3.0 SITES INVENTORY AND ANALYSIS
3.1

OVERVIEW

This section of the Housing Element addresses the
Table 46 2014-2022 RHNA
requirements of Government Code Sections 65583 and
Income Category
Units
65583.2. Like every other city and county in the state, the
Extremely low
11
Town is required to provide an inventory of sites suitable
Very Low
11
for housing development that can accommodate Corte
Low
13
Madera’s short-term housing development needs as
Moderate
13
determined by the Regional Housing Needs Allocation
Above Moderate
24
(RHNA) for the period of January 2014 through October
Total Units
72
2022. In July 2013, after receiving the regional housing
need requirement of 187,990 housing units for the entire
Bay Area (see 2.10), the Association of Bay Area governments adopted the 2014-2022
Bay Area RHNA. Corte Madera was assigned a RHNA of 72 units at the income
categories shown in Table 46. Corte Madera’s previous RHNA was 244 units. Currently,
183 units, including 4 units affordable to very low-income households, 13 low-income
units and two moderate-income units, are under construction in Corte Madera. The
remaining unmet housing need in Corte Madera is 29 units.

3.2

AVAILABLE LAND INVENTORY

Table 47, Available Land Inventory, identifies specific sites that are available for
residential development.
The inventory incorporates data from a combination of resources, including Assessor’s
information, field surveys, and a review of the Town’s Land Use Element and the Zoning
Ordinance. The inventory lists vacant, residentially zoned properties in the community as
well as developed, non-residential properties that can be redeveloped for, and/or
rezoned for, residential or mixed-use development that includes residential. The
inventory determined that there are no underutilized, residentially zoned sites that are
capable of being developed at a higher density. Similarly, the inventory found that there
are no vacant, non-residentially zoned sites that allow residential uses.
The Available Land Inventory lists individual properties by General Plan land use
designation and zoning. To demonstrate the realistic unit capacity of the sites, the
Inventory lists the following information for each property:
•

Allowable density – the number of dwelling units permitted per acre is listed to
support the analysis of realistic unit capacity. In some cases, rezoning may be
required to conform to the General Plan land use designation. In those cases, the
allowable density figure listed in the inventory is the density set by the General
Plan land use designation.

•

Size – The size of each site in the inventory is listed in acres to support the
analysis of realistic unit capacity.

•

Infrastructure capacity – In all cases, infrastructure is available at or adjacent to
the site.
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•

On-site constraints – Known constraints are listed, including required rezoning to
comply with General Plan land use designations, and environmental issues such
as steep slopes or the presence of wetlands.
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Realistic Development Capacity
The following is an analysis of three sites, larger than one acre, that are likely to
develop during the planning period for this Housing Element. In addition, a number of
small sites, each capable of supporting one single family detached unit, are also
analyzed.

Site 1: Wornum Drive Extension
This 1.4-acre property is owned by the Town of Corte Madera. This single-parcel site is
flat, long, and narrow. The site is vacant, except for a public pedestrian/bike path that
extends east/west through the property, ultimately extending more than 2.5 miles and
connecting to residential and commercial neighborhoods in Corte Madera and the
adjacent City of Larkspur. Vegetation on the site is grass and weeds, and includes
approximately 0.4 acres of salt marsh wetlands.
The property is located on Tamal Vista Boulevard, a major arterial that has sidewalks on
both sides. Adjacent uses are a light industrial/office complex on the north and medium
density condominiums on the south side. A 180-unit apartment building, currently under
construction, is located directly across the street to the east. A shopping center that
includes a grocery store and pharmacy is located within 0.3 mile of the site. The
Highway 101 bus pad is within easy walking distance.

Land use controls
Table 48 Site Utilization Wornum Drive Extension

The General Plan land use designation on
the property is High Density Residential,
which allows 25 units per acre. The
property is zoned R-2 Low Density
Multiple-Dwelling District and AHE-B
Affordable Housing Exclusive Overlay
District. The overlay district is the
principal land use control on the
property. The AHE-B district allows 25
units per acre as a base density. Density
may be increased by up to a maximum of
35%for affordable housing projects that
qualify for the State’s maximum density
bonus.

Wetlands
Bike/Ped Path Easement

17,424 sf
8,712 sf

Net Lot Area
Lot coverage
20 units @ 800 sf each = 16,000 sf
2 story building w/out corridors =
16,000 y 2 = 8,000 sf lot coverage
Parking
22 spaces @ 357 sf each
Remainder (open space, circulation,
setbacks)
Total utilization

34,848 sf

Site area

60,984 sf

8,000 sf

7,854 sf
27,427 sf
60,984 sf

A site utilization study (Table 48) shows that a -20-unit multi-family project with onebedroom units can be accommodated on the property within the regulations of the AHEB Overlay District (see box next page). The units would be in two two-story buildings
with 22 parking spaces. This hypothetical project is below the maximum density
permitted by the district, and the lot coverage would be 13.1% where 35% is allowed.
The length and width of the parcel are adequate to accommodate the required setbacks.
The 38-foot height limit in the AHE-B would allow a 2-story building.
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Site improvement requirements
This site is flat, requiring minimum grading for
an access driveway, building pads, and
parking. All required utilities are available at
the property frontage in the Tamal Vista Drive
right-of-way, thereby avoiding the need for
any unusual site improvements.

Environmental constraints

AHE-B Overlay District Development
Standards
Density: 25 units per acre;
33.75 units per acre with
maximum State density bonus
Lot area: No minimum
FAR: Not applicable
Lot width at front yard setback (minimum):
70 feet
Front setback (minimum): 20 feet

The Environmental Impact Report prepared Rear setback (minimum): 25 feet
for the 2002 Housing Element assessed the
Side setback (minimum): 6 feet
impact of the hypothetical project described in
Lot coverage (maximum): 35%
Table 48. The principal environmental
Usable open space: 150 sf per unit
constraints to development are the presence
Building height: 38 feet
of wetlands and the public path, and views
looking west from Tamal Vista Boulevard to
Mount Tamalpais. The EIR found that these constraints would be overcome by confining
development to the northern half of the property, thereby avoiding the wetlands,
preserving the view corridor, and maintaining the path alignment (see Fig 3.7 from the
EIR).

Realistic development capacity at the Wornum Drive Extension site
The AHE-B overlay district is intended to enhance the development potential of the
properties it regulates. The AHE-B district includes the following incentives for affordable
housing in addition to the potential density bonus:

•
•
•

Reduced parking requirements.
All town processing and impact fees may be waived by the Town Council.
Application process includes a single design review approval.

In order to advance development on the site, the Town will partner with a qualified nonprofit developer to explore the feasibility of building affordable housing on the site as
described in Implementation Program H-2.6.d.The Town has recent experience
partnering with developers to facilitate higher density affordable projects. The Town
worked closely with the non-profit sponsor of the San Clemente Place project,
completed in 2008. That project was developed at 29 units/acre with zoning incentives
similar to the AHE-B district. The program outlined in Table 48 would result in a
residential project similar in character to the adjacent condominium project.
Based on the development controls and incentives in the AHE-B district, the ease of site
development, the findings of the 2002 Housing Element EIR, the Town’s experience
implementing a similar overlay district for the San Clemente Place project,
Implementation Program H-2.6.d, and compatibility with the adjacent residential
development, the Wornum drive Extension property has a realistic development capacity
of 20 units.
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Figure 14 20-Unit Wornum Drive Extension

Site # 2 – 1421 Casa Buena Drive
This 1.23-acre property is flat and roughly rectangular (approximately 135’ X 420’). The
property is accessed from Casa Buena Drive, a secondary arterial that serves as a
frontage road to Highway 101. The property is partially developed with one vacant,
dilapidated, and uninhabitable home and a second single-family home, currently
occupied, that was built in the 1950’s. Vegetation on the site is weeds and native trees
(see Figure 15). The adjacent properties to the north and south are medium density
residential developments. A single-family home abuts the site on the west property line.
On January 20, 2015, the Town Council approved a use permit, design review, and
tentative map for a 16 unit condominium project on the site. The attached townhomes
will vary between two- and three-story units, with units having either three or four
bedrooms. Access to the project site will be from Casa Buena Drive. The project will
provide three deed restricted affordable housing units, with one unit affordable to a very
low income household, one unit affordable to a low income household, and one unit
affordable to a moderate income household.
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Figure 15 1421 Casa Buena Drive

N

Land use controls
1421 Casa Buena Drive is designated Medium Density Residential (6.0 to 11 dwelling
units per acre) in the General Plan and has corresponding R-2 Low-Density MultipleDwelling residential zoning with an
allowable density of up to 10.9 units per
Table 49 Site Utilization, 1421 Casa Buena
acre.
Drive

The 1421 Casa Buena site has a zoning
capacity of 12 units, based upon the net Lot16coverage
units, building coverage area
15,734 sf
lot area of 1.18 acres and a required
4,000 square feet per unit. The project is Parking
11,366 sf
35 spaces, road area
subject to the Town’s inclusionary
24,133sf
ordinance which requires 5% of the Landscape area
Remainder (landscaping, circulation,
32,949 sf
proposed units to be affordable to very setbacks)
low income households, 10% to be Total utilization
51,253 sf
affordable to low income households, and
Site area
53,578 sf
10% to be affordable to moderate income
households. Due to rounding for fractional numbers, the project is required to provide
one very low, one low and one moderate unit. The project is therefore eligible for, and
was granted, a State density bonus of 27.5%, resulting in an additional 4 units for a
total of 16 units. The site utilization, as approved by the Town Council, is shown in
Table 49.
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Site improvement requirements
The property is essentially flat and would
require minimal grading for a private access
road along the north property line and for the
building and parking pads. The site serves as
a drainage way for surrounding properties;
portions of this drainage need to be
undergrounded.
All public utilities are
available at the front property line, and,
according to the initial study prepared for the
project, Casa Buena Drive has adequate
capacity to handle the traffic volumes and
turning movements.

R-2 Development Standards
Density: 10.9 units per acre
Lot area: Minimum 8,000 sf
Site area per dwelling unit: 4,000 sf
FAR: n/a
Lot width: 30 feet at street frontage at
front yard setback (minimum): 70
feet
Front setback (minimum): 20 feet
Rear setback (minimum): 25-35 feet
Side setback (minimum): 6-10 feet
Lot coverage (maximum): 35%
Usable open space: 300 sf/unit

Environmental constraints
A Mitigated Negative Declaration was approved for the project. All mitigation measures
were made a condition of project approval.

Realistic development capacity at the 1421 Casa Buena site
A medium-density 16-unit project such as
described in Table 48 would be similar in density
and configuration to the existing multi-family
residential properties that are immediate
adjacent to 1421 Casa Buena to the north and
south. The adjacent northern property is a 32unit apartment rental complex with a
consistently
low
vacancy
rate.
The
condominiums to the immediate south have a
strong resale history. This market trend and the
preceding assessments of land use controls,
required site improvements, and documented
environmental constraints demonstrate that the
realistic development capacity of the property at
1421 Casa Buena Drive is 16 units.

Figure 16 Robin Drive Property

R-1
7 ac

R-1-C
8.17 ac

Site #3 – Robin Drive
This 15.17-acre property is a vacant,
undeveloped parcel, remaining from a 1960’s era
residential project. The property is sloped at 15
to 20%, and is covered with low bushes and
weeds. The parcel has public street frontage on
Robin Drive (see aerial photo in Figure 16), and
all of the required utilities are in the street and
available to the property. The property is
currently owned by a developer.
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Land use controls
The Robin Drive property is designated Low Density Residential (0.2 to 6.0 dwelling
units per acre) and Open Residential (up to 0.2 dwellings per acre). The site is in two
“base” zoning districts and one overlay district. The northern 7 acres of the property are
zoned R-1 Medium Density Residential, which would permit up to 40 units at the upper
end of the R-1 density range. However, the property is also zoned Hillside Land Capacity
(HLC), an overlay district that limits the number of units with a slope/density formula.
The HLC formula is shown in Table 50 below. The formula applies a sliding scale – the
capacity factor – to portions of the gross site area by slope category. The result is a net
site area, which is then used to calculate the density yield for the property using the
development standard for the underlying base zoning district. Data for the northern 7
acres (325,920 sf) of the Robin Drive property is entered into the formula in italics.
Table 50 Site Utilization, Robin Drive
Slope
Category
Under 10%

Site Area
(square
feet)
0×

Capacity
Factor

Yield
(square feet)

1.00

=0

10—14.9%

0×

0.75

=0

15—19.9%

162,960 ×

0.50

= 81,480

20—29.9%

124,080 ×

0.25

= 31,020

30% and over

38,880 ×

0.00

=0

(325,920)
Subtotal
Reduction in site area based on other
factors
112,500
Divided by
site area
=
Net site area=
required
by R-1
zoning
district

112,500
n/a

Based on the HLC formula, the
northern 7 acres of the site could
accommodate 15 house lots at
21,728 square feet each. A parcel
this
size
is
sufficient
to
accommodate one unit under the R1 development standards (see box
next page). Accordingly, the R-1
and HLC zoning districts would
permit up to 15 single-family
detached market rate homes on the
northern 7-acre portion of the
property.

The southern 8.17 acres of the
property is zoned R-1-C Open
Residential District, and is also
covered by the HLC overlay district.
The maximum density for the R-1-C
district is 1 unit per five acres, and the minimum lot size is 1 acre. Both the base and the
overlay districts permit at least one unit per parcel irrespective of lot size or slope.
Accordingly the southern portion of the Robin Drive parcel will yield 1 single-family
detached market rate unit. The 8.17 acres of the southern portion of the Robin Drive
site is sufficient size to accommodate one unit developed at the R-1-C standards (see
box below).
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R-1 Development Standards

R-1-C Development Standards

Density: 5.8 units per acre

Density: 1 unit per 5 acres

Lot area: 7,500 sf

Lot area: 5 acres

FAR: 0.40

FAR: 0.40

Lot width: 30 feet at street frontage at
front yard setback: 70 feet

Lot width at front yard setback (minimum):
100 feet

Front setback (minimum): 20 feet

Front setback (minimum): 35 feet

Rear setback (minimum): 25 feet

Rear setback (minimum): 100 feet

Side setback (minimum): 6 feet

Side setback (minimum): 25 feet

Lot coverage (maximum): 30%

Lot coverage: n/a

Usable open space: n/a

Usable open space: n/a

Building height: 30 feet

Building height: 30 feet

Housing Element Implementation Program H-2.6.b states that second units shall be
required for at least 50% of the market rate units approved for development on the
Robin Drive property. The slope density formula does not limit second units, and second
units are allowed by right in both the R-1 and R-1-C districts. Accordingly, zoning would
permit 8 second units in addition to 16 market rate homes permitted pursuant to the
general plan density zoning for the property.

Site improvement requirements
The principal required site improvement is grading to accommodate individual building
pads and access driveways. Considering the slopes on the property, the potential lots
sizes described above and the ease of access provided by the existing roadway, grading
will not be a significant engineering challenge.

Environmental constraints
There is no environmental determination available for this property; however, site
inspections reveal the presence of oak trees near the center of the property that may
require mitigation when development is proposed. Potential mitigation measures include
reducing the number of housing units below the number permitted by zoning, adjusting
lot lines to and the location of building pads to minimize tree loss, and/or replacing trees
that are removed to accommodate construction.

Realistic development capacity at the Robin Drive site
From 2000 through 2013, 10 single-family detached homes were built in Corte Madera
and 13 second units were approved. A project of single-family detached homes and
second units at the Robin Drive site would be consistent with recent development
trends, especially now that single family sales and prices have rebounded to prerecession levels. However, the need to avoid or mitigate potential tree loss at the site
could reduce the number of housing units that could be developed. Assuming that tree
loss would be reduced by the elimination of one house lot in addition to the other
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available mitigation measures, the realistic development capacity at the Robin Drive site
is 15 single-family homes and 8 second units.

Sites #4, 5, 6, 7, 8, 9, 10, and 11 - Small, single-family sites
These sites are zoned R-1 and R-1-A, lowdensity residential districts that allow 5.8 and
2.2 units per acre. Site #4 received tentative
map approval for three single-family lots in
2008. The remaining parcels are constrained
from further subdivision, either by substandard
lot size or the slope density standards of the
Hillside Land Capacity overlay district.
However, the Zoning Ordinance provides that
the Town will not withhold approval for at
least one unit on any property zoned for
residential development. In recent years, a
number of similarly constrained parcels have
been successfully developed in Corte Madera.
Accordingly, sites #5, 6, 7, 8, 6, 9, 10, and 11
have a realistic unit capacity of one unit each.

R-1-A Development Standards
Density: 2.2 units per acre
Lot area: 20,000 sf
FAR: 0.40
Lot width at front yard setback (minimum):
70 feet
Front setback (minimum): 25 feet
Rear setback (minimum): 35 feet
Side setback (minimum): 10 feet
Lot coverage: 25%
Usable open space: n/a
Building height: 30 feet

Availability of water, sewer and other facilities
The Marin Municipal Water District (MMWD) supplies water to all properties in Corte
Madera. The MMWD has indicated there is adequate water supply to accommodate the
growth projected under the Town’ updated General Plan, adopted in April 2009. The EIR
for the 2009 General Plan found that the district currently has water supply shortages
for multiple dry years. In 2009, the District certified an environmental impact report for
a desalination plant to supplement water supplies in drought conditions. However, in
August of 2010, the District adopted Ordinance 420 requiring a majority vote by District
voters prior to approval of financing or construction of a desalination facility. Water
distribution lines are located at or nearby all of the parcels listed in the Available Land
Inventory.
Sanitary District No. 2 of Marin County, a member of the Central Marin Sanitation
Agency (CMSA) provides wastewater services to the Town of Corte Madera. CMSA owns
and operates the CMSA Wastewater Treatment Plan, which treats sewage from member
districts. The EIR for the Town’s 2009 General Plan determined that Sanitary District No.
2 and CMSA have the capacity to service all of the growth that is projected through the
year 2025 for Corte Madera. Sewer lines are located at or nearby all of the parcels listed
in the Available Land Inventory.
The 2009 General Plan EIR determined that solid waste services and electrical, natural
gas, and telephone services are available to accommodate the growth projected for the
Town through the year 2025.
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Chapter 727, statues of 2005, requires local governments to provide a copy of the
adopted housing element to water and sewer providers. In addition, water and sewer
providers must grant priority for service allocations to proposed developments that
include housing units affordable to lower-income households. Chapter 727 also requires
cities and counties to immediately deliver the adopted housing elements of the local
general plan and any amendments to water and sewer service providers within a month
after adoption. Appendix E provides draft letters the Marin Municipal Water District and
the Central Marin Sanitation Agency transmitting copies of this Housing Element. The
transmittal letters explain Corte Madera’s regional housing need allocation and other
appropriate housing information.

3.3 MEETING RHNA OBJECTIVES
The Town will meet its share of the regional housing need by implementing a variety of
strategies. The primary method for addressing the adequate sites requirement will be
through the identification of available vacant and non-vacant sites that are suitable and
appropriately zoned and that are likely to develop within the planning period. A
secondary method of addressing the adequate sites requirement is through an inventory
of dwellings that were approved or under construction since January 1, 2014, the
beginning of the new planning period for compliance with RHNA.

Residential development between January 2014 and December 2014
Table 51 lists units under construction or approved since January 1, 2014, showing
progress in meeting the 2014-2022 regional housing needs. The 180 units listed at Tam
Ridge Residences are all multifamily units; 18 of these units are required to be deedrestricted at the affordability levels shown in Table 51. The rental prices of these units
are subject to a recorded 55-year agreement between the owner and the Town that
preserves affordability at these income levels. In addition, three single family homes
have been issued building permits and one second unit has been developed.
Table 51 Regional Housing Need Met
Income Category
2014-2022 RHNA

Very
Low
22

13

Above
Moderate
24

Total
Units
72

2

162

180

3

3

Low

Moderate

13
12

Units Under Construction
Tam Ridge Residences

4

Single Family Homes
Second Units Developed
Remaining Need

1
18

0

1
11

-141

Capacity for lower-income housing
Site #1 , identified in the inventory as having the greatest potential to accommodate
housing affordable to lower-income households, allows densities of at least 20 units per
acre. Per Government Code Section 65583.2(c)(3)(B) the Town’s zoning is consistent
with the 20 dwelling unit per acre standard for suburban jurisdictions and is therefore
appropriate to accommodate housing for lower-income households. The realistic
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capacity of Site #1 is 20 units, which exceeds the Town’s remaining need of 18 lowerincome units.

Second units
In 2004, in compliance with Government Code Section 65852.2, the Town amended the
Zoning Ordinance to allow second units by right in all single-family residential districts.
Planning and Building Department staff approve applications for second units that
comply with second unit regulations (see box at right). The approval process usually
takes four weeks.
The Town approved 13 second units between 1999 and 2013. Ten of the 13 second
units were approved after the Town updated the Second Unit Ordinance in 2004.
Between 2004 and 2013, the Town approved an average of one second unit permit per
year. Based on this pattern and local housing demand and development trends, the
Town projects 8 second units will be approved on scattered sites during the current
planning period. This is in addition to the realistic unit capacity of 8 second units on the
Robin Drive property, Site #3 in the Available
Land Inventory (Table 47).
The Housing Element includes a new program
(H-2.16.b Junior Second Units) to consider
adopting standards for a new unit type, a junior
second unit, which is a unit that can be created
by repurposing a bedroom within an existing
home, incorporating a small “wet-bar” type
kitchen, and providing an exterior entrance to
the unit. The relaxed standards could make it
more attractive and feasible for a property
owner to convert existing space to a second
unit, and could increase second unit production
beyond the projections identified above.

Second Unit Regulations
1. One second unit per property
2. Owner Occupancy. One of the two units
on the property must be owner
occupied
3. Zoning Standards. Second unit must
comply with development standards for
the district.
4. Separate Entry, Kitchen, and Bathroom.
Required for both the main and the
second unit.
5. Location. May be attached or detached.
6. Architectural compatibility. The second
unit must comply with compatibility
standards in the ordinance, including
matching the style and form, color, and
materials of the main unit.
7. Parking. One space for each bedroom
in the second unit.
8. Permanent foundation. Required for
second units.
9. Size. 350 to 750 square feet.
10. Deed restriction. Notice recorded
requiring owner-occupancy of the
property.

A study by the Marin Countywide Housing
Element Workbook concluded that many new
second units will be affordable to lower income
individuals. The Workbook report “Affordability
of Second Units in Marin County” looked at
recent surveys from Marin County, the City of
San Rafael and the Town of Tiburon, as well as
the US Census, American Community Survey,
Real Facts, Craigslist and other sources in order
to draw conclusions about second unit characteristics. The report found that some units
are made available free of charge to employees or relatives, helping meet the need for
extremely low income households. In other cases, second units are rented below the
market price for typical larger apartments. Table 52 summarizes cost data that was
developed and presented in the report.
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Table 52 Affordability of Second Units
Income Range

% of Second Units

Very Low Income

20-40%

Low Income

20-40%

Moderate Income

20%+

Source: Affordability of Second Units in Marin County,
produced by Marin Countywide Housing Element
Workbook, 2009.

In 2012, the County of Marin mailed surveys to 257 second unit owners in the
unincorporated area of Marin County. Based on a 37 percent response rate, the survey
found that 80 percent of second units are being rented, with rents ranging from $0 to
$4,250. Approximately 22 percent of the units have no or reduced rent charged because
a relative, friend or employee lives in the unit. Data from the survey revealed that
affordability levels had remained fairly constant since 2008, as follows:
x
x
x
x

6% as very low income (vs. 8% in 2008)
50% as low income (vs. 51% in 2008)
20% as moderate income (vs. 29% in 2008)
22% as above moderate income (vs. 9% in 2008)

Similarly, the City of Novato conducted a second unit survey in 2012. Novato’s survey
determined that 66 percent of the second units were affordable to very low income
households and 34 percent were affordable to low income households.
A recent review of Craigslist found that 40 percent of asking rents for second units in
central Marin are affordable to low income households and 60 percent are affordable to
moderate income households. It is important to note that this sample does not reflect
units that are charged no or reduced rent because they are occupied by friends,
relatives, or employees.
Based on the affordability data in the Marin Countywide Housing Element Workbook and
the updated second unit surveys, the Town projects affordability levels for new second
units will be as follows: one-third affordable to very low income households, one-third
affordable to low-income households, and one-third affordable to moderate income
households.

Adequate sites
As demonstrated in Table 53, the Town of Corte Madera has sufficient sites that are
currently zoned to accommodate the unmet RHNA need of 29 units. A total of 78 units
can be accommodated on sites identified in Table 53. Site #1, which is zoned for high
density development, has capacity that exceeds the unmet need for units affordable to
lower income households.
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Table 53 Comparison of Unmet Regional Growth Need and Residential Sites
Very Low
and Low

Moderate

Above
Moderate

Remaining RHNA

18

11

-141

Site1 (meets default density)

20

Site 2 (subject to inclusionary requirements)

20

2

1

10

6

Total

32

7

39

Excess Unit Potential

14

-4*

180

Second Units

Total

13

16
26

Single Family Sites

16
26

*Excess capacity on sites providing very low and low income units is available to satisfy moderate income unit
requirement.

Zoning for a Variety of Housing Types
Housing Element Law requires that jurisdictions demonstrate the availability of sites,
with appropriate zoning, that will encourage and facilitate a variety of housing types
including multi-family rental housing, factory built housing, mobile homes, single room
occupancy units, housing for agricultural employees, supportive housing, transitional
housing, and emergency shelters. Table 54 summarizes the housing types currently
permitted in each of Corte Madera’s residential zoning districts.

Second Units
Second units are allowed by right in all single family zoning districts (see page 70 above
for a description of the Town’s second unit regulations).

Multi-Family Rental Housing
Multi-family rentals are allowed by right in the R-2 district and in the Town’s four
affordable housing overlay districts. The R-2 district is a relatively standard, medium
density zoning district that allows up to 10.9 units per acre, with additional density
permitted for deed restricted senior housing. Development standards such as setbacks,
coverage allowances, and height restrictions have not been a barrier to development in
the R-2 zone. Residential development in the R-2 zoning district is approved through the
design review permitting process.
The affordable housing overlay districts (the AHO, AHE-A, AHE-B, AHMU, and MUGD
districts) provide strong incentives for both market rate and affordable housing. In each
of these districts, the “base” density is set by the underlying district. The overlay
districts allow density at 25 units per acre in return for providing affordable housing. In
the AHO and AHE-B districts, 100% of the units must be affordable to qualify for the
higher density. The AHE-A and AHMU districts specify that 50% of the units will be
affordable in return for the 25 units per acre density. The AHMU also offers a
commercial FAR bonus of up to 300% in return for affordable housing. The parking and
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site development standards are reduced, relative to lower density districts, as a further
incentive for affordable housing development. Bonuses for affordable housing are
allowed up to a maximum density of 33.75 units per acre in all of the affordable housing
overlay zones. The MUGD district specifies that 10% of the units will be affordable in
return for a density of 40 units per acre.
Table 54 Housing Types by Residential Zoning Districts
Residential
Zoning District

Single
family

Second
Units

Multi
Family

Factory
Built

Mobile
Homes

SRO

Transitional

Supportive

P

P

P/C*

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P/C*

P

P

P

P

P

P/C*

P

P

P

P

P

P/C*

P

P

P

P

P

P/C*

P

P

P

P

P

P

P

P

P

P

R-2
Multiple
Dwelling

R-1
Medium
Density

R-1-A
Low Density

R-1-B
Very Low
Density

R-1-C
Open
Residential

AHO
Affordable
Housing
Optional
Overlay

AHE-A
Affordable
Housing
Exclusive
Overlay

AHE-B
Affordable
Housing
Exclusive
Overlay

AHMU
Affordable
Housing
Mixed Use
Overlay

MUGD
Mixed Use
P**
Gateway Overlay
P=Permitted C=Conditionally Permitted

* The R-2 district allows multiple dwellings (structures with 2 or more units for rent or for lease) by right with
no requirement for a use permit and allows multiple houses (structures with 2 or more units for sale) with a
conditional use permit.
**Multiple dwellings permitted only. Multiple houses are not allowed.

Factory Built Housing and Mobile Homes
The Town Zoning Ordinance does not specify a permit process or development
standards for manufactured housing or mobile homes. Accordingly, the Town applies the
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same development standards and design review process to manufactured housing and
mobile homes as it uses for stick-built single-family detached housing.
The California Government Code requires that the siting and permit process for
manufactured housing must be regulated in the same manner as a conventional or stickbuilt structure. Specifically, Government Code Section 65852.3(a) requires that, with the
exception of architectural requirements, a local government shall only subject
manufactured homes (mobilehomes and other factory built housing) to the same
development standards to which a conventional single-family residential dwelling on the
same lot would be subject, including, but not limited to, building setback standards, side
and rear yard requirements, standards for enclosures, access, and vehicle parking,
aesthetic requirements, and minimum square footage requirements. A program has
been added to the Housing Element to add the term “manufactured housing” to the
Zoning Ordinance and to specify development standards to bring the ordinance into
greater conformity with State law.

Single-Room Occupancy Units
Single room occupancy units (SROs) are small, one-room units intended for occupancy
by one person. SROs are usually in hotels, and they are distinct from efficiency or studio
units that include a kitchen and bathroom. Currently, the Corte Madera Zoning
Ordinance does not include specific standards for SROs. This Housing Element includes a
program to add a definition and standards to the Zoning Ordinance that would regulate
SROs in the same manner as hotels.

Transitional Housing and Supportive Housing
Effective January 1, 2008, SB 2 (Chapter 633, Statutes of 2007) requires every California
town, city, and county to engage in a detailed analysis of emergency shelters and
transitional and supportive housing in their next Housing Element revision, regulates
zoning for these facilities, and broadens the scope of the Housing Accountability Act to
include emergency shelters as well as supportive and transitional housing.
Transitional housing is a type of housing used to facilitate the movement of homeless
individuals and families to permanent housing. A homeless person may live in a
transitional apartment for a predetermined period of time while receiving supportive
services that enable independent living. Every locality must identify zones that will allow
the development of transitional housing. Supportive housing is permanent rental
housing linked to a range of support services designed to enable residents to maintain
stable housing and lead fuller lives. Typically, supportive housing is targeted to people
who have risk factors such as homelessness, or health challenges such as mental illness
or substance addiction.
The Corte Madera Zoning Ordinance treats transitional and supportive housing in the
same manner as other residential uses. The ordinance does not require transitional or
supportive housing to obtain permits or approvals other than those required for any
other residential development. In January 2015, the Town adopted a Zoning Code
amendment to include transitional and supportive housing to the definitions of singlefamily dwelling, multiple dwelling, and multiple house, thereby ensuring that supportive
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housing and transitional housing are treated as residential uses subject to the same
restrictions as residential dwellings of the same type in the same zoning district.

Homeless Shelters
Government Code Section 65583(a)(4) requires jurisdictions to accommodate at least
one year-round emergency shelter with the capacity to provide for the unmet needs of
homeless individuals. Effective January 1, 2008, Senate Bill 2 amended State Housing
Element law to require jurisdictions to allow emergency shelters without discretionary
approvals such as use permits.
In January 2015, the Town adopted a Zoning Code amendment to allow emergency
shelters as a permitted use in the P/SP Public and Semi-Public Facilities District, subject
to operational standards permitted by State law including parking requirements, on-site
management and security requirements, location of waiting/intake areas, proximity to
other shelters, lighting, and length of stay. The maximum number of beds or clients
permitted to be served in an emergency shelter is 13. As documented in section 2.0
Housing Needs Analysis of this Housing Element, there is an existing unmet need for 6
emergency shelter beds in Corte Madera.
SB 2 requires that the Housing Element analyze the compatibility and suitability of
zoning districts proposed for homeless shelters. The Housing Element must demonstrate
that a zone permitting homeless shelters by right has sufficient capacity to
accommodate the need and that it has a realistic potential for development or reuse
opportunities in the planning period. The analysis of capacity must also consider physical
features and location.
The P/SP Public and Semipublic Facilities District applies to all public and semipublic
facilities and public service installations except flood control and drainage facilities, and
parks, open space and natural habitat districts. Uses allowed in the P/SP district include
public schools; town, county, state, and federal facilities; places of religious assembly;
and eleemosynary institutions and facilities. A total of 160.2 acres are zoned P/SP in
Corte Madera. Existing uses in the P/SP districts are consistent with the range of allowed
uses, including public and private schools, Town Hall, a public library, and a church.
P/SP zoning is scattered throughout the town. Ten sites are zoned P/SP, ranging in size
from 1.1 acres to 10.4 acres.
The Town anticipates that homeless shelters would develop in the P/SP district by
reusing existing structures rather than constructing new buildings. However, in the
event that new construction is needed to develop a homeless shelter, the development
standards for the P/SP district would not be a constraint. There is no FAR, coverage, or
frontage standard for the P/SP district. Rather, the Zoning Ordinance provides that the
site area and frontage requirements shall be “sufficient and appropriate for the intended
use” as determined by the design review approval. The setback standards are the same
as the closest residential district. Using this standard, the front setback is 20 feet, the
side yard requirement is 6 feet, and the rear yard setback would be 25 feet. These
setbacks would not be a significant constraint to development on any of the three
potential shelter sites, which range from one-half to 2.7 acres in size.
The P/SP district is judged to be compatible and suitable for a homeless shelter because
it is intended for public service and assembly. Properties with P/SP zoning are designed
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to have an attractive, healthy, and positive environment and avoid the potential adverse
effects or stigma that may be associated with industrial or commercial zoning districts.
In all but one case, P/SP-zoned properties are located on or within one block of an
arterial street, assuring convenient vehicle and pedestrian access. The exception is the
Granada School site, which is located two blocks from an arterial street. All of the P/SP
properties are adjacent to residential neighborhoods. None of the P/SP properties is
vacant, although a number could be converted to emergency shelter use.

Housing for Employees and Agricultural Workers
The housing needs analysis in this Housing Element found that there are no
farmworkers or agricultural employment in Corte Madera. Accordingly, the Town has not
identified a need for specialized farmworker housing beyond overall programs for
housing affordability.
The Town complies with the Employee Housing Act. Pursuant to Health and Safety
Code Section 17021.5, the Town deems any employee housing providing
accommodations for six or fewer employees as a single family structure. No conditional
use permit, zoning variance, or other zoning clearance is required of employee housing
serving six or fewer employees that is not required of a single family dwelling in the
same zone.
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