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REGIONAL HOUSING NEEDS ALLOCATION §. % hssociation of Bay Area Governments

2023-2031 Regional Housing Needs Assessment (RHNA) Appeal Request
Submit appeal requests and supporting documentation via DocuSign by 5:00 pm PST on July 9, 2021.
Late submissions will not be accepted. Send questions to rhrna@bayareametro.gov

Jurisdiction Whose Allocation is Being Appealed:

City of Mill Valley

Filing Party: O HCD ~ ® Jurisdiction: St of Mill Valley

Contact Name:

Patrick Kelly . Director of Planning and Building

Title:

Phone: 415-388-4033 Email: Pkelly@cityofmillvalley.org
APPEAL AUTHORIZED BY: PLEASE SELECT BELOW:
Name: Alan E. Piombo, Jr. O Mayor

' O Chair, County Board of Supervisors
Signature:Ei;g;;mf::“» <« ® City Manager
Date: 7/7/2021 O Chief Administrative Officer

O Other:

IDENTIFY ONE OR MORE BASES FOR APPEAL [Government Code Section 65584.5(b)]

Kl ABAG failed to adequately consider information submitted in the Local Jurisdiction Survey
regarding RHNA Factors (Government Code Section 65584.04(e)) and Affirmatively Furthering
Fair Housing (See Government Code Section 65584.04(b)(2) and 65584(d)(5)):

OXO00000000000XR O

Existing and projected jobs and housing relationship.

Sewer or water infrastructure constraints for additional development due to laws, regulatory
actions, or decisions made by a provider other than the local jurisdiction.

Availability of land suitable for urban development or for conversion to residential use.
Lands protected from urban development under existing federal or state programs.

County policies to preserve prime agricultural land.

Distribution of household growth assumed for Plan Bay Area 2050.

County-city agreements to direct growth toward incorporated areas of county.

Loss of units contained in assisted housing developments.

Households paying more than 30% or 50% of their income in rent.

The rate of overcrowding.

Housing needs of farmworkers.

Housing needs generated by the presence of a university campus within a jurisdiction.
Housing needs of individuals and families experiencing homelessness.

Loss of units during a declared state of emergency from January 31, 2015 to February 5, 2020.
The region’s greenhouse gas emissions targets to be met by Plan Bay Area 2050.
Affirmatively furthering fair housing.

ABAG failed to determine the jurisdiction’s Draft RHNA Allocation in accordance with the Final
RHNA Methodology and in a manner that furthers, and does not undermine the RHNA
Objectives (see Government Code Section 65584(d) for the RHNA Objectives).

Kl A significant and unforeseen change in circumstances has occurred in the local jurisdiction or
jurisdictions that merits a revision of the information submitted in the Local Jurisdiction Survey
(appeals based on change of circumstance can only be made by the jurisdiction or jurisdictions
where the change occurred).
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Pursuant to Government Code Section 65584.05, appeals shall be based upon comparable data
available for all affected jurisdictions and accepted planning methodology, and supported by
adequate documentation, and shall include a statement as to why the revision is necessary to
further the intent of the objectives listed in Government Code Section 65584(d). An appeal shall
be consistent with, and not to the detriment of, the development pattern in the sustainable
communities strategy (Plan Bay Area 2050 Final Blueprint). (click here)

Number of units requested to be reduced or added to jurisdiction’s Draft RHNA Allocation:

. 286 .
® Decrease  Number of Units: O Increase  Number of Units:

Brief description of appeal request and statement on why this revision is necessary to
further the intent of the objectives listed in Government Code Section 65584(d) and how
the revision is consistent with, and not to the detriment, of the development pattern in
Plan Bay Area 2050. Please include supporting documentation for evidence as needed, and
attach additional pages if you need more room.

Pursuant to Government Code section 65584.05, the City of Mill Valley is exercising its right to file an appeal to
modify its Final Draft Allocation as part of ABAG’s Draft RHNA Allocation Plan. A revision to the Final Draft
Allocation is necessary to further the intent of those statutorily mandated objectives listed in Government Code
Section 65584(d).

The Final Draft Allocation of 865 housing units for the City of Mill Valley is based on flawed methodologies that
conflict with the Plan Bay Area objectives and do not fully consider local planning factors unique to a local
jurisdiction nor consider other State policy guidance that looks to balance development with local hazards and
safety. This appeal is based on the following grounds:

1. Methodology — ABAG failed to determine the City of Mill Valley’s share of the regional housing need in
accordance with the information described in the Final RHNA Methodology established and approved by ABAG, and
in a manner that furthers, and does not undermine the five (5) objectives listed in Government Code Section
65584(d). Information contained in our letter includes supporting evidence of ABAG not meeting RHNA statutory
and Plan Bay Area objectives, particularly those related to promoting infill development and social equity by
encouraging efficient development patterns and the achievement of the regional GHG targets.

2. Local Planning Factors - ABAG failed to adequately consider the information submitted as part of the local
jurisdiction survey, including the City's noted concerns about topographical constraints and local hazards such as
those areas in the City's FEMA Floodway, FEMA Floodplain, and Wildland Urban Interface/High Fire Severity
Zones; small number of vacant lots; small parcel sizes

3. Changed Circumstances - ABAG failed to consider the State of California's Fire Hazard Planning Technical
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slow growth and a decline in population. .
List of supporting documentation, by title and number of pages

1.

2. ﬁ

3.

Click here to
The maximum file size is 25MB. To submit larger files, please contact rhna@bayareametro.gov. attach files
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John McCauley Tricia Ossa
Mayor Councilmembert
Jim Wickham Sashi McEntee
Vice Mayor Councilmember

Alan E. Piombe, Jr.

Urban Carmel
City Manager

Councilmember

Mayor Jesse Arreguin, President

Association of Bay Area Governments, Executive Board
375 Beale Street, Suite 700

San Francisco, CA 94105-2066

RE: Draft RHNA Allocation Appeal
Dear Board President Arreguin:

On behalf of the City of Mill Valley and in accordance with applicable Government Code
provisions, please accept our appeal to the Association of Bay Area Governments (ABAG) for the
City’s Final Draft Allocation of 865 housing units, which is based on the Regional Housing Needs
Assessment (RHNA) methodology for the 6™ Housing Element Cycle (2023-2031) for the Bay Area.

Pursuant to Government Code Section 65584.05, the City of Mill Valley is exercising its right to
file an appeal to modify its Final Draft Allocation as part of ABAG’s Draft RHNA Allocation Plan, A
revision to the Final Draft Allocation is necessary to further the intent of the statutorily mandated
objectives listed in Government Code Section 65584(d}. This appeal is consistent with, and not
to the detriment of, the development pattern in the applicable Sustainable Communities Strategy
developed pursuant to Government Code Section 65080(b){2) as explained in our appeal.

BAsIS FOR THE CITY OF MILL VALLEY'S APPEAL

The Final Draft Allocation of 865 housing units is based on flawed methodologies that conflict
with the Plan Bay Area objectives and do not fully consider local planning factors unique to a local
jurisdiction nor consider other State policy guidance that looks to balance development with local
hazards and safety.

This appeal is based on the following grounds:

1. Methodology — ABAG failed to determine the City of Mill Valley’s share of the regional
housing need in accordance with the information described in the Final RHNA Methodology
established and approved by ABAG, and in a manner that furthers, and does not undermine
the five (5) objectives listed in Government Code Section 65584(d). These objectives are:

a. Increasing the supply and mix of housing types, tenure and affordability in all cities
and counties within the region in an equitable manner.
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b. Promoting infill development and social equity, the protection of environmental and
agricultural resources, the encouragement of efficient development patterns and the
achievement of the region’s greenhouse gas reduction targets.

c. Promoting improved intraregional relationship between jobs and housing, including
an improved balance between the number of low-wage jobs and the number of
housing units affordable to low-wage workers for each jurisdiction.

d. Allocating a lower proportion of housing need to an income category when a
jurisdiction already has a disproportionately high share of households in that income
category, as compared to the countywide distribution of households in that category
from the most recent American Community Survey.

e. Affirmatively furthering fair housing.

2. Local Planning Factors — that ABAG failed to consider information submitted as part of the
Local Jurisdiction Survey.

3. Changed Circumstances — that a significant and unforeseen change in circumstances has
occurred after February 5, 2020 and merits a revision of the information previously submitted
by the local jurisdiction.

DETAILED ANALYSIS

Below is the Draft RHNA for the City of Mill Valley from ABAG’s Final Draft RHNA Allocation, as
well as the City’s requested adjustments, which are justified based on the analysis in this letter
and further explained in the “conclusion” section below.

Very Low (0-50% AMI) 262 223
Low (50-80% AMI} 151 129
Moderate {80-120% AMI) 126 77

Above Moderate (120%+ AMI) 326 150
Total 865 579

The City is appealing this Draft Allocation based on the following:

1. Methodology
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The RHNA methodology must meet the statutory requirements under Government Code Section
65584{d} and be consistent with Plan Bay Area 2050 {PBA). The current methodology is flawed
based on the following reasons outlined below.

Appeal 1.a RHNA Statutory Objectives. The statutory requirements for the RHNA methodology
under Government Code Section 65584{d} can be summarized into 5 main objectives: 1} increase
housing supply and mix of housing types; 2} promote infill development and socioeconomic
equity; 3) promote improved intraregional jobs-housing relationship; 4) balance disproportionate
household income distributions; 5} affirmatively further fair housing.

Objective 2 indicates that infill development and socio-economic equity should be promoted
through efficient development patterns that achieve greenhouse gas emission targets and
protect environmental and agricultural resources.?

Further, Government Code Section 65584.04{e)(2) requires that, to the extent sufficient data is
available from local governments or other sources, ABAG must factor into its RHNA methodology
the opportunities and constraints to development of additional housing in each jurisdiction,
including availabiiity of land suitable for urban development or for conversion to residential use,
the availability of underutilized land, and opportunities for infill development and increased
residential densities.

As noted in the City of Mill Valley's ABAG methodology appeal letter in October 2020
(ATTACHMENT 1):

“Protecting Bay Area citizens from hazardous conditions, such as fire danger, should
be included in the RHNA criteria. Collect more information and consider
topographical constraints of the region and consider FEMA and high fire severity
zones in the RHNA Methodology in order to occurately address development
constraints.

Emergency occess and fire safety are of great concern for residents living in these
hillsides as well as the general community. Of the 6,539 parcels in Mill Valley,
approximately 60% (3,865} are located in the Wildiand Urbon Interface....
These oreas olso represent largely sloped areas with roadways less than 20" wide.
These lots are developed parcels zaned os Single-Fomily-- rightfully so, os they pose
little opportunity for any other type of development due to limited access. Another
306 porcels are in the FEMA Floodway where the building footprint connot be
exponded. These local site conditions need to be recognized as port of the praocess.

Almost 65% of the City’s parcels which are olready developed are in a high fire zane
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with limited access or FEMA Floodway that prohibits changes to on existing parcel’s
footprint. There needs to be a better understanding of these lgcal site conditions
and the acknowledgement that there is little opportunity for growth and
development in these areas.”

It is still unclear whether or how ABAG Draft Regional Housing Needs Allocation Plan considers
topographical and environmental constraints of each member jurisdiction, such as FEMA
floodways and high fire severity zones, in the Final Draft Allocations. For instance, page 35 states:
“the determination of ovailable land suitoble for urban development moy exclude lands where
Federol Manogement Agency, FEMA or the Department of Water Resources has determined thot
flood monagement infrastructure designed to protect that lond is not adequate to avoid the
risk”?, as provided in Government Code Section 65584.04(e}){2). Yet, no detailed maps are
provided by ABAG identifying or acknowledging those high-risk fire or flood areas that are
removed from modelling, nor is there any explanation of how growth forecasts were modified to
address reduced acreage available for news jobs and housing for each local jurisdiction.

The RHNA methodology and resulting Draft Allocations should be modified to reflect the RHNA
statutory requirements to consider local constraints to development of additional housing and
to promote infill development QUTSIDE the boundaries of High Fire Severity and FEMA hazard
zones. In turn, ot least 65%° of the City of Mill Valley’s land should be removed from any
forecasting or mapping exercises. See Exhibit 1 below and provided as ATTACHMENT 2.

2 Ibid, pages 35-37.
3 Note that 65% includes the WUI and Floadway FEMA zone. Additional parcels are located in the FEMA floodplain
and may also need to be removed pending input from FEMA.
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transit AND outside a Floodplain AND Fire Severity Zone should be used to establish Housing
Strategy H3. See Exhibit 1 above and ATTACHMENT 2.

Secondly, the City of Mill Valley is forecasted to have an increase of 1,000 households by 2050 in
Plan Bay Area 2050, while the Draft RHNA Allocation established 865 new units by 2031. This
Jarge-scale growth within an 8-year timeframe is inconsistent with Plan Bay Area 2050’s growth
forecasts and timeline. State law requires ABAG to allocate housing units within the region
consistent with the development pattern included in PBA 2050.

Thirdly, the direct allocation based on the methodology ABAG has approved is not correct. If
ABAG declines to adjust its methodology as requested by this appeal, at minimum the City's
allocation should be modified to reduce the City's total to 818 units (versus the assigned 865
units). See TABLE 1 and ATTACHMENT 3 for details.

Lastly, the ABAG's Draft Allocation fails to acknowledge that the overall “Factor Distributions”
are all within the same area and should only be counted once. See Conclusion Section for details
and Miil Valley's suggested RHNA allocation.

TABLE 1: New Housing Units, Comparison of Methodelogy. Draft Distribution and City Appeal

Factor :
Distribution Factor Factor
1: Access to | Distribution | Distribution :
High 2:lob 3:lob | Total
Opportunity | Proximity Proximity Equity ABAG Draft City
Areas Auto Transit Adjustment | Methodology . Allocation | Appeal
70% 15% 15% : ;
very Low Income : X
197 20 14 10 231 252 | 223
70% 15% 15% : :
Low Income 7 i
114 11 g 7 133 144 129
40% 60% : :
Moderate Income : ;
72 50 122 . 126 : 77
Above Moderate 40% 60% :
Income 185 130 315 | 326: 150
Total 568 211 22 17 818 ! 865: 579

2. Local Planning Factors

ABAG failed to adequately consider the information submitted as part of the local jurisdiction
survey (ATTACHMENT 4).

& Government Code Section 65584,04(e}(3), (m}{1}.
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Appeal 2a-High Fire Severity and FEMA Floodplain Zones. Constraints identified in the City's
responses to the survey {question 7 and 52) included: the majority of land in the City is contained
within either the High Fire Zone Area or the FEMA Floodplain, and additional parcels are likely to
be impacted by sea level rise’. These factors continue to be an issue. ABAG failed to consider
the information provided by the City with respect to determining the availability of land suitable
for urban development or conversion to residential use.

Appeal 2b-Lot Size. Minimum lots sizes {question 19 and 45) were identified in the local
jurisdiction survey as a barrier or gap in meeting RHNA goals for producing very low- and low-
income households. Those parcels OUTSIDE the Wildland Urban Interface (WUI) area and FEMA
floodplain are diverse in terms of their zoning (multi-family, single family, commercial} in order
to accommodate various types of housing {single-family, multi-family and mixed use). The
majority of these lots are less than % acre and currently provide housing on site. Any added
density or “up zoning” will not result in a large increase in housing units but will rather result in
tearing down older affordable housing stock and replacing the units with more expensive new
units. See Exhibit 2 below of local “affordable” housing stock that is at the appropriate size and
scale based on the size of the lots.

EXNIDIT £: Willler AVenue Four-plex ang six-piex oullt at ££-£2 UNits/acre

Appeal 2c-Vacant land. The City of Mill Valley also noted in the survey (question 7, 9, 10, 52}
that the City faces a constraint to building housing based on the fact that 97% of the parcels are
not vacant. The 3% of vacant parcels in Mill Valley have an average slope of 41%, with almost half
of all vacant land on undersized lots (less than 6,000 square feet). Should ABAG be serious about
displacement concerns, then the methodology and allocations should reflect limitations on
existing parcels that currently house exiting residents and community members. Utilizing these
existing “non-vacant” parcels should assume displacement will occur of existing residents.

3. Changed Circumstances

e ) - Soo - otmeet-ees et eammission, Adapting ta Rising Tides Explarer,
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Appeal 3a - Fire Hazard Planning Technical Advisory Series, 2020 Update. In November 2020,
the State of California requested comments on its Fire Hazard Planning Technical Advisory® which
is intended to update the Technicat Advisory to include specific land use strategies to reduce fire
risk to buildings, infrastructure and communities. City staff submitted comments on the Draft
Technical Advisory (ATTACHMENT 5). In particular, page 4S of the Draft Technical Advisory
recommends the following policies:

“All infill development projects within the SRA or VHFSZ shall be required to comply
with olf applicable state or locol fire safety and defensible spoce regulotions or
standards, and any applicoble fire protection or risk reduction meosures identified in
locally adopted plans.”

“Avoid expanding new development, critical focilities, and infrastructure in areos
subject to extreme threat or high risk, such as High or Very High Fire Severity Zones
or areas classified by CAL FIRE as having an Extreme Threat classificotion on Fire
Threat maps, unless ail feasible risk reduction measures hove been incorparoted into
project designs or conditions of approval.”

These policies are in direct conflict with the RHNA methodology and various assumptions for the
Draft Allocations. Before assuming any new development in High Fire 5everity Zones, the State
of California needs to clarify what “feasible risk reduction measures” are allowed under State
Law. Staff, in its public comments, notes that the avoidance of new development in these High
Fire Severity Zones should be incorporated in regional housing allocations, especially in areas
with extreme slopes and narrow streets, which combined create evacuation concerns. Again, it
is still unclear how the RHNA Methodology and Draft Allocations accounted for hazard areas.

Appeal 3b - Increased Fire Risk. The City of Mill Valley continues to face increased risk and
exposure to fire since 2020 due to climate change and the drought. In 2019 the City had 18 fire
incidents and in 2020 the City has had 22 fire incidents.

A community’s vulnerability to fire and providing safety for its residents is a key component of
land use planning and should be taken into account as part of the Draft Allocations. As Governor
Newsom’s Strike Force Report? states:

“The strike force recommends that at the state and regional level, governments and
planners incorporate CAL FIRE’s Fire Risk protections and the fire protection
information in the Adoption Cleoringhouse and the Fourth Climote Assessment into
short term and long-term planning, ond begin to de-prioritize new development in
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oreos of the most extreme fire risk. In turn, more urban and lower risk regions in the
state must prioritize infill development ond overall housing productions.”

The City of Mill Valley wholeheartedly agrees with the above statement and, similar to
sustainability and equity, natural hazards including flood and fire should be reflected in the RHNA
methodology and Draft Allocations.

Appeal 3c — Reduced Population. The RHNA methodology has failed to incorporate and
recognize the changing trend in reduced population counts for California.

As noted in a recent CalMatters article:

“Between 2010 and 2020, the national population increased by 7.4% to 331.4
million, according to the bureau’s new figures. That’s the second smallest increase
in the 24 decades the census has been done. California’s population grew by even
less, just 5.9%, from 37.3 million to 39.5 million residents”.*°

However, the ABAG Final Blueprint anticipates a population increase of 35% by 2050. Similar to
the previous RHNA cycle when the economy trended downward, ABAG should recognize that
population in California is slowing*!, and should therefore modify its population and household
forecasts accordingly.

CONCLUSION
The City of Mill Valley is seeking a reduction in its Draft Allocation so that the necessary housing

units can be accommodated in the more developed, urban portion of the City that is outside the
Very High and High Fire Severity Zones AND the FEMA Floodplain.

The City has an estimated 65% of all parcels located in the Wildland Urban Interface and FEMA
Floodway2. In light of the State’s interest and policy direction stating that land use patterns
should de-prioritize new development in fire-prone areas, we believe a reduction in the City’s
RHNA Allocation is warranted. The RHNA methodology uses three factor distributions, noted in
Table 2 below. The City of Mill Valley therefore has modified its Draft Allocation and requests
that ABAG:

1) Acknowledge that the majority of the City is not within ABAG’s “growth geography” and
adjust growth assumptions accordingly. Again, at least 65% of the City’s parcels cannot
be increased in terms of density due to local topographical constraints and hazards,
including fire, flood, safety, and roadway egress;

10 gan Christooher. *California | nses Coneressional Seat far First Time,” CalMatters, May 6, 2021,

A A U Y M e Y W g b o e s v g e s o o SED ON The 2020 US Census,
12 Nate this percentage does not account for additional parcels Iocated within the AE and AO FEMA floodplain
areas. If all floodplain areas are included, the percentage of land excluded for Mill Valley would increase.
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2} Add a “hazards distribution factor” to modify the distribution of forecasted units to

3)

4)

5)

acknowledge local topographical constraints and hazards within local jurisdictions;

Modify the factor distributions, acknowledging that the distributions are duplicative and
represent the same area(s} within the City of Mill Valley. The High Opportunity Zones,
lob Proximity to Transit/Auto and Equity factor distributions are all in the same location
and shouid only be counted within 25% of total parcels in Mill Valley that are outside the
City’s hazard zones. These Distribution Factors are duplicative and count the same areas
of the City. The City therefore is requesting an adjustment to the distribution by
eliminating “Job Proximity to Transit” and “Job Proximity Auto” Distribution Factors with
the understanding that this scenario is covered through the High Opportunity Area
objective as well as the Equity objective;

Modify growth projections based on the slowing growth of California population; and/or

Acknowledge Above Moderate homes are market-driven and do not need to be
accounted for in Mill Valley’'s RHNA. The City of Mill Valley remains committed to
increasing affordable housing opportunities. With limited land opportunities, the City
encourages the State of California and its regional partners to focus on below-market rate
housing. The City has reduced its Above-Moderate Income Draft Allocation in order to
focus its limited land opportunities on housing strategies related to below market rate
housing. This is also supported by the State of California’s “Strategies for Sustainable
Communities: A Guidebook Based on California Community Types,” which indicates that
a high-income inner suburb like Mill Valley should focus on housing options that allow the
young and elderly to stay in the community and diversify its housing stock to create
workforce housing.t?

13 Governor’s Office of Planning and Research, Strategies for Sustainable Communities: A Guidebook Based on
California Community Types {December 15, 2010), page 11.

10| Page Mill Valley RHNA Appeal



DocuSign Envelope ID: 6E437FA8-A53E-4747-A77E-FA5D19DD3CF8

TABLE 2: REVISED RHNA ALLOCATION - APPEAL

Factor Very Low Income Low income Maderate Above Total
Distribution Incorne Maderate
Income
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RHNA %
City 3% 0% 0% 213| o o|213| 10f122| o o122 7|77 o| 77150 o 50| 579
Appeal
Sincerely,
el it bt
ATTACHMENTS
1) Methodology appeal letter October 2020
2) Map of Mill Valley, including Very High and High Fire Severity Zones and FEMA
Floodplain
3} Discrepancy in Draft Allocation based on ABAG methodology provided to the public
4) Mill Valley Survey Response
5) Comments on Draft Fire Hazard Planning Advisory
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Sashi McebEntes Urban Carmel
Mavon Coumeilrmamhber
John McCauley Tricia Ossa
Vice Mavm Cauzlmembar
Jdirm Wickham Alan E. Piombo, Jr.
Coureilmizmile Ciy Manage

Mayor Jesse Arreguin, President

Assoclation of Bay Area Governments, Executive Board
375 Beale Street, Suite 700

San Francisco, CA 94105-2066

RE: DRAFT RHNA METHODOLOGY
Dear Board President Ameguin:

On behalf of the City of Mill Valley, please accept our comments related to the proposed Regional
Housing Needs Allocation (RHNA) methodology recommended by the RHNA Housing
Methodology Committee (HMC). Please consider these comments in advance of the October 15,
2020 ABAG Executive Board meeting where the recommended methodology will be discussed.

The City of Mill Valley appreciates the efforts and dedication of the diverse stakeholder group of
HMC members over the last year in attcmpting to make a collective recommendation regarding
the appropriate distribution of 441,000 new housing units within the region and understands the
urgency and challenge of addressing regional policy goals related to housing affordability, climate
change and equity in this RHNA cycle. Unfortunately, the methodology recommended by the
HMC allocates new housing units to areas that lack adequate transportation infrastructure, away
from existing and future job centers, and into areas at risk of wildfire and sea level rise. As a
result, the recommended methodology and resulting RHNA, if indeed intended to set realistic
quotas for housing growth regionally, will not only fail to meet the Bay Area’s total regional
housing need, but will threaten our region’s ability to grow sustainably into the future.

With 1bat, the ABAG Executive Board should direct staff to conduct auditional review and further
explore of the following items as part of finalizing the RHNA Methodology.

1) Household Grewth. Consider modifying the Household Growth approach based on
guidance received from the Contra Costa County Mayors Conference dated October 2,
2020. From our understanding, this approach was not considered by the methodology
Committee and warrants more Investigation. We support further review of “Modified
Option 8A™ as presented by the Contra Costa County of Mayors.

2} Roadway Access and Fire Hazard Areas, Protecting Bay Area citizens from hazardous
conditions, such as fire danger, should be included in the RHNA criteria. Collect more
information and consider topographical constraints of the region and consider FEMA and
high fire severity zones in the RHNA Methodology in order to accurately address
dcvelopment constraints.

ATTACHMENT 1
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Emergency access and fire safety are of great concern for residents living in these hillsides
as well as the general community. Of the 6,539 parcels in Mill Valley, approximately 60%
{(3,865) are located in the Wildland Urban Interface and 33% (2,183} are located in the
Very High Fire Severity Zone. These areas also represent largely sloped areas with
roadways less than 20° wide. These lots are developed parcels zoned as Single-Family--
rightfully so, as they pose little opportunity for any other type of development due to
limited access. Another 306 parcels are in the FEMA Floodway where the building
footprint cannot be expanded. These local site conditions need to be recognized as part of
the process. Almost 65% of the City’s parcels which are already developed are in a high
fire zone with limited access or FEMA Floodway that prohibits changes to an existing
parcel’s footprint. There needs to be a better understanding of these local site conditions
allow and the acknowledpement that there is little opportunity for growth and development
1n thege areas.

3) Acknowledge COVID and Changing Conditions in Commercial Business Zones. There
should be some acknowledgement of changing conditions—the economy, housing market
and working conditions based on COVID. The region’s commercial and business zones
are not what they once were due changes in consumerism/retail {pre-COVID) as well as
new economic conditions and working remotely from home. Reinote work from home is
becoming a new business model that should be further explored. Former commercial and
business zones may provide a new housing opportunities through mixed use development,
or even converting existing office buildings into housing units. Document the vacancy rate
of commercial buildings in the region to help identify such potential. Converston of office
space could potentially provide the same housing opportunities that have come about
through the State’s Accessory Dwelling Unit program.

We would like to acknowledge the work of the Committee and the importance of addressing the
current and future housing needs of the Bay Area. With that being said, the City of Mill Valley
continues to do its part through the implementation of various programs contained in its Housing
Element and has successfully worked to meet its regional housing goals to date. Most recently,
the City just launched a home sharing program. This may include JADUs but it also just be a
roommate in a home. While these new housing starts may not necessarily be documented in the
“RHNA™ process, the City recognizes the potential opportunity to provide additional housing
within the existing built environment.

In short, we hope ABAG provides the overall policy guidance that will foster creativity and
innovative solulions to address Bay Area housing needs while also acknowledging local
topographical conditions such as FEMA Floodway and Fire Severity Zones that limit growth.

S:nnnr.ﬂ-lv

Sashi McEntee
Mayor of Mill Valley
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Toal to Calculate RHNA Allocation

RHNA Allocation

VL Low Moderate |Above Moderate Total

Bay Area 114,442 65,892 72,712 188,131 441,177
Source: Association of Bay Area Governments, Draft Regional Housing Needs Allocation (RHNA)
Plan: San Francisco Bay Area, 2023-2031 {May 2021), Table 1

Draft RHNA AHOA Raw | AHOA Factor
Allocation * Score * : JPA Factor’ JPT Factor *
Mill Valley 0.00164296 100% 15 0.7 0.5

1 Source: ABAG, https://github.com/BayAreaMetro/regional-housing-needs-
assessment/blob/master/RHNA/data/juris_baselines.xisx

% Source: Association of Bay Area Gavernments, Droft Regional Housing Needs Allocation (RHNA)
Plan: San Francisco Bay Area, 2023-2031 {May 2021}, Appendix 4, "lurisdiction Share of 2050
Households Final Biueprint”

Mill Valley Equity Adjustment
AHOA JPA JPT Total
Very Low 70% 15% 15%
197 20 14 231 10
Low 70% 15% 15%
114 11 8 133 7
40% 60%
Mod 72 50 122
40% 60%
Above Mod 185 130 315
Total 801 818
Implied Jurisdiction Growth Rate
Regional Jurisdiction Jurisdiction Jurisdiction
Draft RHNA | Households, | Households, | Households, Implied
Allocation* 2050 2015 * 2050 Growth Rate
A B c A*¥B=D (D/C) -1
Mill Valley 0.1643% 4,043,000 b,168 b,642 8%

! Source: ABA G, https://github.com/BayAreaMetro/regional-housing-needs-
assessment/blob/master/RHNA/data/juris_baselines.xisx

2 Source: CA Dept. of Finonce, Report E-5 Population and Housing Estimates for Cities, Counties and
the State, January 1, 2011-2019, with 2010 Benchmark, Occupied Hausing Units
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Submission #104

—SURVEY RESPONDENT CONTACT INFORMATION

Jurisdiction
Mill Valley

Page Break

—RELATIONSHIP BETWEEN JOBS AND HOUSING

1. If you believe the information from federal data sources shown in the link below is not accurate,
please report yonr own data in the box, Note your estimate for jobs-housing fit for your jurisdiction
and the data sources used to calculate this estimate.

There should be a ratio related to only rental unit opportunities, which would make the data more relevant to
low-wage and affordable household.

Home-ownership: large number of parcels that continue to remain in trusts, passed down from generation to
generation. Large number of Service Providers (nannies, garderners, construction workers). Large number of
seniots occupying housing units. Low vacancy rates to actually find an affordable unit.

2. How would you rate the balance between low-wage jobs and the number of homes aflordable to
low-wage workers in your jurisdiction?
Very imbalanced

ATTACHMENT 4 .
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3. Please briefly explain your reasoning for your response to the previous question

The median single-family home sales price in Mill Valley is over $1.5 million, requiring an annual income of
$289,000 to buy a house (on average). Based on US Census data, approximately 18% of California
Households can afford a house in Marin County. Renting in Mill Valley is also expensive, with recent
estimates requiring wages of $4%/hour or more (approximately $102,000 annually) to afford a one-bedroom
apartment,

Based on the US Census, the 2016 median household income in Mill Valley was $149,336, meaning that
over half the households in Mill Valley cannot afford a single-family home and just over half the households
qualify to purchase a condominium in town. By way of example, of the 6,084 total Mill Valley Households:
21% have an annual income $30,000, or less and 33% households are single income households living alone
(many of which are seniors on a fixed income).

4. Which of the following impacts does the balance or imbalance of low-wage workers to homes
affordable to low-wage workers have on your jurisdiction?
e Long commutes into the jurisdiction

» Long commutes to jobs outside of the jurisdiction
e Difficulty for local employers to hire and/or retain workers
» High rates of housing cost burden for residents

5. Does your jurisdiction use data on the local jobs-housing fit ratio to inform policy decisions?
No

We use the impacis (identified above #4) as well as the housing costs vs. avg wage (discussed above in #3)
as it provides more meaningful context than a ratio statement.

6. If your jurisdiction experiences an imbalance in the jobs-housing fit for low-wage workers, which of
the following policies, programs, or strategies would be most helpful for your jurisdiction to
implement to help address this imbalance?

e Increased funding for affordable housing

e Community land trusts

« Economic development programs to encourage job growth

—HOUSING OPPORTUNITIES AND CONSTRAINTS

7. Which of the following apply to your jurisdiction as either an opportunity or a constraint for
development of additional housing by 2030?
Opportunity Constraint Explanation

Sewer capacity Opportunity ~ Constraint

Water capacity unknown, ask the municipal water district.
Like most of the Bay Area, vacant land is vacant for a
Land suitability Constraint  reason -- it is difficult and expensive to build on (mainly

for slope or floodway reasons).
Lands protected by

federal or state Constraint
programs

County policies to

preserve Constraint

agricultural land

https:f/abag.ca.govinode/34576/submission/1116 210
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Opportunity Constraint Explanation

Availability of Opportunity ~ Constraint School population continues to vary drastically over the
schools years.
Availability of Constraint
parks
Availability of
public or social Constraint
services
i'l:lap:c: aoflgl::::ﬁal Constraint The majority of land (over 75%) contained within either
8 the High Fire Zone Area or the FEMA Floodplain.
hazards
Construction costs Constraint We approve many projects that end up not being built, or
are built 10 years after the approval date.
Availability of
construction
workforce .
Avallability of 0 oy for loveraging a afTordabie housing
surplus public land PP Y an opp Y ging g
project.
As mentioned above, vacant land is vacant for a reason.
Availability of C . Typically on a steep hillside, has encroachments, is
onstraint . . oL
vacant land substandard in parcel size; zoned as open space; orisina
floodway.
Finaneing/funding
for affordable Constraint
housing
If there were weak market conditions, that would provide
Weak market . . . .
ope Opportunity the opportunity to acquire and convert properties to deed
conditions . .
restricted affordable units.
Project Labor

Agreements (i)
Utility connection
fees

Other

8. Of the issues above that you marked as opportunities, list up to three that you feel represent the
greatest opportunities for developing additional housing in your jurisdiction by 2030 and explain the
reasoning for your selection:

Availability of public land (such as schools); tied with density bonus and funding for teacher housing.

Other not mentioned above: Dying commercial areas is an opportunity to create mixed use buildings.

9. Of the issues ahove that you marked as constraints, list up to three that you feel represent the
greatest constraints for developing additional housing in your jurisdiction by 2030 and explain the
reasoning for your selection:

Funding for affordable housing projects

construction costs

availability of vacant land

10. Does your jurisdiction face opportunities or constraints in encouraging more jobs and housing
near public transportation and existing transportation infrastructure?
Yes

https:{fabag.ce.govw/node/34578/submission/1116 310
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The city is built out. Its main transit corridor (Miller, Camino Alto, East Blithedale) includes single family
zoned parcels as well as mixed use zoned areas. There is approximately 2-3 vacant parcel available on this
corridor, all other parcels have existing buildings on the property.

11. Does your jurisdiction face opportunities or constraints in encouraging housing near job centers
(including jobs that are not served by transit)?

see above.

12. What agreements, if any, are in place between your county and the cities in your county that direct
growth toward either the incorporated or unincorporated areas of the county?
Not sure, please contact the county of marin.

13. The location and type of housing can play a key role in meeting state and regional targets to reduce
greenhouse gas emissions. What land use policies or strategies has your jurisdiction implemented to
minimize greenhouse gas emissions?

» Energy efficiency standards in new construction or retrofits

« Investment in pedestrian, bicycle, and active transportation infrastructure

« Implementing a Climate Action Plan

—HOUSING AFFORDABILITY AND OVERCROWDING

14. Has your jurisdiction considered what impacts high housing costs and the proportion of rent-
burdened households have on residents in your jurisdiction?
Yes

15. Has your jurisdiction considered what impacts overcrowding has on residents in your jurisdiction?
No

16. What data sources does your jurisdiction use to examine local trends in housing costs?
e American Community Survey or other Census Bureau data

o Online real estate databases {Zillow, Redfin, etc)

17. What are the current housing cost trends in your jurisdiction?
See number 1

18. Does your jurisdiction collect data on homelessness within the jurisdiction and demand for
transitional housing for those experiencing homelessness?
Yes

See county survey.

19. What are the primary barriers or gaps your jurisdiction faces in meeting its RHNA goals for
producing housing affordable to very low- and low-income households?
+ Land use and zoning laws, such as minimum lot sizes, limits on multi-unit properties, height limits, or
minimum parking requirements

Local gap financing for affordable housing development
Local affordable housing development capacity
Availability of land

e Community opposition

hiips:#abag.ca gownode/34576/submission/1116 4110
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20. If local gap financing is a barrier to constructing more affordable housing in your jurisdiction,
what do you estimate is the number of affordable housing units that could be built in your jurisdiction
if this financing was available?

Please provide an estimate for the amount of gap financing necessary to fund those projects:

21. What types of support would your jurisdiction like to see the Bay Area Housing Finance Authority
(BAHFA) provide to help your jurisdiction meet its RHNA goals and comply with the requirement to
affirmatively further fair housing?

« Financing for new construction of affordable housing

o Financing for the preservation of housing that is currently on the private market to make it permanently
affordable
o Technical assistance to determine locations to site housing (e.g. feasibility studies)

o Technical assistance on land assembly

—HOUSING DEMAND

22. Over the course of a typical year, is there a need in your jurisdiction for housing for farmworkers?
No

23. What is the source for the data used for the previous response?
Based on proximity of agricultural jobs.

24. If your jurisdiction is not currently meeting the demand for farmworker housing, what are the
main reasons for this unmet demand?

25. Please indicate the amount of housing need in your jurisdiction created by the presence of any of
the postsecondary educational institutions in the table below.
Housing Units Needed to Meet
Demand
Private university

Campus of the California State University or the University of
California

Community college
26. What is the source for the data used to respond to the previous question?

27. Is your jurisdiction currently meeting the housing demand created by post-secondary educational
institutions? Why or why not? If not, what is the total amount of unmet need?

28. Do any of the following dynamics in your jurisdiction impact the local demand for housing?
o Presence of jobs without a set place of employment (e.g. gardeners, nannies, gig workers, etc.)

» Population of senior residents
» High-income job growth

29. Has your jurisdiction experienced a loss of units in assisted housing developments in the past 10
years due to expiring affordability contracts or other issues facing at-risk affordable housing units?
No

30. If yes, how many units? What is the source of this data?

hhps:fabag.ca.gov/inode/34576/submissionf1116 5110
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31. Does your jurisdiction anticipate a loss of units in assisted housing developments in the next 10
years?
No

32. If ves, why? How many units will be lost? What is the source of this data?

33. Has your jurisdiction lost housing units due to a state-declared emergency (fire, natural disasters,
etc.) that have yet to be rebuilt or replaced as of January 1, 20207
No

34, If yes, please provide the date of the emergency. How many units were lost? What is the source of
this data?

35. Does your jurisdiction anticipate that some housing units lost during a state-declared emergency
won’t be replaced? If yes, why?
Yes, either with sea [evel rise/flooding occurrences or wild land fire,

36. If possible, please describe the housing tenure (rental vs. ownership) and affordability levels of
units that have been lost during a state-declared emergency:

—FAIR HOUSING PLANNING AND DATA SOURCES

37. Does your jurisdiction receive funding from the U.S. Department of Housing and Urban
Development (HUD) that requires submitting a Consolidated Plan?
No

38. If you answered yes to the previous question, which of the following reports has your jurisdiction
undertaken or completed for HUD?

Please upload your most recently completed report:
Or provide a Web link/URL to the report

39, Which of the following data sources does your jurisdiction maintain or use to assess [air housing
issues in the community?
e Publicly available datasets (¢.g. data from the Census Bureau)

» Local data sources (please describe below)

Local data sources
Marin County.

40. Which of the following outreach activities has your jurisdiction used to encourage community
participation in planning processes related to fair housing?
¢ Resident survey

¢ Resident tocus groups
» Open house community meetings
» Public hearing

41. Did you collect data about the demographics of those who participated in planning processes
related to fair housing? If so, please describe the demographics of the participants.

42. Please describe your goals for the process to elicit community participation for fair housing
planning.

htlps /fabag.ca.gov/node/34576/submission/1116 o/10
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43. How successlul were you in achieving the goals described in the previous question?

44. Describe reasons for the success or lack ol success of these community engagement efforts:

DIVERSITY AND SEGREGATION, ACCESS TO OPPORTUNITY, AND DISPROPORTIONATE

[ HOUSING NEEDS
45. Which of the following [actors contribute to [air housing issues in your jurisdiction?
Describe
how this
Limited Segrt_agated . ‘et . s factor
housing Disparities  Disparities in .
access to . . conttributes
. patterns or in access to  housing cost .
housing in . to lair
concentrated opportunity burdens and .
your . housing
. areas of areas overcrowding . h
jurisdiction overty issues in
p your
jurisdiction

Community opposition to
proposed or existing
developments
Displacement of residents
due to increased rents or
other economic pressures
Displacement of low-
income residents and/or
residents ol color
Displacement of residents
due to natural hazards,
such as wildfires

Land use and zoning laws,
such as minimum lot sizes,
limits on multi-unit
properties, height limits, or
minimum parking
requirements

Occupancy standards that
limit the number of people
in a unit

Location of affordable
housing

The availability of
affordable units in a range
of sizes (especially larger
units)

Foreclosure patterns
Deteriorated or abandoned
properties

Lack of community
revitalization strategies

https://abag.ca.gov/node/34576/ubmission/ 1118 7110
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Describe
how this
. Segregated
Limited . . " . e factor
housing Disparities  Disparities in .
access to . . contributes
. patterns or in access to  housing cost .
housing in . to fair
concentrated opportunity burdens and .
your . housing
P areas of areas overcrowding . .
jurisdiction issues in
poverty
your
jurisdiction

Lack of private
investments in low-income
neighborhoods and/or
communities of color,
including services or
amenities

Lack of public investments
in low-income
neighborhoods and/or
communities of color,
including services or
amenities

Lack of regional
cooperation

Access to financial services
Lending diserimination
Location of employers
Location of environmental
health hazards, such as
factories or agricultural
production

Availability, frequency, and
reliability of public transit
Access to healthcare
facilities and medical
services

Access to grocery stores
and healthy food options
Location of proficient
schools and school
assignment policies
Creation and retention of
high-quality jobs

Range of job opportunities
available

The impacts of natural
hazards, such as wildfires
CEQA and the land use
entitlement process
Private discrimination,
such as residential real
estate “steering" (i)
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Describe
how this
- Segregated
Limited greg . .. . e factor
housing Disparities  Disparities in .
access to . . contributes
A patterns or in access to  housing cost .
housing in . to fair
concentrated opportunity burdens and .
your . housing
. e . areas of areas overcrowding . :
jurisdiction issues in
poverty
your
jurisdiction

Other (please describe)

46. List up to three of the factors you selected in the previous question that you feel are the biggest
contributors to fair housing issues in your jurisdiction. Why did you select these factors?

~FAIR HOUSING GOALS AND ACTIONS

47. What actions has your jurisdiction taken to overcome historical patterns of segregation or remove
barriers to equal housing opportunity?
» Dedicated local funding source for affordable housing development

e Support for affordable housing development near transit

e Providing financial support or other resources for low-income homebuyers

« Funding rehabilitation and accessibility improvements for low-income homeowners

e Providing incentives for landlords to participate in the Housing Choice Voucher program

e Streamlining entitlements processes and/or removing development fees for affordable housing
construction

o Inclusionary zoning or other programs to encourage mixed-income developments

48. Briefly describe your jurisdiction’s goals for past actions to overcome historical patterns of
segregation or remove barriers to equal housing opportunity:

49, How successful were these past actions in achieving these goals?
Describe reasons for success or lack thereof:

50. Which of the following policies, programs, or actions does your jurisdiction use to prevent or
mitigate the displacement of low-income households?

] Potential
In Under Council/Board .
. . Council/Board
Use Consideration
Interest

Rent stabilization/rent control

Rent review board and/or mediation
Mobile home rent control

Single-room occupancy (SRO) preservation
Condominium conversion regulations
Foreclosure assistance

Affordable housing impact/linkage fee on new
residential development

Affordable housing impact/linkage fee on new
commercial development

htips:ffabag.ca.gov/node/34576fsubmission/1116
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] Potential
In Under Council/Board .
s . Council/Board
Use Consideration
Interest

Inclusionary zoning

Community land trusts

First source hiring ordinances

Living wage employment ordinances
Promoting streamlined processing of ADUs
Fair housing legal services

Housing counseling

Acquisition of affordable units with expiring
subsidies

Acquisition of unsubsidized properties with
affordable rents

Dedicating surplus land for affordable housing
Other (please describe below)

Other

—ANY ADDITIONAL FACTORS/COMMENTS

51. Are there any other factors that you think ABAG should consider in the RHNA methodology?
Consider credits for documented home share programs at the end of the RHNA reporting cycle, should the
parcel contain a home share occupant over the entire RHNA housing cycle. There isa tremendous number of
single-occupant homes, which could be targeted as housing opportunities that has not been explored. This is
becoming of more interest with the high cost of housing, maintaining housing and also provides a social
benefit for the aging population.

52. What criteria or factors do you think are most important to consider in the RHNA methodology?
Consider zoning of land; number of vacant parcels; identify the number of parcels that are over an acre and
land constraints (remove parcels in Very High Fire Severity Zone and FEMA Floodplain or floodway;
parcels on roadways less than 20" wide; parcels over a certain slope percentage)

Incorporate assumptions in about ADUs and provide guidance on how ADUs can be distributed in each
income category.

Include working from home / home based jobs

53. Any further comments about anything in this survey?
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Danielle Staude

From: Danielle Staude

Sent: Thursday, November 12, 2020 10:52 AM

To: fcastro@bayareametro.gov; info@bayareametro.gov

Subject: RHNA vs. OPR's Fire Hazard Planning Technical Advisory Released
Hello,

Can you please pass this on to the Regional Planning Committee as part of public comment on the Housing
Needs Assessment agenda item today {11/12).

Dear Committee Members,

I would encourage you to refer to the new technical advisory release by the State Department's Office of
Planning And Research in regards to planning, including infill and new development in Fire prone
areas. Below is draft guidance stipulated on page 45 of the PDF.

It is important, again, to balance local conditions with the overall intent and need of housing in the Bay Area, I
would encourage ABAG/MTC to meet with OPR representatives to further discuss this important balance
and/or comment on the draft guidance.

Danielle Staude
Policy Guidance/Page 45 of the PDF (see link below):
Infill Development

» Policy Prioritize infill development within the existing developed footprint to reduce vehicle miles
traveled; improve access to jobs, services, and education; increase active transportation choices; avoid
future unfunded infrastructure repair and maintenance liabilities; and avoid hazardous or
environmentally sensitive open space areas.

e Policy All infill development projects within the SRA or VHFHSZ shall be required to comply with all
applicable state or local fire safety and defensible space regulations or standards, and any applicable fire
protection or risk reduction measures identified in locally adopted plans.

« Policy Discretionary infill projects may be required to prepare a project-specific fire hazard and risk
assessment and incorporate project-specific risk reduction measures, subject to the determination and
approval of the local agency.

e Program Develop streamlined wildfire risk assessment and mitigation procedures for infill projects in
the SRA and VHFHSZ.

« Program Conduct a feasibility study for a TDR program that identifies undeveloped wildland areas
within high or very high FHSZ or subject to extreme threat as “sending areas” and areas outside of
FHSZs or high fire threat areas as “receiving areas”.

New Growth
o Poli ce  cilities, at are sub tto
extr y h 1 wC s as
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Erik de Kok, AICP

Program Manager

Planning and Community Development
Governor’s Office of Planning and Research (OPR}
1400 Tenth Street

Sacramento, CA 95814

D: 916-557-4711
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