SAUSALITO PLANNING COMMISSION
RESOLUTION 2025-11

APPROVAL OF A CONDITIONAL USE PERMIT AND A ZONING PERMIT TO CONVERT
AN EXISTING OFFICE BUILDING INTO A 12-UNIT MULTI-FAMILY APARTMENT
BUILDING AT 2015 BRIDGEWAY
APN: 064-135-24 and 064-135-28
PROJECT ID: 2024-00241

WHEREAS, an application has been filed by the Applicant, Jay Behr, on behalf of
Owner, AFNBLMN, LLC, requesting a Conditional Use Permit, Zoning Permit, and Lot Line
Adjustment to convert an existing three-story office building into a 12-unit multi-family
residential building with two affordable (low-income) units using the provisions of State
Density Bonus Law at 2015 Bridgeway (APNs: 064-135-24 and 064-135-28); and

WHEREAS, the project site is listed in the Site Inventory in the City’s adopted 6th Cycle
Housing Element and is identified as having a maximum zoning density of 29 units per acre;
and

WHEREAS, the project site is located within the Neighborhood Commercial land use
designation of the General Plan and Neighborhood Commercial (CN-1) Zoning District; and

WHEREAS, the Planning Commission conducted a duly-noticed public hearing on May 14,
2025, at which time all interested persons were given an opportunity to be heard; and

WHEREAS, the Planning Commission has reviewed a Conditional Use Permit, Zoning
Permit, and a Lot Line Adjustment for the proposed Project and considered the information contained
in the staff report as well as any and all oral and written testimony on the proposed Project; and

WHEREAS, the Planning Commission has reviewed and considered the Project plans titled
“2015 Bridgeway”, updated on May 18 and received on May 21, 2025; and

WHEREAS, the Planning Commission finds that the proposed project, as conditioned herein,
is consistent with the General Plan and complies with the requirements of the Zoning Ordinance as
described in the staff report; and

WHEREAS, the Planning Commission finds that the requisite findings for approval set
forth in SMC Section 10.60.050 A-l can be made; and

NOW, THEREFORE, THE PLANNING COMMISSION HEREBY RESOLVES AS FOLLOWS:

1. The Planning Commission, in the exercise of its independent judgment, determines that the
project is categorically exempt from the requirements of the California Environmental Quality
Act (CEQA) pursuant to Section 15332 (Infill Development Projects) under the California
Environmental Quality Act (CEQA) Guidelines, based on the analysis contained in the staff
report, and further finds that none of the exceptions to the use of a categorical exemption
in CEQA Guidelines 15300.2 applies to the project.



2. The Conditional Use Permit is approved based upon the attached findings (Attachment 1),
subject to the attached conditions of approval (Attachment 2), and as shown in the project

plans titled “2015 Bridgeway”, updated on May 18 and received on May 21, 2025
(Attachment 3).

3. The Zoning Permit is approved pursuant to SMC 10.52.040 and 10.50.020.E, subject to the
attached conditions of approval (Attachment 2), and as shown in the project plans titled
“2015 Bridgeway”, updated on May 18 and received on May 21, 2025 (Attachment 3).

RESOLUTION PASSED AND ADOPTED, at the regular meeting of the Sausalito Planning
Commission on the 28" day of May 2025, by the following vote:

AYES: Commissioner: Marlatt, Moore, Junius, Saad
NOES: Commissioner: Luxenberg
ABSENT: Commissioner:
ABSTAIN: Commissioner:

andon  Phipps, nunity and Economic
Development Director

ATTACHMENTS

1 Findings
2 Conditions of Approval
3 Project Plans



SAUSALITO PLANNING COMMISSION
" RESOLUTION NO. 2025-11
May 28, 2025
APN: 064-135-24 and 064-135-28
PROJECT ID: 2024-00241

ATTACHMENT 1: FINDINGS

Conditional Use Permit Findings

To approve the Conditional Use Permit, the Planning Commission must determine whether the
project is in conformance with the required Conditional Use Permit Findings in Section 10.60.050
A-l:

A. The proposed use is allowed with issuance of a conditional use permit, pursuant to
Chapters 10.20 through 10.28 SMC (Zoning Districts Regulations), or
SMC 10.46.040 (Conditional uses), Chapter 10.44 SMC (Specific Use Requirements) or
any other applicable section of this title.

The proposed residential use is allowed in the CN-1 Zoning District with a Conditional Use
Permit pursuant to SMC Table 10.24-1 and SMC 10.44.190.B.c. The Applicant is invoking
State Density Bonus Law for the proposed project and using one of three
incentives/concessions provided to them to build two residential units on the ground floor.

B. The proposed use is consistent with the general plan, the purposes of the Zoning
Ordinance, and the purposes of the applicable zoning district.

The proposed project is consistent with the General Plan, the purposes of the Zoning
Ordinance, and the purposes of the applicable zoning district, as the Neighborhood
Commercial (CN-1) Zoning District and land use designation allows for residential uses in
tandem with resident serving commercial uses. In addition, the Project Site is listed in the
Site Inventory in the City’s adopted 6th Cycle Housing Element and is identified as having a
maximum zoning density of 29 units per acre. The proposed Project is consistent with this
density, as the Project proposes 8 base units, and will utilize the Density Bonus Law for the
additional four units. The proposed Project will provide a total of 12 units, while providing a
greater level of affordability with two low-income units.

C. The proposed use, together with the applicable conditions, will not be detrimental to
the public health, safety, or general welfare of the City.

The proposed conversion of the existing office building back to a residential use consisting
of 12 units will not be detrimental to the public heaith, safety, or general welfare of the City.

D. The proposed use complies with each of the applicable provisions of the Zoning
Ordinance.

The proposed use complies with each of the applicable and objective development standards
of the Zoning Ordinance, except for those standards identified in the Applicant’s Density



Bonus Report for which the Applicant seeks a density bonus, waiver, incentive/concession,
or parking reduction.

. The proposed use or facility is properly located relative to the community as a whole
and to land uses and transportation and service facilities in the vicinity.

The Project, which is located at the corner of Olive Street and Bridgeway, is properly located
relative to the community as it provides a transition between nearby existing commercial uses
along Bridgeway and existing single-family homes that are along Olive Street. The existing
commercial building on the Project Site was originally built as apartments in 1975, and the
Project would return the site to its original use. The Project Site has an existing commercial
building, with existing public utility service and is conveniently located with multiple forms of
transit within walking distance, including bus access within one block and ferry access within
one mile. The proposed use is in an urban environment and properly located to other
appropriate land uses, services and transportation. Additionally, under Gov. Code, §
65589.5(d) and Gov. Code, § 65589.5(j), the project is deemed consistent with this
requirement.

The size and shape of the subject property is adequate to provide features needed to
ensure reasonable compatibility with land uses normally permitted in the surrounding
area. Features may include but not be limited to yards, open spaces, walls and fences,
parking, loading, landscaping, and such features as may be required by this title or
the Commission.

. The size and shape of the property is adequate to provide any specifically required features
under the City's zoning requirements. The existing commercial building on the Project Site
was originally built as apartments in 1975, and the Project would return the site to its original
use. Additionally, under Gov. Code, § 65589.5(d) and Gov. Code, § 685589.5(j), the project
is deemed consistent with this requirement. Public utilities and facilities are or will be
adequate to serve the proposed use, including streets and highways paved (and of
adequate width) for the quantity and type of traffic it will generate.

Public utilities and facilities are or will be adequate to serve the proposed conversion of the
existing commercial building to a residential use, including but not limited to the existing street
access. The Project Site has an existing commercial building, with existing public utility
service and is conveniently located with multiple forms of transit within walking distance,
including bus access within one block and ferry access within one mile.

. The proposed use will not materially adversely affect nearby properties or their
permitted uses.

The proposed residential use, which will replace an existing empty office building, will return
the property to its original use as an apartment building. This use will not materially adversely
affect nearby properties or their permitted uses, as the surrounding properties are either
residential (single-family and multi-family) or commercial (services).

Findings required by Chapter 10.44 SMC (Specific Use Requirements) for the approval
of specific uses are made.



No additional findings are required for the proposed use in Chapter 10.44, and the proposed
project complies with the requirements of SMC 10.44.190, except where superseded by the
provisions of State Density Bonus Law.



SAUSALITO PLANNING COMMISSION
RESOLUTION NO. 2025-11
May 28, 2025
APN: 064-135-24 and 064-135-28
PROJECT ID: 2024-00241

ATTACHMENT 2: CONDITIONS OF APPROVAL

These conditions apply to the project at 2015 Bridgeway depicted on plans prepared by Jay Behr
titted “2015 Bridgeway”, updated May 18, 2025, and received May 21, 2025 (Attachment 3).

COMMUNITY DEVELOPMENT DEPARTMENT:

General ltems:

1.

Pursuant to Sausalito Municipal Code Section 10.50.120 (Implementation of Permits), it shall
be the Applicant’s responsibility to diligently proceed to carry out the Conditions of Approval
and implement any approved permit(s). This shall include establishing the approved
use/implementing the permit(s) within the time limits set forth by the applicable code.
Extensions to approved permits may be sought pursuant to SMC 10.50.140.

As part of the Building Permit application, all final Conditions of Approval shall be restated on
the construction drawings and the applicant shall thoroughly and accurately document in
writing compliance with each Condition of Approval at the time of Building Permit application
and any other subsequent submittals.

The project shall be designed and constructed as shown in the set of plans titled “2015
Bridgeway”, updated May 18, 2025, and received May 21, 2025 (Attachment 3).

Pursuant to SMC 10.50.180.B, the Community Development Director is authorized to
administratively approve minor modifications to the approved plans.

The Applicant/Property Owner shall defend, indemnify (including reimbursement of all
attorneys’ fees and costs incurred by the City), and hold harmless the City and its elected and
appointed officials, officers, agents and employees, from and against any and all liability, loss,
claim, damage, or expense (including without limitation attorneys’ fees), which may arise out
of or concern any City permit decision or approval related to the project, including without
limitation, challenges to project approvals or permits under the California Environmental
Quality Act, and any and all liability, loss, claim, damage, or expense (including without
limitation attorneys’ fees), which may arise out of Applicant’s construction of the project.

In the event that any condition imposing a fee, exaction, dedication, or mitigation measure is
challenged by the project sponsors in an action filed in a court of law or threatened to be filed
therein which action is brought within the time period provided by law, this approval shall be
suspended pending dismissal or final resolution of such action. If any condition is invalidated
by a court of law, the entire project shall be subject to review by the City and substitute
conditions may be imposed.

Prior to issuance of a building permit, the applicants shall reimburse the City for any unpaid
costs associated with the project, including work done by consultants.



8. The light source for all exterior lighting fixtures shall be shielded from adjacent properties.
Lighting shall be designed to focus the light on to only the areas necessary to be illuminated
and minimize overflow of lighting off-site.

9. At the time of building permit application, the applicant shall file a reasonable estimate of the
value of the project, and based thereon, a construction time limit shall be established for the
project in accordance with the criteria set forth in Sausalito Municipal Code Section 10.54.100.
The applicant shall submit information reasonably requested by the Community Development
Director to support the estimated value of the project. Such documentation may include
without limitation an executed construction contract. The time for completion of the
construction shall also be indicated on the construction permit.

10. Prior to issuance of a building permit, the Applicant/Property Owner(s) shall carry out and
implement the approved Lot Line Merger. The Applicant/Property Owner(s) shall prepare a
deed in a form acceptable to the City for recording and shall be responsible for recording the
deed in the Official Records of the County of Marin, including payment of all costs of recording.

Special Conditions:

1. Pursuant to Government Code section 65915(c)(1), the Applicant shall ensure the continued
affordability of all low-income rental units that qualified the applicant for the award of the
density bonus for 55 years or a longer period of time if required by the construction or
mortgage financing assistance program, mortgage insurance program, or rental subsidy
program. Prior to issuance of certificate of occupancy, the Applicant shall execute and record
an affordable housing agreement in a form satisfactory to the City Attorney, ensuring that
rents for the lower income units shall be set at an affordable rent, as defined in Section 50053
of the Health and Safety Code for the statutorily required period of time.

Advisory Notes

Advisory notes are provided to inform the applicant of Sausalito Municipal Code requirements,
and requirements imposed by other agencies. These requirements include, but are not limited
to, the items listed below.

1. An approval granted by the Engineering Division of the Department of Public Works
does not constitute a building permit or authorization for construction. Appropriate
construction permit(s) issued by the Building Division must be obtained prior to
construction.

2. Pursuant to Municipal Code Chapter 8.54, applicants shall submit a Recycling
Management Plan to the Community Development Department prior to the issuance
of any Building Permits, unless the requirement is waived pursuant to Section 8.54.050



3. Pursuant to Municipal Code Chapter 11.17, dumping of residues from washing of
painting tools, concrete trucks and pumps, rock, sand, dirt, agricultural waste, or any
other materials discharged into the City storm drain system that is not composed
entirely of storm water is prohibited. Liability for any such discharge shall be the
responsibility of person(s) causing or responsible for the discharge. Violations
constitute a misdemeanor in accordance with Section 11.17.060.B.

4. Pursuant to Municipal Code Section 12.16.140, the operation of construction,
demolition, excavation, alteration, or repair devices and equipment within all
residential zones and areas within a 500-foot radius of residential zones shall only take
place during the following hours:

Weekdays — Between 8:00 a.m. and 6:00 p.m.
Saturdays - Between 9:00 a.m. and 5:00 p.m.
Sundays - Prohibited
City holidays - Prohibited
Homeowners currently residing on the property and other legal residents may operate
the equipment themselves on Sundays and City holidays between 9:00 a.m. and 6:00
p.m.

5. Pursuant to City of Sausalito Resolution 5116, roadway and subdivision improvements
shall comply with the Uniform Construction Standards All Cities and County of Marin

and as may be modified by the City Engineer.

6. Improvements within the public right of way shall conform to the Cities and County of
Marin “Uniform Construction Standards,” available online at:
http://www.marincounty.org/depts/pw/divisions/land-use/ucs.

7. Any mechanical equipment installed in connection with this project shall be subject to
Sausalito Municipal Code Section 12.16.130 - Machinery, equipment, fans and air
conditioning.



SAUSALITO PLANNING COMMISSION
RESOLUTION NO. 2025-11
May 28, 2025
APN: 064-135-24 and 064-135-28
PROJECT ID: 2024-00241

ATTACHMENT 3: PROJECT PLANS
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