AGENDA ITEM 8.3

CITY OF LARKSPUR
Staff Report
August 3, 2022, City Council Meeting

DATE:

July 26, 2022

TO:

Honorable Mayor Hillmer and the City Council

FROM:

Elise Semonian, Community Development Director

SUBJECT:

ADOPTION OF A RESOLUTION APPROVING A REQUEST FOR A WAIVER OF
PROCESSING FEES FOR A HOMEKEY HOUSING PROJECT AT 1251 SOUTH
ELISEO DRIVE
____________________________________________________________________________
ACTION REQUESTED
That Council approve the resolution.
SUMMARY AND BACKGROUND
Episcopal Community Services (ECS) is asking the Council to waive building permit fees to convert a
former skilled nursing facility at 1251 S. Eliseo Drive to permanent supportive housing for 43 low-income
individuals who are experiencing or who are at risk of homelessness and one manager unit.
The Council considered a request for a waiver of plan check fees at the May 4, 2022, City Council meeting
and continued the item.
The applicant is requesting a refund of fees paid to the City at the time of the building permit application
($73,769.23) and a waiver of the remaining permit fees due at permit issuance. The building permit and
public works fees total $275,672.49. A breakdown of the City fees is attached (Attachment 1). Central
Marin Fire has agreed to waive its fees if the City waives its building permit fees. The project would not be
financially feasible for ECS without grants, including a Homekey grant from the California Department of
Housing and Community Development (HCD), grants from the County of Marin, and ongoing financial
assistance. 1

Detailed information on the project funding and County grant agreement may be found with material for the May
10, 2022, Board of Supervisors meeting, Item 9:
https://marin.granicus.com/DocumentViewer.php?file=marin_283e7fb87b87b5bfcbc9c27e970143fe.pdf&view=1
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DISCUSSION
The City’s General Plan Housing Element 2015-2023 includes a Vision of Housing for 2023 “to define what
the community of Larkspur values, and to take a positive, constructive look at Larkspur and how housing
fits into its future:”
We have support systems and housing in place to help the disenfranchised (homeless,
elderly, disabled, and others in need).
We coordinate with other jurisdictions to address important housing issues in creative and
effective ways. 2
The City Housing Element has several goals and policies that indicate the City will 1.) partner with other
jurisdictions and nonprofits to address the City’s housing needs, 2.) provide housing for low income and
homeless, and 3.) waive fees to facilitate low-income housing development (see relevant programs,
Attachment 2). The Housing Element includes objectives for the number of units to be constructed and
policies and programs to achieve those objectives.
The County of Marin has secured and directed millions of dollars of funding to develop this low-income
housing in the City of Larkspur. The County’s grant agreement requires the housing to be deed restricted
for affordable housing for at least 55 years. Contributing building permit fees towards the project shows
the City’s commitment to development of affordable housing and its support of the County’s assistance in
meeting its low-income housing needs.
There are four specific Housing Element programs recommending that the City waive fees or allocate
funds to support special needs and low-income housing:
1. H7.F Waive/Defer Development Fees. Consider waiving or deferring development fees for housing
projects targeted to lower-income households when needed to ensure project feasibility, especially
for developments targeted to very low and extremely low income households.
2. H9.C Waive/Defer City Fees. Continue to waive or defer City fees, as appropriate, for housing
projects that meet special needs when necessary to improve the financial feasibility of such
projects.
3. H10.B Engage in Countywide Efforts to Address Homeless Needs. Actively engage with other
jurisdictions in Marin to provide additional housing and other options for the homeless, supporting
and implementing Continuum of Care actions in response to the needs of homeless families and
individuals. Participate and allocate funds, as appropriate, for County and non-profit programs
providing emergency shelter and related counseling services.
4. H11.4 Waive City Processing Fees. Waive City fees for processing discretionary permits for standalone affordable housing projects.
Without the S. Eliseo project, the City would fall short of meeting its 2015-2023 Regional Housing Need
Allocation (RHNA) for very low income housing.
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2015-2023 Housing Element
Income Category
Very Low Income
Low Income
Moderate Income
Above Moderate Income
TOTAL

Larkspur RHNA
2015-2023
40
20
21
132

Housing Element
2015-2023 Objective
80
27
26
189

Units Approved
(includes 1251 S. Eliseo)
52
18
13
96

213

282

179

The new affordable units will also count towards the City’s 2023-2031 RHNA allocation as “carry over”
units.
2023-2031 Housing Element
Carry Over Units

Income Category
Very Low Income
Low Income
Moderate Income
Above Moderate Income
TOTAL

Larkspur RHNA
2023-2031
291
168
145
375

(in progress for approval or
under construction as of
6/30/22, includes 1251 S. Eliseo)

979

46
6
6
20

Remaining Need
2023-2031
245
162
139
355

78

901

“A housing element is no longer a paper exercise – it’s a contract with the state of housing commitments
for eight years and the Housing Accountability Unit will hold jurisdictions to those commitments.” 3 There
are consequences for a city’s failure to follow its housing element programs. As part of the 2021-2022 state
budget, HCD received additional staff to grow its accountability efforts and formed the Housing
Accountability Unit (HAU) with a total of 25 staff. The HAU holds jurisdictions accountable for meeting their
housing element commitments. HCD has authority to review any action or failure to act by a local
government that it determines is inconsistent with an adopted housing element or Housing Element Law.
This includes failure to implement program actions included in the housing element. 4 It is unknown if the
HAU would take action against the City for denying a fee waiver to support development of the City’s share
of low income housing, which could be an action viewed inconsistent with the City’s housing element
programs.
FISCAL IMPACT
The $275,672.49 total plan check and permit fee reflects internal and external costs that the General Fund
will absorb should the Council approve this resolution. Direct costs to the City to date have been for contract
Building Official review of the plans. The City paid $59,015.39 to Philips Seabrook Associates to provide
plan check services. Future costs will be review of any plan revisions and contract building inspections.

Megan Kirkeby, HCD Deputy Director for Housing Policy, quoted in October 19, 2021 press release “HCD
Strengthens Efforts to Increase Housing Accountability.”
4
Government Code sections 65580-65589.11 and http://www.hcd.ca.gov/accountability-and-enforcement
3
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$71,250 of the fees are a Construction Road Impact Fee, which is calculated as a percentage of the project
valuation. The City does not anticipate large valuation projects in its annual projection of road impact fee
revenue. Staff believes the City will still realize its revenue projection in this category regardless of waiving
this fee for this project.
Staff believes the General Fund can absorb this fiscal impact without drawing upon reserves.
STAFF RECOMMENDATIONS
That Council approve the attached resolution.
Respectfully submitted,
Elise Semonian, Community Development Director
Attachment
1. List of total fees due for building permit
2. Relevant General Plan Housing Element Objectives and Programs
3. Prior staff report
4. Letter from Applicant, requesting a waiver of processing fees
5. Resolution

4

8.3 ATTACHMENT 1
Building permit fees for 1251 S Eliseo Drive, Larkspur
Project Valuation:
Plan Review Fee (21‐22 Fees)
Building Permit
Electrical Permit Fee
Plumbing Permit Fee
Mechanical Permit Fee
Title 24 Energy Compliance Fee
Green Building Fee
Records Retention Administration
Road Impact Fee (0.75% of valuation over $10,000)
General Plan Maintenance Fee (0.25% of building val.)
Technology Enhancement Fee
Public Works Grading Permit Fee
Public Works Assistant Engineer review fee
Public Works Encroachment Permit Fee
Public Works deposit requested for Public Works
inspections
TOTAL FEES AND DEPOSIT:

$

65,791.20
63,260.93
6,326.09
6,326.09
6,326.09
6,326.09
15,815.23
22.00
71,250.00
23,750.00
4,111.96
93.45
877.50
395.85

$

Less Plan Check Fees Paid With Application
Total due for City Permits: $

Fees collected by City for outside agencies:
Building Standards Administration Special Revolving
Fund (BSASRF) The Green Fee or SB 1473 (2008)
Strong‐Motion Instrumentation and Seismic Hazard
Mapping Fee (SMIP)

9,500,000.00

5,000.00
275,672.49
73,769.23
206,903.26

380.00
2,660.00

8.3 ATTACHMENT 2
The Homekey Project at 1531 S Eliseo furthers the following General Plan Housing
Element 2015-2023 Objectives, Policies and Implementing Programs:
H1. Sense of Community and Creation of Successful Partnerships: Enhance our sense of
community by identifying shared responsibilities from all sectors within the community
(government, business, neighborhoods, non-profits, etc.) that effectively address the
City’s housing needs.
H1.1

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

H1.4

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

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

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

H6.2

Variety of Housing Choices. In response to the broad range of housing needs in
Larkspur, the City will strive to promote a diversity of housing types, including single-family
detached and attached residences, mobile homes, manufactured housing, multi-family
rental and ownership units, second units, and units combined with non-residential uses.
□ H6.G Implement Actions to Address Remaining Very Low Income Housing
Need. Work with developers, other agencies and the community to address the very low
and extremely low income portion of Larkspur’s housing need by offering incentives such
as density bonuses, options for clustering units, mix of unit types, second units, “in-lieu”
housing funds, fast-track processing, and reduced fees.

H7. Long-Term Affordable Housing. City seeks to provide its “Fair Share” of very-low,
low and moderate income housing and to ensure affordable housing remains affordable
over a long term.
□ H7.A Impose Resale or Rent Controls on Affordable Units Receiving City
Financial Assistance. Impose resale or rent controls on all affordable units that receive
city financial assistance or state housing density bonuses for perpetuity.
□ H7.F Waive/Defer Development Fees. Consider waiving or deferring development
fees for housing projects targeted to lower-income households when needed to ensure
project feasibility, especially for developments targeted to very low and extremely low
income households.
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H9. Special Needs Housing: Provide housing for population groups who require special
assistance (special needs groups include: homeless persons; people with disabilities;
the elderly; people with serious illnesses, substance abuse or in need of mental health
care; large families; single parent households; and other persons in the community
identified as having special housing needs).
H9.1

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

H9.2

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

H9.4

Housing for the Homeless. Recognizing the lack of resources to set up completely
separate systems of care for different groups of people, including homeless-specific
services for the homeless or people “at risk” of becoming homeless, the City will work with
other jurisdictions, as appropriate, to develop a fully integrated approach for the broader
low-income population.
□ H9.C Waive/Defer City Fees. Continue to waive or defer City fees, as appropriate,
for housing projects that meet special needs when necessary to improve the financial
feasibility of such projects.
□ H9.F Support Countywide Programs. The City will support countywide programs
that provide for a continuum of care for the homeless including emergency shelter,
transitional housing, supportive housing and permanent housing.

H10. Special Needs Support Programs: Provide housing assistance for special needs
and link housing to Health and Human Services programs helping meet the needs of
seniors, people with disabilities, homeless and others.
□ H10.B Engage in Countywide Efforts to Address Homeless Needs. Actively
engage with other jurisdictions in Marin to provide additional housing and other options
for the homeless, supporting and implementing Continuum of Care actions in response to
the needs of homeless families and individuals. Participate and allocate funds, as
appropriate, for County and non-profit programs providing emergency shelter and related
counseling services.
H11. Funding for Affordable Housing: Be aggressive and creative in finding ways to
increase ongoing local funding resources for low income special needs housing.
H11.1 Local Funding for Affordable Housing. The City will seek ways to reduce housing
costs for lower-income workers and people with special needs by continuing to utilize
local, state and federal assistance to the fullest extent to achieve housing goals and by
increasing ongoing local resources.
H11.2 Coordination among Projects Seeking Funding. Ensure access to, and the most
effective use of, available funding in Larkspur by providing a mechanism for coordination
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among affordable housing developments when they seek funding from various sources.
Continue to seek and participate in available federal, state, county, nonprofit, and
philanthropic programs suitable for maintaining and increasing the supply of affordable
housing in Larkspur.
H11.4 Waive City Processing Fees. Waive City fees for processing discretionary permits for
stand-alone affordable housing projects.
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AGENDA ITEM 4.6

CITY OF LARKSPUR
Staff Report
May 4, 2022, City Council Meeting

DATE:

April 26, 2022

TO:

Honorable Mayor Hillmer and the City Council

FROM:

Dan Schwarz, City Manager

SUBJECT:

ADOPTION OF A RESOLUTION APPROVING A REQUEST FOR A WAIVER OF
PROCESSING FEES FOR A HOMEKEY HOUSING PROJECT AT 1251 SOUTH
ELISEO DRIVE.
____________________________________________________________________________
ACTION REQUESTED
That Council approve the resolution.
SUMMARY AND BACKGROUND
With funding from Project Homekey, the County of Marin has acquired 1251 South Eliseo Drive and is
working with Episcopal Community Services (ECS) to convert the site to permanent housing for
qualifying, chronically homeless persons. The project is subject to review by the Building Division of the
Community Development Department.
Review by the Building Division is subject to fees. Larkspur’s Housing Element, Policy H9, promotes
support of “special needs housing”, including housing for homeless persons. The policy indicates that the
City Council will consider waiving “City fees, as appropriate, for housing projects that meet special needs
when necessary to improve the financial feasibility of such projects.” Given the proposed use of the
building would provide permanent supportive housing to chronically homeless persons. staff
recommends waiving the required deposit and fees for staff time associated with processing this
application.
Many of the fees assigned to a project are required by outside agencies and are not eligible for Council
waiver. For this project, the Council can waive $73,769.23, which was charged for plan check work.
If the Council approves this resolution, the waiver of fees for this project will be reported to the State of
California’s Housing and Community Development Department (HCD) and the Office of Planning &
Research (OPR) in conjunction with annual progress reporting on the General Plan and Housing
Element. Waiving such fees demonstrates the Council’s commitment to support the development of new
housing in Larkspur.
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FISCAL IMPACT
The plan check fee reflects internal and external costs that the General Fund will absorb should the
Council approve this resolution. The City paid $59,015.39 to Philips Seabrook Associates to provide
plan check services and $14,753.84 was retained to offset City costs. Staff believes the General Fund
can absorb this fiscal impact without drawing upon reserves.
STAFF RECOMMENDATIONS
That Council approve the attached resolution.
Respectfully submitted,
Dan Schwarz, City Manager
Attachments
1. Letter from Applicant, requesting a waiver of processing fees
2. Resolution
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Episcopal
Community Services
San Francisco
Building Community. Developing Skills. Enriching Uves.

April26,2022
Larkspur City Council
Att: Planning and Building Director
400 Magnolia Ave.
Larkspur, CA 94939

Dear Council Members,
Episcopal Community Services has submitted a building permit application for the construction
rehabilitation of a former skilled nursing facility at 1251 S. Eliseo Drive. The property will be
home to 43 Permanent Supportive Housing (PSH) units including an onsite manager unit
bringing the total to 44. The PSH units will be available for referrals from the County's
Coordinated Entry System (CES) and will be restricted to those earning less than 30% of the
Area Median Income (AMI).
As mentioned, the development includes the construction rehabilitation of 44 total units, 43
restricted for homeless adults, and is funded by a combination of California Department of
Housing and Community Development's Homekey program and local matching funds. This vital
affordable housing stock is needed to ameliorate chronic homelessness and will be restricted to
serve those most vulnerable who are seeking permanent housing in one of the most unaffordable
real estate markets today.
The Larkspur Housing Element allows for the City Council to waive fees for housing
developments such as 1251 S. Eliseo, where a special needs population is being served.
We ask that all permit fees be waived/refunded for this 100% affordable permanent supportive
housing. We ask for your assistance in this matter knowing that each dollar saved can go back to
improved outcomes for the most vulnerable. Please look favorably upon our request and feel free
to reach out if you have any questions.

ector of Housing Development
Episcopal Community Services

165 EIGHTH STREET, SAN FRANCISCO, CA 94103 PH: 415·487-3300 FAX: 833-989·0148 WWW.ECS-SF.ORG
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CITY OF LARKSPUR
RESOLUTION 32/22
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF LARKSPUR
AUTHORIZING THE WAIVER OF PLANNING, BUILDING AND PUBLIC WORKS
DEVELOPMENT FEES FOR THE PROJECT HOMEKEY DEVELOPMENT
AT 1251 SOUTH ELISEO DRIVE
______________________________________________________________________
WHEREAS, the City of Larkspur has received an application from Episcopal
Community Services (ECS) for Project Homekey development at 1251 South Eliseo Drive;
WHEREAS, the ECS project at 1251 South Eliseo Drive will provide 43 permanent
supportive housing units for chronically homeless persons and one manager unit;
WHEREAS, the City of Larkspur has received a request for a waiver of fees from
ECS for planning, building and public works fees;
WHEREAS, Larkspur’s Housing Element, Policy H9, promotes the City support of
“special needs housing”, including homeless persons and the elderly;
WHEREAS, Housing Policy H9.1 seeks to “promote the development and
rehabilitation of housing to meet the needs of special needs groups, including the needs
… the homeless”; and
WHEREAS, City of Larkspur Housing Implementation Policy 9.C permits the City
Council to waive City fees, as appropriate, for housing projects that meet special needs
when necessary to improve the financial feasibility of such projects; and
NOW, THEREFORE, BE IT RESOLVED, that the City Council authorizes the City
Manager to waive all City-based planning, building and public works fees related to the
project, as requested by ECS.
IT IS HEREBY CERTIFIED that the City Council of the City of Larkspur duly introduced and
regularly adopted the foregoing resolution at a regular meeting held on August 3, 2022, by
the following vote:
AYES:

COUNCILMEMBER:

NOES:

COUNCILMEMBER:

ABSENT:

COUNCILMEMBER:

ABSTAIN:

COUNCILMEMBER:

ATTEST:
__________________________
Alison Foulis, City Clerk

__________________________
Dan Hillmer, Mayor
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