Marin Countywide Plan

Proposed Text Amendments

December 22, 2022

Exhibit 1

Additions in bold, deletions in strikethrough

CWP Policies | Proposed Changes/Notes

2. The Natural Systems and Agricultural Element

Goal BIO-5: Baylands Conservation (p. 83)

Baylands Corridor (p. 83 — second full
paragraph on the page)

3. The Built Environment

3.4 Community Development (CD)

Background (page 249, paragraph below “Map
1.2, Environmental Corridors, depicts the four
major county corridors.”)

Policy CD-1.3
(potential impacts in sensitive areas)




Program CD-1.c

Program CD-5.e Limit Density for Areas
Without Water or Sewer Connections

Program CD-6.a Consider Annexation of
Urbanized Areas
(urban service areas)




Policy CD-8.6 Establish Residential Land Use
Categories

Medium to High Density Residential

The following medium to high density residential land use categories (from 11 to
45 units per acre) are established within the City-Centered Corridor and in
communities or villages in the Inland Rural, Baylands, and Coastal Corridors
where multi-family development can be accommodated with easy accessibility
to afullrange-of urban services and locations near major arterials, transit
services, and/or community and regional shopping facilities.

Policy CD- 8.7 Establish Commercial/Mixed Use
Land Use Categories and Intensities
(Introductory Language)

Establish Commercial/Mixed-Use Land Use Categories and

Intensities.

Commercial/mixed-use land use categories are established to provide for a mix
of retail, office, and industrial uses, as well as mixed-use residential development
or exclusively affordable residential development, in a manner compatible with
public facilities, natural resource protection, environmental quality, and high
standards of urban design. Mixed-use developments are intended to incorporate
residential units on commercial properties, including on-site housing for
employees, thereby contributing to affordable housing and reduced commutes.

For mixed used development, the commercial component of the development
is subject to the floor area ratio standard while the residential component is
subject to the density standard.







Policy CD- 8.7 Establish Commercial/Mixed Use
Land Use Categories and Intensities
(General Commercial/Mixed Use)

General Commercial/Mixed Use. The General Commercial mixed-use land use
category is established to allow for a wide variety of commercial uses, including
retail and service businesses, professional offices, and restaurants, in
conjunction with mixed- use residential development. The Development Code
includes permitted and conditional uses and development standards consistent
with this designation. The Land Use Policy Maps provide commercial floor area
ratio (FAR) standards for this designation.

Consistent Zoning:

C1-H

H-1

RMP-.1 to RMP-30

AH

RMPC - 20 to RMPC - 45

Policy CD- 8.7 Establish Commercial/Mixed Use
Land Use Categories and Intensities
(Neighborhood Commercial/Mixed Use)

Neighborhood Commercial/Mixed Use. The Neighborhood Commercial/Mixed
Use land use category is established to encourage smaller-scale retail and
neighborhood- serving office and service uses in conjunction with residential
development oriented toward pedestrians and located in close proximity to




residential neighborhoods. The Development Code includes permitted and
conditional uses and development standards consistent with this designation.
The Land Use Policy Maps provide for commercial floor area ratio (FAR)
standards for this designation.

Consistent Zoning:
VCR

RMPC - 20 to RMPC - 45
VCR:B2
AH

Policies Specific to Certain Sites

St. Vincent’s and Silveira

p.3.12-6

Natural Systems Goals and Policies

There are a number of protected resource areas on the St. Vincent’s and Silveira
lands, which include: tidelands; diked baylands, of which a portion are owned by
the Las Gallinas Valley Sanitary District and used for wastewater ponds and
irrigation; Miller Creek and its riparian corridor; lands within the 100-year




floodplain; and hills leading up to Pacheco Ridge at the northern boundary of
the site.

On the St. Vincent property, there are approximately 60 acres of land that
largely avoid the hazards and resources addressed in the below Goals and
Policies. To support residential development that will help meet Marin
County’s housing needs, Goals SV-1 through SV-7 (and related policies) do not
apply to housing development located within the area designated as HOD on
the Land Use Policy Map and related infrastructure and similar improvements
that may occur outside that area.

SV-2.2 Require Master Plan
P.3.12-9

SV-2.2 Require Master Plan. Require a master plan for new uses or a large
reuse project based on an environmental review, unless discretionary review
does not apply because the project is subject to the Form Based Code or state
housing law exempts the project from the Master Plan process. Minor
expansion of existing uses and minor compatible new uses may be allowed
without a master plan, provided they do not increase the development intensity
of either property. Any proposal for development in the St. Vincent’s and
Silveira area should respect the land, honor the legacy of the human settlements
from the Miwok to the St. Vincent’s School for Boys to the Silveira family, limit
the amount of traffic to and from the site, and be planned for long-term
sustainability.

SV-2.4 Cluster Development.
p.3.12-10

New non-agricultural development (e.g., building footprints, roads, and parking)

on either the St. Vincent’s property will be restricted to the approximately 34-

acre portion identified in the Housing Overlay Designation (HOD). theSilveira
. o ] .




In addition, development (e.g., educational/social service) on the St. Vincent’s
property should be clustered around the H complex, with the Chapel and the H
complex buildings retained as the community center as determined by a master
plan process.

SV-2.5 Establish Land Use Categories.

p. 3.12-10

Portions of the St. Vincent’s and-Silveira-properties are assigned the density in
the HOD or the Planned Designation — Agricultural and Environmental

Resource Area land use category. Potential uses include agriculture and related
uses, residential development, education and tourism, places of worship,
institutional uses, and small-scale hospitality uses, as described more fully in SV-
2.3.

Within these standards, the master plan approval process will determine the
specific development suitable for these properties, taking into consideration
environmental constraints and the community benefits associated with
providing a higher ratio of housing affordable to low and very low income
persons and smaller residential unit sizes, unless the development is subject to
the Form Based Code or state housing law exempts the project from the

Master Plan process Ru;suant—te—the—P—D—Ag#eu-lt—u-raJ—m@d—Enwremqen%a#




St. Vincent’s and Silveira Land Use Policy Map
p.3.12-11

CD-8.8 Establish Planned Designation Land
Use Categories.
P 3.4-39

The Planned Designation-Agricultural and Environmental Resource Area (PD-
Agricultural and Environmental Resource Area), Planned Designation-Transit
Village Area (PD-Transit Village Area), and Planned Designation-Reclamation
Area (PD-Reclamation Area) land use categories are established. The Planned
Designation categories are intended to enable the planning of reuse projects at
major opportunity sites in a manner that honors the site’s location and unique
natural, historic, aesthetic, while promoting Countywide Plan policies regarding
resource protection, affordable housing, and innovative transit-oriented and
energy efficient design. Development in a Planned Designation category shall
require approval of a specific plan pursuant to Government Code Section 65450
or a master plan pursuant to the County Development Code unless either: 1)
State housing laws exempt a project from this planning process, or 2) the
proposed project is consistent with the HOD and the Form Based Code.

PD-Agricultural and Environmental Resource Area

Land Uses. The PD-Agricultural and Environmental Resource Area land use
category is intended for reuse and development of the St. Vincent’s and Silveira
area. Potential uses include agriculture and related uses, residential
development, education and tourism, places of worship, institutional, and small-
scale hospitality uses, as described more fully in SV-2.3.




Buck Center

Amend Map 1-2 to show Buck Center site in the City-Centered Corridor rather
than the Inland-Rural Corridor.

3.5 Community Design (DES)

Program DES-4.d and Protect View of Ridge
and Upland Greenbelt Areas

DES--4.d Protect Views of Ridgelines. Implement Development Code standards
that require development proposed on or near visually prominent ridgelines
(including in the Ridge and Upland Greenbelt Areas shown on Map 3-4) to be
clustered below the ridgeline on the least visually prominent portion of the site.
Expand Revise the implementation of these standards by removing those lower
lying areas that are less visually sensitive includingin from the Ridge and
Upland Greenbelt Area, and including those unmapped ridgelines identified as
having countywide significance, and rezoning Ridge and Upland Greenbelt lands
to Planned District categories and adjacent buffer area to a transitional district.
(See DES4.e.)

DES-- 4.e

Protect Views of Ridge and Upland Greenbelt Areas. Employ a variety of
strategies to protect views of Ridge and Upland Greenbelt areas, including the
following:

Identifying lower lying areas that are less visually sensitive and any unmapped
ridgelines of countywide significance, both developed and undeveloped, and
adjusting the Ridge and Upland Greenbelt Areas map as appropriate;

Amending the Development Code and County zoning maps to designate a
suburban edge on all parcels contiguous to the City Centered Corridor that abut
the Ridge and Upland Greenbelt, and requiring that those parcels develop at
rural densities with visually sensitive site design, provided residential densities
are not reduced;

10




Rezoning Ridge and Upland Greenbelt lands to the Planned District category and
adjacent buffer areas to a transitional district, thereby subjecting them to
County Design Review Requirements that include hillside protection; and

Requiring buildings in Ridge and Upland Greenbelt areas to be screened from
view by wooded areas, rock outcrops, or topographical features (see DES-3.b).

3.9 Transportation (TR)

; TR-1 o Ushold \ichicl Lof Send
Standards
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Community Plans

How to Read the Countywide Plan
p.1.4-3

Another overall principle to guide the reading, interpretation, and
implementation of the Plan is that none of its provisions will be interpreted by
the County in a manner that violates state or federal law. For example, Policy
CD-5.2 (“Assign financial responsibility for growth”) requires new development
to pay for its fair share of the cost of public facilities. This policy will be
implemented subject to applicable legal standards. In reading every provision of
the Plan, one should infer that it is limited by the principle, “to the extent legally
permitted.”

Similarly, no provision of a community plan may be applied by the County in a
manner that conflicts with the Countywide Plan or state housing law. There
are a number of community plans containing policies and programs to support
implementation of the Countywide Plan. When reading, interpreting, and
implementing the community plans, none of their provisions can conflict with
the Countywide Plan or state housing law.

12




Land Use Categories
p.1.5-3

The Countywide Plan establishes and maps land uses according to the following
categories. Additional policy guidance can be obtained from the various local
community plans. To the degree that the community plan policy guidance
conflicts with the Countywide Plan or state housing law, the Countywide

Plan shall govern. The Countywide Plan land use designations supersede
Community Plan designations.

p3.4-3

Implementation tools such as the County Development Code are used to carry
out the goals of the Countywide Plan. Some of the policies and programs in the
Countywide Plan will require rezoning of individual properties for them to be
consistent with the land use designations and the policies in the Plan. Many
unincorporated communities are guided by community plans that provide
specific direction regarding land use, transportation, community facilities,
building design, and environmental quality, as well as issues unique to a
particular community. Such issues may include, but are not limited to:
customized building and site design standards to protect key resources;
protection of important ridgeline and view corridors; evaluation and refinement
of the Ridge and Upland Greenbelt and Baylands Corridor; regulations
concerning home size; affordable housing sites; hazards; evacuation routes;
flooding; and bicycle and pedestrian circulation. A Community plan is considered
part of the Marin Countywide Plan and sets forth goals, objectives, policies, and
programs to address specific issues relevant to that particular community. For
residential and mixed use projects where there are land use designation or
development density and floor area ratio differences, the Countywide Plan

shall prevall m—theJeveLef—&peekﬁemy-beMeeH—pehey—H%he—Gemmaﬂ#y—%n

pm%ren—shaJ—l—p;e*tal-I—except th|s pollcy shaII not apply for appllcatlons that
include Development Agreements.
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What Are the Desired Outcomes?

GOAL CD-2

Balanced Communities. Maintain balanced communities that house and employ persons from all
income groups and provide the full range of needed facilities and services.

Policies

CD-2.2 Poliey CD-2.2 has beenintentionally deleted: Establish objective standards for multi-unit
housing development. Amend the relevant County codes, including the Development Code, to
establish a Form Based (FB) combining district to apply the Marin County Form Based Code.
Application of the FB combining district standards to properties where multi-unit
residential development is allowable will increase multi-unit residential and mixed-use

housing development projects by allowing them to obtain ministerial approval in
compliance with the objective design standards set forth in the Form Based Code.

CD-2.3 Establish a Housing Overlay Designation. The Housing Overlay Designation (HOD) is
established and applicable to all properties identified in the Housing Element (Inventory

Sites) What-Are-the Desired-Outcomes?
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How will results be achieved?
Implementing Programs

CD-2.d Implement the Housing Overlay Designation Program. The reviewingautherity may




HOD Sites include housing affordability targets that are necessary to comply with the
County’s obligations related to satisfving the RHNA. All developers of projects with
more than 100 units should work with County staff to identify options for complying
with the affordability targets. HOD Sites must provide at least 20% of the units at
rents or sales prices that are affordable to low and very low income households.

HOD designations shall apply to all housing development projects on sites described

in the table below, regardless of any different Countywide Plan Land Use
Designation. The acreage and densities discussed in the chart below may occur

anywhere on site, subject to site specific analysis and development regulation in




affect at the time a project is proposed. Clustered development shall occur on all HOD
sites.

All HOD sites are listed below, along with the relevant location information current at
the time of the adoption of this policy. The transect zones column refers to the
transect zones provided in the Marin County Form Based Code. The transect zones

indicated in this column are mandated for development occurring under the
regulations of the Form Based Code on the site listed.
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CD-2.s Evaluate expanding the applicability of the Form Based combining district to more areas,
including to sites in the urbanized area of unincorporated Marin where it can be combined with an
underlying multifamily residential or commercial zoning district.
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