MEMORANDUM
TO:

Housing Advisory Committee

FROM:

Danielle Staude, Senior Planner

VIA:

Patrick Kelly, Director of Planning and Building

SUBJECT:

Identification of City-Owned Site to Leverage 100% Affordable Housing Project

DATE:

May 25, 2021

This memo provides a summary of the detailed analysis conducted by The Housing Workshop
based on City Council direction received October 5, 2020 to:
•
•
•
•
•

Review and further evaluate public-owned sites based on staff’s analysis (as presented to
the Housing Committee at its September 30, 2020 meeting);
Conduct a financial analysis to determine the resources required to fund a 100% affordable
housing project;
Confirm the affordable housing development assumptions, such as number of units
required for an affordable housing project to “pencil out”;
Explore interest and feedback from the non-profit affordable housing community about the
City’s interest in partnering with a non-profit affordable housing developer; and
Provide recommendations on next steps as part of the site selection.

Details of the analysis are contained in ATTACHMENTS 1 and 2. Previous staff reports to the
Housing Committee and City Council are provided under “online resources.”
Background:
Identifying publicly-owned land that can be utilized to generate an affordable housing project is
included in the City’s adopted Housing Element (Housing Program #12) and builds upon the City’s
General Plan goal, established in 1989, to encourage the continued diversity of housing, income
levels and lifestyles within the community (Goal #2). This work has also been identified as a
priority by the Housing Advisory Committee as part of its Work Plan that was approved by City
Council (Nov. 18, 2019).
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The discussion below is based on an analysis of publicly-owned property and the financial
feasibility of the City partnering with a non-profit housing developer. However, it is important to
recognize the overall intent and context, which is: the Mill Valley community is concerned about
affordable housing options available for its seniors, workforce and younger generations to come.
For instance: an attainable level of rent for store clerks, teachers and physical therapists is in the
range of $1,700 a month while the average market-rate 2-bedroom unit averages $2,700 a month
to rent. This disparity in housing costs, known as the “housing affordability gap” impacts our
community and those that can afford to live in Mill Valley. A low-income housing project helps
to bridge the affordability gap by charging the renter only what they can afford.
Existing Affordable Housing in Mill Valley

Pickleweed Apartments: Family
Housing, includes 32 affordable
one-, two-, and three-bedroom
units managed by Bridge
Housing built in 1985.

Alto Station Apartments: Family
Housing, includes 17 affordable
two- and three-bedroom units
managed by Bridge Housing
built in 1995.

Shelter Hill Apartments:
Family Housing, includes 75
units managed by EAH built
in 1975.

Most recently, building additional affordable housing has gained added importance because of its
positive impacts on diversity, equity and inclusion. Business owner’s are also finding it difficult
to find, hire and retain lower wage members of the local workforce including: store clerks,
dishwashers, clerical aides/assistants, gardeners, artists and other important workers in town.
Equally important is the positive impact to the city of housing families with more diverse economic
backgrounds, joining our schools and contributing to our community.
The lack of affordable housing has also affected the City of Mill Valley’s staff recruitment. City
Departments continue to face difficulty in filling open positions, with several top candidates
declining job opportunities in Mill Valley due to the high costs of housing in Marin.
COVID-19 has also brought to light various housing challenges for the Mill Valley community,
including: increased homelessness, increased housing prices, the relocation of friends and family
to less expensive areas of the Country, and an uncertain future for students and younger generations
trying to move closer to home.

2

Housing Advisory Committee
Identification of City-Owned Site for Affordable Housing
May 25, 2021

Despite these challenges, the Mill Valley community has a proven track record in addressing
affordable housing through its various housing policies. Illustrated below are a few examples of
affordable housing projects that have been built in our community.
Initial Staff Analysis (October 2020):
On September 30, 2020, the Housing Advisory
Committee reviewed a preliminary analysis of
city-owned sites conducted by City staff and
Housing Advisory Committee members, Mayor
McCauley and Matt Franklin (“Housing
Subcommittee”).
Staff presented several
preliminary options to leverage affordable
housing by either 1) selling land to directly fund
an affordable housing project and/or 2) donating
land for a dedicated affordable housing project.

Summary of Publicly Owned Parcels
located within the City of Mill Valley
Public Owned Parcels
150
City-Owned
71
17 Residential Zoned
47 Open Area Zoned
7 Commercial Zoned

City-Owned over 1 acre
City-Owned over 1 acre +
vacant
City-Owned over 1 acre +
vacant + less than 40% slope

24
17
4

At that meeting, several community members,
particularly in the Scott Highlands area, expressed concern about selling and/or utilizing land
adjacent to the golf course and Scott Highlands Park. Other community members expressed
interest in continuing to explore possibilities to build affordable housing, given the need of such
housing in the community.
Based on feedback received, staff then presented information to City Council at its October 5,
2020 meeting for Council’s review and consideration. Council authorized staff to hire a housing
consultant to review staff’s preliminary analysis in terms of those city-owned parcels that could
feasibly be developed and also provide more insight into the financial resources required for the
City to partner with a non-profit affordable housing developer. This, in turn, would help to
determine the course of action required in terms of next steps (e.g. either selection of a site and/or
identifying land to sell to help leverage funds to finance an affordable housing project).
Follow-On Consultant Work (April 2021):
Attached are two detailed memos outlining research conducted by The Housing Workshop
Consulting Firm. The first memo (ATTACHMENT 1) reviews staff’s analysis in terms of publicowned sites and provides further review of sites that would be able to house an 100% affordable
housing project.
In terms of identifying a public-owned parcel that could accommodate an affordable housing
project, the memo indicates that:
•

The parcel must be at least ¾ of an acre (32,670 square feet or more);

•

The project would require at least 40 units to finance an affordable housing project,
including on-going tenant and housing services associated with the project.
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•

The 100% Affordable Housing project would qualify for modified development standards
(e.g. heights, setbacks and/or parking) through State Density Bonus Law.

The memo reviews several locations
beyond staff’s initial list of sites, with a
detailed review of the Edgewood
Reservoir parcel and Hauke Park Parking
Lot/Public Safety Building (PSB) parcel.
Upon further review of site feasibility in
terms of location, size of parcel;
topography/slope; ability to accommodate
existing uses in the area; allowable access
and financing, the memo concludes that
the parcel connected with the Public Safety
Building is the most viable. There are also
a few other parcels that are not city-owned
highlighted in the memo and are identified
as secondary “long term” opportunities.
PSB Parcel at 1 Hamilton Drive:
Site location outlined in yellow

The second memo (ATTACHMENT 2)
provides a financial analysis based on the Public Safety Building parcel to determine the amount
of funding that may be required by the City to partner in such a project. In order to determine
financial implications of the project, the memo first determined the number of units that could be
yielded on the property based on the City’s other adjacent multi-family land use (e.g. Eucalyptus
Knolls and Shelter Bay), which allow up to 29 units/acre. The analysis determined that utilizing
.75 acre associated with the Hauke Park parking lot (highlighted in yellow) could accommodate a
40-unit affordable housing project, while also accommodating or improving the existing uses in
the area, including the electric vehicle charging, public restrooms and 38 public parking spaces.
To do so, the analysis assumes several allowances under State Density Bonus Law, including
reduced parking and increased height.
Multi-Family Zoned Properties off Hamilton Drive
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The memo also determines that the land donation, particularly that of the PSB parcel located in
close proximity to schools, recreational facilities and transit, would result in a very competitive
Low-Income Housing Tax Credit application (which generates subsidy for the project), resulting
in a reduced need for other funding from the City to achieve feasibility. The Redwood Reservoir
site, on the other hand, is less competitive from the perspective of securing Low Income Housing
Tax Credits. As such, the memo concludes that City could pursue building an affordable housing
project at on PSB parcel without further discussion of selling other pieces of city-owned land to
finance the transaction.
Recommendations:
Based on consultant and subcommittee work, staff has outlined a series of next steps, summarized
in the graphic below, to successfully partner with a non-profit affordable housing developer to
build a 100% affordable housing project on city-owned land adjacent to the Public Safety Building
at 1 Hamilton Drive.

Staff requests that the Housing Advisory Committee discuss the work conducted to date and
conclude that the analysis, site location and overall affordable housing concept is ready to be
brought forward to City Council. Upon its review, City Council will then consider taking further
steps (outlined below) to initiate an affordable housing project at the PSB site.
Phase 1: Identify Site(s) and Seek Interest from Non-Profit Housing Developers
1. Acknowledge sites and financial feasibility analysis memos and work conducted to date.
2. Confirm site location and overall affordable housing concept.
3. Release a Request for Qualifications (RFQ) to determine interest from non-profit affordable
housing developers in partnering with the City of Mill Valley. The Housing Subcommittee will
provide a report to the City Council summarizing the submissions received and identifying
those non-profit partners qualified to partner with the City.

5

Housing Advisory Committee
Identification of City-Owned Site for Affordable Housing
May 25, 2021

4. Authorize the use of Affordable Housing Trust Funds for specialized non-profit housing
services aimed at managing the overall process and/or conducting preliminary studies for the
evaluation of:
• Biology/hydrology and geology
• Emergency access
• Archeology
• Other studies, as needed
• Circulation/parking
Phase 2: Develop a Design Concept with the Community, in Partnership with a Non-Profit
Developer
5. Consider and select a non-profit affordable housing developer. Development agreement or
transaction related to the property will be compliant with the Surplus Land Act.
6. Upon selection of a non-profit affordable housing developer, conduct additional analysis and
gather input as part of preliminary design and rezoning work, including:
A. Input from the local community, including the local neighborhood/residents, recreational
users and other interested groups to identify interests, concerns and possible improvements
for the area that could be incorporated into the preliminary conceptual design.
General assumptions and expectations associated with the project design based on input,
including but not limited to:
• Replacement of Hauke Park public parking spaces, with the intent of increasing public
parking from 38 total spaces to 50 or more total spaces.
• Replacement of public restrooms.
• Replacement of public electric vehicle charging station.
• Opportunities to improve vehicular circulation and pedestrian access, including
sidewalk connection, crosswalk connections, and possible curbside drop off at the
adjacent recreational field area.
B. Preliminary design concept plans, including Density Bonus concessions required for the
project. Based on the consultant analysis, staff anticipates requests for modified height and
parking requirements for the project.
Phase 3: Zoning/Land Use Amendments, Environmental Review and Design Review
7. Conduct initial study and initiate land use entitlements for the conceptual project, including a
lot split, rezoning of the newly created parcel to accommodate the affordable housing project
and General Plan Land Use amendment.
8. Design Review and Approval of Project.
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Next Steps: Staff intends to host a Study Session at the June 7, 2021 City Council to inform
Council on work conducted to date, and will include Committee recommendations and public
comments received. Staff would like City council to consider approving the overall affordable
housing concept and initiate phase one of the project at the subsequent meeting on June 21, 2021.
Staff anticipates further refinements to phases 2 and 3 as work progresses.
Attachments:
1.
Consultant Memo #1: Tax-Exempt Sites for Affordable Housing Development
2.
Consultant Memo #2: Financial Analysis of Example Affordable Housing Projects
Online Resources:
September 30, 2020 Housing Advisory Committee meeting materials (agenda, staff report, public
comments):
https://www.cityofmillvalley.org/gov/departments/building/planning/longrangeplannig/housing_/
housing_advisory_committee/default.htm
October 5, 2020 City Council meeting materials (agenda, staff report, public comments):
http://cityofmillvalley.granicus.com/GeneratedAgendaViewer.php?view_id=2&clip_id=1532
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