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CHAPTER 1 - PROJECT DESCRIPTION
1.

Project Title
Rose Garden Community Facilities Parcel Master Plan
File: #12-47

2.

Lead Agency
City of Larkspur
400 Magnolia Avenue
Larkspur, CA 94939

3.

Contact Person
Lorraine Weiss, Project Planner
415-987-3057

4.

Project Location
APN #022-110-45

5.

Project Applicant
City of Larkspur
400 Magnolia Avenue
Larkspur, CA 94939
Property Owner
City of Larkspur
400 Magnolia Avenue
Larkspur, CA 94939

6.

General Plan Designation
Residential Parkland/ Public Facilities

7.

Zoning
Planned Development (PD)

8.

Description of project
Background
In 2006, the City of Larkspur adopted the Central Larkspur Specific Plan (CLASP) by Resolution
48/06 which proposes a mixture of residential, retail, recreation, cultural, and civic uses to
contribute to the vitality of the Downtown area of the City. Three distinct planning units, or
subareas, were identified as part of the CLASP. Subarea 3 encompasses what has been
commonly referred to as the Niven Nursery site, a 16.8 acre site proposed for residential uses and
community facilities, for which the overall Rose Garden Development was approved (Figure 1).
A full Environmental Impact Report (EIR) was completed for the CLASP in 2004 and certified in
2006 at the same time as adoption of the CLASP. This EIR addressed the three subareas of the
CLASP, including Subarea 3. CLASP identified numerous goals, policies and programs for the
development of up to 85 housing units and a preferable mix of single-family homes and senior
1
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housing with an affordable housing component.
Also, noted was a correction to the potential impacts of the project as related to tree removal.
Based on the updated and more detailed Preliminary Development Plan, a Tree Inventory Report
was prepared in April of 2007 (Landwatch Associates, 2007) and found that 71 trees that meet the
City’s definition of a “heritage tree” would be removed within Subarea 3, and one heritage tree
would be removed and relocated.
In September 2007, an Initial Study and associated Mitigated Negative Declaration were prepared
to focus on the potential impacts associated with the removal of heritage trees, the two CLASP
amendments, and the exceptions to the CLASP standards proposed by the applicant for the
CLASP Subarea 3 (Niven Property) Preliminary Development Plan which was approved by the
City Council on July 9, 2008 (Ordinance No. 962). The Specific Plan text amendments and
Preliminary Development Plan changes including the following:
1. Specific Plan text amendment to lot size for single-family detached dwellings from 7,500 square
feet to 9,050 square feet.
2. Specific Plan text amendment indicating that the average size of living area of all cottage
homes shall not exceed 1,250 square feet exclusive of garage and carport.
3. Preliminary Development Plan exceptions to the CLASP standards regarding the allowable FAR
would range from 0.26 to 0.45, and tandem parking be allowed for the smaller cottages.
On February 10, 2010, the Larkspur City Council approved the Rose Garden Precise
Development Plan (PD-Prec 08-54) for the development of the 42 senior housing condominium
units, 8 senior cottage homes, 6 affordable cottage townhomes, and 29 single family detached
dwelling on the 16-acre site located within Sub-Area 3 of the CLASP. The approval included the
dedication of a combination of 0.84 acres for park and recreational uses and 1.59 acres for a
‘Communities Facilities’ site, which comprise Parcel A of the Rose Garden subdivision. The Rose
Garden Residential Development project is currently under construction. A 0.25 acre site (Parcel
B) on the west side of Rose Lane is dedicated for public use and utility easements. During the
planning process for the Rose Garden Planned Development project, no specific uses or
development standards were included with the ‘Community Parcel’. Although the underlying
zoning for the residential parcels is R-1. A Master Plan is currently proposed for planning of
community facilities on Parcel A and Parcel B, a 2.64-acre site, known as the Rose Garden
Community Facilities Parcel Master Plan which is the focus of this Initial Study.
Project Description
This Master Plan proposes to construct a park and community facility building ranging in size from
20,000 square feet to 24,000 square feet that would house both library and community center
functions. The Community Facility is planned to utilize be shared use spaces, and will be designed
to maximize flexibility to accommodate future operational changes. Approximately, 7,500 square
feet would be attributed to core library services. The project would also provide open space with
multi-use amenities on the remainder of the 2.64-acre site. Refer to Figure 2 for the Master Plan.
The building footprint shall be approximately 20,000 square feet with a preference for a single
story. If a larger building program is provided, a two-story option may be considered. The project
would also provide open space with multi-use amenities on the remainder of the 2.64-acre site.
Sixty (60) to seventy-two (72) parking spaces are associated with the project depending on
whether the community facility is 20,000 square feet or 24,000 square feet. Parking will be
2
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provided on-site in addition to approximately nineteen (19) adjacent on-street parking spaces
located along Rose Lane and Orchid Drive frontages. Shared off-site parking strategies will be
utilized during large events and peak use. Refer to Figure 3 for Access & Circulation.
A north site option and southwest site option are identified in the Master Plan. The north site
option has a strong street presence with building frontage on Doherty Drive (Figure 4). The open
space in this option is a "pocket park" tucked behind the building. Pedestrian pathways from the
parking lot and Rose Lane lead to the main building entry plaza. Views of Mt. Tamalpais and
Blithedale Ridge are most prominent from the open space and adjacent outdoor rooms on the
south side of the facility.
The southwest option has both civic and park presence along Doherty Drive (Figure 5). The
building is tucked back from the thoroughfare in this option, with the open space on the north side
of the site, serving as a strong connection to Piper Park. Pedestrian walkways from Doherty bring
visitors to the entry plaza on the north side of the building. Additional walkways from Rose Lane
and the parking lot lead to an entry plaza along the southwest building frontage. The most
prominent views of Mt. Tamalpais and Blithedale Ridge in this option are from the southwest entry
plaza and south facing outdoor rooms. In this scheme, the drop-off is connected to the parking lot.
Both options provide the majority of the parking on the southern portion of Parcel ‘A’ adjacent to
Orchid Drive with access from both Rose Lane and Orchid Drive. Each option includes a drop-off
area accessed and egressed via Rose Lane. Both options also provide additional parking on
Parcel ‘B’.
The Master Plan will develop policies for building height, floor area ratio, lot coverage and
setbacks based on CLASP standards for residential development. In addition, the Master Plan will
define design standards for landscaping, lighting, site amenities, and parking. The Master Plan
recommends a parking ratio minimum of 2.5 spaces per 1,000 square feet of building area on-site,
while a minimum of 3.0 spaces per 1,000 square feet of building area will be provided for
“convenient” on-site and off-site parking.
Driveways locations will avoid direct sight lines to first floor windows of the housing units proposed
across Orchid Drive. Berms and landscaping will front the parking areas and lighting will be downlit, directional, and shielded in order to avoid light and glare spillover beyond the perimeter of the
project site and into the Rose Garden development. The project further proposes to achieve a
minimum LEED (Leadership in Energy and Environmental Design) rating of silver.
The Master Plan also anticipates relocation of the majority or all of existing library services from
the existing City Hall to the proposed Community Facility. As such, the plan envisions a
combination of community rooms and City Council meeting chambers on the lower level and a
consolidation of many of the City’s administrative services to the upper level of City Hall, as part of
a future seismic upgrade and interior renovation of the structure. All exterior historic elements of
the structure would be preserved.
The Master Plan project will require the following permits from the City: Planning Commission
approval of a Design Review application, and administrative approval of Grading and Building
Permits.
9.

Surrounding land uses and setting
The project site is an irregular shaped rectangular 27,725 square-foot vacant level parcel. The
property is located on the northwest corner of Assessor’s Parcel No. 022-110-45, on the south
side of Doherty Drive across from the intersection with Larkspur Plaza Drive.
3
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Doherty Drive forms the northern border of the site. The Mt. Tam Racquet Club, Hall Middle
School and the entrance to Piper Park and Twin Cities Police Department Facilities are located
immediately north of Doherty Drive. Tamalpais High School District Facilities and Redwood High
School are located immediately east of the site. A mix of commercial uses is located to the west
across the former railroad right-of-way. To the south and east is the proposed single-family and
senior residential Rose Garden project development. The Larkspur Plaza Shopping Center and
parking are located north and west of the subject site. Larkspur Creek is located at the eastern
and southern edges of the Rose Garden Development, but not immediately adjacent to the
Community Parcel.
10.

The City of Larkspur is the primary permitting agency for the proposed Master Plan project.
Following adoption of the Master Plan, approval will also be required of the following:
• Design Review (Planning Commission approval)
• Grading and Building Permits (administrative approval)
Other agencies that may need to issue permits include
• Bay Area Air Quality Management District
• Marin Municipal Water District
• Regional Water Quality Control Board (storm water improvements)
• Ross Valley Sanitary District

4

INITIAL STUDY/MITIGATED NEGATIVE DECLARATION
ROSE GARDEN COMMUNITY FACILITIES PARCEL MASTER PLAN

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED
The environmental factors checked below would be potentially affected by this project, involving at least
one impact that is a "Potentially Significant Impact" as indicated by the checklist on the following pages.

□ 1.

Aesthetics

□ 10.

Land Use/Planning

□ 2.

Agricultural & Forestry Resources

□ 11.

Mineral Resources

X 3.

Air Quality

X 12.

Noise

□ 4.

Biological Resources

□ 13.

Population/Housing

□ 5.

Cultural Resources

□ 14.

Public Services

□ 6.

Geology/Soils

□ 15.

Recreation

X 7.

Greenhouse Gas Emissions

□ 16.

Transportation/Traffic

X 8.

Hazards & Hazardous Materials

□ 17.

Utility/Service Systems

□ 9.

Hydrology/Water Quality

□ 18.

Mandatory Findings of Significance

DETERMINATION (completed by the Lead Agency)
On the basis of this initial evaluation:

□

I find that the proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

X

I find that although the proposed project could have a significant effect on the environment, there
will not be a significant effect in this case because revisions in the project have been made by or
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

□

I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

□

I find that the proposed project MAY have a "potentially significant impact" or "potentially
significant unless mitigated" impact on the environment, but at least one effect 1) has been
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has
been addressed by mitigation measures based on the earlier analysis as described on attached
sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects
that remain to be addressed.
I find that although the proposed project could have a significant effect on the environment,
5

INITIAL STUDY/MITIGATED NEGATIVE DECLARATION
ROSE GARDEN COMMUNITY FACILITIES PARCEL MASTER PLAN

CHAPTER II - ENVIRONMENTAL CHECKLIST
INTRODUCTION
The EIR that was completed and certified for the CLASP in 2006 addressed a number of environmental
topics that are not required to be reassessed because few changes have occurred between the project
evaluated in the CLASP, the approved Rose Garden Development Plan, and the proposed Master Plan
for the Rose Garden Communities Facilities Parcel. Modifications have been made to the CEQA Initial
Study Environmental Checklist since the adoption of the CLASP EIR and approved Rose Garden
Development Plan.
Modifications to the Initial Study CEQA Environmental Checklist include the following: 1) Changes to the
Agricultural Resources section; 2) a new Greenhouse Gas Emissions section; and 3) Modifications to
the Transportation/Traffic section.
This Initial Study identifies which effects from the checklist were within the scope of and adequately
analyzed in the 2006 Environmental Impact Report (EIR) and the Supplemental Initial Study/Mitigated
Negative Declaration (September 2007) and states whether such effects were addressed by mitigation
measures based on the earlier analyses. For effects that are “Less Than Significant With Mitigation
Measures Incorporated,” the Initial Study identifies the mitigation measures which were incorporated into
the EIR or supplemental 2007 Initial Study. Relevant pages of the EIR and supplemental 2007 Initial
Study are identified in this Initial Study for the Master Plan. A copy of the Draft and Final EIRs and 2007
Initial Study can be reviewed at the City of Larkspur Planning Department, and the Draft EIR can be
viewed on the City’s website (www.ci.larkspur.ca.us; under CLASP Archived Files).
When the analysis below identifies potentially significant new impacts additional mitigation measures
are recommended. The level of significance, after mitigation, is identified at the conclusion of the
mitigation measure. A list of references is provided in Chapter III and is cited as a source at the end of
each topic area.

Potentially
Signficant
Impact

1.

Less Than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

AESTHETICS
Would the project:

a) Have a substantial adverse effect on a scenic vista?

□

□

X

□

b) Substantially damage scenic resources, including, but
not limited to, trees, rock outcroppings, and historic
buildings within a state scenic highway?

□

□

X

□

c) Substantially degrade the existing visual character or
quality of the site and its surroundings?

□

□

X

□

7
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Aesthetics continued
d) Create a new source of substantial light or glare which
would adversely affect day or nighttime views in the
area?

□

□

X

□

DISCUSSION:
a) Less than Significant Impact. Potential interference with scenic vistas was determined to be less
than significant (see pages 4.10-6 and 4.10-7 of the Draft EIR). The proposed Community Facilities
Parcel Master Plan project would not have an adverse effect on a scenic vista. The proposed
structure would remain in scale with surrounding development and would not obstruct a scenic vista.
b) Less than Significant Impact. The EIR did not identify any impacts to scenic resources, as
addressed on pages 4.10-8 and 4.10-9 of the Draft EIR, but pages 3-31 and 3-33 of the Final EIR
recommended changes to the wording of policies related to the creek resources and the open space
network. These changes were incorporated into the adopted CLASP. No scenic highway is located in
the vicinity of the Community Facilities Parcel Master Plan project and thus the removal of scenic
resources within a State scenic highway would not apply to the project. The impact of trees located
on the project site is addressed in the response to item (c), below.
c) Less than Significant Impact. Impacts to visual character were found to be less than significant in
the Draft EIR. Previously, the site was part of the Niven Nursery with degraded greenhouses and
accessory structures. The new library/community facilities building, park and open space, and parking
areas, would be subject to the City’s Design Review process to ensure that the necessary findings
can be made per the City’s zoning code and to ensure no significant visual impacts would occur from
the project. While the new community facilities building, open space, landscape, and parking area
would be a change to the visual character of the site, the new facility would preserve views of Mt.
Tamalpais and Blithedale Ridge. The project site is currently a vacant property that was previously
used as a gas station and car wash. Since the former uses were vacated, a site clean-up has been
underway and the site exists with a gravel surface and chain link fence on its perimeter. The General
Plan designation is Residential Parkland/Public Facilities and the zoning is Planned Development
(PD). The proposed project will not change the general plan land use designation or zoning that was
approved by the Larkspur City Council. A library/community facility and park space are consistent
with the Residential Parkland/Public Facilities general plan and PD zoning designations.
The proposed project would not block views of Mt. Tamalpais for traffic, bicyclists and pedestrians on
Doherty Drive.
The project site is within a built-up urban area and would be consistent with its surroundings. The
visual character of the site and surrounding areas would not be degraded by construction of this
project. The proposed building has been sited so that it is not directly across from houses in the Rose
Garden Development. The project is oriented to the side of new homes to the east. This offers
separation between the new homes and the Park and Community Facility project and preserves
views of Mt. Tamlapais and Blithedale Ridge. The Master Plan includes policies to assure that
building and site improvements would both preserve and enhance natural features enjoyed by
neighboring properties. During the design review process of the actual park and library/community
facility building, the Planning Commission will look at findings to ensure that the proposed
architecture and site design of the project complements the surrounding neighborhood, bulk, overall
design, preservation of natural landscape, relationship between structures within the development
and between structures and the site, materials and colors, and landscaping. The design review
8
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Aesthetics continued
process ensures that the project will not be approved without the Planning Commission’s
determination that the required design review findings can be made for the project. Therefore,
impacts on visual quality and character would be less than significant.
The Draft EIR did identify removal of heritage trees as a potential significant visual impact if not
adequately mitigated. The updated Preliminary Development Plan included protection of all of the
identified trees and a detailed tree survey was done based on the updated Preliminary Development
Plan in April 2007 and revised in June 2007 (LandWatch, Inc., 2007). Mitigation Measures in the
Draft EIR imposes required mitigation for the loss of heritage trees at the site, which also addresses
the replacement tree requirements to minimize visual impacts from the project. A total of 244 trees
are required in the Rose Garden Development to meet the mitigation goal. No additional trees are
proposed for removal with the Master Plan project.
d) Less than Significant Impact. Potential light and glare impacts were addressed on page 4.10-12 of
the Draft EIR and no significant impacts were identified. Development of the Community Facilities
Parcel Master Plan as proposed would result in the construction of new structures, parking areas, open
space, and landscape. The proposed structures, and the vehicles that would be parked in the parking
areas, would represent new sources of light and glare. The Specific Plan incorporates policies and
standards intended to reduce the effects associated with the development-related increase in street
lighting within the Specific Plan area. No additional light and glare impacts from the Master Plan would
occur.
Sources: 1, 2, 3, 4, 9

Potentially
Signficant
Impact

2. AGRICULTURE AND FORESTRY RESOURCES
In determining whether impacts to agricultural
resources are significant environmental effects, lead
agencies may refer to the California Agricultural Land
Evaluation and Site Assessment Model (1997)
prepared by the California Dept. of Conservation as
an optional model to use in assessing impacts on
agriculture and farmland. In determining whether
impacts to forest resources, including timberland, are
significant environmental effects, lead agencies may
refer to information compiled by the California
Department of Forestry and Fire Protection regarding
the state’s inventory of forest land, including the
Forest and Range Assessment Project and the Forest
Legacy Assessment project; and forest carbon
measurement methodology provided in Forest
Protocols adopted by the California Air Resources
Board. Would the project:
9

Less Than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact
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Agriculture & Forestry Resources continued
a) Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the
California Resources Agency, to non-agricultural use?

□

□

□

X

b) Conflict with existing zoning for agricultural use, or a
Williamson Act contract?

□

□

□

X

c) Conflict with existing zoning for, or cause rezoning of,
forest land (as defined in Public Resources Code
section 12220(g)), timberland (as defined by Public
Resources Code section 4526), or timberland zoned
Timberland Production (as defined by Government
Code section 51104(g))?

□

□

□

X

d) Result in the loss of forest land or conversion of forest
land to non-forest use?

□

□

□

X

□

□

□

X

e) e) Involve other changes in the existing environment,
which, due to their location or nature, could result in
conversion of Farmland, to non-agricultural use or
conversion of forest land to non-forest use?
DISCUSSION:

a) No impact. The project does not contain prime agricultural land. Refer to pages 4.1-15 of the Draft
EIR.
b) No impact. Such zoning does not apply to the site. Refer to pages 4.1-15 of the Draft EIR.
c) No impact. Loss of forest land or conversion of lands designated as “farmland” would not occur with
the Community Facilities Parcel Master Plan project.
d) No impact. As part of the Community Facilities Parcel Master Plan project, changes to the site due to
their location or nature would not result in conversion of farmland or to non-agricultural use or
conversion of forest land to non-forest use.
e) No impact. The existing site and proposed project do not contain involve farmland or forest land.
Sources: 2, 3, 9

10
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Potentially
Signficant
Impact

Less Than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

3. AIR QUALITY
Where available, the significance criteria established
by the applicable air quality management or air
pollution control district may be relied upon to make
the following determinations. Would the project:
a) Conflict with or obstruct implementation of the
applicable air quality plan?

□

□

X

□

b) Violate any air quality standard or contribute
substantially to an existing or projected air quality
violation?

□

X

□

□

c) Result in a cumulatively considerable net increase of
any criteria pollutant for which the project region is
non-attainment under an applicable federal or state
ambient air quality standard (including releasing
emissions which exceed quantitative thresholds for
ozone precursors)?

□

X

□

□

d) Expose sensitive receptors to substantial pollutant
concentrations?

□

□

X

□

e) Create objectionable odors affecting a substantial
number of people?

□

□

X

□

DISCUSSION:
a) Less than Significant Impact. No significant impacts related to conflicts with the Bay Area Air Quality
Management District (BAAQMD) Clean Air Plan were identified in the Draft EIR (refer to pages 4.6-8
and 4.6-9). The Preliminary Development Plan did not result in any air quality plan impacts. The entire
San Francisco Bay Area is currently designated as “non-attainment” for the state one-hour ozone
standard. Because the General Plan is used to help forecast the emissions budget within the
BAAQMD’s 2007 Clean Air Plan, consistency with the City’s General Plan would mean that the
proposed project does not conflict with the 2007 Clean Air Plan. The proposed project is currently
within the Planned Development (PD) land use designation, which is consistent with the General Plan’s
zoning for the project site. Consequently, operational emissions associated with implementation of the
proposed project are not anticipated to conflict with the BAAQMD’s 2007 Clean Air Plan and are
considered less than significant. Additionally, the proposed Communities Facility Parcel Master Plan
project is within the downtown Larkspur area, which further fosters the reduction of operational
emissions in perpetuity. Furthermore, this project would not be considered growth-inducing as it would
not include any residential development that would permanently increase the City of Larkspur’s
population and library services would be relocated from City Hall to the proposed Community Facilities
Parcel. As previously indicated, construction-related emissions of ozone precursors and CO have
11
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Air Quality continued
already included in the emission inventory that forms the basis for the BAAQMD’s regional air quality
plans and are not expected to impede attainment or maintenance of ozone and CO standards in the
Bay Area. Consequently, this impact is considered less than significant, as the proposed project would
not impact or obstruct the implementation of the applicable air quality plans, and no mitigation is
required.
b) Less than Significant Impact with Mitigation Incorporated. The Draft EIR identified a potential
impact related to violations of air quality standards due to reactive organic gases associated with woodburning stoves. A mitigation measure was identified and the CLASP includes a policy to forbid use of
wood-burning stoves and fireplaces. The Preliminary Development Plan and requested amendments
did not create any further violation of air quality standards. The entire San Francisco Bay Area is
currently designated “non-attainment” for the state particulate matter (PM) PM10 and PM 2.5 standards,
the state one-hour and the national eight-hour ozone standards. As part of the effort to reach
attainment of these standards, the BAAQMD has established thresholds of significance for several
criteria air pollutants associated with operation of projects. Specifically, a project is considered to have
a potential to violate air quality standards if it would result in an increase in emissions of 80 pounds per
day or 15 tons per year of PM10, reactive organic gases (ROG) or nitrogen oxides (NOx). ROG and NOx
are both ozone precursors.
Development of the project would require preparation of the site and construction of the proposed
project. Construction activities typically result in emissions of PM, usually in the form of fugitive dust
from activities such as demolition, excavation, grading, and vehicle travel on unpaved surfaces. In the
absence of mitigation, construction activities may result in significant quantities of dust on a temporary
and intermittent basis during the construction period. BAAQMD’s approach to analyses of construction
impacts as noted in the BAAQMD CEQA Guidelines is to emphasize implementation of effective and
comprehensive control measures rather than detailed quantification of emissions. With implementation
of these dust control measures, the project’s construction-related dust impacts would be less than
significant.
Construction activities would also result in the emission of other criteria pollutants from equipment
exhaust and construction-related vehicular activity. While emissions of ROG and NOx from these
sources would incrementally add to the regional atmospheric loading of ozone precursors during project
construction, these emissions are included in the emission inventory that is the basis for regional air
quality plans. As such, construction emissions are not expected to impede attainment or maintenance
of ozone standards in the Bay Area, and the project’s impact related to construction-vehicle emissions
would be less than significant.
The proposed project adds a 24,000 square foot library/community facilities building to a vacant site
which is designated in the General Plan for Residential Parkland/Public Facilities and zoned Planned
Development (PD) which allows for park and library/community facilities use. As noted above,
emissions of particulate matter from construction would be reduced to less than significant with
implementation of Mitigation Measure Air Quality-1. Likewise, operation of the proposed project would
result in less than significant air quality impacts for all pollutants.
MITIGATION MEASURE: The following mitigation measure shall be implemented to reduce the
potential for impacts associated with air quality to a less than significant level.
AQ-1. Prior to the issuance of a Building or Grading Permit, whichever comes first, the applicant shall
submit a dust and debris control plan for the review and approval of the City Engineer. The dust
12
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Air Quality continued
and debris control plan shall include the following measures for all phases of construction:
a. Water all active construction areas at least twice daily and more often during windy periods.
Active areas adjacent to residences should be kept damp at all times.
b. Cover all trucks hauling soil, sand, and other loose materials or require all trucks to maintain
at least two feet of freeboard.
c. Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all unpaved
access roads, parking areas and staging areas at construction sites.
d. Sweep daily (with water sweepers) all paved access roads, parking areas and staging areas
at construction sites.
e. Sweep streets daily (with water sweepers) if visible soil material is carried onto adjacent
road surface.
f. Hydroseed or apply (nontoxic) soil stabilizers to inactive construction areas (previously
graded areas that are inactive for 10 days or more).
g. Enclose, cover, water twice daily, or apply (nontoxic) soil binders to exposed stockpiles.
h. Limit traffic speeds on any unpaved roads to 15 mph.
i. Install sandbags or other erosion control measures to prevent silt runoff to public roadways.
j. Replant vegetation in disturbed areas as quickly as possible.
k. Install wheel washers for all existing trucks, or wash off the tires or tracks of all trucks and
equipment leaving the construction site.
l. Suspend excavation and grading activity when winds (instantaneous gusts) exceed 25 mph.
m. Designate an air quality coordinator for the project. Prominently post a phone number for
this person on the job site, and distribute same to all nearby residents and businesses. The
coordinator will respond to and remedy any complaints about dust, exhaust, or other air
quality concerns. A log shall be kept of all complaints and how and when the problem was
remedied.
RESULT AFTER MITIGATION: It is anticipated that the mitigation measure listed above will
adequately reduce the project’s impacts to a less than significant level.
c) Less than Significant Impact with Mitigation Incorporated. Refer to response b) above. As noted
above, emissions of particulate matter from construction would be reduced to less than significant with
implementation of Mitigation Measure Air Quality-1. Likewise, operation of the proposed project would
result in less than significant air quality impacts for pollutants for which the project region is nonattainment under an applicable federal or State ambient air quality standard.
d) Less than Significant Impact. Dust emission was addressed on page 4.6-11 of the Draft EIR and 324 and 3-25 of the Final EIR. Construction-related asbestos and lead were addressed on page 4.6-10
of the Draft EIR. Mitigation measures were identified on pages 4.6-13 through 4.6-16 of the Draft EIR,
and page 3-25 of the Final EIR. No additional mitigation measures were required as result of the
Preliminary Development Plan. The project is located in downtown Larkspur and within an urbanized
area. Since construction emissions will be mitigated, and there will be no change in emissions from
operations, the impacts to sensitive receptors in the area will be less than significant. It is noted that
the site was previously occupied by a nursery, which has been removed. As further discussed in the
Transportation/Traffic section below, while the scope of the project represents 146 new vehicle trips
than the former use and, therefore, it is not anticipated that the project will create substantial pollutant
concentrations.
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Air Quality continued
e)

Less than Significant Impact. No significant odor impacts were identified in the Draft EIR and the
Preliminary Development Plan. Construction of the proposed project would result in diesel exhaust
emissions due to the use of on-site diesel equipment. Diesel exhaust would be short-term in duration
and only temporary during construction activities, and would dissipate rapidly from the source with an
increase in distance. The proposed Community Facility Parcel Master Plan project would not include
the long-term odorous emission source as defined by BAAQMD Guidelines due to the park and
library/community facilities building development, which do not generate objectionable odors.
Therefore, construction and operation of the project would result in less than significant objectionable
odors.

Sources: 4, 5, 9, 12

Potentially
Signficant
Impact

Less Than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

4. BIOLOGICAL RESOURCES
Would the proposal:
a) Have a substantial adverse effect, either directly or
indirectly through habitat modifications, on any
species identified as a candidate, sensitive, or special
status species in local or regional plans, policies, or
regulations, or by the California Department of Fish
and Game or U.S. Fish and Wildlife Service?

□

□

X

□

b) Have a substantial adverse effect on any riparian
habitat or other sensitive natural community identified
in local or regional plans, policies, regulations or by
the California Department of Fish and Game or U.S.
Fish and Wildlife Service?

□

□

X

□

c) Have a substantial adverse effect on federally
protected wetlands as defined by Section 404 of the
Clean Water Act (including, but not limited to, marsh,
vernal pool, coastal, etc.) through direct removal,
filling, hydrological interruption, or other means?

□

□

□

X

□

□

□

X

□

□

X

□

d) Interfere substantially with the movement of any
native resident or migratory fish or wildlife species or
with established native resident or migratory wildlife
corridors, or impede the use of native wildlife nursery
sites?
e) e) Conflict with any local policies or ordinances
14
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f)

Biological Resources continued
protecting biological resources, such as a tree
preservation policy or ordinance?
f) Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation
Plan, or other approved local, regional, or state
habitat conservation plan?

□

□

□

X

DISCUSSION:
a) a) Less than Significant Impact. The Draft EIR concluded that loss of habitat would be less than
significant (see pages 4.5-15 and 4.5-16 of the Draft EIR). However, the Draft EIR assumed that
mature trees and all heritage trees at the site would be protected. Since completion of the
Development Plan and an updated tree survey, the applicant has determined that 173 trees would be
removed, and that 71 of these would meet the City’s definition of heritage trees, plus one heritage tree
which would be removed and relocated. The issue of heritage trees is discussed under (e) below.
The 2007 Initial Study identified a biological impact in that one or more special-status bird species
under the Migratory Bird Treaty Act could establish nests in trees planned for removal. The disturbance
or destruction of active nests would be a significant impact (Impact Biology-1). It was determined that
implementation of Mitigation Measure Biology-1 would reduce this impact to a less-than-significant
level.
b)

b) Less than Significant Impact. Potential impacts on Larkspur Creek and associated habitat were
addressed on pages 4.5-17 and 4.5-18 of the Draft EIR. Recommended mitigation measures were
addressed on page 4.5-21 of the Draft EIR. The Preliminary Development Plan complied with CLASP
policies regarding protection of riparian habitat and required setbacks. The proposed Community
Facilities Parcel Master Plan is not located near Larkspur Creek and is not in proximity to habitat for
any species identified as a candidate, sensitive, or special status species. Therefore, there would be a
less than significant to habitat species.
c) No Impact. The project site itself does not contain any wetlands. Therefore, there would be no impact
to wetlands.
d) No Impact. The parcel is not located near a wildlife corridor or wildlife nursery site. Therefore, there
would be no impact to wildlife movement or nursery sites.
e) Less than Significant. The project involves development of a site that was formerly the Niven Nursery.
As of the preparation of this Initial Study, remediation to mitigate soils is underway and is near
completion as noted in a letter from the Department of Toxic Substances and Control, dated July 24,
2012. The Draft EIR and subsequent updated tree survey identified trees to be protected, 173 trees to
be removed, and trees to be relocated. Two hundred and forty-four (244) new trees are required to
meet the mitigation goal. Heritage trees along Doherty Drive are being protected under the Rose
Garden Development project and will not be affected by this Master Plan project. The Community
Facilities Parcel Master Plan would not affect any additional trees for removal.
f) No Impact. The project would not conflict with an adopted habitat conservation plan.
Sources: 3, 4, 5, 9
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Potentially
Signficant
Impact

Less Than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

5. CULTURAL RESOURCES
Would the Proposal:
a) Cause a substantial adverse change in the
significance of a historical resource as defined in
CEQA Section 15064.5?

□

□

□

X

b) Cause a substantial adverse change in the
significance of an archaeological resource pursuant to
CEQA Section 15064.5?

□

□

□

X

c) Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature?

□

□

□

X

d) Disturb any human remains, including those interred
outside of formal cemeteries?

□

□

□

X

DISCUSSION:
j)

a) No Impact. Page 8-6 of the CLASP and page 4.11-11 of the Draft EIR required documentation of the
Niven Nursery structures according to Historic American Buildings Survey (HABS) standards before any
demolition of these on-site structures was permitted. The nursery structures date back to the 1920s and
1930s. The 2007 Initial Study for the Preliminary Development Plan did not identify any additional
impacts. The site no longer contains any original structures. Therefore, the proposed Community
Facilities Parcel Master Plan would not have any additional impacts on historic structures.

k)
c) b) No impact. Page 4.11-8, 11 and 12 of the Draft EIR and pages 3-32 and 3-33 of the Final EIR address
the potential impact to archaeological resources and the required mitigation. The 2007 Initial Study for
the Preliminary Development Plan did not identify any additional impacts beyond those identified in the
EIR. The site is currently being remediated and all potential impacts are being addressed under the
current project. Therefore, the proposed Community Facilities Parcel Master Plan would not have any
additional impacts on archaeological resources.
d)
e) c) No impact. No impacts to paleontological resources were identified in the Draft EIR and 2007 Initial
Study for the Preliminary Development Plan. The site is currently being remediated and all potential
impacts are being addressed under the current project. Therefore, the proposed Community Facilities
Parcel Master Plan would not have any additional impacts on paleontological resources.
f)

d) No impact. Potential disturbance to unknown human remains are addressed on page 4.11-10 of the
Draft EIR. The migitation measure constituted a new policy incorporated into the CLASP, as stated on
page 4.11-11 and 12 of the Draft EIR. No additional impacts from the Preliminary Development Plan
were identified in the 2007 Initial Study. No additional impacts to human remains would occur as a
16
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Cultural Resources continued
g)
result of the proposed Community Facilities Parcel Master Plan.
Sources: 2, 3, 9, 11

Potentially
Signficant
Impact

Less Than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

6. GEOLOGY & SOILS
Would the project:
a) Expose people or structures to potential substantial
adverse effects, including the risk of loss, injury, or
death involving:
i) Rupture of a known earthquake fault, as delineated
on the most recent Alquist-Priolo Earthquake Fault
Zoning Map issued by the State Geologist for the
area or based on other substantial evidence of a
known fault? (Refer to Division of Mines and
Geology Special Publication 42)

□

□

X

□

ii) Strong seismic ground shaking?

□

X

□

□

iii) Seismic-related ground failure, including
liquefaction?

□

□

X

□

iv) Landslides?

□

□

□

X

□

□

X

□

□

□

X

□

□

□

X

□

b) Result in substantial soil erosion or the loss of topsoil?
a) c) Be located on a geologic unit or soil that is unstable,
or that would become unstable as a result of the
project, and potentially result in on- or off-site
landslide, lateral spreading, subsidence,
liquefaction or collapse?
d) Be located on expansive soil, as defined in Table 181-B of the Uniform Building Code (1994), creating
substantial risks to life or property?
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Geology & Soils continued
e) Have soils incapable of adequately supporting the use
of septic tanks or alternative waste water disposal
systems where sewers are not available for the
disposal of waste water?

□

□

□

X

DISCUSSION:
a) Less than Significant Impact. Pages 4.3-11 through 4.3-13 of the Draft EIR and 2007 Initial Study for
the Preliminary Development Plan address seismic-related impacts of CLASP development. All such
impacts were found to be less than significant. All structures will be constructed to per the seismic
standards of the current California Building Code (CBC). The proposed Community Facilities Parcel
Master Plan would not result in any additional impacts.
b) Less than Significant Impact. The site is flat and has been graded. Soil erosion during construction
was identified as a potentially significant impact, page 4.3-13 of the Draft EIR. An Erosion Control Plan
in the form of a Stormwater Pollution Protection Plan was addressed as the need mitigation on page 4.318 of the Draft EIR. This impact and mitigation measure was also addressed on pages 3-22 and 3-23 of
the Final EIR. The 2007 Initial Study did not identify additional impacts as a result of the Preliminary
Development Plan. The Community Facilities Parcel Master Plan would be designed to National
Pollutant Discharge Elimination System (NPDES) Phased II standards. Surface runoff associated with
the proposed project would be collected and conveyed through a stormwater collection system
consisting of drains and a pipe that would connect to the City’s existing storm drainage system, which
discharges stormwater to San Francisco Bay. All run-off would be managed on-site. Additionally, the
applicant would be required to implement performance standards set forth under the Marin County
Stormwater Pollution Prevention Program (MCSTOPPP) Action Plan. The site is subject to an NPDES
permit. The proposed Community Facilities Parcel Master Plan would not result in any additional
impacts to soil erosion or the loss of topsoil.
c) Less than Significant Impact. No significant impacts related to unstable geologic units were identified
in the Draft EIR, Final EIR or 2007 Initial Study for the Preliminary Development Plan. The proposed
Community Facilities Parcel Master Plan would not result in any additional impacts to a geologic unit or
unstable soil.
d) Less than Significant Impact. Expansion of clay soils was identified as a less than significant impact
on page 4.3-16 of the Draft EIR as soils in the underlying Specific Plan area include fill, Bay Mud, and
alluvium, and not clay soils. The 2007 Initial Study did not identify any additional impacts as a result of
the Preliminary Development Plan. The proposed Community Facilities Parcel Master Plan would not
result in any additional impacts to expansive soil.
e) No Impact. The proposed Community Facilities Parcel Master Plan project would not require the use of
septic tanks or alternative waste water disposal systems.
Sources: 1, 2, 3, 9, 11
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Potentially
Signficant
Impact

Less Than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

7. GREENHOUSE GAS EMISSIONS
Would the project:
a) Generate greenhouse gas emissions, either directly or
indirectly, that may have a significant impact on the
environment?

□

□

X

□

b) Conflict with an applicable plan, policy or regulation
adopted for the purpose of reducing the emissions of
greenhouse gases?

□

X

□

□

DISCUSSION:
Pacific Municipal Consultants (PMC) was hired by the City of Larkspur to prepare a Greenhouse Gas
(GHG) Emissions analysis in accordance with the CEQA and with consideration of the GHG reduction
actions and programs contained within the City of Larkspur Climate Action Plan (CAP). Refer to Appendix
B for the entire GHG analysis.
a) Less than Significant Impact. GHG emissions contribute, on a cumulative basis, to the significant
adverse environmental impacts of global climate change. No single project could generate enough
GHG emissions to noticeably change the global average temperature. The combination of GHG
emissions from past, present, and future projects contributes substantially to the phenomenon of
global climate change and its associated environmental impacts.
Construction GHG Emissions
GHG emissions associated with the Community Facility Parcel Master Plan project would occur over
the short term from construction activities, consisting primarily of emissions from equipment exhaust.
The approximate quantity of GHG emissions generated by construction equipment used to build the
proposed project is depicted in Table 1 below.
TABLE 1
CONSTRUCTION-RELATED GREENHOUSE GAS EMISSIONS – METRIC TONS PER YEAR
Construction

Carbon Dioxide (CO2)

Methane
(CH4)

Nitrous Oxide
(N2O)

CO2e

Construction

240

0.04

0.00

241

Source: CalEEMod version 2011.1.1. Diesel-fueled construction equipment load factors reduced 33% to
account for off-road emission overestimation (CARB 2010b). See Appendix A of PMC, Greenhouse Gas
Emissions analysis, for emission model outputs.

Table 1 illustrates the construction-related GHG emissions that would result from construction of the
proposed project. As shown, project construction would result in the generation of approximately 241
metric tons of CO2e over the course of construction.
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Greenhouse Gas Emissions continued
Operational GHG Emissions
There would also be long-term regional emissions associated with project-related new vehicular trips
and indirect source emissions, such as electricity usage for lighting. As shown in Table 2 below, the
long-term operations of the proposed project would produce 1,083 metric tons of CO2e annually,
primarily from motor vehicles that travel to and from the site. To be conservative, total constructiongenerated GHG emissions (see Table 1) were amortized over the estimated life of the project. A project
life of 30 years was assumed for the proposed project.
TABLE 2
OPERATIONAL GREENHOUSE GAS EMISSIONS – METRIC TONS PER YEAR
(UNMITIGATED)
Source

CO2

CH4

N20

CO2e

8

0.00

0.00

8

0

0.00

0.00

0

Energy

91

0.00

0.00

91

Mobile

970

0.04

0.00

971

Solid Waste

4.5

0.27

0.00

10

Water

2

0.02

0.00

3

Total

1,075.5

0.33

0.00

1,083

Construction (Amortized
over 30 Years)
Area

BAAQMD Threshold

1,100

Source: CalEEMod version 2011.1.1. While Larkspur is approximately three square miles in size, CalEEMod defaults
estimated an average trip rate of 4.6 miles per trip. Therefore mobile-source GHG emission estimates are conservative
See Appendix A of PMC, Greenhouse Gas Emissions analysis, for emission model outputs.

As shown in the table, the proposed project would not exceed BAAQMD significance thresholds for
operational GHG emissions and would result in less than significant GHG impacts on the environment.
b) Less than Significant Impact with Mitigation Incorporated. The City of Larkspur has developed a
CAP to address climate change and reduce the community’s GHG emissions at the local level. The
CAP identifies five action areas and 58 implementing programs that the community can take to reduce
both emissions and communitywide contributions to global climate change. The City CAP describes
actions and program necessary to reduce GHG emissions throughout the City.
The CAP establishes a reduction target of 15 percent below 2005 emissions by 2020. (According to
the CAP, in 2005, approximately 106,222 metric tons of CO2e emissions were generated within the
City). These CAP projections are based, in part, on the land use assumptions of the City of Larkspur
General Plan. Therefore, proposed project consistency with the CAP includes project consistency with
the land use and population growth projections of the Larkspur General Plan. The proposed project is
consistent with the General Plan land use designation and development density, and since the
proposed project does not include residential development, it will not add new population to the area.
Therefore, there no inconsistencies with the project and the overall basis of the CAP.
As stated, the CAP identifies five action areas and 58 implementing programs that the community can
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Greenhouse Gas Emissions continued
take to reduce both emissions and communitywide contributions to global climate change. The list of
CAP measures is shown in Table 3.
TABLE 3
CITY OF LARKSPUR CAP GHG REDUCTION ACTIONS AND PROGRAMS
Program
Description
Number
Natural Systems, Carbon Sequestration, and Emissions Offset
Continue to enforce policies and programs that regulate the removal and replacement of significant
1
trees and preclude the sale of exotic and invasive plants.
2
3

Develop and implement a community-wide tree-planting program for streets and parks to significantly
increase the carbon storage potential of trees and other vegetation in the community.
Encourage and, when feasible, require removal of concrete from creek channels and creek restoration
and enhancement.

4
5

Encourage use of pervious paving materials when practical
Continue to enforce zoning regulations for parking lot landscaping to increase shading and reduce
thermal gain.
To the extent possible, require new development to be planned around existing trees and require new
6
or replacement tree planting as carbon offsets where increased intensity of use, development or
activity results in increased GHG emissions.
Continue to support the use of tax benefits for land deeds and the use of planning and zoning tools
7
such as conservation easements and Transfer of Development Rights (TDR) to promote cluster
development and secure “climate reserve” zones on tree covered undeveloped hillside parcels and
other open space.
As may be necessary, investigate achieving further carbon reductions for city operations by purchasing
8
carbon offsets or participating in a program such as ClimateSmart, after maximizing GHG reductions
through conservation, energy efficiency and renewable energy measures.
Provide educational opportunities and creative incentives for community organizations and residents
9
to reduce their carbon footprint.
10
Support and promote local farmers markets.
Partner with Master Gardeners and others to provide education and resources to residents on
11
backyard gardening.
12
Encourage the creation of community gardens, including possible use of surplus City properties.
Land Use and Transportation
Reduce and encourage the reduction of GHG emissions through the General Plan and environmental
1
and project review processes by:
a. Adopting policies that promote compact and efficient development, such as orienting new
development to capitalize on transit system investments and services.
b. Adopting policies that encourage a “balanced” community, where residents do not have to travel
long distances for service needs.
c. To the extent feasible, products are grown or manufactured locally or within the region; and
growing food is given a priority over planting ornamentals.
d. Establishing planning processes that encourage reducing GHG emissions, including the
development of workforce housing and a diversity of housing types.
e. Using transportation models and surveys to capture data for and accurately reflect all modes of
transportation.
f. Making reductions in vehicle-miles traveled (VMT) a high-priority criterion in evaluation of policy,
program and project alternatives.
g. Implementing transportation planning procedures that consider demand management solutions
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equally with strategies to increase capacity.
h. As appropriate, analyzing impacts of development projects on safety, availability, and use of
alternative transportation in CEQA documents.
i. Adopting local CEQA Guidelines to explain how analysis of greenhouse gas emissions will be
treated, such as thresholds of significance.
Educate residents and employees about the health and environmental benefits of walking, cycling, or
2
taking public transit, and ride sharing, and information to assist in these modes of travel (e.g.,
information available in public places and employment centers regarding bus schedules, pedestrian
pathways and trails, and the 511 Rideshare Program and related vanpool incentive programs).
Encourage the use of sustainable transportation modes by identifying where the Community’s
3
pedestrian, bicycle, and mass transit facilities are deficient and updating the community-wide
pedestrian and bicycle plan and capital improvement program that maximizes the potential to:
a. Continue improving bicycle infrastructure (e.g., Class 1, 2, and 3 paths)
b. Update (e.g., include specifications for bicycle racks) and enforce bicycle parking requirements for
public and private developments.
c. Improve commercial and residential pedestrian infrastructure (e.g., sidewalks, paths, and walkways)
and expanded programs that encourage walking (e.g., safe routes to school program).
d. Continue to improve mass-transit infrastructure (e.g., bus stops, transit stations, park and ride) and
coordinate with the regional transit providers and the Transportation Authority of Marin (TAM) to
pursue funding opportunities to expand local and regional bus service in range and/or frequency.
Oppose reductions in transit service.
e. Study the Larkspur Landing Circle area and enhance the opportunities presented by the location of
the Larkspur Ferry, the Marin Airporter, and eventually the SMART train station.
f. Support and encourage the implementation of TAM’s vision for the future, “Moving Forward: A 25Year Transportation Vision for Marin County.”
g. Increase bicycle and pedestrian safety through traffic calming devices and other measures to
reduce traffic speeds and volumes, and design standards for multi-modal mobility and access.
h. Encourage innovated ideas for allowing residents to swap/trade bicycles that no longer meet their
needs for ones that do (e.g., potential for trading bike pulled kid-carts to someone that wants to
use the cart to haul groceries.)
Green the City Fleet. Reduce greenhouse gas emissions from municipal fleet operations by purchasing
4
or leasing high MPG, low carbon fuel or hybrid vehicles, or by using an external car sharing program in
lieu of city/county fleet.
Provide agency employees with incentives to use alternatives to single occupant auto commuting,
5
such as parking cash-out, flexible schedules, transit incentives, bicycle facilities, ridesharing services
and subsidies, and telecommuting when practical.
6
When auto and truck transportation remain necessary, improve GHG emissions by:
a. Implementing Intelligent Transportation Systems (ITS) for surveillance and traffic control, such as
synchronized signals, transit and emergency signal priority, and other traffic flow management
techniques, to improve traffic flow and reduce vehicle idling.
b. Encouraging private development to encourage the use of hybrids, electric vehicles, and carpools.
c. Working with school districts and private schools to encourage carpooling and participation in safe
routes to school.
d. Working with and encouraging the County in developing a community carsharing, when
determined to be feasible.
e. Adopting and implementing a policy requiring limitations on idling for commercial vehicles,
construction vehicles, buses and other similar vehicles, beyond state law, where feasible.
f. Designing right-of-way widths to the minimum acceptable safety standards for both traffic calming
and auto, bicycle and pedestrian safety.
Encouraging ownership of plug-in electric vehicles (EV) by providing EV charging station infrastructure,
7
where appropriate, and encouraging property owners and developers to install EV charging stations in
commercial and residential projects.
Green Building, Energy Efficiency, and Renewable Energy

22

INITIAL STUDY/MITIGATED NEGATIVE DECLARATION
ROSE GARDEN COMMUNITY FACILITIES PARCEL MASTER PLAN

Update and strengthen the City’s Green Building Ordinance and apply green building requirements to
new residential, commercial and civic construction and remodeling projects to increase energy
efficiencies. For the remodel of existing homes, the Building Official should provide homeowners
information regarding the benefits of energy retrofits, but be allowed some discretion relative to
applying the green building requirements.
Develop a citywide Green Building promotional campaign. Educate City staff and policy makers about
2
best practices; provide checklists and specification guidelines for contractors; post green building
information on the City’s website.
Provide incentives to development projects that meet or exceed specified standards under green
3
building programs such as Build It Green.
Train existing staff (and possibly offer a pay incentive for certification or accreditation) or contract out
4
for expertise in LEED and GPR (e.g., projects not designed by a LEED accredited architect/engineer
could pay a fee for review by someone with LEED expertise).
As part of the Green Building Ordinance update, require energy efficiency audits for residences and
5
businesses during major remodeling projects. Consider requirements and incentives for minimum
energy efficiency upgrades.
Replace lamps in street and parking lot lighting with energy-efficient technologies, such as LED and
6
induction lighting.
Support efforts of PG&E to maximize residential and business subscription rates for energy efficiency
7
programs and to promote conservation and renewable energy use.
Adopt policies and incentives to encourage residents and businesses to install solar/renewable energy
8
systems.
Research and consider possibilities for residential wind power generators and for location of solar
9
collectors.
Participate in a countywide or regional assessment district bond-financing program to assist
10
homeowners in funding installation of energy efficiency upgrades and renewable energy systems.
Complete energy efficiency upgrades to City facilities as recommended by the Marin Energy
11
Management Team, to include:
a. Re-roof Fire Station No. 15 (#1) with energy efficient roofing.
b. Replace the HVAC and diesel generator at Fire Station No.15 (#1) with more efficient equipment.
c. Replace windows in City Hall and Fire Station No.15 (#1).
d. Enclose the understory of City Hall and provide understory insulation.
Install photovoltaic panels at City facilities, such as the south-facing roof of City Hall and the two fire
12
stations.
13
Upgrade incandescent bulbs in traffic signals and pedestrian signals to LED technologies.
Green Purchasing
Prioritize purchases of products and services with superior environmental performance that are
1
economically competitive on a life-cycle basis.
Implement operational changes that can offset environmentally preferable product costs. Green
2
purchasing policies also include operational steps for reducing environmental and economic costs
derived from the use of products or services. For example, green policies call for periodic energy
efficiency audits of major facilities.
Purchase products only when needed and not solely on a replacement schedule. Many durable
3
manufactured goods – from computers to motor vehicles — embody much of the energy used (and
carbon emitted) over their life span in their initial production. Optimizing purchasing schedules
according to ongoing needs assessment, rather than a fixed replacement schedule, can lower
environmental burden and cost.
1

4
5
6
7

Create an interdepartmental Green Purchasing Team.
Complete a Green Purchasing Policy & Implementation Plan.
Provide each City Department with an easy reference binder for finding “green” products and
distributors.
Engage city staff in support of Green Purchasing goals and processes by including them in the review
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8
9

of draft documents to seek their comment and input.
Implement Green Purchasing reporting to capture GHG impacts.
Update City’s website to allow for electronic noticing to interested persons regarding City meetings,
events, proposed projects, etc.

Waste Reduction, Recycling, and Zero Waste
1
Adopt a policy to achieve zero waste going to landfills.
Endorse an Extended Producer Responsibility resolution. The JPA proposes that the member agencies
2
endorse an Extended Producer Responsibility resolution and sign the California Product Stewardship
Council pledge to shift California’s product waste management system from one focused on
government funded and ratepayer financed waste diversion to one that relies on extended producer
responsibility (EPR) in order to reduce public costs and drive improvements in product design that
promote environmental sustainability.
3
Enhance existing waste reduction and recycling activities at City buildings and in the community.
Expand education to the public about the benefits of waste reduction, via informational materials,
4
organized events and workshops, including backyard composting workshops, office paper recycling
programs, and organized brush drop-off programs.
5
Adopt a Construction and Demolition Ordinance to comply with the JPA’s model ordinance.
Strengthen recycling programs, purchasing policies, and employee education, to reduce the amount of
6
waste produced in Larkspur.
7

Promote commercial and residential backyard composting. Recommended composting programs:
a. Partner with Master Gardeners and others to provide education and resources to residents on
backyard composting.
b. Work with Marin Sanitary Service to develop commercial and residential food waste collection
routes and to create centrally located facilities to process all green and food waste. Process this
waste in anaerobic digesters for soil amendments and the production of biogas. Biogas is the gas
produced by anaerobic digestion of organic matter and consists of 60-80 percent methane (natural
gas), 30-40 percent carbon dioxide, and other trace gases such as hydrogen sulfide, ammonia and
hydrogen. The predominance of methane means it can be used as a fuel source.
c. Support Marin Municipal Wastewater District in its feasibility study of providing feedstock for
biogas.
Water and Wastewater
1

2
3
4
5
6
7
8
9
10

Assess, maintain and repair existing plumbing fixtures, pipes, and irrigation systems in all agency
buildings and facilities to minimize water use, including building and parking lot landscaping, public
rest rooms and parks, golf courses and other recreational facilities. As feasible, upgrade and retrofit
agency plumbing and irrigation systems with state-of-the-art water conserving technology.
Audit the City’s water and stormwater pumps and motors to evaluate equipment efficiency and, as
funding allows, replace least efficient equipment with more efficient units.
Retrofit existing agency buildings and facilities to meet standards for the LEED Standards Rating
Systems for Existing Buildings (EB) or Commercial Interiors (CI).
Plant materials native to northern California and Marin County, and encourage the use of droughttolerant plant material.
Minimize turf areas and avoid narrow turf areas, such as in parking strips. Encourage homeowners to
avoid turf and replace existing turf areas.
Consider water heater upgrade incentives. Larkspur may develop incentive programs for updated
water heater systems, such as tankless or on-demand.
Adopt retrofit program to encourage or require installation of water conservation measures in existing
businesses and homes.
Require dual plumbing for use of recycled water for new commercial and/or residential developments.
Increase customer education programs on water conservation and intelligent irrigation systems.
Provide information related to greywater use and plumbing codes.

Source: City of Larkspur 2010
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Greenhouse Gas Emissions continued
The strategies included in the City of Larkspur CAP that apply to a land use development proposal
such as the Rose Garden Community Facility project are contained in Table 4, which also summarizes
the extent to which the project would comply with the strategies. The strategies listed in Table 4 are
either required mitigation measures or requirements under local or state ordinances. With
implementation of these strategies/measures, the project’s contribution to cumulative GHG emissions
would be reduced. In order to ensure that the proposed project complies with and would not conflict
with or impede the implementation of reduction goals identified in the City of Larkspur CAP, mitigation
measure GHG-1, is recommended.
TABLE 4
CITY OF LARKSPUR CAP COMPLIANCE
Strategy

Project Compliance

Natural Systems, Carbon Sequestration, and Emissions Offset
Program 2

Compliant

Develop and implement a community-wide
tree-planting program for streets and parks to
significantly increase the carbon storage
potential of trees and other vegetation in the
community.

While the development of a community-wide tree-planting
program is beyond the scope of requirement for a single
land use project, trees would be planted on the project site
as part of the site landscape plan. An occupancy permit for
part or whole of the proposed project building shall not be
issued unless and until the site is landscaped per Chapter
18.64 of the City Municipal Code. As further required by
Chapter 18.64 of the Municipal Code, landscaping, which
would include trees, shall be well designed with appropriate
variations and shall be included as an integral enhancement
of the site and, where needed, for the purposes of screening.
Plant materials shall be suitable for the functions to be
served and all landscaping has to be maintained in good
condition. Any dead or dying plants, bushes or trees are
required to be replaced with new healthy stock as
appropriate.
Also, Chapter 12.16 of the Municipal code specifically
mentions that native trees such as redwood, oak, and
madrone are especially important to the community. The
City provides a Master Tree List, which encourages the
planting of native trees, to be used as a guide when trees are
planted on private property.
Lastly, the project site is encapsulated by the CLASP
(Subarea 3), and the CLASP DEIR (2003) identified several
City-defined heritage trees located along the western edge
of the proposed project site. According to the CLASP DEIR,
these heritage trees are required to be retained and
incorporated into the design of this project.

Program 4

Compliant

Encourage use of pervious paving materials
when practical.

The project would comply with mitigation measure GHG-1,
identified below, which requires the use of pervious paving
material for the project’s proposed 75 parking spaces as well
as project sidewalk features, to the maximum extent feasible.

Program 6

Compliant
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To the extent possible, require new
development to be planned around existing
trees and require new or replacement tree
planting as carbon offsets where increased
intensity of use, development or activity results
in increased GHG emissions.

As previously stated, the project site is encapsulated by the
CLASP (Subarea 3), and the CLASP DEIR (2003) identified
several City-defined heritage trees located along the western
edge of the proposed project site. According to the CLASP
DEIR, these heritage trees are required to be retained and
incorporated into the design of this development.

Land Use and Transportation
PROGRAM 1 - (a) and (b)

Compliant

a. Adopting policies that promote compact
and efficient development, such as orienting
new development to capitalize on transit
system investments and services.

While the adoption of sustainable land use and
transportation policies is beyond the scope of requirement
for a single land use project, the proposed project does fulfill
the intent of this CAP Program. The proposed project
promotes compact, walkable, infill development and focuses
redevelopment along a transit corridor, Doherty Drive. There
are 3 public transit bus stops within 350 feet of the project
site and the proposed community facility, which includes
12,000 square feet of library space and an equal amount of
meeting and program spaces, are types of land uses that are
especially strategic for the concept of a “balanced”
community (i.e., a library located at a walkable distance of
less than 300 feet from Hall Middle School and 0.4 mile from
the High School. Similarly, the project site would be located
adjacent to an 85-lot residential community. Furthermore,
the project would provide open space with multi-use trail
amenities on a portion of the 2.84-acre site.

b. Adopting policies that encourage a
“balanced” community, where residents do not
have to travel long distances for service needs.

PROGRAM 3 - (a), (c), and (d)

Compliant

a. Continue improving bicycle infrastructure
(e.g., Class 1, 2, and 3 paths).

As previously stated, the project site is encapsulated by the
CLASP (Subarea 3). In terms of bicycle infrastructure, the
circulation system for the Specific Plan area is required to be
designed to facilitate traffic flow, improve safety, and
incorporate a bikeway, according to the CLASP DEIR (2003).
A Class 1 bike path has been incorporated along the south
side of Doherty Drive as part of the overall CLASP, which
borders the north side of the project site. Additionally, the
CLASP implements a system of integrated pedestrian and
bicycle routes within the Specific Plan area (including the
project site) that would provide safe circulation and
connections to existing area facilities (City of Larkspur 2003).
The CLASP pedestrian and bicycle circulation system creates
links between the CLASP area and Downtown, Larkspur
Plaza, schools, parks and transit areas (City of Larkspur 2003).

c.
Improve commercial and residential
pedestrian infrastructure (e.g., sidewalks, paths,
and walkways) and expanded programs that
encourage walking (e.g., safe routes to school
program).
d.
Continue to improve mass-transit
infrastructure (e.g., bus stops, transit stations,
park and ride) and coordinate with the
regional
transit
providers
and
the
Transportation Authority of Marin (TAM) to
pursue funding opportunities to expand local
and regional bus service in range and/or
frequency. Oppose reductions in transit
service.

Concerning pedestrian infrastructure, the encouragement of
walking, and mass-transit infrastructure, please refer to the
consistency analysis of Program 1 – (a) and (b) above.
Lastly, the project would comply with mitigation measure
GHG-1, identified below, which requires the provision of
bicycle parking facilities and preferential parking for
carpooling and alternative-fueled vehicles.

Program 6 - (b)

Compliant

b.
Encouraging private development to
encourage the use of hybrids, electric vehicles,
and carpools.

As stated above, the project would comply with mitigation
measure GHG-1, identified below, which requires the
provision of preferential parking for carpooling and
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alternative-fueled vehicles.
Program 7

Compliant

Encouraging ownership of plug-in electric
vehicles (EV) by providing EV charging station
infrastructure,
where
appropriate,
and
encouraging property owners and developers
to install EV charging stations in commercial
and residential projects.

The project would comply with mitigation measure GHG-1,
identified below. While this mitigation does not expressly
require electric vehicle charging station infrastructure, it
does encourage the use of plug-in electric vehicles by
requiring the provision of preferential parking for
alternative-fueled vehicles.

Green Building, Energy Efficiency, and Renewable Energy
Program 3

Compliant

Provide incentives to development projects
that meet or exceed specified standards under
green building programs such as Build It
Green.

The proposed project will be required to comply with the
updated Title 24 standards, including the new 2010
California Building Code (CBC), for building construction.
These standards require new buildings to reduce water
consumption by 20 percent, which results in less energy
consumption for pumping water. In addition, the project
proposes to construct the Rose Garden Community Facility
to achieve a minimum LEED (Leadership in Energy and
Environmental Design) silver rating. LEED is a voluntary,
consensus-based, market-driven program that provides
third-party verification of environmentally sustainable
buildings. The goal of the LEED performance credit system is
to allocate points "based on the potential environmental
impacts and human benefits of each credit." To weight these
impacts, USGBC relies upon the environmental impact
categories of the United States Environmental Protection
Agency's Tools for the Reduction and Assessment of
Chemical and Other Environmental Impacts (TRACI) as a
basis for weighting each credit. Points are distributed across
major credit categories, one being Energy and Atmosphere,
which addresses energy efficiency.

Waste Reduction, Recycling, and Zero Waste
Program 6

Compliant

Strengthen recycling programs, purchasing
policies, and employee education, to reduce
the amount of waste produced in Larkspur.

The project site is located with the CLASP area and CLASP
Policy U-15, Solid Waste Disposal, requires the provision of
adequate storage for waste and recycling bins for all new
development. More specifically, mitigation measure GHG-1
requires that the proposed project provide interior and
exterior storage areas for recyclables and adequate recycling
containers. This mitigation measure also instigates the reuse
and recycling of construction waste (including, but not
limited to, soil, vegetation, concrete, lumber, metal, and
cardboard) to the extent practical. Lastly, the proposed
project will be required to comply with the updated Title 24
standards, including the new 2010 CBC, for building
construction and these standards require the diversion of 50
percent of the resultant construction waste from landfills.

Water and Wastewater
Program 1

Compliant

Assess, maintain and repair existing plumbing
fixtures, pipes, and irrigation systems in all

As previously stated, the proposed project will be required
to comply with the updated Title 24 standards, including the
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agency buildings and facilities to minimize
water use, including building and parking lot
landscaping, public rest rooms and parks, golf
courses and other recreational facilities. As
feasible, upgrade and retrofit agency plumbing
and irrigation systems with state-of-the-art
water conserving technology.

new 2010 CBC, for building construction. These standards
require new buildings to reduce water consumption by 20
percent. Furthermore, the project proposes to construct the
Rose Garden Community Facility to achieve a minimum LEED
silver rating. The goal of the LEED performance credit system
is to allocate points "based on the potential environmental
impacts and human benefits of each credit." To weight these
impacts, USGBC relies upon the environmental impact
categories of the United States Environmental Protection
Agency's TRACI as a basis for weighting each credit. Points
are distributed across major credit categories, one being
Water Efficiency.
The proposed project would also be required to comply with
Marin Municipal Water District (MMWD) regulations. The
City has required compliance with MMWD regulations as a
condition of approval for projects subject to the design
review and planning permits (City of Larkspur 2010), such as
the proposed project. For the last several years, the water
district’s water conservation measures have been outlined
under MMWD Ordinance No. 385. This ordinance has
required water conserving landscaping review and
compliance for all public, industrial, commercial, and
multifamily residential projects. The ordinance outlined
prescriptive irrigation efficiency methods such as automatic
irrigation systems, proper soil preparation, and a limited
percentage of high-water use plants. On December 16, 2009,
the MMWD Board adopted Ordinance No. 414, providing
updated water efficient landscaping requirements as well as
other water conservation measures (City of Larkspur 2010).

Program 4

Compliant

Plant materials native to northern California
and Marin County, and encourage the use of
drought-tolerant plant material.

Chapter 12.16 of the Municipal code specifically mentions
that native trees such as redwood, oak, and madrone are
especially important to the community. The City provides a
Master Tree List, which encourages the planting of native
trees, to be used as a guide when trees are planted on
private property. In addition, mitigation measure GHG-1
requires that at least 75 percent of all landscaping plants be
drought-tolerant as determined by a licensed landscape
architect or contractor.

MITIGATION MEASURE: The following mitigation measure shall be implemented to reduce the
potential for impacts associated with greenhouse gas emissions to a less than significant level.
GHG-1 Prior to building permit approval, the City of Larkspur Planning Department shall require that
the project applicant implement the following measures to reduce short-term and long-term
emissions of GHGs associated with construction and operation of the proposed project:
Construction
a. Reuse and recycle construction and demolition waste (including, but not limited to, soil,
vegetation, concrete, lumber, metal, and cardboard) to the extent practical.
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Greenhouse Gas Emissions continued
Operation
a. The proposed project shall be designed to include impervious surfaces for outdoor
parking lot surfaces and sidewalks to the greatest extent feasible.
b. Bicycle parking facilities and preferential parking for carpooling and alternative-fueled
vehicles shall be provided in close proximity to the entrance of the Community Facility.
This measure encourages use of alternative transportation by employees and helps to
reduce the amount vehicle miles traveled by the project.
c. The proposed Community Facility shall provide interior and exterior storage areas for
recyclables and adequate recycling containers located in public areas.
d. The proposed Community Facility shall ensure that low-water use landscaping (i.e.,
drought-tolerant plants and drip irrigation) are installed. At least 75 percent of all
landscaping plants shall be drought-tolerant as determined by a licensed landscape
architect or contractor and in conformance with MMWD Ordinance No. 414.
RESULT AFTER MITIGATION: It is anticipated that the mitigation measures listed above would
adequately reduce the project’s impacts to greenhouse gas emissions to a less than significant level.
Table 5 identifies the estimated GHG emissions resulting from long-term operations of the proposed
project with the imposition of the mitigation identified in mitigation measure GHG-1. Due to current
limitations in modeling software however, GHG emission reductions associated with the aspects of
mitigation measure GHG-1, impervious surfaces, the provision of bicycle parking and preferential
parking for carpooling and alternative-fueled vehicles, and the provision for interior and exterior
storage areas for recyclables and adequate recycling containers cannot be quantified.
However, in addition to the GHG emissions reductions attributed to mitigation measure GHG-1, Table
5 accounts for GHG emissions reductions associated with project features described in Table 4
above, such as the increased density the project would provide for this area, specifically the
projection of 9 jobs. (According to the Energy Information Administration [2001], public assembly
buildings contain an average of one employee per 1,350 square feet. Applying this ratio to the
proposed project equates to 9 jobs.) Also accounted for in Table 5, in addition to mitigation measure
GHG-1, are GHG emission reductions associated the three bus stops on Doherty Drive within 350
feet of the project site; increased diversity of land use provided by the project which proposes a
library and meeting space uses in the vicinity of two schools and adjacent to residential land uses; the
improved pedestrian network resulting from the project which includes a proposed multi-use trail
which would provide accessible, non-motorized connections off-site providing ready access to the
community facility and adjacent properties. The proximity of the proposed project to downtown
Larkspur is also accounted. Due to the fact that the specific features needed to achieve the LEED
silver rating has not been identified at the drafting of this document, the GHG emissions reductions
associated with the proposed LEED silver rating are not quantified.
As shown in Table 4, implementation of mitigation measure GHG-1 as well as the increased density,
increased land use diversity, increased access to public transit, improved pedestrian network, and
project proximity to downtown would result in a reduction of 317 metric tons of CO 2e annually
compared with baseline emissions estimates identified in Table 5. Accounting for mitigation measure
GHG-1 and the other quantifiable project features proposed, the project would generate 758 metric
tons of CO2e annually.
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TABLE 5
OPERATIONAL GREENHOUSE GAS EMISSIONS – METRIC TONS PER YEAR (MITIGATED)
Source

CO2

CH4

N20

CO2e

Construction
(Amortized over 30
Years)

8

0.00

0.00

8

Area

0

0.00

0.00

0

Energy

91

0.00

0.00

91

Mobile

653.5

0.03

0.00

654

4.5

0.27

0.00

10

Water

2

0.02

0.00

3

Total

759

0.32

0.00

766

Solid Waste

BAAQMD Threshold

1,100

Source: CalEEMod version 2011.1.1. See Appendix A of PMC, Greenhouse Gas Emissions analysis, for emission model
outputs.

With implementation of mitigation measure GHG-1, the proposed project would not impede any of the
applicable GHG emissions reduction measures of the City of Larkspur CAP, as demonstrated in
Table 4. Also, as previously stated, the proposed project does not include residential development
and would not add new population to the area. As a result, the proposed project would not conflict
with Larkspur CAP population assumptions and thus population-based GHG emission projections. No
inconsistencies between the project and the CAP would occur. This impact is less than significant.
Sources: 6
Potentially
Signficant
Impact

Less Than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

8. HAZARDS AND HAZARDOUS MATERIALS
Would the proposal:

□

X

□

□

b) b) Create a significant hazard to the public or the
environment through reasonably foreseeable upset
and accident conditions involving the release of
hazardous materials into the environment?

□

□

X

□

c) Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed
school?

□

□

X

□

a) Create a significant hazard to the public or the
environment through the routine transport, use, or
disposal of hazardous materials?
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Hazards and Hazardous Materials continued
d) Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a result,
would it create a significant hazard to the public or the
environment?

□

X

□

□

e) For a project located within an airport land use plan
or, where such a plan has not been adopted, within
two miles of a public airport or public use airport,
would the project result in a safety hazard for people
residing or working in the project area?

□

□

□

X

□

□

□

X

g) Impair implementation of or physically interfere with
an adopted emergency response plan or emergency
evacuation plan?

□

□

X

□

h) Expose people or structures to a significant risk of
loss, injury or death involving wildland fires, including
where wildlands are adjacent to urbanized areas or
where residences are intermixed with wildlands?

□

□

X

□

f) For a project within the vicinity of a private airstrip,
would the project result in a safety hazard for people
residing or working in the project area?

DISCUSSION:
a) Less than Significant Impact with Mitigation. The Draft EIR, on pages 4.12-19 through 4.12-22
addresses potential impacts related to hazardous materials, primarily as related to on-site contaminated
soils and groundwater from previous nursery activities and other on-site uses outside of Subarea 3.
Mitigation measures were recommended on pages 4.12-22 through 4.12-26 of the Draft EIR.
Subsequently, the Preliminary Development Plan did not result in any additional impacts. A
remediation plan is in place which addresses the aforementioned mitigation measures and will be
completed by Spring 2014 and prior to start of construction of the Rose Garden housing development.
The City of Larkspur has received a letter, dated July 24, 2012, from the Department of Toxic
Substances and Control indicating that the items required remediation will be completed before the
parcel is transferred to the City for construction of facilities (refer to Appendix D). Therefore, the
potential impact to the public and environment as it relates to hazardous materials would be less than
significant once the remediation closure has been determined to be acceptable by the RWQCB, which
is required in the following mitigation measure HAZMAT-1.
MITIGATION MEASURE: The following mitigation measure shall be implemented to reduce the
potential for impact associated with a hazardous materials site to a less than significant level.
HAZMAT-1. Prior to issuance of a building permit, the applicant shall submit documentation from the
Regional Water Quality Control Board (RWQCB) indicating that a closure summary report
has been submitted and accepted for this site.
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Hazards and Hazardous Materials continued
RESULT AFTER MITIGATION: It is anticipated that the mitigation measure above will adequately
reduce the project’s impacts from hazardous materials at the site to a less than significant level.
b) Less than Significant Impact. Based on the proposed use of the Community Facilities Parcel Master
Plan site, there is no indication that the proposed project would transport, use, or dispose of any
significant quantities of hazardous substances or waste as defined by the State of California. The
proposed park and library/community facility use would involve minimal handling and storage of office
and commercially packaged hazardous materials in relatively small quantities. These chemicals may
include but not be limited to familiar materials such as toners, correction fluid, paints, lubricants, kitchen
and restroom cleaners, and other maintenance materials. Because the amount of these materials
would be used in minimal amounts, the construction and operational use of the community facilities
building on the site would not create a significant hazard to the public or the environment through the
routine transport, use, emission or disposal of hazardous materials, nor is it expected to cause
significant hazards to the public or the environment through an accidental release of hazardous
materials into the environment in that the use does not involve such acts. Therefore, the potential
impact to hazards and hazardous materials would be less than significant.
c) Less than Significant Impact. Redwood High School property is adjacent to Subarea 3, and Hall
Middle School is located to the north across Doherty Drive, within 0.25 mile of the subject site, and San
Andreas High School is within 0.25 mile to the southeast. As indicated in the previous response to a)
and b) above, while these schools could be affected by the release of hazardous materials, the
Communities Facilities Plan Master Plan project and uses are not expected to result in the transport,
use, or dispose of any significant quantities of hazardous substances or waste as defined by the State
of California. Therefore, less-than-significant impacts would occur related to emissions or handling of
hazardous materials in close proximity to schools.
f) Less than Significant Impact with Mitigation Incorporated. Please refer to a) and b) above.
g) No Impact. The project is not located within an airport land use plan or within two miles of a public
airport or public use airport. Therefore, the project does not have the potential to result in a safety
hazard impact for people residing or working in the project area.
h) No Impact. The project is not located within the vicinity of a private airstrip. Therefore, the project does
not have the potential to result in a safety hazard impact for people residing or working in the project
area.
i) Less than Significant Impact. The Draft EIR addressed this issue on page 4.12-21 and found the
potential impact to be less than significant. The Preliminary Development Plan did not result in any
additional impacts related to an adopted emergency response plan or emergency evacuation plan, nor
would the Communities Facilities Parcel Master Plan project.
j) Less than Significant Impact. The Draft EIR addressed this issue on page 4.12-21 and found the
potential impact to be less than significant. The Preliminary Development Plan did not result in any
additional impacts related to risk of loss, injury or death involving wildland fires. The subject parcel is
located in downtown Larkspur, not located within an Urban Wildland Interface Zone, and in a developed
area not subject to wildland fires. Therefore, the Community Facilities Parcel Master Plan project would
not have less than significant impact of exposing people to risk as a result of wildland fires.
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Hazards and Hazardous Materials continued
Sources: 1, 2, 3, 4, 7, 8, 9, 11

Potentially
Signficant
Impact

Less Than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

9. HYDROLOGY AND WATER QUALITY
Would the project:
a) Violate any water quality standards or waste
discharge requirements?

□

□

X

□

b) Substantially deplete groundwater supplies or
interfere substantially with groundwater recharge such
that there would be a net deficit in aquifer volume or a
lowering of the local groundwater table level (e.g., the
production rate of pre-existing nearby wells would
drop to a level which would not support existing land
uses or planned uses for which permits have been
granted)?

□

□

X

□

c) Substantially alter the existing drainage pattern of the
site or area, including through the alteration of the
course of a stream or river, in a manner which would
result in substantial erosion or siltation on- or off-site?

□

□

X

□

d) Substantially alter the existing drainage pattern of the
site or area, including through the alteration of the
course of a stream or river, or substantially increase
the rate or amount of surface runoff in a manner
which would result in flooding on- or off-site?

□

□

X

□

e) Create or contribute runoff water which would exceed
the capacity of existing or planned stormwater
drainage systems or provide substantial additional
sources of polluted runoff?

□

□

X

□

f) Otherwise substantially degrade water quality?

□

□

X

□

g) Place housing within a 100-year flood hazard area as
mapped on a federal Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard delineation
map?

□

□

□

X
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Hydrology and Water Quality continued

□

□

□

X

i) Expose people or structures to a significant risk of
loss, injury or death involving flooding, including
flooding as a result of the failure of a levee or dam?

□

□

□

X

j) Inundation by seiche, tsunami, or mudflow?

□

□

X

□

h) Place within a 100-year flood hazard area structures
which would impede or redirect flood flows?

DISCUSSION:
a) Less than Significant Impact. Potential impacts related to surface water quality and groundwater
quality were addressed on pages 4.4-15 through 4.4-20 of the Draft EIR and pages 3-24 of the Final
EIR. Mitigation measures were identified on page 4.4-21 of the Draft EIR. The Preliminary
Development Plan did not result in any additional impacts. The Community Facilities Parcel Master
Plan would be designed to National Pollutant Discharge Elimination System (NPDES) Phased II
standards. Surface runoff associated with the proposed project would be collected and conveyed
through a stormwater collection system consisting of drains and a pipe that would connect to the City’s
existing storm drainage system, which discharges stormwater to San Francisco Bay. All run-off would
be managed on-site. Additionally, the applicant would be required to implement performance standards
set forth under the Marin County Stormwater Pollution Prevention Program (MCSTOPPP) Action Plan.
MCSTOPPP agencies inspect businesses for compliance with environmental laws and regulations.
The MCSTOPPP program establishes performance standards for new development, redevelopment,
and construction site controls. The performance standards include water quality protection to the
maximum extent practicable. The storm drains would be required to meet the City requirements for
treatment of urban run-off. Because the stormwater drainage system would include filtration equipment
that complies with the City’s urban run-off requirements, the project would include a storm drain system
that complies with the City’s existing storm drain system, and violation of water quality standards and
waste discharge requirements is not anticipated. Implementation of the BMPs, MCSTOPPP
performance standards, and City standard conditions would minimize the potential for constructionrelated surface water pollution and would ensure that water quality in the nearby Corte Madera Creek
would not be compromised by erosion and sedimentation during construction. Therefore, the
Community Facilities Parcel Master Plan project would not result in any additional water quality
standards impacts and this impact would be less than significant.
b) Less than Significant Impact. Refer to a) above which also addresses groundwater quality.
Development of the proposed library and community facilities building and park would not result in the
substantial depletion of groundwater resources. No groundwater extraction is proposed with project
development, as the water supply for the proposed building would be supplied by the Marin Municipal
Water District (MMWD) and groundwater supplies would not be required for the project. Therefore, the
proposed project would not effect groundwater supplies.
c) Less than Significant Impact. Increased runoff from site development was addressed on pages 4.415 and 4.4-16 of the Draft EIR and impacts were found to be less than significant and the Preliminary
Development Plan did not result in any additional impacts. The site would be designed to reduce the
outflow of existing watershed areas to less than pre-existing condition and is not altering a course of a
stream or river. The drainage system would be required to be designed and improved in accordance
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Hydrology and Water Quality continued
with the objectives of the Marin County Clean Water Program and MCSTOPPP. Additionally the
project would be required as a condition of approval to comply with the City’s Grading Ordinance which
prohibits surface grading between October 15 and April 15, unless an erosion control plan is prepared
by the applicant and approved by the City Engineer. The decrease in the amount of runoff and
sediment generated from the site would be a less than significant impact.
d) Less than Significant Impact. Potential hazards from tidal flooding or stormwater flooding was
addressed on pages 4.4-14 and 4.4-15 of the Draft EIR and pages 3-24 of the Final EIR, and the
Preliminary Development Plan did not result in any additional impacts. Refer to response c) above
which addresses this topic. Therefore, impacts associated with alteration of existing drainage patterns
would be less than significant.
e) Less than Significant Impact. Refer to responses c) and d) above. The project would utilize low
impact approach, bio-filtration and bio-remediation. Therefore, impacts associated with runoff water
exceeding the capacity is less than significant.
f) Less than Significant Impact. Refer to response a) above. The proposed project would construct a
new public facilities building for library and community use. Development projects can degrade water
quality through temporary construction impacts or over the long term through operations. The
proposed development is not industrial in nature and there is no indication that the proposed project
would degrade Larkspur’s water quality. Conditions of project approval would be required to minimize
the impacts to the existing hydrology and drainage of the property. Water quality degradation
associated with long term operations are less than significant.
g) No Impact. While the a portion of the Rose Garden Housing Development is within 100-year floodplain
and was addressed on page 4.4-14 of the Draft EIR, and the Preliminary Development Plan did not
result in any additional impacts, the Community Facilities Master Plan project does not involve the
construction of housing units, nor is the site within a 100-year flood hazard area. Therefore, the project
would not result in impacts to flooding.
h) No Impact. Refer to response g) above. The proposed library/community facilities structure would not
impede or redirect 100-year flood flows as the site is located adjacent to the 100-year floodplain.
Therefore, no impacts related to flooding would occur as a result of project development.
i) No Impact. Refer to response g) above. The project is not located near a levee or dam and is not
within a flood zone. Therefore, the project would not expose people to risk as a result of flooding and
no impacts related to flooding or dam failure would occur with project development.
j) Less than Significant Impact. The project site would not be exposed to hazards associated with a
seiche, tsunami, or mudflow. Tsunamis, which are large ocean waves generated by seismic events are
rare, and if generated would be expected to inundate lower-lying coastal areas east of the project site.
Seiches are seismically-induced waves that occur in an enclosed body of water such as a lake, and
would not affect the project site. Additionally, areas in the vicinity of the subject site are flat and there is
no risk of mudflows in these areas. Therefore, this is a less than significant impact.
Sources: 1, 2, 3, 9, 11
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10. LAND USE AND PLANNING
Would the proposal:
a) Physically divide an established community?

□

□

X

□

b) Conflict with any applicable land use plan, policy, or
regulation of an agency with jurisdiction over the
project (including, but not limited to the general plan,
specific plan, local coastal program, or zoning
ordinance) adopted for the purpose of avoiding or
mitigating an environmental effect?

□

□

X

□

c) Conflict with any applicable habitat conservation plan
or natural community conservation plan?

□

□

□

X

DISCUSSION:
a) Less than Significant Impact. Land use impacts associated with the CLASP were addressed on
pages 4.1-14 and 4.1-15 of the Draft EIR and page 3-22 of the Final EIR. No significant impacts were
identified and no mitigation measures were found necessary. This Master Plan project does not
change this impact. Therefore, the project will not physically divide an established community and
have no impact related to such.
b) Less than Significant Impact. The parcel is designated for Residential Parkland/Public Facilities in
the General Plan, and is zoned Planned Development (PD). The proposed project would not change
the General Plan land use designation or zoning. Because the proposed project would be located on
a site designated in the City’s General Plan for parkland/public facilities and a park with a
library/community facilities building on the site are permitted within the PD zoning. The Community
Facilities Parcel Master Plan project outlines the design and development standards for this site. The
future park and library/community facility building associated with this project would be constructed
and implemented to be consistent with the applicable development standards of the Master Plan.
Therefore, the project would not conflict with applicable land use plan, policy, or regulation adopted for
the purpose of avoiding or mitigating an environmental effect.
c) No Impact. There would be no conflict with a habitat conservation plan or natural community
conservation plan, since no such plans have been developed on or adjacent to the site. Therefore, no
impact would occur with project development as it relates to a habitat conservation plan or natural
community conservation plan.
Sources: 2, 3, 9, 11
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11. MINERAL RESOURCES
Would the proposal result in:
a) Result in the loss of availability of a known mineral
resource that would be of value to the region and the
residents of the state?

□

□

□

X

b) Result in the loss of availability of a locally-important
mineral resource recovery site delineated on a local
general plan, specific plan or other land use plan?

□

□

□

X

DISCUSSION:
a) No impact. No known mineral resources exist at the project site. Therefore, there would be no
environmental impact associated with mineral resources as a result of this project.
b) No impact. The Larkspur General Plan does not discuss any locally-important mineral resource
recovery site in the vicinity of the proposed project. Therefore, there would be no environmental impact
associated with locally important mineral resources as a result of this project.
Sources: 2, 3, 9, 11
Potentially
Signficant
Impact

Less Than
Significant with
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Less Than
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No
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12. NOISE
Would the proposal result in:
a) Exposure of persons to or generation of noise levels
in excess of standards established in the local general
plan or noise ordinance, or applicable standards of
other agencies?

□

X

□

□

b) Exposure of persons to or generation of excessive
groundborne vibration or groundborne noise levels?

□

X

□

□

c) A substantial permanent increase in ambient noise
levels in the project vicinity above levels existing
without the project?

□

X

□

□
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d) A substantial temporary or periodic increase in
ambient noise levels in the project vicinity above
levels existing without the project?

□

X

□

□

e) For a project located within an airport land use plan
or, where such a plan has not been adopted, within
two miles of a public airport or public use airport,
would the project expose people residing or working
in the project area to excessive noise levels?

□

□

□

X

f) For a project within the vicinity of a private airstrip,
would the project expose people residing or working
in the project area to excessive noise levels?

□

□

□

X

DISCUSSION:
The Master Plan does not propose active outdoor recreation and/or sports facilities. The Master Plan will
require site amenities or amenities and programs which will compliment adjacent residential uses
particularly nearby senior housing.
a,b,c) Less that Significant Unless Mitigation Incorporated. Potential noise impacts associated with
development under the CLASP were addressed on page 4.8-12 through 4.8-17 of the Draft EIR.
Mitigation measures were addressed on pages 4.8-17 through 4.8-18 of the Draft EIR. The Preliminary
Development did not result in any additional impacts. The mitigation measures listed on pages 4.8-17
and 4.8-18 of the Draft EIR continue to apply to the development of the Community Facilities Parcel
Master Plan, in addition to the following:
MITIGATION MEASURES: The following mitigation measures shall be implemented to reduce the
potential for impacts associated with temporary ambient noise levels to a less than significant level.
NOISE-1 Minimize amount and duration of noise intrusion during construction and take measures to
correct problems. The City shall take the following measures to minimize noise intrusion
during construction in the Specific Plan area:
a. Limit construction to the hours of 7:00 a.m.; and 6:00 p.m. on weekdays, and 9 a.m. to 5
p.m. on Saturdays, Sundays or legal holidays in accordance with Chapter 9.54 of the
Larkspur Municipal Code.
b. Ensure that all equipment driven by internal combustion engines are equipped with
mufflers that are in good condition and appropriate for the equipment.
c. Use “quiet” models of air compressors and other stationary noise sources where
technology exists.
d. Locate stationary noise-generating equipment as far as possible from sensitive receptors
when sensitive receptors adjoin or are near a remediation or construction project area.
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Noise continued
e. Prohibit unnecessary idling of internal combustion engines.
NOISE-2 Minimize amount and duration of noise to nearby residences. Limit daytime and nighttime
outdoor events and activities associated with the Community Facility Parcel to the
regulations of the Noise Ordinance of the City of Larkspur Municipal Code, Chapter 9.54.
The City shall manage all of the outdoor events and activities to assure compliance with the
noise regulations.
RESULT AFTER MITIGATION: Upon implementation of the above mitigation measures, the potential
project impacts regarding exposure of persons to or generation of noise levels in excess of standards
established would be reduced to less than significant level.
a) No impact. The project is not located within an airport land use plan, within two miles of an airport,
or within the vicinity of a private airstrip. The nearest airport is the Smith Ranch Road airport
approximately 9 miles northeast of the project site. Due to the distance of the nearest airport, the
project site would not be subject to high levels of aircraft noise. Therefore, there is no
environmental impact associated with an airport land use plan or proximity to an airport.
No impact. The project is not located within the vicinity of a private airstrip. The nearest airport is
the Smith Ranch Road airport approximately 9 miles northeast of the project site. Due to the
distance of the nearest airport, the project site would not be subject to high levels of aircraft noise.
Therefore, there is no environmental impact associated with a private airstrip.
Sources: 1, 2, 3, 9, 10, 11

Potentially
Signficant
Impact

Less Than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

13. POPULATION AND HOUSING
Would the proposal:
a) Induce substantial population growth in an area, either
directly (for example, by proposing new homes and
businesses) or indirectly (for example, through
extension of roads or other infrastructure)?

□

□

□

X

b) Displace substantial numbers of existing housing,
necessitating the construction of replacement housing
elsewhere?

□

□

□

X

c) Displace substantial numbers of people, necessitating
the construction of replacement housing elsewhere?

□

□

□

X

DISCUSSION:
a) No Impact. Development of the Community Facilities Parcel Master Plan project would not result in an
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increase in the population as it does not involve the construction of any new housing or the extension of
roads or other infrastructure, and relocates an existing library in City Hall to the new location at the
Community Facilities Parcel. Therefore, the project would not induce substantial population growth in
the project area, either directly or indirectly and there is no impact related to population growth as a
result of this project.
b) No Impact. There are no existing residential dwellings on the subject site. Therefore, the proposed
project would not displace a substantial number of existing housing units and there is no impact related
to this is as a result of this project.
c) No Impact. See the discussion of b) above.
Source: 2, 3, 4, 9,11
Potentially
Signficant
Impact

Less Than
Significant with
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

14. PUBLIC SERVICES
a) Would the project result in substantial adverse
physical impacts associated with the provision of new
or physically altered governmental facilities, need for
new or physically altered governmental facilities, the
construction of which could cause significant
environmental impacts, in order to maintain
acceptable service ratios, response times or other
performance objectives for any of the public services:
Fire protection?

□

□

X

□

Police protection?

□

□

X

□

Schools?

□

□

□

X

Parks?

□

□

□

X

Other public facilities?

□

□

□

X
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Public Services continued
DISCUSSION:
Potential impacts related to public services were addressed on pages 4.9-6 through 4.9-13 of the Draft
EIR and page 3-31 of the Final EIR. No significant impacts were identified and no mitigation measures
were required. The Preliminary Development Plan did not result in any additional impacts.
a)

Less than Significant Impact. Fire protection: The proposed project would not substantially result in
an increase in population growth which would otherwise result in an increase in the demand for
emergency medical services and police services and an increase in traffic-related emergencies. In
accordance with standard City practices, the Fire Department would review project plans before
permits are issued to ensure compliance with all applicable fire and building code standards and to
ensure that adequate fire and life safety measures are incorporated into the project in compliance
with all applicable State and City fire safety regulations. The Community Facilities Parcel Master Plan
project actually improves fire protection because with more road access in the CLASP Subarea 3,
there would be a fire hydrant for every 300 feet, and any building constructed on this site would be
fire sprinklered in accordance with current fire and building code regulations. Because the proposed
project would not result in the need for new or expanded public services, the project’s potential impact
on fire protection services would be less than significant.
Less than Significant Impact. Police Protection: The project site is located across the street from
the Twin Cities Police Department. As the Community Facilities Parcel Master Plan would not add
persons to the site, the proposed project would not result in the need for new or expanded public
services, the project’s potential impact on police protection services would be less than significant.
No Impact. Schools: Relocation and expansion of the library will provide resources and study areas
to support local education and school programs. The proposed project would not generate any
demand for increased school services as no housing is proposed. Therefore, no impact to schools
would occur with project development.
No Impact. Parks: The project will provide passive park facilities as well as community gathering
spaces. The CLASP calls for a public park in Specific Plan Subarea 3 for which has been included in
the Community Facilities Parcel Master Plan, and no housing is proposed in the Master. Therefore,
there would not be an increased demand for park facilities and no impact to parks would occur with
project development.
No Impact. Other public facilities: Development of the Community Facilities Master Plan would
provide a library/community facility and park space to the City of Larkspur in accordance with the
CLASP Subarea 3. As discussed in the Traffic and Circulation section, the proposed project would
not result in an increase in traffic and would not increase the need for maintenance of local roadways.
In fact, the project provides improvements to the sidewalks and bicycle paths fronting the project. In
addition, as described in the above discussion, no other significant impacts to public services are
anticipated as a result of the proposed project. Therefore, no impact to other public facilities would
occur with project development.

Sources: 2, 3, 4, 8, 9, 11
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15. RECREATION
a) Would the project increase the use of existing
neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of
the facility would occur or be accelerated?

□

□

□

X

b) Does the project include recreational facilities or
require the construction or expansion of recreational
facilities which might have an adverse physical effect
on the environment?

□

□

□

X

DISCUSSION:
a) No Impact. The Community Facilities Master Plan project adds a library/community facility and park to
the area which would reduce the demand usage on nearby Piper Park. Additionally, the project does
not add housing rather it is providing a library/community facility and park space for the Rose Garden
Housing Development. Therefore, no impact would occur on recreational resources with project
development.
b) No Impact. The proposed Master Plan provides passive recreation space and offices to support
recreation facilities and programs. Therefore, there would be no adverse physical effect on the
environment from the construction or expansion of recreational facilities on-site.
Sources: 2, 3, 9,11
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16. TRANSPORTATION/TRAFFIC
Would the project:
a)

Conflict with an applicable plan, ordinance or policy
establishing measures of effectiveness for the
performance of the circulation system, taking into
account all modes of transportation including mass
transit and non-motorized travel and relevant
components of the circulation system, including but
not limited to intersections, streets, highways and
freeways, pedestrian and bicycle paths, and mass
transit?
42
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b) Conflict with applicable congestion management
program, including, but not limited to level of service
standards and travel demand measures, or other
standards established by the county congestion
management agency for designated roads or
highways?

□

□

□

X

c) Result in a change in air traffic patterns, including
either an increase in traffic levels or a change in
location that result in substantial safety risks?

□

□

□

X

d) Substantially increase hazards due to a design
feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?

□

□

X

□

e) Result in inadequate emergency access?

□

□

X

□

f) Conflict with adopted policies, plans, or programs
regarding public transit, bicycle, or pedestrian
facilities, or otherwise decrease the performance or
safety of such facilities?

□

□

X

□

DISCUSSION:
a) Less than Significant Impact. The project is consistent with the City of Larkspur’s Circulation Element
of the General Plan, the City’s Bicycle and Pedestrian Master Plan, and with the various objectives,
policies and standards of the Central Larkspur Area Specific Plan. The City retained a traffic engineer,
Parisi and Associates, to prepare a traffic analysis of the project (refer to Appendix C). The analysis
indicated that a 24,000 square foot project would be estimated to generate a total of 20 vehicle trips
during the weekday a.m. peak hour, 63 vehicle trips during the p.m. peak hour, and 506 vehicle trips
over the course of the day. This would result in 4 additional a.m. peak hour vehicle trips and 46
additional p.m. peak hour vehicle trips compared to the 10,000 square foot facility approved as part of
the CLASP. It would result in 196 additional weekday vehicle trips over the course of a weekday. The
additional project-related traffic would retain the study intersections at acceptable service levels. The
inclusion of a traffic signal at Doherty Drive/Larkspur Plaza will improve the intersection’s operations to
level of service “A” conditions. Although the intersection at Piper Park entrance and Doherty Drive
would change from a level of service “B” to level of service “C”, this remains consistent with the City of
Larkspur Circulation Element, Policy D. Its traffic generation would not result in any study intersections
operating at less than acceptable service levels. The project would be adequately served by existing
and planned pedestrian, bicycle, and transit systems. Therefore, development of the Community
Facilities Parcel Master Plan would not conflict with an applicable plan, ordinance or policy establishing
measures of effectiveness for the performance of the circulation system and this is a less than
significant impact.
b) No Impact. The project’s study area roadways are not subject to Marin County’s Congestion
Management Program. Furthermore, the project’s traffic would not result in any study intersection
operating at or below unacceptable service level standards. Therefore, the project would not cause an
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Transportation/Traffic continued
exceedance, either individually or cumulatively, of a level of service standard established by the Marin
County Congestion Management Agency, and would result in no impact.
c) No Impact. No uses or structures are proposed that could affect air traffic patterns, nor is an airport
located in proximity to the project site. Therefore, the proposed project would not result in substantial
safety risks related to air traffic and would have no impact.
d) Less than Significant Impact. The project is consistent with the design features per the CLASP. The
traffic, parking, pedestrian and bicycle features enable smooth and standard access and circulation.
The project would not involve hazards to design features, such as sharp curves or dangerous
intersections, or create hazardous conditions by introducing incompatible uses. Final location and
design of all driveways entrances and exits will be reviewed and approved by the City Engineer.
Therefore, there would be no substantial increase in traffic hazards as a result of the proposed design
of the project or incompatible uses and this impact would be less than significant.
e) Less than Significant Impact. The project provides adequate emergency access through its roadway,
driveway, and parking lot design features. The proposed project would not have a substantial effect on
emergency access to the project area. Two alternative site layouts are proposed for the Community
Center: the “north option” and the “southwest option.” Both options would have similar circulation
patterns, with on-site parking accessed via driveways with Rose Lane and Orchid Lane. The project site
will be served from Rose Lane, which will extend opposite Larkspur Plaza Drive. Fire suppression and
emergency response would continue to be provided by the City of Larkspur Fire Department from the
Greenbrae Fire Station (Station 16). The Larkspur Fire Department has reviewed the plans and
indicated that the project could be adequately accessed for emergency services. Therefore, the project
would have a less than significant impact related to emergency access.
f) Less than Significant Impact. The project is consistent with the City of Larkspur’s Circulation Element
of the General Plan, the City’s Bicycle and Pedestrian Master Plan, and with the various objectives,
policies and standards of the CLASP. Its traffic generation would not result in any study intersections
operating at less than acceptable service levels. The project would be adequately served by existing
and planned pedestrian, bicycle and transit systems and would not decrease the performance or safety
of such facilities and has been determined to be a less than significant impact.
Sources: 3, 4, 9, 11, 12
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17. UTILITIES AND SERVICE SYSTEMS
Would the project:
a) Exceed wastewater treatment requirements of the
applicable Regional Water Quality Control Board?

□

□

X

□

b) Require or result in the construction of new water or
wastewater treatment facilities or expansion of existing

□

□

X

□
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Utilities and Service Systems continued
facilities, the construction of which could cause significant
environmental effects?
c) Require or result in the construction of new storm water
drainage facilities or expansion of existing facilities, the
construction of which could cause significant
environmental effects?

□

□

X

□

d) Have sufficient water supplies available to serve the
project from existing entitlements and resources, or are
new or expanded entitlements needed?

□

□

X

□

e) Result in a determination by the wastewater treatment
provider which serves or may serve the project that it has
adequate capacity to serve the project’s projected
demand in addition to the provider’s existing
commitments?

□

□

X

□

f) Be served by a landfill with sufficient permitted capacity
to accommodate the project’ solid waste disposal needs?

□

□

X

□

g) Comply with federal, state, and local statutes and
regulations related to solid waste?

□

□

X

□

DISCUSSION:
a) Less than Significant Impact. Water, wastewater, solid waste removal, and storm water impacts
were addressed on pages 4.9-9 through 4.9-13 of the Draft EIR, and no significant impacts requiring
mitigation were identified. The Preliminary Development Plan did not result in any additional impacts.
Wastewater generated on-site would be conveyed to the Central Marin Sanitation Agency (CMSA)
located on Anderson Drive in San Rafael that provides wastewater treatment and disposal for Larkspur
via the Ross Valley Sanitary District No. 1 sewer system. The amount of wastewater that is anticipated
by the project is incremental and would not be expected to exceed the wastewater treatment
requirements of the San Francisco Bay Regional Water Quality Control Board. No expansion in
wastewater treatment facilities is expected to be necessary as a result of the proposed Community
Facilities Parcel Master Plan project. The anticipated impact is less than significant for exceeding
wastewater treatment requirements.
b) Less than Significant Impact. Refer to response a) above. No new construction of water or
wastewater treatment facilities or expansion of existing facilities is expected to be necessary as a result
of the proposed Community Facilities Parcel Master Plan project. The anticipated impact is less than
significant for new construction of water or wastewater treatment facilities or expansion requirements.
c) Less than Significant Impact. Refer to response a) above. To the extent that the site is not
developed in excess of the previously approved project, including approximately 75% is permeable,
than the existing and proposed storm water facilities are adequate. As a result, this would be a less
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Utilities and Service Systems continued
than significant impact to storm water drainage facilities.
d) Less than Significant Impact. Refer to response a) above. New and expanded entitlements would
be required per Marin Municipal Water (MMWD). MMWD has established new standards since the
adoption of the Draft EIR and the site will be required to comply with the new standards for water
conservation, landscaping, and building use. Because the subject site is presently vacant, Marin
Municipal Water District (MMWD) must indicate the availability of water and any associated
requirements (such as pipe size). Once the site plan and building plans are submitted for Design
Review, they would be routed to MMWD who would specify associated requirements which would
become conditions of project approval. Additionally, MMWD will have to issue a Maximum Applied
Water Allowance (MAWA). As a result, water supply availability would be a less than significant impact.
e) Less than Significant Impact. Refer to response a) above. The proposed project would generate a
small amount of waste that would not be expected to exceed the wastewater treatment requirements of
the San Francisco Bay Regional Water Quality Control Board. The existing facilities would be used for
the proposed project, and no additional wastewater treatment facilities would need to be constructed to
accommodate the proposed project. Therefore, no impact to wastewater services would occur with
development of the Communities Facility Parcel Master Plan project.
f) Less than Significant Impact. The proposed project would generate a small amount of solid waste.
Furthermore, the proposed waste generated by the proposed project would not be expected to exceed
the capacity of the existing landfill, The Redwood Sanitary Landfill, a Class III facility, which is
anticipated to remain in operation until 2039. At that point, if space still exists at the landfill, they would
continue to contract with disposal companies. Therefore, the Communities Facility Parcel Master Plan
project’s impact on solid waste disposal services would be less than significant.
g) Less than Significant Impact. The proposed project would comply with all federal, state, and local
statues and regulations related to solid waste. As described in response to f) above, the project’s solid
waste would be disposed in a permitted Class III facility, Redwood Sanitary Landfill. Therefore, the
Communities Facility Parcel Master Plan project’s impact on solid waste disposal would be less than
significant.
Sources: 2, 3, 9, 11
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18. MANDATORY FINDINGS OF SIGNIFICANCE
a) Does the project have the potential to degrade the
quality of the environment, substantially reduce the
habitat of a fish or wildlife species, cause a fish or
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Mandatory Findings of Significance continued
wildlife population to drop below self-sustaining levels,
threaten to eliminate a plant or animal community,
reduce the number or restrict the range of a rare or
endangered plant or animal or eliminate important
examples of the major periods of California history or
prehistory?
b) Does the project have impacts that are individually
limited, but cumulatively considerable? ("Cumulatively
considerable" means that the incremental effects of a
project are considerable when viewed in connection
with the effects of past projects, the effects of other
current projects, and the effects of probable future
projects)?

□

X

□

□

e) Does the project have environmental effects which
will cause substantial adverse effects on human
beings, either directly or indirectly?

□

X

□

□

DISCUSSION:
a) Less than Significant Impact. Based on background research and site visits, with the implementation
of proposed project with mitigation, the project does not have the potential to substantially reduce the
habitat of a fish or wildlife species, cause a fish or wildlife population to drop below self-sustaining
levels, threaten to eliminate a plant or animal community, reduce the number or restrict the range of a
rare or endangered plant or animal or eliminate important examples of the major periods of California
history or prehistory.
b) Less than Significant with Mitigation. Development of the proposed project would not result in
significant cumulative environmental impacts. The proposed project could contribute to environmental
effects in the areas of aesthetics, air quality, biological resources, greenhouse gas emissions,
hazardous materials, and noise with new development. Mitigation measures incorporated throughout
the Initial Study, however, mitigate any potential contribution to cumulative impacts associated with
these environmental issues. Therefore, the proposed project does not have impacts that are
individually limited, but cumulatively considerable.
c) Less than Significant with Mitigation. The project’s identified impacts with mitigation would not
cause substantial adverse effects on human beings, either directly or indirectly with recommended
mitigation measures.
Sources: 2, 4, 5

19. SIGNIFICANT UNAVOIDABLE IMPACTS
No additional findings are required at this time because no new significant, unavoidable impacts have
been identified.
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Rose Garden Community Facilities Parcel Master Plan
(File: 12-47)

Mitigation Measures and Monitoring Program
Mitigation Measure AQ-1:
Prior to the issuance of a Building or Grading Permit, whichever comes first, the applicant shall
submit a dust and debris control plan for the review and approval of the City Engineer. The dust and
debris control plan shall include the following measures for all phases of construction:
a.
b.
c.
d.
e.
f.
g.
h.
i.
j.
k.
l.
m.

Water all active construction areas at least twice daily and more often during windy
periods. Active areas adjacent to residences should be kept damp at all times.
Cover all trucks hauling soil, sand, and other loose materials or require all trucks to
maintain at least two feet of freeboard.
Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all unpaved
access roads, parking areas and staging areas at construction sites.
Sweep daily (with water sweepers) all paved access roads, parking areas and staging
areas at construction sites.
Sweep streets daily (with water sweepers) if visible soil material is carried onto adjacent
road surface.
Hydroseed or apply (nontoxic) soil stabilizers to inactive construction areas (previously
graded areas that are inactive for 10 days or more).
Enclose, cover, water twice daily, or apply (nontoxic) soil binders to exposed stockpiles.
Limit traffic speeds on any unpaved roads to 15 mph.
Install sandbags or other erosion control measures to prevent silt runoff to public
roadways.
Replant vegetation in disturbed areas as quickly as possible.
Install wheel washers for all existing trucks, or wash off the tires or tracks of all trucks and
equipment leaving the construction site.
Suspend excavation and grading activity when winds (instantaneous gusts) exceed 25
mph.
Designate an air quality coordinator for the project. Prominently post a phone number for
this person on the job site, and distribute same to all nearby residents and businesses.
The coordinator will respond to and remedy any complaints about dust, exhaust, or other
air quality concerns. A log shall be kept of all complaints and how and when the problem
was remedied.

Monitoring: The City Planning staff and City Engineer shall be responsible for ensuring that Mitigation
Measure AQ-1 is implemented by requiring that the measures are included on the Building Plan set.
The Public Works/Building Inspectors shall ensure the measures are carried out through inspection.
Mitigation Measure GHG-1
Prior to building permit approval, the City of Larkspur Planning Department shall require that the
project applicant implement the following measures to reduce short-term and long-term emissions of
GHGs associated with construction and operation of the proposed project:
Construction
a. Reuse and recycle construction and demolition waste (including, but not limited to, soil,
vegetation, concrete, lumber, metal, and cardboard) to the extent practical.
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Operation
a. The proposed project shall be designed to include impervious surfaces for outdoor
parking lot surfaces and sidewalks to the greatest extent feasible.
b. Bicycle parking facilities and preferential parking for carpooling and alternative-fueled
vehicles shall be provided in close proximity to the entrance of the Community Facility.
This measure encourages use of alternative transportation by employees and helps to
reduce the amount vehicle miles traveled by the project.
c. The proposed Community Facility shall provide interior and exterior storage areas for
recyclables and adequate recycling containers located in public areas.
d. The proposed Community Facility shall ensure that low-water use landscaping (i.e.,
drought-tolerant plants and drip irrigation) are installed. At least 75 percent of all
landscaping plants shall be drought-tolerant as determined by a licensed landscape
architect or contractor and in conformance with MMWD Ordinance No. 414.
Monitoring: The City Planning staff and City Engineer shall be responsible for ensuring that Mitigation
Measure GHG-1 is implemented by requiring that the measures are included on the Building Plan set.
The Public Works/Building Inspectors shall ensure the measures are carried out through inspection.
Mitigation Measure HAZMAT-1.
Prior to issuance of a building permit, the applicant shall submit documentation from the Regional
Water Quality Control Board (RWQCB) indicating that a closure summary report has been submitted
and accepted for this site.
Monitoring: The City Planning and Public Works staff shall be responsible for ensuring that Mitigation
Measure HAZMAT-1 is implemented by requiring that the necessary documentation is submitted prior
to issuance of a grading or building permit.
Mitigation Measure NOISE-1
Minimize amount and duration of noise intrusion during construction and take measures to correct
problems. The City shall take the following measures to minimize noise intrusion during construction
in the Specific Plan area:
a. Limit construction to the hours of 7:00 a.m.; and 6:00 p.m. on weekdays, and 9 a.m. to 5
p.m. on Saturdays, Sundays or legal holidays in accordance with Chapter 9.54 of the
Larkspur Municipal Code.
b. Ensure that all equipment driven by internal combustion engines are equipped with mufflers
that are in good condition and appropriate for the equipment.
c. Use “quiet” models of air compressors and other stationary noise sources where technology
exists.
d. Locate stationary noise-generating equipment as far as possible from sensitive receptors
when sensitive receptors adjoin or are near a remediation or construction project area.
e. Prohibit unnecessary idling of internal combustion engines.
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Mitigation Measure NOISE 2
Minimize amount and duration of noise to nearby residences. Limit daytime and nighttime outdoor
events and activities associated with the Community Facility Parcel to the regulations of the Noise
Ordinance of the City of Larkspur Municipal Code, Chapter 9.54. The City shall manage all of the
outdoor events and activities to assure compliance with the noise regulations.
Monitoring: The City Planning staff shall be responsible for ensuring that NOISE-1 and NOISE-2 are
implemented by including the mitigation measures as conditions of project approval and requiring
inclusion of the measures on the Building Permit plans. Additionally, Planning and Building
Department staff and Twin Cities Police would be responsible for code enforcement action it was
determined that construction activities were being conducted outside of the permitted hours outlined
in the mitigation measure, and outdoor events and activities do not comply with the City’s Noise
Ordinance.

