsistent with the state-mandated public policy preference for the development of
additional housing. It is difficult to envision how Mill Valley can create a regulatory environment in which the private
market could build sufficient housing to achieve its RHNA numbers without modifying the City's commercial zoning to
allow fully residential buildings.
I also urge the City to realistically examine the constraints and barriers to housing development created by the current
requirements for parking and density as well as height limitations. These must all be reconsidered and revised to
facilitate adequate housing construction.
Sincerely,

Mark
Mark A. Chavez
Markchavez94941@gmail.com

1

ATTACHMENT #5

Danielle Staude

Subject:

Mark Chavez <markchavez94941@gmail.com>
Thursday, September 30, 2021 4:21 PM
Danielle Staude
kendall.flint@dksassociates.com; city manager; Planning
New Housing Element

Follow Up Flag:
Flag Status:

Flag for follow up
Flagged

From:

Sent:
To:
Cc:

I

CAUTION: External Sender

Ms. Staude
As you recently pointed out, "[h]ousing element law acknowledges that, for the private market to adequately address
California's housing needs, local governments must adopt plans and regulatory systems that provide opportunities for
(and do not unduly constrain), housing development." (September 1, 2021, Staff Report on Housing Element Update at
1). The process of developing a new Housing Element should, therefore, include a candid assessment of the existing
"constraints" on housing projects created by the City of Mill Valley's General Plan and zoning regulations. Such an
assessment would demonstrate that the City's "mixed use" requirement for commercia I zones is a significant
"constraint" on the development of housing in Mill Valley and an impediment to achieving the City's RHNA target for the
2023-2031 period.
In accordance with the General Plan, many of the lots accessible by public transportation in Mill Valley, which might be
the most suitable for multifamily housing projects, have been placed into one of three zoning categories: Downtown
Commercial (CD), Neighborhood Commercial (CN) and General Commercial (CG). (Mill Valley General Plan, Figure 2.4). In
the CD and CN zoning areas, residential units are allowed "above or beyond the ground floor" as part of "mixed use
developments." (Mill Valley General Plan, Table 2.2, General Plan Land Use Categories). Similarly, housing is allowed in
the CG areas as part of "mixed use developments with [a] residential component." (Ibid). Thus, the CD, CN and CG
zoning categories individually and collectively reflect a discretionary policy choice made by Mill Valley to preserve and
increase commercial development in key portions of the City. The inclusion of 5,000 square feet of seemingly
superfluous commercial space in the project approved for 500 Miller Avenue reflects this policy choice and the current
"mixed use" mandate embodied in Mill Valley's General Plan and zoning regulations.
As the owner of a lot located in the CD zoning area subject to the current constraints on housing development, I believe
the time has come for the City to make a fundamentally different policy choice. The City has a legally enforceable
obligation to "adopt plans and regulatory systems that provide opportunities for (and do not unduly constrain), housing
development." No similar obligation exists for commercial space. Simply put, the requirement that any development
within zoning categories CD, CN and CG include commercial space unduly constrains housing development in Mill Valley
and may not be legally defensible given the large swaths of land which the City has elected to assign to these zoning
categories. Moreover, a different policy choice is warranted because the current General Plan and zoning regulations
were adopted before and fail to account for the recent shift to on line shopping and remote work which have curtailed
the need for commercial space.
The City could allow the market to determine whether multifamily housing is economically viable in the CD, CN and CG
zoning areas by dispensing with the requirement that any housing development in those areas be part of a mixed use.
Alternatively, the City could carve out portions of the existing commercial zones, perhaps as small as individual blocks,
1

and authorize high density housing in those areas. The specifics are probably best left to your expertise but the need for
changes in the current regulatory system appears obvious.
Thanks for your consideration of my views.
Mark A. Chavez
Markchavez94941@gmail.com
42 Miller Avenue
Mill Valley
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Danielle Staude
Subject:

FW: [External] Housing Element Comments

TO WHOM IT MAY CONCERN:
I sincerely appreciate and applaud the city's intent to get feedback from its residents, but the questions being discussed
during the housing element meetings are difficult to address out of any context. As we all know, the devil is in the
details. And I am afraid that in a rush to meet state mandates, a lot of wishful thinking and nice platitudes are ignoring,
or at least washing over, hard realities.
I think most residents want to achieve the goals of economic and racial diversity in MV, but without sacrificing the
town's unique character, charm and livability. Because any plan for a large housing and population increase will have
major impacts, I am suggesting that we make sure that all proposals and their impacts are thoroughly thought
through holistically.
Take the traffic issue as one very major issue. Some are saying that if people who work here are also living here, the
traffic will be reduced. Have these people never tried to get in and out of town during many times of the day other than
commute hours? All of us (including all new residents) have to drive out of MV for most of our everyday needs. Local
town services were long ago replaced by shops for tourists and wealthy people. All of us drive to other towns to shop,
do errands, meet friends, enjoy entertainment, see doctors, etc., and many, to drive to and from schools and school
related activities. Since there is no viable public transportation alternative available to MV residents, even to get from
one place within MV to another-not even school buses that our parents are willing to support-it's a simple equation:
more residents= more trips in and out of town and more traffic congestion. The benefits of our teachers and first
responders working here and also living here will be subsumed by adding so many extra residents to a town that is
already way beyond its carrying capacity.
The enormous differences in traffic congestion when schools are in session and when they are not is not subtle. A huge
part of the existing traffic problem in Mill Valley is school related .... parents or nannies driving the kids to and from
school and, in the afternoons, to extra curricular activities. These trips will increase with the significant additional
population increase that is proposed.
It seems like most, or at least, many projects being proposed include significantly more high-end (i.e. market rate)
housing in order for developments to pencil out economically. The continuing influx of wealthy folks who own multiple
cars and who, in addition, routinely employ gardeners, dog walkers, nanny's, house cleaners, home service people
(construction workers, tradespeople etc. etc.) will exacerbate the traffic problem. Most service people employed by our
privileged population (including by me .... l'm not passing judgment!) do not and will not be living in MV. There are too
many folks who come to work here to ever be accommodated in our small town. In any case, it's a reasonable
assumption that most people already have homes and families of their own which they're not likely to leave to move
into a small (and most likely, still expensive,) MV living space. As demand for services increases with a higher number of
well-to-do MV residents, so will there inevitably be an increase in the already unbearable traffic.
Traffic is just one example of needing to do a deep dive in analyzing impacts and mitigating unintended
consequences. All infrastructure issues need to be thoroughly analyzed and not just given lip service .... water, fire and
flood dangers and evacuation issues, parking, schools, protective service capacities, etc. I understand there is a state
mandate and I regret that I do not have the expertise necessary to propose solutions. But I am hoping that with any
proposal, the entire ecosystem is considered, not just one aspect or issue at a time. Once done, the changes will be
permanent. No one wants to lose what makes Mill Valley precious to us.

And finally (for now) I want to know why the golf course is "off limits" for development consideration. This is a huge (for
MV) parcel of land and relatively speaking, it is underutilized. Many more people use the Hamilton park, which & under
consideration for development. We're told that most comments the city has received were in favor of keeping the golf
course intact, but I would like to know if a reliable and representative survey of all MV residents has been made. It goes
without saying that the folks who use the golf course would most likely be the people commenting and in favor
of preserving it.
I would appreciate an email acknowledging receipt of this email and its inclusion in the record of comments. Thank you!
Sincerely,
Seela Lewis
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Danielle Staude

Subject:

Hans Strandgaard <hcstrandgaard@gmail.com>
Saturday, February 19, 2022 9:52 AM
Danielle Staude
[External] Housing Opportunities on Commercial Sites

Follow Up Flag:
Flag Status:

Flag for follow up
Completed

From:
Sent:
To:

I

CAUTION: External Sender

Dear Danielle, we own a magnificent former Victorian residence at 271 Miller Ave that has been in commercial use for
the last 50 years or so as office space. We do have commercia I tenants but their leases are coming due in next few
years. We have always considered restoring and updating the building and converting it back into a very nice single
family or multi unit residence. Things that might encourage us to move forward with such a conversion of the building
would be:

•
•
•
•
•
•

An easy rezoning process by the City
Reduction in building permit fees for the required upgrades to convert to residential
Reduced number of required parking spaces (there is no garage, but there is some on-property parking)
Ability to raise the building 4-Sft to convert the lower level into usable space (currently only 6' of head rooml,
without planning commission objection
Exceptions to mandated energy code requirements (glazing/insulation) that might not be achievable in a 100
year old building or would significantly change its character
Exceptions to some building code requirements, for example, stair slope and landing requirements that do not
meet current code

Hope these thoughts help.
Sincerely,

Hans Strandgaard, P.E.
hcstrandqaard@qmail.com

1

Danielle Staude
From:

Sent:

To:
Subject:
Attachments:

Roy Nee <roynee@gmail.com>
Friday, March 04, 2022 5:39 PM
Danielle Staude
[External] 38 Miller Avenue, Mill Creek Plaza building
38 Miller Av.pdf

Hello Danielle,
I attach a pdf site plan of Mill Creek Plaza with the area highlighted in yellow to show potential development
location for a 4 story residential "rear" addition to the property, with 3 floors of dwelling units above a ground
floor parking structure. The 12' high garage structure would span the property from side to side and could
provide up to 45 parking spaces, about 22 more spaces altogether within this built garage area of about

16,250 sf (125'x130').
The project would involve engineering a retaining wall for the back hillside, to create an offset into the hill of
about 9 feet from where the current retaining wall sits. This fits well with my sense for an attractive design
theme, beyond a green building direction, that imagines a terraced exterior elevation which deploys built
garden planters and decks that act to soften the proposed massive addition to the property. Floor plate
footprints would be 10' in height and range from roughly 16,500 to 10,500 square feet, to enclose about
44,000 sf of built space. Steel and concrete will be the foundational elements for the structure while wood and
glass enhance the green design approach.
Floor plan and layout may include between 10 to 16 units per floor, with perhaps the following units count
and composition:
14- 570 sf studios;
18 - 890 sf 1-bed, 1.5 bathroom;
10 - 1300 sf 2-bed, 2.5 bathroom.
Given the downtown location and the overall trend in the general economy to embrace ride sharing,
autonomous vehicles, and digitized services, parking per unit should be less than 1. With our recent
experiences of at home office and telecommuting, well designed, larger than typical livings spaces should be
attractive to most age groups, income levels (including the 20% affordable goal) and life preferences.
Downtown Mill Valley is a perfect location for this type of infill housing project. The current range of
commercial businesses reflects a certain stability and social preference in the community. Residents of the
town typically favor and enjoy local activities, food and dining, and proximity to Mount Tamalpais, amongst a
wide range of interests. If indeed there is an opportunity to pursue development with a visible event horizon,
that would make the difference between possible consideration and active personal focus.
I am open to share further and discuss if the opportunity presents itself. Mill Creek Plaza is my second home, if
you will, after 33 years attending to its evolving operating and facility details. If I can answer questions or help
in your process at this juncture, please advise.
Thank you for your attention.
1

All the best,
Roy Nee
General Partner
Nee Family Limited Partnership
dba Mill Creek Plaza
38 Miller Avenue
Mill Valley, CA 94941
roynee@gmaii.com

Roy Nee
415-613-2242
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Danielle Staude
From:

Sent:
To:

Subject:

Mark Chavez <markchavez94941@gmail.com>
Thursday, February 10, 2022 8:42 PM
Danielle Staude
[External] Housing Opportunities

ICAUTION: External Sender
Ms. Staude
Thank you for your January 28, 2022 letter concerning Housing Opportunities on Commercial Sites.
I am the owner of the property located at 42 Miller Avenue in Mill Valley. Although 42 Miller is currently zoned C-D
which limits the property to mixed use projects, it is an appropriate site for housing development. The property adjoins
an existing town home development, is centrally located and has excellent access to public transportation. It also
features a relatively large parking lot for the downtown area. It may be possible to convert the current three-story office
building into three separate housing units. Moreover, it might be possible to construct additional housing units on the
site by expanding the building and/or construct housing on a portion of the parking lot.
The City must recognize, however, that the C-D zoning designation constitutes a significant constraint on and barrier to
the development of any housing at 42 Miller. This is because the ground floor of the existing building as well as the
ground floor of any newly constructed building would have to be set aside for commercial use at a time when there is an
obvious surplus of commercial space in Mill Valley. This mixed use requirement reflects an antiquated preference for
commercial space which is inconsistent with the state-mandated public policy preference for the development of
additional housing. It is difficult to envision how Mill Valley can create a regulatory environment in which the private
market could build sufficient housing to achieve its RHNA numbers without modifying the City's commercial zoning to
allow fully residential buildings.
I also urge the City to realistically examine the constraints and barriers to housing development created by the current
requirements for parking and density as well as height limitations. These must all be reconsidered and revised to
facilitate adequate housing construction.
Sincerely,

Mark
Mark A. Chavez
Markchavez94941@gmail.com

1

Hi Danielle,
Thank you for your time on Friday to discuss options for my property at 91 E Blithedale Ave.
I had previous reached out to the Mill Valley planning department back in August 2020 and
spoke to you about possibilities of adding an ADU to the property. I would also be interested in
building a non-ADU, residential unit, on the rear of the property (on the Sunnyside Ave side). In
addition, I'd be interested in looking at options to convert the downstairs commercial space into
residential.
In the past Mill Valley's parking requirements for residential units has limited my ability to add
additional housing on this property. If Mill Valley is recc:msidering the parking requirements,
that would help in the decision to add additional housing on my property.
As we had discussed, I'd like to be added to the list of properties that are in consideration for
review in downtown Mill Valley. As a home owner in Mill Valley, I would be interested in being
involved and would be happy to provide any additionat details or perspective.
Thank you,
Jarret Weis
(415) 686-2429

Danielle Staude
From:
Sent:

To:
Cc:
Subject:

Howard Cohen <howardnmn@gmail.com>
Wednesday, March 16, 2022 8:27 PM
Danielle Staude
howard Cohen; catherine angelina manfredini~cohen
[External] Single-Family Zoned Vacant Lot

3 16 22
Dear Ms Staude
We write in response to receiving your letter of March 14, 2022 regarding a vacant lot.
Our 2600 sq ft single-family residence sits on 8.8 acres. The land consists primarily of two APNs:
027-066-19 (5.06 ac) & 027-062-01 (3.51 ac. VACANT). In November 1984 the City merged those
parcels. With all due respect... we believe the time is right to consider unmerging those parcels.
We would like to add an ADU to our current residence on an existing graded pad, and would also
consider adding an additional single-family residence and ADU on our vacant 3.5 ac parcel below
the road.
Existing underground utilities run beneath all the proposed building sites and include: a 6" gravity
sewer; a PG&E transformer & natural-gas pipeline; as well as a fibre-optic cable. An MMWD 6"
pipeline & fire hydrants are already in place. Subject to approval we would also put in a water well

to service all four residences' needs for landscaping, thereby greatly reducing the demands on this
very scarce resource.
200 Myrtle is built out of non-combustible materials; it's structure is reinforced concrete. We also
feel our design is not ostentatious and fits in well with the surroundings. Our proposed new
structures would follow suit. Visually the new residences would fill-in a gap on a ridge
with existing houses above & below. Visitors enjoying SLP 336 would feel very little overall impact
when recreating.

1

Our roof is metal; our R38 walls are cementitious and made of 86% recycled material; and our
floor is a slab-on-grade.

3

In 2015 we applied for permission to build an ADU on an existing graded pad below our residence.
While the project was well received by the planning commission it was held up for two reasons:
an errant Nuisance Abatement which was subsequently rescinded; and the requirement to pave
the road. We are willing to pave the road - at our expense -- but permission is still being
withheld for reasons which remain a complete mystery to us. We believe SMFD would also like to
see this road paved.
If given City approval of our existing ADU design, we could move forward quickly on an on this
prepared site located just below our home.

5

Overview

6

We hope to attend the planning commission/city council meeting on March 22nd and would be
grateful if you submitted this email to the decision makers.
Regards
Catherine & Howard Cohen
200 Myrtle Ave
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Shapiro Associates
391 Miller Avenue Mill Vallev CA 9494l
Shapassoc391@gmail.com

Danielle,
Thank you for taking an interest in our property as part of the City's update of the Mill Valley Housing Element plans. I am
writing to you representing Shapiro Associates, LLC, the owners of 383 Miller Ave, 387-395 Miller Ave, 16, 18,20 La
Goma, and lot parcel# 030-271-69.
A few years ago, our family decided to redevelop the buildings on the parcels noted above. In 2019, we submitted an
application to the planning department, which was approved, to remodel the 391 Miller Ave building commercial and retail
space, not changing permitted use of the lot. Due to changes in the current economy and Covid-19 related changes in
commercial and retail space, we have reconsidered our plans, and are now evaluating a housing component. We have
done preliminary investigations regarding the site, we have engaged with architects and engineers, had conversations
with FEMA, and now are in consultation with a Developer, Bruce Dorfman
We would be pleased to have the opportunity to work with the City of Mill Valley and explore how we can jointly help to
meet the City's Housing Element requirements. In a preliminary mixed-use study of our properties, our architect has
sketched a few schemes which include commercial/retail use and parking on the bottom floor, with gardens, a lobby,
public areas, and bike parking, and multiple levels of townhouse/apartmenl/condo living. We believe the housing
component of our properties can also be expanded by adding additional floors, relocating the Marin Theater Company,
increased land use including the entire space of the 391 Miller Ave building and potentially integrating the City's adjacent
parking lot into the development. Based on preliminary evaluations and feasibility, the City will need to relax existing
standards such as height and parking and approve variances to facilitate development of a housing component.
We look forward to better understanding the City's plans and working with the city to solidify ways to increase the housing
component of our development as part of the City's Housing Element plan.
Very truly yours,
Elyse Karow
Shapiro Associates, LLC

Association of Bay Area Governments Re: SB9
A number of jurisdictions have asked if they can use SB 9 to help satisfy their RHNA. While theoretically
possible, there are several challenges in doing so, including:
•
•
•
•

There is no local (or regional) track record,
There is limited HCD guidance,
In some cases, there is no adopted ordinance to compare to,
It is unclear if SB 9 units are net new units would have happened anyway under ADU laws, and

•

There is little guidance on what affordability levels to assume.

The lack of an adopted ordinance is a problem, because it is not clear if the jurisdiction will ultimately
adopt a policy that promotes duplexes and lot splits or merely does the minimum needed to comply
with state law. Without this information, is hard to predict how much property owners will use SB 9.
A more promising path may be a well thought out Missing Middle strategy, and even this strategy will
not be easy.
Generally, HCD has approved two types of methodology for the Sites inventory:
•

•

Recent trends- For AD Us, HCD directs jurisdictions to multiply recent annual trends by eight
(because there are eight years in the planning cycle). If there were a track record for SB 9, this
would be the preferred method for the sites analysis. If a jurisdiction has a strong track record of
approving building permits associated with SB 9 applications in the first half of 2022, there may
be a solid argument for using this method.
Analysis of individual sites - For most vacant and nonvacant sites, for example, a closed
department store, HCD directs jurisdictions to conduct an analysis of the site and evaluate the
potential for redevelopment. The analysis must take into account the existing uses, site
characteristics, zoning, access to infrastructure, market conditions, etc. Applying this method to
SB 9 would require listing each site where SB 9 is applicable and conducting an analysis. HCD
mentioned the idea of conducting a survey to gauge homeowner interest in using SB 9 as a
starting place for building this inventory.

HCD has provided comment letters to several Southern California jurisdictions that often resemble the
following:

Senate Bi/19 (Statutes of 2021) Projections: The element is projecting X units that will be
developed based on the passage of SB 9 (Statutes of 2021) to accommodate a portion of its
above moderate income RHNA. To utilize projections based on SB 9 legislation, the element must
1) include a site-specific inventory of sites where SB 9 projections are being applied to,
2) include a nonvacant sites analysis demonstrating the likelihood of redevelopment and that the
existing use will not constitute as on impediment for additional residential use, and
3) include programs and policies that establish zoning ond development standards early in the
planning period and implement incentives to encourage ond facilitate development. The element
should support this analysis with loco/ information such as loco/ developer or owner interest to
utilize zoning and incentives established through SB 9.

ATTACHMENT #6

Short of a track record or conducting the type of analysis that HCD is requesting, it will be difficult to
count SB 9 units in the sites inventory.
HCD has shown more interest in a broad-based Missing Middle Housing approach. This would likely start
with a Council directive to study Missing Middle and a welt-crafted package of incentives and policy
changes to promote this type of development. Jurisdictions may want to hire an urban economist to
predict likely uptake. Additionally, they can utilize the resources and development tool here:
https:ljabag. ca.gov/our-work/housing/regio na1-housing-tech n ica I-assistance/peer-cohorts-work-groups
Analysis/relevant data could include a proforma, summary of eligible lots, record of homeowner
inquiries, survey of property owners, results from public meetings, etc. An accurate analysis should only
summarize the net increase (e.g. deducting units demolished from the total) and also not count units
that would have been produced under ADU rules.
Please note: If the missing middle zoning is not in place by January 31, 2023, jurisdictions would not be
able to use Missing Middle for lower income housing. This is because programs to rezone for lower
income housing cannot be on small sites.
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