

































































LAND USE & HOUSING STRATEGIES:

BUILT VS. ALLOWED

Commercial Areas
* Allowable Densities: 15-29 Units/acre
* Majority of parcels are SMALL

Recent Trends/Projects
» Slow growth in actual MFR Construction
» Avg density: 20 units/acre

Why don’t we see higher density?

* Developer interest in townhomes/
construction costs/marketability

e City Standards
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HOUSING ELEMENT

Miller Avenue Examples: Four-plex and six-plex built at
higher density range but are considered appropriate scale.
Note: smaller scale units with one parking space/unit




LAND USE & HOUSING STRATEGIES:

OVERLAY DISTRICTS P

What is an Overlay District HOUSING ELEMENT;
&
» Provides supplemental standards for qualifying projects
and/or locations as an incentive for redevelopment Housing Overlay Zoning Districts must:
Two Overlay Districts Proposed to Meet RHNA 1) Demonstrate that there is no additional
> Small lot overlay (sites on Table 3) discretionary action needed above what is

required under the base zone;

» Affordable Housing Overlay (Sites over % acre in Table 4)
2) Identify development standards to ensure

that the maximum densities can be achieved;

IMPORTANT NOTE:

» Adoption of these two overlays with the Housing Element 3)
adoption (before January 2023) allows the city to conduct
ministerial review over the projects. If adopted after, by-
right approval will occur in 2026.

and

Allow access to the State Density Bonus law
as part of the proposed project.




LAND USE & HOUSING STRATEGIES:

PARKING

Single Family

Residential

2 parking spaces plus

guest parking

ADU: no parking Y»

mile from transit

Multi-Family Less
than 5 Units

2 parking spaces
Narrow Lots 25’ or

less must provide guest
parking on site

Efficiencies 450 SF or
less = 1 space

Multi Family 5 or
more Units

2 parking spaces

Density Bonus
Parking: %> space/unit
if 20% low income or
1 space for 1 bedrooms

Efficiencies 450 SF or
less = 1 space
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Wm
Is there an opportunity to

provide incentives for
certain types of units

> Small scale units
» Rental Units
» Other?
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RECOMMENDED APPROACH:
BASED ON EXTENSIVE SITES ANALYSIS




STAFF APPROACH TO MEET RHNA:

A) PUBLIC/TAX EXEMPT PROPERTY O Y

Discussion A- support for overall approach?

» Schools and Faith based sites important but added as
a housing program recognizing the longer timeframe
to confirm interest and allow for collaboration

* 40 units identified as part of the city-owned property
at 1 Hamilton (northern portion identified as surplus
land-feasibility analysis and community input
underway

 Rezone 300 East Blithedale/Pac Bell Site

HOUSING ELEMENT

Public Feedback about Rezoning

Schools and Churches to Allow
Residential Use:

» Survey: 50% said no to rezoning and
another 25% unsure

» Workshop: Some expressed interest to
1dentify specific locations not all sites




STAFF APPROACH TO MEET RHNA
B) SMALL LOTS LESS THAN "2 ACRE R 2t

Discussion B- Focus discussion on:

e Approval of the list of commercial and MFR zoned
sites — Table 3.

e “Small lot housing overlay” to accommodate more
units on sites listed in Table 3. (If overlay 1s
approved with Housing Element allows ministerial
review and approval of projects with the overlay). 220 Miller

4-units, 2 stories

.17 acre lot




STAFF APPROACH TO MEET RHNA

B) SMALL LOTS LESS THAN "2 ACRE

Discussion B: Small Lot Overlay

1)
2)
3)

4)

5)

Applies to sites on Table 3 that are less than . acre

Density Standard of 40 units/acre (current: 29 units/acre)

Reduced Parking Standard (current: 2 parking spaces)

a. Density Bonus: ;2 parking space/unit (.5 mile from transit)
with 20% low-income units

b. Staff Recommendation: 1 parking space/1,000sf unit

Waived inclusionary housing requirements for small units
and/or rental units

Increased Height (current: 3 stories / 38 feet limit)

a. 40 feet to allow for mixed use or higher 1% floor ceilings




TABLE 3: SITES LESS THAN Y2 ACRE

Existing Rewsed
Standards  Standards Y

FOWilloW I Office Building
124-130 Throckmorton ~ Citibank JDUSING ELEMENT
e

{5 Eocust I Latitude 38
[15/Montford "IN Happy Feet Dance Studio
[19'Sunnyside I Bank of Marin
_ Chevron Gas Station
[35\CorteMadera I Office Building
[270Miller N Guidepost Montessori
[225Niiller Y Architectural Offices
[320/Miller I Hair & Joy

[338Miller I Tamalpais Paint & Color 5
[37a'mailler I Jiffy Lube (for sale) 8

_ 2AM, Joe’s Taco Lounge, car repair (for sale) 13

1390 Miller N Buddhist Temple

(433 viller N Upper Cervical

438 Miller " Red Dragon Yoga

A58 Miller I Gas Station and adjacent lot
_ Café of Life Chiropractic Center
(493 miller I Grilly's/ Malugani tire

(524 miller " symmetry of Movement
[530Mmiller N PH studio

1546 Miller I Pet Clinic

[S54Mmiller I Learning Center

1600 Miller N Tam Sport and Spine

|64 East Blithedale I West America Bank

{72 Throckmorton I US Bank
[60Throckmorton N Bank of America (for sale)

9
8
3
6
6
4
6
5
7

10

O WNNUOP,WRABENON

120/ Locust I Parking Lot
[19/Madrona I Private parking lot
|22 locust I Parking lot adjacent to office building

N WNNNOOUDOUNOGOEREOOPSOOW-N
[ [ [ [
NBNWNONULOVWOW LWL uo b

140 195




STAFF APPROACH TO MEET RHNA:
C) LARGER LOTS > ACRE OR MORE Y

HOUSING ELEMEN[F,J

Discussion C- Focus Discussion on:
« Approval of the list of commercial zoned sites over %2 acre — Table 4.

» Affordable Housing Overlay

Required programs based on state law:

 Include rezoning program for streamlined approval. The rezone must at least 30
units/acre and accommodate at least 16 units.

 Include rezoning program for all residential projects in commercial areas (removal of
CUP).

» “Non-vacant sites” must replace units to same level of affordability.




STAFF APPROACH TO MEET RHNA:
C) LARGER LOTS "> ACRE OR MORE Y

Proposed Affordable Housing Overlay HOUSING ELEMEN&'%

1) Applies to sites on Table 4 that are %2 acre or more;

2) Allows for the rezoning and consolidation of lots;
3) Established new Density Standard of 40 units/acre

4) Reduced Parking Standard (current: 2 parking spaces)

a. Density Bonus: Y2 parking space/unit (.5 mile from
transit)

b. Staff: 1 parking space/1,000sf unit

5) Increased Height (current: 3 stories / 38 feet limit)

a. 40 feet 270 Miller Avenue: interested buyers but difficulty in

. . . . making redevelopment “pencil out”
b. 4 stories, including parking level — Miller Ave. ) P P




TABLE 4: SITES MORE THAN Y2 ACRE

Existing Revised mr\lgz
Standards Standards
HOUSING ELEMENT
) Pdfﬁﬁ&

F430/Miller R super Duper Burger 11 15

Goodman s Lumber (combined lots) 40 53

Behlnd Starbucks building, adjacent to 16 22

Safeway
_ Starbucks building, adjacent to Safeway 14 20
1250 Camino'Alto I Office Center/Building 17 23
[653'EBlithedale”""T Urban Farmer Store/Sloat 18 25
_ Jolly King/Shapiro (combined lots) 22 29
_ Eggar Plaza/Sloat (combined lots) 16 24
1707 Redwood Hwy " Travelodge 21 29

Private Parking Lot across from Whole Foods 11 15

(combined lots)

Adjacent to the Lumber Yard. Zoned multi- 10 15

family with 1 existing unit on site
fa2 miller T Law Offices 11 16
_ Tea Fountain/Office Building (combined lots) 10 13
f413 miller N Trio Salon/Swirl 11 16
(520 Miller " KFC/Taco Bell 13 18
[38 Miller T Mill Creek Plaza 17 23
‘Subtotal 258 356




STAFF APPROACH TO MEET RHNA

D) ADAPTIVE REUSE

Conversion of Upper Floor Office Space
Focus Discussion on:
1. Approval of the list of sites — Table 5.

2. Provide direction on standards to facilitate
conversion of space

0 reduced or waived parking for conversion of existing
office space to residential use;

0 conversion of existing space exempt from
non-conforming standards.

Input from owners: interested but need to streamline
the process and reduce parking standards.

ML
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wpdofe

Example: Aloha Lofis/ 65 Throckmorton




TABLE 5: OFFICE CONVERSION

N

 Anticipated Units
- Assumes 1 Unit/1,000 SF of HOUSING ELEMENT
Upper Commercial Space “M
Office Building parking on lower floor
meameoncar 5
_ Camino Alto Vet Hospital 8
[1a1cAMINOALTO 1 Office Building 3
_ Office in MFR Zone 4
20 SUNNYSIDEAVEN ] Offce Building s
_ Office in MFR Zone 3
3B EBUTHEDALEAVE N Phormaca 10
_ Prabh Indian Restaurant 4
_ Lower Office Space in SFR Building 4
SSSUNNYSIDEAVE 11| Old Post Offce 3
[650 E BUTHEDALEAVE " Dentist/yoga studio 7
[78EBLITHEDALEAVE | Sotheby’s Realty 3
[ EBLITHEDALE AVE" Phyllis’ Burgers 7
subtotal 60




STAFF APPROACH TO MEET RHNA
E&F) SINGLE FAMILY VACANT LOTS PRV Y

HOUSING ELEMENT
e

Discuss Items E & F, as needed

1. Utilize single-family zoned lots to support
above-moderate RHINA category.

2. 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.
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PC/CC QUESTIONS
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PUBLIC COMMENT




DISCUSSION AND DELIBERATION

1) Do you support staft’s overall approach to meeting RHNA?

2) Discussion items, focus comments on:
a. Input requested, particularly overlays for small lots and larger lots
b. Items of dissent

c. Additions, modifications as needed

3) Express agreement, do not repeat previous comments made

M
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DISCUSSION ITEMS

A. PUBLICLY OWNED SITES

1. Site Inventory assumes approx 40 units (20 very low and 20
low income) for the northern portion of 1 Hamilton Drive.

2. 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 Ave and Edgewood, to remove 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.

3. Housing program to establish a Housing Overlay Zoning
District for tax exempt public institutions.

4. Rezone 300 East Blithedale from SF to RM-Passage

M
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Types of Public/Tax Exempt Property

City Owned Right of Way a
Drainage/Water Ways

Open Space

City Facilities

Utility Owned and Operated
Religious Institutions

Public Schools




DISCUSSION ITEMS

B. UNDERUTILIZED SITES (UNDER /> ACREM

HOUSING ELEMENT,
1. Approve draft list of commercial and MFR zoned sites — Table 3. apdho e

2. Housing program indicating “non-vacant sites” must replace
Small Lot Overlay

a. Siteson Table 3

b. Density Standard of 40 units/acre
ministerial review and approval of projects with the overlay). c. Reduced Parking Standard

units to same level of affordability as part of redevelopment.

3. Direct staff to develop the “small lot housing overlay” for
approval. (If overlay is approved with Housing Element allows

* Y2 parking space/unit (.5 mile from transit)

* 1 parking space/1,000sf unit
d. Waive inclusionary Housing

e small units and/or
e rental units

e. Increase height up to 40




DISCUSSION ITEMS
C. OPPORTUNITY SITES (2 ACRE OR MOREM

HOUSING ELEMENT,
Affordable Housing Overlay

Sites on Table 4

1. Approve draft list of commercial zoned sites — Table 4.

2. (same as B-2) Housing program indicating “non-vacant sites” a.
must replace units to same level of affordability. ; -
b. Allow rezoning and lot consolidation

3. Housing program to encourage properties under the same ; :
5 P18 8¢ Prop c. Density Standard of 40 units/acre

ownership in Table 4 to consolidate and rezone to

commercial/mix-use or multi-family to facilitate efficient d. Allow fully residential projects
redevelopment of the site. e. Reduced Parking Standard

4. (required) Housing program to include rezoning program for * Y5 parking space/unit (.5 mile from transit) or
streamlined approval. The rezone must at least 30 units/acre « 1 parking space/1,000sf unit

and accommodate at least 16 units. : ,
e. Increase height up to 40

5. (required) Include required rezoning program for all
residential projects in commercial areas.




DISCUSSION ITEMS
D. OFFICE CONVERSION s

HOUSING ELEMENT,

1. Approve draft list of sites — Table 5.

2. Provide direction on standards to facilitate conversion of space

Allowable Office Space Conversion

a. Top Floors (second story and above)
b. Units 1,000 square feet or less

c. Reduced/Shared Parking Standard

* 5 parking space/unit (.5 mile from transit) or
* 1 parking space/1,000sf unit
» Waive parking standards to grandfather parkin on site utilizing existing space

* 1:1 shared parking standard




DISCUSSION ITEMS

E. VACANT SINGLE-FAMILY LOTS P

HOUSING ELEMEN[F,J

1. Utilize single-family zoned lots to support above-moderate
RHNA category.




DISCUSSION ITEMS

F. SB-9 UNITS O Y

HOUSING ELEMENT
1. Approve approach for SB 9, with the understanding that Mjw,;{wﬁ?e

modifications may be made to increase the number of qualifying
sites based on pending guidance from HCD.
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SUMMARY OF RECOMMENDATIONS

> Approval of Overall Approach to Sites Inventory

> Council Adoption of Resolution




THANK YOU & NEXT STEPS

M
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Next Steps

* Finalize Sites Inventory
* Environmental Review
e Programs and Policies

* Draft Housing Element for Public Review




