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City of Sausalito

EXECUTIVE SUMMARY

PURPOSE

This Draft Environmental Impact Report (Draft EIR) was prepared in accordance with and in
fulfillment of the California Environmental Quality Act (CEQA) and the State CEQA Guidelines.
As described in CEQA Guidelines Section 15121(a), an EIR is a public information document
that assesses the potentially significant environmental impacts of a project. CEQA requires
that an EIR be prepared by the agency with primary responsibility over the approval of a
project (the lead agency). The City of Sausalito (City) is the lead agency for the proposed City
of Sausalito Amended Housing Element EIR. Public agencies are charged with the duty to
consider and minimize environmental impacts of proposed development where feasible and
have the obligation to balance economic, environmental, and social factors.

This Draft EIR has been prepared according to CEQA requirements to evaluate the potential
environmental impacts associated with the implementation of the Amended Housing
Element. This Draft EIR also discusses alternatives to the Amended Housing Element and
proposes mitigation measures that would offset, minimize, or otherwise avoid potentially
significant environmental impacts. This Draft EIR is intended to provide decision-makers and
the public with information that enables consideration of the environmental consequences
of the Amended Housing Element, and has been prepared in accordance with CEQA
(California Public Resources Code [PRC] § 21000 et seq.) and the CEQA Guidelines (California
Code of Regulations [CCR] Title 14, Division 6, Chapter 3).

PROJECT LOCATION

The City of Sausalito is located in the northern San Francisco Bay area, approximately 73
miles due southwest of Sacramento, California. Sausalito is located in Marin County, between
Richardson Bay and the Marin Headlands, across the Golden Gate Bridge from San Francisco.
The city is bordered by Marin City to the north, Richardson Bay to the west, and the Golden
Gate National Recreation Area to the west and south, as shown in Figure ES-1. The planning
area for the Amended Housing Element project is the same planning area that was
considered by the 2021 General Plan, which encompasses all incorporated land in Sausalito
and its sphere of influence in Richardson Bay, as shown in Figure ES-2. Sausalito includes
approximately 4,030 residential dwelling units.

INTRODUCTION

State law requires the City to have and maintain a general plan with specific contents in order
to provide a vision for the City’s future and inform local decisions about land use and
development, including issues such as circulation, conservation, and safety. The Housing
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Element establishes goals and policies, and identifies future programs/actions to address
the existing and projected housing needs of Sausalito. These goals, policies, and
programs/actions are required by state law to plan for the regional housing targets allocated
to Sausalito by the Association of Bay Area Governments (ABAG) and the Department of
Housing and Community Development (HCD) for the period of 2023 to 2031 and to
affirmatively further fair housing. The City of Sausalito adopted its 6™ Cycle Housing Element
Update as an amendment to the Sausalito General Plan on January 30, 2023.

The proposed project consists of the adoption and implementation of an Amended Housing
Element. The Amended Housing Element includes the following components:

Amend Housing Plan Program 4, entitled “Ensure Inventory of Sites Accommodates
RHNA throughout Planning Period,” to modify the Opportunity Sites, add housing
and mixed use zones that correspond with slightly lower minimum densities to
provide more variety in housing types, meet the City's RHNA requirements, and
affirmatively further fair housing.

Amend Housing Plan Program 8, entitled “Public Property Conversion to Housing,” to
address making publicly-owned sites available for development during the 2023-
2031 planning period.

Amend Housing Plan Program 19, entitled “Development Review Procedures,” to
clarify implementation of housing streamlining provisions.

Modifications to the Background Report and Appendices D1, D2, and E to reflect the
changes to Program 4, including modifications to the Opportunity Sites.

Actions to implement the Amended Housing Element will include:

1) Amendment of the Land Use, Circulation, and Community Design, Historic, and
Cultural Preservation Elements to be consistent with the Amended Housing Element.
2) Implementation of Amended Housing Element, including but not limited to:

a) The rezoning of opportunity sites to implement Housing Plan Program 4 to
create a capacity to accommodate the City’'s Regional Housing Needs
Allocation (RHNA) based on opportunity sites subject to the proposed
rezoning. Sites proposed for rezoning include sites subject to a vote of the
electorate under Ordinance 1022 and Ordinance 1128. Under Program 4,
opportunity sites would be rezoned with new zoning districts as follows:

e Housing-29 (minimum 20 du/ac for lower income sites and maximum of
29 du/ac);

e Housing-70 (minimum 50 du/ac and maximum 70 du/ac);

e Mixed Use-49/85% (minimum 43 du/ac and maximum 49 du/ac, allow
100% residential, and requirement a minimum of 85% residential); and

e Mixed Use-70/85% (minimum 50 du/ac and maximum 70 du/ac, allow
100% residential, and require a minimum of 85% residential).
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Rezoning would be subject to requirements of Government Code Section
65583.2(h,i), including the following requirements:

e Permit owner-occupied and rental multi-family uses by-right, consistent
with Government Code Section 65583.2(i) for projects with 20% or more
units affordable to lower income households;

e Permit a minimum density of 20 units per acre on sites identified to
accommodate very low and low income units;

e Allow a minimum of 16 units per site on sites identified to accommodate
very low and low income units; and

e Accommodate at least 50 percent of the lower income need on sites
designated for residential use only, except that the City may accommodate
the very low and low income need on sites designated for mixed use if
those sites allow 100 percent residential use and require residential use to
occupy at least 50 percent of the floor area in a mixed-use project.

b) Housing Plan Program 8, entitled “Public Property Conversion to Housing,” to
address making publicly-owned sites available for development during the
2023-2031 planning period.

c) Housing Plan Program 16 to amend the Zoning Ordinance.

d) Housing Plan Program 19, entitled “Development Review Procedures” to adopt
comprehensive Objective Design and Development Standards (ODDS) to
address multi-family development at densities envisioned by the General Plan,
Zoning Code, and Program 4.

BACKGROUND AND REGIONAL HOUSING NEEDS ALLOCATION

The City's current General Plan and Housing Element are guiding documents for land use
decisions affecting the City of Sausalito. The current documents and legal requirements are
summarized briefly below.

6™ CYCLE REGIONAL HOUSING NEEDS ALLOCATION

State law requires local jurisdictions to update their housing elements on a regular schedule
and to maintain consistency between the housing element and other elements of the general
plan. Each city and county in the Bay Area must update their current housing element to the
satisfaction of HCD by January 31, 2023 and must plan for a number of new housing units
referred to as their Regional Housing Needs Allocation (RHNA), as well as meeting other
provisions in the law, such as the requirement to affirmatively further fair housing.

A RHNA is generally assigned to each jurisdiction in the Bay Area by the Association of Bay
Area Governments (ABAG) for the eight-year planning period and includes housing units at
various levels of affordability (very low income, low income, moderate income, and above
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moderate), which are defined by percentage of Area Median Income (AMI)." Sausalito
received a RHNA of 724 units for the 2023-2031 planning period.

The City's final RHNA is shown in Table ES-1.

TABLE ES-1: SAUSALITO REGIONAL HOUSING NEEDS (RHNA) ALLOCATION

UNITS BY INCOME GROUPA

MODERATE ABOVE
VERY LOW LOW (81-120% MODERATE
(0-50% AMI) | (51-80% AMI) AMI) (>120% AMI) TOTAL UNITS
RHNA Allocation 200 115 114 295 724
% of Total 28% 16% 16% 41% 100%"

NOTES:

a.  Units are grouped into categories based on the incomes of households accommodated and their relationship (percentage of) Area
Median Income (AMI).

b.  Percentages rounded to equal 100%.
SOURCE: ABAG, March 17, 2022.

The City can meet a portion of its RHNA requirements through implementation of approved
or entitled projects, its existing inventory of sites zoned to allow residential and mixed uses,
including pending projects, and the projected development of accessory dwelling units
(ADUs) and Senate Bill 9 (SB 9) units throughout the city. However, even with the
development of these units, the City would have a remaining RHNA of 463 units, requiring
the City to identify more sites available for residential development at varying income levels.

The City's Amended 6th Cycle Housing Element provides sites sufficient to accommodate its
RHNA plus a buffer (see Figure ES-3). A buffer is particularly important because of “no net loss”
provisions in state Planning Law (Government Code Section 65863). Section 65863 requires
that the land inventory and site identification programs in the Housing Element always include
sufficient sites to accommodate the unmet RHNA. This means that if a site is identified in the
Housing Element as having the potential for housing development that could accommodate
lower-income units towards meeting the RHNA but is actually developed with units at a higher
income level or fewer units, then the locality must either: 1) identify and rezone, if necessary,
an adequate substitute site; or 2) demonstrate that the land inventory in the Housing Element
already contains an adequate substitute site. An adequate buffer will be critical to ensuring

T In 2021, the County's Area Median Income for a family of four was $149,600, as published by HCD in Title 25
of the California Code of Regulations section 6932.
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that the City remains compliant with these provisions without having to identify and rezone
sites prior to the end of the cycle.

Also, because the City's RHNA includes units distributed by income category, the sites
inventory must include ample sites to meet the requirement for very low and low income
households. Typically, housing affordable to these lower income households is constructed
with substantial local, state, and federal subsidies, although some affordable units are
constructed as accessory dwelling units, and some may be included as a small percentage of
market rate projects.

It is important to note that while State law requires the Housing Element to include an
inventory of housing sites and requires the City to appropriately zone sites for multifamily
housing, the City would not actually develop or construct housing on these sites. Future
development on identified sites would be at the discretion of individual property owners and
would be largely dependent on market forces and in the case of affordable housing, available
funding and other incentives.

PROJECT OBJECTIVES

CEQA Guidelines Section 15124(b) requires the description of the project in an EIR to state the
objectives sought by the project.

“A clearly written statement of objectives will help the lead agency develop a reasonable
range of alternatives to evaluate in the EIR and will aid the decision makers in preparing
findings or a statement of overriding considerations, if necessary. The statement of
objectives should include the underlying purpose of the project.”

In keeping with this requirement, the City's project objectives are as follows:

1. Update the General Plan’s Housing Element to comply with State-mandated housing
requirements and to address the maintenance, preservation, improvement, and
development of housing in the City through 2031.

2. Establish an inventory of housing sites and rezone the sites as necessary to meet the
required Regional Housing Needs Allocation and to provide an appropriate buffer to
assist in providing sites in accordance with No Net Loss requirements under
Government Code Section 65863.

3. Amend the General Plan, including the Land Use Element; Community Design,
Historic, and Cultural Preservation Element; and Circulation and Parking Element as
needed to maintain internal consistency.
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4. Accommodate the City's housing needs in a manner that affirmatively furthers fair
housing while preserving the character of the City, including its aesthetic and historic
resources, and promoting the safety and welfare of both existing and future
residents, and maintaining opportunities for economic development.

PROJECT DESCRIPTION

The Project analyzed in this EIR is the adoption of an Amended Housing Element, including
the changes to the Housing Element Programs 4, 8, and 19, and implementing the Amended
Housing Element by amending other General Plan elements to ensure internal consistency,
rezoning sites throughout the city to create a capacity to accommodate the City's RHNA
requirements, make publicly-owned sites available for housing development, amend the
Zoning ordinance, and adopt comprehensive Objective Design and Development Standards
(ODDS). These Project components are described below.

AMENDED HOUSING ELEMENT
The Project would amend Housing Element Programs 4, 8, and 19.

Housing Element Program 4, entitled “Ensure Inventory of Sites Accommodates RHNA
throughout Planning Period,” would be amended to add housing and mixed use zones that
correspond with slightly lower minimum densities to provide more variety in housing types,
meet the City's RHNA requirements, and affirmatively further fair housing. Sites proposed
for rezoning include sites subject to a vote of the electorate under Ordinance 1022 and
Ordinance 1128. Under Program 4, opportunity sites would be rezoned with new zoning
districts as follows:

Housing-29:
a. allow a maximum 29 dwelling units per acre (du/ac) and require a
minimum of 20 du/ac on sites identified to accommodate the very low and
low income RHNA

Housing-49:
b. allow a minimum of 43 du/ac and a maximum 49 du/ac

Housing-70:
c. allow a minimum of 50 du/ac and a maximum of 70 du/ac

Mixed Use-29%
d. allow for a maximum of 29 du/ac and require a minimum of 20 du/ac on
sites identified to accommodate the very low and low income RHNA

e. allow 100% residential development

f. require a minimum of 85% residential uses
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Mixed Use-49/85%
g. allow a minimum 43 du/ac and a maximum of 49 du/ac

h. allow 100% residential development
i. require a minimum of 85% residential uses

Mixed Use-70/85%
j.allow a minimum 50 du/ac and a maximum of 70 du/ac

k. allow 100% residential development
| require a minimum of 85% residential uses

The rezoning associated with amended Program 4 would be subject to the requirements of
Government Code Section 65583.2(h,i), including the following requirements:

Permit owner-occupied and rental multi-family uses by-right, consistent with
Government Code Section 65583.2(i) for projects with 20% or more units
affordable to lower income households;

Permit a minimum density of 20 units per acre on sites identified to accommodate
the very low and low income RHNA;

Allow a minimum of 16 units per site on sites identified to accommodate the very low
and low income RHNA; and

Accommodate at least 50 percent of the lower income need on sites designated for
residential use only, except that the City may accommodate the very low and low
income need on sites designated for mixed use if those sites allow 100 percent
residential use and require residential use to occupy at least 50 percent of the
floor area in a mixed-use project.

Program 8

Housing Element Program 8, entitled “Public Property Conversion to Housing,” would be
amended to address making publicly-owned sites available for development during the
2023-2031 planning period.

Site 85, as identified in the adopted Housing Element, would be removed from the program
as a publicly-owned site available for development. The site is owned by the California
Department of Transportation (Caltrans) and is not controlled by the City.

Implementation of amended Program 8 would include rezoning publicly-owned sites to be
available for housing development and making the sites available for residential
development during the 6™ Cycle.

Program 19

Housing Element Program 19, entitled “Development Review Procedures,” would be revised
to clarify the implementation of housing streamlining provisions.
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Program 19 facilitates the development and enactment of objective design and development
standards (ODDS) applicable to eligible multifamily residential projects. The ODDS are
intended to be standards that “involve no personal or subjective judgment by a public official
and are uniformly verifiable by reference to an external and uniform benchmark or criterion
available and knowable by both the development applicant and public official prior to
submittal.” To implement the first bullet of Program 19, the City would adopt ODDS to
provide an alternative streamlined permitting process, rather than discretionary design
review, to multifamily residential at densities envisioned by the General Plan, the Zoning
Ordinance, and Program 4.

Development Potential of the Project

Table ES-2 describes the development that could be constructed with the implementation
of the proposed Project. The Amended Housing Element assumed a “realistic capacity” based
on the potential for some sites to develop at less than the full density. For the purpose of
this EIR, the maximum capacity of each site based on the allowed density and floor area ratio
for residential units and, where applicable, non-residential uses that would be allowed under
amended Program 4 is evaluated.

TABLE ES-2: DEVELOPMENT CAPACITY

PROGRAM 4 CAPACITY
(AMENDED HOUSING ELEMENT REALISTIC CAPACITY) MAXIMUM CAPACITY
NON-
EXTREME- MODER- ABOVE RESIDENTIAL
LYI{c\)I‘I,EVRY LOwW o MODERATE | TCTAL | UNITS SQUARE
FEET
RHNA 200 115 114 295 724
EXISTING CAPACITY
Approved/Entitled Projects 3 7 6 7 23 23 -
Inventory of Existing
Residential Sites, including 1 1 47 73 122 126 -1,584
Pending Projects
ADU & SB 9 Projected Units 12 27 30 47 116 187 -
Subtotal: Existing 16 35 83 127 261 | 336 | -1,584
Capacity
CAPACITY FROM OPPORTUNITY SITES
Housing - 29 du/ac 12 6 5 5 28 37 2,456
Housing - 43-49 du/ac 54 28 39 45 166 200 -
Housing - 50-70 du/ac 69 33 13 15 130 149 -3,310
Mixed Use 29/85% 2 1 13 36 52 69 11,459
Mixed Use 49/85% 86 56 34 123 299 333 260

ES-8 | EXECUTIVE SUMMARY




City of Sausalito

Mixed Use 70/85% 0 0 11 11 22 23 -4,110
Subtotal: Opportunity 223 124 115 235 697 | 811 6,755
Sites

TOTAL CAPACITY (EXISTING CAPACITY PLUS OPPORTUNITY SITES)
Total Capacity 239 159 198 362 958 1,147 5,171
Surplus’ 39 44 84 67 234
NOTE:

1. HCD recommends buffer in the housing element inventory of at least 15 to 30 percent capacity more than required, especially to accommodate the lower income
RHNA. A modest surplus also allows various sites identified in the Housing Element to identify at different income levels than those anticipated, while still
maintaining an adequate supply of available sites.

GENERAL PLAN AMENDMENT

The General Plan Land Use Element; Community Design, Historic, and Cultural Preservation
Element; and Circulation and Parking Element would be amended to establish overlay
districts to accommodate the opportunity sites and to address the increased development
intensities that could occur under the overlay districts.

Land Use Element

Table 1-1 of the Land Use Element would be revised to include the residential and mixed use
land use designations shown in Table ES-3.

TABLE ES-3: LAND USE DESIGNATIONS TO BE ADDED TO LAND USE ELEMENT TABLE 1-1

LAND USE
Residential

‘ DESCRIPTION

Housing-29 Overlay Applied to sites identified to address the City's
shortfall in accommodating the 6 Cycle City's
Regional Housing Needs  Allocation.
Residential uses may include multifamily
rental units, live-work units, and townhome
Housing Element | and condominium (ownership or rental) units.
100% residential uses shall be allowed.
Development on a site with this overlay shall
include residential uses at not less than 20
du/ac for sites identified in the Housing
Element to accommodate very low and low
income units regardless of the underlying land
use designation.

Densities:

Minimum: 20 du/ac on a site identified to
accommodate very low and low income
housing units in
Appendix A

Maximum: 29.0 du/ac

Housing-49 Overlay
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LAND USE

DESCRIPTION

Housing-49 Overlay
Densities:
Minimum: 43 du/ac

Maximum: 49.0 du/ac

Applied to sites identified to address the City’'s
shortfall in accommodating the 6 Cycle City's
Regional Housing Needs  Allocation.
Residential uses may include multifamily
rental units, live-work units, and townhome
and condominium (ownership or rental) units.
100% residential uses shall be allowed.
Development on a site with this overlay shall
include residential uses at not less than 43
du/ac regardless of the underlying land use
designation.

Housing-70 Overlay
Densities:
Minimum: 50 du/ac

Maximum: 70.0 du/ac

Applied to sites identified to address the City's
shortfall in accommodating the 6™ Cycle City's
Regional Housing Needs  Allocation.
Residential uses may include multifamily
rental units, live-work units, and townhome
and condominium (ownership or rental) units.
100% residential uses shall be allowed.
Development on a site with this overlay shall
include residential uses at not less than 50
du/ac regardless of the underlying land use
designation.

Commercial

Housing-Mixed Use-29 Overlay
Non-residential FAR up to 0.65
Residential Densities:

Minimum: 20 du/ac on a site identified to
accommodate very low and low income
housing units in Housing Element
Appendix A

Maximum: 29.0 du/ac

Applied to sites identified to address the City's
shortfall in accommodating the 6™ Cycle City’s
Regional Housing Needs  Allocation.
Residential uses may include multifamily
rental units, live-work units, and townhome
and condominium (ownership or rental) units.
Projects may include commercial, office,
service, and institutional uses oriented to
residents and local visitors. 100% residential
uses shall be allowed. Development on a site
with this overlay shall include residential uses
at not less than 20 du/ac on sites identified to
accommodate very low and low income units
in the Housing Element regardless of the
underlying land use designation.

ES-10 | EXECUTIVE SUMMARY



City of Sausalito

LAND USE DESCRIPTION

Housing-Mixed Use-49 Overlay Applied to sites identified to address the City's

Non-residential FAR up to 0.4 sho.rtfall in accommodating the 6™ Cycle City’s
Regional Housing Needs  Allocation.

Residential Densities: Residential uses may include multifamily

Minimum: 43 du/ac rental units, live-work units, and townhome

and condominium (ownership or rental) units.
Projects may include commercial, office,
service, and institutional uses oriented to
residents and local visitors. Development on a
site with this overlay shall include residential
uses at not less than 43 du/ac regardless of the
underlying land use designation.

Maximum: 49.0 du/ac

Housing-Mixed Use-70 Overlay Applied to sites identified to address the City's
. . th )

Non-residential FAR up to 0.4 shortfall in accommodatlng the 6™ Cycle C{tys
Regional Housing Needs  Allocation.

Residential Densities: Residential uses may include multifamily

Minimum: 50 du/ac rental units, live-work units, and townhome

and condominium (ownership or rental) units.
Projects may include commercial, office,
service, and institutional uses oriented to
residents and local visitors. Development on a
site with this overlay shall include residential
uses at not less than 50 du/ac regardless of the
underlying land use designation.

Maximum: Up to 70.0 du/ac

Figure 1-1: Land Use of the Land Use Element would be revised to apply the housing and
mixed use overlay land use designations to the opportunity sites as shown in Figure ES-3.
Table 1-1 of the Land Use Element is revised to include the housing and mixed use overlay
land use designations.

The policies and programs in the Land Use Element, Community Design, Historic, and
Cultural Preservation Element, and Circulation and Parking Element of the General Plan
would be revised to allow development of Opportunity Sites consistent with the densities
identified in Table 2-3. Amended policies and programs include Policy CD-1.3 and Program
CD-1.3.1 to identify that greater heights are allowed pursuant to the ODDS, Policy CD-3.1 and
Program CD-3.1.1 to address that development pursuant to the ODDS may interfere with
views, CD-4.5.2 to address that design review will occur pursuant to adopted standards,
Policy CP-1.6 to clarify that the LOS standard applies to the extent where the City can feasibly
accommodate improvements, Policy CP-6.1.3 regarding adopting impact fees to address
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transportation and circulation improvements, Policy LU-1.7 to protect and encourage
liveaboards and residential water-based communities, Policies LU-1.19 and LU-2.5 and
Programs LU-1.19.1 and LU-1.19.2 to promote a mix of uses to meet the City’s housing needs
while providing for employment and access to goods and services and to address the overlay
designations, Program LU-121.1 to address the overlay designations, Program LU-1.21.3 to
prioritize incentives for multifamily and mixed use projects that incorporate walkability, and
access to fresh foods and services, in order to promote an equitable built environment,
Program LU-2.5.5 to address modifying the standards of Ordinance 1022 to accommodate
the overlay designations on sites affected by the Fair Traffic Initiative, Policy LU-2.8 and
Program LU-2.8.2 to encourage mixed residential uses to accommodate the City's share of
regional housing needs, Policy LU-3.1 and Programs LU-3.1.1 and LU-3.1.3 to accommodate
the residential and mixed use overlay designations in the Marinship, Program LU-4.1.3 to
address accommodating the overlay designations under Ordinance 1022, Policy LU-5.1 to
address that City-owned lands may accommodate the City's share of regional housing needs
on sites designated by the Housing Element, and Program LU-5.2.1 to address the MLK site
as an Opportunity Site.

3.1.1 ZONING ORDINANCE AMENDMENT

Implementation of Housing Element Program 16 would require amendments to the City's
Zoning Ordinance to be consistent with the City's General Plan, in accordance with
Government Code Section 65860. The following text identifies where changes to the Zoning
Ordinance would occur as part of the proposed Project. The Zoning Map would be updated
as shown on Figure 2-7.

Chapter 10.22 RESIDENTIAL ZONING DISTRICTS
Table 10.22-1 is revised to:
e Permit employee housing in the same manner as a single family unit pursuant to the

standards at Section 10.44.360;

o Allow agricultural employee housing pursuant to the standards at Section 10.44.370 in
zones where agricultural uses are allowed;

e Permit low barrier navigation centers pursuant to the standards at Section 10.44.380 in
zones that allow multifamily and mixed uses;

e Permit mobile homes and manufactured homes in all zones that permit single family
units;

o Allow residential care homes for 7 or more clients in the R-2 and PR zones with a
conditional use permit;
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Allow supportive and transitional housing in the same manner as residential units of
the same type in the same zone pursuant to the standards at Section 10.44.390.

Table 10.22-2 is revised to include a footnote that allows a multifamily residential
project that is located on a single site composed of multiple contiguous lots that are
under ownership by a single entity is only subject to setbacks along the exterior lot lines
of the project. No setbacks or yards shall be applied to the parcel lines that are interior
to the site.

Chapter 10.24 COMMERCIAL ZONING DISTRICTS
Table 10.24-1 is revised to:

Allow agricultural employee housing pursuant to the standards at Section 10.44.370 in
zones where agricultural uses are allowed;

Permit low barrier navigation centers pursuant to the standards at Section 10.44.380 in
zones that allow multifamily and mixed uses;

Permit mobile homes and manufactured zones in all zones that permit single family
units;

Allow residential care homes for 7 or more clients in the CR zone with a conditional use
permit;

Allow two-family (duplex) dwellings in the R-1 zone pursuant to Section 10.44.350;

Allow supportive and transitional housing in the same manner as residential units of
the same type in the same zone pursuant to the standards at Section 10.44.390.

Table 10.24-2 is revised to include a footnote that allows a multifamily residential
project that is located on a single site composed of multiple contiguous lots that are
under ownership by a single entity is only subject to setbacks along the exterior lot lines
of the project. No setbacks or yards shall be applied to the parcel lines that are interior
to the site.

Chapter 10.28 OVERLAY DISTRICTS

Section 10.28.090 is added to establish six overlay zones (see Table 2-4) that could
significantly increase permitted residential densities, and establish certain minimum
densities or affordability requirements:

¢ Housing-29 (-HO-H29): Provides for increased densities and ministerial development
processing in exchange for the provision of 20% lower income units (on sites
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designated to accommodate the very low and low income RHNA) or 30% moderate
income units, and requires 100% residential uses between 20 units per acre and 29
units per acre on sites identified to accommodate very low and low income units in
the Housing Element. On sites designated to accommodate the very low and low
income need, the minimum affordability required is 20% very low and low income
units to receive the increased density of up to 29 units per acre and ministerial
development processing.

¢ Housing-49 (-HO-H49): Provides for increased densities and ministerial development
processing in exchange for the provision of 20% lower income units (on sites
designated to accommodate the very low and low income RHNA) or 30% moderate
income units, and requires 100% residential uses between 43 units per acre and 49
units per acre. On sites designated to accommodate the very low and low income
need, the minimum affordability required is 20% very low and low income units to
receive the increased density of up to 49 units per acre and ministerial development
processing.

¢ Housing-70 (-HO-H70): Provides for increased densities and ministerial development
processing in exchange for the provision of 20% lower income units (on sites
designated to accommodate the very low and low income RHNA) or 30% moderate
income units, and requires 100% residential uses between 50 units per acre and 70
units per acre. On sites designated to accommodate the very low and low income
need, the minimum affordability required is 20% very low and low income units to
receive the increased density of up to 70 units per acre and ministerial development
processing.

e Mixed Use-29 (-HO-M29): Provides for increased densities and ministerial
development processing in exchange for the provision of 20% low income units (on
sites designated to accommodate the very low and low income RHNA) or 30%
moderate income units. Zoning would allow a mix of residential, service, retail, office,
and public/quasi-public uses and 100% residential uses, and would require a
minimum of 20 du/ac on sites identified to accommodate very low and low income
units by the Housing Element and would require a minimum of 85% of the site be
developed with residential uses at up to 29 units per acre.

e Mixed Use-49 (-HO-M49): Provides for increased densities and ministerial
development processing in exchange for the provision of 20% low income units (on
sites designated to accommodate the very low and low income RHNA) or 30%
moderate income units. Zoning would allow a mix of residential, service, retail, office,
and public/quasi-public uses and 100% residential uses, and would require a
minimum of 85% of the site be developed with residential uses at up to 49 units per
acre.

e Mixed Use-70 (-HO-M70): Provides for increased densities and ministerial
development processing in exchange for the provision of 20% low income units (on
sites designated to accommodate the very low and low income RHNA) or 30%
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moderate income units. Zoning would allow a mix of residential, service, retail, office,
and public/quasi-public uses and 100% residential uses, and would require a
minimum of 85% of the site be developed with residential uses at up to 70 units per
acre.

On sites designated to accommodate the very low and low income need, the minimum
affordability required is 20% very low and low income units to receive the increased density
and ministerial development processing.

TABLE ES-4: NEW OVERLAY ZONES

Densit
(du/a c)), Floor Area Setbacks®
Zoning Ratio (Non- Height -
. - . ree .
Min | Max | residential) Front . Side Rear
Side
Residential-29 20 29 - Max 32' and o Min. 5' Min.5 | Min. 15’
3 stories
Residential-49 | 43 | 49 Ma’l(('. ‘g,tto
E:jej o Z 0; Min.5; | Min.5 | Min.15
Residential-70 50 70 -
stories
Mixed Use-29 20 29 0.65 Max 32' and o Min. 5 Min.5 | Min. 15’
3 stories
Mixed Use-49° | 43 | 49 0.4 N;’i‘( i‘r(’),tt‘c’)
Eave" e o Min. 5' Min.5' | Min. 15’
i 7032 ’
Mixed Use-70 43 49 0.4 stories

NOTE
a. This zone allows 100% residential uses, and requires a minimum of 85% residential uses on sites not identified to accommodate the
very low and low income sites.

b. Setbacks may be reduced where necessary to accommodate maximum permitted density.

Source: De Novo Planning Group, 2024.

Figure ES-4 shows the existing zoning designations for the identified Opportunity Sites, while
Figure ES-5 shows the zoning designations under the proposed Project.

Some of the sites proposed for rezoning in Program 4 include sites subject to a vote of the
electorate, which is required due to previously adopted restrictions as set forth Ordinance
1022 and Ordinance 1128, previously adopted following submission of initiatives to the City
Council. Initiative-restricted sites are designated as Sites 39, 44, 47, 72, 79, 81, 84, 201, 211,
212, 301, 303, 304, and 306, identified in Appendix D1 of the Housing Element, and are
anticipated to accommodate very low, low, moderate, and above moderate income units. As
part of Program 4, the City would initiate and conduct the election, pay for all costs
associated with preparing the ballot measure for submission to the voters, and prepare any
education materials related to the impacts of the ballot measure.
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Section 10.28.080 (Emergency shelters) is revised to limit parking requirements to
accommodate all staff working in the shelter, provided that the parking requirement is not
more than required for other residential or commercial uses within the same zone.

Chapter 10.40 GENERAL DEVELOPMENT REGULATIONS

Section 10.40.115 would be revised to provide parking exemptions for eligible projects within
Y%-mile of public transit as mandated by Government Code Section 65863.2.

Section 10.40.130 would be revised to reflect the State Density Bonus Law, including
provisions for senior citizen housing, units for transitional foster youth, disabled veterans or
homeless youth, student housing developments, and 100 percent lower income
developments. The density bonus standards in Table 10.40-2 would be revised to reflect the
current density bonuses mandated for specific project types and affordability levels. Table
10.40-3 would be revised to address incentives for 100 percent lower income projects.
Paragraph H would be added to address projects that require concessions due to physical
constraints to achieving the density bonus.

Chapter 10.44 SPECIFIC USE REQUIREMENTS

Section 10.44.360 would be added to address employee housing for six or fewer employees
in accordance with Government Code Section 17021.5.

Section 10.44.370 would be added to address agricultural employee housing in accordance
with Government Code Section 17021.6.

Section 10.44.380 would be added to address low barrier navigation centers in accordance
with Government Code Section 65660.

Section 10.44.390 would be added to address supportive housing in accordance with
Government Code Section 65651.

Section 10.44.400 would be added to address replacement housing requirements for lower
income sites identified in the Housing Element inventory of sites in accordance with
Government Code Section 65583.2(g)(3).

TITLE 10A: OBJECTIVE DESIGN AND DEVELOPMENT STANDARDS

Title 10A would be added to the Sausalito Municipal Code to implement Housing Element
Program 19 to adopt ODDS applicable to housing projects creating two or more new
residential units. The ODDS would apply to sites zoned for multifamily and
commercial/mixed use developments and to individual Housing Opportunity Sites identified
in the adopted Housing Element.
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The ODDS would establish development regulations including, but not limited to, minimum
lot sizes based on the building type proposed, height limits, building setbacks, required
minimum length of building facade along a street frontage, allowable encroachments into
setback areas, allowable building types with defined design criteria, parking requirements
for number of spaces and location, required building frontage improvement types, required
public street improvements, grading and slope development standards, equipment
screening, and landscape and lighting standards.

The ODDS applicable to new multi-unit developments in the existing multi-family and
commercial mixed use zones (R-2, R-3, CN, CR, and CC) reflect and implement existing
General Plan and Zoning Code maximum residential densities, floor area ratios, and height
limits and minimum building setbacks. Therefore, the ODDS that apply to the existing multi-
family and commercial mixed use zones retain the existing allowable building size and
location regulations from the adopted General Plan and Zoning Code and represent a
reorganization and clarification of existing requirements and do not establish new
standards.

The Housing Opportunity Sites Overlay (HOS) establishes standards applicable to the overlay
districts that allow up to 49 du/ac and up to 79 du/ac (Residential-49, Residential-70, Mixed
Use-49, and Mixed Use-70) that will be created by the Project.

Sausalito’s proposed HOS Overlay includes the following standards:
e minimum and maximum residential densities;
e maximum non-residential floor area ratio;
e maximum building heights: 32 feet to 45 feet, or 3 to 4 stories;

e primary building setbacks: no front setback, 5-foot side street and interior side
setbacks, and 15-foot rear setback;

e 5-foot stepback from all sides of a building for the 4™ story;

e vehicle parking standards: 1 space per studio and 1-bedroom units and 1.5 spaces for
units with 2 or more bedrooms;

e bicycle parking standards: 1 space per bedroom;
e guest parking: 1 space per 10 bedrooms;

e historic resources: building height, front setback, and some building proportions
limited to averages of existing development on adjoining and nearby sites that
provide context for the historic resource(s). These limitations may be exceeded when
necessary to achieve the maximum allowed density; and

e view standards: define protected views and limit intrusion of new structures into
protected viewsheds from public and private properties. The proposed regulations
would establish a procedure to evaluate view impacts from development proposals
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and determine compliance with the regulations. These limitations may be exceeded
when necessary to achieve the maximum allowed density.

3.1.2 INFRASTRUCTURE

The proposed Project is within an existing urbanized environment, which is served by
existing domestic water supply, wastewater, and storm drainage infrastructure, and
electricity, natural gas, and telecommunication services. Development resulting from the
proposed Project may require new or upgraded local connections to this infrastructure. As
is standard practice, the addition or modification of such infrastructure may be within the
roadway right-of-way, resulting in some modest amount of infrastructure construction
activity. The proposed Project does not propose to reroute utility infrastructure, or add new
utility infrastructure, beyond connecting individual project sites to utility main lines. Utility
installation or upgrades would be conducted on a project-by-project basis as individual
developments are proposed.

Further, minor roadway construction along project site frontages may be required to
accommodate new access points, driveways, sidewalks, and the like. The proposed Project
does not propose to make changes to the roadway network.

SIGNIFICANT AND UNAVOIDABLE ADVERSE IMPACTS

Section 15126.2(b) of the CEQA Guidelines requires that an EIR describe any significant
impacts that cannot be avoided, even with the implementation of feasible mitigation
measures. The environmental effects of the proposed Amended Housing Element project on
various aspects of the environment are discussed in detail in Chapter 3, Environmental
Impacts, Setting, and Mitigation Measures. The project-specific and cumulative impacts that
cannot be avoided if the proposed Amended Housing Element project are approved as
proposed are listed below.

3.1.3 PROJECT-SPECIFIC SIGNIFICANT AND UNAVOIDABLE EFFECTS

Impact 3.1-1: Development facilitated by the Amended Housing Element would have a
substantial adverse effect on a scenic vista.

Impact 3.1-2: Implementation of the Amended Housing Element would substantially
damage scenic resources, including, but not limited to, trees, rock outcroppings, and historic
buildings, within a State scenic highway.

Impact 3.1-3: Development facilitated by the Amended Housing Element would substantially
degrade the existing visual character or quality of public views in non-urbanized areas.
(Public views are those that are experienced from publicly accessible vantage points).
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Impact 3.1-4: Implementation of the Amended Housing Element would substantially conflict
with applicable zoning and other regulations governing scenic quality in urbanized areas.

Impact 3.1-5: Development facilitated by the Amended Housing Element would create a new
source of substantial light or glare which would adversely affect day or nighttime views in
the area.

Impact 3.4-2: Development facilitated by the Amended Housing Element could result in a
substantial adverse change in the significance of an archaeological resource pursuant to
Section 15064.5.

Impact 3.4-3: Implementation of the Amended Housing Element could result in disturbance
of human remains, including those interred outside of formal cemeteries.

Impact 3.4-4: Implementation of the Amended Housing Element could cause a substantial
adverse change in the significance of a tribal cultural resource that is listed or eligible for
listing in the California Register of Historical Resources, or in the local register of historical
resources as defined in Public Resources Code Section 5020.1(k).

Impact 3.4-5: Implementation of Amended Housing Element could cause a substantial
adverse change in the significance of a tribal cultural resource determined by the lead
agency, in its discretion and supported by substantial evidence, to be significant pursuant to
criteria set forth in subdivision (c) of Public Resources Code Section 5024.1.

Impact 3.14-2: Implementation of the Amended Housing Element would conflict or be
inconsistent with CEQA Guidelines section 15064.3, subdivision (a).

Impact 3.15-1: Implementation of the Amended Housing Element could require or result in
the relocation or construction of new or expanded water, wastewater treatment or
stormwater drainage, electric power, natural gas, or telecommunications facilities, the
construction or relocation of which could cause significant environmental effects (water

supply).

Impact 3.15-2: Sufficient water supplies may not be available to serve development
facilitated by the Project and reasonably foreseeable future development during normal, dry,
and multiple dry years.

Impact 3.16-1: Implementation of the Project could result in the exposure of people or
structures, either directly or indirectly, to a significant risk of loss, injury, or death involving
wildland fires.

Impact 3.16-2: Development facilitated by the Project in or near State responsibility areas
or lands classified as very high fire hazard severity zones would substantially impair an
adopted emergency response plan or emergency evacuation plan.

Impact 3.16-3: Development facilitated by the Project to implement the Housing Element in
areas located in or near State responsibility areas or lands classified as very high fire hazard
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severity zones would, due to slope, prevailing winds, and other factors, exacerbate wildfire
risks, and thereby expose project occupants to, pollutant concentrations from a wildfire or
the uncontrolled spread of wildfire, due to slope, prevailing winds, and other factors.

Impact 3.16-5: Development facilitated by the implementation of the Project in areas located
in or near State responsibility areas or lands classified as very high fire hazard severity zones
could substantially expose people or structures to significant risks, including downslope or
downstream flooding or landslides, as a result of runoff, post-fire slope instability, or
drainage changes.

3.1.4 CUMULATIVE SIGNIFICANT AND UNAVOIDABLE EFFECTS

Impact 3.4-6: Development facilitated by the Amended Housing Element, in combination
with past, present, and reasonably foreseeable projects, could result in significant
cumulative impacts with respect to historic, cultural, or tribal cultural resources.

Impact 3.14-5: Implementation of the Housing Element Programs, in conjunction with
cumulative development, would not conflict or be inconsistent with CEQA Guidelines section
15064.3, subdivision (a).

Impact 3.15-6: Development facilitated by the Project, in combination with past, present,
and reasonably foreseeable projects, would not result in significant cumulative impacts with
respect to water supply, wastewater, solid waste, and storm drain facilities (water supply).

Impact 3.16-6: Development facilitated by the Project to implement the Housing Element
Programs, in combination with past, present, and reasonably foreseeable projects, would
result in significant cumulative impacts with respect to wildfire.

SUMMARY OF ALTERNATIVES TO THE AMENDED HOUSING ELEMENT

Below is a summary of the alternatives to the Amended Housing Element project considered
in Chapter 4, Alternatives.

ALTERNATIVE 1 - NO PROJECT

CEQA Guidelines Section 15126.6(e) requires an EIR to evaluate a ‘No Project Alternative,’
which is defined as what would be reasonably expected to occur in the foreseeable future if
the project were not approved. The No Project Alternative would allow the 6™ Cycle Housing
Element to remain in place and would not include the rezoning and Objective Design and
Development Standards (ODDS) efforts, including the implementation of Programs 4, 8, and
19, that are being implemented in conjunction with the Amended Housing Element project.
Development accommodated under Alternative 1 would be approximately 191 dwelling
units on Housing Element sites with existing General Plan land use designations and zoning
to accommodate residential development and approximately 187 accessory dwelling units
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and SB 9 units, resulting in limited progress toward implementing the City’s Housing
Element.

Alternative 1 would not rezone any parcels within the city to accommodate very low, low,
moderate, or above moderate-income housing, as the rezoning would occur as a separate
future action under the adopted 6™ Cycle Housing Element. Zoning overlays would not be
developed or implemented on parcels throughout the city to identify minimum residential
and mixed-use densities. The City would not make publicly-owned sites available for
development during the 2023-2031 Housing Element planning period, as described in
Housing Element Policy 8. Further, Alternative 1 would not develop design standards, height
limits, streamlined ministerial review, historic preservation, and historic design guidelines to
support removing governmental constraints and making the sites identified by Program 4
available for development as envisioned by the Amended Housing Element.

Under Alternative 1, sites anticipated for rezoning under the proposed Project would not be
rezoned, including those sites subject to a vote of the electorate as set forth in Ordinance
1022 and Ordinance 1128. The City would not initiate or conduct an election to rezone
specific sites identified as initiative-restricted, specifically Sites 39, 44, 47,72, 79, 81, 84, 201,
211, 212,301, 303, 306, 401, and 402, as identified in Appendix D1 of the Amended Housing
Element.

This alternative would not result in the establishment of new zoning overlay designations,
would not change the City's Zoning Code, and would not change the existing Zoning Map.
Further, preparation of ODDS would not occur, and the City would continue to use the
General Plan policies and Zoning Code standards to direct and inform growth in the city. All
sites identified as Opportunity Sites in this EIR would retain their existing zoning designations
and would be anticipated to build out using the same zoning designations as currently exist,
and at the maximum densities allowable, consistent with the General Plan.

All sites identified as Inventory Sites, Opportunity Sites, and sites that have approved but not
yet constructed units would be developed according to their existing zoning or approved
plans, respectively. As a result, approximately 378 units would be constructed, which would
be 769 units less than those proposed under the Amended Housing Element project.

ALTERNATIVE 2 - REDUCED SITES

Alternative 2 focuses on removing sites from the Amended Housing Element that have
challenging geographic locations. Specifically, Opportunity Sites that are located in micro-
analysis zones (MAZs) that have high residential VMT levels (>18.0 per capita) in the
Cumulative + Project scenario were removed. Removal of these sites reduces the number of
housing units far from employment and services hubs, and concentrates new housing more
proximate to those uses. Additionally, Opportunity Sites located in high-risk landslide hazard
areas (rated as 8 or above) were also removed from the list of potential sites to be
implemented by the Amended Housing Element. This alternative reduces the risk of natural
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disasters adversely affecting a significant number of housing units. Sites that have been
removed from the Opportunity Sites list would continue to accommodate development as
allowed by the adopted General Plan; however, this alternative would limit future
development of the affected Opportunity Sites.All other Opportunity Sites identified in the
Amended Housing Element and proposed to be implemented under the Amended Housing
Element project would be rezoned as anticipated under the Project.

As a result of Alternative 2, the number of units to be developed under the implementation
of the Amended Housing Element would be 1,074, which meets the minimum RHNA
requirement of 724 units. However, the development buffer (423 units) of the Amended
Housing Element sites would be reduced to 350 units which would remain adequate to
accommodate modifications to the inventory during the 6™ Cycle.

Some sites would be removed from the Opportunity Sites and remain zoned according to
their existing zoning designation (Sites 8, 23, 24, 56, 59, 63, 86, 87, 201, 207, and 212).

ALTERNATIVE 3 - MODIFIED SITES

Alternative 3 identifies different sites to be rezoned for residential and mixed-use
development through implementation of the Amended Housing Element. The purpose of
this alternative is to relocate anticipated residential units from areas that are far from
community services or do not have convenient freeway access, and place them closer to
community services such as commercial, employment, and neighborhood services, or
freeway access. This alternative would not rezone 11 Opportunity Sites to higher density
residential or mixed-use, instead keeping those sites as they are currently designated on the
existing Zoning Map. The Opportunity Sites that would not be rezoned are sites 8, 9, 10, 55,
56, 59, 63, 75, 101, 212, and 301.

Alternative 3 would include the addition of a new Opportunity Site, formerly known as
Opportunity Site 67, to the Housing Element. This 4.36-acre site, located at 2200 Marinship
Way, is currently vacant. It is surrounded by surface parking and an office building to the
north, another office building to the east, Marinship Park to the south, and Bridgeway to the
west. This site would be rezoned from its current designation of Industrial (1) to a new overlay
Mixed Use (MU-25/85%), which would create the opportunity to construct up to 109 dwelling
units and approximately 9,500 square feet of ground floor mixed use.

The total number of units that could be accommodated under Alternative 3 is the same as
the Amended Housing Element project of 1,147 units.

Some sites would remain zoned according to their existing zoning designation (Sites 8, 9, 10,
55, 56, 59, 63, 75, 101, 212, and 301) and one site would be added to the Opportunity Sites
and would be rezoned to accommodate residential uses (Site 67).
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ALTERNATIVE 4 - HISTORIC PRESERVATION

Alternative 4 would focus on preserving properties located within and adjacent to the
Sausalito Downtown Historic District. The purpose of this alternative is to ensure that future
development would not adversely affect known historic resources or properties, particularly
those in the Downtown Historic District. The city has a rich history and there are City of
Sausalito Historic Landmarks, potentially eligible historic properties, and properties listed on
the National Register of Historic Places located throughout the city. However, this alternative
geographically focuses on those parcels where intensification of development could affect
resources within the Downtown Historic District.

The Amended Housing Element identifies five properties anticipated to accommodate
additional residential development which are within or adjacent to the Downtown Historic
District:

e Opportunity Site 201 is within the Downtown Historic District and currently consists
of a commercial building with four retail storefronts, and a surface parking lot;

¢ Amended Housing Element Inventory Site, located at 721/729 Bridgeway, is within the
Downtown Historic District and contains a commercial building;

e Opportunity Site 23 is adjacent to, but outside of, the Downtown Historic District, and
is currently vacant;

e Opportunity Site 24 is adjacent to, but outside of, the Downtown Historic District, and
is currently vacant; and

e Opportunity Site 202 is adjacent to, but outside of, the Downtown Historic District and
currently houses the Alta Mira Recovery Programs surface parking lots and two small
buildings.

The removal of these rezone sites helps preserve the character of the historic area by not
inviting redevelopment or densification through rezoning. The historic context of the district
can remain intact. There are several buildings in the Downtown Historic District that are
potentially eligible historic properties. Demolition of existing buildings, construction of new
housing units, vibration from heavy construction equipment, or construction mishaps on an
Amended Housing Element site could adversely impact an existing adjacent historic
resource. Opportunity Site 201 and the Inventory Site within the Downtown Historic District
are the two sites that are most likely to unintentionally damage a potentially eligible historic
resource.

Opportunity Sites 23, 24, and 202 are adjacent to the Downtown Historic District. Removing
the sites adjacent to the Downtown Historic District would allow those sites to be retained
as a type of transition zone from the historic district to other redeveloped, densified parts of
the city.
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AREAS OF CONTROVERSY

Pursuant to CEQA Guidelines Section 15123(b), a summary section must address areas of
controversy known to the lead agency, including issues raised by agencies and the public,
and it must also address issues to be resolved, including the choice among alternatives and
whether or how to mitigate significant effects.

In accordance with CEQA Guidelines Section 15082, the City of Sausalito circulated a Notice
of Preparation (NOP) of an EIR for the Amended Housing Element project on July 17, 2024,
to trustee and responsible agencies, the State Clearinghouse (SCH), and the public. The 30-
day public review period for the NOP then ended on August 19, 2024. A scoping meeting was
held on August 6, 2024, which was attended by members of the public. The NOP and all
comment letters received on the NOP are presented in Appendix A.

The NOP identified potential for significant impacts on the environment related to the
following topical areas:

e Aesthetics e Hydrology and Water Quality
e Air Quality e Land Use

e Biological Resources e Noise

e Cultural and Tribal Cultural Resources e Population and Housing

e Energy e Public Services and Recreation
e Geology, Soils, and Seismicity e Transportation

e Greenhouse Gas Emissions e Utilities and Service Systems

e Hazards and Hazardous Materials e Wildfire

The NOP also identified certain topical areas where impacts were found to be less than
significant because implementation of the Amended Housing Element would not create such
impacts. These topical areas include agriculture and forestry resources and mineral
resources, and are discussed in Chapter 6, Effects Found not to be Significant, in this Draft
EIR.

DISAGREEMENT AMONG EXPERTS

This Draft EIR contains substantial evidence to support all conclusions presented herein. It is
possible that there will be disagreement among various parties regarding these conclusions,
although the City of Sausalito is not aware of any disputed conclusions at the time of this
writing. Both the CEQA Guidelines and case law clearly provide standards for treating
disagreement among experts. Where evidence and opinions conflict on an issue concerning
the environment, and the lead agency knows of these controversies in advance, the EIR must
acknowledge the controversies, summarize conflicting opinions of the experts, and include
sufficient information to allow the public and decision makers to make an informed
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judgment about environmental consequences of the implementation of Amended Housing
Element.

POTENTIALLY CONTROVERSIAL ISSUES

It is also possible that evidence will be presented during the 45-day statutory Draft EIR public
review period that may create disagreement. Decision makers would consider this evidence
during the public hearing process.

In rendering a decision on a project where there is disagreement among experts, decision
makers are not obligated to select the most environmentally preferable viewpoint. Decision
makers are vested with the ability to choose whatever viewpoint is preferable and need not
resolve a dispute among experts. In their proceedings, decision makers must consider
comments received concerning adequacy of the Draft EIR and address any objections raised
in these comments. However, decision makers are not obligated to follow any directives,
recommendations, or suggestions presented in comments on the Draft EIR, and can certify
the Final EIR without needing to resolve disagreements among experts.

PUBLIC REVIEW OF THE DRAFT EIR

Upon completion of the Draft EIR for the Amended Housing Element, the City of Sausalito
filed a Notice of Completion (NOC) with the State Clearinghouse (SCH) of the Governor’s
Office of Planning and Research to begin the public review period (PRC Section 21161) on
September 4, 2024.

Concurrent with the NOC, the City provided a public Notice of Availability (NOA) for the Draft
EIR, and invited comment from the general public, agencies, organizations, and other
interested parties, consistent with CEQA requirements. The NOA was filed with the State
Clearinghouse (SCH# 2024070676). The Draft EIR was available for public review from
September 4, 2024 through October 21, 2024.

Upon completion of the public review period, written responses to all significant
environmental issues raised will be prepared and made available for review by the
commenting agencies at least 10 days prior to the public hearing before the Sausalito
Planning Commission on the Housing Element, at which the certification of the Final EIR will
be considered. Comments received and the responses to comments will be included as part
of the record for consideration by decision makers for the Amended Housing Element.

EXECUTIVE SUMMARY MATRIX

Table ES-5 below summarizes impacts, mitigation measures, and resulting level of
significance after mitigation for the relevant environmental issue areas evaluated for the
Amended Housing Element. The table is intended to provide an overview; narrative
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discussions for issue areas are included in the corresponding section of this Draft EIR. Table
ES-5 is included in the Draft EIR as required by CEQA Guidelines Section 15123(b)(1).
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TABLE ES-5: EXECUTIVE SUMMARY MATRIX

IMPACTS

SECTION 3.1—AESTHETICS

Impact 3.1-1: Development facilitated by the Amended Housing Element
would have a substantial adverse effect on a scenic vista.

Impact 3.1-2: Implementation of the Amended Housing Element would
substantially damage scenic resources, including, but not limited to, trees,
rock outcroppings, and historic buildings within a State scenic highway.

Impact 3.1-3: Development facilitated by the Amended Housing Element
would substantially degrade the existing visual character or quality of public
views in non-urbanized areas. (Public views are those that are experienced
from publicly accessible vantage point).

Impact 3.1-4: Implementation of the Amended Housing Element would
substantially conflict with applicable zoning and other regulations governing
scenic quality in urbanized areas.

Impact 3.1-5: Development facilitated by the Amended Housing Element
would not create a new source of substantial light or glare which would
adversely affect day or nighttime views in the area.

Impact 3.1-6: Development facilitated by the Amended Housing Element, in
combination with past, present, and reasonably foreseeable projects, would
not result in significant cumulative impacts with respect to aesthetics.

SECTION 3.2—AIR QUALITY

Impact 3.2-1: Implementation of the Amended Housing Element would not
conflict with or obstruct implementation of the applicable air quality plan.

Impact 3.2-2: Implementation of the Amended Housing Element would not
result in a cumulatively considerable net increase of any criteria pollutant

LEVEL OF

SIGNIFICANCE BEFORE

MITIGATION

Potentially Significant

Potentially Significant

Potentially Significant

Potentially Significant

Less than Significant

Less than Significant

Less than Significant

Less than Significant

MITIGATION MEASURES

None Feasible

None Feasible

None Feasible

None Feasible

None Required

None Required

None Required

None Required

LEVEL OF
SIGNIFICANCE AFTER
MITIGATION

Significant and
Unavoidable

Significant and

Unavoidable

Significant and
Unavoidable

Significant and

Unavoidable

Less than Significant

Less than Significant

Less than Significant

Less than Significant
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IMPACTS

for which the project region is in non-attainment under an applicable federal
or State ambient air quality standard.

Impact 3.2-3: Development facilitated by the Amended Housing Element
would not expose sensitive receptors to substantial pollutant
concentrations.

Impact 3.2-4: Development facilitated by Amended Housing Element would
not result in other emissions (such as those leading to odors) adversely
affecting a substantial number of people.

Impact 3.2-5: Development facilitated by the Amended Housing Element, in
combination with past, present, and reasonably foreseeable projects, would
not result in significant cumulative impacts with respect to air quality.

SECTION 3.3—BIOLOGICAL RESOURCES

Impact 3.3-1: With mitigation, development facilitated by the Amended
Housing Element would not have a substantial adverse effect, either directly
or through habitat modifications, on candidate, sensitive, or special-status
species.

LEVEL OF
SIGNIFICANCE BEFORE
MITIGATION

Less than Significant

Less than Significant

Less than Significant

Potentially Significant

MITIGATION MEASURES

None Required

None Required

None Required

MM 3.3-1a: Special Studies. Applicants of any projects
that could result in a potential impact to special status
species, or their habitat, shall be required to prepare
a special study. The purpose of the special study to
identify appropriate measures to avoid or minimize
harm to sensitive biological resources and to
incorporate the recommended measures as
conditions of approval for the project. Detailed
studies are not necessary in locations where past and
existing development have eliminated natural habitat
and the potential for the presence of sensitive
biological resources.

MM 3.3-1b: Nesting Bird Protection. All projects shall
retain the services of a qualified biologist(s) to
conduct a pre-construction nesting bird survey during
the nesting season (February 1 through August 31)
prior to any and all development that may remove
trees or vegetation that may provide suitable nesting
habitat for migratory birds or other bird species

LEVEL OF
SIGNIFICANCE AFTER
MITIGATION

Less than Significant

Less than Significant

Less than Significant

Less than Significant

ES-28 | EXECUTIVE SUMMARY



City of Sausalito

LEVEL OF LEVEL OF
IMPACTS SIGNIFICANCE BEFORE MITIGATION MEASURES SIGNIFICANCE AFTER
MITIGATION MITIGATION

protected under the Fish and Game Code. If nests are
found, the qualified biologist(s) shall identify and the
project sponsor shall implement appropriate
avoidance measures, such as fenced buffer areas or
staged tree removal periods.

Impact 3.3-2: With mitigation, development facilitated by the Amended Potentially Significant MM 3.3-2a: Botanical Reports. Prior to issuance of a  Less than Significant
Housing Element would not have a substantial adverse effect on riparian demolition, grading, or building permit require
habitats, other sensitive natural communities, federally protected wetlands, detailed botanical reports for new development
or waters of the United States and/or State, through direct removal, filling, projects that are located within threatened plant
or hydrological interruption. habitat areas or within Sensitive Natural

Communities, including coast live oak (Quercus
agrifolia-Arbutus menziesii-Umbellularia  californica),
and eelgrass (Zostera Marina). If sensitive resources
are identified on a proposed project site,
recommendations to protect the sensitive resources
shall conform with applicable State and Federal
regulations regarding their protection and may
include avoidance of the resource, providing
setbacks, clustering development onto less sensitive
areas, preparing restoration plans, off-site mitigation,
and/or other similar measures as determined on a
project-specific basis.

MM 3.3-2b: Eelgrass (Zostera marina) beds and red
algae (Gracilaria sp.). Prior to issuance of a
demolition, grading, or building permit require
detailed biological reports for new development
projects that are located within or adjacent to
Richardson Bay's aquatic ecosystem. If sensitive
aquatic resources (e.g., eelgrass and red algae) are
identified on or adjacent to a proposed project site,
recommendations to protect the sensitive aquatic
resources shall conform with applicable State and
Federal regulations regarding their protection,
including NOAA's California Eelgrass Mitigation Policy
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LEVEL OF LEVEL OF
IMPACTS SIGNIFICANCE BEFORE MITIGATION MEASURES SIGNIFICANCE AFTER
MITIGATION MITIGATION

and Implementation Guideline. The biological report
may include avoidance of the resource, providing
setbacks, clustering development onto less sensitive
areas, preparing restoration plans, off-site mitigation,
and/or other similar measures as determined on a
project-specific basis.

Impact 3.3-3: With mitigation, development facilitated by the Amended Potentially Significant MM 3.3-3: Wildlife Movement. All projects on Less than Significant
Housing Element would not interfere substantially with the movement of parcels with indicators of wildlife movement corridors
any native resident or migratory fish or wildlife species or with established shall retain the services of a qualified biologist(s) to
native resident or migratory wildlife corridors, or impede the use of native conduct a biological assessment prior to any and all
wildlife nursery sites. development that may impact wildlife movement. If

movement corridors are potentially impacted by the
proposed project, the qualified biologist(s) shall
identify appropriate mitigation measures to avoid or
minimize the impact such that take of a sensitive
species does not occur. If actions would impact
wildlife corridors such that special-status species
would be impacted, the project applicant shall obtain
the appropriate permits from regulatory agencies,
such as the California Department of Fish and Wildlife
or the US Department of Fish and Game, for example
and as appropriate, as to minimize or eliminate take.
Such measures shall be a condition of approval and
implemented by the project applicant.

Impact 3.3-4: Development facilitated by the Amended Housing Element  Less than Significant None Required Less than Significant
would not conflict with any local policies or ordinances protecting biological
resources, such as a tree preservation policy or ordinance.

Impact 3.3-5: Development facilitated by the Amended Housing Element Less than Significant None Required Less than Significant
would not conflict with the provisions of an adopted Habitat Conservation

Plan, Natural Community Conservation Plan, or other approved local,

regional, or State habitat conservation plan.

ES-30 | EXECUTIVE SUMMARY



City of Sausalito

LEVEL OF
IMPACTS SIGNIFICANCE BEFORE
MITIGATION

Impact 3.3-6: Development facilitated by the Amended Housing Element, in | Less than Significant
combination with past, present, and reasonably foreseeable projects, would

not result in significant cumulative impacts with respect to biological

resources.

SECTION 3.4—CULTURAL RESOURCES AND TRIBAL CULTURAL RESOURCES

Impact 3.4-1: Development facilitated by the Amended Housing Element Potentially Significant
project could result in a substantial adverse change in the significance of a
historical resource pursuant to Section 15064.5.

LEVEL OF
MITIGATION MEASURES SIGNIFICANCE AFTER
MITIGATION
None Required Less than Significant

MM 3.4-1(a): Any proposed new project within the Less than Significant
Downtown Historic Overlay Zoning District or the

Residential Arks Zoning District shall be designed in

compliance with the Secretary of the Interior’s

Standards for the Treatment of Historic Properties,

specifically the standards for rehabilitation and new

construction within a historic district. Standards 9

and 10 for Rehabilitation state that:

9. New additions, exterior alterations, or related new
construction will not destroy historic materials,
features, and spatial relationships that characterize
the property. The new work shall be differentiated
from the old and shall be compatible with the
historic materials, features, size, scale and
proportion, and massing to protect the integrity of
the property and its environment.

10. New additions and adjacent or related new
construction shall be undertaken in such a manner
that, if removed in the future, the essential form and
integrity of the historic property and its environment
would be unimpaired.

Projects undertaken within the Downtown Historic
Overlay Zoning District or the Residential Arks
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LEVEL OF LEVEL OF
IMPACTS SIGNIFICANCE BEFORE MITIGATION MEASURES SIGNIFICANCE AFTER
MITIGATION MITIGATION

Zoning District shall be consistent with these
standards. In addition to compliance with the above,
the project developer shall ensure that any new
project involving the design of a new building shall
not have a significant impact on the Downtown
Historic Overlay Zoning District's or the Residential
Arks Zoning District's contributing resources or its
features and characteristics. The City of Sausalito
Community Development Director, or the Historic
Preservation Commission, as appropriate per the
requirements of Chapter 10.46, Historic
Preservation, of the City Code, shall review any
proposed project’s site plan and design to ensure its
compatibility with the SOI Standards and the
adopted standards of the Downtown Historic
Overlay Zoning District or the Residential Arks
Zoning District.

MM 3.4-1(b): Prior to any construction activities
within or adjacent to historic resources in the City,
including sites listed or eligible for the National
Register of Historic Places, sites listed on or eligible
for the California Register of Historic Resources
Places, including the Downtown Historic District,
contributors to the Downtown Historic District,
landmarks, and sites listed on the City's Inventory of
Noteworthy Structures, a qualified historian or
architectural historian shall survey adjacent parcels
for potential historic resources on those parcels. The
survey shall include archival research, field
inspection, and consultation with local historical
societies or preservation organizations. Based on the
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IMPACTS

Impact 3.4-2: Development facilitated by the Amended Housing Element Potentially Significant

could result in a substantial adverse change in the significance of an
archaeological resource pursuant to Section 15064.5.

SIGNIFICANCE BEFORE
MITIGATION

LEVEL OF
MITIGATION MEASURES SIGNIFICANCE AFTER
MITIGATION

survey findings, the project proponent shall develop
a Historic Resource Protection Plan (HRPP) that
outlines specific measures for the avoidance,
protection, and documentation of those identified
historic resources. If resources adjacent to the
proposed project site are determined to be eligible
for listing on the Historic Register, or are already
registered as such, the HRPP shall include additional
mitigation measures, such as avoidance,
preservation in place, or data recovery to ensure that
no significant historic resources are inadvertently
damaged or destroyed during construction.
Measures identified in the HRPP shall reflect the
requirements identified in the Secretary of the
Interior’s Standards for the Treatment of Historic
Properties. The HRPP shall be prepared by a
qualified historian or architectural historian, and
subject to review and approval by the City of
Sausalito Community Development Director or the
Historic Preservation Commission, as appropriate.

MM 3.4-2 (a): Conduct Cultural Resources and Significant and
Tribal Cultural Resources Sensitivity and Unavoidable
Awareness Training Program Before Ground

Disturbing Activities. A tribal cultural resources

awareness brochure and training program for all

personnel involved in project implementation shall

be developed in coordination with interested Native

American Tribes. The brochure shall be distributed

and the training will be conducted by Native

American representatives, or tribal monitors from
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LEVEL OF LEVEL OF
IMPACTS SIGNIFICANCE BEFORE MITIGATION MEASURES SIGNIFICANCE AFTER
MITIGATION MITIGATION

culturally affiliated Native American Tribes, before
any stages of project implementation and
construction activities begin on the project site. The
training may be done in coordination with the
project archaeologist.

The program will include relevant information
regarding sensitive tribal cultural resources,
applicable regulations and protocols for avoidance,
and consequences of violating state laws and
regulations. The program will describe appropriate
avoidance and minimization measures for resources
that have the potential to be located on the project
site and will outline what to do and whom to contact
if any potential tribal cultural resources or
archaeological resources are encountered. The
program will underscore the requirement for
confidentiality and culturally appropriate treatment
of any find with cultural significance to Native
Americans' tribal values. All operators of ground
disturbing equipment shall receive the training and
sign a form that acknowledges receipt of the
training.

MM 3.4-2(b): Implement Avoidance and
Minimization Measures to Avoid Significant
Impacts and Procedures to Evaluate Resources. If
cultural resources or tribal cultural resources (such
as structural features, unusual amounts of bone or
shell, artifacts, or human remains) are encountered
at the project site during construction, work shall be
suspended within 100 feet of the find (based on the
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LEVEL OF LEVEL OF
IMPACTS SIGNIFICANCE BEFORE MITIGATION MEASURES SIGNIFICANCE AFTER
MITIGATION MITIGATION

apparent distribution of cultural materials), and the
construction contractor shall immediately notify the
project's City representative. Avoidance and
preservation in place is the preferred manner of
mitigating impacts on cultural resources and tribal
cultural resources. This may be accomplished, by
several alternative means, including those listed
below.

+  Construction will be planned to avoid tribal
cultural resources, archaeological sites,
and/or other cultural resources; cultural
resources will be incorporated within parks,
green space, or other open space;
archaeological resources will be covered; a
cultural resource will be deeded to a
permanent conservation easement; or the
project will use other preservation and
protection methods agreeable to the
consulting parties and regulatory
authorities with jurisdiction over the activity.

. Recommendations for avoidance of cultural
resources and tribal cultural resources will
be reviewed by the City representative,
interested culturally affiliated Native
American Tribes, and other appropriate
agencies in light of factors such as costs,
logistics, feasibility, design, technology, and
social, cultural, and environmental
considerations, and the extent to which
avoidance is consistent with project
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LEVEL OF LEVEL OF
IMPACTS SIGNIFICANCE BEFORE MITIGATION MEASURES SIGNIFICANCE AFTER
MITIGATION MITIGATION

objectives. Avoidance and design
alternatives may include realignment within
the project site to avoid cultural resources
or tribal cultural resources, modification of
the design to eliminate or reduce impacts
on cultural resources or tribal cultural
resources, or modification or realignment to
avoid highly significant features within a
cultural resource or tribal cultural resource.

. Native American representatives from
interested culturally affiliated Native
American Tribes will be invited to review
and comment on these analyses and shall
have the opportunity to meet with the City
representative and its representatives who
have technical expertise to identify and
recommend feasible avoidance and design
alternatives, so that appropriate avoidance
and design alternatives can be identified.

. If the discovered cultural resource or tribal
cultural resource can be avoided, the
construction contractor(s) will install
protective fencing outside the site
boundary, including a 100-foot buffer area,
before construction restarts. The boundary
of a cultural resource or a tribal cultural
resource will be determined in consultation
with interested culturally affiliated Native
American tribes and tribes will be invited to
monitor the installation of fencing. Use of
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IMPACTS

LEVEL OF
SIGNIFICANCE BEFORE
MITIGATION

LEVEL OF
MITIGATION MEASURES SIGNIFICANCE AFTER
MITIGATION

temporary and permanent forms of
protective fencing will be determined in
consultation with Native American
representatives from interested culturally
affiliated Native American tribes.

. The construction contractor(s) will maintain
the protective fencing throughout
construction to avoid the site during all
remaining phases of construction. The area
will be demarcated as an “Environmentally
Sensitive Area.”

If a cultural resource or a tribal cultural resource
cannot be avoided, the following performance
standard shall be met before the continuance of
construction and associated activities that may result
in damage to or destruction of cultural resources or
tribal cultural resources:

. Each resource will be evaluated for
California Register of Historical Resources
eligibility through application of established
eligibility criteria (California Code of
Regulations Title 14, Section 15064.636), in
consultation with consulting Native
American Tribes, as applicable.

If a cultural resource or a tribal cultural resource is
determined to be eligible for listing in the California
Register, the City will avoid damaging effects on the
resource in accordance with PRC Section 21084.3.
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The City shall coordinate the investigation of the find
with a qualified archaeologist (meeting the Secretary
of the Interior’'s Professional Qualifications
Standards for Archeology) approved by the City and
with interested culturally affiliated Native American
tribes that respond to the City's invitation. As part of
the site investigation and resource assessment, the
City and the archaeologist shall consult with
interested culturally affiliated Native American tribes
to assess the significance of the find, make
recommendations for further evaluation and
treatment as necessary, and provide proper
management recommendations should potential
impacts on the resources be determined by the City
to be significant. A written report detailing the site
assessment, coordination activities, and
management recommendations shall be provided to
the City representative by the qualified
archaeologist. These recommendations will be
documented in the project record. For any
recommendations made by interested culturally
affiliated Native American tribes that are not
implemented, a justification for why the
recommendation was not followed will be provided
in the project record.

Native American representatives from interested
culturally affiliated Native American tribes and the
City representative will also consult to develop
measures for long-term management of any
discovered tribal cultural resources. Consultation will
be limited to actions consistent with the jurisdiction
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of the City and taking into account ownership of the
subject property. To the extent that the City has
jurisdiction, routine operation and maintenance
within tribal cultural resources retaining tribal
cultural integrity shall be consistent with the
avoidance and minimization standards identified in
this mitigation measure.

If the City determines that the project may cause a
significant impact on a tribal cultural resource, and
measures are not otherwise identified in the
consultation process, the following are examples of
mitigation capable of avoiding or substantially
lessening potential significant impacts on a tribal
cultural resource or alternatives that would avoid
significant impacts on the resource. These measures
may be considered to avoid or minimize significant
adverse impacts and constitute the standard by
which an impact conclusion of less than significant
may be reached:

*  Avoid and preserve resources in place,
including but not limited to planning
construction to avoid the resources and
protect the cultural and natural context, or
planning green space, parks, or other open
space to incorporate the resources with
culturally appropriate protection and
management criteria.

+  Treat the resource with culturally
appropriate dignity, taking into account the
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tribal cultural values and meaning of the
resource, including but not limited to the
following:

o  Protect the cultural character and
integrity of the resource.

o  Protect the traditional use of the
resource.

o  Protect the confidentiality of the
resource.

o  Establish permanent conservation
easements or other interests in real
property, with culturally appropriate
management criteria for the purposes
of preserving or using the resources or
places.

[} Protect the resource.

Impact 3.4-3: Implementation of the Amended Housing Element could Potentially Significant MM 3.4-3: Implement Procedures in the Event of Significant and
result in disturbance of human remains, including those interred outside of Inadvertent Discovery of Human Remains. Unavoidable
formal cemeteries. Implement Procedures in the Event of Inadvertent

Discovery of Human Remains. If an inadvertent
discovery of human remains is made at any time
during project-related construction activities or
project planning, the following performance
standards shall be met before implementing or
continuing actions such as construction that may
result in damage to or destruction of human remains.
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In accordance with the California Health and Safety
Code (HSC), if human remains are encountered
during ground-disturbing activities, the City shall
immediately halt potentially damaging excavation in
the area of the remains and notify the Sacramento
County Coroner and a qualified archaeologist
(meeting the Secretary of the Interior's Professional
Qualifications  Standards for  Archeology) to
determine the nature of the remains. The coroner is
required to examine all discoveries of human remains
within 48 hours of receiving notice of a discovery on
private or state lands (HSC Section 7050.5[b]).

If the human remains are of historic age and are
determined by the Sacramento County Coroner to be
not of Native American origin, the City will follow the
provisions of HSC Section 7000 et seq. regarding the
disinterment and removal of non-Native American
human remains.

If the coroner determines that the remains are those
of a Native American, he or she must contact the
Native American Heritage Commission (NAHC) by
phone within 24 hours of making that determination
(HSC Section 7050[c]). After the coroner's findings
have been made, the archaeologist and the NAHC-
designated Most Likely Descendant, in consultation
with the landowner, shall determine the ultimate
treatment and disposition of the remains. The
responsibilities of the City for acting upon notification
of a discovery of Native American human remains are
identified in Public Resources Code Section 5097.9 et

seq.
Impact 3.4-4: Implementation of the Amended Housing Element could Potentially Significant MM 3.4-4: Implement Mitigation Measures 3.4-2(a) Significant and
cause a substantial adverse change in the significance of a tribal cultural and 3.4-2(b). Unavoidable

resource that is listed or eligible for listing in the California Register of
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Historical Resources, or in the local register of historical resources as
defined in Public Resources Code Section 5020.1(k).

Impact 3.4-5: Implementation of the Amended Housing Element could
cause a substantial adverse change in the significance of a tribal cultural
resource determined by the lead agency, in its discretion and supported by
substantial evidence, to be significant pursuant to criteria set forth in
subdivision (c) of Public Resources Code Section 5024.1.

Impact 3.4-6: Development facilitated by the Amended Housing Element, in
combination with past, present, and reasonably foreseeable projects, could
result in significant cumulative impacts with respect to historic, cultural, or
tribal cultural resources.

SECTION 3.5—ENERGY

Impact 3.5-1: Implementation of the Amended Housing Element project
could result in the wasteful, inefficient, or unnecessary consumption of
energy during project construction or operation, including transportation
energy.

Impact 3.5-2: Implementation of the Amended Housing Element would not
conflict with or obstruct a State or local plan for renewable energy or energy
efficiency.

Impact 3.5-3: Development facilitated by the Amended Housing Element, in
combination with past, present, and reasonably foreseeable projects, could
result in significant cumulative impacts with respect to energy resources.

SECTION 3.6—GEOLOGY, SOILS, AND SEISMICITY

Impact 3.6-1: Development facilitated by implementation of the Amended
Housing Element would not directly or indirectly cause substantial adverse
effects, including the risk of loss, injury, or death from seismic events.

Impact 3.6-2: Development facilitated by implementation of the Amended
Housing Element would not result in a significant impact related to

LEVEL OF
SIGNIFICANCE BEFORE
MITIGATION

Potentially Significant

Potentially Significant

Less than Significant

Less than Significant

Less than Significant

Less than Significant

Less than Significant

MITIGATION MEASURES

MM 3.4-5: Implement Mitigation Measures 3.4-2(a)
and 3.4-2(b).

MM 3.4-6: Implement Mitigation Measures 3.4-1(a)
and (b), Mitigation Measures 3.4-2 (a) and (b), and
Mitigation Measure 3.4-3.

None Required

None Required

None Required

None Required

None Required

LEVEL OF
SIGNIFICANCE AFTER
MITIGATION

Significant and
Unavoidable

Significant and
Unavoidable

Less than Significant

Less than Significant

Less than Significant

Less than Significant

Less than Significant
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development on unstable geologic units or soil, or result in on- or off-site
landslides, lateral spreading, subsidence, liquefaction, or collapse.

Impact 3.6-3: Development facilitated by implementation of the Amended
Housing Element would not result in the construction of structures on
expansive soils (soils with shrink-swell potential), creating substantial direct
or indirect risks to life or property.

Impact 3.6-4: Development facilitated by implementation of the Amended
Housing Element would not result in substantial soil erosion or the loss of
topsoil.

Impact 3.6-5: Development facilitated by implementation of the Amended
Housing Element would not place septic tanks or alternative wastewater
disposal systems in areas where soils are not capable of supporting such
uses.

Impact 3.6-6: Development facilitated by implementation of the Amended
Housing Element could directly or indirectly destroy a unique
paleontological resource or site or unique geologic feature.

LEVEL OF
SIGNIFICANCE BEFORE
MITIGATION

Less than Significant

Less than Significant

Less than Significant

Potentially Significant

MITIGATION MEASURES

None Required

None Required

None Required

MM 3.6-6: If any paleontological resources (fossils) or
unique geologic features are discovered during
grading or construction activities within the project
area, work shall be halted immediately within 50 feet
of the discovery, and the City Planning Division shall
be immediately notified. The project owner shall
retain a qualified paleontologist to evaluate the
resource and prepare a recovery plan in accordance
with Society of Vertebrate Paleontology guidelines
(SVP 2010). The recovery plan may include but is not
limited to a field survey, construction monitoring,
sampling and data recovery procedures, museum
storage coordination for any specimen recovered,
and a report of findings. The recovery plan shall state
which resources will be avoided and which shall be
recovered for their data potential. Where possible,
recovery is preferred over avoidance in order to
mitigate the potential for looting of paleontological
resources. The recovery plan shall also detail

LEVEL OF
SIGNIFICANCE AFTER
MITIGATION

Less than Significant

Less than Significant

Less than Significant

Less than Significant
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methods of recovery, preparation and analysis of
specimens, final curation of specimens at an
accredited repository, data analysis, and reporting.
Recommendations in the recovery plan will be
implemented by the applicant before construction
activities resume in the area where the
paleontological resources were discovered.

At the conclusion of laboratory work and museum
curation, a final report will be prepared describing the
results of the paleontological monitoring efforts
associated with the individual project. The report will
include a summary of the field and laboratory
methods, an overview of the project area geology and
paleontology, a list of taxa recovered (if any), an
analysis of fossils recovered (if any) and their scientific
significance, and recommendations. If the monitoring
efforts produced fossils, then a copy of the report will
also be submitted to the designated museum
repository.

Impact 3.6-7: Development facilitated by implementation of the Amended Potentially Significant MM 3.6-7: Implement Mitigation Measure 3.6-6. Less than Significant
Housing Element, in combination with past, present, and reasonably

foreseeable projects, would not result in significant cumulative impacts with

respect to geology, soils, seismicity, or paleontological resources.

SECTION 3.7—GREENHOUSE GAS EMISSIONS

Impact 3.7-1: Development facilitated by the Amended Housing Element Less than Significant None Required Less than Significant
would not directly or indirectly generate GHG emissions that may have a
significant impact on the environment.

Impact 3.7-2: Development facilitated by the Amended Housing Element Less than Significant None Required Less than Significant
would not conflict with an applicable plan, policy, or regulation of an agency
adopted for the purpose of reducing GHG emissions.
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Impact 3.7-3: Development facilitated by the Amended Housing Element, in
combination with past, present, and reasonably foreseeable projects, would
not result in significant cumulative impacts with respect to GHG emissions.

SECTION 3.8—HAZARDS AND HAZARDOUS MATERIALS

Impact 3.8-1: Development facilitated by implementation of the Amended
Housing Element would not create a significant hazard to the public or the
environment through the routine transport, use, or disposal of hazardous
materials.

Impact 3.8-2: Development facilitated by implementation of the Amended
Housing Element would not create a significant hazard to the public or the
environment through reasonably foreseeable upset and accident conditions
involving the release of hazardous materials into the environment.

Impact 3.8-3: Development facilitated by implementation of the Amended
Housing Element would not result in hazardous emissions or handling of
hazardous or acutely hazardous materials, substances, or waste within %-
mile of an existing or proposed school.

Impact 3.8-4: Implementation of the Amended Housing Element would not
result in development on a site which is included on a list of hazardous
materials sites compiled pursuant to Government Code Section 65962.58
and, as a result, create a significant hazard to the public or environment.

Impact 3.8-5: Development facilitated by implementation of the Amended
Housing Element would not impair the implementation of or physically
interfere with an adopted emergency response plan or emergency
evacuation plan.

Impact 3.8-6: Development facilitated by implementation of the Amended
Housing Element, in combination with past, present, and reasonably
foreseeable projects, would not result in significant cumulative impacts with
respect to hazards and hazardous materials.

LEVEL OF

SIGNIFICANCE BEFORE

MITIGATION

Less than Significant

Less than Significant

Less than Significant

Less than Significant

Less than Significant

Less than Significant

Less than Significant

MITIGATION MEASURES

None Required

None Required

None Required

None Required

None Required

None Required

None Required

LEVEL OF

SIGNIFICANCE AFTER

MITIGATION

Less than Significant

Less than Significant

Less than Significant

Less than Significant

Less than Significant

Less than Significant

Less than Significant
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SECTION 3.9—HYDROLOGY AND WATER QUALITY
Impact 3.9-1: Development facilitated by the Amended Housing Element Less than Significant None Required Less than Significant
would not violate any water quality standards or waste discharge
requirements or otherwise substantially degrade surface or groundwater
quality.
Impact 3.9-2: Development facilitated by the Amended Housing Element Less than Significant None Required Less than Significant
would not substantially decrease groundwater supplies or interfere
substantially with groundwater recharge such that the project may impede
sustainable groundwater management of the basin.
Impact 3.9-3: Development facilitated by the Amended Housing Element  Potentially Significant MM 3.9-3: Prior to the issuance of a grading permit, | ess than Significant
would not substantially alter the existing drainage pattern of the site or area, the project applicant shall prepare and implement a
including through the alteration of the course of a stream or river, in a preliminary grading plan and an erosion and
manner that would result in substantial erosion or siltation on- or off-site. sediment control plan (ESCP) and submit it to the

City prior to ground disturbance. At a minimum, the
ESCP shall include:

a. Description of the proposed project and
soil disturbing activity.

b. Site specific construction-phase best
management practices (BMPs) that
address grading, erosion, and sediment
control and that ensure that there would
not be an increase in off-site project runoff
and drainage.

c.  Rationale for selecting the BMPs.
d. List of applicable outside agency permits

associated with the soil disturbing activity,
such as: Construction General Permit

ES-46 | EXECUTIVE SUMMARY



City of Sausalito

IMPACTS

LEVEL OF
SIGNIFICANCE BEFORE
MITIGATION

MITIGATION MEASURES

(CGP); Clean Water Act Section 404 Permit;
Clean Water Act Section 401 Water Quality
Certification; Streambed/Lake Alteration
Agreement (1600 Agreements).

If the project requires coverage under the
CGP issued by the State Water Resources
Control Board (SWRCB), permit registration
documents must be filed with the SWRCB
for said coverage and a copy of the Waste
Discharge Identification Number shall be
submitted to the City prior to issuance of a
permit for construction. The applicant may
submit the Storm Water Pollution
Prevention Plan (SWPPP) required by the
General Construction Activity Stormwater
Permit in lieu of the ESCP provided it meets
the requirements of the ESCP.

Financial security may be required to
ensure that temporary measures to control
storm water pollution are implemented
and maintained during construction and
after construction for a period determined
by the agency. Financial security shall
consist of an irrevocable letter of credit,
cash deposit, or performance bond as
determined by the agency.

When any work is being done contrary to
the provisions of City Municipal Code
Chapter 11.17, the authorized enforcement

LEVEL OF
SIGNIFICANCE AFTER
MITIGATION

EXECUTIVE SUMMARY | ES-47



City of Sausalito

LEVEL OF LEVEL OF
IMPACTS SIGNIFICANCE BEFORE MITIGATION MEASURES SIGNIFICANCE AFTER
MITIGATION MITIGATION

official shall order the work stopped by
notice in writing served on any persons
engaged in doing or causing the work to be
done. Such work shall stop until the
authorized enforcement official authorizes
the work to proceed. This remedy is in
addition to and does not supersede or limit
any and all other remedies, both civil and
criminal, provided in the City of Sausalito
Municipal Code.

h. Implementation of an approved ESCP shall
be a condition of the issuance of a building
permit, a grading permit, or other permit
issued by the City for a project subject to
this section. The ESCP shall be
implemented year round and must be
updated to reflect changing conditions on
the project site. Any modifications to the
ESCP shall be submitted to the City for
review and approval.

Impact 3.9-4: Development facilitated by the Amended Housing Element Less than Significant None Required Less than Significant
would not substantially alter the existing drainage pattern of the site or area,

including through the alteration of the course of a stream or river, or

substantially increase the rate or amount of surface runoff in a manner that

would result in flooding on- or off-site.

Impact 3.9-5: Development facilitated by the Amended Housing Element Less than Significant None Required Less than Significant
would not create or contribute runoff water which would exceed the

capacity of existing or planned stormwater drainage systems or provide

substantial additional sources of polluted runoff.
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Impact 3.9-6: Development facilitated by the Amended Housing Element Less than Significant None Required Less than Significant
would not impede or redirect flood flows.

Impact 3.9-7: Development facilitated by the Amended Housing Element Less than Significant None Required Less than Significant
may be located in flood hazard or tsunami zones and may result in a release

of pollutants due to project site inundation, but impacts would be less than

significant.

Impact 3.9-8: Development facilitated by the Amended Housing Element Less than Significant None Required Less than Significant
would not conflict with or obstruct implementation of a water quality control
plan or sustainable groundwater management plan.

Impact 3.9-9: Development facilitated by the Amended Housing Element, in | Less than Significant None Required Less than Significant
combination with past, present, and reasonably foreseeable projects, would

not result in significant cumulative impacts with respect to hydrology and

water quality.

SECTION 3.10—LAND USE

Impact 3.10-1: Development facilitated by the Amended Housing Element No Impact None Required No Impact
would not physically divide an established community.

Impact 3.10-2: Implementation of the Amended Housing Element would not  Less than Significant None Required Less than Significant
conflict with any land use plan, policy, or regulation adopted for the purpose
of avoiding or mitigating an environmental effect.

Impact 3.10-3: Development facilitated by the Amended Housing Element, Less than Significant None Required Less than Significant
in combination with past, present, and reasonably foreseeable projects,
would not result in significant cumulative impacts with respect to land use.

SECTION 3.11—NOISE

Impact 3.11-1: Implementation of the Amended Housing Element would not  Less than Significant None Required Less than Significant
generate a substantial temporary or permanent increase in ambient noise

levels in excess of standards established by the local general plan, noise

ordinance, or applicable standards of other agencies.
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Impact 3.11-2: Development facilitated by the Amended Housing Element Potentially Significant MM 3.11-2: Construction Vibration. Prior to Less than Significant
would not generate excessive groundborne vibration or groundborne noise issuance of grading permits for any project that is
levels. located within 150 feet of a historic structure that is

depicted in Figure 4-1 of the General Plan and, if
construction activities will require either: (1) pile
driving within 150 feet; or (2) utilization of mobile
construction equipment within 50 feet of the historic
structure, the property owner/developer shall retain
an acoustical engineer to prepare a vibration plan
for city review and approval. The vibration plan shall
determine the vibration levels created by
construction activities at the historic structure. The
vibration plan shall require the developer to
implement specific measures to reduce the vibration
levels to within Caltrans’ threshold of 0.12 inches per
second PPV for historic buildings. These measures
could include, without limitation, utilization of
equipment that create lower vibration levels,
setbacks of stationary equipment from sensitive
receptors, and setbacks of equipment staging areas
from sensitive receptors, and/or shoring and
foundation protections.

Impact 3.11-3: Implementation of the Amended Housing Element, in Less than Significant None Required Less than Significant
combination with other cumulative development, would not result in

cumulatively substantial increases in ambient noise levels or vibration in

excess of standards established by the local general plan, noise ordinance,

or applicable standards of other agencies.

SECTION 3.12—POPULATION AND HOUSING

Impact 3.12-1: Development facilitated by the Amended Housing Element No Impact None Required No Impact
would not induce substantial unplanned population growth either directly

or indirectly (for example, through extension of roads or other

infrastructure) and would not displace a substantial number of people

requiring the construction of new housing.
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Impact 3.12-2: Development facilitated by the Amended Housing Element
would not cumulatively induce substantial unplanned population growth
either directly or indirectly and would not cumulatively displace a substantial
number of people requiring the construction of new housing.

SECTION 3.13—PUBLIC SERVICES AND RECREATION

Impact 3.13-1: Development facilitated by the Amended Housing Element
would not result in the provision of or need for new or physically altered fire
protection facilities, police protection facilities, school facilities, or library
facilities, the construction or operation of which could cause significant
environmental impacts.

Impact 3.13-2: Implementation of the Amended Housing Element would not
increase the use of existing neighborhood and regional parks or other
recreational facilities, such that substantial physical deterioration of the
facility would occur, or be accelerated.

Impact 3.13-3: Implementation of the Amended Housing Element would not
include or require the construction or expansion of parks and other
recreational facilities, which might have an adverse physical effect on the
environment.

Impact 3.13-4: Development facilitated by the Amended Housing Element,
in combination with past, present, and reasonably foreseeable projects,
would not result in significant cumulative impacts with respect to fire
protection facilities, police protection facilities, school facilities, library
facilities, parks, or recreational facilities.

SECTION 3.14—TRANSPORTATION

Impact 3.14-1: Implementation of the Amended Housing Element would not
conflict with a program, plan, ordinance or policy addressing the circulation
system, including transit, roadway, bicycle and pedestrian facilities.

LEVEL OF
SIGNIFICANCE BEFORE
MITIGATION

No Impact

Less than Significant

Less than Significant

Less than Significant

Less than Significant

Less than Significant

MITIGATION MEASURES

None Required

None Required

None Required

None Required

None Required

None Required

LEVEL OF
SIGNIFICANCE AFTER
MITIGATION

No Impact

Less than Significant

Less than Significant

Less than Significant

Less than Significant

Less than Significant
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Impact 3.14-2: Implementation of the Amended Housing Element would
conflict or be inconsistent with CEQA Guidelines section 15064.3,
subdivision (a).

LEVEL OF
SIGNIFICANCE BEFORE
MITIGATION

Potentially Significant

LEVEL OF
SIGNIFICANCE AFTER
MITIGATION

MITIGATION MEASURES

MM 3.14-2: Residential and nonresidential
development projects occurring on sites identified in
Amended Housing Element shall implement travel
demand measures (TDM) to reduce VMT.

Significant and
Unavoidable

VMT reduction techniques will vary depending on the
location of each development site and the availability
of nearby transportation services, though utilization of
TDM strategies will play a major role in most cases.
The publication Handbook for Analyzing Greenhouse
Gas Emission Reductions, Assessing Climate
Vulnerabilities, and Advancing Health and Equity,
California Air Pollution Control Officers Association
(CAPCOA), 2021, contains transportation-focused
measures that may be implemented to reduce VMT.
Following are TDM and other strategies that may be
applied; additional measures beyond those provided
in this list may be allowed if supported by evidence.

* Subsidize transit passes;

*  Provide or participate in established ride-

matching program(s);

* Provide information, educational, and marketing
resources for residents, employees, and visitors
managed by a TDM Coordinator;

+  Complete bus stop improvements or on-site
mobility hubs;

+ Construct off-site pedestrian and/or bicycle
network improvements, particularly those that fill
gaps and/or connect the project and surrounding
neighborhood to transit;
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* Reduce parking supply at affordable or senior
residential projects and projects that are well-served
by transit;

* Unbundle residential parking costs (sell or lease
parking separately from the housing unit) where
appropriate on-street management is present;

+ Provide or participate in car-sharing, bike sharing,
or scooter sharing program(s);

+  Emergency Ride Home Program (applies to
nonresidential uses);

+ Contribute to future VMT mitigation fee
programs, banks, or exchanges as they become

available.
Impact 3.14-3: Implementation of the Amended Housing Element would not  Less than Significant None Required Less than Significant
substantially increase hazards due to a geometric design feature or
incompatible use.
Impact 3.14-4: Implementation of Amended Housing Element would not  Less than Significant None Required Less than Significant
result in inadequate emergency access
Impact 3.14-5: Implementation of the Amended Housing Element, in Potentially Significant MM 3.14-5: Implement Mitigation Measure 3.14-2. Significant and
conjunction with cumulative development, would not conflict or be Unavoidable

inconsistent with CEQA Guidelines section 15064.3, subdivision (a).
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SECTION 3.15—UTILITIES AND SERVICE SYSTEMS

Impact 3.15-1: The Amended Housing Element could require or result in the
relocation or construction of new or expanded water, wastewater treatment
or stormwater drainage, electric power, natural gas, or telecommunications
facilities, the construction or relocation of which could cause significant
environmental effects.

Impact 3.15-2: Sufficient water supplies would be available to serve
development facilitated by the Amended Housing Element and reasonably
foreseeable future development during normal, dry, and multiple dry
years.

Impact 3.15-3: The wastewater treatment provider would have adequate
capacity to serve the demand generated by the Amended Housing Element
in addition to the provider’s existing commitments.

Impact 3.15-4: Development facilitated by the Amended Housing Element
would not generate solid waste in excess of State or local standards, or in
excess of the capacity of local infrastructure, or otherwise impair the
attainment of solid waste reduction goals.

Impact 3.15-5: Implementation of the Amended Housing Element would
comply with federal, State, and local statutes and regulations related to solid
waste.

LEVEL OF
SIGNIFICANCE BEFORE
MITIGATION

Potentially Significant to

water supply

Less than Significant to
wastewater

Less than Significant to
storm drain capacity

Less than Significant to
Electric Power, Natural
Gas, and
Telecommunications

Less than Significant

Less than Significant

Less than Significant

Less than Significant

MITIGATION MEASURES

None Feasible

None Required

None Required

None Required

None Required

LEVEL OF
SIGNIFICANCE AFTER
MITIGATION

Significant and
Unavoidable

Less than Significant

Less than Significant

Less than Significant

Less than Significant

ES-54 | EXECUTIVE SUMMARY



City of Sausalito

LEVEL OF LEVEL OF
IMPACTS SIGNIFICANCE BEFORE MITIGATION MEASURES SIGNIFICANCE AFTER
MITIGATION MITIGATION
Impact 3.15-6: Development facilitated by the Amended Housing Element, Potentially Significant to None Feasible Significant and
in combination with past, present, and reasonably foreseeable projects, water supply Unavoidable

could result in significant cumulative impacts with respect to water infrastructure
infrastructure, but would not result in significant cumulative impacts with
respect to water supply, wastewater, solid waste, and storm drain services

_— Less than significant to
or facilities.

water supplies

Less than Significant to
wastewater

Less than Significant to
solid waste

Less than Significant to
storm drainage

SECTION 3.16—WILDFIRE

Impact 3.16-1: Implementation of the Amended Housing Element could Potentially Significant MM 3.16-1a: To reduce fire risk, all residential and  Significant and
result in the exposure of people or structures, either directly or indirectly, to mixed-use projects on Inventory Sites and Unavoidable
a significant risk of loss, injury, or death involving wildland fires. Opportunity Sites identified in the Housing Element

that are located in the WUI Very High and WUI High
fire hazard areas or fire hazard severity zones as
designated by the Sausalito Marin City Fire Protection
District, City of Sausalito, or Marin County Fire
Department shall comply with the State fire safety
regulations  associated  with  wildland-urban
interfaces, fire-safe building standards, access and
egress standards, and defensible space, including all
standards for development in Very High Fire Hazard
Severity Zones regardless of whether the project is
located within a CAL FIRE-designated Very High Fire
Hazard Severity Zone.
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LEVEL OF LEVEL OF
IMPACTS SIGNIFICANCE BEFORE MITIGATION MEASURES SIGNIFICANCE AFTER
MITIGATION MITIGATION

MM 3.16-1b: To reduce evacuation impacts, all
residential and mixed-use projects on Inventory Sites
and Opportunity Sites identified in the Housing
Element, regardless of project location and regardless
of the WUI or FHSZ, shall comply with the State fire
safety regulations associated with access and egress
standards for development in Very High Fire Hazard
Severity Zones regardless of whether the project is
located within a CAL FIRE-designated Very High Fire
Hazard Severity Zone.

MM 3.16-1c: The City of Sausalito shall coordinate
with the Southern Marin Fire Protection District and
Marin County Fire Department to update evacuation
planning data, routes, and zones on an annual basis.
As part of the update, the evacuation planning and
response tools shall consider proposed, approved,
and completed housing and mixed use projects to
ensure evacuation routes are adequate to
accommodate existing, approved, and proposed

projects.
Impact 3.16-2: Development facilitated by the Amended Housing Element  Potentially Significant MM 3.16-2: Implement Mitigation Measures 3.16-1a-  Significant and
in or near State responsibility areas or lands classified as very high fire C. Unavoidable

hazard severity zones would substantially impair an adopted emergency
response plan or emergency evacuation plan.
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IMPACTS

Impact 3.16-3: Development facilitated by the Project to implement the
Housing Element in areas located in or near State responsibility areas or
lands classified as very high fire hazard severity zones would, due to slope,
prevailing winds, and other factors, exacerbate wildfire risks, and thereby
expose project occupants to, pollutant concentrations from a wildfire or the
uncontrolled spread of wildfire, due to slope, prevailing winds, and other
factors.

Impact 3.16-4: Implementation of the Project in areas located in or near
State responsibility areas or lands classified as very high fire hazard severity
zones would require the installation or maintenance of associated
infrastructure (such as roads, fuel breaks, emergency water sources, power
lines or other utilities), but not to a degree to substantially exacerbate fire
risk or result in significant temporary or ongoing impacts to the
environment.

Impact 3.16-5: Development facilitated by the implementation of the
Project in areas located in or near State responsibility areas or lands
classified as very high fire hazard severity zones could substantially expose
people or structures to significant risks, including downslope or
downstream flooding or landslides, as a result of runoff, post-fire slope
instability, or drainage changes.

Impact 3.16-6: Development facilitated by the Project to implement the
Housing Element Programs, in combination with past, present, and
reasonably foreseeable projects, would result in significant cumulative
impacts with respect to wildfire.

LEVEL OF
SIGNIFICANCE BEFORE
MITIGATION

Potentially Significant

Less than Significant

Potentially Significant

Potentially Significant

MITIGATION MEASURES

None Feasible

None Required

None Feasible

None Feasible

LEVEL OF
SIGNIFICANCE AFTER
MITIGATION

Significant and
Unavoidable

Less than Significant

Significant and
Unavoidable

Significant and
Unavoidable
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City of Sausalito

1.0 INTRODUCTION

This Draft Environmental Impact Report (Draft EIR) was prepared in accordance with and in
fulfillment of the California Environmental Quality Act (CEQA) and the CEQA Guidelines. As
described in CEQA Guidelines Section 15121(a), an EIR is a public information document that
assesses the potentially significant environmental impacts of a project. CEQA requires that
an EIR be prepared by the agency with primary responsibility over the approval of a project
(the lead agency). The City of Sausalito (City) is the lead agency for the proposed City of
Sausalito Amended 6™ Cycle Housing Element project (proposed project or Amended
Housing Element project). Public agencies are charged with the duty to consider and
minimize environmental impacts of proposed development where feasible and have the
obligation to balance economic, environmental, and social factors.

The City's Amended Housing Element project would make policy, density, and clarifying
amendments to the Housing Element, while adding housing and mixed use zones that
correspond with slightly lower minimum densities to provide more variety in housing types,
meet the City's RHNA requirements, and affirmatively further fair housing. The Housing
Element describes goals, policies, and programs to be implemented from 2023 through 2031
and address the maintenance, preservation, improvement, and development of housing in
Sausalito.

Through an extensive public outreach effort, the City refined and supplemented the current
regulations of the Housing Element to help guide and shape the community over the next
eight years. As such, the Amended Housing Element identifies sites appropriate for the
development of housing. The Amended Housing Element project would rezone those sites as
necessary to meet the requirements of State law.

1.1. PURPOSE OF THE ENVIRONMENTAL IMPACT REPORT

The City of Sausalito, as lead agency, determined that the Amended Housing Element project
is a "project" under CEQA. CEQA requires the preparation of an EIR prior to approving any
project that may have a significant impact on the environment. For the purposes of CEQA,
the term "project" refers to the whole of an action, which has the potential for resulting in a
direct physical change or a reasonably foreseeable indirect physical change in the
environment (CEQA Guidelines Section 15378(a)).

This Draft EIR has been prepared according to CEQA requirements to evaluate the potential
environmental impacts associated with the implementation of the Amended Housing
Element. The purpose of this Draft EIR is to inform public agency decision-makers,
representatives of affected and responsible agencies, the public, and other interested parties
of the potential environmental effects that may result from continued implementation of the
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City's policies and the Amended Housing Element. Concurrent with the Amended Housing
Element project, the City proposes to make any conforming amendments to other elements
of the General Plan needed to maintain internal consistency, and to update the City's zoning
ordinance and zoning map to reflect the Amended Housing Element and to maintain
consistency with the General Plan.

This Draft EIR also discusses alternatives to the proposed project and proposes mitigation
measures that would offset, minimize, or otherwise avoid potentially significant
environmental impacts. This Draft EIR is intended to provide decision-makers and the public
with information that enables consideration of the environmental consequences of the
Amended Housing Element, and has been prepared in accordance with CEQA (California
Public Resources Code [PRC] Section 21000 et seq.) and the CEQA Guidelines (California Code
of Regulations [CCR] Title 14, Division 6, Chapter 3).

1.2. TYPE OF ENVIRONMENTAL IMPACT REPORT

The CEQA Guidelines identify several types of EIRs, each applicable to different project
circumstances. This Draft EIR has been prepared as a Program EIR pursuant to CEQA
Guidelines Section 15168. Section 15168 states:

A Program EIR is an EIR that may be prepared on a series of actions that can
be characterized as one large project and are related either:

1. Geographically,

2. Aslogical parts in the chain of contemplated actions,

3. In connection with issuance of rules, regulations, plans or other general criteria to
govern the conduct of a continuing program, or

4. As individual activities carried out under the same authorizing statutory or
regulatory authority and having generally similar environmental effects which can
be mitigated in similar ways.

A program-level analysis considers the broad environmental effects of the Amended
Housing Element. This Draft EIR will be used to evaluate subsequent projects and activities
to implement the Amended Housing Element.

This Draft EIR is intended to provide the information and environmental analysis necessary
to assist public agency decision-makers in considering approval of the rezoning of sites as
prescribed in the Amended Housing Element.

Additional environmental review under CEQA may be required for subsequent projects and
would be generally based on the subsequent project’s consistency with the Housing Element,
General Plan, and the analysis in this Draft EIR, as required under CEQA. It may also be
determined that some future projects or infrastructure improvements may be exempt from
environmental review. When individual subsequent projects or activities are proposed under
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the Amended Housing Element, the lead agency that would approve and/or implement the
individual project would examine the projects or activities to determine whether their effects
were adequately analyzed in this Draft EIR (CEQA Guidelines Section 15168). If the projects
or activities would have no effects beyond those disclosed in this Draft EIR, no further CEQA
compliance would be required.

1.3. INTENDED USES OF THE ENVIRONMENTAL IMPACT REPORT

This Draft EIR is intended to evaluate the environmental impacts of the adoption and
implementation of the Amended Housing Element. The document will serve as a source of
information in the review of subsequent planning and development proposals, including
subsequent environmental review of development projects, individual development
proposals, and for public facilities to serve new development.

1.4. AGENCIES AND APPROVALS

The term “Responsible Agency” includes all public agencies other than the lead agency that
have discretionary approval power over the project or an aspect of the project (CEQA
Guidelines Section 15381). For the purpose of CEQA, a “Trustee” agency has jurisdiction by
law over natural resources affected by a project which are held in trust for the people of the
State of California (CEQA Guidelines Section 15386). While no Responsible Agencies or
Trustee Agencies are responsible for approvals associated with adoption of the Amended
Housing Element, implementation of future projects within Sausalito that are consistent with
and facilitated by the Amended Housing Element may require permits or approvals from
Trustee and Responsible Agencies, which may include, but are not limited to, the following:

e California Department of Fish and Wildlife (CDFW);

e California Department of Transportation (Caltrans) District 4;

e California State Lands Commission;

e Golden Gate Bridge, Highway, and Transportation District;

e San Francisco Bay Conservation and Development Commission (BCDC);
e San Francisco Bay Regional Water Quality Control Board (RWQCB);

e Marin Local Agency Formation Commission (LAFCo);

e United States Army Corps of Engineers (USACE); or

e United States Fish and Wildlife Service (USFWS).

1.5. ENVIRONMENTAL REVIEW PROCESS

The review and certification process for this Draft EIR has involved, or will involve, the general
procedural steps described below.
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NOTICE OF PREPARATION

In accordance with CEQA Guidelines Section 15082, the City of Sausalito circulated a Notice
of Preparation (NOP) of an EIR for the Amended Housing Element on July 17, 2024 to trustee
and responsible agencies, the State Clearinghouse (SCH), and the public. The City conducted
a public Scoping Meeting on August 6, 2024. The 30-day public review period for the NOP
ended on August 19, 2024. The NOP and all comment letters received on the NOP are
presented in Appendix A.

The City received 114 comment letters on the NOP. Copies of these letters are provided in
Appendix A of this Draft EIR.

PUBLIC NOTICE/PUBLIC REVIEW

Upon completion of the Draft EIR for the Amended Housing Element, the City of Sausalito
filed a Notice of Completion (NOC) with the SCH of the Governor’s Office of Planning and
Research to begin the public review period (PRC Section 21161).

Concurrent with the NOC, the City provided a public Notice of Availability (NOA) for the Draft
EIR, and invites comment from the general public, agencies, organizations, and other
interested parties, consistent with CEQA requirements.

In addition, the City will consider the Draft EIR at one or more public hearings before the
Planning Commission and City Council. The public will have an opportunity to provide
comments on the Draft EIR during public hearings. Notice of public hearings will be posted
on the City's website, in the local newspaper, and through direct mailing to interested parties
that have requested notification.

RESPONSE TO COMMENTS ON THE DRAFT EIR/FINAL EIR

Following the public review period on the Draft EIR, a Final EIR will be prepared. The Final EIR
will respond to written comments received during the public review period. The Final EIR
may also include corrections, clarification, and additional explanatory information that is
being added to the Draft EIR.

CERTIFICATION OF THE EIR/PROJECT CONSIDERATION

The City Council is the decision-making body on the Amended Housing Element project and
with respect to this EIR. If the City Council finds that the Final EIR was prepared in compliance
with all CEQA requirements and is "adequate and complete,” in accordance with CEQA
Guidelines Section 15090, the City Council may certify the Final EIR in accordance with CEQA
Guidelines. As set forth by CEQA Guidelines Section 15151, the standards of adequacy
require an EIR to provide a sufficient degree of analysis to allow decisions to be made
regarding the proposed project that take account of environmental consequences.
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Upon review, consideration and certification of the Final EIR, the City Council may take action
to approve, revise, or reject the Amended Housing Element project. A decision to approve
the Amended Housing Element, for which this Draft EIR identifies significant environmental
effects, must be accompanied by written findings in accordance with CEQA Guidelines
Sections 15091 and 15093. A Mitigation Monitoring and Reporting Plan (MMRP) would also
need to be adopted in accordance with Public Resources Code Section 21081.6(a) and CEQA
Guidelines Section 15097. The MMRP will list all mitigation measures that have been imposed
upon the project to reduce or avoid significant effects on the environment. The MMRP will
also include provisions designed to ensure that the identified mitigation measures are
carried out during project implementation, in a manner that is consistent with the certified
Final EIR.

1.6. ORGANIZATION AND SCOPE

CEQA Guidelines Sections 15122 through 15132 identify the content requirements for Draft
and Final EIRs. An EIR must include a description of the environmental setting, an
environmental impact analysis, mitigation measures, alternatives, significant irreversible
environmental changes, growth-inducing impacts, and cumulative impacts. The
environmental issues addressed in the Draft EIR reflect the topics outlined in CEQA
Guidelines Appendix G, environmental and planning documentation prepared for recent
projects located within the City of Sausalito, and responses to the NOP and public scoping
meeting comments.

This Draft EIR is organized in the following manner:

EXECUTIVE SUMMARY

The Executive Summary summarizes the characteristics of the proposed project, known
areas of controversy and issues to be resolved, and provides a concise summary matrix of
the Amended Housing Element’s environmental impacts and mitigation measures consistent
with CEQA Guidelines Section 15123.

CHAPTER 1.0—INTRODUCTION

This chapter briefly describes the Amended Housing Element, the purpose of the
environmental evaluation, identifies the lead, trustee, and responsible agencies, summarizes
the process associated with preparation and certification of an EIR, identifies the scope and
organization of the Draft EIR, and summarizes comments received on the NOP.

CHAPTER 2.0—PROJECT DESCRIPTION

This chapter provides a detailed description of the Amended Housing Element, including the
location, intended objectives, background information, the physical and technical
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characteristics, including the decisions subject to CEQA Guidelines, subsequent projects and
activities, and a list of related agency action requirements.

CHAPTER 3.0—ENVIRONMENTAL IMPACT ANALYSIS

This chapter contains the analysis of environmental topic areas as identified below. Each
section contains a description of the existing environment as it pertains to the topical area
as well as a description of the regulatory environment that may be applicable to the
Amended Housing Element. Each section also identifies thresholds of significance by which
impacts are determined, a description of project-related impacts associated with the
environmental topic, identification of appropriate mitigation measures, and a conclusion as
to the significance of each impact.

The following environmental topics are addressed in this chapter:

e Aesthetics

e Air Quality

e Biological Resources

e Cultural and Tribal Cultural Resources
e Energy

e Geology, Soils, and Seismicity

e Greenhouse Gas Emissions

e Hazards and Hazardous Materials

e Hydrology and Water Quality

e Land Use and Planning

e Noise

e Population, Housing, and Employment
e Public Services and Recreation

e Transportation

e Utilities and Service Systems

e Wildfire

CHAPTER 4.0—ALTERNATIVES TO THE AMENDED HOUSING ELEMENT

This chapter provides a comparative analysis of the Amended Housing Element and the
selected alternatives, including the mandatory “No Project” alternative. CEQA Guidelines
Section 15126.6 requires that an EIR describe a range of reasonable alternatives to the
Amended Housing Element, which could feasibly attain the basic objectives of the project
and avoid and/or lessen any significant environmental effects of the project.
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CHAPTER 5.0—OTHER CEQA CONSIDERATIONS

This chapter evaluates and describes the following CEQA required topics: impacts
considered less-than-significant, significant and irreversible impacts, growth-inducing
effects, cumulative impacts, and significant and unavoidable environmental effects.

CHAPTER 6.0—EFFECTS FOUND NOT TO BE SIGNIFICANT

This chapter would analyze potential impacts resulting from conversion of agriculture and
forest lands to non-agriculture and non-forest uses, and loss of any known significant mineral
occurrences. Given the location of the City of Sausalito in the urbanized context of the San
Francisco Bay Area and the lack of agricultural and mineral resources in the area, these
resources are anticipated to not be major considerations for the Amended Housing Element
project. Existing conditions and regulations will be summarized.

CHAPTER 7.0—PERSONS AND ORGANIZATIONS CONSULTED—LIST OF
PREPARERS

This chapter lists all authors and agencies that assisted in the preparation of the Draft EIR,
by name, title, and company or agency affiliation.

APPENDICES

This chapter includes the NOP and other procedural documents pertinent to the Draft EIR,
as well as technical material prepared to support the analysis.
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2.0 PROJECT DESCRIPTION

The project analyzed in this Draft Environmental Impact Report (Draft EIR) is the adoption
and implementation of the Sausalito Amended 6th Cycle Housing Element. The proposed
Project constitutes multiple actions related to amending the 6th Cycle Housing Element,
including amending Housing Element programs, amending other elements of the General
Plan to be consistent with the Amended Housing Element, and implementing programs
identified in the Amended Housing Element. These actions are collectively referred to as the
Amended Housing Element or “the Project.”

2.1 INTRODUCTION

State law requires the City to have and maintain a general plan with specific contents in order
to provide a vision for the City’s future and inform local decisions about land use and
development, including issues such as circulation, conservation, and safety. The Housing
Element establishes goals and policies, and identifies future programs/actions to address
the existing and projected housing needs of Sausalito. These goals, policies, and
programs/actions are required by state law to plan for the regional housing targets allocated
to Sausalito by the Association of Bay Area Governments (ABAG) and the Department of
Housing and Community Development (HCD) for the period of 2023 to 2031 and to
affirmatively further fair housing. The City of Sausalito adopted its 6™ Cycle Housing Element
Update as an amendment to the Sausalito General Plan on January 30, 2023.

The proposed project consists of the adoption and implementation of an Amended Housing
Element. The Amended Housing Element includes the following components:

e Amend Housing Plan Program 4, entitled “Ensure Inventory of Sites
Accommodates RHNA throughout Planning Period,” to modify the Opportunity
Sites, add housing and mixed use zones that correspond with slightly lower
minimum densities to provide more variety in housing types, meet the City's RHNA
requirements, and affirmatively further fair housing.

e Amend Housing Plan Program 8, entitled “Public Property Conversion to Housing,”
to address making publicly-owned sites available for development during the
2023-2031 planning period.

e Amend Housing Plan Program 19, entitled “Development Review Procedures,” to
clarify implementation of housing streamlining provisions.

e Maodifications to the Background Report and Appendices D1, D2, and E to reflect
the changes to Program 4, including modifications to the Opportunity Sites.
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Actions to implement the Amended Housing Element will include:

1) Amendment of the Land Use, Circulation, and Community Design, Historic, and
Cultural Preservation Elements to be consistent with the Amended Housing Element.
2) Implementation of Amended Housing Element, including but not limited to:

a) The rezoning of opportunity sites to implement Housing Plan Program 4 to
create a capacity to accommodate the City's Regional Housing Needs
Allocation (RHNA) based on opportunity sites subject to the proposed
rezoning. Sites proposed for rezoning include sites subject to a vote of the
electorate under Ordinance 1022 and Ordinance 1128. Under Program 4,
opportunity sites would be rezoned with new zoning districts as follows:

Housing-29 (minimum 20 du/ac for lower income sites and maximum of
29 du/ac);

Housing-70 (minimum 50 du/ac and maximum 70 du/ac);

Mixed Use-49/85% (minimum 43 du/ac and maximum 49 du/ac, allow
100% residential, and requirement a minimum of 85% residential); and
Mixed Use-70/85% (minimum 50 du/ac and maximum 70 du/ac, allow
100% residential, and require a minimum of 85% residential).

Rezoning would be subject to requirements of Government Code Section
65583.2(h,i), including the following requirements:

Permit owner-occupied and rental multi-family uses by-right, consistent
with Government Code Section 65583.2(i) for projects with 20% or more
units affordable to lower income households;

Permit a minimum density of 20 units per acre on sites identified to
accommodate very low and low income units;

Allow a minimum of 16 units per site on sites identified to accommodate
very low and low income units; and

Accommodate at least 50 percent of the lower income need on sites
designated for residential use only, except that the City may accommodate
the very low and low income need on sites designated for mixed use if
those sites allow 100 percent residential use and require residential use to
occupy at least 50 percent of the floor area in a mixed-use project.

b) Housing Plan Program 8, entitled “Public Property Conversion to Housing,” to
address making publicly-owned sites available for development during the
2023-2031 planning period.

Housing Plan Program 16 to amend the Zoning Ordinance.

Housing Plan Program 19, entitled “Development Review Procedures” to adopt
comprehensive Objective Design and Development Standards (ODDS) to
address multi-family development at densities envisioned by the General Plan,
Zoning Code, and Program 4.
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2.2 PROJECT LOCATION AND SETTING

The City of Sausalito is located in the northern San Francisco Bay area, approximately 73
miles due southwest of Sacramento, California. Sausalito is located in Marin County, between
Richardson Bay and the Marin Headlands, across the Golden Gate Bridge from San Francisco.
The city is bordered by Marin City to the north, Richardson Bay to the west, and the Golden
Gate National Recreation Area to the west and south, as shown in Figure 2-1. The Planning
Area for the Amended Housing Element project is the same Planning Area that was
considered by the 2021 General Plan, which encompasses all incorporated land in Sausalito
and its sphere of influence in Richardson Bay, as shown in Figure 2-2. Sausalito includes
approximately 4,030 residential dwelling units. Figure 2-3 and Figure 2-4 show the existing
and proposed General Plan land use designations, respectively.

2.3 BACKGROUND AND REGIONAL HOUSING NEEDS ALLOCATION

The City's current General Plan and Housing Element are guiding documents for land use
decisions affecting the City of Sausalito. The current documents and legal requirements are
summarized briefly below.

2.3.1 6™ CYCLE REGIONAL HOUSING NEEDS ALLOCATION

State law requires local jurisdictions to update their housing elements on a regular schedule
and to maintain consistency between the housing element and other elements of the general
plan. Each city and county in the Bay Area must update their current housing element to the
satisfaction of HCD by January 31, 2023 and must plan for a number of new housing units
referred to as their Regional Housing Needs Allocation (RHNA), as well as meeting other
provisions in the law, such as the requirement to affirmatively further fair housing.

A RHNA is generally assigned to each jurisdiction in the Bay Area by the ABAG for the eight-
year planning period and includes housing units at various levels of affordability (very low
income, low income, moderate income, and above moderate), which are defined by
percentage of Area Median Income (AMI)." Sausalito received a RHNA of 724 units for the
2023-2031 planning period.

The City's final RHNA is shown in Table 2-1.

T In 2021, the County's Area Median Income for a family of four was $149,600, as published by HCD in Title 25
of the California Code of Regulations section 6932.
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TABLE 2-1: SAUSALITO REGIONAL HOUSING NEEDS (RHNA) ALLOCATION

UNITS BY INCOME GROUPA

VERY LOW LOW MODERATE MQEE:IETE TOTAL
(0-50% (51-80% (81-120% (>120% UNITS
AMI) AMI) AMI) AMI)
RHNA Allocation 200 115 114 295 724
% of Total 28% 16% 16% 41% 100%P
NOTES:
a. Units are grouped into categories based on the incomes of households accommodated and their

relationship (percentage of) Area Median Income (AMI).

b. Percentages rounded to equal 100%.
SOURCE: ABAG, March 17, 2022.

The City can meet a portion of its RHNA requirements through implementation of approved
or entitled projects, its existing inventory of sites zoned to allow residential and mixed uses,
including pending projects, and the projected development of accessory dwelling units
(ADUs) and Senate Bill 9 (SB 9) units throughout the city. However, even with the
development of these units, the City would have a remaining RHNA of 463 units, requiring
the City to identify more sites available for residential development at varying income levels.

The City's Amended 6th Cycle Housing Element provides sites sufficient to accommodate its
RHNA plus a buffer (see Figure 2-5). A buffer is particularly important because of “no net
loss” provisions in state Planning Law (Government Code Section 65863). Section 65863
requires that the land inventory and site identification programs in the Amended Housing
Element always include sufficient sites to accommodate the unmet RHNA. This means that if
a site is identified in the Amended Housing Element as having the potential for housing
development that could accommodate lower-income units towards meeting the RHNA but
is actually developed with units at a higher income level or fewer units, then the locality must
either: 1) identify and rezone, if necessary, an adequate substitute site; or 2) demonstrate
that the land inventory in the Amended Housing Element already contains an adequate
substitute site. An adequate buffer will be critical to ensuring that the City remains compliant
with these provisions without having to identify and rezone sites prior to the end of the cycle.

Also, because the City's RHNA includes units distributed by income category, the sites
inventory must include ample sites to meet the requirement for very low and low income
households. Typically, housing affordable to these lower income households is constructed
with substantial local, state, and federal subsidies, although some affordable units are
constructed as accessory dwelling units, and some may be included as a small percentage of
market rate projects.
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Itis important to note that while State law requires the Amended Housing Element to include
an inventory of housing sites and requires the City to appropriately zone sites for multifamily
housing, the City would not actually develop or construct housing on these sites. Future
development on identified sites would be at the discretion of individual property owners and
would be largely dependent on market forces and in the case of affordable housing, available
funding and other incentives.

2.4 PROJECT OBIJECTIVES

CEQA Guidelines Section 15124(b) requires the description of the project in an EIR to state
the objectives sought by the project.

“A clearly written statement of objectives will help the lead agency develop a reasonable
range of alternatives to evaluate in the EIR and will aid the decision makers in preparing
findings or a statement of overriding considerations, if necessary. The statement of
objectives should include the underlying purpose of the project.”

In keeping with this requirement, the City's project objectives are as follows:

1. Update the General Plan’s Housing Element to comply with State-mandated housing
requirements and to address the maintenance, preservation, improvement, and
development of housing in the City through 2031.

2. Establish an inventory of housing sites and rezone the sites as necessary to meet the
required Regional Housing Needs Allocation and to provide an appropriate buffer to
assist in providing sites in accordance with No Net Loss requirements under
Government Code Section 65863.

3. Amend the General Plan, including the Land Use Element; Community Design,
Historic, and Cultural Preservation Element; and Circulation and Parking Element as
needed to maintain internal consistency.

4. Accommodate the City’s housing needs in a manner that affirmatively furthers fair
housing while preserving the character of the City, including its aesthetic and historic
resources, and promoting the safety and welfare of both existing and future
residents, and maintaining opportunities for economic development.

2.5 PROJECT DESCRIPTION

The Project analyzed in this EIR is the adoption of an Amended Housing Element, including
the changes to the Housing Element Programs 4, 8, and 19, and implementing the Amended
Housing Element by amending other General Plan elements to ensure internal consistency,
rezoning sites throughout the city to create a capacity to accommodate the City's RHNA
requirements, make publicly-owned sites available for housing development, amend the
Zoning ordinance, and adopt comprehensive Objective Design and Development Standards
(ODDS). These Project components are described below.
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2.5.1 AMENDED HOUSING ELEMENT PROGRAMS

The Project would amend Housing Element Programs 4, 8, and 19.

Program 4

Housing Element Program 4, entitled “Ensure Inventory of Sites Accommodates RHNA
throughout Planning Period,” would be amended to add housing and mixed use zones that
correspond with slightly lower minimum densities to provide more variety in housing types,
meet the City's RHNA requirements, and affirmatively further fair housing. Sites proposed
for rezoning include sites subject to a vote of the electorate under Ordinance 1022 and
Ordinance 1128. Under Program 4, opportunity sites would be rezoned with new zoning
districts as follows:

e Housing-29:
o allow a maximum 29 dwelling units per acre (du/ac) and require a
minimum of 20 du/ac on sites identified to accommodate the very low and
low income RHNA

e Housing-49:
o allow a minimum of 43 du/ac and a maximum 49 du/ac

e Housing-70:
o allow a minimum of 50 du/ac and a maximum of 70 du/ac

¢ Mixed Use-29%
o allow for a maximum of 29 du/ac and require a minimum of 20 du/ac on
sites identified to accommodate the very low and low income RHNA

o allow 100% residential development
o require a minimum of 85% residential uses

e Mixed Use-49/85%
o allow a minimum 43 du/ac and a maximum of 49 du/ac

o allow 100% residential development
o require a minimum of 85% residential uses

e Mixed Use-70/85%
o allow a minimum 50 du/ac and a maximum of 70 du/ac

o allow 100% residential development
o require a minimum of 85% residential uses

The rezoning associated with amended Program 4 would be subject to the requirements of
Government Code Section 65583.2(h,i), including the following requirements:
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e Permit owner-occupied and rental multi-family uses by-right, consistent with
Government Code Section 65583.2(i) for projects with 20% or more units
affordable to lower income households;

e Permit a minimum density of 20 units per acre on sites identified to accommodate
the very low and low income RHNA;

e Allow a minimum of 16 units per site on sites identified to accommodate the very
low and low income RHNA; and

e Accommodate at least 50 percent of the lower income need on sites designated
for residential use only, except that the City may accommodate the very low and
low income need on sites designated for mixed use if those sites allow 100 percent
residential use and require residential use to occupy at least 50 percent of the
floor area in a mixed-use project.

Program 8

Housing Element Program 8, entitled “Public Property Conversion to Housing,” would be
amended to address making publicly-owned sites available for development during the
2023-2031 planning period.

Site 85, as identified in the adopted Housing Element, would be removed from the program
as a publicly-owned site available for development. The site is owned by the California
Department of Transportation (Caltrans) and is not controlled by the City.

Implementation of amended Program 8 would include rezoning publicly-owned sites to be
available for housing development and making the sites available for residential
development during the 6™ Cycle.

Program 19

Housing Element Program 19, entitled “Development Review Procedures,” would be revised
to clarify the implementation of housing streamlining provisions.

Program 19 facilitates the development and enactment of objective design and development
standards (ODDS) applicable to eligible multifamily residential projects. The ODDS are
intended to be standards that “involve no personal or subjective judgment by a public official
and are uniformly verifiable by reference to an external and uniform benchmark or criterion
available and knowable by both the development applicant and public official prior to
submittal.” To implement the first bullet of Program 19, the City would adopt ODDS to
provide an alternative streamlined permitting process, rather than discretionary design
review, to multifamily residential at densities envisioned by the General Plan, the Zoning
Ordinance, and Program 4.
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Development Potential of the Project

Table 2-2 describes the development that could be constructed with the implementation of
the proposed Project. The Amended Housing Element assumed a “realistic capacity” based
on the potential for some sites to develop at less than the full density. For the purpose of
this EIR, the maximum capacity of each site based on the allowed density and floor area ratio
for residential units and, where applicable, non-residential uses that would be allowed under

amended Program 4 is

evaluated.

TABLE 2-2: DEVELOPMENT CAPACITY

PROGRAM 4 CAPACITY
(AMENDED HOUSING ELEMENT REALISTIC CAPACITY)

MAXIMUM CAPACITY

NON-
EXTREME- MODER- ABOVE RESIDENTIAL
LY: (;I‘I,EVRY LOwW e MODERATE | TOTAL | UNITS SQUARE
FEET
RHNA 200 115 114 295 724
EXISTING CAPACITY
Approved/Entitled Projects 3 7 6 7 23 23 -
Inventory of Existing
Residential Sites, including 1 1 47 73 122 126 -1,584
Pending Projects
ADU & SB 9 Projected Units 12 27 30 47 116 187 -
Subtotal: Existing 16 35 83 127 261 | 336 1,584
Capacity
CAPACITY FROM OPPORTUNITY SITES
Housing - 29 du/ac 12 6 5 5 28 37 2,456
Housing - 43-49 du/ac 54 28 39 45 166 200 -
Housing - 50-70 du/ac 69 33 13 15 130 149 -3,310
Mixed Use 29/85% 2 1 13 36 52 69 11,459
Mixed Use 49/85% 86 56 34 123 299 333 260
Mixed Use 70/85% 0 0 11 11 22 23 -4,110
Subtotal: Opportunity 223 124 115 235 697 | 811 6,755
Sites
TOTAL CAPACITY (EXISTING CAPACITY PLUS OPPORTUNITY SITES)

Total Capacity 239 159 198 362 958 1,147 5,171
Surplus’ 39 44 84 67 234
NOTE:

1. HCD recommends buffer in the housing element inventory of at least 15 to 30 percent capacity more than required, especially to
accommodate the lower income RHNA. A modest surplus also allows various sites identified in the Housing Element to identify at

different income levels than those anticipated, while still maintaining an adequate supply of available sites.
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2.5.2 GENERAL PLAN AMENDMENT

The General Plan Land Use Element; Community Design, Historic, and Cultural Preservation
Element; and Circulation and Parking Element would be amended to establish overlay
districts to accommodate the opportunity sites and to address the increased development
intensities that could occur under the overlay districts.

Land Use Element

Table 1-1 of the Land Use Element would be revised to include the residential and mixed use

land use designations shown in Table 2-3.

TABLE 2-3: LAND USE DESIGNATIONS TO BE ADDED TO LAND USE ELEMENT TABLE 1-1

LAND USE

DESCRIPTION

Residential

Housing-29 Overlay
Densities:

Minimum: 20 du/ac on a site identified to
accommodate very low and low income
housing units in Housing Element
Appendix A

Maximum: 29.0 du/ac

Applied to sites identified to address the City's
shortfall in accommodating the 6 Cycle City's
Regional Housing Needs  Allocation.
Residential uses may include multifamily
rental units, live-work units, and townhome
and condominium (ownership or rental) units.
100% residential uses shall be allowed.
Development on a site with this overlay shall
include residential uses at not less than 20
du/ac for sites identified in the Housing
Element to accommodate very low and low
income units regardless of the underlying land
use designation.

Housing-49 Overlay
Densities:
Minimum: 43 du/ac

Maximum: 49.0 du/ac

Applied to sites identified to address the City’s
shortfall in accommodating the 6 Cycle City's
Regional Housing Needs  Allocation.
Residential uses may include multifamily
rental units, live-work units, and townhome
and condominium (ownership or rental) units.
100% residential uses shall be allowed.
Development on a site with this overlay shall
include residential uses at not less than 43
du/ac regardless of the underlying land use
designation.

Housing-70 Overlay
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LAND USE

DESCRIPTION

Housing-70 Overlay
Densities:
Minimum: 50 du/ac

Maximum: 70.0 du/ac

Applied to sites identified to address the City's
shortfall in accommodating the 6 Cycle City's
Regional Housing Needs  Allocation.
Residential uses may include multifamily
rental units, live-work units, and townhome
and condominium (ownership or rental) units.
100% residential uses shall be allowed.
Development on a site with this overlay shall
include residential uses at not less than 50
du/ac regardless of the underlying land use
designation.

Commercial

Housing-Mixed Use-29 Overlay
Non-residential FAR up to 0.65
Residential Densities:

Minimum: 20 du/ac on a site identified to
accommodate very low and low income
housing units in Housing Element
Appendix A

Maximum: 29.0 du/ac

Applied to sites identified to address the City's
shortfall in accommodating the 6™ Cycle City’s
Regional Housing Needs  Allocation.
Residential uses may include multifamily
rental units, live-work units, and townhome
and condominium (ownership or rental) units.
Projects may include commercial, office,
service, and institutional uses oriented to
residents and local visitors. 100% residential
uses shall be allowed. Development on a site
with this overlay shall include residential uses
at not less than 20 du/ac on sites identified to
accommodate very low and low income units
in the Housing Element regardless of the
underlying land use designation.

Housing-Mixed Use-49 Overlay
Non-residential FAR up to 0.4
Residential Densities:
Minimum: 43 du/ac

Maximum: 49.0 du/ac

Applied to sites identified to address the City's
shortfall in accommodating the 6 Cycle City's
Regional Housing Needs  Allocation.
Residential uses may include multifamily
rental units, live-work units, and townhome
and condominium (ownership or rental) units.
Projects may include commercial, office,
service, and institutional uses oriented to
residents and local visitors. Development on a
site with this overlay shall include residential
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LAND USE DESCRIPTION
uses at not less than 43 du/ac regardless of the
underlying land use designation.

Housing-Mixed Use-70 Overlay Applied to sites identified to address the City's
. . th [y

Non-residential FAR up to 0.4 sho.rtfall in accomrnodatmg the 6™ Cycle C{tys
Regional Housing Needs  Allocation.

Residential Densities: Residential uses may include multifamily

Minimum: 50 du/ac rental units, live-work units, and townhome

and condominium (ownership or rental) units.
Projects may include commercial, office,
service, and institutional uses oriented to
residents and local visitors. Development on a
site with this overlay shall include residential
uses at not less than 50 du/ac regardless of the
underlying land use designation.

Maximum: Up to 70.0 du/ac

Figure 1-1: Land Use of the Land Use Element would be revised to apply the housing and
mixed use overlay land use designations to the opportunity sites as shown in Figure 2-4.
Table 1-1 of the Land Use Element is revised to include the housing and mixed use overlay
land use designations.

The policies and programs in the Land Use Element, Community Design, Historic, and
Cultural Preservation Element, and Circulation and Parking Element of the General Plan
would be revised to allow development of Opportunity Sites consistent with the densities
identified in Table 2-3. Amended policies and programs include Policy CD-1.3 and Program
CD-1.3.1 to identify that greater heights are allowed pursuant to the ODDS, Policy CD-3.1 and
Program CD-3.1.1 to address that development pursuant to the ODDS may interfere with
views, CD-4.5.2 to address that design review will occur pursuant to adopted standards,
Policy CP-1.6 to clarify that the LOS standard applies to the extent where the City can feasibly
accommodate improvements, Policy CP-6.1.3 regarding adopting impact fees to address
transportation and circulation improvements, Policy LU-1.7 to protect and encourage
liveaboards and residential water-based communities, Policies LU-1.19 and LU-2.5 and
Programs LU-1.19.1 and LU-1.19.2 to promote a mix of uses to meet the City’s housing needs
while providing for employment and access to goods and services and to address the overlay
designations, Program LU-121.1 to address the overlay designations, Program LU-1.21.3 to
prioritize incentives for multifamily and mixed use projects that incorporate walkability, and
access to fresh foods and services, in order to promote an equitable built environment,
Program LU-2.5.5 to address modifying the standards of Ordinance 1022 to accommodate
the overlay designations on sites affected by the Fair Traffic Initiative, Policy LU-2.8 and
Program LU-2.8.2 to encourage mixed residential uses to accommodate the City's share of
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regional housing needs, Policy LU-3.1 and Programs LU-3.1.1 and LU-3.1.3 to accommodate
the residential and mixed use overlay designations in the Marinship, Program LU-4.1.3 to
address accommodating the overlay designations under Ordinance 1022, Policy LU-5.1 to
address that City-owned lands may accommodate the City's share of regional housing needs
on sites designated by the Housing Element, and Program LU-5.2.1 to address the MLK site
as an Opportunity Site.

2.5.3 ZONING ORDINANCE AMENDMENT

Implementation of Housing Element Program 16 would require amendments to the City's
Zoning Ordinance to be consistent with the City's General Plan, in accordance with
Government Code Section 65860. The following text identifies where changes to the Zoning
Ordinance would occur as part of the proposed Project. The Zoning Map would be updated
as shown on Figure 2-7.

Chapter 10.22 RESIDENTIAL ZONING DISTRICTS
Table 10.22-1 is revised to:

e Permit employee housing in the same manner as a single family unit pursuant to the
standards at Section 10.44.360;

e Allow agricultural employee housing pursuant to the standards at Section 10.44.370 in
zones where agricultural uses are allowed;

e Permit low barrier navigation centers pursuant to the standards at Section 10.44.380 in
zones that allow multifamily and mixed uses;

e Permit mobile homes and manufactured homes in all zones that permit single family
units;

e Allow residential care homes for 7 or more clients in the R-2 and PR zones with a
conditional use permit;

e Allow supportive and transitional housing in the same manner as residential units of
the same type in the same zone pursuant to the standards at Section 10.44.390.

e Table 10.22-2 is revised to include a footnote that allows a multifamily residential
project that is located on a single site composed of multiple contiguous lots that are
under ownership by a single entity is only subject to setbacks along the exterior lot lines
of the project. No setbacks or yards shall be applied to the parcel lines that are interior
to the site.
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Chapter 10.24 COMMERCIAL ZONING DISTRICTS
Table 10.24-1 is revised to:

Allow agricultural employee housing pursuant to the standards at Section 10.44.370 in
zones where agricultural uses are allowed;

Permit low barrier navigation centers pursuant to the standards at Section 10.44.380 in
zones that allow multifamily and mixed uses;

Permit mobile homes and manufactured zones in all zones that permit single family
units;

Allow residential care homes for 7 or more clients in the CR zone with a conditional use
permit;

Allow two-family (duplex) dwellings in the R-1 zone pursuant to Section 10.44.350;

Allow supportive and transitional housing in the same manner as residential units of
the same type in the same zone pursuant to the standards at Section 10.44.390.

Table 10.24-2 is revised to include a footnote that allows a multifamily residential
project that is located on a single site composed of multiple contiguous lots that are
under ownership by a single entity is only subject to setbacks along the exterior lot lines
of the project. No setbacks or yards shall be applied to the parcel lines that are interior
to the site.

Chapter 10.28 OVERLAY DISTRICTS

Section 10.28.090 is added to establish six overlay zones (see Table 2-4) that could
significantly increase permitted residential densities, and establish certain minimum
densities or affordability requirements:

¢ Housing-29 (-HO-H29): Provides for increased densities and ministerial development
processing in exchange for the provision of 20% lower income units (on sites
designated to accommodate the very low and low income RHNA) or 30% moderate
income units, and requires 100% residential uses between 20 units per acre and 29
units per acre on sites identified to accommodate very low and low income units in
the Housing Element. On sites designated to accommodate the very low and low
income need, the minimum affordability required is 20% very low and low income
units to receive the increased density of up to 29 units per acre and ministerial
development processing.

¢ Housing-49 (-HO-H49): Provides for increased densities and ministerial development
processing in exchange for the provision of 20% lower income units (on sites
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designated to accommodate the very low and low income RHNA) or 30% moderate
income units, and requires 100% residential uses between 43 units per acre and 49
units per acre. On sites designated to accommodate the very low and low income
need, the minimum affordability required is 20% very low and low income units to
receive the increased density of up to 49 units per acre and ministerial development
processing.

¢ Housing-70 (-HO-H70): Provides for increased densities and ministerial development
processing in exchange for the provision of 20% lower income units (on sites
designated to accommodate the very low and low income RHNA) or 30% moderate
income units, and requires 100% residential uses between 50 units per acre and 70
units per acre. On sites designated to accommodate the very low and low income
need, the minimum affordability required is 20% very low and low income units to
receive the increased density of up to 70 units per acre and ministerial development
processing.

¢ Mixed Use-29 (-HO-M29): Provides for increased densities and ministerial
development processing in exchange for the provision of 20% low income units (on
sites designated to accommodate the very low and low income RHNA) or 30%
moderate income units. Zoning would allow a mix of residential, service, retail, office,
and public/quasi-public uses and 100% residential uses, and would require a
minimum of 20 du/ac on sites identified to accommodate very low and low income
units by the Housing Element and would require a minimum of 85% of the site be
developed with residential uses at up to 29 units per acre.

e Mixed Use-49 (-HO-MA49): Provides for increased densities and ministerial
development processing in exchange for the provision of 20% low income units (on
sites designated to accommodate the very low and low income RHNA) or 30%
moderate income units. Zoning would allow a mix of residential, service, retail, office,
and public/quasi-public uses and 100% residential uses, and would require a
minimum of 85% of the site be developed with residential uses at up to 49 units per
acre.

¢ Mixed Use-70 (-HO-M70): Provides for increased densities and ministerial
development processing in exchange for the provision of 20% low income units (on
sites designated to accommodate the very low and low income RHNA) or 30%
moderate income units. Zoning would allow a mix of residential, service, retail, office,
and public/quasi-public uses and 100% residential uses, and would require a
minimum of 85% of the site be developed with residential uses at up to 70 units per
acre.

On sites designated to accommodate the very low and low income need, the minimum
affordability required is 20% very low and low income units to receive the increased density
and ministerial development processing.
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TABLE 2-4: NEW OVERLAY ZONES

D it
( : :/s; c)), Floor Area Setbacks®
Zoning Ratio (Non- Height pm—
Min | Max | residential) Front Side Side Rear
. . Max 32';
ggs'de”t'a" 20 | 29 ] and 3 o Min. 5 | Min. 5 | Min. 15
stories
ZS&dentlaI- 43 49 i Mai.'i%’,tto
— pear; 2 to Min. 5% | Min.5' | Min. 15
Residential- 50 70 eave; and 4
70 ) stories
. Max 32';
g/'g'XEduse' 20 | 29 0.65 and 3 o Min.5' | Min.5' | Min. 15’
stories
Z/'g'fed Use- 1 43 | 49 0.4 Ma)f('_ 1%' ,tto
eed U 5§3efand3 o Min.5; | Min.5' | Min. 15
IXe se- ’
702 43 49 0.4 stories
NOTE

a. This zone allows 100% residential uses, and requires a minimum of 85% residential uses on sites not identified to
accommodate the very low and low income sites.

b. Setbacks may be reduced where necessary to accommodate maximum permitted density.

Source: De Novo Planning Group, 2024.

Figure 2-6 shows the existing zoning designations for the identified Opportunity Sites, while
Figure 2-7 shows the zoning designations under the proposed Project.

Some of the sites proposed for rezoning in Program 4 include sites subject to a vote of the
electorate, which is required due to previously adopted restrictions as set forth Ordinance
1022 and Ordinance 1128, previously adopted following submission of initiatives to the City
Council. Initiative-restricted sites are designated as Sites 39, 44, 47,72, 79, 81, 84, 201, 211,
212, 301, 303, 304, and 306, identified in Appendix D1 of the Housing Element, and are
anticipated to accommodate very low, low, moderate, and above moderate income units. As
part of Program 4, the City would initiate and conduct the election, pay for all costs
associated with preparing the ballot measure for submission to the voters, and prepare any
education materials related to the impacts of the ballot measure.

Section 10.28.080 (Emergency shelters) is revised to limit parking requirements to
accommodate all staff working in the shelter, provided that the parking requirement is not
more than required for other residential or commercial uses within the same zone.
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Chapter 10.40 GENERAL DEVELOPMENT REGULATIONS

Section 10.40.115 would be revised to provide parking exemptions for eligible projects within
Y%-mile of public transit as mandated by Government Code Section 65863.2.

Section 10.40.130 would be revised to reflect the State Density Bonus Law, including
provisions for senior citizen housing, units for transitional foster youth, disabled veterans or
homeless youth, student housing developments, and 100 percent lower income
developments. The density bonus standards in Table 10.40-2 would be revised to reflect the
current density bonuses mandated for specific project types and affordability levels. Table
10.40-3 would be revised to address incentives for 100 percent lower income projects.
Paragraph H would be added to address projects that require concessions due to physical
constraints to achieving the density bonus.

Chapter 10.44 SPECIFIC USE REQUIREMENTS

Section 10.44.360 would be added to address employee housing for six or fewer employees
in accordance with Government Code Section 17021.5.

Section 10.44.370 would be added to address agricultural employee housing in accordance
with Government Code Section 17021.6.

Section 10.44.380 would be added to address low barrier navigation centers in accordance
with Government Code Section 65660.

Section 10.44.390 would be added to address supportive housing in accordance with
Government Code Section 65651.

Section 10.44.400 would be added to address replacement housing requirements for lower
income sites identified in the Housing Element inventory of sites in accordance with
Government Code Section 65583.2(g)(3).

TITLE 10A: OBJECTIVE DESIGN AND DEVELOPMENT STANDARDS

Title 10A would be added to the Sausalito Municipal Code to implement Housing Element
Program 19 to adopt ODDS applicable to housing projects creating two or more new
residential units.  The ODDS would apply to sites zoned for multifamily and
commercial/mixed use developments and to individual Housing Opportunity Sites identified
in the adopted Housing Element.

The ODDS would establish development regulations including, but not limited to, minimum
lot sizes based on the building type proposed, height limits, building setbacks, required
minimum length of building facade along a street frontage, allowable encroachments into
setback areas, allowable building types with defined design criteria, parking requirements
for number of spaces and location, required building frontage improvement types, required
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public street improvements, grading and slope development standards, equipment
screening, and landscape and lighting standards.

The ODDS applicable to new multi-unit developments in the existing multi-family and
commercial mixed use zones (R-2, R-3, CN, CR, and CC) reflect and implement existing
General Plan and Zoning Code maximum residential densities, floor area ratios, and height
limits and minimum building setbacks. Therefore, the ODDS that apply to the existing multi-
family and commercial mixed use zones retain the existing allowable building size and
location regulations from the adopted General Plan and Zoning Code and represent a
reorganization and clarification of existing requirements and do not establish new
standards.

The Housing Opportunity Sites Overlay (HOS) establishes standards applicable to the overlay
districts that allow up to 49 du/ac and up to 79 du/ac (Residential-49, Residential-70, Mixed
Use-49, and Mixed Use-70) that will be created by the Project.

Sausalito’s proposed HOS Overlay includes the following standards:
e minimum and maximum residential densities;
e maximum non-residential floor area ratio;
e maximum building heights: 32 feet to 45 feet, or 3 to 4 stories;

e primary building setbacks: no front setback, 5-foot side street and interior side
setbacks, and 15-foot rear setback;

e 5-foot stepback from all sides of a building for the 4" story;

¢ vehicle parking standards: 1 space per studio and 1-bedroom units and 1.5 spaces for
units with 2 or more bedrooms;

e bicycle parking standards: 1 space per bedroom;
e guest parking: 1 space per 10 bedrooms;

e historic resources: building height, front setback, and some building proportions
limited to averages of existing development on adjoining and nearby sites that
provide context for the historic resource(s). These limitations may be exceeded when
necessary to achieve the maximum allowed density; and

e view standards: define protected views and limit intrusion of new structures into
protected viewsheds from public and private properties. The proposed regulations
would establish a procedure to evaluate view impacts from development proposals
and determine compliance with the regulations. These limitations may be exceeded
when necessary to achieve the maximum allowed density.
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2.5.4 INFRASTRUCTURE

The proposed Project is within an existing urbanized environment, which is served by
existing domestic water supply, wastewater, and storm drainage infrastructure, and
electricity, natural gas, and telecommunication services. Development resulting from the
proposed Project may require new or upgraded local connections to this infrastructure. As
is standard practice, the addition or modification of such infrastructure may be within the
roadway right-of-way, resulting in some modest amount of infrastructure construction
activity. The proposed Project does not propose to reroute utility infrastructure, or add new
utility infrastructure, beyond connecting individual project sites to utility main lines. Utility
installation or upgrades would be conducted on a project-by-project basis as individual
developments are proposed.

Further, minor roadway construction along project site frontages may be required to
accommodate new access points, driveways, sidewalks, and the like. The proposed Project
does not propose to make changes to the roadway network.

2.6 INTENDED USES OF THIS EIR

The City’s adoption of the Housing Element in 2023 did not implement specific changes to
existing land use controls (e.g., zoning) or approve any physical development (e.g.,
construction of housing or infrastructure) that may be necessary to accommodate such
development. Specific information regarding modification to existing land use controls that
may occur with the implementation of the Amended Housing Element, including Programs
4,8,16,and 19, was not available at the time the Housing Element was adopted. For example,
development that could occur in association with rezoning of opportunity sites under
Program 4 will be guided by the modifications to the Zoning Ordinance, including
preparation of objective design and development standards to accommodate by-right
housing uses on the opportunity sites under Program 4.

At the time of Housing Element adoption, the City was engaged in preparing objective design
and development standards based on existing land use densities. However, objective design
and development standards to address increased densities under Program 4 had not been
prepared. As details regarding the specific land use modifications required to implement
various Housing Element programs were not available at the time that the Housing Element
was adopted, it would have been speculative to analyze those programs based on conjecture
regarding the modifications to the General Plan, the Zoning Ordinance, and other land use
controls that would be necessary to implement specific Housing Element programs. As such,
the adoption of the Housing Element did not result in any physical changes to the
environment that could be known at the time of adoption.

Following adoption of the Housing Element, the City began implementation of the Housing
Element. As part of this effort, the City reviewed the policies and programs in the Housing

2-18 | PROJECT DESCRIPTION



City of Sausalito

Element to determine which policies or programs could have a direct or indirect reasonably
foreseeable physical environmental effect at the time the program is implemented.
Implementation of the majority of the Housing Element would have no environmental effect
as most of the policies and programs would result only in the City complying with State
Housing Law, including mandatory requirements related to low barrier navigation centers,
transitional housing, supportive housing, employee housing, and density bonuses. The
mandatory requirements of State law would apply to Sausalito and development in the City
regardless of the City updating its Zoning Ordinance to reflect the requirements of State law.
As such, these requirements are in place and can be applied within the City regardless of the
Project. These types of policies, programs, and actions would not result in a physical effect
on the environment.

Additionally, some programs in the Housing Element, even with the adoption of
implementation measures, are too speculative to evaluate and determine whether a direct
or indirect reasonably foreseeable physical environmental effect could occur. Policies and
actions that will be implemented with the Housing Element but are not tied to a specific
development project or a specific activity that can be evaluated at this time include the
following activities:

e enforcing local code provisions such as property maintenance,
e providing funding sources for affordable housing,

e supporting programs for affordable housing,

e maintaining the quality of existing housing development,

e encouraging the sustainable use of land,

e preserving existing affordable housing, and

e coordinating with agencies, non-governmental organizations, and nonprofits to
identify available housing programs and funding opportunities for the construction
of affordable housing.

For example, Program 17 identifies the possibility that housing development projects could
implement density bonuses, allowing bonuses of up to 80% based on the percentage of
affordable units for projects affordable to very low, low, and moderate income households
(depending on the affordable units provided by the project), having no maximum density
limits for 100% affordable projects within %-mile of a major transit stop, and enacting up to
4 incentives for qualified housing projects. Even with the adoption of zoning code
amendments to facilitate Program 17, the City could not know where projects utilizing
density bonuses would be proposed, and it is speculative to assume that specific sites in the
City would take advantage of this state program. Program 10 is another example of a
program whose implementation could result in development, but for which it is speculative
to analyze the specific development at this time. Program 10 commits the City to assisting
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with affordable housing development. While this program is intended to yield at least 315
lower income units during the planning period, specific projects have not yet been identified.
Similarly, Program 11 would establish an affordable housing fund, which would be used to
promote affordable housing development. However, there are no specific projects
associated with Program 11 and it is not yet known the type, location, or design of a
development project on which the funds would be spent.

Therefore, evaluation of development that could occur under these policies and programs is
speculative at this time as specific development proposals, site plans, and other project
details are not available. Therefore, this EIR does not evaluate speculative development.

This EIR is a program-level EIR and does not evaluate individual projects that may be allowed
under the Amended Housing Element at a site-specific level. Because the Amended Housing
Element implements the Housing Element’s policies, goals, and guidelines, and describes
potential housing development that may or may not be built on any particular site,
environmental review will necessarily be general. The CEQA Guidelines instruct that
environmental review of a planning-level document need not contain the level of detail
required for review of a specific construction project. (CEQA Guidelines Section 15146 (“[t]he
degree of specificity required ... will correspond to the degree of specificity involved in the
underlying activity.”)

2.7 REQUIRED APPROVALS

Adoption and implementation of the Project would require a series of interrelated planning
and regulatory approvals by the City, as Lead Agency. Actions to be taken by the City to adopt
and implement the proposed project include, but are not limited to:

e Adoption of General Plan amendments; and
e Adoption of Zoning Ordinance amendments.

These proposed actions would require review and recommendation by the Planning
Commission, followed by consideration and action by the City Council.

As the Lead Agency and as appropriate under CEQA, the City also intends the EIR to serve as
the CEQA-required environmental documentation for consideration of the Project by other
Responsible Agencies and Trustee Agencies which may have discretionary approval
authority over the Project. Under the CEQA Guidelines, the term “Responsible Agency”
includes all public agencies, other than the Lead Agency, which have discretionary approval
power over aspects of the project for which the Lead Agency has prepared an EIR (CEQA
Guidelines Section 15381); and the term “Trustee Agency” means a state agency having
jurisdiction by law over natural resources affected by the project which are held in trust by
the people of California (CEQA Guidelines Section 15386). While no Responsible Agencies
and Trustee Agencies have been identified with approval actions associated with adoption
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of the Project, agencies may use the EIR when considering actions necessary for
development on the identified sites. These agencies may include:

e C(California Department of Fish and Wildlife (CDFW);

e C(California Department of Transportation (Caltrans);

e Regional Water Quality Control Board (RWQCB);

e Marin County Local Agency Formation Commission (LAFCo);

e U.S. Army Corps of Engineers (USACE);

e U.S. Fish and Wildlife Service (USFWS); and/or

e San Francisco Bay Conservation and Development Commission (BCDC).
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3.0 ENVIRONMENTAL IMPACT ANALYSIS

This section of the Draft Environmental Impact Report (Draft EIR) evaluates the direct,
indirect, and cumulative environmental impacts of the Amended Housing Element. In
accordance with Appendix G, Environmental Checklist, of the California Environmental
Quality Act (CEQA) Guidelines, the potential environmental effects of the Amended Housing
Element are analyzed for potential significant impacts in the following environmental issue
areas:

e Aesthetics

e Air Quality

e Biological Resources

e Cultural and Tribal Cultural Resources
e Energy

e Geology, Soils, and Seismicity

e Greenhouse Gas Emissions

e Hazards and Hazardous Materials

e Hydrology and Water Quality

e Land Use and Planning

¢ Noise

e Population, Housing, and Employment
e Public Services and Recreation

e Transportation

e Utilities and Service Systems

e Wildfire

SECTION ORGANIZATION

Each section addressing individual environmental issues includes discussion on all the
following topics:

o Existing Setting provides a description of the existing environmental setting and
condition that provides a baseline against which impacts of implementation of the
Amended Housing Element can be compared.

e Regulatory Setting contains an overview of federal, State, regional, and local
programs and regulations relevant to each environmental issue.

e Thresholds of Significance refer to quantitative or qualitative standards, performance
levels, or criteria used to compare the existing setting with and without the Amended
Housing Element to determine whether the impact is significant. These thresholds
are based primarily on the CEQA Guidelines, but also may reflect established health
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standards, ecological tolerance standards, public service capacity standards, or
guidelines established by agencies or experts.

e Analysis, Impacts, and Mitigation Measures describes the methodology used in
assessing potential impacts of the Amended Housing Element and contains an
analysis of direct and indirect impacts from construction, operation, and maintenance
activities related to future development that could occur under the Amended Housing
Element. A cumulative analysis for each potential impact will also be included in this
section. The geographic scope of the area affected by each cumulative effect (e.g.,
immediate project vicinity, city, planning area, county, watershed, or air basin) will be
identified; an analysis conducted evaluating the cumulative effect, and a
determination about the Amended Housing Element project's contribution to that
effect.

For each impact identified, including cumulative impacts, a level of impact will be

described using the following categories:

- Significant impacts include a description of the circumstances where an
established or defined threshold would be exceeded.

- Less than significant impacts include effects that may be noticeable, but do not
exceed established or defined thresholds. Potentially significant impacts that are
mitigated to a less-than-significant level by mitigating programs, actions, or other
factors are also included in this category.

- No impact describes circumstances where there is no adverse effect on the
environment.

Environmental Issue Areas Not Addressed in the EIR

Agriculture and Forestry Resources

The EIR certified for the City's General Plan Update in 2021 concluded there would be no
impacts to agriculture and forestry resources as a result of development in the City. No land
zoned or used as agricultural resources, including farmland, forestry resources, or
timberland, is found in the City. Therefore, no agricultural or forestry impacts would occur
as a result of implementing the Amended Housing Element and this issue is not discussed
further in the EIR.

Mineral Resources

The EIR certified for the City's General Plan Update in 2021 concluded that there would be
no impacts to mineral resources as a result of development in the City. No significant mineral
resources have been identified in the City. None of the Opportunity Sites are used for mineral
extraction, nor are any of the sites designated as an important mineral recovery site.
Therefore, there would be no impact on mineral resources, and this impact is not discussed
further in the EIR.
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3.1 AESTHETICS

This section of the Draft EIR describes the existing visual character of the Sausalito Planning
Area, including scenic vistas, scenic resources within scenic highways and roadways, public
views, and existing sources of light and glare. Scenic vistas are long-range views of prominent
scenic or background features such as open space lands or mountain ridges. Public views
are short- and medium-range views that are visible from publicly accessible viewpoints, such
as city streets or city parks. This section also evaluates impacts to aesthetics that are
anticipated to occur from implementation the Amended Housing Element. The Amended
Housing Element would create capacity for additional residential and mixed use
development, including allowing increased residential densities up to 29, 49, and 70 units
per acre, as described in Chapter 2.0, Project Description.

Information in this section is based, in part, on information provided by the following
reference materials:

e Sausalito General Plan;

e City of Sausalito General Plan EIR;
e Sausalito Municipal Code; and

e Marin Countywide Plan.

3.1.1 EXISTING SETTING

Terminology

Sausalito Municipal Code Section 11.12.020(V) defines “View” as a vista of San Francisco-
Richardson Bay, neighboring communities, surrounding hills, or a nearby or distant wooded
area from the primary living areas of the home. “Views" include, but are not limited to,
skylines, bridges, distant cities, geologic features, hillside terrains, and wooded canyons or
ridges. The term “view” does not mean an unobstructed panorama of all or any of the views
defined in Section 11.12.020(V).

Additionally, Chapter 10.88 of the Municipal Code defines “View” as any view of the Sausalito
Waterfront, San Francisco Bay, Mount Tamalpais, Strawberry Point, Tiburon, Belvedere,
Angel Island, East Bay, and/or the City of San Francisco or any view greater than 300 feet
distance and/or including significant aesthetic, cultural, natural, or historical features. The
term “View” does not mean an unobstructed panorama of all or any of the views defined in
Chapter 10.88.

As described in Chapter 10.88 of the Municipal Code, “primary views"” are defined as any view
distance from primary viewing areas of a dwelling such as the living room, dining room,
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kitchen, master bedroom, and deck or patio spaces serving such living areas. A secondary
view is defined as any view from bathrooms, accessory bedrooms, passageways, and utility
areas. Public views are defined as any view from a public right-of-way, including from a public
road, street, sidewalk, pedestrian lane, or public stairway, trail, or pathway.

Visual Character and Scenic Vistas

The City of Sausalito is nestled into the wooded hillsides that are bordered by Richardson
Bay on one edge and by Wolfback Ridge and the lands of the Golden Gate National
Recreation Area (GGNRA) on the other. The Sausalito Municipal Code and General Plan seek
to maintain the views of the waterfront, the open waters of the Bay, and the natural
ridgelines within the Planning Area.

Views of the waterfront, the open waters of the Bay, and land masses beyond are a treasured
amenity of many properties in Sausalito. The natural terrain and vegetation of the area
contribute to the Planning Area’s scenic qualities. The existing visual character of the City's
Planning Area includes natural terrain, ridgelines, and Marinship view corridors with views
of the waterfront and bay.

Figure 3.1-1 illustrates the location of ridgelines. The General Plan EIR designates Sausalito’s
scenic resources, which include ridgelines, open space, public parks, and view corridors of
Richardson Bay from various locations within the Marinship, as identified in Figure 3.1-2.

Scenic resources in the Planning Area include:

e Cypress Ridge. As shown in Figure 3.1-1, Cypress Ridge is an open space and view
area located north and east of Highway 101 and south and west of Rodeo Avenue.
This open space preserve contains undeveloped land with views of the Sausalito
waterfront, Angel Island, and Belvedere.

e Wolfback Ridge. As shown in Figure 3.1-1, Wolfback Ridge is an open space area west
of Highway 101 on the south of Sausalito. This area is located within the GGNRA. This
open space area contains undeveloped land with views of the Sausalito waterfront,
Angel Island, and Belvedere.

e South Ridge (Edwards Avenue). As shown in Figure 3.1-1, South Ridge is an open
space and view area located along Edwards Avenue, east of Highway 101. This area
contains views of the Sausalito hillsides, Sausalito waterfront, Angel Island, and
Belvedere.

e Caltrans Property Right-of-Way. As shown in Figure 3.1-1, the Caltrans Property
Right-of-Way is located along Highway 101 within the Planning Area. Viewsheds
depend on the location along Highway 101; some portions of Highway 101 have views
of the waterfront, Tiburon, and Belvedere.
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e Open Space. As shown in Figure 3.1-2, open space areas are located throughout the
Planning Area, although the majority are located along the western Planning Area
boundary near Wolfback Ridge, South Ridge, Cypress Ridge, and west of Highway 101.

e Marinship View Corridors. As shown in Figure 3.1-2, the following View Corridors
are identified and defined in the Marinship Specific Plan:

o View Corridor A: Napa Street, including the pier;

View Corridor B: Liberty Ship Way;

View Corridor C: Harbor Drive;

View Corridor D: Coloma Street;

View Corridor E: Parcel IC: view to bay from Varda Landing Road;

View Corridor F: Parcels SB, GA-C, 7A, 8B and 8C: view to bay from Bridgeway

largely along the Marinship Loop Road route;

o View Corridor G: Parcels 3A, 3E, 4A and 5A: view of maritime activity at the
Army Corps pier, commercial fishing at Parcel 2G, and bay from Bridgeway;

o View Corridor H: Parcel 4A: view of maritime activity at the Army Corps pier,
commercial fishing at Parcel 2G, and bay from the marsh area of Parcel 4A;

o View Corridor I: Parcels IA, IB and 2B: view of bay, Schoonmaker Point, and
Mono Street marsh from Bridgeway at Mono Street;

o View Corridor J: Parcels 2B-F: views of the Marinship industrial activity and
where possible~ views of the bay from Bridgeway between the Schoonmaker
Building and the "55-Foot Tall" historic building.

O O O O O

Scenic Highways

There are no designated State Scenic Highways in the Planning Area. Highway 101 is eligible
for designation as a State Scenic Highway from its intersection with State Route 1 in the north
to the Marin County Line in the south." Starting at its intersection with State Route 1, Highway
101 provides four lanes in each direction, parallels Richardson Bay, and winds through the
Planning Area to the Robin Williams Tunnel (previously called the Waldo Tunnel). Along the
route that traverses the Planning Area, undeveloped hills and Bay waters are visible. After
the tunnel, the highway continues and connects with the Golden Gate Bridge and the City of
San Francisco.

Neither the County nor the City designate specific scenic roadways within the Sausalito
Planning Area.

' California Department of Transportation. 2019. List of eligible and officially designated State Scenic Highways.
August.
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Light and Glare

Light pollution refers to the inappropriate or excessive use of artificial light. Components of
light pollution include glare (excessive brightness that causes visual discomfort), light
trespass (light falling where it is not intended or needed), sky glow (brightening of the night
sky over inhabited areas), and clutter (bright, confusing and excessive groupings of light
sources).” Light pollution impairs views of the night sky and can be disruptive to humans and
nocturnal animal species.

During the day, sunlight reflecting from structures is a primary source of glare, while
nighttime light and glare can be stationary or from mobile sources. Stationary sources of
nighttime light include structure illumination, interior lighting, decorative landscape lighting,
and streetlights. The principal mobile source of nighttime light and glare is vehicle headlamp
illumination.

Urban land uses on the city's waterfront are the main source of daytime and nighttime light
and glare. The hillsides are characterized by less intense development and generally have
lower levels of ambient nighttime lighting and daytime glare. The existing light environment
found in the Planning Area is considered typical for suburban areas.

3.1.2 REGULATORY SETTING

State

State Scenic Highway Program

The California Department of Transportation (Caltrans) administers the State Scenic Highway
Program to preserve scenic highway character and protect them from changes that may
diminish aesthetic value of adjacent lands. Within Marin County, there are no Officially
Designated State Scenic Highways.®> However, there are two highways that are Eligible for
designation: Highway 101 near Ignacio/Route 37 (unconstructed) near Novato, and Highway
101 from the northern edge of the Golden Gate Bridge north to the Highway 101/Highway 1
split in Marin City. This latter segment passes through Sausalito.*

2 DarkSky International. 2023. What is Light Pollution? Website: https://darksky.org/resources/what-is-light-
pollution/ Accessed November 6, 2023.

3 California Department of Transportation (Caltrans). 2019. List of eligible and officially designated State Scenic
Highways. Website: https://dot.ca.gov/-/media/dot-media/programs/design/documents/desig-and-eligible-
aug2019_a11y.xIsx. Accessed November 6, 2023.

4 California Department of Transportation (Caltrans). 2019. List of eligible and officially designated State Scenic
Highways. Website: https://dot.ca.gov/-/media/dot-media/programs/design/documents/desig-and-eligible-
aug2019_aT1y.xlIsx. Accessed November 6, 2023.
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Nighttime Sky - Title 24 Outdoor Lighting Standards, 2022

The California Energy Commission (CEC) regulates energy efficiency of outdoor lighting for
new development. The standards serve to improve outdoor lighting quality by reducing
impacts of light pollution, light trespass, and glare.> The standards regulate characteristics
such as maximum power and brightness, shielding, and sensor controls to turn lighting on
and off. Exterior lighting allowances vary by Lighting Zones (LZ). The lowest illumination
levels are encouraged in LZO (very low) and increasingly more power is allowed in LZ1 (low),
LZ2 (moderate), LZ3 (moderately high), and LZ4 (high). The Statewide default location for
each LZ is as follows:

e LZ0: Undeveloped areas of government designated parks, recreation areas, and
wildlife preserves.

e LZ1:Rural areas, as defined by the 2010 U.S. Census.

e LZ2: Urban clusters, as defined by the 2010 U.S. Census.

e LZ3:Urban areas, as defined by the 2010 U.S. Census.

e LZ4: No statewide default location. Special district created by local government.

The Sausalito Planning Area is located in an urban area (LZ3).

Local

Sausalito General Plan
The General Plan contains the following policies and programs that promote protection and
enhancement of aesthetics in the City of Sausalito:

Land Use and Growth Management Element

Policy LU-4.4: Central Waterfront Uses. Promote commercial uses that maximize open water
and view corridors in the Commercial Waterfront area as described in Table 1-1, General
Plan Land Use Categories, and shown on the General Plan Land Use Map, Figure 1-1.

Program LU-4.5.2: Retire Other Open Water Properties. Explore processes, such as
conservation easements, to retire other open water properties in order to maintain views
and provide ecological value.

Policy LU-4.6: Downtown Waterfront. Maintain and enhance the existing character of the
Downtown waterfront with a mixture of open vistas and commercial uses.

> (California Energy Commission (CEC). 2022 Building Energy Efficiency Standards for Residential and
Nonresidential Buildings, Title 24, Part 6 and Associated Administrative Regulations in Part 1. Website:
https://www.energy.ca.gov/sites/default/files/2022-12/CEC-400-2022-010_CMF.pdf. Accessed November 6,
2023.

AESTHETICS | 3.1-5



City of Sausalito

Program LU-4.6.7: Design Guidelines. Implement design guidelines and objective standards
which support the existing character of downtown.

Waterfront Element
Program W-1.2.1: Shoreline Access. Maintain and enhance water view corridors and walking
paths to and along the shoreline where compatible from private development.

Policy W-4.2: Bay Waters. Preserve and enhance the wetlands, open waters, and ecosystem
of Richardson and San Francisco Bays and utilize these landscapes for sea level rise
mitigation.

Policy W-4.3: Shoreline Areas. Preserve the undeveloped open shoreline, shoreline habitat,
and public access in waterfront development consistent with public trust and private
ownership purposes.

Program W-4.3.3: Zoning Ordinance (Improved Access). Revise the Zoning Ordinance to
require that new development projects improve public access to the shoreline and views.

Community Design, Historic and Cultural Preservation Element

Policy CD-1.1: Architectural Innovation. Encourage projects which promote architectural
quality and innovative solutions rather than conformity to standard designs while honoring
the distinctive neighborhood characteristics, density, and mass.

Policy CD-1.3: Maximum Height Limit. Establish a maximum height limit for all structures in
Sausalito while recognizing that maximum height is not guaranteed for development
proposals where view preservation, shadow studies, and scale is an issue.

Policy CD-2.1: Natural Features. Maintain and enhance natural site features and minimize
disturbance to the natural terrain to the extent possible, consistent with permitted densities.

Program CD-2.1.1: Tree Removal. Require approval of removal for all Protected Trees and
enforce penalties for tree removal without approval.

Program CD-2.1.2: Design Review Considerations. Consider how each proposed project
integrates with its natural environment through the design review process.

Policy CD-2.2: Steep Sloping Sites. Give special attention to the design considerations for
proposed development on steeply sloped sites.

Program CD-2.2.2: Design Guidelines. Develop illustrative design guidelines to provide
general guidance for construction on steep slopes, including considering design review when
average gradient of property exceeds 40 percent.

Policy CD-3.2: Public Views. Locate and design new and significantly remodeled structures
and other private and publicimprovements with consideration for their impact on significant
public views and view corridors. [See Figure 4-4: View Corridors of the General Plan.]
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Program CD-3.2.1: Design Review of Public View Impacts. Through Design Review, analyze
project submittals for new and significantly remodeled structures and landscaping for their
impact on views from major public vantage points.

Program CD-3.2.2: Map of Public Views. Develop and maintain a citywide map that identifies
priority public viewpoints that should be considered for mandatory preservation.

Policy CD-4.3: Sub-Area Qualities. Maintain the uniqueness of community sub-areas and
assure that sub-area attributes are protected and enhanced.

Program CD-4.3.1: Sub-Area Design. Design standards and objective guidelines for the
commercial sub-areas should be guided by the following:

a) Caledonia Street: Maintain and enhance the pedestrian streetscape and promote
design compatibility with existing historical, commercial, and residential structures.

b) Central Waterfront (Napa Street to Spinnaker Point): Balance commercial structures
with recreational facilities and open space (water/view) enjoyment, encourage
enlargement and enhancement of Dunphy Park and expand public access to
waterfront sites.

c) Downtown: Maintain and enhance the pedestrian oriented streetscape, promote
design compatibility with historical structures, and recognize the needs of retailers in
making design decisions.

d) Downtown Waterfront (Spinnaker Point to Princess Street): Balance the open water
views with public amenities, provide efficient and continuous pedestrian access along
and to the water, investigate the enlargement and enhancement of the Vina Del Mar
Park area.

e) Marinship: Encourage the development of all industrial, commercial, and institutional
sites to be as visually attractive as possible consistent with functionality.

f) Southern Waterfront (Princess Street to City Limits): Maintain a primarily open,
unobstructed visual character of this area.

Policy CD-4.5: Sausalito Identity. Enhance Sausalito’s architectural quality and diversity,
general city characteristics, and historical legacy via a design review process that has careful
consideration of objective development standards and design guidelines.

Policy CD-5.1: Public Projects. Assure that community design considerations are carefully
included in any decision involving public projects.

Program CD-5.1.1: Public Views. Locate and design public improvements in order to
minimize their impact on public vantage points and view corridors.

Program CD-5.1.4 Public Spaces. Maintain and enhance public spaces, including landscaping
and lighting, throughout the city.
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Policy CD-5.3: Signage. Enhance the appearance of main thoroughfares by reducing the
visual clutter of signage while improving business vitality.

Environmental Quality Element

Policy EQ-2.3: Public Open Space Use. Maintain public open space areas in a natural state
compatible with the preservation of environmental resources, views and surrounding area
uses.

Program EQ-2.3.2: Aesthetics. Encourage aesthetically designed public facilities (e.g. power
lines, water lines, water tanks) with appropriate placement, adequate setbacks, and proper
landscaping to reduce aesthetic impacts and impacts on views of hillsides, ridgelines, open
space, and the Bay.

Policy EQ-2.4: Open Space Management. Maintain habitat and scenic value of open space
and ensure the protection of public health and safety through the well-planned management
of open space lands.

Policy EQ-4.3: Creeks and Drainage Ways. Promote the natural integrity of creeks and/or
drainageways as riparian habitat and wildlife corridors to protect residents from flooding
and other hazards.

Sustainability - Climate Change Mitigation and Resiliency Element

Program S-1.2.2: Street Light Conversion. Complete replacement of city incandescent
streetlights to Light Emitting Diode (LED) or other less energy intensive fixtures in order to
reduce energy consumption and costs.

Economic Element

Policy EC-4.3: Downtown Appearance. Maintain and enhance the appearance of the
Downtown to promote a vibrant, clean, and aesthetically pleasing shopping and visiting
experience.

Marinship Specific Plan

The Marinship Specific Plan was adopted, then revised in 1989, to provide guidance on future
development in the Marinship area. Its general intent is, “To promote the waterfront area
and promote diversified water-dependent uses [and to] promote the development of other
lands in the Marinship with industrial uses and uses compatible with an industrial area." The
Marinship Specific Plan divides the area into zones for planning purposes and to identify
unique or important aspects within them. The Plan sets forth goals, objectives, development
programs, and development standards for each planning zone.

View Corridors

The Plan identifies nine view corridors that focus particularly on those providing Richardson
Bay views through the Marinship, typically from Bridgeway (see Figure 3.1-2).
Implementation of all View Corridors shall be required, when reasonable, as part of any
development or redevelopment plans that would increase the Floor Area or market value of

3.1-8 | AESTHETICS



City of Sausalito

the parcel improvements by 25 percent. The City may elect not to require that existing
structures be removed to implement a View Corridor if:

suitable alternatives can be implemented;
the structure is considered by the City to be of historical, cultural or social significance;

the removal causes undue hardship upon the structure’s owner or occupants.

View Corridors have been prioritized in the Marinship Specific Plan. These are:

"Required Corridors": Views are to be maintained open, free of structures or
landscaping that measurably obstruct views of Richardson Bay (or in specific cases,
views of Richardson Bay maritime activity). These corridors are identified in the
Maritime Specific Plan as:

o View Corridor A: Napa Street, including the pier. The intersection

improvements at Bridgeway, redevelopment of the Napa Street pier and
surrounding areas shall be designed to enhance, not interfere with, the view
along Napa Street to the bay. Use of the pier for temporary boat tie-up will be
permitted as along as the boat size and massing does not significantly obstruct
the views. No permanent berthage will be permitted within the street right-of-
way. No buildings should be located on the Pier or within the right-of-way.

View Corridor B: Liberty Ship Way. This is not a dedicated public street but
is an important access and view corridor. The landscaping treatment along its
edges (between Schoonmaker and the Corps: Parcels 2A, 2B, 3A) is important
to the view clarity and should be installed and maintained in a manner to
preserve the water views along this short street segment. No structures or
landscaping shall be located on Parcels 2F and 2G that will significantly
obstruct water views from Bridgeway along Liberty Ship Way.

View Corridor C: Harbor Drive. Due to a jog in the street alignment only a
small portion of the shoreline marine activity is visible from Bridgeway. The
most critical view impact consideration is the landscaping treatment within the
Harbor Drive right-of-way. Plant selection and maintenance programs should
preserve this narrow corridor.

View Corridor 12: Coloma Street. Given the sight line distances and
topography, no shoreline view is likely down this northern Marinship street.
However, by prohibiting the placement of structures and landscaping within a
zone the width of the Coloma Street right-of-way between Gate 5 Road and
the shoreline that would significantly obstruct views of the shoreline maritime
activities from Coloma Street, it will be possible to provide views of the marine
activity along the shoreline.
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o View Corridor F: Parcels SB, 6A-C, 7A, SB and BC: view to bay from
Bridgeway largely along the Marinship Loop Road route. The creation of
the Marinship Loop Road along the property lines between the Parcels 5B, 6B,
6C and 7A (Arques, Big "G", Post Office and 150/180 Harbor) is a part of these
Specific Plan designations. A view corridor opportunity exists along this new
street axis, making it possible to see the shoreline marine activities from
Bridgeway. Therefore, no structure or landscaping element should be located
or treated in a manner that would significantly obstruct the shoreline activity
view opportunity from Bridgeway.

o View Corridor I: Parcels 1A, 1B, and 2B: view of bay, Schoonmaker Point,
and Mono Street marsh from Bridgeway at Mono Street (Mono Street
portion only). A relatively narrow view corridor between Bridgeway and
Schoonmaker Point exists along Mono Street. This view opportunity should be
preserved and enhanced. Therefore, no structures or landscaping element
should be located or treated in a manner that would significantly obstruct the
Schoonmaker Point view opportunity from Bridgeway along Mono Street, and
to the extent possible, within 60 feet of Mono Street's northern right-of-way
line.

e "Desired Corridors": Permit a limited amount of view obstruction within the corridor
(significant portions of the view are to be maintained).

o View Corridor E: Parcel 10C: view to bay from Varda Landing Road. The
Varda Landing Road access point for Parcel 10C (Onslow-Ford) currently
affords a small view "window" to the houseboat, marina and open water areas.
No structure or landscaping element should be located or treated in a manner
that would significantly obstruct this view opportunity from Varda Landing
Road.

o View Corridor G: Parcels 3A, 3E, 4A and 5A: view of maritime activity at
the Army Corps pier, commercial fishing at Parcel 2G, and bay from
Bridgeway. A major view of Angel Island, Richardson Bay, the commercial
fishing boats at Parcel 2G, and the maritime activities associated with the Army
Corps operations (Parcel 3A) exists along a stretch of Bridgeway fronting on
Parcels 4A and 5A. Given the elevation differences between Bridgeway and
these two parcels it is not necessary to prohibit locating structures within this
view corridor. The structures on these parcels should. be located either along
the edges of this corridor or be limited to heights that do not significantly
interfere with views of the Parcel 3A shoreline and maritime activities of Parcel
2G. The landscaping treatment of these parcels should not significantly
interfere with the same.
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o View Corridor I: Parcels 1A, 1B, and 2B: view of bay, Schoonmaker Point,
and Mono Street marsh from Bridgeway at Mono Street (non-Mono
Street portion only). A relatively narrow view corridor between Bridgeway
and Schoonmaker Point exists along Mono Street. This view opportunity
should be preserved and enhanced. Therefore, no structures or landscaping
element should be located or treated in a manner that would significantly
obstruct the Schoonmaker Point view opportunity from Bridgeway along
Mono Street, and to the extent possible, within 60 feet of Mono Street's
northern right-of-way line.

e "Suggested Corridors": Occur in areas where achieving unobstructed views of
Richardson Bay is difficult or may cause undue hardship upon the parcel owner's
ability to develop the site without significant view blockage. In these instances, the
building design and siting should attempt to create or maintain Richardson Bay views
to the maximum extent considered reasonable by the City.

o View Corridor H: Parcel 4A: view of maritime activity at the Army Corps
pier, commercial fishing at Parcel 2G, and bay from the marsh area of
Parcel 4A. A public access open space and marsh has been developed on
Parcel 4A's shoreline making it possible to enjoy views of the surrounding
maritime activities. The location of any future structures or landscaping
elements should not significantly obstruct the view of the surrounding
shoreline marine activities, especially those occurring on Parcels 2G and 3A
from the pedestrian walk and adjacent to the marsh area.

o View Corridor J: Parcels 2B-F: views of the Marinship industrial activity
and where possible, views of the bay from Bridgeway between the
Schoonmaker Building and 55’ tall historic building. It is currently difficult
to see the bay, shoreline and industrial activity occurring within much of
Planning Area 2 from Bridgeway due to the positioning of several large existing
structures and the landscaping condition along the Bridgeway right-of-way
and median.

To prohibit the placement of structures within this corridor would severely
limit, and in some instances unfairly eliminate, development on several
parcels. Such a prohibition is not the intent of this plan. It is the intent of this
plan to review the placement, height and bulk of future structures in this area
to evaluate their potential view impact with the purpose of providing the
largest reasonable view of the bay, shoreline, and industrial activity associated
with Planning Area 2 from Bridgeway.

Furthermore, the tree and ground cover plantings along the Bridgeway
frontage and median should be maintained in such a manner that
unobstructed views of Planning Area 2 and the shoreline are possible between
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the heights of 2.5 feet and 8 feet above the eastern curb elevation, along the
eastern edge of Bridgeway, and between Napa and Spring Streets.

The Marinship Specific Plan identifies the following goal specific to aesthetics and visual
resources.

Goal 17. Development plans shall preserve and enhance both the identified view
corridors (see Diagram #6 [of the Marinship Specific Plan]) and, to the extent possible,
other view opportunities to and through the area.

Building Height and Bulk

Building heights and bulk should be compatible with the surrounding developments.
Generally, buildings should be lower along the shoreline to facilitate bay views from the
inland areas. Where this is not possible, strategically placed separations between buildings
should be provided. New buildings on the shoreline should be less than 32 feet high, unless
it can be demonstrated that a 32-foot height is required because of the industrial nature and
use of the building.

The structures should not exceed 3 stories or 32 feet in height, above grade, without
approval of variances by the City. Building masses are to be modulated in plan, elevation and
profile to avoid monotony of form and character, supporting the concept of the Marinship
as an area with a mixture of uses and activities. Buildings taller than 32 feet may be
considered by the City for any of the following reasons:

e Heavy Marine Industrial uses may require structures taller than 32 feet to adequately
sustain the viability of marine service considered important to Sausalito. Such a
structure must be sited in such a manner that its location and form do not
unreasonably obstruct views of the bay, especially from adjacent parcels. If these
factors can be resolved, to the satisfaction of the City, such a structure should be
considered with a Conditional Use Permit.

e An existing structure, deemed of historic interest by City of Sausalito and currently
taller than 32 feet, may be remodeled but not replaced, with a Conditional Use Permit.

Setbacks and Easements

The building setbacks for Marinship parcels shall be as required in the Zoning Ordinance,
and as provided in the Marinship Specific Plan. Building placement on a parcel should be
clustered to the extent possible to optimize open space while providing definable urban
forms, especially along street frontages. An "urban" rather than "suburban" treatment of
building placement is preferred. The building placement on a parcel should respect the
intent to provide public access, to provide views of Richardson Bay as well as views through
the Marinship, and to create public and private open space areas.

Sausalito Municipal Code
Aesthetic resources are regulated under sections of the Sausalito Municipal Code.
Development and design standards serve to ensure that new development in the city is
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consistent and compatible with its established character, as outlined in Chapter 10.40
(General Development Regulations) and 10.54 (Design Review Procedures). According to
Section 10.54.010(A), one of the purposes of the Design Review Procedures is to minimize
obstruction of public views and primary views from private property. According to Section
10.54.050(D), the Planning Commission shall approve design review permit applications if
several findings can be made, including that the proposed project has been located and
designed to minimize obstruction of public views and primary views from private property.

In addition, allowable land uses and development standards are defined for each zoning
district, including Open Space and Public Districts (Chapter 10.20), Residential Zoning
Districts (Chapter 10.22), Commercial Zoning Districts (Chapter 10.24), Industrial Marinship
District (Chapter 10.26), and Overlay Districts (Chapter 10.28).

Chapter 10.42 (Sign and Awning Regulations) establishes standards to promote an attractive
city and prevent visual degradation from excess signage. This includes regulating lighting.

Chapter 11.12 (Preservation of Trees and Views) protects certain species and sizes of trees,
in addition to dedicated trees of special significance to the city, on private property, and all
trees and shrubs on city property. It also defines undesirable species of trees as specifically
unprotected. The Sausalito Municipal Code safeguards these trees against removal,
alteration, and damage, without first having obtained a tree removal or alteration permit
from the city. Chapter 11.12 also establishes that vegetation must not unreasonably obstruct
the view from, or the sunlight reaching, other property, and outlines procedures for making
view claims.

Section 16.04.050 (Waters of Dunphy Park Declared Open Water Area) declares the waters
of Dunphy Park are and shall be an open water area acquired, owned, and maintained by
the city for the purpose of providing active recreational boating and an unobstructed water
vista for those using and enjoying the upland area of Dunphy Park.

3.1.3 THRESHOLDS OF SIGNIFICANCE

According to CEQA Guidelines Appendix G, except as provided in Public Resources Code
Section 21099, the proposed project will have a significant impact related to aesthetics if it
would:

e Have a substantial adverse effect on a scenic vista;

e Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a State Scenic Highway;

¢ Innon-urbanized areas, substantially degrade the existing visual character or quality
of the site and its surroundings (public views are those that are experienced from
publicly accessible vantage point);

e If the project is in an urbanized area, conflict with applicable zoning and other
regulations governing scenic quality; or
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e Create a new source of substantial light or glare which would adversely affect day or
nighttime views in the area.

The CEQA definition for an “Urbanized area” means a central city or a group of contiguous
cities with a population of 50,000 or more, together with adjacent densely populated areas
having a population density of at least 1,000 persons per square mile. In addition, to be
considered an Urbanized area according to CEQA, projects must also be within the boundary
of a map prepared by the U.S. Bureau of the Census which designates the area as urbanized
area. According to the U.S. Bureau of the Census, the Sausalito Planning Area is mapped and
designated as urbanized area. However, the Sausalito Planning Area has an estimated
population of approximately 6,865 people; meaning the Planning Area is within a non-
urbanized area under the CEQA definition and subjected to applicable zoning or other
regulation governing scenic quality. Future development in accordance with the Housing
Element would convert and/or redevelop various areas of the City from its existing state to
a developed urban use.

3.1.4 ANALYSIS, IMPACTS, AND MITIGATION MEASURES

Impacts related to aesthetics resulting implementation of the Amended Housing Element.
The impact analysis is based on the existing visual character of the Planning Area, including
scenic vistas, highways, roadways, and existing sources of light and glare. Changes to
aesthetic resources that may occur from implementation of the Amended Housing Element
are identified and qualitatively evaluated based on potential modifications to the existing
aesthetic setting. Impacts related to aesthetics are assessed using significance criteria
established by the CEQA Guidelines.

Impact 3.1-1 Development facilitated by the Amended Housing Element would have a
substantial adverse effect on a scenic vista.

Development accommodated by rezoning and adoption of overlay zones under the
Amended Housing Element would result in additional residential development throughout
the city. Although most development is anticipated to occur on vacant and/or underutilized
existing parcels as shown in Figure 2-5, the potential for infill growth could occur in other
locations within the fabric of developed areas throughout the city. The potential growth
areas in relation to view corridors, scenic resources, and natural features are shown on
Figure 3.1-2. A key tenet of Sausalito's approach to identifying sites to address its lower
income housing needs would be through the creation of new overlay zones that could
significantly increase permitted residential densities. As shown in Table 2-3 in Chapter 2.0,
Project Description, three housing Opportunity Site overlays and three mixed use
Opportunity Site overlays would result in increased densities compared to the current
maximum densities permitted by the existing zoning ordinance. Additionally, these
proposed overlays would result in increased lot coverage, building heights, and building
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mass compared to the current development permitted by the existing zoning ordinance.
Maximum building heights would range from 32 feet to 45 feet. The previous maximum
building height was three stories (32 feet) and most buildings in the City are three stories or
less currently.

Development under the Amended Housing Element could alter existing views that are
identified by the Sausalito General Plan and Sausalito Municipal Code, including views of
ridgelines, Richardson Bay, bridges, distant cities, and land masses beyond the open waters
such as Mount Tamalpais, Strawberry Point, Tiburon, Belvedere, Angel Island, East Bay, or
the City of San Francisco. Existing views of scenic vistas, including “primary views”, “secondary
views”, and “public views"”, as defined in Chapter 10.88 of the Municipal Code, could be
altered as a result of development under the Amended Housing Element due to future
residential building placement, building heights, building size, and introduction of new
developed features, including residential and mixed use buildings, parking, and landscaping.
These include views from existing residences and public right-of-way. It is noted, however,

that CEQA does not address impacts related to private views.

Development under the Amended Housing Element would include the Inventory Sites and
Opportunity Sites identified as well as additional accessory dwelling units and junior
accessory dwelling units on sites with existing residential uses or that are designated to allow
residential uses and single family or duplex units in the single family residential zones under
SB 9. The Amended Housing Element also provides for the creation of Objective Design and
Development Standards (ODDS), discussed in Chapter 2. The ODDS would allow applicants
of multifamily or mixed use projects with two or more units that are eligible for streamlined
review under State law or proposed on Opportunity Sites to be processed pursuant to the
standards identified in the ODDS and thus not be subject to the processing requirements,
standards, findings, and conditions identified in Sausalito Municipal Code Title 10. The
Amended Housing Element would accommodate higher densities and increased intensity of
development, including building heights, building mass, and lot coverage compared to the
existing and typical scale of development in Sausalito.

Existing views of Sausalito's waterfront and hillside development, with the backdrop of
ridgelines and open space, views of open space areas throughout and adjoining the Planning
Area, and views of the waterfront, Richardson Bay, Angel's Island, and lands across the bay
may be obscured and reduced by the introduction of development accommodated under
the Amended Housing Element.

For example, development occurring within the sites currently designated as Very Low
Density Residential have the potential to impact views of Wolfback Ridge, a designated scenic
ridgeline under the General Plan. For example, depending on the ultimate building heights,
massing, and locations, future development of residential structures east of Wolfback Ridge
could partially obstruct views of the Ridge. Additionally, future development under the
Housing Element, such as Opportunity Sites 3, 101, and 73, Inventory Sites, as well as
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additional accessory dwelling units and junior accessory dwelling units on sites with existing
residential uses or that are designated to allow residential uses, could obstruct or alter views
of South Ridge, Wolfback Ridge, and Cypress Ridge. The degree of view obstruction or view
alteration of the Bay and ridgelines would depend on the ultimate building size and height.

Additionally, development under the Amended Housing Element could alter existing view
corridors identified by the Marinship Specific Plan. For example, future development of
Opportunity Sites 39, 47, 301, 401, 303, 72, 211, 402, and 306, all located east of Bridgeway,
could obstruct or alter views of Richardson Bay.

Development along Bridgeway and between Harbor Drive and Gate 5 Road, such as
Opportunity Sites 72, 211, 303, and 306, would be within two Marinship View Corridors,
including View Corridor 12 (Coloma Street) and View Corridor C (Harbor Drive). Those
Opportunity Sites are either currently vacant or have structures that do not fully utilize the
parcel.

Other areas with public vantage points include areas immediately east of Highway 101,
where the topography slopes upward toward Highway 101 and the GGNRA. These areas
sometimes provide views of Richardson Bay and the Sausalito waterfront; however, these
public views can be limited by existing structures. In some of the less developed areas,
existing development occurs at lower densities, which allows for unfettered views across
open areas and promotes the natural setting of many areas.

As discussed below, mandatory compliance with design review regulations and policies in
the Sausalito Municipal Code and General Plan would reduce aesthetic impacts from new
development at the vacant parcels, Inventory Sites, Opportunity Sites proposed for rezoning
under the Amended Housing Element, as well as additional accessory dwelling units and
junior accessory dwelling units on sites with existing residential uses or that are designated
to allow residential uses. However, the increased building heights allowed by the proposed
overlays would result in conflicts with some of these Municipal Code and General Plan
regulations.

As the City receives development applications, it will review those applications under the
various procedures in the Municipal Code. In addition, all development would be required to
comply with the policies and programs of the General Plan designed to protect view
corridors, scenic resources, and natural features.

As part of the development review process, the Sausalito Municipal Code imposes rules and
regulations to maintain the natural environment and to ensure that new development is
consistent and compatible with the city’s established character and preserves views. Chapter
11.12 establishes that vegetation must not unreasonably obstruct views from or sunlight
reaching other property, and outlines procedures for making view claims. Chapter 10.40
contains general development regulations to guide the location, design and development of
new land uses and structures and the alteration of existing uses and structures. In addition,
allowable land uses and development standards are defined for each zoning district,
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including Open Space and Public Districts (Chapter 10.20), Residential Zoning Districts
(Chapter 10.22), Commercial Zoning Districts (Chapter 10.24), Industrial Marinship District
(Chapter 10.26), and Overlay Districts (Chapter 10.28). However, while Title 10 would
continue to apply to Inventory Sites that do not propose development under the ODDS,
ADUs, and JADUs, future development of Opportunity Sites and sites proposing projects
under the ODDS, would be subject to the standards of the ODDS.

When development applications are received, compliance with applicable policies and
programs included in the General Plan will further ensure that potential impacts to view
corridors, scenic resources, and natural features are reduced to the extent feasible.
However, due to the housing site locations and allowed building heights, compliance with
these policies and programs would not reduce potential impacts to a less-than-significant
level. Policy CD-1.3 establishes a maximum height limit for all structures in the City of
Sausalito and explicitly recognizes that maximum height is not guaranteed for development
proposals where view preservation, shadow studies, and scale is an issue. The proposed
Amended Housing Element would directly conflict with this policy as a result of the
recommended increases in building heights to four stories in select overlay zones and for
projects eligible to be processed pursuant to Municipal Code Title 10A (ODDS). Policy CD-3.2
requires that new and significantly remodeled structures and other private and public
improvements be located and designed with consideration for their impact on significant
public views and view corridors. Program CD-3.2.1 requires the city to analyze, through a
design review process, project submittals for new and significantly remodeled structures and
landscaping for their impact on views from major public vantage points. Program CD-3.2.2
requires the city to develop and maintain a citywide map that identifies priority public
viewpoints that should be considered for mandatory preservation. In addition to policies
regarding residential development, Program CD-5.1.1 recognizes the importance of public
views and encourages the location and design of public improvements in order to minimize
impacts on public vantage points and view corridors.

In order to integrate structures with the natural environment and protect natural features,
the city includes policies and programs to guide the design of future residential and non-
residential developments. Policy CD-2.1 of the General Plan requires that any disturbance to
the natural terrain be minimized and that natural site features be maintained and enhanced.
Program CD-2.1.2 requires the city to consider how each proposed project integrates with
its natural environment through the design review process. Policy CD-2.2 requires the city to
give special attention to the design considerations for proposed development on steeply
sloped sites. Program CD-2.2.2 requires the city to develop illustrative design guidelines to
provide general guidance for construction on steep slopes, including considering design
review when average gradient of property exceeds 40 percent.

The design review process must also consider the particular design standards and objective
guidelines developed for each commercial sub-area, including Caledonia Street, Central
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Waterfront, Downtown, Downtown Waterfront, Marinship, and Southern Waterfront, as
required in Program CD-4.3.1, as follows:

Sub-Area Design. Design standards and objective guidelines for the commercial sub-
areas should be guided by the following:

a. Caledonia Street: Maintain and enhance the pedestrian streetscape and promote
design compatibility with existing historical, commercial, and residential structures.

b. Central Waterfront (Napa Street to Spinnaker Point): Balance commercial
structures with recreational facilities and open space (water/view) enjoyment;
encourage enlargement and enhancement of Dunphy Park; and expand public access
to waterfront sites.

c. Downtown: Maintain and enhance the pedestrian oriented streetscape, promote
design compatibility with historical structures, and recognize the needs of retailers in
making design decisions.

d. Downtown Waterfront (Spinnaker Point to Princess Street): Balance the open
water views with public amenities, provide efficient and continuous pedestrian access
along and to the water, and investigate the enlargement and enhancement of the
Vina Del Mar Park area.

e. Marinship: Encourage the development of all industrial, commercial, and
institutional sites to be as visually attractive as possible consistent with functionality.

f. Southern Waterfront (Princess Street to City Limits): Maintain a primarily open,
unobstructed visual character of this area.

Lastly, Program EQ-2.3.2 requires the city to encourage aesthetically designed public facilities
(e.g., power lines, water lines, water tanks) with appropriate placement, adequate setbacks,
and proper landscaping to reduce aesthetic impacts and impacts on views of hillsides,
ridgelines, open space, and Richardson Bay.

In addition, the General Plan includes policies and programs designed to preserve riparian
habitat and other sensitive natural communities, which would in turn maintain aesthetic
quality of creeks within urbanized areas. Policy W-4.2 requires preservation and
enhancement of the open waters and ecosystems of Richardson and San Francisco bays.
Policy W-4.3 calls for preservation of undeveloped open shoreline. Policy EQ-4.6 promotes
preservation of the natural integrity of creeks and riparian habitat. Future development in
accordance with the Amended Housing Element would be subject to these General Plan
policy requirements.

There are no specific development projects that would be entitled or approved as part of the
Amended Housing Element Projects. However, the Housing Element increases densities and
would accommodate a range of residential and mixed use projects. Projects proposed on
Opportunity Sites and other projects eligible to be processed pursuant to the ODDS would
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not go through the City's current design review process and would go through a separate
review process that considers the project's design and features as identified by the ODDS.
This process accommodates higher densities than currently envisioned by the General Plan,
including the Land Use Element, and the Zoning Ordinance and projects may result in
obstruction of views and conflicts with the natural resources on the site in order to
accommodate the densities allowed under the Opportunity Site overlay districts and the
ODDS, as described in Chapter 2.

In conclusion, development at the vacant parcels, infill parcels, Inventory Sites, Opportunity
Sites envisioned by the Amended Housing Element, as well as additional accessory dwelling
units and junior accessory dwelling units on sites with existing residential uses or that are
designated to allow residential uses could result in an increase in new residential and mixed
use development that could incrementally alter scenic resources and natural features within
the Planning Area or alter views of scenic resources and natural features within the
immediate Planning Area, including ridgelines, hillsides, open space, waterfront, and parks,
as well as views of the open waters of the Bay and land masses beyond the open waters, as
seen from streets and paths, special vantage points, and views from public properties. While
the General Plan policies and programs and development and design standards in the
Sausalito Municipal Code which apply to future residential development projects would
reduce impacts by encouraging the conservation of scenic vistas, to the extent that such
policies and standards are applicable to future projects, these policies and regulations are
not adequate to ensure that these potential impacts would be less than significant. Due to
the allowed densities, building heights, building mass, and lot coverage anticipated to be
necessary to accommodate the densities and development that would be allowed under the
Amended Housing Element, many of these potential future buildings would be out of
character with the rest of the City. In turn, these buildings could potentially block or reduce
existing views of scenic vistas, including views from the Planning Area to Richardson Bay and
lands beyond the Bay, views from the Planning Area of scenic ridgelines, hillsides, open
space, waterfront, and parks, and views from the Bay of the City, and views along the
Marinship view corridors. As such, this impact would be potentially significant.

Level of Significance before Mitigation
Potentially Significant

Mitigation Measures
None Feasible

Level of Significance after Mitigation
Significant and Unavoidable

The Amended Housing Element includes two new overlay districts, Housing-29 and Mixed Use-
29/85% that limit residential development in several areas along the waterfront and along the
Bridgeway corridor; these districts have been included to reduce densities and building heights
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in these areas in comparison to the adopted Housing Element. However, the only methods to
completely avoid impacts to scenic vistas would be to severely limit the development potential
on the City's sites that accommodate residential uses, including the Inventory Sites and
Opportunity Sites, as well as additional accessory dwelling units and junior accessory
dwelling units on sites with existing residential uses or that are designated to allow
residential uses. Methods to reduce impacts to scenic vistas include reducing building
heights, limiting building mass, and reducing lot coverage and/or requiring development to
not obstruct view corridors, which would have the effect of limiting density and the number of
units that can be accommodated on sites, for the proposed overlays and the ODDS, which
would also have the effect of reducing the density and capacity of sites anticipated to
accommodate residential and mixed use development. These types of mitigation are not
consistent with the objectives of the proposed Amended Housing Element to encourage and
facilitate residential development, to affirmatively further fair housing opportunities, and to
accommodate the City's housing needs, including identifying adequate sites to accommodate
the Regional Housing Needs Assessment (RHNA) allocation in order to comply with
Government Code Section 65863. As such, this impact would be significant and unavoidable.

Impact 3.1-2 Implementation of the Amended Housing Element would substantially
damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings, within a State scenic highway.

There are no designated State Scenic Highways in the Planning Area. Highway 101 is eligible
for designation as a State Scenic Highway from its intersection with State Route 1 in the north
to the Marin County Line in the south. The portion of Highway 101 that is eligible for
designation and traverses the Planning Area, begins at the Rodeo Avenue exit in the north
and extends to the Robin Williams Tunnel (previously called the Waldo Tunnel) in the south.
Along this route, undeveloped hills with grassland, shrubs, trees, and rock outcroppings can
be seen in the immediate vicinity and Richardson Bay, Mount Tamalpais, Strawberry Point,
Tiburon, Belvedere, Angel Island, Alcatraz, the East Bay, and the San Francisco-Oakland Bay
Bridge can be seen in the distance. Further, South Ridge, Wolfback Ridge, and Cypress Ridge
are all visible from Highway 101.

The Robin Williams Tunnel was evaluated in the Caltrans Statewide Historic Bridge Inventory
Update in January 2006.% Built in 1937 and 1954, the two tunnels are considered a single
property in the report. As detailed in the report, the property meets National Register
Criterion A for its association with the development of the Bay Area transportation network,

6 California Department of Transportation (Caltrans). 2006. Caltrans Statewide Historic Bridge Inventory
Update: Tunnels. Website:https://dot.ca.gov/-/media/dot-media/programs/environmental-
analysis/documents/env/f0008649-tunnels-2006-a11y.pdf. Accessed: November 7, 2023.
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and Criterion C, as a significant achievement in civil engineering and construction.” There is
no proposed development within Highway 101; however, development under the Amended
Housing Element, such as Opportunity Sites 101, 73, 84, 86, and 87, Inventory Sites, as well
as additional accessory dwelling units and junior accessory dwelling units on sites with
existing residential uses or that are designated to allow residential uses, could be visible from
Highway 101. The proposed overlays would allow increased building heights, mass, and lot
coverage compared to the current building heights permitted by the existing zoning
ordinance. Maximum building heights would range from 32 feet to 45 feet. The previous
maximum building height was three stories, and most existing buildings in the City are three
stories or less. The potential to increase building heights could obstruct views from public
vantage points, such as Dunphy Park and Bridgeway. As such, implementation of the
Amended Housing Element could result in impact to trees, rock outcroppings, or historic
buildings within an eligible State Scenic Highway.

As discussed under Impact 3.1-1, projects proposed on Opportunity Sites and other projects
eligible to be processed pursuant to the ODDS would not go through the City's current design
review process and would go through a separate review process that considers the project’s
design and features as identified by the ODDS. This process accommodates higher densities
than currently envisioned by the General Plan, including the Land Use Element, and the
Zoning Ordinance and projects may result in obstruction of views and conflicts with the
natural resources on the site in order to accommodate the densities allowed under the
Opportunity Site overlay districts and the ODDS, as described in Chapter 2. For projects
eligible to be processed pursuant to Municipal Code Title 10A (ODDS), these residential and
mixed use development would be subject to the sections of the Sausalito Municipal Code
that protect scenic resources, thereby minimizing potential impacts to existing views that
can be seen from Highway 101, an eligible State Highway. For example, as the city receives
development applications for subsequent development under the Amended Housing
Element, those applications will be reviewed by the City of Sausalito for compliance with the
City's Municipal Code Chapter 11.12 (Preservation of Trees and Views), which protects certain
species and sizes of trees, in addition to dedicated trees of special significance to the city, on
private property, and all trees and shrubs on city property. The Sausalito Municipal Code
safeguards these trees against removal, alteration, and damage, without first having
obtained a tree removal or alteration permit from the city. Nevertheless, as noted previously,
the proposed Amended Housing Element would directly conflict with Policy CD-1.3 as a result
of the recommended increases in building heights to four stories in select overlay zones and
would allow eligible projects to be processed through the ODDS, which would remove such
projects from the City's current design review process.

7 California Department of Transportation (Caltrans). 2006. Caltrans Statewide Historic Bridge Inventory
Update: Tunnels. Website:https://dot.ca.gov/-/media/dot-media/programs/environmental-
analysis/documents/env/f0008649-tunnels-2006-a11y.pdf. Accessed: November 7, 2023.
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In conclusion, development envisioned by the Amended Housing Element proposes
development adjacent to an eligible Scenic Highway, such as Opportunity Sites 101, 73, 84,
86, and 87, several Inventory Sites, or other existing sites throughout the City, which could
be visible from Highway 101; as such, implementation of the Amended Housing Element may
result in any impact to trees, rock outcroppings, or historic buildings within an eligible State
Scenic Highway. As such, a potentially significant impact would occur.

Level of Significance before Mitigation
Potentially Significant

Mitigation Measures
None Feasible

Level of Significance after Mitigation
Significant and Unavoidable

The only mitigation methods to completely avoid impacts to scenic resources would be to
severely limit the residential development potential of the City, including on the Inventory Sites
and Opportunity Sites and/or to reduce building heights, massing, and lot coverage and to limit
development visible from Highway 101 for residential and mixed use sites, as well as
additional accessory dwelling units and junior accessory dwelling units on sites with existing
residential uses or that are designated to allow residential uses. These types of mitigation are
not consistent with the objective of the proposed Amended Housing Element to encourage
and facilitate residential development, to affirmatively further fair housing opportunities, and
to accommodate the City's housing needs, including identifying adequate sites to
accommodate the RHNA allocation in order to comply with Government Code Section 65863.
As such, this impact would be significant and unavoidable.

Impact 3.1-3 Development facilitated by the Amended Housing Element would
substantially degrade the existing visual character or quality of public views
in non-urbanized areas. (Public views are those that are experienced from
publicly accessible vantage points).

The only large non-urbanized sections of the Planning Area are the portions of GGNRA that,
while located within city limits, west of Highway 101, are under federal jurisdiction, as well
as portions of Richardson Bay. Because the GGNRA is federal parkland, the City does not
have land use authority over it in the Amended Housing Element and the Amended Housing
Element do not anticipate or facilitate any changes to the federal parkland. Additionally, no
federal projects are currently proposed or anticipated to be constructed on the federal
parkland. Further, the GGNRA is at elevation above the city. In the vicinity of the Planning
Area, the GGNA ranges in elevation from 419 feet to 1,112 feet. The Sausalito Planning Area
ranges in elevation from 1 foot to 812 feet. Views from portions of the GGNRA to Richardson
Bay, Strawberry Point, Tiburon, Belvedere, Angel Island, Alcatraz, the East Bay, and points
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beyond may be obstructed by implementation of the Amended Housing Element. From the
higher points of the GGNRA near Highway 101, views of the Sausalito waterfront are visible.
Views of the City Richardson Bay may also be obstructed by implementation of the Amended
Housing Element. Densification of underdeveloped or undeveloped areas with taller
buildings could affect these views of the City and the hillside views behind the urban areas
of the City.

As described under Impacts 3.1-1 and 3.1-2, future development envisioned by the Amended
Housing Element would result in an increase in new residential and mixed use development
that could alter scenic resources and natural features within the urbanized portions of the
Planning Area, thereby incrementally altering the quality of public views from publicly
accessible vantage points within the urbanized portions of the city. However, development
would be limited to vacant and/or underutilized existing parcels as shown in Figure 2-5, and
would be comprised of infill development that would occur within the fabric of already
developed areas throughout the city. It is noted, however, that depending on the ultimate
massing, placement, and building height, it is possible that development of residential and
mixed use sites, such as Opportunity Site 101, could obstruct views from the GGNRA.
Additionally, projects proposed on Opportunity Sites and other projects eligible to be
processed pursuant to the ODDS would not go through the City’s current design review
process and would go through a separate review process that considers the project’s design
and features as identified by the ODDS. This process accommodates higher densities than
currently envisioned by the General Plan, including the Land Use Element, and the Zoning
Ordinance and projects may result in obstruction of views and conflicts with the natural
resources on the site in order to accommodate the densities allowed under the Opportunity
Site overlay districts and the ODDS, as described in Chapter 2. This process would ensure
that future development projects within the urbanized areas are cohesive, appropriately
designed in terms of potential aesthetic impacts, and reflect the character of the city.
Nevertheless, as noted previously, the increased densities allowed under the Amended
Housing Element would allow building heights and building massing that could obstruct
views from non-urbanized areas. Therefore, impacts to the quality of public views in both
urban and non-urbanized areas would be potentially significant.

Level of Significance before Mitigation
Potentially Significant

Mitigation Measures
None Feasible

Level of Significance after Mitigation
Significant and Unavoidable

The only methods to completely avoid impacts to the existing visual character or quality of
public views in non-urbanized areas would be to severely limit the development potential on
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the Opportunity Sites and/or reduce building heights, building massing, and lot coverage for
the proposed overlays and ODDS. These types of mitigation are not consistent with the
objective of the proposed Amended Housing Element to encourage and facilitate residential
development, to affirmatively further fair housing opportunities, and to accommodate the
City's housing needs, including identifying adequate sites to accommodate the RHNA
allocation in order to comply with Government Code Section 65863. As such, this impact
would be significant and unavoidable.

Impact 3.1-4 Implementation of the Amended Housing Element would substantially
conflict with applicable zoning and other regulations governing scenic
quality in urbanized areas.

The city is located in an urbanized area and development accommodated by the Amended
Housing Element would result in additional residential development throughout the city and
along the waterfront areas and would be limited to vacant and/or underutilized existing
parcels as shown in Figure 2-5. The potential growth in residential and mixed uses would be
infill development and would occur within the urbanized portions of the city. New
development projects would be required to improve public access to the shoreline and views
(Program W-4.3.3). Any future development that is proposed within the city will need to
demonstrate consistency with the General Plan during the design review process.

As discussed under Impact 3.1-1, as the City receives development applications for
subsequent development of the Inventory Sites and Opportunity Sites under Programs 4 and
19 of the Housing Element, those applications will be reviewed by the City of Sausalito for
compliance with the policies and programs of the General Plan related to scenic quality in
urbanized areas, including view corridors, scenic resources, and natural features. In addition,
the City's Municipal Code, which implements the City’s General Plan would be reviewed at
the time that development applications are received. However, it is noted that the proposed
Project would result in changes to the General Plan that reduce the application of design
review, as well as remove the three-story maximum building height requirement for the
overlay districts and ODDS. Projects that are processed under the ODDS would be reviewed
for consistency with the future Title 10A (rather than Title 10, Zoning Ordinance). While new
standards would be created through the ODDS and the General Plan and Zoning Ordinance
would be amended, these changes would not be consistent with the existing regulations that
address visual character and scenic resources; thus, the future development in the Planning
Area allowed under the proposed Amended Housing Element will likely result in
development that changes the visual character of Sausalito.

In conclusion, residential and mixed use development envisioned by the Amended Housing
Element could result in an increase in the intensity new residential and non-residential
development that could potentially conflict with applicable zoning and other regulations
governing scenic quality and visual character in the urbanized portion of the Planning Area.
Therefore, this impact would be potentially significant.
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Level of Significance before Mitigation
Potentially Significant

Mitigation Measures
None Feasible

Level of Significance after Mitigation
Significant and Unavoidable

The only methods to completely avoid impacts to the scenic quality would be to severely limit
the development potential of residential and mixed use projects, including on the Inventory
Sites and Opportunity Sites, and/or reduce building heights, building mass, and lot coverage
for the proposed overlays. These types of mitigation are not consistent with the objective of
the proposed Amended Housing Element to encourage and facilitate residential development,
to affirmatively further fair housing opportunities, and to accommodate the City’s housing
needs, including identifying adequate sites accommodate the RHNA allocation in order to
comply with Government Code Section 65863. As such, this impact would be significant and
unavoidable.

Impact 3.1-5 Development facilitated by the Amended Housing Element would create a
new source of substantial light or glare which would adversely affect day or
nighttime views in the area.

Nighttime illumination and glare impacts are effects of a project's exterior lighting upon
adjoining uses and areas. Light and glare impacts are determined through a comparison of
existing light sources with proposed lighting plans or policies. Urban land uses on the city's
waterfront are the main source of daytime and nighttime light and glare. The hillsides are
characterized by less intense development and generally have lower levels of ambient
nighttime lighting and daytime glare. Existing lighting is located on the interior and exterior
of the structures in the Planning Area, which are one to three stories tall.

Development of the residential and mixed use development, including Inventory Sites and
opportunity sites accommodated under the Amended Housing Element would result in
additional residential development throughout the city and along the waterfront areas,
including the vacant and/or underutilized existing parcels as shown in Figure 2-5. The
potential growth in residential uses would be infill development and would occur within the
urbanized portions of the city; however, the new development would create new sources of
light and glare within the Planning Area, contributing to increased ambient nighttime lighting
conditions with potential effects to nighttime waterfront views. Specific sources of lighting
would include exterior light fixtures, interior lighting, and headlights from motor vehicles.
Specific sources of glare would include reflective building and motor vehicle surfaces,
including windows. These new sources of light and glare would be located throughout the
Planning Area, including at Inventory Sites and Opportunity Sites on the City's hillsides, along
Bridgeway, and along the waterfront. Further, many of the Opportunity Sites, Inventory Sites,
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as well as sites eligible to be developed under the ODDS could be developed with buildings
up to four stories tall, which is one story taller than all of the existing buildings in the Planning
Area. These increased building heights would result in more building surfaces that could
have exterior lighting, as well as increased interior building space which would contain
interior lighting.

The General Plan includes policies and programs that encourage energy conservation and
dark sky measures, which could result in a reduction in existing light and glare. For example,
Program LU-4.5.2 would explore the process of retiring open water properties in order to
maintain views and provide ecological value, in part, by reducing light and glare. Further,
General Plan Policy EQ-2.3 encourages maintaining public open space in its natural state,
compatible with the preservation of environmental resources, views, and surrounding area
uses. Compliance with this policy would ensure current natural areas are not developed with
light sources and would contribute to an overall reduction in light and glare. General Plan
Program S-1.2.2 would replace city incandescent streetlights to Light Emitting Diode (LED) or
other less energy intensive fixtures, which could result in less glare.

As the City receives development applications for subsequent development under the
Amended Housing Element, those applications will be reviewed by the City of Sausalito for
compliance with the City’'s Municipal Code, which includes standards for exterior lighting, as
well as a review of potential glare impacts in the design review process. Projects for which
signs are proposed would be reviewed for compliance with Section 10.42.060 of the
Municipal Code, which includes standards for internal illumination, external illumination,
and illumination control. Projects requesting parking lot lighting would be reviewed for
compliance with Section 10.40.120 of the Municipal Code, which requires that parking
lot lights are designed to illuminate the parking area and directed away from adjacent
properties and any dwelling units. However, projects subject to the ODDS would be reviewed
for consistency with Title 10A that will be created for the ODDS, rather than being required
to be consistent with these Title 10 requirements.

In conclusion, residential development envisioned by the Amended Housing Element could
result in an incremental increase in new residential development that could potentially
increase daytime glare and nighttime lighting within the Planning Area, resulting in increased
ambient nighttime lighting conditions with potential effects to nighttime views, including
waterfront, hillside, ridgeline, and open space views. While compliance with the development
and design standards in the Sausalito Municipal Code, including Section 10.42.060 (Sign and
Awning Standards), Section 10.40.120 (Design and Improvement of Parking), and Section
10.26.040 (Site Development Requirements) would alleviate some light and glare impacts,
these requirements would not be applied to all projects, and this impact would be
potentially significant.

Level of Significance before Mitigation
Potentially Significant
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Mitigation Measures
MM 3.1-5a  Avoid Effects of Project Lighting During Operation. Future residential

projects and mixed use projects with a residential component shall

implement the following design measures in order to reduce potential light

and glare impacts:

e To minimize spillover lighting and glare impacts, all lighting from the
project, including parking lot lighting and exterior building lighting, shall
be LED, have full-cutoff luminaires (meaning no light is emitted above the
horizontal plane of the fixture), and shall be aimed specifically to only
illuminate areas within the project site or adjacent public right-of-way.

e All structures shall incorporate nonreflective exterior building materials in
their designs, and the use of reflective glass shall be prohibited.

MM 3.1-5b  Avoid Effects of Project Lighting During Construction. Prior to the start of
construction, future applicants shall prepare a Construction Lighting and
Screening Plan. The Construction Lighting and Screening Plan should indicate
aesthetic and lighting treatments for all construction work areas (i.e.,
maximum brightness values not to be exceeded by artificial bulbs, screening
around project site to limit light and glare, use of non-reflective glass, etc.).
The Plan shall identify methods used to ensure construction lighting is
directional (aimed toward work areas, and not toward nearby sensitive
receptors), and limited to sufficient wattage for safety and security.
Construction areas visible to sensitive receptors shall be screened via
curtains from public view. Construction screening materials shall be of
sufficient height and appropriate color to minimize viewshed impacts, as
determined appropriate by the applicable jurisdiction(s).

Level of Significance after Mitigation
Significant and Unavoidable

Mitigation Measure 3.1-5a would alleviate light and glare impacts during operation for future
residential and mixed use development. Mitigation Measure 3.1-5b would alleviate light
impacts during construction for all future residential and mixed use development..

The only methods to completely avoid impacts related to light and glare would be to severely
limit the development potential of the Amended Housing Element through decreasing
densities or removing sites from residential and mixed use designations in order to limit
these uses as new sources of light and glare. These types of mitigation are not consistent
with the objective of the proposed Amended Housing Element to accommodate the RHNA
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allocation in order to comply with Government Code Section 65863. As such, this impact
would be significant and unavoidable.

Impact 3.1-6: Development facilitated by the Amended Housing Element, in combination
with past, present, and reasonably foreseeable projects, would not result in
significant cumulative impacts with respect to aesthetics.

The geographic context for analysis of cumulative impacts related to aesthetics includes the
unincorporated lands surrounding the Planning Area, including Marin City. In general,
potential visual impacts take in the immediate surroundings in an urbanized area; thus, the
analysis of cumulative aesthetic impacts focuses on areas that share a viewshed with the
City's Planning Area. This analysis evaluates whether impacts of the Amended Housing
Element, together with impacts of cumulative development, would result in a cumulatively
significant impact with respect to aesthetics. This analysis then considers whether
incremental contribution of the impacts associated with implementation of the Amended
Housing Element would be considerable. Both conditions must apply for cumulative effects
to rise to the level of significance.

Existing vistas and visual resources in the Planning Area include natural terrain, ridgelines,
and Marinship view corridors with views of the waterfront and bay. Existing vistas and visual
resources in the unincorporated lands surrounding the Planning Area and region include a
variety of landscape settings, such as pastoral and rural areas, beaches and coastal bluffs,
and the Pacific Ocean, especially from and along trails, particularly near the coast.® Existing
sources of nighttime light include those common to developed areas or areas through which
traffic travels regularly (e.g., street lights, parking lot lighting, building lighting, illuminated
signs, vehicle headlamps, interior building lighting visible through windows). Existing sources
of glare include reflection of sunlight and artificial light off windows, buildings, and other
surfaces in the day, and glare from inadequately shielded or improperly directed light
sources at night. Nighttime light sources in areas with less intense development and lower
population density, such as rural areas in the west and inner-rural areas of the county, are
typically sparser than in more developed or more highly populated areas, such as urban
areas in the east, especially along the Highway 101 corridor. Therefore, sources of nighttime
light in the county would generally be expected to diminish from east to west.’

8  County of Marin, 2022. Housing & Safety Element Update to the Marin Countywide Plan Draft Environmental
Impact Report. October. Available: https://www.marincounty.org/-
/media/files/departments/cd/planning/environmental-impact/housing-and-safety-elements-eir-docs/marin-
hese-public-draft-eir-oct-2022.pdf?la=en. Accessed November 7, 2023. Page 4-3.

°  County of Marin, 2022. Housing & Safety Element Update to the Marin Countywide Plan Draft Environmental
Impact Report. October. Available: https://www.marincounty.org/-
/media/files/departments/cd/planning/environmental-impact/housing-and-safety-elements-eir-docs/marin-
hese-public-draft-eir-oct-2022.pdf?la=en. Accessed November 7, 2023. Page 4-4.
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The proposed Amended Housing Element would contribute to the urbanization of the City
and result in the construction of new structures that could impede views. However,
development of future housing and mixed use projects subject to the ODDS would be
reviewed for consistency with Title 10A that will be created for the ODDS. Compliance with
the requirements within the General Plan and Zoning Code would reduce visual impacts and
light and glare impacts to the greatest extent feasible.

Additionally, potential cumulative aesthetic impacts to eligible scenic highways would be
reduced to below a level of significance through participation in the State Scenic Highway
program and local ordinances and policies. Similarly, cumulative projects within
unincorporated Marin County would be required to comply with applicable Marin
Countywide Plan policies and programs and adhere to development and design standards
in the Marin County Municipal Code that address aesthetics, including lighting and glare, the
alteration of scenic resources and natural features, the alteration of views of scenic
resources and natural features, and the alteration of views of the open waters of the Bay
and land masses beyond the open waters, as seen from public or special vantage points.

Nevertheless, as cumulative development in the Bay Area increases over time, impacts
related to aesthetics would incrementally increase. For these reasons, cumulative impacts to
aesthetics, State Scenic Highways, or nighttime lighting and daytime glare would be less than
significant.

Level of Significance before Mitigation
Less than Significant

Mitigation Measures
None Required
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3.2. AIR QUALITY

This section describes the existing air quality setting and baseline conditions in the City of
Sausalito and evaluates the potential environmental impacts that could occur by adopting
and implementing the Amended Housing Element.

This section is based on the methodology recommended by the Bay Area Air Quality
Management District (BAAQMD) for project-level review. The analysis contained herein
focuses on air pollution from regional emissions’ and localized pollutant concentrations.?
The California Emissions Estimator Model (CalEEMod) Version 2022.1 was used to quantify
criteria air pollutant emissions, and the modeling output files are included in Appendix B.

The information in this section is also based on statements, data, tables, and figures
provided by the following reference materials:

e 2022 Air Monitoring Network Plan, BAAQMD, June 2022;

e CEQA Air Quality Guidelines, BAAQMD, April 2023;

e 2017 Clean Air Plan, BAAQMD, April 2017;

e California Air Resources Board, Area Designations Maps/State and National, 2023;
and

e BAAQMD, Improving Air Quality and Health in Bay Area Communities, Community Air
Risk Evaluation Program Retrospective and Path Forward, April 2014.

Greenhouse gas (GHG) emissions are discussed in Section 3.7, Greenhouse Gas Emissions.

3.2.1. EXISTING SETTING

San Francisco Bay Area Air Basin

The City of Sausalito is located within the San Francisco Bay Area Air Basin (SFBAAB or Air
Basin). The Air Basin encompasses approximately 5,600 square miles and includes all of
Alameda, Contra Costa, Marin, San Francisco, San Mateo, Santa Clara, and Napa Counties,
and portions of southwestern Solano and southern Sonoma counties. The Air Basin is
characterized by a large, shallow basin surrounded by coastal mountain ranges tapering into
sheltered inland valleys. The combined climatic and topographic factors result in increased
potential for the accumulation of air pollutants in the inland valleys and reduced potential
for buildup of air pollutants along the coast. The Air Basin is bounded by the Pacific Ocean

' “Emissions” refers to the actual quantity of pollutant, measured in pounds per day or tons per year.
2 "Concentrations” refers to the amount of pollutant material per volumetric unit of air. Concentrations are
measured in parts per million (ppm), parts per billion (ppb), or micrograms per cubic meter (ug/m3).
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to the west and includes complex terrain consisting of coastal mountain ranges, inland
valleys, and bays.

Ambient Air Quality Standards

National and California Ambient Air Quality Standards (AAQS) are the levels of air quality
considered to provide a margin of safety in the protection of the public health and welfare.
They are designed to protect “sensitive receptors” most susceptible to further respiratory
distress, such as asthmatics, the elderly, very young children, people already weakened by
other disease or illness, and persons engaged in strenuous work or exercise. Healthy adults
can tolerate occasional exposure to air pollutant concentrations considerably above these
minimum standards before adverse effects are observed.

Both California and the federal government have established health-based AAQS for seven
air pollutants, which are shown in Table 3.2-1. These pollutants are ozone (Os), nitrogen
dioxide (NOy), carbon monoxide (CO), sulfur dioxide (SO,), coarse inhalable particulate
matter (PMo), fine inhalable particulate matter (PMz;s), and lead (Pb). In addition, the State
has set standards for sulfates, hydrogen sulfide, vinyl chloride, and visibility-reducing
particles. These standards are designed to protect the health and welfare of the general
public with a reasonable margin of safety.

TABLE 3.2-1: AMBIENT AIR QUALITY STANDARDS FOR CRITERIA POLLUTANTS

FEDERAL
AVERAGING CALIFORNIA PRIMARY
POLLUTANT TIME STANDARD STANDARD MAJOR POLLUTANT SOURCES
1 hour 0.09 ppm * Motor vehicles, paints, coatings,
OZONE (03) and solvents.
8 hours 0.070 ppm 0.070 ppm
o M oeenBeem e cenbuton e
MONOXIDE (CO
(€O 8 hours 9 ppm 9 ppm vehicles.
Annual Motor vehicles, petroleum-
NITROGEN Average 0.030 ppm 0.053 ppm refining operations, industrial
DIOXIDE (NOy) sources, photochemical reactions,
1 hour 0.18 ppm 0.100 ppm aircraft, ships, and railroads.
Annual Fuel combustion, chemical plants,
Arithmetic * *a sulfur recovery plants, and metal
SULFUR Mean processing.
DIOXIDE (SO2)
1 hour 0.25 ppm 0.075 ppm
24 hours 0.04 ppm *a
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POLLUTANT

RESPIRABLE
PARTICULATE
MATTER (PM1o)

RESPIRABLE
PARTICULATE
MATTER (PM2.5)

LEAD (PB)

SULFATES (SO4)

VISIBILITY
REDUCING
PARTICLES

HYDROGEN
SULFIDE

AVERAGING
TIME

Annual
Arithmetic
Mean

24 hours

Annual
Arithmetic
Mean

24 hours
30-Day

Average

Calendar
Quarterly

Rolling 3-
Month Average

24 hours

8 hours

1 hour

CALIFORNIA
STANDARD

20 pg/m3

50 pg/m3

12 pg/m?3

1.5 pg/m?3

25 pg/m3

ExCo =0.23/km
visibility of 102
miles

0.03 ppm

FEDERAL
PRIMARY
STANDARD

150 pg/m?

12 pg/m?3

35 pg/m?3

1.5 pg/m?

0.15 pg/m3

MAJOR POLLUTANT SOURCES

Dust and fume-producing
construction, industrial, and
agricultural operations,
combustion, atmospheric
chemical reactions, and natural
activities (e.g., wind-raised dust
and ocean sprays).

Dust and fume-producing
construction, industrial, and
agricultural operations,
combustion, atmospheric
chemical reactions, and natural
activities (e.g., wind-raised dust
and ocean sprays).

Present source: lead smelters,
battery manufacturing and
recycling facilities. Past source:
combustion of leaded gasoline.

Industrial processes. In California,
the main source of sulfur
compounds is combustion of
gasoline and diesel fuel.

Visibility-reducing particles consist
of suspended particulate matter,
which is a complex mixture of tiny
particles that consists of dry solid
fragments, solid cores with liquid
coatings, and small droplets of
liquid. These particles vary greatly
in shape, size, and chemical
composition, and can be made up
of many different materials such
as metals, soot, soil, dust, and
salt.

Hydrogen sulfide (H,S) is a
colorless gas with the odor of
rotten eggs. It is formed during
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FEDERAL
AVERAGING CALIFORNIA PRIMARY
POLLUTANT TIME STANDARD STANDARD
VINYL CHLORIDE 24 hour 0.01 ppm *
Notes:

ppm=parts per million; ug/m3=micrograms per cubic meter

* Standard has not been established for this pollutant/duration by this entity.

MAJOR POLLUTANT SOURCES

bacterial decomposition of sulfur-
containing organic substances.
Also, it can be present in sewer
gas and some natural gas and can
be emitted as the result of
geothermal energy exploitation.

Vinyl chloride (chloroethene), a
chlorinated hydrocarbon, is a
colorless gas with a mild, sweet
odor. Most vinyl chloride is used to
make polyvinyl chloride (PVC)
plastic and vinyl products. Vinyl
chloride has been detected near
landfills, sewage plants, and
hazardous waste sites, due to
microbial breakdown of
chlorinated solvents.

@ OnJune 2, 2010, a new 1-hour SOz standard was established and the existing 24-hour and annual primary standards were revoked.

Source: California Air Resources Board (ARB). 2024. Ambient Air Quality Standards. August 1.

Attainment Status of the SFBAAB

Areas that meet AAQS are classified attainment areas, and areas that do not meet these
standards are classified nonattainment areas. Severity classifications for Os range from
marginal, moderate, and serious to severe and extreme. The attainment status for the
SFBAAB is shown in Table 3.2-2. The Air Basin is currently designated a nonattainment area
for California and National Os, California and National PM,s, and California PM1o AAQS.

TABLE 3.2-2: ATTAINMENT STATUS OF CRITERIA POLLUTANTS IN THE SAN FRANCISCO BAY AREA AIR

POLLUTANT
OZONE—1-HOUR
OZONE—8-HOUR

PMjo

BASIN

STATE
Nonattainment
Nonattainment

Nonattainment

FEDERAL
Nonattainment
Nonattainment

Unclassified
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POLLUTANT STATE FEDERAL

PM_;s Nonattainment Nonattainment?

co Attainment Attainment

NO; Attainment Attainment

SO; Attainment Attainment

LEAD Attainment Attainment
SULFATES Attainment N/A

ALL OTHERS Unclassified/Attainment N/A

Note:

a OnJanuary 9, 2013, the United States Environmental Protection Agency (EPA) issued a final rule to determine that the Air Basin has
attained the 24-hour PM2.5 National AAQS. This action suspends federal State Implementation Plan planning requirements for the Bay Area.
The Air Basin will continue to be designated nonattainment for the National 24-hour PM2.5 standard until such time as the BAAQMD elects
to submit a re-designation request and a maintenance plan to the EPA and the EPA approves the proposed re-designation.

Source: California Air Resources Board (ARB), Area Designations Maps / State and National. Website:
http://www.arb.ca.gov/desig/adm/adm.htm. Accessed August 1, 2024 .

City of Sausalito

Air quality in Sausalito is determined by such natural factors as topography, meteorology,
and climate, in addition to the presence of existing air pollution sources and ambient
conditions. In the summer, the climate consists of mostly clear skies result in warm daytime
temperatures and cool nights. Winter temperatures are mild, except for very cool but
generally frost-less mornings.

Fine particle pollution, or PMzs, is the major regional air pollutant of concern in the city and
is primarily a problem in the winter.?

Located in southern of Marin County next to Richardson Bay, Sausalito is a small city with a
land area of approximately 1.9 square miles. Sausalito enjoys a temperate climate, with cool,
wet, and almost frostless winters and cool, dry summers with frequent fog or wind. The
climate is dominated by the strength and location of a semi-permanent, subtropical high-
pressure cell. During the summer, the Pacific high-pressure cell is centered over the
northeastern Pacific Ocean, resulting in stable meteorological conditions and a steady
northwesterly wind flow.

The BAAQMD conducts ambient air monitoring, both through a fixed-station network,
and special short-term studies.* The ambient air monitoring network consists of over 30

3 Bay Area Air Quality Management District (BAAQMD). 2023. Marin County. February 14. Website:
https://www.baagmd.gov/about-the-air-district/in-your-community/marin-county. Accessed August 1, 2024.
4 Bay Area Air Quality Management District (BAAQMD). 2019. 2018 Air Monitoring Network Plan. July 1.
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stations, distributed among the nine Bay Area counties that collect local air quality data,
including measurements of significant air pollutants. The San Rafael monitoring station,
which monitors ozone, is the nearest monitoring station to the Sausalito Planning Area. The
monitoring data is presented in Table 3.2-3 that shows the most recent five years of available
data for the San Rafael Monitoring Station.

TABLE 3.2-3: AMBIENT AIR QUALITY MONITORING SUMMARY

NUMBER OF DAYS THRESHOLD WERE EXCEEDED AND

POLLUTANT / STANDARD MAXIMUM LEVELS DURING SUCH VIOLATIONS

2019 2020 2021 2022 2023
OZONE (03)

STATE 1-HOUR > 0.09 PPM 1 0 0 0 0

STATE 8-HOUR = 0.07 PPM 1 0 0 0 0

FEDERAL 8-HOUR > 0.070 PPM 1 0 0 0 0
MAXIMUM 1-HOUR CONC. (PPM) 0.096 0.086 0.082 0.074 0.066
MAXIMUM 8-HOUR CONC. (PPM) 0.080 0.064 0.066 0.066 0.053

COARSE PARTICULATES (PM10)

STATE 24-HOUR > 50 pG/M3 No Data 6.1 0 0 0
FEDERAL 24-HOUR > 150 pG/M3 0 0 0 0 0
MAXIMUM 24-HOUR CONC. (pG/M?3) 33.0 118.0 30.0 40.0 43.1

FINE PARTICULATES (PM2.5)
FEDERAL 24-HOUR > 35 uG/M3 0 9.0 0 0 0

MAXIMUM 24-HOUR CONC. (pG/M3) 19.5 155.5 29.1 30.8 34.7
Notes:

PPM=parts per million; ppb=parts per billion; uG/M>=micrograms per cubic meter; *=insufficient data; NA=not available

Source: California Air Resources Board (ARB), IADAM: Air Quality Data Statistics. Website: https://www.arb.ca.gov/adam/. BAAQMD Annual
Bay Air Quality Summaries. Website: https://www.baaqmd.gov/en/about-air-quality/air-quality-measurement/air-quality-summaries,
Accessed August 1, 2024.

The air quality at the San Rafael Monitoring Station is better than the majority of the Bay
Area, with no exceedances of ozone or particulate matter during most of the last five years
of available data. However, PM; exceeded the State’s 150 pg/m? 24-hour PMso standard for
six days in 2020. In addition, PM. s exceeded the national 35 pg/m?* 24-hour PMy, standard
for nine days in 2020. It should be noted that most of these exceedances were due to
wildfires that create large amounts of particulate matter.
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AIR POLLUTANTS OF CONCERN

A substance in the air that can cause harm to humans and the environment is known as an
air pollutant. Pollutants can be in the form of solid particles, liquid droplets, or gases.® In
addition, they may be natural or man-made. A hazardous air pollutant is one that is known
to cause cancer and other serious health effects, such as reproductive effects or birth
defects, or adverse environmental effects.®

Criteria Air Pollutants

CO, ROG, NOy, SOz, PMio, PM2s, and Pb are primary air pollutants and are “criteria air
pollutants.”” Criteria Air Pollutants have nationwide AAQS have been established for them.
ROG and NOx are criteria pollutant precursors that form secondary criteria air pollutants
through chemical and photochemical reactions in the atmosphere. Ozone (O3) and nitrogen
dioxide (NO_) are the principal secondary pollutants.

A description of each of the primary and secondary criteria air pollutants and their known
health effects is presented below.

Carbon Monoxide (CO) is a colorless, odorless, toxic gas produced by incomplete
combustion of carbon substances, such as wood, coal, gasoline, and diesel fuel. CO is a
primary criteria air pollutant. CO concentrations tend to be the highest during winter
mornings with little or no wind, when surface-based inversions trap the pollutant at ground
levels. Because CO is emitted directly from internal combustion engines, motor vehicles
operating at slow speeds are the primary source of CO in the SFBAAB. Emissions are highest
during cold starts, hard acceleration, stop-and-go driving, and when a vehicle is moving at
low speeds. New findings indicate that CO emissions per mile are lowest at about 45 miles
per hour (mph) for the average light-duty motor vehicle and begin to increase again at higher
speeds. When inhaled at high concentrations, CO combines with hemoglobin in the blood
and reduces its oxygen-carrying capacity. This results in reduced oxygen reaching the brain,
heart, and other body tissues. This condition is especially critical for people with
cardiovascular diseases, chronic lung disease, or anemia, as well as for fetuses. Even healthy
people exposed to high CO concentrations can experience headaches, dizziness, fatigue,
unconsciousness, and even death. The Air Basin is designated under the California and
National AAQS as being in attainment of CO criteria levels.

Reactive Organic Gases (ROGs) are compounds composed primarily of hydrogen and
carbon atoms. Internal combustion associated with motor vehicle usage is the major source
of ROGs. Other sources of ROGs include evaporative emissions from paints and solvents, the

> Bay Area Air Quality Management District (BAAQMD). 2022. CEQA Air Quality Guidelines.

6 U.S. Environmental Protection Agency (EPA). Hazardous Air Pollutants. Website: https://www.epa.gov/haps.
Accessed August 1, 2024.

7 Bay Area Air Quality Management District (BAAQMD). 2022. CEQA Air Quality Guidelines.
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application of asphalt paving, and the use of household consumer products such as aerosols.
Adverse effects on human health are not caused directly by ROGs, but rather by reactions of
ROGs to form secondary pollutants such as Os. There are no AAQS established for ROGs.
However, because they contribute to the formation of O3, BAAQMD has established a
significance threshold for this pollutant.

Nitrogen Oxides also known as Oxides of Nitrogen (NOx) are a by-product of fuel
combustion and contribute to the formation of Os. The two major components of NOx are
nitric oxide (NO) and nitrogen dioxide (NO>). The principal component of NOx produced by
combustion is NO, but NO reacts with oxygen to form NO,, creating the mixture of NO and
NO. commonly called NOx. NO; acts as an acute irritant and in equal concentrations is more
injurious than NO. At atmospheric concentrations, however, NO; is only potentially irritating.
There is some indication of a relationship between NO, and chronic pulmonary fibrosis.
Some increase in bronchitis in children (2 and 3 years old) has also been observed at
concentrations below 0.3 ppm. NO; absorbs blue light; the result is a brownish-red cast to
the atmosphere and reduced visibility. NO is a colorless, odorless gas formed from
atmospheric nitrogen and oxygen when combustion takes place under high temperature
and/or high pressure. The SFBAAB is designated an attainment area for NO, under the
National AAQS and California AAQS.

Sulfur Dioxide (SO.) is a colorless, pungent, irritating gas formed by the combustion of
sulfurous fossil fuels. It enters the atmosphere as a result of burning high-sulfur-content fuel
oils and coal and from chemical processes at chemical plants and refineries. Gasoline and
natural gas have very low sulfur content and do not release significant quantities of SO..
When SO, forms sulfates (SO4) in the atmosphere, together these pollutants are referred to
as sulfur oxides (SOy). Thus, SO; is both a primary and secondary criteria air pollutant. At
sufficiently high concentrations, SO, may irritate the upper respiratory tract. At lower
concentrations and when combined with particulates, SO, may do greater harm by injuring
lung tissue. The SFBAAB is designated an attainment area for SO, under the California and
National AAQS.

Suspended Particulate Matter (PM1o and PMz;) consists of finely divided solids or liquids
such as soot, dust, aerosols, fumes, and mists. Two forms of fine particulates are now
recognized and regulated. Inhalable coarse particles, or PMo, include the particulate matter
with an aerodynamic diameter of 10 microns (i.e., 10 millionths of a meter or 0.0004-inch) or
less. Inhalable fine particles, or PM.s, have an aerodynamic diameter of 2.5 microns or less
(i.e., 2.5 millionths of a meter or 0.0001 inch).

Some particulate matter, such as pollen, occurs naturally. In the Air Basin most particulate
matter is caused by combustion, factories, construction, grading, demolition, agricultural
activities, and motor vehicles. Extended exposure to particulate matter can increase the risk
of chronic respiratory disease. PM1o bypasses the body's natural filtration system more easily
than larger particles and can lodge deep in the lungs. The United States Environmental
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Protection Agency (EPA) concluded that PMzs penetrates even more deeply into the lungs,
and this is more likely to contribute to health effects. These health effects include premature
death in people with heart or lung disease, non-fatal heart attacks, irregular heartbeat,
aggravated asthma, decreased lung function, increased respiratory symptoms (e.g., irritation
of the airways, coughing, or difficulty breathing). Motor vehicles are currently responsible for
about half of particulates in the SFBAAB. Wood burning in fireplaces and stoves is another
large source of fine particulates.

Both PM1o and PM,s may adversely affect the human respiratory system, especially in people
who are naturally sensitive or susceptible to breathing problems. These health effects
include premature death and increased hospital admissions and emergency room visits
(primarily the elderly and individuals with cardiopulmonary disease); increased respiratory
symptoms and disease (children and individual with asthma); and alterations in lung tissue
and structure and in respiratory tract defense mechanisms. Diesel particulate matter (DPM)
is classified a carcinogen by the California Air Resources Board (ARB). The SFBAAB is
designated nonattainment under the California AAQS for PMio and nonattainment under
both the California and National AAQS for PM,s.8

Ozone (03) is a gas that is formed when ROGs and NOyx, both by-products of internal
combustion engine exhaust, undergo photochemical reactions in the presence of sunlight.
Oz is a secondary criteria air pollutant. Oz concentrations are generally highest during the
summer months when direct sunlight, light winds, and warm temperatures create favorable
condition to the formation of this pollutant. Os poses a health threat to those who already
suffer from respiratory diseases as well as to healthy people. Oz levels usually build up during
the day and peakin the afternoon hours. Short-term exposure can irritate the eyes and cause
constriction of the airways. Besides causing shortness of breath, it can aggravate existing
respiratory diseases such as asthma, bronchitis, and emphysema. Chronic exposure to high
ozone levels can permanently damage lung tissue. Oz can also damage plants and trees and
materials such as rubber and fabrics. The SFBAAB is designated nonattainment of the 1-hour
California AAQS and 8-hour California and National AAQS for Os.

Lead (Pb) is a metal found naturally in the environment as well as in manufactured products.
The major sources of lead emissions have historically been mobile and industrial sources. As
a result of the phase-out of leaded gasoline, metal processing is currently the primary source
of lead emissions. The highest levels of lead in air are generally found near lead smelters.
Other stationary sources are waste incinerators, utilities, and lead-acid battery
manufacturers.

8 OnJanuary 9, 2013, the EPA issued a final rule to determine that the SFBAAB has attained the 24-hour PM_ s
National AAQS. This action suspends federal State Implementation Plan planning requirements for the Bay
Area. The SFBAAB will continue to be designated nonattainment for the National 24-hour PM2.5 standard
until such time as the BAAQMD elects to submit a re-designation request and a maintenance plan to the EPA
and the EPA approves the proposed re-designation.
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Twenty years ago, mobile sources were the main contributor to ambient lead concentrations
in the air. In the early 1970s, the EPA set national regulations to gradually reduce the lead
content in gasoline. In 1975, unleaded gasoline was introduced for motor vehicles equipped
with catalytic converters. The EPA banned the use of leaded gasoline in highway vehicles in
December 1995. As a result of the EPA's regulatory efforts to remove lead from gasoline,
emissions of lead from the transportation sector and levels of lead in the air decreased
dramatically. The SFBAAB is designated in attainment of the California and National AAQS
for lead. Because emissions of lead are found only in projects that are permitted by
BAAQMD, lead is not an air quality of concern for the project.

Toxic Air Contaminants

The California Health and Safety Code define a toxic air contaminant (TAC) as “an air pollutant
which may cause or contribute to an increase in mortality or in serious illness, or which may
pose a present or potential hazard to human health.” A substance that is listed as a
hazardous air pollutant pursuant to Section 112(b) of the federal Clean Air Act (42 United
States Code [USC] & 7412(b)) is a toxic air contaminant. Under State law, the California
Environmental Protection Agency (Cal/EPA), acting through the ARB, is authorized to identify
a substance as a TAC if it is an air pollutant that may cause or contribute to an increase in
mortality or serious illness, or may pose a present or potential hazard to human health.

California regulates TACs primarily through Assembly Bill (AB) 1807 (Tanner Air Toxics Act)
and AB 2588 (Air Toxics “Hot Spot” Information and Assessment Act of 1987). The Tanner Air
Toxics Act sets up a formal procedure for the ARB to designate substances as TACs. Once a
TAC is identified, the ARB adopts an “airborne toxics control measure” for sources that emit
designated TACs. If there is a safe threshold for a substance (i.e., a point below which there
is no toxic effect), the control measure must reduce exposure to below that threshold. If
there is no safe threshold, the measure must incorporate toxics best available control
technology to minimize emissions. To date, the ARB has established formal control measures
for 11 TACs that are identified as having no safe threshold.

Air toxics from stationary sources are also regulated in California under the Air Toxics “Hot
Spot” Information and Assessment Act of 1987. Under AB 2588, TAC emissions from
individual facilities are quantified and prioritized by the air quality management district or
air pollution control district. High priority facilities are required to perform a Health Risk
Assessment (HRA), and if specific thresholds are exceeded, are required to communicate the
results to the public through notices and public meetings.

At the time of the last update to the TAC list in December 1999, the ARB had designated 244
compounds as TACs.? Additionally, the ARB has implemented control measures for a number

° California Air Resources Board (ARB). 1999. Final Staff Report: Update to the Toxic Air Contaminant List.
December. Website: https://www.arb.ca.gov/toxics/Finalreport.PDF. Accessed August 1, 2024.
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of compounds that pose high risks and show potential for effective control. The majority of
the estimated health risks from TACs can be attributed to relatively few compounds, the
most important being particulate matter from diesel-fueled engines.

In 1998, the ARB identified DPM as a TAC. Previously, the individual chemical compounds in
diesel exhaust were considered TACs. Almost all diesel exhaust particles are 10 microns or
less in diameter. Because of their extremely small size, these particles can be inhaled and
eventually trapped in the bronchial and alveolar regions of the lungs.

REGULATORY SETTING

Federal and State

Clean Air Act

The Federal Clean Air Act (FCAA) was first signed into law in 1970. In 1977, Congress added
several provisions, including nonattainment requirements for areas not meeting National
AAQS and the Prevention of Significant Deterioration program. The 1990 amendments
represent the latest in a series of federal efforts to regulate the protection of air quality in
the United States. The FCAA is the foundation for a national air pollution control effort, and
it is composed of the following basic elements: National AAQS for criteria air pollutants,
hazardous air pollutant standards, State attainment plans, motor vehicle emissions
standards, stationary source emissions standards and permits, acid rain control measures,
stratospheric ozone protection, and enforcement provisions. The EPA is responsible for
administering the FCAA.

The California Clean Air Act (CCAA) was first signed into law in 1988. The CCAA provides a
comprehensive framework for air quality planning and regulation, and spells out, in statute,
the State’s air quality goals, planning and regulatory strategies, and performance. The CCAA
requires all areas of the State to achieve and maintain the California AAQS by the earliest
practical date. The California AAQS tend to be more restrictive than the National AAQS. The
ARB is the agency responsible for administering the CCAA.

Regional

Bay Area Air Quality Management District
The BAAQMD is the agency responsible for assuring that the National and California AAQS
are attained and maintained in the SFBAAB. The BAAQMD is responsible for:

e Adopting and enforcing rules and regulations concerning air pollutant sources.
e Issuing permits for stationary sources of air pollutants.

e Inspecting stationary sources of air pollutants.

e Responding to citizen complaints.
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e Monitoring ambient air quality and meteorological conditions.
e Awarding grants to reduce motor vehicle emissions.

e Conducting public education campaigns.

e Air Quality Management Planning.

Air quality conditions in the SFBAAB have improved significantly since the BAAQMD was
created in 1955."° The BAAQMD prepares Air Quality Management Plans (AQMPs) to attain
ambient air quality standards in the Air Basin. The BAAQMD prepares ozone attainment
plans for the National Oz standard and clean air plans for the California Oz standard. The
BAAQMD prepares these AQMPs in coordination with Association of Bay Area Governments
(ABAG) and the Metropolitan Transportation Commission (MTC).

BAAQMD 2017 Clean Air Plan

The BAAQMD adopted the 2017 Clean Air Plan on April 19, 2017 to comply with State air
quality planning requirements set forth in the California Health and Safety Code. The 2017
Clean Air Plan includes a wide range of control measures designed to decrease emissions of
the air pollutants that are most harmful to Bay Area residents, such as particulate matter
(PM), O3, and TACs; to reduce emissions of methane and other “super-greenhouse gases
(GHGs)” that are potent climate pollutants in the near-term; and to decrease emissions of
carbon dioxide by reducing fossil fuel combustion.

The proposed control strategy for the 2017 Clean Air Plan consists of 85 specific control
measures targeting a variety of local, regional, and global pollutants. The control measures
have been developed for stationary sources, transportation, energy, buildings, agriculture,
natural and working lands, waste management, water, and super-GHG pollutants.
Implementation of some of the control measures could involve retrofitting, replacing, or
installing new air pollution control equipment, changes in product formulations, or
construction of infrastructure that have the potential to create air quality impacts.

The BAAQMD California Environmental Quality Act (CEQA) Guidelines set forth criteria for
determining consistency with the 2017 Clean Air Plan. In general, a project is considered
consistent if (1) the project supports the primary goals of the Clean Air Plan, (2) includes
control measures and (3) does not interfere with implementation of the Clean Air Plan
measures.

BAAQMD 2022 CEQA Air Quality Guidelines

The purpose of the CEQA Air Quality Guidelines is to assist lead agencies in evaluating air
quality impacts of projects and plans proposed in the SFBAAB. The Guidelines contain
instructions on how to evaluate, measure, and mitigate air quality impacts generated from
land development construction and operation activities. The Guidelines focus on criteria air
pollutant, GHG, toxic air contaminant, and odor emissions generated from plans or projects

10 Bay Area Air Quality Management District (BAAQMD). 2022. CEQA Air Quality Guid