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CHAPTER 1: INTRODUCTION

Housing Element Overview and Purpose

Overview

Marin County offers varied and attractive residential environments due to its unique
combination of natural beauty and proximity to San Francisco. However, many low and
moderate income households struggle to afford housing and are impacted by low
vacancy rates, escalating housing prices and rents and limited availability of affordable
housing options. Lack of affordable housing is consistently ranked as a major issue for
residents.

State housing and planning laws require all California cities and counties include in their
General Plan a housing element that establishes objectives, policies, and programs in
response to community housing conditions and needs. The Housing Element is required
to be updated periodically according to the statutory deadline set forth in the
Government Code (Section 65580). This Housing Element update for the County of
Marin represents the 6" update cycle, covering an eight-year planning period from
January 31, 2023 through January 31, 2031. This Housing Element has been prepared
to satisfy this mandate and local needs by evaluating and addressing housing needs in
the unincorporated area of Marin County during the planning period.

The 2007 Marin Countywide Plan (the County’s general plan), into which this Housing
Element will be incorporated, is based on the principal of sustainability, which is defined
as aligning our built environment and socioeconomic activities with the natural systems
that support life. The Countywide Plan focuses on the principles of a sustainable
community: Environment, Economy, and Equity. Consistent with this focus, the primary
objective of the Marin County Housing Element is to plan equitably and environmentally
sustainable communities by supplying housing affordable to the full range of our diverse
community and workforce. The approach of this Housing Element is to focus on the
following areas:

Goal 1: Use Land Efficiently

Use Marin’s land efficiently to meet housing needs and implement smart and
sustainable development principles.

Goal 2: Meet Housing Needs through a Variety of Housing Choices

Respond to the broad range of housing needs in Marin County by supporting a mix
of housing types, densities, designs and affordability levels.

Goal 3: Ensure Leadership and Institutional Capacity
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Build and maintain local government institutional capacity and monitor
accomplishments to respond to housing needs effectively over time.

Goal 4: Combat Housing Discrimination, Eliminate Racial Bias, Undo Historic
Patterns of Segregation

Lift barriers that restrict access in order to foster inclusive communities and achieve
racial equity, fair housing choice, and opportunity for all local workers and current
and future residents of Marin.

Purpose

The purpose of the Housing Element is to offer an adequate supply of decent, safe, and
affordable housing for the unincorporated County residents, special needs populations,
and workforce. The Housing Element assesses housing needs for all income groups and
lays out a plan of actions to meeting these needs. Housing affordability in Marin County
and in the Bay Area as a whole has become increasingly important as climate change
issues are addressed. The built environment and commute patterns are major
contributors to greenhouse gas emissions. The overall goal of the Housing Element is to
present goals, objectives, policies, and actions to facilitate housing for existing and
future needs.

The Housing Element is divided into five chapters:

Chapter 1: Introduction contains introductory material and an overview of State law
requirements for housing elements

Chapter 2: Housing Needs Analysis contains an analysis of housing needs

Chapter 3: Housing Constraints contains a detailed analysis of governmental and
non-governmental constraints to housing development

Chapter 4: Housing Resources summarizes the County resources in addressing
housing needs, especially capacity for residential development

Chapter 5: Housing Plan contains housing goals and objectives, policies, and
implementation programs.

In addition, several appendices provide technical details that supplement the information
contained in the Housing Element:

Appendix A: Community Outreach provides a summary of the extensive community
outreach efforts conducted

Appendix B: Review of the 2015 Housing Element
Appendix C: Sites Inventory
Appendix D: Affirmatively Furthering Fair Housing

2 Marin Countywide Plan
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Housing Element Law

Overview

Enacted in 1969, State housing element law mandates that local governments
adequately plan to meet the existing and projected housing needs of all economic
segments of the community. The law acknowledges that in order for the private market
to adequately address housing needs and demand, local governments must adopt land
use plans and regulatory systems that provide opportunities for, and do not unduly
constrain, housing development.

Unlike the other State-mandated general plan elements, the housing element is subject
to detailed statutory requirements regarding its content, and is subject to mandatory
review by the California Department of Housing and Community Development (HCD).
The housing element must also be updated every eight years, unlike other general plan
elements. According to State law, the statutory due date to update the housing element
for the 2023-2031 planning period is January 31, 2023.

State law requires that the housing element contain the following information:

= An analysis of population and employment trends and documentation of
projections and a quantification of the existing and projected housing needs for
all income levels, including extremely low income households.

= An analysis and documentation of household characteristics, including level of
payment compared to ability to pay, housing characteristics, including
overcrowding, and housing stock condition.

= An inventory of land suitable and available for residential development, including
vacant sites and sites having realistic and demonstrated potential for
redevelopment during the planning period.

= The identification of a zone or zones where emergency shelters are allowed as a
permitted use without a conditional use or other discretionary permit.

= An analysis of potential and actual governmental and non-governmental
constraints upon the maintenance, improvement, or development of housing for
all income levels.

» An analysis of any special housing needs, such as those of the elderly; persons
with disabilities, including a developmental disability; large families; farmworkers;
families with female heads of households; and families and experiencing
homelessness.

» An analysis of opportunities for energy conservation.

» An analysis of existing assisted housing developments that are eligible to change
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from low-income housing uses during the next 10 years.

= A statement of the community’s goals, quantified objectives, and policies relative
to affirmatively furthering fair housing and to the maintenance, preservation,
improvement, and development of housing.

The housing element establishes an action plan that details the actions, or programs,
that will implement the goals and policies. For each program, the action plan must
identify the agency responsible and the timeframe for implementation. The County’s
housing objectives and primary areas of housing need are outlined in the four main
goals of this Housing Element.

Preparation of the Housing Element Update

The housing element must identify community involvement and decision-making
processes and techniques that constitute affirmative steps for obtaining input from all
socioeconomic segments of the community, especially low income persons, as well as
those historically excluded from decision making and households with special needs. A
summary of the community outreach process and outcomes is provided in Appendix A
of this Housing Element. Key findings include:

Housing Supply
» Increased need for affordable units and housing types beside single unit homes.
= Difficulties in finding and retaining housing, particularly for members of
populations protected under fair housing laws".
= Prospect of leaving the County, for both renters and homeowners, to find housing
that is affordable and meets household needs.

Infrastructure
» Limited infrastructure capacity to support more housing development.
= |nsufficient clean water and septic infrastructure.
» [nsufficient evacuation capacity and ingress/egress for emergency vehicles.
= Insufficient infrastructure for pedestrians and bicyclists.

In response to these comments, this Housing Element introduces programs to expand
and preserve the County’s affordable housing inventory, to create a diverse range of
housing choices, and to mitigate infrastructure constraints.

1 California fair housing laws prohibit discrimination because of race, color, national origin, religion, sex, familial status,
disability/medical conditions, source of income, sexual orientation, marital status, age, immigration status, arbitrary
characteristics and gender identity and expression.
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Relationship of the Housing Element to Other Countywide Plan Elements

The Countywide Plan serves as the constitution for land use in the unincorporated
portions of Marin County. This long-range planning document describes goals, policies,
and programs to guide land use decision-making. 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. Once the general plan is adopted, all development-related
decisions in unincorporated areas must be consistent with the plan. If a development
proposal is not consistent with the plan, the proposal must be revised or the plan itself
must be amended. To maintain internal consistency, any proposed amendments to
other elements of the general plan and to the development code are reviewed for
consistency with the housing element in advance of adoption by the Board of
Supervisors. If a proposed amendment is not consistent with the Housing Element, then
the proposed amendment is revised or expanded as needed to maintain consistency.

The updated Countywide Plan is structured around the goal of building sustainable
communities. Each of the three other elements in the Plan addresses sustainability: the
Natural Systems and Agriculture Element, the Built Environment Element, and the
Socioeconomic Element. The Marin Countywide Plan Update Guiding Principles related
to housing are excerpted below.

» Supply housing affordable to the full range of our workforce and diverse
community. We will provide and maintain well designed, energy efficient, diverse
housing close to job centers, shopping, and transportation links. We will pursue
innovative opportunities to finance senior, workforce, and special needs housing,
promote infill development, and reuse and redevelop underutilized sites.

* Provide efficient and effective transportation. We will expand our public
transportation systems to better connect jobs, housing, schools, shopping, and
recreational facilities. We will provide affordable and convenient transportation
alternatives that reduce our dependence on single occupancy vehicles,
conserve resources, improve air quality, and reduce traffic congestion.

» Foster businesses that create economic, environmental, and social benefits. We
will retain, expand, and attract a diversity of businesses that meet the needs of
our residents and strengthen our economic base. We will partner with local
employers to address transportation and housing needs.

There are over 20 community areas in the unincorporated area, all of which have
adopted community or special area plans. These plans further detail the policies of the
Countywide Plan as they pertain to specific areas. Policies contained in the community
and special area plans, including those related to housing, must be consistent with those
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in the Countywide Plan, and, by extension, its Housing Element. The following is a list of
community and special area plans and the date of their last adopted/amended plan.

Black Point (2016) Paradise Drive (1999)
Bolinas (1978) Paradise Ranch Estates Restoration Plan
(1981)

Bolinas Gridded Mesa (1984) Point Reyes Station (2001)

Dillon Beach (1989) Point San Quentin Village (1985)
East Shore (Tomales Bay) Richardson Bay (1984)

(1997)

Green Point (2016) San Geronimo Valley (1997)
Indian Valley (2003) Santa Venetia (2017)

Inverness Ridge (1983) Strawberry (1973) (1982)
Kentfield/Greenbrae (1987) Stinson Beach (1985)

Kent Woodlands (1995) Tamalpais (1992)

Marin City (1992) Tomales (1997)

Muir Beach (1972)

Many of these existing plans contains goals, policies, and programs that are not
consistent with the Countywide Plan (CWP). When inconsistencies exist, the CWP
prevails. Concurrent with the Housing Element update, the CWP Land Use and Safety
Elements are also being amended to designate additional areas for residential
development and to address new State law requirements. In the future, as other
elements of the CWP are being updated, the County will review the Housing Element for
internal consistency.

Public Participation

The County implemented a comprehensive public participation program to obtain input
from all socioeconomic segments of the unincorporated County, with a focus on
including people of color and special needs populations. A detailed summary of the
public participation program and outcomes is provided in Appendix A. In direct
response to public input received during the development of the Draft Housing Element,
these new programs have been included in the 2023-2031 Housing Element (see
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Section 5: Housing Plan):
= Program 5: SB 9 Mapping Tool
» Program 7: Religious and Institutional Facility Housing Overlay
= Program 17: Housing for Seniors
» Program 18: Short-Term Rentals
= Program 31: Tenant Protection Strategies
» Program 33: Community Engagement

The Draft Housing Element was available for public review on June 2, 2022. On June 14,
2022, a joint session was conducted with the Board of Supervisors and Planning
Commission to review the Draft Housing Element and to receive public input.

During the 30-day public review of the Draft Housing Element, the County received
comments from residents, property owners, and the following agencies and
organizations with an interest in housing:

» Age Forward

» Canal Alliance

=  Community Action Marin

=  Community Land Trust of West Marin (CLAM)
» Early Care and Education

» Fair Housing Advocates of Northern California
» Habitat for Humanity Greater San Francisco

* Housing Crisis Action

» Legal Aid of Marin

= Marin Conservation League

» Marin Organizing Committee

* North Marin Community Services

A detailed summary of public comments received during the 30-day review of the Draft
Housing Element is available on the County’s website. Below is a brief summary of
comments received and the County’s responses.

The Draft Housing Element was submitted to HCD on July 19, 2022, and the County
received HCD’s comments on October 17, 2022. This Draft Housing Element was
revised to address HCD comments.

Marin Countywide Plan 7
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Table H-1.1: Summary of Comments and Responses

RHNA is a State mandate and the County must comply with State
law by planning for the full RHNA.

Program 33: Community Engagement has been expanded to
include a component to educate the public about the need for and
benefits of additional housing.

Concerns relating to the Regional
Housing Needs Assessment (RHNA).

Development of the sites inventory for RHNA took into
consideration potential environmental and infrastructure
Concerns relating to environmental constraints. As part of the EIR being prepared for the Housing and
and infrastructure constraints such as | Safety Elements, the County has addressed these issues and

fire hazards, traffic, schools, identified mitigation measures as appropriate.

recreation, and septic and water use. | The Housing Element also includes programs to address water
and sewer capacity (see Program 11: Water Availability and
Program 12: Septic for Multi-Unit Housing).

Development of the sites inventory took into consideration
declining retail uses and access to transit. The Housing Element
also proposes a number of programs to enhance housing

affordability:
= Program 15: Housing for Farmworkers and Hospitality
Workers

= Program 16: Project Homekey
= Program 17: Housing for Seniors

Additional housing opportunities,
= Program 24: Inclusionary Housing

especially affordable housing at

locations along transit corridors. = Program 25: Incentives for Affordable Housing

Stronger emphasis should be placed = Program 26: Below Market Rate (BMR) Homeownership
on extremely low income households, Program

and housing appropriate for families = Program 27: Community Land Trust

with children.

= Program 28: Affordable Housing Funding Sources

Most programs that benefit lower income households include
extremely low income households. Program 25: Incentives for
Affordable Housing has been revised to encourage housing with
child care facilities. Several programs also aim to assist seniors to
age in place or age in community. These included:

= Program 13: Reasonable Accommodation
= Program 14: Universal Design and Visitability
= Program 17: Housing for Seniors

8 Marin Countywide Plan
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Table H-1.1: Summary of Comments and Responses

= Program 21: Rehabilitation Assistance

Facilitate the development of housing
for the education workforce.

Program 7: Religious and Institutional Facility Housing Overlay
address housing on school and hospital properties.

Specific property owners and
members of the public commented on
the intention to continue the existing
uses.

The County adjusted the sites inventory to reflect comments on
specific sites and to provide supplemental information requested,
as feasible.

Strengthen the efforts to enhance
affordability by reducing risk and
costs of development; using land
efficiently; upzoning additional
properties; expanding scope of by-
right approval; and removing
discriminatory language in zoning and
land use policies, etc.

All these efforts are included in the Draft Housing Element.
Specific programs include:

= Program 1: Adequate Sites for RHNA and Monitoring of
No Net Loss

= Program 2: By Right Approval

= Program 4: Accessory Dwelling Units

= Program 5: SB 9 Mapping Tool

= Program 6: Efficient Use of Multi-Unit Land

= Program 7: Religious and Institutional Facility Housing
Overlay
= Program 32: Comprehensive Review of Zoning and
Planning Policies
Program 6: Efficient Use of Multi-Unit Land was revised to specify
the rounding up to the whole number in calculating density.

Accessory Dwelling Units represent
an important source for affordable
housing. Pre-approved plans can
save pre-development costs for
homeowners. In affluent
communities, ADUs are often not
occupied as housing units.

Program 4: Accessory Dwelling Units was revised to include an
action to develop pre-approved plans.

Program 4: Accessory Dwelling Units and Program 19: Vacant
Home Tax were revised to include actions related to encouraging
the use of ADUs as housing units.

Affordable homeownership offers
unique intergenerational and
community benefits and helps bridge
the growing racial wealth gap. The
County should set a meaningful
target for affordable homeownership
opportunities.

Program 25: Incentives for Affordable Housing, which works hand-
in-hand with Program 28: Affordable Housing Funding Sources,
was revised to a goal of 300 affordable units to lower income
households.

Program 26: Below Market Rate (BMR) Homeownership was

revised to include a component to pursue additional funding to
assist with homeownership.

Marin Countywide Plan 9
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Table H-1.1: Summary of Comments and Responses

Program 31: Tenant Protection Strategies has been expanded to
include specific actions to the extent feasible. Timeline for Program
32: Comprehensive Review of Zoning and Planning Policies has
been moved up. Program 33: Community Engagement has been
expanded to include a regional collaboration component.

Tenant protection policies should be
strengthened, and fair housing
related actions should be moved up
in timeline.

Program 5: SB 9 Mapping Tool has been expanded to assess the
Expand SB 9 to the coastal zone. feasibility of applying SB 9 within the coastal zone. The timing for
the program has also been moved up.
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CHAPTER 2: HOUSING NEEDS ANALYSIS

Overview of Marin County

Marin County is located immediately north of San Francisco, across the Golden Gate
Bridge. The County encompasses 606 square miles and is home to 257,774 residents1.
Most of the population lives along the County’s urban east side, primarily in the County’s
11 incorporated cities and towns. The City of San Rafael is the County seat.

Marin County's population is primarily affluent, educated, and relatively racially
homogenous. Data for 2019 (represented 2015-2019 ACS estimates) shows that White
residents make up more than three-fourths of the unincorporated County population.
The balance of the population is as follows: Hispanics comprise 10%, Asian and Pacific
Islanders account for 5.5%, African Americans make up 3% and residents that are
another race or two or more races total 5%. The 2021 median household income is
$149,600, 1.7 times the median household income for California as a whole.2 Marin
County has one of the highest median household incomes among California’s 58
counties.® While Marin is a wealthy county overall, it is also home to populations
impacted by the high cost of living. According to the Insight Center, the cost of basic
expenses rose by 16% between 2018 and 2021.45 The Insight Center also reported that
37% of households in the County did not get paid enough compared to the cost of living,
despite recent increases to minimum wage. The high cost of living in Marin County, in
conjunction with the continued rising costs of other basic necessities, has resulted in the
inability of many working families to meet their basic housing, food, and childcare needs.

Overview of Unincorporated Marin County

This section of the Housing Element evaluates and addresses housing needs in the
unincorporated areas of Marin County for the 2023-2031 planning period. Given the
large geographic areas covered by the unincorporated County, data is presented for the
entire unincorporated County area as well as for 11 communities within the

' California Department of Finance, E-5 series, 2021.

2 California Department of Housing and Community Development (HCD). Median household income in California is
$90,100 (HCD 2021: https://www.hcd.ca.gov/grants-funding/income-limits/state-and-federal-income-
limits/docs/income-limits-2021.pdf)

3 California Department of Housing and Community Development (HCD).

4 Insight Center; The Cost of Being California in 2021- Bay Area Key Findings: Marin County.
https://insightcced.org/the-cost-of-being-californian-marin-county-fact-sheet/ According to the Insight Center’s Family
Needs Calculator, “Basic Needs” include the cost of housing, food, childcare, health care, transportation, and taxes—
without accounting for public or private assistance.

5 For Marin County households with two adults, one school-age child, and a preschooler.
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unincorporated areas. Each community is made up of the following Census Designated
Places (CDP):

Table H-2.1: Marin Unincorporated County Communities

Community Name CDPs included

Black Point-Green Point Black Point — Green Point

Northern Costal West Marin Dillon Beach, Tomales

Central Coastal West Marin Point Reyes, Inverness

The San Geronimo Valley Einc;;ssio, San Geronimo Valley, Woodacre, Lagunitas-Forest
Southern Coastal West Marin Stinson Beach, Bolinas, Muir Beach
Marinwood/Lucas Valley Lucas Valley, Marinwood

Santa Venetia/Los Ranchitos Santa Venetia

Kentfield/Greenbrae Kentfield

Strawberry Strawberry

Tam Valley Tamalpais-Homestead Valley

Marin City Marin City

Figure II-1 shows the locations of the unincorporated County’s 11 communities. The
communities are divided into north, west, central and southern geographical areas.
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Figure H-2.1: Marin Communities
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Sources of Information

The County used a variety of data sources for the assessment of fair housing at the
regional and local level. These include:

e Housing Needs Data Packets prepared by the Association of Bay Area
Governments (ABAG), which rely on 2015-2019 American Community Survey
(ACS) data by the U.S. Census Bureau for most characteristics

o Note: The ABAG Data Packets also referenced the U.S. Department of
Housing and Urban Development (HUD) Comprehensive Housing
Affordability Strategy (CHAS) reports (based on the 2013-2017 ACS)

e U.S. Census Bureau’s Decennial Census (referred to as “Census”) and American
Community Survey (ACS)

e Marin County Analysis of Impediments to Fair Housing Choice in January 2020
(2020 Al)

e Marin County 2020-2024 Consolidated Plan
o California Department of Finance, E-5 Series Population and Housing Estimates.

Some of these sources provide data on the same topic, but because of different
methodologies, the resulting data differ. For example, the decennial census and ACS
report slightly different estimates for the total population, number of households,
number of housing units, and household size. This is in part because ACS provides
estimates based on a small survey of the population taken over the course of the whole
year. Because of the survey size and seasonal population shifts, some information
provided by the ACS is less reliable. For this reason, the readers should keep in mind
the potential for data errors when drawing conclusions based on the ACS data used in
this chapter. The information is included because it provides an indication of possible
trends. The analysis makes comparisons between data from the same source during the
same time periods, using the ABAG Data Package as the first source since ABAG has
provided data at different geographical levels for the required comparisons. As such,
even though more recent ACS data may be available, 2014-2019 ACS reports are cited
more frequently, and 2013-2017 CHAS estimates were used.

The County also used findings and data from a variety of locally gathered and available
information, such as a surveys, local history and community outreach responses. This
information was included as local context throughout this chapter.
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Regional Housing Need Allocation

The Regional Housing Needs Allocation (RHNA) is a critical part of State housing
element law (Government Code Section 65580). The process for determining the
RHNA is briefly described below®:

e The State Department of Housing and Community Development uses a California
Department of Finance growth projection and other factors to determine the
number of housing units that are needed statewide over an eight-year planning
period (for Marin County and other Bay Area jurisdictions, this time period is
years 2023-2031).

e This statewide housing unit number (called the Regional Housing Needs
Determination, or RHND), is divided into regions. Marin County is located within
the Association of Bay Area Governments (ABAG) region.

e ABAG is responsible for creating a methodology to distribute the RHND among
all of its cities and counties. Each jurisdiction’s housing unit number is called the
Regional Housing Needs Allocation (RHNA).

e The RHNA is the number of units that a jurisdiction must plan for in the Housing
Element update. The units are divided into four different categories based on
median income: very low (earn <50% of the area median income), low (earn
between 51% and 80% of the area median income), moderate (earn between
81% and 120% of the area median income) and above moderate (earn 121% or
more of the area median income). These categories are explained and examined
in greater detail later in this section.

Almost all jurisdictions in the Bay Area received a larger RHNA this cycle compared to
the last housing element cycle, primarily due to changes in state law that led to a
considerably higher RHND compared to previous cycles.

Table H-2.2 illustrates the unincorporated area of Marin County’s RHNA by income
category for the 2023-2031 planning period. Per State law, local jurisdictions are also
required to provide an estimate for their projected extremely low income households
(those earning 30% or less of the area median income). Jurisdictions can use half of
their very low income RHNA allocation to make this projection. Therefore,
unincorporated Marin County is dividing the very low income allocation of 1,100 units in
half to meet this state requirement.

8 ABAG/MTC Staff and Baird + Driskell Community Planning; Housing Needs Data Report: Unincorporated
Marin.; April 2, 2021.
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Table H-2.2: Housing Need by Income Category, Unincorporated Marin
County
Extremely Above
Low Very Low Low Moderate Moderate Total RHNA
(0-30% AMI) (121%+ AMI)

550 550 634 512 1,323 3,569

Source: Association of Bay Area Governments; Final Regional Housing Needs Allocation
(RHNA) Methodology and Draft Allocations:
https://abag.ca.gov/sites/default/files/documents/2021-05/ABAG_2023-
2031_Draft_RHNA_PIlan.pdf

(30-50% AMI) | (51-80% AMI) | (81-120% AMI)

Population Trends

In 2021, Marin County’s total population was 257,774, 66,888 of whom lived within
unincorporated areas.” The total population of unincorporated Marin County decreased
by 539 between 2010 and 2021 (Table H-2.3). While population in both the
unincorporated County and the County grew in the first half of the 2010s, since 2017 the
population has decreased in both areas, with the most significant drop occurring in the
most recent year (Table H-2.4). Between 2020 and 2021, the population in the
unincorporated County decreased by 2.6%, over twice as much as in the County as
whole (1.2%). The Association Bay Area of Governments (ABAG) projects that the
population in the unincorporated County will grow by only 2% in the next two decades.
Tam Valley, Kentfield/Greenbrae, and the Marinwood/Lucas Valley communities are the
most populous areas within the unincorporated County (Table H-2.5).

Despite these population projections, according to ABAG, housing production has not
kept up with demand for several decades in the Bay Area, including Marin, as the total
number of units built and available has not yet come close to meeting the population
and job growth experienced throughout the region. In unincorporated Marin County, the
largest proportion of the housing stock was built from 1960 to 1979, with 10,258 units
constructed during this period (see Table H-2.18Table H-2.18: ). Since 2010, 1.2% of
the current housing stock was built, which equates to 360 units. In addition, as
described later in this chapter, finding housing in the unincorporated County is impacted
by: (1) the number of housing units used as vacation homes or short-term rentals, (2)
high housing costs and lack of diverse housing typologies. A majority of housing units in
Marin County are detached houses. As mentioned above, almost all jurisdictions in the
Bay Area received a larger RHNA this cycle compared to the last housing element cycle,

7 California Department of Finance, E-5 series, 2021.
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primarily due to changes in state law that led to a considerably higher RHND compared
to previous cycles.

Table H-2.3: Population Growth Trends, Unincorporated County

2010 67,427

2021 66,888 -539 -0.8%
2030* 66,870 -18 0.0%
2040* 68,265 1,395 2.1%

Source: California Department of Finance, E-5 series, 2010 and 2021. *Association of Bay Area Governments
(ABAG) Plan Bay Area Projections 2040, November 2018.

Table H-2.4: Population Growth Trends - Unincorporated Marin County and
Marin County

Year Unincorporated % Change Marin County % Change from
Marin previous year

2010 67,427 252,409

2011 68,172 1.1% 254,428 0.8%
2012 68,202 0.0% 256,662 0.9%
2013 68,069 -0.2% 258,133 0.6%
2014 68,831 1.1% 261,001 1.1%
2015 69,275 0.6% 262,743 0.7%
2016 69,152 -0.2% 263,327 0.2%
2017 69,098 -0.1% 263,018 -0.1%
2018 68,942 -0.2% 262,652 -0.1%
2019 68,902 -0.1% 262,240 -0.2%
2020 68,699 -0.4% 260,831 -0.5%
2021 66,888 -2.6% 257,774 -1.2%

Source: California Department of Finance, E-5 series, 2010-2021.
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Table H-2.5: Population by Unincorporated County Community

Community Population % of Unincorporated
County
Black Point-Green Point 1,622 2.4%
Northern Costal West Marin 445 0.6%
Central Coastal West Marin 1,385 2.0%
The San Geronimo Valley 3,412 5.0%
Southern Coastal West Marin 2,010 2.9%
Marinwood/Lucas Valley 6,686 9.7%
Santa Venetia/Los Ranchitos 4474 6.5%
Kentfield/Greenbrae 7,020 10.2%
Strawberry 5,527 8.0%
Tam Valley 11,689 17.0%
Marin City 3,126 4.5%
Unincorporated County 68,902 100.0%

Source: American Community Survey (ACS), 2015-2019 5 Year Estimates. California
Department of Finance, E-5 series.

Note: ACS 2019 data is the most recent data available by Census Designated Place (CDP),
which is needed to calculate the population by community.

Age

The distribution of age groups in a community shapes what types of housing the
community may need in the near future. An increase in the older population may signal
a developing need for more senior housing options, while higher numbers of children
and young families can point to the need for more family housing options and related
services. Ageing in place or downsizing to stay within a community has become a
growing trend, which can illustrate the need for more multi-family and accessible units.
In unincorporated Marin County, the median age in 2000 was 41.1; by 2019, this figure
had increased to 47 years.

The proportion of population by age group in unincorporated Marin County is similar to
the County as a whole, but with a slightly higher percentage of people 45 years old and
over (54% in unincorporated Marin County area, 53% in the overall County). According
to 2019 American Community Survey (ACS) data, 22% of the unincorporated County’s
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population is age 65 or older. The data also illustrates disparities in geography by age
group. For example, more than a third of the population in Central Coastal West Marin,
The San Geronimo Valley, Southern Coastal West Marin is over 65 years old.
Additionally, Central Coastal West Marin and Southern Coastal West Marin have the
lowest proportion of people under the age of 24, 9% and 11% , respectively. By
contrast, in Marinwood/Lucas Valley, Kentfield Greenbrae, Tam Valley, and Marin City,
about a third of the population is younger than 24.

Table H-2.6: Population by Age

Median
Age

Black Point- Green Point 8.0% 12.5% | 11.3% | 38.3% | 29.8% 1,622 56.1
Northern Costal West Marin 19.6% 3.4% 28.3% | 26.3% | 22.5% 445 50.6
Central Coastal West Marin 5.9% 3.2% 10.7% | 32.4% | 47.7% 1,385 64.8
The San Geronimo Valley 19.0% 1.1% 209% | 285% | 30.6% 3,412 49.0
Southern Coastal West Marin | 9.8% 1.3% 19.7% | 27.0% | 423% | 2,010 58.3

Community

Marinwood/Lucas Valley 242% | 49% | 171% | 311% | 22.7% | 6,686 47.8
Santa Venetial Los 16.0% | 9.0% | 18.9% | 315% | 24.6% | 4474 | 496
Ranchitos

Kentfield/ Greenbrae 25.5% 7.0% 16.7% | 301% | 20.7% | 7,020 454
Strawberry 201% | 10.8% | 182% | 31.6% | 19.3% | 5,527 45.5
Tam Valley 23.7% | 5.0% | 175% | 345% | 19.3% | 11,689 | 47.1
Marin City 27.7% | 4.0% | 28.3% | 301% | 9.8% 3,126 36.0
Unincorporated County 19.8% 6.7% 19.5% | 31.8% | 22.2% | 68,252 47.0
Marin County 202% | 6.5% | 206% | 31.0% | 21.6% | 259,943 | 46.8

Median age is calculated as the average of median ages among CDPs that form a community.

Source: American Community Survey (ACS), 2015-2019 5 Year Estimates. Table BO1001;
Association of Bay Area Governments (ABAG) Housing Needs Data Packet: Marin County,
2021.

Note: Please refer to Table lI-1 and Figure II-1 for the census designated places included in the
unincorporated communities.
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Race/Ethnicity

Understanding the racial makeup of a community and region is important for designing
and implementing effective housing policies and programs that respond to specific
needs and barriers. Disparities in wealth and housing are shaped by both market factors
and historic government actions such as exclusionary zoning, discriminatory lending
practices, and displacement of more vulnerable communities, such as communities of
color, that continues today. Since 2000, the percentage of residents in unincorporated
Marin County identifying as White has decreased and the percentage of residents of all
other races and ethnicities has increased—by 5.3 percentage points. In absolute terms,
the Other Race, Non-Hispanic population increased the most, while the White, Non-
Hispanic population decreased the most.

Table H-2.7: Population by Race, Unincorporated Marin County, 2000-
2019

Race 2000 2010 2019
American Indian or Alaska Native 0.4% 0.3% 0.3%
Asian / API 4.2% 5.0% 5.5%
Black or African American 6.3% 5.3% 3.0%
White, Non-Hispanic 81.3% 76.7% 76.0%
Other Race 0.4% 3.3% 5.0%
Hispanic or Latinx 7.5% 9.4% 10.3%
Total Population 67,192 67,427 68,252

Note:

- Data for 2019 represents 2015-2019 ACS estimates.

-The Census Bureau defines Hispanic/Latinx ethnicity separate from racial categories. For
the purposes of this table, the “Hispanic or Latinx” racial/ethnic group represents those who
identify as having Hispanic/Latinx ethnicity and may also be members of any racial group. All
other racial categories on this graph represent those who identify with that racial category
and do not identify with Hispanic/Latinx ethnicity.

“Other race” refers to persons that identified as, some other race or two or more races but
not Hispanic/Latinx

Source: U.S. Census Bureau, Census 2000, Table PO04; U.S. Census Bureau, American
Community Survey 5-Year Data (2015-2019), Table BO3002
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In the unincorporated area, Marin City has the largest proportion of Hispanic residents,
25%, significantly greater than all the unincorporated County areas (10%) and Marin
County as a whole (16%). The communities of Northern Coastal West Marin, the San
Geronimo Valley, and Marinwood/Lucas Valley have a Hispanic population representing
10 to 13% of the total population while the percentage of Hispanic residents in all other
communities is less than 10% of the total population.

Marin City, a historic African American enclave, is also home to the County’s largest
Black/African American population, at 22%, and is considerably higher than any other
community in Marin County. The community has experienced significant gentrification
pressures and displacement of Black/African American residents. Since 2010, Marin
City’s Black/African American decreased by half, from roughly 40% to 22% (2010

Census, ACS 5-year data). With COVID-19, these trends have been accelerated, and
illustrate the communities that are at increasingly at risk- Hispanic/Latinx populations
represent about 16% of the County population, but 34% of Rental Assistance requests,
while and Black/African American residents represent about 2% of the County

population, but 8.5% of Rental Assistance requests. Please refer to the Affirmatively

Furthering Fair Housing (AFFH) appendix of this document for additional information.

Table H-2.8: Population by Race, Unincorporated Marin County

Communities

; ?nn:;:mcca;: Asian/ | Blackor | White, Other | Hispanic
Community ﬁl: t?‘l:: AP Aﬁr::;::n Hitsl::r-mic Race g Total
Black Point- Green Point 0.0% 9.3% 0.0% 80.3% 3.2% 7.2% 1,622
Northern Costal West Marin 0.0% 4.9% 0.0% 84.9% 0.0% 10.1% 445
Central Coastal West Marin 0.0% 0.0% 0.0% 91.3% 0.9% 7.9% 1,385
The San Geronimo Valley 0.6% 0.8% 0.1% 85.9% 1.7% 10.9% 3,412
Southern Coastal West Marin |  0.0% 0.8% 0.0% 89.2% 5.1% 4.9% 2,010
Marinwood/Lucas Valley 0.0% 6.0% 0.1% 73.6% 7.1% 13.3% 6,686
gzﬁfhi\(::etia/ Los 0.0% | 104% | 37% | 712% | 93% | 57% | 4474
Kentfield/ Greenbrae 0.0% 4.0% 0.0% 86.7% 3.4% 5.9% 7,020
Strawberry 0.0% 13.2% 1.2% 73.3% 4.7% 7.7% 5,527
Tam Valley 0.0% 5.8% 1.3% 82.3% 5.0% 5.6% 11,689
Marin City 0.0% 6.9% 217% | 329% | 13.8% | 24.8% 3,126
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Table H-2.8: Population by Race, Unincorporated Marin County
Communities

. ?nnc;?arlczp Asian / Bla(.:k or L Hispanic
Community Alaska API AAf”?an bl or Latinx
Native merican | Hispanic
Unincorporated Marin 0.3% 5.5% 3.0% 76.0% 5.0% 10.3% 68,252
Marin County 0.2% 5.9% 2.1% 71.2% 4.7% 16.0% | 259,943

Note: For the purposes of this table, the “Hispanic or Latinx” racial/ethnic group represents
those who identify as having Hispanic/Latinx ethnicity and may also be members of any racial
group. All other racial categories on this graph represent those who identify with that racial
category and do not identify with Hispanic/Latinx ethnicity.

“Other race” refers to persons that identified as some other race or two or more races but not
Hispanic/Latinx

Source: American Community Survey 5-Year Data (2015-2019), Table B03002

Note: Please refer to Table llI-1 and Figure II-1 for the census designated places included in the
unincorporated communities

Employment Trends

The Marin County resident workforce is predominantly composed of professional
workers. Over 93% of the County’s residents age 25 or older have at least a high school
diploma, compared with about 83% statewide; 60% in this same age group have a
bachelor’s degree or higher in the County (33% in the State).® These higher than
average educational levels directly correlate with a low poverty rate of 7.2 % in the
County compared with 13% statewide.® The County’s largest employers include County
government, Kaiser Permanente, BioMarin Pharmaceutical, San Quentin prison, and
Marin General Hospital."® Over 30% of the unincorporated County’s working population
is employed in Health and Educational Services industries, and the most common
occupations of unincorporated Marin residents are in the Management, Business,
Science, and Arts professions (Table H-2.9 and Table H-2.10).

8 ACS, 2015-2019 5-year estimates. Table S1501.
9 ACS, 2015-2019 5-year estimates. Table S1701.
10 County of Marin 2020 Comprehensive Annual Financial Report
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Table H-2.9: Resident Employment by Industry

Agriculture Financial & Health & Manufacturing,
& Natural Construct | Professional | Educationa Wholesale &

Geography Resources -ion Services | Services | Information | Transportation | Retail
oneOPOREd g0 | se% | 0% | 316% | 35% 108% | 7.2% | 94%
Marin County 0.7% 5.8% 30.9% 30.2% 3.7% 10.3% 9.1% | 9.2%
Bay Area 0.7% 5.6% 25.8% 29.7% 4.0% 16.7% 9.3% | 8.2%
Notes:

-The data displayed shows the industries in which jurisdiction residents work, regardless of
the location where those residents are employed (whether within the jurisdiction or not).

-Categories are derived from the following source tables: Agriculture & Natural Resources:
C24030_003E, C24030_030E; Construction: C24030_006E, C24030_033E; Manufacturing,
Wholesale & Transportation: C24030_007E, C24030_034E, C24030_008E, C24030_035E,
C24030_010E, C24030_037E; Retail: C24030_009E, C24030_036E; Information:
C24030_013E, C24030_040E; Financial & Professional Services: C24030_014E,
C24030_041E, C24030_017E, C24030_044E; Health & Educational Services: C24030_021E,
C24030_024E, C24030_048E, C24030_051E; Other: C24030_027E, C24030_054E,
C24030_028E, C24030_055E

Source:

U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table C24030

Table H-2.10: Resident Employment by Occupation

Natural Resources,
Construction, And
Maintenance
Occupations

Production,
Transportation, And
Material Moving
Occupations

Management,
Business,
Science, And
Arts Occupations

Sales And
Office
Occupations

Service
Occupations

Geography

:\Jﬂg'r’i‘r‘:‘”porated 58.6% 5.1% 4.0% 18.6% 13.6%
Marin County 55.3% 5.3% 5.0% 19.6% 14.8%
Bay Area 49.5% 6.5% 8.7% 18.9% 16.3%
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Notes:

-The data displayed shows the occupations of jurisdiction residents, regardless of the location
where those residents are employed (whether within the jurisdiction or not).

-Categories are derived from the following source tables: management, business, science,
and arts occupations: C24010_003E, C24010_039E; service occupations: C24010_019E,
C24010_055E; sales and office occupations: C24010_027E, C24010_063E; natural resources,
construction, and maintenance occupations: C24010_030E, C24010_066E; production,
transportation, and material moving occupations: C24010_034E, C24010_070E

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table
C24010

Balance of Jobs to Workers

As indicated in the notes for Table 1I-9 and Table 1I-10, the data shows the occupations
of unincorporated County residents regardless of the location of the job. Between 2010
and 2018, the number of jobs in unincorporated Marin County increased by 16.7% from
15,938 to 18,601 jobs.™

The ABAG Housing Needs Report noted that unincorporated Marin County is
considered a net exporter of workers due to a jobs-to-resident workers ratio of 0.71
(22,519 jobs and 31,805 employed residents?). This signifies the unincorporated
County has a surplus of workers and “exports” workers to other parts of the region.

Comparing jobs to workers, broken down by different wage groups, can offer additional
insight into local dynamics. Figure H-2.2 shows that unincorporated Marin County has
more residents in all wage groups than jobs, with a particularly greater imbalance at the
highest wage category; the unincorporated County has more high-wage residents than
high-wage jobs (where high-wage refers to jobs paying more than $75,000). Surpluses
of workers in a wage group relative to jobs means the community will export those
workers to other jurisdictions. Such flows are not inherently bad, although over time,
sub-regional imbalances may appear.

Figure H-2.2:Workers by Earnings, Unincorporated County as Place of Work and
Place of Residence

" The data is tabulated by place of work, regardless of where a worker lives. Source: ABAG Housing Data Needs
Report 2021; U.S. Census Bureau, Longitudinal Employer-Household Dynamics, Workplace Area Characteristics
(WAC) files, 2010-2018.

2 Employed residents in a jurisdiction is counted by place of residence (they may work elsewhere) while jobs in a
jurisdiction are counted by place of work (they may live elsewhere). These data differ from the 18,601 jobs cited in the
previous paragraph due to different data sources. Source: U.S. Census Bureau, American Community Survey 5-Year
Data 2015-2019, B08119, B08519.
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According to ABAG, this measure of the relationship between jobs and workers “may
directly influence the housing demand in a community. New jobs may draw new
residents, and when there is high demand for housing relative to supply, many workers
may be unable to afford to live where they work, particularly where job growth has been
in relatively lower wage jobs. This dynamic not only means many workers will need to
prepare for long commutes and time spent on the road, but in the aggregate, it
contributes to traffic congestion and time lost for all road users.” If there are more jobs
than employed residents, it means a city or county is relatively jobs-rich, typically also
with a high jobs-to-household ratio. Unincorporated Marin County is a jobs-poor area
(more residents than jobs) and has a relatively low jobs-to-household ratio (0.7 in 2018)
compared to 1.06 in Marin County.' However, the jobs-to-household ratio in the
unincorporated County has increased similarly as Marin County between 2010 and 2018
(by 0.10).

A balance between jobs and employed residents can help reduce greenhouse gas
emissions, freeway congestion, and fuel consumption, and can result in improved air
quality. A jobs-housing balance can also provide savings in travel time for businesses
and individuals. However, a one-to-one ratio between jobs and employed residents does
not guarantee a reduction in commute trips. Marin County nearly has a 1:1 ratio, but the
disparity between the types of jobs and the cost of housing contributes to this
imbalance.

13 This jobs-household ratio serves to compare the number of jobs in a jurisdiction to the number of housing units that
are actually occupied. Source: ABAG Housing Needs Report, 2021. U.S. Census Bureau, Longitudinal Employer-
Household Dynamics, Workplace Area Characteristics (WAC) files (Jobs), 2002-2018; California Department of
Finance, E-5 (Households)
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According to the U.S. Bureau of Labor Statistics, the average wage earned at a Marin
County-based job as of the first quarter of 2021 was $90,168 a year, which is
considered below the low income threshold for a household of one.'*'> Additionally,
according to the ACS, the median income of a single person household in Marin of
$62,606.' The median home sale price of a single-family detached home of $1.91
million or of a condominium of $740,08817 is out-of-reach for a significant portion of the
population. Even with a 1:1 ratio of jobs to housing, Marin County will continue to import
workers from neighboring counties where more affordable housing is located.
Therefore, a focus of this Housing Element is to address the issue of matching housing
costs and types to the needs and incomes of the community’s workforce.

Unemployment

In unincorporated Marin County, the unemployment rate increased 0.6 percentage
points between January 2010 and January 2021, from 5.5% to 6.1%. Jurisdictions
throughout the region experienced a sharp rise in unemployment in 2020 due to
impacts related to the COVID-19 pandemic, although a general improvement and
recovery occurred in the later months of 2020 (Figure H-2.3).

4 From the Average Weekly pay for all industries ($1,734). Quarterly Census of Employment and Wages, U.S.
Department of Labor, September 2021.

15 California Department of Housing and Community Development (HCD. (HCD 2021: https://www.hcd.ca.gov/grants-
funding/income-limits/state-and-federal-income-limits/docs/income-limits-2021.pdf

6 Nonfamily household. American Community Survey 2015-2019, Five-Year Estimates. Table S1903.

7 County of Marin Assessor Real Estate Sales Data, August 2021.
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Figure H-2.3: Unemployment Rate
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Notes:

-Unemployment rates for the jurisdiction level is derived from larger-geography estimates. This
method assumes that the rates of change in employment and unemployment are exactly the
same in each sub-county area as at the county level. If this assumption is not true for a specific
sub-county area, then the estimates for that area may not be representative of the current
economic conditions. Since this assumption is untested, caution should be employed when
using these data.

-Only not seasonally-adjusted labor force (unemployment rates) data are developed for cities
and CDPs.

Source: California Employment Development Department, Local Area Unemployment Statistics
(LAUS), Sub-county areas monthly updates, 2010-2021.

Household Characteristics

Household Tenure

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. As of 2019, there were 25,850
households in unincorporated Marin County, a decrease of 343 from the 2010 level of
26,193. Of these 25,850 households, 72% own the home they live in and 28% rent
(Table H-2.11). This ownership percentage has increased by 3% since 2010 while renter
households decreased by 11% during this same time period. Among the communities in
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the unincorporated County, Black Point-Green Point, Marinwood/Lucas Valley, Santa
Venetia/Los Ranchitos, and Kentfield/Greenbrae have the highest proportion of owner-
households (over 80%,Table H-2.11). By contrast, Marin City and Strawberry have the
highest proportion of renter-households (73% and 53%, respectively).

Table H-2.11: Households by Tenure

Owner occupied | Renter occupied Total

Black Point-Green Point 80.7% 19.3% 617
Northern Costal West Marin 75.5% 24.5% 212
Central Coastal West Marin 62.1% 37.9% 853
The San Geronimo Valley 74.2% 25.8% 1,500
Southern Coastal West Marin 64.5% 35.5% 1,026
Marinwood/Lucas Valley 88.6% 11.4% 2,412
Santa Venetia/Los Ranchitos 82.6% 17.4% 1,717
Kentfield/Greenbrae 80.9% 19.1% 2,567
Strawberry 46.8% 53.2% 2,391
Tam Valley 76.4% 23.6% 4,617
Marin City 26.7% 73.3% 1,377
Unincorporated Marin 72.0% 28.0% 25,850
Marin County 63.7% 36.3% 105,432

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019),
Table B25003

Note: Please refer to Table II-1 and Figure II-1 for the census designated places included
in the unincorporated communities

Homeownership rates often vary across race and ethnicity. These disparities not only
reflect differences in income and wealth but also stem from federal, state, and local
policies that limited access to homeownership for communities of color while facilitating
homebuying for white residents. While many of these policies, such as redlining, have
been formally disbanded, the impacts of race-based policy are still evident across Bay
Area communities.”® According to ACS, in 2019 19.5% of Black households owned

8 ABAG/MTC Staff and Baird + Driskell Community Planning; Housing Needs Data Report: Unincorporated Marin
(page 26).; April 2, 2021.
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their homes, while homeownership rates were 66.6% for Asian households, 55.5% for
Latinx households, and 75.0% for White households in unincorporated Marin County.®

Household Types

About 54% of unincorporated Marin County’s households consist of married-couple
families with or without children (Table H-2.12).

The unincorporated County has a higher share of married-couple family households
than the County and the Bay Area (about 51%). Approximately 27% of households are
occupied by people living alone in the unincorporated County. This percentage was
slightly lower than the Marin County figure of 29.9% but higher than the Bay Area figure
of 24. %. Among the communities within the unincorporated County, all but four (Black
Point-Green Point, Marin/Lucas Valley, Kentfield/Greenbrae, and Tam Valley) have
higher shares of single-person households than the unincorporated County, Marin
County, and Bay Area. The remaining households in unincorporated Marin County
include: male householder with no spouse present (about 4%), female householder with
no spouse present (7.6%) and other non-family households (7%).

Table H-2.12: Household Types

Male Female

Married- Householder, | Householder, Single- Other Non-

Couple No Spouse No Spouse Person Family

Family Present Present Households | Households
Black Point-Green 65.2% 2.8% 0.0% 21.2% 10.9% 617
Point
Northern Costal 47.2% 9.9% 3.8% 33.0% 6.1% 212
West Marin
Central Coastal 42.3% 0.7% 1.6% 50.4% 4.9% 853
West Marin
The San Geronimo 40.5% 7.6% 3.1% 35.0% 13.7% 1500
Valley
Southern Coastal 34.8% 5.6% 3.6% 40.6% 15.4% 1026
West Marin
Marinwood/Lucas 60.4% 3.5% 9.2% 20.9% 6.0% 2412
Valley
Santa Venetia/los 51.6% 0.0% 9.6% 33.4% 5.4% 1,717
Ranchitos
Kentfield/Greenbrae 63.9% 2.7% 6.4% 21.8% 5.2% 2,567

9 See footnote 19.
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Table H-2.12: Household Types

Male Female

Married- Householder, Householder, Single- Other Non-

Couple No Spouse No Spouse Person Family

Family Present Present Households | Households
Strawberry 42.1% 2.8% 11.5% 39.4% 4.2% 2,391
Tam Valley 55.9% 57% 7.8% 24.1% 6.5% 4,617
Marin City 28.0% 5.6% 17.1% 37.8% 11.5% 1,377
Unincorporated 54.3% 41% 7.6% 27.0% 70% | 25850
Marin
Marin County 51.4% 3.6% 7.7% 29.9% 7.4% 105,432
Bay Area 51.2% 4.8% 10.4% 24.7% 8.9% 2,731,434

Source: For Marin County and Unincorporated Marin California Department of Finance, E-5
series, 2019. For Unincorporated Communities, American Community Survey Five Year
Estimates, 2015-2019, Table B11001.

Note: Please refer to Table H-2.1 and Figure H22.2 for the census designated places included
in the unincorporated communities

As shown in Table H-2.12, more than a quarter of the unincorporated County’s
population are single-person households. The County needs more housing units to
serve this population, as the primary stock of housing in the unincorporated County is
single-family homes, almost exclusively affordable to above-moderate income
households (see Housing Units by Type and Production). There is a shortage of rental
housing, including multi-family, single-family, accessory dwelling units, and Single Room
Occupancy (SRO) units. In addition, opportunities for smaller, more moderately priced
homeownership units are needed to serve singles, senior citizens, and lower income
families.

The housing type best suited to serve the workforce of Marin, those with an income of
approximately $90,168 a year,? is often multi-family rental housing and smaller units
located close to transportation and services. Examples of this type of housing include
the Fireside and San Clemente developments, which provide rental housing at a range
of affordability levels.?' These housing developments are close to transit and services
and help to reduce commute costs to the low income residents. Mixed-use

20 From the Average Weekly pay for all industries ($1,734). Quarterly Census of Employment and Wages, U.S.
Department of Labor, September 2021.

2! Fireside Apartments includes 50 units; 18 of which are Supportive Housing (10 for families and 8 for formerly
homeless seniors). Source: Eden Housing.
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developments, like Strawberry Village, are other examples of housing types that may
address the needs of Marin’s workforce.

Household Size

According to the 2019 ACS 2019, the average household size in Marin County is 2.40
persons, an increase from 2.34 in 2010 (Table H-2.13).22  While owner-household size
has remained almost the same since 2010 (2.42 versus 2.43), the size of renter-
households in Marin County has increased in the past decade from 2.20 to 2.33 persons
per household. It is possible that high housing prices are forcing people to share living
accommodations, thereby increasing household size. Throughout the unincorporated
County, and especially in West Marin, people are afraid to speak out about housing
conditions due to a fear of retaliation.

Table H-2.13: Household Size by Tenure, Marin County 2010 and 2019

Average Household Size 2.34 2.40
Renter-Occupied 2.20 2.33
Owner-Occupied 2.42 2.43

Source: 2010 U.S. Census Bureau, 2015-2019 American Community Survey, 5-Year
Estimates.

Housing Stock Characteristics

Housing Units by Type and Production

Based on 2021 data from the California Department of Finance (DOF), the
unincorporated area of Marin has 24,778 single-family homes constituting 83% of the
total housing stock, 4,452 multi-family homes comprising 15% of all housing, and 588
mobile homes, for a total of 29,818 homes (Table H-2.14). Single-family homes are
slightly less dominant countywide and make up just over 71 % of the County’s total
housing stock. Table H-2.14 and Table H-2.15 show the distribution of housing by type
for the unincorporated County and the County as a whole. These proportions have not
changed significantly in the past Housing Element planning period from 2013 to 2021.

According to ABAG, most housing produced in the region and across the State in recent
years consisted of single-family homes and larger multi-unit buildings. However, some
households are showing a need for “missing middle housing,” including duplexes,
triplexes, townhomes, cottage clusters, and accessory dwelling units (ADUs). These

22 Average household size for unincorporated area is not available.
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housing types may open up more options across incomes and tenure, from young
households seeking homeownership options to seniors looking to downsize and age-in-
place. In unincorporated Marin County, the housing type that experienced the most
growth between 2013 and 2021 was single-family housing with an increase of 163 units.
Two- to four-unit housing increased by 53 units. Single-family homes also experienced
the highest absolute growth in the overall County followed by multi-family housing with
five or more units (Table H-2.15).

Table H-2.14: Housing Units by Type, Unincorporated County

Unit Type

Single-family (detached & 24615 | 83.2% | 24,778 83.1% 163 | 0.7%
attached)

2-4 units 1406 | 4.8% 1459 | 4.9% 53| 3.8%
5+ units 2993 | 101% | 2993 | 10.0% 0| 0.0%
Mobile homes 567 | 1.9% 588 | 2.0% 21| 3.7%
Total 29,581 | 100.0% | 29,818 | 100.0% 237 | 0.8%

Source: Department of Finance E-5 County/State Population and Housing Estimates

Table H-2.15: Housing Units by Type, Countywide

 Number | Percent | Number | Percent | Number | Percent |
:tit”ag!ﬁ:j)m"y (detached & 79,639 | 714% | 80,146 | 71.1% 507 | 0.6%
2-4 units 8,222 | 7.4% 8,503 | 7.5% 281 34%
5+ units 21704 | 195% | 22,046 | 19.6% 342 | 1.6%
Mobile homes 1974 | 1.8% 1,995 | 1.8% 21 1.1%
Total 111,539 | 100.0% | 112,690 | 100.0% | 1,151 1.0%

Source: Department of Finance E-5 County/State Population and Housing Estimates

Single-unit housing (attached and detached) makes up close to or over 90% of housing
stock in all unincorporated communities except Marin City, where only a third of its
stock is single-unit, as shown in Table H-2.16. ABAG’s 2021 Housing Needs report
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concluded that production has not kept up with housing demand for several decades in
the Bay Area, as the total number of units built and available has not yet come close to
meeting the population and job growth experienced throughout the region.

Table H-2.16: Housing Units by Type, Unincorporated

Communities

Single-

Family

(Detached 5+ Mobile
Community & Attached) Units | Homes | Total

Black Point-Green Point 100.0% 0.0% 0.0% 0.0% 617
Northern Costal West Marin 95.8% 0.0% 0.0% 4.2% 212
Central Coastal West Marin 95.3% 0.0% 4.7% 0.0% 853
The San Geronimo Valley 92.9% 4.1% 0.7% 2.3% 1,500
Southern Coastal West Marin 94.2% 4.6% 1.2% 0.0% 1,026
Marinwood/Lucas Valley 97.7% 2.3% 0.0% 0.0% 2,412
Santa Venetia/Los Ranchitos 88.4% 7.4% 4.3% 0.0% 1,717
Kentfield/Greenbrae 89.1% 3.4% 7.6% 0.0% 2,567
Strawberry 49.4% 81% | 42.0% | 0.0% 2,391
Tam Valley 90.8% 4.0% 4.5% 0.7% 4,617
Marin City 28.6% 10.0% | 61.4% | 0.0% 1,377

Source: American Community Survey, 2015-2019. Table B 25124

Note: Please refer to Table H-2.1: and Figure H-2.1 for the census designated
places included in the unincorporated communities

The median home sales prices of single-family homes across the unincorporated County
increased from $966,000 to $1.91 million between 2013 and 2021.% This represents
almost a 100 % increase in prices, while median household income increased by 45%,%*
meaning home values increased significantly more than area incomes. While
condominiums and townhomes are more affordable with a median home sales price of
$740,088%, they are still unaffordable for low and moderate income households.

2 County of Marin Assessor, Real Estate Sales Data. Annual 2013, August 2021.
24 Based on 2013 and 2021 HCD State Income Limits. Area Median Incomes for four-person households.
25 County of Marin Assessor, Real Estate Sales Data. August 2021.
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Affordable and Assisted Housing

Marin County is served by one housing authority, the Marin Housing Authority (MHA).
MHA is a public corporation authorized to provide decent, safe, and sanitary housing for
low income people. The Marin Housing Authority operates and administers 496
property units in six locations and receives funding for housing programs from the
Department of Housing and Urban Development (HUD).2¢

Approximately 6,125 existing affordable housing units have received some combination
of local, federal, or State assistance, representing approximately 5% of the County’s
total housing units. However, this represents only 14% of the 42,462 low income
households in the County. These units typically target renter-households earning 60%
of area median income or below and serve populations including low and very low
income families, households with disabilities, formerly homeless adults, and older adults.
Affordable homeownership units typically serve moderate income households.
Affordable housing developers and developers with nonprofit arms manage
approximately 4,100 of these units. Nearly 3,000 of these units are assisted through the
Marin Housing Authority’s Section 8 and public housing programs. Of the public housing
units, 296 units serve families, and 200 units serve senior and disabled households.
Table H-2.17 shows the types of affordable housing units by type, the 6,125 units consist
of the following types:

Table H-2.17: Affordable Housing Units, 2020

Public Housing 496
Seniors 1,126
Family Housing 2,791
Disabled 207
Home Ownership 832
Permanent Supportive Housing 337
Transitional & Shelter 336
Total 6,125

Source: Marin County 2020-2024 Consolidated Plan

As of October 2021, 793 active applicants were on the Housing Choice Voucher/Section
8 waitlist. MHA has housed 124 applicants from the waiting list between 2019 and 2021;
in late 2021, 31 applicants were searching for housing with an issued voucher. Most are

26 County of Marin Analysis of Impediments to Fair Housing Choice, January 2020.
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struggling to find rental units with rents that fall within the payment standard and
landlords willing to accept Section 8 vouchers, despite both State and local Source of
Income Protection laws that prohibit discrimination against Section 8 voucher holders.
MHA'’s Housing Choice Voucher/Section 8 waitlist opened in September 2008, and
11,200 applications were received. More than 6,000 of the applicants were removed
from the waiting list due to lack of current mailing address and/or non-

eligibility. Additionally, MHA has 734 applicants on the Public Housing waiting list that
last opened in early 2013. The need for additional Section 8 housing was identified as
an issue, particularly in West Marin, by Housing Element focus group participants.

Age and Condition of Housing Stock

Most of the housing stock in Marin County is more than 30 years old. Approximately
86% of the existing homes throughout the County were built prior to 1990, as
demonstrated by Table H-2.18. The housing stock in the unincorporated County is
similarly aged, with 88% of housing units built before 1990. Among the unincorporated
County communities, the San Geronimo Valley and Tam Valley have the oldest housing
stock (over 93% over 30 years old); Black Point-Green Point has the newest housing
stock (only 78% of units are older than 30 years) (Table H-2.19).

Table H-2.18: Year Structure Built, Unincorporated County and Marin
County

Year Built Unincorporated Marin County

2010 or later 1.2% 1.4%
Built 2000 to 2010 3.9% 5.1%
Built 1990 to 1999 6.9% 7.4%
Built 1980 to 1989 10.3% 10.1%
Built 1970 to 1979 16.6% 18.1%
Built 1960 to 1969 18.8% 20.2%
Built 1950 to 1959 23.5% 18.8%
Built 1940 to 1949 7.1% 6.3%
Built 1939 or earlier 11.6% 12.6%
Total 28,973 113,084

Source: American Community Survey, 2015-2019 Five-Year Survey. Table B25034
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Table H-2.19: Year Structure Built, Unincorporated County Community Areas

2000 | 1990 | 1980 | 1970 | 1960 1940 | 1939
to to to to to 1950 to to or
2010 | 1999 | 1989 | 1979 | 1969 1959 1949 | Earlier

Black Point-Green Point 00% | 169% | 49% | 16.6% | 20.6% | 64% | 155% | 6.9% | 12.3% | 627

Northern Costal West
Marin

36% | 00% | 12.8% | 19.9% | 254% | 12.1% | 3.6% | 0.0% | 22.8% | 619

Central Coastal West

Marin 15% | 3.0% | 14.8% | 121% | 96% | 17.3% | 80% | 7.4% | 26.3% | 1,491

The San Geronimo

Valley 00% | 52% | 22% | 55% | 13.8% | 143% | 95% | 7.4% | 421% | 1,624

Southern Coastal West
Marin

Marinwood/Lucas Valley | 0.0% | 22% | 4.0% | 5.0% | 10.4% | 38.1% | 39.2% | 1.0% | 0.0% | 2412

Santa Venetia/Los

44% | 3.5% | 43% | 12.9% | 14.4% | 17.9% | 11.8% | 11.7% | 19.1% | 1,807

18% | 0.8% | 78% | 6.9% | 11.5% | 109% | 47.5% | 7.2% | 5.6% | 1,717

Ranchitos

Kentfield/Greenbrae 26% | 52% | 27% | 48% | 6.2% | 18.7% | 32.2% | 12.0% | 15.6% | 2,698
Strawberry 1.0% | 27% | 102% | 9.0% | 28.7% | 18.2% | 22.2% | 6.3% | 1.6% | 2,528
Tam Valley 06% | 34% | 53% | 7.1% | 21.8% | 19.4% | 23.7% | 8.1% | 10.5% | 4,760
Marin City 00% | 41% | 144% | 28.7% | 11.5% | 214% | 74% | 6.4% | 6.1% | 1,417

Source: American Community Survey, 2015-2019 Five-Year Survey. Table B25034.

Note: Please refer to Table H-2.1: and Figure H-2.1 for the census designated places included in the
unincorporated communities

Some ACS data may be less reliable due to small survey sizes. For this reason, readers should keep |
mind that the potential for data error and may not be reflective of complete development figures.

The 2019 ACS provides data about the condition of the existing housing stock
countywide and in the unincorporated County (Table H-2.20). In general, the condition
of the housing stock in Marin County is good, with only 2.6% of occupied housing units
having substandard conditions (one or more lacking amenities). In the unincorporated
County, 2.3% of the housing stock has one or more potential housing problem, which is
slightly lower than the countywide percentage of 2.6%. The most common substandard
condition is a lack of telephone service for both owners and renters. However, in today’s
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digital world, this measure may be outdated as many households have eliminated
landline services and opted to rely primarily on mobile devices.

Both countywide and in the unincorporated County, a higher renter-occupied units have
substandard conditions than owner-occupied units. As shown in the table below,
approximately 5% of renter units have substandard conditions versus approximately 1%
of owner units.

Table H-2.20: Substandard Housing Conditions

_ Unincorporated County Marin County

[ Amenty | Ower | Renter | Al | Owner | Renter | A1 |

Lacking complete kitchen

facilities 0.2% 1.4% 0.5% 0.2% 2.4% 1.0%
Lacking plumbing facilities 0.3% 0.8% 0.4% 0.3% 0.6% 0.4%
No telephone service available 0.8% 2.7% 1.4% 0.8% 2.2% 1.3%
All Units with Problem 1.3% 4.9% 2.3% 1.2% 5.1% 2.6%
Total Units 18,611 7,239 25850 | 67,115 | 38,317 | 105,432
Note:

Survey asked whether telephone service was available in the house, apartment, or mobile
home. A telephone must be in working order and service available in the house, apartment, or
mobile home that allows the respondent to both make and receive calls.

Source: American Community Survey, 2015-2019. Tables B25053, B25043, and B25049.
Note: Please refer to Table H-2.1: and Figure H-2.1 for the census designated places
included in the unincorporated communities

The Marin County Housing Authority (MHA) conducts housing quality inspections (HQS
inspections) on their properties. Below is the annual percentage of units that MHA
found to be substandard:

o 2021 31%
o 2020 40%
e 2019 32%
e 2018 28%
o 2017 28%

The County’s Code Enforcement division is complaint driven and most complaints
related to substandard housing are neighbors complaining about an animal or insect
infestation close by. Most of these complaints are not able to be substantiated.
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The

Environmental Health Services (EHS) Division inspects all multi-family complexes with
three or more units every other year on a biennial schedule. While common areas can
be inspected, units are only inspected if authorization is given by the tenant. Normally,
about 25-30% of all units are inspected.

Under an enhanced inspection program authorized by the
Board of Supervisors in 2018, EHS would inspect all units if the owner fails to correct
minor or major environmental health code violations within a timely manner, if
authorization is given by the tenant. This is particularly the case in West Marin.

The Housing Plan includes Program 22 for the County
to consider expanding the inspection services to cover the entire housing stock.

Housing Construction Prices and Trends

Throughout Marin County, new housing construction is increasing the size and already
high proportion of single-family units relative to other unit types. In Fiscal Year 2020,
38% the new residential construction permits issued were for single-family homes and
none for multi-family developments.?” The average size of these homes was 3,056
square feet, which reflects the predominant development pattern in unincorporated
Marin County of large, custom-built, single-family homes. Smaller units, which are
usually more affordable, have a higher price per square foot than do larger homes
because of land prices.?® This may act as a disincentive to construct smaller, more
modest homes, unless developed a higher density.

The existing construction trends contribute to the increasing imbalance between the
wages earned in Marin County and the housing costs of new and existing homes. Due to
the high cost of land and limited available stock, these trends were not significantly
impacted by the economic downturn associated with the COVID-19 pandemic. Housing
costs continue to rise in Marin County, making it increasingly difficult for those at lower
and moderate income levels to find affordable housing options.

27 From the 2020 Annual Progress Report. Table A2 Building Activity (Entitled, Permitted, and Completed Units). 38 %
single-family, 58 % accessory dwelling units, and four % mobile homes.
28 Inclusionary Zoning In-Lieu Fee Analysis, March 2008 by Vernazza Wolf Associates

38 Marin Countywide Plan



2023-2031 Housing Element

Vacancy Rate Trends

Data from the 2019 ACS illustrates Marin's homeowner vacancy rate at 0.6% and rental
vacancy rate at 2.7%, which are among the lowest in the entire Bay Area region. Table
H-2.21 below shows the different types of vacancies with the most common type being
For Seasonal, Recreational, Or Occasional Use (vacancy rate of 57.1%). According to
ABAG’s Housing Needs Report, the Census Bureau classifies a unit as vacant if no one
is occupying it when census interviewers are conducting the ACS or Decennial Census.
Vacant units classified as “for recreational or occasional use” are those that are held for
short-term periods of use throughout the year. Accordingly, vacation rentals and short-
term rentals like AirBnBs or VRBO are likely to fall in this category. Based on the Marin
County Department of Finance data, 509 units in the unincorporated County were listed
as short-term rental properties in January 2022, which is likely an undercount since a
number of short-term rentals do not register with the County. For several
unincorporated communities, the number of short-term rentals is a significant
percentage of the community’s overall residential units. This is the case for Muir Beach
(35%), Dillon Beach and Marshall (25%) and Stinson Beach (21%?2°: The focus groups
held for this Housing Element update emphasized that short-term rentals impact the
housing market, particularly in West Marin.

The County will explore options in this housing element cycle to limit short-term rentals
in order to preserve housing for permanent residential units. Another program will look
at possibly establishing a vacant home tax in the unincorporated County. Details of the
programs are included in Section 5 of this element. The Census Bureau classifies units
as “other vacant” if they are vacant due to foreclosure, personal/family reasons, legal
proceedings, repairs/renovations, abandonment, preparation for being rented or sold, or
vacant for an extended absence for reasons such as a work assignment, military duty, or
incarceration.®® In a region with a thriving economy and housing market like the Bay
Area, units being renovated/repaired and prepared for rental or sale are likely to
represent a large portion of the “other vacant” category. Additionally, the need for
seismic retrofitting in older housing stock could also influence the proportion of “other
vacant” units in some jurisdictions. Table H-2.21 shows that vacant long-term rental
properties in unincorporated Marin County. Table H-2.21 also shows that differences in
the type of vacant units between the unincorporated County than Marin County. While
the unincorporated County has higher overall vacancy rates than Marin County, it has a
lower for-rent vacancy rate (6.3%) than the County (14.2%).

2 Marin County Housing and Federal Grants. Measure W Working Group Data Package.
30 For more information, see pages 3 through 6 of this list of definitions prepared by the Census Bureau:
https://www.census.gov/housing/hvs/definitions.pdf.
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Table H-2.21: Vacant Units by Type

Geography Unlncl:vtl)ar:)iﬁrated Marin County

For Rent 6.3% 14.2%
For Sale 2.1% 4.6%
For Seasonal, Recreational, Or Occasional Use 57.1% 33.1%
Other Vacant 30.7% 40.6%
Rented, Not Occupied 2.5% 4.2%
Sold, Not Occupied 1.4% 3.3%
Total Vacant out of Total Housing Units 10.8% 6.8%

Source: American Community Survey, 2015-2019. Tables B25002 and B25004.

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 minimum
five % rental vacancy rate is considered crucial to permit ordinary rental mobility. In a
housing market with a lower vacancy rate, strong market pressure will inflate rents, and
tenants will have difficulty locating appropriate units. The 2000s saw a significant
tightening in the local housing market due to the recession, a phenomenon that was also
experienced in many Bay Area communities. Nationwide, there was a sharp drop in
multi-family housing construction during the since the 1990s but especially in the past
20 years, which has also contributed to low vacancy rates and rising rents.

According to Fair Housing Advocates of Northern California (FHANC)?*', Marin County's
low vacancy rate also increases the tendency for landlords to discriminate against
potential renters. Between 2020 and 2021, 68 complaints were from unincorporated
communities. Overall, Marin City had the highest incidence of reported discrimination
complaints, making up about 45.6% of all the complaints in the unincorporated County
(please refer to AFFH appendix for additional information). The focus groups for this
Housing Element update expressed that discrimination is experienced by people of
color and families and that many people do not speak out about housing conditions
because of retaliation concerns. FHANC's staff attorney advocates for tenants and
negotiates with landlords to find reasonable accommodations for thousands of persons
with disabilities, to enable them to live in accessible housing. They also educate
landowners on fair housing laws, provides seminars and brochures in English, Spanish,

31 The Fair Housing Advocates of Northern California (FHANC) is a civil rights organization that investigates housing
discrimination, including discrimination based on race, national origin, disability, gender, and children.
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and Vietnamese on how to prepare for a housing search and recognize discrimination,
and sponsors school programs aimed at encouraging tolerance.

Housing Costs, Household Income, and Ability to Pay for Housing

Household Income

Income is defined as wages, salaries, pensions, social security benefits, and other forms
of cash received by a household. Non-cash items, such as Medicare and other medical
insurance benefits, are not included as income. For housing to be considered
affordable, housing costs should not exceed 30% of income. Housing costs include rent
and utilities for renters, and principal, interest, property taxes, and insurance for
homeowners. It is therefore critical to understand the relationship between household
incomes and housing costs to determine how affordable or unaffordable housing really
is.

An estimated 38% of unincorporated Marin County households fall in the extremely low,
very low, and low income categories, earning less than 80% of median income (Table H-
2.22). In comparison, approximately 41% of all Marin County households and 39% of
Bay Area households earn less than 80% of median income. There is an even greater
proportion of extremely low, very low, and low income households among renters.
Estimates from 2017 report that 57% of all renters in unincorporated Marin County were
in the extremely low, very low, and low income categories.*

32 Association of Bay Area Governments Metropolitan Transportation Commission, Housing Needs Data Report:
Unincorporated Marin, April 2, 2021.
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Table H-2.22: Households by Income Level- Unincorporated County and
Marin County

Uincorporated Marin Marin County

Extremely Low

3,623 14.0% 15613 14.9%
(0%-30% of AMI)
Very Low

2,773 10.7% 11749 11.2%
(31%-50% of AMI)
Low 3,537 13.6% 15100 14.4%
(51%-80% of AMI) ! . e
Median

| 2,185 8.4% 9385 9.0%
(81%-100% of AMI)
Moderate and Above
13,826 53.3% 53004 50.6%

(Greater than 100% of AMI)
Total Households 25,944 100.0% 104,851 | 100.0%

Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive
Housing Affordability Strategy (CHAS) ACS tabulation, 2013-2017 release in ABAG Housing
Needs Data Packet.

Note: Please refer to Table H-2.1: and Figure H-2.1 for the census designated places
included in the unincorporated communities

For the unincorporated communities, Table H-2.23 illustrates that five communities
have a majority (more than 50 %) of above moderate income households. The
Kentfield/Greenbrae community has the highest percentage (68.7) of above moderate
income households. A significant percentage of lower income households are found in
Northern-Coastal West Marin, Central-Coastal West Marin, the San Geronimo Valley,
Santa Venetia/Los Ranchitos, Strawberry, and Marin City. The communities of Central-
Coastal West Marin and Marin City have the highest percentages of extremely low
income households (29% and 39.7%, respectively).

42 Marin Countywide Plan



2023-2031 Housing Element

Table H-2.23: Households by Household Income Level,
Unincorporated Communities

Greater
31%- 51%- 81%- than

0%-30% | 50% of | 80% of | 100% of | 100% of
Community of AMI AMI AMI AMI AMI Total

Black Point-Green Point 8.5% 8.5% 14.5% 6.8% 61.5% 585

Northern Costal West Marin | 23.3% | 14.0% |4.7% 7.0% 512% | 215
Central Coastal West Marin | 29.0% | 14.0% |18.8% |7.5% 30.6% | 930
The San Geronimo Valley 151% | 11.9% |164% |14.0% |426% | 1,641
Southern Coastal West Marin | 18.3% | 10.3% | 17.3% |7.5% 46.7% | 975
Marinwood/Lucas Valley 8.4% M1% | 121% | 15.0% |53.5% | 2,440
Santa Venetia/Los Ranchitos | 14.6% | 14.3% | 171% |13.7% |40.3% | 1,750

Kentfield/Greenbrae 10.0% | 7.5% 8.8% 5.0% 68.7% | 2,605
Strawberry 18.8% | 9.0% 15.1% | 94% 478% | 2,450
Tam Valley 9.6% 6.0% 9.0% 7.3% 68.0% | 4,365
Marin City 39.7% | 23.0% |8.3% 5.2% 23.8% | 1,260

Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive
Housing Affordability Strategy (CHAS) ACS tabulation, 2013-2017 release.

Note: Please refer to Table H-2.1: and Figure H-2.1 for the census designated places
included in the unincorporated communities

In Marin County, the median income as of 2021 for a family of four is $149,600, which is
a 45% increase from the median income in 2013. A household of four with an income
less than $54,800 is considered extremely low income.®* As of 2017, more than 15,600
households countywide, or 15% of total households, were extremely low income. In the
unincorporated County, an estimated 3,623 households were classified as extremely low
income, representing 14% of households.3*

Information on household income by household size is maintained by the U.S.
Department of Housing and Urban Development (HUD) for each county and is updated
annually. The California Department of Housing and Community Development (HCD)
adjusts each county’s median income to at least equal the state non-metropolitan county

33 California Department of Housing and Community Development, effective April 26, 2021
34 See footnote 24
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median income. The State Income Limits for 2021 were published in April 2021 and are

shown below.

Table H-2. 24: FY 2021 Marin County Income Limits (HCD)

Extremely Very Low
Household Low (30%-50% Low Moderate
Size (<30% AMI) AMI) (50%-80% AMI) (80$-120% AMI)
1 38,400 63,950 102,450 104,700 125,650
2 43,850 73,100 117,100 119,700 143,600
3 49,350 82,250 131,750 134,650 161,550
4 54,800 91,350 146,350 149,600 179,500
5 59,200 98,700 158,100 161,550 193,850
6 63,600 106,000 169,800 173,550 208,200
7 68,000 113,300 181,500 185,500 222,600
8 72,350 120,600 193,200 197 450 236,950

Source: California Department of Housing and Community Development, State Income Limits

for 2021, April 26, 2021.

Note: AMI = Area Median Income

The “Median Income” schedule shown above is based on the FY2021 median family income
for Marin County, CA of $149,600 for a four-person household. HCD adjusts each county’s
area median income to at least equal the state non-metropolitan county median income, as

published by HUD.
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Home Sales Prices

In December 2020, the typical home value in unincorporated Marin County was
estimated at $1,955,764 per data from Zillow®. The largest proportion of homes were
valued between $1 million to $1.5 million. By comparison, the typical home value is
$1,288,807 in Marin County and $1,077,233 the Bay Area, with the largest share of units
valued $750,000 to $1 million (county) and $500,000 to $750,000 (region).¢ After
securing a 20% down payment, a household would need to be able to afford a monthly
house payment of about $6,620 (plus utilities) to afford a home at the median value. This
amount is above affordability for all low and moderate income households in
unincorporated Marin.

Figure H-2.4: Home Values in Marin County and the Bay Area
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Zillow data is also available by ZIP code, and recent trends are shown for the unincorporated
communities in Table H-2.25: . In 2020, the range of home values was between $916,518 to
$3,416,244, and all communities experienced significant increases in home values since 2013
(minimum of 29 % increase in value).

35 Typical home value — Zillow describes the Zillow Home Value Index (ZHVI) as a smoothed, seasonally adjusted
measure of the typical home value and market changes across a given region and housing type. The ZHVI reflects
the typical value for homes in the 35" to 65" percentile range and includes all owner-occupied housing units,
including both single-family homes and condominiums.

3% Housing Needs Data Report: Unincorporated Marin. AGAG/MTC Staff and Baird+Driskell Community Planning,
April 2, 2021.
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Table H-2.25: Home Values, Unincorporated Communities

. . Home Value - | Home Value - | % Change in
CEIII LEE ZipCode | ' 2013 Dec. 2020 Value
Black Point-Green Point 94945 $670,899 $927,428 38.2%
94929 $757,012 $1,049,628 38.7%
Northern Costal West Marin
94971 $662,154 $961,486 45.2%
94956 $827,089 $1,290,055 56.0%
Central Coastal West Marin
94937 $807,195 $1,271,424 57.5%
94946 $1,322,537 $1,706,118 29.0%
94963 $860,519 $1,234,562 43.5%
The San Geronimo Valley 94973 $677,232 $971,882 43.5%
94938 $705,037 $1,025,663 45.5%
94933 $645,740 $916,518 41.9%
94970 $1,744 475 $3,416,244 95.8%
fﬂc;‘:it:em Coastal West 94924 $1066412 | $1,656,332 55.3%
94965 $1,036,162 $1,418,479 36.9%
94946 $1,322,537 $1,706,118 29.0%
Marinwood/Lucas Valley
94903 $773,354 $1,144,075 47.9%
Santa Venetia/Los Ranchitos | 94903 $773,354 $1,144,075 47.9%
Kentfield/Greenbrae 94904 $1,450,420 $2,001,013 38.0%
Strawberry 94941 $1,221,218 $1,744,308 42.8%
Tam Valley 94941 $1,221,218 $1,744,308 42.8%
Marin City 94965 $1,036,162 $1,418,479 36.9%

Source: Zillow, Zillow Home Value Index (ZHVI).
Notes: Zillow describes the ZHVI as a smoothed, seasonally adjusted measure of the
typical home value and market changes across a given region and housing type. The
ZHVI reflects the typical value for homes in the 35th to 65th percentile range. The
ZHVI includes all owner-occupied housing units, including both single-family homes

and condominiums. More information on the ZHVI is available from Zillow.

Note: Please refer to Table H-2.1: and Figure H-2.1 for the census designated places
included in the unincorporated communities
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Rental Prices

Similar to home values, rents have also increased dramatically across the Bay Area in
recent years. The U.S. Census provides information on median contract rents. The
following table shows these rents for the unincorporated communities and the
unincorporated County in 2010 and 2019. The contract median rents in the
unincorporated area increased from $1,536 a month in 2010 to $1,774 in 2010,
representing a 15% increase. While information was not available for all of the
unincorporated communities, the Black Point-Green Point area saw the largest rent
increases, from $679 to $1,965 in a nine-year period.

Table H-2. 26: Median Contract Rents, Unincorporated Communities

Black Point-Green Point $679 $1,965
Northern Coastal West Marin (Dillon Beach area) n/a $2,605
Central Coastal West Marin $967-$1536 $1610 - $1858
The San Geronimo Valley (Woodacre and

Lagunitas-Forest Knolls areas) $1433-$2000 $1349-$2198
Southern Coastal West Marin $1110-$2000 $1574-$1841
Marinwood/Lucas Valley $2,000 $2,194
Santa Venetia/Los Ranchitos $1,488 n/a
Kentfield/Greenbrae $1,324 $2,091
Strawberry $1,512 $2,089

Tam Valley $2,000 $2,699

Marin City $1,211 $1,622
Unincorporated Marin County $1,536 $1,774

Sources: ABAG Housing Needs Data Packet ; 2015-2019 ACS, 2010 ACS Table
B25058 (renter occupied housing units paying cash rent).

Note: Please refer to Table H-2.1: and Figure H-2.1 for the census designated places
included in the unincorporated communities

Because the ACS data may not fully reflect current rent trends, an online rent survey
was conducted in February 2022. The rents for apartments are shown Table H-2.27.
The median rent for a one-bedroom apartment was $2,450 while the median rent for
two-bedrooms was $3,151.
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Table H-2.27: Apartment Rent Survey, Unincorporated County

# of Bedrooms # Units
Advertised | Rental Range Median Rent

Apartments/Condos/Duplex
1 Bedroom 9 $1,750-$3,800 $2,450
2 Bedrooms 8 $2,600-$7,000 $3,151

Sources: Rentcafe.com, Craigslist.com, Apartments.com; accessed 2/9/22

Only a few houses were listed for rent in February 2022. The prices were as follows:

e One-bedroom home listed at $2,650/month
e One-bedroom home listed at $2,800/month
e Two-bedroom home listed at $4,950/month
e Three-bedroom home listed at $7,995/month
e Four-bedroom home listed at $4,890/month

Housing Affordability by Household Income

Housing affordability is dependent upon income and housing costs. Using set income
guidelines, current housing affordability can be estimated. According to the HCD
income guidelines for 2021, the Area Median Income (AMI) in Marin County was
$149,600 (adjusted for household size). Assuming that the potential homebuyer has
sufficient credit and down payment (10%) and spends no greater than 30% of their
income on housing expenses (i.e., mortgage, taxes and insurance), the maximum
affordable home price and rental price can be determined. The maximum affordable
home and rental prices for residents Marin County are shown in Table H-2.28 below.
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Table H-2.28: Housing Affordability Matrix Marin County (2021)

Affordable Housmg Utilities, Taxes and Affordable Price
Cost Insurance
Annual Income Taxes/
Insurance
[HOA

Extremely Low Income (30% of AMI)

One Person $38,400 | $960 $960 $280 | $306 | $336 $680 | $83,824
Small Family $49,350 | $1,234 | $1,234 $329 | $371 $432 $905 | $113,659
Large Family $59,200 | $1,480 | $1,480 $408 | $476 | $518 $1,072 | $128,117
Very Low Income (50% of AMI)

One Person $63,950 | $1,599 | $1,599 $280 | $306 | $560 $1,318 | $193,245
Small Family $82,250 | $2,056 | $2,056 $329 | $371 $720 $1,727 | $254,556
Large Family $98,700 | $2,468 | $2,468 $408 | $476 | $864 $2,060 | $297,280
Low Income (80% of AMI)

One Person $102,450 | $2,561 | $2,561 $280 | $306 | $896 $2,281 | $358,124
Small Family $131,750 | $3,294 | $3,294 $329 | $371 $1,153 $2,965 | $466,544
Large Family $158,100 | $3,953 | $3,953 $408 | $476 | $1,383 $3,545 | $551,665
Moderate Income (120% of AM)

One Person $125,650 | $3,141 | $3,141 $280 | $306 | $1,099 $2,861 | $457,480
Small Family $161,550 | $4,039 | $4,039 $329 | $371 $1,414 $3,710 | $594,165
Large Family $193,850 | $4,846 | $4,846 $408 | $476 | $1,696 $4,438 | $704,768

1. Small family =3-person household.

2. Large family= 5-person household.

Source: California Department of Housing and Community Development, 2021 Income limits;
and Veronica Tam and Associates.

Assumptions: 2021 HCD income limits; 30% gross household income as affordable housing
cost; 35% of monthly affordable cost for taxes and insurance; 10.0% down payment; and
3.0% interest rate for a 30-year fixed-rate mortgage loan. Utilities based on the Marin
Housing Authority Utility Allowance, 2021. Utility allowances based on the combined average
assuming all electric and all natural gas appliances.
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Comparing the information from Table H-2.28 with the rental and purchase prices
described earlier in this section, the following assumptions can be made about
affordability in Marin County:

e Home Purchases: Based on the home value range between $916,518 to
$3,416,244 listed in Table 1I-25, purchasing a home is beyond the reach of all low
and moderate income households. The affordability limit for a large moderate
income family is $704,768.

e Home Rentals: The limited home rental information that was found included a
range of $2,650 for a one-bedroom to $7,995.00 for a three-bedroom home.
These rents are not affordable for lower income households. While a one-person
moderate household can afford a one-bedroom home rental, larger households
are not able to afford larger units.

e Apartment Rentals: The rental survey described above showed a median rent of
$2,450 for a one-bedroom apartment and $3,151 for a two-bedroom unit. These
rental prices are affordable for moderate income households.

The Housing Plan (Section 5) includes programs for the County to continue to try and
facilitate affordable home ownership and rental housing. This includes the Below
Market Rate Homeownership program and the Community Land Trust rental program.

Ability to Pay for Housing/Cost Burden

According to HUD, affordable housing costs should equal 30% or less of a household’s
income. Because household incomes and sizes vary, the affordable price for each
household also varies. For example, a double income household with no children could
afford a different level of housing cost than a large family with one lower income wage
earner.

The cost of housing, particularly for homeownership, was a consistent theme in the
public outreach for this Housing Element. The following is a summary of information
from the community survey:

e 59% of respondents selected “Increase the amount of housing that is affordable
to moderate, low, and very low income residents” as a top housing priority.
e 47% of respondents selected “Increase homeownership opportunities for
moderate, low and very low income residents” as a top housing priority.
e 55% of survey respondents felt there was limited availability of affordable units
e Regarding insufficient housing in their community:
o 59% selected insufficient housing for low income households
o 35% selected insufficient housing for families with children
o 34% selected insufficient housing for older adults.
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Per federal criteria, households are considered to be overpaying, or cost burdened,
when they pay more than 30% of their income for housing. Severe cost burden is when
households spend 50% or more on housing. In 2019, approximately 20% of households
in unincorporated Marin, Marin County and the Bay Area all experienced overpayment
(Table H-2.29). Severe cost burden impacted 17% unincorporated Marin households, 18
% of Marin County households, and 16% in the Bay Area.

Table H-2.29: Cost Burden Severity

0%-30% of Income 30%-50% of Income 50%+ of Income Used

Used for Housing Used for Housing for Housing
Unincorporated 15349 | 615% | 5195 | 20.8% | 4404 17.7%
Marin
Marin County 61,813 60.1% | 21,630 21.0% 19,441 18.9%
Bay Area 1,684,831 | 63.1% | 539,135 20.2% 447,802 16.8%

Source: ABAG Housing Needs Data Report, 2021.
Data is from the US Census Bureau, ACS 2015-2019, Tables B25070, B25091

Table H-2.30 examines cost burden in the unincorporated communities and illustrates
that many communities experience both cost burden and severe cost burden at a
greater rate than unincorporated Marin overall. Marin City holds the highest
percentages, with approximately 25% of households cost burdened, and 25% severely
cost burdened.
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Table H-2.30: Cost Burden Severity, Unincorporated Communities

0%-30%

Income Cost

Used for Burden Cost Burden

Community Housing 30-50% 50%+

Black Point-Green Point 68.5% 15.2% 16.3%
Northern Costal West Marin 55.8% 25.6% 18.6%
Central Coastal West Marin 56.2% 19.2% 24.6%
The San Geronimo Valley 66.2% 17.1% 16.8%
Southern Coastal West Marin 55.5% 22.3% 22.1%
Marinwood/Lucas Valley 62.4% 23.3% 14.4%
Santa Venetia/Los Ranchitos 69.0% 18.8% 12.2%
Kentfield/Greenbrae 72.1% 11.6% 16.2%
Strawberry 61.1% 19.0% 19.9%
Tam Valley 71.9% 15.0% 13.1%
Marin City 49.8% 24.9% 25.3%

Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive
Housing Affordability Strategy (CHAS) ACS tabulation, 2013-2017 release

Note: Please refer to Table H-2.1: for the census designated places included in the
unincorporated communities

The ABAG Housing Needs Data Repot shows that people of color often pay a greater
percentage of their income on housing, and in turn, are at a greater risk of housing
insecurity. Many factors contribute to this including federal and local housing policies
that have historically excluded them from the same opportunities extended to white
residents.®” As shown in Figure H-2.5, American Indian or Alaska Native, Non-Hispanic
residents are the most cost burdened with half of these residents spending 30% to 50%
of their income on housing, and Hispanic or Latin residents are the most severely cost
burdened with 22.5% spending more than 50% of their income on housing.

37 Housing Needs Data Report: Unincorporated Marin. AGAG/MTC Staff and Baird+Driskell Community Planning,
April 2, 2021.
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Figure H-2.5: Cost Burden by Race/Ethnicity
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In addition to looking at overall cost burden, it is important to examine disparities
between renter- and owner-households. Figure H-2.6 shows that 43% of unincorporated
renter- households face cost burden issues compared to 35% of owner-households.
Additionally, owner households are given tax breaks for mortgage interest payments,
which renter households do not receive. The largest and often least recognized federal
housing subsidy include mortgage and property tax deductions. However, recent
changes to the federal tax law limit total State tax deductions to $10,000, which is
significantly below the costs associated with mortgage interests and property taxes
given the high costs of housing in California.

The AFFH appendix in this Housing Element found that trends of disproportionate
housing problems and cost burdens for Black and Hispanic residents persist in the
unincorporated County. About two-thirds of all Black and Hispanic households
experience housing problems and a similar share also experience housing problems.
Like in the County, owner households experience housing problems and cost burdens
at lower rates than renter households. Also, owner housing problems and cost burden
rates are similar for White, Black, and Asian owners, but higher for Hispanic households.
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This means that Hispanic households experience housing problems and cost burdens at
the highest rates regardless of tenure.

The income level of households also greatly impacts the ability to pay for housing.

Table H-2.31 illustrates that due to high housing costs in the area, lower income
households experience much greater levels of cost burden. As previously
demonstrated, housing costs continue to outpace household incomes. The incidence of
overpayment for very low, low, and moderate income households is likely to increase in
the future.

Figure H-2.6: Cost Burden for Homeowners and Renters in Unincorporated Marin
County
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Source: ABAG Housing Needs Data Packet, 2021.
Data is from the US Census Bureau, ACS 2015-2019, Tables B25070, B25091
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Table H-2.31: Income by Cost Burden, Unincorporated County

Cost Burden > Cost Burden >
30% 50%

Owners

Household Income <= 30% AMI 4,675 21.5% 3,770 38.4%
Household Income >30% to <=50% AMI 3,695 17.1% 2,265 23.1%
Household Income >50% to <=80% AMI 4,280 19.7% 1,965 20.0%
'I:;Il:sehold Income >80% to <=100% 2780 12.8% 895 9.1%
Household Income >100% AMI 6,215 28.7% 910 9.3%
Total 21,645 100% 9,805 100%
Renters

Household Income <= 30% AMI 7,290 40.6% 6,085 63.2%
Household Income >30% to <=50% AMI 4,605 25.6% 2,500 25.9%
Household Income >50% to <=80% AMI 4,245 23.6% 890 9.2%
;I‘&L:sehold Income >80% to <=100% 985 5 59 95 0.9%
Household Income >100% AMI 795 4.4% 95 0.6%
Total 17,920 100% 9,625 100%

Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing
Affordability Strategy (CHAS) ACS tabulation, 2013-2017 release.

Note: Cost burden is the ratio of housing costs to household income. For renters, housing cost
is gross rent (contract rent plus utilities). For owners, housing cost is "select monthly owner
costs", which includes mortgage payment, utilities, association fees, insurance, and real estate
taxes.

Table H-2. 32 below translates occupation incomes into affordable rents, by calculating
the rents that households would pay if they were to spend 30 % of their income on
housing (33% for owner-occupied housing). These numbers demonstrate that market
prices for single-family homes are out of reach for many people who work in Marin
County.
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Table H-2. 32: Income by Occupation, Unincorporated County

Average Affordable
Annual Rent and
Income** Utilities

Average
Hourly Wage

Occupation

Very Low Income: <$73,100

Dishwashers $16.70 $34,734 $868.35
Landscaping and Groundskeeping Workers $20.15 $41,913 $1,047.82
Retail Salesperson $20.75 $43,163 $1,079.07
Construction Laborers $26.56 $55,256 $1,381.40
Child, Family and School Social Workers $26.61 $55,354 $1,383.85
Medical Assistant $27.19 $56,562 $1,414.05
gi\slzer::ger Vehicle Drivers, Except Bus $27.78 $57 781 $1.444.52
Low Income: $73,100-$117,100

Carpenters $37.45 $77,910 $1,947.75
Paralegals and Legal Assistants $39.36 $81,878 $2,046.95
Plumbers, Pipefitters, and Steamfitters $40.25 $83,722 $2,093.05

Elementary School Teachers, Except Special $92.217 $2.305.42

Education

Firefighters $49.24 $102,418 $2,560.45
Moderate Income: $117,100-$143,600

Radiologic Technologists and Technicians $56.31 $117,131 $2,928.27
Construction Supervisor $56.45 $117,423 $2,935.57
Dental Hygienists $66.55 $138,428 $3,460.70
Physician Assistant $66.60 $138,533 $3,463.32

Source: California Employment Development Department 2021 (Q1) Occupation
Profiles, San Rafael Metropolitan District.

*Income categories based on State 2021 Income Limits for 2-person household
with one wage earner

**Based on full-time employment
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The impact of housing cost burden on low income households can be significant
regardless of tenure, as illustrated in Table H-2.31. In particular seniors, many large
families, and single-parent or female-headed households are struggling with housing
costs. The costs of health care, food, and transportation compound the difficulty of
finding and maintaining affordable tenancy or homeownership.

As described in the Affirmatively Furthering Fair Housing (AFFH) appendix, The
communities of Central Coastal West Marin and Marin City have the highest
percentages of low and moderate income households (62 and 71%, respectively. In
addition, both Central Coast West Marin and Marin City the highest percent of extremely
low income households (29% and 40%, respectively). This makes the likelihood of
housing cost burden much greater in these areas.

In addition to the income-restricted affordable housing units in the County, there are a
number of resources and programs available to assist households with cost burdens,
housing counseling or other housing problems. Many of these organizations were
contacted for feedback and input in the outreach process for this Housing Element
update (please refer to Appendix A , Public Outreach).

Overcrowding

Overcrowded housing is defined by the U.S. Census as units with more than one
inhabitant per room, excluding kitchens and bathrooms. Units with more than 1.5
persons per room are considered severely overcrowded. In 2019, as shown in Table H-
2.33, the incidence of overcrowding in unincorporated Marin County was 0.9% for
owner-occupied units and 13.4% for rental units. Severe overcrowding impacted 0.4%
of owner-occupied units and 5% of rental units. However, it is likely that these Census
counts of overcrowding underestimated the actual occurrence, as households living in
overcrowded situations were unlikely to provide accurate data on household members
who might be living in the unit illegally or in violation of a rental agreement.
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Table H-2.33: Overcrowding by Tenure, Unincorporated County

Number of_OCCUpled Percentage of Units
Units

Owner-Occupied:

0.50 or less occupants per room 93,239 81.5%
0.51 to 1.00 occupants per room 11,454 17.5%
1.01 to 1.50 occupants per room 348 0.5%
1.51 to 2.00 occupants per room 129 0.2%
2.01 or more occupants per room 155 0.2%
Total 65,325

Renter-Occupied:

0.50 or less occupants per room 20,483 91.2%
0.51 to 1.00 occupants per room 14,096 35.3%
1.01 to 1.50 occupants per room 3,374 8.4%
1.51 10 2.00 occupants per room 1,647 4.1%
2.01 or more occupants per room 373 0.9%
Total 39,973

Source: US Census Bureau, ACS 2015-19 Table B25014
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Table H-2.34 shows overcrowding levels in the unincorporated Marin communities. For
owner-occupied units, the highest levels of overcrowding are in Southern-Coastal West
Marin (five %) and Santa Venetia/Los Ranchitos (4%). Both renter overcrowding and
severe overcrowding is seen in the community of Marin City (11 % and nine %,
respectively).

Table H-2.34: Overcrowded Households, Unincorporated

Communities

Owner-Households

0.50 or
less

0.51 to
1.00

1.01 to

1.50

1.51 to

2.00

2.01 or
more

occupants | occupants | occupants | occupants | occupants

per room

per room

per room

per room

per room

Black Point-Green Point 69.9% 28.3% 0.0% 1.8% 0.0%
Northern Costal West Marin 94.4% 5.6% 0.0% 0.0% 0.0%
Central Coastal West Marin 87.5% 12.5% 0.0% 0.0% 0.0%
The San Geronimo Valley 71.1% 27.9% 1.1% 0.0% 0.0%
Southern Coastal West Marin | 78.9% 16.2% 5.0% 0.0% 0.0%
Marinwood/Lucas Valley 72.8% 25.4% 0.0% 1.8% 0.0%
Santa Venetia/Los Ranchitos 78.2% 17.5% 3.5% 0.9% 0.0%
Kentfield/Greenbrae 76.7% 22.1% 1.2% 0.0% 0.0%
Strawberry 82.7% 17.3% 0.0% 0.0% 0.0%
Tam Valley 78.9% 20.9% 0.2% 0.0% 0.0%
Marin City 70.8% 29.2% 0.0% 0.0% 0.0%
Unincorporated County 81.5% 17.5% 0.5% 0.2% 0.2%

0.50 or 0.51 to 1.01 to 1.51 to 2.01 or
less 1.00 1.50 2.00 more
occupants | occupants | occupants | occupants | occupants
Renter-Households perroom | perroom | perroom | perroom | perroom
Black Point-Green Point 100.0% 0.0% 0.0% 0.0% 0.0%
Northern Costal West Marin 42.3% 36.5% 0.0% 0.0% 21.2 %
Central Coastal West Marin 50.5% 49.5% 0.0% 0.0% 0.0%
The San Geronimo Valley 65.9% 25.1% 0.0% 9.0% 0.0%
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Table H-2.34: Overcrowded Households, Unincorporated
Communities

Southern Coastal West Marin | 68.1% 30.5% 1.4% 0.0% 0.0%
Marinwood/Lucas Valley 50.2% 49.8% 0.0% 0.0% 0.0%
Santa Venetia/Los Ranchitos 73.8% 26.2% 0.0% 0.0% 0.0%
Kentfield/Greenbrae 58.5% 39.7% 0.0% 1.8% 0.0%
Strawberry 60.3% 36.4% 2.0% 1.3% 0.0%
Tam Valley 57.7% 41.4% 0.9% 0.0% 0.0%
Marin City 53.9% 34.2% 11.1% 0.9% 0.0%
Unincorporated County 51.2% 35.3% 8.4% 4.1% 0.9%

Source: U.S. Census American Community Survey, 2015-2019, Table B25014.

Studies® show that overcrowding results in negative public health indicators, including
increased transmission of tuberculosis and hepatitis and, most recently, COVID-19. In
addition, studies show increases in domestic violence, sexual assault, mental health
problems, and substance abuse related to overcrowded living conditions. Overcrowded
conditions are common among large-family, single-parent, and female-headed
households that subsist on low incomes. In addition, overcrowded conditions can
sometimes occur on ranches that employ agricultural workers, especially during peak
harvest times when seasonal or migrant workers are utilized.

Managers of income-restricted affordable units, whether private or through the Marin
Housing Authority, mustensure that the unit is an appropriate size for the intended
household size. For households participating in the Section 8 program, the Marin
Housing Authority provides search assistance for the difficult to house and special
needs populations, such as large households or households with a person with
disabilities. The rehabilitation and replacement of agricultural units, undertaken by the
Marin Workforce Housing Trust and California Human Development and funded by the
Marin Community Foundation, USDA, State, and County sources, seek to improve
health and safety conditions for agricultural workers. To qualify for the program,
participating ranches must ensure quality maintenance and not allow overcrowding.

38 Bashir, Samiya A. 2009. Home Is Where the Harm lIs: Inadequate Housing as a Public Health Crisis
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Special Needs Housing

Overview

In addition to overall housing needs, the County plans for housing for special needs
groups, which includes seniors, people living with disabilities, people with HIV/AIDS and
other illnesses, people in need of mental health care, single-parent families, singles with
no children, large households, agricultural workers and their families, people
experiencing homelessness, and the local workforce. To meet the community’s special
needs housing, Marin County must look to new ways of increasing the supply, diversity,
and affordability of specialized housing stock.

A continuum of housing types addresses special needs, including independent living
(owning or renting), supportive housing, assisted living, group home and skilled nursing
facilities, transitional housing, residential treatment (licensed facilities), detoxification
programs, Safe Haven, and emergency shelters. One of the most effective housing
options for special needs housing is supportive housing where services are offered to
tenants, often on site, to help achieve and maintain housing security. However, there is
an inadequate supply of supportive housing units and affordable units in general to meet
the needs of the community. This was a priority issue in the focus groups and
community survey for the Housing Element update.

Seniors

The need for senior housing can be determined by age distribution, housing
characteristics and demographic projections. On a countywide level, these determinants
indicate that Marin County (ACS 5-Year Estimates):

e Has one of the oldest populations in the State, with 22% of the population over 65
years old and a median age of 46.8, compared to 14% of the population over 65
and a median age of 36.5 statewide

e Over one-third of County households have at least one senior present, 26% of
households are senior homeowners, and eight % of households are senior
renters (Table H-2.35)

e The majority of the existing housing stock are single-family homes (Table H-2.14
and Table H-2.15)

The proportion of seniors out of the total population and out of households in
unincorporated Marin are similar to those countywide, with 22% of of the
unincorporated population over 65 years old and 37% of households with at least one
person over 65 years old present (Table H-2.35). Within the unincorporated County, the
Central Coastal West Marin, Valley, and Southern Coastal West Marin communities have
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the oldest populations; over one-third of their populations are over 65 years old and
about 50% of their households have at least one senior present.

Table H-2.35: Senior Population or Households by Tenure

Renter
Renter | Living
Community Population HHs Alone

Black Point- Green Point 29.8% 415% |357% |11.8% |58% 4.4%
Northern Costal West Marin 22.5% 325% |222% |184% |104% |10.4%
Central Coastal West Marin 47.7% 55.3% |415% [199% |138% |13.1%
The San Geronimo Valley 30.6% 464% |391% [152% |7.3% 5.3%
Southern Coastal West Marin | 42.3% 542% | 448% [162% |9.4% 5.5%

Marinwood/Lucas Valley 22.7% 38.7% [351% [10.7% | 3.6% 3.6%
Santa Venetia/ Los Ranchitos | 24.6% 376% |318% |19.6% |58% 4.8%
Kentfield/ Greenbrae 20.7% 345% |289% |6.7% 5.6% 5.2%
Strawberry 19.3% 344% | 171% | 7.5% 17.2% | 16.6%
Tam Valley 19.3% 30.7% | 282% |8.3% 2.5% 1.1%
Marin City 9.8% 16.8% | 8.6% 5.0% 8.3% 4.4%
Unincorporated County 22.2% 36.7% [303% |[10.1% |6.4% 4.8%
Marin County 21.6% 346% |26.3% |102% |8.3% 5.9%

HHs = Households

Source: American Community Survey, 2015-2019. Tables B25011 and Table BO1001;
Association of Bay Area Governments (ABAG) Housing Needs Data Packet : Marin
County, 2021

Note: Please refer to Table H-2.1: and Figure H-2.1 for the census designated places
included in the unincorporated communities.

However, the figures above alone do not account for the types of accommodations
necessary to provide for the older population. Given that senior income drops
precipitously with age and Marin County is one of the most expensive places for seniors
to live, particular needs include smaller and more efficient housing, barrier-free and
accessible housing, and a wide variety of housing with health care and/or personal
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services provided.*® In addition, a continuum of care is needed as older adult
households develop health care needs.

According to the 2013-2017 CHAS data, there were 104,840 households in Marin
County, of which 39,980 (38%) had had a householder aged 65 or older. Of these
households, 41% had lower incomes (less than 80% AMI). In the unincorporated
County, of the 10,398 senior households in the unincorporated County, 4,840 (47%) had
lower incomes. The percentage of senior households with lower incomes (47%) is also
higher than the unincorporated County’s overall share of lower income households
(38%).

Understanding how seniors might be cost burdened is of particular importance due to
their special housing needs, particularly for low income seniors. According to ABAG’s
Housing Needs Report for Marin County, 55% of seniors making less than 30% of AMI
are spending more than 30% of their income on housing (Table H-2.36). For seniors
making more than 100% of AMI, only four percent are cost burdened, spending more
than 30% of their income on housing.

Table H-2.36: Cost-Burdened Senior Households by Income Level

0%-30% of 30%-50% of 50%+ of Income .
Total Senior
Income Group Income Used for | Income Used for Used for
. . . Households
Housing Housing Housing
0%-30% of AMI 7.1% 15.3% 49.7% 16.4%
31%-50% of AMI 10.3% 20.3% 21.3% 14.2%
51%-80% of AMI 14.2% 19.8% 17.8% 15.9%
81%-100% of AMI 8.3% 17.7% 6.9% 9.9%
Greater than 100% of AMI | 60.1% 26.9% 4.3% 43.6%
Totals 6,504 2,008 1,886 10,398
Notes:

-For the purposes of this graph, senior households are those with a householder who is aged 62 or
older.

-Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross
rent (contract rent plus utilities). For owners, housing cost is "select monthly owner costs”, which
includes mortgage payment, utilities, association fees, insurance, and real estate taxes. HUD
defines cost-burdened households as those whose monthly housing costs exceed 30% of monthly
income, while severely cost-burdened households are those whose monthly housing costs exceed
50% of monthly income.

39 Elder Economic Security Standard by County 2007, Center for Community and Economic Development.
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-Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the
AMI for different metropolitan areas, and the nine county Bay Area includes the following
metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont Metro Area (Alameda and
Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San Mateo
Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro
Area (Sonoma County), and Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this
chart are based on the HUD metro area where this jurisdiction is located.

Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing
Affordability Strategy (CHAS) ACS tabulation, 2013-2017 release in the Association of Bay Area
Governments (ABAG) Housing Needs Data Packet: Marin County, 2021

In many cases, seniors are living in large, oversized houses. Housing types to meet the
needs of seniors include smaller attached or detached housing for independent living
(both market rate and below market rate), Accessory Dwelling Units, age-restricted
subsidized rental developments, shared housing, congregate care facilities, licensed
facilities, Alzheimer’s and other specialty facilities, and skilled nursing homes. There is
also a need for senior housing where an in-home caregiver can reside.

In addition, the nexus between living arrangements for seniors and senior-oriented
services must reinforce the ability for seniors to achieve a high quality of life, with
access to local amenities, transportation, choices in housing, health care, and activities,
and full integration into the community. A well-balanced community is one in which
these elements are implicit and guaranteed for all members of the community, with
particular recognition of the needs of specific demographic groups such as seniors. As
such, the Older Americans Act provides funding for services that:

e Enable older individuals to secure and maintain independence and dignity in their
homes

e Remove barriers to personal and economic independence

e Provide a continuum of care for vulnerable older persons

e Secure the opportunity for older individuals to receive managed in-home care
and community- based long-term care services

The County’s Division of Aging and Adult Services supports a variety of services that are
provided to a network of local nonprofit organizations and governmental agencies
throughout Marin County. Table H-2.37 below summarizes available senior services.
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Table H-2.37: Countywide Services Offered for Seniors: 2021

Aging and Disability Resource Connection/ One

Door

Streamlines access to services though a person-
centered interactive network of agencies with
coordinated points of entry.

Assisted transportation

Provides assistance and transportation to persons
who have difficulties (physical or cognitive) using
regular vehicular transportation.

Caregiver registry

Maintains a list of qualified workers to refer to clients
and follow-up to assure service was received.

Congregate meals

Serves healthy meals in a group setting, helping to
maintain and improve physical, psychological, and social well-
being. Can also be served as grab-and-go.

Elder abuse prevention

Educates the public and professionals to develop,
strengthen and carry out programs that prevent and
detect elder abuse.

Employment Services

Assists clients in maintaining or obtaining full-time
employment through job development and skill
training.

Family Caregiver Support

Provides emotional support, education, training, and
respite care for family caregivers.

Health Insurance Counseling and Advocacy
Program

Provides formation and counseling on Medicare,
Medi-Cal, managed care and long- term care.

Health promotion and disease prevention

Evidence-based health promotion programs that can
prevent and mitigate chronic disease.

Home-Delivered Meals

Delivers nutritious meals to home-bound clients
while providing personal contact.

Information and Assistance

Links older adults and their family members to
appropriate services through information and
referrals.

Legal Assistance

Provides seniors with legal services and education
on older persons’ rights, entitlements, and benefits.

Long-Term Care Ombudsman

Ensures the rights and protection of older persons at
risk for abuse, neglect or exploitation while living in
long-term care facilities.
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Table H-2.37: Countywide Services Offered for Seniors: 2021

Service Description

Promotes better health by providing accurate and
Nutrition Education culturally sensitive nutrition information and
educational materials.

Assesses client needs and assists in development of

Rural Case Management care plans and coordination of services among
providers.
- Provides contact and safety checks through visiting
Rural visiting

and support.

Provides education and activities, including trips that

Senior Center Activties enhance both health and well-being.

Source: Marin County Aging and Adult Services

The County’s Human and Health Services website also has an online Community
Resource Guide residents can browse for information, services, and resources. A direct
link to the guide is here: https://www.marinhhs.org/community-resource-guide

Many seniors in Marin County are over-housed, which means living in a home far larger
than they need. This phenomenon will become more pronounced in the coming years,
as the unincorporated County’s population will continue to age. According to the ACS
5-year estimates, approximately 32% of the current population is between the ages of
45 and 65 years old. These residents will become part of the senior population over the
next twenty years. During the public outreach for this Housing Element, insufficient
housing options for seniors was one of the top concerns. Some may be willing to
vacate their home for a smaller unit, thus increasing housing options for families. A
program has been included in this Housing Element for the County to pursue a variety of
housing options for seniors. The goal is to allow seniors to trade down their current
homes for other housing that requires less maintenance, is designed to accommodate
the mobility needs of seniors, and is more affordable.

The Age-Friendly County of Marin Action Plan from January 2020 looked at how the
County can interact and work together for a community that is experiencing a rapid
growth rate among its older generations. Through the public outreach for this plan,
which included surveys, interviews and focus groups, the following challenges emerged
regarding older adults:

e Lack of affordable housing impacts older adults and their families as well as the
local workforce.
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¢ Limited accessible housing stock means older adults must invest more into home
modifications and take greater risks in order to age in place.

e Older renters have a greater challenge in homes and units that need age-friendly
modifications.

Low and very low income seniors often cannot afford the cost of licensed facilities in
Marin County. According to the Marin County Health and Human Services, long-term
care in a licensed Residential Care Facility for the Elderly costs anywhere from $4,500 -
$9,500 a month and higher.*® The lower range would be a shared room in a small facility
with fewer amenities and the higher range would be for a private apartment with higher
levels of care in a facility with a lot of amenities.

Through a 2003 County ordinance, the development of licensed senior facilities, such as
assisted living facilities, is subject to the jobs/housing linkage fee, whereby funds are
contributed to the County’s Affordable Housing Trust Fund based on the number of low
and moderate income jobs anticipated for the new development.

Marin County’s Aging and Adult Services office acts as the Area Agency on Aging for
Marin County, and publishes an Area Plan every four years. The Area Plan involves
qualitative and quantitative research on the demographics, experiences and
perspectives of older adults in their service area of Marin County.

People Living with Disabilities

People living with disabilities represent a wide range of housing needs, depending on
the type and severity of their disability. Special consideration should be given to income
and affordability, as many people with disabilities are living on fixed incomes. Some of
the considerations and accommodations that are important in serving individuals and
families with disabilities are: (1) the design of barrier-free housing, (2) accessibility
modifications, (3) proximity to services and transit, (4) on-site services, and (5) mixed
income diversity and group living opportunities.

Some people with disabilities can live most successfully in housing that provides a semi-
independent living state, such as clustered group housing or other group-living quarters;
others are capable of living independently if long-term services and support are
available. available. Different types of housing that can serve these populations include:
(1) single-room occupancy (SRO) units, (2) single-family and group homes specifically
dedicated to each population and their required supportive services, (3) set-asides in
larger, more traditional affordable housing developments, and (4) transitional housing or
crisis shelters.

40 Information from the County Health and Human Services, Supervisor of the Long-Term Care Ombudsman
Program. Example: Villa Martin ($165/day or $5,115 per month for Assisted Living or Skilled Nursing. $330/day or
$10,230/month if medical exclusion/preexisting condition).
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Federal sources of financing could include Multi-family Housing/Supportive Housing,
Mental Health Services Act, Transitional Age Youth, and Section 8 project-based
vouchers, which can be leveraged with local funds.

As the population ages, the need for accessible housing will increase. Consideration can
be given to accessible dwelling conversion (or adaptability) and appropriate site design.
Incorporating barrier-free design in all new multi-family housing is especially important
to provide the widest range of choice and is often required by State and federal fair
housing laws. Barriers to applying for building and planning approvals for reasonable
accommodation modifications to units could be removed by providing over-the-counter
approvals and streamlining the application process.

The unincorporated County’s population with a disability is similar to that of the County
and Bay Area. According to 2019 ACS data, approximately 9.2% of the unincorporated
County’s population has a disability of some kind*', compared to 9.1% and 9.6% of
Marin County and the Bay Area’s population. Table H-2.38 shows the rates at which
different disabilities are present among residents of unincorporated Marin County and
its community areas. Among the unincorporated County communities, the San
Geronimo Valley, Marinwood/Lucas Valley, Santa Venetia/Los Ranchitos, and Marin City
have a higher proportion of persons with a disability than the unincorporated County.
However, across all communities, ambulatory difficulties were the most prominent.

4! These disabilities are counted separately and are not mutually exclusive, as an individual may report more than one
disability. These counts should not be summed.
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Table H-2.38: Persons with Disabilities by Disability Type

With a With an

With a With an Self- | Independent
Hearing Cognitive | Ambulatory | Care Living
Community Disability | Difficulty | Difficulty | Difficulty | Difficulty | Difficulty | Difficulty

Black Point-Green Point 9.4% 4.6% 0.6% 2.2% 4.3% 2.0% 4.0%
N. Costal West Marin 5.8% 3.8% 2.0% 3.8% 5.8% 3.8% 3.8%
Central Coastal West Marin 10.3% 3.4% 2.2% 1.6% 4.3% 0.9% 1.6%
The San Geronimo Valley 11.2% 4.7% 2.8% 4.2% 7.2% 2.2% 2.6%
Southern Coastal West Marin 6.9% 3.1% 0.6% 2.1% 2.4% 0.0% 0.2%
Marinwood/Lucas Valley 12.0% 3.3% 1.4% 3.2% 6.8% 1.9% 6.7%
Santa Venetia/Los Ranchitos | 16.0% 3.0% 4.7% 7.4% 8.1% 4.5% 9.5%
Kentfield/Greenbrae 7.1% 2.1% 0.5% 2.5% 2.9% 2.3% 3.6%
Strawberry 7.6% 2.2% 0.6% 2.0% 3.6% 2.1% 1.6%
Tam Valley 8.6% 3.0% 1.8% 2.5% 3.1% 1.8% 2.3%
Marin City 12.6% 0.4% 2.7% 6.1% 4.8% 1.9% 6.2%
Unincorporated 9.2% 2.6% 1.4% 2.8% 4.0% 1.7% 3.0%

Source: American Community Survey 5-Year Estimates, 2015-2019:

Note: Please refer to Table H-2.1 for the census designated places included in the unincorporated communities

Senate Bill 812, which took effect January 2011, requires housing elements to include
an analysis of the special housing needs of the developmentally disabled in accordance
with Government Code Section 65583(e). Developmental disabilities are defined as
severe, chronic, and attributed to a mental or physical impairment that begins before a
person turns 18 years old. This can include Down’s Syndrome, autism, epilepsy,
cerebral palsy, and mild to severely impaired intellectual and adaptive functioning. Some
people with developmental disabilities are unable to work, rely on Supplemental
Security Income, and/or live with family members. In addition to their specific housing
needs, they are at increased risk of housing insecurity after an aging parent or family
member is no longer able to care for them.

The California Department of Developmental Services is responsible for overseeing the
coordination and delivery of services to more than 330,000 Californians with
developmental disabilities. While there are no estimates of the population with
developmental disabilities, according to the ABAG Housing Needs report, as of 2020 the
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California Department of Developmental Services served 384 individuals with a
developmental disability in the unincorporated County. Of these individuals with a
developmental disability, children under the age of 18 made up 29%, while adults
accounted for 71%. The Department of Developmental Services estimated that a
majority (57%) of individuals with developmental disabilities resided with a
parent/guardian, while 21% live in independent/ supportive living facilities and 17% in
community care facilities (Table H-2.39Table H-2.39:).

Table H-2.39: Population with Developmental Disabilities by Residence

Residence Type % of Persons Served

Home of Parent /Family /Guardian 56.7%
Independent /Supported Living 21.2%
Community Care Facility 17.1%
Intermediate Care Facility 2.5%
Other 2.2%
Foster /Family Home 0.3%
Totals 363
Notes:

-The California Department of Developmental Services provides ZIP code level counts. To
get jurisdiction-level estimates, ZIP code counts were cross walked to jurisdictions using
census block population counts from Census 2010 SF1 to determine the share of a ZIP
code to assign to a given jurisdiction.

- Totals differed at source (i.e. total Population with Developmental Disabilities by age as
presented in ABAG’s Housing Needs Report was 384).

Source: California Department of Developmental Services, Consumer Count by California
ZIP Code and Residence Type (2020)

The total number of persons served in unincorporated County communities cannot be
estimated because the Department of Developmental Services does not give exact
number of consumers when fewer than 11 persons are served (Table H-2.40Table H-
2.40). However, based on the September 2020 Quarterly Consumer Reports, the
communities of Marinwood/Lucas Valley, Santa Venetia/Los Ranchitos, and Black —Point
- Green Point have the greater population of persons with developmental disabilities, as
evidenced by the higher number of consumers from their ZIP codes.
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Table H-2.40: Consumer Count by California ZIP Code and Age Group

Zip 0 17
Community Code 18+ yrs | Total

Black Point-Green Point Black Point — Green Point | 94945
Northem Costal West Marin | Dillon Beach 94929 |0 <11 >0
Tomales 94971 |0 0 0
Central Coastal West Marin | Point Reyes Station 94956 | <11 <11 >0
Inverness 94937 |0 <11 >0
Nicasio 94946 | <11 <11 >0
The San Geronimo Valley "q- " Geronimo Valley 94963 | 0 <11 >0
Woodacre 94973 | <1 <11 >0
Lagunitas 94938 |0 0 0
Forest Knolls 94933 | <11 <11 >0
Southern Coastal West Stinson Beach 94970 |0 0 0
Marin Bolinas 04924 | <11 [<11 | >0
Muir Beach 94965 | 12 25 37
Marinwood/Lucas Valley Lucas Valley N/A N/A N/A N/A
Marinwood 94903 | 62 223 285
gzztcahi\t/oe: ereltes Santa Venetia 403 62 223 285
Kentfield/Greenbrae Kentfield 94904 | 17 16 33
Strawberry Strawberry 95375 |0 0 0
Fam Valey \leﬂ;a;lpals Homestead 94941 32 67 99
Marin City Marin City 94965 | 12 25 37

Source: California Department of Developmental Services, Consumer Count by California
ZIP Code and Residence Type (2020)

Note: Please refer to Table H-2.1 and Figure H-2.1 for the census designated places
included in the unincorporated communities
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The needs of individuals with developmental disabilities are similar to those with other
disabilities, and they face similar challenges in finding affordable housing. Many
individuals with developmentally disabilities are on fixed incomes and cannot afford
market rate rents. In addition, supportive services are often beneficial to maintain
housing stability.

Large Families

Large-family households are defined by the U.S. Census Bureau as households
containing five or more persons. The 2019 ACS data reflect that 7% of Marin’s
households meet the definition of a large family (five or more people) and that over half
(55%) of large-family households in the County live in owner-occupied homes (Table H-
2.41Table H-2.41). In the unincorporated area of the County, there are about 2,071
large-family households, which make up 8% of all households in the unincorporated
County. Of these households, 69% are owner-occupied households and 31% are
renters.

Among the community areas, Black Point-Green Point, Marinwood/Lucas Valley, and
Kentfield/ Greenbrae have the highest percentages of large family households. In these
communities, over 10% of households have five or more persons.

Table H-2.41: Large-Family Households (5 or more persons) by Tenure

Owner-Occupied Renter-Occupied Total Large Family Total
Households Households Households Households

Black pPoint-Green Point 80.6% 19.4% 10.9%

Northern Costal West Marin | 9 100.0% | 0 0.0% 9 42% | 212
Central Coastal West Marin | 0 0.0% 0 0.0% 0 00% | 853
The San Geronimo Valley | 67 56.3% | 52 43.7% 119 79% | 1,500
sounem Cossaest 14y | 1000% | 0 00% |11 11% | 1,026
Marinwood/ Lucas Valley 227 T47% |77 25.3% | 304 12.6% | 2,412
Santa Venetial Los 128 | 88.3% |17 M7% | 145  |84% |1,717
Ranchitos

Kentfield/ Greenbrae 258 87.5% |37 12.5% | 295 11.5% | 2,567
Strawberry 110 75.9% |35 241% | 145 6.1% | 2,391
Tam Valley 270 71.2% | 109 28.8% | 379 82% | 4,617
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Table H-2.41: Large-Family Households (5 or more persons) by Tenure

Owner-Occupied Renter-Occupied | Total Large Family Total
Households Households Households Households

Community Number | Percent | Number | Percent | Number | Percent | Number
Marin City 10 20.8% | 38 79.2% |48 3.5% | 1,377
Unincorporated Marin 1,434 | 69.2% | 637 30.8% | 2,071 8.0% | 25,850
Marin County all 4150 | 54.9% | 3,411 451% | 7,561 7.2% | 105,432

Source: American Community Survey 5-Year Estimates, 2015-2019, Table B25009.

Note: Please refer to Table H-2.1: and Figure H-2.1 for the census designated places included in
the unincorporated communities

Housing Units Available for Large Families

The unit sizes available in a community affect the household sizes that can access that
community. Large families are generally served by housing units with three or more
bedrooms, of which there are an estimated 17,363 units in unincorporated Marin
County, accounting for 67% of housing stock. Among these large units with three or
more bedrooms, 85% are owner-occupied and 15% are renter-occupied (Table H-2.42).
The unincorporated County has a higher percentage of housing units with three or more
bedrooms than the County as a whole (67% and 58%, respectively). The communities
of Central Coast West Marin, The San Geronimo Valley, Southern Coastal West Marin,
Strawberry, and Marin City have a significantly lower share of housing units with three or
more bedrooms than other communities and the unincorporated County. Table H-2.42
also illustrates the shortage of large units is primarily in the rental category, as the share
of the housing stock with three or more bedrooms is less than 21% for all areas but
Marin City.
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Table H-2.42: Units with Three or More Bedrooms by Tenure

Total Units with 3+

Owner Units Renter Units Bedrooms
Black Point-Green Point 91.1% 8.9% 72.9%
Northern Costal West Marin 137 81.5% |31 18.5% | 168 79.2%
Central Coastal West Marin 211 79.0% | 56 21.0% | 267 31.3%
The San Geronimo Valley 694 92.7% |55 7.3% 749 49.9%
Southern Coastal West Marin 324 81.8% |72 18.2% | 396 38.6%
Marinwood/Lucas Valley 1,956 91.6% 179 8.4% 2,135 88.5%
Santa Venetia/ Los Ranchitos 1,165 90.6% | 121 9.4% 1,286 74.9%
Kentfield/ Greenbrae 1,871 924% | 154 7.6% 2,025 78.9%
Strawberry 913 83.8% | 177 16.2% | 1,090 45.6%
Tam Valley 2,777 84.2% | 520 15.8% | 3,297 71.4%
Marin City 175 412% | 250 58.8% | 425 30.9%
Unincorporated Marin 14,833 85.4% 2,530 14.6% 17,363 67.2%
Marin County 52,576 85.4% | 9,012 14.6% | 61,588 58.4%

Source: Source: American Community Survey 5-Year Estimates, 2015-2019, Table B25009,
Table B25042.

Note: Please refer to Table H-2.1: and Figure H-2.1 for the census designated places included in
the unincorporated communities

Although enough units appear to be available to meet the demand for large households
(i.e., there are 2,071 large family households and 17,363 units with three or more
bedrooms), available large units may be unaffordable to large families (see income
section/refer to income section), or as is the case in many jurisdictions, large units are
not always occupied by large-family households. Due to the limited supply of
adequately sized rental units and affordable homeownership opportunities to
accommodate large-family households, large families face additional difficulty in locating
housing that is adequately sized and affordably priced. As mentioned in the Seniors
section above, many older residents are aging in place and are “overhoused”, which
may further limit the availability of units for larger households. In Marin County,
adequate market-rate homeownership opportunities exist, but these homes are out of
reach economically for moderate and low income families.
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The AFFH Appendix of this Housing Element found that large renter households
experience a greater rate of housing problems with physical defects (lacking complete
kitchen or bathroom or are living in overcrowded conditions) compared to other renter
households.

Female-Headed and Single-Parent Households

Households headed by one person are often at greater risk of housing insecurity,
particularly female-headed households, who may be supporting children or a family with
only one income. Female-headed households fall into one of three primary groups in
Marin County: single professional women, single parents, and seniors. The last two
groups in particular may have a need for affordable housing. The housing needs of
senior residents are discussed above in the section on Seniors. The needs of female-
headed households with children are particularly acute. As stated in the ABAG Housing
Needs Data Packet, female-headed households with children may face particular
housing challenges, with pervasive gender inequality resulting in lower wages for
women. Moreover, the added need for childcare can make finding a home that is
affordable more challenging. The need for additional housing options for families with
children was a priority identified by community members during the Housing Element
public outreach process.

As shown in Table H-2.43, there are a total of 25,850 households in the unincorporated
area of the County, of which 6,745 (26%) are female-headed households. Moreover,
approximately 800 (3%) of the total households are female-headed households with
children under the age of 18. The percent of family households living in poverty that are
female headed in the unincorporated County is less than 1% (approximately 150
households), which is lower than the 3% (approximately 480) of all family households
overall that are living in poverty. Compared to the County, unincorporated County has a
lower percentage of female headed households, female-headed households with
children, and lower rates of poverty for all families and for female-headed households.
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Table H-2.43: Female-Headed County and Marin County

Total households 25,850 105,432
Total Female-Headed Households 26.1% 28.2%
With children 3.1% 3.3%
Total Families 17,061 66,052
Total families under the poverty level 2.8% 3.8%
Female-Headed Households under the poverty level 0.9% 1.5%
With children 0.6% 1.1%

Source: American Community Survey, 5-Year Estimates 2015-2019, Tables DP02 and B17012.

Within the unincorporated County, Marin City has the highest percentage of female-
headed households (42% of all households are female-headed households) and female-
headed households with children (11%). Marin City also has the highest poverty rates
compared to all community areas and the unincorporated County; about 16% of all
family households are living below the federal poverty line. Female-headed households
also have higher rates of poverty (11%) in Marin City compared to other community
areas. About 6% of all households in the Marin City are female-headed family household
with children living below the poverty line. As discussed earlier in this chapter, Marin
City also has one of the highest percentage of non-white residents.
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Table H-2.44: Female-Headed Households (FHH) - Unincorporated County
Communities

Total
families
under
Total the
households | Total | FHH w/ Total poverty | poverty | FHH w/

Community (HH) FHH | children | Families level
Black Point-Green Point 617 | 12.0% 0.0% 419 | 1.9% 0.0% 0.0%
Northern Costal West Marin 212 | 36.8% 0.0% 129 | 0.0% 0.0% 0.0%
Central Coastal West Marin 853 | 39.4% 0.0% 381 4.2% 1.6% 0.0%
The San Geronimo Valley 1,500 | 28.9% 2.4% 769 | 6.2% 0.0% 0.0%
Southern Coastal West Marin 1,026 | 32.0% 1.2% 451 1 4.7% 1.8% 0.0%
Marinwood/Lucas Valley 2412 | 25.9% 2.0% 1,762 | 3.2% 1.0% 1.0%
Santa Venetia/Los Ranchitos 1,717 | 34.7% 1.2% 1,051 | 0.0% 0.0% 0.0%
Kentfield/Greenbrae 2,567 | 20.6% 3.7% 1,874 | 2.2% 0.6% 0.6%
Strawberry 2,391 | 36.2% 7.2% 1,348 | 2.7% 0.9% 0.9%
Tam Valley 4617 | 24.6% 3.9% 3,202 | 1.9% 0.0% 0.0%
Marin City 1,377 | 42.0% 10.5% 698 | 16.3% 10.5% 6.3%

FHH = Female-Headed Households
Source: American Community Survey, 5-Year Estimates 2015-2019, Tables DP02 and B17012.

Note: Please refer to Table H-2.1: and Figure H-2.1 for the census designated places included in the
unincorporated communities

Agricultural Workers

Marin’s agricultural history remains a strong value and source of pride, particularly in the
Coastal and Inland Rural Corridors of the County. According to the United States
Department of Agriculture (USDA), Marin County farms and ranches encompass
approximately 140,075 acres, or about 41% of the County’s total land area; land in farms
decreased by 18% from 2012 to 2017.42 Rural West Marin has an economic base of
cattle ranches, dairies, organic vegetable farms, poultry, mariculture, and tourism. Of the

42 2017 Census of Agriculture Marin County Profile,
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343 agricultural operations in Marin County, the majority are third- to fifth-generation
family-owned farms and are not large by California standards, with an average size of
408 acres.

Agricultural workers are significantly impacted by the high cost of living in Marin County,
especially housing costs that are influenced by vacation rentals and high-end tourism.
To promote a vibrant and economically sound agriculture base as part of Marin County’s
future, quality affordable housing for agricultural workers is needed. In almost all cases
agricultural housing is tied to employment. If a worker is fired or leaves a job, becomes
injured or an agricultural facility stops production, that housing is no longer available.
This was identified as a concern during the public outreach for the Housing Element.

Almost all agriculturally zoned land in Marin County is located within unincorporated
County areas, so presumably the data available on the agricultural worker population in
the County is representative of the unincorporated County. The 2017 USDA Census
reported that in Marin County, 1,274 persons were hired farmworkers, which accounts
for less than 1% of the Marin County workforce. 43

Distinct from other agricultural regions of the State, much of the County’s agricultural
production primarily requires a year-round, permanent workforce. As a result, the
County does not experience a significant influx of seasonal workers during peak harvest
times. Agricultural worker housing needs are dictated by the presence of parallel
factors:

e The majority of agricultural worker housing units, both for permanent and
seasonal workers, are provided on site by the employer-ranchers.

e As a largely permanent workforce, agricultural workers live in multi-person
households, often with spouses and children.** Agricultural workers’ spouses are
often employed in non- agricultural jobs, such as visitor-serving businesses in
West Marin.

These factors indicate that the housing needs of agricultural workers are best met
through the provision of permanent single- and multi-family affordable housing. Given
the existing housing on ranches, two important issues arise:

e Ensuring that the workforce and their families are being housed in safe and
healthy conditions is a major priority

e Allowing agricultural worker households to determine the type and location of
housing that is most suitable through enhancing housing choices and options

¢ Additional tenant rights to support agricultural workers

43 Civilian employed population 16 years and over. American Community Survey Five-Year Estimates, 2015-2019.
Table S2403.

44 Evaluation of the Need for Ranch Worker Housing in Marin County, California, California Human Development
Corporation, July 2008
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Limited space, septic capacity, and high building costs often make it difficult to house
migrant workers, presenting disincentives for employer-ranchers to provide more than
basic shelter with minimal amenities. Common challenges faced by agricultural worker
households include:

Limited Income: With a mean annual salary of $41,321,45 most agricultural
workers fall within very low income groups (the 2021 HCD income limits are
$38,400 and $63,950 for a one-person household for extremely low and very low
income households).

Cost Burden/Lack of Affordability: As described above, HUD considers payment
of more than 30% of a household’s income for direct housing expenses as
overpayment or an undue hardship. According to the California Housing
Partnership 2021 Affordable Housing Needs Report,*® a Marin County household
would have to earn a minimum of $48.46 an hour in full-time employment to
afford the average asking rent*” in Marin County. Opportunities for affordable
rental housing or opportunities for homeownership are considerably constrained
for the agricultural worker population.

Overcrowding: Due to low incomes and lack of inventory, agricultural workers
have limited housing choices and are often forced to double up to afford rents.
Many such units are not monitored for code enforcement on past development
and building approvals unless complaints are lodged.

Substandard Housing Conditions: Many agricultural workers occupy substandard
housing, such as informal shacks, illegal garages, barns or storage units, trailers,
and other structures generally unsuitable for occupancy. The County’s Code
Enforcement staff investigates complaints against property owners for code
violations but does not actively monitor agricultural worker housing units for code
compliance. Few HUD Section 8 vouchers are utilized in West Marin due to the
scarcity of affordable units and the inability of these units to pass the required
HUD Housing Quality Standards inspection. During the Housing Element public
outreach, it was identified that in many cases, existing septic systems cannot
accommodate new units on sites in West Marin, including those that house
agricultural employees and their families.

4> Based on the mean annual wages for Farming, Fishing, and Forestry Occupations in the Marin County (San Rafael
MD) as reported in the 2021 First Quarter Occupational Employment and Wage Statistics (OEWS) Survey.

46 https://1p08d91kd0c03rixhmhtydpr-wpengine.netdna-ssl.com/wp-
content/uploads/2021/05/Marin_Housing_Report.pdf

47 Average asking rent assumed was $2,520.
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The need for the County to facilitate additional housing for agricultural workers was
identified as a key priority during preparation of the Housing Element by focus groups,
particularly in West Marin.

Currently, the County’s provisions for agricultural worker housing is not consistent with
State Employee Housing Act. Furthermore, the Development Code does not contain
provisions for employee housing. Pursuant to the Employee Housing Act, any housing
for six or fewer employees (in any industry) should be permitted as a single-family
residential use. The Housing Plan section of the Housing Element contains programs to
address these inconsistencies with state law and to help to facilitate more agricultural
worker housing in the unincorporated County.

Individuals and Families Experiencing Homelessness

Individuals and families experiencing homelessness have immediate housing needs.
Also, many residents lack stable housing but are not considered unhoused, according to
the HUD definition*®. They live doubled up in overcrowded dwellings, often sleeping in
shifts or renting closet space or “couch surfing” with family or friends. Although not
living on the street, this population often has no means of stable accommodation and
may experience periods of being unsheltered. In addition, their living situation affects
their ability to access services designated for people experiencing homelessness.

The Marin County 2019 Point in Time Count of people experiencing homelessness was
conducted on January 28, 2019 and surveyed 360 unsheltered and sheltered individuals
experiencing homelessness to profile their experience and characteristics. This is an on-
the-ground survey that is undertaken by a team of County employees and volunteers to
determine that number of persons experiencing homeless at a specific point in time
(January 28, 2019). According to this survey, in January 2019, 1,034 persons in the
County met the Marin County Health and Human Services definition of homeless, of
which 172 (17%) resided in the unincorporated County (Table H-2.45). This represented
a 7% decrease from the 2017 countywide population, but a 26% increase in the
unincorporated County homeless count. All homeless persons surveyed in the
unincorporated County in 2019 were considered unsheltered, while countywide, about
68% are unsheltered. Regionally, North Marin and Central Marin had the highest
population of people experiencing homelessness, while in the unincorporated County,
West Marin had the highest population of people experiencing homelessness.

In 2019, the number of those experiencing unsheltered homelessness continued to
decrease in all regions of the County except for West Marin and South Marin. West
Marin saw a population increase of 41 people since 2017, which may be in part due to
increased outreach efforts and specialized teams familiar with the communities

48 (1) Individual or family who lacks a fixed, regular, and adequate nighttime residence, (2) Individual or family who will
imminently lose their primary nighttime residence within 14 days.
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conducting the count in this region. With the planned closure of a rotating shelter in
2017, the sheltered number decreased by 20% from 2017 to 326 persons in 2019.
Although the sheltered number decreased, the unsheltered number did not increase.
Information about the 2021 count of persons experiencing homelessness is included

later in this section, in Effects of Covid-19.

Table H-2.45: Total Homeless Count Population, By Jurisdiction and

Shelter Status

North Marin 147 163 310
Novato 147 163 310
Central Marin 277 94 371
San Anselmo 20 0 20
San Rafael 161 94 255
Corte Madera 39 0 39
Fairfax 5 0 )
Larkspur 28 0 28
Mill Valley 8 0 8
Unincorporated Central Marin 16 0 16
South Marin 144 0 144
Sausalito 25 0 25
Richardson Bay Anchor Outs 103 0 103
Belvedere 0 0 0
Unincorporated South Marin 16 0 16
West Marin 140 0 140
Unincorporated West Marin 140 0 140
Other 0 69 69
Domestic Violence Shelter 0 69 69
Rotating Shelter 0 0 0
Unincorporated Total 172 0 172
County Total* 708 326 1,034
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Table H-2.45: Total Homeless Count Population, By Jurisdiction and
Shelter Status

Jurisdiction Unsheltered Sheltered Total
Source: 2019 Marin County Homeless County and Survey Comprehensive Report

Note: Please refer to Table H-2.1: and Figure H-2.1 for the census designated places
included in the unincorporated communities. * Total is the sum of North Marin, Central
Marin, South Marin and West Marin and “Other.”

Characteristics of the Population Experiencing Homelessness

The Needs Assessment in the County’s 2020-2024 Consolidated Plan estimated that
543 persons were becoming homeless each year (System Performance Measure 5.2),
while 199 persons exited homelessness each year (System Performance Measure 7b.1).
In addition, the Consolidated Plan estimated that people experience homelessness for
over two years (764 days; System Performance Measure 1.2).

During the 2019 Point in Time Count, 54 households with children aged 18 or under
were counted, including 61 adults and 81 kids (147 individuals). This is lower than the
75 households with children counted in 2017. Most families reported the following
reasons for homelessness: lack of affordable housing, no income/loss of job,
alcohol/drug issues, or end of a relationship. About 90% of Marin County families
experiencing homelessness reside in shelters or transitional housing programs (66
households).

The 2019 Point in Time count report showed 38% (360) of all homeless adults counted
having at least one type of disabling condition, such as a physical or developmental
disability, chronic illness, or a substance use disorder. About 62% of these individuals
with disabling conditions are unsheltered, while 38% live in emergency or transitional
housing. Health issues and mental health issues are not atypical to the population
experiencing homelessness. Homelessness is a traumatic event which can cause both
physical and psychological difficulties.

Overall, the 2019 Marin County Homeless Count and Survey revealed a diverse
homeless population with many different trends and needs. The data presents valuable
insights into the population experiencing homelessness in Marin County for both the
general population and subpopulations:

e About 31% of those experiencing homelessness were over the age of 50, and
19% were under age 25.
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e Those who are Black or African American were overrepresented in the
population: 2% of the general population but 17% of the homeless population
identified as Black or African American.

e First-time homelessness decreased from 35% in 2017 to 30% in 2019.

e 70% of survey respondents had experienced homelessness for one year or more.

e Economic issues were the most frequently cited cause of homelessness (49%).

e 73% cited a need for rental assistance to get into permanent housing.

o Veterans: More veterans were being sheltered in 2019, 19% were sheltered up
from 13% in 2017 and veterans were more likely to report a physical disability
(45% of veteran respondents compared 22% of non-veteran respondents).

e Families with Children: The number of families experiencing homelessness
decreased 28% from 2017. This may have changed since the Covid-19
pandemic.

e Unaccompanied Children and Transition-Age Youth: There were eight
unaccompanied children and 99 unaccompanied transition-age youth (age 18-
24) enumerated, accounting for 10% of the population experiencing
homelessness in Marin County. Youth respondents were less likely to receive
free meals (17%) than those over age 25.

e Older Adults: Older adults comprised 31% of the population experiencing
homelessness and over two thirds were unsheltered.

Effects of COVID-19

Due to the COVID-19 pandemic, the County delayed the 2021 on-the-ground count until
2022. The decision was made with a heavy consideration for public safety, for both the
unhoused in Marin County and the teams that count them. However, in the continuing
effort to monitor homelessness and progress towards its elimination, the Marin County
Continuum of Care decided that it would be safe to conduct a vehicle count versus the
in person, on the ground count typically done, to partially help understand the current
state of homelessness locally. On February 25, 2021, a special team of 41 people
comprising local law enforcement, homeless outreach staff, and persons with lived
vehicle experience canvassed Marin County to help determine the current prevalence of
people living in vehicles. The count found 486 people living in 381 vehicles, a 91%
increase over 2019.%° Between 2019 and 2021, the number of people living in vehicles
decreased in West Marin, while increasing in North, Central and Sothern Marin.

Because people experiencing homelessness are not evenly distributed between living
situations and living in a vehicle is often the first place people go when they become
homeless, the 91% increase in people living in vehicles does not equal a 91% increase

4% Marin Health and Human Services, 2021 Marin Homelessness Vehicle Count, February 25, 2021.
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in homelessness overall. However, it does indicate some level of new homelessness in
Marin.

Unmet Needs

According to the data collected during the 2019 Point in Time count and the needs
assessment conducted to inform the Marin County 2020-2024 Consolidated Plan, the
populations most in need of housing include individuals with mental and physical
disabilities, families, individuals in the work force, and older adults in the very low and
low income range. Those currently housed but at imminent risk of homelessness include
those with disabilities, households with children below the federal poverty level, older
adults, and farmworkers.

The needs of the homeless population and an outline of ways to address them are
contained in the report A Response to Homelessness in Marin County: Assessing the
Need & Taking Action (2019). Ultimately, the report identified the following priorities and
goals through a series of stakeholder discussions:

e End Chronic and Veteran Homelessness in Marin County by 2022

e Create Additional Permanent Housing Opportunities to Address Needs of the
Most Vulnerable

e Maintain and Enhance Fidelity to the Principles of Housing First
Improve and Expand Data Sharing Capacity to Provide Comprehensive,
Coordinated Care to Persons Experiencing Homelessness

To estimate the unmet need for shelter beds and to document the existing resources for
homeless families and individuals, the County used information from the 2021 Homeless
Housing, Assistance, and Prevention (HHAP) Grant Program funding application
submitted to the State of California’s Business, Consumer Services, and Housing
Agency. Table H-2.46 identifies which areas of the local homelessness response system
(e.g., shelter, rental subsidies, supportive housing) have gaps in resources based on the
needs of people experiencing homelessness in the County. During the public outreach
for the Housing Element, establishing a coordinated entry system for individuals
experiencing homeless, particularly in West Marin, was identified as a need. Focus
group participants stated that people in West Marin are living in camper vans and
isolated from services.
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Table H-2.46: Service Gap Analysis
Total # of Clients

Total # of Clients

Currently Needing Cu.rr.ently . Remaining Needs
. . Receiving This
This Service .
Service
Interim Housing/Shelter Beds 1,034 326 708
Rental Assistance 756 235 521
Supportive Housing (Permanent) 1,076 525 551
Outreach 708 300 408
Prevention/Diversion 2,690 520 2,170

Source: Marin County CoC Homeless Housing, Assistance and Prevention (HHAP) Grant
Program Application submitted to Business, Consumer Services, and Housing Agency
(BCSH).

Table H-2.47 below provides a summary of the emergency shelter beds and transitional
and supportive housing units for homeless people that are located throughout Marin
County. The Fireside Affordable Apartments, which provide 18 units of supportive
housing (10 for families and 8 for formerly homeless seniors), are located within
unincorporated Marin County. Additional transitional or supportive units provided at
scattered sites and located within the unincorporated County are unknown at this time.

Marin Countywide Plan 85



2023-2031 Housing Element

Table H-2.47: Facilities and Housing Targeted to Homeless Households

Transitional Permanent
Housing Supportive

Emergency Shelter Beds Beds Housing Beds
Year-Round Voucher /
Beds Seasonal /
(Current & Overflow Current &
New) Beds New Current & New | Development
Households
with Adult(s) 55 3 159 155 0 372
and Child(ren)
Households
with Only Adults 149 60 38 492 10 749
Chronically
Homeless 0 0 0 492 28 520
Households
Veterans 0 0 0 16 0 16
Unaccompanied
Youth 0 0 0 0 0 0
Total 204 63 197 1,155 38 1,657

Source: Marin County 2020-2024 Consolidated Plan

Assessment of Unmet Year-Round Need for Emergency Shelter

Marin County estimates that 708 year-round interim housing/emergency shelter beds
are needed to meet the needs of the 1,034 unsheltered homeless people in the County.
Given the increase in homelessness assumed from the 2021 vehicle county surveys, it is
likely that this need is higher due to the COVID-19 pandemic.

Assessment of Unmet Need for Supportive Housing

In Marin County’s 2021 HHAP Grant Program Application, the County’s Continuum of
Care estimates that the County has an unmet need for 551 beds across jurisdictions in
permanent housing. There is no breakdown of this unmet need estimate by jurisdiction.
However, Marin County has estimated the needed beds based on the percentage of the
total number of unsheltered homeless people living in the community. Given that 24% of
the total unsheltered homeless people in the County are estimated to reside in
unincorporated areas of Marin, the estimated unmet need for supportive housing beds is
133. The program chapter of the Housing Element contains a program to pursue
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funding for providing permanent supportive housing for the homeless (Project
Homekey).

Extremely Low Income Households

Extremely low-income households earn up to 30% of the Area Median Income. This
group is considered a special needs groups because of the limited housing options
available to them. Extremely low-income households also tend to include a higher
proportion of seniors or disabled persons. In unincorporated Marin County, 3,623
households were considered extremely low-income according to the 2013-2017
Comprehensive Housing Affordability Strategy (CHAS) data by HUD, which represents
about 14% of the overall households (Table H-2.22). This is similar to the share of ELI
households in Marin County overall (14.9%). Approximately 61% of the extremely low
income households were renters. Furthermore, 73% of the extremely low-income
households were experiencing at least one housing problem (overcrowding, cost
burden, or inadequate housing) (Table H-2.48). Specifically, 68% of the extremely low-
income renters and 81% of the extremely low-income owners were experiencing at least
one housing problem. Cost burdens are also high for extremely low income households.
About 70% of all ELI households are cost burdened. About 62% of ELI renters
experience cost burdens compared 81% of ELI owner households.

Among the unincorporated county communities, West Marin communities have the
highest concentration of ELI households (Table H-2.23). Marin City has the highest
proportion of ELI households 40%), followed by Central Coastal West Marin (30%),
Northern Coastal West Marin (23%), and Southern Coastal West Marin (18 percent).

Table H-2.48: Housing Problems and Cost Burden for ELI HH by
Tenure- Unincorporated County

Owners Renters All Unincorp. HH
# # # %
ELI 1,128 - 1,768 - 2,896 -
with at least one H
problem 918 81.4% 1,203 68.0% 2,121 73.2%
with cost burden 912 80.9% 1,104 62.4% 2,017 69.6%

Source: 2013-2017 HUD CHAS
Data is the sum of the CDPs in Table H-2.1.
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The City supports the housing needs of ELI households and lower income households
with HUD Community Planning and Development Grants and SB2 Permanent Local
Housing Allocation (PLHA). The CDBG can fund a variety of activities such as
acquisition and/or disposition of real estate or property, public services, relocation,
rehabilitation of housing, and homeownership assistance. HOME funds can be used for
activities that provide affordable housing opportunities for low to moderate income
households, such as development of new affordable units, owner-occupied housing
rehabilitation, homebuyer assistance, and tenant-based rental assistance. The County
uses HOME funds to gap-finance affordable housing projects throughout the County.
The County anticipates receiving between $750,000 to $1,500,000 in PLHA annually
that can be used to increase the supply of housing for households at or below 60% of
AMI (which includes ELI households) and facilitate housing affordability, particularly for
lower and moderate income households.

In addition, the City’s Housing Plan includes a program to explore strategies that
strengthen tenant protections such as rent stabilization, just cause for eviction, and local
relocation assistance (Program 31- Tenant Protection Strategies). Tenant protection
strategies benefit the most vulnerable segments of the community such as ELI
households. There is also a variety of programs to increase affordable housing supply
throughout the County, prioritizing funding to projects that include ELI households.

Units at Risk of Conversion

As of 2022, 24 affordable housing projects totaling 1,148 units (including 877 affordable
units) are in unincorporated Marin (Table H-2.49). 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 low
income units that are at risk of losing deed-restricted subsidies in the next 10 years. Two
projects (Ponderosa Estates and Parnow House) with 128 affordable units are deemed
at risk of conversion during the 2023-2033 at-risk analysis period.
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Table H-2.49: Publicly Assisted Multi-Family Affordable Rental Housing

Expiration
Utility Type | Non Profit Date

Ponderosa 1001 Drake 56 56 John 2023
Estates Ave. Stewart
Parnow 164 N. San 72 72 EAH 2024
Friendship Pedro Rd. Housing
House
The Redwoods 60 60 Community | 2036
Il Church of

Mill Valley
Mill Creek 9 9 Persons with | North Bay | 2039
Apartments disabilities Rehab

Services
Village 2 Park Circle | 25 25 Seniors Oakland 2040
Oduduwa Community
Complex Housing

Manageme

nt
Hilarita 100 Neds Way | 91 91 EAH 2045
Dorothea 52 Terrace Dr. | 30 30 Bridge 2051
Mitchell
Apartments
Rotary Valley 10 Jeannette | 80 80 Seniors Bridge 2051
Senior Village | Prandi Way

#2601
Bo Gas 6 Wharf Rd. 8 8 BCLT 2059
Gibson House | 20 Wharf 7 7 BCLT 2059
Road

Point Reyes 12 Giacomini | 27 27 EAH 2060
Family Homes | Rd.
Mesa 4 4 CLAM 2061
Apartments
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Table H-2.49: Publicly Assisted Multi-Family Affordable Rental Housing

Utility Type

Non Profit

Expiration
Date

Ridgeway 141 Donohue | 225 72 St. Anton 2064
Apartments St. Multifamily
Fireside 115 Shoreline | 50 50 Families and | Eden 2065
Apartments Hwy. Seniors
Toussin 10 Toussin 13 13 Seniors PEP 2065
Apartments Avenue
Anise Turina 10 La Brea 287 287 EAH 2067
Apartments Way
Forest Knolls 6690 Sir 20 20 Mobile SGVAHA 2070
Trailer Court Francis Drake Homes

Blvd.
21 Calle Del 21 Calle del 8 8 CLAM 2071
Embarcadero Embarcadero
(Ocean Terrace
Apartments)
Walnut Place 600 A. St. 25 25 Seniors/Disa | EAH 2073
West Marin bled
Sage Lane 6 6 SGVAHA | Forever
Senior
Homestead 100 Linden 28 28 Seniors/Disa | MHA
Terrace Lane bled
Kruger Pines 47 North Knoll | 56 56 Seniors/Disa | MHA

Rd. bled
Mt. Burdell 10 10 Habitat for

Humanity

Venetia Oaks 263 North San | 36 36 Seniors/Disa | MHA

Pedro Road bled
Total 1,148 877
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According to the 2020-2024 Consolidated Plan, Marin Housing Authority manages 340
Below Market Rate (BMR) homeownership units throughout Marin County that are
preserved by deed-restriction, of which 90 units are in the unincorporated County. The
Marin Housing Authority processes all sales of new units, resales of existing units,
refinances, capital improvement evaluations, down payment assistance, and monitoring
of the portfolio for compliance with BMR Program requirements. MHA also works with
developers at the initial stage to formulate Developer Agreements determining the
affordability range and construction requirements for these BMR units. There are an
additional 408 BMR units in the City of Novato that are managed by Hello Housing in a
similar manner. As of 2020, MHA does not have any anticipated Section 8 contract
expirations.

Conversion Risk

The units considered at-risk of conversion in the unincorporated County are all at risk
based on the expiration of restrictions for low income use through various financing
sources. However, while the units described in Table H-2.49 may meet the definition of
at risk of conversion as described in Government Code Section 65583, the risk of
conversion is low because they are all owned by non-profits with a mission of providing
long term affordable housing. The existing owners all intend to maintain the affordability
of the units. There are limited costs associated with rehabilitation as based on regular
monitoring and inspections, all of the complexes are in good condition.

Preservation Resources

In order to retain affordable housing, the County must be able to draw upon two basic
types of preservation resources: organizational and financial. Qualified, non-profit
entities will be notified of any future possibilities of units becoming at risk. A list of
qualified entitles to acquire and manage at-risk units is available through HCD’s website
and will be relied upon to provide notification of units at risk. However, the majority of
these properties are already owned by nonprofit organizations and therefore
preservation by transferring ownership to other nonprofits is not necessarily an efficient
strategy.

Funding is available to facilitate preservation through the County’s Affordable Housing
Trust Fund, Permanent Local Housing Allocation (PLHA), HOME and CDBG funds.
Preservation is one of the County’s priorities for use of these funds.

Costs of Replacement versus Preservation for Units At-Risk During the
Planning Period

According to the California Housing Partnership Corporation website, one development
is deemed at risk of conversion during the planning period, 56-unit Ponderosa Estates in
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Marin City which has 56 units funded through HUD’s Section 8 program. However,
additional research found that Ponderosa Estates renewed their agreement with HUD in
2004 for an additional 40 years and the current restrictions do not expire until 2044. The
property is part of HUD’s Property Disposition Program which provides financial
assistance for HUD owned housing projects to maintain their affordability. Assistance is
provided to existing projects in need of repair as well as projects already in decent, safe,
and sanitary conditions. By providing funding for these projects, HUD helps preserve
decent, safe, housing affordable for low income families and minimizes displacement.

A second project — 72-unit Parnow Friendship House - is also identified with a potential
conversion date of 2024. However, this project is owned and operated by EAH Housing,
a nonprofit organization committed to providing permanent affordable housing to low
income households. The expiration of deed restriction does not present a risk of
conversion.

The high cost of land and construction make affordable housing development in Marin
difficult without substantial subsidy. Projects tend to be small in scale due to local zoning
which favors lower density development and community opposition to larger housing
projects. Small projects are not competitive for many State funding sources and are not
able to benefit from economies of scale. This results in higher development costs per
unit, and it also results in higher ongoing management costs per rental unit. An example
of high development costs is a project currently developing 54 one-bedroom units of
affordable housing in Marin with a per unit cost of over $650,000.%° Therefore, the cost
to construct 128 new units is estimated at $83.2 million.

Based on the limited supply of developable land, high cost of construction and lengthy
approval process, rehabilitation of existing units instead of new construction is the most
economical way of providing housing. The cost of preservation is significantly less. For
example, in 2015 the eight-unit Calle del Embarcadero Apartments in Stinson Beach
was going to be sold and existing residents, including two tenants using Section 8
housing assistance vouchers, were likely to be displaced because the new owner was
expected to raise rents to market rates. A collaboration between the County of Marin,
Marin Community Foundation, Community Land Trust Association of West Marin
(CLAM) and the Stinson Beach Affordable Housing Committee was formed to enable
the creation of the first permanently affordable housing units in Stinson Beach.
According to the Marin Community Foundation, mix of grants and loans totaling $2.85
million was supplied to cover the cost of purchasing the Calle del Embarcadero
Apartments by CLAM.5" Based on the information supplied by the Marin Community
Foundation, the per unit cost for the acquisition of the apartments was $356,250 per

50 2020-2024 Consolidated Plan.
51 https://www.marincf.org/buck-family-fund-grants/mcf-loan-fund/case-studies-stinson-beach-affordable-housing
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unit, about half of the costs for new construction. Therefore, the cost of preserve 128
units of high and very high risk units can be estimated at about $45.6 million.

Disadvantaged Communities

SB 244, codified in Government Code Section 56375, requires cities and counties to
identify the infrastructure and service needs of unincorporated legacy communities in
their general plans at the time of the next Housing Element update. SB 244 defines an
unincorporated legacy community as a place that meets the following criteria:

e Contains 10 or more dwelling units in close proximity to one another;

e Is either within a city Sphere of Influence (SOlI), is an island within a city;
boundary, or is geographically isolated and has existed for more than 50 years;
and

e Has a median household income that is 80% or less than the statewide median
household income.

Per this definition, no disadvantaged communities are located within the unincorporated
area of the County. The Marin Local Agency Formation Commission’s Municipal
Services Review (MSR) from October 2019 identified one disadvantaged community in
several census tracts covering the Canal neighborhood of San Rafael Region that met
the disadvantaged community criteria.>> However, given this neighborhood is entirely
within the San Rafael city limits, it does not qualify as a disadvantaged community in the
unincorporated County. The October 2020 reports for the Twin Cities Region, Novato
Region, Upper Ross Valley, and Tiburon Peninsula did not identify any disadvantaged
communities.

While the community of Marin City does not fall under the definition of SB 244, it still
faces many of the same challenges. As discussed in the AFFH appendix, Marin City is
defined as a “sensitive community” by the UC Berkeley Urban Displacement project.
This means that the share of renters is above 40%, share of people of color is more than
50% as well as a higher share of low income households and severely rent burdened
households and proximity to displacement pressures. Displacement pressures were
defined based on median rent increases and rent gaps. The Housing Element focus
group members were concerned about displacement for residents who cannot find
affordable housing.

52 https://www.marinlafco.org/files/8fd4604a2/San+Rafael+Reg+MSR_Final+Post+Adoption+0ct.2019%5B2%5D.pdf
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CHAPTER 3: HOUSING CONSTRAINTS

Nongovernmental Constraints

Many factors contribute to the cost of housing, including land and construction costs,
financing, community resistance to new development, and available infrastructure
capacity. These factors impact the availability of housing, especially affordable housing,
in Marin County.

Land and Construction Costs

Nearly 84% of Marin County consists of lands used for open space, watersheds,
tidelands, parks, and agriculture. Only 11% of the land area has been developed, and
most of the remaining available land is in incorporated cities and towns." The limited
amount of land available for development, combined with the County’s location in the
Bay Area, makes land costs high. Land appraisals indicate how land costs impact overall
development costs in Marin County. Land value varies significantly depending on
location and development potential. Two key examples are as follows.

1. In November 2020, a 1.23-acre site in San Geronimo was determined to have a
market value of $1,920,000. The land area value was $352 per square foot, and
the unit valuation was $210,000 per unit.

2. In September 2021, a site in Tomales was valued at $800,000. The land area
valuation was $32 per square foot and the unit valuation was $55,000 per unit (13
total units assumed on the property).

Construction costs include materials and labor. In general, land costs per unit can be
lowered by increasing the number of units built. According to the Association of Bay
Area Governments (ABAG), wood frame construction at 20 to 30 units per acre is
generally the most cost-efficient method of residential development. However, local
circumstances affecting land costs and market demand will impact the economic
feasibility of construction types. The North Bay Fires and the COVID-19 pandemic also
disrupted the supply chain and impacted the costs of construction materials.

One indicator of construction costs is Building Valuation Data, compiled by the
International Code Council (ICC). The unit costs compiled by the ICC include structural,
electrical, plumbing, and mechanical work, in addition to interior finish and normal site
preparation. The data are national and do not account for regional differences nor

' Marin Countywide Plan. Prepared by the Marin County Community Development Agency. Adopted November 6,
2007.
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include the price of the land upon which the building is built. The most recent Building
Valuation Data, dated February 2021, reports the national average for development
costs per square foot for apartments and single-family homes as follows:?

e Type |l or ll, R-2 Residential Multi-family: $157.74 to $179.04 per square foot

e Type V Wood Frame, R-2 Residential Multi-family: $120.47 to $125.18 per square
foot

e Type V Wood Frame, R-3 Residential One- and Two-Family Dwelling: $130.58 to
$138.79 per square foot

e R-4 Residential Care/Assisted Living Facilities generally range between $152.25 to
$211.58 per square foot

Additionally, labor costs are influenced by the availability of workers and prevailing
wages. State law requires payment of prevailing wages for many private projects
constructed under an agreement with a public agency that provides assistance. As a
result, the prevailing wage requirement substantially increases the cost of affordable
housing construction. In addition, a statewide shortage of construction workers can
impact the availability and cost of labor to complete housing projects. This shortage may
be further exacerbated by limitations and restrictions due to the COVID-19 pandemic. In
Marin County, many contractors who cannot afford to live here are not based in the
county and travel from outside the area, potentially adding to labor shortages. Although
construction costs are a significant factor in the overall cost of development, County of
Marin staff has no direct influence over materials and labor costs.

A report in 2020 by the Terner Center for Housing Innovation at UC Berkeley found that
materials and labor (also referred to as hard construction costs) accounted for
approximately 63% of total development costs for multi-family projects in California
between 2010 and 2019.3 The report also found that controlling for project
characteristics, compared to the rest of the state, average materials and labor costs
were $81 more expensive per square foot in the Bay Area. The Bay Area has
comparatively higher construction wages than elsewhere in California.*

In April 2022, the County’s Affordable Housing Financial Assessment Study was
published. This study looked at the costs of affordable housing production in Marin
County, including funding gaps. As part of the analysis, several projects in Marin,
Sonoma and Napa Counties were examined for development costs®. The following is a
summary of the seven projects:

2 https://cdn-web.iccsafe.org/wp-content/uploads/BVD-BSJ-FEB21.pdf

3 The Hard Costs of Construction: Recent Trends in Labor and Materials Costs for Apartment Buildings in California,
Terner Center for Housing Innovation. March 2020.

4 Same as footnote 3.

5 Economic & Planning Systems, Inc. Affordable Housing Financial Assessment Study: Marin County Housing Element
Technical Support Document. April 5, 2022.
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e Average number of units in the project: 85

e Average dwelling units per acre: 63.27

e Average land costs: $3,174,814; $37/square foot

e Average construction costs: $28,383,713; $345/square foot
e Average project costs: $47,179,443; $564/square foot

Identified Densities and Delays in Requesting Building Permits

Requests to develop housing at densities below those anticipated in the Housing
Element may be a non-governmental constraint to housing development, when the
private sector prefers to develop at lower densities than shown in the housing element.
None of the current sites in the 2015-2022 Housing Element have developed. As noted
in the June 2021 Memo from Strategic Economics and Vernazza Wolfe Associates to
update the County’s Inclusionary policies, residential developers participating in this
study cited many factors contributing to the complexity of housing development in
Marin, including long and unpredictable approval processes, opposition from some
community members, lack of available sites, especially those that are zoned for multi-
family housing, high land and construction costs, and inadequate or expensive
infrastructure. These barriers are addressed in the current Housing Element in a variety
of ways, such as Program 1: Adequate Sites for RHNA and Monitoring of No Net Loss
and Program 6: Efficient Use of Multi-Unit Land.

As noted above, CWP policies identified as barriers are being deleted and or amended.
Specifically, the County, concurrently with adoption of the Housing Element, will:

¢ Revise the Housing Overlay District as a form-based code to streamline multi-
family housing development.

e Provide for ministerial review of projects that meet the requirements of the form-
based code and include 20% lower income units.

¢ Provide for by-right zoning on sites identified in past Housing Elements that are
designated for lower income housing.

¢ Amend the Countywide Plan and Zoning Code to increase densities on
opportunity sites identified in the Housing Element and for low income sites have
a minimum of 20 units per acre.

In addition, sites are being rezoned to increase densities to 20 to 30 units per acre, and
objective design standards will be adopted to facilitate review. The EIR prepared for the
housing element evaluated a possible increase in the designated site capacity by 35% to
accommodate future density bonuses and ease project environmental review.

Together, these changes will address the barriers identified above.
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Financing Availability

The availability of financing affects a person’s ability to purchase or improve a home.
Under the federal Home Mortgage Disclosure Act (HMDA), lending institutions are
required to disclose information on the disposition of loan applications. Through analysis
of HMDA data, an assessment can be made of the availability of residential financing
within Marin County.

Table H-3.1 illustrates the home purchase and improvement loan activity in Marin
County in 2020. Data for just the unincorporated areas are not readily available. Of the
23,703 total applications processed in 2020, a majority (80%) were for refinance loans.
Overall, the approval rating for all types of loans was 69%, while the denial rate was
10%; 21% were either withdrawn by the applicant or closed for incompleteness. The
highest approval ratings were for home purchase loans at 78% for conventional loans
and 76% for government-backed loans. Refinance loan approvals were next with a 68%
approval rating, while home improvement loans had the lowest approval rating at 56%.

Table H-3.1: Disposition of Home Purchase and Improvement Loan
Applications in Marin County (2020)

Total
Loan Type Applications Approved Denied

Government-Backed

Purchase 93 76.3% 3.2% 20.4%
Conventional Purchase 3,465 78.4% 5.6% 16.0%
Refinance 19,072 68.1% 9.4% 22.5%
Home Improvement 1,073 56.4% 29.6% 14.0%
Total 23,703 69.1% 9.8% 21.1%

Source: 2020 Home Mortgage Disclosure Data. https.//ffiec.cfob.gov/data-
publication/aggregate-reports

Note: “Approved” loans include loans originated and applications approved but not accepfed.
“Other” includes loans withdrawn by the applicant or closed for incompleteness.

Community Resistance to New Development

A significant constraint to housing production in Marin County is community resistance
to new housing developments at all income levels. Marin County’s infrastructure has
been strained, and this creates a number of concerns voiced by County residents, such
as: 1) new developments may cause increased traffic; 2) long-term sustainability of the
local water supply limits new housing production; 3) potential impacts on schools and
other local infrastructure; and 4) open space could be lost. Additionally, issues related to
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how affordable housing may impact property values, or how affordable housing should
be distributed more evenly throughout the County are raised. Additionally, “community
character” is often raised, such as how density may adversely affect the visual
cohesiveness of the neighborhood or whether multifamily would fit in with existing uses.
This is an unquantifiable term that is often found in County findings to approve or deny a
Design Review, Master Plan or other development applications. Subjective terms like
“neighborhood character” or “community character” can deny critical housing projects
with no measurable reasoning. At times, there is tension between fair housing laws and
a desire to provide preferential access to affordable housing for local community
members and workers. In many cases, it is not possible to target housing to select
groups. These concerns are often expressed during project review processes and can
present significant political barriers to development.

The County of Marin seeks to address community opposition in a number of ways,
including:

e Housing staff will continue to provide presentations and fact sheets about
affordable housing. Concerns to be addressed include studies on property values
and affordable housing, information on who lives in affordable housing, and traffic
data on affordable developments, such as fewer vehicles owned, and fewer
vehicle miles traveled by lower income households.

e This Housing Element includes programs for housing staff to continue to
coordinate with local nonprofit developers on how to effectively work with
community groups, County staff, and elected officials.

e This Housing Element includes programs intended to encourage and facilitate
preliminary community planning of major developments to identify and address
opposition at an early stage.

Infrastructure

Public infrastructure is generally sufficient to meet projected growth demands. Electric,
gas, and telephone services have capacity to meet additional projected need.
Transportation, water, and sewer infrastructure are discussed in greater detail below.

Transportation

The County has two main thoroughfares. Highway 101 transverses the County south to
north, extending from the Golden Gate Bridge through the City-Centered Corridor to the
Sonoma County border at the north end of Novato. Sir Francis Drake Boulevard is the
primary east-to-west thoroughfare, extending from Interstate 580 in the east, crossing
under Highway 101 and connecting to Highway 1 in the community of Olema. Highway
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1 also connects south Marin to the coastal communities. As is the case throughout the
Bay Area, the County is impacted by severe traffic conditions.

Marin County is served by a network of bus service, including Golden Gate Transit,
which provides inter-county regional bus service, and Marin Transit Authority (MTA),
which operates local service and shuttles. Marin County is also linked to San Francisco
via ferry service from Larkspur, Sausalito, and Tiburon. As described in Appendix D of
this element, there is a need to connect West Marin to the transportation hubs in North,
Central, and South Marin. For this reason, MTA operates the West Marin Stagecoach
which consists of two regularly operating bus routes between central and West Marin.
Route 61 goes to Marin City, Mill Valley, and Stinson Beach. Route 68 goes to San
Rafael, San Anselmo, Point Reyes and Inverness. The Stagecoach also connects with
Marin Transit and Golden Gate Transit bus routes. However, the Northern Coastal West
Marin area does not have any public transit connection to the south. Bus transit only
connects as far north as Inverness. This lack of transit connection affects the minority
populations and the persons with disabilities concentrated in the west part of the
County. Residents in some communities, such as Santa Venetia and Kentfield, have
noted that bus service is not adequate.

In addition to its fixed routes, MTA offers several other transportation options, some of
which are available for specific populations:

e Novato Dial-A-Ride - designed to fill gaps in Novato's local transit service and
connects service with Marin Transit and Golden Gate Transit bus routes

e West Marin Stage — provides public bus service from West Marin to Highway 101
corridor, which connects with Marin Transit and Golden Gate Transit bus routes

e ADA Paratransit Service — provides transportation for people unable to ride
regular bus and trains due to a disability. It serves and operates in the same
areas, same days, and same hours as public transit.

e Discount Taxi Program — called Marin-Catch-A-Ride, it offers discount rides by
taxi and other licensed vehicles for people at least 80 years old, are 60 and
unable to drive, or are eligible for ADA paratransit service.®

The Sonoma Marin Area Rail Transit (SMART) system started passenger service in
August 2017. The current 45-mile corridor runs parallel to Highway 101. In Marin
County, stations are located in Novato, San Rafael, and Larkspur. While no stations are
located in unincorporated County areas, the commuter train system is expected to affect
the County’s interwoven urban corridor areas. Other transit connections, including bus
service, are located adjacent to SMART stations.

6 County of Marin Analysis of Impediments to Fair Housing Choice. Prepared by the Marin County Community
Development Agency. January 2020.
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The Marin County Community Development Agency (CDA) works closely with the
Transportation Authority of Marin (TAM) and the ABAG to produce informative local
data. Representatives from those agencies attend regular area planning directors’
meetings.

The Countywide Plan and Inventory of Sites aims to address these conditions by
facilitating development of higher density housing in areas which promote the
minimization of vehicle miles traveled. These areas are typically in more urbanized
locations with wider streets, close to city arterials and greater access to public transit
systems. In addition to minimizing vehicle miles traveled, accommodating higher
density housing in the more urban areas helps keep development in areas where
emergency access and evacuation routes have greater capacity and Wildland Urban
Interface (WUI) requirements for egress are more easily achieved. Lower density
housing is promoted in the hillside and remote communities where emergency access is
more limited and constrained.

Water

Marin County’s water supplies include surface water, groundwater, recycled water, and
imported water. Surface water is the main source of urban areas in the eastern portion
of the County while groundwater and surface water are the primary sources for rural
areas. There are approximately six water districts supplying water to Marin residents.
The Marin Municipal Water District (MMWD) and the North Marin Water District (NMWD)
are the principal entities managing and delivering water to residential and commercial
consumers. The Marin Municipal Water District serves the largest customer base in
Marin, providing water to the eastern corridor of Marin County from the Golden Gate
Bridge northward up to, but not including, Novato, and encompasses an area covering
147 square miles. The NMWD serves the City of Novato and the Point Reyes and Olema
areas of West Marin. Imported water is from the Sonoma County Water Agency (SCWA)
which serves over 600,000 residents in Sonoma and Marin counties.

Water delivery in West Marin encompasses a range of scales, from the large water
districts to small community water districts and smaller, individual systems. The small
community water districts include Bolinas Community Public Utility District (BCPUD),
Stinson Beach County Water District (SBCWD), Inverness Public Utility District (IPUD),
and Muir Beach Community Services District (MBCSD). The community of Dillon Beach
is served by two small independent water companies: the California Water Service
Company (CWSC, Cal Water) and the Estero Mutual Water System (EMWS). SBCWD,
MBCSD, and the Dillon Beach area primarily use groundwater for their water supplies,
while IPUD and BCPUD rely mainly on surface water.

Marin County, along with the rest of the state has continued to face drought conditions
over recent years; the water year that ended September 30, 2021 was the second driest
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on record, due to extreme heat and lack of rain and snow. As of the end of 2021, all 58
counties in California were under a drought emergency proclamation. Marin water
agencies monitor local water storage levels, encourage conservation practices and
apply various drought restrictions, water use limits and associated penalties as needed.

Analysis:

The Marin Countywide Plan, adopted in 2007 and most recently updated in 2022,
supports a land use pattern intended to keep the majority of future dwelling units from
environmentally sensitive lands, which are often on septic and/or use well water, to
locations within the City-Centered Corridor and rural communities where public water
and sewer systems are provided.

Accordingly, the Sites Inventory consists of properties mostly located in the City-
Centered Corridor, where services are available, and it is most feasible to meet the
County’s current default density of 20 units per acre for sites suitable for lower income
housing. This is likely to result in less water use per unit but some increase in overall
water usage in the MMWD service area (see Error! Reference source not found.
below). Housing may be developed in West Marin at lower densities as appropriate and
may need to utilize wells and septic systems.
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Table H-3.2: Water Capacity for New Development

Communities
Served

Sites
Inventory
Units

Development
Potential

Countywide
Plan Buildout

Supply
Deficits
for

Notes /
Description of
Limitation

Inventory Sites

MMWD

All cities and
towns along the
City-Centered
Corridor from
the Golden
Gate Bridge to
the southern
border of
Novato

20,422

2,112

2,859

23,281 28,564

Inventory

No

MMWD is
allowing new
connections for
development.
However,
MMWD water
supplies have
been affected by
recent drought.
A moratorium on
new landscaping
installations for
new service
lines had been in
effectdue toa
Water Shortage
Emergency
declared in
2021, but was
rescinded in May
2022.

1 St. Vincent's
Dr.

251 N San Pedro
Rd

935 Sir Francis
Drake

018-152-12 (E Sir
Francis Drake)

155 Marinwood
Ave

190 A Donahue
St

2 Jeannette
Prandi Way

7 Mt Lassen Dr
139 Kent Ave

200 N San Pedro
Rd

1565 Vendola Dr

1500 Butterfield
Rd
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Table H-3.2: Water Capacity for New Development

Water " Sites . SuPp.Iy Notes /
: Communities Development | Countywide | Deficits " .
Service Inventory . . Description of | Inventory Sites
Served . Potential Plan Buildout for L
Area Units Limitation
Inventory
329 Auburn St
200 Phillips Dr
300 Storer Dr
825 Drake Ave
Forest Knolls Site
Saint Cecelia
Church
Woodacre Fire
Station
MLK Academy
School
And others
In non-drought
years with
Sonoma County | 800 Atherton
Water Agency | 8901 Redwood
NMWD Novato 2,854 507 262 3116 No,witn | (BETHASE0 1o | Bivd
Novato ! ! condition. | Provide NMWD's | 575 e Ave
annual .
entitlement of 300 Olive Ave
water, NMWD
would have
sufficient supply.

104 Marin Countywide Plan



2023-2031 Housing Element

Table H-3.2: Water Capacity for New Development

Water " e Sites Supply Notes /
Communities Existing

Service Invento L L DRI Description of | Inventory Sites
Served Units Y Potential Plan Buildout for P Y

Area Units Limitation
Inventory

However, due to
the current
drought, SCWA
has limited
availability of
water.
Additionally,
NMWD has a
suspension of
new connections
in the Novato
Service area.
(Emergency
Ordinance 41).

Due to the 54 B St
current drought,
Point Reyes NMWD has a 11445 State
Station, Olema, suspension of Route 1
NMWD | Bear Valley, 790 220 472 1 26 No, VYIlth new connections
West Marin Inverness Park, condition in the West Webster
Paradise Ranch Marin Service . o
Estates area. 9 Giacomini
(Emergency 60 Fifth St
Ordinance 39) 510 Mesa

100 Commodore
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Table H-3.2: Water Capacity for New Development

Supply
Deficits
for
Inventory

Water
Service
Area

Sites
Inventory
Units

Communities
Served

Existing
Units

Development
Potential

Countywide
Plan Buildout

Notes /
Description of
Limitation

Inventory Sites

BCPUD Bolinas 722 13 75 797 Yes

Currently at
capacity. Due to
current
moratorium,
future water
demand
anticipated to
remain at or
near current
levels.

31 Wharf Rd
430 Aspen Rd
534 Overlook Dr

No, with

SBCWD ”
condition.

Stinson Beach 825 13 60 885

No restrictions
on new
connections are
identified,
however,
SBCWD
approved a
water rationing
ordinance in
August 2021 in
response to
drought
conditions.

10 Willow Ave

122 Calle del Mar
195-193-35
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Table H-3.2: Water Capacity for New Development

Supply

Water e . L Sites . . Notes /
: Communities Existing ' Development | Countywide | Deficits " .
Service . Inventory . . Description of | Inventory Sites
Served Units . Potential Plan Buildout for . ey
Area Units Limitation
Inventory
Sufficient water
capacity
assumed for
existing units. In
MBCSD Muir Beach 143 0 10 153 N/A recent drought None
conservation
mandates have
been enacted.
Unk
CSWS(Cal | ionBeach | 273 0 3 276 N/A nenown None
Water)
. Unknown.
EMWS Dillon Beach 133 0 40 173 N/A None
Water capacity 4449 8 5600
dependent on .
N Nicasio Valley Rd
Fallon availability of
’ alternative 26825 State
Inverness Park, Route 1
Unserved Marshall sources, such as
L 356 138 853 1,209 N/A on individual 102-080-19 & 20
Areas Nicasio, roundwater 200 Valley A
Tomales, Valley g o alley Ave
Ford Wetsl su ace” 29 John St
‘;V;ni;z;:;": 27235 & 27275
State Route 1
systems.
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Table H-3.2: Water Capacity for New Development

. Supply
Watfe f Communities Existing L Development | Countywide | Deficits No.te§/ .
Service . Inventory . . Description of | Inventory Sites
Served Units . Potential Plan Buildout for . ey
Area Units Limitation
Inventory
102-062-01
102-075-02, 06 &
07
290 Dillon Beach
Rd
Total rﬂg';i‘r‘]’orporated 27 141* 3,630 4,658++ 31,799+ N/A N/A N/A

*Existing Units from Figure I1I-1 in Section IIl: Constraints and Opportunities for Housing Development of Marin County Housing Element 2015-2023. According to Chapter 2:
Housing Needs Analysis of this 2023-2031 Housing Element, “Population Trends” section, the total population of unincorporated Marin County decreased by 539 between 2010
and 2021”. Therefore, it is assumed the number of existing units in Unincorporated Marin indicated for each water district remains unchanged from the previous Housing Element
update.

**Chapter 4: Resources of this 2023-2031 Housing Element, Table H-4.6 “Sites Inventory by Community”

+ Countywide Plan Buildout Units from Figure lll-1 in Section IIl: Constraints and Opportunities for Housing Development of Marin County Housing Element 2015-2023. Itis
assumed the number of Countywide Plan Buildout units indicated for each water district remains unchanged from the previous Housing Element update.

++ Difference between Countywide Plan Buildout column and Existing Units column.

108 Marin Countywide Plan



2023-2031 Housing Element

Despite a limited water supply, water districts have historically indicated sufficient
projected supply to meet demand, with the exception of Bolinas Community Public
Utility District (BCPUD), where there is a moratorium on new water meters that has been
in effect since 1971 and Inverness Public Utility District (IPUD), where the system is
dependent upon day-to-day flows, has no storage system and is over design capacity.
Availability of IPUD water declined below customer demand during the drought year of
2021 and a Water Shortage Emergency was declared. Sites designated for housing
development in BCPUD and IPUD are limited to redevelopment projects which can
match or decrease demands to below existing usage within parcels that already have a
metered water supply.

Other parts of the unincorporated County are served by North Marin Water District
(NMWD), the majority of whose supplies are dependent upon water purchased from
Sonoma County Water Agency and piped into the County. In NMWD’s West Marin
service area, the majority of water supplies are dependent upon water drawn from wells.
In addition, parts of the unincorporated County are served by Marin Municipal Water
District (MMWD), the majority of whose supplies are dependent upon water stored in
Marin County reservoirs. When NMWD, in their Novato service area, and MMWD, have
access to full annual water entitlements and full reservoir capacity, they are able to
accommodate population growth as indicated in their “2020 Urban Water Management
Plan for North Marin Water District” and “MMWD Water Resources Plan 2040.”

However, due to drought impacts in Sonoma County, NMWD is not able to receive its
full annual entitlement from Sonoma County Water Agency and has adopted an
ordinance imposing moratoriums on new connections in order to work within its
restricted supply. In the West Marin service area, NMWD has enacted emergency water
conservation ordinances which include no new water service connections. Additionally,
until recently MMWD had imposed restrictions on connections for irrigation for new
development due to water shortages in its reservoirs as a result of multiple years of less
than average rainfall. MMWD'’s restriction on irrigation connections was lifted in 2022
because large storm events in the winter of 2021-2022 filled the reservoirs.

Because there is uncertainty in the future about the amount of water that would be
available for the Districts to supply to customers during the current, ongoing drought,
and the Districts are in the early stages of seeking alternate water sources, possible
multiple new connections for sites designated for housing development could result in
demands in excess of available supply during dry and multiple dry years.

The Housing Element’s Program 11 describes several strategies to mitigate water
supply constraints, including implementing a new State requirement for county
jurisdictions to take over very small water connections and wells (less than 20
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connections); promoting sustainability strategies; and conducting a strategic water
supply assessment to increase supply.

The environmental review conducted for the Marin Countywide Plan in 2007, and in
2022 for the Marin County Housing Element Update, determined that development to
the point of buildout would have significant and unavoidable impacts with respect to
water supply. While the County’s RHNA allocation of 3,569 units for this planning cycle
and projected development into the future do not approach the 4,476 additional housing
units calculated as future buildout for unincorporated Marin, NMWD recently revised
their 2020 Urban Water Management Plan to include updates to anticipated future
demands, and determined that the provision of water will be dependent upon return to
pre-drought supply levels or finding alternate water sources. Additionally, the
environmental review in 2022 determined that while four of Marin’s water districts,
including those that serve the largest customer bases, face capacity concerns given
current supplies, alternative measures are being investigated as part of the districts’
long-term plans. Alternative measures being investigated include, but are not limited to,
expanding recycled water use, winter water from Sonoma County Water Agency, the
construction of infrastructure to import water purchased from third parties and water
from potential future permanent local or regional desalination facilities. At present,
however, the housing sites included in the Bolinas and Inverness Districts have water
meters and are able to obtain water for housing development when the water demand
for the development is equal to or less than existing demand. The other districts have
adequate capacity to serve the County’s assigned regional housing needs.

In addition, the Housing Element EIR determined that development to the point of
buildout would have less than significant environmental impacts as a result of the
construction of water supply infrastructure. It was noted the cost related to the
expansion of infrastructure could be prohibitive for the size of developments proposed.

Wells

Locales beyond the current municipal and community water service areas rely on
individual groundwater wells, surface water, or small spring-based systems. These
areas are subject to larger minimum lot requirements, partially in need to accommodate
various setback requirements which exist to protect and operate water wells and septic
systems. While the lots are larger, finding adequate locations to site wells and septic
systems in addition to the associated setback requirements limits the potential for
construction of multi-family units. Sources for water must be perennial. Finding little to
no groundwater or poor quality water in a parcel can further result in limited residential
capacity. Accordingly, the Sites Inventory consists of properties mostly located in the
City-Centered Corridor, where services are available.
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Small water systems can be constructed where groups of parcels maintain common
infrastructure for supply and draw water from one substantial source or contribute water
from multiple sources to common storage. While a small water system will be reviewed
in part by the local jurisdiction, approval of the small system ultimately rests with the
State Water Resources Control Board. Technical reports must be provided including,
but not limited to, analyzing the ability to connect to other public systems within 3 miles,
in addition to quality of and the ability of the proposed water system to meet 20-year
water demands under a variety of hydrologic conditions (Association of California Water
Agencies (ACWA) New Water System Approval Fact Sheet). ACWA cautions that while
lower up-front costs for small water systems seem attractive, the long-term maintenance
and operating costs can affect housing affordability through potential future
assessments. Addressing the stability of the water system in advance is critical.

The permitting process and associated costs for well construction, shown in Table H-
3.3, do not constitute a constraint to development, as the costs are relatively minimal in
relation to overall development costs.

Table H-3.3: Permit Application Costs for Wells

Water Well Drilling - initial $1,279.00
Water Well Drilling — each additional $362.00
Water Well Repairs and Upgrades $1,205.00
Domestic Water Supply Permit (up to 5.75 hr) $1,256.00
State Small Water Permit (up to 6.5 hr) $1,651.00
State Small Water Permit — Annual Fee $894.00
Common Water System Permit (up to 6.25 hr) $1,309.00
Amended Domestic Water Supply Permit (up to 4 hr) $852.00

Source: Wells & Water Systems Permits & Fees effective 7/1/2019, Marin County Environmental
Health Services

Sewer

There are thirteen sanitary sewer districts and service areas, and six sewage treatment
plants in the City-Centered Corridor. Two sewage treatment plants intercept wastewater
from more than one sanitary district or service area. There are two districts in West
Marin, each with sewer lines and a treatment facility. One of these districts, the Bolinas
Community Public Utility District, has a moratorium on new sewer connections that has
been in effect since 1985 (see Table H-3.4, below).
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Table H-3.4: Sanitary Districts / Service Areas and Corresponding Sewage

Treatment Plants

Sanitary District / Sanitary Service Area Sewage Treatment Plant

City Centered Corridor

Novato Sanitary District

Novato Sanitary District

Las Gallinas Valley Sanitary District

Las Gallinas Valley Sanitary District

San Rafael Sanitation District

Central Marin Sanitation Agency

Ross Valley Sanitary District

Central Marin Sanitation Agency

Sanitary District No. 2

Central Marin Sanitation Agency

City of Larkspur Central Marin Sanitation Agency
Alto Sanitary District Sewerage Agency of Southern Marin
Almonte Sanitary District Sewerage Agency of Southern Marin

City of Mill Valley

Sewerage Agency of Southern Marin

Homestead Valley Sanitary District

Sewerage Agency of Southern Marin

Tamalpais Community Services District

Sewerage Agency of Southern Marin

Richardson Bay Sanitary District

Sewerage Agency of Southern Marin

Tiburon Sanitary District No. 5

Tiburon Sanitary District No. 5

Sausalito-Marin City Sanitary District

Sausalito-Marin City Sanitary District

West Marin

Bolinas Community Public Utility District

Bolinas Community Public Utility District

Tomales Village Community Services District

Tomales Village Community Services District
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Generally, the sewage treatment plants have adequate capacity to treat wastewater from
their service areas. However, during, and for a period of time after rain events, the
underground pipe systems collect surface water and groundwater, particularly where
the infrastructure is older. In the wastewater industry this is known as inflow and
infiltration (1 & 1). There is typically | & | throughout the year, but when | & | increases
during a storm event and is combined with normal wastewater flows, the total amount of
effluent in the pipe systems has the potential to overwhelm the capacity of the treatment
plants. Various sewage treatment plants in Marin have already or are in the process of
completing improvement projects to address potential growth, wet weather capacity
issues and more stringent state and federal regulations. For example, the Sausalito-
Marin City Sanitary District completed upgrades to their treatment plant in Fall of 2021
and Novato Sanitary District finished construction and put a new treatment plant into
service in 2011.

The sewage pipe systems throughout Marin County vary in whether they are under, or
are of sufficient capacity. Where pipe systems are under capacity, reasons may include
material age, material condition, | & |, and being undersized for the amount of
development which ultimately occurred in a general area. Sanitary districts typically
develop and periodically update plans for the maintenance and upgrade of their system
infrastructure. Part of these plans address mitigating | & | which helps to address
capacity issues in the pipeline systems and at the sewage treatment plants in addition to
preparing to protect sewer infrastructure from potential below- and above-ground
impacts from sea level rise. As properties are developed or redeveloped, analyses may
be required to determine whether increases in housing unit density, above the density
used for master planning of the districts’ systems in that location, would necessitate
infrastructure upgrade downstream of the site.

Large areas of the County are served by on-site wastewater (septic) systems. As
described in greater detail below, the County Environmental Health Services office
regulates septic systems.

Analysis:

As shown in Error! Reference source not found. below, Marin wastewater facilities are
able to accommodate additional housing development above and beyond the RHNA
allocation for this planning cycle. This excludes the Bolinas Community Public Utility
District, which, as previously discussed has had a long-term moratorium on new sewer
connections. Bolinas has a sewer system (BPUD) which will provide connection to the
Mesa and 31 Wharf projects; the others have on-site septic systems. All areas within the
Housing Overlay Designation and New Religious and Institutional Facility Housing
Overlay and Affordable Housing Combining District (AH) are within a sanitary district or
a service district that is responsible for ensuring wastewater effluent is treated.
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2022 -~
Wastewater Té::::;;t Remaining | Additional Rg::;':i'tf;g
" Capacity Flow at .
Treatment Communities Served (MGD, dry- (MGD, dry- | Buildout a.fter Inventory Sites
Agency weather weather (MGD) Buildout
flow) flow) (MGD)
160 Shoreline
190 A Donahue
Sausalito- Sausalito, Marin City, 626 & 639 Drake
Marin City Tamalpais Valley, Marin 6 400 043 41 260 Redwood Hwy Frontage
Sanitary Headlands, Muir Woods Alta Ave
District and surrounding areas 205 Tennessee Valley Rd
101 Donahue
200 Phillips
690, 800 Redwood Hwy Frontage
217, 375 Shoreline Hwy
Sowerage | Ml Valley, Richardson ;0 N| Kgo”kR:d
Agency of Bay, Tamalpais Valley, agle Roc
Southern Almonte, Alto, Homestead | 3.6 1.380 0.04 1.34 23 Reed Blvd
Marin Valley and surrounding 204 Flamingo
areas 052-041-27 Shoreline Hwy
049-231-09 (Marin Dr)
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2022

Treatment o i Remaining
Wastewater Capacit Remaining | Additional Capacity
” pacily Capacity Flow at ft .
Treatment Communities Served (MGD, dry- (MGD, dry- Buildout a' er Inventory Sites
Agency weather weat’her (MGD) Buildout
flow) flow) (MGD)
Sanitary Tiburon, Belvedere and unknown unknown 0.03 unknown N/A
District No. 5 | surrounding areas
329 Auburn St
25 Bayview
700, 935, 2400, 2410 Sir Francis Drake
San Rafael, Ross Valley, 071-132-11 (Sir Francis Drake)
. Larkslpur, Corte Madera, 139 Kent Ave
Cenltral_ Marin | Kentfield, Greenbrae, 177-011-13 (Fawn Dr)
Sanitation Ross, San Anselmo, 10.0c unknown 0.18 unknown 215 Bon Aif
Agency Fairfax, Sleepy Hollow,
Murray Park, San Quentin 1111, 1125, 1129 Sir Francis Drake
and surrounding areas 022-071-05 (Tamalpais Rd)
4,60 & 100 Sacramento Ave
177-220-41 (San Francisco Blvd)
404 San Francisco Blvd
Los Ranchitos
Las Gallinas San Rafael, MarinWOOd, 2 Jeannette Prandi
Terra Linda, Santa Venetia, -
Valley _ 155 Marinwood
Sanitary Smith Ranch Road, Lucas | 2.9d unknown 0.18 unknown 1565 Vendola
L Valley and surrounding
District areas North San Pedro Road parcels

1 St. Vincents Dr
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2022
Remaining
Capacity

Remaining
Capacity

Treatment Additional

Wastewater Flow at

Capacity

Treatment
Agency

Communities Served

(MGD, dry-
weather
flow)

(MGD, dry-
weather
flow)

Buildout
(MGD)

after
Buildout

(D)

Inventory Sites

530 Blackstone Dr
1501 Lucas Valley Rd
7 Mt Lassen Dr
180-261-10 Oxford Dr
San Pablo Ave parcels

Edgehill Way
350, 618, 654 & 800 Atherton
2754 Novato Blvd
Novato
i 8901 Redwood Blvd
Santary | Novatoandsurounding | 5 ¢ 3779 0.46 331 ,
Distri areas 275 & 300 Olive Ave
strict
5, 11, 50 & 55 Harbor Dr
50 H Lane
(E;olinas . 1 Olema Bolinas Rd
ommunity | nesh 0.01h 0.02 -0.01 0.065h | 32 Wharf Rd
Public Utility
District 193-020-38
Tomales 102-080-10, 13, 19, 20 & 21 (State Route 1)
Village 26825, 27235, 27275 State Route 1
Community | 0.038i 0.016i 0.040 -0.024 0.038i ' ’
Services 200 Valley Ave
District 29 John St
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2022
Remaining | Additional

Remaining
Capacity
after Inventory Sites
Buildout

(D)

Treatment
Wastewater Capacity
Treatment Communities Served (MGD, dry-
Agency weather
flow)

Capacity Flow at
(MGD, dry- Buildout
weather (MGD)

flow)

102-062-01 (Dillon Beach Rd)

102-075-02, 06 & 07 (Shoreline Hwy)

290 Dillon Beach Rd

9840, 10189, 10905, 10979, 11445, 11598 State
Route 1

172-350-22

5800, 6001, 6760, 6900, 7120, 7282, 12781, 12784,
12785, 12786, 12852 13270, 13271 Sir Francis
Drake

2 Toby St
54 B St

N/A: On-site | Point Reyes Station,

wastewater | Nicasio, San Geronimo N/A N/A 0.3 N/A Balmoral Way parcels
treatment Valley, Stinson Beach 4299, 4449 & 5600 Nicasio Valley Rd

100 Commodore Webster

9 Giacomini

60 Fifth St

510 Mesa Rd & Mesa Rd parcels
10 Willow Ave

28 & 108 Arenal Ave

122 Calle del Mar
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2022 ..
Wastewater T(;::::;;t Remain.ing Additional Rg::::iltr;g
” Capacity Flow at .
Treatment Communities Served (MGD, dry- (MGD, dry- Buildout a'fter Inventory Sites
Agency weather weather (MGD) Buildout

flow) flow) (MGD)
23 Reed Blvd
B St
Shoreline Hwy parcels
428 W Cintura
33 Castle Rock

a. Sausalito-Marin City Sanitary District Sewer System Management Plan. SMCSD services population of 18,000. (18,000 x 100 (gal/capita)/day = 1.8 MGD) Remaining Capacity
=6 mgd — 1.8 mgd = 4.2 mgd

b. Sewerage Agency of Southern Marin Wastewater Treatment Plant Master Plan: WWTP capacity 3.6mgd average dry weather flow (ADWF). Observed ADWF in 2014 was 2.22
mgd. Remaining Capacity = 3.6 mgd — 2.22 mgd = 1.38 mgd. Anticipated that ADWF will increase to 2.34mgd by 2035 due to population projections used for their Master Plan.
¢. CMSA 2017 Facilities Master Plan Final Report — October 2018

d. Las Gallinas Valley Sanitary District website “Our Service Area”: http://www.lgvsd.org/about-us/our-service-area/

e. Las Gallinas Valley Sanitary District Sewer System Management Plan Capacity Assessment Sept 2008: Wastewater flow projections for 2020

f. Novato Sanitary District Sewer System Management Plan rev. July 2020

g. Novato Sanitary District Wastewater Collection System Master Plan October 2019. NSD projection for 20 years is that base flow will increase to 4.14 mgd

h. BCPUD Sewer System Management Plan. Difference between Maximum Treatment Capacity and average peak dry weather flow on peak generation day.

i. The Tomales Village Community Services District Sewer System Management Plan Final 2012

j- Design flows vary by district. For this analysis [ 315gpd/unit = (3.5 persons/residence)(90gpd/person) = 315gpd ] from Novato Sanitary District Standard Specifications was
applied to estimate flows generated in each district.
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Housing development in areas not served by sanitary sewers generally require more
land per dwelling unit to accommodate construction of septic systems within the parcel.
Finding adequate locations to install septic systems, combined with septic system
setback requirements can limit the potential for construction of multi-family units in the
Inland Rural and Coastal Corridors. Properties near streams, baylands, and in the
lowlands of the Inland Rural Corridor are heavily constrained by high groundwater,
which can result in limited residential capacity. To increase residential density within a
property, site specific septic investigation in coordination with planning for
improvements, sometimes including wells, would be needed to determine how many
units the land could feasibly accommodate. Alternatively, if the property is in proximity
to a sewer district service area, and connection to the district’s pipeline system is
feasible, annexation into the sewer district’s service area could be explored.

Septic

Septic systems are utilized on properties throughout the County (see Countywide Plan
Map 2-8 for parcels with buildings and septic systems). Septic use is typical in the rural
areas of West Marin and low-density residential areas such as the northern side of the
Tiburon Peninsula and parts of unincorporated Novato. The County utilizes a permitting
procedure for the design of new septic systems that requires review of engineering
plans. There are two types of septic systems — standard and alternative — available to
address a range of site-specific factors. Both types of septic systems are subject to the
County’s permitting process for wastewater treatment and disposal. Standard septic
system design is based on accepted design principles that are assumed to ensure
proper functioning of the system for extended periods. Because standard systems are
expected to operate properly with property owner maintenance, there is no County
inspection process after the initial inspection. Older septic systems within the County
are standard septic systems. Alternative septic systems may be necessary when site
conditions do not lend themselves to installation of a standard type of system. However,
because these are based on newer technologies, ongoing inspections are required to
ensure proper operation. County Environmental Health Services strives to respond to
requests for septic system permits within 30 days of submission of the septic system
design. The permitting process and associated costs, shown in Table H-3.6, do not
constitute a constraint to development, as the costs are relatively minimal in relation to
overall development costs and are necessary to protect the health and safety of the
community and environment. However, a discretionary permit (Coastal Development
Permit, CDP) through the Coastal Commission, is required to install septic systems in
Coastal zones. CDP permits can take up to 120 days. The numbers in Table H-3.6 only
reflect fees associated with septic system installation and do not account for design and
construction costs.
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Table H-3.6: Permit Application Costs for Septic Systems

Standard Septic Alternative Septic

Permit Application Task System System
Cost Cost
Site Evaluation (soil profiles) (up to 5.5 hr) $1,138.00 $1,138.00
Percolation Test (pre-soak and test) (up to 7 hr) $1,460.00 $1,460.00
Pre-Application Fee (Septic Permit) $1,009.00 $1,009.00
New System. Upgrade $3,326.00 $4,826.00
Repair (Standard up to 10 hr) (Alternative up to 20 hr) | $2,084.00 $4,361.00

Operating Permit (Residential w/Consultant Inspection)
(Annual Biennial Monitoring Fee)

Field Review $490.00 $490.00

Source: Septic Systems Permits & Fees effective 7/1/2019, Marin County Environmental Health
Services

$505.00 $505.00

Development setbacks and the preservation of riparian vegetation can minimize the
adverse effects of wastewater discharge. The County maintains information on its
website for community members about septic systems and maintains a database to help
improve the management of septic systems throughout the County.

Many of the sites in the Housing Element inventory are located in areas with existing
services. However, the Housing Plan in this Element includes a program to help explore
options for multi-family development that is constrained by septic systems. Actions
include developing standards for multi-family development in septic areas and updating
the County’s methodology for calculating septic capacity. These actions will help resolve
potential constraints that may occur with sites being proposed in areas with septic
systems.
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Environmental Constraints

Remaining vacant lands in the unincorporated County zoned for residential uses tend to
have significant environmental constraints which either substantially increase
construction costs or preclude development altogether, including sites with steep slopes
or wetland habitats. Some of these constraints are described below.

Flood Control and Management

Stream Conservation Areas

The Marin Countywide Plan has established a Stream Conservation Area (SCA)
ordinance to protect streams and their adjacent habitats from the impacts of
development. The SCA policies are applied to projects that require discretionary
entitlements (Planning Permits). The SCA ordinance helps to preserve habitat areas for
plants and animals as well as provide areas to absorb and slow waters discharged from
development. The SCA ordinance also provides and helps to preserve floodplain and
overflow areas to “distribute flood waters and help prevent damage to structures,
property, and natural habitat during substantial flood events” (Land Owner Resource
Guide for Properties near Streams, County of Marin, May 2016).

In City-Centered corridors, the SCA setback distance varies by the size of the lot (see
Table IlI-7).

Table H-3.7: SCA Distances in City-Centered Corridors

Greater than 2 acres 100 feet
% acre to 2 acres 50 feet
Less than %z acre 20 feet

Source: Land Owner Resource Guide for Properties near Streams 5/2016, County of Marin

In the Baylands, Inland-Rural Corridors and Coastal Zone, the SCA is delineated as
described in Table H-3.8. With the exception of certain limited instances, development is
prohibited in the SCA. Development within the SCA may be allowed subject to
discretionary review and approval. When merging multiple properties in the City-
Centered Corridors which are subject to the lesser SCA distances in their original size,
constraints to providing housing could be encountered when the size of the lot
increases so that the development within would be subject to larger SCA distances. In
the Baylands, Inland-Rural Corridors and Coastal Zones, and generally within any
developable parcel near a stream, the footprint of available land outside of the SCA
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setback may limit the number of housing units to less than the number allowed by the
density assigned to the parcel.

The draft SCA Ordinance for San Geronimo Valley has more restrictive requirements for
activities in the SCA than for other areas of Marin. However, the draft Ordinance also
includes exceptions to facilitate development on lots which are completely within the
SCA and when development on the portion of a parcel outside of the SCA is infeasible.
Additionally, the proposed ordinance allows development of Category 1 Accessory
Dwelling Units within the SCA with ministerial approval and subject to specific size and
siting requirements.

Table H-3.8: SCA Distances in Baylands, Inland-Rural Corridors, Coastal
Zone and San Geronimo Valley

SCA Delineation SCA Delineation

Lot Size Baylands, Inland-Rural Corridors Draft Stream Conservation Area (SCA)

(excluding San Geronimo Valley) Ordinance for San Geronimo Valley
and Coastal Zone

100 feet or more

Site Assessment required for all projects.
The greater of 100 feet from the

Any stream bank or 50 feet from the outer | Specific Activities and Development Types
edge of riparian vegetation. allowed in SCA Buffer

Permit Review Procedures and
Requirements

Sources: Land Owner Resource Guide for Properties near Streams 5/2016, County of Marin and
Marin County Community Development Agency Stream Conservation Ordinance webpage:
https://www.marincounty.org/depts/cad/divisions/planning/stream-conservation-area-ordinance

The Countywide Plan also has goals, policies and implementation programs for the
protection of wetland buffers and ridge upland greenbelts. While these buffers help to
protect environmental features, they do result in constraining development. The
Governmental Constraints section below looks at how y CWP policies restrict
development.
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Flooding During Extreme Precipitation Events

Government Code 65302 requires all cities and counties to assess their flood hazard
and to prepare for potential flooding. In particular, it requires all cities and counties:

e to review and update the flood, fire hazard and climate adaptation sections of the
Safety Element of the General Plan upon each revision of the housing element or
local hazard mitigation plan, and

e to annually review the land use element for those areas subject to flooding
identified by flood plain mapping prepared by the Federal Emergency Management
Agency (FEMA) or the State Department of Water Resources (DWR), effective
January 1, 2008.

Marin County Code 23.09.010 addresses statutory authorization for the enforcement of
Government Code Section 65302 (Ord. 3293§1, 1999). Marin County is in compliance
with §65302.d.3, §65302.9.2, §65302.9.3, and §65302.9.4 of the California Government
Code, and no revisions were found to be necessary for the safety element of the
Countywide Plan with respect to flood hazards, as outlined in Appendix J of the Safety
Element.

Housing projects, and generally all development projects, are studied during the
municipal review process for the potential to be damaged by flooding and the potential
for the development to worsen flooding in an area. Development proposed in flood
zones identified in the Federal Emergency Management Agency’s Flood Insurance Rate
Maps (FIRM’s) are subject to specific requirements for floor elevations and for the
various types of spaces within and under the buildings. These existing procedures will
help to limit potential conflicts with any sites in the housing element inventory which are
located in flood zones.

One constraint that may be encountered to providing housing in flood zones is the cost
of hydraulic analyses, municipal, state and potential federal review and permitting, and
construction of the project to meet the required design standards. Affordable housing
projects may encounter rigorous processing requirements and restrictions, or
prohibitions related to various aspects of construction, especially if receiving federal
funds and subject to NEPA. Whether a project develops in a flood zone may affect the
project being able to receive federal funds for development assistance.

An additional constraint which may be encountered is that the inundation depicted in the
FEMA Flood Insurance Rate Maps may change due to sea level rise or related
adaptation improvements. The inundation shown in current FIRMs does not account for
sea level rise.

Marin Countywide Plan 123



2023-2031 Housing Element

Sea Level Rise

Flooding due to sea level rise is anticipated to be a potential constraint to providing
housing in the lower-elevation areas of the County adjacent to the ocean and bays. See
Table H-3.9, below for the number housing units within the candidate housing sites
which are potentially affected by sea level rise.

Table H-3.9: Number of Housing Units Potentially Affected by Sea Level Rise

Sea Level Rise Number of Potential Housing Units which begin to be
Heighta affected® ¢
1 foot 799
2 feet 25184
3 feet 49
4 feet 681
5 feet 142

a. As the parcel is viewed with Sea Level Rise layers in www.marinmap.org.
b. Includes Bonus Density

c¢. All housing units proposed for a site are included in tally once the Sea Level Rise footprint
encroaches within the parcel. Ultimate plans for development may further delay sea level rise
encroachment to some or all of housing units affected, depending on the sea level rise
encroachment and how housing is sited within the parcel(s).

d. Includes St. Vincent’s Candidate Housing Site (2430 units).

The County and some of the rural towns and communities are already planning and
implementing projects in response to sea level rise.

Project consideration should include the timeframe for flooding to occur (i.e., near-term,
long-term) and whether regional projects have the potential to be completed in the
future to protect and preserve existing development in an area. There are many areas
in the County along the bays and the coast which are projected to be permanently
under water as sea levels rise. It is anticipated that projections will be adjusted as
predictive models are updated based upon observed rates of rise. The potential exists
for inundation mapping around a parcel to change in response to adjustments in these
projections. Additionally, inundation mapping may change as protective and adaptive
strategies and improvements are implemented regionally to respond to sea level rise.

Proposed housing in low areas which could be affected by sea level rise are in
neighborhoods where housing already exists, and other homes will also be affected. If
access is predicted to be cut off in the medium to long-term time frame, and there is
time to potentially plan and construct improvements to protect the entire area before
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sea levels rise, then housing does have the potential to be viable and could be
constructed.

Emergency Access and Evacuation Routes

As described in the Natural Systems and Agricultural Element of the CWP, with most
easily buildable land already developed, construction increasingly is being proposed on
the remaining marginal lots with difficult access and steep hillsides, which are subject to
slope instability and are vulnerable to rapid changes in fire behavior. Bluff erosion is
threatening coastal homes built when bluff edges seemed safely distant. Vegetation that
can fuel fires has increased because natural fires have been suppressed, and residential
development continues to encroach on wildlands. Proliferation of impermeable
surfaces, alteration of natural drainage patterns, and the effects of climate change have
increased the frequency and severity of flood events (as described above).

Ensuring adequate access for emergency vehicles and evacuation in areas with hazard
potential can reduce risks to people and property. Appropriate placement and
engineering of foundations can render buildings less prone to ground shaking and
liquefaction. Adequate site clearing and construction techniques such as fire sprinklers
can help reduce the threat of fire. County zoning and development standards help
mitigate flood damage by limiting what can be built in flood-prone areas. Special
attention must be paid to land use activities at the urban-wildland interface zone, where
people and property may be particularly susceptible to environmental hazards. For the
Housing Element sites inventory, evacuation routes were considered as part of the site
selection process any many of the larger sites have more than one access point. In
addition the County’s existing procedures described above and additional actions
included in this element will help to minimize constraints between environmental
hazards and the sites included in the housing element inventory.
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Governmental Constraints

While the unincorporated County covers a large land area, most of the land is not zoned
for residential development, as it is publicly owned as parkland, watershed, or open
space. Agricultural conservation easements and related zoning also limit the ability to
develop vacant lands. The most suitable land for residential development has already
been developed.

Regulatory standards provide consistency and foster a high-quality and cohesive built
environment. Standards may also present conflicts in land use objectives and pose
constraints to the production of multifamily and affordable housing. The following
discussion analyzes land use regulations, procedures, and fees to identify possible
solutions to policy conflicts. Government Code Section 65583(a)(5) requires that local
agencies analyze governmental constraints that hinder the agency from meeting its
Regional Housing Needs Allocation.

Transparency in Development Regulations

To increase transparency and certainty in the development application process as
required by law (Government Code section 65940.1), the County provides a range of
information online for ease of access. Examples of some information that is provided
includes:

e Countywide Plan
https://www.marincounty.org/media/files/departments/cd/planning/currentplannin
g/publications/county-wide-plan/cwp_2015_update.pdf

e Local Coastal Plan
https://www.marincounty.org/depts/cd/divisions/planning/plans-policies-and-
regulations/local-coastal-program

e Development Code, including the County’s affordable housing requirements
https://library.municode.com/ca/marin_county/codes/municipal_code?nodeld=TIT
22DECO

e Community Area Plans
https://www.marincounty.org/depts/cd/divisions/planning/plans-policies-and-
regulations/community-and-area-plans

e Single Family and Multi Family Residential Design Guidelines
https://www.marincounty.org/depts/cd/divisions/planning/plans-policies-and-
requlations

e Planning Application Guidelines, Fee Schedule and Forms
https://www.marincounty.org/depts/cd/divisions/planning/planning-applications-

and-permits
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e Building Permit Forms and E-Permit Filing
https://www.marincounty.org/depts/cd/divisions/building-and-safety/forms

e The County also posts impact fees and other exactions, the current year and five
previous fee and financial reports required by 66000(b) and 66013(d) and Impact
and cost of service studies since 1-1-18.

Land Use Controls

Countywide Plan

Adopted in 2007, the Marin Countywide Plan is the guiding land use document for the
unincorporated County. The Countywide Plan divides the County into four corridors:

e The Coastal Corridor — Adjacent to the Pacific Ocean, this corridor is designated
for federal parklands, recreational uses, agriculture, and the preservation of
existing small coastal communities.

e The Inland Rural Corridor — Located in the central and northwestern part of the
county, this corridor is designated for agriculture and compatible uses and for the
preservation of existing small communities.

e The City-Centered Corridor — This corridor runs along U.S. Highway 101 in the
eastern part of the county near San Francisco and San Pablo bays and is
designated for urban development and protection of environmental resources.
This corridor is divided into six planning areas that correspond with distinct
watersheds.

e The Baylands Corridor - Encompassing tidal and largely undeveloped historic
baylands along the shoreline of San Francisco and San Pablo bays, the corridor
provides heightened recognition of the unique environmental characteristics of
this area and the need to protect its important resources.

As a strategy for dealing with the environmental constraints described above, the
County has adopted policies in the Countywide Plan that promote opportunities for
reuse of underutilized commercial centers, support mixed-use development, and
encourage more dense development along transit routes. Marin County also
encourages residential development in more urbanized areas or within villages in the
Inland Rural and Coastal Corridors.

Countywide Plan Goals and Policies Regarding Development Densities

Many goals, policies and implementation programs in the CWP that aim to limit
development to the lowest end of the permitted range. These include policies to protect
streams, Ridge and Upland Greenbelt Areas, wetlands, riparian areas and the Baylands.
Limiting development to the lowest end of the permitted range is also encouraged in the
CWP for locales beyond the current municipal and community water service areas and
rely on individual groundwater wells, surface water, or small spring-based systems.
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Only allowing development at the lowest end of the permitted range constrains new
housing, including the potential for affordable housing projects to be permitted at a
higher density. However, the CWP exempts affordable housing projects from the lowest
end of the density range requirements.

In addition, On October 9, 2019, Gov. Gavin Newsom signed the Housing Crisis Act of
2019 (HCA) into law, commonly known as Senate Bill (SB) 330. HCA restricts the
adoption of land use or zoning amendments that would result in the reduction of allowed
residential density or intensity of land uses than what is allowed under the regulations in
effect on January 1, 2018. The law defines “less intensive use” to include, but is not
limited to, reductions to height, density, or floor area ratio, new or increased open space
or lot size requirements, new or increased setback requirements, minimum frontage
requirements, or maximum lot coverage limitations, or anything that would lessen the
intensity of housing. SB 330 affects portions of Marin.”

Countywide Plan Land Use Categories

The Countywide Plan establishes the land use designations for the unincorporated
County (see Table H-3.10 below). As described in the County’s 2020 Multi-Family Land
Use Policy and Zoning Study, while there are a variety of land use designations, 75% of
parcels in the unincorporated area have Single-Family Countywide Plan land use
designations. In contrast, significantly fewer parcels are designated with other land uses,
including eleven percent of parcels designated with multi-family land uses, seven
percent of parcels designated with agriculture/conservation land uses, and three
percent or less designated with business/institutional, open space/park, Housing
Overlay Designation and New Religious and Institutional Facility Housing Overlay, and
floating home land uses. The predominance of single-unit land use designations is a
constraint for promoting other types of residential uses, including those can serve
residents of all income categories.

Table H-3.10: Marin Countywide Plan Land Use Categories

Minimum Lot

Type of Land Countywide Plan Land Use Size/Density
Use Designation Ranges

Agricultural and Conservation 1 | 1 du/31 to 60
Agricultural and (AGC 1) acres
Conservation Agricultural and Conservation 2 | 1 du/10 to 30
(AGC 2) acres

7 SB 330 sunsets on January 1, 2030.
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Type of Land
Use

Countywide Plan Land Use
Designation

Minimum Lot
Size/Density
Ranges

Agricultural and Conservation 3

(AGC 3)

1 du/2 to 9 acres

Agriculture 1 (AG 1)

1 du/31 to 60
acres

Agriculture Agriculture 2 (AG 2) 1 du/10 to 30
acres
Agriculture 3 (AG 3) 1'du/1 to 9 acres
, . Established for
Single-Family 1 (SF1) 20 to 60 acres development on large
properties in rural areas
where public services are
Very Low Density very limited or nonexistent
Residential and where significant
Single-Family 2 (SF2) 5 to 19 acres physical hazards and/or
natural resources
significantly restrict
development.
Single-Family 3 (SF3) 1to 5 acres Established in areas where
Single-Family 4 (SF4) 102 dufacre | PubliC services are limited
I and on properties where
Rural/Residential ,
o 1 unit per 1 to 10 physical hazards and/qr
Planned Residential (PR) acres natural resources restrict
development.
10,000 to 20,000 | Established for single-
Single-Family 5 (SF5) sq ft. lots family and multi-family
2 to0 4 du/ac development in areas
Low Density Less than 10.000 where public seryices and
Residential . _ % lof : some urban services are
Single-Family 6 (SF6) 5Q. 1. 1018 available. Properties are
4107 dulac not typically limited by
. . physical hazards or natural
Multi-Family 2 (MF-2) 1 to 4 du/ac

resources.

Low to Medium
Density Residential

Multi-Family 3 (MF3)

5-to 10 du/ac

Multi-Family 3.5 (MF3.5)

5to 16 du/ac

Established where
moderate density single-
family and multi-family
residential development
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Minimum Lot

Type of Land Countywide Plan Land Use Size/Density
Use Designation Ranges

can be accommodated in
areas accessible to a
range of services including
major streets, transit
services and neighborhood
shopping.

Established within the City-

Multi-Family 4 (MF4) 11 10 30 du/ac Centered Corridor and in
communities or villages
Medium to High where multi-family
Density Residential development can be
Multi-Family 4.5 (MF4.5) 11 to 45 du/ac

accommodated with easy
accessibility to a full range
of urban services.

General Commercial/Mixed Use
(GC) The Countywide Plan includes criterial for

residential uses in mixed-use development. In

Ne|ghborhood. general, the residential uses are permitted
Commercial/Mixed CommercialiMixed Use (NC) under the floor area ratios of the land use
-Use Office Commercial/Mixed-Use designation. However, projects consisting of
(OC) low and very low income affordable units may
Recreational Commercial (RC) exceed the FAR to accommodate additional
units for those affordable categories.
Industrial (IND)
Planned Designation-Agricultural
and Environmental Resource
area (PD-Agricultural and
Planned Environmental Resource Area)
Designation

Planned — Designation-
Reclamation Area (PD-
Reclamation Area)

Public (PF)
Open Space (0S)
Quasi-Public Facility

Public Facility and
Open Space

Source: Marin Countywide Plan, Adopted November 6, 2007.
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Housing Overlay Designation (and New Religious and Institutional Facility Housing
Overlay)

The 2007 Countywide Plan update established a Housing Overlay Designation (HOD) as
a mechanism to accommodate a range of housing types, sizes, and prices for special
needs populations and workers employed in Marin County. The purpose of the HOD is
to encourage affordable housing on sites close to transit and services. Underlying land
uses may include Multi-family (MF), General Commercial (GC), Neighborhood
Commercial (NC), Office Commercial (OC), Recreational Commercial (RC), and Public
Facilities (PF). The HOD policy identifies 11 specific sites that must be developed per
HOD specifications should any development occur on the site. Additional projected
HOD development may be distributed to other qualifying sites throughout urban areas
within the City Centered Corridor, to a maximum of 658 residential units.

In 2018, the Board of Supervisors adopted revisions to parking standards for the
Overlay Designation. Refer to the Parking Standards section of this chapter below for
further details. No development proposals were received on HOD sites during the 2015-
2023 planning period. Due to the lack of results from this overlay designation, this
Housing Element includes a program to create a new Religious and Institutional Facility
Housing Overlay. The program includes conducting outreach to religious and
institutional facilities regarding the Overlay opportunity.

Growth Control Measures

The County has no growth control measures that limit the number of permits issued for
housing, act as a cap on the number of housing units that can be approved, or limit the
population of the County.

Community Plans

To help implement the Countywide Plan while also recognizing the unique character of
the local communities, the County has adopted 22 Community Plans and Area Plans.
While many of these plans were adopted in the 1980s and 1990s, three new plans have
been adopted since 2015: Black Point Community Plan (2016), Green Point Community
Plan (2016), and the Santa Venetia Community Plan (2017). While the community plans
help to address the specific characteristics of the respective area, many community
plans have policies that are a barrier to multifamily housing. Due to the need of this type
of housing in the unincorporated County, the community plan policies should not
override or supersede development policies set forth in the CWP. This Housing
Element includes a program to amend the CWP to clarify that all development, including
that located in community plan areas must comply with density policies in the CWP. This
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amendment is anticipated to be completed concurrent with the Housing Element
adoption.

Local Coastal Plan

The updated Marin County Local Coastal Program (LCP) Land Use Plan was adopted by
the Board of Supervisors in 2018 and certified by the California Coastal Commission in
2019. The LCP is the primary document that governs land development in the Marin
County Coastal Zone and may modify the Countywide Plan and Community Plans. This
Coastal Zone is a strip of land and water defined by the California Coastal Act of 1976
that extends along the Pacific Ocean coastline and extends seaward from the shore a
distance of three miles and a variable distance landward depending on the topographys.
While there is no growth boundary in effect at a countywide level, there are village limit
boundaries (VLBs) in effect in the nine Coastal Zone communities of Muir Beach,
Stinson Beach, Bolinas, Olema, Point Reyes Station, Inverness Ridge, Marshall,
Tomales, and Dillon Beach. The VLBs were established to preserve agricultural lands for
agricultural use while at the same time allowing for reasonable growth within village
areas in accordance with the Coastal Act.

The primary tool for implementing the LCP is the coastal development permit. The
County Community Development Agency is responsible for implementing the LCP and
reviewing coastal permit applications. Some types of projects, such as those that involve
work on tidelands around the margin on Tomales Bay, require a permit from the
California Coastal Commission.

Housing in the Coastal Zone

California Government Code Section 65588(c) requires each revision of the Housing
Element to include the following information relating to housing in the Coastal Zone:

1) The number of new housing units approved for construction within the coastal zone
since January 1, 1982

2) the number of housing units for persons and families of low or moderate income
required to be provided in new housing developments either within the coastal zone
or within three miles of the coastal zone as a replacement for the conversion or
demolition of existing coastal units occupied by low or moderate income persons

3) The number of existing residential units occupied by persons and families of low or
moderate income that have been authorized to be demolished or converted since
January 1, 1982, in the coastal zone

4) The number of residential units for persons and families of low or moderate income
that have been required for replacement units

8 Marin County Local Coastal Program. Prepared by the Marin County Community Development Agency. Certified by
the California Coastal Commission on February 6, 2019.
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Between 1980 and 2020, a total of 4,559 housing units have been added to
unincorporated Marin’s housing stock (Table H-3.11). Since the last Housing Element
revision (2015), there have been 421 total units (11 very low income units, 17 low
income units, 7 moderate income units and 386 above moderate income units)
constructed and 113 units demolished for a net increase of 308 units.

Pursuant to Government Code (GC) Section 65590, “the conversion or demolition of
existing residential dwelling units occupied by persons and families of low or moderate
income...shall not be authorized unless provision has been made for the replacement of
those dwelling units with units for persons and families of low or moderate income.”
However, the GC further stipulates several exemptions to the replacement requirement.
Specifically, GC 65590(b)(3) provides the following exemption:

1) The conversion or demolition of a residential structure which contains less than three
dwelling units, or, in the event that a proposed conversion or demolition involves
more than one residential structure, the conversion or demolition of 10 or fewer
dwelling units.

2) The conversion or demolition of a residential structure for purposes of a
nonresidential use which is either “coastal dependent,” as defined in Section 30101
of the Public Resources Code, or “coastal related,” as defined in Section 30101.3 of
the Public Resources Code.

3) The conversion or demolition of a residential structure located within the jurisdiction
of a local government which is within the area encompassing the coastal zone, and
three miles inland therefrom, less than 50 acres, in aggregate, of land which is
vacant, privately owned and available for residential use.

4) The conversion or demolition of a residential structure located within the jurisdiction
of a local government which has established a procedure under which an applicant
for conversion or demolition will pay an in-lieu fee into a program, the various
provisions of which, in aggregate, will result in the replacement of the number of
dwelling units which would otherwise have been required by this subdivision.

The new construction included mostly for-sale housing developments not subject to the
replacement requirements. A minimum of 20% of the units developed in the Coastal
Zone must also be affordable, in accordance with the Mello Act.
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Table H-3.11: Coastal Zone Development (1982-2022)

Year Units Units
Constructed Demolished
56 0 56

1988-2002

2003-2010 10 3 7
2010-2022 9 1 8
Total 75 4 4

Source: Marin County, June 2022

Residential Development Standards

Three primary types of uses are allowed on private properties in unincorporated Marin
County: 1) agricultural, 2) commercial, and 3) residential. Zoning regulations for each of
these groups are outlined in Title 22 of the Marin County Code (the Development Code),
which describes uses, design standards, and requirements.

The Marin County Development Code implements the Countywide Plan and Community
Plans for the unincorporated areas outside of the Coastal Zone. Under the State
housing density bonus laws, housing development projects with five or more units that
provide affordable units can exceed the density of the zoning district as long as the
project density falls within the density range established by with the Countywide Plan
Community Development Element.

Zoning Districts

Two fundamental types of zoning districts apply in unincorporated Marin: conventional
and planned.

Conventional Zoning

Conventional zoning districts have specific numerical subdivision and development
standards, including minimum lot area, minimum setbacks, height limits, and floor area
ratio limits. Provided a development project conforms to those standards, no
discretionary development applications are required. For conventional zoning, a “B”
district can be combined with the base zoning. This “B” district is intended to establish
lot area, setback, height, and floor area ratio (FAR) requirements for new development
that are different from those normally applied by the primary zoning district applicable to
a site and to configure new development on existing lots, where desirable because of
specific characteristics of the area.
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Currently, no conventional zones permit multi-family (MF) housing. This restriction
continues the current development pattern single-family housing as the predominant
choice in the unincorporated County. According to the County’s 2020 Multi-Family
Land Use Policy and Zoning Study, only 10% of parcels in the unincorporated County
are zoned for multi-family, compared to 72% zoned for single-family uses. This Housing
Element addresses this constraint by proposing that the Zoning Code be amended to
allow for a multi-family zone under the conventional zoning options. Also, a program
has been added for the efficient use of multi-family land, which will establish minimum
densities for multi-family and mixed use zones.

Planned Zoning

Planned districts allow more flexible site designs than do conventional districts, but all
sites in these districts go through discretionary approval. Flexibility is permitted to
enable house design and siting that respect natural site features. Planned districts do
not have specific setback requirements or minimum lot areas to encourage clustering.
Ultimate development potential is based on the maximum density allowable by the
zoning district and Countywide Plan. Contrary to the land use control approach used in
conventional zoning districts, planned districts have few specific numerical standards.
Instead, they encourage development to be clustered in the areas most suitable for
development on a given site to conserve a larger portion of that site in its natural state.
No minimum lot areas are established for subdivisions in planned districts, but the
number of lots allowed on a property is governed by a density standard specific to that
district. As a result, subdivision applications in planned districts are likely to have smaller
lot sizes, with a larger percentage of the original lot left as open space, compared to
subdivisions in conventional districts where lot sizes are governed by the minimum lot
areas applicable to that particular district. The distinction between conventional and
planned zoning districts is most important in governing the subdivision and development
of properties.

Table H-3.12 below shows a list of zoning designations for the conventional and planned
zoning districts by land use type.
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Table H-3.12: Marin County Conventional and Planned Zoning Districts

Land Use Category Conventional Zoning Districts Planned Zoning Districts

A (Agriculture and Conservation)

C-ARZ (Coastal, Agricultural Production Zone)

Primary Agriculture
Mixed Agriculture/Single | A2 (Agricultural, Limited) ARP (Agricultural, Residential Planned)
Family C-ARP (Coastal, Agricultural, Residential Planned)
R1 (Residential, Single-family) RSP (Residential, Single-Family, Planned)
C-R1 (Coastal, Residential, Single-family) C-RSP (Coastal, Residential, Single-Family, Planned)
, , RA (Residential, Agriculture) RF (Floating Home Marina)
Single-Family — ,
C-RA (Coastal, Residential, Agriculture)
RR (Residential, Restricted)
RE (Residential, Estate)
_ R2 and C-R2 (Residential, Two-family)
Two-Family — .
C-R2 (Coastal, Residential, Two-family)
RMP (Residential, Multi-Family, Planned)
Multi-Family C-RMP (Coastal, Residential, Multi-Family, Planned)

RX (Residential, Mobile Home Park)

Business/Commercial and
Mixed-Use

VCR (Village Commercial, Residential)

C-VCR (Coastal, Village Commercial, Residential)
C1 (Retail Business)

AP (Administrative and Professional)

H1(Limited Roadside Business)

C-H1 (Coastal, Limited Roadside Business)

RCR (Resort and Commercial Recreation)

CP (Commercial, Planned)
C-CP (Coastal, Commercial, Planned)
RMPC (Residential /Commercial Multiple, Planned)

C-RMPC (Coastal, Residential /Commercial Multiple,
Planned)

OP (Office, Planned)
IP (Industrial, Planned)
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Land Use Category Conventional Zoning Districts Planned Zoning Districts

C-RCR (Coastal, Resort and Commercial Recreation)

Source: Marin County Municipal Code Chapter 22.10

Notes: *In RA, RR, RE, R1 and RZ2 districts, the minimum lot area and setback standards may change when such district is
combined with a B district in compliance with the provisions of Section 22.14.050.
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Special Purpose and Combining Zoning

The County has several special purpose and combining districts. The special purpose
districts are for land uses that are unique in character or applicability. The combining
districts are applied to property together with one of the other zoning districts to
highlight important characteristics that require attention in project planning.

OA (Open Area) Zoning/Combining District

The OA zoning district is intended for areas of the County committed to open space

uses, as well as environmental preservation. The OA zoning district is consistent with
the Open Space, and Agriculture and Conservation land use categories of the Marin

Countywide Plan.

PF (Public Facilities) Zoning/Combining District

The PF zoning/combining district is applied to land suitable for public facilities and
public institutional uses, where a governmental, educational, or other institutional facility
is the primary use of the site. The PF zoning district implements with the Public and
Quasi-Public land use categories of the Marin Countywide Plan.

The PF district may be applied to property as a primary zoning district where the Board
determines that the facility is sufficiently different from surrounding land uses to warrant
a separate zoning district, and as a combining district where a publicly owned site
accommodates land uses that are similar in scale, character, and activities to
surrounding land uses.

B and BFC Combining Districts

The Minimum Lot Size "-B" combining district is intended to establish lot area, setback,
height, and FAR requirements for new development that are different from those
normally applied by the primary zoning district applicable to a site, and to configure new
development on existing lots where desirable because of specific characteristics of the
area. The Development Standards subsection below outlines those that specifically
apply to properties with the “B” combining district.

As described in the County’s Development Code, the Bayfront Conservation (BFC)
Combining District is intended to: 1) prevent destruction or deterioration of habitat and
environmental quality, 2) prevent further loss of public access to and enjoyment of the
bayfront, 3) preserve or establish view corridors to the bayfront, 4) ensure that potential
hazards associated with development do not endanger public health and safety, and 5)
maintain options for further restoration of former tidal marshlands. The Development
Code outlines the requirements for development applications in this district and includes
environmental assessments and design guidelines.
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Affordable Housing Combining District

The AH combining district allows affordable housing development at a density of 20
units per acre and offers development incentives on sites that are otherwise governed
by a lower density zone. This approach allows compact development to occur on
portions of parcels and encourages affordable housing over market rate housing on key
sites. Table H-3.13 shows the current sites under this designation.

Table H-3.13: Affordable Housing Combining District Sites

Acres by | Acres Total | Countywide | Zoning 2014 AH-Combining
Parcel Plan 2007 District*

244.768
221.71 PD- -
, o 09 AH zone - limited
St. Vincent's / Silveira [72.66 Agriculture and |A2:AH
developable to 3.5 acres at 30 du/ac
20.22 Env Resource
2.82
in Ci i AH - limited
Marin City Communty, 4.06 MF-2 RMP-4.2:AH [ cone -Imie
Development to 0.5 acres at 30 du/ac
50.00 - limi
Goldgn Gate 73 61 ME-2 RMP- 2.47-AH AH zone - limited to 2
Seminary 23.61 acres at 30 du/ac

Source: Marin County Community Development Agency, 2021

Development Standards

The County Development Code includes standards for residential, mixed use, and
agriculture residential development. These standards are in the tables below (see Table
H-3.14, Table H-3.15, and Table H-3.16). Housing is encouraged in commercial districts
in the unincorporated County. The Development Code contains standards for certain
commercial districts and mixed-use standards for the Commercial Planned (CP), Retalil
Business (C1), Administrative Professional (AP), and Limited Roadside Business (H1)
commercial districts. For lots larger than two acres, at least 50% of the new floor area
must be developed with new housing. For lots smaller than two acres in size, at least
25% of the new floor area must be developed with housing. Residential density in those
districts is a maximum of 30 units per acre. Unit sizes are restricted to a minimum of 220
square feet and a maximum of 1,000 square feet per unit to encourage more affordable
housing types. However, this unit size limit may be restrictive for families with children.
Housing should be accessory to the primary commercial use, except affordable housing.
A program is being included in the Housing Element that will, at a minimum allow 100%
residential use in mixed use zones and examine the allowable average unit size.
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Table H-3.14: Residential Development Standards in Planned Zoning Districts (Non-Coastal)

Zoning District

Density
Requirements
(dwelling units per

Maximum Height

Detached

Development
Standards

Applicable Code
Sections

RSP
(Residential, Single-Family

acre)

0.05 =1 unit/20
acres

Planned District)) 0.10 =1 unit/10
acres
RMP 0.20 = 1 unit/5
(Residential, Multiple -family | acres
Planned District) 0.25 =1 unit/4
acres
RMPIC . . 0.5 =1 unit/2 acres
(Resl|dent|a|/Comm.erc.|aI 10 =1 unitlacre
Multiple Planned District) ,
2.0 = 2 units/acre
ARP 2.0 =1 unit/2 acres

(Agricultural, Residential
Planned District)

10 =1 unit/10 acres
30 =1 unit/30 acres
60 =1 unit/60 acres

CP
(Planned Commercial District)

1 unit per 1,450
square feet of lot
area

30 feet

16 feet

Determined by site
constraints and
implemented through
discretionary review
(Master Plan/Design
Review)

Chapters 22.10,
22.16 and 22.44

Chapters 22.12,
22.16 and 22.44

Chapters 22.08,
22.16 and 22.44

Chapters 22.12,
22.16 and 22.44, and
Section 22.32.150
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Density Maximum Height
Zoning District Req.uwemc.ents Development Appllcab.le Code
(dwelling units per Standards Sections
Detached
acre)
OP
(Planned Office District)
|||: dustrial Pl 4 Distr Determined by site constraints and implemented through discretionary review Chapters 22.12,
(Industrial Planned District) |\ cicr Plan/Design Review) 22.16 and 22.44
RCR
(Resort and Commercial
Recreation District)
I(QFllz ting Home Mari :)grf::rinr%:;mi:n 16 feet Refer to Section 2.32.075.B chapters 2210,
oating Home Marina .32.075.
District) density 22.32 and 22.46
RX
(Residential, Mobile Home Refer to Section 22.32.110 and Chapters 22.10, 22.16 and 22.44
Park District)

County of Marin Development Code, Revised Date: March 10, 2021
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Table H-3.15: Residential Development Standards in Conventional Zoning Districts

Minimum Setbacks (feet)

Maximum Height (feet)

Zoning District Minimum . Detached
Lot Area . Main
Corner Side - Accessory
Building
Structure
R-1 (Residential, Single- 30 16
Family)
R-2 (Residential, Two-
Family)
R-A (Residential, 7,500 sq ft 20% of lot
Agricultural) 25 6 10 depth/25 ft
maximum
R-R (Residential,
Restricted)
R-E (Residential, Estate)
A-2 (Agriculture, Limited) | 2 acres

A (Agriculture and 3 acres to 60 | See Table 2-2 in Section 22.08.040 for minimum

Conservation) acres setbacks

C-1 (Retail Business) 0 6 feet Not 12 feet
7,500 sq ft adjacent | applicable adjacent to

H-1 (Limited Roadside (refer to 30 to residential

Business) residential

Maximum
Floor Area
Ratio (FAR)

30%

5%

Refer to CWP
Land Use
Designation
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Minimum Setbacks (feet)

Minimum

Zoning District Lot Area

Corner Side

Section district, district, none
22.32.150) none otherwise
otherwise
A-P (Administrative and 25 6 feetfor | 10 ft for 20
Professional) 1-story multi-story
bldg. bldg. or on
street side

Maximum Height (feet)

Maximum
Main Detached Floor Area
- Accessory | Ratio (FAR)
Building
Structure
and Section
22.32.150

County of Marin Development Code, Revised Date: March 10, 2021
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Table H-3.16: Residential Development Standards for Properties in a “B” Combining District

Minimum Setbacks (feet)

Minimum
) o Lot Area
Zoning District
(square Corner Side
feet)
B-1 6,000 25 5 10
B-2 10,000 25 10 10
B-3 20,000 15 10
B-4 1 acre
30

B-5 2 acres 20 20
B-6 3 acres

20% of Lot
Depth/25
maximum

Maximum Height (feet)

Main
Building

30

Detached
Accessory
Structure

16

Maximum
Floor Area
Ratio (FAR)

30%

(unless
specified
otherwise by
the CWP
and/or
Community
Plan)

County of Marin Development Code, Revised Date: March 10, 2021
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The current development standards may result in constraints in development,
particularly related to density, building height, and the discretionary planning review
process. Specifically, a 30-foot height limit may constrain the development of multi-
family and mixed-use development at 30 units per acre.

The Objective Development and Design Standards (underway), design guidelines and
accessory dwelling units will add additional development opportunities and flexibility in
single-unit zones and additional opportunities for multifamily development.

Open Space and Lot Coverage Requirements

No minimum open space or maximum lot coverage standards apply to development
projects in Marin County. However, in conformance with the Quimby Act, a parkland
dedication of three acres for every 1,000 people in a project area is required for
subdivisions or equivalent in-lieu fee is required. See further discussion in the Fees and
Exactions section below.

Parking Standards

Marin County’s parking standards are based on the type of residence and number of
bedrooms. Table H-3.17 below outlines current parking requirements.

In December 2018, the Board of Supervisors adopted amendments to County parking
standards to be in alignment with the Housing Element and Countywide Plan. Parking
space requirements were reduced for residential uses across the board and reflected
state regulations for affordable housing and other developments located near public
transit, tandem parking for residential uses, increased requirements for bicycle parking
and access, and the allowance for electric vehicle parking to count toward traditional
parking space needs®.

% Ordinance of the Marin County Board of Supervisors No. 3703, Revising Chapter 24.04, Division Ill, Parking and
Loading to Align with Housing Element and Countywide Plan, December 18, 2018.
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Table H-3.17: Parking Standards

Minimum Parking Spaces Required
per Section 24.04.340

Type of Residential Unit

Detached Single Family and

Duplex 2 spaces per unit

1 space per unit

Studio units . .
plus one guest space per 5 dwelling units

, 1.25 spaces per unit
One bedroom units , _
plus one guest space per 5 dwelling units

1.5 spaces per unit

Two bedroom units , .
plus one guest space per 5 dwelling units

Three or more bedroom 2 spaces per unit
units plus one guest space per 5 dwelling units

Source: Marin County Municipal Code, Section 24.04.340

Reductions in Residential Parking Standards

The standards in the table above may be reduced under the following circumstances:

Senior housing - The amount of parking required for senior housing (senior housing
refers to age-restricted housing designated for and occupied by seniors and consistent
with definitions in California Civil Code Section 51.2, 51.3, and 51.4) may be reduced by
up to 50% of that required as the base standard, where deemed appropriate by the
agency and where the applicant can demonstrate that a reduction is warranted based
on the type of senior citizen housing proposed.

Housing overlay designation - The amount of parking required for projects in the
housing overlay designation, as defined in the 2007 Marin Countywide Plan, may be
reduced by up to 50% of that required as the base standard, where deemed appropriate
by the agency and where the applicant can demonstrate that a reduction is warranted
based on the type of housing proposed.

Since underground parking or mechanical parking can be cost prohibitive, the
Development Code Amendment program in this Housing Element will reduce the
County’s parking requirements to match those allowed by state density bonus law.
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Design Guidelines

The County has adopted design guidelines to establish clear and comprehensive
guidelines for different types of development.

Single-Family Residential Design Guidelines

Adopted by the Board of Supervisors in July 2005, the Single-Family Design Guidelines
apply to individual single-family residences, as well as multiple single-family residences
that may be proposed as part of a larger project (e.g., Master Plan or Subdivision). The
guidelines cover the following topics: the site design process, building envelopes and
relationships between properties and streets, neighborhood compatibility, reduction of
visual bulk, and green and universal building designs.

As stated in the document, "the Design Guidelines are particularly relevant to
development proposals that are subject to the County’s Design Review process by
clarifying and reinforcing the public policy objectives articulated in the Design Review
findings of the Marin County Development Code. The guidelines provide visual
instructions and examples of the development requirements, including grading, site
lines, building envelopes, etc. At the same time, the guidelines “should not hinder
creative efforts and should be applied in a reasonably flexible manner as circumstances
warrant”. While the guidelines apply to all single-family homes, they encourage flexible
outcomes on case-by-case basis.

Marin County’s Single-Family Residential Design Guidelines have had a demonstrable
impact in the design review process. They assist applicants in planning site and
architectural design, increase design certainty, and help minimize design revisions.
These guidelines are flexible and are available on the Community Development
Agency’s website.

Multi-Family Residential Design Guidelines

Adopted by the Board of Supervisors in December 2013, the Multi-Family Residential
Development Guidelines are intended to assist project applicants during the project
design phase and County staff and decision makers in the review and approval process.
While the guidelines are not objective and cannot be enforced, they do provide design
criteria to assist in decision-making.

The document has several “place-based guidelines” to address the various
development environments in the County, including rural towns, residential
neighborhoods and mixed-use corridor/town centers. These different place-based
guidelines provide for flexibility. Design principles in the document include
sustainability, livability and providing a mix of housing for the County’s workforce,
seniors, low-wage earners and disabled residents. The guidelines also aim to “reduce
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the potential cost of the County’s development review process for projects that provide
homes for people from a broad range of socioeconomic backgrounds”.

Objective Design and Development Standards

The Objective Design and Development Standards, or Form-Based Code (FBC), which
will be adopted by the end of 2022, will implement the Marin County Countywide Plan
for ministerial projects and projects permitted by right or that fall under the SB 35
streamlined ministerial approval process. The FBC applies a context-sensitive approach
to Marin County utilizing the following context types: Natural, Walkable, and Auto-
Oriented Suburban. These contexts are further broken down into three types of areas:
areas at or near the core, suburban areas, and areas at the edge of the community. The
FBC zones will provide flexibility in design standards in these areas.

For applicable projects, the FBC will be combined with the Municipal Code for a hybrid
approach to development. The FBC places an emphasis on form and architectural style
and allows a range of uses carefully chosen to maximize compatibility between uses.
The FBC provides information on allowable building types in each form-based zone and
includes provisions for privacy standards, parking, building materials, a fenestration.

The FBC is intended to remove constraints by providing objective design standards for
the streamlined review of housing developments and to provide the objective standards
required by the Housing Accountability Act, SB 35, and other state housing laws.

Local Ordinances

The following section examines local ordinances related to housing that have been
adopted by the County. The Board of Supervisors adopted Ordinance 3745 in January
2021 that included updates and revisions to the County’s Density Bonus provisions.
These included changes to achieve consistency with the State’s Density Bonus Law,
including incentives and concessions, waivers and reductions of development
standards, and reduced parking requirements.

Density Bonus

The County Board of Supervisors adopted an ordinance in 2021 that was consistent
with state density bonus law at that time. However, since then, there have been some
additional statutory changes. This Housing Element includes a program for the County’s
Density Bonus ordinance to be amended to be consistent with state law.

The current density bonus provisions outlined in Section 22.24.030 of the County
Development Code are calculated as follows:
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. A housing development project is eligible for a 20% density bonus if the applicant
seeks and agrees to construct any one of the following:

a. 10% of the units at affordable rent or affordable ownership cost for low income
households;

b. 5% of the units at affordable rent or affordable ownership cost for very low
income households; or

c. A senior citizen housing development of 35 units or more as defined in Section
51.3 of the Civil Code.

. The density bonus for which the housing development project is eligible shall
increase if the percentage of units affordable to very low, low, and moderate
income households exceeds the base percentages established in California
Government Code Section 65915(f).

. For an affordable housing development project in which at least 80% of the units
are for lower income households with any remainder for moderate income
households, the following shall apply:

a. The maximum density bonus for which the affordable housing project is eligible
shall increase up to 80%, subject to the findings included in Section 22.24.030.E
(Review of application).

b. If the project is located within one-half mile walking distance of a major transit
stop, as defined in subdivision (b) of Section 21155 of the Public Resources Code:
(1) The project shall receive a height increase of up to three additional stories, or
33 feet; and (2) The project shall be exempt from any maximum controls on density.

If the project is located within a one-half mile walking distance or farther of a
major transit stop and receives a waiver from any maximum controls on density,
the project shall not be eligible for, and shall not receive, a waiver or reduction of
development standards other than density, parking, and height requirements.

. A housing development in which units are for sale where at least 10% of the total
dwelling units are reserved for persons and families of moderate income,
provided that all units in the development are offered to the public for purchase,
shall be eligible for a density bonus based on the percentage of moderate income
units shown in the sliding scale provided in Government Code Section
65915(f)(4).

. Density bonuses may also be granted for childcare facilities and land donation in
excess of that required by Chapter 22.22 (Affordable Housing Regulations),
pursuant to Government Code Sections 65915(g), 65915(h) and 65915(i).
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Parking Standards

Pursuant to Government Code Section 65915(p), an applicant for a housing
development project that is eligible for a density bonus pursuant to Section
22.24.020may request that on-site vehicular parking ratios, inclusive of accessible and
guest parking not exceed the following standards:

1. For zero to one bedroom dwelling units: One on-site parking space

2. For two to three bedrooms dwelling units: Two on-site parking spaces
3. For four or more bedrooms dwelling units: 2.5 on-site parking spaces
4. On-site parking may include tandem and uncovered parking

Additional parking provisions for projects located near transit or consisting solely of
rental units are outlined in the density bonus provisions of the Development Code.

Inclusionary Housing

Marin County has had an inclusionary housing requirement since 1980. Section
22.22.090 of the Development Code requires that residential subdivisions provide 20%
of the total units or lots for lower income housing. A fee may be required in addition to
inclusionary units or lots in cases where the inclusionary requirement includes a decimal
fraction or a unit or lot or when a combination of both inclusionary units and in-lieu fees
is required. Mixed-use developments proposing residential units are required to pay a
Jobs/Housing linkage fee for the non-residential component. All inclusionary units must
be income restricted in perpetuity. Units should be provided within the development,
although the ordinance allows for flexibility; the review authority may grant a waiver if
the alternative proposal demonstrates a better means of serving the County in achieving
its affordable housing goals than the requirements. Waiver options may be units
constructed off-site, real property may be dedicated, or 125% of the in-lieu fee may be
paid. Further information about the in-lieu fee is provided in the Fees and Exactions
section of this chapter

In response to the Governor’s approval of AB 1505 (2017), which renewed the County’s
authority to extend its inclusionary zoning policy to rental housing units, the Board
adopted an amendment to its Development Code to renew that application of its
inclusionary zoning policy to the rental housing development projects.

To address potential constraints of an Inclusion Housing Policy on the development of
new housing, the County and six partnering jurisdictions facilitated three developer
forums. Two at the beginning of the study process, one with affordable housing
developers and one with market-rate developers, to identify potential challenges to
consider in the study process and one following the completion of the study to evaluate
potential policy design. Input from the first two forums found that the inclusionary
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programs have not resulted in significant production of new affordable units in part
because of the complexity of residential development in the county. The policy
constraints identified by developers include:

1.

Policy variation: Each jurisdiction has a different policy, many jurisdictions do
not have inclusionary policies.

Affordability price targets vs. ranges: Current policy relies on ranges with
discretionary review.

Breaks by project size: many existing policies apply the same affordability levels
and percentages on all projects. Housing development would benefit by tiering
affordability by project size.

For-sale policy: Current policies set affordability levels too low and it is very
difficult to find buyers who qualify for affordable units.

Alignment with State Density Bonus: many existing policies do not align with
state density bonus, which adds additional challenges to navigate.

To address these constraints, the participating jurisdictions met and developed common
policy elements. These elements include:

Homeowner housing -

Consistent set-aside and in-lieu fee across jurisdictions
Specific price targets based on AMI category
Alignment and flexibility to comply with State Density Bonus law

Varied inclusionary requirements based on project size

Rental housing -

Consistent set-aside and in-lieu fee across jurisdictions
Alignment and flexibility to comply with State Density Bonus law

Developer selected menu of options for affordable rental housing

Commercial Linkage Fees

The Commercial Linkage Fee study includes a section compliant with AB 602 that
addresses concerns and constraints around the existing level of service for facilities,
proposed new levels of service, and explains why the new level of service is
appropriate. The section includes support for an increase to the existing fee and
assesses the assumptions of the former study.
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Short-Term Rentals

The Marin County Board of Supervisors first adopted short term rental (STR) regulations
in 2018, requiring operators to obtain both a Business License and Transient
Occupancy Tax Certificate, and establishing “Good Neighbor” Policies to alleviate the
impacts of Short-Term Rentals on surrounding communities. Currently, there are
approximately 873 registered residential STRs, with over 70% of those located in West
Marin. There are only 5,263 residentially developed properties in this area. Over 11% of
the residentially developed properties are used as STRs in West Marin, while less than
1% of residentially developed properties are used as STRs in the eastern portion of the
County. In addition, only 2,239 of the approximately 5,263 developed lots in the West
Marin area receive the Primary Home Tax Exemption, indicating that over half of the
developed properties in West Marin may not be in use as full-time homes. While all are
not currently operating as STRs, the flexibility and the income generated by STRs,
where nightly rates can range up to over $1,000/night, in comparison to that earned with
a long-term rental is likely an incentive for property owners to seek STR use serving
visitors rather than traditional rental housing for a community of residents. This condition
has led to growing concerns in West Marin communities about impacts of STRs on the
availability of housing for workforce, families, and community members.

With housing supply, community workforce, and public safety as motivators, the Board
adopted a two-year moratorium, ending May 23, 2024, on new STRs in the West Marin
Area (also known as the Measure W Tax Area). Over the next two years, County staff
will work to update the County’s Short Term Rental Ordinance to improve the availability
of middle- and lower-income housing in the West Marin Area, while maintaining existing
coastal access. These programs will not impact the development of residential
development, instead they are preventing the conversion of residential uses to
commercial uses.

Urban Growth Limits

The County does not have any Urban Growth Limits or growth control policies that place
a numerical limit on housing development. Policies in the 2007 Countywide Plan which
have been identified as possible barriers to residential development, especially multi-
unit, are being deleted and or amended. Specifically, the County will:

e Revise the Housing Overlay District as a form-based code to streamline
multifamily housing development.

¢ Provide for ministerial review of projects that meet the requirements of the form-
based code and include 20% lower income.

e Provide for by-right zoning on sites identified in past housing elements that are
designated for lower income housing.

152 Marin Countywide Plan



2023-2031 Housing Element

¢ Amend the Countywide Plan and Zoning Code to increase densities on
opportunity sites identified in the Housing Element and for low income sites have
a minimum of 20 units per acre.

Provision for a Variety of Housing Types

Development opportunities for a variety of housing types promote diversity in housing
price, designs, and sizes, and contribute to neighborhood stability. Marin County’s
Development Code accommodates a variety of housing types, including single-unit, two-
units and multi-units, accessory dwelling units, single room occupancy, manufactured
housing, supportive housing, housing for agricultural workers, transitional housing, and
emergency shelters. Table H-3.18 through Table H-3.20 show which housing types are
permitted in the different residential, commercial, and agricultural zones. These uses are
all discussed below.
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Table H-3.18: Use Regulations in Residential Districts

Single-family Dwellings

Two Family Dwellings P P P P

Multi-family Dwellings e e T I P

Accessory Dwelling Units/Junior
Accessory Dwelling Units

Agricultural Worker Housing

Mobile Home Park U U P
Group Homes (6 or fewer) P P P P P P P P P P P P P P
Group Homes (7 or more) U U U U U U U U U U U U U U
Medical Services — Extended Care U U U U U U U
Residential Care Facilities P P P P P P P P P
Single Room Occupancy (SRO) P
Transitional and Supportive Housing | P P P P P P P P P
Emergency Shelters
Source: Marin County Municipal Code, 2021.

Notes. "P" means principally permitted, "U" means conditionally permitted subject fo Use Permit approval, "---" means prohibited.
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Table H-3.19: Use Regulations in Commercial/Mixed Use Districts

Single-family Dwellings

Two Family Dwellings U U P P (MP) P12 | - MP |P@ |P P@ | U U MP
Multi-family Dwellings U U P P(MP) | P@ | P@ MP |P@ |P P@ | U U MP
Accessory Dwelling

Units/Junior Accessory P P P P P P P P P P U P P
Dwelling Units

Agricultural Worker
Housing

Mobile Home Park MP | - MP
Group Homes (6 or fewer) | P P P U
Group Homes (7 or more) | U U U U
Medical Services —

Extended Care v U u P ~ P U
Residential Care Facilities | P P P P U
Single Room Occupancy MP MP

(SRO) P P P P

Tran§|t|onal and Supportive P P P P p p p P U
Housing

Emergency Shelters P P

Source: Marin County Municipal Code, 2021.
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Notes: "P" means principally permitted, "U" means conditionally permitted subject to Use Permit approval, MU and MP means Master
Plan approval "---" means prohibited

" Dwellings allowed above the first floor only. First floor shall be reserved for non-residential use.

2 Dwellings, except for affordable housing, shall be accessory to the primary commercial use.

156 Marin Countywide Plan



2023-2031 Housing Element

Table H-3.20: Use Regulations in Agricultural and Special Purpose Districts

A3 to

Single-family Dwellings

Two Family Dwellings

Multi-family Dwellings

Accessory Dwelling
Units/Junior Accessory
Dwelling Units

Agricultural Worker Housing
(up to 12 employees)

Mobile Homes

Group Homes (6 or fewer)

Group Homes (7 or more)

Medical Services —
Extended Care

Residential Care Facilities

Single Room Occupancy
(SRO)

Transitional and Supportive
Housing

Emergency Shelters

Source: Marin County Municipal Code, 2021.
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Notes: "P" means principally permitted, "U" means conditionally permitted subject to Use Permit approval, MU and MP means Master
Plan approval "---" means prohibited

" Only dwellings for teachers or custodial staff, or dwellings clearly accessory to the primary use of the site for agricultural purposes
are allowed.

@ Housing is permitted in combined districts that allow housing, such as PF-RSP, PF-RMP, and PF-ARP. Single-family, two-family, and
multi-family dwellings are principally permitted only on the Countywide Plan's Housing Overlay Designation sites.

158 Marin Countywide Plan



2023-2031 Housing Element

Single-family Dwelling Units

Single-family residential uses are permitted in all residential zones, with the exception of
the mobile home park zone (RX). Single-family uses are permitted or conditionally
permitted in most of the mixed-use/commercial and agricultural zones. According to the
Marin County Community Development Agency’s 2020 Multi-Family Land Use Policy
and Zoning Studly, approximately 72% of parcels in the unincorporated County are
zoned with a primary single-family zoning type. To promote the development of needed
multi-family development in the County, this Element proposes the following program:

Efficient Use of Multi-Family Land: Establish density minimums. This will ensure efficient
use of the County’s multi-family land and prohibit the construction of new single-family
homes on multi-family land. Existing single-family homes on multi-family land can remain
(as legal nonconforming use). However, rebuilding or expansion of the existing single-
family home would only be permitted if the expansion does not exceed more than 25%
of the value of the home or rebuilding due to damage sustained during disasters or fires.

Multi-Family Dwellings

Multi-family dwellings as the primary use are permitted in the RMP and C-RMP zones.
Two-family dwellings are also permitted in the R2 and C-R2 zoning categories. As
described in the County’s Multi-Family Land Use Policy and Zoning Study, “the number
of properties zoned to allow duplex (two-family), multi-family, or mixed
business/institutional land uses are significantly less than the number of properties that
allow for single-family use.” The study found that only 10% of parcels in the
unincorporated area are zoned for primarily multi-family uses and less than one percent
are zoned for two-family dwellings. As part of this Housing Element update, the County
has identified areas to rezone for multi-family residential uses. Please refer to the
Conventional Zoning section earlier in this chapter regarding programs proposed in this
Element regarding multi-family housing.

While increasing residential densities in some locations may be feasible, several
environmental and infrastructure constraints may make this a challenge in other areas.
The infrastructure section of this chapter looks at potential constraints and potential
ways to help continue to permit affordable housing in the unincorporated County.

Commercial/Mixed-Use Development

As shown in Table H-3.19, a variety of mixed-use zoning designations allows for different
housing options, including multi-family housing, in the business areas. The residential
uses are allowed with a conditional use permit or part of a planned development.
Projects allowed by-right included as part of this Housing Element will be subject to the
new ODDS.
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Accessory Dwelling Units/Junior Accessory Dwelling Units

Accessory Dwelling Units (ADUs) are independent housing units that are either
detached or attached to an existing single-family residence. Due to their relatively small
size and location on currently developed property, they may be affordable by design.
ADUs can provide housing options for family members, seniors, students, and other
small household types.

The State legislature has passed a series of bills aimed at encouraging the development
of ADUs. These bills have required jurisdictions to adopt regulations to facilitate their
production and streamline their approval. Marin County has adopted Development Code
amendments to comply with State law, with the most recent ordinance (No. 3745) being
adopted by the Board of Supervisors in January 2021. This ordinance established four
categories of ADUs, each with different standards. The following provisions apply to all
four categories:

e Only one ADU is allowed on a lot restricted to single-family residential
development.

e An ADU may be rented but shall not be sold or otherwise conveyed separately
form the primary dwelling unit.

e ADUs can only be rented for terms longer than 30 consecutive days.

e Parking standards: 1 space for a studio or one-bedroom unit and 2 spaces for a
two- or more bedroom unit.

The Development Code includes provisions for Junior ADUs (JADUs), which are defined
as units no larger than 500 square feet. JADUs may have a kitchenette but not a full
kitchen, and there must be a separate entrance from the main entrance to the building.
No minimum parking spaces are required for JADUs.

ADUs are allowable in any zoning district where primary residences are allowable. No
discretionary review of ADUs or JADUs are required outside of the coastal zone. There
are four categories of ADUs in unincorporated Marin County, each with different
standards that apply. Category 4 ADUs are ADUs that require coastal permits and
compliance with all applicable zoning requirements including Master Plan criteria and
discretionary review. Categories 2 and 3 do not require discretionary review but do
require an ADU permit. When creating an ADU in the coastal zone requires a Coastal
Permit, it can usually be issued administratively with no public hearing. However, if the
project involves unrelated development that independently requires a Coastal Permit or
a change from an agricultural or commercial use to a residential ADU, then a public
hearing will be required.

Marin County has seen an increase in ADU development in recent years. Since 2018,
the County has issued 119 building permits for ADUs:
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e 2018 - 15 building permits issued
e 2019 - 37 building permits issued
e 2020 - 32 building permits issued
e 2021 - 35 building permits issued

On May 25, 2021, the Board of Supervisors approved an extension to the Accessory
Dwelling Unit Fee Waiver Program, which offers property owners fee waivers for the
development of ADUs in unincorporated Marin County. This program offers a tiered fee
waiver structure to support the development of additional affordable rental housing
stock by further incentivizing the development of second units that are rented to low
and moderate income households. The waiver program is in place through December
31, 2023. The fees waived may include Community Development Agency fees such as
planning, building and safety, and environmental health services, and Department of
Public Works fees such as traffic mitigation. Additional information about the waiver
program is available on the County’s website.

As part of the SB2 grant program, a partnership was established between ten cities and
towns and the County called “ADU Marin”. This partnership aims to promote the
development of ADUs and includes a variety of information sources on the County
website (https://adumarin.org), including interactive workbooks and webinars to assist
interested property owners through all aspects of the ADU process.

This Housing Element includes a program to facilitate the development of ADUs and
monitor the trend of development.

Agricultural Worker and Employee Housing

As discussed in the Needs Assessment chapter of this element, Marin County’s
agricultural history remains a strong value and source of pride, particularly in the
Coastal and Inland Rural Corridors. According to the United States Department of
Agriculture (USDA), Marin County farms and ranches encompass approximately
140,075 acres, or about 41% of the County’s total land area; land in farms decreased by
18% from 2012 to 2017.° Rural west Marin has an economic base of cattle ranches,
dairies, organic vegetable farms, poultry, mariculture, and tourism. Of the 343
agricultural operations in Marin County, the majority are third- to fifth-generation family-
owned farms and are not large by California standards, with an average size of 408
acres.

Agricultural workers are significantly impacted by the high cost of living in Marin County,
especially housing costs that are influenced by vacation rentals and high-end tourism.

102017 Census of Agriculture Marin County Profile,
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To promote a vibrant and economically sound agriculture base as part of Marin County’s
future, quality affordable housing for agricultural workers and their families is needed.

Almost all agriculturally zoned land in Marin County is located within unincorporated
County areas, so presumably the data available on the agricultural worker population in
the County are representative of the unincorporated County. The 2017 USDA Census
reported that in Marin County, 1,274 persons were hired farmworkers, which accounts
for less than one percent of the Marin County workforce."

Distinct from other agricultural regions of the State, much of the County’s agricultural
production primarily requires a year-round, permanent workforce. As a result, the
County does not experience a significant influx of seasonal workers during peak harvest
times.

As stated in the Development Code, agricultural worker housing providing
accommodations for 12 or fewer employees is considered a principally permitted
agricultural land use in the following zoning districts: A2, A3 to A60, ARP, C-ARP, O-A,
and C-OA, and are allowed by Articles Il (Zoning Districts and Allowable Land Uses) and
V (Coastal Zone Development and Resource Management Standards). Any temporary
mobile home not on a permanent foundation and used as living quarters for seven to 12
agricultural workers is permitted subject to the requirements of the State Department of
Housing and Community Development. Any temporary mobile home providing living
quarters for six or fewer agricultural workers requires Use Permit approval and is
counted as one dwelling unit for purposes of compliance with the zoning district's
density limitations. These provisions are not consistent with the State Employee Housing
Act (Section 17021.6 of the Health and Safety Code), which specifies the following:

“Any employee housing consisting of no more than 36 beds in a group quarter or
12 units or spaces designed for use by a single family or household shall be
deemed an agricultural land use for the purposes of this section. For the purpose
of all local ordinances, employee housing shall not be deemed a use that implies
that the employee housing is an activity that differs in any other way from an
agricultural use. No conditional use permit, zoning variance, or other zoning
clearance shall be required of this employee housing that is not required of any
other agricultural activity in the same zone. The permitted occupancy in employee
housing in a zone allowing agricultural uses shall include agricultural employees
who do not work on the property where the employee housing is located.”

The Employee Housing Act also requires that employee housing serving six or fewer
workers must be treated like a dwelling serving one family or household and permitted

" Civilian employed population 16 years and over. American Community Survey Five-Year Estimates, 2015-2019.
Table S2403.

162 Marin Countywide Plan



2023-2031 Housing Element

in all zones that permit residences. Zones permitting residences must also permit
employee housing serving up to six employees.

This Housing Element Plan chapter includes a program for the County to develop
strategies for addressing farmworker housing. The County will amend the Development
Code to comply with the State Employee Housing Act for agricultural workers and
employees.

The County acquired the U.S. Coast Guard Facility in the fall of 2019. Located in Point
Reyes Station, the 32-acre site contains 36 multi-bedroom housing units and other
community facilities. The renovation of the site will be accomplished by two nonprofit
housing agencies, the Community Land Trust Association of West Marin and Eden
Housing. The project will convert the existing housing to affordable housing, including
housing for agricultural workers and their families.

In 2020, CDA staff began exploring the possible development of Agricultural Worker
Housing on a County-owned site in Nicasio. As of early 2022, a Phase | study and
biological assessment had been conducted to help determine suitability for a 16-unit
lower income residential development.

CDA staff convenes the Agricultural Worker Housing Collaborative, including the Marin
Community Foundation, the Community Land Trust of West Marin, Marin Agricultural
Land Trust, UC Cooperative Extension, West Marin Community Services, local ranchers,
and ranch workers to address the needs of agricultural worker housing. The Agricultural
Worker Housing Collaborate is expanding to include agricultural workers and their
families, as well as representatives of the Park Service, the collaborative will continue its
work to expand housing choices and quality of, housing for agricultural workers and
their families.

See “Housing in the Coastal Zone” for additional information on agricultural worker
housing.

Mobile Home Parks and Manufactured Homes

Mobile homes make up approximately 2% of the housing stock in County areas. The
Residential, Mobile Home Park (RX) zoning designation permits mobile homes and
mobile home parks. Both mobile homes and mobile home parks can be part of a master
plan in the C-CP and C-RCR zones. Mobile home parks are conditionally permitted in
the R2, RMP, and C-ARP zones. Three mobile home parks exist in unincorporated Marin
County as of 2022: Dillon Beach Resort Trailer Court (25 units)'?, Novato RV Park (82
units) and Forest Knolls Trailer Courts (20 units).

2 These units are not permanent housing units. They are used as nightly hotel rooms.
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Manufactured homes installed on permanent foundation and meeting State standards
are considered single-family homes and permitted as single-family uses.

Group Homes (Six or Fewer and Seven or more residents), Medical Services
- Extended Care and Residential Care Facilities

The following definitions are from the Marin County Development Code:
Group Homes:

This land use consists of a dwelling unit licensed or supervised by any Federal, State, or
local health/welfare agency which provides 24-hour nonmedical care of unrelated
persons who are in need of personal services, supervision, or assistance essential for
sustaining the activities of daily living or for the protection of the individual in a family-
like environment. Includes: children's homes; rehabilitation centers; self-help group
homes. Medical care may be provided in conjunction with group homes that provide
alcoholism or drug abuse recovery or treatment services. Convalescent homes, nursing
homes and similar facilities providing medical care are included under the definition of
"Medical Services - Extended Care."

Medical services — Extended Care:

This land use consists of the provision of nursing and health-related care as a principal
use, with in-patient beds. This land use includes: convalescent and rest homes;
extended care facilities; and skilled nursing facilities that are licensed or supervised by
any Federal, State, or local health/welfare agency. Long-term personal care facilities that
do not emphasize medical treatment are included under "Residential Care Facilities,"
and "Group Homes."

Residential care facility:

This land use consists of a dwelling unit licensed or supervised by any Federal, State, or
local health/welfare agency which provides 24-hour nonmedical care of unrelated
persons who are disabled and in need of personal services, supervision, or assistance
essential for sustaining the activities of daily living or for the protection of the individual
in a family-like environment. This land use includes licensed senior care facilities. For
purposes of calculating residential densities, a unit that contains a food preparation area
is not counted as a separate residential unit if meal service is provided at least twice a
day as part of the residential care component.

Small group homes (six or fewer residents) and residential care facilities are permitted
in all residential zones. Large group homes (seven or more residents) may apply for a
conditional use permit in all residential zoning districts including in the coastal area of
these zones. The 2023-2031 Housing Element includes a program to evaluate the CUP
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findings required for large group residential care facilities, and to amend the provisions
if found to be a constraint.

According to the California Department of Social Services (CDSS) website, one adult
residential facility is licensed in the unincorporated County. Cedars of Marin in Ross
provides residential and day programs for people with developmental disabilities. The
facility is licensed for 55 beds. In terms of assisted living facilities, the unincorporated
County has one small and two large facilities, including Windchime of Marin in Kentfield.
This 55-bed facility serves those with dementia or related illnesses. Lastly, the Tamalpais
Retirement Community located in Greenbrae is a 341-person continuing care retirement
community. It should be noted that the CDSS website has many more licensed
residential care and assisted living facilities located in incorporated cities within Marin
County.

Single Room Occupancy (SRO)

Single room occupancy units are typically small one-room units that may have shared
kitchen or bathroom facilities. In Marin County, SROs are permitted in the RMP
residential zone district as well as the following commercial/mixed-use districts: RMPC,
AP, OP, and H1. In the C-CP and C-RCR zones, SROs are permitted when part of a
master plan. Design review is required for an SRO permit and SROs are also subject to
the Multi Family Design Guidelines. Per the Development Code, the density for SROs
may be no more than 30 dwelling units per acre, and all rents must be affordable to
households with income qualifying as low, very low, or extremely low income (Marin
County Development Code Chapter 22.22 and 22.24).

Transitional and Supportive Housing

Transitional housing is a type of supportive housing used to facilitate the movement of
individuals and families experiencing homelessness to permanent housing. Typically,
supportive housing is permanent housing linked with social services. Marin County
treats transitional and supportive housing in the same manner as any other residential
use and does not require supportive and transitional housing to obtain any additional
types of permits and approvals other than those required of any other residential
development. Residential uses, including transitional and supportive housing, are
permitted in the following zones: Agricultural and Resource-Related Districts, Single-
Family Districts, Multi-Family Districts, Commercial Districts and Planned Office Districts.
However, transitional and supportive housing is not specifically identified in the coastal
area of these zones (C-RA, C-R1, C-R2, C-RSP, C-RMP, C-VCR, C-RMPC, C-CP, C-
RCR, and C-APR). This Housing Element includes an action to allow transitional and
supportive housing in the Coastal Zone.
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In accordance with State law (Chapter 633 of Statutes 2007, SB 2), transitional and
supportive housing are considered residential uses of property and are subject only to
those restrictions that apply to other residential dwellings of the same type in the same
zone. In 2018, the State legislature adopted new requirements (AB 2162) which
mandate jurisdictions to permit supportive housing developments of 50 units or fewer,
meeting certain requirements, by right in zones where mixed-use and multi-family
development is permitted. Additionally, parking requirements are prohibited for
supportive housing developments within one half mile of a transit stop. The County will
comply with state law in reviewing any proposed facility and will amend the
Development Code in compliance with these provisions.

Emergency Shelters and Low Barrier Navigation Centers

An emergency shelter is a facility that provides shelter to homeless families and/or
individuals on a limited short-term basis. In accordance with SB2 (2007), Marin County
amended the Development Code in 2012 to 1) accommodate the permitting of
emergency homeless shelters within Planned Commercial (CP) and Retail Business (C1)
districts and 2) establish standards in Section 22.32.095 to allow the approval of
homeless shelters as a use through a ministerial action by the Agency Director. C1 and
CP zones also permit affordable housing, as well as transitional and supportive housing.

Shelters are subject to the same development and management standards as other
residential or commercial uses within the zone.

The following are current standards in Section 22.32.095 of the Development Code:

1. A homeless shelter shall not provide more than a maximum of 40 beds or serve

6.

more than 40 persons total.

The number of parking spaces required on-site for residents shall be based on
25% of the total beds and staff parking shall be the total number of beds divided
by ten.

Shelters shall provide five square feet of interior waiting and client intake space
per bed. Waiting and intake areas may be used for other purposes as needed
during operations of the shelter.

Management. On-site management must be provided during hours of
operation.

Proximity to other emergency shelters. Emergency shelters shall be at least 300
feet apart, but will not be required to be more than 300 feet apart.

Maximum length of stay. Maximum of six months.

AB 139, adopted by the State legislature in 2019, limits the standards that local
jurisdictions may apply to emergency shelters. Per AB 139, cities and counties may set
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forth standards regulating: the maximum number of beds; the size and location of onsite
waiting and intake areas; the provision of onsite management; proximity to other
emergency shelters, provided that shelters are not required to be more than 300 feet
apart; length of stay; lighting; and security during hours of operation. Additionally, a city
or county may only require off-street parking to accommodate shelter staff, provided
that these standards do not require more parking than what is required for other
residential or commercial uses in the same zone. The Housing Element Development
Code amendment program will review the emergency shelter provisions to ensure they
are consistent with these provisions. Parking standards are part of the Municipal Code
Title 24 and will need to be amended separately.

The 2019 Point-in-Time Count of the homeless population estimated that 172
unsheltered homeless are residing in the unincorporated areas. Based on the County’s
maximum shelter size (40 beds), a minimum of five shelters will be required to
accommodate the unsheltered homeless population. Overall, 122 parcels in the
unincorporated areas comprise about 98 acres of land designated for Planned
Commercial (CP) and Retail Business (C1) uses. Within the CP zoning district, the
average lot size is 0.80 acre. A land use analysis found that CP is the most feasible
district given the adjacent uses, proximity to transit, general location, and status of
available land. Specifically, the majority of the CP zoned properties are located along
transportation corridors (such as Highway 101 and Tiburon Boulevard) in urbanized
areas of the unincorporated county. There is realistic potential for redevelopment or
reuse within the C1 and CP zones as there are both vacant and underutilized parcels.
There are 20 vacant parcels (three parcels in C1 and 17 parcels in CP zone). The
vacant C1 properties total 0.9 acre, ranging in size from 0.18 acre to 0.44 acre. To
accommodate 172 unhoused persons, at approximately 200 square feet per person, as
a standard established in AB 2339, a total of 0.8 acre is required. The 20 vacant parcels
available total approximately 4 acres, and, except for the 0.1 acre that may be too small
to accommodate a shelter, all vacant properties are of reasonable size for shelter
development. They are also located in areas that are suitable for residential use.
Specifically, 13 of the vacant parcels are on lots adjoining existing residential areas and
six are in commercial areas. In addition to the 20 vacant parcels, six parcels in the CP
zone are developed as single-family residential use that may be considered
underutilized. Redevelopment of these underutilized parcels or adaptive reuse of these
homes can be potential strategies for shelter accommodation. Furthermore, located
within the CP zone is also a concentration of county services such as the Veterans
Service Office and Community Violence Solutions. Also adopted in 2019, AB 101
(Government Code Sections 65660 et seq.) requires counties to permit Low Barrier
Navigation Centers by right in areas zoned for mixed-use and nonresidential zones that
permit multi-family uses if the center meets certain requirements. AB 101 defines a Low
Barrier Navigation Center as “a Housing First, low-barrier, service-enriched shelter
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focused on moving people into permanent housing that provides temporary living
facilities while case managers connect individuals experiencing homelessness to
income, public benefits, health services, shelter, and housing.” AB 101 is effective
through the end of 2026, at which point its provisions may be repealed. This Housing
Element includes a program to update the County’s Development Code to comply with
AB 101. The County has taken several steps to implement a “housing first” approach to
homelessness. Marin County has partnered with Homeward Bound of Marin and the
Marin Community Foundation to transform the Mill Street Emergency Shelter in San
Rafael into a Housing-Focused Shelter. This includes hiring a new housing-focused case
manager to help all clients with individual housing plans. The Housing and Federal
Grants Division participates as a voting member in bimonthly Homeless Policy Steering
Committee (HPSC) meetings. Staff also participate in Opening Doors, an organization
with a focus on solving chronic homelessness. In 2020, local match funds of $2,395,000
were used to leverage $9,214,948 in State Homekey 1.0 funding to acquire a former
motel and commercial building to create 63 units of interim housing which will be
converted to permanent supportive housing with wraparound services earmarked for
individual who have recently experienced homelessness. The County is partnering with
Episcopal Community Services (ECS) for Project Homekey 2.0. The potential site,
located at 1251 S. Eliseo in the City of Larkspur, is a former skilled nursing facility that
could create 43 to 50 new permanent homes with wraparound supportive services. The
Project Homekey 2.0 funds were awarded by the State on February 10, 2022. The Marin
Homeless Outreach Team (HOT) is an effort of local public and non-profit entities to
assist those in greatest need to access permanent housing. HOT has two parts: case
management and case conferencing. Case conferencing is a biweekly meeting of HOT
partners to address system barriers preventing clients from accessing permanent
housing. The Marin County website has information, resources and contact related to
homeless services.

Housing in the Coastal Zone

In August 2021, the County’s LCP was updated to include many new and improved
policies and code provisions. The following policies were adopted as part of the LCP
update to address affordable housing within the coastal zone:

Policy C-HS-1 Protection of Existing Affordable Housing.

Continue to protect and provide affordable housing opportunities for very low, low, and
moderate income households. Prohibit demolition of existing deed restricted very low,
low, and moderate income housing except when:

1. Demolition is necessary for health and safety reasons; or
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2. Costs of rehabilitation would be prohibitively expensive and impact affordability
of homes for very low, low, and moderate income households; and

3. Units to be demolished are replaced on a one-for-one basis with units of
comparable rental value on site or within the immediate Coastal Zone area.

Policy C-HS-2 Density for Affordable Housing.

Allow the maximum range of density for deed-restricted housing developments that are
affordable to extremely low, very low, or low income households and that have access to
adequate water and sewer services.

Policy C-HS-3 Affordable Housing Requirement.

Require residential developments in the Coastal Zone consisting of two or more units to
provide 20% of the total number of units to be affordable by households of very low or
low income or a proportional “in-lieu” fee to increase affordable housing construction.

Policy C-HS-4 Retention of Small Lot Zoning.

Preserve small lot zoning (6,000 — 10,000 square feet) in Tomales, Point Reyes Station,
and Olema for the purposes of providing housing opportunities at less expense than
available in large-lot zones.

Policy C-HS-5 Second Units.

Consistent with the requirements of California Government Code Section 65852.2 and
this LCP, continue to enable construction of well-designed second units in both new and
existing residential neighborhoods as an important way to provide workforce and special
needs housing. Ensure that adequate services and resources, such as water supply and
sewage disposal, are available consistent with Policy C-PFS-1 Adequate Services.

Policy C-HS-6 Regulate Short-Term Rental of Primary or Second Units.
Regulate the use of residential housing for short term vacation rentals.
Program C-HS-6.a Vacation Rental Ordinance

1. Work with community groups to develop an ordinance regulating short-term
vacation rentals.

2. Research and report to the Board of Supervisors on the feasibility of such an
ordinance, options for enforcement, estimated program cost to the County, and
the legal framework associated with rental properties.

Policy C-HS-7 Williamson Act Modifications to the Development Code.

Allow farm owners in a designated agricultural preserve to subdivide up to 5 acres of
the preserved land for sale or lease to a nonprofit organization, a city, a county, a
housing authority, or a state agency in order to facilitate the development and provision
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of agricultural worker housing. Section 51230.2 of the Williamson Act requires that the
parcel to be sold or leased must be contiguous to one or more parcels that allow
residential uses and developed with existing residential, commercial, or industrial uses.
The parcel to be sold or leased shall be subject to a deed restriction that limits the use
of the parcel to agricultural laborer housing facilities for not less than 30 years. That
deed restriction shall also require that parcel to be merged with the parcel from which it
was subdivided when the parcel ceases to be used for agricultural laborer housing.

Policy C-HS-8 Development of Agricultural Worker Housing Units in Agricultural Zones.

Support policy changes that promote development of agricultural worker units in
agricultural zones.

Program C-HS-8.a Administrative Review for Agricultural Worker Housing Units.

Establish an administrative Coastal Permit review process for applications for
agricultural worker units in order to expedite the permitting process and facilitate
development of legal agricultural worker units.

Policy C-HS-9 Density Bonuses.

Provide density bonuses for affordable housing in the Coastal Zone consistent with
Government Code Section 65915 and Coastal Act Section 30604 (f), to the extent that
such increases in density are consistent with the provisions of the LCP.

Processing and Development Permit Procedures

Types of Planning Applications

Marin County’s planning permit review process includes three categories of
applications: ministerial projects, projects subject to administrative or quasi-judicial
approvals, and projects that require legislative action.

Ministerial Actions

Ministerial actions are taken by planning and building and safety division staff for
projects that involve the imposition of predetermined and objective criteria. Ministerial
actions taken by planning staff include approvals of accessory dwelling units, daycare
facilities, and homeless shelters. Ministerial actions also apply to projects that are
eligible for review under SB 35 (Gov’t Code Section 65913.4) and SB 9 (Gov’t Code §§
65852.21 and 66411.7) provisions." Building and safety division staff issue building

13 SB 35 - Marin County is subject to e subject to the streamlined ministerial approval process (Chapter 366, Statutes
of 2017) streamlining) for proposed developments with at least 50% affordability. The proposed development must be
on an infill site and comply with existing residential and mixed use zoning. Source: www.hcd.ca.gov

Senate Bill (SB) 9 (Chapter 162, Statutes of 2021) requires ministerial approval of a housing development with no
more than two primary units in a single-family zone, the subdivision of a parcel in a single-family zone into two
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permits. Ministerial actions are by far the most common type of decision made by the
County and are a routine part of development throughout the State. Ministerial actions
are the most cost-effective means for regulating land use and development at the
County’s disposal and provide developers with high levels of certainty because the
standards applied are clear and objective. Ministerial permits are not subject to CEQA or
to appeal.

Administrative (Quasi-Judicial) Actions

Administrative, or quasi-judicial, actions are decisions on planning permits that involve
the application of preexisting laws and standards to a specific project and may be taken
by planning staff, the Planning Commission, or the Board of Supervisors. Discretionary
planning permits are far more common than legislative actions and are required for
projects that vary considerably in their size and complexity. Permit processing requires
an evaluation of an application based on substantial evidence in the record and
approvals can only be issued for projects that meet predetermined findings related to
the County’s policies, regulations, and guidelines. Under the Housing Accountability Act,
if a housing development project complies with all objective standards, it may only be
denied or the density reduced if the project would cause a “specific, adverse impact,”
based on adopted health and safety standards, that cannot be mitigated. For certain
types of applications, including use permits and tentative maps, public hearings are
required by State law. Provided an application is categorically exempt from CEQA, a
decision will be issued within three months of the date that a complete application is
submitted. If environmental review is required for the project, a negative declaration will
normally take an additional six months and an environmental impact report (EIR) will
normally take an additional year. Quasi-judicial planning permits may be appealed to the
Planning Commission and subsequently to the Board of Supervisors.

Legislative Actions

Legislative actions are actions that involve adoption of generally applicable laws or basic
policies. These actions are made by the Board of Supervisors. Legislative actions are
usually initiated to achieve long-term planning goals, and the process for their approval
is commensurately complex and time consuming. Legislative actions are subject to
CEQA. In Marin County, legislative actions include general plan, community plan, and
code amendments and adoption of master plans. As part of the implementation of the
Housing Element, the County will adopt the zoning required to permit development on
designated housing sites, so that no legislative approvals should be required for housing
consistent with the Housing Element.

parcels, or both. SB 9 facilitates the creation of up to four housing units in the lot area typically used for one single-
family home. SB 9 contains eligibility criteria addressing environmental site constraints (e.g.,
wetlands, wildfire risk, etc.) Source: www.hcd.ca.gov
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Coastal Permits

For properties within the Coastal Zone, a Coastal Development Permit is required. This
discretionary permit is subject to standards certified by the California Coastal
Commission in Marin County’s LCP. Coastal permits are unusual in that they regulate
both development and use, even when a particular use is principally permitted within a
given zoning district. For this reason, very few projects are exempt from discretionary
review in the Coastal Zone. Risks, costs, and delays associated with the coastal permit
process are further increased because most coastal permit approvals are appealable to
the California Coastal Commission, except for principally permitted uses outside of a
geographic appeal jurisdiction. Affordable housing projects are not exempt from coastal
permit requirements. However, LCP amendments fully certified in February 2019
establish affordable housing as a principally permitted use in coastal residential and
commercial/mixed-use districts. This means a coastal permit approval for an affordable
housing project in one of these districts would only be subject to appeal to the Coastal
Commission if proposed within the Commission’s geographic appeal area.

Planning Application Assistance

The County’s Planning Division provides a variety of options to help applicants through
the process. These steps are highly encouraged and are outlined in the County’s
Planning Application Guide, which was developed in 2017 and is available on the
County’s website.

Property Information Packet

A Property Information Packet (PIP) is a summary of a property’s permit history. The PIP
provides an applicant with copies of all final decisions and exhibits for planning
applications that have been submitted for the property in the past. Also included is some
basic planning information and an aerial photo of the site.

Planning Consultation

A Planning Consultation application covers two hours of time spent by a planner to
answer questions. They are useful for a number of different purposes, including general
questions about the planning process or particular policies. The most common reason
people apply for consultations is to get an early idea of what planning considerations
may affect their project. In these types of consultations, a planner will identify the policy
and regulatory documents that will apply to the project, check County maps for
background information, and meet with an applicant to go over the project. The planner
will let the applicant know what planning documents to review, indicate whether
environmental review is likely, and suggest what the path of least resistance may be for
the applicant to consider.
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Another common reason people request a consultation is because they have obtained a
planning permit for development but want to make changes to the design during
building permit review. A consultation is an opportunity for applicants to ask a planner
whether the changes they want to make would substantially conform to the approved
planning permit.

Preapplication

Pre-applications are much more in depth than consultations and are typically reserved
for larger-scale projects. While the services provided are to some degree up to the
applicant, a Preapplication review would usually include transmitting a proposal to other
departments and organizations and collecting their comments, as well as a report on
what staff has found in their research. Typically, the report will focus on policies and
regulations that may affect the project, application and submittal requirements, and
environmental review. This service is useful because it provides direct written feedback
to a specific project, and general information about the regulatory process and
development standards applicable to the property.

Presubmittal Plan Review

A Presubmittal Plan Review entails a cursory review of the plans for a project before an
official planning application is submitted. A planner reviews the application materials to
determine if they meet the basic submittal requirements.

Design Review

Design Review applies to all new structures and exterior physical improvements, as well
as additions, extensions, and exterior changes of or to existing structures and/or
relocation of physical improvements, for either a single or multiple contiguous lots.
Design Review is a discretionary administrative process, and the Agency Director, or
designee, makes a discretionary decision, which is appealable to the Planning
Commission, whose discussion in turn is appealable to the Board of Supervisors. The
Marin County Code, however, also allows the Agency Director to refer an appeal directly
to the Board of Supervisors if necessary to comply with State or Federal law or
otherwise consistent with applicable development standards. The findings to approve a
project are subjective and require interpretation.

Review Process

Completeness Review: The first step in the formal application process is reviewing the
application materials submitted to determine if the submission is adequate to fully review
the project. This process is governed by the Permit Streamlining Act (PSA). If the
application is not complete, the applicant is informed within 30 days of submittal those
items of information that are still necessary. The applicant is given 30 days to resubmit,
but may be granted extension upon request to gather all the necessary information.
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The completeness review sometimes involves the planner transmitting the project
materials to a number of agencies and organizations that have purview over or an
interest in development. These usually include: (1) the Department of Public Works; (2)
the local fire department; (3) the local water district (or the Environmental Health
Services Division, if the property is on well water); (4) the local sanitary district (or the
Environmental Health Services Division, if the property is on septic); and, (5) design
review boards, if located in an area where a Design Review Board reviews development
projects (see more on this below). In some rare instances, a planner may also transmit a
project to State agencies, such as the California Coastal Commission, the Department of
Fish and Wildlife, or federal agencies such as the Army Corps of Engineers.

Design Review Boards: Design Review Boards are citizen advisory committees and act
as liaisons to the Board of Supervisors, the Planning Commission, the Planning Division,
and the local community. They are made up of volunteers from the local community who
are appointed by the Board of Supervisors. They hold public meetings where applicants
for development projects are invited to present their proposals. While Design Review
Boards do not issue decisions on projects, they do make recommendations to the
County on each proposal they review. There are three design review boards:

o Kentfield Planning Advisory Board: The Kentfield Planning Advisory Board
reviews projects within the area of Kentfield and Greenbrae covered by the
Kentfield/Greenbrae Community Plan, with the exception of the Kent Woodlands
neighborhood.

e Strawberry Design Review Board: The Strawberry Design Review Board reviews
projects in the area covered by the Strawberry Community Plan, in the
Strawberry area of Mill Valley.

e Tamalpais Design Review Board: The Tamalpais Design Review Board reviews
projects in the area covered by the Tamalpais Valley Community Plan, in the
Tamalpais area of Mill Valley.

Projects outside of these geographical areas are not subject to a publicly held design
review hearing, unless an action of the Agency is appealed to the Planning Commission.

Coastal Zones: All development projects are subject to a Coastal Development Permit
and a Design Review is often required. There are two types of Coastal Permit.
Administrative Coastal Permits typically involve additions, minor developments etc. A
decision to approve or deny is made by Agency Director or designee. A Coastal
Development Permit is subject to a public hearing and decision is entered by a Deputy
Zoning Administrator. A Coastal Development Permit is a discretionary application and
is processed in accordance with the description above.
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Decisions made by the Director or Zoning Administrator may be appealed to the
Planning Commission, and decisions made by the Planning Commission may be
appealed to the Board of Supervisors. However, the Director may refer an appeal
directly to the Board of Supervisors. In all instances where a public review process is
required, the County insures no more than five public hearings are held, including
appeals.

Environmental Review: Once a project is deemed complete, a determination can be
made regarding whether the project is categorically exempt from the California
Environmental Quality Act (CEQA). Within three business days of determining that an
application is complete, the planner will prepare a categorical exemption form and
provide it to the environmental planning manager for signature. On the day the appeal
period ends, the signed categorical exemption form to the administrative support staff
for recording.

In more than 99 percent of cases, a project is categorically exempt, but there are rare
instances when an environmental review needs to be conducted. There are essentially
two kinds of environmental review: (1) an initial study leading to a Negative Declaration
of Environmental Impact; or (2) an Environmental Impact Report (EIR). According to the
CEQA Guidelines, an initial study/negative declaration should take no longer than six
months to prepare and an EIR should take no longer than a year to prepare.

Merits Review and Decision: After a project is deemed complete and any necessary
environmental review has been completed, the review of the merits of an application
begins. Public notice, describing the project, is sent out to the surrounding area inviting
comments before a decision is made. Most planning permits for development, such as
Design Review, are decisions issued “administratively,” which means that planning staff
issue the decision without a public hearing. Other types of permits, including most
Coastal Permits, require a public hearing before a Deputy Zoning Administrator.
According to the Permit Streamlining Act, a decision on an application that is
categorically exempt from CEQA must be rendered within 60 days of the date on which
it is deemed complete. When a project is approved, the approval will contain certain
“conditions of approval,” or stipulations for measures that must be implemented for the
development to proceed. Many conditions of approval are standardized across all
discretionary projects. All decisions on discretionary projects can be appealed to the
Planning Commission and subsequently the Board of Supervisors for a hearing to
reconsider the action taken by the lower decision-making body. Appeals tend to add a
considerable amount of time and expense to the review of an application.

Findings for approval: All projects subject to Design Review application must comply
with two sets of findings: First, the uniform development standards such as site planning
minimum setback requirements, floor area ratio, maximum site coverage, height limits,
building location on the site and other development standards. Second, projects subject
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to Design Review must also comply with findings related to community character, such
as architectural design, massing, materials, and scale that are compatible with the site
surroundings and the community, must protect access to sunlight, views, vista points
etc. These findings are subjective and require interpretation of by staff based on
subjective findings and undefined design guidelines.

Overall Review Timeline and impacts on housing development projects. The
minimum public hearings and review timelines are affected by location (coastal and non-
coastal), as well as whether a project is subject to a design review board, and whether a
project is subject to a community/specific plan.

Currently, Marin relies on subjective design standards codified within the County’s
Development Code and Design Guidelines, various Community Plans, and its
discretionary review processes when considering residential or mixed-use development
projects. Administered through staff, Planning Commission, or appointed advisory
design review boards, the various community plan and design guidelines interpretation
and create uncertainty as project modifications are often required throughout the review
process. Additionally, design guidelines are difficult to apply consistently. They offer too
much room for subjective interpretation and difficult to enforce. Design Guidelines
require oversight by discretionary review bodies, leading to a protracted and politicized
planning process that can cost time and money.

The Marin County Development Code was amended in January 2023 to establish a new
Form Based Code (FBC) residential zoning district. The FBC zoning district would
establish objective and precise design standards that offer predictability. Typically,
developers borrow money to pursue pre-construction work. For developers, time is
money. The biggest incentive that the County can offer is not money, but clear and
predictable development standards. Most developers are willing to build to higher
standards if the rules are clear and the process is predictable. By offering predictable
environment the FBC can reduce risks to developers and offer streamlined process to
staff.

Master Plan

The Master Plan review process applies to all existing Master Plans and Precise
Development Plans, to Planned Developments in Planned zoning districts, and to
subdivisions in Planned zoning districts that are subject to Final Maps. The master plan
process is intended to:

¢ Align with California State Law governing common interest developments;
e Allow for phased developments;

e Establish site specific development criteria;
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e Promote clustering of structures to preserve open land areas and avoid
environmentally sensitive areas; and

e Protect natural resources, scenic quality, and environmentally sensitive areas.
Affordable housing projects are exempt from the Master Plan requirements.

All Master Plan Reviews require an application and public hearing before the Planning
Commission, the Board of Supervisors and, if applicable, by a design review board
following the process outlined below:

e Design Review Board: The Design Review Boards hold public hearing for projects
located in one of the three geographical areas of the unincorporated Marin
County. While Design Review Boards do not issue decisions on master plan
projects, they make recommendations to the County staff and planning
commission.

e Planning Commission: For Master Plan applications, the Planning Commission
holds hearings and makes recommendations to the Board of Supervisors.

e Board of Supervisors: The Board of Supervisors is legislative body that exercises
final authority on all master plan applications.

Timing for Permit Processing

Time requirements for review of the merits of a project are contingent on project
complexity and environmental impacts. If a house design meets County standards and
Uniform Building Code requirements in a conventionally zoned agricultural or urban
zoning district, a building permit can be granted without further review. Figure H-3.1
below shows the typical timeline for a discretionary review application that is not subject
to CEQA analysis. These include some design reviews, site plan reviews, variance, etc.
Once a complete application is submitted, the County will issue a decision within three
months. Projects that include more complex applications, such as a rezoning, or require
CEQA analysis will have a longer review period.

The County recognizes that a streamlined development review process could moderate
the cost of development. Several housing programs in this Housing Element
demonstrate the County’s commitment to streamlining development review. These
include:

Program 2: By Right Approval

Program 5: SB 9 Mapping Tool

Program 8: Development Code Amendments

Program 10: Objective Standards for Off-Site Improvements
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e Program 13: Reasonable Accommodation

These programs help streamline the review process for various types of projects.
Furthermore, the County offers planning consultation and pre-application conference
prior to submitting the Master Plan Review application. County staff will discuss the
review procedures, application requirements, application deadlines, and the County’s
goals, policies, and development standards as they relate to the proposed project.

Figure H-3.1: Typical Discretionary Review Timeline in Marin County (No CEQA
Review)

3 months

30 days Application 30 days 30 days Application Decision
> deemed | Resubmittal > deemed lssued
Incomplete complete

i

Inltlal
Submittal

[
[

Completeness Appllcant Completeness Merlts
review revises review Review
plans
N m— ™ — == —
5 months

Source: County of Marin Planning Application Guide, Prepared September 2017.
Project Review and Approval for Typical Projects

Projects meeting General Plan and Zoning Code requirements usually require only staff level approval
unless appealed. While design review is required for single-family homes in specific community plan
areas and for multi-family and mixed use development, object design standards have been established.
The tables below provide an overview of the review process for typical projects. The County has recently
implemented a number of planning efforts, including the adoption of objective design standards, to
streamline project review.
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Table H-3.21: Project Review (Non-Coastal Zones)

Reviews | Approval | Required No. of
Project Type . PP qu Required | Timeline
Required Body | Hearings .
Hearings
Ministerial
<3,500 sq. ft. Building No 30 days
Single-Family Home Permit
Design Agency Zeroto 3
23,501 sq.ft. Review! Director2 No? max.4 90 days®
- <5 units
ult-ramily ) Design Agency Zeroto 3
S+ units Review Director No max 90 days
Mixed Use

1. Design Review Board hearings are only required for projects located within the Kentfield Community Plan, the Strawberry
Community Plan and the Tamalpais Valley Community Plan.

2. Agency Director, or designee, perform design review approval authority.

3. Public hearings are only required upon an appeal or if other aspects of the project require public hearing, such as a
subdivision application that required a final map approval by the Board (i.e., major subdivision involving a creation of 5 or
more lots or a master plan).

4. The Director’s decision is final, unless appealed to the Planning Commission, whose decision in turn is appealable to the
Board of Supervisors.

5. For those projects exempt from the requirements of the California Environmental Quality Act (CEQA).

Table H-3.22: Project Review (Coastal Zones)

Reviews | Approval | Required No. of
Project Type . PP qu Required | Timeline
Required Body | Hearings .
Hearings

Coastal 1t03
i - i < 2 4
Single-Family Home <3,500 sq. ft. Permit! DZA Yes a3 90 days
MultEarmil < 5 units
ulti-Family i
5+ units Desllgn Agency Yes Zero 90 days
Review Director
Mixed Use

i. Al new developments in the coastal area require a Coastal Development Permit. There are two types of Coastal Permits
(Administrative Coastal Permit and Coastal Development Permits). Administrative Coastal Permits which typically involve
additions, minor developments etc. A decision to approve or deny is made by Agency Director or designee. A Coastal
Development Permit is subject to a public hearing and decision is entered by a Deputy Zoning Administrator. A Coastal
Development Permit is a discretionary application.

ii. Deputy Zoning Administrator is designated as the responsibly body to hold a public hearing for coastal permits subject to
public hearings.

iii. A Coastal permit requires a public hearing, which is appealable to the Planning Commission, whose decision is appealable
to the Board of Supervisors.

iv.  For those projects exempt from the requirements of the California Environmental Quality Act (CEQA).
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Permit Processing for Affordable Housing

In conjunction with its analysis and preparation of streamlined review procedures
pursuant to SB 35, staff initiated an exploration of potential procedures to expedite
review for affordable housing projects. The new Objective Design and Development
Standards (described earlier in this Constraints section), was developed in collaboration
with cities and towns to streamline the development of housing, including affordable
housing.

AB 1397 requires that housing to be developed on reuse or rezone sites be provided
ministerial review if the project includes 20% lower income units. This is part of the
Housing Element’s adequate sites program (please see Chapter 5).

Streamlining Building Permit Review

to make the zoning compliance process as efficient as possible, the County’s 2021
Development Code amendments included changes to the building permit review. These
changes included:

1. Community Plan policies and discretionary standards would no longer modify
the Design Review exemptions.

2. Recent work under separate building permits would no longer prevent Design
Review exemptions from applying to new work.

3. Second story porches would be exempt from Design Review as long as they
meet certain setbacks.

4. The installation of power generators would be exempt from Design Review as
long as they meet 10-foot side and rear yard setbacks (or the setbacks required
in the governing conventional zoning districts.

Fees and Exactions

Planning Fees

The County collects various fees from development to cover the costs of processing permits, including
planning review, environmental review, engineering, and plan review and building permits, among
others. Table IlI-21 shows the 2021 Planning Fee Schedule, available on the County’s website. Most
jurisdictions, the County of Marin among them, establish fees designed to cover the costs of staff time
charged on an hourly basis and materials, consistent with California law. The fees noted in the fee
schedule are minimum fees to be paid at the time of application filing to cover the average County cost
of review. Should actual costs exceed the amount of any fee, the applicant is billed for additional costs
and if the initial fees submitted exceed the cost of reviewing the application, then the fees remaining
are refunded to the applicant.

Table H-3.23: Planning Fees
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Permit Type Fee Amount (Deposit)

Accessory Dwelling Unit $500
Coastal

Regular $5,804

Minor/Amendment $3,482

Exclusion $164
Design Review

Residential — Regular $4,643

Residential — Minor $1,741
Environmental Review

Initial Study $17 411

Environmental Review Contract Overhead 30%
Master Plans

Regular $23,214

Minor/Amendment $11,607
Plan Amendment $35,861
Property Modification

Lot Line Adjustment $2,321

Merger $361

Tentative Map — Major $23,214

Tentative Map — Minor $11,607
Rezoning $23,214
Site Plan Review $2,086
Use

Master Use Permit $8,125

Major $8,125

Regular/CUP Amendments $4.643
Variance

Regular $4,643

Minor Amendment $2,086

Source: Marin County Community Development Agency, 2019 Fee Schedule
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Affordable Housing Impact Fees

Several fees are included as are part of the County’s Affordable Housing Program. The
County adjusts its Affordable Housing Impact, In-Lieu Housing, and Rental Housing
Impact fees annually based on the higher of either the Consumer Price Index (CPI) or
Shelter for the Construction Cost Index (CCl) published by the Engineering-News
Record. The County’s Jobs/Housing Linkage Fees for Residential Care Facilities and
Skilled Nursing Facilities are likewise updated. During calendar year 2020, the Marin
Housing Trust fund collected $507,041 in impact, inclusionary, and jobs/housing linkage
fees.

Affordable Housing Impact Fee

Because the majority of homes constructed in Marin County consist of custom-built,
high-end units, most residential development is not subject to the Inclusionary Housing
requirement. The County found it appropriate to establish a fee on single-family home
development to address the shortage of low income homes in the community. A nexus
study was conducted in 2008 to determine the appropriate amount for an affordable
housing impact fee to be charged on new single-family home development that would
mitigate the impact of an increase in demand for affordable housing due to employment
growth associated with the new single-family development.

The Affordable Housing Impact Fee, adopted in October 2008, applies to all new single-
family homes greater than 2,000 square feet. Teardowns and major remodels that would
result in over 500 square feet of new space and a floor area of greater than 2,000
square feet are also subject to the Affordable Housing Impact Fee. The fee is either
waived or reduced when a second unit is included as part of the proposed project. Fees
are assessed as shown in Table H-3.24 below.

Table H-3.24: Affordable Housing Impact Fee

S e Rl e Housing Impact If propo_sed pro!ect includes
. Fee ($5 and $10 per second unit or agricultural worker
Size Foot .
sq ft) unit

< 2,000 $0 $0 $0
2,500 $6.95 $2,500 $0
> 3,000 $10 $10,000 $5,000
3,500 $14.74 $15,000 $7,500
4,000 $10 $20,000 $10,000

Source: Marin County Ordinance No. 3500, adopted 10/14/2008
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In-Lieu Housing Fee

An in-lieu housing fee is required for the portion of subdivisions or multi-family
development that results in a fractional share of less than 0.5 of a unit. This fee is paid at
the time the subdivision map is recorded or at the time a building permit is issued (if the
project consists of the construction of multiple-family units). The County adjusts its in-
lieu housing fee annually based on the higher of either CPI for CCI published by the
Engineering-News Record.

Jobs/Housing Linkage Fee

Per Section 22.22.100 of the County Development Code, development with no
residential component must pay a jobs/housing linkage fee. This fee is based on the
development type and floor areas of the development and is collected at the time a
Building Permit is issued. Alternatively, an applicant for a non-residential development
may propose to provide the number of new affordable units required by the
Development Code.

Permit Fees — Outside Agencies

Unincorporated Marin County ‘s water and sanitary disposal needs are serviced by 20
separate water, sanitation, community service, and public utility districts. Upon adoption
of the 6th Cycle Housing Element, the Community Development Agency will inform all
districts of the Housing Element update through written correspondence. Per
Government Code Section 65589.7, the letter will detail:

e The need to accommodate new residential units per the Regional Housing Needs
Allocation at the prescribed income levels.

e The requirement that water and sewer providers must grant priority for service
allocations to proposed developments that include housing units affordable to
lower- income households.

Upon adoption, the Community Development Agency will provide a copy of the Housing
Element to water and sewer providers.

Fees from outside agencies constitute a significant share of the total fees charged to a
project. While the County does not control outside agency fee schedules, a program is
included to work with these agencies to encourage fee waivers for affordable and
special needs housing.
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Water Connection and Impact Fees

Water fees are determined by each water district. Unincorporated Marin County is
served primarily by two districts: North Marin Water District and Marin Municipal Water
District. This fee analysis continues using the two previously described housing
scenarios of a 2,400-square-foot house and a 10-unit condo development.

Error! Reference source not found. below summarizes typical water fees for new
residential developments. It includes installation fee, connection fee, meter charge, and
any other initial fees required prior to the commencement of service. Monthly service
fees and any other ongoing charges are not included.

Recognizing that water connection fees may serve as a constraint to affordable housing
development, the Marin Municipal Water District (MMWD) offers a 50% fee reduction for
qualified affordable housing projects (affordable to low and moderate income
households for at least 30 years, with at least 50% of the project affordable to low
income households), as well as to second units deed-restricted to rents affordable to
lower income households for a minimum of 10 years.

Table H-3.25: Average Water Fees

Service Area Water District Single-family Home DAL ST
Development

Belvedere

Corte Madera

Fairfax

Larkspur
Mill Valley Marin Municipal Water District $23,040
Ross/Kentfield

$16,000 plus
$7,720 per meter

Tiburon

San Anselmo

San Rafael

$172,000

Novato North Marin Water District* $28,600 _
($17,200 per unit)

Source: Marin Municipal Water District and North Marin Water District, 2022

*Facilities reserve charges
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Sewer Connection and Impact Fees

Unincorporated Marin is served by approximately 16 sanitary districts. Each sanitary
district categorizes and calculates sewer fees using a different method. A new
residential development may be subject to fees for permits, inspections, connection, and
impact. Terminology between districts is not standardized. The average fees provided in
Error! Reference source not found. summarize typical sewer fees for new residential
developments. The tables include installation fees, connection fees, inspection fees, and
any other initial fees charged prior to the commencement of service. Monthly service
fees and any other ongoing charges are not included. Despite the number of sanitary
districts and charging methods, sewer fee levels are remarkably consistent across the
surveyed jurisdictions.

Table H-3.26: Average Sanitary Fees

Small Multi-Unit
(2-4 units), per Large Multi-Unit
Sanitary District Single-Family project (5+ units), per project
Almonte $4,000 $4,000 $4,000
Alto $7,414 $9,268+ $16,684+
District #1 (Ross Valley) $15,773.16+ $30,738.32+ $75,753.80+
District #2 (Corte Madera) $9,281 $11,884.42+ $21,493.42+
District #5 (Tiburon/Belvedere) ~$6,500 ~$13,000+ ~$32,500+
Homestead Valley $4,000 $4,000+ $4,000+
Las Gallinas Valley $7,166 $13,832+ $33,830+
Novato $12,990 $12,990 $12,990
San Rafael $10,482.42 $20,964.84+ $52,412.10+
Tamalpais CSD $17,231 $22,796+ $48,213+
Tomales Village CSD $10,000 $10,000 $10,000
Richardson Bay $12,990.00 $12,990.00 $12,990.00
Sausalito/Marin City $6,130 $6,130 $6,130
[B)?s!l[:ii Community Public Utility N/A N/A N/A

Source: Survey of Marin County sanitary districts, 2022

*Since 1985, BCPUD has a moratorium on new connections to their sewer system.
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Estimated Total Fees

Table H-3.27 illustrates the cost of two development scenarios incurred from fees
assessed by Marin County and other impact fees. The first scenario is a 2,400-square-
foot, three-bedroom, single-family home on a 10,000-square-foot lot with a 400-square-
foot garage at a density of four units per acre. The second scenario is a multi-family
condominium development with 10 1,200-square-foot, two-bedroom units on 0.5-acre
site. Line item fees related to processing, inspections, and installation services are
limited by California law to the cost to the agencies of performing these services.

It should be noted that there are different types of design review applications. Assuming
regular residential design review, the current fee is $4,643. For Scenario B, County fees
account for $18,304.30 per unit, or about 1.8% of the sales price. Fees charged by
outside agencies vary by location. In general, fees from other agencies (water, sewer,
etc.) can add another $21,862 to the cost of development for Scenario B. Total fees
account for about 4% of the sales price.

Overall, on a per-unit basis, the planning and development fees do not unduly constrain
multi-family housing development, when compared to single-family development.

Table H-3.27: Estimated Permit and Impact Fees Assessed

Scenario A: Scenario B:
Single-family house, 2400 sq ft, 3 | 10-unit condo development,
Permit Type / Impact Fee bedrooms. 1,200 sq ft, 2 bedrooms.
10,000 sq ft lot, 4 units/acre. 0.5 acre lot, 20 units/acre.
Construction $8500,000/unit. Sale [Construction $700,000/unit. Sale
$1,500,000/unit. $1,000,000/unit.
County Fees
Design Review
Building Permit $6,100 $7,052.75
Plan Review $16,204.53 $18,734.24
Title 24 Energy Fee Included Included
BSC “Green” Tax $60 $600.00
Seismic Tax $195 $1,950
Affordable Housing Impact Fee | $16,680 $0
Technology Fee $1,262.69 $1,459.81
Engineering Plan Check Included Included
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Scenario A: Scenario B:
Single-family house, 2400 sq ft, 3 | 10-unit condo development,
Permit Type { Impact Fes bedrooms. 1,200 sq ft, 2 bedrooms.
10,000 sq ft lot, 4 units/acre. 0.5 acre lot, 20 units/acre.
Construction $8500,000/unit. Sale |Construction $700,000/unit. Sale
$1,500,000/unit. $1,000,000/unit.
Planning Zoning Review $2,020.00 $2,020.00
Plumbing/Gas Permit Included Included
Electrical Permit Included Included
Mechanical Permit Included Included
General Plan Surcharge $2,104.48 $2,433.02
Other $4,840.31 $5,595.94
Roads $15,000 $150,000
In-Lieu Park Dedication Fee! See note See note
Total County Fees $41,887.01 $183,043.01
($18,304.30 per unit)
Impact Fee by Outside
Agencies
School Impact Fee? $8,352 $4.176
Marin Municipal Water District? | $7,380 $7,380
San Rafael Sanitation District $10,306 $10,306
gfft':: :;e: ng:i'e';‘;es With 1 667 .925.01 $40,166.30

Source: Marin County Community Development Agency, 2022

1. The in-lieu park dedication fee applies to subdivisions and is calculated by multiplying the
number of dwelling units by the number of acres of parkland required per dwelling unit
multiplied by the fair market value per buildable acre by 1.20. This fee is paid at the time a
Parcel or Final Map is recorded. Please refer to Section 22.98.040 of the Marin County
Development Code* for more information.

2. Per square foot school impact fees range from $2.29 for Lagunitas School District to $4.79
for Mill Valley School District. However, most school districts set the fee at $3.48. This
analysis uses this typical fee for calculation.

3. Ranges from 87,040 to 87,720 depending on meter size. An average fee of $7,380 is used.
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Building Code and Enforcement

Marin County adopts the California Building Standards Code (Title 24, CCR) that
establishes minimum standards for building construction. The County has amended two
specific provisions contained in the State codes which can impose additional costs on
residential development: 1) fire sprinklers are required in any residential addition or
substantial remodel that exceeds 50% of the area of the original structure, and 2) Class
A roofing is required because of potential fire hazard. The standards may add material
and labor costs but are felt to be necessary minimum standards for the health and safety
of firefighters, those occupying the structures, and the general public.

In February 2020, the Board of Supervisors adopted an ordinance updating building
permit fees. These fees had only increased once since 2009. The fee increases were
needed to provide the necessary revenue to support ongoing Building Division services
including permit issuance and inspections.

The County also enforces local provisions related to energy conservation and green
building. While these requirements have been strengthened over time resulting in
increased construction costs, greater energy efficiency results in lower operating costs
for the resident and lower greenhouse gas production resulting from the construction
process. For additional information on the County’s energy efficiency efforts, refer to
Section IV: Sites Inventory and Analysis.

The County’s code enforcement program is complaint driven. The County has four staff
dedicated to building and zoning code enforcement while additional staff is dedicated to
septic system monitoring and enforcement. Most complaints are resolved voluntarily
through corrective action by the property owner, although some require additional
actions through hearings and assessment of fines. In instances where work is done
without building permits, additional fees and penalties are assessed and the work must
meet minimum code standards.

Code enforcement staff have been trained on available resources and make referrals
when appropriate. For example, they make referrals to Marin Housing Authority for the
rehabilitation loan program, to the Marin Center for Independent Living for accessibility
rehabilitation needs, and to the Department of Health and Human Services for support
services. The County has adopted policy consistent with Health and Safety Code
Section 17980(b)(2), and code enforcement staff use these guidelines in their
enforcement activities.

On/Off-Site Improvement Standards and Exactions

Administered by the Department of Public Works and the Community Development
Agency, standards for on- and off-site improvements are detailed in the County Code.
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Requirements are generally set for street improvements, driveways, landscaping,
easements, drainage, parkland dedication and fees, sewage disposal, and water supply.

Overall, the purpose of on- and off-site requirements is to ensure the health and safety
of residents. While required on- and off-site improvements may add to the cost of
housing on affected properties, it is not evidenced that these requirements and
associated costs represent a higher standard than other jurisdictions in the County and
beyond. For example, the required width of public utility easements is no less than 10
feet for the unincorporated County, San Rafael, and Novato. Parkland dedications and
fees are calculated in an identical fashion to San Rafael and Novato. Additionally, street
and driveway widths and grades in the County’s Development Code are on par with the
requirements set forth in Novato’s and San Rafael’s codes. On- and off-site
improvement requirements do not constitute extraneous requirements, with the
exception perhaps of landscaping and parkland dedication requirements.

Technically, all developments are subject to off-site improvements that could include
curbs, gutters, sidewalks, street pavement, driveways, parking areas, retaining walls,
storm drainage facilities, and related improvements, and dedication of such additional
rights-of-way as are necessary. However, developments are not automatically required
to provide off-site improvements but are evaluated on a case-by-case basis depending
on project location and size, and existing facilities available. The off-site improvement
standards required by unincorporated Marin County are typical for most suburban
communities and do not pose unusual constraints for housing development.

Several of the parcels zoned for multi-family housing in the sites inventory are
considered infill sites, and as such, are not required to complete major infrastructure
improvements. Based upon recent proposals submitted by the development community
for a variety of housing sites throughout unincorporated Marin County, it is apparent that
the off-site improvements required for housing development is not a constraint on
housing development.

On-site improvement standards, in most cases, do not pose unusual constraints for
housing development. However, some housing sites require infrastructure connections
or improvements including for example, onsite wastewater systems, that can increase
the cost of development beyond typical suburban development. County staff have
recognized this constraint and there are several programs in progress or in place to
help facilitate the development of wastewater improvements.
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Incentives for Affordable Housing — Providing Incentives and Removing
Barriers

Amendments to the Marin County Development Code in 2008 and 2012 clarified
incentives for affordable housing development. Chapter 22.24 clearly outlines a range of
incentives, such as density bonuses, technical assistance, site development alternative
standards, and fee waivers to encourage and facilitate the development of affordable
homes. Many of these incentives and programs were described earlier in this
Constraints section.

Incentives for inclusionary and 100% affordable housing include:

Density for affordable housing projects. For affordable housing located in all
districts that allow residential uses, allowable density will be established by the
maximum Marin Countywide Plan density range, subject to all applicable
Countywide Plan policies.

County density bonus. An increase in density of up to 10% of the number of
dwelling units normally allowed by the applicable zoning district in a proposed
residential development or subdivision.

Interior design. The applicant may have the option of reducing the interior amenity
level and the square footage of inclusionary units below that of large market-rate
units, provided that all of the dwelling units conform to the requirements of County
Building and Housing Codes and the Director finds that the reduction in interior
amenity level will provide a quality and healthy living environment. The County
strongly encourages the use of green building principles, such as the use of
environmentally preferable interior finishes and flooring, as well as the installation
of water and energy efficient hardware, wherever feasible.

Unit types. In a residential project that contains single-family detached homes,
inclusionary units may be attached living units rather than detached homes or may
be constructed on smaller lots.

On-site inclusionary housing for commercial and industrial development. As an
inducement to include on-site inclusionary housing in a commercial or industrial
development, the County may grant a reduction in the Development Code’s site
development standards or in architectural design requirements that exceed the
minimum building standards approved by the State Building Standards
Commission in compliance with State law (Health and Safety Code Sections 18901
et seq.), including, but not limited to, setbacks, coverage, and parking
requirements.

Affordable housing on mixed-use and industrial sites. In commercial/mixed-use
and industrial land use categories, as designated in the Countywide Plan, the floor-
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area ratio may be exceeded for income-restricted units that are affordable to very
low, low, or moderate income persons, subject to any limitations in the Countywide
Plan.

Impacted roadways. In areas restricted to the low end of the density range due to
vehicle Level of Service standards, affordable housing developments may be
considered for densities higher than the low-end standard in the Countywide Plan.

Fee waivers. The County may waive any County fees applicable to the affordable
or income-restricted units of a proposed residential, commercial, or industrial
development. In addition, for projects developed pursuant to Housing Overlay
Designation policies and for income-restricted housing developments that are
affordable to very low or low income persons, the Director may waive fees or
transfer In-Lieu Housing Trust funds to pay for up to 100% of Community
Development Agency fees.

Projects developed pursuant to Housing Overlay Designation policies. Residential
development projects developed in conformance with Housing Overlay
Designation policies may be granted adjustments in development standards, such
as parking, floor area ratio, and height, as provided in the Countywide Plan.

Technical assistance. to emphasize the importance of securing affordable housing
as a part of the County's affordable housing program, the County may provide
assistance to applicants in qualifying for financial subsidy programs.

Priority processing. The County shall priority process projects developed pursuant
to Housing Overlay Designation policies and affordable housing developments that
are affordable to very low or low income persons.

The Community Development Agency has also increasingly taken the opportunity to
connect applicants for affordable housing projects and community groups in the pre-
application process by noticing, facilitating, or funding community engagement and
visioning exercises.

Housing for People with Disabilities

As noted in the Special Needs section of the Housing Needs Assessment, persons with
disabilities have specific housing needs related to affordability, accessibility, access to
transportation and services, and alternative living arrangements (such as Single Room
Occupancy units and housing that includes supportive services). The County ensures
that new housing developments comply with California building standards (Title 24 of
the California Code of Regulations) and Federal requirements for accessibility.
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Reasonable Accommodation

A series of Federal and State laws have been enacted to prohibit policies that act as a
barrier to individuals with disabilities who are seeking housing. Among such laws are the
Federal Fair Housing Amendments Act of 1988, California’s Fair Employment and
Housing Act, the Lanterman Developmental Disabilities Services Act (§5115 and §5116)
of the California Welfare and Institutions Code, California’s AB 686 to Affirmatively
Further Fair Housing, and additional components of Housing Element law. Additionally,
the U.S. Department of Housing and Urban Development (HUD) requires that localities
utilizing Community Planning and Development funds such as CDBG and HOME funds
administer programs in a manner that affirmatively further fair housing. Taken together,
these pieces of legislation require jurisdictions to take affirmative action to eliminate
regulations and practices that deny housing opportunities to individuals with disabilities.

Procedures for Ensuring Reasonable Accommodations

Ordinance 3668 establishes a procedure for making requests for reasonable
accommodation in land use, zoning and building regulations, and practices and
procedures of the County of Marin to comply fully with the intent and purpose of fair
housing laws. Requests for reasonable accommodation shall be reviewed by the
Director of the Community Development Agency and a written decision shall be issued
within 30 business days of the date of the application being deemed complete and may
grant, grant with modifications, or deny a request using the following criteria:

1. Whether the housing, which is the subject of the request for reasonable
accommodation, will be used by an individual with disabilities protected under fair
housing laws;

2. Whether the requested accommodation is necessary to make use or enjoyment of
housing available to an individual with disabilities protected under fair housing laws;

3. Whether the requested accommodation would impose an undue financial or
administrative burden on the County;

4. Whether the requested accommodation would require a fundamental alteration in
the nature of the County's land use and zoning or building program; and

5. Whether there is an alternative accommodation which may provide an equivalent
level of benefit to the Applicant.

Efforts to Remove Regulatory Constraints for Persons with Disabilities

The State has removed any local discretion for review of small group homes for persons
with disabilities (six or fewer clients plus the owner’s household) which must be treated
like one family or household occupying a dwelling unit. The County does not impose
additional zoning, building code, or permitting procedures other than those allowed by
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State law. There are no County initiated constraints on housing for persons with
disabilities caused or controlled by the County. The County also allows residential
retrofitting to increase the suitability of homes for persons with disabilities in compliance
with accessibility requirements through reasonable accommodation requests. Further,
the County works with applicants who need special accommodations in their homes to
ensure that application of building code requirements does not create a constraint.
Please see Ordinance 3668 provisions above.

County Housing and Federal Grants Division staff actively refer tenants in need of
assistance making reasonable accommodation requests in the private housing market to
the Marin Center for Independent Living (MCIL) and Fair Housing Advocates of Northern
California (FHANC). Both organizations were supported in their work by CDBG funding.
MCIL received funding to its home modification program for homes occupied by low
income individuals with disabilities. FHANC received funding to support its fair housing
monitoring and assistance.

Zoning and Other Land Use Regulations

The County has not identified any zoning or other land-use regulatory practices that
could discriminate against persons with disabilities and impede the availability of
housing for these individuals. Examples of the ways in which the County facilitates
housing for persons with disabilities through its regulatory and permitting processes
include:

e The County permits group homes of all sizes in all residential districts. All of the
County’s commercial zones also allow group homes. The County has no authority
to approve or deny group homes of six or fewer people, except for compliance with
building code requirements, which are also governed by the State.

e The County does not restrict occupancy of unrelated individuals in group homes
and does not define family or enforce a definition in its zoning ordinances.

e The County permits housing for special needs groups, including for individuals with
disabilities, without regard to distances between such uses or the number of uses
in any part of the County. The Land Use Element of the General Plan does not
restrict the siting of special needs housing.

Permitting Procedures

The County does not impose special permit procedures or requirements that could
impede the retrofitting of homes for accessibility. Requirements for building permits and
inspections are the same as for other residential projects. Staff is not aware of any
instances in which an applicant experienced delays or rejection of a retrofitting proposal
for accessibility to persons with disabilities. As discussed above, County Code allows
group homes of six or fewer persons by right, as required by State law. No use permit or
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other special permitting requirements apply to such homes. The County does require a
use permit for group homes of more than six persons in all residential and commercial
zones that allow for residential uses. The County does not impose special occupancy
permit requirements or business licenses for the establishment or retrofitting of
structures for residential use by persons with disabilities. If structural improvements are
necessary for an existing group home, a building permit would be required. If a new
structure were proposed for a group home use, design review would be required as for
other new residential structures. The permit process has not been used to deny or
substantially modify a housing project for persons with disabilities to the point where the
project became no longer feasible.
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CHAPTER 4: RESOURCES

Land Characteristics of Marin County: Development Policy
and Objectives

Marin County includes a total area of approximately 606 square miles of land and water.
Nearly 84% of the County consists of open space, watersheds, tidelands, parks, and
agricultural lands." Significant public amenities include the Federally protected Golden
Gate National Recreation Area, the Marin Islands National Wildlife Refuge, the Muir
Woods National Monument, the Point Reyes National Seashore, and the San Pablo Bay
National Wildlife Refuge. About 11% of Marin County’s area has been developed,
primarily within cities and towns, near services, and along major transportation
corridors. Much of the additional land potentially available for development
(approximately 5% of the County) is in incorporated cities and towns.

As discussed in Section Three of the Housing Element (Constraints), the Marin
Countywide Plan (2007) recognizes four separate environmental corridors present in
the County, based on specific geographic and environmental characteristics and natural
boundaries formed by north-south running ridges.

e The Baylands Corridor, encompassing lands along the shoreline of San
Francisco, San Pablo, and Richardson Bays, provides heightened recognition of
the unique environmental characteristics of this area and the need to protect its
important resources. The area generally contains marshes, tidelands, and diked
lands that were once wetlands or part of the bays, and adjacent, largely
undeveloped uplands. Less than 1% of the County's residents live in the Baylands
Corridor.

e The City-Centered Corridor, along Highway 101 in the eastern part of the County
near San Francisco and San Pablo bays, is designated primarily for urban
development and for the protection of environmental resources. This corridor is
divided into six planning areas, generally based on watersheds, and is intertwined
with Marin’s 11 cities and towns. Nearly 96% of Marin County’s population lives in
the City Centered Corridor, where the majority of development is concentrated.

e The Inland Rural Corridor in the central and northwestern part of the County is
designated primarily for agriculture and compatible uses, as well as for the
preservation of existing small communities. Less than 2% of Marin County’s
population lives in the Inland Rural Corridor.

e The Coastal Corridor is adjacent to the Pacific Ocean and is designated primarily
for agriculture, Federal parklands, recreational uses, and the preservation of

' Marin Countywide Plan, Built Environment Element, pages 3-10.
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existing small coastal communities. Approximately 2% of Marin County residents
live in the Coastal Corridor.2

As a result of policies in the Countywide Plan, community plans, and the Local Coastal
Program, residential development in Marin County is primarily directed to the City-
Centered Corridor and limited to the Inland Rural and Coastal Corridors. Development
of moderate densities is most compatible with the City-Centered Corridor, close to
transit, services, and Marin’s cities and towns.

The Inland Rural and Coastal communities recognize the need and advocate for housing
affordable to visitor-serving employees, agricultural workers, and other local workers in
their communities. Multi-family or moderately dense development permitted in the
coastal areas is directed as infill within the various villages.

2 General Demographic Characteristics for Marin County California Cities and Places, Marin County Community
Development Agency

196 Marin Countywide Plan



2023-2031 Housing Element

Figure H-4.1: Marin County and its Unincorporated Communities
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Affordable Housing in Marin County

As of March 2020, there were approximately 6,125 households benefiting from deed
restricted affordable housing throughout Marin County’s 12 jurisdictions.® These units
typically target renter-households earning 60% of area median income or below and
serve populations including low and very low income families, households with
disabilities, formerly homeless adults, and older adults.* Affordable homeownership units
typically serve moderate income and below. Affordable housing developers and
developers with nonprofit arms manage approximately 4,100 of these units. Nearly
3,000 of these units are assisted through the Marin Housing Authority’s Section 8 and
public housing programs. Of the public housing units, 296 units serve families, and 200
units serve senior and disabled households. The 6,125 units consist of the following
types:

e 496 Public Housing Units

e 1,126 Senior Units

e 2,771 Family Housing Units

e 207 units for Persons with Disabilities

e 832 Home Ownership Units®

e 337 Permanent Supportive Housing Units
e 336 Transitional and Shelter Units

Of these 6,125 units restricted to moderate, low, very low, and extremely low income
households, 761 are located in the unincorporated County, not including Section 8
vouchers. The Marin Housing Authority manages 340 Below Market Rate (BMR) home
ownership units throughout Marin County that are preserved by deed-restriction, of
which 90 units are in the unincorporated County. The Marin Housing Authority
processes all sales of new units, resales of existing units, refinances, capital
improvement evaluations, down payment assistance, and monitoring of the portfolio for
compliance with BMR Program requirements. MHA also works with developers at the
initial stage to formulate Developer Agreements determining the affordability range and
construction requirements for these BMR units. The majority of affordable housing is in
the City-Centered Corridor, although there are several deed restricted rental and
ownership properties in the villages of West Marin and the Inland Rural Corridor. These
developments demonstrate the future potential for affordable housing in a range of
communities and geographic locations throughout the diverse environs of
unincorporated Marin.

3 Marin County 2020-2024 Consolidated Plan

4 Some communities have deed-restricted moderate income households, While tax credit projects are
aimed at 60% of median or below, inclusionary ordinances are often aimed at 80% and below.

5 These affordable homeownership units typically serve moderate income households
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Regional Housing Needs Allocation

The Regional Housing Needs Allocation (RHNA) is a key part of State housing element
law (Government Code Section 65580) and is a central factor in satisfying periodic
required updates of the housing element. Every city and county in the State of California
has a legal obligation to respond to its fair share of the existing and projected future
housing needs in the region in which it is located. Housing element law requires local
governments to update land use plans, policies, and zoning to accommodate projected
housing growth. The RHNA figure is not a projection of residential building permit
activities, but of housing need based on regional growth projections and regional
policies for accommodating that growth. On December 16, 2021, the Association of Bay
Area Governments (ABAG) Executive Board adopted the Final RHNA Plan: San
Francisco Bay Area, 2023-2031. Table H-4.1 summarizes the Regional Housing Needs
Allocation for all jurisdictions in Marin County. All Marin jurisdictions saw a significant
increase in the 2023-2031 RHNA allocation from the 2014-2022 allocation.

Table H-4.1: Regional Needs Housing Allocation, 2023-2031 Planning Period

_ RHNA Units Needed By Income Category
Jurisdiction Very Low (0- | Low (51- Moderate (81- | Above Moderate | 2023-
50% AMI)t 80% AMI) 120% AMI) (120%+ AMI) 2031
49 28 23 60 160 16

Belvedere

Corte Madera | 213 123 108 281 725 72
Fairfax 149 86 71 184 490 61
Larkspur 291 168 145 375 979 132
Mill Valley 262 151 126 326 865 129
Novato 570 328 332 860 2,000 |415
Ross 34 20 16 41 111 18
San Anselmo 253 145 121 314 833 106
San Rafael 857 492 521 1,350 3,220 | 1,007
Sausalito 200 115 114 295 724 79
Tiburon 193 110 93 243 639 78
Unincorporated | 1,100 634 512 1,323 3,569 | 185
TOTAL 4171 2,400 2,182 5,652 14,405 | 2,298

Source: https.//abag.ca.gov/sites/default/files/documents/2022-04/Final RHNA_Methodology Report 2023-
2031_March2022_Update.pdf

1 Extremely Low Income (ELI) units are assumed to be 50% of the Very Low (VL) income RHNA figure, or 27
units, for the unincorporated County.
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Every housing element must demonstrate that the local jurisdiction has made adequate
provisions to support the development of housing at various income levels (extremely
low, very low, low, moderate, and above moderate) to meet its ‘fair share’ of the existing
and projected regional housing need. However, because local jurisdictions rarely, if
ever, develop and construct housing units, the RHNA numbers establish goals that are
used to guide planning, zoning, and development decision- making. Specifically, the
numbers establish a gauge for determining whether the County is allocating adequate
sites at a range of densities to accommodate the development of housing— meeting the
County’s RHNA. In particular, the County must identify adequate sites for lower income
households i that will allow residential uses at least 20 units per acre. Appendix B
includes an evaluation of the County’s progress toward its 2015-2023 Regional Housing
Needs Allocation.

Strategies for Meeting RHNA

This section of the Housing Element addresses the requirements of Government Code
Sections 65583 and 65583.2, which require the County to provide an inventory of sites
suitable for housing development that can accommodate Marin County’s short-term
housing development objectives, as determined by the Regional Housing Needs
Assessment (RHNA) for the Housing Element planning period of June 30, 2022, and
ending December 31, 2030.

Methodology to Satisfy the Regional Housing Needs Allocation

Marin County’s housing needs will be met through the implementation of a variety of
strategies. The primary method for addressing the adequate sites requirement is the
identification of available vacant and underutilized sites that are appropriately zoned and
likely to develop within this planning period.

The analysis includes a parcel-specific inventory of appropriately zoned, available, and
suitable sites that can provide realistic opportunities for the provision of housing to all
income segments within the community as well as potential rezone sites.

The RHNA projection period began on June 30, 2022. Therefore, projects that have
been approved or entitled but have not received permits as of June 30, 2022, can be
credited against the RHNA. Furthermore, jurisdictions are allowed to project the number
of Accessory Dwelling Units (ADUs) that might be developed over eight years based on
development trends during the current planning cycle to help satisfy the RHNA
requirements.

Table H-4.2 shows that there were not enough appropriately zoned sites, units being
developed, and ADUs to meet RHNA needs, with a shortfall of 2,864 units. The County
has identified 1,349.3 acres (129 parcels) that have the capacity for 3,210 units to meet
the RHNA. Rezoning of these sites to meet the RHNA is being conducted concurrent
with the Housing Element update and is expected to be completed by the end of
January 2023. Therefore, before the statutory deadline of the Housing Element update
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(January 31, 2023) and by the time of the 6th cycle Housing Element adoption, the
County will have provided an adequate inventory of sites to fully meet the County’s
RHNA by all income categories.

Table H-4.2: Strategies to Meet RHNA
Housing Units by RHNA Income Categories

VeryLow | Low | (B0-100% |  Mod
RHNA and Strategies 050% | (s0.80% | AMD (jl‘\’n‘l’;/"
AMI) AMI)
RHNA 1,100 634 512 1,323 3,569
Approved/Entitled 39 164 115 107 425
Accessory Dwelling Units 84 84 84 28 280
Sites not Requiring Rezoning - - 25 25
Surplus/(Shortfall) (1,363) (313) (1,188) (2,864)
Sites Requiring Rezoning 1,637 400 1,173 3,210

Approved or Entitled Projects

A jurisdiction may credit units from entitled projects, approved projects, or projects
under construction and not expected to be finaled prior to June 30, 2022, toward its
RHNA. These units can be credited against the RHNA to determine the balance of site
capacity that must be identified. The list of approved projects is included in Table H-4.3.
In total, the County has approved 425 units (39 very low, 164 low, and 115 moderate,
and 107 above moderate). Many of these projects are nearing the construction phase
and are expected to be completed during the 6th Cycle planning period. The
affordability of the units was determined based on the affordability specified on the
project proposal as approved by the County.
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Table H-4.3: Credits toward RHNA - Approved or Entitled Projects

_ RHNA Unit Credits by Income Level

Very Above
Low Mod Description of affordability
(0-50% (>100
AMI) % AMI)
Entitled/Approved Projects
150 Shoreline 0 0 0 10 10 2 units at 60% based on

County's inclusionary
requirement

825 Drake 37 37 0 0 74 100% affordable SB 35 project
w/ tax exempt bonds, Section 8
PBV and County Housing Trust
funds, and Regulatory
Agreement

Albion Monolith 0 1 0 8 9 1 unit at 60% based on
County's inclusionary
requirement

Aspen Lots 0 2 0 0 2 Local community land trust,
County funds, and Regulatory
Agreement restrict at 80% AMI

Downtown Project 2 7 0 0 9 Local community land trust,
County funds, and Regulatory
Agreement restrict 2 at 30%
AMI, 7 at 50% AMI.

North Coast Seminary | 0 0 0 89 89 18 units at 60% based on
County's inclusionary
requirement

Overlook Lots 0 2 0 0 2 Local community land trust,
County funds and Regulatory
Agreement restrict at 80% AMI

San Quentin Adjacent | o 115 115 0 230 State excess sites program

Vacant Property County funds, 50% of units at or
below 60% AMI, remaining units at
low to moderate

Total Credits 39 164 115 107 425

Source: Marin County, May 2022.
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Accessory Dwelling Units

In addition, pursuant to State law, the County may credit potential ADUs to the RHNA
requirements by using the trends in ADU construction to estimate new production.
According to ABAG’s “Using ADUs to Satisfy RHNA” Technical Memo,6 the estimate
should be based on the average number of ADU building permits issued each year,
multiplied by eight (because there are eight years in a housing element cycle). Most
cities base their determination of annual ADU permits by averaging the building permits
approved each year since 2019 when state law made it easier to construct the units.

There is a small amount of flexibility in the calculations. If numbers were low in 2019 but
were high in 2020, 2021, and 2022, a jurisdiction could potentially use 2020-2022 as the
baseline. This rationale would be bolstered if there was a logical explanation for the
change, e.g., the jurisdiction further loosened regulations in 2020. Since 2019, the
County has issued an average of 35 building permits for ADUs:

e 2019 - 37 building permits issued
e 2020 - 32 building permits issued
e 2021 - 35 building permits issued

Assuming the annual average of 35 ADU permits per year since 2019, the County is
projecting 280 ADUs being permitted over the eight-year planning period and is using
ABAG'’s survey data to distribute the projected units by income category as shown in
Table H-4.4.

Table H-4.4: Projected ADUs during 6th Cycle Planning Period
RHNA Unit Credits by Income Level

Above
Very Low Moderate Total
Moderate

Assumed Affordability 30% 30% 30% 10%

Projected ADUs 84 84 84 28 280

Based on these calculations, the County is able to meet approximately 705 of its RHNA
through credit units and ADUs, and must accommodate another 2,864 units on the sites
detailed in the sites inventory (Table H-4.5).

6 https://abag.ca.gov/sites/default/files/documents/2022-03/ADUs-Projections-Memo-final.pdf
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Table H-4.5: Remaining Need After Credit and ADU Units
Housing Units by RHNA Income Categories

Above
_-

RHNA 1,100 1323 3,569
Approved/Entitled (Credits) 39 164 115 107 425
Accessory Dwelling Units 84 84 84 28 280
Total Credits + ADU 123 248 199 135 705
Remaining Need 977 386 313 1,188 2,864

Sites Inventory

Government Code Section 65583.2(c) requires that local jurisdictions determine their
realistic capacity for new housing growth by means of a parcel-level analysis of land
resources with the potential to accommodate residential uses. The analysis of potential
to accommodate new housing growth considered physical and regulatory constraints,
including: lot area and configuration, environmental factors (e.g. slope, sensitive habitat,
flood risk), allowable density, and other development standards such as parking
requirements and building height limits.

The following summarizes the methodology to identify available sites with near-term
development potential pursuant to State adequate sites standards and to the calculate
the potential housing units for the Marin County 6th Cycle Housing Element is found in
Appendix C. The County identified six types of sites and assessed their suitability for
development as described below. Figure H-4.2 illustrates the general location of these
sites. Detailed sites information is included in Appendix C: Sites Inventory.
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Figure H-4.2: Sites Inventory by RHNA Income Category
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Realistic Capacity

Consistent with HCD Guidelines, the methodology for determining realistic capacity on
each identified site must account for land use controls and site improvements. The
Residential Multiple Planned (RMP) and Residential Commercial Multiple Planned
(RCMP) designations allow residential development at a density of 20 to 45 units per
acre. Based on the intensity of designations and the potential for the development of
non-residential uses, the realistic capacity assumptions are set forth as follows:

Residential, Multi-Family Planned (RMP). The RMP designation provides
locations for multi-family residential development at densities from 20 to 30 units
per acre. To account for land use controls, infrastructure capacity environmental
constraints, and site improvements, realistic capacity is calculated based on a
20% reduction on the maximum allowable density, 16 units per acre for maximum
density at 20 units per acre, or 24 units per acre for maximum density at 30 units
per acre. This is a conservative estimate; more recent multi-family, affordable
developments in Marin County have exceeded this density estimate. On a site-by-
site basis, this realistic capacity may even be lower due to slope, wildfire, sea-
level rise, and natural resource constraints. Sites with no access to sewer
infrastructure but require septic systems with leach field, are applied densities at
20 units per acres. The Walnut Place affordable housing project, located in Point
Reyes Station, includes 24 units built on 1.5-acre property (built density is 17
dwelling units per acre). . A portion of the property land area is devoted to the
septic leach field. The use of 20% reduction of the maximum density, plus
additional reductions based on physical constraints establishes conservative
density estimate for projects within the County.

ResidentiallCommercial Multiple, Planned (RMPC). The RMPC designation
provides for a mix of residential and non-residential uses on a single development
site, with an emphasis on high-density residential uses. All-residential
developments are allowed, and non-residential uses are allowed in a subordinate
capacity. The RMPC designation has a density of 20 of 45 dwelling units per acre.
Because RMPC allows for combined residential/non-commercial uses in a
manner that protects the maximum density and facilitates development of
affordable units at higher densities, a 24-unit per acre realistic capacity is
feasible. In larger commercial center under the RMPC, realistic capacity was
calculated by identifying a portion of the center that could accommodate
residential units. In many cases, the analysis included identifying parking areas,
vacant lots, vacant buildings, or underutilized buildings that could be redeveloped
into residential units.
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Vacant Sites

Vacant sites are sites with no buildings, structures, or improvements (e.g., parking lots
or storage facilities). Vacant sites include parcels that were identified as unimproved
properties by the County Assessor data. To identify vacant sites that could be
developed for housing development, a constraints analysis was conducted to yield
realistic sites that could be developed into housing by either removing sites entirely or
reducing a portion of the site that cannot be developed.

Vacant sites that were excluded as potential housing sites include sites with agricultural
zoning designations or that are under Williamson Act contracts within rural areas, are
under habitat conservation easements or ownership to protect natural resources or
recreational access, include extensive environmental constraints, are sites not located
near community services, or very small infeasible sites.

Many vacant sites include steep terrain and natural resource constraints to
development, including wetlands, wildfire areas, susceptibility to sea-level rise, ridge and
upland greenbelt, and stream conservation areas. Sites with significant constraints were
reduced in development capacity by removing constrained areas and identifying the
developable portions of the site that could accommodate clustering of housing units.
Based on existing environmental context and constraints, and to produce a realistic
housing count, these sites were reduced in capacity by 25% to 75%. Each site capacity
percentage varies based on the extent of the constraint.

Sites identified in rural or inland areas that do not have access to sanitary sewer
facilities were reduced in density to accommodate on-site wastewater treatment. These
sites do not have densities that exceed 20 dwelling units per acre.

Overall, 24 vacant sites are included in the sites inventory. However, only 25 lower
income units can be accommodated on vacant sites. The total number of lower income
units that can be accommodated by vacant sites, ADU construction, and credit units is
332 units, or 19.1% of the County’s 1,734 lower income RHNA. Therefore,
approximately 80% of the County’s lower income RHNA must be accommodated on
non-vacant sites.

Underutilized Residential Sites

Underutilized residential sites are residential properties that are considered
underutilized (e.g., older buildings that have not been improved in many years based on
Marin County Assessor building and land assessed values) or have the zoning potential
for additional residential units. The analysis does not consider potential SB9 units or
ADUs beyond those projected above.

All sites selected for Underutilized Residential Sites include only one existing unit, have
a building-to-land value ratio less than 2.00, include lots one acre in size or larger, and
have existing residential main buildings built prior to 1980. Sites with residential
buildings older than 1940 or structures 80 years or older were also removed for
historical considerations. This threshold was applied under the assumption to remove
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the oldest structures that could be replaced or developed by new housing development.
In some cases, buildings that could be rehabilitated or adaptively reused for housing
were considered.

Underutilized sites within the Baylands and City Center areas were designated as multi-
family or mixed-use designation with a density of 30 dwelling units per acre. If the sites
fall within the 0.5- to 10-acre range, they were designated as a Lower income site.
Underutilized sites within Coastal and Inland areas were designated between 7.3 to 15
dwelling units per acre. These sites were designated for Moderate to Above Moderate
income categories.

Environmental constraints were factored into the sites. If there were sea-level rise,
steep terrain, natural resources, or wildfire constraints, a lower realistic development
percentage was applied. Sites with wildfire constraints averaged 52% reduction of the
development capacity. Housing sites that included sea-level rise constraints averaged a
60%reduction of the housing capacity. Sites with natural resources constraints, such as
wetlands or adjacent to natural streams, typically averaged a 53% reduction of
development capacity. Sites with steep terrain constraints, with slopes greater than 10
percent, typically averaged a 65 reduction of development capacity.

Underutilized Nonresidential Sites

Underutilized nonresidential sites are sites with commercial, office, or similar uses that
are considered underutilized (e.g., older buildings that have not been improved in many
years based on Marin County Assessor building and land assessed values) and are not
meeting their full economic or land use potential.

For large commercial shopping centers, sites have been identified by selecting areas
that have the potential for housing development. Large parking areas or commercial
buildings with vacancies were identified for redevelopment. Based on the developable
areas, these sites were reduced in capacity by 15% to 85%. This reduction allows for
commercial uses to remain under mixed use development. The reductions vary by each
commercial center.

County or Public Site

County or public sites are publicly owned sites that are currently underutilized or vacant
and could accommodate residential development. Sites with public ownership were
identified, including properties owned by Marin County and the State of California. Both
sites (052-041-27 Shoreline Highway and 018-152-12 Sir Francis Drake Boulevard)
owned by the State of California are identified as excess state-owned property that
could be potentially suitable for affordable housing development. Sites with
development opportunities were selected and counted for housing sites. Vacant site
capacities were calculated with a 20% to 50% reduction based on constraints (e.g.,
terrain). Some sites were identified as underutilized and have a portion of the property
available for housing development and only those areas were counted.
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Religious Institution

Religious institutions sites are sites with churches or other religious institutions, with
excess vacant property or large parking lots, that could accommodate residential
development. Only the portion of the vacant or parking area is used as a candidate
housing site. All religious properties in the unincorporated county were reviewed. Sites
with the largest parking areas or surrounding vacant areas were selected or that could
yield at least a half an acre when half of the property was calculated. In rural and inland
areas, vacant lots appear to be used as parking areas. Half of the parking lot or vacant
area (50 percent) was calculated toward housing units. Vacant areas with terrain
constraints were either excluded or not selected from the analysis.

School Site

School sites are properties with schools, with underutilized or unused areas, or sites
considered surplus by the school district that could accommodate residential
development. Only the portion of the site considered underutilized or unused, or the
entire “surplus” site, is considered a candidate housing site. Additionally, some school
sites include buildings or recreational amenities that could or are currently being used
as neighborhood amenities. These buildings and facilities were removed from the
housing calculation analysis. Some school sites have development potential limited by
environmental constraints such as flooding, sea-level rise, and terrain. Based on existing
environmental context and constraints, and to produce a realistic housing count, these
sites were reduced in capacity by 15% to 75% and vary by each site.

Sites Summary

The County has identified a total of 3,235 units through a combination of vacant,
underutilized residential sites, underutilized nonresidential sites, County and public sites,
religious institution sites, and school sites. In combination with the 425 credit units
(approved/entitled projects), the County’s total sites inventory has 3,660 units, including
1,840 lower income, 515 moderate income, and 1,305 above moderate income. A
detailed parcel by parcel summary is in Appendix C.
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Table H-4.6: Sites Inventory by Community

- 36 108

Almonte 72
Blackpoint - - 111 11
California Park 25 - 85 110
Forest Knolls - - 10 10
Kentfield 130 92 3 225
Lagunitas 32 10 4 46
Lucas Valley 138 - - 138
Lucas Valley Environs - - 26 26
Marin City - 117 75 192
Marinwood 125 10 - 135
Nicasio 16 - - 16
North Novato 109 38 249 396
Olema 20 31 5 56
Pt. Reyes Station 149 3 4 156
San Geronimo Village - 15 - 15
Santa Venetia 121 13 47 181
Sleepy Hollow 70 4 54 128
St. Vincent's 440 - 240 680
Stinson Beach - - 13 13
Strawberry 100 8 189 297
Tamalpais 20 12 - 32
Tomales 44 27 47 118
Unincorporated Fairfax 36 - - 36
Woodacre - 10 - 10
SubTotal 1,637 400 1,198 3,235
Credit Sites
Almonte - - 10 10
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Table H-4.6: Sites Inventory by Community

Community Lower Moderate Above Moderate Total
Bolinas 13 - - 13
California Park 1 - 8 9
Marin City 74 - - 74
San Quentin 115 115 - 230
Strawberry - - 89 89
Subtotal 203 115 107 425
Total 1,840 515 1,305 3,660

The County has a RHNA shortfall of 2,864 units, as shown in Table H-4.2. Table H-4.7

shows the breakdown of the RHNA sites requiring rezone and not requiring rezone by
income level. To accommodate the City’s remaining shortfall RHNA, the County needs
to rezone 1,349.3 acres (129 parcels) that could allow for potentially 3,210 units. Table
H-4.8 shows a breakdown of the rezone RHNA units by existing zoning, acreage,
number of sites, and RHNA units.
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Table H-4.7: Sites Requiring Rezone by Income Level

Lower Moderate Mﬁzzr:te
Sites requiring rezone 1,637 400 1,173 3,210
Sites not requiring rezone - 25 25
Total 1,637 400 1,198 3,235

Table H-4.8: Rezoning for RHNA

Units

Admin and Professional

Agriculture and Conservation 200.0 2 275
Agriculture Limited 290.8 11 904
Agriculture Residential Planned 93.3 4 140
Limited Roadside Business 3.3 5 76
Open Area 314 1 50
Planned Commercial 30.9 9 365
Public Facilities 45.6 7 224
Residential Agriculture 11.2 3 31
Residential Commercial Multiple Planned 19.4 19 237
Residential Multiple Planned 564.4 13 221
Residential Single Family 12.1 15 175
Residential Single Family Planned 24.1 16 255
Resort and Commercial Recreation 2.2 1 36
Retail Business 1.6 2 36
Village Commercial Residential 17.3 20 172

Total 1,349.3 129 3,210
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Local Funding Opportunities

Affordable Housing Trust Fund

The County’s Affordable Housing Trust Fund was established in 1980 by Resolution 88-
53, along with the inclusionary housing program. Projects throughout Marin County,
which serve low, very low and extremely low income households, are eligible for
funding, but priority is given to rental projects located in the unincorporated County that
serve the lowest income levels. Funding is to be used for land and property acquisition,
development, construction, or preservation of affordable units. Applications are
submitted to the Community Development Agency, and staff makes funding
recommendations to the Board of Supervisors as grant requests are received. The
Affordable Housing Trust Fund is primarily funded through residential in-lieu fees,
commercial linkage fees, and, since 2009, the Affordable Housing Impact Fee
(discussed later in this Chapter). In recent years, the Board of Supervisors has allocated
$250,000 annually from the general fund to the Affordable Housing Trust Fund. In the
last twenty years, the Housing Trust has been a major funder of every affordable
housing development in the unincorporated County. During the Fifth Cycle Housing
Element period (2013-2021), $13,545,980 from the Housing Trust Fund was dispersed
and helped develop 120 units and rehabilitate 83 units. As of April 30, 2022, the Fund’s
balance is $10,822,352.60

Restricted Affordable Housing Fund

The Community Development agency also oversees this fund, which resulted from the
excess funds of mortgage revenue bonds. The Restricted Affordable Housing Fund may
be used solely for the purposes of residential development or preservation for low and
moderate income households. Eligible projects shall include ones that create new
affordable units through new construction, or through acquisition and/or rehabilitation of
existing structures, or that preserve existing affordable housing units threatened by
expiration of affordability restrictions, or market forces. As of April 30, the Funds balance
is $2,241,808.47.

Priority Development Areas

Marin County is participating in the FOCUS regional planning initiative facilitated by the
Association of Bay Area Governments (ABAG) and the Metropolitan Transportation
Authority (MTC). Two areas within the unincorporated county, within one-half mile of
Highway 101, have been designated as Priority Development Areas (PDAs): Cal Park
and Marin City. The objectives of the program are to foster the valuable relationship
between land use and transportation and to promote compact land use patterns.
Funding is available periodically through regional sources for housing projects or
planning activities within PDAs.
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HUD Community Planning and Development Grants

The County is the lead agency for purposes of receiving HUD Community Planning and
Development entitlement grants on behalf of all jurisdictions within the County. Annually
the County receives approximately $1.6 million in Community Development Block
Grants (CDBG) and $800,000 in HOME Investment Partnership (HOME) funds for a
variety of housing and community development activities.

The CDBG program provides funds for a range of community development projects that
benefit low- to moderate-income people. The program can fund a variety of activities
such as: acquisition and/or disposition of real estate or property, public facilities and
improvements, public services, relocation, rehabilitation of housing, and homeownership
assistance.

HOME funds can be used for activities that provide affordable housing opportunities for
low to moderate income households, such as development of new affordable units,
owner-occupied housing rehabilitation, homebuyer assistance, and tenant-based rental
assistance. The County uses HOME funds to gap-finance affordable housing projects
throughout the County. However, the County has signed a voluntary agreement to avoid
an overconcentration of affordable units in areas of minority concentration, including
Marin City and the Canal neighborhood.

Permanent Local Housing Allocation (PLHA)

In 2017, Governor Brown signed a 15-bill housing package aimed at addressing the
State’s housing shortage and high housing costs. Specifically, it included the Building
Homes and Jobs Act (SB 2, 2017), which establishes a $75 recording fee on real estate
documents to increase the supply of affordable homes in California. Because the
number of real estate transactions recorded in each county will vary from year to year,
the revenues collected will fluctuate.

The first year of SB 2 funds are available as planning grants to local jurisdictions. For the
second year and onward, 70% of the funding will be allocated to local governments for
affordable housing purposes. A large portion of year two allocations will be distributed
using the same formula used to allocate federal Community Development Block Grants
(CDBG). SB2 PLHA funds can be used to:

= Increase the supply of housing for households at or below 60% of AMI
= Increase assistance to affordable owner-occupied workforce housing
= Assist persons experiencing or at risk of homelessness

= Facilitate housing affordability, particularly for lower and moderate income
households

= Promote projects and programs to meet the local government’s unmet share of
regional housing needs allocation
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The County anticipates receiving between $750,000 to $1,500,000 in PLHA annually
and has committed funds to projects for allocations received to date.

Opportunities for Energy Conservation

Housing elements are required to identify opportunities for energy conservation. Since
the deregulation of energy companies in 1998, the price of energy has skyrocketed.
With such an increase in prices, energy costs can account for a substantial portion of
housing costs. There are a number of programs offered locally, through the local energy
distributor (PG&E), Marin’s own clean energy provider (MCE Clean Energy), the Bay
Area Regional Energy Network (BayREN), and through the State of California that
provide cost-effective energy savings. The County makes information regarding energy
conservation available to the public on its website.!"

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. There are several significant areas in which the County of
Marin is encouraging energy conservation in new and existing housing:

= All residential projects requiring discretionary planning review must comply with
the County’s green building ordinance which includes additional energy
efficiency measures.

» The Housing Rehabilitation Loan Program assists low income owners in the
rehabilitation of older housing units, which can include energy efficiency
improvements.

= The County has sponsored various incentives, such as free solar and green
building technical assistance programs that assist owners in converting to green
energy technologies and green building techniques.

= Land use policies in the 2007 Countywide Plan promote more compact
neighborhoods, encourage in-fill development, and promote cluster development.

= MCE Clean Energy and the BayREN offers tenants of multi-family properties.
Homeowners, and renters of single-family units no-cost walk-through energy
assessments to identify potential energy and cost savings opportunities and
incentives to assist with energy upgrades to the common area and units.
Additionally, both programs offer no-cost energy savings kits for residents that
include LED lamps, smart power strips, faucet aerators, and more.

= The County-led Electrify Marin program offers free technical assistance and
rebates to encourage homeowners to replace natural gas burning appliances
such as space and water heating and cooking appliances with high efficiency
electric units. The replacement units use less energy and improve the indoor air
quality of the home. The Electrify Marin rebates can also be combined with

[ https://www.marincounty.org/residents/environment/conservation-and-energy
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incentives provided by BayREN and the state.

= The BayREN Home+ program provides single family homeowners no-cost
technical assistance and rebates for energy efficiency and electrification projects.
Measures eligible for rebates include insulation, air sealing, duct
sealing/replacement, and HVAC and water heater upgrades.

= MCE Clean Energy offers an income-qualified single family energy efficiency
program. MCE Home Energy Savings program provides income-qualifying
residents with free in-person or virtual home energy assessments, free upgrade
projects including attic insulation, gas furnace replacement, and water heater
replacement, and a complimentary energy-saving toolkit. Income guidelines are
set at 200% to 400% above federal poverty line.

= Peninsula Energy Services is the current provider in Marin for the federally
funded Low-Income Heating and Energy Assistance Program (LIHEAP). LIHEAP
provides no-cost weatherization and other energy efficiency home improvements
to income-qualified residents. LIHEAP income guidelines are up to 200% federal
poverty line.

= MarinCAN is a community-driven campaign to dramatically reduce greenhouse
gas (GHG) emissions, prepare for climate change impacts, and meaningfully
address and integrate equity. MarinCAN works with Marin County residents,
businesses, organizations, agencies, and local governments to design and
implement local climate change solutions in 6 Focus Areas: Renewable Energy,
Transportation. Buildings and Infrastructure, Local Food and Waste, Carbon
Sequestration. Climate Resilient Communities.

= Energy Efficiency Programs for Renters: People who rent their homes face
challenging barriers when it comes to making energy efficiency improvements.
Most projects that require a building permit (furnace, water heater, or window
replacement, insulation upgrades, and more) also require property owner
approval. Additionally, most renters do not want to pay for property
improvements to a home they do not own. The County encourages renters to
have discussions about equipment upgrades and share resources with their
property owners. For these types of upgrades, the County recommends renters
inform their property owners of rebate program opportunities when discussions
are being held around replacing old equipment. The MCE Clean Energy and
BayREN energy savings kits programs are open to renters in single family homes.

Through these and other conservation measures, the County seeks to help minimize the
proportion of household income that must be dedicated to energy costs, as well as to
minimize the use of nonrenewable resources.
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CHAPTER 5: GOALS, POLICIES, AND
PROGRAMS

Overview

State law requires each jurisdiction to address how it will satisfy the objectives for new
residential units as represented by the Regional Housing Needs Allocation (RHNA).
Means of achieving the development of these units should be outlined through
policies and programs in the Housing Element.

Marin County’s housing policies and programs have been revised to reflect the major
themes identified through the County’s community outreach process and a critical
evaluation of the programs and policies from the 2015 Housing Element (found in
Appendix B: Evaluation of 2015 Housing Element Programs). Implementing programs
are grouped by the housing goals described below. Additionally, under State law to
Affirmatively Furthering Fair Housing (AFFH), policies and programs must be
examined under the lens of affirmatively furthering fair housing and a commitment to
specific meaningful actions (Appendix D: Affirmatively Furthering Fair Housing).

Goal 1: Use Land Efficiently

Use Marin’s land efficiently to meet housing needs and implement smart and
sustainable development principles.

Goal 2: Meet Housing Needs through a Variety of Housing Choices

Respond to the broad range of housing needs in Marin County by supporting a mix
of housing types, densities, affordability levels, and designs.

Goal 3: Ensure Leadership and Institutional Capacity

Build and maintain local government institutional capacity and monitor
accomplishments to respond to housing needs effectively over time.

Goal 4: Combat Housing Discrimination, Eliminate Racial Bias, Undo Historic
Patterns of Segregation

Lift barriers that restrict access in order to foster inclusive communities and
achieve racial equity, fair housing choice, and opportunity for all Californians.

Policies are organized around these four central goals, with an emphasis on
facilitating development of housing affordable to lower and moderate income
households in Marin. Strategies to aid in achieving these goals include:
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= Provide clear standards and incentives for affordable and special needs
housing developments to minimize risk and costs to funders and developers.

» Minimize discretionary review; streamline the permitting process.

» Establish programs appropriate to various Marin locations (urban vs. rural) and
be responsive to the needs of communities.

These ideas have been carried through in the Housing Element update to be
implemented with a series of programs.

Upon adoption, the County will provide the Housing Element to all water and sewer
service districts and notify all districts of the requirement to prioritize water and sewer
service allocation for new affordable housing development (Government Code
Section 65589.7).

Goals and Policies

Housing Goal 1: Use Land Efficiently

Use Marin’s land efficiently to meet housing needs and to implement smart and
sustainable development principles.

Policy 1.1: Land Use

Enact policies that encourage efficient use of land to foster a range of housing types
in our community.

Policy 1.2: Regional Housing Needs Assessment

Maintain an adequate inventory of residential and mixed-use sites to fully
accommodate the County’s RHNA by income category throughout the planning
period.

Policy 1.3: Housing Sites

Recognize developable land as a scarce community resource. Protect and expand the
supply and residential capacity of housing sites, particularly for lower income
households.

Policy 1.4: Development Certainty

Promote development certainty and minimize discretionary review for affordable and
special needs housing through amendments to the Development Code.

Policy 1.5: Design, Sustainability, and Flexibility

Enact programs that facilitate well designed, energy efficient development and
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flexibility of standards to encourage outstanding projects.

Housing Goal 2: Meet Housing Needs through a Variety of Housing Choices
Respond to the broad range of housing needs in Marin County by supporting a mix of
housing types, densities, affordability levels, and designs.

Policy 2.1: Special Needs Groups

Expand housing opportunities for special needs groups, including seniors, people
living with disabilities (including mental, physical, and developmental disabilities),
agricultural workers and their families, individuals and families experiencing
homelessness, single-parent families, large households, lower income (including
extremely low-income) households, and other persons identified as having special
housing needs in Marin County.

Policy 2.2: Supportive Services

Link housing to Department of Health and Human Services programs in order to
coordinate assistance to people with special needs.

Policy 2.3: Workforce Housing

Implement policies that facilitate housing opportunities to meet the needs of Marin
County’s workforce, especially those earning lower incomes.

Policy 2.4: Incentives for Affordable Housing

Continue to provide a range of incentives and tools to ensure development certainty
and cost savings for affordable housing providers.

Policy 2.5: Preserve Existing Housing

Protect and enhance the housing we have and ensure that existing affordable housing
remains affordable and residents are not displaced.

Policy 2.6: Preserve Permanent Housing Inventory

Preserve our housing inventory for permanent residential uses. Discourage or mitigate
the impact of short-term rentals and units unoccupied for extended periods of time.

Housing Goal 3: Ensure Leadership and Institutional Capacity

Educate the community regarding the need for a diverse and balanced inventory of
housing to further equal access to housing opportunities. Build and maintain local
government institutional capacity and monitor accomplishments to respond to housing
needs effectively over time.
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Policy 3.1: Community Participation

Maintain an open channel of communications among the community, County staff,
and decision makers. Ensure inclusive and meaningful efforts are undertaken to
obtain input from diverse groups in the community. When needed, employ additional
efforts to include those that are typically excluded or under-represented.

Policy 3.2: Coordination

Take a proactive approach in local housing coordination, policy development, and
communication. Share resources with cities and towns and other agencies to
effectively create and respond to opportunities for achieving housing goals.

Policy 3.3: Research, Monitoring, and Evaluation

Perform effective management of housing data relating to Marin County housing
programs, production, and achievements. Monitor and evaluate housing policies on
an ongoing basis and respond expeditiously to changing housing conditions and
needs of the population over time.

Policy 3.4: Funding
Actively and creatively seek ways to increase funding resources for affordable and

special needs housing.

Housing Goal 4: Combat Housing Discrimination, Eliminate Racial Bias, Undo
Historic Patterns of Segregation

Lift barriers that restrict access in order to foster inclusive communities and achieve
racial equity, fair housing choice, and opportunity for all local workers and current and
future residents of Marin.

Policy 4.1: Tenant Protection

Implement policies and actions to protect tenants from unlawful evictions as well as
direct and indirect (economic) displacement, and to promote greater education
around tenants’ rights.

Policy 4.2: Fair Housing Outreach and Education

Proactively conduct outreach and educate the community about fair housing rights
and responsibilities.

Policy 4.3: Affirmatively Further Fair Housing

Ensure that the County’s land use, development, and housing policies further the goal
of equal access to housing opportunities.
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Implementing Programs

A housing program can implement more than one goal and multiple policies.
Furthermore, some programs and actions may target specific areas of implementation
in order to bridge existing service gaps, access to resources, and disproportionate
housing needs.

Housing Supply

Program 1: Adequate Sites for RHNA and Monitoring of No Net Loss

The County of Marin has been allocated a need of 3,569 units (1,100 very low income,
634 low income, 512 moderate income, and 1,323 above moderate income units).
Based on projected ADUs and entitled projects, the County has met 705 of its RHNA,
with a remaining RHNA of 2,864 units (1,343 lower income, 313 moderate income,
and 1,208 above moderate income units).

To accommodate this remaining RHNA, the County has identified an inventory of sites
with potential for redevelopment over the eight-year planning period. The inventory
includes sites that are not identified for rezone and can accommodate 25 additional
units under current Countywide Plan (CWP) and Development Code. The inventory
also includes sites that will be rezoned/upzoned concurrent with this Housing Element
update. Sites identified for rezoning/upzoning can accommodate 3,210 units (see
Table H-5.1). The County is committed to redesignating and rezoning accordingly by
January 31, 2023. Appendix C contains a detailed parcel listing of properties in the
inventory, including those that will be redesignated/rezoned concurrent with the
Housing Element update.

Five sites in the inventory are over 10 acres in size. In Marin County, development of
lower income affordable housing on large sites is achievable and there is interest in
redeveloping larger sites. Zoning amendments, including the designation of a HOD
combining district zoning have been applied to each larger property, allowing higher
density development on the most developable areas of the properties, selecting out
natural constraints or other factors. In many cases, the limited developable area for
higher density is under 10 acres.

To facilitate the development of these large sites, the County will:
¢ Incentivize multi unit development through ministerial review.

¢ Provide site planning tools such as clustered development within the Form
Based Code.

e Meet with property owners and developers to encourage the development of
mixed income housing with a mix of unit sizes, types, and prices.
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¢ Allow the development in phases within the eight-year Housing Element
Planning period.

Table H-5.1: Summary of Areas to be Rezoned

Existing Zoning Acreage ‘ Parcels ‘
Admin and Professional 1.7 1 13
Agriculture and Conservation 200.0 2 275
Agriculture Limited 290.8 11 904
Agriculture Residential Planned 93.3 4 140
Limited Roadside Business 3.3 5 76
Open Area 314 1 50
Planned Commercial 30.9 9 365
Public Facilities 45.6 7 224
Residential Agriculture 11.2 3 31
Residential Commercial Multiple Planned 19.4 19 237
Residential Multiple Planned 564.4 13 221
Residential Single Family 12.1 15 175
Residential Single Family Planned 24.1 16 255
Resort and Commercial Recreation 2.2 1 36
Retail Business 1.6 2 36
Village Commercial Residential 17.3 20 172
Total 1,349.3 129 3,210

To ensure that the County complies with Government Code Section 65863 (No Net
Loss), the County will monitor the use of residential and mixed-use acreage included
in the sites inventory to ensure an adequate inventory is available to meet the
County’s RHNA obligations throughout the planning period. To ensure sufficient
residential capacity is maintained to accommodate the RHNA, the County will develop
and implement a formal, ongoing, project-by-project evaluation procedure pursuant to
Government Code Section 65863. Should an approval of development result in a
reduction of residential capacity below what is needed to accommodate the remaining
need for households at an income level, the County will identify replacement sites as
part of the findings for project approval, or if necessary, rezone sufficient sites to
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accommodate the shortfall and ensure “no net loss” in capacity to accommodate the
RHNA within six months.

= Complete redesignation/rezoning of 1,352.5 acres as
outlined in Table H-5.1 to fully accommodate the RHNA.
Redesignation and rezoning for adequate sites is being
taken concurrently with the Housing Element update and
to be completed concurrent with or prior to Housing
Element adoption before January 31, 2023 (completed).
Specifically, the County will completely revamp the
Housing Opportunity sites (HOD) policy language in the
CWP to outline:

o Allowable density

o Maximum and minimum number of units
o Site constraints if any

o Objective Design Standards category

» By January 31, 2023, amend the CWP to adjust the Inland
Rural/City-Center corridor boundary and to ensure
consistency between CWP and zoning districts.

Specific Actions (completed)

and Timeline
» Ongoing, maintain an inventory of the available sites for

residential development and make it available on County
website. Update sites inventory annually to reflect status of
individual sites.

» By January 2024, implement a formal evaluation
procedure pursuant to Government Code Section 65863
to monitor the development of vacant and nonvacant sites
in the sites inventory and ensure that adequate sites are
available to meet the remaining RHNA by income
category.

» By the end of 2024, update the Local Coastal Plan to be
consistent with the CWP.

= Meet with property owners of large sites and County-owned
sites at least annually to facilitate development of housing on
site. Discussions should include tools to mitigate constraints
and appropriate incentives, and available funding to facilitate
affordable housing development (see also Program 25:
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Incentives for Affordable Housing).

» By 2025, identify the appropriate avenues for development/
redevelopment of County-owned sites, through tools such as
disposition of properties, land leases, request for proposals,
and/or public private partnerships to achieve affordable
housing. Pursue follow-up actions to facilitate development
of sites within the planning period of this Housing Element,
including compliance with the Surplus Land Act.

Primary

Responsible Housing
Departments

Funding Sources General Fund

Relevant Housing

. 1.1,1.2,and 1.3
Policies

Program 2: By Right Approval

Pursuant to Government Code Section 65583.2, reusing the following types of sites in
the County’s sites inventory for lower income RHNA are subject to by-right approval
exempt from CEQA and subject only to design review based on objective standards,
when a project includes 20 percent of the units affordable to lower income
households and no subdivision is proposed:

» Vacant sites that were identified in the County’s 4" and 5" cycles Housing
Element as sites for lower income RHNA; and

» Nonvacant sites that were identified in the County’s 5" cycle Housing Element
as sites for lower income RHNA.

Parcels that are subject to by-right approval pursuant to State law are identified in
Appendix C.

In addition, the County may consider expanding the scope of streamlining:

= For sites not subject to Section 65583.2 - projects that include 20 percent of
the units affordable to homeowners at 60 percent AMI or to renters at 50
percent AMI; and/or

= 100 percent affordable projects on any Housing Element sites.

= By January 31, 2023, concurrent with the Development

ific Acti
Specific Actions Code and CWP update to provide adequate sites for
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and Timeline RHNA (see Program 1), update the Development Code to
address the by-right approval requirements.

Primary

Responsible Planning
Departments

Funding Sources General Fund

Relevant Housing

Policies 1.3and 1.4

Program 3: Replacement Housing

Development on all nonvacant sites designated in the Housing Element, at all income
levels, that contain existing residential units, or units that were rented in the past five
years, is subject to the replacement housing requirements specified in Government
Code sections 65583.2 and 65915.

» By January 31, 2023, as part of the redesignation and
Specific Actions rezoning being undertaken concurrently with the Housing
and Timeline Element update (see Program 1, update the Development
Code to address the replacement requirements).

Primary

Responsible Planning
Departments

Funding Sources General Fund

Relevant Housing

. 1.1,1.3,and 2.5
Policies

Program 4: Accessory Dwelling Units

Accessory Dwelling Units (ADUs) are an important resource to provide lower and
moderate income housing in the unincorporated County. To facilitate ADU production,
the County will:

= Dedicate a specific page on the County website to provide information and
resources for ADU construction.

= Dedicate an ombudsperson position to help applicants navigate the pre-
development phase of ADU construction.
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= Develop an ADU construction guide to clarify the permit application process
and requirements. The guide will outline the required review by various
departments and fees required.

= Provide financial assistance to income-qualified property owners to build ADUs
using State funds (such as Cal HOME funds).

= Develop incentives or strategies to encourage the use of ADUs as housing
units (as opposed to pool houses, for example).

= Develop pre-approved plans for different unit sizes to facilitate the permitting
process.

= Develop a fair housing factsheet to be included in the ADU application packet,
emphasizing the fair housing responsibility of being a landlord, including
compliance with the source of income protection.

= Permit on average 35 ADUs or JADUs per year (280 ADUs
or JADUs over eight years).

= Update ADU webpage semi-annually, or more frequently
as needed, to ensure information addresses questions
raised by applicants.

= By December 2023, create an ombudsperson position to
help property owners navigate the ADU pre-development
process.

= By December 2023, develop pre-approved plans for
different ADU unit sizes.

= Annually, pursue and allocate financial incentives to
support ADU construction with the annual goal of assisting
5 lower income households with ADU construction or
deed restricting 5 ADUs as affordable housing.

Specific Actions
and Timeline

= By the end of 2025, develop incentives or strategies to
encourage the use of ADUs as housing units.

= By January 31, 2025 and every other year thereafter,
review the production of ADUs to verify that Housing
Element projections are accurate, including production
level and affordability. If production estimates are below
the estimates in the Housing Element, within six months of
the review, revise the County’s ADU strategies to help
achieve overall goal of at least 280 ADUs during the
planning period. Revised strategies may include
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alternative actions such as increased outreach, reduced
fees, streamlined process, and/or rezone additional
properties if a RHNA shortfall is resulted (see also
Program 1 monitoring of no net loss requirements).

= By December 2023, develop a fair housing factsheet to be
included in the ADU application packet.

Primary
Responsible
Departments

Housing; Planning; Building; Environmental Health Services;
Public Works

Funding Sources

General Fund; CalHome; Marin County Collaborative REAP

Relevant Housing
Policies

1.3,1.4,2.4,and 3.4

Program 5: SB 9 Mapping Tool

SB 9 (Government Code Section 65852.21) is a new regulation that allows property
owners to build additional units on their properties. In the unincorporated County,
properties eligible to utilize SB 9 are limited to those in urbanized areas and in urban
clusters, in addition to other exclusions included in the statute. However, opportunities
may also exist in the coastal area. The County will facilitate the SB 9 process by
developing a mapping tool to help property owners within the urbanized areas
determine if their properties may be eligible to utilize SB 9 to add new units onsite.
Furthermore, the mapping tool will be used to conduct feasibility of applying SB 9
within the coastal zone.

Specific Actions
and Timeline

» By December 2023, develop and implement an online
mapping tool that will identify areas in the unincorporated
area that are eligible to use SB 9.

= By December 2023, develop a fair housing factsheet to be
included in the SB 9 application packet, emphasizing the
fair housing responsibility of being a landlord, including
compliance with the source of income protection.

= By mid-2024, conduct feasibility of applying SB 9 within
the coastal zone. If feasible, consistent with the Coastal
Act, amend SB 9 ordinance to include the coastal zone (or
portions of).
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» By the end of 2024, develop outreach materials to educate
the community regarding SB 9 opportunities, particularly
in higher resource neighborhoods. Distribute materials
through social media and other platforms. Goal is to
achieve 40 SB 9 permits over eight years.

Primary
Responsible Housing; Planning; Public Works
Departments

Funding Sources Marin County Collaborative REAP Funds

Relevant Housing

. 1.1, 3.1, 3.2, and 3.3
Policies

Program 6: Efficient Use of Multi-Unit Land

The County permits single-unit homes in all residential zones and nonresidential
zones that permit housing, potentially reducing the achievable density in multi-unit
development. Establishing minimum densities will ensure efficient use of the County’s
multi-unit land and prohibit the construction of new detached single-unit homes on
multi-unit zoned property. Existing single-unit homes on multi-unit zoned property can
remain and limited expansion or improvement, or reconstruction to replace units
damaged due to accidents or disasters would be permitted.

To facilitate efficient use of land, some jurisdictions have also established target
densities (tied to the calculation of RHNA potential, for example) to ensure no net loss
of capacity as development occurs.

Also, currently no conventional zones in the County permit multi-unit housing, and
only ten percent of the parcels are zoned to permit multi-unit residential use. This
limited land available solely for multi-unit use is a potential constraint to housing
development.

= By December 2023, amend the Development Code to:

o Establish minimum densities for multi-unit and mixed-

- . use zones.
Specific Actions

and Timeline o Specify the rounding up to the whole number in

calculating density.
= By December 2023:

o Explore and, if appropriate, develop target density for
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= Annually beginning in 2024, outreach to developers and

each zone.

o Create a residential combining district that allows for
form-based objective development standards rather
than discretionary review.

property owners to promote multi-unit housing
opportunities, with the goal of creating 800 units in multi-
unit housing.

Primary
Responsible
Departments

Planning

Funding Sources

General Fund

Relevant Housing
Policies

1.1,2.4,and 2.5

Program 7: Religious and Institutional Facility Housing Overlay

Government Code Section 65913.6 allows a religious institution to develop an
affordable housing project at a place of worship owned by the religious institution
even if the development requires the religious institution to reduce the number of
religious-use parking spaces available. This bill applies only to religious facilities
located in zones that allow residential uses.

The County will establish a Religious and Institutional Facility Housing Overlay with the
following potential provisions:

= Expanding the provisions of Section 65913.6 to other institutional uses, such as
schools and hospitals, as well as religious facilities located in zones that
currently do not allow residential uses.

= Allowing religious and institutional uses to construct up to four ADUs and
JADUs onsite when an affordable housing development may not be feasible.

Specific Actions
and Timeline

= Beginning in 2023, conduct outreach to religious and
institutional facilities regarding the Overlay opportunity.

= By December 2024, establish a Religious and Institutional
Facility Housing Overlay to extend the provisions of
Section 65913.6 to other institutional and religious uses.
The goal is to create 150 affordable units.
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Primary
Responsible Planning, Housing
Departments

Funding Sources General Fund

Relevant Housing
Policies

1.3and 2.4

Program 8: Development Code Amendments

The County will amend the Development Code to address the following to facilitate
development of a variety of housing types:

Residential Use in Mixed-Use Development: - The County allows residential
uses on the upper floors and residential units are limited between 25 and 29
percent of the floor area. Amend the Development Code to allow at least 50
percent of the floor area as residential use.

Height Limit: The 30-foot height limit is potentially constraining to achieving a
density of 30 units per acre. Amend the Development Code to increase the
height limit to 45 feet.

Accessory Dwelling Units: Currently, the County’s ordinance does not allow
an ADU to be sold or otherwise conveyed separately from the primary dwelling
unit. However, State law makes an exception if the property is owned by a
nonprofit organization. The County will amend the ADU regulations to be
consistent with State law.

Agricultural Worker and Employee Housing: The County’s provisions for
agricultural worker housing is not consistent with the State Employee Housing
Act. Furthermore, the Development Code does not contain provisions for
employee housing. Pursuant to the Employee Housing Act, any housing for six
or fewer employees (in any industry) should be permitted as single-unit
residential use. The County will amend agricultural worker provisions in the
Development Code to be consistent with State law.

Residential Care Facilities: The County permits residential care facilities for
six or fewer persons in all residential zones. For residential care facilities for
seven or more persons, a conditional use permit is required. The County will
revise the Development Code to permit or conditionally permit large residential
care facilities in all zones that permit residential uses, as similar uses in the
same zone, and to ensure the required conditions for large facilities are
objective and provide certainty in outcomes.
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= Transitional and Supportive Housing: Pursuant to State law, transitional and
supportive housing is to be considered a residential use to be similarly
permitted as similar uses in the same zone. Currently, transitional and
supportive housing is not specifically identified in the Coastal Zone in areas
where residential uses are permitted or conditionally permitted. The
Development Code will be amended to address the provision of transitional and
supportive housing in the Coastal Zone.

Pursuant to State law (Government Code Section 65650 et seq.), supportive
housing developments of 50 units or fewer that meet certain requirements
must be permitted by right in zones where mixed-use and multi-unit
development is permitted. Additionally, parking requirements are prohibited for
supportive housing developments within one half mile of a transit stop. The
County will amend Title 24 of the Municipal Code to address the parking
requirements to comply with State law (see Program 9).

= Emergency Shelters: Government Code Section 65583 requires that parking
standards for emergency shelters be established based on the number of
employees only and that the separation requirement between two shelters be a
maximum of 300 feet. The County Development Code and Title 24 will be
revised to comply with this provision.

= Low Barrier Navigation Center (LBNC): Government Code section 65660 et
seq. requires that LBNCs be permitted by right in mixed-use and nonresidential
zones that permit multi-unit housing. The Development Code will be amended
to include provisions for LBNC.

= Density Bonus: The County adopted an ordinance in 2021 that was consistent
with state density bonus law at that time. However, since then, there have
been some additional statutory changes. The Development Code will be
amended to address all recent changes to the State Density Bonus law.

Specific Actions
and Timeline

= By December 2023, amend the Development Code and
Title 24 as outlined above to facilitate a variety of housing
types, especially for special needs populations.

Primary
Responsible
Departments

Planning, Department of Public Works

Funding Sources

General Fund

Relevant Housing

1.1,2.1,2.3,and 2.4
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Policies

Program 9: Parking Standards

The County’s current parking standards are codified in Title 24 of the Municipal Code.
The parking standards will be updated to address the following:

» Parking for Multi-Unit Housing: The County current standards are slightly
higher than the standards established for the State density bonus program. The
County will reduce the parking requirements to match the State density bonus
requirements.

= Supportive Housing: Pursuant to State law (Government Code Section 65650
et seq.), parking requirements are prohibited for supportive housing
developments of 50 units or fewer meeting certain requirements and located
within one-half mile of a transit stop.

= Emergency Shelters: Government Code Section 65583 requires that parking
standards for emergency shelters be established based on the number of
employees only, not based on shelter capacity (such as number of beds).

= By December 2023, amend Title 24 of the Municipal Code
Specific Actions to reduce parking requirements for multi-unit housing, and
and Timeline to revise parking requirements for supportive housing
meeting certain criteria and emergency shelters.

Primary

Responsible Public Works
Departments

Funding Sources General Fund

Relevant Housing

Policies 1.1 and 2.1

Program 10: Objective Development Standards for Off-Site Improvements

Development projects in the County are required to make on- and off-site
improvements. The Objective Design Standards that the County has been working on
impact only on-site improvements and cover a property up to the right of way. Many
rural communities in the unincorporated areas do not have standardized requirements
for off-site improvements (such as streetscape improvements), which can make
development uncertain and add costs.
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Specific Actions = By December 2025, establish objective development
and Timeline standards for off-site improvements.

Primary

Responsible Housing; Planning; Public Works

Departments

Funding Sources General Fund

Relle\./ant Housing 11and 15

Policies

Program 11: Water and Sewer Availability

Availability of water is a significant constraint to housing development in the County
and beyond. The County will pursue several strategies to mitigate this constraint to
the extent feasible.

The State has a new requirement for county jurisdictions to take over very small water
connections and wells (less than 20 connections). DPW has requested proposals for a
development of a Marin County Drought and Water Shortage Risk Mitigation Plan that
would include the small water districts and coordination with all other Marin Water
districts. The Housing Division will work with DPW with the goal of issuing the RFP for
the mitigation plan in 2025.

= Continue to promote sustainability strategies (such as
water conservation and recycling).

= Beginning in 2023, collaborate with water service
providers to conduct a strategic water supply assessment
in 2023 to evaluate increased supply within Marin (e.g.,
increased reservoir capacity, new reservoir(s), increase
use of recycled water, desalinization plant) and external to

Specific Actions Marin (e.g., EBMUD, Russian River water).

and Timeline
» Annually, pursue funding for infrastructure improvements

to facilitate affordable housing development.

» |ssue RFP for the Drought and Water Storage Risk
Mitigation Plan in 2025. See also Program 12: Septic for
Multi-Unit Housing.

= Upon adoption of the Housing Element, submit it to all
water and sewer districts and notify all water and sewer
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districts of the requirement to prioritize water allocation for
new affordable housing development (Government Code
Section 65589.7).

Primary
Responsible
Departments

Housing, MMWD, NMWD, and major sewer service providers

Funding Sources

General Fund, State infrastructure funds

Relevant Housing
Policies

1.5

Program 12: Septic for Multi-Unit Housing

Parts of the County have no sewer services, with properties relying on individual
onsite septic systems. The County will pursue strategies to address this constraint to
multi-unit development.

Specific Actions
and Timeline

= In 2023 initiate a study to identify alternative approaches
to sewage disposal (e.g., package plants, community
systems, incinerator toilets, etc.). Upon completion of the
study, update by 2024 the County’s methodology for
calculating septic capacity.

= |n 2024, develop standards for multi-unit development in
septic areas.

= Annually, pursue funding for infrastructure improvements
to facilitate affordable housing development.

Primary
Responsible
Departments

Housing; Environmental Health Services

Funding Sources

General Fund

Relevant Housing
Policies

1.5
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Special Needs Housing

Program 13: Reasonable Accommodation

Reasonable Accommodation provides flexibility in the implementation of land use and
development regulations in order to address the special housing needs of persons
with disabilities. The review and approval process of Reasonable Accommodation
requests may delay a person’s ability to access adequate housing. The County will
expedite Reasonable Accommodation requests. (See also Program 21: Rehabilitation
Assistance for funding available to assist lower income households in making
accessibility improvements.)

Specific Actions » Beginning in 2023, offer expedited review and approval of
and Timeline Reasonable Accommodation requests.

Primary

Responsible Planning, Building and Environmental Health Services
Departments

Funding Sources General Fund

Relgyant Housing 21 and 4.3

Policies

Program 14: Universal Design and Visitability

Universal design is the design of buildings or environments to make them accessible
to all people, regardless of age, disability, or other factors. Universal design goes
beyond ADA requirements but may add to the cost of construction. Typically, local
governments incentivize the use of universal design principles.

Currently, visitability is a requirement for HUD-funded single-unit or owned-occupied
housing. Visitability refers to housing designed in such a way that it can be lived in or
visited by people who have trouble with steps or who use wheelchairs or walkers. The
County may consider expanding the visitability requirement to multi-unit housing.

» |n 2024, study policies and/or incentives to encourage
requirements for universal design and visitability, and
develop them by 2025 for implementation.

Specific Actions
and Timeline

Primary
Responsible Housing, Planning and Building
Departments
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Funding Sources General Fund

Relevant Housing

Policies 2.1 and 4.3

Program 15: Housing for Farmworkers and Hospitality Workers

Agricultural operations represent an important component of the County’s economic
base. Most farming operations are small dairies, individually employing a small
number of farmworkers. These farms often do not have the ability to provide housing
for all their workers. Year-round fishery operations also employ a significant number
of workers collectively. In addition, Marin County is a popular tourist destination.
Farmworkers, fishery workers, and hospitality employees typically earn lower incomes
and have limited affordable housing options. The County will explore policies that
facilitate the provision of affordable housing for these workers. Potential
considerations include:

= Setting aside a specific percentage of affordable housing units for farmworkers
within larger affordable housing developments.

= Partnering with other jurisdictions, farm operators, hotels, and other hospitality
employers in the region to contribute to an affordable housing fund or a
community land trust. Funding collected can be used to acquire, develop,
and/or rehabilitate housing for farmworkers.

= Requiring hospitality employers to provide housing to temporary employees
during peak seasons.

» By December 2025, develop strategies for addressing
farmworker and hospitality worker housing, with the goal
of increasing housing for these employees by 20 percent.

» Annually convene with interested employers and
affordable housing developers to pursue implementation
of strategies for affordable housing and pursue funding at
state and federal levels.

Specific Actions
and Timeline

» In 2028, assess the effectiveness of strategies and modify
the approach if necessary, by 2029.

Primary
Responsible Housing
Departments
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Funding Sources

General Fund

Relevant Housing
Policies

2.1 and 2.3

Program 16: Project Homekey

The County is actively pursuing Project Homekey opportunities in order to provide
permanent supportive housing for people experiencing homelessness. Homekey is an
opportunity for the County to pursue funding for the development of a broad range of
housing types, including but not limited to hotels, motels, hostels, single-family homes,
multi-unit apartments, adult residential facilities, and manufactured housing, and to
convert commercial properties and other existing buildings to permanent or interim
housing for the homeless.

Specific Actions
and Timeline

= In 2023, identify locations that may be appropriate as
Project Homekey sites and conduct outreach to interested
nonprofit developers to pursue funding from HCD.

» Pursue Project Homekey funding annually and if Project
Homekey funds become unavailable, pursue other funding
sources.

= Develop 20 units using Project Homekey over eight years.

Primary
Responsible
Departments

Housing; Health and Human Services

Funding Sources

HCD Project Homekey Funds; HOME; other affordable
housing funds

Relevant Housing
Policies

2.1,2.2,and 4.3
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Program 17: Housing for Seniors

The County has a high proportion of aging residents. Many have expressed the need
for additional senior housing options, specifically allowing seniors to trade their
current homes for other housing that requires less maintenance, is designed to
accommodate the mobility needs of seniors, and is more affordable. The County will
pursue a variety of housing options for seniors.

= In 2023, explore expansion of home match services to
help match over-housed seniors with potential lower

- . income tenants or other seniors to save on housing costs.
Specific Actions

and Timeline = In 2024, develop incentives and development standards to

facilitate various senior housing options (such as senior
apartments/homes, co-housing, assisted living, residential
care, memory care, and board and care, etc.).

Primary

Responsible Housing
Departments

Funding Sources General Fund

Relevant Housing

Policies 2.1 and 4.3

Preservation of Housing

Program 18: Short-Term Rentals

The County may explore options for limiting short-term rentals in all areas of the
unincorporated County including West Marin that currently has a moratorium that is
set to expire in 2024 in order to preserve housing units for permanent residential use.
Strategies may include:

= Prohibiting short-term rentals (no less than 30 days allowed)

= Limiting the number of days the unit can be used for short-term rentals

= Prohibiting short-term rentals in all multi-unit dwellings

= Allowing for short-term rentals if the property is the owner’s primary residence

= Benchmarking the number of short-term rentals allowed to no more than a
specific percentage of the community’s rental housing stock
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Specific Actions * |n 2024, evaluate and adopt strategies for regulating short-
and Timeline term rentals.

Primary

Responsible Planning

Departments

Funding Sources General Fund

Relle\./ant Housing 26 and 3.3

Policies

Program 19: Vacant Home Tax

The vacancy rate in the unincorporated County is about 10 percent with close to 60
percent of vacant units used for recreational, seasonal, and occasional purposes.
Accessory Dwelling Units in more affluent portions of the unincorporated County are
often not occupied as housing units. A vacant home tax is an emerging strategy for
discouraging leaving homes unoccupied for extended periods of time.

» |n 2024, study the feasibility of a vacant home tax as a
Specific Actions strategy to discourage unoccupied housing units and
and Timeline increase revenue for affordable housing. If appropriate,
pursue ballot measures in 2025 to establish tax.

Primary
Responsible Housing
Departments

Funding Sources General Fund

Relevant Housing

Policies 2.6

Program 20: Monitoring of Rental Housing

The Marin County Landlord Registry was established in 2019 and requires landlords
to report rents and general occupancy information for all rental properties subject to
the Just Cause for Eviction ordinance. While the registry is designed to collect data on
the rental market, the data provides an incomplete picture since a large portion of
rental units are exempt from the Just Cause for Eviction ordinance.

Also, the County Development Code prohibits conversion of multi-unit rental units into
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condominiums unless the vacancy rate exceeds five percent and the change does not
reduce the ratio of multi-unit rental units to less than 25 percent of the total number of
dwelling units in the County.

Specific Actions
and Timeline

= Continue to implement the Landlord Registry and
Condominium Conversion ordinance.

= |n 2024, expand Landlord Registry requirements to cover
all rental units in the unincorporated County.

Primary
Responsible
Departments

Housing

Funding Sources

General Fund

Relevant Housing
Policies

3.3and 4.1

Program 21: Rehabilitation Assistance

The County supports the housing rehabilitation needs of lower income households

through:

= Residential Rehabilitation Loan Program: provides low-interest property
improvement loans and technical assistance to qualified, very low income
homeowners to make basic repairs and improvements, accessibility
improvements, correct substandard conditions, and eliminate health and safety

hazards.

= Funding assistance to Marin Center for Independent Living (MCIL) home
modification program to increase independence and accessibility for renters
and homeowners.

Specific Actions
and Timeline

* Provide rehabilitation loans to 10 households annually (80
households over eight years).

» Provide support for 6 households to make accessibility

improvements annually (48 households over eight years).

= Continue to support nonprofit organizations in providing

rehabilitation assistance to lower income renters and
homeowners.

Primary

Housing and Federal Grants
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Responsible
Departments

Funding Sources CDBG

Relevant Housing

. 2.1,2.5,2.6,and 3.4
Policies

Program 22: Habitability

The County Department of Environmental Health’s Housing Services conducts
inspections on residential structures of three or more units only. Single-unit homes
and duplexes are not covered by inspection services.

Specific Actions = |n 2025, expand the inspection services to cover the entire
and Timeline housing stock.

Primary

Responsible Environmental Health Services

Departments

Funding Sources General Fund

Relle\l/ant Housing 25 and 2.6

Policies

Program 23: Preservation of At-Risk Housing

The County has an inventory of publicly assisted housing projects that offer affordable
housing opportunities for lower income households. Most of these projects are deed
restricted for affordable housing use long-term. However, 128 units are considered at
risk of converting to market-rate housing. The County will work to preserve these at-
risk units. Furthermore, two mobile home parks (totaling 102 units) are located in the
unincorporated County. A third mobile home park is used as nightly hotel rooms.
Mobile homes represent an affordable housing options. The County will monitor the
status of these parks.

*= Annually monitor status of at-risk rental housing projects

Specific Actions with the goal of preserving 100 percent of at-risk units.

and Timeline = Ensure tenants are properly noticed by the property
owners should a Notice of Intent to opt out of low income
use is filed. Notices must be filed three years, one year,
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and six months in advance of conversion.

In the event of a potential conversion, conduct outreach to
other nonprofit housing providers to acquire projects
opting out of low income use. As funding permits, assist in
funding the acquisition or support funding applications by
nonprofit providers.

Annually monitor the status of the mobile home parks. In
the event of a potential conversion, ensure the owners
adhere to relocation requirements mandated by State law.

Consider a Community Opportunity to Purchase
Act/Tenant Opportunity to Purchase Act (COPA/TOPA)
program (see also Program 30: Tenant Protection
Strategies).

Policies

Primary

Responsible Housing
Departments

Funding Sources Housing Trust Fund
Relevant Housing |, 5 56,33, and 3.4

Housing Affordability

Program 24: Inclusionary Housing

The County implements an Inclusionary Housing program requiring a 20 percent set
aside of new units or lots in a development for affordable housing. Ownership

developments must have i
households. Rental develo

nclusionary units affordable for low to moderate income
pments must provide inclusionary units for very low to

moderate income households. For both rental and homeownership developments, the
larger the project, the deeper the affordability requirements. All inclusionary units

must be income-restricted

in perpetuity. To enhance housing development feasibility

while complying with the inclusionary requirements, the County plans to:

= Modify the inclusionary housing program to expand affordability ranges based
on the type and size of projects and to be in compliance with AB 1505.

=  Work with Marin County cities and towns to achieve consistency across

jurisdictions and to

ensure that the policies are aligned with best practices and

reflect current market conditions.
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The County has been meeting with other county jurisdictions to establish uniform
policy elements and the generally agreed upon framework includes:

» 20% set-aside goal

»  2-unit minimum project size threshold

» Requirements should be more stringent for larger projects

» Alternative means of compliance when a project is infeasible:
o inlieu fee
o land donation in same planning jurisdiction

Other group recommendations include:

= Ensure compliance with AB 1505 on rental policy

= AMI price levels are consistent across tenures when applicable:
o Very low income — 50 percent AMI (rental only)
o Low income - 65 percent AMI (rental and for-sale)
o Moderate income — 100 percent AMI (rental and for-sale)
o Above moderate income — 135 percent AMI (for-sale only)

» Offering developers with two options to provide very low or low income units

= By 2023, modify the Inclusionary Housing program to
Specific Actions expand affordability ranges and to comply with State law.

and Timeline * |n 2023, coordinate with other County jurisdictions to align
inclusionary housing requirements for consistency.

Primary

Responsible Housing, Planning
Departments

Funding Sources General Fund

Relevant Housing

. 1.1,1.4,and 2.4
Policies
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Program 25: Incentives for Affordable Housing

The County will continue to facilitate the development of affordable housing,
especially for lower income households (including extremely low income) and those
with special housing needs (including persons with disabilities/developmental
disabilities, older adults, large households, farmworkers, educators, and people
experiencing homelessness). Incentives may also be offered to encourage the
inclusion of amenities in affordable housing development, such as childcare facilities
and universal design/visitability. Incentives available for affordable housing projects

include:

= County density bonus of 10 percent (above State density bonus)

= Potential fee waivers, especially for special needs housing

= Priority processing

= Technical assistance

= Financial participation by the County, subject to funding availability

= Support and assistance in project developer’s applications for other local,
State, and federal funds

Specific Actions
and Timeline

= Continue to offer incentives to facilitate affordable housing.

= Annually conduct outreach to affordable housing
developers to evaluate the effectiveness of incentives and
make appropriate adjustments, and to identify and pursue
development opportunities.

» Provide support (incentives, technical assistance) to
school districts to develop district-owned parcels in
unincorporated Marin as affordable educator housing.

» Facilitate the development of 300 affordable units over
eight years.

Primary
Responsible
Departments

Housing, Planning

Funding Sources

General Fund; Housing Trust Fund

Relevant Housing
Policies

24

244 Marin Countywide Plan




2023-2031 Housing Element

Program 26: Below Market Rate (BMR) Homeownership Program

The BMR Homeownership program offers low and moderate income, first-time
homebuyers the opportunity to purchase specified condominium units in Marin
County at less than market value. If the owner of a BMR unit sells, the unit is resold to
another income-eligible homeowner.

Homeownership is an important strategy for wealth-building. Due to a history of
policies and programs that prevented people of color from accessing homeownership
for generations, providing affordable homeownership can help address the growing
racial wealth gap.

» Maintain 90 BMR units for continued affordable housing
for lower and moderate income households.

= Successor Agency funds will be exhausted within the
Specific Actions eight-year timeframe of the Housing Element. Beginning in
and Timeline 2024 and annually thereafter, pursue additional funding
from local, State, and federal programs to expand
affordable homeownership opportunities for first-time

buyers.
Primary
Responsible Housing, Marin Housing Authority
Departments

Successor Agency to the Marin County Redevelopment

Funding Sources Agency; other funding sources (such as in-lieu fees)

Relevant Housing

. 2.1,2.4,and 3.4
Policies

Program 27: Community Land Trust

Currently, the County has two Community Land Trusts in the unincorporated areas —
Community Land Trust Association of West Marin (CLAM) and Bolinas Community
Land Trust (BCLT). The County provides financial, administrative, and technical
support to the CLTs. The County may facilitate the establishment of additional
Community Land Trusts in different Community Planning Areas (CPAs).

= Continue supporting the operation of CLTs.
Specific Actions

and Timeline » Subject to funding availability, establish additional CLTs in

other CPAs.
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Primary

Responsible Housing
Departments

Funding Sources General Fund

Relevant Housing

. 34,41,and 4.2
Policies

Program 28: Affordable Housing Funding Sources
The County’s Affordable Housing is funded with a variety of sources:
= Affordable Housing Impact Fee
» Inclusionary Housing In-Lieu fee
= Rental Housing Impact Fee
= Jobs/Housing Linkage Fee
= CDBG
= HOME
= Permanent Local Housing Allocation
= General Fund

In addition, the County continues to pursue additional funding from State and Federal
housing programs. Other potential sources may include vacant home tax (see
Program 19).

» Annually pursue additional funding from State and Federal

housing programs.
Specific Actions 9 P

and Timeline » Facilitate the development of 300 affordable housing units

(excluding 200 units projected from the Inclusionary
Housing program).

Primary
Responsible Housing
Departments

Funding Sources Affordable Housing Trust Fund

Relevant Housing 3.4
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Policies

Program 29: Place-Based Planning and Neighborhood Improvements

The County will continue to carry out a variety of place-based measures toward
community revitalization to ensure equitable quality of life throughout all communities
with a focus in Marin City, Santa Venetia and West Marin communities of Tomales
and Bolinas and other areas with higher concentrations of affordable housing or
lower income households as applicable. These measures will generally consist of
Outreach, Planning and Investment.

Ouftreach:. Consistent with Policy 4.2, these efforts will utilize a variety of methods to
ensure transparency, access and meaningful input from all segments of the
communities. Outreach will be used to frame the County’s place based efforts and
prioritize planning and investment.

Planning. Existing community plans contain goals, policies, and programs that are
inconsistent with the Countywide Plan. Where such conflicts exist, the Countywide
Plan prevails. The County will pursue and adopt, where appropriate, planning activities
in targeted areas. Planning will be comprehensive and address a variety of elements,
including but not limited land use, circulation, safety (including evacuation routes),
environmental justice, community facilities and resources and open space and
recreation. The County will diligently implement these activities, including budgeting,
annually committing or pursuing funding and other resources consistent with existing
goals to apply a race equity lens to budgeting, annually reporting on progress in
implementation and making adjustments as appropriate in collaboration with
community groups and individuals.

Investment. The County will continue to annually prioritize funding and projects as
part of its capital improvement program (CIP) and seek additional funding and other
resources toward community revitalization in targeted areas. Activities will involve a
variety of neighborhood improvements and community development based on
outreach including but not limited to infrastructure (e.g., water, sewer, storm
drainage), evacuation routes, circulation, community facilities and recreation
opportunities, parks, public art, community programs, streetscapes, accessibility, safe
routes to school and active transportation. Examples of planned public improvements
include:

= Marin City Senior Center and Manzanita Recreation Center capital facility
upgrades

= Ongoing maintenance for Marin City’s George Rocky Graham Park.

= Fund local capital improvements of parks and recreation centers and active
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outdoor programming in Marin City, San Rafael, Novato, Tomales and Bolinas.
= Santa Venetia:
o Anticipated pocket park improvements in Pueblo Park and Castro Park
o Anticipated Lagoon Park improvements
o Bucks Landing improvements
o Floodwall project
» Accessibility improvements (curb ramps, etc.) in Marin City and West Novato.
» Potential flood management improvements:
o Drainage streetscape project in Santa Venetia
o Flooding and drainage studies and designs for Marin City
o Marin City Watershed and Flood Mitigation Plan
o Marin City Pond Flood Reduction project
o Marin City Portable Pump Station at Donahue
o Coastal Inundation Plan and flood improvements in Stinson Beach

o Green Stormwater Infrastructure Planning in East Marin (including Marin
City and Santa Venetia)

» In 2023, initiate planning activities and adopt the plan for

Marin City by 2025.
Specific Actions

and Timeline = Annually prioritize CIP and pursue funding to implement

planning and improvements in lower income
neighborhoods.

Primary
Responsible Housing; Planning; DPW
Departments

General Fund and Other Funding (e.g., Federal, State,

Funding Sources Regional)

Relevant Housing

Policies 1.1and 4.3

248 Marin Countywide Plan



2023-2031 Housing Element

Affirmatively Furthering Fair Housing

Program 30: Fair Housing Outreach and Enforcement

The County refers fair housing complaints to Fair Housing Advocates of Northern
California (FHANC) for legal services. The County will assist in fair housing outreach
and education, and reasonable accommodations through funding FHANC.

The County also requires a robust Affirmative Fair Housing Marketing Plan (AFHMP)
for the occupancy of affordable housing projects. Components of the AMP include:

» Advertising must begin at least 90 days prior to initial or renewed occupancy
for new construction and substantial rehabilitation projects.

» Applicable and expanded housing market areas.

» Targeted outreach to the “least likely to apply” — an identifiable presence of a
specific demographic group in the housing market area that are not likely to
apply for housing due to factors such as insufficient information, language
barriers, or transportation impediments.

» Marketing program and residency preference.
» Availability of the Fair Housing Poster and project site signs.
» Evaluation of the effectiveness of the marketing activities.

* Training of marketing staff for fair housing compliance.

= Assist an average of 50 residents annually with
tenant/landlord dispute resolution, and fair housing
inquiries and investigations.

» Annually update, or more frequently as needed, the
County’s Landlord and Tenant Resources webpage.

»= Beginning in 2023, increase fair housing outreach to
Specific Actions Homeowners Associations, realtors, property managers,
and Timeline and brokers, as well as individual property owners (such
as single-unit homes, duplex/triplex units, and ADUs used
as rentals). Specifically, promote the State’s Source of
Income Protection bills (SB 329 and SB 222) that prohibit
discrimination based on the use of public assistance for
housing payments (such as Housing Choice Vouchers).

* Implement the AFHMP for all new and re-occupancy of
affordable housing projects.
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Primary . Fair Housing Advocates of Norther California; Housing
Responsible Authority; Housin
Departments v ?

Funding Sources CDBG; General Fund

Relevant Housing
Policies

4.1,4.2,and 4.3

Program 31: Tenant Protection Strategies

Throughout the region, tenants are facing rising rents and increasing risk of eviction
due to the economic impact of COVID, as well as displacement from the economic
pressure of new development. The County will explore a variety of strategies that
strengthen tenant protection. These may include:

Rent stabilization: While AB 1482, the California Tenant Protection Act of
2019, imposes rent caps on some residential rental properties through 2030, it
exempts most single-unit homes and condominiums for rent, and multi-unit
housing units built within the previous 15 years. Additionally, AB 1482 sets an
allowable rent increase in a year to 5% plus the regional cost-of-living index or
10%, whichever is less. Strategies to strengthen rent stabilization include
adopting a permanent policy, expanding applicability to units not covered by
AB 1482, and/or considering a lower rent increase threshold. However, at this
time, compliance with the 1995 Multi-unit Housing Act (Costa Hawkins) is
required.

Just cause for eviction: AB 1482 also establishes a specific set of reasons for
which a tenancy can be terminated. These include: 1) default in rent payment;
2) breach of lease term; 3) nuisance activity or waste; 4) criminal activity; 5)
subletting without permission; 6) refusal to provide access; 7) failure to vacate;
8) refusal to sign lease; and 9) unlawful purpose.

The County passed an ordinance to require a just cause for eviction that
applies to properties of three or more dwelling units in January 2019, before
the adoption of AB 1482. To strengthen this ordinance, the County will
consider expanding “just cause” to all units, and/or including relocation
assistance.

No-fault causes, such as substantial remodels, owner move-ins, and withdrawal
from the rental market, are the leading cause of evictions and displacement.
These no-fault just causes are often used by owners to remove tenants so that
rents can be increased to market rate, further eroding naturally occurring
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affordable housing stock. Strengthening no-fault just causes for evictions
through higher relocation payments, longer eviction notice periods, and a right
for a tenant to return can be effective anti-displacement strategies. An
expanded just cause ordinance may also include evictions due to substantial
repairs and withdrawal from the rental market.

Local relocation assistance: Given both limited rental options and high
housing costs in Marin County, many displaced residents are forced to move
out of the County entirely. To address this, the County can adopt a local
relocation assistance provision that would require owners to provide financial
assistance to tenants if pursuing a no-fault termination. The County can also
consider requiring greater relocation assistance to special needs groups (e.g.,
seniors, disabled, female-headed households) and reasonable accommodation
for persons with disabilities.

Tenant commission: Typically, most land use policies and planning decisions
are made from the perspective of property owners and tenants lack a voice in
the planning process. A tenant commission or advisory committee may be an
avenue to bring policy discussions that highlight tenant interests to the County.
While the proportion of renter-occupied units in the County is growing, there is
currently no body within the County where their unique concerns can be
raised.

Right to Purchase: When tenants are being evicted due to condominium
conversion or redevelopment, offer first right to purchase to displaced tenants
to purchase the units.

Right to Return: When tenants are being evicted due to
rehabilitation/renovation of the property, offer first right to displaced tenants to
return to the improved property.

Tenant Bill of Rights: Adopt a Tenant Bill of Rights (TBR) that serves to
establish the standard that all Marin residents have the right to clean, safe and
secure housing. The TBR can include an extension of tenant protections to
subletters and family members, and mechanisms to address severe habitability
issues and market pressures, such as stronger protections for tenants from
eviction if they deduct repairs from rent. This provision would also provide anti-
retaliation protection for tenants that assert their rights.

Community or Tenant Right to Purchase (COPA/TOPA): Pursue
COPA/TOPA as a means to preserve affordability and mitigate potential
displacement impacts by offering community organizations or tenants the first
opportunity to purchase a residential building if the owner is selling.
COPA/TOPA policies offer community organizations or tenants the right to
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negotiate and collectively bargain.

In addition, the Marin Housing Authority (MHA) facilitates housing mobility and anti-
displacement for Housing Choice Voucher (HCV) recipients via the following policies:

» Portability: HCVs are portable across Public Housing Authority (PHA)
boundaries, including to different counties.

= Payment Standards: MHA petitions for higher payment standards using
market rents by ZIP Code, allowing HCV recipients to move to locations of their
choices with higher levels of subsidies.

= Continue to implement the County’s Landlord Registry
requirement.

» |n 2023, begin community outreach to discuss various
tenant protection strategies as outlined above. Study the
administrative and financial feasibility and relative
efficiency of each strategy.

Specific Actions » In 2024, based on the outcome of the community outreach
and Timeline and also assessment of feasibility, adopt appropriate
tenant protection strategies.

= Continue to work with Marin cities and towns to consider
similar policies.

* Annually work with Marin Housing Authority to promote
the use of HCVs, especially in High/Higher Resource and
higher income areas.

Primary

Responsible Housing
Departments

Funding Sources General Fund

Relevant Housing

Policies 4.1
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Program 32: Comprehensive Review of Zoning and Planning Policies

The County’s Development Code and planning policies have been incrementally
developed over time and may have inherited language rooted in segregation. The
County will conduct a comprehensive review of its zoning and planning policies to
remove discriminatory language or policies that may directly or indirectly perpetuate
segregation. This includes reviewing the use of the terms “single-family” residential
use, “protecting the character of the neighborhood,” and findings of conditional
approval in different regulatory documents.

» In 2024, conduct a comprehensive review of zoning and
planning policies and make appropriate revisions to
remove discriminatory language and policies.

Specific Actions
and Timeline

Primary

Responsible Housing, Planning, Building
Departments

Funding Sources General Fund

Relevant Housing

Policies 1.1 and 4.3

Program 33: Community Engagement and Regional Collaboration

Community Development Agency (CDA) outreach working group work with local
communities to obtain input on housing and community development issues,
especially to highlight areas that have historically been underserved or
underrepresented in these conversations.

The County will also conduct outreach and education to promote the need for and
benefits of additional housing in the unincorporated County, especially housing that
meets the diverse needs of all socioeconomic segments of the County residents.

In 2019, County staff reconvened a countywide working group of Planning Directors
and planning staff to encourage interjurisdictional collaboration on housing issues and
solutions, with a specific focus on responding to new state legislation to streamline
housing developments. The working group established common goals and
coordinated on housing legislation, planning, production, and preservation of existing
affordability. The working group meets once monthly and has evolved from briefings
and discussions regarding state housing legislation into collaboration on projects to
facilitate the development of more housing in Marin County. The working group
applied jointly for SB2 planning grants in the summer and fall of 2019 and has started
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to collaborate on these grant projects, including Objective Design and Development
Standards, an ADU Workbook and Website, and inclusionary housing program
updates. The group received funds from ABAG to work collaboratively on shared
Housing Element deliverables including translation dollars, Affirmatively Furthering
Fair Housing products, visualizations, and a countywide website.

The County will continue to have a leadership role to coordinate with other
jurisdictions within the County to expand housing opportunities throughout the
County, achieve consistency in policies, and collaborate on affordable housing
projects through the Housing Working Group. Specifically, the County has committed
to the following:

e Implementation of Housing Element programs: During implementation of the
2023-2031 Housing Element, the County, cities and towns will collaborate on
program implementation, especially those related to Affirmatively Furthering
Fair Housing and tenant protections, such as:

o Model ordinances: developing model ordinances to be considered by
the Board of Supervisors and City Councils.

o Outreach and community engagement: Conducting shared outreach
and community engagement.

e Housing Element Collaboration: Develop a deeper and more formalized
collaboration on the Housing Element in the future. This could include:

o One Housing Element: Develop one document with shared background,
outreach, programs and policies. This would provide consistency, save
funds and improve accessibility for stakeholders and housing
developers.

o Consider a Subregional approach: The County and cities and towns will
consider developing a subregional approach to meeting the Regional
Housing Need Allocation in the next housing element cycle.

o Shared consultants to conserve resources and develop more consistent
policies and programs, the County, cities and towns will seek to hire the
same consultants to prepare parts of the housing element, conduct
regional outreach and conduct any needed environmental review.

e Funding collaboration: explore ways to more effectively collaborate on shared
funding for affordable housing. This could include:

o Inclusionary policies: Developing more consistent policies and fees to
encourage and facilitate more affordable housing as part of new market
rate developments and increase funding for affordable housing.
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o Regional housing trust fund: Consider the establishment of a regional
housing trust fund which would make state applications more
competitive and lower the administrative burden for cities and towns.

o Community Development Block Funds: Continue to collaborate as an
entitlement community on using CDBG funds to fund affordable housing
and leverage other State and Federal Sources.

o Permanent Local Housing Allocation (PLHA): Continue to collaborate as
an entitlement community to use PLHA funds on housing-related
projects and programs that assist in addressing the unmet housing
needs of our local communities.

o The Bay Area Housing Finance Authority (BAHFA): Actively participate
and support the efforts of BAHFA to raise funds to help address
affordable housing and housing stability.

e Shared staffing: With the exceptions noted above, the County, and cities and
towns address most housing issues individually, and often with limited staff and
financial resources. Programs and policies in the Housing Element require
concrete goals and deliverables which will be difficult for smaller jurisdictions to
achieve with all of the other obligations associated with their work. Shared
staffing initiatives would encourage coordination and working together to tackle
the housing crisis on a larger scale through shared housing staff to provide
expertise and local knowledge to support affordable housing developers. This
would also result in consistency throughout the county and adoption of best

practices.
= By December 2023, develop a work plan and present to

the BOS to identify new geographic areas/populations for
outreach and establish a protocol for conducting outreach,

Specific Actions with coordinated efforts with County CDA.

and Timeline * |n 2023 and annually thereafter, continue working with the
regional working group on housing to coordinate and
collaborate on regional solutions to housing issues as
outlined above.

Primary

Responsible Housing, Planning

Departments

Funding Sources General Fund
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Relevant Housing

. 3.1,3.2,4.2,and 4.3
Policies

Affirmatively Furthering Fair Housing Action Matrix

The following table summarizes the County’s implementation actions to further fair
housing. Individual housing programs may have different impacts on furthering housing
choices. Fair housing actions are grouped into the five themes:

» Fair housing outreach and enforcement

= Housing mobility through expanded choices in housing types and locations
= New opportunities in high resource areas

» Place-based strategies for neighborhood improvements

= Tenant protection and anti-displacement

Housing programs are often implemented throughout the unincorporated areas.
However, individual programs may have targeted locations for specific actions,
increased outreach efforts, and/or priority for allocation of resources.

*» In 2027, conduct a mid-term review of the County’s
meaningful actions to affirmatively further fair housing as
outlined in the Action Matrix below, to determine the

Specific Actions effectiveness of the actions and strategies in expanding

and Timeline affordable housing choices for lower income and special

needs populations. If specific actions are not meeting the
intended goals and objectives, develop new or improved

strategies by July 2028.

Primary
Responsible Housing, Planning
Departments

Funding Sources General Fund

Relevant Housing

. 4.1,4.2,and 4.3
Policies
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Table H-5.2: AFFH Action Matrix

Program

Specific Commitment

Timeline

Geographic Targeting

Eight-Year Metrics

Housing Mobility

Program 4:
Accessory Dwelling Units

Develop a fair housing factsheet to be
included in the ADU application packet.

By December
2023

Dedicate an ombudsperson position to help
applicants navigate the pre-development
phase of ADU construction.

2023-2031

Throughout unincorporated
County, with emphasis in
High/Higher Resource
areas, as well as higher
income neighborhoods

280 ADUs or
JADUs; seek to
achieve 50 percent
of ADUs/JADUs in
High/Higher
resource areas and
higher income
areas and
Concentrated Areas
of Affluence

Program 6:

Efficient use of Multi-Unit
Land

Outreach to developers and property
owners to promote multi-unit housing
opportunities.

Annually
beginning in
2024

Throughout unincorporated
County

As part of facilitate
housing to meet the
County’'s RHNA,
create 800 units of
multi-unit housing
over eight years.
Seek to achieve
200 units (not
limited to RHNA) in
High/Higher
resource area and
higher income and
Concentrated Areas
of Affluence
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Table H-5.2: AFFH Action Matrix

Program

Specific Commitment

Timeline

Geographic Targeting

Eight-Year Metrics

Program 7:

Religious and Institutional
Facility Housing Overlay

Establish a Religious and Institutional
Facility Housing Overlay to extend the
provisions of Section 65913.6 to other
institutional and religious uses.

By December
2024

Throughout unincorporated
County, with emphasis in
High/Higher Resource
areas and higher income
neighborhoods

Create 150
affordable units
within the Overlay,
including 100 units
in High/Higher
Resource areas
and higher income
neighborhoods and
Concentrated Areas
of Affluence

Achieve 25 percent

Program 8:

o gl Cod g;ﬁgiectzinéi\z?ge:szm?)Tac\?adrieeto of By December Throughout unincorporated | of affordable

Aeve mee?t ode e P y 2023 County housing for special
mendments g types. needs populations

Program 13: _ , L ,

R bl Offer expedited review and approval of Beginning in Throughout unincorporated Not applicable
easonable Reasonable Accommodation requests. 2023 County PP

Accommodation

N _ _ Study in 2024

Program 14: Study policies and/or incentives to

Uni | D. , y encourage requirements for universal . Throughout unincorporated | Increase accessible
niversal Liesign an design and visitability, and develop them by | Develop policies/ | coynty units by 10 percent

Visitability incentives by

2025 for implementation.

2025
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AFFH Mobility Actions:

Employ a variety of additional strategies to
promote housing choices and affordability,
including but not limited to:

Alternative Land Use Strategies:
The County will explore and pursue
alternative land use strategies and
make necessary amendments to
zoning or other land use
documents to facilitate a variety of
housing choices, including but not
limited to missing middle zoning in
addition to SB 9 such as SB 10,
adaptive reuse, more than one
JADU per structure, acquiring and
adding affordability to existing
structures and upzoning. For
example, see Program 4:
Accessory Dwelling Units, Program
6: Efficient Use of Multi-Unit Land
and Program 7: Religious and
Institutional Facility Housing
Overlay, Program 26: low Market
Rate (BMR) Homeownership
Program.

Housing Choice Vouchers (see
Program 31: Tenant Protection
Strategies)

Home Share (see Program 17:
Housing for Seniors)

2023-2031

Conduct mid-
term review in
2027 and adjust
strategies as
necessary

High/Higher Resource
areas and higher income
neighborhoods and 200 units
concentrated areas of
affluence
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Table H-5.2: AFFH Action Matrix

Program

Specific Commitment

Timeline

Geographic Targeting

Eight-Year Metrics

¢ Inclusionary Housing (Program 24)

e Short-Term Rentals (Program 18)
to preserve housing units for
permanent residential use

e Vacant Home Tax (Program 19) to
discourage unoccupied housing
units and increase revenue for
affordable housing

Program 15:

Housing for Farmworkers
and Hospitality Workers

Develop strategies for addressing
farmworker and hospitality worker housing,

By December
2025

Throughout unincorporated
County, with a focus in
higher resource areas

Increase housing
for these
employees by 20
percent

Identify locations that may be appropriate

Program 16: as Project Homekey sites and conduct Throughout unincorporated :
_ . , In 2023 Develop 20 units
Project Homekey outreach to interested nonprofit County
developers to pursue funding from HCD.
Explore expansion of home match Increase home
Program 17: services to help match over-housed Throughout unincorporated
, , . . : : In 2023 matches by 20
Housing for Seniors seniors with potential lower income County percent

tenants.
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Table H-5.2: AFFH Action Matrix

Program

Specific Commitment

Timeline

Geographic Targeting

Eight-Year Metrics

Develop incentives and development
standards to facilitate various senior

Throughout unincorporated

Increase senior

housing options (such as senior In 2024 housing units by 20
. : County
apartments/homes, co-housing, assisted percent
living, etc.).
Program 21: Provide support for households to make Throughout unincorporated | Assist 48
o _ L Annually
Rehabilitation Assistance | accessibility improvements. County households
Program 26: Provide support for first-time low and : Mglntaln 90 BMR
. Throughout unincorporated | units but pursue to
Below Market Rate (BMR) | moderate income homebuyers to purchase | Annually .
. County increase affordable
Homeownership Program | a home at below-market value. .
homeownership
. Increase the use of
| Throughogt unlncorpgrqted HCV in High/Higher
Program 31: , County, with emphasis in
, Work with MHA to promote the use of o Resource areas by
Tenant Protection Annually High/Higher Resource
. HCVs. : . 20 percent over
Strategies areas and higher income .
neiahborhoods eight years (over
9 baseline 2023)
Develop model ordinances to facilitate Increase affordable
affordable housing development and tenant housing
Program 33: protection to be considered by the Board of Throughout the County, construction
Community Outreach and | Supervisors and City Councils. Annually including in High Resource | throughout the

Regional Collaboration

Conduct shared outreach and community
engagement.

communities

County, especially
in High Resource
communities
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Table H-5.2: AFFH Action Matrix

Program

Specific Commitment

Timeline

Geographic Targeting

Eight-Year Metrics

New Opportunities in High Resource Areas

Program 4:
Accessory Dwelling Units

Pursue and allocate financial incentives to
support ADU construction with the annual
goal of assisting 5 lower income
households with ADU construction or deed
restricting 5 ADUs as affordable housing.

Annually

Throughout unincorporated
County, with emphasis in
High/Higher Resource
areas and higher income
neighborhoods (including
Racially Concentrated

Seek to achieve 50
percent of
ADUs/JADUs in
High/Higher
Resource areas
and higher income
neighborhoods and
Concentrated Areas

of Affluence
Areas of Affluence)
40 ADUs as
affordable housing
. Develop a fair housing factsheet to be By December Throughout unincorporated | Achieve 40 SB 9
Program 5: . . o . . . .
included in the SB 9 application packet. 2023 County, with emphasis in | permits over eight
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Table H-5.2: AFFH Action Matrix

Program Specific Commitment Timeline Geographic Targeting  Eight-Year Metrics
SB 9 Mapping Tool High/Higher Resource years, with the goal
Develop and implement an online mapping areas and higher income of achieving 50
tool that will identify areas in the neighborhoods percent in
unincorporated area that are eligible to use High/Higher
SB 9. ngaecember Resource areas
Develop outreach materials on SB 9 and higher income
opportunities and distribute via multi-media neighborhoods and
platforms. Concentrated Areas
of Affluence
Create 150
affordable units
: within the Overlay,
P . Establish a Religious and Institutional Throughogt umncorpgrgted including 100 units
rogram 7: . ) County, with emphasisin | . .~
. o Facility Housing Overlay to extend the By December o in High/Higher
Rellglous a”‘? Institutional provisions of Section 65913.6 to other 2024 H|gh/H|gherl Reso.urce Resource areas
Facility Housing Overlay institutional and religious uses. argas and higher income and higher income
neighborhoods

neighborhoods and
Concentrated Areas
of Affluence
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2023-2031 Housing Element

Table H-5.2: AFFH Action Matrix

Program

Specific Commitment

Timeline

Geographic Targeting

Eight-Year Metrics

Modify the Inclusionary Housing program to

Increase affordable
housing by 500
units with a target of
25 percentin

Progr?m 24 , expand affordability ranges and to comply | By 2023 Throughout unincorporated High/Highest
Inclusionary Housing with State law County Resource, higher
income and
concentrated areas
of affluence
Funding collaboration: explore ways to
more effectively collaborate on shared
funding for affordable housing. This could
include: Increase affordable
e Inclusionary policies housing
Prograrm .33' e Regional housing trust fund construction
Community Outreach and By 2024 Throughout the County throughout the

Regional Collaboration

Community Development Block
Funds

Permanent Local Housing
Allocation

Bay Area Housing Finance
Authority

County, especially
in High Resource
communities

264 Marin Countywide Plan



2023-2031 Housing Element

Table H-5.2: AFFH Action Matrix

Program

Specific Commitment

Timeline

Geographic Targeting

Eight-Year Metrics

Place-Based Strategies for Neighborhood Improvements

Program 10:
Objective Development Establls.h quect|ve development standards | By December Rural communities Development Code
Standards for Off-Site for off-site improvements 2025 amended
Improvements

Develop standards for multi-unit

development in septic areas. Study in

Initiate a study to identify alternative 2022/2023 3 .
Prog.ram 12: . approaches to sewage disposal (e.g., Rural co'm'mumtles, WI’[Ih Development Code
Septic for Multi-Unit package plants, community systems, Undate emphaqs in West Mann, omended
Housing incinerator toilets, etc.). Upon completion mrt)atho doloav b Greenpoint-Blackpoint

of the study, update by 2024 the gy by

. , 2024

County’s methodology for calculating

septic capacity.
Program 27: Subject to funding availability, establish Marin City and areas along Create 100 :
C i additional CLTs in other CPAs 2023-2031 City Centered Corridor affordable units

ommunity Land Trust : y through CLTs
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2023-2031 Housing Element

Table H-5.2: AFFH Action Matrix

Program

Specific Commitment

Timeline

Geographic Targeting

Eight-Year Metrics

Initiate Marin City Community Plan, with the

Initiate in 2023
with adoption in

Marin City West Marin
communities of Tomales
and Bolinas, and Santa

goal of adopting the plan by 2025 and 2025 and .
: : .. | Venetia, as well as other
employ a variety of place based strategies | annually commit areas where there are high
toward community revitalization that and pursue concentrations of g
includes outreach, planning and investment | funding and affordable housing and/or
Program 29: other resources . g
lower income households
Place-Based Planning and : :
Neighborhood Neighborhoods with
Improvements concentrations of lower
Pursue public improvement projects in :zzﬁgﬁl h_oltj/l:i::]ogi’_ West
communities with higher concentration of .g. s
Annually Novato; West Marin

low income households as outlined in
program description

communities of Tomales
and Bolinas; Santa
Venetia; and Stinson
Beach

Pursue at least 24
improvement
projects over eight
years

In collaboration with
targeted
communities,
establish priorities
and metrics and
incorporate into
mid-term evaluation
and make
adjustments as
appropriate

Tenant Protection and Anti-Displacement

Program 3:
Replacement Housing

Update Development Code to address
replacement requirement

By December
2022

Throughout unincorporated
County

Development Code
amended

266 Marin Countywide Plan



2023-2031 Housing Element

Table H-5.2: AFFH Action Matrix

Program

Specific Commitment

Timeline

Geographic Targeting

Eight-Year Metrics

Program 15:

Housing for Farmworkers
and Hospitality Workers

Develop strategies for addressing
farmworker and hospitality worker housing.

By December
2025

Throughout unincorporated
County, with emphasis in
West Marin

Increase housing
dedicated for
farmworkers or
hospitality workers

by 20 percent
|dentify locations that may be appropriate
Program 16: as Project Homekey sites and conduct Throughout unincorporated | Develop 20 Project
. . , In 2023 .
Project Homekey outreach to interested nonprofit developers County Homekey units
to pursue funding from HCD.
Throughout unincorporated
Program 18: Evaluate and adopt strategies for regulating County, W.Ith emphasis in Development Code
Short-Term Rental short-term rentals In 2023 West Marin where a larger amended
or-erm rentas ' number of units are being
used as vacation rentals
Study the feasibility of a vacant home tax
as a strategy to discourage unoccupied Study in 2024
Program 19: housing units and increase revenue for Throughout unincorporated | Issue placed on

Vacant Home Tax

affordable housing.

If appropriate, pursue ballot measures to
establish tax.

Pursue ballot in
2025

County

Ballot

Program 20:

Monitoring of Rental
Housing

Expand Landlord Registry requirements to
cover all rental units in the unincorporated
County.

In 2024

Throughout unincorporated
County

Collect accurate
rental data
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2023-2031 Housing Element

Table H-5.2: AFFH Action Matrix

Program

Specific Commitment

Timeline

Geographic Targeting

Eight-Year Metrics

Program 23:

Preservation of At-Risk
Housing

Monitor status of at-risk projects with the
goal of preserving 100% of at-risk units

Annually

Throughout unincorporated
County, with emphasis in
Marin City and Santa
Venetia

Preserve 128 at-risk
rental units

Preserve 102
mobile home park
units

Program 31:

Begin community outreach to discuss
various tenant protection strategies and
adopt appropriate tenant protection
strategies.

Begin outreach
in 2023

Adopt strategies
in 2024

Throughout unincorporated
County, with emphasis in
Marin City and West Marin
where risk of displacement
is high

Tenant protection
strategies adopted

Tenant Protection
Strategies

Work with MHA to promote the use of
HCVs.

Annually

Throughout unincorporated
County, with emphasis in
High/Higher Resource
areas and higher income
neighborhoods

Increase the use of
HCV in High/Higher
Resource areas by
20 percent over
eight years (over
baseline 2023)
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2023-2031 Housing Element

Table H-5.2: AFFH Action Matrix

Program

Specific Commitment

Timeline

Geographic Targeting

Eight-Year Metrics

Fair Housing Outreach and Enforcement

Assist an average of 50 residents
annually with tenant/landlord dispute

Throughout unincorporated

resolution, and fair housing inquiries and Annually County Assist 400 residents
investigations.
Program 30:
Fair Housing Outreach and | Increase fair housing outreach to
Enforcement Homeowners Associations, realtors, Beginning in Throughout unincorporated
property managers, and brokers, as well as | 2023 and County, with emphasisin | Conduct 40
individual property owners (such as single- | annually West Marin, Marin City, outreach events
unit homes, duplex/triplex units, and ADUs | thereafter and Santa Venetia
used as rentals).
Tenant profile of
affordable housing
Throughout unincorporated projects with :
. . targeted population
o , . County, with emphasis in .
Implement Affirmative Fair Housing . o matching or
) : West Marin, Marin City, .
Marketing Plan (AFHMP) for affordable Ongoing ) exceeding the
. . and Santa Venetia, and .
housing projects. proportion of the

other lower income
neighborhoods

housing market
area or expanded
housing market
area
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2023-2031 Housing Element

Table H-5.2: AFFH Action Matrix

Program

Specific Commitment

Timeline

Geographic Targeting

Eight-Year Metrics

Program 32:
Comprehensive Review of
Zoning and Planning
Policies

Conduct a comprehensive review of zoning
and planning policies to remove
discriminatory language and policies.

In 2025

Throughout unincorporated
County

Not applicable

Program 33:

Community Engagement
and Regional Collaboration

Develop a work plan and present to the
BOS to identify new geographic areas/
populations for outreach and establish a
protocol for conducting outreach, with
coordinated efforts with County CDA.

By December
2023

Throughout unincorporated
County, with emphasis in
West Marin, Marin City,
and Santa Venetia

Conduct 40
outreach events
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2023-2031 Housing Element

Quantified Objectives

For the 2023-2031 planning period, the County has established quantified objectives
for construction, preservation, and rehabilitation of housing in the unincorporated
areas. Pursuant to State law, quantified objectives can be established based on trends

and available resources.

Table H-5.3: Summary of Quantified Objectives (2023-2031)

Extremely Above
RHNA 550 550 634 512 1,323 3,569
New Construction 50 200 250 200 500 1,200
Rehabllltatlon 28 50 50 198
Assistance
Preservation of At- 57 58 115 930

Risk Housing
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Marin HESE - Engagement & Outreach Activities SUMMARY

Note: Due to public health restrictions on public gathering related to the Covid-19 pandemic, activities that required people to gather in person such as workshops,
hearings, and focus groups were conducted on-line using Zoom video conferencing.

Activities listed in chronological order

Elements

unincorporate

Activity Time Target Summary Translation / Results / Feedback Participation Metrics
Period Audience Interpretation
Provided
Dedicated webpage | Ongoing All Serves as significant Spanish Low-cost efficient way
outreach tool to publicize translation of to communicate and
activities and host key activities host documents and
supporting documents on-line tools
County email Ongoing All Participants can sign-up to Spanish Participants received
notification service receive automatic translation of regular notifications
notification when new outreach through out process
materials are posted on activities
website and when outreach
activities are happening
Email and Ongoing All Throughout the process, Provided customized 355 emails received related
telephone County staff received assistance to any to sites
communications comments and responded to requestor. Also, it
with County staff questions through phone provided an opportunity
and email for those to comment
without using any of the
tools or participating in
a workshop or hearing.
Social Media Ongoing All County used Facebook, Spanish Actively promoted
Next Door and related workshops, hearings
platforms to promote and digital surveys
outreach activities
Outreach Flyers Before All Flyers were posted at Spanish Flyers helped to
outreach neighborhood hubs and reached those who
activities bulletin boards don’t use or don’t have
access to technology
Focus Groups with | Aug - Sept AFFH Engaged CBOs who Qualitative information | - 17 CBO’s Invited
following groups: 2021 audiences: represent AFFH populations about housing needs, - 14 CBO’s Attended
-CBOs (2 sessions) barriers and challenges.
-Homeowners (1 - Low- Recruited and screened Participants also Participating CBO’s provide
session) income residents who represented responded to questions | service to seniors, people
-Low-income - Minorities specific demographic groups related to emergency with disabilities, low-income,
residents (1 - People with | that input was needed from preparedness and and minority adults and
sessions) disabilities concerns regarding families
-West Marin natural hazards to
Collaborative inform the Safety -14 Resident Participants
-County of Marin Element. Recruitment Results:
Employee Affinity 8 were renters
Groups 6 were owners
4 said they speak a second
language at home (3
Spanish, 1 Cantonese)
Total household income
before taxes
2 selected Less than
$25,000
2 Prefered not to say
County of Marin Employee
Affinity Groups included:
-MCOLE (Marin County
Organization of Latino
Employees)
-COMAEA (County of Marin
African-American
Employees Association)
-MAPLE (Marin Asian
American Public Local
Employees)
Community Sept 22, All Focused on introducing the | Spanish & Initial feedback about 176 registrants
Workshop #1 2021 Housing Element. Also Vietnamese issues and concerns 82 participants
introduced the Safety -Spanish
Element speakers were Polling results:
present but 30 were owners
Zoom does not 16 were renters
provide a count
by language,
We added the
Language
request
question in
registration as a
result.
Marin County Monthly Represent All
Housing and Safety areas of




Activity Time Target Summary Translation / Results / Feedback Participation Metrics
Period Audience Interpretation
Provided
Stakeholder d County.
Committee Members
also include:
-Young adult
under 24
-Older adults
non-White
groups,
including
Black/African
American and
American
Indian/Native
American
-Without
permanent
housing
Postcard mailing Nov 2021 All Postcard mailed to 22,000 Spanish & The mailing served to 22,000 mailed
households to introduce the | Vietnamese reach households in a
HE and promote outreach (included QR manner that didn’t
activities code and require technology and
directions in catch the attention of
Spanish & those who are on-line
Vietnamese so | but were not aware of
recipient could | the process. The mailer
get complete also provided a phone
information in contact for those who
their preferred do not have access to
language. or don’t use online
tools.
Community Nov 22, All Workshop focused on Safety | Spanish & County received 84 registrants
Workshop #2 2021 Element and explained how | Viethamese substantial input on 31 participants
the County would respond to | -4 registrants participant issues and
natural hazards. These requested concerns. Polling:
issues were prominent in Spanish 10 were homeowners
comments received related 5 were renters
to and informed the housing
element.
Joint Session / Dec 7, 2021 | All Presented HE, RHNA Spanish BOS/PC input yielded
Board of numbers and initial outreach guiding principles that
Supervisors & findings were used to inform the
Planning identification of
Commission potential sites.
Consider-it Forum Nov - Dec All Collected input about Included Many concerns about
2021 people’s safety concerns translation limited housing were
and preparedness for option through linked to safety issues
responding to natural Google such as emergency
hazards and extreme translate evacuations. Input
weather. validated and further
described the concerns
people expressed
during HE events
Digital Housing Oct - Dec All Collected input about Spanish Brief survey was 626 responses in English
Needs Survey 2021 housing needs translation and | designed to collect 22 responses in Spanish
outreach input on housing needs
and collect input with
those with limited time
to participate.
Print version of Oct - Dec -Seniors Collected input about Spanish Brief survey was 102 responses in English
Housing Needs 2021 -People with housing needs. Surveys translation and | designed to collect 68 responses in Spanish
Survey disabilities were distributed through outreach. Paper | input on housing needs
-Paratransit community groups with the surveys were and collect input with
users largest distribution achieved | distributed by a | those with limited time
-Low-income | by a paratransit provider. paratransit to participate and no
& without County staff also attended provider which | access to technology.
digital access | several in-person events to helped reach
share and discuss the people with
survey. disabilities
Public Hearing - Jan 11, All Provided opportunity to Received comments to | 16 participants
CEQA Scoping 2022 comment on scope of inform scoping
Meeting environmental document.
Sites Road Shows | Jan - Feb All Presented “roadshow” of Spanish Along with introducing 460 participants
2022 Minority Housing Element Interpretation BA as a tool,
residents information and sites to provides at participants were given
Low- multiple neighborhoods, West Marin, multiple options to
income including: Santa provide comments. The
Farmworker | - Kentfield (Kentfield Venetia/Los Road Shows allowed
S Planning Advisory Board | Ranchito, participants to ask
Seniors meeting) Unincorporated | questions and comment
People with | - Tamalpais Valley Novato and on sites in their specific
disabilities (Tamalpais Valley Marin City Road | geographic area.

Design Review Board)
- Strawberry (Strawberry
Design Review Board)
- Lucas Valley and
Marinwood

Shows




Activity Time Target Summary Translation / Results / Feedback Participation Metrics
Period Audience Interpretation
Provided
- Santa Venetia and Los
Ranchitos
- Marin City (Community
Conversations meeting)
- West Marin
- Unincorporated Novato
- Follow-up meeting in
San Geronimo Valley
(West Marin) and
Atherton
(unincorporated Novato)
- Follow-up meeting in
Tomales and another in
San Geronimo Valley (In
May)
Community Jan 20, All -Informed the community Spanish, Introduced potential 209 registrants
Workshop #3 2022 about the planning process | Streamed to housing sites and 103 participants
for achieving County Youtube described the process
housing goals and the Site -5 Registrants that would be used to Polling:
Selection Process requested narrow the sites to 60 were homeowners
-Provided an opportunity for | Spanish achieve the RHNA goal. | 8 were renters
participants to share their
input on the site selection
process.
-Introduced digital tool used
to receive input on specific
sites.
Joint Session / Mar 1, 2022 | All Presented initial sites and Spanish Process started with the
Board of scenarios based on guiding identification of sites
Supervisors & principles, technical analysis that would far exceed
Planning and public input. the RHNA to allow for
Commission substantial community
input.
Joint Session / Mar 15, All Presented revised scenarios | Spanish BOS/PC provided input | More than 40 people made
Board of 2022 for BOS/PC consideration on preferred BOS/PC public comments
Supervisors & and public input.. members and public
Planning provided additional
Commission feedback to inform
refinements..
Balancing Act (BA) | Feb-March | All BA Platform Open for Input | Spanish Receive input on 2,925 page views
2022 preferred housing sites | 143 completed submittals
to meet the RHNA
Balancing Act Mar 2022 All Staff provided on-line Provided assistance to
Office Hours evening office hours to anyone needing help
assist people who needed with the BA platform
help with BA, Office hours
were promoted during the
Road Shows along with the
channels used to promote
BA
Digital Atlas March 2022 | All County produced a digital Included Provided more detailed
mapping tool, the Atlas, that | translation information for people
provided information about option through [ to consider as they
community demographics Google comment on potential
and natural hazards - which | translate housing sites.
were key concerns identified Participants could also
in many of the comments submit site comments
received. using the Atlas.
Community Mar 29, All Described the role that Spanish 181 registrants
Workshop #4 2022 policies and programs play 112 participants
in the HE. Solicited input on
policy topics including tenant Polling:
protections and programs to 58 were homeowners
serve special populations 13 were renters
including farmworkers,
seniors and people with
disabilities
Community April 5, All Provide an overview of the Spanish 55 registrants
Workshop #5 2022 Safety Element update 32 participants
process.
Discuss new climate change Polling:
and resiliency planning 16 were homeowners
goals and policies 2 were renters
Present key issues and
policies for discussion
Joint Session / April 12, All Part 1: Received direction Spanish Input informed list of
Board of 2022 on sites included in HE. sites for use in the
Supervisors & Part 2: Received direction environmental impact
Planning on policies and programs analysis.
Commission
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Facebook posts

Marin County Government .
September 3, 20271 - Q@
The County is preparing to update a long-term plan to meet housing needs and plan for public
safety in the unincorporated areas of the county. Public feedback will be a key component of the

plan's development. There's an online workshop all set for September 22. Join us!
https://www.marincounty.org/.../cda-housingsafetyelements...

Join us for an online community meeting
on September 22, 2021.

Join the County of Marin for an interactive online, solution-orient
community meeting to discuss the upcoming Housing and Safety
Elements updates for the upcoming 2023-2031 cycle. This will be tt
first in a series of community workshops that will be scheduled
throughout the planning process.

The meeting will take place on Zoom on Wednesday September 2
2021 from 6:00-8:00 P.M. There will be live Spanish translation.

Register for this meeting at E
https://tinyurl.com/MarinHousing 3
andSafetyRSVP

or scan this QR code:

www.MarinCounty.org/HousingSafetyElements

For disability accommodations please phone (415) 473-7309 (Voice), CA Relay 711, or e-mail
HousingElement@MarinCounty.org at least five business days in advance of the event. The Cou
will do its best to fulfill requests received with less than five business days' notice. Copies of
documents are available in alternative formats, upon request.
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Marin County Government e
September 19, 2021 - Q@
Shape the future of housing and plan for climate change in your community. Join us Wednesday

for an interactive onling, solution-oriented, community meeting to discuss the upcoming Housing
and Safety Elements updates for the 2023-2031 cycle.

This will be the first in a series of community workshops that will be scheduled throughout the
planning process. Topics for discussion include:

+ Housing needs and conditions, especially for low and moderate-income housing

+ Climate ch... See more

Shape the
future of
housing and
plan for climate
change in your
community.

Join us for an online community meeting
on September 22, 2021.

Join the County of Marin for an interactive online, solution-oriented,
community meeting to discuss the upcoming Housing and Safety
Elements updates for the upcoming 2023-2031 cycle. This will be the
first in a series of community workshops that will be scheduled
throughout the planning process.

The meeting will take place on Zoom on Wednesday September 22,
2021 from 6:00-8:00 PM. There will be live Spanish translation.

Register for this meeting at
https://tinyurl.com/MarinHousing
andSafetyRSVP

or scan this QR code:

HOCUSING

AFETY www.MarinCountv.ora/HousinaSafetvElements

Determine el
futuro de las
viviendas y
haga planes
para el cambio
climatico en su
comunidad.

Unase a nosotros en una reunion comunitaria
en linea el 22 de septiembre de 2021.

Unase al Condado de Marin en una reunién comunitaria e interactiva
en linea, orientada a soluciones, para hablar sobre las proximas
actualizaciones de Elementos de Vivienda y Seguridad para el proximo
ciclo 2023-2031. Este sera el primero de una serie de talleres
comunitarios que se programarén durante el proceso de planificacién.

La reunion sera en Zoom el miércoles 22 de septiembre de 2021
desde las 6:00 hasta las 8:00 p. m. Habra traduccion al espafiol en
vivo.

Registrarse aqui E
https:/itinyurl.com/MarinHousing 3
andSafetyRSVP |:s

o escanea este codigo QR: [m]

MARIN COUNTY

www.MarinCounty.org/HousingSafetyElements
2 Shares

() Comment ¢ Share & -



https://www.facebook.com/profile/100064869930631/search/?q=housing

Facebook posts

Marin County Government e
October 26, 2021 - @

Share your opinion to shape the future of housing and climate resilience in your community.

The County of Marin is in the process of updating the Housing and Safety Elements of the
Countywide Plan (the County's General Plan). The Countywide Plan serves as the guiding vision
for the future of unincorporated Marin. Use the County's jurisdiction look-up tool to determine if
you live in a city or town or the unincorporated area.

*» Short survey: https://www.surveymonkey.com/r/... See more

We want to hear from you!
ijQueremos escuchar su opinién!
Chuing t6i muén nghe y kién cta ban!

Visit our website!
Visite nuestro sitio web!
Truy cap trang web cuia chiing toil

0 See how the average temperature in your area is changing. %
Explore Climate Science Info

(o ]

oY Like (0 Comment 2> Share & -

Marin County Government -
: November 29, 2021 - Q

Where should #MarinCounty plan for more housing in the future? We need to plan for the
unincorporated sections of the county over the next decade or so. Planners will seek guidance
from a joint session of the Planning Commissioners and Board of Supervisors on December 7
about the guiding principles for the site selection process coming up next year.
https://www.marincounty.org/.../cda-housingprinciples-112921

9 Comments 2 Shares

=

Q08
oy Like

(J Comment &> Share


https://www.facebook.com/profile/100064869930631/search/?q=housing

Facebook posts

Marin County Government . e Marin County Government -
> January 12- Q@ W April7-Q

On Tuesday April 12th, the Board of Supervisors and Planning Commission will meet on two

How would you like to help us strategize about potential new housing locations in the
Housing Element related items:

unincorporated sections of #MarinCounty? It's a big job coming up. Here's your invitation.
Meeting is 1/20. 2:00pm Housing programs and policies: The Board and Commission will review and provide
https://www.marincounty.org/../housing-and-safety-elements feedback on staff recommendation for programs and policies in the Housing Element. You can
review the board packet for this item for more information. Additional information is available on
the County's Housing and Safety Elements Programs and Policies webpage.
Create your own Housing Plan!
jCrea un Plan de Vivienda!
Join the County for an online interactive workshop on
Thursday January 20th from 6-8 PM to learn how to

use Balancing Act, a mapping tool to strategize housing
locations. There will be live Spanish translation.

5:00pm ... See more

Shape the future
of and
.~ | plan for

Unase al condado para un taller interactivo en linea el

jueves 20 de enero de 6 a 8 PM para aprender a usar

“Balancing Act”, un ejercicio de mapeo para disefar

estrategias de lugares para la vivienda. Habra

traduccion simultanea en espafiol. CORRTY Of AN

Register here | Registrarse aqui:

Ww ur. {ousingar
or scan this QR code / 0 escanee este codigo QR.

[s] % [u]

in your
FLEMENTS | community.

www.MarinCounty.org/ »
HousingSafetyElements ‘ SN

(& I 1 Share

o Like (J Comment #> Share @~ oy Like (D Comment /> Share ev



https://www.facebook.com/profile/100064869930631/search/?q=housing

Facebook posts

Marin County Government »ea
April 16- @

After accepting more input about long-term housing plans for Marin County’s unincorporated
areas, the Marin County Community Development Agency (CDA) is submitting a list of properties
to a consulting firm to begin environmental analysis to identify the best places for future housing.
A joint session of the Board and Planning Commission is tentatively set for June 14 for a public
review of the programs and policies pertion of the Housing Element update. In August, a draft
of... See more

1 Share

o Like (D comment A Share -

11


https://www.facebook.com/profile/100064869930631/search/?q=housing

Shape the Join us for an online community meeting
future of on September 22, 2021.

hOUSi ng and Join the County of Marin for an interactive online, solution-oriented,

_ community meeting to discuss the upcoming Housing and Safety
plan for climate Elements updates for the upcoming 2023-2031 cycle. This will be the

first in a series of community workshops that will be scheduled

Change In yOUI' throughout the planning process.
community.

The meeting will take place on Zoom on Wednesday September 22,
2021 from 6:00-8:00 P.M. There will be live Spanish translation.

MARIN COUNTY Register for this meeting at EI :

https:/[tinyurl.com/MarinHousing

- andSafetyRSVP
HOUSING or scan this QR code: [m]
& SAFE | Y www.MarinCounty.org/HousingSafetyElements
E LEME NTS For disability accommodations please phone (415) 473-7309 (Voice), CA Relay 711, or e-mail
HousingElement@MarinCounty.org at least five business days in advance of the event. The County

will do its best to fulfill requests received with less than five business days’ notice. Copies of
documents are available in alternative formats, upon request. 12




Determine el
futuro de las
viviendas y
haga planes
para el cambio
climatico en su
comunidad.

MARIN COUNTY

HOUSING

& SAFETY
ELEMENTS

Unase a nosotros en una reunion comunitaria
en linea el 22 de septiembre de 2021.

Unase al Condado de Marin en una reunion comunitaria e interactiva
en linea, orientada a soluciones, para hablar sobre las proximas
actualizaciones de Elementos de Vivienda y Seguridad para el proximo
ciclo 2023-2031. Este sera el primero de una serie de talleres
comunitarios que se programaran durante el proceso de planificacion.

La reunion sera en Zoom el miercoles 22 de septiembre de 2021
desde las 6:00 hasta las 8:00 p. m. Habra traduccion al espanol en
VIVO.

https://tinyurl.com/MarinHousing
andSafetyRSVP

o escanea este cédigo QR: [u]

www.MarinCounty.org/HousingSafetyElements

Para adaptaciones por discapacidad, por favor llame a (415) 473-7309 (Voz), Servicio de Retransmision
de CA 711, o envie un correo electronico a HousingElement@MarinCounty.org al menos con cinco dias
habiles de anticipacion al evento. El Condado hara su mejor esfuerzo para satisfacer las solicitudes
recibidas con menos de cinco dias habiles de antelacion. Hay copias de los documentos dnspnmbiea en
formatos alternativos, previa solicitud.



Dinh hinh
tuwong lai cua

F

nha & va lap ké
hoach cho bién
doéi khi hau
trong cong
dong quy vi.

MARIN COUNTY

» -

HOUSING

& SAFETY
ELEMENTS

Tham gia cudéc hop cong dong truc tuyén cung
chung toi vao ngay 22 thang 9 nam 2021.

Tham gia cuéc hop cong dong tuong tac truc tuyén hudng dén giai
phap cung Quan Marin dé thao luan nhing noi dung cap nhat vé Nha O
va Cac Yéu To An Toan (Housing and Safety Elements) sap t6i cho giai
doan 2023-2031 t6i day. Day sé la hoi thao dau tién trong chudi cac hoi
thao cong dong sé duagc lén lich té chuc trong suét qua trinh lap ké
hoach.

Cuoc hop sé dien ra trén Zoom vao Thu Tu, ngay 22 thang 9 nam

2021, tu 6 gic chiéu dén 8 gid toi.
Piang ky 6 day [m]s
https://tinyurl.com/MarinHousing 3 H:
andSafetyRSVP

hodc quét ma QR nay: [m]

www.MarinCounty.org/HousingSafetyElements

Pé nhan duoc hé trg khuyét tat, vui long goi dién thoai dén sé (415) 473-7309 (Giong noi), Dich vu
théng qua nguai trung gian tai s6 CA 711, hoac e-mail HousingElement@MarinCounty.org it nhat
nam (5) ngay tru'de su kién. Quan hat sé c6 gang hét siic dé dap ung cac yéu cau it hon nam ngay
lam viéc nhu da thong bao. Cac ban sao tai liéu déu co san & dang thuc thay thé, theo yéu cau cla
quy Vi.



MARIN COUNTY

Shape the future
of housing and
plan for climate

HOUSING

& SAFETY change In your
ELEMENTS | community.

Join us for an online community
meeting on September 22, 2021.

aps=

Join the County of Marin for an interactive online,
solution-oriented, community meeting to discuss the
upcoming Housing and Safety Elements updates for the
upcoming 2023-2031 cycle. This will be the first in a series
of community workshops that will be scheduled
throughout the planning process.

The meeting will take place on Zoom on Wednesday
September 22, 2021 from 6:00-8:00 P.M. There will be
live Spanish translation.

Register for this meeting at |:|: 'ﬁu o
https://tinyurl.com/MarinHousing I"::-F. -

andSafetyRSVP

. I ;
or scan this QR code: intg-il‘

www.MarinCounty.org/HousingSafetyElements

For disability accommodations please phone (415) 473-7309 (Voice), CA Relay 711, or
e-mail HousingElement@MarinCounty.org at least five business days in advance of the
event. The County will do its best to fulfill requests received with less than five business
days’ notice. Copies of documents are available in alternative formats, upon request.



MARIN COUNTY

Determine el futuro
de las viviendas y

haga planes para el
cambio climatico en
suU comunidad.

HOUSING

& SAFETY
ELEMENTS

Unase a nosotros en una reunién comuni-
taria en linea el 22 de septiembre de 2021.

ape=

Unase al Condado de Marin en una reunién comunitaria e
interactiva en linea, orientada a soluciones, para hablar
sobre las proximas actualizaciones de Elementos de
Vivienda y Seguridad para el proximo ciclo 2023-2031.
Este sera el primero de una serie de talleres comunitarios
que se programaran durante el proceso de planificacion.

La reunion sera en Zoom el miércoles 22 de septiembre
de 2021 desde las 6:00 hasta las 8:00 p. m. Habra
traduccion al espanol en vivo.

Registrarse aqui f 1

https://tinyurl.com/MarinHousing A

andSafetyRSVP '_I Al
o escanea este codigo QR: 'E:H..!l-t“_'ﬂ
- =

www.MarinCounty.org/HousingSafetyElements

Para adaptaciones por discapacidad, por favor llame a (415) 473-7309 (Voz), Servicio de
Retransmision de CA 711, o envie un correo electronico a HousingElement@MarinCounty.org al
menaos con cinco dias habiles de anticipacion al evento. El Condado hara su mejor esfuerzo para
satisfacer las solicitudes recibidas con menos de cinco dias habiles de antelacion. Hay copias de
los documentos disponibles en formatos alternativos, previa solicitud. 0



MARIN COUNTY

Dinh hinh turong lai
cua nha & va lap ké

HOUSING hoach cho bién doi

khi hau trong cong

Tham gia cuoc hop coéng dong truc tuyén cung
chung t6i vao ngay 22 thang 9 nam 2021.

aps=

Tham gia cuéc hop céng dong tuong tac truc tuyén huéng
dén giadi phap cung Quan Marin dé thao luan nhing noi
dung cap nhat vé Nha O va Cac Yéu Té An Toan (Housing
and Safety Elements) sap t6i cho giai doan 2023-2031 t6i
day. Day sé la hoi thao dau tién trong chudi cac hoi thao
coéng dong sé duoc lén lich to chirc trong sudt qua trinh 1ap
ké hoach.

Cudc hop sé dien ra trén Zoom vao Thu Tu, ngay 22 thang
9 nam 2021, tu 6 gic chiéu dén 8 gic toi.

ng ky o day DI
Pang ky ¢ day El-l:u;u J

https://tinyurl.com/MarinHousing

andSafetyRSVP ot gk
hodc quét ma QR nay: 'E'Eu.li' g'i!

www.MarinCounty.org/HousingSafetyElements

Pé nhan duoc hé trg khuyét tat, vui long goi dién thoai dén sé (415) 473-7309 (Giong nai), Dich
vu théng qua nguai trung gian tai sé CA 711, hoac e-mail HousingElement@MarinCounty.org it
nhat nam (5) ngay trudc su kién. Quan hat sé cé gang hét suc dé dap (ing cac yéu cau it hon
nam ngay lam viéc nhu da thong bao. Cac ban sao tai lieu déu cé san & dang thic thay thé,
theo yéu cau cua quy vi.



MARIN COUNTY

" Wl Shape the future of housing and
HOUSING plan for climate change in your

YY{33d community.
ELEMENTS

Join us for an online community meeting on
September 22, 2021.

Ly

Join the County of Marin for an interactive online, solution-
oriented, community meeting to discuss the upcoming Housing and
Safety Elements updates for the upcoming 2023-2031 cycle. This will
be the first in a series of community workshops that will be scheduled
throughout the planning process.

Topics for discussion include:
e Housing needs and conditions, especially for low and
moderate-income housing
e Climate change adaptation measures, including wildfire, sea
level rise, and flooding concerns

The meeting will take place on Zoom on Wednesday September 22,
2021 from 6:00-8:00 P.M. There will be live Spanish translation.

Register here: https://tinyurl.com/MarinHousingandSafetyRSVP

Visit www.MarinCounty.org/HousingSafetyElements and
subscribe to this page to receive the latest developments

For disability accommodations please phone (415) 473-7309 (Voice), CA Relay 711, or e-mail
HousingElement@MarinCounty.org at least five business days in advance of the event. The County will do its best to
fulfill requests received with less than five business days’ notice. Copies of documents are available in alternative
formats, upon request. 18


https://tinyurl.com/MarinHousingandSafetyRSVP
http://www.marincounty.org/HousingSafetyElements

MARIN COUNTY
* W Determine el futuro de las viviendas
HOUSING y haga planes para el cambio

Y NI3ad climatico en su comunidad.
ELEMENTS

Unase a nosotros en una reunion comunitaria en
linea el 22 de septiembre de 2021.

L

Unase al Condado de Marin en una reunién comunitaria e interactiva
en linea, orientada a soluciones, para hablar sobre las proximas
actualizaciones de Elementos de Vivienda y Seguridad para el préximo
ciclo 2023-2031. Este sera el primero de una serie de talleres
comunitarios que se programaran durante el proceso de planificacion.

Los temas de discusion incluyen:
e Necesidades y condiciones de vivienda, especialmente para
grupos familiares de ingresos bajos y moderados
e Medidas de adaptacién al cambio climatico, incluyendo los
incendios forestales, el aumento del nivel del mar y las
inundaciones

La reunion sera en Zoom el miércoles 22 de septiembre de 2021
desde las 6:00 hasta las 8:00 p. m. Habra traduccion al espanol en
Vivo.

Registrarse aqui: https://tinyurl.com/MarinHousingandSafetyRSVP

Visite www.MarinCounty.org/HousingSafetyElements y
suscribase a esta pagina para recibir las ultimas novedades

Para adaptaciones por discapacidad, por favor llame a (415) 473-7309 (Voz), Servicio de Retransmisién de CA 711, o envie un
correo electrénico a HousingElement@MarinCounty.org al menos con cinco dias habiles de anticipacion al evento. El
Condado hara su mejor esfuerzo para satisfacer las solicitudes recibidas con menos de cinco dias habiles de antelacion. Hay
copias de los documentos disponibles en formatos alternativos, previa solicitud. 19



https://tinyurl.com/MarinHousingandSafetyRSVP
http://www.marincounty.org/HousingSafetyElements
mailto:HousingElement@MarinCounty.org

MARIN COUNTY

* @ Pinh hinh tuong lai cia nha & va
HOUSING lap ké& hoach cho bién doéi khi hau

I N304 trong cong dong quy vi.
ELEMENTS

Tham gia cuéc hop cong dong truc tuyén cung
chung téi vao ngay 22 thang 9 nam 2021.

L)

Tham gia cuéc hop cong déng turong tac truc tuyén huwéng dén
giai phap cung Quan Marin dé thao luan nhirng ndi dung cap nhat vé
Nha & va Cac Yéu Té An Toan (Housing and Safety Elements) sip téi
cho giai doan 2023-2031 téi day. Day sé la hoi thao dau tién trong
chudi cac hoi thao cong dong sé duoc Ién lich t6 chire trong suét qua
trinh lap ké hoach.
Cac chu dé thao luan bao gom:
e Diéu kién va nhu cau nha &, dic biét 1a nha & danh cho nguoi cé
thu nhap thap va trung binh
e Bién phap thich &ng véi bién déi khi hau, bao gém cac méi lo
ngai vé chay rirng, myc nuéc bién dang va li lut

Cuéc hop sé& dién ra trén Zoom vao Thir Tu, ngay 22 thang 9 nam
2021, tir 6 gior chiéu dén 8 gio toi.

Dang ky & day: https://tinyurl.com/MarinHousingandSafetyRSVP

Vui long truy cap

www.MarinCounty.org/HousingSafetyElements va dang
Ky trang nay dé nhan thdng tin vé nhirng dién bién méi nhat

Dé nhan duogc hé trg khuyét tat, vui long goi dién thoai dén sé (415) 473-7309 (Giong néi), Dich vu thong qua ngudi
trung gian tai s6 CA 711, hoac e-mail HousingElement@MarinCounty.org it nhat nam (5) ngay truéc sy kién. Quan
hat s& c6 gang hét sirc dé dap (ng cac yéu cau it hon ndm ngay lam viéc nhu da thong béao. Cac ban sao jai lieu déu
c6 sén & dang thire thay thé, theo yéu cau cta quy vi.



https://tinyurl.com/MarinHousingandSafetyRSVP
http://www.marincounty.org/HousingSafetyElements

Share your opinion to
shape the future of housing
and climate resilience in
your community.

The County is in the process of
updating the Housing and
Safety Elements of the
Countywide Plan (the County’s
General Plan). The Countywide
Plan serves as the guiding
vision for the future of
unincorporated Marin.

Acceda a esta
informacion en
espaiiol escaneando
este codigo QR con la

; camara de su teléfono.

s Truy cap thong tin nay
bang tiéng Viét bang
cach quét ma QR nay
qua may anh dién
thoai.

We want to hear from you!

=51

Short Survey
Scan this QR code to &%
access the survey. :

Consider-It Discussion Forum
An online forum to share reactions
and opinions to statements
provided by the County.

Interactive Atlas

An interactive map to examine
demographic data and local
hazards.

Upcoming Meetings

November 15, 2021: Community
Workshop #2 (out of 5)
December 7, 2021: Board of
Supervisors/Planningt Commission
meeting



HOUSING
& SAFETY
ELEMENTS

Visit www.MarinCounty.org/
HousingSafetyElements for more
information and to access the survey,
discussion forum, interactive map, and
to register for meetings. Scan the QR
code above with your phone’s camera
to access the website.

Questions? Contact staff by email at
HousingElement@MarinCounty.org or
by phone at (415) 473-7309.

P
COUNTY OF MARIN

22



Community Workshop Links

Community Workshop #1 (September 22, 2021): Housing Element Overview
e English: Presentation[PDF] | Video[External] | Questions & Answers[PDF]

e Espafiol: Presentacion[PDF] | Video[External] | Preguntas y respuestas[PDF]

e Tiéng Viét: Bai thuyé&t trinh[PDF] | Video[External] | Héi & D3p[PDF]

Community Workshop #2 (November 15, 2021): Safety Element Overview
e English: Presentation[PDF] | Video[External]

e Espafiol: Presentacién[PDF] | Video[External]

o Tiéng Viét: Bai thuyét trinh[PDF] | Video[External]

Community Workshop #3 (January 20, 2022): Housing Element Sites
e English: Presentation[PDF] | Video[External]

e Espafiol: Presentacién[PDF] | Video[External]

Community Workshop #4 (March 29, 2022): Housing Element Programs & Policies

e English: Presentation[PDF] | Video[External] | Chat[PDF] | Mentimeter results|[PDF] | Summary
of feedback[PDF]

e Espafiol: Presentacion (estara disponible pronto) | Video[External]

Community Workshop (March 31, 2022): Additional Housing Sites Under Consideration

e English: Presentation[PDF] | Video[External] | List of additional sites under consideration[PDF]

Community Workshop #5 (April 5, 2022): Safety Element Programs & Policies

e Register here / Registrarse aqui

23


https://www.marincounty.org/depts/cd/divisions/planning/housing-and-safety-elements/meetings
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/marinheseworkshop1pptfinal92221f.pdf?la=en
https://youtu.be/F6cKSTECAi0
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/workshop1_qanda.pdf?la=en
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/marinheseworkshop1pptfinal92121spaus.pdf?la=en
https://www.youtube.com/watch?v=vvwvAEfaadg
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/workshop1_qanda--spanish.pdf?la=en
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/marinheseworkshop1pptfinal92121vie.pdf?la=en
https://youtu.be/_y6V-whfwBY
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/workshop1_qanda--vietnamese.pdf?la=en
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/workshop-2/marinheseworkshop2pptenglish.pdf?la=en
https://youtu.be/x9zWeZq_iPQ
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/workshop-2/marinheseworkshop2pptspanish.pdf?la=en
https://www.youtube.com/watch?v=r-KMX_YsJpU
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/workshop-2/marinheseworkshop2pptvietnamese.pdf?la=en
https://youtu.be/UsWkdAoCs00
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/workshop-3/marin-workshop-3ppt012022f.pdf?la=en
https://youtu.be/YwoyVOsw8Ww
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/workshop-3/marin-workshop-3ppt012022spanish.pdf?la=en
https://youtu.be/xiVy2K1fHag
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/workshop-4/marincountyheworkshop4ppt.pdf?la=en
https://www.youtube.com/watch?v=ADBrdpaoyI4
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/workshop-4/marincountyheworkshop4chat.pdf?la=en
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/workshop-4/marincountyheworkshop4menti.pdf?la=en
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/workshop-4/marincountyheworkshop4mural.pdf?la=en
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/workshop-4/marincountyheworkshop4mural.pdf?la=en
https://www.youtube.com/watch?v=vHDQDpabr2w
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/sites/hese_communityroadshow_new-sites_03312022_vfinal.pdf?la=en
https://www.youtube.com/watch?v=druhDYcGOV0&t=14s
https://www.marincounty.org/-/media/files/departments/cd/planning/cwp/housing-and-safety-elements/sites/table_additionalsites.pdf?la=en
https://us06web.zoom.us/meeting/register/tZYpf-qtrTMsE9Qzq831M03BFQ0wFbxUcEJc

MARNCOUNTY | Marin County Housing & Safety Elements

Community Workshop #1
HOUSING Summary of Workshop Discussion

& SAFETY
ELEMENTS September 22, 2021

Introduction

In mid- 2021, the County of Marin began efforts to draft updates for the Housing and Safety
Elements. State law requires the Housing Element be updated every 8 years. Through the
Housing Element, the County must identify and plan for how the unincorporated County can
accommodate at least 3569 units of housing, with a specific number of units for low and very
low income, moderate income, and above moderate-income residents. State law also requires
that the Safety Element be updated when the Housing Element is updated. The Safety Element
is a plan that looks at geologic hazards, flooding, wildlands, and urban fires.

This was the first workshop held to engage the community in this project. The website,
https://www.marincounty.org/depts/cd/divisions/planning/housing-and-safety-elements, contains
more information about the project and its upcoming activities.

Workshop Purpose and Format

On Wednesday, September 22, 2021, the County of Marin and its consultants, MIG, hosted a
public workshop to inform the community about the planning process for updating the Housing
and Safety Elements and collect initial input on their issues, concerns and potential solutions.
Following guidance from public health agencies regarding gatherings during the COVID-19
pandemic, the workshop was held virtually using online video conferencing. City staff conducted
robust community outreach to publicize the event. This included social media posts on
Facebook, NextDoor, and Twitter. In addition, the workshop was promoted through the County’s
email notifications from the website. One hundred and seventy-six (176) people registered for
the event and eighty-two (82) people participated.

MIG planner Joan Chaplick served as the moderator and facilitated the meeting. Leelee
Thomas, Marin County Planning Manager, provided remarks to set the context and introduced
the County’s project team. The workshop was highly interactive and included live polls,
language interpretation in two other languages (Spanish and Viethamese), small group
discussions documented in real-time using a google sheet, and a larger discussion documented
in real-time using a digital whiteboard tool. Participants could submit comments and questions
throughout the meeting using the “Chat” feature. The Project Team answered questions
throughout the meeting.

Agenda Topics and Engagement Activities included:
* Introduction of the Housing Element: Participants received a brief overview of the

housing element’s purpose and requirements. Participants were also asked to share a
word in the chat that described Marin County and respond to six demographic questions.
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Following the presentations, participants were randomly assigned to seven small groups.
Each group had a facilitator and note taker, six groups were facilitated in English and the
seventh group was facilitated in Spanish. Participants were invited to share issues and
concerns, strategies and solutions, and questions. At the end of the discussion, all
participants returned to the larger group where the facilitator from each group shared
some of the highlights of the discussions.

Introduction of the Safety Element: Participants received a brief overview of the safety
element’s purpose and requirements. In a large group discussion, participants were
invited to share their issues and concerns, strategies and solutions, and questions using
the chat feature. The presenters responded to questions and participant feedback was
noted on a digital whiteboard that was shared with the larger group.

Public Comment: Participants were provided an opportunity to verbally share any
comments near the end of the meeting during the public comment period.

Next Steps and Upcoming Outreach Opportunities: Participants received a brief
review and a preview of upcoming outreach opportunities.

Results from the Engagement Activities
The workshop opened with an open-end question and six polling questions intended to collect

basic information about the participants. For polling questions, a number “n” is provided for the
number of respondents for the question. Not all participants responded to each question. This
number is the basis of percentages shown unless otherwise described.

Question 1 - Where do you live? N:40

O

O

37.5% - Unincorporated Marin County

50.0% - City within Marin County (includes Belvedere, Corte Madera, Fairfax, Larkspur,
Novato, Ross, San Anselmo, San Rafael, Sausalito and Tiburon)

12.5% - 1 do not live in Marin County

Question 2 - For those who responded they live in unincorporated Marin County, please
tell us what part of the county you live in. N:34

17.6% - West Marin

14.7% - Unincorporated San Rafael (Marinwood, Santa Venetia, Los Ranchitos, Lucas
Valley)

2.9% - Unincorporated Novato (Black Point, Green Point, Atherton, Indian Valley)
17.6% - Unincorporated Southern Marin (Tam Junction, Marin City, Strawberry)
5.9% - Unincorporated Central Marin (Sleepy Hollow, Kentfield, Greenbrae, San
Quentin Village)

41.2% - | do not live within unincorporated Marin County

0.0% - | don't know

Question 3 - Do you work in Marin County? N:48

o

31.3% - Yes

12

25



o 16.7%-No
52.1% - | do not work (retired, unemployed, other)

Question 4 - How long have you lived in Marin County? N:46

0.0% - Less than 1 year

6.5% - 1-5 years

2.2% - 5-10 years

82.6% - 10 + years

8.7% - 1 do not live in Marin County

O 0O O O O

Question 5 - What is your housing situation? N:50

60.0% - | own my home

32.0% - | rent my home

4.0% - | live with family/friends (I do not own nor rent)
4.0% - Do not currently have permanent housing

O O O O

Question 6 - What is your age? N:47

0.0% - Under 18
10.6% - 18-29
19.1% - 30-49
36.2% - 50-64
o 34% - 65+
Question 7 - Provide one word you use to describe living in Marin County. Participants
were asked to test the chat by providing one word to describe living in Marin County. Open-
end responses are in alphabetical order with number of mentions noted in parens.

o O O O

o Beautiful o Expensive (6) o Peaceful (3)
o Bendecida (Blessed) o Family o Privileged
o Blessed o Grateful o Racist(2)

o Cara (Expensive)/ Muy o Inequity o Relaxed
cara (Very Expensive) o Lovely o Stressful
Community (2) o Majestic o Traffic
Daunting o Nature (4) o Unique
Desigualdades o Neoliberal o White
(Inequitable) o Nice

o Entitled o Notdiverse

Summary of Comments Received For The Housing Elements

Participants were encouraged to share their comments and ask questions using the chat
feature. These responses are organized by topic and as a response to a specific question asked
by the presenter or facilitator. This made for a very dynamic meeting and yielded valuable input
for the project team. The following is a high-level summary of the key themes for the seven
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break out groups that surfaced during the discussion. A full transcription of the breakout notes
from each group is attached.

Issues & Concerns

- Housing being too expensive:

o Wages are too low / jobs don't pay enough.

Rent goes up but wages don’t
Expensive for those living in designated affordable housing units.
Many need multiple jobs to pay rent.
Single parents, seniors, people with extraneous circumstances need more
support.

o There are sometimes up to seven people living in one unit or multiple families in
one unit.

o There is over crowdedness and units’ conditions are not great - not well
maintained.

- Many have also experienced discrimination

o How is the county preparing to meet the needs of Latinos?

o They are a growing population group, and we need to consider how we support
undocumented / immigrant residents who have additional barriers to accessing
housing.

o Racial and income equity.

» Denied housing for resolved issues

» Long process to apply then get denied

= Stigma to terminology: Affordable housing
» Nimbyism and lack of political will

O O O O

- Capacity

o Housing and affordable housing is in short supply

o Access to evacuation routes and resources

o Infrastructure:
= Access to water, public transportation, power and cell service
= Limitations with septic systems, traffic, displacement,

o The quality of the housing conditions aren’t good

o Hazard risk: earthquake, flooding, fires, sea level rise, etc.

Ideas & Solutions
- Build housing
o lIdentify sites that are strategic (walkable, smart siting for the different categories,
senior, low-income, work-force, and at different income levels.)
o More guidance and support for a faster development/ design review process for
all housing projects
o Allow more tiny homes, ADUs, mixed use, and more creative solutions
o Gives priority to essential workers.
o Establish funding channel
- Work more closely with BIPOC/Latino communities.
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o Develop home ownership programs, rent to own programs, housing lottery, etc.
o Home matching
- Work with developers so they are encouraged to build in Marin.
o Work with BIPOC, non-profit, and community organizations.
o Develop multi-family, affordable and sustainable housing options.
o Increase the capacity for affordable housing within multifamily projects.
- More education and awareness so more people understand why we need to build more
housing, there is a lot of push back on new affordable housing developments and
programs like Homekey.

Summary of Comments Received for the Safety Elements

Participants were encouraged to share their comments and ask questions using the chat
feature. These responses are organized by topic and as a response to a specific question asked
by the presenter or facilitator. This made for a very dynamic meeting and yielded valuable input
for the project team. The following is a high level summary of the key themes from the large
group discussion. The notes from the digital white board are attached at the end of the
document.

Issues & Concerns
- Earthquakes, sea level rise, drought, flooding, wildfires, power outages, and reliable cell
service
- Update emergency materials and resources, marsh restoration
- Considerations for evacuation routes and procedures, access and safety to food during
emergencies, alert systems, homeless population, accessible permitting and LEED.
- Area of concern is Canal Area
Ideas & Solutions
- Emergency Planning: emergency go bags, plan for the sick and at risk population,
creative alert systems (sirens, text message, Comcast wire based), use hotels for
shelters, and identify alternative evacuation routes.
- High tech and low tech solutions: fire resistant materials, building updates, solar power.
- Map where there is cell service
- Multilingual resources and meeting
- Integrating higher densities, tiny homes, more EV Charging, climate change adaption
and changes for equity.

Next Steps

The City and MIG will share workshop results with the public and incorporate input into the
development of the Marin County Housing Element. Participants were encouraged to share their
responses to the survey on the website. The next workshop is scheduled for early spring.
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Appendix

Breakout Room Notes

Breakout Room 1

Issues and Concerns

Strategies and solutions

Questions & Additional
Comments

racial and income equity - how
to offer ADUs to lower income
households at below market
rate. What are the incentives

County has ADU program to
incentivize. HA has a landlord
partnership program. Need to
beef up incentive

N/A

Expense associated in providing
ADU - took 2 years to build the
ADU and cost of construction.
Design review also an issue.
Originally told it could be
fasttracked but live in a design
review neighborhood.
Neighbor objections led to
increased design review
standards

Tiny homes; and more ADUs,
allow to build over garage;
provide rebates; form a
community group to share
experience

In Marin City - HA to tear down
public housing to build
skyscraper housing. This
strategic would eliminate Black
persons living in Marin County.
Black population dwindled to
nothing

Lucas Valley - open space

How do you determine where
the housing is to be planned?
who has the final say? Marin
City - already living in a
congested area

Rent to own option; county has
a lottery to provide ownership
opportunity

Affordability - not sustainable
even with a two-income family

housing on top of retail/multi
purpose space as a solution

Environmental factors that exist
in the community - Marin City -
high fire hazards, flooding, and
infrastructure issues. Need to
combat discriminary practice to
force more housing in Marin
City

1) allow tiny houses 2) end
design review and go by
building codes 3) allow ADU
built over garages 4) provide
rebates (we were told we were
going to get rebates but DID
NOT) 5) County should tell
property owners what they
should do to be able to build an
ADU - rather than just shoot
down every plan 6) form and
support a community group of

14

29



property owners interested in
ADUs so we can share what
worked and what didn’t, we
learned a lot and are willing to
share our lessons 7) educate
our communities about the
trade-off for more dense
housing development is the
positive preservation of the
Greenbelt

Breakout Room 2

Issues and Concerns

Strategies and solutions

Questions & Additional
Comments

Adu permitting process is
arduous

County provide equity dollars to
make rent more feasible in
interim as County works to
make more housing units
available

how will we find a way to
follow original County Plan?

Issue of addressing septic for
ADUs in West Marin

go forward with changing minds
about creating housing: social
issue, justice issue, economic
issue. Something we all need to
step up to tackle.

SB 35 not written up for
communities like Marin City,
which has done its part for

providing low income housing.

Rental property managers seek
to procure high rents, often
asking renters to demonstrate
they make twice the rent
amount in order to qualify for
the rental unit

need to talk about these issues
and come to a place of
embracing development and
transit

City of Sausalito and
neighboring communities
appealing RHNA numbers. Very
problematic saying "no" early in
process

Need high density to pay for
open space assets we value in
Marin (x2)

intersection of environmental
justice, environmentalism, and
social justice: development
seen as negative by
environmental leftists who then
push against development

County plan could transparently
highlight areas that could be
developed--- highlight open
spaces that could be turned into
developments

Concern over County's RHNA
appeal letter citing agricultural
lands as reason County couldn't
meet housing goals. Sense that
County is subsidizing ranchers

County could work out
agreements with ranchers to set
aside acres for housing on ranch
properties.
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and placing value on ranches
over people/ housing needs.
(x2)

If County is really serious about
creating more housing, County
needs to identify acreages of
possible sites and carry through
a public process.

County should work hard to
identify areas outside of Marin
City to do their part, areas that
SB 35 is directed toward who
have not provided affordable
housing

Need safeguards to ensure
housing stock does not shift
from affordable unit (by intent)
to non-affoprdable (in practice)

Build mulit-family units. Build
higher. Embrace density.

Consider Petaluma Tomales
Road for more housing, while
recognizing that other
deveklopment comes with
housing and requires careful
balance

Breakout Room 3

Issues and Concerns

Strategies and solutions

Questions & Additional
Comments

Bad Experiences: Search for
housing, encountered
discrimination and were unable
to live in their own community.
Had to report to fair housing.
Need to do something to stop
discrimination. 10 year waiting
period. Completed affordable
housing paperwork, a five hour
process. Then denied for past
accounts that had been
resolved. Needs: education,
cultural shift, and less red tape.

Cultural shift needed. Must
change political climate. Elect
people that make it a priority.
Allow in lieu fees. Former 20%
inclusionary percentage when
large unit built 20% set aside for
affordable units. Now 10%?

Why is it that liberals become
very conservative around
affordable housing. Property
value fear.

Stigma: The term "affordable
housing" conjurs negative

If we are never going to get
housing built on areas
designated in CWP then let's do
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response. Terminology problem
that should be changed.

something meanigful to ensure
housing is built. More
actionable programs.

Political Will: Lack of political
will to get affordable housing
done.

Rezoning

Racism: noted by realtor,
resident, CLAM rep. Land use
and zoning, NIMBYism, large
parcel in Pt Reyes Station that's
difficult to subdivide to allow
additional units.

COVID has made housing
situation worse and also helped
many realize just how much
space they do or don't need.

Without affordable housing you
won't have workers in Marin.

825 Drake was supposed to be
for affordable housing: 74
housing units with only 20
parking spaces. Apartments
need external entrances rather
than entrance by interior
hallways? From 74 units only 7
required affordable housing.
Negative impacts to nearby
residences.

Red Tape: Developers don't
want to work in Marin bc it
takes too much time to get
entitled. High housing costs.

Breakout Room 4

3600 units is not meaningful -
need to parse out to
georgarphic areas. few parcels
in San Geronimo Valley; would
need to and should revist issues
that have already been decided
on in the past (streams, fish
habitat, parking, errosion, septic
systems,etc.); ADUs could work

home matching, so folks can
rent out rooms - provides
affordable housing

Any provisions for
accommodating mobile homes,
rv/s, etc. - folks living in
vehicles?

17

32



Balinas - many issues - septic;
septics handling ADU an issue

Accommoadte mobile homes,
rv's, those living in vehicles

social security incomes does not
cover housing costs - isue of
affordabililty

for substantial housing, need to
unpack code - composting,
greywater systems,
transporation systems, etc. -
consider new set of priorities

Displacement from sea level rise
and wildfires - need areas for
those displaced from
enviornmental hazards;

Revist ideas that have been
decided in the past, e.g.
streams, fish habitats , parking,
etc.

concerns about infrastructure
capacity

concerns about traffic and
accommodataion of traffic

water and fire challenges

Breakout Room 5

Issues and Concerns

Strategies and solutions

Questions & Additional
Comments

Septic is big stumbling block and
huge barrier in West Marin.

help people to own homes,
subdividing property, allowing
duplex development, look at
zoning in West Marin because
there is so much space

liked slide that showed income
by profession

systemic and institutional
racism. Great inequality of
income in County and allows
segregation. need to make work
force housing and prepare for
elderly population.

consider community land
grants, establishing a local
housing trust fund, there is a
guidel for establishing funding

Not alot of programs that help
people to afford
homeownership over the long
term

County review gallons per
bedroom for septic design.
Estimate is very high.

County needs to focus on very
low income people.
Development seems aimed at
moderate income people

tenants in common is a way to
own property together without
doing a lot split and getting
more people in home
ownership

Reparations for Golden Gate
Village.

County should look at programs
to get people into home
ownership. decomotize homes -
prevent investor owned.
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Breakout Room 6

CWP encourages annexation of
lands for intensification of use,

especially lands that are next to
the Town of San Ansemlo. Puts

a large burden on smaller town
staff.

Change policies to not allow up-
zoning of properties right next
to small towns.

Changes culture of smaller
towns. High density housing
impacts on our psyche. Cultural
impacts and overburdened
infrastructure.

High density of housing in Canal
area created issues during
COVID. Expensive rents.Most
people had to work in the public
during COVID and the disease
spread. Affordable housing
options need to be increased.
High density needs to be
planned correctly so that it
prevents over-crowding.

Larger units so that people
aren't so cramped.

Finding sites that are walkable,
flat area for development. Site
locations need to be carefully
selected. Getting appropriate
builders to build the sites.
Builder is able to come in under
SB35 and build without local
input.

Non-profits need to be involved
in selecting sites. Smart siting
for the different categories,
senior, low-income, work-force,
and at different income levels.
Beyond the siting, what actually
occurs and what we can provide
for incentives to get the type of
housing that we'd like to see.

Retention of existing housing
stock. New construction and the
generation of new units to meet
targets. Modification of existing
stock. Having various housing
options. Through remodels,
houses are getting bigger and
bigger. Larger multi-family units
is very much needed.
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Breakout Room 7 — Spanish

Primera ves en estas reuniones,
vive en arae de Canal - Voces de
Canal, esperiencias, rentas son
demaziodo caras, no son
unidades muy bien cuidaded,
no muy bien acondicionadas
para vivir, los incrementos de
renta son muy algos

give priority that all County land
is able to built more housing,
and dedicate it to essential
workers first

Questions on if there is funding
available from the County to
help developers actually build
the units we need

vive en apartamentos, es
accequible, ahora tiene un
mejor trabajo de antes, antes su
salario era de $9/hora, y luego
cambio trabajo de $18/hora,
pero en el 2010, ella perdio uno
de esos trabajos, y ya no le
alcanzaba para pagar (low-
income housing) and she got 4
jobs and asked for help to orgs
to get rent subsadies, she has
kids and lived with mom, and
she was able to get more jobs
to maintain herself, now her job
is better to cover her expenses.
Even with affordable housing,
the jobs in the county are too
low (min wage - $15 is still too
low), it is not enouhg, specially
if Im a single mother

haser consciencia - educate the
community that affordable
hosjing is needed, lives in Mill
Valley and she is supporting a
current development there, but
a lot people are against it and
fight back against development,
also supporting HomeKey and
there is a lot of push back, need
a good education campaign that
it is needed to build more
housing and and why its needed

Isabel - Canal community, need
to have rent control, rents are
too high and always increasing,
but the job wages don't
increase, sometimes there are
multiple families living in one
unit, up to 7 people in one unit!
this is a problem that causes
even more problems, we are all
more essential workers, they
should build more housing that
can be dignified housing

if there are companies offering
jobs in the county - they should
coordinate and give funding to
the County

Arlin Venavides - manager de
Planificacion de Equidad del
Centro Multicultural - there is a

(In chat) Myrna, regarding the
last question, it’s important that
the County engage more deeply

20

35



need not only to plan housing
that is affordable, we need to
actually build them as well -
noticed in the DATA: lots of
Latinos moving to Marin
County, but we don't see the
opportunities for these
populations to succed in the
County, recomendations to see
how we can coordinatw with
other parts of the coutnty to
build more affordable hojsing,
need to be we" connected to
transporation, to connect to
jobs. people need multiple jobs
to stay/maintain hosuing here

and authentically with BIPOC
communities. As you see today,
there were only 4 community
representatives. That is not
enough, unfortunately. The
County also needs to connect
BIPOC communities with
developers, so communities
have direct communication with
developers, as they ultimately
make decisions to build not the
County.

marta - also important to
consider opportunities for
immigrants, becaus they dont
have papers, they are unable to
find better hosing, limits to
poortunities,this is why they live
in apartmetns and have to
share housing with others,
there is a lot of inequality for
this group, the county should
see how they can help people
to apply without legal
documents

her sister was denied an
apartment and she felt it was
discrimination because she was
latina, and if the latino
population is growing in the
county, how can we help them

isabel - they pay rent but if they
want to move to another place,
the landlord will increase the
rents, or the new apartment will
be much more expensive, and
the conditions of the
apartmetns are not good.
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September 22, 2021
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The Chat comments attached have been modified to remove the names of participants.

Unincorporated

"We are offering live interpretation in Spanish during this meeting.

If you wish to hear Spanish interpretation, please click the Interpretation button at the bottom
right of your Zoom screen (you’ll see a globe icon).

If you are joining via the Zoom smartphone app, select your language by clicking “More” or the
three dots in the bottom right corner of our screen. Select “Language Interpretation,” then
choose “Spanish” and click “Done.” If you wish to hear only the interpreters and not the original
speakers, be sure to click Mute Original Audio.

EVERYONE must choose a language. Do not stay in the default off."

"Estamos ofreciendo interpretacidn en vivo en espafiol durante esta reunidn.

Si desea escuchar la interpretacidn en espaiol, haga clic en el botdn Interpretation
(interpretacion) en la parte inferior derecha de la pantalla Zoom (vera un icono de globo
terraqueo).

Si se estd uniendo a través de la aplicacién Zoom para smartphone, seleccione su

idioma haciendo clic en ""More"" (mas) o en los tres puntos en la esquina inferior derecha de la
pantalla. Seleccione ""Language Interpretation"" (interpretacion del idioma), luego elija
“Spanish” y haga clic en ""Done"" (listo). Si desea escuchar solo a los intérpretes y no a los
oradores originales, asegurese de hacer clic en ""Mute Original Audio"" (silenciar audio original).
TODOS deben elegir un idioma. No se quede en la posicién de apagado predeterminada.”
beautiful

Priviliged

Blessed

Lovely

Racist

Expensive

community

Majestic.

expensive

White

Peaceful

Expensive

nature

Peaceful

family

Nature

peaceful

racist

Expensive
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Nature

expensive

not diverse

Community

relaxed

Muy cara

Nature

Unique

Expensive

Cara

Neoliberal

Lately, stressful

entitled

Nice

traffic !

Bendecida

Grateful

Daunting

desigualdades

AN

Inequity

"Seleccione el icono del globo del mundo para elegir el idioma que desea escuchar para esta
reunion.

Nhan vao dau hieu qua dia cau de chon ngon ngu cho buoi hop."

Beautiful

beautiful

can you share the slides after the meeting?

Materials will be posted on the website

can you share the URL?

https://www.marincounty.org/housingsafetyelements

thank you

is this data for county as whole or the unincorporated areas?

charts say data is for unincorporated areas

AIRBNB RENTERS OR regular renters??

are houseboats and floating homes included in the mobile homes number?

Renters include short-term AirBnb?

Why are we only talking about unincorporated areas? Looks like | missed something
Each city and town has their own Housing Element process

The County's jurisdiction only includes unincorporated areas of Marin County

@Jim Nunally & Hilary Perkins - the figures for renters do not include short-term rentals
@Aline it would be great to know how much of long-term rentals have been lost to AirBnB
Jim and Hilary- We will see if we can get this information for you, if so we will post it to our
website: https://www.marincounty.org/depts/cd/divisions/planning/housing-and-safety-
elements
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what is HCD?

The State's Housing and Community Development Department

@sybil Boutilier - yes, they are included in this figure

Use this website: http://gis.marinpublic.com/lookup/JurisdictionLookup/

if you don't know if you live in unincorporated or incorporated

Please break down the target number of units into a smaller target area by area in
Unincorporated Marin. | live in San Geronimo Valley. What is the target number of units for
SGV? This is the starting point for any conversation. Targeting 25 units would be one
conversation. Targeting 200 units would be a different conversation. Thanks.

Hi Alan- we do not have target numbers yet in the process. At this time, we are doing our needs
assessment and doing a search of all sites in the County.

thank you! how is this different from Make Room Marin?

How does SB 9 & 10 affect the Housing Element?

Will Marin County consider rezoning/subdividingin west marin ?

Is it correct, that the county only needs to "plan" and not build? Why is that so?
https://adumarin.org/

ADU (Accessory Dwelling Units)= Second units

In SGV, | believe, most of the opportunity would be ADUs (backyard cottages) on existing
properties that currently have one single family home. This conversation would bring in every
development topic that has been discussed in the past years... water, fish habitat, parking,
septic, etc. Is the intention to have this conversation in the context of the Housing Element?
What happens if the county does not meet the RHNA goals?

who should you contact if you want to explore doing ADUs? is there help for homeowners to do
this?

Give the fact that RHNA does not require that units be built, isn’t it possible that the County
could simply identify potential sites but never deliver on actually building affordable housing
units? Is it true the Marin is challenging their RHNA numbers? If yes, why?

For successful affordable housing development, the County needs to allow developers to build
70+ units on a site. The numbers don't work otherwise.

The Marin Water District is putting restrictions on building new units. How will this affect the
House Elements plans?

Is agricultural acreage considered available or underutilized for housing? If so, why is the
County appealing the target? If not, why not if the rancher is willing to develop or sell for
development?

@Jannick We just built one, affordable rent, teacher renter, contact us if you want what
happened for us hilary@hilaryperkins.net

A follow up question to that is what is we meet the goal of planning but there is no
building/implementation?

Is unincorpo

County website with incentives for ADU development in unincorporated Marin:
https://www.marincounty.org/depts/cd/divisions/housing/accessory-dwelling-units

If you build an adu now, iwill it qualify for RHNA numbers for next housing element cycle?

FYI our experience building a TINY ADU for a local teacher was a NIGHTMARE due to neighbors
and the County Government obstacles
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What kind of financing assistance does the county have for affordable housing developers in
terms of capital subsidy?

Are there any incentives to individuals who would like to build an ADU for the ADUs to be
offered to low or low income

But why are the RHNA numbers being challenged?

Black in Marin City have gone from more 90% after WWII due to restrictive zoning and denial of
mortgage to @ 23% due to gentrification. Their children can not afford to live there. Why
doesn’t RHNA block SB 35, etc from over riding community interest. Example 825 Drake Ave

| can help rent the ADU. Im director of Home Match Marin. Call me 707-837-6511

@Maureen here is info on the Board's RHNA appeal
https://www.marincounty.org/depts/cd/divisions/housing/housing-element/regional-housing-
needs

Email with questions: affordablehousing@marincounty.org

How does Marin justify allotting 20% of Measure A funds to paying ranchers to not allow
development?

Para Espafiol - Si quiere participar en un grupo pequefio en Espafiol, por favor levante la mano.
"Seleccione el icono del globo del mundo para elegir el idioma que desea escuchar para esta
reunion.

Nhan vao dau hieu qua dia cau de chon ngon ngu cho buoi hop."

Wishing that politicians would focus on Extremely and Very Low Income Households when
permitting development.

Income 2017
Categories--------------- Number-of-persons-in-Household
%-of-median-income 1 2 3 4

Extremely-Low-30%------ 27,650---31,600---35,550----39,500
Very-Low-Income-50%---46,100---52,650---59,250----65,800

Low-Income-80%---------- 73,750---84,300---94,850---105,350

Median-Income------------- 80,700---92,250--103,750--115,300
Moderate-Income-120%--96,850--110,700--124,500--138,350

Agree we need to focus on extremely low and very low mixed with low so we can house our
essential personnel

Are earthquakes included?

Yes, earthquakes are included

Lauea - Did | hear you right that your group suggested that city’s and/or urban areas should take
up more of the housing load? Meaning that less developed or rural communities do not need to
accommodate more housing? That is a controversial position that should be discussed further -
everyone should take on their fair share, it is not appropriate to delegate it to populous areas
that are already accommodating substantial housing.

I'd like to suggest a radical improvement to this Meeting Process with an example:-

So | go to this huge "Plan Bay Area" meeting. Dozens of people want to speak which they do, but
close to the very end of the meeting and they only get 2 minutes each.

This is a classic example of what's wrong with the process. So let me recommend an
improvement at this time when so many more people can now contribute.

More than half of the public speakers ask questions or make comments that:-
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---- already have been answered in the documentation,
--- repeat previous questions/comments or

are off topic.
And then, when | get up to ask my important and unique question | get no reply !
Then its the turn of the Experts to make their comments, some of which should instead have
been documented prior to the meeting and would have answered some of the questions that
were asked by the public earlier.
And none of them fully answer my question !!
Also - those Expert's comments should not be suddenly revealing NEW informatio
| was a member of Sausalito's Landslide Task Force after our 2/13/2019 landslide. We found we
have terribly outdated mapping. How is the county helping update them?
Hi Micky,
Hi Micky, African American 24.8%
White (only) 29%
Asian 8.4%
Multiracial 7.4%
Hispanic 12.4%
American Indian/Native Alaskan .441%
Other Hispanic 15.1%
Multiracial Hispanic .882%
Multiracial (Non-Hispanic) 7.47%
Black (Hispanic) N/A
Other (Non-Hispanic) 1.32%
NEW information either.
Instead of one-way hype that can invariably be the content of any Meeting, there should be a
Facebook-like Page which gives constant 2-way feedback 24/7 365.
Not just the 2 minutes the public gets to speak at a meeting with zero feedback.
But Councilors, Planners, Experts and Staff etc.. need to actively participate in this Facebook-like
Page. Answering and RANKING ALL questions. With Links added to the relevant documentation.
A " Facebook-like Page" should be MANDATORY as it records the knowledge exchanged.
Enable the Facebook-like page and Agenda DAYS BEFORE any meeting.
Any incorrect public opinions need to be speedily and factually corrected by an expert and
LIKED/UNLIKED upward/downward in ranking ( by the public) so only the highest voted
comments and questions appear at the top. (else irrelevancies totally dilute the whole
discussion and bury the important information) .
Questions or comments do NOT NEED TO BE REPEATED as, instead, an existing comment can
simply be v
Marin City Demographic percentages
Opps our landslide was 2/14. We were working with 50 year old topo maps.
How specifically does the Housing element integrate the vulnerability assessment and Safety
Element?
will you be studying the adequacy of evacuation routes for wildfire? | think often of Paradise
fire.
can simply be voted up/down by others.
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And now we also have a complete record of what happened and not some précis of MINUTES
that invariably miss half of what REALLY went on!

By relying solely on the BOG STANDARD Community Meeting you are asking to be continually
accused by the public of NOT LISTENING and IGNORING them . Think about how much easier it
would be to reply to those comments with -- "But | did answer that - it's on this Facebook-like
page, here. And then you put the link into ZOOM CHAT !"

Requiring anything that is WRITTEN to be submitted 36 hours in advance by email is NOT a 2-
way communication.

And 2-way communication immediacy is what we now need !

We need Politicians, Staff and Experts to make a commitment to finally put themselves out
there and put themselves on the record by replying to the public on this Facebook-like Forum.
Would drought be a part of this? IE ways that we need to amend water provision and radically
make easier re-use and recycled water?

My parents lost their home in the Tubbs Fire, and they evacuated only because neighbors
helped neighbors. The alert system was non-existent. What will Marin County do to ensure
that residents are updated in real time when a disaster strikes?

is BDCD working with County on sea-level rise issues for coastal residents?

*BCDC

Will we be receiving a copy of the slides that have been presented tonight? | am so appreciative
of County staff who participated in tonight’s meeting. It was informative and you have now
received valuable feedback, a number of us who are on the front lines of working to create
more affordable homes. There are many areas where the County could adjust existing policies,
update septic requirements that today significantly restrict our ability to create new housing
units. And how about legalizing tiny homes as they have in Sonoma County? So many
opportunities to create more affordable homes if only the County would make a serious
commitment to change policies. Again, thanks for tonight’s session.

"Resources for more information:
https://www.marincounty.org/depts/cd/divisions/planning/housing-and-safety-elements
Para obtener informacién adicional y recursos, consulte:
https://www.marincounty.org/depts/cd/divisions/planning/housing-and-safety-elements"
BCDC just covers SF Bay, not ocean. They are working on it. Cal Coastal Commission handles
Pacific coast.

What plans are in place to reach the unhoused during a disaster?

If the county is determined to still put a 20 unit short term and long term resident hotel at 150
Shoreline, Manzanita on a platform that raises the building 3’ above the FEMA flood zone, it
makes no raise the building if resident’s cars and all other buildings are flooded in heavy rain-
high tide events that are the same height as the the Manzanita Park and Rice

Building on shorelines

Sea Level Rise

lead coordinated Countyi efforts

Power needed during PGE outages. How about neighborhood solar installations where a sunny
home could provide solar generated electricity to its neighbors during an outage?

countywide efforts - events don't stop at jurisdiction lines

Please include impacts of disasters on the unhoused community
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Maintenance of statewide emergency response system, including county, and municipal
response.

When will we face that we may have to retreat from WUI and Shorelines

Everyone ought to have grab & go bags ready for evacuation. Pre-planning is so important to not
have regrets (lost documents, photos, etc.). The public needs more reminders.

Cell phone service is still completely non-existent in large parts of the unincorporated county!
My home in Tam Valley has never had reception, on any carrier. What can the county do to
proactively enable cellphone service, by working with at least one phone carrier, so that we are
not completely cut off in an emergency?

Fire prevention starts with building upgrades (fire resistant materials, gutter guards, etc.), but
no funding to assist homeowners. Instead, all the money seems to be going to tearing out trees
and vegetation without regard to wildlife

Unhoused numbers too low. Not all are in Novato, San Rafael and the Bay Model in Sausalito

in general, is there a safe number of people for an area, in terms of evacuations and water etc...
can we keep growing in general due to the various safety factors?

Low-income residents have a harder time replacing lost food during a disaster. Can we include
an acknowledgment that they should receive the resources needed to replace lost food?
County should have a well-publicized directory of emergency shelters when disaster strikes. Will
specific emergency shelters be included in Safety element?

Una preocupacién es que la comunidad Hispana no tiene la informacidn necesaria para un caso
de desastre, ni los recursos.

En él drea de canal no tienen un botiquin de primeros auxilios o de emergencia no estan
preparados para un desastre natural

Contamination of our dwindling reservoir water supply if a fire

What happens to renters when their units are damaged?

There should be a plan in place for the sick and shut in when disaster hits

Suggested solution: have the county figure out which parts of the unincorporated county has no
cell service whatsoever (Tam Valley and Highway 1 / Shoreline is particularly bad, despite having
huge numbers of tourist traffic). Can we map the dead areas, along with the topography?
People can lose their medication or forget it in a disaster. Have pop-up pharmacies available for
people who desperately need their meds.

What can the county do in terms of, if water levels affect us in the Canal area?

Crear un seguro comunitario para proteger las pertenencias de personas con bajos ingresos
Increased use of small form EV vehicles to reduce pollution and traffic. Electric bikes and very
small autos. Providing a lane for these vehicles on roads.

| am concerned about the high tech solutions provides that exclude low tech elders ... for e,
alerts on cells, when in Hawaii, they have sirens.

Explore planning for more distributive energy sites so when PG& E goes down it is less disruptive
identify alternate evacuation routes when main corridors are blocked or underwater.

Tiny homes could become put on floats to become future floating homes like the Floating
Homes Community on Gate 5 and 6 Road and Commodore. /they could attach to shore lines
later. Also flooding of utilities on low lying roads and US 101

And then solution #2: use those new maps of no-cell-service to figure out if the county owns any
nearby parcels of land, which do not have to be very large at all, to work with a carrier to install
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a new cell tower. These do not have to be very large; 5G can be installed on existing power
poles. But the county needs to reach out to carriers to make that happen.

Restore our marshes

didn't the BCDC say no more marinas could go into Richardson Bay?

could hotels in safe area be used as shelters in a disaster funded by special funds.

Increased use of small form EV vehicles to reduce pollution and traffic. Electric bikes and very
small autos. Providing a lane for these vehicles on roads.

Some issues relate to large systems (utility systems) versus individual needs. Work with existing
organizations on the ground who are connected to communities to ensure personal needs are
met (Marin County Cooperation Teams, for example).

| am a bit concern on the low income people are always affected in terms if there was a disaster.
Regarding marinas in Richardson Bay, it would be very difficult to get permits for a new marina.
I'm not aware of any outright ban on marinas.

Use Comcast’s wire based network to broadcast alerts

Map non-road evacuation routes. Fire roads and trails.

Thank you for your presentation and allowing for participation. We are all in this together. ©
Debemos almacenar comida qy bidticos

Suggestion: if/when you eventually make a list of shelters for future disasters, make sure to
clearly include for each location whether or not pets can be included at that shelter. One of the
main reasons people don't evacuate is that they don't know where to go with their pets; even
hotels will often not allow them in.

A second exit for Marin City

Helping low income folks to acquire go-bags.

is the Marin community foundation involved in helping the county on those issues with grants?
Marin Bike Coalition has that map of trails

The County has received several grants from Marin Community Foundation to address climate
change and equity.

Thank you to all yall, this was very helpful and interesting and well-done. We appreciate the
hardworking County staff. We wish the County leadership was less afraid of upsetting the
NIMBY residents who no matter what will be upset with denser development.

thanks for offering spanish

Where's the Facebook-like Tool ?

Another resource: Mill Valley has the "Steps, Lanes, and Paths" map, for cleared small walking
trails (not usually seen on online maps) that can be used for evacuation. Other towns may have
similar projects. https://www.cityofmillvalley.org/civicax/filebank/blobdload.aspx?blobid=27475
Resources for more information:
https://www.marincounty.org/depts/cd/divisions/planning/housing-and-safety-elements

Para obtener informacién adicional y recursos, consulte:
https://www.marincounty.org/depts/cd/divisions/planning/housing-and-safety-elements
Thank you so much!

One last Stop allowing one house to be build ton 2 lots

Gracias

Thanks!
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MARNCOUNTY | Marin County Housing & Safety Elements

Community Workshop #1
HOUSING Summary of Workshop Discussion

& SAFETY
ELEMENTS November 15, 2021

Introduction

In mid- 2021, the County of Marin began efforts to draft updates for the Housing and Safety
Elements. State law requires the Housing Element be updated every 8 years. Through the
Housing Element, the County must identify and plan for how the unincorporated County can
accommodate at least 3569 units of housing, with a specific number of units for low and very
low income, moderate income, and above moderate-income residents. State law also requires
that the Safety Element be updated when the Housing Element is updated. The Safety Element
is a plan that looks at geologic hazards, flooding, wildlands, and urban fires.

This was the second workshop held to engage the community in this project. The website,
https://www.marincounty.org/depts/cd/divisions/planning/housing-and-safety-elements, contains
more information about the project and its upcoming activities.

Workshop Purpose and Format

On Monday, November 15, 2021, the County of Marin and its consultants, MIG, hosted a public
workshop to inform the community about the planning process for updating the Housing and
Safety Elements and collect input on their issues, concerns and potential solutions. Following
guidance from public health agencies regarding gatherings during the COVID-19 pandemic, the
workshop was held virtually using online video conferencing. City staff conducted robust
community outreach to publicize the event. This included social media posts on Facebook,
NextDoor, and Twitter. In addition, the workshop was promoted through the County’s email
notifications from the website. Eighty —four (84) people registered for the event and thirty one
(31) people participated.

MIG planner Joan Chaplick served as the moderator and facilitated the meeting. Leelee
Thomas, Marin County Planning Manager, provided remarks to set the context and introduced
the County’s project team. The workshop was highly interactive and included live polls,
language interpretation in two other languages (Spanish and Viethamese), and a larger
discussion documented in real-time using a digital whiteboard tool. Participants could submit
comments and questions throughout the meeting using the “Chat” feature. The Project Team
answered questions throughout the meeting.

Agenda Topics and Engagement Activities included:
= Safety Element and the County’s response to Climate Change: Participants were
first asked respond to six demographic questions. Participants received a brief overview

of the safety element’s purpose. They were informed about the Marin County’s current
and future role in responding to climate change. Participants were asked respond to two
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questions regarding hazardous events in their neighborhood. The presenters responded
to questions and participant feedback was noted on a digital whiteboard that was shared
with the larger group.

Environmental Hazards: Presenters described the eight types of hazards and how
Marin County is impacted by the hazard. In a large group discussion, participants were
invited to share their issues and concerns, strategies and solutions, and questions using
the chat feature. The presenters responded to questions and participant feedback was
noted on a digital whiteboard that was shared with the larger group.

Vulnerability Assessment: Presenters described the process for assessing risks for
certain populations, groups and areas. Presenters shared that they are developing
responsive policies for the various hazards.

Atlas: Presenters demonstrated a mapping tool for the housing and safety elements to
access information about area properties.

Housing Element Update: Participants received a brief update of the housing element’s
outreach activities, and the ideas have been shared. Participants were also asked to
share a word in the chat that described Marin County. Participants were invited to share
issues and concerns, strategies and solutions, and questions.

Public Comment: Participants were provided an opportunity to verbally share any
comments near the end of the meeting during the public comment period.

Next Steps and Upcoming Outreach Opportunities: Participants received a brief
review and a preview of upcoming outreach opportunities.

Results from the Engagement Activities
The workshop opened with six polling questions intended to collect basic information about the

participants. For polling questions, a number “n

is provided for the number of respondents for

the question. Not all participants responded to each question. This number is the basis of
percentages shown unless otherwise described.

Question 1 - Where do you live? N:17

O

O

@)

35.5% - Unincorporated Marin County

52.9% - City within Marin County (includes Belvedere, Corte Madera, Fairfax, Larkspur,
Novato, Ross, San Anselmo, San Rafael, Sausalito and Tiburon)

5.9% - | do not live in Marin County

5.9% - | work in Marin but live outside of Marin County

Question 2 - For those who responded they live in unincorporated Marin County, please
tell us what part of the county you live in. N:14

O

O

21.4% - West Marin

7.1%% - Unincorporated San Rafael (Marinwood, Santa Venetia, Los Ranchitos, Lucas
Valley)

0.0% - Unincorporated Novato (Black Point, Green Point, Atherton, Indian Valley)
14.3% - Unincorporated Southern Marin (Tam Junction, Marin City, Strawberry)
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o 7.1% - Unincorporated Central Marin (Sleepy Hollow, Kentfield, Greenbrae, San
Quentin Village)

o 50.0% - | do not live within unincorporated Marin County
0.0% - | don't know

Question 3 - Do you work in Marin County? N:18

o 38.9%-Yes
22.2% - No
38.9% - | do not work (retired, unemployed, other)

Question 4 - How long have you lived in Marin County? N:18

0.0% - Less than 1 year

0.0% - 1-5 years

0.0% - 5-10 years

94.4% - 10 + years

5.56% - 1 do not live in Marin County

O O O O O

Question 5 - What is your housing situation? N:18

55.6% - | own my home

27.8% - | rent my home

16.7% - | live with family/friends (I do not own nor rent)
0.0% - Do not currently have permanent housing

O O O O

Question 6 - What is your age? N:20

0.0% - Under 18
10.0% - 18-29
10.0% - 30-49
25.0% - 50-64
55.0% - 65+

o O O O O

Question 7 - What's one word that comes to mind when you think about Climate Change
and Marin County. Participants were asked to test the chat by providing one word to describe
living in Marin County. Open-end responses are in alphabetical order with number of
mentions noted in parens.

o Air quality
o Consumption o Fireplace wood o Notenough has
o Drought smoke been done
o Emission o Flooding(3) o Smoke
o Fire o Inaction o Vulnerability
o Fire cycle o Multi-hazard o Water
o Wildfire (2)
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o Worry

12

49



Question 8 - In the past 5 years, which of the following hazards have you experienced at
your home or neighborhood? N:20

25.0% - Flooding

0.0% - Landslide or subsidence

5.0% - Storm damage to your residence

20.0% - Damage or loss of trees due to high winds or storms
35.0% - Threat of wildfire

15.0% - None of the above

0.0% - Other

0 O O 0O 0O O O

Question 9 - What has been your experience during extreme heat events in the last five
years? N:21

66.67% - My home keeps me reasonably comfortable

28.57% - My home provides little relief for extreme heat

0.0% - | am forced to be outside (due to my job or lack of housing)

0.0% - The cooling centers provided by the County have offered some relief
0.0% - I'm able to temporarily re-locate during extreme heat

4.76% - None of the above

o O O O O O

Summary of Comments Received for the Safety Elements

Participants were encouraged to share their comments and ask questions using the chat
feature. These responses are organized by topic and as a response to a specific question asked
by the presenter or facilitator. This made for a very dynamic meeting and yielded valuable input
for the project team. The following is a high level summary of the key themes from the large
group discussion. The notes from the digital white board are attached at the end of the
document.
Hazard
Drought

o Drought is an endemic part of the historic climate of Marin.

o Use native plants that survive dry summers

o Point Reyes: The water table is low & sea water from the bay has increased the saline in

the water to very unhealthy levels

o Point Reyes: Having to get water from a delivery program
Flooding

o Need more ways to capture water during rainfall and store in local cisterns

o Local ordinances could look at balancing the need to capture water with the need to
provide for healthy streams.
Hwy 1 (Shoreline Hwy)
MMWD has a rain barrel and cistern rebate program
Inundation of septic systems
Marin City cut off dangerously by flooding

o O O O
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o Keep storm drain clear

o Study successful methods for building in flood planes

o May need to do more building on flood planes to reach RHNA numbers

o Providing floating housing to deter flooding
Extreme Heat

o Western Marin stays a little cooler and it is manageable without A/C
Provide more assistance to get people off wood burning home heating
Multi-unit projects design guidelines should include AC
Could look at other means of controlling indoor temperatures
Using insulation, air flow and building orientation
New housing design needs to include HVAC systems that can address that.
Use electric-based heat.
Sea Level Rise
Take into account areas subject to sea level rise
Avoid building in areas that are subject to increasing risk in coming decades
Dispersion of toxic chemicals in soil
How does wildfire risk/sea level rise factor into the identification of suitable sites, while
keeping affirmatively furthering fair housing at the forefront of this work?

o The most exclusive communities are where there is the highest risk in our county
Severe Weather

o Mitigate wind impacts by under grounding utilities

o Consider providing air purifiers to clean indoor air to vulnerable populations
Wildfire

o Stop building in the WUI

o Wildland fire is not a risk, building fires are a risk

o Prescribed burns

o A program that prevent and mitigate the indirect impact of wildfires on residents,

primarily regarding the air quality.

o Indirect impact of the bad air quality during wildfire seasons

o Affect at home businesses and the health & safety of children / teachers.
Landslides - None
Subsidence - None

O O 0O O O O

O O O O

Summary of Comments Received For The Housing Elements

Participants were encouraged to share their comments and ask questions using the chat
feature. These responses are organized by topic and as a response to a specific question asked
by the presenter or facilitator. This made for a very dynamic meeting and yielded valuable input
for the project team. The following is a high-level summary of the comments and questions that
were made.
Ideas
o Is there a map of suitable sites available for public review that the county has identified?
o Consider allowing backyard cottages to utilize electric or composting toilets and gray
water systems that do not impact existing septic systems in West Marin.
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o O O O

o

Consider utilizing new innovations in modular construction, solar panels, air flow,
insulation and space utilization

Make comfortable housing, reduces cost and impact on utilities.

Possible homekey acquisitions, would those units count towards our RHNA goals?
Re-visit building codes and other ordinances

Has the county identified how many possible units of housing can be added as a result
of SB9 & 107?

How will the county be meeting AFFH requirements?

Consider expanding the effort to identify sources of funding to fund community land
trusts and the use of innovative modular construction methods to reduce construction
costs.

Consider using some of the new infrastructure funds just signed into law

Consider using some of the south facing slopes in Marin Open Space for substantial
solar panel installations.

Issues & Concerns

©)
@)

O O O O O

o O

Existing conditions: risks, vulnerability before completion

Answer various question on how to provide housing to various income levels with a
equity lens

How do plan to incentivize developers to build low truly affordable housing?

Does unincorporated Marin County have any affordable housing overlay zones?

Is land cost a factor for affordable housing development?

What two projects are happening in Marin City?

Marin City has only one road as the entrance & exit for residents is a major obstacle to
the construction of additional housing units there.

Will it also include Racially Concentrated Areas of Affluence, as defined by HCD?
How will the county prepare people for the upcoming Climate changes?

Reducing dependence on carbon-based energy versus some sacrifice of the beauty and
natural values in the open space? A careful assessment could be made to see if there
might be an appropriate use of solar-generated electricity.

Public Comment

There were three people who participated in public comment, below is a high level summary of
their comments and question for the city’s consideration.

O
O
o

Multi-unit guideline - incorporate child care infrastructure

To supply child care with mixed use/ creative uses

What are examples of actions that the county takes, once potential sites are approved
for affordable housing?

Have funding available to match the dollars, County has a housing trust fund, funds are
transferred for the board, variety of sources

County staff there to support to support the work, specifically the HE

Need the sites from the HE to have the development

HE is for ALL income level , low income is the most difficult to plan
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o Seem that there is a lot to juggle open space/ building codes/ ordinance/ legacies/
Disaster preparedness

o Wondering about how it is being prioritized?

o How to balance while also incorporating low income housing?

o Is Golden gate village family public housing included in the HE, Preservation?

o Focused on adding unit but evaluates any potential lose of affordable units : ex expire
beat restricts

o Marin City evaluation for safety and housing?

o Alot of projects in the works

Next Steps

The City and MIG will share workshop results with the public and incorporate input into the
development of the Marin County Safety and Housing Element. Participants were encouraged
to share their responses to the survey on the website. The next workshop is scheduled for early

spring.
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Appendix

Wallgraphic
Chat
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Chat
The Chat comments attached have been modified to remove the names of participants.

- Language Interpretation

- Interpretacion de idiomas

- Ngon ngu phien dich

- Select the globe icon to choose the language you want to listen to for this meeting.

- Seleccione el icono del globo del mundo para elegir el idioma que desea escuchar para esta reunion.

- Nhan vao dau hieu qua dia cau de chon ngon ngu cho buoi hop.

- Is there going to be discussion about upcoming housing availability?

- Live in Novato

- We are discussing a plan for housing in the future. If you have immediate housing needs, please email
affordablehousing@marincounty.org

- Thank you

- What's one word that comes to mind when you think about Climate Change and Marin County

- Drought

- Vulnerability

- Water

- inaction

- flooding-fire

- Worry

- Emission

- consumption

- wildlife, flooding

- Multi-hazard

- not enough has been done

- Wildfire

- fireplace woodsmoke

- Flooding-firecycle

- https://emergency.marincounty.org/pages/evacuation

- Relatively speaking, western Marin stays a little cooler and it is manageable without A/C

- Need more ways to capture water during rainfall and store in local cisterns and the local ordinances
could look at balancing the need to capture water with the need to provide for healthy streams.

- Thank you Alan. We will keep this chat and refer back to good recommendations like this one as we
start thinking about updates to our Safety policies.

- Hwy 1 also f;00ds

- Hwy 1 Shoreline Hwy also floods

- MMWD has a rain barrel and cistern rebate program:
https://www.marinwater.org/sites/default/files/2020-
09/Rain%20Barrel%20and%20Cistern%20Rebate%20Form.pdf

- smoke

- air quality

- Marin City cut off dangerously by flooding

- Inundation of septic systems

- Can we access the whiteboard, or are comments just getting recorded through chat?

- Stop building in the WUI. Wildland fire is not a risk, building fires are a risk

- keep storm drain clear

- Provide more assistance to get people off wood burning home heating and migrated to electric-based
heat.

- Drought is an endemic part of the historic climate of Marin. Use native plants that survive dry summers
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In Point Reyes because of the drought our water table is so low and sea water from the bay has
increased the saline in the water to very unhealthy levels and we are having to get water from a
delivery program,

prescribed burns please

study successful methods for building in flood planes..as we may need to do more of that to reach
RHNA numbers

To draw down greenhouse gases, reduce the number of cows (methane producers)

As we consider more housing, take into account areas subject to sea level rise and avoid building in
areas that are subject to increasing risk in coming decades.

For more on GHG reduction and moving to electric see
https://www.marincounty.org/depts/cd/divisions/sustainability

Increase the use of e-bikes and other low impact electric vehicles to reduce traffic and exhaust fumes.
Would require a significant capital investment and a challenge to the status-quo priority given to cars
and trucks.

Consider using some of the new infrastructure funds just signed into law to open the old train tunnels
Woodacre to Fairfax and Corde Madera to Mill Valley. Provide a flat bike/pedestrian route from Point
Reyes Station to Sausalito.

Mitigate severe weather (wind) impacts by under grounding utilities

SLR concern: dispersion of toxic chemicals in soil

Government programs to help everyone convert to electric or hybrid vehicles.

Will the housing element also be discussed tonight, or just the safety element?

It is important to include in the housing element a program that prevent and mitigate the indirect impact
of wildfires on residents, primarily regarding the air quality. For example, new housing design needs to
include HVAC systems that can address that. Additionally, family child care providers, for example,
have their businesses at their own homes. The indirect impact of the bad air quality during wildfire
seasons affect their businesses and the healthy and safety of children and teachers. It is important that
the program address this need.

We will be discussing the housing element after our safety discussion

Great, thanks!

Additionally, heatwaves are becoming more common. Therefore, multi unit projects design guidelines
should include air conditioning, for example.

Some of the physically isolated populations are some of the wealthiest—beachfronts and mountains.
They have the means to repair or move elsewhere.

As an alternative to air conditioning, we could look at other means of controlling indoor temperatures
using insulation, air flow and building orientation.

With Marin City being in an high fire and now a flood zone. How will the county prepare people for the
upcoming Climate changes?

Consider providing air purifiers to clean indoor air to vulnerable populations. They do require electricity
but far less that air conditioning.

+1 Anne

Is the zoning the same as the PSPS outage zoning?

Think about providing floating housing that can also deter flooding...

This looks like a great tool. | don’t see it in the demo, but will it also include Racially Concentrated
Areas of Affluence, as defined by HCD?

Hi Taiwana. There are several projects being planned in Marin City in the coming months. Two are
County sponsored and one is an Army Corp project. We have staff that are coordinating now to ensure
we are not being redundant, but providing the information and outreach to involve Marin City residents.
Additionally, our Department of Public Works is planning a second engineering project to improve
draining near the bay shoreline.
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Awesome. | haven’t seen many other jurisdictions get down to making this fine level of data available to
the public. Keep up the good work!

Consider using some of the south facing slopes in Marin Open Space for substantial solar panel
installations. It's a tough choice to sacrifice some of the open space, but what is the greater good...
reducing dependence on carbon-based energy versus some sacrifice of the beauty and natural values
in the open space? A careful assessment could be made to see if there might be an appropriate use of
solar-generated electricity.

Is there a map of suitable sites available for public review that the county has identified?

English: https://www.surveymonkey.com/r/MarinCoHousingSurvey

Espaniol: https://www.surveymonkey.com/r/marincohousingencuesta

Tiéng Viét: https://forms.gle/SzALWFaoxLMvFgge7

Consider-it: https://marinsafetyelement.consider.it/

In Western Marin, consider allowing backyard cottages to utilize electric or composting toilets and gray
water systems that do not impact existing septic systems. Consider utilizing new innovations in
modular construction, solar panels, air flow, insulation and space utilization to make comfortable
housing that reduces cost and impact on utilities. Would require a re-visit to building codes and other
ordinances, but perhaps it is time to take another look at these constraints.

Re: possible homekey acquisitions, would those units count towards our RHNA goals?

Can we provide public comment through email? If so, what is the best email address to direct our
comments?

Housing: housingelement@marincounty.org

Safety: safetyelement@marincounty.org

Has the county identified how many possible units of housing can be added as a result of SB 9 & 10?
www.marincounty.org/housingsafetyelements
https://www.marincounty.org/depts/cd/divisions/planning/housing-and-safety-elements

Awesome. Sorry for all the questions, but how will the county be meeting AFFH requirements?
Terner Center Study: https://ternercenter.berkeley.edu/wp-content/uploads/2021/07/SB-9-Brief-July-
2021-Final.pdf

Thanks!

| would like to speak if | can

How do plan to incentivize developers to build low truly affordable housing

Does unincorporated Marin County have any affordable housing overlay zones? That might make it
easier for developers

How does wildfire risk/sea level rise factor into the identification of suitable sites, all the while keeping
affirmatively furthering fair housing at the forefront of this work? Recognizing that the most exclusive
communities are where there is the highest risk in our county

Consider expanding the effort to identify sources of funding to fund community land trusts and the use
of innovative modular construction methods to reduce construction costs.

What two projects are happening in Marin City?

The fact that Marin City has only one road that serve as the entrance and exit for residents should be
considered a major obstacle to the construction of additional housing units there.
https://www.marincounty.org/depts/cd/divisions/planning/housing-and-safety-elements
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MARNCOUNTY - Marin County Housing & Safety Elements
Community Workshop #3

Summary of Workshop Discussion

HOUSING

E(LE%\.\EIEI% January 20, 2022

Introduction

In mid- 2021, the County of Marin began efforts to draft updates for the Housing and Safety
Elements. State law requires the Housing Element be updated every 8 years. Through the
Housing Element, the County must identify and plan for how the unincorporated County can
accommodate at least 3569 units of housing, with a specific number of units for low and very
low income, moderate income, and above moderate-income residents. State law also requires
that the Safety Element be updated when the Housing Element is updated. The Safety Element
is a plan that looks at geologic hazards, flooding, wildlands, and urban fires.

This was the third workshop held to engage the community in this project. The website,
https://www.marincounty.org/depts/cd/divisions/planning/housing-and-safety-elements, contains
more information about the project and its upcoming activities.

Workshop Purpose and Format

On Thursday, January 20, 2022, the County of Marin and its consultants, MIG and VTA, hosted
a public workshop to inform the community about the planning process for updating the Housing
and Safety Elements, collect input on the site selection process and introduce a digital tool that
will receive input on specific sites. Following guidance from public health agencies regarding
gatherings during the COVID-19 pandemic, the workshop was held virtually using online video
conferencing. City staff conducted robust community outreach to publicize the event. This
included social media posts on Facebook, NextDoor, and Twitter. In addition, the workshop was
promoted through the County’s email notifications from the website. Two hundred and nine
(209) people registered for the event and one hundred and ten (110) people participated. The
meeting was also live streamed to YouTube.

MIG planner Joan Chaplick served as the moderator and facilitated the meeting. Leelee
Thomas, Marin County Planning Manager, provided remarks to set the context and introduced
the County’s project team. The workshop was highly interactive and included live polls,
language interpretation in one other language, Spanish, small group discussions documented in
real-time using a google sheet, and a live demonstration of a digital tool that will receive input on
specific housing sites. Participants could submit comments and questions throughout the
meeting using the “Chat” feature. The Project Team answered questions throughout the
meeting.

Agenda Topics and Engagement Activities included:
= Housing Element Process Update: Participants received a brief update of the housing

element’s purpose and requirements. Participants were also asked to share a word in
the chat that described Marin County and respond to six demographic questions.
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Candidate Housing Site Selection Process: The Project Team walked through the
guiding principles, strategies, and scenarios used in the preliminary site selection
process. Following the presentations, participants were randomly assigned to ten small
groups. Each group had a facilitator and note-taker, nine groups were facilitated in
English and the last group was facilitated in Spanish. The Spanish group was influx due
to deficient Spanish-speaking participants. Participants were invited to share their
priorities in scenarios for housing site selection, any issues and ideas regarding site
selection, and questions for future housing site selection.

Balancing Act-Public Engagement Tool: Participants received a brief introduction and
demonstration of a tool called Balancing Act that will receive input on specific sites. The
tool would be posted on to the website and would help users create their own housing
plan out of the list of potential housing sites for the Housing Element.

Next Steps and Upcoming Outreach Opportunities: Participants received a brief
review and a preview of upcoming outreach opportunities including office hours for
Balancing Act.

Results from the Engagement Activities

The workshop opened with an open-end question and six polling questions intended to collect
basic information about the participants. For polling questions, a number “n” is provided for the
number of respondents for the question. Not all participants responded to each question. This
number is the basis of percentages shown unless otherwise described.

Question 1 - Provide one word you use to describe living in Marin County. Participants
were asked to test the chat by providing one word to describe living in Marin County. Open-end
responses are in alphabetical order with the number of mentions noted in parenthesis.

0O O O 0O O O O O

Building o Very full o privileged
Community killing o Fluffy o Racist
Complicated o Hot o ridiculous
Congested (2) o Inaccessible o Strawberry
Crisis (2) o Inadequate (2) o Strawberry
Critical o Inequitable o Terra Linda
Difficult (2) o limited o Tight (2)
Expensive (7) o Old o Unfair

o For seniors o overpriced o Unsustainable

Question 2 - Where do you live? N:65

o
o

O

61.5% - Unincorporated Marin County

35.4% - City within Marin County (includes Belvedere, Corte Madera, Fairfax, Larkspur,
Novato, Ross, San Anselmo, San Rafael, Sausalito, and Tiburon)

3.1% - | do not live in Marin County

Question 3 - For those who responded they live in unincorporated Marin County, please
tell us what part of the county you live in. N:59
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O O O O O

O

35.6% - Unincorporated Southern Marin (Tam Junction, Marin City, Strawberry)

23.7% - | do not live within unincorporated Marin County

15.3% - West Marin

13.6% - Unincorporated Novato (Black Point, Green Point, Atherton, Indian Valley)
10.2% - Unincorporated San Rafael (Marinwood, Santa Venetia, Los Ranchitos, Lucas
Valley)

1.7% - Unincorporated Central Marin (Sleepy Hollow, Kentfield, Greenbrae, San Quentin
Village)

0.0% - | don’t know

Question 4 - Do you work in Marin County? N:72

o
o
O

54.2% - Yes
27.8% - | do not work (retired, unemployed, other)
18.1% - No

Question 5 - How long have you lived in Marin County? N:72

O O O O O

83.3% - 10 + years

2.8% - 1 do not live in Marin County
9.7% - 5-10 years

4.2% - 1-5 years

0.0% - Less than 1 year

Question 6 - What is your housing situation? N:73

O O O O

82.2% - | own my home

11.0% - | rent my home

4.1% - | live with family/friends (I do not own nor rent)
2.7% - Do not currently have permanent housing

Question 7 - What is your age? N: 71

O O O O O

0.0% - Under 18
2.8% - 18-29
15.5% - 30-49
32.4% - 50-64
49.3% - 65+

Summary of Comments Received For The Housing Elements

Participants were encouraged to share their comments and ask questions using the chat
feature. These responses are organized by favored scenarios, comments, and questions. This
made for a very dynamic meeting and yielded valuable input for the project team. The following
is a high-level summary of the key themes from the nine break-out groups that surfaced during
the discussion. A full transcription of the breakout notes from each group is attached.
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Scenarios

There were comments about having a balance of all the scenarios because all topics are
important and should be implemented with respect to all stakeholders, residents and future

residents.

1. Ensure Countywide Distribution
e Accessible transportation and transit

O

o O O O

Encourage collocating housing with public transit stops and major corridors
Concerns with increased traffic due to increased population because of housing
Create walkable and bikeable communities

Does the unincorporated area include any SMART train stops?

Has anyone contacted Caltrans for an assessment of the maximum capacity of the
roadway?

¢ Want more education around development and requirements

o
O
o

o O O O O

What is the budget for building in existing property?

How does SB 9 (Urban Lot split) fit into the housing planning?

Where do you apply for housing programs (ADUs, JADUSs, etc.)? Responsibility for
development falls on the homeowner.

Do developers decide the kind of housing that gets built (Low-income, moderate,
workforce, etc.)?

Isn’t the true measure of success is getting additional affordable housing built?
Are there any requirements for ADA or senior housing?

What are the characteristics and constraints of the potential sites?

Do current projects or those approved show up as numbers in Balancing Act?
What are the AMI income levels for each level of affordability as part of this
process?

What is the relationship between approved housing in the Housing Element v.
actual construction of housing?

What is the budget for building on an existing property?

Where do you apply for this program?

Is there a way to limit the development of above moderate housing prior to meeting
certain construction metrics for affordable housing?

Who gets to decide what type of housing is developed? - i.e. moderate, workforce,
etc.?

2. Address Racial Equity and Historic Patterns of Segregation
e Be creative and protect equitable opportunities
e Provide more affordable housing

O
O
o

Provide homeownership opportunities

Address concerns of corporate ownership of a unit

Consider non-profit and for-profit developers processes to ensure a diversity of
housing types

Continue to fund/support different types of development

Provide various housing types
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o
o

Cost for development is high, fees, land costs, etc.
Consider "gifting" land through easements to let adjoining owners to add ADUs

e Address segregation and make the county more equitable and diverse

O
O

Concern about existing restrictive covenants
Rezone areas that are historically segregated

o Create accessibly housing for mixed level of income, racial, cultural, and ages

o
O
o

Ensure housing is safe for both residents and the environment
Provide adequate resources
Distribute a diversity of housing and people throughout the county

e Other underserved groups

O

Provide accessible and affordable housing for the workforce, seniors, people with
disabilities (ADA), and low-income families

Has there been consideration of children of current residents that feel pressure to
leave because of costs? How can we alleviate the pressure?

Consider Social and human health

3. Encourage Infill and Redevelopment Opportunities
¢ Increase density and infill

o
o

@)
@)

Concern about the increase in the number of people

Consider San Geronimo, Inverness, Fire House on Frontage Road in Terra Linda,
St. Vincent's, Silveira Ranch, Marinwood shopping centers, Golden Gate Village,
and Sacred Heart Church in Olema as potential sites

Consider moving San Quentin prison and redeveloping

How do the unoccupied homes play into the process? (Vacation rentals & Airbnb,
West Marin)

Consider rezoning (agricultural land), building code amendments, convert
commercial buildings, and amending regulation for services (Waste, septic, stream,
etc.) as a component of this process

Consider affordable housing in potential infill sites

Develop Tiny Homes, ADUs, JADUs, mixed-use, mobile home developments, boat
communities, Habitat for Humanity development, etc.

Develop on undeveloped land, parking lots, public golf courses, and church
property

Develop community land trusts

Has the county surveyed large landowners about the options under discussion?

e Infrastructure

@)
@)

Locate services with housing

Increase infrastructure (water, waste, power, sewage, parking, schools, hospitals,
police, firefighters, etc.) demand due to increased population because of housing is
a concern

How will the infrastructure be improved?

What efforts is the County making to update septic policies/regulations?

How will the improvements be paid for?
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4. Consider Environmental Hazards

e Protect the environment
o Mitigate flooding, sea-level rise, air pollution, and wildlife
o Ensure environmental justice communities/ underserved communities are safe from

hazards

o Preserve and protect open spaces
o Create more accurate fire hazard maps

e Concerned about evacuation route access

o Concerned about developing around Tam Junction, Marin Mill Street, Marinwood Plaza,
Drake, and St Vincent / Silveira

5. Process Concerns and Ideas

o Feel the County will move forward with whatever decision without resident consent.

e Think that the law is counterproductive; requiring a certain number of units whilst
making construction more difficult and expensive, then the county will be reprimanded
for not reaching the housing unit goal.

o Consider resident retention and preserve the quality of life

e What are the next steps in the process?

o Will the tools and materials be in multiple languages?

¢ How will the public be involved moving forward?

Next Steps

The City and MIG will share workshop results with the public and incorporate input into the
development of the Marin County Housing Element. Participants were encouraged to share their
responses to the survey on the website. The next workshop is scheduled for early spring.
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MARNCOUNTY - Marin County Housing & Safety Elements
Community Workshop #3

Summary of Workshop Discussion

HOUSING

ET_ESA?EE]% March 29, 2022

Introduction

In mid- 2021, the County of Marin began efforts to draft updates for the Housing and Safety
Elements. State law requires the Housing Element to be updated every 8 years. Through the
Housing Element, the County must identify and plan for how the unincorporated County can
accommodate at least 3,569 units of housing, with a specific number of units for low and very
low income, moderate-income, and above moderate-income residents. State law also requires
that the Safety Element be updated when the Housing Element is updated. The Safety Element
is a plan that looks at geologic hazards, flooding, wildlands, and urban fires.

This was the fourth workshop held to engage the community. The website,
https://www.marincounty.org/depts/cd/divisions/planning/housing-and-safety-elements, contains
more information about the project and its upcoming activities. This workshop focused on the
Housing Element.

Workshop Purpose and Format

On Tuesday, March 29, 2022, the County of Marin and its consultants, MIG and VTA, hosted a
public workshop to inform the community about the planning process for updating the Housing
Element. The focus of the meeting was to share information about potentials programs and
policies for inclusion in the plan. The workshop was held virtually using online video
conferencing. City staff conducted robust community outreach to publicize the event. This
included social media posts on Facebook, NextDoor, and Twitter. In addition, the workshop was
promoted through the County’s email notifications from the website. One hundred and eighty-
one (181) people registered for the event and one hundred and twelve (112) people
participated.

MIG planner Joan Chaplick served as the moderator and facilitated the meeting. Leelee
Thomas, Marin County Planning Manager, provided remarks to set the context and introduced
the County’s project team. The workshop was highly interactive and included Zoom polling,
language interpretation in one other language, Spanish, Mentimeter polls, and real-time
documentation on a digital whiteboard. Participants could submit comments and questions
using the “Chat” feature throughout the meeting. The Project Team answered questions
throughout the meeting.

Agenda Topics and Engagement Activities included:
* Housing Element Process Update: Participants received a brief update of the housing

element’s purpose and requirements. There was a presentation on the role and purpose
of the Policies and Programs
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= Solicit Input on the Program Ideas and Priorities: Participants received a
presentation on potential policies and programs for the Housing Element. Throughout
the presentation, participants were asked to share their ideas and comments in the chat
and used the Mentimeter poll to rate potential policies or programs on a five-point scale,
1 being “No - Do not further develop” and 5 “Yes-Further develop this idea.”

= Next Steps and Upcoming Outreach Opportunities: Participants received a brief
preview of upcoming events.

Results from the Engagement Activities

The workshop opened with an open-end question and five polling questions intended to collect
basic information about the participants. For polling questions, a number “n” is provided for the
number of respondents for the question. Not all participants responded to each question. This
number is the basis of percentages shown unless otherwise described.

Question 1: Where do you live? N:60

e 0% -1 do not live in Marin County

e 28% - City within Marin County (includes Belvedere, Corte Madera, Fairfax, Larkspur, Novato,
Ross, San Anselmo, San Rafael, Sausalito, and Tiburon)

e 72% - Unincorporated Marin County

Question 2: For those who responded they live in unincorporated Marin County, please tell us what
part of the county you live in. N:54

e 2% - Unincorporated Central Marin (Sleepy Hollow, Kentfield, Greenbrae, San Quentin Village)
e 2%-Ildon't know

e 4% - Unincorporated Novato (Black Point, Green Point, Atherton, Indian Valley)

e 9% - Unincorporated San Rafael (Marinwood, Santa Venetia, Los Ranchitos, Lucas Valley)

e 9% - Unincorporated Southern Marin (Tam Junction, Marin City, Strawberry)

e 13% -1 do not live within unincorporated Marin County

e 61% - West Marin

Question 3: Do you work in Marin County? N: 67

e 9%-No
e 42% -1 do not work (retired, unemployed, other)
e 49%-Yes

Question 4: How long have you lived in Marin County? N:69

e 0% -|do not live in Marin County
e 3%- Less than 1 year

e 4% -5-10vyears

o 6%-1-5years

o 87%-10 +years

Question 5: What is your housing situation? N:72
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e 0% - Do not currently have permanent housing

o 1% -1 live with family/friends (I do not own nor rent)
e 18%- | rent my home

e 81%-1own myhome

Question 6: What is your age? N:70

e 0% - Under 18 years old
e 3%-18-29 years old

e 9% -30-49 years old

e 34%-50-64 years old

e 54% - 65+ years old

Summary of Comments Received for The Housing Elements

Participants were encouraged to share their comments and ask questions using the chat
feature. These responses are organized by favored scenarios, comments, and questions. This
made for a very dynamic meeting and yielded valuable input for the project team A full
transcription of the breakout notes from each group is attached in the appendix.
Questions:

e What methodology was used to allocate the 14,210 units within Marin?

o With the population declining why are the numbers believed to be accurate and

meaningful?

o Will the link for the recording be emailed to everyone who registered for the live event?

¢ How do low-cost rentals get figured in and included in affordable housing?

¢ Can employees of local businesses have preferences?

Summary of Input on the Program Ideas and Priorities

The workshop opened with a description of potential programs, an open chat period for
comments and questions, and nineteen (19) scaling questions to rate whether the programs
should or should not be further developed for the housing element. For Mentimeter polling
questions, not all participants responded to each question; a number “n” is provided for the
number of respondents for the question. The visuals represent the Weighted Average of the
scaling questions. In the comments below, an asterisk (*) is used to indicate the number of
times the comments were repeated.

A. Increase Availability of Existing Units

e Short term rentals

o Units include VRBO, Air BnB, etc.

o Many voiced the desire to eliminate and or limit the number of short-term
rentalg™ = ***

o A comment stated that “Corporations/ Conglobates have purchased vast
amounts of short-term rentals housing in West Marin. The county needs to
enforce residential zoning.”

o Question: Is the county looking at regulating STR, identifying abandoned houses
to be salvaged as well as new housing?
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e Vacant Home tax
o Many voiced the desire to have a tax on vacant homes
o Case Study: Oakland has a vacancy tax for any empty homes. The city earned
$7M last year. SF is considering it.
o How is the vacancy tax enforced?
o How do you know that a property is vacant? Penalizing people who can't live
there all the time seems tricky.
o Can employees of local businesses have preferences?
e Other Ideas:
o Look at underutilized industrial and commercial spaces to adapt into residential
or mixed-use housing.
Use government super fund to clean Brownfields.
Consider each program independently.
Make tiny homes/ remodeling kits
Concerns about traffic congestion, limited infrastructure, and resources.
Build along the 101, near transportation, and existing development.
Accessory Dwelling Unit (ADU): sometimes called a granny flat, junior accessory
dwelling unit (JADU), or second unit.
= Make it easier to create ADUs and JADUs*
= Amnesty for legalizing existing units
=  Waive all fees
= Incentive to come forward, bringing units to code
= Guide people through the amnesty process
= Need affordable rentals
= See if we can add 500 or even more units without building a single home.

*kkkkk

O O O O O O

N: 63

Increase Availability of Existing Units

Short-Term Rental Policy 39

Vacant Home Tax

No - Do not further develop
Yes-Further develop this idea

B. Tenant Protection

e Rent Stabilization Ordinance
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N: 64

No - Rent control ***

Yes - Rent control**

“Owner and tenant have to be protected. Tenants weaponizing rent control to extort
owners or owners who abuse their tenants.”

Expand the Just Cause for Eviction Program

O
O

O
O

Support Expand the Just Cause Ordinance*

“Provide longer notice periods when tenants are displaced when units are demolished.

Allow tenants to return to rebuilt units at the rent they were paying when displaced.”
What does expanding the “just cause ordinance” mean?
How is it currently inadequate?

Create a Tenant Commission

@)
©)

Why not a tenant-landlord commission? Discourage polarization?
Yes - Tenant commission **
= |t should be both tenant and landlord rights commission.
“Require landlords to be educated on their responsibilities as landlords so tenants are
not taken advantage of.”

Tenant Protection

Create arent stabilization ordin'z3 4".e

Expand the Just Cause for evictisa program

No - Do not further develop
Yes-Further develop this idea
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N:68

Tenant Protection

Create a Tenant Commission 35

Provide First Right of Refusal

No - Do not further develop
Yes-Further develop this idea

C. Special Needs Population — Seniors

e Promote participation in Home Match Program
o Do the outreach through non-profits
o Support the home match program
o “l'love the home match program. | know a young woman who lives in a home with a
senior citizen. It was through Whistlestop.”
e Increase assisted living opportunities
o Support Senior housing subsidies for low income **
o Support Seniors aging in place by modifying their homes
o Support Senior communities
= “Point Reyes and Mill Valley Redwoods have Successfully created lovely senior
communities.”
= “Senior communities with activities for owners such as Robson in Texas or
Arizona would be welcome.”
o Provide more Intergenerational Housing (shared/co-housing/co-living opportunities for
senior and younger single adults)***
= “Some seniors don’t want to be around only other seniors, some like being in
multigenerational communities.”
e Create small lot/townhomes for seniors
o Yes-Smaller lots *
=  Could small lots (1,200sf) with small homes for 800sf homes be available for
purchase - similar to AB 803 starter home reg?
Yes - Tiny homes **
Fund specific programs using state grant funding.
Support caregiver cottages/ housing **
Create more senior housing and tiny homes***
=  For purchase and or renting

o O O O
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=  |n West Marin
= ADUs on family members’ property
e Are there subsidies for ADUs?

= Difficult with septic systems in West Marin

=  Build single-level housing and provide elevators for seniors.

=  “Could regulations similar to SB 9 provide for lots splits so seniors can provide
another family space for a home but not have to take on the debt from building
a second unit.”

=  “Could a low-cost loan, streamlined permitting and pre-approved plans for
ADUs be made available for seniors?”

N: 69

Special Needs: Seniors

Promote participation in Home Match Progro;g
Increase assisted living opportunities

Create small-lot/town homes for seniors

No - Do not further develop
Yes-Further develop this idea

C. Special Needs Population - Farm Workers

e Develop a program for County to work with farm employers to contribute to an affordable
housing fund or land trust***
o Talk with the employer, farmworkers, and their families regarding needs **
o Consider the duration of the stay and employment
o Can we allow non-profits to manage the units so that there is decent and safe
housing and provide AFFH?
How would you police that the farmworker housing is farmworkers?
“Dairy farms supply free housing for employees and their families. Need to help
upgrade housing on farms”
o Explore opportunities for renters to purchase with funding for land trusts, co-ops, to
purchase and preference for “essential workers”
e Develop a set aside of percentage units at new affordable housing developments for
farmworkers*
o Are these seasonal workers?
o Short-term rental?
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e Other

N:62

o Change 60-acre zoning

Commute Less

House caregivers and health support workers

Expedited review is important

Amend the Williamson act to create housing for non-farmworkers
“Farmworkers are the most essential workers”

Create a village out of groups of farmworker housing

O O O O O O

Special Needs: Farm Workers

Develop program for County to work with farm employers
to contribute to an affordable housing f-38* or land trust

Develop a set aside of percentage units at new affordable
housing developments for farmworkers

No - Do not further develop
Yes-Further develop this idea

C. Special Needs Population - People with Disabilities

e Assistance with accessibility improvements

o
o
o
O

Aging people may be temporarily disabled.

Old buildings are problematic.

What about housing for people with developmental disabilities?
Are there plans for independent and supported living options?

o Expedited review for reasonable accommodation

@)

Is there a deadline to decide?

e Incentives for universal design

o
o
o
o

ADA is a necessary regulation but can be weaponized.

All new construction has to be built with ADA and accessibility regulations.
Single-story housing units are both rentals and for purchase.

Regulations would be difficult to legalize many ADUs.

e Visitability requirements for multi-family housing

o
o
o

could you further define multi-family?
How many occupants or units?
Multifamily is governed by ADA and Universal Design Guidelines.
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e Unsure it's a good idea to push multi-family housing in rural areas

N:56

Special Needs: People with Disabilities =

Assistance with accessibility im;:)rctvemen*41

Expedited review for reasonable accommeos'=tion

No - Do not further develop
Yes-Further develop this idea

N:57

Special Needs: People with Disabilities &

Incentives for universal design 37

Visitability requirements for multi-femily housing

No - Do not further develop
Yes-Further develop this idea

C. Special Needs Population - Persons Experiencing Homelessness

e Provide housing through Project Home Key
o How does the county plan on preventing Project HomeKey from being turned down by
the neighborhoods they're found in?
o Use Lee Garner Park in Novato as a model for transition housing
e Support rapid re-housing options
o Help alternative-housed individuals remain in their communities
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o Make the permits temporary

o Need partnership support
e Provide Alternative housing types - tiny homes, etc.

o Job trading and work placement program.
Offered permanent housing for people in hospitals
Can tiny homes be allowed in campgrounds or backyards?
Do not overpopulate and create health hazards in tent cities
Ask Homeless questions
Decriminalize “compostable toilets.”

O O O O O O

essential***
o Considerations for resources (water, sustainability, and drainage)

N: 59

Treatment and substance abuse services (Mental & Health) as an adjunct to housing are

Special Needs: Homelessness

Provide housing through Project Home Ke\/42
Support rapid re-housing options

Provide Alternative housing types - tiny homes, etc.

No - Do not further develop
Yes-Further develop this idea

D. Other Program Ideas & Comments

e Affordable housing

o Incentives for ADU production for Low-income populations?

o Low-cost lending pool to produce units for low-income homeowners

o Shallow rent subsidies for low-income residents

o “Can the county increase the percentage of required affordable housing for projects?”
e Environmental concerns

o Allow for a prescriptive septic design for set geographic areas to save money

o Allows for shared septic systems for permanently deed-restricted unit development

o Change flows to be reflective of 65g per day per bedroom now that we have low f<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>