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Presentation
sSummary

Overview of Objective Design + Development
Standards

Approach to Marin County’s FBC
Overview of Marin County’s FBC

Next Steps



« What are Objective Design Standards?

 Why should Communities Have Them?

 Where should Objective Design Standards Apply?

 How will Marin County Create a Form-Based Code?
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Design Site' Standards Height
Types Width & Depth )
cale Primary Building*
House? N/A N/A x.06.040 Stories 3.5 max. 4 max.
50'min. 100" min. x.06.050 To Highest Eave/Parapet 34' max. 44'me
rhood  70'min.? 150" min x.06.110 Overall 50" max 50'me
rd 10" min. stepback for 4th story; corner elements exe
< 100" min. 125" min. %.06.130 Ground Floor Finish Level
ale Residential 6" min.®
Non-Residential 6" max.
ign site shall have only one primary building type. Ground Floor Ceiling
sites of at least 3 acres or over 700' long or deep Residential 9" min.
Jired to include civic space and new street(s) per Non-Residential 12" min.
10 (Specific to Large Sites). Accessory Structure(s)® 1 max.
riage House is not a primary building type. Footprint

-shaped building; 100" min. for a U-shaped building
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Masx. Design Site Coverage See standards in Che

(Specific to Building T

Depth, Ground-Floor Space ———20' min./——

*See Chapter 6 (Specific to Building Types) for refine

massing and height standards.

2Common entries may be set at grade in complianc
local and federal accessibility standards.

8Shall be in compliance with Section x. oo (Jurisc

Accessory Structure Standards)

7For habitable/occupiable space only
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What are Objective Design standards?

“Standards that involve no personal or subjective judgment

by a public official”

Source: California Govt Code 65658.5(a)(1)(8)




Fxamples

« Building Height: “Any building with commercial
uses on the ground floor shall have a ground-floor
height of least 14 feet, measured from floor to
ceiling”

« Parking: “Curb cuts and driveways providing
access to parking facilities shall be from an alley
or secondary street”

—--—ROW// Property Line [ Building

 Building Mass: “Buildings shall not exceed a - Setback Lin
length of 100’ on any side”




What are Design Guidelines?

Examples:

IN Most cases, design guidelines are not
objective:

« “ENnhance the appearance and livability of
the community”

 “Shall not require excessive grading”

 “Shall not substantially harm major views”



Why should Marin County have Objective

Design Standards?

« Ensure that Marin County is positioned as strongly as

possible to achieve high quality design for new multi-family

and mixed-use buildings.




Where would Objective Design + Development

Standards apply?

« Ultimately, this is decided by each jurisdiction.

They may apply to:
 Sites where state streamlining requirements might apply
« Other multi-family or commercial areas

« Long-term resource for facilitating future land use decisions



Where would Objective Design +

Development Standards not be used?

« Single-tamily zoned sites

« A project that requires an amendment to the general plan, a
community plan, or zoning

A project that would result in one or more significant public
health and safety impacts (e.g., flood zone)



How do Objective Design Standards relate

to new state law?

Trends and requirements in state law include:
« More ministerial approvals

 Limited subjective review of projects

* More CEQA Exemptions

In many cases, Objective Design Standards may be one of the
most important ways for local jurisdictions to influence and
direct design of multi-family and mixed-use buildings.
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Marin ODDS Approach: Shared Toolkit

Prepare Objective Standards through a Toolkit
for the range of physical character in 10 towns
and the County.

Each jurisdiction to further customize the
content before adoption.

We have worked with your staff to customize
the County’s FBC.




Key Elements of the Marin Approach

Existing Conditions Analysis
Countywide Survey

Place Types and Building Types Atlas
Micro-scale Analysis

Site Testing Analysis

Development Pro-Forma




Place Types and Building Types Atlas
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Place Types Atlas - Spectrum
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Site Testing

« Yield analyses to help understand

what types of standards might be

n e e d e d . CURRENT ZONING

for all Site 4 lots

« And to help customize the zones to

your needs.




Palette of 8 Zones and Standards

«~— T3 Zones ——

T3 Suburban Neighborhood x.03.040
¢ N '

T4 Zones

Sub-Zone(s)

Sub-Zone(s)

Nore

None

Intent

Awalkable neighborhood environment of small-to-medium
footprit, low-intensity housing choices, supporting and
within short walking distance of neighborhood-serving retail
and services

Intent

Avalkable neighborhaod environment of small-to-
medium footprint, low-to-moderate-intensity housing
chaices, supporting and within short walking distance of
neighborhood-serving retail and services

Desired Form

House-Scale Buildings

Desired Form

Zone Abbreviation

TACNM

Sub-Zone(s)

Sub-Zone(s)

T4SN.5-Open. The open sub-zone allows more uses,
different signage and sometimes additional frontages within
the seme form end character of the base zone

T4CN.M-Open. The open sub-zone allows more uses,
different signage and sometimes edditional frontages within
the same form and character of the base zore.

Intent

Intent

Awalkable neighborhood of small d

footprint, moderste-intensity housing choices, supporting
and within short walking distance of neighborhaod-serving
retail and services,

Awalksble neighborhood environment with medium-to-large
footprint, moderate-intensity housing choices, supporting
and within short walking distance of neighborhood-serving
retail and services.

House Scale Buildings

Detached Buildings
Small-to-Medium Building Footprint

Primarlly Detached Buildings

Desired Form

House-Scale Buildings

Desired Form
Primariy House-5cale Buildings

%03.010

T4 Core Main Street x.03.080
LN o

l."l,f‘{,lku)

Zone Abbreviation

Zone Abbreviation

TASMS S

TACMS

Sub-Zone(s)

Sub-Zone(s)

T4SMS 5-Open. The open sub-zone allows more uses,
different signage and sometimes additional frontages, within
the same form and character of the base zone.

T4CMS-Open. The open sub-zone allows more uses
different signage and sometimes additions| frontages. within
the same form and character of the base zore.

Intent

Awalkable. vibrant district of small-to-medium footprint.
moderate intensity, mixed-use bulldings and housing
choices. supporting neighborhood-serving ground floor
retail, food and services.

Intent

A walkable, vibrant district of medium-to-large footprint,
moderste inensity, mixed-use buidings end housing
choices. supporting neighborhood-serving ground floor
retail, food and services.

Small-to-Medium Building Footprint

Medium-to-Large Front Setbacks
Medium-to-Large Side Setbacks
Up 10 2.5 Stories without Bonus; up to 3 Stories with Bonus

small-to-Medium Front Setbacks

Primarily Detached Buildings
Small-to-Medium Building Feotprint

Primarily Detached Buildings

Medium-to-Large Building Footprint

Small-to-Medium Side Setbacks

Up 10 2.5 Stories without Bonus; Up 1o 3 Stories with Bonus

House, Duplex Side-by-5ide. Fourplex. and Packet
Nelghborhood

Porch Projecting, Porch Engaged. and Dooryard Frontage
Types

20 arin County Objectve Design and Developmer Standards Tookic

House, Duplex Side-by-Side, Cottage Court, Fourplex.
Neighborhood Townhouse. and Pocket Neighborhood
Porch Projecting, Porch Engaged, and Dooryerd Frontage
Types

February 17,2021

Small-to-Medium Front Setbacks
Small-to-Medium Side Setbacks
Up 10 2.5 Stories without Bonus; up to 3 Stories with Bonus

Small Front Setbacks

Small Side Setbacks

Up t0 3.5 Stories without Bonus; up to 4 Stories with Bonus

House. Duplex Stacked. Cottage Court. Fourplex.
Neighborhood Townhouse. Neighborhood Courtyard, Pocket
Neighborhood, and Multiplex

House. Duplex Stacked. Fourplex. Neighborhood
Townhouse, Neighborhood Courtyard, Pocket
Neighborhood, and Multiplex

Porch Projecting Porch Engaged. Dooryard. and Stoop
Frontage Types; Shopfront in Open Sub-Zone

February 17,2021

Porch Projecting, Porch Engaged. Dooryard. and Stoop
Frontage Types; Shopfront and Terrace Frontage Types in
Open Sub-Zone

Marln County Objective Design and Developrent Standards Toolki 21

Desired Form
Primarily House-5cale Buildings

Desired Form
Block-Scale Buildings

«— [b /Zonhes —

T5 Core Main Street x.03.100
TREUN N

Zone

TSCMS

Sub-Zone(s)

TSCN-Open. The open sub-zone allows more uses, different
signage and sometimes edditionsl frontages, within the
seme form and character of the base zone

Sub-Zone(s)

TSCMS-Open. The open sub-zone allows more uses,
different signage and sometimes sdditional frontages, within
the same form and character of the base zone

Intent

Intent

Awalkable neighborhood environment of large footprint,
high-intensity housing choices supporting and within
short walking distance of neighborhocd-serving retail end
services

Avwlkable, vibrant district of large footprint, high-intensity
mixed-use buildings and housing choices supporting ground
floor retail, food and services.

Desired Form

Desired Form

Primarily Attached Buildings

Primarily Attached Buildings

Block-Scale Buildings

Block Scele Buildings

Small-to-Medivm Building Footprint
None-to-5mall Front Setbacks

Medium-to-Large Building Footprint
None-to-Small Front Setbacks

Primarily Detached Buildings
Large Building Footprint
Small Front Setbacks

Attached Buildings

None-to-Small Side Setbacks

None-to-Small Side Setbacks

Up 1o 2.5 Stories without Bonus; up to 3 Stories with Bonus

Up 1o 35 Stories without Bonus; up o 4 Stories with Bonus

Small Side Setbacks
Up to 5 Stories without Bonus; up to 7 Stories with Bonus

Large Building Footprint
No Front Setbacks

No Side Setbacks

House, Neighborhood Townhouse, Neighborhood
Courtyerd. Multiplex. and Main Street Building

Multiplex. Core Townhouse, Core Courtyard, and Main Street
Building

Multiplex, Core Townhouse, and Core Courtyard

Up to 5 Stories without Bonus; up to 7 Stories with Bonus

Porch Projecting Porch Engaged. Forecourt, Shopfront,
Terrace, and Gallery Frontage Types; Dooryerd, Stoop, and
Maker Shopfront Frontage Types in Open Sub-Zone or on
Side Street

22 Marih County Objective Design and Developmert Standards Tookic

Forecourt, Shopfront. Terrece, and Gellery Frontage Types;
Dooryard, Stoop, and Maker Shopfront Frontage Types in
Open Sub-Zone or on Side Street

February 17,2021

Porch Projecting. Forch Engaged. Stoop, Forecourt and
Terrace Frontage Types; Shopfront in Open Sub-Zone

February 17,2021

Core Courtyard. and Main Street Building

Shopfrant. Terrace, and Gallery Frontage Types; Stoop and
Maker Shopfront Frontage Types in Open Sub-Zore or Side
Street

Marin County Objective Design and Development Standards Toollit 23




~quired if alley exists.

x.06.080

Alley access required if alley exists
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Key
3 [ Building --= ROW/ Design Site Line [ Frontage
T Building Setback Line [ common Open Space
Main Entrance Location Front Street G
2.5 max Each unit may have an individual entry.
ehicle Access and Parking
48' max. [A] Driveway and parking location shall comply with 'F)
48" max. (5] standards in Subsection 7 of the zone.
Parking may be covered, uncovered, or in a garage.
15" max. [c] 6. Open Space
20" max. (®  Common Open Space®
S 15" min. Width 15" min. (6]
5" min. Depth 15" min. [H]

lin compliance with Chapter 8

Jesign).

Required setbacks and driveways do not count toward open

space.

2ction 5 of the zone

y less than main body and 10" less

Required common open space shall be located behind the

main body of the building.

3None is required if the building is within 800" of public open

space
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Marin County’s FBC

« Preamble

« Ch1Introduction and Applicability
e Ch 2 Palette of Zones

« Ch 3 Zone Standards

« Ch 4 Specific to Uses

« Ch b5 General Standards

« Ch 6 Specific to Buildings

« Ch 7 Specific to Frontages

« Ch 8 Specific to Architecture
« Ch 9 Specific to Signage

« Ch 10 Specific to Large Sites
« Ch 11 Administration

orri<os « Ch12 Definitions

=T

Title X: Objective Design and
Development Standards




Building Type Standards

506130 Specilic o Bulding Types. Specifc 1o Buld g Types 07150

Specic o Bkt Tpes Specic o Pl ding Types 0: Sitles

x.06.130 Multiplex yaccess eq.red faley e ! S required i alley exsts 7. Massing Composition 7. Massing Composition (Continued)
Select from the allowed massing proportions and apply the standards to the main body width in compliance with Center Gable (1/3 +1/3 + 1/3)
Chapter 8 (Specific to Architectural Design) and the following standards.

Side Gable

This massing type divides the tacade into three equel parts,

with the midele third projecting. he roofis slepea and may

This massing type is  simole ractilinzar “arm tat is langer oe either hipped or gaoled.
thanitis deep. 1ne roa’is sloped and may oe either hipped Numier of Bays 3-6 bays [=)
o gabld, bain Bacy Widih Wa. allowed oy Subsection 3
Nurmber of Bays Flexivle [=) of this building type
hain Bedy Widsf Wax, allowed by Subsection 3 Wassing Properiions 173 each 5]
&a\/ af this avilding

Gable L(2/3+1/3)

T

Ihis messing type divides the facade inta three ecuel parts,

1 part projecting and 243 25 2 wing. The roof is slonec with 2 Twin Gable
i eble ot the projecting 173 This massing rype divides the facade into three parts, with
& Key Key Number of Bays 36 bays the miidule part set back slightly Lo creste a shallow open
; —= RO Design Sice i ding s ROW/ Design Site ge ain Body Widd . 10 by Subsection 3
o ROW/ Design sice Line I Building oW/ Cesign Site Line [ Frontagg Wain Bedy Width Wax. allowed by Subsection 2 space. The root is slopec and may be hipped or
Building Setback Lins Building Setback Line of this ouilding zabled,
Wassing Prop 23 r -
1. Description Building Size and Massing 4. Pedestrian Access - 8 Prog P g Nomber of Bays b by 0
A medium-to-large-sized, detached, House-Scale Building. Height T4SMS.S TACN.M  TSCN Wain “rerance Location Front Street [:) © "
A

Wain Body Vid Wax. allowed by Subsection 3
that consists of 510 18 side-by-side and/or stacked units,

Lypically with one shared entry. The type is scaled to fit
within moderate-intensity neighborhoods

Synonym: Mansion Apartment

TACMS Units locateo in the mein body shall be accessed by a of this building type.

Stories 25mzx. 35 max. 45 max common ertry 2long e front srest

Main Body' On cormar design sizes, Unics in a wing may enter from the

vy Viidth 50'max. sicte sireer
2. Number of Units

2. numberofunis | This messing Lype divides (e facade into five squal parts,
TASN.S T4CN.M TASMS.S TACMS T5CN ;:F"() o0 max VE" ”‘“5 “" Earking - ° with two parts projecting and tres parts ser back to creare
ing(s)'* riveway and par<ing ion skall comply with ahallow forecour i it < stthe
Uniteiger B (o TSk, (M, e . [y spa s el ashalless forecours, The reo s sloned with gables a1 i
Building j’ : o B l* 1‘ T = projectingtwo pe
Bolings per T he opd man, Parking may be coversd, uncovered, of in & garage. Nomber of Bays &)
Design Site Separation beiween Wings Tt mir 610pen:space Wain ey Width Vax. allowed by Subsection 3
Offset “rom W ain Body _._—__——_S,S,S Common or privare coer 5 i5 not recuired, of this auilding type
Facades shall be designed in comaliancs with Chaoter & B Massing Proportions [5)
(Spe Architectural Desig c)
"1n compliarce with Subsection 5 of the zone ARG
2Heignt islimited 16 * sicry less than main body and 10
10 nighest save/parapet

ee—————
Example of Muttiplex including bonus height General Note: Phatas on this page are ilustrative, not regulatory.

Gable L(2/5 +3/5)

126 Marin County Objective Design and Developrent Standerds Toolki February 17,2021 Febuary 17.202 Mar n County Dsective Design and Dsvelopment standards look Marin ounty Objective bes gr enc Developmert sendards locli: Febuary 17,2021 Fetruary 17,2021 Marin County Objective Desigr 216 Developmentsianda s lookt 129




Table x.08
Contemporary

Typical Characteristics

Architectural Styles Overview

Craftsman

Typical Characteri

Main Street Classical

Table 04
Mediterranean

)

4
Typical Characteristics

Architectural Styles Overview (Continued)

Tudor

Typical Characteristics

6 Architectural Styles to choose from

Victorian

Typical Characteristics

Long. low-sloped roof forms with
simple eaves with deep overhangs

Low-pitched roofs with deep eaves
and exposed rafter tails

Asymmetrical facade compositions
with square and horizontal openings
often made from ganged vertical

windows

Horizontally proportioned openings
made from ganged vertical windows

Symmetrical facade composition with
proportions that imply load-bearing
masonry structure

Low-pitched gabled or hipped roofs
clad in red tile with open eaves

Prominent gabled roof forms with
steep pitch and open eaves

Simple, rectilinear forms articulated
with a regular pattern of openings

Emphasis on natural materials

including wood shingles

Prominent cornice with classical
detailing and parapet or pedimented
roof forms

Flat, rectilinear wall plane with
vertically proportioned punched
openings without trim

Vertically proportioned openings with
surround

Mix of exterior materials to
differentiate massing forms, with
prevalent natural materials including

wood siding

Horizontally proportioned balconies
and terraces with minimalist vertical
supports

Asymmetrical composition with wall

plane broken by projecting gable ends

Regular pattern of vertically

proportioned openings

Brick and stucco as primary facade

materials

Stucco as primary facade material with
stucco or wood attached elements

Brick and stucco as primary facade
materials, often with half-timbering at
upper floors

Vertically proportioned elements,
including steeply pitched roofs,
projecting gable ends. and tall cornices
and parapets

Vertically proportioned windows,
angled or boxed bays, and picture
windows

Siding or stucco with shingled
elements

Applicable Standards

Applicable Standards

Applicable Standards

Applicable Standards

Applicable Standards

Applicable Standards

Wall
Building Roof

Wall
Base

Base
Building Roof

Building Roof
Eave

Wall
Building Roof

Wall
Base

Rake

Building Roof

Parapet

Parapet

Rake

Building Roof

Eave

Rake

Windows

Windows

Eave

Rake

Parapet

Eave

Bay Windows

Bay Windows

Windows

Eave

Windows

Parapet

Entry Doors

Dormers

Bay Windows

Parapet

Bay Windows

Windows

Balconies

Entry Doors

Dormers

Windows

Dormers

Bay Windows

Porches

Balconies

Entry Doors

Bay Windows

Entry Doors

Dormers

Storefronts

Porches

Balconies

Dormers

Balconies

Entry Doors

Porches

Balconies

Storefronts

Porches

Materials

Storefronts

Materials

Materials

Storefronts

Porches

Entry Doors

Materials

Storefronts

Balconies

Materials

Porches

Storefronts

Materials




Architectural Style Standards

Elements of Craftsman Style - Multifamily Prototype Elements of Craftsman Style - Mixed-Use Prototype

Storefront (see
Ubsecton 15

Base (see Subsectic
fors




Table 04.060.B: Public Frontage Types Overview
Table B (Public Frontage Types Overview) provides an overview of the allowed public frontage types in or abutting each zone.

Public Frontage Specific 3 Li 15
Types Standards EN SN SN.S CNM  SMSS  CMs N cms

°
Street 04.060.C.1 P P P P X X P X
l I | ‘ e a | I I a | I a r S Avenue/Boulevard 04.060.C.2 X X X X P P X
Main Street 04.060.C.3 X X X X P P X P

Table 04.060.C: Public Frontage Assemblies
Table C (Public Frontage Assemblies) identifies the required elements and dimensions of each public frontage type.

o

Table 04.060.A: Required Improvements

Development Scenario

Street Avenue/Boulevard Main Street
04.060.C.1 04.060.C.2 04.060.C.3

Two or More

Infill Design Site Design Sites More Than Half of
Required Improvements on Existing Block  on Existing Block Existing Block New Block(s) Assembly. The type
Development Development Development Development and dimension of curbs,
consists of one consistsoftwoor  consistsoftwoor  creates one or more walkweys, and planters.
design site. more design sites more design sites new blocks.
that are less than that are more than

half of the block face. half of the block face.
a. Sidewalk. Add missing R R R R
segment(s) along abutting front

and/or side street.
. Sidewalk. Repair uneven
segments along abutting front
and/or side street.

Total Width © 11" min. @ 13 min. @ 16 min.

Note: See below for required elements of each assembly

a. Curb. The detailing
of the edge of the
vehicular pavement,

incorporating drainage. )

i. Type Raised Curb Raised Curb Raised Curb

Street trees. Add street trees R R R R

along abutting front and/ b. Walkway. The f
r side street where there is pavement dedicated J
d t0 als . exclusively to

adequate room to &lso maintain pedestrian activity.

sufficient width for traffic lanes,
pedestrian sidewalks, and
bicycle facilities. See Subsection

i. Type Walkway Walkway Walkway
ii. Width 6' min. 8" min. 12" min.
Note: Placement of curb ramps shall match the desired path of pedestrian travel. See Marin County Standard Plans for curb ramp design.

04.030.4.A(2).
d. Crosswalk improvements. X X X R; Including c. Planter. The area
Add crosswalk. adjacent and new that accommodates
ntersection(s). street trees and other
landscaping. . . .
€. Bicycle facilities. Add bicycle X X R R Including bike \ :
facilities required in Bicycle and anes. Arrangement Regular Regular Regular
Pedestrian Master Plan. Types Planting Strips along curb edge  Planting Strips along curb Tree Wells (must be located
and ROW. edge between walkway and curb)

Width 5'min. 5" min. 4'min.




Applying the FBC to large sites

« For lots exceed a length that may
allow for a new street in response to

existing context

« When lots are larger than few acres
and may allow for new streets and

blocks




Why? To fit new buildings to the context

Outcome of FBC

Existing Super-Block = large buildings
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Apply maximum block-size standards

« Break up super blocks and promote a transit-friendly street & block network
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Apply maximum lot size standards

« Reinforce the existing lot size pattern through lot standards coordinated to building size

Existing Super-Block Outcome of FBC

Kéy:{- -> New Lots cbnsidering exristin'g context ( width and ‘clép‘th) .
29



Apply building type and frontage standards

Existing Super-Block = large buildings

Key: New Buildings’ footprints do not fit existing context

OFTICOS

Outcome of FBC
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Relief from the Standards

Table x.11.030.A: Adjustments to Standards (Continued)

Administrative Relief Type for

Design Sites Over 6% Slope

Required Findings

Allowed Administrative
Relief

Reference to
Standard

5.

Design Site Dimensions

a.

Depth

Increase or decrease in
minimum to maximum
design site depth

Existing slope exceeds 15% grade for
over 50% of design site depth.

ii. An existing or new design site can be

developed consistent with the intent of
the zone as described in Subsection 1
of the zone.

20% max. of the standard

Subsection 3 of
the zone

. Width

Increase or decrease in
minimum to maximum
design site width

Existing slope exceeds 15% grade for
over 25% of design site width.

ii. Anexisting or new design site can be

developed consistent with the intent of
the zone as described in Subsection 1
of the zone.

10% max. of the standard

Subsection 3 of
the zone

. Building Setbacks

. Front,Side Street, Side or

Rear

Increase or decrease in
minimum to maximum
required setback areas for
primary building and/or
wing(s)

Existing slope exceeds 15% grade.

ii. Anexisting tree, rock outcrop, and/
or utility infrastructure prevents
compliance with the standard.

iii. An existing or new design site can be

developed consistent with the intent of
the zone as described in Subsection 1
of the zone.

Reduction in the
minimum setback up to
within 5 of the design
site line. Where side
street setback is &'
minimum, reduction in
the minimum setback up
to within 3’ of the design
site line.

Subsection 5 of
the zone




Progress

« Toolkit delivered February 2021 (1 year from start)

2 towns have adopted a further customized version
(Corte Madera, Belvedere)

4 towns are in progress with customization (County,
Sausalito, San Anselmo, Fairfax)

_—"

Title X: Objective Design and
Development Standards

3 towns intend to use the Toolkit (Novato, Ross,
Larkspur)

« 2 others are not using the Toolkit (Tiburon, Mill Valley)

OPTICOS




