rMILL VALLEY]
MEMORANDUM
DATE:

March 13, 2019

TO:

Housing Advisory Committee

FROM:

Patrick Kelley, Planning & Building Director
Danielle Staude, Senior Planner

SUBJECT:

Housing Committee Overview and Kick-Off Meeting

The Housing Advisory Committee will host its first meeting on March 20, 2019 in Council Chambers. At
this meeting, the Committee will discuss priorities for the Committee. The Committee is an advisory
body to Planning Commission and City Council on matters related to the Housing Element of the General
Plan and the Affordable Housing Ordinance. This mission coincides with the two overarching General
Plan goals of protecting and enhancing the natural beauty and small-town character of Mill Valley (Goal
#1) while also encouraging the continued diversity of housing, income levels and lifestyles within the
community (Goal #2).
To
1)
2)
3)
4)
5)
6)

facilitate discussion and to get the Committee up to speed, attached are the following documents:
Draft Agenda
Committee Bylaws
Housing Overview
Housing Summit Presentation (November 30,2017)
Housing Summit Follow-Up City Council Report (February 5, 2018)
Chapter 2, Housing Element, Housing Programs (the entire Housing Element can be downloaded
from the City's website at: www.cityofmillvalley.orgjgeneralplan should you wish to receive a hard
copy of the Housing Element, please contact me).
7) Evaluation of Priorities for the Committee and Trust Fund

The Committee will receive an overview of background materials and existing conditions, which will inform
the discussion of identifying an appropriate range of initial options to consider as priorities for Committee
exploration and discussion. A goal for the Committee is to identify initial polices and program to be pursued
in upcoming years which practically will address housing needs and opportunities cognizant of the
community and the City's realistic capabilities and limitations.
ATIACHMENT 7 provides a comprehensive list housing programs and policies for review and consideration.
Staff's recommended actions are in italics based on feedback from the community, Housing Summit panelist
recommendations, Council interests and resources available. Please also note that the programs and
policies identified in ATIACHMENT 7 fall within the goals and objectives of the City's 2015-2023 Housing
Element, and many of which are already spelled out as Housing Programs identified in the Housing Element
for implementation.
The member-at-Iarge will be identified once the Committee establishes its priorities for 2019-2020. Staff will
recruit this member for appointment.

HOUSING ADVISORY COMMITTEE
- MEETING #1 March 20, 2019
2:30-4:30PM
City Hall Council Chambers
26 Corte Madera Avenue
Mill Valley, CA

AGENDA
I.

Welcome & Introductions (5-10 Minutes)
John McCauley, City Council
Jessica Sloan, City Council
Anne Bolen, Planning Commission
Nate Bosshard, Planning Commission
Pending, Member at-large

II.

Public Open Time (items not on the agenda)

III.

Housekeeping Items (10-15 minutes)
 Review Brown Act and Committee Bylaws
 Committee Chair and Vice Chair Selection
 Review Schedule: quarterly meetings, discuss preferable dates or times to meet

IV.

General Overview (30 minutes)
 Housing Element Status Update
 State and Regional Framework
 Affordable Housing Ordinance: policies, requirements and impact fees to date
 Housing Summit: summary of November 2017 meeting and recommendations from
the panelists

V.

Discussion Items (50 Minutes)
 Housing Element Work Plan/Status Update
 Policies and Programs: initial thoughts on Committee focus
 Member-at-Large: thoughts on experience and skill set desired

VI.

Next Steps (5-10 minutes)
 Review schedule and next steps

VII. Adjourn

ATTACHMENT 1
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HOUSING ADVISORY COMMITTEE
BYLAWS

The Affordable Housing Ordinance (contained in Mill Valley Municipal Code Section
20.80) establishes the Housing Advisory Committee. Below are the bylaws, adopted by
City Council on March 5, 2018 (Resolution CCI8-12), and may be amended by Council
from time to time.
Mission & Purpose.

The Mission of the Housing Advisory Committee is to assist staff and serve as an
advisory body to City Council (and Planning Commission) on matters related to the
Housing Element of the General Plan and the Affordable Housing Ordinance. This
mission coincides with the two overarching General Plan goals of protecting and
enhancing the natural beauty and small-town character of Mill Valley (Goal #1) while
also encouraging the continued diversity of housing, income levels and lifestyles within
the community (Goal #2).
Role & Responsibilities.

The Housing Advisory Committee shall:
• Actively engage in constructive dialogue in discussing'and providing feedback on
strategies to successfully implement housing programs containetl in Chapter 2 of
the City's Housing Element, which are aimed at addressing the above-referenced
General Plan goals;
• Assist staff in drafting administrative guidelines for the Affordable Housing Trust
Fund for Council review, including the structure and preferences and eligibility
criteria to utilize Affordable Housing Trust Funds. After Council adoption of the
guidelines, the Committee shall advise Council in regards the expenditures of the
funds based on the stipulated guidelines.
• Providing recommendations regarding the identification of affordable housing
opportunities to benefit the community (including potential rehabilitation,
acquisition and or construction of new units).
• Assist staff in monitoring programs and providing recommendations relative to
updating the Housing Element, as needed, based o~ the established Housing
Element review cycle.
"
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Committee Composition and Appointment.
The Housing Advisory Committee shall be comprised of five (5) individuals,
including the following: two Planning Commission liaisons; two City Council
liaisons and one member at-large. The at-large member shall possess demonstrated
experience and practice in urban planning, housing development, affordable housing
policy development and/or implementation of related areas of professional work.
Members of the Committee shall be appointed by the City Council, and shall reside
or work within the City of Mill Valley. The at-large committee member shall serve a
term of two (2) years, with Planning Commission and City Council liaisons terms
established based on terms of Commission and Council office.
At the first meeting of each calendar year, the Advisory Committee shall designate a
Committee Chair and Vice Chair.
Schedule and Location of Meetings.
Advisory Committee meetings shall be held on a quarterly basis, or as needed.
Meetings will be held at Mill Valley City Hall (26 Corte Madera Avenue, Mill
Valley, CA), or other public building located in Mill Valley as identified on the
agenda. Meetings will be publically noticed meetings (72-hours in advance), with
agendas e-mailed out to those individuals on the Planning Commission e-mail
notification list. Cancellation of meetings shall be posted in the same manner as
regularly noticed meetings.
Quorum and Vote Requirements.
Any action of the Committee shall require the affirmative vote from a majority of
Committee, which constitutes a quorum.
Ralph M. Brown Act Regulations and Meeting Conduct.
The Brown Act (Government Code Section 54950 et seq.) requires legislative bodies to
follow certain rules in conducting their meetings, and shall be reviewed with Committee
members upon initial commencement of the Committee and with the appointment of any
new members. A complete copy of the Brown Act can be accessed on the California
Attorney General's website (www.caag.state.ca.us) or can be obtained at the City Clerk's
office at Mill Valley City Hall.
Roberts Rules of Order or Rosenberg's Rules of Order (Exhibit A) shall serve as a highly
effective example of the parliamentary proceedings the Chair may wish to emulate during
Committee Meetings.
Committee members are asked to be on time for meetings. Should a committee member
not be able to attend a meeting, it is their responsibility to contact the staff liaison in a
timely manner.
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Committee Member Responsibilities.

1. Understand the mission, role and activities of the Advisory Committee;
2. Ask questions of staff before the meeting so that staff can be prepared to respond
to questions at the meeting.
3. Represent the majority views of the Committee. Individual opinions to the
public and media should be indicated as such;
4. Demonstrate respect, consideration and courtesy to others at all times;
5. Be respectful of other people time - stay focus and act efficiently during
meetings;
6. Help build consensus around common goals and objectives;
7. Maintain supportive relationships with the member entities and various support
staff; and
8. Prepare in advance of meetings and be familiar with the issues in order to
discuss, evall}ate and act on all matters on the agenda.
Chair Responsibilities.
The Chair must be familiar with Robert's Rules of Order (https://robeltsrules.org/), and is
responsible for facilitating discussion among the Committee members, and coordinating
with staff on upcoming meeting, topics of interest and supporting materials.
Staff Assistance.

The staff liaison for the Housing Advisory Committee shall be the Director of
Planning & Building Department or his/her designee. Staff shall work in conjunction
with the Advisory Committee. Any request for staff action, research or service shall
be made through the City Manager who shall determine whether the request is
appropriate pursuant to these by-laws, priorities of the City and available resources.
The responsibilities of the staff liaison may consist of the following duties:
1. Schedule meetings and arrange meeting space;
2. Formulate and prepare agenda in conjunction with the Chair and provide any
needed background and context on the subject;
3. Prepare and distribute agenda packets, to be distributed no later than 3 days
prior to the meeting;
4. Present staff report(s) and assist the Committee in deliberations and
proceedings;
5. Prepare, distribute, and maintain a summary of actions taken at the meeting;
6. Attend Committee meetings;
7. Distribute and maintain public communications that are received after the
publication of the agenda materials;
8. Be custodian of Committee records;
9. Encourage Committee members to ask questions of staff before the meeting
so that staff can be prepared to respond to questions at the meeting;
10. Keep Committee members focused on priorities during meetings; and
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11. Facilitate communications between the Committee and City Attorney, as
needed.
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Housing Overview
Policy Framework. When discussing policies and programs, it is important to understand the City's policy
framework, starting with the General Plan which includes "elements" (or chapters), including housing,
land use, community vitality, mobility, natural environment, climate action, public safety/hazards, and
noise. Each element contains goals and objectives aimed at addressing the City's two overarching
General Plan Goals to: 1) protect and enhance the natural beauty and small town character of Mill Valley
and 2) encourage continued diversity of housing, income levels, and lifestyles in the community.
The City works to implement local actions, as well as those regulations established by the State and/or
Federal government. Housing, particularly providing a range of housing options in terms of affordability
levels, is of particular interest and of concern to the City Council and many community members.
Housing Element. Mill Valley's Housing Element includes Chapter 2 "Housing Plan", outlining programs
for implementation to address the City's General Plan Goals identified above. The City is on an 8-year
Housing Element cycle, with the last adopted Housing Element for the 2015-2023 Housing Element cycle.
In addition to identifying programs for implementation, the City is required to identify opportunities and
constraints to housing; housing characteristics; housing needs for vulnerable populations; and an
assessment of the construction of new
Regional Housing Needs Allocation (RHNA): 2014-2022
housing units in meeting its Regional
Affordability level
% median
RHNA New Units Built
Housing Needs Allocation (RHNA). RHNA
(based on Annual Income)
4-year Benchmark
Income
runs on a slightly different cycle from the
Very Low Income
31-50%
41
26
housing element cycle. Currently the City is
Low Income
51-80%
24
7
th
in its 5 RHNA cycle, from 2014-2022. The
81-120%
26
Moderate
16
City reports annually on the number of new
Above 120%
Above Moderate
38
23
housing units built, and has successfully
129
Total
72
met new targets established as part of Source: Mill Valley Annual Housing Progress Reports.
SB35. Mill Valley's success in meeting the
state's housing allocations is tied closely to building new Accessory Dwelling Units (ADUs); approximately
of the 45 new units built are ADUs.
Housing Strategies. Staff has categorized the types of housing strategies
(programs and policies) into four groups:
• Protecting existing housing stock, such as demolition
restrictions, anti-neglect regulations, deed restrictions to
maintain affordability, home improvement or
Target
rehabilitation loans, etc.
Local
• Enhancing the affordability of existing housing stock, such
CommuniW
/Workforce
as acquisitions, incentives to deed restrict housing below
market rates, etc.
• Expanding housing stock by producing more units, such as inclusionary
requirements, ADU regulations, modification to other zoning regulations,
identification of development opportunities, etc.
• Targeting the Community such as regulations to protect renters, down
payment assistance, etc.

Enhance/
Preserve
Housing
Stock

Implementation. The Housing Element includes 38 housing programs for implementation during the
2015-2023. Recent accomplishments include:
• Affordable Housing Ordinance adopted in 2017. All residential building permits valued over
$100,000 must contribute towards the City's goal to diversify its housing stock by paying an
ATIACHMENT 3: HOUSING OVERVIEW
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•
•
•
•
•

affordable housing impact fee (1% of construction valuation). Rental and ownership projects with
4 or more units must build 25% units as affordable (half moderate/half low income).
Housing Advisory Committee assembled to discuss housing related policies and assist with the
reviewing the use of Affordable Housing Trust Fund money (see above).
Housing Summit hosted by the City with over 125 community members in attendance and 4
expert panelists on housing (development and policy-related).
Junior ADU regulations (in progress)
Additional ADU regulations to strengthening affordability/rental requirements for those ADUs
created with Floor Area bonus (in progress)
On-going coordination to pool resources (staff and financial resources)

Affordable Housing Trust Fund. An Affordable Housing Trust
Fund has been established as part of the adoption of the
Affordable Housing Ordinance for the purpose of creating,
developing and/or maintaining existing housing targeted for
Affordable Households within the City. Prior to distributing funds,
administrative procedures outlining the application and review
process will be approved by City Council resolution.

Housing Trust Fund Balance
Previous Balance
$122,895
Impact Fee/building
$32,412
permit fee (as of 11/1/18)
$155,307
Total

Overview of Community Feedback and Interest in Housing
Public comment received at the Housing Summit held on November 30, 2017 is consistent with that
expressed during the development and adoption of the Housing Element in 2015. Residents are
interested in affordable housing, particularly so that long-time residents can remain and young families
can establish themselves in the community. Other members of the public are interested in living in Mill
Valley to be in close proximity of work but cannot at1;ord to do so. There is also a large interest and
concern to balance development with traffic, parking ahd other environmental impacts. There was also
clear interest in expanding the opportunity to establish accessory dwelling units and junior ADUs within
the Single-Family Residential areas, and maintaining the existing affordable housing stock.
Protect Existing Units
• Community Survey: 1/3 participants interested in exploring disincentives for demolishing existing
affordable housing stock
•
Create disincentive for reducing existing affordable housing stock
Preserve Housing
• Community Survey: 1/3 participants interested in regulations to allow for duplexes in Single Family
Residential Zones and 40% interested in acquiring older apartments to maintain affordability
•
Adopt progressive ADU/JADU regulations to encourage additional units
New Units
• Community Survey: Support for building new units, but not the first priority
•
Identify land opportunities to foster in-fill development
•
Eliminate parking minimums and density measurements - think in terms of building envelope to allow
for smaller scale units
•
Relaxed/ reduced parking standards to create affordable units
Local Community & Workforce
• Community Survey: 1/3 of participants interested in financial incentives to convert Single Family
homes to include ADU/JADUs
• Address NIMBYism through education
•
Work collaboratively and don't limit ideas to City Limits
•
Opportunities for non-profits to use trustfunds
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Housing Data & Statistics. The tables below may be helpful in as part of policy discussions based on the
housing characteristics of Mill Valley.
Levels of Affordable Housing
Marin County Affordable Income Limits by Household Size
Affordability level
% of median Two-person
Three-person
(based on Annual
income
household
household
Income)
Median Income (50%)
$94,700
$106,550

$118,400

Extremely Low
Very Low
Low
Moderate

$44,000 or less
Up to $73,300
Up to $117,400
Up to $142,100

30%
31-50%
51-80%
81-120%

$35,200 or less
Up to $58,650
Up to $93,950
Up to $113,650

$39,600 or less
Up to $66,000
Up to $105,700
Up to $116,350

Four-person
household

Source: Marin Housing Authority.

The Range of Affordable Housing Assistance (from extremely low income to moderate income)
•
Homeless Shelters
• Transitional & Supportive Housing
•
•
•
•

Public Housing
Assisted Housing (Section 8 Vouchers)
Rental Housing (Low Income Housing Tax Credits, inclusionary)
First-Time Homebuyer (Inclusionary housing as part of development projects)

Deed Restricted Affordable Housing In Mill Valley
Inclusionary Housing (as part of development projects)
Rental and ownership units (since 1988)
Public Assisted Housing
Shelter Hill (1977): family housing
Redwoods (1972): senior housing
Kruger Pines (1971): senior disabled housing
Pickleweed (1986): family housing
Camino Alto Apts (1983): disabled housing
Homestead Terrace (1969): senior disabled housing
Alto Station (1995): family housing
Mill Creek Apartments (2004): disabled housing
Total Units
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75 units
60 units
56 units
32 units
24 units
28 units
17 units
9 units
338 units
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Household Characteristics (2010)
2010
Household Type

Households

Mill
Valley

Marin
County

3,627

59.6%

60.7%

With children under 18

1,835

30.2%

27.5%

Without children

1,792

29.4%

33.2%

2,016

33.1%

30.8%

Families

Singles
Other non-families

441

7.3%

8.5%

Total Households

6,084

100%

100%

Average Household Size

2.27

2.36

Average Family Size

2.94

2.94

Source: 2010 US Census

Owner/Renter Tenure (2010 US Census)
Occupied
Housing Units

2010
Households

Mill
Valley

Marin
County

Renter

2,110

34.7%

36.0%

Owner

3,974

65.3%

64.0%

Total

6,084

100%

100%

Source: 2010 US Census

Housing Type (2010)
2010

Unit Type
Single-Family (SF) Detached
SF Attached

Total Single-Family
2 to 4 Units
5 or more units

Total Multi-Family
Mobile Homes & Other
Total Housing Units
Vacancy Rate

Units

Percent

4,353

66.7%

594

9.1%

4,953

75.8%

332

5.0%

1,241

19.0%

1,568

24.0%

14

0.2%

6,534

100%
6.9%

Source: State Department of Finance, ES Population and Housing estimates with 2010 Census benchmark
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12/5/2017

1

12/5/2017

"We've long sought ways to address the challenge of
having so many ofour employees living well outside of
Mill Valley, many beyond Marin County. The recent
North Bayfires put a spotlight on one ofthe many
negative impacts ofthis situation, as during that
emergency so many ofour staffmembers were unable
to get to our schools. "Addressing this imbalance would
vastly improve the quality oflife for staff, and improve
education in Mill Valley."
Kim Kirley
Principal, Park Elementary School

"One ofthe things that [was struck by during the fires
in Sonoma and Napa counties wasjust how many
firefighters, including Mill Valley firefighters, live
in those counties. [fwe want our local firefighters to
deploy onto a local disasters quickly, it's imperative
that more ofthem live within or at least closer to our
community."
TomWeleh
Mill Valley Fire Chief

2

12/5/2017

"The vast majority ofour employees have worked here
for many years - decades in some cases - and most
ofthem are not able to live here in town. That is not a
healthy dynamic for our business or our community.
To have the workers that you see everyday at the
market living here would be a boonfor the vitality of
Mill Valley."
Ryan Canepa
Mill Valley Market
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Costs Outpace Household Income
Income Needed to Afford Housing in Mill Valley
5300,000

• Income

Required

-

Median

Owner

Income
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~

Median
Rental

Income

$100,000
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Median priced Median priced
condo
home
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Inclusionary Housing Requirements
Density Bonus and Incentives
Planned Development Overlay/Affordable Housing Overlay
Micro-Apartment Units

o

State Regulations

o

financing - Development Subsidies

(Governor's Housing Package)

c Mill Valley Housing Trust Fund - $375,000/year
c Marin Housing Trust Fund, Marin Community Foundation
o New State Resources - SB 2: $250 million/year
SB 3: $4 billion Housing Bond (Nov 2018)
o Federal subsidies (L1HTC, private activity bonds) at risk under tax plan
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TO:

Mayor and City Council

FROM:

Danielle Staude, Senior Planner

VIA:

Kari Svanstrom, Interim-Director of Planning and Building

SUBJECT:

Housing Summit Follow-up

DATE:

February 5, 2018

Approved for Forwarding:

2
3

4
5
6
7
8
9

James C. McCann, City Manager
ISSUE:
Follow-up from the Mill Valley Housing Summit held on November 30, 2017, and
discussion of next steps to further address the City's overall General Plan goal of
encouraging continued diversity of housing and income levels.

10

11
12

RECOMMENDATION:
Receive presentation, discuss, and provide direction as appropriate.

13

14
15
16
17
18
19
20
21
22
23
24
25
26
27

BACKGROUND:
Protecting and enhancing affordable housing is a City Council priority. The Council is
committed to protecting the City's unique small-town character (General Plan Goal #1)
while also encouraging continued diversity of housing and income levels (General Plan
Goal #2). The City's Housing Element contains comprehensive and practical programs
aimed at addressing the General Plan goals.
To address the Council's priority and to advance programs and ideas identified in the
Housing Element, the City hosted a Housing Summit on November 30, 2017. The
Housing Summit provided an opportunity for education and outreach, as well as an
effective forum for the examination of housing needs and opportunities. Following the
Housing Summit, an online survey was conducted to provide the additional opportunity
for public input.
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29
30
31
32
33
34
35
36
37
38
39

An overview of the Housing Summit, feedback received and recommended next steps are
provided in the DISCUSSION section below.
CONTEXT:
The cost and availability of affordable housing is a concern across the Bay Area and state
as housing costs outpace incomes. As illustrated in the chart below, the median singlefamily home sales price in Mill Valley is over $1.5 million, requiring an annual income
of $289,000 to buy a house (on average). Based on US Census data, approximately 18%
of California Households can afford a house in Marin County. Renting in Mill Valley is
also expensive, with recent estimates requiring wages of $49/hour or more
(approximately $102,000 annually) to afford a one-bedroom apartment.

Income Needed to Afford Housing in Mill Valley
$300.000

•

Income Required

-

Median Owner Income

-

Median Renter Income

($171,955)
($78,897)
$200,000
eu

E
o
o
E
"0

~

g.

$100,000

&

$0
1 bdrm
apartment

2 bdrm
apartment

($2,350)

($2,787)

Median priced Median priced
condo
home

($818,000)

($1,580.000)

Housing Types

~?

42
43
44
45
46
47
48
49
50
51
52
53

Source: Karen Warner Associates analysis based on 2016 US Census Data.

Based on the US Census, the 2016 median household income in Mill Valley was
$149,336, meaning that over half the households in Mill Valley cannot afford a singlefamily home and just over half the households qualify to purchase a condominium in
town. By way of example, of the 6,084 total Mill Valley Households: 21% have an
annual income $50,000, or less and 33% households are single income households living
alone (many of which are seniors on a fixed income).
Limited affordable housing options result in other consequences including: a large
portion (91 %) of Mill Valley's workforce living outside the community; difficulty in
hiring and retaining employees for lower-wage jobs within the community; commutergenerated traffic; a disconnected community (not living and working in the community);

ATTACHMENT 5

Page 2

City Council Staff Report - February 5, 2018
Housing Summit Follow-up

54
55
56
57
58
59
60
61

lack of community service and emergency personnel living nearby to quickly respond
and provide aid during a true emergency (ability to get to Mill Valley when not on a
shift); and a lack of community diversity.

DISCUSSION:
The Housing Summit was structured as moderated panel discussion with the purpose of
gaining insight from local housing experts on various ways to incorporate affordable
housing within a community and gauging the community's interest on various measures.

62
63
64
65
66
67
68
69
70
71
72
73
74
75
76
77
78
79
80
81
82
83
84
85
86
87
88
89
90
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100

The Summit was well attended, with over 120 community members present. The Housing
Summit was moderated by housing consultant, Karen Warner and panelists included:
• Ric Capretta, Planning Commissioner;
• Bruce Dorfman, resident and developer;
• Lewis Jordan, Marin Housing Authority Executive Director;
• Andrea Osgood, Eden Housing;
• Leelee Thomas, Marin County Housing Manager; and
• Danielle Staude, Mill Valley Senior Planner.
The panel discussion focused on three main topics areas:
1. protecting/enhancing existing affordable units;
2. converting units and space to create affordable units; and
3. building new affordable units, and concluded with recommended actions that the
City may wish to consider to further its affordable housing efforts.
See ATTACHMENT 1 for the agenda and meeting summary, and online resources for a
link to the presentation and video of the event.
Panelists were asked to conclude their remarks with a final question: "understanding the
size and scale of Mill Valley, what do you see as the three most important actions that
can be taken to preserve, improve and/or build affordable housing in the community?"
The following actions were identified, by panelist:
•

Leelee Thomas (Marin County):
In short term, adopt some type of tenant protection, such as a Fair Housing
Ordinance to prevent discrimination based on the source of a person's income. In
mid-term, adopt progressive ADD and junior ADD ordinances to encourage
additional dwelling units. In longer term, identify city-owned properties and
funding (future Trust Fund monies) to accommodate a small affordable infill
project(s).

•

Lewis Jordan (Marin Housing Authority - "MHA"):
Address NIMBYism through education on housing costs, individuals that need
affordable housing and how affordable housing enhances the community.
Encourage landlords to participate in existing rent subsidy programs.
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•

Bruce Dorman (Education Partners):
Don't limit ideas to Mill Valley city limits, look for affordable housing
opportunities in greater southern Marin to address pervasive need.

•

Danielle Staude (City of Mill Valley):
Pool resources, including staffing and funds, with other jurisdictions, Marin
Housing Authority and possible non-profits for greater efficiency and impact.
Pursue acquisition and rehabilitation of existing multi-family units and establish
affordability covenants. Establish administrative guidelines for the Affordable
Housing Trust Fund so city can act quickly to take advantage of opportunities.

•

Andrea Osgood (Eden Housing):
Identify land, such as city-owned parcels, to foster infill projects. Eliminate
parking minimums, especially in commercial corridors. Eliminate units/acre
(density) measurement, instead think in terms of building envelope to allow for
more, smaller-scale units. In acquisition projects, allow for densification of site
without requiring additional parking.

•

Ric Capretta (Capretta Architecture):
Create disincentives for reducing the existing housing stock. Create opportunities
for non-profits to use Trust Fund monies. City should get into the market as a
buyer when suitable properties become available. Incentivize developers to create
affordable units through relaxation of reduced, relaxed parking standards, etc.
Change the current ADD program to rent restrict units as a condition of granting
Floor Area exemption.

Many of the panelists' ideas align with the City's adopted Housing Element, with work in
progress to address:
• Junior ADD ordinance;
• New regulations requiring deed restrictions for ADDs with Floor Area
exemptions;
• Trust Fund administrative guidelines;
• Coordination with other local jurisdictions and MHA to pool resources (staff and
financial resources); and
• Continued public dialogue and discussion.
Typical zoning requirements for parking was identified as a constraint to development.
The need for reduced parking standards were highlighted by several panelists. This is a
topic of interest for the Planning Commission. State housing legislation (recently adopted
and currently pending) addresses the reduction of required parking. Mill Valley's Zoning
Code provides flexibility in parking standards through the planning review process and
provisions ofthe Affordable Housing and Density Bonus Ordinances.
The Housing Summit has fostered additional coordination and collaboration with Marin
County and the Marin Housing Authority (MHA). Staff is working with these groups to
expand the Section 8 Program; identify possible funding opportunities for the
rehabilitation of multi-family apartments and/or creation of Junior/ADDs; and
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participating in regular coordination meetings related to possible acquisitions. Additional
conversations have also taken place within the County in regard to teacher housing based
on the panel discussion.
PUBLIC COMMENT & INPUT
Not surprising, public comment received at the Housing Summit was similar to input
expressed during the development and adoption of the Housing Element in 2015.
Residents are interested in affordable housing, particularly so that long-time residents can
remain and young families can establish themselves in the community. Other members of
the public are interested in living in Mill Valley to be in close proximity of work but
cannot afford to do so. There is also a large interest and concern to balance development
and growth with traffic, parking and other environmental impacts. There was also clear
interest in expanding the opportunity to establish accessory dwelling units and junior
ADDs within the Single-Family Residential areas, and maintaining the existing
affordable housing stock. See ATTACHMENT 1 for a more detailed summary of public
comments.

The public was also asked to rank their interest in housing programs discussed at the
Housing Summit. Many attendees left the Summit prior to identifying their priorities, so
staff followed up with an online survey, emailing those participants that signed-in and
also offering the entire community to participate in the survey through the City
Manager's E-Newsletter.
The information below summarizes the input received, which consists of 136 total
participants, 30 of whom attended the Housing Summit. While a small sample size, the
survey was completed by a diverse set of community members ranging in age, with the
majority living in Mill Valley (75%) and a large portion working in Mill Valley (44%).
Another 20% of respondents indicated having school-age children enrolled in Mill
Valley. Other respondents indicated an interest in relocating to Mill Valley to be close to
employment and family members.
The majority (88%) of respondents agreed that the City should address affordable
housing needs and expressed concern about the availability of affordable housing in Mill
Valley (90%).
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What are the most important ways to address affordable housing in Mill Valley?
Housing Summit and survey participants were asked to rank the three most important
ways to address affordable housing in Mill Valley. Protecting existing affordable units
and converting existing space continue to be top priorities for those in the community.
Approximately 1/3 of survey participants expressed interest in:
• exploring disincentives for demolishing existing affordable housing stock;
• regulations to allow duplexes in Single-Family Zoning Districts; and
• financial assistance to convert single family homes to include junior/ADDs.
Additionally, survey participants expressed interest in the conversion of space,
acquisition of units and building new units. Over 40% of survey participants were also
supportive of purchasing older apartments to maintain their affordable nature in
perpetuity.
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Assuming the City collects $2 million in affordable housing fees in the next 5 years,
what programs would you like to see funded?
Housing Summit and survey participants were asked to rank their top two priorities in
terms of funding affordable housing programs. Similar to interests that were identified
above. The top priorities were to work within the existing housing stock to
enhance/convert space. Participants also expressed interest in financial assistance to the
local community, such as down payment/rental assistance and rehabilitation loans to
homeowners.
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What are the three largest concerns that limit the ability to protect, enhance and/or
create new affordable units in Mill Valley?
During the Housing Summit, community members expressed concerns related to new
development, particularly parking and traffic. Online participants indicated that
neighborhood opposition and lack of community consensus as large factors in reducing
the potential of new units. Available land and environmental concerns were also
identified as top concerns. When asked if affordable housing options could help address
traffic concerns, survey respondents were split: 50% agreed that providing affordable
housing options in the community could help reduce traffic while 7% disagreed and 43%
were neutral/did not answer.
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RECENT

IMPLEMENTATION

AND

RECOMMENDED

NEXT

STEPS:

Feedback received from the Housing Summit and online survey reconfirms the housing
strategies and programs outlined in the Housing Element for implementation. Most
recently, Council adopted an Affordable Housing Ordinance (Housing Programs 15,16,
and 17) whereby all residential development projects valued over $100,000 must
contribute in the City's goal to diversify its housing stock by paying an affordable
housing impact fee and/or building affordable housing unites). The state of California
also continues to develop legislation to address housing concerns. Recent housing
legislation passed by Governor Brown include: new regulations to incentivize Accessory
Dwelling Units (ADUs); new regulations for junior ADUs; and a host of new regulations
impacting local control in regards to the development review process through
streamlining requirements, local accountability and funding measures (see Staff Report,
Item 7).
Next steps are outlined below.
1. Policy/Ordinance Updates. Legislative policy updates are the near-term top priority
to address and comply with recent state housing laws. Staff is in the process of several
municipal and procedural updates, including:
Jan-April 2018
• Junior ADU ordinance.
• Update to ADU ordinance to incorporate new state regulations and consider
requiring deed restrictions on affordability for ADDs created through the Floor
Area exemption.
• Update to the Affordable Housing Ordinance to require multi-family rental
projects with more than 3 units to build affordable units (similar to ownership,
based on new state law).
• Update to Density Bonus to incorporate new state regulations.
April-September 2018
• Disincentives for tearing down existing affordable housing stock.
• Historic preservation guidelines.

Other potential updates to the Municipal Code will extend past 2018, including
consideration of a housing unit removal fee, regulations for non-traditional housing types
(such as live/work, co-housing with shared living facilities and/or duets/duplexes in
Single Family zones). During the Housing Summit, regulations that protect tenant rights
were also discussed. Staff intends to provide further information to City Council for
discussion and consideration.
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2. Housing Advisory Committee. Now that the Affordable Housing Ordinance has
been adopted, establishing overall regulations and impact fees, it is time to convene the
Advisory Committee. The Housing Committee will serve as an advisory group, providing
guidance to staff, Planning Commission and City Council on housing policies,
procedures, and funding opportunities.
February-March 2018
• Housing Advisory Committee, comprised of two Council members, two Planning
Commissioners and selected local housing expert will be assembled by the end of
March through City Councils review and approval of the selected committee
members and committee by-laws.

3. Financing the Rehabilitation, Acquisition, New Development and/or Housing
Needs of the Local Workforce. It is anticipated that the Trust Fund will generate at least
$2 Million within the next five years. MBA also has financing opportunities available to
low income homeowners and is working to develop home improvement loans that create
new affordable Junior / ADDs (with rental restrictions).
Sept-Dec 2018
• Staff, with input from the Housing Advisory Committee, will present Council
with Affordable Housing Trust Fund Administrative Guidelines for review and
approval by this fall, in preparation for collection of affordable housing impact
fees on residential development projects stalting November 1, 2018. The
guidelines will outline the overall process for using trust funds.
• Staff is coordinating with MHA on its financing opportunities.

4. Coordination and identification of housing development or acquisition
opportunities. Staff has begun to coordinate with its local partners, Marin Housing
Authority and Marin County, to establish relationships within the housing community.
Additional coordination efforts will continue, with the goal of identifying a small infill
and/or acquisition project. Local third party affordable housing advocates are also
interested in identifying a local affordable housing project.
On-going
• Staff is now working with MHA and the County on acquisition and financing
opportunities
April-May 2018
• Staff intends to host an open house for landlords and owners of multi-family
properties as palt of education and outreach on various measures such as the
Section 8 voucher program and loan programs available to update buildings
(including safety measures and building retrofits including "soft second story"
repairs). This open house will also provide an opportunity to establish
relationships with multi-family property owners to express the City's interest in
preserving existing affordable housing stock and hear from property owners about
their interests and concerns.
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ATTACHMENTS:
1. Housing Summit Materials (agenda, meeting summary and other materials)
ONLINE RESOURCES:
• Housing Summit Presentation
http://www.cityofrnillvalley.org/gov/departments/building/planning/longrangepla
nnig/affordable/defuulLhtm
• Video of Housing Summit
http://cityofmillvalley.granicus.comlMediaPlayer.php?view_id=2&clip_id
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Goals, Policies and Programs
HOUSING AND NEIGHBORHOOD QUALITY
GOAL 1.0: Maintain and enhance the quality and affordability of existing housing and ensure new
development is compatible with Mill Valley's small town character and many environmental,
community neighborhood and scenic attributes.

POLICIES

Policy 1.1 Housing Design Principles
Assure that new housing is well-designed and based on sustainable development principles to
enhance our neighborhoods and community as a whole.
Policy 1.2 Historic Preservation
Identify and preserve historically significant structures consistent with adopted historic
preservation guidelines and regulations, and ensure that infill development is compatible with
the community's small town character and the context of Mill Valley's historic resources.
Policy 1.3 Property and Housing Conditions
Support the long-term maintenance and improvement of existing housing through code
enforcement and housing rehabilitation programs.
Policy 1.4 Preserve Rental Housing
Conserve the existing stock of rental housing through creative incentives allowing property
owners to maintain and rehabilitate existing rental units as opposed to tearing down buildings
or converting units to for-sale units or non-residential uses.
Policy 1.5 Protection of Existing Affordable Housing
Ensure the continued affordability of income-restricted housing for low and moderate income
households.

PROGRAMS

1.

Residential Design Guidelines

Background: The City requires a discretionary "Study Session" and subsequent Design Review
Permit for development of all new single and multi-family housing. The stated purpose of the
Design Review Permit is "to encourage development that is compatible with, integrated into,
and subordinate to its natural setting. The City strives to preserve, protect, and promote its
unique environmental, community and scenic attributes through the residential design review
process." To this end, the City has developed design review guidelines for development in
Single-Family Residential (RS) zoning districts, including principles for slope design, flora and
fauna design, soils and grading design, drainage design, and building design. The guidelines
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were updated to address hillside development in 2001, and now apply to all residential
development.
As a means of providing better up-front direction to the development community regarding the
desired character of multi-family residential development in Mill Valley, the City established a
Zoning and Design Guidelines Advisory Committee (ZDAC) to provide guidance to staff in the
creation of design review guidelines for multi-family development. The Guidelines will provide
direction on multi-family and mixed use development, in the same way that the existing
residential design guidelines are serving to direct single-family residential development. In
addition to building and site design elements, the Multi-Family Design Guidelines will also
integrate recommendations for sustainable site planning and green building design to minimize
reliance on natural resources and encourage alternative modes of transportation.

Program Objectives: Continue to implement a design review process to ensure that new single
and multi-family development and substantial modifications to existing structures are
compatible with Mill Valley's small town character, unique environmental, community and scenic
attributes. By 2015, develop and adopt Multi-Family Design Guidelines, which address
development compatibility and promote sustainable site design and building practices.
2.

Historic Preservation Guidelines and Incentives

Background: Mill Valley has several mechanisms in place to preserve and maintain its historic
resources. The Historic Overlay (H-O) designation is currently applied to 27 designated buildings
of historic importance in Mill Valley. The H-O Ordinance utilizes the Secretary of Interior's
Standards for Rehabilitation and Guidelines for Rehabilitating Historic Buildings in design review
of any addition to, or alteration of, designated structures, and provides for a delay in any
proposed demolition of historic structures while alternative means of preservation are
examined by the City. Furthermore, the H-O Overlay designation prOVides the following
incentives for preservation:
•
•

Waiver of building permit fees for exterior and interior building maintenance items
requiring a permit.
Provision of a list of pre-approved historic consultants for applicants for the review of
modifications to historic structures in accordance with the California Environmental
Quality Act (CEQA).

To further the community's historic preservation goals, the City will explore attaining Certified
Local Government (CLG) status as a means of gaining access to federal preservation funds, as
well as expert technical advice from the State Architect's Office and National Park Service.
Certification will require the City to develop a historic preservation program, and determine
whether the current H-O Ordinance meets State standards. In addition, the City will explore the
revision of the H-O Ordinance to address in greater clarity demolition procedures, and the role
of the Historical Society. The City will also explore conducting a formal historic survey to arrive
at and agree upon a single list of historic resources in the city.

Program Objectives: Explore revising the H-O Ordinance to clarify demolition procedures and
process. Pursue attaining Certified Local Government (CLG) status to acquire State and Federal
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expertise and funding benefits. Explore conducting a formal survey to formalize the list of historic
resources in the city.

1100 Summit Avenue: property in Historic Overlay Zone.

3.

Housing Maintenance and Public Information

Background: The City inspects all residential units prior to resale to identify any zoning or
Building Code violations, and requires compliance for health and safety violations. The
opportunity exists to move beyond a pure compliance approach and begin to offer information
on how qualifying property owners can utilize existing resources for improving housing
conditions. Coordination with Marin Housing, Marin Clean Energy and PG&E would be
increased under this program.
The Residential Rehabilitation Loan Program administered by Marin Housing provides
technical assistance to very low income homeowners and makes low interest property
improvement loans of up to $35,000 for correction of substandard conditions,
elimination of health and safety hazards, energy conservation measures, and
accessibility improvements.

•

•

Mill Valley homeowners and renters are eligible for a variety of financial incentives
through PG&E and Marin Clean Energy for making energy efficiency improvements to
their homes, including rebates for home energy assessments, energy efficiency updates,
and solar energy improvements. Income-qualified residents cal) participate in PG&E's
Energy Savings Assistance Program which provides free minor home improvements and
replacement of old space and water heating systems.

Program Objectives: Provide informational handouts on available rehabilitation assistance and
energy retrofit programs for distribution as part of the normal code enforcement process, and
pro-actively publicize on the City's website and through dissemination of brochures at City Hall
and the Community Center, with focused outreach to senior citizen organizations. Strive to
provide rehabilitation assistance to five (5) lower income households.
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4.

Regulations to Preserve Existing Rental Housing

Background: As a means of conserving the supply of multi-family rental housing, Mill Valley's
Condominium Conversion Ordinance (Zoning Ordinance Chapter 20.59) prohibit the conversion
of rental developments to condominium ownership unless the following findings can be made:
A.
B.

C.

the proposed conversion will not substantially affect the availability of rental housing in
the community;
replacement housing for displaced tenants is available within Mill Valley; and
the proposed conversion is consistent with the Mill Valley General Plan, and in particular,
with the objectives, policies, and programs of the Housing Element of the General Plan
designed to provide for the housing needs of all economic segments of the community, as
well as with any and all applicable specific plans.

As part of the application process, new regulations require applicants to conduct a rental survey
showing comparable rental housing within the municipal boundaries of Mill Valley to illustrate
to staff and City decision makers that the proposed condominium conversion project will not
substantially impact the availability of rental housing and that there is sufficient replacement
housing for the displaced tenants. The survey must include identification of all rental housing in
structures of two or more units within Mill Valley and shall include the number of units,
categorized by bedroom count and rents charged, as well as vacancies by unit type. This survey,
along with the findings, creates sufficient regulations to address condominium conversions.
Furthermore, the City's new ordinance sets forth a series of tenant protections associated with
condominium conversions, including relocation assistance, right of first purchase, and leasehold
rights such as notice of termination and restricting rent increases.
While updating the City's Condominium Conversion Ordinance, the City Council, Planning
Commission and members of the public expressed interest in exploring further regulations to
protect rental housing as condominium conversion regulations only apply to' existing structures.
As such, the City will consider regulations to address tear downs and other regulations and/or
creative incentives to allow property owners to rehabilitate their rental units and building as
opposed to tearing down the building and/or converting the space to ownership units or
commercial use. There is also interest from the community in utilizing existing rental housing for
residents and relocation purposes as opposed to short-term ·rentals that tend to be used for
vacationing purposes.

Program Objectives: By 2015, clarify or define a "tear down" versus "renovation to existing
building" in the Municipal Code, and apply the definition to the Condominium Conversion Code
(Mill Valley Municipal Code, Section 20.59). Consider regulations and incentives for property
owners to maintain their existing rental housing as opposed to tearing down building and/or
converting rental units to for-sale units or commercial space, and review possible regulations as
part of updating the inclusionary housing regulations (Program #15). Evaluate allowing rental
projects to utilize funds that are set aside in a Local Affordable Housing Trust Fund (Program
#17) for the purposes of rehabilitating buildings while maintaining affordable rent levels.
Consider revising the Municipal Code to regulate and/or limit short-term rentals (less than 30
days) in single family residential areas as a means of increasing the availability of rental
properties for longer term residence (as opposed to vacation rentals).
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5.

Preservation of Existing Deed Restricted Affordable Rental Housing

Background: Currently, eight (8) income-restricted affordable rental projects are located within
Mill Valley, providing 301 units affordable to lower income families, seniors and persons living
with disabilities. In addition, the City's Inclusionary Housing Ordinance has resulted in the
development of 37 affordable rental and ownership units integrated within ten market rate
developments. None of the affordable housing stock in Mill Valley is at risk of conversion to
market rate.

Program Objectives: Continue to contract with the Marin Housing Authority to monitor deed
restricted ownership and rental housing to ensure compliance with affordability restrictions.
Require long-term affordability controls on all future affordable housing units.

I Alto Station Apartments -
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HOUSING SUPPLY AND DIVERSITY
GOAL 2.0: Provide opportunities for a range of housing types suited to residents of
varying lifestyle needs and income levels.

POLICIES
Poli~y

2.1 Variety of Housing Choices
Encourage diversity in the type, size, price and owner/renter tenure of residential development
in Mill Valley. Strive for a balance of unit sizes provided through new development.

Policy 2.2 Adequate Sites
Provide adequately zoned sites to address Mill Valley's housing needs, emphasizing locations
near transit and services that promote walkability.
Policy 2.3 Residential Mixed Use
Encourage the efficient use of land by allowing commercial and residential uses on the same
property in both horizontal and vertical mixed-use configurations.
Policy 2.4 Adaptive Reuse
Support innovative strategies for the adaptive reuse of existing building resources to provide for
a wide range of housing types and residential uses.
Policy 2.5 Secondary Dwelling Units
Continue to support the provision of second units in all residential districts as a means of
dispersing small, affordable units throughout the community.

PROGRAMS
6.

Mixed Use Zoning in Commercial Districts

Background: The residential sites analysis conducted for the Housing Element identifies
approximately one-third of Mill Valley's residential infill potential within the city's commercial
zoning districts, primarily along Miller Avenue, East Blithedale Avenue, and Camino Alto. The
City's Zoning Code currently provides for residential units and mixed use projects as
conditionally permitted uses within the primary commercial zones (C-G, C-N and P-A) subject to
Planning Commission review and approval. Minimum densities have recently been established
through the Mill Valley General Plan Update (adopted October 2013) in the Land Use Element
and Land Use map. These minimum densities are intended to assist in the development review
process for the applicants and surrounding community. Minimum and maximum density ranges
were also established by the community and included in the Land Use Element to better balance
the number and size of units on a parcel based on its land use designation. (Specific site-related
limitations and constraints such as slope, creek setback and limited vehicular access may form
the basis for reduced minimum densities).
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While current development regulations for residential and mixed use projects within
commercial districts provide for creativity and variety in development proposals, there is limited
certainty in project approval due to development standards being determined on a case-by-case
basis. In order to provide more certainty for applicants, the Zoning and Design Guidelines
Advisory Committee (ZDAC) is evaluating the following for commercial districts that allow
residential uses:
•
•
•
•

Elimination of the Conditional Use Permit for multi-family and mixed-use projects, and use of
Multi-Family Design Review Guidelines to provide guidance to applicants;
Modification of parking standards to include incentives, such as shared parking, to encourage
mixed-use developments;
Modification of development standards for residential uses in commercial zones; and
Creation of flexible standards for non-traditional housing types (e.g., live/work, co-housing,
assisted living, etc.) and adaptive reuse.

As C-G and C-N zoning districts provide for the greatest flexibility for residential uses, the City
will also consider revising zoning district boundaries to incorporate appropriate adjacent sites
that may be currently within other zoning districts.

Program Objectives: By 2015, remove the CUP requirement for multi-family residential uses and
mixed uses where residential is above the ground floor or off of the commercial street frontage
in the C-G and C-N Zoning Districts - while adding multi-family design guidelines to facilitate the
City's design review process - and evaluate modifications to residential development regulations
in the P-A, C-R, C-G, and C-N Zoning Districts that promote housing development consistent with
General Plan.
7.

Micro-Apartment Units

Background: Micro-apartment units are being considered in high cost urban areas as an
alternative, more affordable form of housing for single individuals. Units are typically a
maximum of 350 square feet in size, and are marketed to single professionals, students and
senior citizens. Micro-apartment units differ from Single-Room Occupancy (SRO) units in that
each micro-apartment unit includes a full bathroom and kitchen, whereas SROs tend to have
shared bathrooms and kitchen facilities.
Persons living alone comprise one-third of Mill Valley's households, with seniors making up the
majority (44%) of this group. With local apartment rents beyond the level of affordability to
lower income single-person households, micro-units could provide an affordable housing option
for a segment of the Mill Valley population, in particular young adults in the workforce and
seniors who may be seeking smaller spaces. By incorporating micro-units within residential and
mixed-use developments with standard-sized units, the City can foster economic diversity and
support the integration of residential uses within the pedestrian core of the community.
To further evaluate the appropriateness of micro-apartments in Mill Valley, the City will conduct
a survey and focus group with developers, and assess the local target market for such
developments. In addition to reduced unit sizes, other modified standards will be considered,
including reduced parking and open space requirements (related to common or private patio,
deck or yard areas). The survey will also evaluate micro-apartment units as a potential source of
affordable housing. The City will consider micro-apartment units only within a development with
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other standard types of units. Currently there are no regulations pertaining to micro-apartment
units in Mill Valley.

Program Objectives: Explore the feasibility of encouraging and incentivizing micro-apartment
units projects as part of developments with standard-size units. To the extent micro-units are
deemed appropriate for Mill Valley, develop standards to facilitate this unit type as a form of
affordable residential and mixed-use housing.
8.

Second Units

Background: Second dwelling units are self-contained living units with cooking, eating, sleeping,
and full sanitation facilities, either attached to or detached from the primary residential unit on
a single lot.
Second units offer several benefits. First, they typically rent for less than
apartments of comparable size, and can offer affordable rental options for seniors and single
persons. Second, the primary homeowner receives supplementary income by renting out the
second unit, which can help many modest income and elderly homeowners afford to remain in
their homes.
Second units are an integral segment of Mill Valley's housing stock, comprising an estimated 550
units, including over 100 new second units built or issued permits since 2000. The City has
supported the legalization of existing second units built without proper permits, with 77
unpermitted second units brought up to code during the 2003-2004 amnesty program.
The City continues to review and make appropriate refinements to its second unit regulations
(Municipal Code Section 20.90)' and has recently added a deed restriction for those second units
that receive any square foot bonus in Floor Area to ensure approved units remain as functioning
second units. To provide expanded opportunities for second units or additional single-family
dwellings on lots of a certain minimum size, the City will consider modifications to Section
20.16.030 (F) of the Municipal Code that currently allows "clustered or grouped" Single-family
housing with a conditional use permit. As indicated previously in Program #4, the City will also
consider revising the Municipal Code to regulate and/or limit short-term rentals, including
rentals of second units, in single-family residential areas as a means of increasing the availability
of rental properties for long term residence.
Due to the importance of the Second Unit program to the overall production of housing within
the community, in September 2014, the City completed a survey of second units to obtain more
information about their actual use and rents. Based on the response of 100 Mill Valley property
owners with a second unit, approximately three-quarters of second units in the community are
provided at rent levels affordable to very low and low income households. For additional results
of the survey, see Appendix E. This information will assist in future policy decisions that affect
second units.

Program Objectives: Continue to review and refine the second unit ordinance to provide
housing options for seniors, caregivers, and other lower and extremely low income households.
Evaluate regulations on short-term rentals within single family residential areas. Based on past
trends, seek to facilitate creation an average of eight second units on an annual basis.
Consider another amnesty program for second units that do not have permits, should the
average number of new second units fall below 5 new units a year.
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9. Junior Second Units

Background: As identified in the Housing Element Needs Assessment, of Mill Valley's
approximately 1,300 senior homeowners, over one-third are living alone in single-family homes.
As these seniors continue to age, their ability to live independently can become more of a
challenge. One zoning tool being explored by many Marin jurisdictions which can help to
support elderly homeowners remain in their homes is the concept of allowing "Junior Second
Units" created from existing underutilized space, such as an unused bedroom, which can be
improved as an independent rental unit. Because these junior units are established within the
existing improved square footage of the home, little or no additional parking may be required.
Mill Valley will coordinate with other Marin jurisdictions in evaluating appropriate zoning
regulations to support in the creation of Junior Second Units of less than 500 square feet in size.
Such units would be created through the repurposing of existing space within a single-family
dwelling to create a semi-private living situation for a renter or caregiver in conjunction with the
owner-occupied unit. Junior Second Units would be required to have exterior access, and meet
the U.S. Census definition of a housing unit 1 to qualify for credit towards the City's regional
.housing needs (RHNA).

Program Objectives: Explore and evaluate development standards to facilitate the provision of
Junior Second Units, while addressing issues of neighborhood compatibility.
10.

Affordable Housing Overlay

An Affordable ~ousing Overlay is a zoning tool which offers a package of incentives on
designated sites designed to make the development of affordable housing more feasible. It is an
"overlay" because it layers on top of base zoning regulations, leaving in place the option for
property owners to develop under the base zone, or to utilize the voluntary incentives for the
provision of affordable units. Overlay incentives are distinct from incentives offered through
State density bonus law in that they provide more certainty by providing the fuJI set of
incentives up front and establish local commitments to encourage specific types of housing2 .
The Affordable Housing Overlay will be applied to the following development site in Mill Valley:
The Redwoods Addition: The Redwoods, A Community of Seniors ("The Redwoods") is a
multi-level retirement community situated on a large ten-ac-re lot, and is currently
undergoing a comprehensive $33 million renovation. Phase 2 of the Redwoods
revitalization includes development of approximately 40 additional independent living
units for lower income seniors, planned for the current parking lot which fronts on Miller
Avenue. The Redwoods is appointing a Phase 2 Task Force to provide input on the
project's design, density and affordability. To help reduce development costs and enhance

The 2010 U.S. Census defines a "housing unit" as a house, an apartment, a mobile home, a group of
homes, or a single room that is occupied (of if vacant, is intended for occupancy) as separate living
quarters. Separate living quarters are those in which the occupants live and eat separately from any
other persons in the building and which have direct access from the outside of the building or through a
common hall.
2 Property owners can utilize incentives identified in the Affordable Housing Overlay, or utilize State
Density Bonus incentives, but not both.
1
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affordability on the new units, the City will establish an Affordable Housing Overlay that
provides the following incentives:
./
Increased building height allowance
./
Reduced parking requirement
./
Development fee waiver
./
By-right allowance for 49 additional independent living units conditioned upon
units being provided at levels affordable to lower income seniors.

Program Objectives: During 2015, coordinate with Redwoods' staff and Phase 2 Task Force to
define specific development incentives and incorporate within an Affordable Housing Overlay for
The Redwoods site. Coordinate with site property owners in facilitating public review of
development proposals, and in application for affordable housing funds.
11.

lot Consolidation Incentives

Background: Mill Valley has many small and irregularly shaped lots, particularly in the
commercial zoning districts. These lots are generally under half an acre in size, and some lots are
not rectilinear, depending on the terrain and roadways. These site characteristics result in some
level of difficulty in achieving housing developments of a sufficient scale to render the inclusion
of affordable housing units feasible, including access to State and Federal affordable housing
resources. The potential consolidation of adjacent suitable sites, without increasing existing
residential densities, would provide the opportunity to create more viable affordable housing
developments.
As shown in the Housing Element Capacity Analysis and map in Appendix C, many of the
individual commercially-zoned parcels identified as suitable for residential and mixed use
development are located adjacent to each other, and a handful share the same ownership.
These parcels have potential for assembly into larger sites, enhancing the feasibility of achieving
affordable units based on economies of scale, advantages in design, and in some cases, the
ability to achieve a one to two-unit increase in the number of units.
As a means of facilitating the consolidation of parcels located within a quarter-mile of transit
and identified as suitable for development in the Capacity Analysis, the City will offer the
following incentives:
•
•

•
•

Discuss consolidation opportunities with property owners of adjacent parcels identified in
Appendix C.
Guide property owners through the lot consolidation (lot line adjustment) application process,
and waive the fee for this particular entitlement when the resulting project includes designated
affordable units.
Assist property owners in identifying and applying for financial resources for projects which
incorporate affordable units.
Utilize the proposed Multi-Family Design Guidelines as a means to identify other tools to
encourage lot consolidation where appropriate and consistent with the immediate
neighborhood.

Any proposed project on consolidated sites would still need to undergo all other required review
procedures, including the appropriate level of environmental review. As part of the City's new
Multi-Family Design Guidelines, the City will establish a set of criteria to ensure that site
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consolidation does not result in developments that are out of scale with the immediate
neighborhood and the City of Mill Valley.

Program Objectives: Adopt lot consolidation incentives in 2015 in conjunction with Multi-Family
Design Guidelines while ensuring compatibility of development with Mill Valley's small town
character.
12.

Publicly-Owned Land for Affordable Housing

Background: As a predominately built-out city, Mill Valley has few remaining vacant properties
suitable for residential development. This shortage of vacant developable land has resulted in
the exploration of alternative mechanisms to provide sites for housing. Such mechanisms
include long-term leases of surplus publicly-owned land and sale of air rights.
To facilitate affordable housing development, the City would lease appropriate City-owned
properties on a long-term basis to housing developers in exchange for a long-term commitment
to maintain all or a portion of units as affordable housing. Another mechanism could be the sale
of air-rights above City-owned property for development of affordable housing at an off-site
location. To increase the supply of potential sites, the City would allow residential uses in the
Community Facilities (C-F) zone subject to the approval of a conditional use permit.

Program Objectives: By 2018, prepare an inventory of publicly-owned land that is not already
zoned for open space, including parking lots, and examine the feasibility of their use for housing.
Consider modifying the City's zoning regulations to allow residential uses in the C-F zone subject
to the approval of a conditional use permit.
13.

Non-Traditional Housing Types

Background: Mill Valley will explore non-traditional housing types for inclusion in the Zoning
Ordinance to broaden the variety of housing types available and cater to all economic segments.
•

Co-housing refers to collaborative housing, or intentional and supportive communities
where people can both live comfortably and conveniently while also developing a powerful
sense of community. Co-housing communities consist of individually owned, private units
clustered around common facilities and amenities in a walkable, sustainable environment.
Common features may include a community garden, recreational areas, and a common
house where day care and meals can be shared. The communities are managed by the
residents who have chosen to live in a close-knit neighborhood. Hundreds of co-housing
communities currently exist throughout the country in a variety of settings, including
communities in Berkeley, Oakland, Pleasant Hill, Cotati, Grass Valley, Davis and Santa
Barbara. Based on the nature of co-housing and its emphasis on common areas and human
scale, there is a distinct opportunity to develop models for a uniquely Mill Valley housing
type that responds to the community character and needs.

•

Duets and duplexes are similar from a physical standpoint, both involving two attached
residential units, with the distinction lying in their different ownership structure. Duplexes
are sold together as a single building and typically rented out, whereas duet homes are sold
and owned separately and typically remain owner-occupied. As a means of expanding
ownership opportunities for modest income households, the City should consider allowing
duets and duplexes as a form of single-family housing within its single-family zone districts.
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•

"Roomers" are currently permitted in single-family Residential zones. (Section 20.16.020(B)
of the Zoning Ordinance) This provision allows up to two roomers per dwelling by right,
allowing homeowners to sublet parts of their residences and creating less costly rental
opportunities. For senior homeowners, taking on roomers can not only generate needed
income, it can provide added security and companionship, and help to address the many
Mill Valley seniors who are over-housed in single-family homes. Development standards
should be created that can make these opportunities available while remaining consistent
with neighborhood standards.

•

live/work housing is intended for housing a resident and his or her business, typically on
different floors of the same building or same unit. This housing type was considered in the
2003 Housing Element, and will be defined in the Municipal Code as part of the pending
review and adoption multi-family residential design guidelines. The City has been
considering such housing on a case-by-case basis. The Aloha Lofts at 65 Throckmorton
Avenue represent a live/work project in the downtown area, for which the City provided
reduced parking and modified development standards.

•

Assisted living facilities are designed for elderly individuals requiring assistance with
certain activities of daily living - such as eating, bathing and transportation - but desiring
to live as independently as possible. Such facilities bridge the gap between independent
living and nursing homes. The Redwoods is a continuing care retirement community (CCRe)
and includes a mix of independent senior apartment units, assisted living units and health
care center/skilled nursing, allowing residents to age in place. The City's Zoning Ordinance
does not currently identify assisted living facilities, or provide specialized standards to
facilitate their development.

Program Objectives: Modify the Zoning Ordinance to develop standards that accommodate new
housing types suited to the community's housing needs and that respect neighborhood
attributes.
14.

Maintain and Monitor Capacity in Sites Inventory

Background: Mill Valley shall ensure that adequate sites are available throughout the planning
period to accommodate the City's regional housing needs, or" RHNA".
Program Objectives: On a project-by-project basis, pursuant to Government Code' Section
658633, the City will monitor available residential capacity and evaluate projects on sites within
the inventory. Should approval of a project on a site listed on the Capacity Analysis result in a
reduction of capacity below the residential capacity needed to accommodate the City's housing
needs, the City will identify and zone sufficient sites to accommodate the shortfall.

Government Code Sec. 65863(b) requires the following findings to be made to reduce residential density
for any parcel identified in the housing element inventory:
1. The reduction is consistent with the adopted General Plan, including the Housing Element; and,
2. The remaining sites identified in the housing element are adequate to accommodate the
jurisdiction's RHNA allocation.

3
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HOUSING AFFORDABILITY
GOAL 3.0: Enhance housing affordability so that modest income households can join
and remain an integral part of the Mill Valley community.

POLICIES
Policy 3.1 Mixed Income Housing
Utilize the City's Inclusionary Housing Ordinance as a tool to integrate affordable units within
market rate developments consistent with applicable densities, and to increase the availability
of affordable housing throughout the community. Continue to prioritize the construction of
affordable units on-site, with provision of units off-site or payment of an in-lieu housing fee as
less preferred alternatives.
Policy 3.2 Affordable Housing Incentives
Facilitate the development of affordable housing through regulatory incentives and concessions,
and/or financial assistance. Proactively seek out new models and approaches in the provision of
affordable housing.
Policy 3.3 Financial Resources
Pursue expanded financial resources to support in the production of and conversion to
affordable housing for Mill Valley's lower income workforce and special needs populatiors.
Policy 3.4 Public/Private Partnerships
Explore collaborative partnerships with nonprofit organizations, developers, the business
community and governmental agencies in the provision of affordable housing.
Policy 3.5 Homeownership Assistance
Encourage the provision of financial assistance to low and moderate income first-time
homebuyers through County and State programs.
Policy 3.6 Rental Assistance
Support and publicize available rental assistance programs for lower income and special needs
households.
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PROGRAMS
15.

Inclusionary Housing Regulations

Background: Inclusionary housing requires developers to make a percentage of housing units in
new residential developments affordable to low and moderate-income households. A major
goal of Inclusionary Housing is to expand the supply of affordable housing throughout the
community to encourage mixed-income neighborhoods and to help people live and work closer
to home. Mill Valley's Inclusionary Housing Ordinance has been an important tool in integrating
affordable units within market rate developments, with 37 affordable inclusionary units built
since the Ordinance's adoption in 1988.
Pursuant to policy direction given as part of the 2009-2014 Housing Element, the City has been
working with the Zoning and Design Guidelines Advisory Committee (ZDAC), Planning
Commission and City Council to re-evaluate key parameters of the City's current ordinance to
enhance its effectiveness, including analysis of the following:
•
Increasing the percentage of affordable units required from 15% to 20%-25%;
•
Reducing the project size threshold when projects are required to provide affordable
units rather than being permitted to pay an in-lieu fee;
•
Requiring deeper income targeting to address affordability for very low and low income
households;
•
Considering replacement unit requirements for removal of existing rental units;
•
Requiring greater parity in development and design standards between project
affordable and market-rate units;
•
Extending affordable housing impact fees to single-family homes (see Program #16);
•
Updating the current housing in-lieu fee calculation based on a nexus study;
•
Moving to a fee-based program for rental housing with on-site and off-site alternatives
to insure compliance with recent case law regarding inclusionary rental housing (the

Palmer Decision); and
•

Defining additional public benefits that the City may require from housing developers.

Program Objectives: Re-evaluate the City's Inclusionary Housing Program, and amend the
Zoning Ordinance in 2015 to strengthen and enhance the Program's effectiveness in providing
affordable housing and comply with the 2009 California Court of Appeal decision commonly
referred to as Palmer/Sixth Street Properties L.P. vs City of Los Angeles. 4

In Palmer vs. City of Los Angeles (2009), the California Court of Appeal ruled that inclusionary ordinances
applied to rental housing violate the Costa Hawkins Act (the State law regulating rent control), and that
jurisdictions may not establish the rent levels of inclusionary units unless the project has received a
benefit from the government. Thus, similar to many Bay Area jurisdictions, Mill Valley is evaluating the
following approach for application of inclusionary requirements to rental housing:
Moving away from an "on-site," "off-site," or "fee" program to a fee-first program defensible
under impact fee law;
Developer payment of a fee to mitigate the impact of market rate housing OR qualification for an
alternative to the fee (on-site or off-site units);
Allowance for provision of affordable rental units only when the project has received a financial
contribution or other government benefit, as recorded in an agreement.
4
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16.

Single-Family Housing Impact Fee

Background: Mill Valley faces a severe shortage of housing affordable to the local workforce,
resulting in the vast majority of persons who work in the community commuting in from outside
the city. Residential development further increases the demand for affordable housing, based
on the growth in employment generated by residential households' increased demand for goods
and services. While the City's Inclusionary Housing Ordinance specifies affordable housing
requirements for development of two or more residential units, the Ordinance does not apply to
construction of individual single-family homes. As a means of distributing the responsibility for
affordable housing across all new residential development, the City is evaluating the
contribution towards affordable housing demand from new single-family construction, including
the establishment of an affordable housing impact fee on new single-family construction, or fee
reductions/waivers for the provision of new second units. Pursuant to AS 1600, the City is
preparing a nexus study regarding the linkage between development of single-family housing
and the demand for affordable units, and, if such a link is established, will recommend the
adoption an impact fee.

Program Objectives: Finalize the residential nexus analysis regarding the establishment of an
affordable housing impact fee for all new residential redevelopment, including new single-family
homes, tear downs and major additions. Integrate single-family impact fees within the City's
updated Inclusionary Housing Program, as appropriate (refer to Program #15).

I 8 Old Mill: Example of Inclusionary Homeownership
17.

local Affordable Housing Fund

Background: Because Mill Valley has limited access to state and federal housing resources, the
City faces practical and financial constraints in its ability to facilitate the construction of
affordable housing. To create a more viable funding source, the City proposes to establish an
Affordable Housing Fund that will be used to construct or help leverage construction of and
conversion to affordable housing. Potential Housing Fund resources include, but are not limited
to: in-lieu fees from the Inclusionary Housing Program; affordable housing impact fees on singlefamily development; and in-lieu fees on condominium conversions. Implementing regulations
will be established to manage the Fund and establish parameters for allocation of funds towards
projects.
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Program Objectives: Establish a dedicated Affordable Housing Fund for deposit of in-lieu fee
revenues. Consult with Marin County on their Housing Fund, and establish implementing
regulations to govern Fund oversight and expenditures.
18.

Affordable Housing Development Assistance

Background: The City can play an important role in facilitating the development of quality,
affordable housing in the community through provision of regulatory incentives and direct
financial assistance. By utilizing various tools to facilitate infill development, the City can help to
address the housing needs of its extremely low, very low, low and moderate income
households. The following are among the types of incentives that will be considered upon
request:
•
•
•
•
•

Reduction in development fees;
Flexible development standards;
Density bonuses as described in Implementing Program #25;
City assistance, where applicable, in the preparation of affordable housing funding
applications; and
Financial assistance through future Affordable Housing Fund resources, as described in
Program #17.

Program Objectives: Provide financial and regulatory incentives to private developers for the
development of high quality affordable housing for families and seniors appropriately designed
to respect Mill Valley's small town character.
19.

Partnerships for Affordable Housing

Background: The Bay Area is home to numerous nonprofit housing developers who have
produced thousands of high-quality affordable housing projects over the past 40 years. Within
Mill Valley, several regional and national housing non-profits have a track record of developing
and managing successful affordable housing projects, including BRIDGE Housing, EAH
(Ecumenical Association for Housing), Eden Housing, Mercy Housing, and North Bay
Rehabilitation Services. The key to the success of non-profits lies in three areas: 1) their ability
to access a diversity of funding sources; 2) their commitment to working cooperatively with the
local community; and 3) their long-term dedication to their projects. The Nonprofit Housing
Association of Northern California serves as a resource organization for affordable housing
developers in the Bay Area.

Program Objectives: Explore partnerships with a variety of affordable housing providers,
utilizing the Nonprofit Housing Association of Northern California as a resource to identify
nonprofits with experience in developing small scale residential infill and mixed use projects.
20.

Homebuyer Assistance

Background: First-time homebuyers in Mill Valley have access to several homebuyer assistance
programs offered through Marin Housing.
The Mortgage Credit Certificate (MCC) program administered by Marin Housing provides
qualified first time homebuyers with a federal income tax credit of up to 15% of the annual
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interest paid on the homebuyer's mortgage. This enables homebuyers to have more disposable
income available to qualify for a mortgage loan and make the monthly mortgage payments.
Eligibility includes maximum household incomes of approximately $100,000 (for 2 person
household), and sales price limits of approximately $400,000.

Marin Housing also administers a Below Market Rate (BMR) first-time homebuyer program on
behalf of jurisdictions in the County with inclusionary housing requirements, including Mill
Valley. The City has entered into a Memorandum of Understanding with Marin Housing to
manage and monitor the city's 27 affordable ownership inclusionary units, and to conduct
ongoing education through publication of homeowner newsletters.
Program Objectives: Continue to participate with Marin Housing in administration of the Below
Market Rate program and Mortgage Credit Certificate (MCC) program. As MCCs become
available on an annual basis, actively publicize availability through local media and on the City's
website.
21.

Section 8 Rental Assistance

Background: The Section 8 Rental Assistance Program extends rental subsidies to very lowincome households (50% area median income or AMI), including families, seniors, and the
disabled. The Section 8 Program offers a voucher that pays the difference between the current
fair market rent (FMR) and what a tenant can afford to pay (i.e. 30% of household income). The
voucher allows a tenant to choose housing that costs above the payment standard, provided the
tenant pays the extra cost. With nearly 100 Mill Valley households currently receiving Section 8
rental vouchers, and an additional 135 residents on the waiting list for assistance, Section 8
plays a critical role in allowing extremely low and very low income households to remain in the
community. As a means of supporting the use of Section 8, Chapter 5.33 of the Mill Valley
Municipal Code prohibits discrimination against tenants based on their source of income or the
use of rental subsidies and other rental programs.

Program Objectives: The City will continue to offer tenants information regarding Section B
rental subsidies and provide referrals to Marin Housing for assistance. The City will also
encourage landlords to register units with the Housing Authority and direct to
www.GoSectionB.com. Marin Housing's new enhanced program for on-line listing of rental
properties, by providing informational brochures to rental property owners.

II. Housing Plan

ATTACHMENT 6: HOUSING PLAN

CHAPTER 2, HOUSING ELEMENT

Page 11-18

May 4,2015

ADDRESS GOVERNMENTAL CONSTRAINTS
GOAL 4.0: Address governmental constraints on the maintenance, improvement and
development of housing while maintaining community character.

POLICIES
Policy 4.1 Regulatory Incentives for Affordable Housing
Support the use of density bonuses and other incentives, such as fee deferrals/waivers and
parking reductions, to offset the costs of affordable housing while ensuring that potential
impacts are addressed.
Policy 4.2 Flexible Development Standards
Provide flexibility in development standards to accommodate new models and approaches to
providing housing, such as transit-oriented development, mixed use, co-housing and live/work
housing.
Policy 4.3 Efficient Use of Multi-Family Zoning
Encourage the sustainable use of land and promote affordability by prohibiting new singlefamily development within multi-family or commercial land use districts.
Policy 4.4 Development Review
Explore continued improvements to the entitlement process to coordinate the processing of
development permits, design review and environmental clearance. Provide for priority and
expedited treatment in planning processing for affordable housing.
Policy 4.5 Regular Updates to the Zoning Code to Reflect Housing Standards and Regulations
Update Mill Valley's Zoning Code to provide adequate zoning provisions as established by State
Housing Law (including but not limited to State density bonus regulations and special needs
housing).

PROGRAMS
22.

Update Zoning Code Consistent with land Use Element

Background: As part of the 2040 General Plan, the City established minimum and maximum
densities for each residential land use category, along with a Land Use Map that clearly depicts
the General Plan designation of each parcel in the city. Residential development standards
within the Zoning Ordinance are being updated for consistency with the new General Plan. In
Commercial districts, the maximum density of RM 1.5 (29 units per acre) will be used as a
ceiling. Development standards such as minimum space set aside for commercial use, height
limits, parking requirements and setbacks are also being established.

In order to ensure the efficient use of multi-family properties, development of new single-family
residential dwellings will be prohibited in multi-family and commercial land use districts. This
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modification is part of the Zoning Code update that will occur as part of the proposed multifamily development standards ZDAC will present to Planning Commission in early 2015. And as
described under Program #6 (Mixed Use Zoning in Commercial Districts), the updated Zoning
Ordinance will establish multi-family residential development standards and uses in commercial
areas, and combined with the use of Multi-Family Residential Design Guidelines (Program #1),
will provide for a more transparent and efficient development review process.

Program Objectives: In 2015, update residential development standards consistent with the
adopted 2040 General Plan. Conduct ongoing monitoring of the Housing Element sites inventory
to ensure the continued provision of adequate site capacity to address Mill Valley's regional
housing needs by income category throughout the planning period. Should a potential shortfall
be identified, redesignate additional sites as necessary.
23.

Update Parking Standards

Background: Mill Valley's Zoning Code establishes an off-street parking standard of two spaces
per residential unit, regardless of unit size or number of bedrooms. With the exception of
nursing homes, the Code does not specify reduced parking standards for specialized housing
types, such as senior housing, housing for persons with disabilities, or residential/commercial
mixed use. While the Planning Commission can provide modified parking standards on a caseby-case basis based on development and design review, this process should be made more
effective by adopting appropriate refinements to the City's parking standards and codified in the
Zoning Ordinance.
The 2040 General Plan calls for the City to establish new parking standards and a citywide
parking management program for vehicles and bicycles. The following programs are intended to
enhance parking efficiencies and sustainability:
•
Evaluate parking management strategies and implement those most suitable to Mill
Valley's parking needs, including but not limited to: shared parking, "unbundled"
parking in commercial and multi-family residential projects, payments in-lieu of
providing parking, credits for on-site car sharing, and variable pricing of on- and offstreet parking to insure adequate parking during peak demand periods;
•
Consider reduced parking requirements for affordable studio and one bedroom units;
•
Consider reduced parking requirements in proximity to transit;
•
Include bicycle parking requirements in parking standards; and
•
Establish shared parking guidelines for mixed-use projects.

Program Objectives: In 2015, evaluate and establish modified parking standards in the Zoning
Ordinance to facilitate specific types of housing such as:
•
Multi-family and mixed use developments within commercial areas
•
Senior housing and housing for persons with disabilities
•
Housing in proximity to transit (1/4 mile)
•
One bedroom, studio and micro-units
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24.

Fee Deferrals and/or Waivers for Affordable Housing

Background: The City collects various fees from development projects to cover the costs of
processing permits and providing services and facilities. While these fees are assessed on a per
unit share basis, they are an element in the cost of housing and could potentially constrain the
provision of affordable housing. The deferral, reduction or waiver of City fees can lower the
production costs of affordable housing.
Pursuant to Municipal Code Section 5.32, the City will continue to offer a 50% reduction in City
fees, licenses and taxes for units provided at levels affordable to and occupied by lower and
moderate income households. In order to specifically encourage the provision of housing
affordable to extremely low income (ELI) households «30% AMI), the City will waive 100% of
application processing fees for projects with a minimum of 10% ELI units, or not less than one
unit.
In addition, the California legislature passed AB 641 in 2007, which helps to address the cash
flow challenges inherent in many affordable housing projects during the construction phase. For
affordable housing developments in which at least 49 percent of the units are affordable to low
or very low-income households, AB 641 prohibits local governments from requiring the payment
of local developer fees prior to receiving a certificate of occupancy.

Program Objectives: Provide information to the affordable housing community that fee
deferrals, reductions and waivers may be requested for affordable housing projects. By 2015,
adopt a resolution to specify the waiver of 100% of application processing fees for projects with a
minimum of 10% Extremely Low Income units.
25.

Density Bonus and Other Incentives for Affordable Housing

Background: Under Government Code section 65915-65918, for housing projects of at least five
units cities must grant density bonuses ranging from 5% to 35% (depending on the affordability
provided by the housing project) when requested by the project sponsor, and provide up to
three incentives or concessions unless specific findings can be made. Local jurisdictions are
required to adopt regulations that specify how compliance with the State's density bonus law
will be implemented. The City is also required to establish procedures for waiving or modifying
development and zoning standards that would otherwise inhibit the utilization of the density
bonus on specific sites. These procedures must include, but not be limited to, such items as
minimum lot size, side yard setbacks, and placement of public works improvements. In 2014,
the Mill Valley City Council adopted local residential density bonus provisions (Mill Valley
Municipal Code, Chapter 20.81), consistent with State law. The City's Ordinance reflects AB
2222, effective January 1, 2015, which requires developers to replace any pre-existing affordable
units on a site as a condition of eligibility for granting a density bonus.

Program Objectives: Implement the City's local density bonus ordinance to implement State law.
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26.

CEQA Exemptions for Infill Projects

Background: State law allows for approximately 30 classes of categorical exemptions for
California Environmental Quality Act (CEQA) review. These are types of projects that the
Secretary of the Resources Agency has determined do not usually have a significant effect on
the environment. Examples include the replacement of reconstruction of existing structures,
construction of small structures as defined by State Guidelines, and actions to maintain, restore,
or enhance a natural resource. The nature or location of projects can result in exceptions to
exemptions. Mill Valley will continue to utilize allowable CEQA exemptions for qualified urban
infill and other residential projects where site characteristics and an absence of potentially
significant environmental impacts allow. Use of the CEQA exemption must be consistent with
the environmental review of individual projects.
Program Objectives: Continue to utilize categorical exemptions under CEQA on a case by case
basis as appropriate based on the facts and circumstances of individual residential and mixed
use infill development projects.

I 505 Miller Avenue; mixed-use development I
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EQUAL HOUSING OPPORTUNITIES AND SPECIAL NEEDS
GOAL 5.0: Promote equal housing opportunities for all residents, including Mill Valley's special needs
populations.

POLICIES
Policy 5.1 Fair Housing
Seek to ensure that individuals and families pursuing housing in Mill Valley do not experience
discrimination on the basis of race, color, religion, marital status, disability, age, sex, familial
status, national origin, sexual preference, source of income or other arbitrary factors, consistent
with the Fair Housing Act.
Policy 5.2 Housing Options for Seniors
Support development and maintenance of affordable senior rental and ownership housing and
supportive services to facilitate maximum independence and the ability of seniors to remain in
their homes and/or in the community.
Policy 5.3 Housing for Persons with Disabilities
Address the special housing needs of persons with disabilities through provision of supportive
housing, homeowner accessibility grants, zoning for group housing, and reasonable
accommodation procedures.
Policy 5.4 Homeless Housing and Services
Work cooperatively with Marin County and other applicable agencies to provide a continuum of
care for the homeless, including emergency shelter, transitional housing, supportive housing
and permanent affordable housing.

PROGRAMS
27.

Fair Housing Program

Background: Fair Housing of Marin (FROM) is the designated provider of fair housing and
tenant-landlord information in Marin County. FROM provides fair housing investigation and
coordinates referral services to assist individuals who may have been the victims of
discrimination. Many of the people who contact FROM have basic questions about landlord and
tenant rights and responsibilities; FROM's housing counselors provide clients with
comprehensive information to help resolve tenant/landlord issues. FROM conducts extensive
fair housing education and outreach throughout Marin County, and is a certified HUD
Foreclosure Counseling agency.
Mill Valley maintains a website dedicated to housing resources, including information on the
Fair Housing Program.

Program Objectives: Continue to promote fair housing practices, and refer fair housing
complaints to Fair Housing of Marin. Publicize the fair housing program (including the City's
local ordinance to prohibit discrimination based on source of income or use of Section 8
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subsidies) through placement of fair housing services brochures at the public counter, on the
City's website and in other community locations.
28.

Senior Support Services

Background: Seniors citizens in Mill Valley have access to a range of services that can help
support aging in place and prevent premature institutionalization. Many of the senior programs
operate from the Community Center through the sponsorship of the Parks & Recreation
Department. In addition to social and recreational activities, services such as health insurance
counseling and advocacy, legal counseling, and AARP drivers safety courses are offered at the
Center. The Mill Valley Seniors Club meets weekly at the Center and provides input on the city's
senior programming.
The Mill Valley 2040 Community Vitality Element establishes the following programs to support
independent and healthy living for seniors:
• Work with paramedics, community based organizations and County and City staff to
identify those most at risk for falls and provide them with assessments of their homes
and regular check-ins to reduce the risk of injuries related to falls.
•
•

Create "Safe Routes for Seniors" by identifying the routes that older adults take to
access medical care, food and social events in the community and make those safer.
Promote opportunities to allow residents who wish to age in place and remain part of
the community

Mill Valley Village, together with its parent Marin Village, is a volunteer-drive non-profit
membership organization dedicated to providing resources and assistance to enable seniors to
remain in their own homes as they age. Mill Valley Village has a growing team of community
volunteers to help members with occasional transportation assistance, household tasks, home
visits and phone check-ins. In addition to home support services, Mill Valley Village will organize
and link seniors with Village social events, cultural programs, and educational and fitness classes
to support seniors in remaining active and connected to their community.

Program Objectives: Support the provision of senior services in the community to promote
independent and healthy living as outlined in the Mill Valley General Plan goals, policies and
programs.
29.

Home Sharing and Tenant Matching Opportunities

Background: Sharing a home promotes independent living, provides additional income for the
provider, an affordable rent for the seeker, and the potential for deeper relationships for both.
The average age of community members in Mill Valley is growing older, and nearly 500 seniors
currently live alone in single-family homes in the city. Shared housing promotes the efficient
use of the housing stock, and can help address the housing needs of seniors in our community.
Homesharing programs, such as the one offered by Episcopal Senior Communities (ESC) in San
Rafael, match lower income home seekers with homeowners with excess space who are
interested in sharing their homes.
Mill Valley maintains a website dedicated to housing resources, including information on the
home sharing and tenant matching program.
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Program Objectives: Support organizations that facilitate house sharing, and actively promote
through senior citizen organizations, such as Mill Valley Village and Mill Valley Seniors Club.
30.

Universal Design/Visitability

Backgraund: As Mill Valley's population continues to age, providing housing that is accessible to
people of all abilities becomes increasingly important. The majority the community's housing
stock was built prior to 1991 when current ADA accessibility standards took effect, and thus it is
important for the City to facilitate the retrofit of existing housing to provide greater accessibility,
as well as to promote accessibility in new construction. The goal of universal design is to
accommodate a wide range of abilities including children, aging populations, and persons with
disabilities by providing features in residential construction that enhance accessibility. Examples
of universal design features include:
•
•
•
•

Entrances without steps that make it easier for persons to enter the home;
Wider doorways that enhance interior circulation and accommodate strollers and
wheelchairs;
Lever door handles that are easier to use, especially by parents with an infant or
persons with arthritis; and
Light switches and electrical outlets that are located at a height more convenient
and accessible to the elderly.

Housing thatl is "visitable" is accessible at a basic level, enabling persons w'th disabilities to visit
the homes
their friends, relatives, and neighbors. Visitability can be achieved in new
construction by utilizing two simple design standards: (1) providing a 32-inch clear opening in all
interior and bathroom doorways; and (2) providing at least one accessible means of ingress and
egress for each unit.

bf

Program Objectives: Develop guidelines encouraging principles of universal design and
visitability, and provide to residential development applicants.
31.

Homeless Assistance

Backgraund: Support Countywide programs and the Marin Partnership to End Homelessness in
the provision of resources to address the needs of the homeless and persons at risk of
homelessness, including emergency shelter, transitional housing, supportive housing and
permanent housing. Provide flyers and information on the City's website, including the Annual
Marin Community Resource Guide, and links to the emergency 211 toll-free call system for
information and referral.
Senate Bill 2 establishes requirements for emergency shelter ordinances. During the State
Department of Housing and Community Development (HCD) review of Mill Valley's draft Housing
Element, HCD requested specific changes to the City's Emergency Shelter Standards that were
adopted in October 2014. To address this issue, the City will amend Section 20.40.050.1 of the
Municipal Code as follows: a) amend Section 20.40.050.1.G4 (Management Plan) to eliminate the
following words in the last sentence "and other regulations, as appropriate, or as requested by the
Planning and Building Director"; and b) eliminate Mill Valley Municipal Code Section 20.40.050.1.G5
(Annual Report).
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Mill Valley maintains a website dedicated to housing resources, including homeless assistance
information.
Program Objectives: Support implementation of the Homeless Countywide Continuum of Care
and publicize the Marin Community Resource Guide and emergency 211 call system. Amend Mill
Valley Municipal Code Sections 20.40.0s0.1.G4 and 20.40.0s0.1.Gs as specified in Program #31
in 2015.
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SUSTAINABILITY AND ENERGY EFFICIENCY
GOAL 6.0: Promote a healthy and sustainable Mill Valley through support of existing
and new housing which minimizes reliance on natural resources and automobile use.

POLICIES
Policy 6.1 Smart Growth
Preserve open space, watersheds and environmental habitats, while accommodating new
growth in compact forms in a manner that de-emphasizes the automobile, allowing residents to
use their cars less or not at all.
Policy 6.2 Green Building
Implement Mill Valley's Green Building Program to ensure new development is energy and
water efficient, and consider establishing incentives to achieve energy efficiencies higher than
those required by the Ordinance.
Policy 6.3 Energy Efficiency and Alternative Energy Sources
Promote modifications to increase energy efficiency and the use of alternative energy sources
such as solar energy, cogeneration, and non-fossil fuels.
Policy 6.4 Healthy Community.
Promote healthy living and physical activity through decisions in the location, site planning and
design of housing and mixed use development.
Policy 6.5 Transportation Alternatives and Walkability
Incorporate transit and other transportation alternatives including walking and bicycling into the
design of new development, particularly in areas within a half mile of designated transit stops.
Policy 6.6 Jobs/Housing Balance
Encourage a closer link between housing and jobs in the community, including housing
opportunities affordable to Mill Valley's modest income workforce.
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PROGRAMS

32.

Prioritization of Sustainable Housing Projects

Background: The Federal Department of Housing and Urban Development (HUD), Department
of Transportation (DOT), and the Environmental Protection Agency (EPA) formed an interagency
partnership in 2009 for Sustainable Communities, incorporating livability principles into the
provision of housing. The key principles are focused on the provision of housing in relative
proximity to transit and amenities, therefore reducing the need for cars owned by residents.
Community benefits associated with transit-accessible and mixed use housing include: better
health outcomes, increased access to employment, reduced infrastructure costs to the City,
additional economic development, and increased tax revenue.
The City of Mill Valley places a high priority on sustainability, and will prioritize funding for
residential and mixed-use projects within a quarter to half-mile walking radius of transit and
other pedestrian amenities. Please see Appendix B, Section C. 10 - Impact of Sustainability
Factors on Development, for maps illustrating the relationship between transit, amenities, and
parcels in Mill Valley.

Program Objectives: Prioritize redevelopment projects competing for funds and grants that are
within a quarter to half mile radius of transit stops, have a large number of amenities within a
half mile radius, and/or have a higher walkscore.
33.

Green Building

Background: Mill Valley adopted a local Green Building Ordinance in December 2008,
establishing green building requirements for all new residential and commercial development,
including building additions and renovations. Residential and mixed use projects are required to
complete a Build It Green ("BIG") checklist as part of building plan submittal to the City, and
demonstrate compliance with BIG Green Building Guidelines as verified by a certified
GreenPoint Rater. (Non-residential development is subject to LEEDS green building standards).
Green building design, construction and operation can have a significant impact on Mill Valley's
environmental sustainability, including:
• Resource and material usage
• Energy consumption and efficiency
• Water consumption and efficiency
• Waste management
• Air quality
• Health and welfare of residents, workers and visitors
In addition to the adopted Green Building Ordinance, the California Statewide Green Building
Code, or CALGREEN, went into effect on January 1, 2011, and updated the California Building
Standards Code (otherwise known as Title 24). CALGREEN has mandatory requirements that
apply to residential and non-residential construction, that achieve material and water
conservation, and reduced waste in construction practices, but not a higher level of energy

LEED (Leadership in Energy and Environmental Design) refers to the green building rating system
developed by the U.S. Green Building Council.

5
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efficiency compared to Title 24. Green Building Ordinances such as BIG and LEED fill in this gap
by typically exceeding Title 24's energy efficiency standards by 15%.
Mill Valley maintains a web page dedicated to Green Building, including an information guide
that can be downloaded.

Program Objectives: Continue to provide outreach and education to developers, architects and
residents to provide information on the new CALGREEN code, ways to incorporate sustainability
in project design and in existing structures. Evaluate incorporation of incentives into the Green
Building Ordinance to achieve higher levels of energy efficiency.

Cool roof system on a Mill Valley home.
(Source: www.cityofmillvalley.org)

34.

Energy Conservation

Background: The City will evaluate the following activities to support clean energy and energy
efficiency solutions in the community's housing:
• Continue to work with the Marin Housing Authority to provide rehabilitation loan
applicants with information on use of green materials and energy conserving measures
in home improvements.
• Update the City's development standards and design guidelines to encourage solar,
water harvesting and other emerging green technologies.
• Require energy audits for residential uses prior to the completion of sale, and provide
audit results and information about opportunities for energy improvement to
prospective buyers.
• Require where feasible, new residential construction to use "solar ready" guidelines, for
the easy, cost effective installation of solar energy systems in the future.
• Support neighbors working together to implement solar power on a block or
neighborhood level.
• Support efforts of the Marin Energy Authority, Marin Clean Energy and PG&E to
maximize residential subscription rates for green energy plans.
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•

Set up an information page on the City's website to assist and guide Mill Valley residents
to locate contractors, incentives and financial resources to install photovoltaic panels on
their homes or businesses. Explore the provision of additional incentives for properties
in Mill Valley that have high solar potential. Contact PG&E and MEA to learn about their
solar programs and available incentives. Contact Marin Solar to learn about the Countywide program and any challenges, and explore bringing the county-wide program into
Mill Valley.

Please see Appendix B, Section C. 10 - Impact of Sustainability Factors on Development, for the
solar potential of parcels in Mill Valley.

Program Objectives: Implement actions for energy efficiency identified in the 2040 Mill Valley
General Plan. Incorporate energy conservation and sustainability measures as part of the
proposed mixed use/multi-family design guidelines and development standards (see Program #1
for details).
35.

Addressing Natural Hazards

Background: AB 162 was passed to ensure that local planning agencies consider flooding risks
and plan flood management strategies while preparing General Plans. Pursuant to AB 162,
jurisdictions are required to amend the Safety and Conservation Element of the General Plan to
add analysis and policies relating to flood hazards, at the time the City updates its Housing
Element after January 1, 2008, and every five years thereafter.
I The City's current Public Health and Safety Element was wriiten in 1989, and is currently being

updated as part of the Mill Valley 2040 General Plan Update process.
Mill Valley's Floodplain Management Ordinance regulates new development and substantial
improvements to existing development within the floodplain. The Ordinance meets the
following requirements set forth by AB 162:
•

Identify information regarding flood hazards, including flood hazard zones, maps,
historical data, land uses, and flood protection agencies.
• Establish comprehensive goals, policies and objectives to protect against unreasonable
flooding risks, based on the above information.
• Establish a set of feasible implementation measures to carry out those goals, policies
and objectives.
In recent years and as reflected in the MV2040 General Plan, more attention has been raised
about natural hazards and events as it relates to Climate Change. There are many potential
hazards that could be exacerbated as part of climate change and sea level rise based on Mill
Valley's topography and proximity to San Francisco Bay.

Program Objectives: Continue to work with local jurisdictions and through the All Hazards
Mitigation Plan and the MV2040 General Plan to address and mitigate natural hazards.
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COMMMUNITY AND GOVERNMENTAL COLLABORATION
GOAL 7.0: Coordinate with citizens, community groups, and governmental agencies to
help address Mill Valley's housing needs.

POLICIES
Policy 7.1 Community Participation
Undertake effective and informed public participation from all economic segments in the
community, including both homeowners and renters, and special needs groups in the
formulation and review of City housing policies.
Policy 7.2 Neighborhood Outreach
Encourage developers of any major housing project to conduct neighborhood meetings with
residents early in the process to undertake problem solving and facilitate more informed, faster
and constructive development review.
Policy 7.3 Public Review of Development
Encourage public awareness and involvement in housing development proposals to facilitate the
design of new housing that fits within the neighborhood context.
Policy 7.4 Housing Element Implementation
Take a proactive leadership role in working with community groups, other jurisdictions and
agencies, non-profit housing sponsors, and the building and real estate industry to ensure the
timely follow through of actions identified in the Housing Element, including formation of a
Housing Committee to support implementation.

PROGRAMS
36.

Community Education and Outreach

Background: The Mill Valley 2040 General Plan involved extensive community participation
from a wide spectrum of residents and stakeholders in planning for the future of the town. As
part of this effort, the community has become more informed about Mill Valley's unique
housing needs and issues, and Housing Element policies and programs designed to address the
community's needs. A detailed description of these efforts is described in Chapter 1.

The City will build on the momentum gained through the 2040 General Plan to garner public
support for implementation of the Housing Element and the provision of housing for all
economic segments of the community. The education and outreach efforts to the Mill Valley
community will address broader housing issues, rehabilitation and maintenance of the existing
housing stock, retrofits for energy efficiency, and also the creation of housing that fits with and
enhances the small-town character of Mill Valley.
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Program Objectives:
• Provide ongoing education and outreach on housing issues, rehabilitation, energy
retrofits, and design through presentations, on-line resources, housing fact sheets and
other means.
• Assist prospective applicants of all types of residential developments in coordinating
meetings with neighbors and other stakeholders prior to submittal of a formal
development application.
• Coordinate with interested groups, including local businesses, housing advocacy groups
and owner and renter neighborhood groups to build public understanding and support
for affordable, workforce and special needs housing.
37.

Housing Element Monitoring!Annual Report

Background: The Planning Department is responsible for the regular monitoring of the Housing
Element, and preparing an Annual Progress Report for review by the public, City decisionmakers and submittal to State HCD. Completion of the Annual Report is required for the City to
maintain access to'State housing funds.
The Annual Report documents:

•
•

•
•

Mill Valley's annual residential building activity, including identification of any deed
restricted affordable units and assignment of market rate units to an appropriate
affordability category
pro~ress towards the Refional Housing Needs Allocation since the start of the plannin
period;
Input from the Planning Commission and other community stakeholders; and
Implementation status of Housing Element programs.

r

Program Objectives: The Planning and Building Departments will review the Housing Element
annually and provide opportunities for public participation, in conjunction with the submission of
the City's Annual Progress Report to the State Department of Housing and Community
Development by April 1st of each year.
38.

Mill Valley Housing Advisory Committee

Background: Through the Mill Valley 2040 General Plan process, the City and its community
stakeholders developed valuable new goals and established a strong foundation for future
action to address the community's affordable housing needs. As a means of supporting the
effective implementation of the City's new Housing Element, the City will establish a Housing
Advisory Committee to serve as an advisory group to the Planning Commission and City Council
for guidance on Mill Valley's housing policies, procedures, projects and funding opportunities.
Responsibilities of the Housing Advisory Committee may include:
•

•

Monitor and report regularly on housing issues in Mill Valley, including:
a Progress towards Housing Element goals
a Identification of any obstacles or impediments to achieving these goals
a Suggested policies and actions to keep Mill Valley on track towards its goals
Work with the City Council to coordinate housing activities with other City goals and
plans.
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•
•
•
•

Meet regularly to gather public input and recommendations, and to make periodic
reports to the Planning Commission and City Council.
Submit reports on housing activities to the Planning Commission and City Council for
inclusion in the City's Annual Housing Element Progress Report.
Coordinate with interested and affected groups, as directed by the City Council.
Research and investigate new and existing methods of financing, funding and managing
housing and mixed use affordable housing development consistent with Housing
Element goals and policies, and report findings to the City Council, as requested.

Program Objectives: Establish a Mill Valley Housing Advisory Committee in 2015, and define the
Committee's specific role and responsibilities in supporting Housing Element implementation.
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