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Overview and Contents
This Housing Element builds upon the goals, objectives, policies and programs in Larkspur’s 2010
Housing Element. As demonstrated in projects like Drake’s Way, an apartment complex of 24
very low and extremely low income units Rose Lane, a mixed-income residential development in
the heart of downtown Larkspur, and the City’s Housing Element policies continue to facilitate
and support the construction of quality affordable housing in Larkspur. This Housing Element
continues to support a multi-faceted approach to housing that fulfills the regional goals for
affordable housing, maximizes the chances for broad community consensus, and builds upon
these successes.
Following adoption of the 2010 Housing Element, the City amended its Zoning Ordinance to allow
development of a permanent emergency shelter for homeless individuals in the Administrative and
Professional Zoning District and amended the Zoning Ordinance to encourage the development of
transitional and supportive housing as a residential use subject to the same requirements as other
residential uses of the same type in the same zoning districts. The City also adopted an ordinance
to allow reasonable accommodation for persons with disabilities in the application of zoning and land
use policies. In response to Housing Element programs directing the City to consider revisions to
residential and mixed-use parking requirements, the City initiated public workshops at the Planning
Commission in 2011 and 2012. These discussions will be incorporated into the General Plan Update
process beginning in 2015. The City also updated its density bonus ordinance to be consistent with
State Law as to the application of density bonuses, concessions, and incentives to support the
development of affordable housing.

In 2013, the Council adopted amendments to the Garden Downtown and Storefront Downtown
commercial zoning districts to allow development of second units on “non-conforming” residential
properties already developed with residential structures. In 2014, the City Council approved a
mixed-use commercial and residential infill project in the City’s historic downtown consistent with
Housing Element and Downtown Specific Plan policies encouraging mixed-uses in this vibrant
neighborhood commercial corridor. The City also adopted the 2013 CalGreen residential green
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building code in efforts to encourage materials and energy conservation in new construction and
remodel projects.
Larkspur’s ‘fair share’ of the regional housing need for the 2015-2023 planning period is 132 units
(see Figure I below). State law requires the City to calculate its need for extremely low income
(ELI) households, households that earn 30% or below the area median income. Larkspur’s need
for ELI housing is 20 units (50% of the very low income need). A housing opportunity sites
inventory to meet those needs is provided in Table 20 of Section 2, Housing Opportunities
Analysis.
This Housing Element has been prepared based on community discussions around housing needs
and strategic programs and opportunities for addressing those needs. Larkspur’s Housing Element
must be sensitive to the many converging and competing interests, desires and views in the City
relating to development of all types of housing while preserving the historic character of
Larkspur’s neighborhoods, open space and fragile natural resources.
The Housing Element is available on the City’s website, at the City Library, and at City Hall for
further community review. All persons are encouraged to sign-up on the Housing Element Mailing
List through the Larkspur Planning Department by emailing lk_planning@cityoflarkspur.org. The
State of California Department of Housing and Community Development (HCD) will also review
the Housing Element.
Steps in the review process include at a minimum:
Community Workshop and Planning Commission/City Council-Hosted
Sessions to identify community housing values and viable housing development
policies and solutions.
Preparation and Distribution of the Draft Housing Element for review by the
public and State law required review by the California Department of Housing and
Community Development (HCD).
Response to Comments from HCD and the Public, with possible modifications to
the Draft Housing Element based on comments.
Planning Commission Public Hearings and recommendations to the City Council
for adoption of the updated Housing Element.
City Council Public Hearings to adopt the Planning Commission-recommended
Draft Housing Element.

(1)
(2)
(3)
(4)
(6)

The major actions proposed by this Housing Element are:
•
•
•
•

To identify sites with a high potential for development or redevelopment for affordable,
market-rate, or inclusionary housing while taking into account the characteristics of the
community and environmental constraints.
To identify other resources and incentives to promote the development of affordable
housing including residential second units and in-lieu fees.
To take actions toward the implementation of the Central Larkspur Area Specific Plan and
the 2000 Larkspur Landing Precise Development Plan.
To encourage mixed–use, infill development where feasible and appropriate, and
encourage the construction of senior housing as part of mixed-use developments.
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To review and amend the Zoning Ordinance, building code, and other housing policies to
remain consistent with State law.

For ease of use, Appendix A contains map of potential housing opportunity sites considered in
this Housing Element.
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Introduction
Purpose of the Housing Element
All California cities and counties are required to have a Housing Element included in their General
Plan that establishes housing objectives, policies and programs in response to community housing
conditions and needs. This Housing Element has been prepared to respond to housing needs in
the City of Larkspur for the 2015-2023 planning period. It contains updated information and
strategic directions (policies and specific actions) that the City is committed to undertaking to
address its housing needs.
Housing affordability in Larkspur, and in the Bay Area as a whole, has become an increasingly
important issue over the past two decades. Despite the economic downturn of 2008-2011 (in
February 2010, unemployment rates measured at 12.5% statewide and 8.4% county-wide
according to the California Employment
Development Department, U.S. Bureau
of Labor Statistics), the cost of housing
in the San Francisco Bay Area
continued to rank among the highest in
the country.
Since the economic
recovery began in 2011, the median
price of a single-family home in the City
of Larkspur increased from $1.17
million in 2009 to $1.34 million in
2013. 1 Average monthly rents in the
County increased by 24% from 2010 to
2013. 2 The widening gap between
housing costs and take-home wages EAH’s Drake’s Way development, completed in November of 2009,
creates a formidable barrier to those consists of 24 very-low and extremely-low income units.
lower-income
households
seeking
affordable housing in Larkspur. A lack of affordable housing within the community can lead to
difficulties filling vacant jobs, increased traffic congestion as workers are forced to commute from
outside the City, and the displacement of young families, senior residents, and other community
members who relocate to more affordable communities.
The City is close to total build-out, and the scarcity of undeveloped land limits the opportunities
for new affordable housing units. With the exception of a few infill and mixed-use sites, most of
which have approved development proposals, other available residential sites are limited to small
or steep sites with limitations due to access, soil stability, drainage, and other constraints (see
discussion in Section 2, Housing Opportunities Analysis).
The primary challenge of Larkspur’s Housing Element is to properly address local housing needs
while ensuring that new housing will fit the community’s geographic and historic context. Key
questions include:
1
2

Marin County Assessor, 2014.
RealFacts; Michael J. Burke, Decker Bullock- Sotheby’s International Realty, 2014
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(1)

What kind of housing do we need? What kind of housing (size, type, location and price)
best fits with our workforce housing needs, household characteristics, and ability to pay for
housing?

(2)

Where can we appropriately put new housing? Where in our community can
additional residential units be accommodated, especially for seniors and very-low
(including extremely low), low, and moderate-income households; where they will
maintain and enhance the character of the community?

(3)

How can we effectively work together? What can the City do –– in collaboration
with community organizations, other agencies, non-profits, and others –– to encourage
the construction and the conversion of existing housing to meet the housing needs for
households of all income levels?

(4)

How can we effectively help special needs groups? What can be done to assist
those households with special needs including, but not limited to the elderly, homeless,
and people living with physical or emotional disabilities?

Housing Element Requirements
The Housing Element responds to Larkspur’s housing needs by identifying policies and
implementing actions for meeting those needs. State law defines the general topics that
Larkspur’s Housing Element must cover. Specifically, the element must: (1) document housingrelated conditions and trends; (2) provide an assessment of housing needs; (3) identify resources,
opportunities and constraints to meeting those needs; and (4) establish policies, programs and
quantified objectives to address housing needs.
Overview of State Law Requirements
State law establishes requirements for all portions of the General Plan. However, for the Housing
Element, the State requirements tend to be more specific and extensive than for other elements.
The purpose of a Housing Element is described in Government Code §65583.

The housing element shall consist of an identification and analysis of existing and
projected housing needs and a statement of goals, policies, quantified objectives,
financial resources, and scheduled programs for the preservation, improvement, and
development of housing. The housing element shall identify adequate sites for
housing, including rental housing, factory-built housing, mobile homes, and
emergency shelters, and shall make adequate provision for the existing and projected
needs of all economic segments of the community.
State law requires that Housing Elements be reviewed and updated according to planning cycles
referred to as “planning periods”. The process of updating Housing Elements is initiated by State
law through the regional housing needs process, as described later in this document. The City
prepared and adopted Housing Elements in 1990, 2004, and 2010 in response to the Regional
Housing Need Allocations determined in 1988, 1999, and 2007, respectively. The current Housing
Element timeframe, as established by State law, addresses the regional housing needs for the
planning period of January 31, 2015 to October 31, 2023.
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State law is also quite specific in terms of what the Housing Element must contain:
(1)

Housing Needs, Resources and Constraints –– “An assessment of housing needs
and an inventory of resources and constraints relevant to meeting these needs . . .”

(2)

Housing Goals, Quantified Objectives and Policies –– “A statement of the
community’s goals, quantified objectives, and policies relative to the maintenance,
preservation, improvement, and development of housing . . .” and

(3)

Action Plan –– “A program which sets forth a schedule of actions… that the local
government is undertaking or intends to undertake to implement the policies and achieve
the goals and objectives of the housing element through the administration of land use
and development controls, the provision of regulatory incentives, [and] the utilization of
appropriate federal and state financing and subsidy programs when available . . .”

Most importantly, the Housing Element must: (1) identify adequate sites with appropriate zoning
densities and infrastructure to meet the community’s need for housing, including its need for
housing for very-low (including extremely low), low and moderate-income households; and (2)
address, and, where appropriate and legally possible, remove governmental constraints to
housing development. The policies and programs in the Housing Element are evaluated based
on the ability of the City of Larkspur to respond to housing needs and the Association of Bay Area
Governments (ABAG) Regional Housing Needs Allocation based on a realistic assessment of the
availability of adequate sites during the timeframe of the Housing Element.
Housing Element Amendments
Since the adoption of the City’s 2010 Housing Element, several important amendments have been
made to state housing law that introduce new requirements the City must consider in this current
Housing Element. Table A below summarizes the requirements presented by a few of the
amendments most pertinent to Larkspur.
Table A. Important Amendments to State Housing Element Law
Amendment
Requirements
SB 812

Analysis of special housing needs of the disabled including developmental disabilities.

AB 720

Expands the timeline for a local government to provide committed assistance for the
rehabilitation, conversion or preservation of affordable housing units.

AB 1867

AB 1103
SB 745

Allows multifamily “ownership” housing converted to rental housing affordable to
lower income households by acquisition or the purchase of affordability covenants to
qualify towards meeting the alternative adequate sites requirement. Also reduces the
required number of units in a complex to qualify for this section from four to three
units.
Allows, under specific conditions, foreclosed properties converted to housing
affordable to lower income households by acquisition or the purchase of affordability
covenants to qualify under the alternative adequate sites requirement.
Modifies definitions of transitional and supportive housing and relocates those
definitions from State Health and Safety Code to State Government Code.
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The California State legislature passed the Global Warming Solutions Act of 2006 (AB 32), which
mandated the statewide reduction of greenhouse gases to 1990 levels (108 million metric tons)
by 2020. The California Air Resources Board (CARB) found that 40 percent of the state’s
greenhouse gas emissions could be traced to the transportation sector, with automobiles and
light trucks alone contributing 30 percent.
In order to help the state achieve its greenhouse gas reduction goal, the legislature passed Senate
Bill 375 in 2008 which mandated that regional transportation planning and land use planning be
coordinated. In the Bay Area, transportation planning is overseen by the Metropolitan
Transportation Commission, and regional land use planning by the Association of Bay Area
Governments (discussed further below). In July 2013, the ABAG Executive Committee and
Metropolitan Transportation Commission jointly approved Plan Bay Area, the Bay Area’s
Sustainable Communities Strategy and Regional Transportation Plan. The City of Larkspur
participated in the Plan Bay Area process through a Countywide Ad Hoc Committee, and provided
comments directly to ABAG and MTC regarding key milestones in the planning process. Plan Bay
Area is projected to reduce regional greenhouse gas emissions from passenger vehicles and light
duty trucks 10.3% by 2020 and 16.4% by 2035.
The Eight Year Action Plan
In establishing housing programs, the Housing Element sets forth an eight-year action plan that
details the actions, or “programs,” that will implement Larkspur’s housing goals and policies for
the 2015-2023 planning period. For each program, the action plan must identify the agency
responsible, the timeframe for implementation, and the number of units that will be constructed,
rehabilitated or conserved, or number of households that will be assisted, as a result of the
program.
The
(1)
(2)
(3)
(4)
(5)
(6)

primary areas of housing needs that must be addressed in the action plan should:
Ensure adequate sites;
Provide assistance to support affordable housing;
Conserve and improve the existing affordable housing stock;
Address and remove governmental constraints;
Promote equal housing opportunities; and
Preserve assisted housing.

Review by State HCD
State law requires that every updated Housing Element be submitted to the State of California’s
Department of Housing and Community Development (HCD) to ensure compliance with the
State’s minimum requirements. This certification process is unique among the General Plan
elements.
Housing Elements are submitted twice to HCD for review and comment; once during development
of the Housing Element (in draft form) and again after adoption of the Housing Element by the
local jurisdiction. During the first review, HCD must submit comments back to the City regarding
compliance of the draft Housing Element with State law requirements and HCD guidelines within
60 days of receipt. The City Council must consider HCD’s comments on the draft Housing Element
prior to adopting the Element. Modifications to the draft Housing Element in response to these
comments may be required, as determined by the City Council. After adoption of the Element by
the City Council, HCD requires 90 days to review the adopted Element and provide written findings
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regarding its compliance with State law to the City. Subsequently to receiving written confirmation
of the Element’s compliance with Housing Element law, jurisdictions must immediately provide a
copy of the adopted Element to water and sewer service providers.

ABAG Regional Housing Needs Determination
Per State Housing Element law every city and county in the State of California has a legal
obligation to respond to its fair share of the projected future housing needs in the region in which
it is located. For Larkspur and other Bay Area jurisdictions, the “fair share” housing need is
determined by the Association of Bay Area Governments (ABAG), based upon an overall regional
housing need number established by the State. ABAG’s housing need allocations are based on
analysis of:
(1)
(2)
(3)
(4)

The existing need for housing, addressing current overcrowding and vacancy rates;
The projected need for housing, including projected growth, household formation,
births and deaths, and migration patterns;
The local and regional distribution of income; and
Existing employment and employment growth.

The housing need allocated by ABAG is divided into four affordability categories based on income
(Very Low, Low, Moderate, and Above Moderate) as shown in Table B below. These income
categories are defined in the Definitions section of this Chapter. Larkspur’s “fair share” of the
regional housing need for the 2015-2023 planning period is 132 units, with the following income
breakdowns: 40 units affordable to very low income households (30.3% of the total); 20 units
affordable to low income households (15% of the total); 21 units affordable to moderate income
households (16% of the total); and 51 units affordable to above moderate income households
(38.6% of the total). Additionally, jurisdictions must quantify the number of units required for
extremely low income (ELI) households, which are households earning 30 percent of the
jurisdiction’s median income or less. State law allows jurisdictions to assume that the housing need
for ELI households is equal to 50 percent of the very low income household need. Based on this
calculation, the ELI housing need for Larkspur is 20 units (15% of the total).
Because local jurisdictions are rarely involved in the actual construction of housing units, the fair
share numbers establish goals that should be used to guide planning policy and development
decision making. Specifically, the numbers establish a gauge to determine whether the City is
allocating adequate sites for the development of housing (particularly housing at higher densities to
achieve the housing goals for very low, low and moderate-income households). Beyond this basic
evaluation of sites (which must be serviced by necessary infrastructure facilities), the City must
review its land use and development policies, and regulations and procedures to determine if any of
them are creating unreasonable constraints on housing development to meet its fair share need.
Furthermore, the City must demonstrate that it is actively supporting and facilitating the development
of housing affordable to lower income households.
Every Housing Element must demonstrate that the local jurisdiction has made adequate provisions
to support the development of housing at the various income levels to meet its fair share of the
existing and projected regional housing needs. Income limits are updated annually by the U.S.
Department of Housing and Urban Development (HUD) for each county (see Figure A below).
For this Housing Element, the City has chosen to use the State’s HCD income eligibility limits,
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which are based on HUD’s income eligibility limits for the Section 8 voucher program. (Note:
When discrepancies exist between State HCD and HUD’s income eligibility limits, the City will work
with Marin Housing Authority to establish the proper eligibility limits to apply.)
Table B. Marin County RHNA for 2015-2023
Jurisdiction

Percent of
County
Need

ELI*

Very
Low
Income

Low
Income

Subtotal
Lower
Income

Moderate
Income

Belvedere
0.5%
2
4
3
7
4
Corte Madera
3.0%
11
22
13
35
13
Fairfax
3.0%
8
16
11
27
11
Larkspur
6.0%
20
40
20
60
21
Mill Valley
6.0%
21
41
24
65
26
Novato
18.0%
56
111
65
176
72
Ross
0.5%
3
6
4
10
4
San Anselmo
5.0%
17
33
17
50
19
San Rafael
44.0%
120
240
148
388
181
Sausalito
3.0%
13
26
14
40
16
Tiburon
3.0%
12
24
16
40
19
Uninc.
8.0%
28
55
32
87
37
Belvedere
0.5%
2
4
3
7
4
* Extremely Low Income (ELI) estimated at 50% of the Very Low Income Need.

Source: Association of Bay Area Governments, 2013.
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Above
Moderate
Income

5
24
23
51
38
167
4
37
438
23
19
61
5

Total
Units

16
72
61
132
129
415
18
106
1,007
79
78
185
16
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Bookkeepers,
married, no children
Receptionist, Full time,
single, two children

Police officer, married, stay
at home spouse, two children

Figure A. Marin County Household Income Limits, 2014
Family Size
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1
2
3
4
5
6
7
8

Very Low

Low

Median

Moderate

30%

50%

80%

100%

120%

23,750
27,150
30,550
33,950
36,650
39,400
42,100
44,800

39,600
42,250
50,900
56,550
61,050
65,600
70,100
74,650

63,350
72,400
81,450
90,500
97,700
104,950
112,200
119,450

72,100
82,400
92,700
103,000
111,250
119,500
127,700
135,950

86,500
98,900
111,250
123,600
133,500
143,400
153,250
163,150

High school guidance
counselor, single
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Retail salesperson,
single mom, one child

Extremely
Low
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Larkspur’s Housing Element Update Process
The Housing Element must identify community involvement and decision-making processes and
techniques that are affirmative steps to generate input from low-income persons and their
representatives as well as other members of the community. Input should be sought, received
and considered before the Housing Element is completed. Requirements for public participation
are described in Section 65583(c)(8) of the Government Code. In addition to facilitating
community involvement, the process is also intended to coordinate among various departments
and local agencies, housing groups, community organizations and housing sponsors.
Collaboration enhances the effectiveness of Housing Element programs in indicating “the agencies
and officials responsible for the implementation” (described in Section 65583(c)(7)).
Larkspur’s Housing Element update process for
the 2015-2023 planning period was built upon
the ‘streamlined review option’ process offered
by the State Department of Housing and
Community Development. This process allows
eligible jurisdictions to update the prior
Housing Element to address current RHNA
requirements, demographic and housing
market changes, and current State law
requirements.
In order to be eligible for the streamlined
review option, the following criteria must be
Community members attend a public workshop hosted by
met:
the Planning Department on October 21, 2014.
• A housing element for the previous
planning was adopted and found to be in compliance with State housing element law by
the Department.
• A complete updated housing element is submitted showing all changes. The changes can
be shown through a variety of mechanisms as long as the changes can be identified such
as by using strikeout, underline, redline, highlighting or other designation.
• Submittal of a Completeness Checklist and Streamlined Update template.
• Answer Yes (or N/A as appropriate) to all questions in the Implementation Review.
• Completion of the Streamlined Update template, making revisions to the housing element,
as necessary, to analyze changes in conditions, processes and program implementation
actions. If it is determined no changes are necessary to a specific section, the Streamlined
Update template must indicate such.
In this Housing Element, the City has elected to show additions in underline and deletions in
strikethrough. Where a section, table, or figure has been significantly modified, the title of that
section, table, or figure is highlighted in yellow to indicate that all of the information that follows
is new (e.g., the title of this section above). Note to the Reader: This document represents

the published 2015-2023 Housing Element with all edits accepted and approved by the
Department of Housing and Community Development. The 3rd Draft (April 2015) version, adopted
by the City Council on May 20, 2015 and containing all additions and deletions, is available upon
request at Larkspur Planning Department.
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On Tuesday, October 21, 2014, the City of Larkspur held a public workshop to provide information
and receive input on the City’s 2015-2023 Housing Element Update. The workshop was held at
Larkspur City Hall and was noticed to the public with the following methods:
•
•
•
•
•

A notification sent to 359 citizens subscribed to the City’s General Plan Update email
notification list;
An advertisement published in the Marin Independent Journal on October 6 and October
13;
A mailed announcement to 23 public agencies, homeowner associations and citizen
groups;
Newsflash postings on the City of Larkspur’s home page as well as the Planning
Department webpage; and
Flyers posted at the Larkspur Library and City Hall.

A mailed announcement was also sent to the following local and regional non-profit organizations:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Non-Profit Housing of Northern California (NPHA)
Marin Partnership to End Homelessness
Ritter Center
Homeward Bound
Marin Workforce Housing Trust
Ecumenical Association of Housing (EAH)
Friends of Corte Madera Creek
Marin Family Action
League of Women Voters
Public Advocates (Bay Area?)
Housing Leadership Alliance
Marin Grassroots
Marin Center for Independent Living
West Bay Housing
Legal Aid of Marin
Fair Housing of Marin
Marin Community Housing Action Initiative
Northbay Family Homes

In addition, the Marin Independent Journal published a front-page article on the upcoming
workshop on the day before the meeting.
As presented by staff at the workshop, housing developed through already approved projects,
including Rose Lane, Drake’s Cove, 2000 Larkspur Landing Circle, and 285 Magnolia Avenue will
address a large portion of the City’s 2015-2023 RHNA for low, moderate, and above-moderate
households. Continued production of second units and development of housing at other residential
or commercial sites identified in the 2007-2014 Housing Element cycle will sufficiently meet the City’s
remaining RHNA requirements for very-low income housing. By carrying over the existing sites
identified in the prior Housing Element cycle, the City can meet the current RHNA without rezoning
properties.
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While concerns were raised about RHNA requirements, State density bonuses, the historic statewide
drought, and traffic impacts of new residential development, there was a general understanding
among participants that meeting the 2015-2023 RHNA requirements would not require endorsing
new housing projects or significant new housing policy beyond that which is currently in the Housing
Element and General Plan. Some participants requested that the City consider removing sites that
were identified in the current housing element because the City’s RHNA requirement dropped from
382 units in the previous cycle to 132 units in the current cycle. Some participants:
•
•
•

Supported concept of Junior Second Units as a means of providing affordable housing within
the community.
Suggested the City incentivize upgrading to existing residential development, particularly
multi-family rental units, to maintain and improve existing housing stock.
Senior households overpaying for housing are likely renters, which may not correlate to a
need for smaller for-sale units for seniors.

Discussion related to housing policy and strategies focused on facilitating and directly incentivizing
second units and junior second units as a way to address affordable housing needs for very-low
income households and evolving housing demand. The resulting traffic from any new housing
production was a concern, as was the availability of water and school facilities to serve new housing
units.
Below are key process milestones:

Staff-Hosted Workshop to review streamlined Housing Element Update process, housing
opportunity sites inventory, and potential housing development strategies. (October 21, 2014)

Preparation and Distribution of the Draft Housing Element for review by the public
and the California Department of Housing and Community Development. (January 2015)


Planning Commission Public Hearing of the Draft Housing Element. (January 2015)


City Council Public Hearing of the Draft Housing Element and recommendation to submit
to the State Department of Housing and Community Development; commencement of 60-day HCD
review period. (February 2015)

Planning Commission Public Hearing and recommendation to the City Council for
adoption of the Draft Housing Element. (April 2015)

City Council Public Hearing to adopt the Planning Commission-recommended Draft
Housing Element. (May 2015)
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Relationship of the Housing Element to Other Elements of the
Larkspur General Plan
The General Plan is a long-range planning document that serves as the “blueprint” for
development in the City of Larkspur. It was adopted in 1990 and describes goals, policies and
programs to guide land use decision-making. All development-related decisions in the City must
be consistent with the General Plan. If a development proposal is not consistent with the Plan, it
must be revised or the Plan itself must be amended. The City Council initiated a comprehensive
General Plan update in 2010, which is anticipated to be ongoing through the year 2016.
State law requires a community’s General Plan to be internally consistent. This means that the
Housing Element, although subject to special requirements and a different schedule of updates,
must function as an integral part of the overall General Plan, with consistency between it and the
other General Plan elements. From an overall standpoint, the development projected under this
Housing Element is consistent with the other elements in the City’s current General Plan.
Many housing needs can only be addressed on a comprehensive basis in concert with other
community concerns such as infill development or mixed use incentives, for example, which must
consider land use, traffic, parking, design and other concerns as well. The Central Larkspur Specific
Plan (CLASP), adopted in 2006, is an example of a more focused, comprehensive policy approach to
community development in a particular area of interest. Subarea 3 of the CLASP (known as the Rose
Lane development), currently under construction, features a mix of housing types affordable to a
range of household income levels.
In 2011, the Governor signed SB 244 which requires local governments to make determinations
regarding “disadvantaged unincorporated communities,” defined as a community with an annual
median income that is less than 80 percent of the statewide annual median household income. The
City has determined that there are no unincorporated island, fringe or legacy communities, as
defined in the legislation, inside or near its boundaries.
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Housing Element Definitions
Accessible Housing: Units accessible and adaptable to the needs of the physically disabled.
Affordable Housing: The City Larkspur’s zoning code defines affordable housing as a belowmarket-rate dwelling unit offered for sale or rent to households of low or moderate income.
Generally, housing costs (including principal, interest, utilities, and insurance) are considered
affordable when they account for no more than 30% of a household’s annual income. “Affordable
housing” thus differs for each individual household depending on their household income. For
example, a schoolteacher earning $34,300 per year can afford monthly payments up to $857 for
housing.
Household: The U.S. Census Bureau defines a household as all persons occupying a housing unit,
including families, single people, or unrelated persons. Persons living in licensed facilities or
dormitories are not considered households.
Income Limits: Income limits are updated annually by the U.S. Department of Housing and Urban
Development (HUD) and the State Department of Housing and Community Development (HCD) for
Marin County. HCD income eligibility limits are based on HUD’s Section 8 voucher program eligibility
limits (the most recent HCD income limits can be accessed online at http://www.hcd.ca.gov). Income
limits for Marin County in 2014, as defined by California Housing Element law, are:
 Extremely Low Income Households: Households earning less than or equal to 30% of the
median household income. The acronym “ELI” is used throughout this Element to refer to extremely
low income households.
 Very Low Income Households: Households earning less than or equal to 50% of the median
household income.
 Low Income Households: Households earning 50-80% of the median household income.
 Lower Income Households: Households earning less than 80% of the median income.
 Moderate Income Households: Households earning 80-120% of the median income.
 Above Moderate Income Households: Households earning over 120% of the median
household income.
Median Household Income: The middle point at which half of the City's households earn more
and half earn less.
Multiple-family Housing: A structure or portion thereof used or designed as a residence for three
or more families each doing its own cooking in said structure, including apartments, apartment
hotels; but not including motels and hotels.
Persons per Household: Average number of persons in each household.
Senior Housing: Defined by California Housing Element law as projects developed for, and put to
use as, housing for senior citizens. Senior citizens are defined as persons at least 62 years of age.
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Section I. Housing Needs Analysis
Demographics: Population and Employment Trends
Population Growth and Trends
As of 2010, Marin County’s population was measured at 252,409 people3. Over the next 30 years,
the Association of Bay Area Governments projects that Marin County as a whole will grow by
13%, reaching a population of 285,400. Larkspur’s population, estimated at 11,926 people by the
2010 U.S. Census, is projected to increase by 974 residents (362 households) by 2030.
Table 1. Population and Employment Projections for City, County, and Region
2010
Marin County
Population
Households
Jobs
Jobs/Household
Larkspur Planning Area
Population
Households
Jobs
Jobs/Household

Percent of County Population
Percent of County Jobs

2015

2020

2025

2030

Growth
2010-2030

252,409
103,210
110,730
1.07

256,700
104,650
115,220
1.10

261,100
106,170
119,990
1.13

266,600
107,610
121,870
1.13

272,100
109,100
123,820
1.13

8%
6%
12%
6%

11,926
5,908
7,190
1.22

12,100
6,000
7,330
1.22

12,400
6,090
7,510
1.23

12,600
6,180
7,570
1.23

12,900
6,270
7,640
1.22

8%
6%
6%
0%

5%
7%

5%
6%

5%
6%

5%
6%

5%
6%

0%
-1%

Source: Association of Bay Area Governments, "Projections 2013"

Age is an important population characteristic to consider when planning for housing, as housing
needs vary for households of different ages. Table 2 below provides snapshots of the City’s
population by age group in both 2000 and 2010, and illustrates an aging trend that is mirrored in
the County. The median age in Marin County is 44.5, below Larkspur’s median age of 48.5. Both the
County and City median ages are well above the state median age of 35.2 (U.S. Census Bureau,
2008). 4 The population of children (under the age of 18) in Larkspur increased slightly since 2000,
showing an increase in young families.

3
4

2010 U.S. Census.
2000 and 2010 U.S. Census.
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Table 2. Larkspur's Population by Age Group, 2000 and 2010
2000

Age
Group

Number

2010
Percent

Number

Percent

Under 5 years

560

4.7

554

4.6

5 to 9 years

524

4.4

634

5.3

10 to 14 years

573

4.8

602

5

15 to 19 years

412

3.4

528

4.4

20 to 24 years

297

2.5

324

2.7

25 to 34 years

1,300

10.8

991

8.3

35 to 44 years

2,155

17.9

1,629

13.7

45 to 54 years

2,251

18.7

2,100

17.6

55 to 59 years

921

7.7

1,012

8.5

60 to 64 years

651

5.4

991

8.3

65 to 74 years

1,023

8.5

1,229

10.3

75 to 84 years

946

7.9

803

6.7

85 years and over

401

3.3

529

4.4

M edian age

45.9

48.5

The California Department of Finance projects a significant increase in Marin’s elderly population
by the year 2030, when 26 percent of Marin residents will be 65 years of age or older. An aging
population will require specialized housing accommodations, including access to affordable
housing, group living opportunities, and smaller homes. Special housing needs for seniors are
discussed in further detail later in this section.
Figure 1. Marin County Senior Population, 2010-2030
35,000
30,000
25,000
20,000
15,000
10,000
5,000
0

Young Retirees
(65-74 years)

Mature Retirees
(75-84 years)
2010

2020

Seniors
(85 or more years)

2030

Source California Department of Finance / ABAG Projections, 2013.
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Employment Growth and Trends
Between 2010 and 2050, the number of jobs in the County will increase by 12 percent or 13,090
jobs. Larkspur will add 450 jobs, a 6 percent increase. Overall, the job growth rate in Larkspur
(see Figure 2) is projected to increase steadily at a rate of approximately 1 percent every five
years, while County job growth rates will remain steady at approximately 4 percent every five
years. 5
Figure 2. Job Growth for Larkspur and Marin County, 2010-2030
140000
120000
100000
80000
60000
40000
20000
0
2010

2015

2020

2025

Larkspur

Marin County

Linear (Larkspur)

Linear (Marin County)

2030

Source: ABAG Projections, 2013

The County economy is predominantly white collar, with over half of its residents employed in
professional, management, and financial fields. The largest employers within the County are the
County government, healthcare facilities including Kaiser Permanente and Marin General Hospital,
California State Corrections Department, BioMarin, Autodesk, and Fireman’s Fund Insurance. 6 In
2012, the majority of employed Larkspur residents worked in management, business, arts and
financial operations, sales and office occupations (see Figure 3).
Although Marin County and Larkspur will continue to expand their job base, many residents
commute elsewhere to work. At the same time, many of the people who work in the County and
Larkspur live in other communities due to high housing costs and limited housing availability, or
other lifestyle choices. In 2014, the County’s median household income for a family of four was
$103,000, 7 while the median salary for a Marin job was $51,834 (see Table 3 for a summary of
typical wages for Marin County jobs). 8 Even with a 1:1 ratio of jobs to housing, cities or counties
are expected to continue to exchange workers regardless of a correlation of the number of
employed residents to total jobs. Therefore, a focus of the Housing Element is to address the
issue of matching housing costs and types to the needs and incomes of the community’s
workforce and local jobs.

County of Marin Draft Housing Element 2015-2023.
California Department of Housing and Community Development, 2014
8
California Department of Employment Development, 2014
6
7
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Figure 3. Occupation of Larkspur Residents
206

356
Management, business, science,
and arts occupations
Service occupations

1,327
Sales and office occupations
Natural resources, construction,
and maintenance occupations

3,501

Production, transportation, and
material moving occupations

654

Source: American Community Survey, 2012.

Table 3. Typical Wages by Occupation (2014)
Occupation

Average Annual
Wage

Occupation

Average Annual Wage

Chief Executive

$207,735

Lawyer
Dentist

$171,324
$167,318

Public Relations
Specialist
Graphic Designer
Paralegal

General Manager

$150,364

Middle School Teacher

$69,808

Construction Manager
Financial Analyst
Biochemist
Civil Engineer
Physical Therapist
Computer Programmer
Police Officer
Loan Officer
Accountant
Insurance Sales Agent
Electrician

$138,900
$124,663
$115,416
$108,648
$103,650
$100,716
$99,758
$99,586
$86,991
$86,434
$84,223

Real Estate Agent
Carpenter
Chef
Auto Mechanic
Postal Service Clerk
Bookkeeper
Landscaping Worker
School Bus Driver
Retail Salesperson
Home Health Aide
Waiter

$68,040
$63,165
$60,066
$55,124
$51,277
$50,052
$42,100
$40,131
$30,457
$28,587
$25,413

$83,345
$72,419
$71,528

Source: State of California Economic Development Department, Occupational Employment Statistics,
2014 – 1st Quarter Data
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Housing Characteristics: Households, Housing Stock, and Housing
Costs
Household Types and Size
The U.S. Census Bureau defines a household as all persons who occupy a housing unit, including
families, single people, or unrelated persons. Persons living in licensed facilities or dormitories are
not considered households. There were 5,926 households in Larkspur in 2012 (compared to 6,142
in 2000) of which 50 percent were families and 50 percent were non-family households. 9 An
additional 123 individuals live in group quarters. 10 Significantly, 44 percent of all households are
comprised of people living alone, a fact that reflects the predominance of rental apartments and
an aging population in the City. 11 Approximately 44 percent of single-person households are
comprised of individuals of age 65 or older, representing 19 percent of all households and a
significant increase compared to the year 2000 when single senior households comprised 15
percent of all households. Households by types (i.e., family, single person, and non-family) are
shown in Table 4.
Table 4. Households By Type (2012)
Jurisdiction

Family
Households
Larkspur
2,940
Marin Co. Total 63,748

Single Person
Households
2,626
31,771

Non-Family
Total
Household (2+)
Households
360
5,926
7,633
103,152

Source: U.S. Census Department, American Community Survey, 2012

In 2010, the average household size in Marin County was 2.45 persons, while the average
household size in Larkspur was 2.02 persons. 12 The City’s relatively smaller household size reflects
the higher incidence of single person households in the City, though household size has increased
slightly from the 2000 Census average of 1.93 persons. The City’s household size is projected to
increase slightly to 2.1 2.06 persons per household by 2030 (see Table 5). The Countywide
average household size is projected to increase slightly to 2.49 persons per household in 2030.
The City’s average household size is significantly lower than the Bay Area as a whole, which has
an average of 2.69 persons per household. 13
Table 5. Household Size by Jurisdiction
Jurisdiction
Belvedere
Corte Madera
Fairfax
Larkspur
Mill Valley
Novato
Ross
San Anselmo

2005
2.19
2.38
2.28
2.03
2.26
2.53
2.95
2.37

2010
2.23
2.44
2.20
2.02
2.29
2.56
3.03
2.35

U.S. Census Department, American Community Survey, 2012
U.S. Census Department, 2010
11
U.S. Census Department, American Community Survey, 2012
12
Association of Bay Area Governments Projections, 2013
13
See above.
9

10
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2015
2.26
2.45
2.19
2.02
2.29
2.57
3.09
2.36

2020
2.21
2.44
2.20
2.04
2.29
2.57
3.05
2.36

2025
2.29
2.47
2.23
2.04
2.31
2.58
3.01
2.37

2030
2.29
2.46
2.23
2.06
2.32
2.60
3.10
2.39
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Table 5 continued from previous page
Jurisdiction
San Rafael
Sausalito
Tiburon
Marin Unincorporated
Marin County Total

2005
2.44
1.74
2.26
2.29
2.34

2010
2.54
1.72
2.40
2.57
2.45

Source: Association of Bay Area Governments, Projections 2013

2015
2.53
1.73
2.42
2.59
2.45

2020
2.53
1.73
2.41
2.61
2.46

2025
2.54
1.73
2.43
2.65
2.48

2030
2.62
1.75
2.43
2.68
2.49

Renter households in Marin County (2.25 persons per household) are slightly smaller than owner
households (2.42 persons per household). In Larkspur, owner households are quite a bit larger than
renter households (2.18 to 1.81 persons per household).14
Housing Types and Conditions
Unlike many Marin cities, multi-family dwellings (dwellings with three or more living units; see
definition on page 11) are the most common housing type in Larkspur, comprising 48 percent of
all housing units. Single-family dwellings are the next most common, representing 47 percent of
the total housing stock. Mobile homes account for the remaining five percent of housing units.15
The City has two mobile home parks that provide very low-cost housing. Maintenance of the
parks is regulated and enforced by the State of California.
Figure 4. Housing by Type in Larkspur
Mobile Homes
5%
Single Family
Homes
47%
Multi-Family
Units
48%

Single Family Homes

Multi-Family Units

Mobile Homes

Source: American Community Survey, 2012

According to U.S. Census data, the number of housing units in Larkspur increased by 3 percent
between 2000 and 2010, from 6,174 units to 6,376, indicating the City’s approach to total buildout. Between 2000 and 2010, the City legalized 11 multi-family units in the Blue Rock Inn, and
14
15

U.S. Census Department, American Communities Survey, 2012
California Department of Finance, Report E-5, 2014.
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two units were constructed above commercial businesses on Magnolia, while 25 detached single
family units and 6 second units were built. Additionally, 24 very low income multi-family units at
EAH’s Drake’s Way development were completed in November 2009. Housing by type (i.e., single
family or multi-family) in Marin County jurisdictions are shown in Table 6.
Larkspur has a rich architectural heritage with many historic homes worthy of conservation.
Homes built more than 50 years ago comprise 31 percent of the housing stock, compared to 38
percent in Marin County. 16 In general, the housing stock in Larkspur is in very good condition.
Based on the volume of building permit applications for renovations and remodeling of residential
structures processed by the City of Larkspur every year, it is expected that the strong real estate
market will accomplish much rehabilitation on its own. Due to the high market value of land and
existing housing, an overview of neighborhoods in Larkspur by the Planning staff indicates that
few houses (about ten to twelve; including in the area of Boardwalk One) are in need of
substantial repair. The City estimates that an overwhelming majority of units are in “sound”
condition (i.e., providing safe, sanitary, and adequate housing), assuming continued regular
maintenance of the home and landscaping.
Table 6. Housing Types in Marin
Jurisdiction
Belvedere
Corte Madera
Fairfax
Larkspur
Mill Valley
Novato
Ross
San Anselmo
San Rafael
Sausalito
Tiburon
Marin Unincorporated
Marin County Total
*Includes mobile homes

Single Family*
929
3,106
2,630
3,306
4,961
16,392
839
4,492
13,874
2,698
3,031
25,114
81,372

Percent
89%
77%
73%
52%
76%
77%
95%
81%
58%
59%
75%
85%
73%

Multi Family
116
920
955
3,070
1,573
4,766
45
1,046
10,137
1,838
994
4,382
29,842

Percent
11%
23%
27%
48%
24%
23%
5%
19%
42%
41%
25%
15%
27%

Total
1,045
4,026
3,585
6,376
6,534
21,158
884
5,538
24,011
4,536
4,025
29,496
111,214

Source: California Department of Finance, 2014

Additionally, the City continues to participate in the Housing Authority of Marin’s Rehabilitation
Loan Program, funded by the U.S. Department of Housing and Urban Development’s Community
Development Block Grants (CDBG). HUD’s CDBG program is meant to improve housing conditions
and economic opportunities for very-low income homeowners, with aid focused on low and
moderate-income residents. Marin County received approximately $2 million in CDBG grant funds
in 2012. 17 The Rehabilitation Loan Program provides low-interest single-family home repair loans,
emergency repair and accessibility grants, exterior enhancement rebates, weatherization and
home security grants, and multi-family rehabilitation loans for qualified very-low income
homeowners. Since 2009, there have been six Residential Rehabilitation Loans made to Larkspur
Homeowners, totaling $103,000. 18 City policies continue to support these efforts.
U.S. Census Department, American Community Survey, 2013
U.S. Department of Housing and Urban Development, 2014.
18
Marin Housing Authority, 2014
16
17
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Housing by Tenure
Tenure refers to whether a housing unit is rented or owned. In 2010 there were a total of 103,210
occupied housing units in Marin County, 63 percent of which were owner-occupied and 37 percent
renter-occupied. There were 8,004 unoccupied housing units.
In Larkspur, the proportion of rental housing to owner-occupied housing is almost evenly split,
with renter-occupied households representing 51 percent and owner-occupied households
representing 49 percent of the occupied housing stock of 5,908 units. 19 The proportion of owneroccupied housing in Larkspur has remained unchanged since the 2000 Census.
Overcrowding
The U.S. Census defines overcrowded housing as units with more than one inhabitant per room,
excluding kitchens and bathrooms. As shown in Table 7, the incidence of overcrowding in Larkspur
for all housing units was 1.3 percent, as compared to 8.2 percent statewide. 20 However, it is likely
that the incidence of overcrowding is greater than reported in the American Community Survey
data, as overcrowded households are less likely to report their status if they are violating the
terms of a lease or illegally occupying a unit.
Table 7. Overcrowding in Larkspur
Households
Households
Overcrowded Households
1-1.5 Persons per Room
1.5 or More Persons per Room

Owners
2,909
35
35
0

Renters
3,017
42
12
30

Total
5,926
77
47
30

Countywide Overcrowding Rates

0.6%

7%

3%

Statewide Overcrowding Rates

4.0%

13.2%

8.2%

Percent
100%
1.3%
0.8%
0.5%

Source: American Community Survey, 2012

The incidence of overcrowding in Marin County is 0.6 percent for owner-occupied units and 7 percent
for rental units, compared to 1.2 percent for owner-occupied units and 1.4 percent for rental units
in Larkspur.21 The incidence of overcrowding may have increased over the 1990 levels due to the
increase in housing prices relative to local incomes, the increase in the average household and family
size, and low vacancy rates.
Vacancy Trends
The vacancy rates for housing in Marin County, as indicated by the 2000 and 2010 Census reports,
have increased since 2000 when the Census recorded a vacancy rate of 4.1 percent. The County’s
vacancy rate, was measured at 7.2 percent in 2010. However, the County’s effective vacancy rate
for rental housing (which excludes vacation or short-term rental units) was 1.9 percent,
decreasing since 2000 when it was measured at 2.7 percent. The Countywide effective vacancy
rate for ownership housing was even lower, at 0.8 percent. 22

U.S. Census Department, 2010.
U.S. Census Department, American Community Survey, 2012
21
See above.
22
U.S. Census Department, 2010.
19
20
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The vacancy rate for all housing units in Larkspur was 7.3 percent in 2010, increasing since 2000.
The City’s effective rental vacancy rate was 3.6 percent in 2010, compared to 2.2 percent in 2000.
This figure is indicative of a very tight rental housing market in which demand for units exceeds
the available supply. In general, a higher vacancy rate is considered necessary by housing experts
to assure adequate choice in the marketplace and to temper the rise in home prices. A five percent
rental vacancy rate is considered necessary to permit ordinary rental mobility. In a housing market
with a lower vacancy rate, tenants will have difficulty locating appropriate units and strong market
pressure will inflate rents. In addition, the lower the vacancy rate the greater the tendency for
landlords to discriminate against potential renters.
Fair Housing of Marin is a civil rights agency that investigates housing discrimination, including
discrimination based on race, origin, disability, gender, sexual orientation, and children. Fair
Housing of Marin also provides foreclosure prevention counseling to homeowners. Their caseload
consists almost entirely of renters. In the 2013-2014 fiscal year, the organization received over
975 housing-related inquiries, of which 307 evolved into formal discrimination complaints. 23 Fair
Housing of Marin also educates landowners on fair housing laws, provides seminars in English
and Spanish on how to prepare for a housing search and recognize discrimination, and conducts
educational programs on the importance of community diversity in schools. The City refers
housing discrimination cases to Fair Housing of Marin, and has made information about housing
discrimination resources available to the public at City Hall (see Programs H2.B and H2.C in
Section 4, Housing Policies and Implementing Programs).

Ability to Pay for Housing
Sales Prices and Rents
The median sales price for a detached single-family home in Larkspur in 2013 was $1.34 million,
a 64 percent increase from the 2000 median price of $820,000. The median price for a
condominium or townhouse in the City in 2013 was $440,000, a 27 percent increase from the
median price of $347,500 in 2000. As shown in Table 8, the median price for a detached singlefamily home in Marin County in 2013 was $882,369, requiring an income of over $175,000 per
year to qualify for a loan. 24
Table 8. Marin Real Estate Sales (2013)
Jurisdiction
Belvedere
Corte Madera
Fairfax
Larkspur
Mill Valley
Novato
Ross
San Anselmo
San Rafael
23
24

Detached Single Family Homes
# Sales
Mean Price
Median
30
121
92
105
169
472
44
197
443

$2,945,009
$1,097,258
$691,631
$1,362,991
$1,474,579
$702,592
$2,216,708
$960,736
$917,321

$2,500,00
$997,500
$662,500
$1,341,000
$1,325,000
$663,500
$2,000,000
$840,000
$820,000

Fair Housing of Marin Annual Report, Fiscal Year 2013-2014
Marin County Assessor-Recorder, 2014 and 2001.
21

Attached Single Family Homes
# Sales
Mean Price
Median
0
32
9
51
56
216
0
9
222

$609,425
$433,000
$475,505
$626,089
$331,927

$583,500
$435,000
$440,000
$599,500
$320,500

$546,667
$402,832

$539,000
$375,000
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Table 8 continued from previous page
Jurisdiction
Sausalito
Tiburon
Unincorporated

Detached Single Family Homes
# Sales
Mean Price
Median
74
$1,698,322
$1,429,999
106
$2,219,290
$2,000,000
816
$1,176,604
$966,000

County Total
2,669
$1,131,772
$882,369
Mean/Median Home Sale Price: $990,304 / $795,000
Mean Home Living Area: 1,976 sf

Attached Single Family
# Sales
Mean Price
55
$755,923
52
$1,058,506
81
$620,548
783

$505,285

Homes
Median
$625,000
$910,000
$485,000
$435,000

Source: Marin County Assessor-Recorder, 2014

According to rental data compiled by Real Facts, Inc., average rents for all unit types in Marin
County increased by0 24 percent between 2010 and 2013. The average asking rent for a onebedroom unit in Marin County was $1,924. Table 9 shows average rents in Marin County from 2010
to 2014.
Table 9. Marin County Rents 2010-2014
Type of Unit
Bed/Bath
Studio
1/1
2/1
2/2
3/2
Average

2010
$1,172
$1,437
$1,490
$1,930
$2,237
$1,654

2011
$1,122
$1,556
$1,653
$2,057
$2,547
$1,734

2012
$1,209
$1,623
$1,756
$2,182
$2,771
$1,880

2013
$1,258
$1,743
$1,808
$2,309
$3,067
$1,987

2014
$1,378
$1,924
$2,025
$2,676
$3,558
$2,232

% Change 2010-2014
18%
34%
36%
39%
59%
35%

Source: RealFacts, Inc., as reported by Michael J. Burke, Decker Bullock-Sotheby’s International Realty,
2014.

Household Income
Income as reported by the US Census and the American Community Survey includes: wage or salary
income; self-employment income; interest, dividends, net rental income, royalty income and income
from estates and trusts; social security income; supplemental security income and public assistance
income; retirement, survivor and disability income; and other income including unemployment
compensation, alimony and child support. Income does not include capital gains, money from an
inheritance or sale of a home, or money spent from savings accounts.
It is generally expected that people can afford to pay about a third of their income on housing.
Housing costs include principal, interest, utilities and insurance. It is therefore critical to
understand the relationship between household income and housing costs to determine how
affordable—or unaffordable—housing really is.
Table 10 shows the calculations used to determine the various household income categories
determined by the State each year. In 2010, the median household income in Larkspur was $86,675,
a significant increase from the 2000 median household income of $66,710 (Clarita 2008: U.S.
Census, 2000). The median household income in Marin County in 2010 was $90,962.25 As Figure 5
25

U.S. Census Department, 2000 Census and 2012 American Community Survey.
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illustrates, the majority of Larkspur households have annual incomes of over $100,000. In 2011, 40
percent of all Marin County households and 41 percent of all Larkspur households fall in the
extremely low, very low and low household income categories (in 2014, a family of four making less
than $90,500). The majority of low-income households (65 percent) rent their homes. Of these
households, 520 households (22 percent of low-income households) were extremely low-income
households (in 2014, a family of four earning $ $33,950 or less). A breakdown of extremely lowincome households by tenure and household characteristics is shown in Table 14.
Table 10. California State Income Limits
Income Category
Extremely Low
Very Low
Low
Moderate
Above Moderate

% Area Median Income (AMI)
0-30% AMI
0-50% AMI
51-80% AMI
81%-120% AMI
Above 120% AMI

Source: Section 50093 of the California Health and Safety Code

Figure 5. Larkspur Household Income (2012)

Number of Households

1,200
1,000
800
600
400
200
0
Household income
Less than $15,000

$15,000 - $24,999

$25,000 - $34,999

$35,000 - $49,999

$50,000 - $74,999

$75,000 - $99,999

$100,000 - $149,999

$150,000 - $199,999

$200,000 or more

Table 11. Estimate of Ability to Pay for Rental Housing in
Larkspur (2014)
Household Size and
Income Category

Single Person
Extremely Low
Very Low
Low

Monthly
Income

$1,979
$3,330
$5,279

Rent @
30% of
Monthly
Income
$594
$999
$1,584
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Expected Avg.
Ability to Pay
Unit Size Rent for "Gap"
(bd/bth) Unit

1/1
1/1
1/1

$1,924
$1,924
$1,924

($1,330)
($925)
($340)
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Table 11 continued from previous page
Household Size and
Income Category

Monthly
Income

Rent @
30% of
Monthly
Income

Median
Moderate

$6,008
$7,208

$1,802
$2,162

1/1
1/1

$1,924
$1,924

($122)
$238

Two Persons
Extremely Low
Very Low
Low
Median
Moderate

$2,263
$3,771
$6,033
$6,867
$8,242

$679
$1,131
$1,809
$2,060
$2,473

1/1
1/1
1/1
1/1
1/1

$1,924
$1,924
$1,924
$1,924
$1,924

($1,245)
($793)
($115)
$136
$549

Four Persons
Extremely Low
Very Low
Low
Median
Moderate

$2,829
$4,713
$7,542
$8,583
$10,300

$849
$1,414
$2,262
$2,575
$3,090

2/1
2/1
2/1
2/1
2/1

$2,025
$2,025
$2,025
$2,025
$2,025

($1,176)
($611)
$237
$550
$1,065

Single Person

Expected Avg.
Ability to Pay
Unit Size Rent for
"Gap"
(bd/bth)
Unit

Source: Real Facts, Inc., 2014

Housing Affordability
Housing that costs 30 percent or less of a household’s annual income is referred to as “affordable
housing.” Because household incomes and sizes vary, the price that is considered “affordable” for
each household also varies. For example, a large family with one small income can afford a different
type of housing than a double-income household with no children. In 2011, 56 percent of renters
in Larkspur were overpaying for housing (i.e., paying more than 30 percent of income on housing),
while 34 percent of all owners (with a mortgage) were overpaying for housing. The incidence of
overpaying increased as income level decreased, with 85 percent of low income renters and 61
percent of low income homeowners overpaying for housing.26
Tables 11 and 12 present a general picture of the average rents and home prices that households
at various income levels could expect to pay if they were to spend 30 percent of their income on
housing. The households’ exact income levels and the amount that they could pay would, of
course, depend on the amount of down payment they could afford and the specific terms of their
mortgage. These are rough calculations, meant to demonstrate the “gap” between market prices
and affordability at various incomes. As Tables 11 and 12 illustrate, homebuyers and renters at a
variety of income levels face the risk of overpaying for housing in Larkspur, and given the
household income trends and housing cost trends discussed above, it is reasonable to conclude
that the affordability gap will continue in the future. Overpaying households in Larkspur and
throughout the County are shown in Table 13. A further breakdown of overpaying by households
of extremely-low income is provided in Table 14.

26

U.S. Department of Housing and Urban Development, CHAS, 2007-2011.
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Table 12. Estimate of the Ability to Pay for Sales Housing in Larkspur (2013)

Household Annual
"Rule of
Size and Income
Thumb"
Home Price (4
Income
Times Annual
Category
Income)
Single
Person
Extremely
Low
$23,750
$95,000
Very Low
$39,600
$158,000
Lower
$63,350
$253,400
Median
$72,100
$288,400
Moderate
$86,500
$346,000
Two
Persons
Extremely
Low
$27,150
$108,600
Very Low
$42,250
$169,000
Lower
$72,400
$289,600
Median
$82,400
$329,600
Moderate
$98,900
$395,600
Four
Persons
Extremely
Low
$33,950
$135,800
Very Low
$56,550
$226,200
Lower
$90,500
$362,000
Median
$103,000
$412,000
Moderate
$123,600
$494,400

Median Affordability Median
Priced S-F
Gap
Priced S-F
Detached
Attached
Unit
Unit

Affordability Gap

$1,341,000
$1,341,000
$1,341,000
$1,341,000
$1,341,000

($1,246,000)
($1,183,000)
($1,087,600)
($1,052,600)
($995,000)

$440,000
$440,000
$440,000
$440,000
$440,000

($345,000)
($282,000)
($186,600)
($151,600)
($94,000)

$1,341,000
$1,341,000
$1,341,000
$1,341,000
$1,341,000

($1,232,400)
($1,172,000)
($1,051,400)
($1,011,400)
($945,400)

$440,000
$440,000
$440,000
$440,000
$440,000

($331,400)
($271,000)
($150,400)
($110,400)
($44,400)

$1,341,000 ($1,205,200)
$1,341,000 ($1,114,800)
$1,341,000 ($1,250,500)
$1,341,000 ($929,000)
$1,341,000 ($846,600)

$440,000
$440,000
$440,000
$440,000
$440,000

($304,200)
($213,800)
($78,000)
($28,000)
$54,400

Source: Marin County Assessor-Recorder, 2014

Extremely Low Income Households
According to the U.S. Department of Housing and Urban Development, there are 520 extremely low
income (ELI) households in Larkspur, comprising nine percent of all households. Seventy-one
percent of ELI households rent their home.27 Just like any household, the housing needs of ELI
households vary. An ELI household could be a disabled adult receiving federal supplemental security
income (SSI), or a single parent with two children working a minimum wage job. Some ELI
households may need care provided by supportive or transitional housing (see discussion of
supportive and transitional housing in “Special Housing Needs” below).

27

U.S. Department of Housing and Urban Development, CHAS 2007-2011
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Table 13: Estimated Overpaying Households by
Tenure by Jurisdiction (2007-2011)

Comprehensive
Housing
Affordability Strategy (CHAS)
Total
Total
data for Larkspur indicates that
Renters Owners Overpaying
HH
57 percent of rental and 27
percent of owner ELI households
Larkspur
1,535
1,180
2,715
5,920
spent more than 30 percent of
Percent of HH
26%
20%
46%
their income on housing (see
Total County
19,490
25,475
44,976
102,83
Table 15), and 83 percent have
0
Percent of HH
19%
25%
44%
housing problems (including
Source: U.S. Department of Housing and Urban Development,
overpaying, over-crowding, or
CHAS 2007-2011
without complete plumbing or
kitchen facilities). The prevalence
of overpayment within ELI households illustrates the City’s existing need for housing affordable to
this income group. Additionally, about half of the City’s ELI rental households (51 percent) are elderly
single-person or two-person households. Similarly, 53 percent of ELI homeowners are elderly singleperson or two-person households. As the median age in Larkspur is projected to increase significantly
over the next twenty years, the incidence of ELI senior households may similarly increase. To
anticipate this growing need, the City should plan for housing types affordable to ELI senior
households, including second dwelling units, affordable units dedicated to senior housing, and belowmarket rate rental housing. The City currently provides priority processing and considers waiving
fees and other requirements for developments providing affordable and/or senior housing.
Appropriate housing types for ELI households include second dwelling units (for one to two-person
households), and below-market rate rental units of a variety of sizes. The City has built relationships
with non-profit organizations specializing in the construction and management of below-market rate
rental and owner units to strengthen the City’s supply of housing affordable to low, very low, and
extremely low income households. In particular, the City has worked with EAH on two rental housing
developments providing housing to very low and extremely low income households (Drake’s Way,
24 extremely and very low income units- two units reserved for disabled households-, and Edgewater
Place, 28 very-low income housing units- two handicap accessible units). To address the housing
needs of ELI households, the City will continue to build upon its existing relationships with affordable
housing providers, encourage the construction of second dwelling units, and provide permit fasttracking and waive or defer fees for affordable housing developments. (See policies and programs
in Section 4 under objectives H6, H7, and H11 for detailed descriptions of affordable housing
programs.)
Table 14. ELI Households by Tenure and Household Characteristics (2007-2011)
HH by Type
Extremely Low (<=30%
AMI)
% with any housing
problems
% Cost Burden >30%
% Cost Burden >50%

Renters

% of ELI
HH

Owners

% of ELI
HH

Total HH

370

71%

150

29%

520

295
295
280

57%
57%
54%

135
140
125

26%
27%
24%

430
435
405

Source: U.S. Department of Housing and Urban Development, Comprehensive Affordability Strategy
(CHAS), 2007-2011.
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Special Housing Needs
In addition to overall housing needs, the City must plan for housing for special needs groups. To
meet the community’s special housing needs (including the needs of the local workforce, seniors,
people living with disabilities, the homeless, people with HIV/AIDS and other illnesses, people in
need of mental health care, single parent families, single persons with no children, and large
households), Larkspur must be creative and look to new ways of increasing the supply, diversity and
affordability of this specialized housing stock. Additionally, state housing law requires the City to
specifically identify and analyze potential constraints to housing for ELI households and disabled
residents. Twenty percent of the total 6,500 affordable housing units in Marin County are reserved
for seniors and the disabled. Households with children occupy fifty percent of affordable housing
units.28 The Marin Partnership to End Homelessness, a collaboration of over thirty Marin
organizations providing housing and related services to the low-income and homeless populations,
recommends that one out of five (20 percent) housing units built for very-low income households
should be for the special needs population. In Larkspur, the City should plan to provide 8 units of
special needs housing out of the total very low-income need of 40 units.
The Marin Housing Authority provides affordable public housing to special needs populations
throughout the county, including low-income families, seniors, the disabled, and those living with
HIV/AIDS. The Marin Housing Authority provides 75 rental subsidies and assisted living for homeless
and mentally ill residents through the Shelter Plus Care program, and 26 rental subsidies for citizens
with HIV/AIDS and their families through the federally funded Housing Opportunities for People with
AIDS (HOPWA) program.29
Figure 6. Active Section 8 Vouchers by Jurisdiction (2014)
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The Marin Housing Authority also manages the “Housing Choice” (Formerly Section 8) voucher
programs, which uses federal funds to subsidize rents for very-low income households. The
household pays 30 percent of its monthly income towards rent, and the remaining balance is paid
by the Marin Housing Authority. As of 2014, the Marin Housing Authority provided vouchers under
the Housing Choice Program for 2,145 households, with voucher recipients living in all Marin
jurisdictions (see Figure 6). However, the data set is incomplete as there is no city information listed
for 8 percent of households receiving the vouchers.
In February 2014, MHA reported that approximately 3,189 households applied for Housing Choice
Vouchers. Of those, 36 percent (1,148 applicants) were from within Marin County, showing a strong
demand for affordable housing from all Marin jurisdictions. In terms of ethnic composition, 38
percent of applicants were Caucasian families, 43 percent were African American families, and 4
percent were Asian families. The majority of the applications (66 percent) were from families, and
34 percent were from senior or disabled households. Although the Marin Housing Authority does not
collect employment data for applicants, it is possible that many of these applicants work in Marin
County and cannot afford to live there. As of 2014, there were 7,932 applicants on the waiting list
for Housing Choice vouchers.30
There is a range of housing types for special needs groups, including independent living (owning
or renting), assisted living (licensed facilities), supportive housing, transitional housing, and
emergency shelter. Further, the vast majority of special needs housing is service enriched. In
other words, services are offered to residents to help them maintain independent living as long
as possible. Additional programs offered by the Marin Housing Authority assist special needs
tenants in maintaining their housing. These programs target services to seniors, families striving
toward self-sufficiency, and at-risk populations with substance abuse and/or mental health
disability.
Seniors
Senior households can be defined, in part, by the age distribution and demographic projections
of a community’s population. This identifies the maximum need for senior housing. Particular
needs, such as the need for smaller and more efficient housing, for barrier-free and accessible
housing, and for a wide variety of housing with health care and/or personal services should be
addressed, as should providing a continuum of care as elderly households become less selfreliant. There is a dramatic increase in debilitating mental disorders such as dementia and
Alzheimer’s as people reach 75 years of age, resulting in a significant need in Marin for facilities
providing extensive medical care. Cities should plan for and facilitate opportunities for seniors to
remain with their families in “granny” or “in-law” second units, as well as housing where an “inhome” caregiver can reside.

30

Marin Housing Authority, 2014.
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Figure 7. Senior Householders by Tenure
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As of 2012, there were 1,640 households in Larkspur headed by a senior, or a person aged 65 or
older. Of those, 56 percent owned their home and 44 percent were renters (see Figure 7). Senior
populations are more likely to have difficulty obtaining affordable housing as they are often living
on fixed incomes and are unemployed. In Larkspur, 58 percent of senior renters were costburdened (paying more than 30 percent of their income for housing needs) in the year 2011,
while 33 percent of senior homeowners were cost-burdened. 31 There were 89 seniors in Larkspur
living below the poverty level in 2012. 32
The population of adults over the age of 60 is projected to comprise 35 percent of the County’s
population by 2035, compared to 24 percent in 2010, an aging trend that will most likely be
mirrored in the City as well. 33 Consequently, Larkspur must plan to meet an increasing need for
affordable and specialized housing for older residents over the next 25 years. Typical housing to
meet the needs of seniors include smaller attached or detached housing for independent living
(both market rate and below market rate), second units, shared housing, age-restricted
subsidized rental developments, congregate care facilities, licensed facilities, and skilled nursing
homes. The Marin County Division of Aging and Adult Services provides information and
assistance to senior residents regarding the availability and affordability of different housing and
assistance programs within the County.
Many of the licensed facilities in Marin will not accept low and very low-income seniors with
Supplemental Security Income or Section 8 vouchers. Most room and board facilities in the County
cost approximately $3,200-$5,000 per month for a single bed (room, bathroom, and three
meals/day), with additional costs for couples or skilled personal care. A recent point-in-time survey
conducted by the County found that of the 13 licensed skilled nursing facilities in Marin, with 1,024
beds, 88 percent of beds were occupied. Of the 50 licensed residential care facilities for the elderly,
94 percent of the 1,836 beds available were occupied. The Marin Housing Authority manages nine
public housing complexes for low-income families, seniors, and disabled persons with federally
subsidized rents, in addition to numerous below market-rate or subsidized assisted living and
independent living facilities in Marin County managed by non-profits throughout the County.

CHAS, 2011
American Community Survey, 2012
33
ABAG Projections, 2013
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The Division of Aging and Adult Services regularly publishes “Choices for Living,” a guide to Marin
County senior housing which provides summaries of each public or private facility in the County and
the costs associated with them. Though there is an abundance of market-rate senior housing
facilities, affordable housing facilities often have waiting lists or are closed to new applications,
causing a shortage of availability. The Marin County Department of Health and Human Services may
place individuals with no other options outside of the county, a practice that can be both costly to
the County and disruptive for the individual.
Many supportive housing developments for the elderly have been built using the U.S. Housing
and Urban Development’s (HUD) Section 202 grants and 202/8 conversion programs, which
provide direct grants to build new facilities for very low income seniors and facilitate conversion
of public housing to Section 8 housing for seniors if certain economic thresholds are met. Grants
are distributed either to non-profit organizations or for-profit and non-profit partnerships for the
construction costs of building new facilities or converting existing buildings into senior facilities
and for rental assistance. HUD administers several other grant programs to help maintain
affordable housing for seniors, including Section 236 grants which subsidize mortgage rates for
developers of low-cost rental housing. 34 Non-profit organizations have been instrumental in
obtaining the resources to construct and operate the developments, but housing authorities and
for-profit developers are also potential development project sponsors.
Large Families
Large households, defined as households with five or more persons, tend to have difficulties
purchasing housing because large housing units are rarely affordable and rental units with three
or more bedrooms are not common. Large households comprised 7 percent of Marin’s households
in 2010. Sixty percent of large households in the County lived in owner-occupied units. In
Larkspur, there are 219 large households that comprise 4 percent of all households, compared to
186 households in 2000. The majority of large households (68 percent) live in owner-occupied
housing and 32 percent are renters. 35
Larkspur’s housing stock offers a choice of housing to large families with above-moderate income.
In 2012, 29 percent of owner-occupied housing units had 4 or more bedrooms. 36 Comparing the
population of large households (210 households) with the availability of large rental housing units
(91 rental units and 844 homeowner units), Larkspur’s supply of housing for large households
appears to be adequate. Whether the available housing is affordable, however, is not guaranteed.
With rents for a three-bedroom apartment averaging $3,558 in 2014, many low-income families
may not be able to afford housing even if large units are available, and with a current vacancy
rate under 5 percent, the availability of large units is uncertain. A shortage of affordable rental
units available for large families can contribute to overcrowding conditions. Indicators related to
overcrowded housing support this assumption, since large families typically represent a significant
portion of the population living in overcrowded housing conditions. In 2012, 1.3 percent of
households in Larkspur were overcrowded; 0.8 percent were overcrowded with 1.5 people per
room, and 0.5 percent very overcrowded with more than 1.5 people per room. 37 There is a

U.S. Department of Housing and Urban Development, 2014
U.S. Census, 2010
36
U.S. Census, 2010
37
American Community Survey, 2012.
34
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concrete need for the construction of new affordable rental units with three or more bedrooms
for large families in the City.
People Living with Physical and Mental Disabilities
People living with disabilities represent a wide range of different housing needs, depending on
the type and severity of their disability as well as personal preference and lifestyle. The design of
housing, accessibility modifications, proximity to services and transit, and group living
opportunities represent some of the types of considerations and accommodations that are
important in serving this need group. Incorporating barrier-free design in all new multi-family
housing is especially important to provide the widest range of choice, and is required by California
and Federal Fair Housing laws. Special consideration also should be given to the issue of income
and affordability, as many people with disabilities may be in fixed income situations. As the
population ages, handicapped-accessible housing will become even more necessary.
Chapter 671, Statutes of 2001 (Senate Bill 520) requires localities to analyze potential and actual
constraints upon the development, maintenance and improvement of housing for persons with
disabilities and to demonstrate local efforts to remove governmental constraints that hinder the
locality from meeting the housing needs of persons with disabilities. In addition, as part of the
required constraints program, the Housing Element must include programs that remove constraints
or provide reasonable accommodations for housing designed for persons with disabilities.
There were 965 disabled persons in Larkspur in 2012, accounting for 8 percent
population. 55 Percent of disabled adults age 18 to 64 were not in the labor force.
percent of all disabled adults in the labor force were employed. Of the total disabled
Larkspur, 605 were seniors over the age of 65, comprising 24 percent of the senior
Larkspur.38

of the City’s
However, 95
population in
population in

In 1993, and subsequently in 2011 and 2015, the City updated all of its zoning laws, policies and
practices for compliance with fair housing laws. In 2011, the City adopted an ordinances recognizing
transitional and supportive housing as uses permitted in conjunction with group homes and
residential care facilities. Further, in 2015, the City adopted Ordinance 999, recognizing transitional
and supportive housing as a residential use subject to the same requirements as other residential
uses of the same type in the same zoning districts. It has been the City’s practice to consider waiving
parking and other standards for senior developments, projects for persons with disabilities, and other
special needs groups, depending on project specific analysis including location and unit sizes. The
City will continue to evaluate its zoning ordinance and other policies to identify and eliminate potential
barriers to the construction of housing for people with disabilities, handicapped dwelling conversions
(or adaptability), and appropriate site design. In 2012, the City Council adopted a reasonable
accommodation ordinance which codifies an administrative process for consideration of requests for
relief from zoning and other development standards in order to accommodate housing for disabled
persons.
Buckelew Programs, Lifehouse, and the Marin Center for Independent Living serve people living
with disabilities in Marin County. Buckelew Programs provides affordable housing, employment
training and opportunities, and mental health services for 8,300 individuals struggling with mental

38

American Community Survey, 2012.
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illnesses in Marin, Sonoma, and Napa counties. 39 Lifehouse provides residential and direct support
services to over 200 individuals with developmental disabilities in Marin and Sonoma counties. 40
The Marin Center for Independent Living provides services to approximately 4,000 disabled adults
each year, with the goal of helping their clients achieve independence and become active
participants in society. Many of their clients have low or very-low income levels. 41
In June of 2003, the City approved a 40-bed residential chemical dependency and trauma
recovery facility to be operated by Marin Services for Women. The facility includes space for up
to 10 infants and children as well as administrative offices and outpatient counseling and
classroom activities. The mission of Marin Services for Women is “to advance community recovery
by supporting individual women in achieving an integrated recovery which links recovery from
addiction with personal, relational, social, and economic empowerment.” While Marin Services for
Women shuttered in 2012, the City supports re-use of the facility as a residential care facility for
special needs individuals.
Persons with Living with Developmental Disabilities
A person with a developmental disability has a substantial disability that originates during
childhood and can be expected to continue through adulthood. Developmental disabilities include
mental retardation, cerebral palsy, epilepsy, and autism. Many developmentally disabled persons
can live and work independently within a conventional housing environment. More severely
disabled individuals require a group living environment where supervision is provided. The most
severely affected individuals may require an institutional environment where medical attention
and physical therapy are provided. Because developmental disabilities exist before adulthood, the
first issue in supportive housing for the developmentally disabled is the transition from the
person’s living situation as a child to an appropriate level of independence as an adult.
The State Department of Developmental Services (DDS) currently provides community-based
services to approximately 243,000 persons with developmental disabilities through a statewide
system of facilities. The Golden Gate Regional Center provides point of entry to services for people
with developmental disabilities in Marin, San Francisco and San Mateo counties. The center is a
private, non-profit community agency that contracts with local businesses to offer a wide range
of services to individuals with developmental disabilities and their families. The DDS reports that
there are 12 children under the age of 18 and fewer than 10 adults with developmental disabilities
in the 94939 zip code, which includes most of the land area within the City of Larkspur’s boundary.
There are a number of housing types appropriate for people living with a development disability:
rent subsidized homes, licensed and unlicensed single-family homes, inclusionary housing,
Section 8 vouchers, special programs for home purchase, HUD housing, and SB 962 homes. The
design of housing-accessibility modifications, the proximity to services and transit, and the
availability of group living opportunities represent some of the types of considerations that are
important in serving this need group. Incorporating ‘barrier-free’ design in all, new multifamily
housing (as required by California and Federal Fair Housing laws) is especially important to
provide the widest range of choices for disabled residents. Special consideration should also be
given to the affordability of housing, as people with disabilities may be living on a fixed income.
Buckelew Programs website, http://www.buckelew.org. Accessed October 29, 2014.
Lifehouse website, http://www.lifehouseagency.org. Accessed October 29, 2014.
41
Marin Center for Independent Living, 2009.
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Single Parent and Female-Headed Households
Single-parent and Female-headed households may need affordable housing with day care and
recreation programs on-site or nearby, in proximity to schools and access to services. These
households, like large households, may have difficulty in finding appropriately sized housing.
Despite fair housing laws, discrimination against children may make it more difficult for this group
to find adequate housing. Women in the housing market, including but not limited to, the elderly,
low and moderate-income earners and single-parents, face significant difficulties finding housing.
Both ownership and rental units are extremely expensive relative to the incomes of many people
in this population category.
Table 15. Female-Headed Households
Householder Type
Total HH
Total Family HH

Number
5,926
2,940

Female-Headed Family HH

384

Female-Headed Family HH with children under 18
Total Family HH under the Poverty Level

259
12

Female-Headed Family HH under the Poverty Level

12

Source: American Community Survey, 2012

According to the U.S. Census,
female-headed family households
(no husband present) accounted for
13 percent of all family households.
Family households headed by males
accounted for six percent of family
households. In 2000, female
households (family and non-family)
comprised 65 percent of the single
person households.42

Farmworkers
State law requires that housing elements evaluate the needs of farmworker housing in the local
jurisdiction. ABAG does not assess the regional need for additional farmworker housing in the
Bay Area. For the City of Larkspur, the 2012 American Community Survey identified 34 individuals
as employed in the fields of agriculture, forestry, mining, hunting, or fishing. However, all of these
individuals were employed in managerial or sales and office occupations. There are no working
farms, mines, lumberyards, or hunting areas within the Larkspur city limits. Therefore, there is
no quantified need for farmworker housing within the City.
Individuals and Families Who Are Homeless
State Housing Element law requires the City to analyze the housing needs of its homeless population,
including the need for emergency shelter, transitional and supportive housing. According to the State
Department of Housing and Community Development, emergency shelter is defined as housing that
offers minimal supportive services, limits occupancy to six months or less, and is provided at no cost
to the family or individual. Transitional housing units are rental units that are available to program
recipients for at least six months, which specify a specific time when assistance is terminated and
recipients must move on- hopefully to permanent housing. Supportive housing has no such limit on
occupancy, and provides on and off site services to assist its residents in retaining housing, and
maintaining health and employment. 43

42
43

U.S. Census, 2000.
California Health and Safety Code Sec. 50801(e), 50675.2(h), 50675.14(b)
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Table 16. Estimated Number of Unsheltered Homeless People by Jurisdiction
City
Belvedere
Corte Madera
Fairfax
Larkspur
Mill Valley
Novato
Ross
San Anselmo
San Rafael
Sausalito
Tiburon
Unincorporated
Total
*2010 U.S. Census.

Total Population*
2,068
9,253
7,441
11,926
13,903
51,904
2,415
12,336
57,713
7,061
8,962
67,427
252,409

% of County
Population
0.8%
3.7%
2.9%
4.7%
5.5%
20.6%
1%
4.9%
22.9%
2.8%
3.6%
26.7%
100%

Unsheltered Homeless
Estimate
1
6
5
8
10
36
2
9
40
5
6
46
174

Sources: Marin County Health and Human Services, 2013

After the need is identified, the City must designate at least one zoning district that would allow
emergency shelters as a permitted use in order to meet this need. The City must also evaluate
and eliminate any governmental constraints to the development of supportive and transitional
housing by designating this type of housing as subject to the same zoning conditions as residential
housing, not subject to discretionary conditional use permits. Emergency shelters are a protected
use under the Housing Accountability Act (expanded under SB2), which means it is illegal for
jurisdictions to prohibit development of such a shelter without state-specified findings based on
substantial evidence.
Individuals and families who are homeless have perhaps the most immediate housing need of
any population group. They also have one of the most difficult housing needs to meet, due to the
diversity and complexity of the factors that lead to homelessness, and to community opposition
to the siting of housing that serves homeless clients. According to a 2012 estimate by the National
Alliance to End Homelessness, there are 130.898 homeless individuals in California, accounting
for approximately 0.3 percent of the state’s total population. About 19 percent of this population
consists of homeless people in families. The definition of “homelessness” varies between federal,
state, and local agency programs. For federal agencies that provide funding for homelessness aid
programs, the definition varies according to the specific program in question. For instance, under
the U.S. Department of Housing and Urban Development’s Supportive Housing McKinney Vento
Programs, homelessness is defined as anyone who is literally homeless, living either unsheltered
or in emergency shelters or transitional housing.
Homelessness and near-homelessness is an important countywide concern. Marin County Health
and Human Services, in conjunction with Project Homeless Connect, conducts the biennial Point
in Time Count of Homeless Persons which collects data to satisfy both HUD’s Supportive Housing
Program definition of homelessness as well as a broader county-wide definition which includes
those individuals and families who were at immediate risk of losing housing (precariously housed).
The Point in Time Count provides a one-day snapshot of the homeless population in the County,
so data cannot be extrapolated over long periods of time. However, it provides the County with
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a representative profile of the homeless population which can be used to more effectively and
efficiently meet the population’s needs. Some key findings of the study are as follows:
(1)

Approximately 2 percent of Marin’s population (5,323 individuals) were either homeless
or were precariously housed at some point in 2013.

(2)

As in the two prior Point in Time counts, individuals surveyed listed “lack of affordable
housing” and “loss of job” as the top two reasons for their homelessness, showing the
far-reaching impacts of the economic downturn and the County’s prohibitively high
housing costs (particularly rental housing) which keeps housing out of reach for many
low income families (see Figure 7 for summary of factors).

(3)

Almost 100 families with children were homeless (sheltered or unsheltered), and 1,591
families with children were precariously housed.

(4)

Children and youth (under 17) made up 18 percent of Marin’s total homeless
population.

The 2013 Point in Time Count found 414 unsheltered homeless individuals in the County and
519 sheltered homeless individuals, adding up to a total homeless population of 933 individuals
(based on the County’s criteria for homelessness). Of this total, 174 individuals were “literally
homeless” according to HUD’s criteria, which is the segment of the homeless population the cities
and County of Marin must plan to accommodate in their Housing Element policies. An additional
4,388 individuals were precariously housed. Sheltered individuals are those residing in transitional
housing or emergency housing. Unsheltered individuals include people residing outdoors, in a
vehicle, at a campsite, or other similar areas not intended for human habitation.
Local law enforcement officials have reported, on a few occasions, camping of homeless individuals
adjacent to the City limits in the Redwood Highway area within the Town of Corte Madera’s sphere
of influence. However, the Central Marin Police Authority verifies that there have not been regular
incidents of homeless individuals occupying neighborhood parks, streets, or other public facilities
within the City’s sphere of influence for shelter. Because Larkspur is not on major public
transportation routes and currently provides no shelters or services for the homeless, persons who
become homeless in Larkspur tend to go elsewhere.
As the Point in Time Count did not separate homeless populations by jurisdiction, the estimates
provided above (see Table 17) are a rough calculation based on the percent of the total county
population by jurisdiction. Appendix C summarizes the capacity of emergency, supportive, and
transitional housing within the county, though because most programs tend to operate at nearly full
or full capacity actual availability of beds may be significantly lower.

35

Housing Needs Analysis

City of Larkspur Housing Element

Table 17. Special Needs of County Homeless Population
Subpopulation/Special Needs
Chronically Homeless
Mentally Ill
Substance Abuse
Veterans
HIV/AIDS
Domestic Violence
Unaccompanied Youth (under age 17)
Senior (62 or older)
Physical Disability
Developmental Disability
*Data collected for adults only (18 and over)

Percentage*
24%
24%
7%
9%
3%
26%
18%
8%
24%
5%

Source: 2013 Point in Time Count Comprehensive Report Findings, County of Marin Health and
Human Services

Of the 174 literally homeless individuals responding to the Point in Time Count, it is estimated that
nine of those individuals reside in Larkspur, creating an unmet need of 9 emergency shelter beds.
There are a myriad of financial, emotional, and social circumstances that can influence an individual
or family’s transition to homelessness. Of the 750 homeless adults (18 and over) surveyed, 7
percent reported suffering from substance abuse problems, and 24 percent were struggling with a
mental illness. Twenty-four percent of homeless adults suffered from a physical disability, and 16
percent experienced a combination of mental illness and substance abuse. All of these conditions
may require extensive in-patient medical and psychiatric treatment in addition to outpatient
assistance services, underlining the importance of residential care and treatment provided by Marin
organizations such as Buckelew Programs and Homeward Bound.
Emergency shelters were not specifically defined in the City’s Zoning Ordinance or listed as a
permitted or conditionally permitted use in any district, though use permits were granted on an
ad hoc basis to community services organizations such as churches. However, in 2011 the City
adopted Ordinance 981 amending the Administrative Professional (A-P) zoning district to allow
emergency shelters accommodating up to 20 beds as a permitted use, subject to certain objective
operational and management standards as allowed by State law:
-

The maximum number of beds
The provision of on-site management
The proximity to other emergency shelters (state law limits to 300 feet)
Length of stay
Security

Other standards such as floor area ratio and off-street parking requirements would be subject to
the zoning regulations for that particular district, no differently than any other use in the district.
The City will work with applicants to make sure the operating and management standards do not
unduly impede on the shelter’s operation. Ordinance 981 also permits the same shelters in
Planned Development (PD) zoned parcels that permit uses listed in the Administrative Professional
(A-P) districts. Parcels in the A-P district and PD parcels that allow A-P uses, are close to or
directly on established transit lines on Bon Air Road and Sir Francis Drake Boulevard, and are
generally less than a mile away from grocery and other retail services (see the Zoning District
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Map in Appendix A). There are 44 properties, comprised of approximately 43.5 acres of land,
which could permit emergency shelters.
Ordinance 981 further modified the Zoning Ordinance to define residential housing uses as
including transitional and supportive housing. In addition, the City will continue to facilitate the
development of affordable housing and provide whatever financial support possible to homeless
service providers. The City will also continue to support countywide programs such as New
Beginnings to provide for a continuum of care for the County’s homeless residents, including
emergency shelters, transitional housing, supportive housing and permanent housing.

“At Risk” Housing
Government Code Section 65583 requires each city and county to conduct an analysis and identify
programs for preserving assisted housing developments. The analysis is required to identify any
multi-family rental housing developments that receive governmental assistance that are at risk of
losing subsidies over the next ten years.
In Larkspur, there are 159 income-restricted housing units located in seven housing
developments. Developments with affordable units include:
(1) Cape Marin – 20 for-sale units which are deed restricted in perpetuity or for a defined
period of time, depending on the purchase agreements signed at the time of their
purchase.
(2) Edgewater Place – 28 deed restricted rental units built and managed by EAH.
(3) Larkspur Courts Apartments – 37 low and moderate-income rental units, governed in
perpetuity by a legal agreement between the City, the Marin Housing Authority, and
the owner of the property. Larkspur Ordinance 759 requires provision of these units
as a condition of project approval.
(4) Larkspur Isle – 28 for-sale units deed restricted until 2043.
(5) Magnolia Avenue - 2 very low income rental units, deed restricted in perpetuity.
(6) Drake’s Way - 24 very low income rental units, deed restricted until 2065.
(7) Rose Lane - 3 very-low income units, 9 low-income units, and 8 moderate-income
units; all deed restricted in perpetuity.
Of the four developments providing multi-family rental housing in Larkspur, none are at risk of losing
subsidies in the next ten years. This Housing Element contains program actions to preserve at risk
units, including working with Marin Housing Authority, the property owners and/or other parties to
ensure that they are conserved as part of the City’s affordable housing stock. A key component of
the actions will be to identify funding sources and timelines for action, as described in Section 4,
Housing Policies and Implementing Programs.
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Section 2. Housing Opportunities Analysis
Evaluation of the Current Housing Element
Overview
State Housing Element law requires an evaluation of the achievements of the City’s housing goals,
policies and programs adopted in the 2010 Housing Element. There are many factors that affect
the success or apparent failure of a policy or program, including what the City has done and what
other agencies or groups have done to implement the program. Other factors affecting program
success include the effects of the economy in general, decreasing availability of state and federal
funding for new below market rate housing, or lack of opportunity to implement the program.
Summary of Overall Accomplishments and Key Findings
The themes of the Larkspur General Plan are to:
1) Retain Larkspur’s character including the historic downtown and the scale of residential
neighborhoods;
2) Protect the quality of life, even giving it greater importance than the mobility of traffic;
3) Preserve and enhance open space.
Within this context, there are a number of guiding policies in the 2010 Housing Element to address
housing issues and needs. A number of policies are related to affordable housing, including the
creation of new affordable units and the preservation of existing affordable units. Policies and
programs contained in the 2010 Housing Element are reviewed and analyzed in Appendix B.
Larkspur’s affordable units since 1988 have come from new development as a result of the
Housing Element’s inclusionary policies. The units are in five projects: Cape Marin, Larkspur
Courts Apartments, Edgewater Place, Drake’s Way, and Rose Lane. Some current City housing
policies include:
• The City’s Inclusionary/In-Lieu Fee requirements (adopted in 2005), which require
residential developments of five to 14 units to be comprised of at least 15% affordable
units, and developments of 15 or more units to be comprised of at least 20% affordable
units.
• Control the conversion of apartments to condominiums and prohibit the conversion
when the vacancy rate is less than 5%.
• Support development and retention of housing meeting the needs of all segments of
society (families, elderly, disabled, low and moderate income, city employees,
homeless, etc.)
• Support the development of second units.
• Retain existing residential units in commercial areas and support new mixed-use
developments.
• Maintain neighborhood scale through the enforcement of the floor area ratio standards
on remodels and new construction.
• Retain existing mobile home parks.
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• Support actions that balance employment generation and housing development. Allow
second units on non-conforming residential properties located in certain commercial
zones.
An important aspect of successful Housing Elements is the willingness on the part of local
government to take on a more proactive role in implementing housing programs. Actions that the
City of Larkspur can take to provide sufficient sites with potential for meeting the City’s housing
needs, especially for very low and low-income households, include General Plan amendments,
rezoning, and zoning text amendments. In addition, the City can help to coordinate with nonprofit housing sponsors and other agencies to build affordable housing.
The City’s Residential Second Unit standards are in Chapter 18.21 of the Zoning Ordinance. The
City allows second units in the R-1 (single family), R-2 (duplex), R-3 (multi-family), SD (Storefront
Downtown) and GD (Garden Downtown) districts and as specified in the ordinances governing
Planned Development zoning districts. The second unit can be attached or detached and up to a
maximum of 700 square feet provided it meets current zoning standards and, in addition to the
parking requirements for the main dwelling, one additional parking space is provided for the
second unit. The second dwelling unit ordinance allows the legalization of existing illegal units
on the same basis as new units. Legalization could result in these second units being added to
the known housing stock.
In general, the goals, policies, and programs in this Housing Element have provided a
comprehensive set of actions to meet the City’s affordable housing needs and provide a diversity
of housing types. The entire General Plan, including this Housing Element, reaffirms the following
City’s goals by: (1) acting as a guide for municipal decisions which affect the quality and quantity
of housing; (2) maintaining housing growth within limits of available services; and (3) maintaining
Larkspur’s present quality of life by balancing the availability of housing with other environmental
considerations.
The following specific changes are recommended for consideration based on a review of the
current Housing Element:
1) Strengthen the City’s Residential Second Unit program as a viable way to provide
smaller, affordable units by considering changing the requirement that to have a
second unit, the parking must be brought up to current standards for the main unit
and to allow for a higher building height limit for second units built over parking
garages. Another action to be considered is lowering the parking requirement for the
main unit. The City will also adopt regulations for junior second units, whereby an
existing bedroom is converted to an independent living space (see discussion in
Section 2, page 82).
2) Continue to seek opportunities for mixed use and transit-oriented housing by
investigating the feasibility of amending Planned District zoning districts, creating
affordable housing overlay districts, and creating incentives to add residential uses to
existing shopping centers, such as the Larkspur Landing and Bon Air Shopping
Centers. Also, to increase the number of units likely to be added within the C-1 and
C-2 Districts, consider allowing a height limit bonus and flexibility in applying

40

Housing Opportunities Analysis

City of Larkspur Housing Element

development standards (FAR, lot coverage) for the construction of affordable housing
units above commercial.
3) Continue to participate in countywide housing activities and coordination with other
jurisdictions and special districts.
In the previous Housing Element, the City proposed investigating the feasibility of using funds
from the Affordable Housing Fund to convert existing market-rate housing to affordable housing
as a means to meet the City’s need for low-income housing. However, after thorough
consideration of such a proposal, the City found that a number of current residents would be
displaced if such a conversion occurred, as they would not meet the minimum income eligibility
requirements for low income housing in order to remain in their units. Additionally, they did not
have the higher income required to relocate within the same area. As a result of this study, the
City found that some market-rate housing does provide affordable housing to a specific economic
segment of the community.

Regional Housing Needs Allocation (RHNA)
The Association of Bay Area Governments (ABAG) develops a Regional Housing Need Allocation
(RHNA) to distribute the region’s share of the statewide need to the cities and counties within the
region. The RNHA is for the 2014-2022 period, and is broken into housing needs for various income
categories in the City. The RHNA is a state-mandated process which determines the quantity and
affordability of housing for which a community must plan. The California Department of Housing and
Community Development assigned the Bay Area a housing needs allocation of 187,900 for the 20152023 planning period. Of this figure, 2,298 units were allocated to Marin County for the planning
period (roughly 290 a year) through a distribution formula developed by the Association of Bay Area
Governments. Approximately 43 percent of these units must be affordable to lower income
households.
In developing the method for distributing the latest regional housing needs, ABAG concentrated
new development in Priority Development Areas, sites that were identified voluntarily by cities or
counties as areas for future growth. The new method helps reduce development pressure on
open space, rural areas and small towns. Benefits of this approach include reduced vehicle miles
traveled and reduced greenhouse gas emissions. This new approach has resulted in a lower “fair
share” housing need for Larkspur than the previous planning period, as shown below.
Table18: Larkspur Regional Housing Needs Allocation
Income Level

2007-2014
Units
Percent

2014-2022
Units
Percent

Very Low

90

24%

40

30%

Low

55

14%

20

15%

Moderate

75

20%

21

16%

Above Moderate

162

42%

51

39%

TOTAL

382

100%

132

100%

Source: Association of Bay Area Governments (ABAG)
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The RHNA is a minimum needs number — jurisdictions are free to plan for, and accommodate, a
larger number of dwelling units than the allocation. The jurisdiction must, however, identify
adequate sites at appropriate zoning densities and development standards to accommodate its
RHNA. While the jurisdiction must also show how it will facilitate and encourage the development
of these units, it is not obligated to build any of the units itself or finance their construction.
It is estimated that 50 percent of the City’s very low income housing need for the 2014-2022 RHNA
period will be for households earning less than 30 percent of median income (considered “extremely
low income”). Thus, the number of extremely low income households needing housing for the 20142022 period is estimated at 20 units. Housing types available and suitable for extremely low income
households include Single Room Occupancy units (SRO’s), smaller apartments, emergency shelters,
housing with Section 8 vouchers, supportive housing and transitional housing. The Housing Element
includes several programs to address extremely low income housing needs — from rental assistance
programs, permanent supportive/transitional housing, and appropriate zoning for emergency
shelters.
Housing Element law allows jurisdictions to take credit for units constructed or under construction
between the base year of the RHNA period (January 2014) and the beginning of the new planning
period (January 31, 2015). The following projects are under construction or have been approved:









The Rose Lane development is currently under construction and expected to be
completed in 2015. The project will provide 91 housing units, including 29 singlefamily homes, 42 condominiums for seniors aged 55 and over, 14 “cottage style”
homes, and 6 second units. The development includes 20 units for affordable
housing; 3 very low, 9 low, and 8 moderate.
Twelve additional single family homes at Drake’s Cove affordable to abovemoderate income households. While the project was stalled after the 2008
economic downturn, now property owners have re-engaged the construction of the
remaining units. Three are under construction and the remainder are anticipated
to be completed well within the RHNA period.
A development project at 2000 Larkspur Landing will include 126 units, with 101
units affordable to above-moderate-income households at market rates and 25
deed-restricted affordable units (12 for low-income households and 13 units for
moderate-income households. A precise development plan has been approved for
the project. The project requires a final map to be approved before building
permits may be issued. Remediation of contaminated soils and grading permits for
preparation of the site is required for development of housing. According to recent
communications, the Sanitary District remains interested in furthering development
of the site.
285 Magnolia (4 units in a mixed-use commercial site; not deed-restricted).
One single family home has been approved. All new single family homes are
assumed to be affordable to above-moderate income households.

Table 19 shows the adjusted regional housing need after crediting the units described above.
Detailed information on sites listed above begins on page 50.
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Table 19. Remaining Need Based on Units Built, Under Construction, or Approved
Income Category
Very Low
Low
Moderate
Above Moderate

Units Built, Under
Construction or
Approved

New Construction
Need
40
20
21
51

3
21
21
189

Remaining Need
37
0
0
0

Available Land for Housing
In response to State Housing Element law, the City is required to provide an inventory of known
sites available for housing development as well as vacant and/or underdeveloped sites that can
accommodate Larkspur’s housing development needs determined by ABAG between January
2014 and October 2022. To provide local governments with greater certainty and clarity in
evaluating and determining what densities facilitate the development of housing that is affordable
to lower-income households (Very Low and Low Income together), State housing element law
provides two options. The City may either: (1) conduct an analysis of market demand and trends,
financial feasibility, and residential project experience to demonstrate the densities facilitate lower
income housing development; or, (2) apply Government Code Section 65583.2(c)(3)(B), which
allows local governments to utilize “default” density standards deemed adequate to meet the
“appropriate zoning” test, which in Larkspur’s case are sites designated at 20 units per acre or
more. Using the second approach and applying the default density standard of 20 units/acre, the
Housing Element must identify sites for at least 37 units at this density. The City may also rely on
projected second units to satisfy part of this requirement.
Multi-family housing at higher densities, especially in coordination with a non-profit housing
sponsor, can provide opportunities for workforce and special needs affordable housing to be built.
One incentive that can be offered to encourage affordable housing is to allow those developments
that meet affordability criteria to develop their projects at higher densities. This allows cost items
such as land, site design and long-term management and maintenance costs to be shared across
a larger number of units, thereby bringing down the per-unit cost, and making it easier to achieve
affordability goals. Projects that receive such density “bonuses” must guarantee units (above the
City’s inclusionary requirements) at below market rate prices for a specified period of time.
Consistent with State law requirements, the City adopted Ordinance 999 in 2015 describing how
requests for density bonuses, incentives, and concessions as allowed in Government Code
Sections 65915-65918 will be processed in concert with development permits.
Table 20 shows sites that are zoned at least 20 units per acre that are available to meet the City’s
remaining RHNA need of 37 units for very low income households. Table 20 also shows land that is
available at less than 20 units per acre. Based on the review of sites, the City has sufficient sites
currently available and zoned at adequate densities to meet its RHNA for the 2015-2023 planning
period.
The City’s policy approach for achieving adequate sites, as expressed in this Housing Element,
has several components:
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1) Look to new second units (including junior second units) and mixed-use housing
developments as potential sources of housing;
2) Identify “potential housing sites” which offer opportunities for higher density housing
to be built in the near-term;
3) Where possible, modify development standards, such as those for second units and
for mixed-use housing, to create incentives for this type of development to happen;
4) Provide flexibility in how development standards, funding incentives and other
incentives are applied for the desired development to occur;
5) Continue to facilitate the processing of current residential project applications and
projects.
It is important that potential high-density housing sites be located near transit, shopping, services
and the freeway where people can have easy access to nearby amenities. Increased activity in
appropriate locations creates a vibrancy and vitality in these areas. Generally, there is higher
intensity of activities around the business centers of the City and lower intensity of land use
farther away. For example, the Larkspur Downtown Specific Plan and the Central Larkspur Area
Specific Plan (CLASP) focus in more detail on potential mixed-use developments and
redevelopment opportunities close to shopping and transit in downtown.
Multi-family and Mixed Use Housing Sites
Several sites have been identified in the Housing Element as having the potential to attain planning
approvals for a significant number of affordable housing units in the near term (see Table 18). This
potential is an assessment of realistic capacity based on land use and zoning designations, historic
development patterns, recent development trends, recent project approvals, the properties’ site
characteristics and pending applications or discussions with applicants or property owners. The City
has and will take actions to promote the development of affordable housing on these potential sites
by the year 2022. A description of “actions required” and “facilitating actions taken/status” is
provided for each opportunity site to identify the underlying general plan and specific plan policies
and zoning regulations applicable to the development of housing on the site as well as the general
permit procedures to achieve the realistic development capacity identified for each site.
Table 20. Housing Opportunity Sites Inventory Summary
Location

Zoning

General
Plan
Designation

Lot
Size
(Acres)

Max.
Density

Realistic
Capacity

2.46

21 du/ac

19

Existing
Uses

Infrastructure
Capacity

On-Site
Constraints

Sites zoned at 20 units/ acre or more
CLASP Subarea
1 (APN’s: 020254-08, 10;
020-254-01,
11; 020-25402; 020-25407, 09; 020254-12)

SD/H

Downtown

44

Retail
commercial,
public
parking lot,
American
Legion,
pocket park

Yes

Traffic, soil
contamination, and
cultural resources.
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Lot
Size
(Acres)

Max.
Density

CLASP Subarea TD
Downtown
2.71
21 du/ac
2 (APN’s: 022110-33; 022110-41, 42, 46)
North End
C-1 &
Restricted
4.79
21 du/ac
Magnolia
C-2
commercial,
Avenue (APN’s:
commercial
Various)
Downtown
SD/H,
Downtown
0.79
21 du/ac
Area above
GD/H
existing
commercial
(APN’s:
Various)
Downtown
GD/H,
Downtown
0.21
21 du/ac
Area vacant
SD/H
properties
(APN’s: 021104-33, 020252-08)
Bon Air Center PD
Commercial
16.6
21 du/ac
(APN’s: 02204030,36,37,45)
TOTAL SITES ZONED AT 20 UNITS/ACRE OR MORE

Realistic
Capacity
28

Existing
Uses

Infrastructure
Capacity

On-Site
Constraints

Retail
shopping
center; gas
station;
Retail and
general
commercial
businesses
Downtown
retail
commercial
businesses

Yes

Traffic, soil
contamination, and
cultural resources.

Yes

None identified

Yes

Historic buildings,
on-site parking

4

Utility,
Residence

Yes

Traffic on Magnolia
Avenue

40*

Retail
commercial
center

Yes

None identified

Vacant
(historic
property on
separate
parcel)
Two historic
homes;
remainder
vacant
Singlefamily
dwellings

Yes

Steep slopes,
historic buildings,
ingress/egress
from Magnolia Ave.

Yes

Historic buildings,
ingress/egress
from Magnolia Ave.

Yes

Varies based on
site characteristics

7*

4*

102 UNITS

Additional Sites
Tiscornia
Winery (APN:
020-160-15)

RMP

Low density
residential

23.1

5 du/ac

23

McLaren
R-1
Low density
Property (APN’s:
residential
020-03112,13,14)
New second
R-1
Low density
units (APN’s:
residential
Various)
TOTAL ADDITIONAL SITES

1.46

5 du/ac

6

Various

1 sdu/lot

16
45 UNITS

*Realistic development capacity on these sites is based on the amount of development anticipated
within the 2015-2023 planning period and is lower than the maximum capacity of the site or sites.
Please see site-specific narratives (immediately following on page 50) for City’s methodology for
assigning realistic development capacity. This does not preclude further development of units
that may be achieved in compliance with the goals, policies, programs, and standards of the
general plan, applicable specific plans, and zoning regulations.
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HOUSING UNITS BUILT OR APPROVED
Drakes Cove on E. Sir Francis Drake
(APNs: Various)
Ow nership:
Drakes Cove Ventures, LLC
Area Size:
4 acres buildable (10.2 acres gross)
General Plan: Low Density Residential (up to 5 du/ac)
Zoning:
PD, Planned Development, District
Existing Uses: Drakes Cove – single family attached and detached, partially completed
Topography and Environm ental Constraints: Steep slopes, traffic, & heritage trees
Proposed Units: 23 market rate units (density consistent with zoning, the surrounding area,
and site topography)
Actions Required: Drakes Cove – building permits for remaining 12 units.
Facilitating Actions Taken/ Status: Design Review, Preliminary and Precise Plans, Tentative
Map, Final Map. Drakes Cove homes partially completed; construction stalled due to unfavorable
economic conditions.
Unit Affordability: Above-moderate.
Rose Lane (CLASP Sub Area 3)
(APNs: Various)
Ow nership:
The New Home Company
Area Size:
16.8 acres
General Plan: Low Density Residential
Zoning:
PD, Planned Development
Existing Uses: Rose Lane residential development, under construction
Topography and Environm ental Constraints: None currently; soil remediation and cultural
resource protection completed 2012.
Proposed Units: A total of 91 units including six second-units, with 20 affordable units (3 very
low income, 9 low income, 8 moderate income), and 71 market rate units. 50 units will be senior
housing units. Affordability of all units will be deed restricted.
Actions Required: Final building permits.
Facilitating Actions Taken/ Status: Final Map and Development Agreement approved.
Unit Affordability: The affordability of the units is established by the conditions of approval,
adopted in Ordinance 972, and the project’s development agreement (approved May of 2010).
Actual rent/sale prices will be determined by the applicable household income level
determinations made at time of project completion, but their affordability levels will be fixed.
2000 Larkspur Landing Circle
(APN 18-260-03)
Ow nership:
Sanitary District No. 1
Area Size:
9.18 acres (previous Element reference to 10.67 acres included property
reserved for the Sanitary District Facilities site)
General Plan: Residential High Density (up to 21 units/acre), Commercial, and Open Space
Zoning:
PD, Planned Development District
Existing Uses: Vacant
Topography and Environmental Constraints: Soil contamination (PCBs)
Proposed Units: 126 units (20% affordable- 12 low-income, 13 moderate income, and 101
above moderate income)
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Actions Required: Soil remediation, Final Map, and grading and building permits.
Facilitating Actions Taken/ Status: Environmental review, General Plan Amendment,

Preliminary and Precise Development Plans, design review, subdivision map and other project
applications approved.
Unit Affordability: The affordability of the units is established in the Precise Development Plan’s
conditions of approval, adopted by the City Council in Ordinance 951. Actual rent/sale prices will
be determined by the applicable household income level determinations made at time of project
completion, but affordability levels will be fixed.

MISCELLANEOUS HOUSING SITES
New Second Dwelling Units
Ow nership:
Various
Area Size:
Various
General Plan: Low Density Residential (up to 5 du/ac)
Zoning:
R-1, First Residential District
Existing Uses: Single Family Dwellings
Topography and Environm ental Constraints: Various
Proposed Units: 16 affordable units (5 very low, 6 low and 5 moderate income units)
Actions Required: Ministerial approvals
Facilitating Actions Taken/ Status: Since adopting second unit regulations in 2003, the City
has historically issued one building second unit permit per year. This Housing Element commits
the City to adopting additional regulations to permit ‘junior second units,’ whereby an existing
bedroom is converted into a second unit by addition of a bathroom, kitchenette facilities (no
stove), and exterior access. The junior second unit development regulations will aim to mitigate
constraints to development of traditional second units.

Unit Affordability: Larkspur’s Residential Second Unit regulations (LMC Chapter 18.21) restricts
second unit floor area to a maximum of 700 square feet and a minimum of 320 square feet. The
breakdown of affordability is based on surveys compiled for the 2009 Marin Countywide Housing
Element Workbook, which found 40-80% of second units were affordable to low income
households, 20-40% were affordable to very low income households, and 10-20% were
affordable to ELI households. The study also found that 60-100% of second units were affordable
to moderate income households. While rental prices vary by locale, the countywide studies
provide a picture of broader market trends which remain applicable to specific jurisdictions
including Larkspur. Based upon the surveys’ findings, the City is assuming affordability levels are
evenly distributed among the very low, low, and moderate income categories.
Sm all (Infill) Lots and M ixed Use Housing
Downtown Area Underutilized Properties
Ow nership:
Various
Area Size:
1) APN 021-104-33 =5,000 sq. ft.; and
2) APN 020-252-08 =4,300 sq. ft.
General Plan: Downtown/Downtown Specific Plan.
Zoning:
Parcel 1: Garden Downtown/ Combining Heritage Preservation District
Parcel 2: Storefront Downtown/Combining Heritage Preservation District
Existing Uses: Residence, telephone utility building.
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Topography and Environm ental Constraints: Intensity constrained by traffic on Magnolia.
Potential Units: 4 Total: 2 units above commercial on each lot based on recent development
in the Downtown area and the existing development pattern.

Actions Required: Design Review to ensure consistency with Historic Preservation Overlay

District. No use permit is required for development consistent with general plan, downtown
specific plan and zoning standards.
Facilitating Actions Taken/ Status: The zoning ordinance allows for multi-family residential
uses and residential units above downtown retail as a permitted use, subject to a 25 foot height
restriction. The Planning Commission may approve a height exception contingent on the required
findings stipulated in LMC 18.44.040. Second-story residential units over first-story commercial
units are exempt from floor area ratio restrictions and require only one parking space per unit.
General Plan policies encourage residential above ground floor commercial. The Downtown
District is on the National Register of Historic Places and design review is necessary to protect
the historic character of the district; past development approvals have shown that it is not a
detriment to development or the development of affordable units (e.g., Blue Rock Inn project,
484 Magnolia Ave.).
Unit Affordability: The zoning permits up to 21 units per acre, which meets the State default
density of 20 units per acre. As a result units are projected to be affordable to lower lowerincome households. Affordability is required for second level units of 700 square feet or less.
Lot Consolidation Potential: Lot consolidation for these parcels is highly unlikely, as they are
not adjacent to each other and have separate ownership.
Downtown Area- Above Existing Commercial
No.

APN

Ownership

Existing Use

Existing Floor
Area (Retail
only; ft²)
7,200

Potential New
Units*

1

020-253-03,
04

Private

Ground floor: retail,
restaurant. 2nd story:
5,400 ft² office,
residential.

2

020-261-04

Private

Ground floor: retail No
second story.

2,520

2 units (new
construction)

3

020-261-37

Private

3,150

4

020-261-35,
34

Religious
Institution

3 units (office
space conversion)
2 units (office
space conversion)

5

020-262-25

Private

Ground floor: retail. 2nd
story: 4,950 ft² office
Ground floor: retail,
restaurant. 2nd story:
4,000 ft² office
Ground floor: retail. 2nd
story: office, residential

6

020-263-08

Private

7

021-104-30

Private

8

021-104-34

Private

2,700
1,200

Ground floor: salon. 2nd
4,300
story: office
Ground floor: restaurant.
3,300
No 2nd story.
Ground floor: retail
10,200
shops; restaurants; 2,100
ft² office. No 2nd story
Total unit capacity:
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5 units (office
space conversion)

2 units (office
space conversion,
new construction)
2 units (office
space conversion)
2 units (new
construction)
6 units (new
construction)
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General Plan:
Zoning:

Downtown; Larkspur Downtown Specific Plan
Sites 1-7: Storefront Downtown/Combining Heritage Preservation District
Site 8: Garden downtown/Combining Heritage Preservation District
Topography and Environm ental Constraints: Existing historic structures; lack of on-site
parking
R ealistic Developm ent Potential: 4 units above existing storefront commercial. The proposed
number of units is consistent with recent development trends and the existing development
pattern in the downtown. The center of downtown is largely built-out in terms of commercial
footprints, so likely residential development would occur through the addition of residential above
commercial uses. Storefront and Garden Downtown zoning regulations require a minimum floor
area of 450 square feet for an affordable housing unit above first story retail, and 700 square
feet for a market-rate unit. The table above calculates the maximum number of market-rate units
that could be accommodated on the second story (total unit capacity), either by converting
existing office space or through new construction, based on the square footage available and the
floor area of existing 2nd story units. The unit capacity calculations are meant only to show the
downtown area’s capacity for second-story housing units, not to propose that all potential units
will be built or to analyze the likelihood of their construction. Site capacity may increase depending
on the size and affordability of proposed units.
Actions Required: Design Review. No use permit is required for development consistent with
general plan, downtown specific plan and zoning standards.
Facilitating Actions Taken/ Status: The zoning ordinance allows for multi-family residential
and residential housing above downtown retail as a permitted use, subject to a 25 foot height
restriction. The Planning Commission may approve a height exception contingent on the required
findings stipulated in LMC 18.44.040. Second-story residential units over first-story commercial
units are exempt from floor area ratio restrictions and require only one parking space per unit.
Since 2004, two very-low income units have been approved and constructed above 484
Magnolia Ave. Following the construction of these units, the owner of an adjacent building
announced their interest in doing a similar project. There are an existing 35 residential units (both
single and multi-family) above the downtown retail. In addition, affordable housing units have
existed in the historic Blue Rock Inn building (above a popular restaurant) for several decades,
evidencing the viability of affordable units in the historic downtown area.
For future units, design review will be required to ensure development is consistent with
the Combining Heritage Preservation District. However, the streamlined approval processes of
second-story residential units in the area indicate that design review does not pose a barrier to
affordable second-story housing development in the downtown. General Plan policies encourage
residential above ground floor commercial. Many downtown buildings have second-story offices
which may be converted to living space at relatively lower cost than building up from a singlestory structure. There is the potential for more than four units; however, four is the most realistic
estimate at this time.
Unit Affordability: Unit affordability is based on market prices of existing second-story units
above downtown commercial. A below-market rate agreement between the City and the property
owner was recorded upon completion of two second-story residential units; the City will actively
encourage owners to record below-market rate agreements. Affordability is required for second
level units of 700 square feet or less. Past development approvals have shown that it is not a
detriment to development or the development of affordable units (e.g., Blue Rock Inn project,
484 Magnolia Ave.). The zoning permits up to 21 units per acre, which meets the State default
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density of 20 units per acre. As a result units are projected to be affordable to lower-income
households.
Lot Consolidation Potential: Lot consolidation for these parcels is unlikely, as many parcels
are not adjacent to each other and have separate ownership. The existence of established retail
or commercial businesses on the ground floor makes transfers of ownership unlikely.
North End Magnolia Avenue
No.

APN

Ownership

Existing Use

1

020-064-01

Private

Ground floor: retail. 2nd
story partially developed.

2

020-064-02

Private

Ground floor: restaurant.

5,400

3

020-065-05

Private

Ground floor: retail.

4,000

5

020-034-08

Private

12,000

6

020-034-12

Private

7

020-034-06

Private

8

020-034-14

9

020-066-04

Shops at
Magnolia
Sunrise
Investors

10

020-066-05

Ground floor: bicycle
shop.
Ground floor: office. 2nd
story: 3,510 ft² office.
Ground floor: retail,
personal services.
Ground floor: retail, café,
personal services.
Ground floor: office. 2nd
story: 5,880 ft ² office
space.
Ground floor: restaurant,
office, retail.
Ground floor: retail,
personal services.
Ground floor: Masonic
temple. 2nd story: Office

Private

Parcel
Size
(ft²)*
7,296

7,020
15,000
67,600
29,400

Potential New
Units*
2 units (new
construction; 1 unit
existing)
2 units (new
construction)
2 units (new
construction)
7 units (new
construction)
4 units (office space
conversion)
6 units (new
construction)
36 units (new
construction)
7 units (office space
conversion)

9 units (new
construction)
11
020-035-12 Private
18,900
16 units (new
construction)
12
020-035-02 Fairfax
18,500
9 units (new
Masonic
construction and office
Temple Assoc.
space conversion)
Total Unit Capacity: 100 units
*Existing floor area data not available. Calculations are estimates based on gross parcel size and
allowable FAR. 2nd story residential units exempt from FAR.

General Plan:

17,600

Restricted Commercial and Commercial (allows for residential up to 21 units
per acre)
Zoning:
Sites 1-8: C-2, Commercial (FAR: 0.40. 2nd story residential exempt.)
Sites 9-12: C-1, Restricted Commercial (FAR: 0.40. 2nd story residential
exempt.)
R ealistic Developm ent Potential: 7 units above storefront commercial. The proposed number
of units is consistent with recent development trends and with current interest expressed by
property owners. Many buildings in this area are older, and some owners of vacant properties
have approached the City to discuss options for revitalization, which may include housing units.
Actions Required: Design Review. No use permit is required for development consistent with
general plan, downtown specific plan and zoning standards.
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Facilitating Actions Taken/ Status: C-1 and C-2 Districts allow for residential housing above

downtown retail as a permitted use, subject to a 25 foot height restriction. The Planning
Commission may approve a height exception contingent on the required findings stipulated in
LMC 18.44.040. Second-story residential units over first-story commercial units are exempt from
floor area ratio restrictions and require only one parking space per unit. Design review is required,
though as demonstrated by the Blue Rock Inn apartments and the affordable second story units
on Magnolia Ave., design review has not been a detriment to the development of affordable
housing above first floor retail or commercial. There is the potential for more than seven units;
however, seven is the most realistic estimate, and given the potential size of the units, low and
very-low is a reasonable expectation in terms of income levels.
Unit Affordability: The affordability of units is based on market prices of existing second-story
units in the downtown area. The Affordable Housing Regulatory Agreement and Declaration of
Restrictive Covenants for the affordable second-story units at 484 Magnolia stipulates that the
units be rented to households of very low income, in perpetuity. The zoning also conditionally
permits live work units, which can accommodate on-site caretakers, property managers, or clerk
which have demonstrated income levels in the Very Low to Low income range for Marin County.
A live-work unit was developed on the site at 1011 Magnolia Avenue in 2012. The zoning permits
up to 21 units per acre, which meets the State default density of 20 units per acre. As a result
units are projected to be affordable to lower-income households.
Lot Consolidation Potential: Lot consolidation for these parcels is unlikely, as many are not
adjacent to each other and have separate ownership. Lot consolidation of the parcels that share
ownership would not likely influence housing development. The existence of established retail or
commercial businesses on the ground floor makes transfers of ownership unlikely.

SPECIFIC PROJECT SITES
CLASP Subareas 1 & 2 (Central Larkspur Specific Plan)
Magnolia Ave., Doherty Dr. & Ward St.
APN

Ownership

Subarea 1:
020-25413

Private

020-254-01, 11

City

020-254-02

Private

020-254-07, 09

Existing Use

Size
(acres)

Commercial, retail,
restaurant, office
Parking lot

1.45

0.23

City

American Legion (used for
public assembly/ events),
office
Driveway

020-254-12

City

Park

0.22

Subarea 2:
022-110-33
022-110-41, 42,
46

Private
Private

Gas station
Retail, commercial, personal
service and food sales

0.56
2.21
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0.45

0.11

Zoning
SD/H-Storefront Downtown/
Historic Preservation
SD/H-Storefront Downtown/
Historic Preservation
SD/H-Storefront Downtown/
Historic Preservation
SD/H-Storefront Downtown/
Historic Preservation
SD/H-Storefront Downtown/
Historic Preservation
TD-Transitional Downtown
TD-Transitional Downtown

Housing Opportunities Analysis

City of Larkspur Housing Element

General Plan: Downtown; Central Larkspur Specific Plan area (allows for residential above
commercial up to 21 units per acre).

Topography and Environm ental Constraints: Traffic, soil contamination, and archaeological
site.

Potential Units: 47 units Per the CLASP; 19 units are shown for Subarea 1 and 28 for Subarea

2.

Actions Required : Site remediation, more extensive archaeological survey, and design review.

While no use permit is typically required for development consistent with general plan, downtown
specific plan, and zoning standards, developments of 0.31 to 0.40 floor area ratio (FAR) within
Subarea 2 (TD Zoning) are subject to a conditional use permit. As residential units above
commercial are exempt from FAR requirements, development of mixed commercial/residential
uses up to 0.30 FAR can be readily achieved without a conditional use permit review.
Facilitating Actions Taken/ Status: EIR completed, General Plan Amendment, CLASP adopted
September 2006 and a Downtown Specific Plan Amendment completed. The zoning ordinance
allows for multi-family residential and second-story residential housing above retail as a permitted
use, subject to a 25 foot height restriction. The Planning Commission may approve a height
exception contingent on the required findings stipulated in LMC 18.44.040. Second-story
residential units over first-story commercial units are exempt from floor area ratio restrictions and
require only one parking space per unit. No use permit is required for development consistent
with general plan, downtown specific plan and zoning standards (Except in TD zone, as noted
above).

Unit Affordability: Unit affordability is based on market prices of existing second-story units

above downtown commercial. A below-market rate agreement between the City and the property
owner was recorded upon completion of two second-story residential units; the City will actively
encourage owners to record below-market rate agreements. Affordability is required for second
level units of 700 square feet or less. Past development approvals have shown that it is not a
detriment to development or the development of affordable units (e.g., Blue Rock Inn project,
484 Magnolia Ave.). The zoning permits up to 21 units per acre, which meets the State default
density of 20 units per acre. As a result units are projected to be affordable to lower lowerincome households.
Lot Consolidation Potential: Land trade of the City owned parcel in Subarea 1 is allowed in
the CLASP and could occur. However, the units could be developed without consolidation.
Tiscornia Winery-Magnolia Ave.
(APN 20-160-5)
Ow nership:
M. Tiscornia
Area Size:
23.1 acres
General Plan: Low Density Residential (up to 5 du/ac)
Zoning:
RMP, Residential Master Plan, District
Existing Uses: Historic buildings, vacant
Topography and Environm ental Constraints: constrained site, steep slopes (30-60%),
historic buildings, difficult access on/off Magnolia Ave.
Proposed Units: 23 units (20% affordable-2 low-income, 3 moderate income and 18 abovemoderate income); number subject to change following completion of environmental review and
public hearings on Specific Plan; density consistent with topography.
Actions Required: Environmental Review, Residential Master Plan, design review, and slope
use permit, and possibly subdivision map.
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Facilitating Actions Taken/ Status: Environmental review, Residential Master Plan, design

review, and subdivision map could be processed concurrently. Property owner has met with City
staff to discuss potential uses of the property including a mix of residential and commercial uses.
Unit Affordability: The affordability breakdown is based on the City’s Inclusionary Housing
Ordinance. Affordability guarantees will also be stipulated in any conditions of approval or other
final approvals associated with future projects.

McLaren Property- Estelle Avenue
(APNs 20-031-12, 13 and 14)
Ow nership:
McLaren
Area Size:
1.46 acres
General Plan: Low Density Residential (up to 5 du/ac)
Zoning:
R-1, Residential First, District
Existing Uses: Two historic homes, remainder vacant
Topography and Environm ental Constraints: Historic dwellings, access constrained
Proposed Units: 6 units (above-moderate). This site was considered for a General Plan
Amendment; however, the property owner chose not to pursue it. The property owner has limited
access rights to the site due to a restricted easement.
Actions Required: Design review, subdivision map and building permits
Facilitating Actions Taken/ Status: Design review and subdivision map could be processed
concurrently.
Unit Affordability: Unit affordability is based on previous proposed projects for the site.
Bon Air Center – Sir Francis Drake Boulevard (North of Corte Madera Creek)
APN

Ownership

Existing Uses

Area
(ft²)

Zoning

General
Plan

022-04030

Schultz
Investment Co.

Banking
services, retail

82,366

Commercial

022-04045

Bon Air
Shopping Center
L.P.
Bon Air
Development
L.P.
CVS Caremark

Food sales,
retail, banking
services
Restaurant,
general retail

340,000

Planned
Development
(PD)
PD

Estimated
Unit
Capacity*
12

Commercial
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147,000

PD

Commercial

21

022-04036
022-04037

Pharmacy and
141,000
PD
Commercial
20
other retail
goods
* Note: estimated unit capacity is simply a measure of capacity; the objective for these parcels in this
planning period is a total of 40 units.

Total Area Size: 710,366 ft² (16.6 acres)
General Plan:
Commercial. The Commercial designation encourages residential over first-

story commercial uses and exempts them from floor area ratio restrictions. Second story
residential density is limited by parking and height restrictions and mixed-use housing shall not
exceed 21 units per acre.
Zoning: Planned Development District. The Precise Development Plan for the Bon Air Center
allows residential uses over commercial; Residential dwellings over commercial are exempt from
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floor area. The allowable height limit is 35 feet, and the current overall shopping center exceeds
its parking by over 100 parking spaces. Under the Precise Development Plan, only residential
units developed in a detached multi-family structure are subject to a conditional use permit.
Existing Uses: Shopping center with a mix commercial retail uses and services, including
specialty retail, restaurants, grocery, banks, and a drug store. The majority of the center dates
back to the mid-1980s with portions dating back to1952. Due to the age of the center, any new
construction over existing would likely require substantial or complete reconstruction of existing
structures. For properties north of Corte Madera Creek, the City's Circulation Assessment Permit
policies do not allow for an increase of even one p.m. trip over an existing use except for vacant
parcels, single family homes, and a residential project that includes the noted percentages of
affordable housing.
Topography and Environm ental Constraints: None identified.
Potential Units: 40 units
Actions R equired: Residential use over commercial require only an amendment to the Precise
Development Plan and design review. A use permit is required only for multi-family residential
structures.
Facilitating Actions Taken/ Status: In 2010, the City commissioned conceptual drawings by
an architect for part of the Shopping Center to determine a feasible number of housing units
above existing commercial uses. (Note: projected unit potential is below the likely capacity of the
center). Concurrent processing of the Precise Development Plan amendment and design review
would be accommodated. The Planned Development District allows for flexibility in the
development standards for the project. The previous amendments to the City’s Circulation
Assessment policies allow for an exception to the circulation assessment permit requirements for
projects providing affordable housing.
Unit Affordability: Unit affordability based on minimum density appropriate to accommodate
lower-income households, as established by HCD. For Larkspur (considered suburban with a
population of less than 25,000), the minimum density to accommodate lower income housing is
20 du/acre. The commercial zoning specified in the shopping center’s Precise Development plan
allows residential development at 21 du/acre, which meets the State default density of 20 units
per acre. As a result, units are projected to be affordable to lower-income households.

Lot Consolidation Potential: Because the majority of the Shopping Center is owned by the
same family-owned company that has owned it before and since it was developed, lot
consolidation may be readily achieved, if necessary, to meet housing needs.

Potential Non-Governmental Constraints and Opportunities
State law requires an analysis of potential and actual governmental and non-governmental
constraints to the maintenance, improvement, and development of housing for all income levels.
The Housing Element must identify ways, if any, to reduce or overcome these constraints in order
to meet the City’s housing needs.
Land and Construction Costs
The price of housing has continued to rise at a much faster rate than household income.
Contributing factors are the cost of land, materials, labor, financing, fees and associated
development requirements, sales commissions, and profits. Another factor has been the
perception of housing as a commodity for speculation.
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Development costs in Larkspur are higher than in comparable communities because most
remaining lots have steep slopes, irregular topography, access, or unstable soils. The technical
and engineering costs of dealing with these factors on remaining sites are likely to be particularly
high because those are the sites that have been skipped over in the past precisely because of the
difficulty and high cost of development.
The typical land value for a single family home lot in Marin County ranges between $300,000 and
$900,000 in a jurisdiction like Novato, or $1 million and $5 million in a jurisdiction like Tiburon
(Marin Housing Workbook, 2009). Vacant land within Larkspur is very limited. In the 2014, one
vacant residential lot, of approximately 8,600 square feet, sold in Larkspur for $510,000. 44 The
value of residential land in Larkspur has not been significantly affected by the recession, and high
land costs remain a substantial factor in the cost of providing housing. Major contributors to the
cost of land are the amount of land available and the density of residential use allowed. Other
factors such as site location, attractiveness of the neighborhood, difficulty of construction,
proximity to community services, and any restrictions on development can affect cost.
Geographic Constraints
The natural beauty of the San Francisco Bay, the abundance of hiking and walking trails in the
ridges beneath Mt. Tamalpais, and rolling acres of protected open space are largely responsible
for making Larkspur a desirable place to live, work, or visit. However, while these beautiful natural
features make invaluable contributions to the high quality of life in Larkspur, they also limit the
City’s buildable area.
Larkspur is bordered on the east by the San Francisco Bay, on the west and south by the Corte
Madera Ridge, and on the north by the Southern Heights Ridge. These natural features confined
the City’s historic development along narrow corridors that have since become major
transportation arterials. The Corte Madera Ridge is part of the Northridge Open Space Preserve,
comprising approximately one quarter of the preserve’s 1,000 acres managed by the Marin County
Open Space District. A majority of the very few remaining vacant residential parcels in the City
directly abut the Corte Madera Ridge. Their steep hillsides pose not only a financial obstacle to
building housing (requiring extensive grading and slope stabilization), but a high risk to life and
property due to natural hazards such as landslides, debris flows, and wildfires. The majority of
Larkspur’s existing housing units are moderate to high density multi-family units and are built on
the most feasible parcels for such development. (See Appendix D, Natural Hazard Maps, for maps
of fire hazard areas and seismic stability. Fire Hazard areas are established in Ordinance 846
(Larkspur Municipal Code 14.10).)
Most of the City’s low-lying land in the east, directly adjacent to the Bay, lies within the 100-year
flood hazard zone. Much of this land is already developed with both high density (Larkspur
Landing area) and low density (Greenbrae) residential, commercial and industrial development
(including Marin Country Mart and Bon Air Center). In addition to the existing flood risk, the
effects of accelerated sea level rise may put development in the flood zone at further risk of
inundation and expand the flood zone to inland areas not currently at risk of flooding. Considering
the potential risks posed to existing development, further intensification of development in the
flood zone should be carefully examined by developers, businesses, and the City.

44

Realtor.com, accessed 12/1/14.
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Infrastructure Availability
Infrastructure, services and utility needs for future development are addressed through the
development capacity established in the Larkspur General Plan. They do not represent a
constraint to development as policies and programs are in place to assure that infrastructure and
services will adequately serve new in-fill development. Sites closer to services and transit offer
opportunities to provide in-fill housing with limited impacts on traffic conditions. It is noted,
however, that much of the existing pipeline infrastructure is aging and, as monies are available
to the respective agencies, sewer and drainage pipes will need replacement.
The Marin Municipal Water District (MMWD) is a special purpose district with the responsibility
for providing water services throughout southern Marin County, including Larkspur. The District
obtains 75% of its water supply from seven reservoirs located throughout Marin and 25% through
the transfer of water from the Sonoma County Water Agency (SCWA). There have been
restrictions placed on new water connections in the past due to drought conditions, but there is
currently no moratorium on new hook-ups.
MMWD plans for long-term supplies based on the build-out of the general plans of cities it serves
through the Urban Water Management Plan (UWMP), a long-range plan that must be updated
every five years. According to the current UWMP, the District’s existing water supply sources, in
combination with the conservation program, are projected to be sufficient to meet the needs of
the MMWD service area for the planning horizon of 2010-2030. MMWD’s operational yield (the
amount of water that can be supplied in all but the driest years) is 28,500 acre-feet annually
(afa). In 2010, MMWD delivered 22,741 acre feet of water to customers. 45
MMWD partnered with the Las Gallinas Valley Sanitary District in 1981 to develop a water recycling
plant, which now provides over 650 acre-feet per year of recycled water for irrigation and other
non-potable industrial and commercial uses to 323 service connections. MMWD is also exploring
desalination of ocean water as a long-term source of potable water. MMWD built a pilot
desalination plant in 2005 in Richardson Bay in San Rafael, and in August of 2009 the Board of
Directors certified the EIR for a permanent plant in the same location with the initial capacity to
deliver 5 million gallons per day (mgd) and the potential to expand to 15 mgd. However, in August
of 2010, the District adopted Ordinance 420 requiring a majority vote by District voters prior to
approval of financing or construction of a desalination facility. 46
To be eligible for water service, a residential structure to be served must be within 125 feet of a
water main, either an existing main or an extension of the main. Otherwise, a variance to the
standard must be obtained. As of 2014, the connection fee is $29,260 per acre-foot of estimated
annual consumption. California Government Code Section 65589.7 requires that public and/or
private water and wastewater providers, in their current and future resource or service allocations,
give priority for service hook-ups to proposed housing development projects for lower-income
households that meet the community’s share of the regional need for lower-income housing.
Larkspur’s wastewater collection is provided by Sanitary District No.1 of Marin County, which
serves the Ross Valley. Wastewater treatment is provided by Central Marin Sanitation Agency
(CMSA) at the plant located on Anderson Drive in San Rafael. CMSA is a joint powers agency
45
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whose member agencies include the San Rafael Sanitation District, Sanitary District No. 1 (Ross
Valley Sanitary District), Sanitary District # 2 of Marin County, and the City of Larkspur. Sewer
capacity is not a constraint to housing development in Larkspur.
Financing
Over the past year, mortgage rates for conventional 30-year fixed rate loans have ranged between
4.2 percent and 4.6 percent for a 30-year fixed rate loan (HSH.com). These conforming loans, which
are backed by the federal government through the Federal Housing Administration and the
Government Sponsored Entities of Fannie Mae and Freddie Mac, are generally available to home
buyers with good credit histories and adequate down payments. Interest rates on non-conforming
loans (also known as “jumbo” loans) for loan amounts over $625,500 (in Marin County) are about
one-quarter percentage point higher than conforming loan rates, and are more difficult to secure.
Tighter lending standards have made it harder to get a home loan, especially for those with poor
credit scores and virtually impossible for a borrower with undocumented income.
Small changes in the interest rate for home purchases dramatically affect affordability. A 30-year
home loan for $400,000 at five percent interest has monthly payments of roughly $2,150. A similar
home loan at seven percent interest has payments of roughly 20 percent more, or $2,660.
Construction loans for new housing are very difficult to secure in the current market. In past years,
lenders would provide up to 80 percent of the cost of new construction (loan to cost ratio). In recent
years, due to market conditions and government regulations, banks require larger initial investments
by the builder. Many builders are finding it nearly impossible to get construction loans for residential
property at the current time, with the exception of limited funding available through local banks, and
must rely on private funds or seller carry-back loans. Banks that are underwriting construction loans
are requiring 25 to 35 percent cash equity; interest rates range from 4 to 6 percent. Loans for land
acquisition are extremely difficult to secure, and lenders will typically provide financing for only 50
to 65 percent of the land value, at an interest rate of approximately 7.5 percent, for projects that
are permit-ready.
Affordable housing developments face additional constraints in financing. Though public funding is
available, it is allocated on a highly competitive basis and developments must meet multiple
qualifying criteria, often including the requirement to pay prevailing wages. Smaller developments
with higher per unit costs are among the hardest to make financially feasible. This is because the
higher costs result in a sale price that is above the affordability levels set for many programs.
Additionally, smaller projects often require significant inputs of time by developers, but because the
overall budget is smaller and fees are based on a percentage of total costs, the projects are often
not feasible. These conclusions were developed in research done for the 2009 Marin Housing
Element Workbook.
Community Concerns
Potential opposition to affordable housing exists in many communities throughout the Bay Area.
Design plays a critical role in creating new developments that blend into the existing
neighborhood, especially in higher density developments that might otherwise seem out of place.
Good design can help ensure that high-density developments are not bulky or out-of-scale.
Through sensitive design, a building’s perceived bulk can be significantly reduced to create a
development that blends with the existing character of the neighborhood. Design strategies,
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which the City often requires of multi-family developments to minimize the perception of bulk and
create a blending with the community, do not necessarily increase costs. These include:
(1)
(2)
(3)
(4)
(5)
(6)
(7)
(8)
(9)

Minimize building heights;
Break-up the building “mass” in its architecture and detailing (e.g., create several
smaller buildings instead of one large building);
Vary the roofline;
Create a three-dimensional facade (rather than a massive, flat facade);
Step-back the building height, with the lowest part of the building towards the street
and adjacent properties, locating the highest part of the building towards the center of
the property;
Site the building appropriately in relation to surrounding buildings;
Use architectural design, landscaping, materials and colors that fit with the area;
Use landscaping to blend the buildings with the natural setting;
Provide for open space and pathways throughout the development.

The community’s most often expressed concerns are about the impact new development of any
kind will have on traffic congestion and the character of the community. These are very valid
concerns. Therefore, it is important that housing not only be designed to fit into the character of
the community but also be spread out throughout the community. For example, much of the
housing need can be met by mixed-use developments on various existing commercial sites, and
not solely concentrated on the few remaining vacant sites. Building on sites that are already
utilizing parking areas and traffic corridors reduces major impacts to congestion and may enhance
community character by locating residences within walking distance to employment areas, shops,
restaurants, grocery stores, and public transportation.
Working with Non-Profit Housing Developers
The key to the success of non-profit developers lies in three areas:
(1)
(2)
(3)

In their ability to draw upon a diversity of funding sources and mechanisms to make
their developments work financially;
In their commitment to working cooperatively and constructively with the local
community, including local officials as well as neighborhood residents;
In their long-term commitment to ensuring excellence in design, construction and
management of their developments, thereby creating assets that are valued by the
people who live in the developments as well as their neighbors and others in the
community.

The Nonprofit Housing Association of Northern California (NPH) serves as a local networking
agency, advocacy group and resource organization for affordable housing developers in the Bay
Area and elsewhere in California. Some of the affordable housing developers and housing services
providers that have been active in Marin County in recent years include EAH, North Bay Housing,
Citizens Housing, and BRIDGE Housing Corporation. Though funding from the private sector may
be more difficult to obtain in the current economy, non-profit developers have remained dedicated
to providing affordable housing throughout Marin, and the City will continue to cooperate and
collaborate with non-profit developers to ensure that housing is provided even under depressed
economic conditions. EAH’s Drake’s Way project overcame several financial obstacles with the aid
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of government grants, private financing from local banks, and reduced or waived fees from the
City.

Potential Governmental Constraints and Opportunities
The City of Larkspur is approximately four square miles. The varied topography of this limited
area impacts opportunities for additional housing development. As with other cities, Larkspur’s
development standards and requirements are intended to protect the long-term health, safety,
and welfare of the community. The City of Larkspur charges fees and has a number of procedures
and regulations it requires all developers to follow.
Land Use Policies
There are many locally imposed land use and building requirements that can affect the type,
appearance, and cost of housing built in Larkspur. The Larkspur General Plan establishes the
locations where housing can be built and the density of units per acre. The Zoning Ordinance sets
physical standards for development (e.g. lot size, setbacks, height limits, floor area ratio, parking
requirements) and, when design review is required, it defines the issues to be addressed. Table
19 below shows the City’s zoning districts which permit residential development and their
associated residential development standards.
Land-use controls can be viewed as a constraint in that they determine the amount of land to be
developed for housing and establish a limit on the number of units that can be built on a given
site. The General Plan land use designation “Low Density” allows up to five dwelling units per
acre. “Medium Density” allows up to 12 units per acre, and “High Density” allows up to 21 units
per acre. Developers may request higher densities for projects providing certain percentages of
affordable housing, as provided for by State Law and the City’s Density Bonus Ordinance (LMC
18.26).
The commercial land use categories in the General Plan encourage the development of residential
units above storefront commercial. In 2004, the City’s C-1, Restricted Commercial, and C-2,
Commercial, zoning districts were amended to allow residential units to be constructed over
storefront commercial as was already allowed in the SD, Storefront Downtown, zoning district.
The GD, Garden Downtown, zoning district allows multi-family and mixed-use housing as
permitted uses. In 2014, these zoning districts were amended to allow development of second
units on “non-conforming” single-family residential properties within the districts.
Policy C of the Circulation Element of the Larkspur General Plan is intended to ensure new
development does not exacerbate existing traffic congestion along Sir Francis Drake Boulevard
during peak evening commute hours. Circulation Element Policy C was amended in 2004 to allow
for the potential development of mixed-use affordable housing units on existing commercial sites
north of Corte Madera Creek, particularly for senior housing. The Policy states:
“To minimize traffic increases on Sir Francis Drake Boulevard, properties north of Corte
Madera Creek shall not generate additional PM peak traffic over existing levels by a change
of use or building addition. Exempt from this policy are: (1) singly-developed single-family
homes, (2) vacant properties, and (3) residential development projects where no less
than: 15% of the units are dedicated to very-low income households and 10% to lowincome households and 25% to moderate-income households, or where 50% of the units
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are senior and/or disabled housing. TSM (transportations system management) should be
considered and may be used to maintain existing levels of traffic generation, where
feasible.”
Zoning and Development Standards (Including Permit Processing)

Zoning. Larkspur has traditionally encouraged, but not specifically required, high architectural

standards for new development. Current City zoning regulations require Design Review approval
for development or substantial remodeling of single family dwellings, residential structures within
planned developments, and multi-family developments and to ensure consistency with the
Combining Heritage Preservation District. Most of the sites identified in the housing opportunity
sites inventory have environmental constraints, which may require extensive review and analysis
by the City (e.g., Slope Use Permits). All City building requirements are consistent with the
California Building Code. General Plan and Zoning Ordinance amendments adopted pursuant to
the 2004 Housing Element provide additional incentives for multi-family housing, and allow
increased densities in certain zones to make affordable housing more feasible. Table 19 shows
current residential zoning standards.
Government policies and procedures affect the supply and cost of housing. Land use controls,
such as zoning, have the greatest direct impact, but development approval procedures, permit
fees and building codes affect housing costs as well. Larkspur has historically permitted more
multi-family housing development than any other community in southern Marin County, and
multi-family units are the most common type of housing found in the City. Multi-family
development will continue in areas with immediate access to major roads and commercial areas;
however, much of the remaining residentially zoned land will be limited to single-family housing
due to the physical constraints of the property (e.g., access problems, visual prominence, heritage
trees, steep slopes and geological problems).
Though Larkspur encourages developers to submit proposals reflecting high architectural
standards, it is not a condition of development, and the design review process has helped to
assure “quality” development within the City. The City recognizes that high design standards can
increase construction costs and may conflict with the economics of low- and moderate-income
housing development. It has been found, however, that non-profit housing groups (such as EAH)
strive for a certain level of quality that has been acceptable to the City with little change. The City
has also allowed for design modifications to reduce construction costs, as demonstrated in the
Drake’s Way project. The Rose Lane development has sustained high quality architecture for the
affordable townhomes fronting along Doherty Drive as well as the affordable units built within
the senior component of the project.
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Table 21. Zoning Districts and Regulations for Residential Development

Permitted Use
Setbacks (ft.)
Parking
Zone
Lot Area
Width
Lot
Front
Side
Rear
Bldg.
Density Unit Guest
Req. (sf)
(ft.)
coverage
Ht (ft.) (du/ac)
R-1
7,500
60
40%
20
6*
15
30
5
2
2
R-2
8,000
60
50%
20
6*
15
35
12
2
1.5
R-3
2,000
50
50%
15
8
15
35
21
See below
T-R
7,500
n/a
40%
20
6
6
15
5
n/a
n/a
SD
n/a
n/a
n/a
n/a
n/a
n/a
25**
21 (A)
1
n/a
GD
n/a
50
n/a
n/a
n/a
10
25**
21 (A)
1
n/a
TD
n/a
n/a
n/a
20
6
10
25**
21 (A)
1
n/a
C-1
n/a
n/a
n/a
10
0
0
25**
21 (A)
1
n/a
Conditional Use
C-2
2,000
n/a
n/a
15
10*
15
25
(A)
1
n/a
PD**
PD district regulations vary depending on the project’s specifications.
T-R= Tidelands Residential (Larkspur Boardwalk). SD= Storefront Downtown. GD= Garden District Downtown.
TD= Transitional Downtown. C-1= Restricted Commercial. C-2= Commercial.
* 10 ft. required for street facing yard on corner lots.
** Or 2 stories; whichever is less.
(A) Unit density is subject to site constraints including parking and building size (second-story residential units
exempt from building FAR; 1 parking space per unit).
R-3 Parking Requirements
Unit
Guest
Studio/1 bd
2 bd
3 bd
4 bd

Rental

Condominium

1
1.5
2
2

1
2
2.5
2.5

4 spaces for the first 5 units and one
additional space for each additional
5 units or portion thereof.

The City’s parking requirements for single-family homes and second units (i.e., two parking
spaces plus two guest spaces for single-family homes, plus one additional parking space for a
second unit) can be a factor in increased housing costs. The parking ratios for multi-family
developments are significantly less and vary according to the number of bedrooms per unit and
whether the units are rentals or condominiums. A condominium project of 20 two-bedroom units,
for example, must provide 47 parking spaces, including guest spaces. These standards may need
reexamination to allow for reductions in parking for affordable housing projects or units located
close to public transit. In the commercial districts, parking over commercial requires only one
space per unit. Under the CLASP, parking standards for age-restricted units or affordable units
may be reduced by the Planning Commission, as was done for the age-restricted multi-family
units in the Rose Garden project. Parking standards for the CLASP and Downtown Specific Plan
are listed in Table 20. Parking requirements have not posed a barrier to single and multi-family
housing project approval or feasibility.
Through the City’s code provisions for Planned Development and Residential Master Plan Districts,
the City is open to investigating ways to reasonably apply open space requirements and to allow
for flexibility in applying other development standards, such as FAR, height limits, density,
parking, etc., based on the location and design of the development, compatibility with adjacent
uses, and the type, size, and income levels of the occupants of the housing. In this regard, it is
recognized that smaller, more affordable housing near transit and services will generate fewer
trips, lesser area-wide impacts and will require less parking.
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Table 22. CLASP and Downtown Specific Plan Parking Standards

CLASP
Multi-family and Cottage Homes*
Unit
Guest
Studio or 1 bedroom
1
1 guest space for every 4 multifamily or cottage units
2 bedroom
2
3+ bedroom
2.5
Multi-family (age restricted)*
0.9
n/a
Single-family detached**
3
n/a
Downtown Specific Plan
Residential
1
n/a
* Further reductions for very low and low income units at the discretion of the Planning Commission.
** 1 tandem space per unit may be used to satisfy parking requirement.

Circulation Assessment Perm it. The City requires a Circulation Assessment Permit (CAP) for

development projects that have the potential for increasing traffic depending upon their location and
traffic generation: a) for projects located north of Corte Madera Creek that would generate more
than one peak hour trip; and b) for projects south of Corte Madera Creek that would generate ten
or more peak hour trips or would consist of 5,000 square feet of floor area or more. The CAP
requires a traffic impact study to determine the effect of traffic generation on intersections and
roadway sections of the City’s primary circulation system. The CAP permit identifies where potential
traffic impacts fees, on- or off-site improvements, and/or transportation systems management (TSM)
programs are required to address Level of Services (LOS) standards and traffic volumes on roadway
segments. As discussed below, Section 18.15.040 of the zoning code specifically exempts
development of affordable housing units and second dwelling units from payment of the traffic
impact fees. Additionally, the City may also waive fees, improvements and/or TSM measures for
projects that are determined to have an “overriding public benefit that will sufficiently offset adverse
traffic impacts”.

Development Standards. In addition to zoning and subdivision regulations and the policies of
the City’s General Plan and Specific Plans, the City has development standards (or “design and
improvement standards”) for subdivisions that are outlined in an Interim Design and Improvement
Standard Resolution dated December 1977. Currently, the City is relying on the County of Marin’s
Uniform Development Standards adopted in 2008. A comparison of the City’s current standards with
other cities indicates that the City’s existing standards are not significantly different from other
jurisdictions in Marin County (i.e., Monahan’s Drake’s Cove subdivision was approved with 30’
roadway right-of-ways). Likewise, curbing, sidewalks, street widths, and utility standards are also
similar or not significantly different. It is further noted that the driveway and parking standards were
modified to accommodate the EAH Drake’s Way development, which is built on a steep hillside.
Because the City is relying on ordinances from other Marin County cities it is unlikely that, when they
occur, the resulting updated standards will differ significantly from the other jurisdictions. The
development standard update process will include an analysis of whether there are any standards
that could be modified to facilitate the development and improvement of affordable housing (e.g.,
allowing the integration of curbs and sidewalks to reduce costs). It is important to note, however,
that there are few remaining sites in Larkspur where development has not already been approved,
which would require significant subdivision improvements. The street widths, sidewalk, and utility
standards are already established, and in most cases already in place, for infill parcels.
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Dedications and Fees. The cost of building permits and payment of impact fees can act as a

constraint to the development of affordable housing. Planning review deposits are collected to
recover the cost of staff time and city resources expended processing development permit
applications. Portions of building permit costs are intended to provide cost recovery to the City
for plan checking and building inspections. However, according to the 2001 Marin County Grand
Jury Report, Larkspur’s building permit fees were only recovering 60% of the cost to provide the
service. Since then Larkspur has raised its fees in order to better account for the actual costs
absorbed by the City; however, they are still below full recovery. Therefore, while building permit
costs are a financial factor to be considered in the development of housing, for the foreseeable
future, the fees are less than the cost of providing the service and less expensive than many
other jurisdictions. Table 23 outlines the City of Larkspur’s residential Planning and Building permit
fee schedule (current as of November 2014).

When development projects reach certain levels of increased traffic generation in the peak
commute hour, they are required to pay traffic impact fees. The fees are used to make
improvements to the primary circulation routes of the City to mitigate the increase in traffic.
Section 18.15.040 of the zoning code specifically exempts development of low and moderate
income housing units, second dwelling units, and single-family residences constructed on lots in
existence prior to 1986 from payment of the fees. Other market rate residential projects are
required to pay $3,399.00 per vehicle trip generated in the p.m. peak hour beyond the traffic
generated by the prior use of the property. 47
The City has also enacted a Street and Roadway Impact Fee to provide for the repair and
maintenance of streets and roads damaged by construction activity for projects with a building
permit job valuation of $10,000 or more. This fee is 0.0075 percent of project valuation, except
that, upon written request, the City Council may waive the fee if the project is directly related to
the construction of affordable housing units (Resolution 11/03).
Park dedication or payment of in-lieu fees for the development of housing is required to mitigate
the recreational demand created by additional city population. Section 17.13.160 of the Municipal
Code allows the City Council to waive payment of the fees upon making the finding that the
housing is affordable housing as defined in the Housing Element. Likewise, it has been the practice
of the City Council to waive the in-lieu fee in those instances. Developers of subdivisions
containing market rate residential units are required to dedicate parkland or otherwise pay park
dedication in-lieu fees based on the building type ranging from $2,509 per multi-family unit to
$4,153 per detached single family residence. Additionally, such units would also require a park
improvement fee ranging from $921 per multi-family unit to $1,524 per detached single family
residence, which can also be waived. 48
The City of Larkspur’s fees are not a significant constraint to the development of residential and
affordable housing for several reasons:
1) Most planning fees are limited to time and materials consistent with State law and are
within the average range of fees charged by other cities in Marin (Marin Housing
Workbook, 2009).

47
48

City of Larkspur Resolution No. 39/92
City of Larkspur Resolution No. 10/98
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2) Fees are fairly standard and are not unduly burdensome or considered to be an
impediment to development.
3) Impact fees are the minimal necessary to support the infrastructure to serve the new homes
and have not been updated in recent years, and therefore do not reflect the true impact
costs.
4) By ordinance, the City can, and has, reduce(d) planning and building permit fees for
affordable units.
Development fees not controlled by the City include sewer and water connection fees and school
impact fees. These fees are assessed and administered by the individual districts. Sewer and
water hook-up fees can add significant costs to residential development and may present a barrier
to the development of affordable housing. In 2008, the Marin Municipal Water District reduced
its fees for second units and waived a deed restriction requirement for affordability for cities in
its jurisdiction (the deed restriction requirement was reinstated in 2009). MMWD has also regularly
granted fee reductions to low income housing units, including multi-family units and second units,
since the early 1980s. These policies encourage and facilitate the development of affordable
housing units. The Ross Valley Sanitary District does not currently have an established policy to
reduce fees for second units and affordable developments, but the City continues to support the
creation of such a policy (see Section 4, program H8.B).
Children in Larkspur attend schools in four school districts: Larkspur-Corte Madera, San Rafael
City, Tamalpais Union High, and Kentfield School Districts. Each district charges school impact
fees for new residences, additions, or conversion to habitable space of 500 square feet or more.
In 2014, the rates per square foot for Larkspur-Corte Madera, $0.91 (elementary) or $2.06 for
San Rafael, and $2.89 for Kentfield School District. Tamalpais Union High School District does
not currently charge a development impact fee.
The following tables identify the current fee schedule for the City of Larkspur, a breakdown of
typical fees for three residential dwelling unit types (single family, multiple family, and second
dwelling unit), and the percentage of the cost of fees relative to overall construction costs and
other various utility and service district fees:
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Table 23. Fee Schedule for Residential Development
Planning
Planning Applications (e.g., General
Plan Amendment, rezones, Variances,
Design Review, etc.)
Building
Base Building Permit

Electrical
Plumbing
Mechanical
Energy Insulation
Access Compliance Fee
Green Building Fee
Plan Check Fee
Ordinance 428, Property Development
SMIP (Seismic)
SB 1424 (state)
Plan Retention
Planning Review
Engineer Review
Business License fee
Street and Road Impact Fee
General Plan Maintenance Fee
Other Fees
Traffic Impact Fee

Park In-Lieu Fees

$500 to $5,000 deposits depending on type of application. When
more than one application is required, the application deposit that
is greatest is required plus an additional $500 deposit.
Based on project cost (e.g., 4-plex w/valuation of $2,000,000
=$12,832.75; Detached Single Family Unit w/valuation of $800,000
=$6,470.75)
$96 minimum or 10% of base building fee, whichever is greater
$96 minimum or 10% of base building fee, whichever is greater
$96 minimum or 10% of base building fee, whichever is greater
$96 minimum or 10% of base building fee, whichever is greater
20% of the Base Building fee
25% of the Base Building fee
65% of the permit fees above (due at submittal) or actual cost to
the jurisdiction plus 5% overhead fee
$25/bedroom; $75/master bedroom
$0.13 for every $1,000 of work, $.50 minimum
$1.00 for every $25,000 of valuation
Cost to scan approved plans, $2.62/sheet, $5.00 minimum
Planners hourly rate x time spent
Engineers hourly rate x time spent
$0.50 for every $1,000 of job valuation
0.0075 x job valuation (for any valuation $10,000 or over)
0.25 x job valuation
Required for new residential construction that meets one of the
following criteria: new subdivisions, no existing residence on the
site, or lot vacant for 5 years. $3,399/vehicle P.M. peak hour trip
over existing.
Required for new residential construction that meets one of the
following criteria: new subdivisions, no existing residence on the
site, or lot vacant for 5 years. $4,153 per detached single family
unit, $2,509 per multi-family unit.

Developer Impact Fees

Paid to the school district for new residences, additions or
conversion to habitable space of 500 sq ft or more.
Note: Each fee is based on specific criteria, and not every fee is charged for every permit.

Current as of November 2014.
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Table 24. Cost Examples for Various Residential Dwelling unit Types
Development Fees

Unit Size (sq. ft.)
Common area (sq. ft.)
# Bedrooms each unit
Cost of construction (sq. ft.)
Project Valuation

City Fees

Discretionary Planning Review (Appx.)
Second Unit
Traffic Impact Fee
Park Dev Fee
General Plan Maintenance Fee
Road Impact Fee
Building Permit
Plan Check
Energy Fee
Electrical
Plumbing
Mechanical
Green Building compliance
Accessibility compliance
State Seismic Fee (SMIP)
Planning review
Engineering review
Fire review
Revolving fee
Non-resident contractor fee
Bedrooms - Ord. 428
Plan/Document retention
CITY FEES TOTAL

Estim ated Fees of Other Districts
Water Connection - MMWD2
Sewer - Ross Valley Sanitary District3
Sewer - Central Marin Sanitation
Agency4
Schools - Larkspur School District
DISTRICT FEES TOTAL
TOTAL FEES (per unit)

Single
Family
Home
3,500
0
4
$300
$1,050,000

8-unit
Multi-family
(per unit)1
1,250
0
2
$200
$250,000

Attached Second
Unit
700
0
1
$250
$175,000

$4,000

$3,000

$1,500

Exempt
5,677
$2,625
$7,875
$8,035
$8,618
$804
$804
$804
$804
$2,009
$0
$137
$101
$288
$160
$42
$525
$150
$100
$43,555

$2,107
3,430
$625
$1,875
$2,558
$3,076
$256
$256
$256
$256
$639
$512
$33
$101
$144
$80
$10
$125
$100
$60
$19,497

Exempt
3,777
$438
$1,313
$1,974
$2,117
$197
$197
$197
$197
$494
$0
$23
$101
$144
$80
$7
$88
$75
$60
$12,978

$9,071
$6,224

$9,071
$5,042

$2,341
$5,042

$5,261
$13,790
$34,346
$77,901

$5,261
$4,925
$24,299
$43,796

$5,261
$2,758
$15,402
$28,380

1Fees

are shown here on a per unit basis for comparative purposes. Some fees, such as the Design Review fee, are
charged for the entire project and not on a per unit basis.
2Water connection fees are based on estimated consumption, which ranges from 0.24 to 0.38 acre foot, depending
upon area. This example averages the high and low amounts. The Water District also charges for water meter
installation.
3Sanitary district fees ae based upon number of fixture units, which range from one unit for a wash basin to three
units for a toilet. The base charge of $4,532 includes 23 fixture units. Additional fixture units are charged at the
rate of $197 each. The single family example assumes 29 fixture units.
4Capacity charge is based on the 2013 schedule. Fees are indexed to inflation.

Source: City of Larkspur Planning and Building Departments; Marin Municipal Water District; Ross Valley
Sanitary District; Central Marin Sanitation Agency; Larkspur School District
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Table 25. Percentage of City’s Fees for Residential Development
Single-family

Multi-family
(per unit)

Second Unit

$1,050,000

$250,000

$175,000

$600,000

$165,000

$0

$1,650,000

$415,000

$175,000

$43,555

$19,497

$12,978

3%

5%

7%

$34,346

$24,299

$15,402

1%

2%

9%

$77,901

$43,796

$28,380

3%

7%

16%

Construction costs
Land costs
Typical estimated cost of development per unit
(land and construction costs)
Total estimated City fees per unit
Estimated proportion of City fee cost to overall
development cost per unit
Total estimated special district fees per unit
Estimated proportion of special district fee cost
to overall development cost per unit
Total estimated fees per unit
Estimated proportion of total fee cost to overall
development cost per unit

Perm it Costs and Processing Tim e. Costs associated with the time it takes to obtain planning

permits for development can be significant (basic fees charged by the City are summarized in
Table 23). These costs are highly variable and are related to developer overhead, financing, and
start-up costs, as well as the length of the permit-processing period. It is generally accepted in
the building industry that the cost of construction increases as processing time increases.
The cost to process planning permits for development is based on time and materials. However, as
Program H7.G in this Housing Element states, the City will “Consider waiving or deferring
development fees for housing projects targeted to lower-income households when needed to ensure
project feasibility.” It has also been the City Council’s practice to waive planning processing costs
incurred by staff. However, the fees charged by outside consultants hired by the City to work on the
project cannot be absorbed by the City and are the financial responsibility of the applicant.
Frequently, for large or complicated development projects, a planning consultant is hired to process
the application because a consultant can devote concentrated time to the application and expedite
the processing. It is, and continues to be, the policy of the City (Policy H7.6 and Program H7.F) to
“provide priority processing for all development applications that provide more low-and moderateincome units than are required by the city’s inclusionary policy to reduce the required processing
time.” So, to the extent that an application can be processed quickly, the cost of the consultant is
partially offset in saved time.
A development application for a single-family house generally takes less time to review than an
application for a multi-family development. Currently, when a proposed single-family residence
or second-story addition is not subject to special environmental constraints and is in conformity
with zoning, then only design review is required. Once an application is deemed complete, it is
generally scheduled for hearing within a month, and after approval it is possible to process the
required building permits in one month. The design review process was adopted due to a concern
about the construction of “monster” homes on infill lots and the potential loss of existing smaller
homes.
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Inclusionary Housing Requirements and Affordable Housing Fund . The City’s Inclusionary

Housing regulations (LMC 18.25) require at least 15 percent of units in residential developments of
five to 14 units to be affordable to low and very low income households (rental) or low and moderate
income households (ownership). At least 20 percent of developments of 15 or more units must be
affordable to low and very low income households (rental) or low and moderate income households
(ownership). The ordinance also requires subdivisions of two or more parcels where five or more
additional units could be constructed to set aside developable parcels to allow for the future
development of the equivalent percentages of affordable units as outlined above. The applicant or
another for-profit or nonprofit applicant may develop the set aside land. The units may be rental or
owner-occupied. The method of providing inclusionary units from lot subdivisions would be specified
in the conditions of approval of each applicable subdivision.
A developer can meet the inclusionary housing requirements by an alternative equivalent action,
established by the ordinance as including following:
-

Dedication of vacant land suitable for housing to a non-profit housing development (fully
improved, free of toxic substances, appropriately zoned, and large enough to at least
accommodate the required number of units).
Transfer of inclusionary unit credits.
Construction of affordable units on another site or enforcement of required rental/sales
price restrictions on existing market-rate dwelling units consistent with the ordinance’s
household income restrictions.
Development of second dwelling units (may only satisfy 50 percent of the required
affordable units).

In order to use an alternate equivalent action, the developer must show how the alternate action
will further the City’s affordable housing opportunities to an equal or greater extent than providing
the inclusionary units. The City Council has sole approval of alternate equivalent actions.
A developer of five to 14 units may satisfy the inclusionary housing requirements by paying in-lieu
fees for the affordable units. A request for in-lieu fee payment must include: a report containing
sufficient independent financial data showing why developing the affordable units is infeasible; all
overriding conditions that prevent the development from meeting the inclusionary requirements;
and an analysis of why the overriding conditions cannot be mitigated by incentives and concessions
offered by the City. Concessions and incentives include reducing site development standards and
reducing, waiving, or reimbursing fees. Current in-lieu fees are listed in Table 23.
The City requires developments of 15 or more units to provide a minimum of 20% of the units to be
affordable to low and very low income households (rental) or low and moderate income households
(ownership). This requirement may qualify the applicant for a State density bonus, which provides
density bonuses on a sliding scale according to the affordability mix and percent of affordable units
in a project. A rental project that provides 20% low income units is entitled to a 35% density bonus
as well as concessions designed to ensure the feasibility of the project. The density bonus and
incentives (such as relief from zoning standards) are designed to reduce the cost of providing the
mandated affordable units.
Affordability of inclusionary housing units may be established by regulatory agreements, resale
restrictions (ownership units), or in deeds of trust in perpetuity, unless reduced by the City Council
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to a specific term to meet the requirements of a financing institution or subsidy program. Thus far,
the City has not collected any in-lieu fees from approved developments, as the developments have
either accommodated the required affordable units or an alternate equivalent action. The Rose Lane
project met its inclusionary unit requirement by providing affordable second units, cottages, and
single-family homes within the market-rate development. The Drake’s Cove project donated vacant
land to non-profit housing developer EAH as an alternate equivalent action, thus facilitating the
construction of 24 very low income units at Drake’s Way.
Table 26. Inclusionary Housing In-Lieu Fees
Project Type
Rental Units
For-Sale Units

In-Lieu Fees per Affordable Housing Unit
(Note: The fees per affordable unit do not change based on project
size)
$213,267
$338,126

State Density Bonus Law . Government Code sections 65915-65918 (“State density bonus law”)

requires that municipalities grant density bonuses and, if applicable, certain development standard
concessions when a developer agrees to dedicate a certain percentage of housing units to lowincome households (as defined in state law), child care facilities, and/or senior housing. The density
bonus essentially allows the development of housing units in excess of that allowed under the zoning
ordinance on a sliding scale, based on the number of affordable units provided and the level of
affordability. Concessions are available in cases where the developer may have the ability to develop
affordable units if the municipality allows certain exceptions to development standards (e.g., setback
and parking requirements).
State density bonus requirements apply only to new developments with five (5) or more residential
units. State density bonus law requires all cities and counties to adopt an ordinance that describes
how the jurisdiction will implement existing State density bonus law. The City adopted Ordinance
No. 999 in January of 2015 addressing the process by which the City will process and review requests
for density bonuses, incentives, and/or concessions.

Design Review . Multi-family development proposals are subject to design review. In practice,

the design review of a project by the Planning Commission has not added processing time to an
application, since most multi-family development proposals require Planning Commission approval
of a slope use permit, circulation assessment permit or tentative map due to the site location or
the applicant’s wish to subdivide or build condominiums. Discretionary permits are always
processed concurrently. Further, though design review is subjective to some extent, the policy of
the City Council and Planning Commission has been to focus on concerns with bulk and mass and
how the architecture accentuates or minimizes these components rather than the specific details
of the design. The City’s design review criteria, as outlined in the Zoning Ordinance, are typical
and straightforward. They include the following:
• The need for the design to be done by a person who under the building code is
designated as legally competent to submit the project application.
• The preservation of the natural landscape, particularly the preservation of heritage
trees.
• The relationship between structures within the development and with the
neighborhood and other surrounding development.
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• The materials and colors used for siding, glazing, roofs, and concrete surfaces (what
is acceptable is clearly explained in the ordinance).
• Walls, fences or screening.
• Design of drives, parking and circulation
• Garbage and refuse collections areas
• Signs
• Exterior lighting sources
• Landscaping
• Construction impacts.
The findings for slope use permits focus on impacts on views and environmental characteristics
of the site (e.g., geological features, drainage ways, etc.), construction management measures,
best engineering practices, fire safety measures, health, safety, and welfare of persons residing
or working in the neighborhood, and General Plan consistency. Findings for Circulation
Assessment Permits focus on consistency with the General Plan and any applicable Specific Plan,
peak hour trip generation and impacts on intersections and roadway segments relative to the
General Plan standards, provisions for specific transportation system improvements that may be
required, payment of applicable traffic impact fees, and the public benefit of the project.
As evidenced by the past approvals of affordable housing projects and projects with an affordable
housing component, e.g., Edgewater Place, Cape Marin, and Drake’s Cove/Drake’s Way, the City’s
criteria and design review process has not been detrimental to the construction of affordable
housing. It is also noted that in recent years the non-profit housing organizations have recognized
the need for designs that are compatible with the community and the aesthetic quality of their
projects further facilitate the design review process.
Many major projects, however, also require environmental review (either negative declarations or
environmental impact reports). The total length of time from the initial developer contact with local
officials to final map and approval can exceed two years. The City has taken actions to reduce
processing time and potential delay for residential projects by encouraging developers to meet with
neighborhood residents and allowing the combined processing of certain applications, and hiring
consultants that are able to focus on the project. Multi-family development proposals proposed on
non-environmentally sensitive land and in a multi-family zone can be acted upon within 60 days of
a complete application submittal. However, except for the Sanitary District Property and the Central
Larkspur Specific Plan area for which precise development plans have been approved, there is very
little vacant residential land remaining that is not environmentally sensitive.

Environm ental Review - CEQA. Much of the remaining developable land in the City has
significant environmental and land development constraints, such as access problems, visual
prominence, steep slopes and geological problems, which require extensive review and analysis
of proposed projects to assure appropriate site planning and design. This is indicative of the fact
that the City is close to build-out. The City of Larkspur follows the procedures set forth in the
California Environmental Quality Act (CEQA) and Guidelines and processing time for residential
projects is dependent on whether an Environmental Impact Report (EIR) is required. Barring
significant environmental constraints, CEQA Section 15332 (“Infill Development Projects”) allows
the City to categorically exempt from CEQA review infill development consistent with the Larkspur
General Plan and Zoning requirements.
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Environmental review for projects, which are not categorically exempt and have no significant
impacts or which mitigate impacts to less than significance, normally takes less than 60 days to
accomplish, and is required by law to be completed in no more than 105 days from the time a
completed application is submitted. If the development 1) has potential environmental impacts
which are not determined to be mitigated to less than significant levels, or 2) requires further
study to determine the significant impacts, appropriate mitigations and/or project alternatives,
processing time may take longer depending on the complexity of the project and the scope of
impacts, mitigations, and alternatives to be analyzed. State law requires that all development
projects, not requiring legislative actions, be approved within six months from the date a
completed application is submitted if a negative declaration is prepared and processed.
Environmental review and action on a project must occur within one year if the project has
significant impacts and an environmental impact report is prepared.
However, the City, whenever possible, has taken steps to reduce the processing time on housing
developments relative to environmental review. For example, the City was able to issue a
Mitigated Negative Declaration for the Drake’s Way/Drake’s Cove developments. Also, the City
prepared an expanded initial study and Mitigated Negative Declaration for the 2000 Larkspur
Landing project. Most remaining residential sites in Larkspur, however, are on heavily vegetated
steep slopes that are more expensive to develop due to geotechnical and access problems.
Further, environmental protection requirements, including protection of endangered species, may
make it such that CEQA Section 15332 does not apply and additional time and cost is necessary
to process development permits including evaluating the effects of the project and identifying
appropriate measures to mitigate adverse impacts.
Another step the City takes in facilitating the processing of applications is to encourage preapplication consultations with City staff. The purpose of the consultations is to help the applicants
understand the City’s development codes and regulations and issues that may arise from
community concerns. Applicants are also encouraged to meet early with community groups and
neighbors concerned with the proposed project as well as with any responsible or potentially
interested agencies. The City also has an internal Development Review Committee comprised of
planning staff and representatives from Public Works, Building, Fire Department, and Customer
Service staff. The Committee meets weekly to review and discuss recently submitted applications
and applications in process, as needed.
Ultimately, though, time requirements for review of the merits of a project are contingent on
project complexity, its environmental impacts, and the adequacy of the application submittal. A
single-family residence requiring Planning Commission approval, such as design review, can be
processed within 30 days or less of the submittal of a complete application and building permit
processing times are usually between one and three weeks after Planning Commission approval
and a complete building permit application has been submitted. The processing time is the same
for other types of small multi-family complexes or mixed-use developments (e.g., small downtown
commercial projects) that do not require preparation of a negative declaration or an
environmental impact report and are consistent with the historic character of the site or area, if
applicable.

Planned Developm ent Districts. Larger development projects in a Planned Development
District begin with submittal of a Preliminary Development Plan that consists of written and
graphic materials describing a general development scheme and the parameters of development.
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The Planned Development District allows flexibility in determining building placement, height,
bulk, and mass that will be most suitable for the site. The findings required by the Planned
Development District ensure consistency between the project and the goals and policies of the
City’s General Plan and any applicable specific plans. Generally, unless the project is significantly
complex, Planning Commission hearings are held within 30 days of when the environmental
review is complete. Final action is then taken by the City Council and this can occur within 30
days of when the Commission has completed their hearing.
Subsequent to obtaining City Council approval of the Preliminary Development Plan, submittal
and approval of a Precise Development Plan by the City Council is required based on the
recommendations of the Planning Commission. The Precise Development Plan is more detailed
than the Preliminary Plan, but must be consistent with the development scheme of the approved
Preliminary Plan. Final action on Precise Development Plans usually takes 45 to 60 days after the
application is determined to be complete. The subdivision of property also requires submittal and
approval of a Tentative and Final Map. Tentative Maps are often submitted and processed
concurrently with the Precise Development Plan. Action on a Final Map is taken after the
conditions of the Tentative Map have been met. After obtaining approval of the Precise
Development Plan and the Final Map, the applicant normally applies for building permits. Future
development of individual lots within a Precise Development Plan area generally require only
building permits if the development is consistent with the approved plan. The Planned
Development process provides an alternative method to the variance process for granting
exceptions to the zoning ordinance. In the case of Drakes Way, exceptions were granted for
parking to allow reductions in grading; exceptions were also granted to density for a hillside lot,
covered parking requirements, minimum lot area per dwelling unit, building height limits, and
rear-yard requirements.
Building Codes and Enforcement
The City of Larkspur adopts the California Building Standards Code and subsidiary codes that set
minimum standards for building construction. The standards may add material and labors costs
but are the industry standard and considered to be the minimum necessary for the safety of those
occupying the structure. The City has amended specific provisions contained in the Uniform
Codes which can impose additional costs on residential development, particularly in High Hazard
Fire Zones: 1) Achievement of Class A roofing standards and fire sprinklers are required for all
structures in excess of 120 square feet that are located within a High Hazard Fire; and 2) plastic
pipe is not permitted in any structure exceeding two stories in height. The City also uses the
State Historic Building Code, as may be appropriate, to facilitate preservation, rehabilitation, and
restoration of historic structures.
In addition, the City enforces provisions of Title 24 of the California Building Code, specifically
those related to energy conservation and efficiency. While these requirements have tended to
be strengthened over time, resulting in increased construction costs, they also provide greater
energy efficiency results in lower operating costs for residents. Since 2011, the City has also
enforced the California Green Building Standards Code, or CalGreen, which requires new
development or substantial remodel projects (both residential and non-residential) to ensure
energy efficiency, water efficiency and conservation, material conservation and resource
efficiency, and environmental quality during and after construction.
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The City’s code enforcement program is largely complaint-driven. The Building Official enforces
building and zoning codes with assistance from Planning staff. Most complaints are resolved
voluntarily through corrective action by property owners, although some require additional actions
through hearings and assessment by fines. In instances where work is done without permits,
penalties are assessed and the work must meet current code standards.
Potential Housing Constraints for Persons with Disabilities
The City has not identified any specific constraints within the zoning or building codes relative to
the development, maintenance, and improvement of housing for persons with disabilities.
Consistent with Senate Bill 520 (2002), however, the City will continue to regularly evaluate its
zoning ordinance and other policies to identify and eliminate potential barriers to the construction
of housing for people with disabilities, handicapped dwelling conversions (or adaptability), and
appropriate site design. In 2012, the City adopted a Reasonable Accommodation Ordinance (Ord.
984) outlining a process whereby an applicant may request relief from rules, policies, practices
and procedures to ensure equal access to housing and facilitate the development of housing for
individuals with disabilities.
The City also has a variance process, whereby a person can apply for to seek relief from the
zoning regulations where strict application of the regulations would deprive the property owner
of the uses enjoyed by nearby lands in the same zone, due to circumstances unique to the
property. To date, the City has been able to accommodate building permits for accessible facilities
and no variances have been requested. Further, the Larkspur Zoning Ordinance has previously
been updated to define “family” within the context of Fair Housing laws and to allow for group
homes as a permitted use in each of the residential districts as well as in the downtown and
general commercial districts. In January of 2015, the City adopted Ordinance No. 1000,
recognizing transitional and supportive housing as a residential use in all zones that permit
residential uses, subject to the same restrictions as those imposed on other residences of the
same type in that zone.
The Ordinance does not restrict the number of persons living in a group home for the
handicapped. The City’s Zoning Ordinance permits group homes for the handicapped (no limit on
number of persons) in all of the residential zoning districts (R-1, R-2, R-3 and MHP-Mobile Home
Park) and the General Commercial District (C-2).
Second Units and Junior Second Units
A second dwelling unit is an accessory unit, attached or detached to the main house, which
provides complete independent living facilities for one or more persons. In 2003, the State of
California adopted legislation that required the permitting of second units to be a ministerial
process, meaning that local jurisdictions must allow the construction of second units by-right,
though subject to jurisdiction-defined building and design standards. Consistent with State law,
the City amended its Zoning Ordinance to allow the construction of second units by-right, subject
to building and design standards specified in the Residential Second Dwelling Unit Ordinance
(LMC 18.21).
Second units must meet the following standards as specified in LMC 18.21:
a) Only one second unit allowed per parcel developed with a single-family home, either
attached or detached from the main unit.
b) The floor area must be between 320 and 700 square feet.
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c) Either the single-family unit or the second unit must be occupied by the property owner.
d) Detached second units must meet the requisite setback and height limitations for
accessory buildings in the appropriate zoning district. Attached second units must meet
the same requirements for the main dwelling in the appropriate zoning district.
e) One parking space, covered or uncovered, must be provided in addition to the existing
parking spaces required for the main dwelling, subject to topographical, fire and safety
hazard conditions.
f) The second unit must be rented, leased, or provided without compensation.
g) The second unit may be either a studio or one-bedroom unit.
h) The design of the second unit must be compatible with that of the existing main unit,
and impacts on neighboring properties must be minimized (i.e. opaque glass on secondstory second units).
According to local surveys compiled for the 2009 Marin Countywide Housing Element Workbook,
40-80% of second units are affordable to low income households, 20-40% are affordable to very
low income households and 10-20% are affordable to ELI households. The studies also found
that 60-100% of second units are affordable to moderate income households. In Larkspur, second
units may only be studio or one-bedroom units. One-bedroom units are particularly suited to the
needs of single-person senior households, which constitute 15 percent of households in Larkspur,
in addition to other low-income single or two-person households. Some of the unique benefits of
second units are as follows:
(1)

They provide flexibility for the owner of the main home (they can be an apartment for
elderly parents or other family member, or a source of income);

(2)

When rented they help make home-ownership affordable for the owner of the home;

(3)

They can provide flexibility for seniors or other homeowners who rent their primary
dwelling because they still want to live in the same neighborhood;

(4)

They provide lower cost housing because the units tend to be small and there are no
extra land costs (surveys show that no rent is collected for half of the units);

(5)

To fit in to existing neighborhoods the units are small, limited to no more than 700
square feet.

Throughout the Housing Element update process, the City has heard feedback from the community
that current second dwelling unit regulations- particularly the requirement for an additional on-site
parking space and the cost of development review- constrains the development of second units. In
response to this community discussion, this Housing Element directs the City to adopt additional
regulations to permit a new type of second unit referred to as a junior second unit. A junior second
unit would be limited to conversion of an existing bedroom, incorporating a small wet-bar kitchen
and an exterior entrance. The wet-bar kitchen would have a limited sink size, a small drain line to
preclude a larger sink or garbage disposal, limitation on the length of associated counter and
cabinets, prohibition on natural gas or 220v electrical service to preclude a full-sized cooking
appliance, and a prohibition on installation of a dedicated electrical circuit, gas line, gas stubout or
plumbing stubout to preclude future service expansion. Since the junior second unit would not result
in an additional bedroom, no additional parking beyond that required for the single-family home,
would be necessary. On-site owner occupancy would be required.
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In order to be counted as a housing unit for RHNA purposes, the unit would need to meet the
U.S. Census Bureau’s definition of a housing unit and provide “separate living quarters.” In other
words, the unit would need to have its own cooking facilities, exterior access, and bathroom. The
City may want to consider allowing junior second units to utilize shared bathrooms, as these types
of units may provide additional opportunities for affordable housing in the community. However,
such units would need to be tracked separately and could not be credited towards the City’s RHNA
requirement.
In the 2007 to 2014 planning period, the City issued six building permits for second units or
approximately one unit per year. During the 2014-2022 planning period, the City anticipates to
produce twice the amount of second units (or two per year) in anticipation of adoption of junior
second unit regulations.

Opportunities for Energy Conservation
Housing Elements are required to identify opportunities for energy conservation. Energy costs
can be a substantial portion of housing costs. Effective energy conservation measures built into
or added to existing housing can help residents manage their housing costs over time and keep
lower income households operating costs affordable. In addition to the requirements of the
California Green Building Standards code (CalGreen), there are a number of programs offered
locally through Marin Clean Energy, Pacific Gas & Electric, local non-profit organizations, and the
State of California that provide cost-effective energy saving programs for residents.
PG&E’s Energy Savings Assistance Program provides income-qualified customers free energy
efficient appliances, energy education, and home weatherization to help reduce their energy use.
State and federal appliance standards now require manufacturers to produce and sell appliances
according to specified energy-consumption performance criteria, and the Energy Crisis
Intervention Program, managed by the State Department of Community Services and
Development, helps low income residents pay delinquent energy bills to avoid interruption of
service. The County of Marin administers the Energy Upgrade California™ Home Upgrade
statewide program, which provides homeowners with free technical support, rebates and
incentives for making energy efficiency improvements to their homes. The City has made
information about these energy conservation programs available to the public.
Other significant areas in which the City of Larkspur is encouraging energy conservation in new
and existing housing include:
1. Adoption of the California Green Building Standards Code (CalGreen), establishing
standards for new (Tier 1 level) or substantially remodeled structures to encourage
sustainable construction practices, energy efficiency, water efficiency and conservation,
material conservation, and overall environmental quality.
2. Appropriate land use policies and development standards that reduce energy
consumption, such as promoting more compact, walkable developments and housing
close to transit, jobs, community facilities and shopping; encouraging in-fill development;
planning and zoning for multi-use and higher density development; permitting common
walls and cluster development; and promoting passive and active solar design elements
and systems in new and rehabilitated housing.
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Through these and other conservation measures the City seeks to help minimize the percentage of
household income that must be dedicated to energy costs as well as minimize the use of
nonrenewable resources.
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Section 3. Housing Vision, Goals, and Objectives
Vision for Housing in Larkspur

The purpose of the Larkspur’s Vision of Housing in the Year 2023 helps to define what the
community of Larkspur values, and to take a positive, constructive look at Larkspur and how
housing fits into its future. With a clearer idea of what it is we want our community to be like, we
can chart a more meaningful and effective course to get there. Further, it is important for the
vision and values expressed in the Housing Element to be consistent with those of the entire
Larkspur General Plan.
The following Vision of Housing expresses the values of the community:
1.
2.
3.
4.
5.
6.
7.
8.

People can live, work and play here.
We have housing choices to fit different needs. We have a mix of residential and nonresidential in our downtown area, a significant percentage of rental apartments, and
variety of housing types.
We value human dignity and continue to enhance our economic diversity.
We have and encourage creativity in design and types of housing.
We have support systems and housing in place to help the disenfranchised (homeless,
elderly, disabled, and others in need).
Open spaces, environmentally sensitive areas, and the coastline have been sustained.
The natural environment is beautiful and fragile natural systems work well.
Our City is friendly, with lots of civic pride, tradition, interaction and community
involvement.
We coordinate with other jurisdictions to address important housing issues in creative and
effective ways.

Housing Goals
The City of Larkspur is committed to working with other agencies and non-profit organizations to
maximize affordable housing opportunities that may exist. It is also important to ensure a “fit”
of new housing with Larkspur’s high-quality residential and commercial neighborhoods. The
Housing Element strives to achieve the following goals:
HG Goal 1:
HG Goal 2:
HG Goal 3:

Ensure the City’s commitment to meeting housing needs.
Protect and enhance existing housing, community character and resources.
Provide new housing and address affordable housing and other special needs
housing.

General Housing Objectives
Policies and programs establish the strategies to achieve the Housing Element goals outlined
above and the maximum number of units that can be rehabilitated, conserved, or constructed.
The City’s objectives (or targets) are described under each program and summarized in Appendix
A. Assumptions are based on past program performance, modifications proposed to the programs
to achieve better results, construction trends, land availability, and future program funding. The
City’s housing policies are grouped by the housing objectives listed below.
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H1. Sense of Community and Creation of Successful Partnerships. Enhance our sense of
community by identifying shared responsibilities from all sectors within the community
(government, business, neighborhoods, non-profits, etc.) that effectively address the City’s
housing needs.
H2. Equal Housing Opportunities. Promote equal housing opportunities for all persons and assure
effective application of Fair Housing law.
H3. Housing Design. Assure that new housing is well-designed and of an appropriate scale to
enhance our neighborhoods and community as a whole.
H4. Existing Housing and Neighborhoods Preservation. Protect and enhance the housing we have
and ensure that existing affordable housing “at risk” of conversion to market rates will remain
affordable.
H5. Housing and Jobs Linkage. Promote the creation of housing near the workplace and, if it
makes sense in the future, establish non-residential use contributions to affordable workforce
housing.
H6. Variety of Infill and a Balance of Housing Choices. Maintain a diverse population by providing
a variety of choices in the type, size, cost and location of new housing and more efficient use of
existing housing, including the creative and efficient use of vacant land and the redevelopment
of built land within established development areas to support local transit and services, maximize
sustainability, and help maintain our environment and open space.
H7. Long-Term Affordable Housing. City seeks to provide its “Fair Share” of very-low, low and
moderate income housing and to ensure affordable housing remains affordable over a long term.
H8. Second Dwelling Units. Encourage well-designed, legal second units in all residential
neighborhoods.
H9. Special Needs Housing. Provide housing for population groups who require special assistance.
H10. Special Needs Support Programs. Provide housing assistance for special needs and link
housing to health and human Services programs helping meet the needs of seniors, people with
disabilities, homeless and others.
H11. Funding for Affordable Housing. Be aggressive and creative in finding ways to increase
ongoing local funding resources for low income special needs housing.
H12. Energy Conservation. Encourage energy conservation in housing.
H13. Effective Implementation and Monitoring. Take a proactive approach in sharing resources
and making organizational changes to effectively create and respond to opportunities to achieve
housing goals.

Quantified Housing Objectives
State law requires the Housing Element to include quantified objectives for the number of units to
be constructed, rehabilitated or conserved. Policies and programs establish the strategies to achieve
these objectives. The City’s quantified objectives described under each program represent the City’s
best effort in implementing each of the programs. Assumptions are based on past program
performance and funding availability, construction trends, land availability, and future programs that
will enhance program effectiveness and achieve full implementation of the City’s housing goals.
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The new construction objectives shown in the table below are based on approved and underconstruction development projects, historic trends, and expectations for new second units.
Rehabilitation objectives are based on specific program targets, including such programs as the
Residential Rehabilitation Loan Program and Property Assessed Clean Energy (PACE) financing
programs. Conservation objectives are based on preservation of existing subsidized and deedrestricted affordable rental and ownership units.
The table below summarizes the City’s quantified objectives for housing during the 2014-2022 RHNA
period.
Table 27: Quantified Objectives Summary
Income Category

New
Construction

Rehabilitation

Conservation and
Preservation

Extremely Low Income
Very Low Income
Low Income
Moderate Income

40
40
27
26

8
20
20

29
53
77

Above Moderate Income
TOTAL

189
282

48

159
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Section 4. Housing Policies and Implementing
Programs
H1. Sense of Community and Creation of Successful Partnerships: Enhance our sense
of community by identifying shared responsibilities from all sectors within the
community (government, business, neighborhoods, non-profits, etc.) that effectively
address the City’s housing needs.
H1.1

Local Government Leadership. Affordable housing is an important City priority, and
the City will take a proactive leadership role in working with community groups, other
jurisdictions and agencies, non-profit housing sponsors, and the building and real estate
industry in following through on identified Housing Element implementation actions in a
timely manner.

H1.2

Community Participation in Housing and Land Use Plans. The City will undertake
effective and informed public participation from all economic segments and special needs
groups in the community in the formulation and review of housing and land use issues.

H1.3

Neighborhood Meetings. Developers of any major project will be encouraged to have
neighborhood meetings with residents early in the process to undertake problem solving
and facilitate more informed, faster and constructive development review.

H1.4

Inter-Jurisdictional Strategic Action Plan for Housing. The City will coordinate
housing strategies with other jurisdictions in Marin County as appropriate to meeting the
City’s housing needs.

Im plem enting Program s
 H1.A Gather and Prepare Information and Conduct Outreach on Housing
Issues. Coordinate with local businesses, housing advocacy groups, neighborhood
groups, and local Chambers of Commerce and collaborate with affordable and workforce
housing organizations in building public understanding and support for workforce and
special needs housing. Gather and, as necessary, prepare informational handouts, provide
information on the City’s updated website, and continue to refer concerned residents to
the City’s successful affordable housing developments. The City will notify a broad
representation of the community to solicit ideas for housing strategies when they are
discussed at Planning Commission or City Council meetings. Specific outreach activities
include:
a.
Maintain the Housing Element mailing list and send public hearing notices to all
interested public and non-profit agencies and affected property owners.
b.
Post notices at City Hall and the library.
c.
Publish notices in the local newspaper.
d.
Post information on the City’s website.
e.
Conduct outreach (workshops, neighborhood meetings) to the community as
Housing Element programs are implemented.
f.
Publicize Housing Element update meetings and provide opportunities for
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participation from housing experts, affordable housing advocates, special needs
populations, and the community as a whole.

Responsibility: Planning Department; City Manager; City Council
Financing:
Staff time; the City may use funding sources such as Community
Development Block Grant (CDBG) funds and City-generated affordable
housing funds to implement this program.
Objectives:
Handouts, City website, and presentation material
Timeframe:
Ongoing
 H1.B Collaborate in an Inter-Jurisdictional Strategic Action Plan for Housing.
Work toward implementing, whenever possible, agreed-upon best practices, shared
responsibilities and common regulations to efficiently and effectively respond to housing
needs (including affordable housing, and transitional and supportive housing) within a
countywide framework.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; City Manager; City Council
Staff time
Coordination with other jurisdictions on housing matters.
Conduct outreach as Housing Element programs are implemented and as
affordable housing development projects are proposed. Update website
and restock information at the public counter on a monthly basis.

H2. Equal Housing Opportunities: Promote equal housing opportunities for all persons
and assure effective application of Fair Housing law.
H2.1

Equal Housing Opportunity. To the extent possible, the City will ensure that individuals
and families seeking housing in Larkspur are not discriminated against on the basis of
race, color, religion, marital status, disability, age, sex, family status (due to the presence
of children), national origin, or other arbitrary factors, consistent with the Fair Housing
Act.

H2.2

Eligibility Priorities for Deed Restricted Housing. In order to meet a portion of the
City’s local housing need, consistent with ABAG Housing Need Determinations, the City
will provide for targeted marketing and advance notice of deed restricted rental and
ownership units in new housing developments, to the extent consistent with applicable
fair housing laws, for City employees, local school employees, or people working in the
City of Larkspur or working within a five-mile radius of the City’s boundary.

Im plem enting Program s
 H2.A Update Ordinances. Update the zoning code ordinances to be in compliance
with any amendment to the Fair Housing Act.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; City Attorney; Planning Commission; City Council
Staff time
Effective implementation of anti-discrimination policies
Ongoing, as needed to implement amendments to the Fair Housing Act.

 H2.B Respond to Complaints. The City will receive discrimination complaints and
assist in identifying the appropriate legal service, county, or state agency, or Fair Housing
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of Marin for referral. If mediation fails and enforcement is necessary, refer tenants to the
State Department of Fair Employment and Housing or HUD, depending on the nature of
the complaint.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning and Building Director
Staff time
Respond to discrimination complaints.
As needed.

 H2.C Public Information. The City will maintain brochures and other written material
on services, education and information offered by agencies related to discrimination in
housing. The material will be available at the Customer Service counter and in the library
at City Hall and at other public facilities. It will also be distributed to neighborhood groups
and associations and, as appropriate, in community mailings to property owners and
residents and to the City website.

Responsibility:
Financing:
Objective:
Timeframe:

Planning; Customer Service
Staff time
Promote public information on housing discrimination.
Ongoing

 H2.D Equitable Public Services. The City will continue to provide equitable public
services throughout the City, including crime prevention, police protection, street lighting,
trash collection, recreational facilities and programs, and schools.

Responsibility:
Financing:
Objective:
Timeframe:

City Manager; City Council; All City Departments
General Fund
Provide equitable public services throughout the City.
Ongoing

H3. Housing Design: Assure that new housing is well-designed and of an appropriate
scale to enhance our neighborhoods and community as a whole.
H3.1

Design that Fits into the Neighborhood Context. To maintain neighborhood identity,
sense of community and prevent overbuilding of the property, the design of new housing
should have a sensitive transition of scale and compatibility in form to the surrounding
area.

Im plem enting Program s
 H3.A Family Housing Criteria. Encourage developers to submit proposals that
conform to the following family housing criteria:
a) Variety. For a family housing project to attract families with a wide range of incomes,
a plan should contain a variety of unit and lot sizes. Structures on smaller than
standard size lots should be built in a scale appropriate to the lot, and the varioussized units should be interspersed throughout a project.
b) Identity. Each dwelling unit should be designed with an architectural character that
promotes a sense of identity for the residents.
c) Autonomy. Where possible, legal constraints should be removed and family dwellings
should be so designed as to allow the owner the freedom to make modifications that
are not detrimental to a project as a whole.
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d) Storage, including attics and basements. Family units have a critical need for storage
and should be provided with an ample volume. These spaces can also provide area
for many of the recreation needs of a family.
e) Private open space. A family unit should have a significant amount of useable open
space that is a direct extension of the interior living area, directly accessible to the
unit. The area should be suitable in terms of solar orientation and security for activities
such as passive and active play, gardening, entertaining, etc. In some instances, it
may be appropriate to provide increased common areas to compensate for reduced
private open space.
f) Number of bedrooms. A family housing project should have a reasonable mix of twoand three- bedroom units.
g) Floor area. Ample floor area should be provided for each unit consistent with the
variety and number-of-bedrooms criteria. Living areas in a variety of sizes should be
provided.
h) Laundry. Each unit should have space and hookups necessary for the provision of a
washing machine and dryer.
i) Kitchens. Kitchens should have ample counter space and storage and a natural light
source.
j) Intangibles. Security, privacy, and accessibility are three interrelated characteristics of
housing that cover a great deal of territory, and individual families would feel varying
degrees of need for each. Some of the more obvious needs are for visual privacy in
the private outdoor space, acoustical privacy between units, security provided by
access to neighbors and physical security against intruders.
k) Solar access. Each unit should be designed to maximize solar access to the extent
feasible.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; Planning Commission; City Council.
Staff time; application fees.
Family housing that is compatible with the neighborhood.
Ongoing

H4. Existing Housing and Neighborhoods Preservation: Protect and enhance the
housing we have and ensure that existing affordable housing “at risk” of conversion
to market rates will remain affordable.
H4.1

Preservation of Residential Units. The City will discourage the conversion of
residential units to other uses and regulate conversions, to the extent permitted by law.

H4.2

Condominium Conversions. Prohibit conversion of existing multi-family rental units to
market rate condominium units unless the City’s rental vacancy rate is above 5.0 percent, as
determined by the State of California Finance Department annual Population Estimates or an
alternative source approved by the City Manager and Planning Director. Exceptions include
limited equity cooperatives, co-housing and other innovative housing proposals that are
affordable to low- and moderate-income households.

H4.3

Protection of Existing Affordable Housing. The City will strive to ensure that
affordable housing provided through government subsidy programs, incentives and deed
restrictions remains affordable over time, and intervene when possible to help preserve
such housing.
84

Housing Policies and Implementing Programs

City of Larkspur Housing Element

H4.4

Maintenance and Management of Quality Housing and Neighborhoods. The City
will encourage good management practices and the long-term maintenance and
improvement of existing housing. The City will encourage programs to rehabilitate viable
older housing and to preserve neighborhood character and, where possible, retain the
supply of very low to moderate-income housing.

H4.5

Community Preservation. Assure the retention of the character of older residential areas
by protecting the residences of greatest significance, and ensure the safety of residents and
maintain the housing stock by enforcing building and fire codes for all types of residential
units.

Im plem enting Program s
 H4.A Monitor “At Risk” Units. Monitor assisted properties at-risk of conversion to
market rates and work with the Marin Housing Authority, property owners and/or other
parties to ensure that they are conserved as part of the county’s affordable housing stock.
Identify funding sources and timelines for action, and prepare an ordinance requiring a
one year notice to residents, the City and the Marin Housing Authority of all proposed
conversions of affordable housing units to market rents.

Responsibility: Planning Department, City Manager, and City Council in cooperation with
the County
Financing:
Staff time
Objectives:
Protection of affordable housing (conserve the 120 deed restricted units).
Timeframe:
Ongoing
 H4.B Conduct Resale Inspections. The City will continue to inspect all residential
units prior to resale. The inspection reports point out safety related matters to assure
that the units meet basic life safety standards.

Responsibility:
Financing:
Objectives:
Timeframe:

Building Department
Staff time; resale inspection fees.
Safety and proper maintenance of existing housing.
Ongoing

 H4.C Inspections of Multi-Family Residences. The Larkspur Fire Department will
continue to cooperate with the Marin County Environmental Health Services Division which
provides inspections of multi-family residences in Larkspur. As appropriate, the Fire
Department, Building Inspector, and Customer Service personnel will provide information
to property owners regarding the availability of housing rehabilitation programs and other
financial resources. The City will update its website to include links to the Marin Housing
Authority and other rehabilitation financing programs by 2015.

Responsibility:
Financing:
Objective:
Timeframe:

Fire Department; Building Inspector; Customer Service
Staff time
Protection of existing housing stock.
Ongoing; Update website by 2015.
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H5. Housing and Jobs Linkage: Promote the creation of housing near the workplace
and, if it makes sense in the future, establish non-residential use contributions to
affordable workforce housing.
H5.1

Housing for Local Workers. City will strive to provide an adequate supply and variety
of housing opportunities to meet the needs of Larkspur’s workforce and their families that
is within the range of their household income.

H5.2

Contributions for Workforce Housing from Non-Residential Uses. Local housing
needs for local workers must be considered when reviewing non-residential development
proposals. At such time that it appears job generation will substantially increase in the
future the City will investigate and consider a requirement that non-residential uses
contribute to the provision of affordable workforce housing by techniques such as in-lieu
fees, provision of housing or other alternatives of equal value.

Im plem enting Program s
 H5.A Identify Existing Employee Housing Opportunities. As appropriate, work
with local school districts, other public agencies, and existing businesses to seek
opportunities, as they become available, for helping their employees find needed housing.
Seek the commitment of other organizations, such as the Marin Association of Realtors to
have their members encourage employers to address employee-housing opportunities.

Responsibility:
Financing:
Objectives:
Timeframe:

City Manager; Planning Department
Staff time
Employee housing opportunities provided by local entities.
Ongoing, as time allows.

H6. Variety of Infill and a Balance of Housing Choices: Maintain a diverse population
by providing a variety of choices in the type, size, cost and location of new housing
and more efficient use of existing housing, including the creative and efficient use of
vacant land and the redevelopment of built land within established development
areas to support local transit and services, maximize sustainability, and help maintain
our environment and open space.
H6.1

Diversity of Population. Consistent with the community’s housing goals, it is the desire
of the City to meet its share of the regional housing need and to maintain a diversity of
age, social and economic backgrounds among residents throughout Larkspur by matching
housing size, types, tenure, and affordability to household needs.

H6.2

Variety of Housing Choices. In response to the broad range of housing needs in Larkspur,
the City will strive to promote a diversity of housing types, including single-family detached
and attached residences, mobile homes, manufactured housing, multi-family rental and
ownership units, second units, and units combined with non-residential uses.

H6.3

Transit-Oriented Development Incentives. The City will maintain existing higher land
use densities near public transit systems, and will provide incentives for housing
developments within an easy walking distance of transit stops, where reduced automobile
use and parking requirements are possible.
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H6.4

Regional Transportation/Housing Activities. The City will facilitate the development
of transit-oriented housing development by using the incentives and other means provided
through regional transportation plans, to the extent they apply to Larkspur.

H6.5

Mixed Use Housing. Well-designed mixed-use residential/non-residential developments
are highly encouraged by the City where residential use is appropriate to the setting and
development impacts can be mitigated. The City has provided the following incentives to
encourage mixed use development in appropriate locations: modified the Circulation
Assessment Permit Ordinance to allow for the development of affordable housing north of
Corte Madera Creek; developed more flexible parking requirements to reflect peak period
overlap for mixed-use projects; and related permitted residential density and parking
requirements to unit size (i.e., allowing fewer parking spaces for small units, affordable
housing, or units restricted to seniors).

H6.6

High Potential Housing Opportunity Areas. Given the diminishing availability of
developable land, the City will identify housing opportunity areas and sites where a special
effort will be made to provide workforce and special needs affordable housing. The City
will take specific actions to promote the development of affordable housing units by the
year 2023 on these sites (identified in the Implementing Programs).

H6.7

Retention and Expansion of Multi-Family Sites at Medium and Higher Density.
The City will protect and strive to expand the supply and availability of multi-family infill
housing sites for affordable workforce housing by making the most efficient use of these
sites in meeting local housing needs and striving to make sites competitive for subsidies.
Pursuant to Government Code Section 65863, the City will not re-designate or rezone
residential land identified for multi-family housing in the Housing Opportunity Sites
Inventory (Table 20) to lower densities without identifying sufficient additional sites with
an equal or greater residential density or making written findings as identified in
Government Code Section 65863.

Im plem enting Program s
 H6.A Work with Developers. The City will work with developers of non-traditional and
innovative affordable housing approaches in design, construction and types of housing that
meet local housing needs, especially for extremely and very low income households.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; Planning Commission; City Manager; City Council.
Staff time
Additional housing units
Ongoing

 H6.B Continue to Work with the School District. As the opportunity presents
itself, the City will work with the Larkspur School District and Tamalpais Union High School
District toward development of affordable housing on any surplus properties.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; City Manager; City Council, and School Districts
Staff time
Development of affordable workforce housing.
Dependent on opportunity
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H6.C Review and Update Parking and Other Development Standards. Continue
to review and update parking and other development standards when necessary based
on the most up-to-date empirical studies to allow for more flexible parking requirements
to help facilitate infill, transit-oriented and mixed use development.

Responsibility: Planning Department; Planning Commission; City Council.
Financing:
Staff time
Objectives:
More flexible parking and development standards that are reflective of
development types.
Timeframe:
Ongoing.
 H6.D Implement Mixed Use Development Opportunities. Encourage mixed
residential/commercial uses on those parcels where a mix of uses is feasible and
appropriate, consistent with the General Plan, including: (1) residential over first floor
commercial in the C-1 and C-2 commercial zoning districts, (2) live/work units in the
commercial and industrial districts, (3) reduced parking requirements for mixed-use with
residential in commercial and industrial districts, and (4) allow for the construction of
affordable housing, particularly housing for seniors consistent with modifications to the
Circulation Assessment Permit Ordinance and Planned Development Zoning Districts made
under previous Housing Element programs.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; Planning Commission; City Council.
Staff time
Small mixed use units.
Ongoing

 H6.E Review of Planned Development Plans. During the application and review
process for new or revised Planned Development Districts, ensure they provide for a
diversity of housing types to the extent possible, including very low and extremely low
income housing.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; Planning Commission; City Council.
Staff time
Increased diversity in housing types.
Ongoing

 H6.F Facilitate Development at Potential Housing Opportunity Sites. Facilitate
the construction of affordable housing at key sites to meet the jurisdiction’s “fair share”
of the regional housing need for lower income households, including extremely low and
very low income households. Ensure that local affordable housing developments will be
competitively positioned to access affordable housing finance sources (such as tax credits
and tax-exempt bonds). Specific steps and the schedule (in parenthesis) are as follows:
a) Facilitate the development of affordable housing, especially for very low and extremely
low income housing, by using in lieu housing funding resources and other means to
assist in on-and off-site mitigation that may be required.
b) Consistent with CEQA Section 15332 (“Infill Development Projects”), seek
opportunities for infill development consistent with the General Plan and Zoning
requirements that can be categorically exempt from CEQA review.
c) Investigate the feasibility of implementing variable density requirements as a tool to
encourage developers to build a greater volume of smaller, affordable units in certain
zoning districts (i.e. R-3, commercial, etc.).
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d) Investigate amending the Zoning Ordinance to require minimum densities in multifamily residential and mixed-use districts to discourage underutilization of parcels and
encourage tailored development envelopes.
e) Investigate amending the General Plan, Specific Plans, and Zoning Ordinance to
increase height limits in commercial districts or otherwise allow for greater flexibility
in the height limit to better accommodate affordable residential development on
mixed-use commercial sites.

Responsibility: Citizen Advisory Committee for the General Plan update; Planning
Department; Planning Commission; City Council
Financing:
Staff time; General Fund; project applicants
Objectives:
Facilitate development of designated potential housing opportunity sites
Timeframe:
Ongoing; Conclude feasibility analyses for policy changes in conjunction
with General Plan Update (by December, 2017).
 H6.G Implement Actions to Address Remaining Very Low Income Housing
Need. Work with developers, other agencies and the community to address the very low
and extremely low income portion of Larkspur’s housing need by offering incentives such
as density bonuses, options for clustering units, mix of unit types, second units, “in-lieu”
housing funds, fast-track processing, and reduced fees.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; Planning Commission; City Council
Staff time; General Fund
Facilitate development of very-low income housing units.
Ongoing

 H6.H Implement Actions for the North End of Magnolia Avenue and other
Commercial Zoned Lands. Encourage mixed residential/commercial uses on those
parcels where a mix of uses is feasible and appropriate, consistent with the General Plan.
Support preparation of a Community Plan for the North Magnolia Area to be included in
the General Plan Update process.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; Planning Commission; City Council
Staff time; General Plan Maintenance Fund
Facilitate development of very-low income housing units.
Update General Plan by 2016

 H6.I General Plan Amendments. Preserve those areas designated for medium- and
high-density residential development by discouraging General Plan amendments and
rezoning actions that would reduce planned residential densities on Housing Opportunity
Sites identified in the available land inventory for multi-family and mixed use development
(Table 20). General Plan amendments and rezoning actions that would reduce residential
densities may only be approved subject to findings that such actions would not be
detrimental to overall City housing goals and are consistent with Government Code Section
65863.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; Planning Commission; City Council
Staff time
Ensure adequate sites for affordable housing
As General Plan Amendments reducing residential density on
Housing Opportunity sites are proposed.
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 H6.J Implement Actions for North of Corte Madera Creek -The Bon Air Center
(Potential Housing Opportunity Site). Promote development of mixed-use affordable
housing (i.e., residential above commercial) on the Bon Air Shopping Center site. Two
property owners primarily own the properties. Depending on the size of the units, the
proposed 40 units could be built on two or more of the four properties listed. On one of
the properties, the buildings date back to 1972 and are due for upgrades, which allows
for the potential redevelopment of the property for mixed use. The General Plan
designation allows for up to 21 units per acre, subject to height and parking restrictions.
The height limit in this Planned Development District is 35 feet and the parking required
for units above commercial is one parking space per unit. The site has more than 100
parking spaces over that required in the Planned District.
It is noted that the Development District process is described on pages 62 and 63 of this
Element. As described, the Preliminary Development Plan provides the general
development scheme and parameters of development. The Precise Development Plan is
the more specific development plan showing the specific development proposal. It must
be consistent with the development parameters provided in the Preliminary Development
Plan. In this case, as the Preliminary Development Plan allows for residential uses, the
Precise Development Plan would need to be amended to show how the uses would be
laid out on the site (i.e., the design of the project) along with parking, landscaping, etc.
consistent with the concepts and parameters of the Preliminary Development Plan. As
described in the Element, the Precise Development District allows for flexibility in the
development standards that might be needed at the time a development is proposed.
a) Offer Development Incentives. The City will evaluate on a biennial basis through
the Annual Progress Report the status of this program and the effectiveness of the
incentive programs outlined in this Element, including but not limited to flexible
development standards and implementation of the following programs:
Program H7.A, Enact Density Bonus and Other Incentives;
Program H7.D, Participation by Property Owners in Federal Programs; and
Program H7.G, Waive/Defer Development Fees.
b) Fast Track Processing. In addition, Program H7.F, Priority Processing, provides for
fast track processing with the hiring of a consultant, if necessary, to facilitate permit
processing.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; Planning Commission; City Council
Staff time; project applicants; other financing sources, as available
40 additional affordable housing units
Housing development by 2023

 H6.K Promote Redevelopment of Underutilized Sites. Implement actions to
encourage the redevelopment of underutilized sites identified as housing opportunity sites
in this Housing Element, especially to provide very low and extremely low income housing.
Actions include reducing development standards as appropriate, meeting with developers
and property owners to discuss redevelopment options for specific properties, and making
information available about the City’s existing incentives and zoning regulations that
reduce or waive certain fees for affordable developments.

Responsibility: Planning Department; Planning Commission; City Council
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Staff time
Facilitate the redevelopment of underutilized sites to provide affordable
housing
Ongoing; reductions of development standards would be approved on a
project basis as found appropriate by the Planning Commission or City
Council.

H7. Long-Term Affordable Housing: City seeks to provide its “Fair Share” of very-low,
low and moderate income housing and to ensure affordable housing remains
affordable over a long term.
H7.1

Density Bonuses and Other Incentives for Affordable Housing Developments.
The City will use density bonuses and other incentives to help achieve housing goals while
ensuring that potential impacts are considered and mitigated.

H7.2

Long-Term Housing Affordability Controls. The City will apply resale controls and
rent and income restrictions to ensure that affordable housing provided through
incentives, and as a condition of development approval, remains affordable over time to
the income group for which it is intended. Inclusionary units shall be deed-restricted to
maintain affordability on resale to the maximum extent possible (typically in perpetuity).

H7.3

Preserve Existing Affordable Housing Stock. The City will strive to preserve its
existing affordable housing stock.

H7.4

Inclusionary Housing Approach. Require the provision of affordable housing as part
of residential development throughout the community.

H7.5

Inclusionary units designed for the handicapped are encouraged.

H7.6 Priority Processing. Provide priority processing for all development applications that
provide more low- and moderate-income units than are required by the City’s inclusionary policy
to reduce the required processing time.

Im plem enting Program s
 H7.A Impose Resale or Rent Controls on Affordable Units Receiving City
Financial Assistance. Impose resale or rent controls on all affordable units that receive
city financial assistance or state housing density bonuses for perpetuity.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; Planning Commission; City Council.
Staff time
Preserve affordable units
Ongoing

 H7.B Impose Resale or Rent Controls on Affordable Units Provided through
the Inclusionary Housing Program. Impose resale or rent controls on all affordable
units provided through the inclusionary housing program or city subsidies to ensure that
they remain affordable for perpetuity, to the extent allowed by funding sources.

Responsibility: Planning Department; Planning Commission; City Council.
Financing:
Staff time
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Preserve affordable units
Ongoing

 H7.C Participation by Property Owners in Federal Programs. Encourage and
facilitate to the extent possible, participation by property owners in federal for-sale and
rental housing assistance programs that maintain affordability for extremely low, very low
and low income residents. Continue to coordinate with Marin Housing Authority in
encouraging participation in such programs.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; City Manager; City Council.
Staff time
Increase number of affordable units
Ongoing

 H7.D Work with the Marin Housing Authority. Continue to implement agreements
with the Marin Housing Authority (MHA) for management of the affordable housing stock
in order to ensure permanent affordability, and implement resale and rental regulations
for extremely low, very low, low and moderate income units and assure that these units
remain at an affordable price level.

Responsibility: Planning Department; City Attorney
Financing:
Staff time
Objectives:
Implement agreements to maintain affordability of deed restricted
housing units
Timeframe:
Ongoing

 H7.E Priority Processing. Provide a planning consultant to process applications that
include more affordable housing than required under the inclusionary policies and/or give
the project priority over other applications in getting to a public hearing at the Planning
Commission or set up special Planning Commission public hearings to facilitate speedy
processing, notwithstanding the requirements of CEQA and the Permit Streamlining Act.

Responsibility:
Financing:
Objective:
Timeframe:

Planning Director; Planning Commission; City Manager
Cost of consultant is the responsibility of the applicant
Reduce the cost of affordable housing
Ongoing

 H7.F Waive/Defer Development Fees. Consider waiving or deferring development
fees for housing projects targeted to lower-income households when needed to ensure
project feasibility, especially for developments targeted to very low and extremely low
income households.

Responsibility:
Financing:
Objective:
Timeframe:

City Council
General Fund
Facilitate construction of affordable housing
Ongoing

 H7.G Notify Local Water and Service Providers. Upon adoption of Housing
Element, provide a copy to local water and service providers, including the Marin Municipal
Water District, Ross Valley Sanitary District No. 1, and Central Marin Sanitary District.

Responsibility: Planning Director
Financing:
Staff time
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Notify local utility providers of city policies and programs pertinent to
their operation
Ongoing with each adopted revision or update

H8. Second Dwelling Units: Encourage well-designed, legal second units in all
residential neighborhoods.
H8.1

New Second Dwelling Units Approach. Enable construction of second units as an
important way to provide workforce and special needs housing. Because they provide
smaller relatively more affordable housing, the City shall continue to encourage the
construction of new second units and the legalization of existing second units under
criteria that will mitigate potential adverse impacts to the neighborhood in which it is
located.

H8.2

Second Dwelling Unit Development Standards. Review and reconsider provisions of
the existing Second Dwelling Unit ordinance with the intent of removing barriers to the
creation of units.

H8.3

Second Dwelling Units in New Development. When possible, require some second
units as part of new single-family subdivision development where two or more new units
are proposed.

Im plem enting Program s
 H8.A Legalization of Existing Second Units.
encourage the legalization of existing second units.

Work with property owners to

Responsibility: Planning Department; Planning Commission; City Council
Financing:
Staff time
Objectives:
Increase the number of legal second units within the City and encourage
existing units to be brought up to code
Timeframe:
Ongoing.
 H8.B Sewer and Water Hook-Up Fees for Second Units. Support the efforts of
other local jurisdictions and work with the sanitary districts to reduce or waive fees for
affordable units and second units, thereby encouraging and facilitating development of
these types of housing units.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; City Manager; City Council
Staff time
Remove barriers to the creation of second units
Water connection fee reduction completed 2004; sewer connection fee
reduction ongoing

 H8.C Adopt Development Standards and Outreach Program for Junior Second
Units. Adopt development standards and develop outreach program to encourage
production of junior second units, whereby an existing bedroom in a single-family home
is converted to an independent living unit. Standards to consider include:
• Maximum size of 500 square feet;
• Wet-bar kitchen with limited sink size (14” x 16” max.) and small drain line (max.
1.5” diameter) to preclude a larger sink or garbage disposal;
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Limitation on the length of associated counter and cabinets (e.g. no more than
six feet);
Prohibition of natural gas or 220v electrical service to preclude a full-sized
cooking appliance;
Prohibition on installation of a dedicated electrical circuit, gas line, gas stubout or
plumbing stubout to preclude future service expansion.
Private bathroom requirement;
No additional parking beyond that required for the single-family home;
On-site owner occupancy required.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; Planning Commission; City Council
Staff time
Encourage development of second units
Adopt standards by 2015

H9. Special Needs Housing: Provide housing for population groups who require
special assistance (special needs groups include: homeless persons; people with
disabilities; the elderly; people with serious illnesses, substance abuse or in need of
mental health care; large families; single parent households; and other persons in the
community identified as having special housing needs).
H9.1

Special Needs Groups. The City will actively promote the development and
rehabilitation of housing to meet the needs of special needs groups, including the needs
of seniors, people living with disabilities, the homeless, people with HIV/AIDS and other
illnesses, people in need of mental health care, single parent families, large families, and
other persons identified as having special housing needs.

H9.2

Provision of Affordable Housing for Special Needs Households. The City will work
with groups to provide opportunities through affordable housing programs for a variety of
affordable housing to be created for special needs groups, including assisted living and
licensed group homes, and residential care facilities.

H9.3

Density Bonuses for Special Needs Housing. The City will use density bonuses to
assist in meeting special housing needs. Senior care facilities, including residential care
facilities serving more than six people, shall be subject to inclusionary housing
requirements.

H9.4

Housing for the Homeless. Recognizing the lack of resources to set up completely
separate systems of care for different groups of people, including homeless-specific
services for the homeless or people “at risk” of becoming homeless, the City will work with
other jurisdictions, as appropriate, to develop a fully integrated approach for the broader
low-income population.

Im plem enting Program s
 H9.A Accessible/Adaptable Units for the Disabled. The City will ensure that new
construction conform to applicable California Building Code regulations addressing
accessibility requirements for disabled persons. Pursuant to the Central Larkspur Area
Specific Plan (CLASP), the City will also require that senior housing in the CLASP Subareas
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use universal design principles to ensure adaptability and accessibility for disabled
persons.

Responsibility: Planning Department; Planning Commission; City Council.
Financing:
Staff time
Objectives:
Require a state-specified percentage of newly constructed units, as
applicable under state law, to be accessible to disabled persons
Timeframe:
Ongoing, subject to amendments to the California Building Code.
 H9.B Density and Parking Standards for Senior Housing Projects. Continue to
waive density and parking standards for senior housing projects if the city finds that 1)
potential impacts to traffic and the environment are acceptable and 2) development is
compatible with neighborhood scale (e.g., the recent parking requirement reductions for
the senior housing units in the Rose Garden Project, CLASP Subarea #3).

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; Planning Commission; City Council.
Staff time
Encourage additional housing for the elderly
Ongoing

 H9.C Waive/Defer City Fees. Continue to waive or defer City fees, as appropriate,
for housing projects that meet special needs when necessary to improve the financial
feasibility of such projects.

Responsibility:
Financing:
Objective:
Timeframe:

City Council
General Fund
Facilitate construction of housing projects that meet special needs
Ongoing

 H9.D Rental Units for Larger Families. Require apartment projects receiving
financial incentives from the City to include units with more than two bedrooms.

Responsibility:
Financing:
Objective:
Timeframe:

Planning Department; Planning Commission; City Council
Staff time
Facilitate construction of housing projects that serve larger families
Ongoing

 H9.E Building Codes. Review City building codes to determine consistency with HUD
regulations and State law concerning housing for persons with disabilities. Require
developers to strictly comply with these regulations in order to increase the stock of
housing accessible to persons with disabilities.

Responsibility: Building Official; City Council.
Financing:
Staff time
Objectives:
Maintain zoning and building codes as fair and equitable and in accord
with State law
Timeframe:
Ongoing

 H9.F Support Countywide Programs. The City will support countywide programs
that provide for a continuum of care for the homeless including emergency shelter,
transitional housing, supportive housing and permanent housing.

Responsibility: City Council.
Financing:
General Fund
Objectives:
Provide housing for the homeless
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Ongoing

 H9.G Needs of Homeless Families and Individuals. The City will participate in the
Marin County Point in Time Homeless Count, a biannual analysis of the needs of
unsheltered homeless families and individuals in its jurisdiction. An analysis of the data
gathered in the Point in Time Homeless Count will be included in the Housing Element.
The analysis will include an estimate of the number of unsheltered individuals within the
City, significant issues faced by that population (including substance abuse, domestic
violence, or mental illness), and an index of available services including emergency,
transitional, and supportive housing.

Responsibility: Planning Department
Financing:
Staff Time
Objectives:
Provide a regular analysis of special needs faced by the unsheltered
homeless in order to provide services to best meet those needs
Timeframe:
Ongoing with each Housing Element update, as required by State
Housing Element Law.

H10. Special Needs Support Programs: Provide housing assistance for special needs
and link housing to Health and Human Services programs helping meet the needs of
seniors, people with disabilities, homeless and others.
H10.1 Rental Assistance Programs. The City will continue to publicize and create
opportunities for using available rental assistance programs, such as the project-based
and tenant-based Section 8 certificates programs, in coordination with the Marin Housing
Authority (MHA). The City will also continue to support the use of Marin Community
Foundation funds for affordable housing and continue to participate in the Rebate for
Marin Renters program administered through MHA.
H10.2 Health and Human Services Programs Linkages. As appropriate to its role, the City
will seek ways to link together all services serving lower income people to provide the
most effective response to homeless or at risk individuals by providing a highly responsive
set of programs corresponding to the unique needs of all sub-populations which make up
the County’s homeless population, including adults, families, youth, seniors, and those
with mental disabilities, substance abuse problems, HIV/AIDS, physical and
developmental disabilities, multiple diagnoses, veterans, victims of domestic violence, and
other economically challenged or underemployed workers.
H10.4 Emergency Housing Assistance. Participate and allocate funds, as appropriate, for
County and non-profit programs providing emergency shelter and related counseling
services.

Im plem enting Program s
 H10.A Assist in the Effective Use of Available Rental Assistance Programs.
Develop and implement measures to make full use of available rental assistance programs.
Actions include:
a)
Maintain reference links to appropriate agencies and other resources to the City
website.
b)
Provide funding support, as appropriate.
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Refer interested parties to the Marin Housing Authority for rental housing
assistance programs, such as Shelter Plus Care, AB2034, HOPWA, Rental
Deposit Program, and Welfare to Work Program.

Responsibility: Customer Service; Marin Housing Authority; City Council; Marin
Community Foundation
Financing:
Staff time
Objectives:
Continued use of rental housing programs at current funding levels
Timeframe:
Ongoing
 H10.B Engage in Countywide Efforts to Address Homeless Needs. Actively
engage with other jurisdictions in Marin to provide additional housing and other options
for the homeless, supporting and implementing Continuum of Care actions in response to
the needs of homeless families and individuals. Participate and allocate funds, as
appropriate, for County and non-profit programs providing emergency shelter and related
counseling services.

Responsibility: Planning Department; City Manager; City Council
Financing:
Staff time
Objectives:
Assist in addressing emergency shelter needs in a comprehensive,
countywide manner
Timeframe:
Annual participation, as appropriate
H11. Funding for Affordable Housing: Be aggressive and creative in finding ways to
increase ongoing local funding resources for low income special needs housing.

H11.1 Local Funding for Affordable Housing. The City will seek ways to reduce housing
costs for lower-income workers and people with special needs by continuing to utilize
local, state and federal assistance to the fullest extent to achieve housing goals and by
increasing ongoing local resources.
H11.2 Coordination among Projects Seeking Funding. Ensure access to, and the most
effective use of, available funding in Larkspur by providing a mechanism for coordination
among affordable housing developments when they seek funding from various sources.
Continue to seek and participate in available federal, state, county, nonprofit, and
philanthropic programs suitable for maintaining and increasing the supply of affordable
housing in Larkspur.
H11.3 Housing Trust Fund. Implement the Affordable Housing Trust Fund, using collected inlieu fees to provide a source of funding for affordable housing.
H11.4 Waive City Processing Fees. Waive City fees for processing discretionary permits for
stand-alone affordable housing projects.

Im plem enting Program s
 H11.A Affordable Housing Trust Fund Ordinance. Continue to implement the
Housing Trust Fund Ordinance, using monies paid into the fund to develop or rehabilitate
units affordable to extremely low, very low and low income households, or for the
purchase of market rate units for conversion to affordable housing units.

Responsibility: Planning Department; City Manager; City Council
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Staff time
Provide funding to facilitate implementation of Housing Element
programs
Ongoing

 H11.B Seek Additional Local Sources of Funding. Continue to seek local sources
of funding to support affordable housing, including consideration of:
a) In-lieu fee payments under inclusionary requirements (residential and nonresidential developments).
b) Voluntary donations.
c) Increase in the Transient Occupancy Tax, if it becomes practical for assisting
with meeting housing needs (as an alternative, increased revenue from an
increase in the number of transient occupancy rooms could be used to support
affordable housing).

Responsibility:
Financing:
Objectives:
Timeframe:

City Manager; City Council
Staff time
Create additional sources of funding
Ongoing

 H11.C Contacts with Nonprofit Housing Organizations. Maintain contacts with
nonprofit housing organizations to benefit from their expertise in developing and
supporting affordable housing, including extremely-low and very-low income housing.
Refer potential developers of housing to these organizations for assistance.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; City Manager; City Council.
Staff time
Efficient use of available funding for high priority developments
Ongoing

H12. Green Building Standards: Encourage energy and resource conservation in
housing.
H12.1 Energy Conservation Features in New Design. The City will promote the use of
energy conservation in the design of residential development.
H12.2 Energy Conservation in Older Homes. The City will promote energy conservation in
the City’s older homes.

Im plem enting Program s
 H12.A Evaluation of Residential Projects. Continue to evaluate residential projects
for consistency with Section 66473.1 (Energy Conservation) of the Subdivision Map Act
during the development review process.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; Planning Commission; City Council.
Staff time
Energy conservation
Ongoing
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 H12.B Ensure compliance with California Building Code (CBC) Green Building
Standards (CalGreen). Pursuant to LMC 15.17, continue to review all planning and
building permit applications for new development and/or substantial renovations for
compliance with the California Green Building Standards Code (CalGreen).

Responsibility: Planning Department; Building Department; Public Works
Financing:
Staff time
Objectives:
Improve resource utilization of new construction
Timeframe: Ongoing; Subject to amendments to the California Building Code.

 H12.C Home Energy Conservation Programs. Continue to partner with Marin Clean
Energy (MCE), PG&E, and other community organizations to provide information about
energy conservation programs and initiatives.

Responsibility: Planning Department; Customer Service
Financing:
Staff time
Objectives:
Encourage household participation in energy-saving programs offered by
local utility providers and other organizations
Timeframe:
Ongoing

 H12.D State of California Energy Conservation Programs. Continue to provide
information about energy conservation programs offered by the State of California,
including rebates for efficient appliances, solar power generation, and home energy rating
systems.

Responsibility: Planning Department; Customer Service
Financing:
Staff time
Objectives:
Encourage household participation in energy-saving programs and
incentives offered by the State of California
Timeframe:
Ongoing

H13. Effective Implementation and Monitoring: Take a proactive approach in sharing
resources and making organizational changes to effectively create and respond to
opportunities to achieve housing goals.
H13.1 Effective and Efficient Management of Data. Work with other jurisdictions to
establish standardized methods (procedures, definitions, responsibilities, etc.) for the
effective and efficient management of housing data among all jurisdictions in Marin and
to establish a regular monitoring and policy/actions/priorities update process to assess
needs achievements on an ongoing basis. Also, to effectively respond to changing
conditions and the changing needs of the population.
H13.2 Organizational Effectiveness. In recognition that there are limited resources available
to the City to achieve housing goals, the City will seek ways to organize and allocate
staffing resources effectively and efficiently to implement the programs of the housing
element.
H13.3 Housing Element Monitoring, Evaluation and Revisions. The City will establish a
regular monitoring and update process to assess housing needs and achievements, and
to provide a process for modifying policies, programs and resource allocations as needed
in response changing conditions.
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Im plem enting Program s
 H13.A Conduct an Annual Housing Element Review. Develop a process for the
assessment of Housing Element implementation through annual review by the Larkspur
Planning Commission and City Council. Provide opportunities for public input and
discussion, in conjunction with State requirements for a written review by April 1 of each
year. (Per Government Code Section 65400). Based on the review, establish annual work
priorities for staff, Planning Commission and City Council.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; Planning Commission; City Council
Staff time
Annual review of the Housing Element
Annually by April 1, prior to the budget cycle

H13.B Update the Housing Element Regularly. Undertake housing element updates
as needed in accordance with State law requirements.

Responsibility:
Financing:
Objectives:
Timeframe:

Planning Department; Planning Commission; City Council.
Staff time
Comprehensive update of the Housing Element
Future updates according to Housing Element update schedule, as
determined by the State Department of Housing and Community
Development
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APPENDIX B: City of Larkspur
Evaluation of 2010 Housing Element
Program ID
H1.A Gather and Prepare
Information and Conduct
Outreach on Housing
Issues

H1.B Collaborate in an
Inter-Jurisdictional
Strategic Action Plan for
Housing.

H2.A Update Ordinances.

Objective
Coordinate with local businesses,
housing advocacy groups,
neighborhood groups, and local
Chambers of Commerce and
participate in the Marin
Consortium for Workforce Housing
in building public understanding
and support for workforce and
special needs housing. Gather
and, as necessary, prepare
informational handouts, provide
information on the City’s updated
website, and continue to refer
concerned residents to the City’s
successful affordable housing
developments.
Work toward implementing,
whenever possible, agreed-upon
best practices, shared
responsibilities and common
regulations to efficiently and
effectively respond to housing
needs within a countywide
framework. The Strategic Action
Plan program should be
coordinated by the Marin County
Affordable Housing Strategist and
be available to assist participating
cities.
Update the zoning code
ordinances to be in compliance
with any amendment to the Fair
Housing Act.

Timeframe in
H.E.
Initiated
January 2003;
ongoing
thereafter

Achievements/Evaluation
The City’s facilitation of the affordable housing
component of the Rose Lane development is
the most recent example of the successful
implementation of this program. Rose Lane has
been embraced by the Larkspur community as a
valuable asset that provides a mix of market
and below-market rate housing for families and
seniors and fits aesthetically with the
community character. The most effective
approach to garnering public support for
affordable housing is referring those concerned
to projects already completed, including Drake’s
Way (2009) and Edgewater Place (1991).

Initiated 2002;
ongoing
thereafter

During the Plan Bay Area process, the City
actively participated on the SCS Countywide Ad
Hoc Committee, made of up elected officials
and senior staff members, to identify shared
areas of agreement and various strategies
amongst all Marin communities. Due to new
streamlined housing element update process,
and the existing foundation of affordable
housing strategies built by the 2003 and 2009
Marin Housing Workbooks, an updated
Workbook was not prepared for the 2015-2023
planning period. The County has eliminated the
position of the Marin County Affordable Housing
Strategist.
No amendments to the Fair Housing Act have
occurred since adoption of the 2010 Housing
Element. The city adopted a Reasonable
Accommodation Ordinance in compliance with
the ADA in 2011 and updated the definitions of

Ongoing, as
needed to
implement
amendments to
the Fair Housing

1

Continue, Modify
or Delete and Why
Modify.
The Marin Consortium
for Workforce
Housing is no longer
operational; refer to
“affordable and
workforce housing
organizations”
instead. Change
timeframe to
“Ongoing.”

Modify.
Remove reference to
the Strategic Action
Plan and Marin
County Affordable
Housing Strategist.
Add reference to “As
need arises.” Change
timeframe to
“Ongoing.”

Continue.

Program ID

H2.B Respond to
Complaints.

H2.C Public Information.

H2.D Equitable Public
Services.

H3.A Family Housing
Criteria.

Objective

The City will refer discrimination
complaints to the appropriate legal
service, county, or state agency,
or Fair Housing of Marin. If
mediation fails and enforcement is
necessary, refer tenants to the
State Department of Fair
Employment and Housing or HUD,
depending on the nature of the
complaint.
The City will maintain brochures
and other written material on
services, education and
information offered by agencies
related to discrimination in
housing. The material will be
available at the Customer Service
counter and in the library at City
Hall and at other public facilities.
It will also be distributed to
neighborhood groups and
associations and, as appropriate,
in community mailings to property
owners and residents and to the
City website (concurrent with the
forthcoming website redesign in
early 2011).
The City will continue to provide
equitable public services
throughout the City, including
crime prevention, police
protection, street lighting, trash
collection, recreational facilities
and programs, and schools.
Encourage developers to submit
proposals that conform to family
housing criteria.

Timeframe in
H.E.
Act.

Achievements/Evaluation
Transitional and Supportive Housing to be
consistent with the Fair Housing Act and State
Housing Element law in January 2015.
Both administrative, planning, and building
division staff field inquiries or complaints from
residents regarding a variety of housing issues.
Staff have been trained to refer calls to the
appropriate County or non-profit agency based
on the nature of the complaint. The City
adopted the International Building Maintenance
Code in 2014 for the regulation and safe use of
existing structures in the interest of the social
and economic welfare of the community
The City provides an unusually high proportions
of multi-family housing units compared to
similarly-sized cities in Marin. The City’s website
provides links to fair housing resources available
in the county. The City also maintains brochures
and other handouts regarding housing
discrimination and resources at its Customer
Service Counter; however, the City is
transitioning from paper handouts to online
resources only in efforts to reduce paper waste.

As needed.

Ongoing

Continue, Modify
or Delete and Why

Continue.

Modify.
Delete reference to
forthcoming website
redesign (out-ofdate).

Ongoing

The City and Central Marin Police Department
implement this program in all public service
efforts.

Continue.

Ongoing

The City has worked with the developers of the
Rose Lane development (under construction),
Drake’s Way development (2009), and others to

Continue.

2

Program ID

H4.A Monitor “At Risk”
Units.

H4.B Conduct Presale
Inspections.

H4.C Inspections of MultiFamily Residences.

Objective

Monitor assisted properties at risk
of conversion to market rates and
work with the property owners
and/or other parties to ensure that
they are conserved as part of the
county’s affordable housing stock.
Identify funding sources and
timelines for action, and prepare
an ordinance requiring a one year
notice to residents, the City and
the Marin Housing Authority of all
proposed conversions of
affordable housing units to market
rents.
The City will continue to inspect all
residential units prior to resale.
The inspection reports point out
safety related matters to assure
that the units meet basic life
safety standards.
The Larkspur Fire Department will
continue to provide inspections of
multi-family residences that are
most at risk for fire or other lifesafety hazards. As appropriate,
the Fire Department, Building
Inspector, and Customer Service
personnel will provide information
to property owners regarding the
availability of housing rehab
programs and other financial
resources.

Timeframe in
H.E.

Achievements/Evaluation
ensure housing design that is responsive to the
needs of families and other household types.
The City will continue to work with developers
and property owners through implementation of
the Inclusionary Housing ordinance and the
Density Bonus ordinance.
The City maintains an inventory of affordable
housing units that are deed restricted for a
defined period of time. Of the four
developments providing affordable multifamily
rental housing, none were at risk of losing
subsidies in the specified time period. The City
did not adopt an ordinance regarding noticing
to residents, as MHA conducts notifications
independently.

Ongoing

Ongoing

The City Fire Marshal conducts resale
inspections of all residential properties as
proscribed in this program. The inspections are
critical in ensuring the safety of residential units
prior to occupancy by new residents.

Ongoing

The Fire Department no longer provides these
inspections. Rental housing of 3 units or more
are inspected by a Senior Environmental Health
Specialist of the Marin County Environmental
Health Services Division on a biannual basis.
The specialist coordinates inspections and refers
all questions to the Fire Marshal. The city also
provides informational brochures and handouts
at the Customer Service counter regarding
programs offered by MHA to rehabilitate
housing. The City can also create links on the
City website to the MHA and other financing
resources.

3

Continue, Modify
or Delete and Why

Modify.
Update number of
deed-restricted units
to include Rose Lane
development. Add
reference to
preserving the six
BMR units identified
by MHA as at-risk of
conversion through
2025.
Modify.
Change “Presale” to
“Resale” to be
consistent with
current city forms.
Modify.
The Larkspur Fire
Department will
continue to cooperate
with the Marin County
Environmental Health
Services Division
which provides
inspections of multifamily residences in
Larkspur that are
most at risk for fire or
other life-safety

Program ID

H5.A Identify Existing
Employee Housing
Opportunities.

H6.A Work with
Developers.

Objective

As appropriate, work with local
school districts, other public
agencies, and existing businesses
to seek opportunities, as they
become available, for helping their
employees find needed housing.
Seek the commitment of other
organizations, such as the Marin
Board of Realtors to have their
members encourage employers to
address employee-housing
opportunities.
The City will work with developers
of non-traditional and innovative
affordable housing approaches in
design, construction and types of
housing that meet local housing
needs, especially for extremely
and very low income households.

Timeframe in
H.E.

Achievements/Evaluation

Ongoing

Prior to preparation of the 2010 Housing
Element, city staff had preliminary discussions
with the College of Marin regarding use of its
property on Magnolia Avenue for teacher
housing. However, the College chose to develop
the property as additional classroom and
training space. With the limited inventory of
potential housing sites, the City does not feel
this program is the most effective method to
achieving the development of additional housing
over the 2015-2023 planning period. Therefore,
the City will delete the program.
Recently, the City has received applications for
second units using pre-fabricated designs that
are less expensive than traditional construction
and may help property owners provide housing
for low-income households at a lesser cost. The
City has worked and will continue to work with
developers of pre-fab accessory units, as well as

Ongoing

4

Continue, Modify
or Delete and Why
hazards. As
appropriate, the Fire
Department, Building
Inspector, and
Customer Service
personnel will provide
information to
property owners
regarding the
availability of housing
rehab programs and
other financial
resources. The City
will update its
website to include
links to the Marin
Housing Authority
and other
rehabilitation
financing programs
by 2015.
Continue
Change Marin Board
of Realtors to MAR.

Modify.
Add reference to
adoption of
development
standards and
outreach program to

Program ID

Objective

Timeframe in
H.E.

H6.B Continue to Work
with the School District.

As the opportunity presents itself,
the City will work with the
Larkspur School District and
Tamalpais Union High School
District toward development of
affordable housing on any surplus
properties.

Dependent on
opportunity

H6.C Review and Update
Parking and Other
Development Standards.

Continue to review and update
parking and other development
standards when necessary based
on the most up-to-date empirical
studies to allow for more flexible
parking requirements to help
facilitate infill, transit-oriented and
mixed use development.

Ongoing

H6.D Implement Mixed
Use Development
Opportunities.

Encourage mixed
residential/commercial uses on
those parcels where a mix of uses
is feasible and appropriate,

Ongoing

Achievements/Evaluation
developers for multi-unit construction projects
as they are presented, to encourage these
innovative approaches in a manner that is
complimentary to the City’s design guidelines
and zoning standards. The City will also
consider more flexible development standards
to encourage development of junior second
units.
As enrollment grows steadily at all Larkspur
schools, all properties owned by the LarkspurCorte Madera School District and the Tamalpais
Union High School District are currently utilized.
However, should circumstances change in the
future, the City will pursue the potential to
develop housing on surplus sites as the
opportunity presents itself.
City staff are in the process of drafting
amendments to the off-street parking
requirements in the Municipal Code to update
requirements in light of the latest development
patterns, opportunities and constraints in the
City. The City Council has also created a parking
standards subcommittee to consider
opportunities to improve parking in the
Downtown commercial corridor. Staff
anticipates bringing parking code amendments
before the Planning Commission and City
Council in 2016. The City also adopted a Density
Bonus implementation ordinance which
recognizes State-mandated reductions in
parking and other development standards as
incentives/concessions for affordable housing
development. The City is considering including a
new program to allow junior second units,
which may include relaxing parking
requirements for these units.
While the city is largely built-out and
development applications for mixed-use
developments are not often submitted, the
Planning Commission and City Council have
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Continue, Modify
or Delete and Why
encourage junior
second units by the
year 2016.

Continue.

Continue.

Continue.

Program ID

Objective
consistent with the General Plan.

Timeframe in
H.E.

H6.E Review of Planned
Development Plans.

During the application and review
process for new or revised
Planned Development Districts,
ensure they provide for a diversity
of housing types to the extent
possible, including very low and
extremely low income housing.

Ongoing

H6.F Facilitate
Development at Potential
Housing Opportunity Sites.

Facilitate the construction of
affordable housing at key sites to
meet the jurisdiction’s “fair share”
of the regional housing need for
lower income households,
including extremely low and very
low income households.
Work with developers, other
agencies and the community to
address the very low and
extremely low income portion of
Larkspur’s housing need by
offering incentives such as density
bonuses, options for clustering
units, mix of unit types, second
units, “in-lieu” housing funds, fasttrack processing, and reduced

Ongoing;
Conclude
feasibility
analyses by
December, 2011

H6.G Implement Actions to
Address Remaining Very
Low Income Housing
Need.

Achievements/Evaluation
recently approved mixed-use projects in the
Downtown commercial corridor consistent with
this program. In 2014, the Council upheld the
Planning Commission’s approval of a mixed-use
development on a vacant parcel known as 285
Magnolia Avenue which yielded four residential
units and new retail commercial space. In 2007,
the City issued occupancy permits for two new
residential units and office space above groundfloor retail at 484 Magnolia Avenue.
The most recently approved Planned
Development District approved by the City
Council was Ord. 972, for the Rose Lane
Development. This PD was consistent with the
provisions of the Central Larkspur Specific Plan
(2006) which called for a mix of affordability per
the City’s Inclusionary Housing ordinance and a
significant portion of senior housing. The City
will continue to encourage a mix of affordability,
density, and tenure in any PD applications that
may be submitted consistent with the
Inclusionary Housing and Density Bonus
ordinances.
This program has been primarily addressed
through the City's ongoing General Plan Update
process. The General Plan update is currently
ongoing with an anticipated adoption date of
2016.

Ongoing

The City continues to implement this program
as development projects come forward for
review consistent with the Inclusionary Housing
and Density Bonus ordinances. Examples of
successful implementation include the Rose
Lane development (3 very low, 9 low, 8
moderate units) and Drake’s Way development
(24 very low). The City Council may want to
consider whether the Inclusionary Housing
ordinance should be amended to include
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Continue, Modify
or Delete and Why

Continue.

Modify.
Remove “conclude
feasibility analyses by
December, 2011.”
Continue.

Program ID

Objective

Timeframe in
H.E.

Achievements/Evaluation
provisions for very-low and extremely-low
income households for rental developments.
See also analysis of program H6.A above
regarding junior second units.
This program is being primarily addressed
through the ongoing General Plan Update. The
General Plan CAC looked in depth at the mixeduse development potential of the North
Magnolia neighborhood, for which the CAC
recommended preparation of a community plan.
The General Plan update is currently ongoing
with an anticipated adoption date of 2016.
Though the site was previously considered as a
potential housing site by the community and
despite the incentives available, the owner of
the Tiscornia Winery continues to use the site
for a private residence and has not indicated
interested in developing the site. The Housing
Opportunities Analysis of the 2010 Housing
Element identified the site for only 6 above
moderate dwelling units. The property was
recently listed for sale and the City anticipates
the development of the site consistent with the
current General Plan designation and Zoning.

fees.

H6.H Implement Actions
for the North End of
Magnolia Avenue and
other Commercial Zoned
Lands.

Encourage mixed
residential/commercial uses on
those parcels where a mix of uses
is feasible and appropriate,
consistent with the General Plan.
Refer to Program H6.F above.

Ongoing

H6.I Implement Actions
for the Tiscornia Winery
Site on Magnolia Avenue
and the McLaren Property
off of Estelle Avenue
(Potential Housing
Opportunity Sites).

Promote development of both
market-rate and affordable
housing on the Tiscornia Winery
Site on Magnolia Avenue (23 units,
5 affordable) and the McLaren
Property off of Estelle Avenue (17
units, 4 affordable).

H6.J Implement Actions
for North of Corte Madera
Creek -The Bon Air Center

Promote development of mixeduse affordable housing (i.e.,
residential above commercial) on

Though
discussions
regarding the
potential
development of
the Tiscornia
Winery site have
taken place, the
property owner
is not interested
in developing
the property at
this time. The
developer of the
McLaren
property
decided to delay
his development
proposal, but
has recently
expressed
renewed
interest in
developing the
site.
July 2013

The quantified objective for this program was
90 units. Although none were built during the
economic downturn, the site remains available
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Continue, Modify
or Delete and Why

Modify.
Add reference to
General Plan Update,
anticipated to be
adopted in 2016.
Delete as
implementing
program to develop
affordable housing.

Modify.
Reduce number of

Program ID
(Potential Housing
Opportunity Site).

Objective
the Bon Air Shopping Center site.

H6.K Promote
Redevelopment of
Underutilized Sites.

Implement actions to encourage
the redevelopment of
underutilized sites identified as
housing opportunity sites in this
Housing Element, especially to
provide very low and extremely
low income housing.

H7.A Enact Density Bonus
Zoning and Other
Incentives.

Amend the Zoning Ordinance to
add Density Bonus regulations,
consistent with State law, to
encourage an increase in the
supply of well-designed housing
for extremely low, very low, low
and moderate income households.
Impose resale or rent controls on
all affordable units that receive
city financial assistance or state
housing density bonuses for
perpetuity.

H7.B Impose Resale or
Rent Controls on
Affordable Units Receiving
City Financial Assistance.

Timeframe in
H.E.

Achievements/Evaluation
for development and should continue to be
listed in the City’s available land inventory. The
City maintains an on-call contract planner to aid
in processing large-scale development projects
as needed. The City has a track record of
providing incentives consistent with the City’s
Inclusionary Housing Ordinance and State law
to encourage development of affordable or
senior housing, as seen with the recent
construction of Drake’s Way and Rose Lane.
One incentive specifically applicable to the Bon
Air site is the exception provided in the
Circulation Assessment Permit Ordinance for
housing projects providing at least 50%
affordable, disabled, or age-restricted units.

Ongoing;
reductions of
development
standards would
be approved on
a project basis
as found
appropriate by
the Planning
Commission or
City Council.
April 2011

As discussed previously, the City has
consistently worked with developers of multiunit projects to encourage provision of
affordable housing at a variety of income levels.
The City will continue to do so as new proposals
come forward.

Ongoing
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Continue, Modify
or Delete and Why
affordable units to
reflect
50%affordability
requirement identified
under Circulation
Assessment Permit
exceptions. Change
completion timeframe
date to 2023 to allow
the City adequate
time to conduct
additional project
coordination with the
property owners and
coincide with needed
renovations to the
Center.
Continue.

A draft density bonus implementing ordinance
was adopted by the City Council in January
2015.

Delete.

Developers of recent residential projects in
Larkspur have not requested or required either
direct financial assistance from the City or a
State density bonus. Should such requests
arise, the City will implement the actions

Continue.

The City adopted a
Density Bonus
implementing
ordinance in 2015.

Program ID

Objective

Timeframe in
H.E.

H7.C Impose Resale or
Rent Controls on
Affordable Units Provided
through the Inclusionary
Housing Program.

Impose resale or rent controls on
all affordable units provided
through the inclusionary housing
program or city subsidies to
ensure that they remain affordable
for perpetuity, to the extent
allowed by funding sources.

Ongoing

H7.D Participation by
Property Owners in
Federal Programs.

Encourage and facilitate to the
extent possible, participation by
property owners in federal for-sale
and rental housing assistance
programs that maintain
affordability for extremely low,
very low and low income
residents.

Ongoing

H7.E Work with the Marin
Housing Authority.

Continue to implement
agreements with the Marin
Housing Authority (MHA) for
management of the affordable
housing stock in order to ensure
permanent affordability, and
implement resale and rental
regulations for extremely low, very
low, low and moderate income
units and assure that these units
remain at an affordable price
level.
Provide a planning consultant to
process applications that include
more affordable housing than
required under the inclusionary
policies and/or give the project

Ongoing

H7.F Priority Processing.

Achievements/Evaluation
detailed in this program.
The City has worked with its partners in the
non-profit and private sectors throughout many
residential development projects to ensure
continued affordability of units. The most recent
example of this is the recordation of an
agreement with Marin Housing Authority and
the developer of the Rose Lane project to insure
affordability of the six second-units to
extremely-low, very-low, or low-income
households. The City will continue to implement
this program as future development projects
come forward.
The Marin Housing Authority is the primary
public agency in Marin that implements the
actions described in this program. The City
actively refers such inquiries to the MHA for
direct assistance for property owners and
renters. As of October 2014, MHA reported 46
active Housing Choice Vouchers in use in
Larkspur, and 17 in Greenbrae (no data
breakdown available regarding County or
Larkspur jurisdiction).
See analysis of program H7.C above. MHA
provides management or oversight of affordable
housing units in the following developments:
Cape Marin (20 units – BMR)
Larkspur Plaza Drive (5 units- BMR)
Larkspur Courts (37 units - Rental)
Rose Lane (20 units- 14 BMR / 6 Rental)

Ongoing

It has been the City’s practice to contract with
planning consultants on an as needed basis to
expedite the planning review process. Planning
consultants were retained to help process the
application for 2000 Larkspur Landing Circle and

9

Continue, Modify
or Delete and Why
Continue.

Modify.
Add language stating
the City will continue
to coordinate with
MHA in encouraging
participation in such
programs.
Continue.

Continue.

Program ID

H7.G Waive/Defer
Development Fees.

H7.H Notify Local Water
and Service Providers.

H8.A Legalization of
Existing Second Units.

H8.B Sewer and Water

Objective
priority over other applications in
getting to a public hearing at the
Planning Commission or set up
special Planning Commission
public hearings to facilitate speedy
processing, notwithstanding the
requirements of CEQA and the
Permit Streamlining Act.
Consider waiving or deferring
development fees for housing
projects targeted to lower-income
households when needed to
ensure project feasibility,
especially for developments
targeted to very low and
extremely low income households.
Upon adoption of Housing
Element, provide a copy to local
water and service providers,
including the Marin Municipal
Water District, Ross Valley
Sanitary District No. 1, and Central
Marin Sanitary District.
Consider establishing an amnesty
program that takes into account
site-specific conditions, to allow
for and encourage the legalization
of existing second unit.

Support the efforts of other local

Timeframe in
H.E.

Achievements/Evaluation
Drake’s Cove/Drake’s Way.

Continue, Modify
or Delete and Why

Ongoing

Waiver or deferral of fees is identified as
incentives or concessions under State density
bonus law (as implemented through the City’s
Density Bonus Ordinance), and the City’s
Inclusionary Housing Ordinance. In 2008the
City the City waived development fees for the
Drake’s Way development.

Continue.

Ongoing with
each adopted
revision or
update

The City provided a copy of the 2010 Housing
Element to MMWD, RVSD, and CMSA as
described in this program.

Continue.

Completed,
2004. Not the
preference of
the City Council
to grant
amnesty to
persons that
violated the law;
revisit in April,
2011.

The City Council did not adopt an amnesty
program or a formal policy on amnesty. The
City continues to monitor the existence of
unauthorized second units through the City's
resale program. Permitting of second units
identified as unauthorized through the resale
program is conducted on a case-by-case basis.
The City's zoning ordinance facilitates the
legalization of unauthorized second units
through the zoning clearance process. The draft
Housing Element City includes a program to
allow junior second units (see H8.C), which may
facilitate legalization of existing unauthorized
living units as the development standards will
be less stringent than those for full second
units.
The City continues to coordinate with other

Modify.

Water
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Change the objective
of the program to
encourage
legalization of existing
units rather than
adoption of an
amnesty program.
Change timeframe to
“Ongoing.”

Continue.

Program ID
Hook-Up Fees for Second
Units.

Objective
jurisdictions and work with the
sanitary districts to reduce or
waive fees for affordable units and
second units, thereby encouraging
and facilitating development of
these types of housing units.

H9.A
Accessible/Adaptable Units
for the Disabled.

The City will ensure that new
construction conforms to
applicable California Building Code
regulations addressing accessibility
requirements for disabled persons.

H9.B Density and Parking
Standards for Elderly
Housing Projects.

Continue to waive density and
parking standards for elderly
housing projects if the city finds
that 1) potential impacts to traffic
and the environment are
acceptable and 2) development is
compatible with neighborhood
scale (e.g., the recent parking
requirement reductions for the
senior housing units in the Rose
Garden Project, CLASP Subarea
#3).
Consistent with Senate Bill 520
enacted in January 1, 2002, the
City will continue to evaluate its
zoning ordinance and other
policies to identify and implement
any provisions needed to address
constraints to the construction of
housing for people with
disabilities, handicapped dwelling
conversions (or adaptability), and
appropriate site design.
Continue to waive or defer City

H9.C Zoning and Building
Codes.

H9.D Waive/Defer City

Timeframe in
H.E.
connection fee
reduction
completed
2004; sewer
connection fee
reduction
ongoing
CLASP adopted
September,
2006;
Implementation
ongoing, subject
to amendments
to the California
Building Code.
Ongoing

Achievements/Evaluation
Marin jurisdictions to lobby the Ross Valley
Sanitary District and Central Marin Sanitation
Agency to reduce connection fees for affordable
and second units. The City will also support
development of junior second units, which
should not require new sewer or water
hookups.
The City continues to provide rigorous
enforcement of the applicable disabled
accessibility provisions of the most recent
editions of the California Building Code,
Americans with Disabilities Act, and the Fair
Housing Act by thorough plan review and
inspection of these elements. The City’s
Reasonable Accommodation ordinance was
adopted in 2011.
As noted in the program, the City granted
reductions to parking requirements for the
senior component of the Rose Lane project. The
City will continue to consider reductions in
development standards for future residential
projects to encourage provision of senior
housing through concessions/incentives
requested under State density bonus provisions.

Continue, Modify
or Delete and Why

Modify.
Change timeframe to
“Ongoing.”

Modify.
Change “elderly” to
“senior” for
consistency with
other Larkspur policy
documents.

Ongoing; Adopt
draft
Reasonable
Accommodation
Ordinance, April
2011

This program has been completed with
adoption of the Reasonable Accommodate
Ordinance (Ord. 984, 2012).

Delete.

Ongoing

The City reduced fees for the Drake’s Way

Continue.
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Program ID
Fees.

H9.E Rental Units for
Larger Families.

H9.F Building Codes.

H9.G Support Countywide
Programs.

H9.H Emergency Shelters
and Transitional and
Supportive Housing.

Objective
fees, as appropriate, for housing
projects that meet special needs
when necessary to improve the
financial feasibility of such
projects.
Require apartment projects
receiving financial incentives from
the City to include units with more
than two bedrooms.

Timeframe in
H.E.

Ongoing

Review City building codes to
determine consistency with HUD
regulations and State law
concerning housing for persons
with disabilities. Require
developers to strictly comply with
these regulations in order to
increase the stock of housing
accessible to persons with
disabilities.
The City will support countywide
programs that provide for a
continuum of care for the
homeless including emergency
shelter, transitional housing,
supportive housing and permanent
housing.

Ongoing

The City will amend the zoning
code to allow the construction of
at least one permanent
emergency shelter by right,
without requiring any conditional
or discretionary permits, in the AP, Administrative Professional, or
C-2, General Commercial, districts
in order to accommodate the
City’s unsheltered homeless
population.

November 2011

Ongoing

Achievements/Evaluation
project. The City will continue to consider
reductions in development standards for future
residential projects to encourage provision of
special needs housing.

Continue, Modify
or Delete and Why

As all units required by the Inclusionary Housing
ordinance have been built, the City has not
collected any in-lieu fees to use toward direct
financing. The City will implement this program
should the opportunity arise.
The City continues to provide rigorous
enforcement of the applicable disabled
accessibility provisions of the most recent
editions of the California Building Code,
Americans with Disabilities Act, and the Fair
Housing Act by thorough plan review and
inspection of these elements. The City’s
Reasonable Accommodation ordinance was
adopted in 2011.

Continue.

The City continues to support programs
Countywide and locally, such as the Rotating
Emergency Shelter Team (REST) program
which operates in places of faith within
Larkspur. The City adopted Ordinance 981 in
2011 designating an emergency shelter
accommodating up to 20 individuals in the
Administrative-Professional zoning district and
PD districts where A-P uses are allowed.
See analysis of program H9.G above. Ordinance
981 and Ordinance 1000 also added definitions
of transitional and supportive housing to the
zoning ordinance, amending existing defined
land uses in residential zoning districts so that
these are subject ot the same regulations are as
other residential uses in the same district. This
program has been completed.

Continue.
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Continue.

Delete.

Timeframe in
H.E.
Completed,
2010; Ongoing
thereafter with
each Housing
Element update,
as required by
State Housing
Element Law.
Ongoing

Program ID
H9.I Needs of Homeless
Families and Individuals.

Objective
The City will participate in the
Marin County Point in Time
Homeless Count, a biannual
analysis of the needs of
unsheltered homeless families and
individuals in its jurisdiction.

H10.A Assist in the
Effective Use of Available
Rental Assistance
Programs.

Develop and implement measures
to make full use of available rental
assistance programs.

H10.B Engage in
Countywide Efforts to
Address Homeless Needs.

Actively engage with other
jurisdictions in Marin to provide
additional housing and other
options for the homeless,
supporting and implementing
Continuum of Care actions in
response to the needs of homeless
families and individuals.
Continue to implement the
Housing Trust Fund Ordinance,
using monies paid into the fund to
develop or rehabilitate units
affordable to extremely low, very
low and low income households,
or for the purchase of market rate
units for conversion to affordable
housing units.

Annual
participation, as
appropriate

H11.B Seek Additional
Local Sources of Funding.

Continue to seek local sources of
funding to support affordable
housing.

Ongoing

H11.C Coordinate Funding
Among Development
Proposals.

Recognizing that limited resources
are available from the State and
other sources, and accessing such
resources is highly competitive,

Ongoing

H11.A Affordable Housing
Trust Fund Ordinance.

Ongoing

Achievements/Evaluation
The City continues to cooperate with the Marin
Health and Human Services Division, as
required, as it conducts the Point in Time
Homeless Count. The most recent count was
performed in 2013 and will be analyzed in the
updated Housing Element.

Continue, Modify
or Delete and Why
Modify.
Change timeframe to
“Ongoing”

Employees in the Planning and Building
Department regularly refer interested persons
to the assistance programs offered by MHA. The
City can add links to these programs on the city
website in concert with the next website update
in July 2015.
The City Council maintains active membership
with the Marin Council of Mayors and
Councilmembers (MCCMC), and in 2014
participated on the Home For All Subcommittee
focused on creating a coordinated Countywide
response to homelessness.

Modify.

All inclusionary housing units required since
adoption of the Inclusionary Housing Ordinance
have been constructed, and as such no in-lieu
fees have been collected in the Affordable
Housing Trust Fund. The City prioritizes
construction of affordable housing over the
collection of in-lieu fees. The City will implement
this program should any money be collected as
part of future residential development
approvals.
See analysis of program H11.A above. Due to
the downturn in the economy, the City did not
pursue increasing the TOT tax during the 20072014 RHNA period.
This program is no longer being pursued
Countywide and is not applicable to the 20152023 RHNA period.

Continue.
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Add language
directing the City to
provide links on its
website by 2016.
Continue.

Continue.

Delete.

Program ID

H11.D Contacts with
Nonprofit Housing
Organizations.

H12.A Evaluation of
Residential Projects.

H12.B Ensure compliance
with the City’s Green
Building Code.

H12.C PG&E Conservation
Programs.

Objective
the City of Larkspur will participate
in efforts to establish
administrative procedures to
create a data base of development
proposals throughout the County
and their anticipated funding
sources.
Maintain contacts with nonprofit
housing organizations to benefit
from their expertise in developing
and supporting affordable
housing, including extremely low
and very low income housing.
Refer potential developers of
housing to these organizations for
assistance.
Continue to evaluate residential
projects for consistency with
Section 66473.1 (Energy
Conservation) of the Subdivision
Map Act during the development
review process.
Pursuant to Ordinance 956
(“Green Building Ordinance”) and
any future amendments to it or
the Building Code pursuant to the
State’s CALGreen Code, continue
to review all applications for new
development for compliance with
the City’s Green Building
standards.

Continue to cooperate with PG&E
in the provision of information
about their energy conservation
programs, including SmartAC™,

Timeframe in
H.E.

Ongoing

Achievements/Evaluation

Continue, Modify
or Delete and Why

The City maintains good relationships with the
nonprofit organizations that manage housing
developments and develop affordable housing
within the City (e.g., EAH), as evidenced by the
City’s assistance in securing the development of
Drake’s Way. The City will continue to
coordinate these well-respected and effective
nonprofits with for-profit housing developers as
future development proposals come forward.
The City ensures that any subdivision approval
complies with all provisions of the Subdivision
Map Act. Recently approved subdivisions
approved in compliance with the Act include the
Rose Lane development.

Continue.

Ongoing;
update building
code by January
2011 to
incorporate the
State’s
CALGreen code

The City adopted the 2013 CALGreen Code at
Tier 1 for new construction and mandatory
measures for substantial renovations and
additions.

Modify.

Ongoing

The City is an active member of the Marin
Climate and Energy Partnership (MCEP), a
Countywide staff-level consortium of all Marin
jurisdictions that aims to achieve GHG emissions

Ongoing
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Continue.

Pursuant to LMC
15.17, continue to
review all planning
and building permit
applications for new
development or
substantial
renovations for
compliance with the
California Green
Building Standards
Code (CALGreen).
Modify.
Remove references to
specific PG&E

Program ID

H12.D State of California
Energy Conservation
Programs.

Objective
ClimateSmart™, and Energy
Partners Program.

H13.B Update the
Housing Element
Regularly.

Continue to provide information
about energy conservation
programs offered by the State of
California’s Energy Commission,
including rebates for efficient
appliances, solar power
generation, and home energy
rating systems.
Develop a process for the
assessment of Housing Element
implementation through annual
review by the Larkspur Planning
Commission and City Council.
Undertake housing element
updates as needed in accordance
with State law requirements.

H13.C Support
Establishment of a

Coordinate with other jurisdictions,
as determined appropriate for the

H13.A Conduct an Annual
Housing Element Review.

Timeframe in
H.E.

Ongoing

Achievements/Evaluation
Countywide to meet the mandates of AB 32.
MCEP’s website is a hub of information that
refers visitors to a variety of energy savings
programs and resources. MCEP administers
funds from PG&E to conduct GHG inventory
reports and identify best management practices
to reduce energy use Countywide. The County
of Marin utilizes PG&E funding to implement the
Energy Upgrade California™ program in the
County. The City is also a member of Marin
Clean Energy (MCE), which offers its own suite
of energy conservation programs and offers
customers choices on the proportion of
renewable energy in their account.
See above analysis for program H12.C. The City
also joined CaliforniaFIRST, a financing program
allowing commercial and residential property
owners to finance solar power installations and
energy efficiency projects over time through
property taxes.

Continue, Modify
or Delete and Why
programs; as time
goes on some
programs are
renamed or
discontinued, or
added. Add reference
to MCE and other
organizations.

Modify.
Remove reference to
Energy Commission;
other
agencies/departments
may take over
program duties.
Continue.

Annually by
April 1, prior to
the budget cycle

The City submitted Annual Progress Reports to
HCD, following Planning Commission and City
Council review and approval, annually during
the 2007-2014 RHNA period.

Future updates
according to
Housing
Element update
schedule, as
determined by
the State
Department of
Housing and
Community
Development
Ongoing

The City is currently updating its housing
element and intends to submit a draft element
for HCD review prior to the January 31, 2015,
due date.

Continue.

The Marin Housing Workbook was updated in
2009 to aid jurisdictions in preparation of

Delete.
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Program ID
Countywide Housing Data
Clearinghouse.

Objective
City, the establishment of a
central housing data clearinghouse
with up-to-date information on
housing conditions in the County
(by jurisdiction), best practices,
State law, funding opportunities,
and related housing information as
part of the Marin County Housing
Workbook process

Timeframe in
H.E.

Achievements/Evaluation
Housing Elements for the 2007-2014 RHNA.
However, due to new streamlined housing
element update process, and the existing
foundation of affordable housing strategies built
by the 2003 and 2009 Marin Housing
Workbooks, an updated Workbook was not
determined to be necessary for the 2015-2023
planning period.
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Continue, Modify
or Delete and Why
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Appendix C

City of Larkspur Housing Element

Appendix C

Marin County Homeless Housing Resources
City or Census
Designated Place

Number of Year-Round Beds
Emergency
Shelter

Transitional
Housing

Supportive
Housing

Total

Percent of
Total

San Rafael

90

57

247

394

40.5%

Novato

70

203

175

448

46.1%

Mill Valley

0

0

45

45

4.6%

Larkspur

0

4

20

24

2.5%

Corte Madera

0

0

24

24

2.5%

San Anselmo

0

0

15

15

1.5%

Unincorporated Marin

0

0

12

12

1.2%

Fairfax

0

0

9

9

0.9%

Sausalito
Total Marin County

0

0

1

1

0.1%

160

264

548

972

100.0%

Note: This data is a snapshot of the locations of homeless housing in September 2013. Many of the programs included in
this summary rent market rate housing from private landlords so the distribution of units will definitely change over time.
In addition, vacant units at these types of programs were not counted in this summary so these numbers are slightly
lower than our overall capacity.

Source: Marin County Health and Human Service Department, 2014
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City of Larkspur Housing Element

E-1

The maps in this Appendix appear in the Community Health and Safety Element of the 1990 Larkspur General Plan.
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APPENDIX D - Natural Hazards and Geographic Constraints
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City of Larkspur Housing Element
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City of Larkspur Housing Element

