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Date:   May 10, 2019 

To:   Lilly Whalen 

From:   Tom Ford, M-Group 

Subject:  EPS Work Plan Revisions to Support Marinship Analysis 

M-Group and EPS have prepared a revised scope of work for the Marinship economic 
analysis in response to discussion and direction by the City Council during their April 30 
meeting and with subsequent consultation with City staff. The revisions to the work plan 
have been developed within the budget parameters discussed and approved by the Council 
at that meeting. The Work Plan presented and discussed by the Council April 30 remains 
unchanged, except for the revised EPS scope of work, which includes modifications of the 
following subtasks: 

• The EPS scope of work for the Marinship Economic Analysis is incorporated as Task 
13.13 in the M-Group Work Plan. The fee for Task 13.13 remains $24,975. 

• Task 13.13a has been modified to reflect changes in M-Group’s scope of work to 
support EPS in their preparation of the economic analysis. There is no change to the 
fee previously proposed for Task 13.13a. 

• Task 13.15 has been modified to provide more specificity to the role EPS will have in 
the Marinship Workshop. There is no change to the fee previously proposed for Task 
13.15. 

• Task 13.16 has been modified to reflect participation by EPS at this GPAC Meeting. 
There is no change to the fee previously proposed for Task 13.16. 

• Task 13.17 has been modified to reflect participation by EPS at this City Council 
Session. There is no change to the fee previously proposed for Task 13.17. 

 

The changes summarized above are shown in M-Group’s revised Task 13 Update – Updated 
5/10/2019. As we stated in in our submittal for the April 30 Council Meeting, with the 
realigned and reconstituted Task 13, the M-Group team can proceed to Task 14 and the 
remaining work plan for the GPU and EIR with an end date of October 2020 for adoption and 
certification. 



Attachment A 
Revised Work Program 05/10/19 

 
 

Economic & Planning Systems, Inc. 1 C:\Users\Tom\Documents\Tom Ford\Sausalito General Plan\Scope 

Adjustment\Submitted_to_Lilly_0510\EPS__Marinship_Amendment_5.10.2019.docx 

Revised Work Program 
Marinship Economic Analysis 

The City of Sausalito has requested analysis and technical guidance to support a public workshop 
and decision-making about potential visions for the future of Marinship. The requested analysis 
was not a part of the original contract with M-Group, but is now sought to advance the General 
Plan Update. This Draft Work Plan has been prepared based on direction from the City and in 
consideration of the recommendations prepared by the Business Advisory Committee (BAC). The 
following section describes the tasks that EPS, as a subconsultant to M-Group, will undertake. 
Where support is needed from M-Group and/or other consultants, it is noted. 

Ta sks  

Task 1:  Economic and Development Context 

Task 1.1: Overview of Opportunities and Constraints 

Task 1.1 is focused on documenting the market/locational opportunities of the Marinship, as well 
as the regulatory and physical/environmental constraints, drawing largely on work that has 
already been completed as part of the Existing Conditions Report and other studies. This work 
will be compiled and summarized for use during the Task 1.2 interviews and as part of the Task 
4 Marinship Workshop. This task does not contemplate a detailed market study, but it is possible 
that some additional market analysis may be warranted as the Economic Development policies 
and goals are considered. 

Needed from M-Group: A summary of the key development constraints in the Marinship 
(regulatory and physical/environmental). This should include a summary of the Specific Plan, the 
Fair Traffic Initiative, BCDC regulations pertaining to this area, etc. 

Task 1.2: Interviews with Property and Business Owners 

EPS, with input from M-Group, will conduct interviews with Marinship property/business 
representatives (e.g., landowners and tenants).  EPS will seek a range of perspectives and will 
provide multiple ways for interested parties to participate (e.g., in person, by phone, by email). 
The objectives of the interviews are as follows: 

1. To understand the real and perceived development and use opportunities and constraints 
2. To begin to define prototypes to be tested in Task 2 to ensure that the economic 

evaluation is testing meaningful variables that are relevant to the General Plan update  

Needed from M-Group: Assistance determining interviewees and participation and input during 
the interviews. 

Task 2:  Economic Evaluation of Development Scenarios 

There is an important, and somewhat circular, relationship between the regulatory context and 
the level of infrastructure investment that may be feasible in the Marinship. For example, the 
relationship between regulatory opportunities/constraints in the Marinship affects the level of 
private sector investment and the real estate value that can be created. This value, in turn, 
affects the value capture opportunities through which infrastructure reinvestment in the 
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Marinship can be supported, which cycles back to creating opportunities for private sector 
investment.  

Task 2 in intended to test some of these relationships by evaluating the development economics 
of potential development or redevelopment scenarios under a range of use and density 
allowances to understand the value of incremental development (i.e., additional floor area ration 
(FAR)). This incremental development value will be used to estimate the infrastructure 
investment that can be supported, as allowed uses and/or densities change or increase.  This 
analysis will allow the Team to test the regulatory “levers” that contribute to feasibility.  

Task 2.1: Identify Development Scenarios and Refine Prototypes 

Working with M-Group, EPS will identify the development scenarios and refine the prototypes to 
be evaluated. The development scenarios are “broad” scenarios that apply to the whole of the 
Marinship area. It is expected that the development scenarios will be “nested” within the larger 
policy/regulatory context. For example, the scenarios could reflect the following:  

1. No change;  
2. Change BUT WITHOUT modification to Fair Traffic Initiative; and,  
3. Change that would/could require modification to the Fair Traffic Initiative. 

The prototypes will be focused on what may occur with a single property or on a single parcel, 
for example. The prototypes will not be site-specific, to avoid economic analysis of a current 
landowner’s private property, but they will be illustrative of the development potential consistent 
with the development scenarios above. EPS will evaluate up to three prototypes (e.g., 
maker/R&D, light industrial, office). 

Needed from M-Group: Assistance identifying the development scenarios and estimating the 
Marinship-wide development capacity associated with each of the scenarios. Assistance refining 
the prototypes.  

Task 2.2: Economic Analysis 

For each of the three prototypes refined in Task 2.1, EPS will develop static pro forma analyses 
that solve for residual land value to estimate the incremental value attributable to the 
development scenarios identified in Task 2.1. EPS will use market data (e.g., Costar or broker 
reports) to estimate potential revenues and “vertical” development cost estimates for each of the 
prototypes. The difference between the capitalized revenues and the development costs is the 
residual land value. A negative residual land value would indicate infeasibility. A positive residual 
land value may indicate feasibility and potentially some capacity to fund off-site infrastructure. 

Task 2.3: Public Financing Capacity 

In all cases, EPS acknowledges that potential changes to the regulatory context are not likely to 
result in meaningful private-sector investment without the City engaging as a partner (i.e., 
establishing financing mechanisms, such as a Community Facilities District (CFD), applying for 
regional/state grants, etc.). 

EPS will identify the level of infrastructure investment that can be supported by the incremental 
value that is created, assuming infrastructure bond financing, or other public financing 
mechanisms. This may require some iteration with M-Group to identify the appropriate 
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regulatory levers (e.g., allowed uses, FAR allowances, etc.) to result in meaningful conclusions. 
This task does not include estimating the infrastructure investment required in the Marinship. 

Task 3:  Fiscal and Related Financing Considerations 

Using publicly available data and/or data that can be provided by the City or the County, EPS will 
estimate key fiscal revenues associated with the amount of new development identified in Task 2 
to understand the potential fiscal revenue associated with the Marinship. This task will focus on 
key General Fund revenues, such as Property Tax, Sales Tax, and Transient Occupancy Tax. 
Related to this task, EPS will evaluate the potential to capture some or all of the future tax 
increment and use the revenue to fund infrastructure investment in the Marinship. This analysis 
will provide a high-level assessment of potential financing capacity supported by fiscal revenue.  

Task 4:  Marinship Workshop 

EPS will coordinate with M-Group to develop an agenda for the Marinship Workshop. EPS will 
summarize the work associated with Tasks 1-3 and prepare a PowerPoint (or handouts) to be 
presented and discussed at the Workshop. EPS will attend the Workshop and be available to 
present and facilitate as needed.   

Task 5:  GPAC Meetings 

EPS will be available to attend up to two GPAC meetings to be identified in collaboration with M-
Group. 

Budget  

The budget to develop this work program and complete the tasks described above is $24,975, as 
approved by the City Council on April 30, 2019.  

Sc hedu le  

The schedule for this analysis is approximately six (6) week but depends on the timing of the 
development of the prototypes/scenarios (Task 2).  

 



Sausalito GPU Timeline and scope:  Task 13 update Updated 5/10/2019 

TASK 13:  EXPLORE POLICY ALTERNATIVES 
Task 13 involves identifying land use, circulation, and policy issues for evaluation through the preparation of alternatives. M-Group, EPS, 
PTC, and BKF will identify key issues and prepare preliminary land use, circulation, and policy alternatives for review by the GPAC and the 
community through a series of outreach activities. The project team will refine the policy alternatives to define a preferred policy 
framework for incorporation into the General Plan Update. 
 

T# Task Description Date 

13.1 Action meeting with City staff:  Identify Land Use and Policy Alternatives 
Progress meeting with City staff to confirm approach, identify key issues to explore, and the land use and 
policy analysis to be conducted. 

Complete 

13.2 Prepare Preliminary Analysis of Land Use and Policy Alternatives 
M-Group to prepare an outline of three approaches to Land Use and Policy Alternatives for staff review and 
GPAC consideration. 

Complete 

13.3 GPAC Meeting:  Evaluate Land Use and Policy Alternatives Complete 

13.4 
13.5 
13.6 
13.7 
13.8 

 

GPAC Meetings:  Stakeholder Meetings 
M-Group will facilitate a GPAC discussion with City Boards and Commissions about visioning priorities for 
topic areas specific to the representative Board or Commission. We anticipate that individual GPAC meetings 
will accommodate 2-3 With input from the GPAC, M-Group will prepare a brief set of questions and 
suggestions to help the stakeholder group focus the priorities of their topic area to the GPAC discussion. 
Participation in scheduled GPAC discussions will include the following stakeholder groups: 

• Business Advisory Committee 
• Community Safety/Disaster Preparedness Committee 
• Historic Preservation Commission 
• Hospitality Business Development Committee 
• Parks and Recreation Commission 
• Pedestrian and Bicycle Advisory Committee 
• Planning Commission 
• Sustainability Commission 
• Sausalito Beautiful 

MAY-JULY 2019 



T# Task Description Date 

13.9 GPAC Meeting:  Preferred Policy Framework Complete 

13.10 GPAC Meeting:  Topical Discussion (Circulation) 
M-Group and Parisi Transportation Consulting will facilitate a discussion with GPAC members regarding 
policy direction on circulation items. 

Complete 

13.11 GPAC Meeting:  Topical Discussion (Sea Level Rise) 
M-Group will attend and facilitate a GPAC Meeting to discuss the impacts of sea level rise and potential 
General Plan policy direction by the GPAC. 

JULY-AUG 2019 

13.12 GPAC Meeting:  Topical Discussion (Outstanding Issues) 
M-Group will attend and facilitate a GPAC Meeting to discuss outstanding policy issues not previously 
addressed or resolved in GPAC discussions. 

JULY-AUG 2019 

13.13 Marinship Economic Analysis 
Task 13.13.1. Economic and Development Context 

Task 13.13.1.1 Overview of Opportunities and Constraints 
This subtask documents the market and locational opportunities of the Marinship, as well as the regulatory 
and physical/environmental constraints, drawing largely on work that has already been completed as part 
of the Existing Conditions Report and other studies. This work will be compiled and summarized for use 
during the Task 13.13.1.2 interviews and as part of the Task 13.15 Marinship Workshop. This task does not 
contemplate a detailed market study, but it is possible that some additional market analysis may be 
warranted as the Economic Development policies and goals are considered. 
 
Task 13.13.1.2 Interviews with Property and Business Owners 
EPS, with input from M-Group, will conduct interviews with Marinship property/business representatives 
(e.g., landowners and tenants).  EPS will seek a range of perspectives and will provide multiple ways for 
interested parties to participate (e.g., in person, by phone, by email). The objectives of the interviews are as 
follows: 

1. To understand the real and perceived development and use opportunities and constraints 
2. To begin to define prototypes to be tested in Task 13.13.2 to ensure that the economic evaluation is 

testing meaningful variables that are relevant to the General Plan update 
 
 

MAY-JULY 2019 



T# Task Description Date 

Task 13.13.2. Economic Evaluation of Development Scenarios 
There is an important, and somewhat circular, relationship between the regulatory context and the level of 
infrastructure investment that may be feasible in the Marinship. For example, the relationship between 
regulatory opportunities/constraints in the Marinship affects the level of private sector investment and the 
real estate value that can be created. This value, in turn, affects the value capture opportunities through 
which infrastructure reinvestment in the Marinship can be supported, which cycles back to creating 
opportunities for private sector investment.  
 
Task 13.13.2 will test some of these relationships by evaluating the development economics of potential 
development or redevelopment scenarios under a range of use and density allowances to understand the 
value of incremental development (i.e., additional floor area ratio (FAR)). This incremental development value 
will be used to estimate the infrastructure investment that can be supported, as allowed uses and/or 
densities change or increase.  This analysis will allow the Team to test the regulatory “levers” that contribute 
to feasibility. 
 

Task 13.13.2.1 Identify Development Scenarios and Refine Prototypes 
Working with M-Group, EPS will identify the development scenarios and refine the prototypes to be 
evaluated. The development scenarios are “broad” scenarios that apply to the whole of the Marinship area. 
It is expected that the development scenarios will be “nested” within the larger policy/regulatory context. 
For example, the scenarios could reflect the following:  

1. No change;  
2. Change BUT WITHOUT modification to the Fair Traffic Initiative; and,  
3. Change that would/could require modification to the Fair Traffic Initiative. 

 
The prototypes will be focused on what may occur with a single property or on a single parcel, for example. 
The prototypes will not be site-specific, to avoid economic analysis of a current landowner’s private 
property, but they will be illustrative of the development potential consistent with the development 
scenarios above. EPS will evaluate up to three prototypes (e.g., maker/R&D, light industrial, office). 

 
Task 13.13.2.2 Economic Analysis 
For each of the three prototypes refined in Task 13.13.2.1, EPS will develop static pro forma analyses that 
solve for residual land value to estimate the incremental value attributable to the development scenarios 



T# Task Description Date 

identified in Task 13.13.2.1. EPS will use market data (e.g., Costar or broker reports) to estimate potential 
revenues and “vertical” development cost estimates for each of the prototypes. The difference between the 
capitalized revenues and the development costs is the residual land value. A negative residual land value 
would indicate infeasibility. A positive residual land value may indicate feasibility and potentially some 
capacity to fund off-site infrastructure. 

 
Task 13.13.2.3 Public Financing Capacity 
In all cases, EPS acknowledges that potential changes to the regulatory context are not likely to result in 
meaningful private-sector investment without the City engaging as a partner (i.e., establishing financing 
mechanisms, such as a Community Facilities District (CFD), applying for regional/state grants, etc.). 
 
EPS will identify the level of infrastructure investment that can be supported by the incremental value that 
is created, assuming infrastructure bond financing, or other public financing mechanisms. This may require 
some iteration with M-Group to identify the appropriate regulatory levers (e.g., allowed uses, FAR 
allowances, etc.) to result in meaningful conclusions. This task does not include estimating the 
infrastructure investment required in the Marinship. 

 
Task 13.13.3. Fiscal and Related Financing Considerations 
Using publicly available data and/or data that can be provided by the City or the County, EPS will estimate key 
fiscal revenues associated with the amount of new development identified in Task 13.13.2 to understand the 
potential fiscal revenue associated with the Marinship. This task will focus on key General Fund revenues, 
such as Property Tax, Sales Tax, and Transient Occupancy Tax. Related to this task, EPS will evaluate the 
potential to capture some or all of the future tax increment and use the revenue to fund infrastructure 
investment in the Marinship. This analysis will provide a high-level assessment of potential financing capacity 
supported by fiscal revenue. 

13.13a Marinship Economic Analysis Support 
In support of the EPS work in Task 13.13, M-Group will develop a summary of the key development 
constraints in the Marinship (regulatory and physical/environmental). This will include a summary of the 
Specific Plan, the Fair Traffic Initiative, BCDC regulations for this area, and any other materials relevant to the 
Marinship. M-Group will also provide assistance to EPS in determining interviewees and participation and 
input during the interviews. In subtask 13.13.2.1, M-Group will assist EPS to identify the development 
scenarios and estimate the Marinship-wide development capacity associated with each of the scenarios. M-

MAY-JULY 2019 



T# Task Description Date 

Group will also assist EPS with refinement of the prototypes.  

13.14 Marinship Boat Tour 
In advance of the Marinship Workshop in Task 13.15, members of the consultant team together with City staff, 
will participate a boat tour of the Marinship area to gain a greater understanding of the maritime-related 
issues that effect and influence the area. 

MAY 2019 

13.15 
 

Marinship Workshop 
M-Group and EPS will conduct a public workshop gather community input on potential General Plan Goals 
and Policies to be considered for the GPU. EPS will coordinate with M-Group to develop an agenda for the 
Marinship Workshop. EPS will summarize the work associated with Tasks 13.13.1-13.3.3 and prepare a 
PowerPoint (or handouts) to be presented and discussed at the workshop. 

JULY-AUGUST 
2019 

13.16 GPAC Meeting:  Topical Discussion (Marinship) 
M-Group and EPS will distill the results of the Marin Workshop for presentation to the GPAC in advance of a 
GPAC meeting solely devoted to a discussion of the Marinship and how that part of Sausalito will be 
addressed in the Goals, Policies and Elements of the GPU. 

SEPT 2019 

13.17 City Council Study Session:  Review Marinship Alternatives 
M-Group and EPS will facilitate a discussion with the City Council to review the GPAC’s policy direction related 
to the Marinship. The GPAC policy direction will be presented to the City Council as a series of alternatives that 
the Council can weigh and for which the Council can provide direction. 

SEPT 2019 

13.18 Draft Preferred Policy Framework by Element 
M-Group will prepare the Preferred Policy Framework in preparation for review with the GPAC. 

APRIL-SEPT 2019 

13.19 
13.20 
13.21 
13.22 

GPAC Meeting: Policy Framework Review by Element 
M-Group will organize and conduct up to four GPAC meetings to review the policy framework for all elements 
before moving into Task 14 and full preparation of the Draft General Plan. 

OCT-DEC 2019 

13.23 City Council/Planning Commission Study Session 
M-Group will prepare and conduct a joint study session with the Planning Commission and City Council to 
review the policy framework as reviewed by the GPAC in Tasks 3.19 to 13.22, above. 

JAN 2020 

13.24 Sausalito Currents Newsletter 
M-Group will prepare up to three articles during the duration of Task 13 for inclusion in the newsletter. 

TBD 
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