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STAFF REPORT 
 

 

MEETING 

DATE: May 9, 2017 

 

TO: City Council 

 

FROM: Robert Brown, Community Development Director 

 

PRESENTER: Robert Brown, Community Development Director 

 

SUBJECT:  REVIEW AND PROVIDE FEEDBACK ON WORKING DRAFT, 

CONSIDER EXPANDING SCOPE OF STUDY, AND CONSIDER 

DIRECTING STAFF TO PREPARE FINAL DRAFT- NORTHWEST 

QUADRANT NEIGHBORHOOD FORM-BASED ZONING CODE 

  
 

REQUEST 
 

Consider reviewing the working draft form-based zoning code for the Northwest Quadrant 

Neighborhood and providing feedback to staff on the draft zoning regulations, including whether 

to expand the study scope to include additional analysis of potential regulations to encourage 

redevelopment of existing apartment structures, and directing staff to prepare a final draft 

ordinance for consideration by the Planning Commission and City Council in conjunction with 

adoption of the new General Plan. 

 

DISCUSSION 

 

Neighborhood Description 

The Northwest Quadrant Neighborhood, located north of the downtown and constituting the 

residentially zoned area generally between First and Seventh Streets and between Grant Avenue 

and Carmel Drive, was been identified by the City Council in 2014 as one of four Focus Areas for 

examination as part of the General Plan Update (see Study Area map as Attachment 1).   

Based on the census tract having at least 50% of households with income less than 60% of the 

Area Median Gross Income ($64,600), the Department of Housing and Urban Development 

(HUD) has designated this area as a Disadvantaged Community. The other two Disadvantaged 

Communities in Marin are the Canal neighborhood in San Rafael and Marin City (see HUD map 

– Attachment 2). 

In addition to declining income levels, the neighborhood has had declining levels of home 

ownership over the past four decades, with only 20% of the properties with owner occupants.  The 

neighborhood also has the lowest rate of new construction valuation in the City. 

The neighborhood was subdivided in 1918 from the grain fields of James Sweetser in a traditional 

grid pattern north of the downtown.  It was developed with small single family homes in the first 

half of the 20th century.  In the 1960s and 70s parcels were developed with poorly designed 

apartment complexes, prior to the City’s design review process and generally with one parking 

 
 

 
 

922 Machin Avenue 
Novato, CA  94945 

415/ 899-8900 
FAX 415/ 899-8213 

www.novato.org 
 

1

lmcdowall
Typewritten Text
J-3

lmcdowall
RC



2 

 

space per unit, which led to the preparation of a neighborhood plan in 1977.  Today, about half of 

the properties in the neighborhood are developed with multi-family structures and half with single-

family dwellings. 

General Plan/Zoning History 

Since its incorporation in 1960 the Northwest Quadrant was designated in the General Plan for 

multi-family development.  In the 1981 General Plan it was allowed densities up to 20 units per 

acre.   The 1981 Plan stated, “The long-range land use policy for this area is to maintain a mixed 

residential area and to gradually allow a relatively high population concentration to support 

downtown commercial enterprises and offer less extensive housing in a location which is close to 

shopping, employment, transit and major collector streets.”  

In 1977, in response to the rapid development apartment buildings, the City prepared and adopted 

a Neighborhood Plan which precluded new apartment development if a “sound” single-family 

home existed on the property. As a result of this policy, new development ceased in the 

neighborhood with the exception of the Margaret Duncan Geene Apartments (16 apartments for 

people with disabilities at 1100 Olive) and the 10-home Mount Burdell Place by Habitat for 

Humanity on Fourth Street. 

The current 1996 General Plan retains the designation of Moderate Density Multifamily Housing, 

allowing density up to 20 units per acre.  However, the zoning designation is R10-4.5, allowing 

multi-family housing up to 10 units per acre.  Despite the allowance for multi-family uses, the 

prohibition on redeveloping a property with a habitable single-family dwelling has precluded such 

development.  The Habitat for Humanity project required a rezoning to Planned Development 

when the existing home was determined to be uninhabitable. 

Why Change Zoning Regulations? 

An update of the Neighborhood Plan was initiated in March 2014 and included community 

involvement through a walking tour and two well-publicized workshops.  The Planning 

Commission, Design Review Commission and City Council reviewed and accepted the revised 

Neighborhood Plan on June 1, and June 15, 2015 respectively, with the City Council directing 

staff to include the Neighborhood Plan objectives in the draft General Plan.  As a result, new 

neighborhood priorities were established including: 

1. Slow down traffic through the neighborhood 

2. Improve pedestrian safety and walkability      

3. Strengthen neighborhood identity 

4. Explore potential for additional park space 

5. Prioritize code enforcement 

6. Consider designating sub-areas differently (Clayton Court and First Street) 

7. Refine zoning regulations to ensure compatible development 

A copy of the updated Neighborhood Plan with community input is included as Attachment 3. 

At the workshops an update to zoning regulations was suggested to spur investment in the 

neighborhood but assure that any new multi-family redevelopment would be of a scale and design 

compatible with the lower-density homes in the area.  The proposed tool discussed was a form-

based zoning code, also called a traditional neighborhood code, that would define allowable 

building types (duplexes, tri- and four-plexes, cottage courts), maximum building sizes, the 

placement of buildings at the front of the lot with parking behind, and the way the building 

addresses the street with entries and yards to more closely emulate the “house scale” sizes of the 
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neighborhood.  This differs from the City’s traditional zoning that establishes only setbacks from 

property lines and a height limit for the size and location of new buildings, leaving great discretion 

to applicants but little predictability for both neighbors and applicants and relying heavily on the 

design review process to establish an acceptable site plan and building massing.  A form-based 

code is more prescriptive in terms of site planning, but does not regulate style or materials, which 

would still be evaluated through design review. 

The proposed form-based code, if acceptable to the community and adopted by the City Council, 

would eliminate the current restriction on retaining all habitable single-family homes, allowing 

multi-family redevelopment, but subject to the General Plan’s density limit and the size limitations 

of the new code, which will largely yield one and two-bedroom units, which by design would be 

more affordable than typical apartment and condominium complexes built in Novato.  A typical 

neighborhood parcel of 50’x150’ would therefore be allowed to replace a single-family dwelling 

with a duplex or triplex (3 units maximum).  Although the number of property owners interested 

in redeveloping may not be great, to guard against excessive redevelopment activity, staff proposes 

that a cap be established allowing no more than 3 of the 105 properties with single family homes 

to redevelop per year. 

In summary, the rationale to revise the existing zoning regulations and General Plan policy re: 

retention of habitable single-family structures is to: 

 Allow opportunities for new investment in the neighborhood by providing allowances to 

redevelop properties with single-family dwellings with moderate-density multi-family uses 

within the existing General Plan density range, 

 Somewhat increase residential opportunities consistent with the objectives of past and 

current General Plans in a location close to downtown services and transit, achieving an 

alignment of General Plan and zoning regulations, 

 Eliminate the current incentive for property owners to allow single-family homes to 

deteriorate to the point of being uninhabitable so as to allow redevelopment, 

 Implement more detailed zoning regulations that will increase predictability that new 

multi-family redevelopment will be of a “house scale” with limited building sizes located 

towards the street with parking behind, emulating the desirable design aspects of portions 

of the neighborhood, and 

 Restrict the pace of potential redevelopment to no more than 3 properties per year with 

existing single-family dwellings. 

Proposed Form-Based Code 

On August 30, 2016 the City Council approved a consultant services agreement with Opticos 

Design, Inc. to prepare a draft form-based code for the neighborhood and to share the draft with 

the community.  Two public workshops were held on October 26, 2016 and March 9, 2017 to 

explain the concept of a form-based code and how it differs from traditional zoning, and to share 

specifics of the working draft of the code for the Northwest Quad neighborhood.  630 bilingual 

notices were mailed to all property owners and tenants for the workshops, but attendance was 

limited.   

The proposed form-based code (Attachment 4) includes the following provisions: 

 Requires that new dwellings be located within 20 and 25 feet of the front property line to 

maintain proximity of structures to the streetscape (to visually define the streetscape, have 
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units relate to the sidewalk and public realm and allow residents to have “eyes on the street” 

for greater safety). 

 Requires that parking be located behind buildings at least 40 feet front the front property 

line and 10 feet from a side street for corner lots to make vehicle parking less visually 

dominant. 

 Limits building height to two stories (maximum 24’ from grade to the top plate height of a 

second story wall), with a maximum height of 35’ to roof peak, and allows use of the 

enclosed roof area (attic space) for habitable space with use of dormer windows for light 

and ventilation. This would allow flexibility for an additional bedroom in the attic space, 

since the building size limitations are very restrictive and may otherwise limit units to a 

single bedroom. The current zoning limit of 35’ could allow 3-story structures with a flat 

or mansard roof.  [Note that a cottage court building type, described below, is limited to a 

single story plus usable attic space.] 

 Limits allowable building types to seven:  a detached single-family, side-by-side duplex, 

stacked duplex, small multiplex (3-6 units: 3 units on a typical 50’x150’ lot, up to 6 units 

on a double lot), cottage court, courtyard building and a carriage house (detached accessory 

structure which could contain an accessory dwelling unit).  The maximum size (width and 

depth) of each of these building types is limited to yield a “house scale” building as opposed 

to a larger attached group of apartments as currently exist in the neighborhood.  Diagrams 

for each of the building types provide specificity for the maximum building dimensions. 

 Requires one of five “frontage types” which require that building entries face the street and 

define the ways that entries are accentuated: front yard, projecting porch, engaged porch 

(attached on two sides to the dwelling), stoop and dooryard. 

 Establishes minimum private or communal open space requirements, including minimum 

dimensions of contiguous open space to assure usability. 

 Retains existing citywide parking standards, including those for multi-family dwellings 

(1.75 spaces/1-bedroom unit, 2.25 spaces/2-bedroom unit and 2.45 spaces/3-bedroom unit, 

including guest parking of 0.25 spaces/unit). 

Questions have been raised in public workshops about the relationship of the new code with the 

current Zoning Code and the role of staff and the Design Review Commission in future design 

review.   

The new code would be added to the current Zoning Code affecting only the Northwest Quadrant 

neighborhood.  The more restrictive form-based regulations (building size, building location, 

reduced height and open space) would supersede existing code provisions, but all other 

components of the Zoning Code, including parking ratios, would remain applicable. 

The new form-based code is more prescriptive than current zoning regulations, thereby offering 

less discretion to applicants and to staff and the Design Review Commission through the design 

review process.  There would be provisions in the ordinance to allow slight adjustments to certain 

regulations by the Design Review Commission in the design review process.  Design review would 

focus more on the building design, materials and landscaping/open space than the site plan, which 

would largely be dictated by the form-based code. 
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Design Review Commission Feedback 

At its meeting of March 15, 2017 the Design Review Commission considered the proposed form-

based code (minutes included as Attachment 5).  Three of the four Commissioners were supportive 

of the proposed code, stating its prescriptive site plan requirements were appropriate for the 

neighborhood.  As Chair MacLeamy stated, “9 out of 10 projects we review have 2 of 3 pieces 

wrong – the site and the scale.  We end up spending lots of time with each project to fix these two 

aspects.  This new code would fix that so we can spend time on the third piece – everything else.”  

Commissioner Barber indicated the form-based code would overly restrict design creativity.  

Commissioners agreed that the proposed code does not give apartment owners an incentive to 

redevelop, which would be desirable. 

Planning Commission Feedback 

At its meeting of April 3, 2017 the Planning Commission considered proposed form-based code 

(minutes included as Attachment 6).  All seven Commissioners were supporting of the form-based 

code, indicating that the neighborhood needs a new approach to encourage investment and 

redevelopment, and that the proposed code is a good way to allow the densities contemplated by 

the General Plan while retaining the neighborhood scale and character for new development.  The 

Commissioners all agreed that further study of the existing apartment structures was warranted to 

attempt to define regulations that would incentivize these non-conforming structures to be 

redeveloped in a manner more compatible with the character elements of the form-based code.  

The Commissioners also discussed the proposal to place an annual cap on the number of existing 

single-family structures that could be redeveloped as a means of assuring more gradual change.  

Four of the Commissioners were supportive of an annual cap, while three recommended against 

such an approach. 

The Apartment Conundrum 

One of the goals of the Neighborhood Plan was to incentivize owners of existing apartment 

buildings to redevelop their sites in a more compatible design.  There are two challenges.  First, 

most apartments have more units than allowed by the current zoning.  They can be maintained, but 

if redeveloped, must meet today’s zoning standards.  The second difficulty is providing more 

parking at current ratios if redevelopment occurs.  As a result, owners would lose units through 

redevelopment. 

Based on input from the DRC and Planning Commission, Opticos has presented possible tasks 

beyond the original scope of services to measure and document development of 4-5 existing 

apartment structures over the allowable density, to develop conceptual redesign options allowing 

replacement of existing unit count but at a building scale more compatible with the neighborhood 

and to propose modified form-based standards for non-conforming. The additional cost for these 

services would be approximately $5,000.  In addition, hiring an economic/real estate consultant to 

examine the modified design criteria, construction costs, local rental rate and economic analysis 

of apartment redevelopment would cost an additional $12,000, for a total additional cost of about 

$17,000 to more fully study redevelopment potential of non-conforming apartment structures. 

 

PUBLIC OUTREACH 

  

Extensive outreach was conducted for the neighborhood meetings in March 2015 including direct 

mailed notice to all property owners in the neighborhood (211 properties), door hangers in English 

and Spanish for all apartment units, and bilingual posters placed on utility poles within the 
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neighborhood, in the Grant Avenue kiosks and in the windows of Grant Avenue businesses.  For 

the October 2016 and March 2017 community workshops, 630 bilingual fliers were mailed to all 

property owners and tenants.  Notices for the Planning Commission and City Council reviews of 

the proposed code were mailed to all property owners and tenants. 

 

FISCAL IMPACT 
 

Investment in new construction increases property valuation and property tax revenue. 

 

RECOMMENDATION 
 

Review the working draft form-based zoning code for the Northwest Quadrant Neighborhood and 

provide feedback to staff on the draft zoning regulations, including whether to expand the study 

scope to include additional analysis of potential regulations to encourage redevelopment of 

existing apartment structures, and direct staff to prepare a final draft ordinance for consideration 

by the Planning Commission and City Council in conjunction with adoption of the new General 

Plan. 

 

ALTERNATIVES 
 

1. Direct staff to discontinue work on a form-based code and leave existing 

regulations/policies in place. 

2. If the desire is to retain the neighborhood for single-family use, rezone and change the 

General Plan land use designation to single-family to eliminate the current disconnect in 

regulations. 

3. Expand the project scope to analyze development criteria and economics of redevelopment 

of existing non-conforming apartment structures with an additional cost of approximately 

$17,000. 

 

ATTACHMENTS 
 

1. Study Area map 

2. HUD Disadvantaged Communities map 

3. Updated Neighborhood Plan 

4. Working Draft of Northwest Neighborhood Form-Based Code 

5. March 15, 2017 Design Review Commission minutes 

6. April 3, 2017 draft Planning Commission minutes 

7. Public communications 
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Qualified Census Tracts – Disadvantaged Communities 

Source:  U.S. Department of Housing and Urban Development User GIS Service QCT Locater 

 

A Qualified Census Tract (QCT) is any census tract (or equivalent geographic area defined by 

the Census Bureau) in which at least 50% of households have an income less than 60% of the Area 

Median Gross Income (AMGI). 

  

8

lmcdowall
Typewritten Text
J-3 2.



Qualified Census Tracts – Disadvantaged Communities 

Source:  U.S. Department of Housing and Urban Development User GIS Service QCT Locater 
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City of Novato 
General Plan 2035 Focus Area    NORTHWEST QUADRANT NEIGHBORHOOD STUDY  
May, 2015   
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  1 

 
Why a Neighborhood Study? 
The Northwest Quadrant Neighborhood, north of the Grant Avenue business district, between 
First and Seventh Streets, has a mix of small, older single- - -
story apartment buildings.  Its location is ideal: close to downtown services, transit and the new 
SMART station. 
In 1977, in response to the rapid development of relatively inexpensive apartment buildings, 
the City prepared and adopted a Neighborhood Plan (Appendix 1) which precluded new 
apartment development if -family home existed on the property.  The 1996 
General Plan called for updating the neighborhood plan, and continued the policy of the 1977 
Plan until that occurred. 
The City is now preparing an update of its General Plan, and has included the Northwest 
Quadrant Neighborhood as one of its Focus Areas.  Similar studies have been done for the 
Redwood Boulevard Corridor, resulting in updated land use and design criteria for the new 
General Plan. 
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  2 

Neighborhood Analysis 
The Northwest Quadrant neighborhood is an historic Novato neighborhood, originally part of the 15,000-acre Rancho de Novato which was purchased by Joseph Sweetser and Francis DeLong in 1856.  In 1918 the Novato Land Company divided a one square mile portion of the Sweetser grain and alfalfa fields into individual parcels that 
the Sweetser subdivision was, according to the Novato 

ith homeowners who were  
 
The Northwest Quadrant Neighborhood is located north of the Grant Avenue Business District, between First and Seventh Streets, and extending north to Carmel Drive.  

STUDY AREA 
The area is generally flat and close to Downtown restaurants, services and transit, making it ideal for walking.   There are 201 parcels in the study area, with 601 dwelling units.  About half of the parcels are developed with single-family homes, and half with apartments.  Only 20% of the properties are owner-occupied.   
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  3

1977 Neighborhood Plan 
In response to rapid changes in the neighborhood resulting from apartment construction in the 

-redowntown commercial enterprises, and offer less expensive housing in a location which is close   -range policy takes into consideration the large number of existing single-single-family homes which are in sound condition should not be removed for apartment  
The adopted land use policies for the area limited parcels to two single-family homes per lot or a duplex, but allowed multi- -f   In cases where apartment construction could occur, the maximum allowable density was 22 units/acre. 

-zoned parcels along Grant Avenue.  The land uses in the Buffer Area were to include allowances for 
negatively impacted by the adjacent commercial businesses. 
Neighborhood Development under the 1977 Plan 
As a result of the land use limitations placed on multi-family development in the 1977 Plan, there has been virtually no new development in the past 35 years.  In 2007 the property at 1112 Fourth Street was approved for the construction of 10 small two-story homes centered around a parking court and street-side common area.  This development was possible due to the very dilapidated condition of an existing single-family home, which was allowed to be demolished and the site rezoned to a Planned Development district at a density of 14.5 units per acre. 
Surrounding Land Use Policies 
Since adoption of the 1977 Neighborhood Plan, the City of Novato adopted a Downtown Specific Plan in 1998, calling for low-scale mixed use development, and implemented ground floor use limitations and implemented extensive upgrades to the Grant Avenue streetscape to promote a dynamic and pedestrian-oriented retail and restaurant environment. 
More recently the City has conducted public design charrettes for North Redwood Boulevard, settindesign workshops for streetscape improvements within this former freeway right-of-way. 
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  4

Neighborhood Development and Densities 
As noted above, the Northwest Quadrant today has a rather random diversity of housing types and densities.   Densities on individual parcels range from 6 to 39 units-per-acre, and the average density of the entire neighborhood is 13.5 units per acre.  A photo documentary of existing neighborhood character is included as Appendix 2. 

EXISTING DENSITY 

15



NORTHWEST QUADRANT NEIGHBORHOOD STUDY  5

Zoning 
The majority of the study area is currently zoned R10-4.5 (Medium Density Multi-Family), which allows one residential unit per 4,500 square feet of lot area, a density of 10 units per acre.  A land-locked 1-acre sloped parcel behind the residences on Carmel Court is zoned R10-2.0 (Medium Density Multi-Family) allowing one unit per 2,000 square feet of lot area, a density of 22 units per acre.  And a land-locked 2.5-acre hillside in the northwest corner of the study area is zoned R1-40, a low-density residential district allowing one dwelling per 40,000 square feet of lot size, or about one unit per acre. 

EXISTING ZONING 
Most of the lots are small, narrow and deep  about 50 feet wide by 150 feet deep and 7,500 square feet in area.  The current zoning permits one unit per 4,500 square feet of land area, so the typical lot only allows a single-family home.  Some of the lots have small apartment 

R10-4.5 
(Medium Density Multi-Family) 

R10-2.0 
(Medium Density Multi-Family) 

R1-40 
(Low Density Residential)  

Planned 
Development 

Planned 
Development 
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  6

-and could not be rebuilt in the future with the same number of units. 
General Plan 
The General Plan designates the study area for Medium Density Multi-Family Residential, allowing between 10 and 20 dwelling units per acre.  Land Use Policy 6 of the current 1996 General Plan continues the land use policies established in the 1977 Northwest Quadrant Plan, but called for an update of the Plan.  Neither the update of the Plan nor the allowance for commercial uses in the Buffer Area immediately adjacent to the Grant Avenue commercial zoning were implemented. 
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  7

Zoning Analysis 
The R10 (Medium Density Multi-Family appropriate for a variety of medium density dwelling units, including multi-family, two-family -4.5 District allows up to 10 units per acre and building heights up to 35 feet tall (3 stories).  A minimum front yard setback of 20 feet is required, as is a 20-foot minimum rear yard and 10-foot side setbacks for two or three story structures.  The zoning regulations are summarized below. 

 
In order to better visualize and understand the existing zoning regulations and how fairly typical design solutions might result from these regulations, Opticos Design, Inc., the design 
layout and scale which could be built under the existing zoning regulations on lot sizes of  
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  12

Findings from Current Regulations: 
 With current restrictions on preserving sound single-family homes and the fact that most existing apartment sites exceed currently allowed densities of 10 units per acre, little development has or is likely to occur and reinvestment is discouraged. 
 The current limitation on multi-family development based on the condition of an existing  single-family home may encourage owners to allow homes to deteriorate to the point where demolition is necessary, allowing for rezoning. 
 The current zoning regulations establish a development envelope within required setbacks and height limit that is long and narrow on the generally 150-foot deep lots in the neighborhood, limiting design options. 
 The code encourages garage doors or parking areas along the streetscape. 
 Given the low density limit on larger lots, developers are encouraged to build larger units to make projects profitable. 
 The code does not include building form standards, making design results unpredictable.
 3-story structures could be incompatible with existing development which is one and two-stories, unless designed very well. 
 -Family range requires a zoning change, which is a lengthy and costly process which adds substantially to unit prices and has less predictable results.  The Habitat for Humanity project at 1112 Fourth Street approved in 2007 (see below) required a Planned Development rezoning. 
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  13

Zoning Alternatives 
As part of the update of the neighborhood plan, Opticos Design, Inc. was asked to present alternative building forms and types that, based on their evaluation of the existing neighborhood character, might yield more compatible development in the future, particularly given many local examples of poorly design, constructed and regulated multi-family housing built in the past.  Opticos specializes in creating form-based zoning codes which are more fine-tuned to local conditions and character, and which dictate acceptable building forms, thereby increasing predictability in the design review process. 

-family dwellings that often have the character of larger single-family homes, but are less dense and monolithic than higher density 
between single-family and apartment/condo. Developments, including duplexes (stacked or side-by-side), fourplexes, sixplexes and bungalow courts.  These are graphically depicted below: 
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  14

Housing Types 
The following are representative images of the housing types which might be appropriate for consideration in the Northwest Quadrant Neighborhood: 
 
DUPLEXES 

 
 

 
FOURPLEXES  

 

Fourplex  
Lot Width: 50 ft 
Lot Depth: 150 ft 
# Units: 4 
Net Density: 23.2 du/ac 
Height (to ridge) 26 ft 
Setbacks:  
Front: 25 ft 
Side: 6 ft 
Side (driveway): 12 ft 
Rear: 0 ft 
Parking: 7 spaces 
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  15

COTTAGE/BUNGALOW COURTS  

  
 
  

 

1100 Olive Avenue:  The Olive 
Avenue Apartments is an example 
of a Bungalow Court type of 
development with 16 one-bedroom, 
1 and 2-story apartment units 
clustered around a central open 
space at 20 units/acre.  These 
affordable units are available to 
residents with disabilities.
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  16

Visual Comparison of Development Alternatives 
To provide a visual comparison of potential development massing under existing zoning, 
General Plan allowances and a possible form-based alternative Opticos Design prepared the 
following massing models for two lot sizes. 

 Parcel: 
 
 
 
 
 
 
Existing vacant parcel     Building massing potential under Current Zoning        1 single-family home 
s 
 
 
 
 
 
Potential under Current potential under General Plan  Alternative housing type: Fourplex with 3-unit apartment, parking in front parking behind   

 

Potential under Current Zoning  1 single-family home 
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  17

 Parcel: 
 
 
 
 
 
 
Existing vacant parcel     Building massing potential under Current Zoning        5 three-story townhouses 
s 
 
 
 
 
 
 Current potential under General Plan  Alternative housing type: 14-unit Bungalow Court12 three-story townhouses    
 
  

Existing Lot 

Potential under Current Zoning  1 single-family home 
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  18

Characteristics of Walkable Neighborhoods 
The Northwest Quadrant has some characteristics which define a walkable neighborhood, including its proximity to downtown services and transit and its mix of housing types.  However, opportunities exist when development or redevelopment occurs to further encourage walking or biking for improved mobility.  The following were presented as physical characteristics of walkable neighborhoods: 
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  19

Public Process 
To facilitate informed public input into the update of the neighborhood plan two community workshops and a walking tour were held on March 14 and 25, 2015.  All 600+ property owners were mailed fliers, each dwelling unit received a bilingual door hangar, and bilingual posters were displayed throughout the neighborhood and the downtown. 
Approximately 60 persons attended the first workshop and walking tour, and about 40 attended the second.  The first workshop entailed small group discussions and mapping of neighborhood assets, constraints and opportunities and a presentation by the consultant Dan Parolek of his analysis of the existing zoning regulations and design alternatives.  
Based on the community feedback from the first workshop, the second workshop focused on a presentation of neighborhood objectives and possible solutions for community reaction.  The results of the participant feedback is found in Appendix 3.  In summary, the majority of attendees seemed very supportive of improvements to slow traffic on Vallejo and Olive Avenues, to improve code enforcement of neglected properties, and to consider zoning changes that would incentivize redevelopment that is in keeping with the lower-scale character of the neighborhood.  Some residents, however, expressed concerns over possible redevelopment of existing single-family homes. 
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  20

Vision Statement 
The Northwest Quadrant Neighborhood is an historic, walkable neighborhood that has the potential to see increased reinvestment and revitalization through development of carefully designed housing types that ensure compatibility with the scale and diversity of residences (both single-family and small scale multi-family housing types) while preserving  
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  21

Neighborhood Objectives 
1.  Slow Down Traffic through the Neighborhood 

 Evaluate and implement physical modifications (traffic calming techniques) and signage to decrease vehicular speeds on Vallejo and Olive Avenues. 
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  22

2.  Improve Pedestrian Safety and Walkability 
 Evaluate specialty paving and raised table crosswalks at key intersections to distinguish entry into the residential neighborhood and to slow traffic. 
 Encourage and assist property owners with the planting of street trees in landscape medians where they exist and in front yards where planting strips do not exist, particularly Vallejo and Olive Avenues and Fourth Street.   Consider options such as discounted trees through bulk purchase and assistance with planting in exchange for maintenance of new street trees by property owners. 
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  23

 

Examples of raised table crosswalks. 
 
 
3.  Strengthen Neighborhood Identity 

 Denote gateway entries into the neighborhood with specialty paving, decorative features and/or signage. 
 Explore options for unique signage to identify the neighborhood. 
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NORTHWEST QUADRANT NEIGHBORHOOD STUDY  24

4.  Explore Potential for Additional Park Space 
 Explore options to create an additional park/tot lot on existing vacant or underutilized parcels. 
 Explore the creation of a path and overlook area utilizing existing City property at the top of the hill northwest of the neighborhood. 

 
 

5.  Prioritize Code Enforcement 
 Enforce existing property use and maintenance standards to address public nuisances 

such as vehicle storage, landscape upkeep and illegal commercial uses. 
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6.  Consider Designating Sub-Areas Differently 
 Consider designating Clayton Court as a single-family land use and zoning district in recognition of its current development pattern. 
 Consider a land use and zoning redesignation for the westerly side of First Street from Olive to Vallejo from Mixed Use to Medium Density Multi-Family (identical to the rest of the NW Quadrant neighborhood) which would eliminate the requirement for commercial development in recognition of its current development pattern which is almost entirely residential.  
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7.  Refine Zoning Regulations to Ensure Compatible Development 
 Consider elimination or revision of the current policy which precludes redevelopment of -family dwelling.  Also consider incentives for retention of single-family homes, such as allowing one additional dwelling on standard lot sizes. 
 Adopt new form-based zoning regulations and design guidelines to ensure compatible development within the Medium Density Multi-Family density range (10-20 units/acre).  These zoning regulations/design guidelines should result in new development which:

- Is in scale with the existing neighborhood, limiting heights to two stories, calling for - single-family, duplexes, triplexes, fourplexes and bungalow courts) with maximum width and depth established for each building type to reinforce the small-scale residential character of the neighborhood and incentivizingsmaller unit sizes, 
- Is varied in physical type and design to provide interest and reinforce the diversity of the neighborhood, 
- Results in an active street front where residents can meet and interact.  Housing should be oriented towards the street with unit entries, porches and patios facing the street, with surface parking and garages towards the rear and not visible from the street and canopy trees planted in front yards and sidewalk planting strips where they exist, and 
- Careful consideration of privacy impacts and on-site parking requirements. 

 Revise zoning regulations for non-conforming apartments in the study area to allow replacement of the existing number of units provided they comply with the new form-based criteria.  
 Periodically evaluate new zoning regulations to assure that resulting development is compatible with the existing neighborhood. 
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Appendix 2 - Photo Documentation of Neighborhood
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APPENDIX 3:  WORKSHOP PARTICIPANT FEEDBACK 
 
Summary of Northwest Quadrant Neighborhood Workshop Walking Tour Comments (3/14/15) 
What does the study area look and feel like today? 

 Old and tired and in need of rejuvenation. 
  
 The neighborhood looks untended and unmanaged.  It is a hodgepodge of styles and random growth.   
  
 Many unkempt homes. 
 Some gentrifying. 
 Trash on corners/streets. 
 Looks like no pride in neighborhood. 
 Not walker friendly. 
 Lacks a sense of community. 
 I have empathy for the people inside this area.  The single family owners are outnumbered by renters.  Landlords have not represented themselves today.  The single family folks are living where they can afford and area proud of them home. 
 Noticed a hodgepodge of buildings. 
 Need code enforcement. 
 A bit of a hodgepodge  not consistent when it comes to sidewalks, stop signs, bike lane and trees.
 Too many empty lots used as dumping ground. 
 The apartment development is unsightly and brings more people in the neighborhood than traffic controls can direct. 
 Area feels a little confused.  Some real nice, some just nice and total crap. 
 Same old.  Nothing changes.  Increase density.  Turn single family homes into courtyard bungalows, etc. 

this area? 
 Smaller lot size requirement, smaller setbacks and lower fees to add water/sewer for second units or divided lots. 
 Cooperation between landlords. 
  
 Parking spaces off street for existing units and new construction.  Get the cars off the street to put bike lanes, speed bumps and roundabouts to slow traffic. 
 Get views of renters and businesses. 
 Respecting and listening to views of people who live in the neighborhood (renters and homeowners) while moving towards long term future goals. 
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 Creating a dynamic downtown that will draw in residents who want to live in a community that has a walkable downtown. 
 build for the future with an objective of high growth and maintain the essential nature that makes Novato a great place to live. 
 Making sure we do not have over density type units that will take away the look and quality of life in our neighborhood. 

What are some of the important opportunities this area offers for redevelopment? 
 The downtown area is ripe with opportunities:  community center, park, or square; beautify the existing area; improve walkability; art; bike paths; points of interest  skating rink/movie theater. 
 Well located to downtown. 
 Due to the fact that most lots are built, it would be nice to allow smaller lots more density to encourage growth and rejuvenation. 
 Able to beautify (cleaning and pretty landscaping) without touching the building. 
 Help create more of a community. 
 Communicate to the neighborhood what is happening in Downtown. 
 Landlords should be required to clean up their units.  They are the ones charging the big bucks.
 Where there is a home being run down, a person should be able to build a new home, but nothing extravagant.  Sonoma, Pacific Grove and Carmel are all doing this. 
 Our location  downtown facilities, traffic control, keeping neighborhood safe, great for families.
 Build greener, more eco-friendly homes.  Create homes with less lawns, more communal space.  Create something that is truly walkable. 
 Joint elderly living complexes. 
 The neighborhood has the last affordable homes in Marin.  Many families want stand along SF homes, not a development of a park like the Habitat for Humanity.  New home owners spend a lot of money on upgrades that house a home.  The neighborhood has been the dumping ground for 

High density means more absentee landlords  check police reports  worst neighborhoods are blocks with high density units. 
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Participant Feedback March 25, 2015

COMMENTS: 
 Good idea (3). 
 I would like to see the intersection bricks to beautify Vallejo & Olive. 
 I do not want you to divide the transitional blocks.  I want a cohesive look to the community. 
 Stop sign at 2nd & Vallejo (blind corner many accidents).  Big crosswalks at 3rd & 4th on Vallejo. 
 Yes, and add trees. 
 Add multiple crosswalks, 
 Trees!  Plants!  Use xeriscape and permaculture. 
 Trees, speed bumps, crosswalks, police patrols (avoid pushing traffic onto Carmel Drive). 
 Discourage thoroughfare and bypassing Grant. 
 While recognizing our neighbors have input to encourage traffic calming solutions, we do not feel traffic on Vallejo or Olive is destined to get worse in general. 
 Agree. 
 Entrance sidewalks and roundabouts sound good. 
 Yes, please. 
 More crosswalks.  Limited hours for street parking. 
 Reduce speed to 15 mph. 
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COMMENTS: 
 Yes, trees would work well for the street.  I would also like bump outs into the street to allow trees to calm parking and for visual improvement. 
 Yes, but no speed bumps. 
 Add multiple crosswalks, light strips, trees, more bike lanes/racks, more places to go and encourage lollygagging. 
 Clean streets. 
 Anything that could slow traffic and signify that children and families live nearby. 
 Street trees look wonderful. 
 Good idea (3). 
 Bike lanes and crosswalks. 
 Support all these ideas as well as raised thresholds at entrances to neighborhood. 
 Crosswalks would be appropriate.  Trees are nice but have no immediate influence on zoning. 
 Cross walks, and yes, lots of trees. 
 Also consider limiting street parking to one side.  Reduces street clutter. 
 Very important! 
 Crosswalks are good.  Speed bumps are a bad idea.  Street trees: all the same type on both sides of the street is a good idea. 
 Install walkways where handicapped curb cuts exist. 
 Make walkways into speed humps, the same width as walkway. 
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COMMENTS: 
 More than a tot lot  a larger space. 
 At least one park, please. 
 Open space (City owned site) off 7th as greenbelt or trail & overlook. 
 Community garden or park. 
 Difficult to find s pace to implement.  Could City offer financial help to families who want to create usable xeriscape? 
 Kids need parks! 
 Good idea (3). 
 Purchase adjacent parcels for park/trail on City parcel at 7th/Carmel. 
 ibility for acquisition. 
 Do not see the necessity for a neighborhood park with so much open space nearby. 
 City should buy the remaining 3 acres on the hill and create a trail/park. 
 Park or community garden to bring people together. 
 The City should buy the three vacant lots and create a park for the future of this neighborhood.  The residents can create a crowd-funded park. 
 th and the big field and neither are utilized.
 Depends on location and whether or not City would lease or buy property. 
 Only in conjunction with a city-wide parking review. 
 Underground parking for larger lots, if possible. 
 City to pass tax to help buy empty lots. 
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COMMENTS: 
 Create a contest to name the neighborhood and add signs. 
 Good idea (5). 
 Yes, but the neighborhood needs a catchy name first. 
 Streetlights, borders, community spaces. 
 Attractive! 
 Not necessary (3). 
 Support efforts. 
 Allow this signage. 
 A good neighborhood name is needed   
 Agree. 
 Branding or iden  
 Small, inexpensive touches like signage would improve the neighborhood.  Also would like to see decorative torches added to the street. 
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COMMENTS: 
 Enforce your codes and ordinances truthfully. 
 Good idea (). 
 Safety, walkability & cleanliness.  One a week remove cars for regular street cleaning. 
 Code Enforcement Division is user friendly. 
 Illegal businesses. 
 Parking permits? 
 Spread the word about code enforcement process. 
 Do a better job! 
 Change code that allows people to park multiple vehicles on area in front of home. 
 Yes, tell neighbors they need to file a complaint. 
 Important!  Accountability is big here. 
 Base code enforcement on complaints. 
 Enforce parking code  permit parking between 9pm and 6am. 
 Verify number of families living in rental units. 

COMMENTS: 
 Communication is good  civil participation should increase. 
 Websites are preferred  more people use them, but you have to promote them. 
 Better achieved via computer. 
 Good idea  perhaps hear a restaurant. 
 Great kiosk. 
 Kiosks on all four corners. 
 Too socialist for us. 
 Yes, yes, yes.  We can find people to care for it. 
 Community signs are great, especially if there is a park to put them in.  If you add a board, we will step up and take care of it. 
 Good idea. 
 Good thoughts, but e-mail could work as well. 
 Via social networking  kiosks not sure about. 
 Not a great idea  encourage neighborhood meetings. 
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  COMMENTS: 

 Much needed. 
 Desirable. 
 Critical. 
 Yes. 
 Yes!  Stop intentional blight! 
 Single families can have granny units and street parking. 
 Change zoning to prohibit anything over two stories or larger than four units. 
 Maximum height 2 stories (2). 
 As several people have indicated, multi-family dwellings should be prioritized. 
 Parking at rear of site, not on street. 
 Established code for required landscaping. 
 Support lower height, courtyard type development. 
 Limited density. 
 Planning on redevelopment should include the present residents of the area and the need to enhance the presence of the Northwest Quadrant. 
 Please do something to encourage removal of the 4-plex units if it means slightly more compatible units. 
 Yes, 1 floor less for 2 more units. 
 Keep density low.  Encourage zoning that keeps existing single family residences as priority. 
 Encourage redevelopment of apartments. 
 Discourage apartments.  How about condos? 
 Not if you start by doubling the density maximum going to 10-20 units. 
 Your efforts to plan are appreciated.  This area definitely need love and nurturing.  Start with low-hanging fruit and move up. 
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COMMENTS: 
 Looks terrible.  Encourages dumping. 
 Can the City enforce cleanup of these vacant lots? 
 Development opportunity. 
 Not certain that existing conditions promote properties to deteriorate. 
 Need code to encourage a scaled replacement. 
 -and they pay taxes. 
 Ick! 
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COMMENTS: 
 Yikes! 
 Awful. 
 Ugly  not compatible with neighborhood. 
 Current zone rule is fine.  Plan should be inspected by the Planning Department. 
 OK 
  
 Too tall.  Do not like car in front. 
 No. Sucks. 
 Out of scale. 
 Terrible footprint. 
 Unlikely that Design Review would allow. 
 A nightmare for the audience. 
 Looks scary and it is meant to look scary. 
 Massive, out of neighborhood character.  No need for 3 stories. 
 Yuck! 
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COMMENTS: 
 Not great. 
 attractive. 
 Why are the cars out front? 
 Probably what the lot owner has in mind. 
 If parking is moved to back where will area be for children to play? 
 Ugly. 
 Borderline, but acceptable. 
 Do not like front yard parking.  Apartments look like a single family house  good. 
 Ick! 
 Hate this! 
 Increase the density of the neighborhood.  It will lower the value of the neighborhood property value.
 Not great  but would blend in somewhat with present buildings on certain streets. 
 Awful. 
 No. 

59



   
  

COMMENTS: 
 Not bad.  Big in back, bungalows in front? 
 Good. 
 Could work!  Best of 3 scenarios from this page. 
 Increase the density. 
 This is great!  Allow 4-flex owners to redevelop condo units that can be sold individually to encourage investment 
 Yes. 
 Like the best.  Looks like big home. 
 Parking in back. 
 Out of character with the neighborhood. 
 Good option. 
 Yes  4 or 3-plex would be mid-range use. 
 A question for the City Council to decide. 
 Looks better than Scenario 2. 
 Looks better.  I think your idea is to mix in some slightly higher density forms among the single family houses, i.e. duplexes or triplexes. 
 More like the rest of neighborhood. 
 Keep green area in front. 
 I feel like this is misleading.  You are drawing us to the conclusion you want us to come to.  Focus on traffic cthis area to be great and to maintain neighborhood small town character. 
 Preferred. 
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COMMENTS: 
 Great property  has potential. 
 This is not good. 
 The chickens look healthy that roam on this lot. 
 I like this open space.  Nice house here. 
 Their land, their choice as long as they do not build more than 4 units and only 2 story. 
 Approach the owners to create a park. 
 Plant trees. 
 Keep it as it is. 
 ty poles. 
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COMMENTS: 
 Criminal. 
 neighborhood? 
 Too massive, has wall to street. 
 Yuck. 
  
 Too big, too dense. 
 Do not like garage doors lining the street. 
 No. 
 Appears to be a scare tactic. 
 If done high end, would be very cool. 
 Recommend the city impact the design. 
 Too high.  2 floors with parking in back and less apartment-like would be better. 
 Bad. 
 Yikes 
 Do not allow this. 
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COMMENTS: 
 Do not allow this. 
 No. 
 Bad. 
 Too high, too much, too plain. 
 Density increase, quality of life decrease. 
  too big. 
 No. 
 Too tall, too dense. 
 Sucks. 
 Yuck. 
 Still too big, massive, not like the rest of neighborhood. 
 Still looks very dense. 
 neighborhood. 
 Yuck. 
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COMMENTS: 
 Much better. 
 Must make sure adequate space for on-site parking. 
 I like this cottage court but I would prefer less density. 
 Yes!  Best use of property. 
 Okay. 
 Acceptable, but limits on size and scope.  Only four units maximum, not 14. 
 Better, smaller scale. 
 Yes!  Or a park. 
 OK. 
 I like the look of senior housing at First & Olive for this property. 
 Better scenario than #1 and #2. 
 More friendly, home-looking feeling. 
 Better neighborhood look. 
 Best. 
 Sweet. 
 More units will increase the density of the area.  It will not be good for the neighborhood.
 Still too dense. 
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Northwest NeighborhoodForm-Based Code
City of Novato, CA

Working Draft: March 9, 2017

A small- to medium-sized detached structure that consists of two side-by-side units with private open space, both facing the street and within a single building massing. This type has the appearance of a small-to-medium single-family home and is 
residential walkable neighborhoods. This type enables appropriately-scaled, well-designed moderate intensities and is important for providing a broad choice of housing types and promoting walkability.
House-Scale Building
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This Section sets forth the standards for building form, land use and other topics, such as 
community's vision for implementing the intent of the General Plan to strengthen or create walkable places. These standards are intended to ensure development that establishes and reinforces the highly valued walkable character and scale of Novato's Northwest Neighborhood. 

1. The standards in this Section apply to the following: a) proposed development within 
c) facade renovation facing the front or side street, d) improvement to pedestrian or vehicular access. 

2. The standards in this Section shall be considered in combination with the standards in 
between any standards, the stricter standards shall apply. 

3. The standards in this Section shall be considered in combination with the relevant standards in Chapter XIX, Article 3 (Site Planning and General Development Standards) 
between any standards, the Form-Based standards shall apply.

4. At least one of each of the following, in compliance with the listed standards, must be selected for each design site from the allowed types listed in the applicable Zoning District:
a. Primary Building Type (19.10.110);
b. Frontage Type (19.10.120); and
c. Use Type (Table 2-4 of 19.10.030).

5. 
6. Building Types and Frontage Types not listed in a Zoning District's standards are not allowed in that Zoning District. Use Types not listed in Table 2-4 of 19.10.030 (Residential Zoning District Land Uses and Permit Requirements) are not allowed in that Zoning District.

19.10.100.A Purpose19.10.100.B Applicability19.10.100.C Northwest Neighborhood Zoning District Overview19.10.100.D Zoning District Standards

Northwest Neighborhood Form-Based Code | 3Working Draft: March 9, 2017
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7. The standards in this chapter shall be enforced by the Community Development Director (Director). The standards in this Section shall be enforced by the Community Development Director (Director).
H. . The exceptions listed in Table 19.10.100.B.1 (Northwest Neighborhood Zoning District Exceptions) shall be allowed by Design Review Commission approval in the Northwest Neighborhood zone or upon appeal by the Planning Commission or City Council through Design Review approval in accordance with Section 19.42.030.

Reduced front or street-side setbacks, provided at least 25% of the design sites on the block contain primary buildings, the 
the ultimate right-of-way 

To the minimum front or street-side yard setback of any primary building along the same block face 
Reduced front setbacks for unenclosed porches, balconies, and stairways 6 feet into the required front setback
Reduced side setback(s) on a design site with less than the minimum design site width, excluding street-side setbacks 10%
Reduced side or rear setbacks for detached private garages and accessory structures, provided the garage or structure is 
front property line, does not exceed 10 feet in height within the required setback, and does not create a condition causing water to drain onto an adjacent site

3 feet into the required side or rear setback

Reduced side and rear setbacks for unenclosed porches, balconies, and stairways 2 feet into the required setback
applicable architectural features) 2 feet into the required setback

The Northwest Neighborhood Form-Based Zoning District is described in this Section, and is established based on the intent of the desired physical form and character of the neighborhood. This Zoning District consists of a mix of house-scale building types for walkable areas of Central Novato.
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Northwest Neighborhood

A walkable neighborhood environment with small-to-medium-footprint, lower to moderate-intensity housing choices, from Small Houses to Courtyard Buildings, supporting and within short walking distance of neighborhood-serving retail and services. 
The following are generally appropriate form elements in this Zoning District:

Detached Buildings
Small-to-Medium Design Site Width
Small-to-Medium Building Footprint
Medium-to-Large Front Setbacks
Small-to-Medium Side Setbacks
Up to 2½ Stories
Elevated Ground Floor
Front Yards, Porches, Stoops, Dooryards
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Primary Building
To HTP/Parapet Base 24' max.
Overall 35' max.

Accessory Structure(s)
Accessory Building 24' max.
Other, gazebos 14' max.

Ground Floor Finish Level 
Above Sidewalk

18" min.

Ground Floor Ceiling 9' min.
Upper Floor(s) Ceiling 8' min.
See Section 19.10.110, of applicable building type for 
additional height standards.

areas in multi-unit buildings or at street corners may 

Design Site Coverage 40% max. 
Depth, Ground-Floor Space 24' min.
Accessory Structure(s)

Width 24' max.
Depth 32' max.

Mansard and Gambrel roof forms are not allowed.

ROW Line
HTP (Highest Top Plate)

Detached House: 40' min.  100' min. 19.10.110.E

Side-by-Side 
Duplex

40' min.;  
75' max.

100' min. 19.10.110.F

Stacked Duplex 40' min.;  
75' max.

100' min. 19.10.110.G

Multiplex: Small 50' min.;  
100' max.

100' min. 19.10.110.H

Cottage Court 75' min.;  
150' max.

100' min. 19.10.110.I

Courtyard 75' min.;  
200' max.

100' min. 19.10.110.J

Carriage House N/A N/A 19.10.110.D
Narrowest side of lot is the front of the lot, except on 
lots fronting Kaehler St.
 Min. design site depth of 70' allowed on design sites 
fronting Kaehler St.

ROW/ Design Site Line
Stre

et (
Sid

e)

Street (Front: Narrowest Side ) ROW Line
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Refer to Division 19.30 (Parking and Loading)

Front Setback 40' min.
Side Street Setback 10' min.
Side Setback 5' min.
Rear Setback 5' min.

Curb Cut or Parking Driveway Width
12' max.
14' max.

Driveways may be shared between adjacent design 
sites with appropriate legally recorded access.

ROW/ Design Site Line
Setback Line

Parking Area 

Street (Front: Narrowest Side )

Front (Facade Zone) 
Existing Parcels > 100' depth 20' min.; 25' max.

15' min.; 20' max.
Side Street (Facade Zone) 7' min.; 10' max.
Side

6' min.
Primary Building > 2 Stories 10' min.
Accessory Structure(s) 5' min.

Rear
Primary Building,  

15' min.
Primary Building,  
Design Site Depth > 100' 20' min.

Accessory Structure(s) 5' min.
Percent of Facade Zone required to include building 
facade (measured from nearest street corner)
Front 50% min.
Side Street 25% min.

Narrowest side of lot is the front of the lot, except on 
lots fronting Kaehler St.
Buildings may be set in front of the minimum front 
setback to align with the existing facade of the front 
most immediately adjacent property.

Street (Front: Narrowest Side )

ROW/ Design Site Line
Setback Line

Buildable Area
Acc. Structures Only
Facade Zone

Stre
et (

Sid
e)

Stre
et (

Sid
e)

min. min.
max. max.

min.

min.

max.

min.
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ROW/ Design Site Line
Setback Line

Allowed Projections Area ROW/ Design Site Line
Setback Line

 
Stre

et (
sid

e)

Frontage 8' max. 3' max. X X
Stairs to Building 
Entrance 5' max. 5' max. X X

Architectural Features 3' max. 3' max. 3' max. 3' max.
Awning 3' max. 3' max. X A
Fences or 
Freestanding Walls A A A A

Driveways, Walkways A A A NA
Utility Lines, Wires and 
Related Structures A A A A

Satellite Dish 
Antennas X X A A

Projecting features at grade are not allowed within a 
street ROW, alley ROW or across a Design Site Line.
 Narrowest side of lot is the front of the lot, except on 
lots fronting Kaehler St.
 3' max. height
 6' max. height; max. 4' when at alley and other R.O.W.

of allowed projection into setback for frontage 
elements.

Street (Front: Narrowest Side )

  A = Allowed X = Not Allowed

Front Yard A A 19.10.120.D
Porch: Projecting A A 19.10.120.E
Porch: Engaged A A 19.10.120.F
Stoop X A 19.10.120.G
Dooryard X A 19.10.120.H

< 1,000 sf 1 Tree per city's 
approved tree 
list. 

< 2,500 sf 2
> 2,500 sf all of design site 

frontage 

Sidewalk dimension 4' min
Tree planter dimension 4' min
In some circumstances, in order to achieve minimum 
sidewalk width standards, owner shall give a sidewalk 
maintenance easement to the City of Novato public 
frontage to allow the sidewalk to encroach into the 
front and/or side street setback.

ROW Line
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This Section sets forth the standards for the development of each building type within Form-Based Zoning Districts. These standards supplement the standards for each Form-Based Zoning District in which the building, frontage, and use types are allowed. These standards are intended to ensure development that establishes and reinforces the highly-valued physical character and scale of the existing context. 

1. The standards in this Section apply to all proposed development within Form-Based Zoning Districts and shall be considered in combination with the standards for the applicable Zoning District in Section 19.10.100 (Form-Based Zoning Districts).
2. Applicability.  The standards of this Section apply to the following:

a. New building;
b. Renovation to all or portion of front or side street facade;
c. location);
d. 

3. Development with Education, Public Assembly, Transportation, Communications and/or Infrastructure uses shall comply with the standards for the applicable Zoning District (19.10.100 Form-Based Zoning Districts), but shall not be required to meet the standards of Subsection 19.10.110.C-K (Building Types).
4. The Standards in this Section shall be enforced by the Director of Community Development (Director).

19.10.110.A Purpose19.10.110.B Applicability19.10.110.C Building Types Overview19.10.110.D Carriage House19.10.110.E Detached House19.10.110.F Side-by-Side Duplex19.10.110.G Stacked Duplex19.10.110.H Multiplex: Small19.10.110.I Cottage Court19.10.110.J Courtyard
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1. This Subsection sets forth standards applicable to the development of each building type. Table 19.10.110.A (Building Types Overview) provides an overview of the allowed building types. The names of the building types are not intended to limit uses within a building type. For example, a detached house may have non-residential uses within it, as allowed by the Zoning District.
2. The allowed building types are categorized as house-scale buildings.  House-scale buildings are those that are the size of a house, typically ranging from as small as 25 feet wide up to 80 feet wide and up to 2 ½ stories. The building size standards for each type are set in the Form-Based Zoning District. 
3. The design site size standards for each building type are set in the Form-Based Zoning District. The design site size designates the range of design site sizes on which each building type is allowed to be built. If the subject design site is smaller or larger than the 
4. Each design site shall have only one primary building type, except as follows:

a. Where the Form-Based Zoning District allows the Carriage House type, one Carriage House is allowed in addition to the primary building type; 
b. Where the Form-Based Zoning District allows the Courtyard Building type, a design site may have up to 3 structures comprising the Courtyard Building type; 
c. More than one building type is allowed on a parcel if the submitted application includes a site plan with proposed design site lines that meet all the requirements of this Section and 19.10.100 Form-Based Zoning Districts.

        ROW / Design Site Line        Primary Building        Accessory Building

1 32

5. The Carriage House Building Type is the only accessory structure in which an accessory dwelling unit is allowed. 
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An accessory structure located toward or at the rear of a design site.  It typically provides either a small residential dwelling up to 1,200 
or other small non-residential or service use, as allowed by the Zoning District, that may be above a garage or at ground level. 

A small to medium-sized detached structure on a medium-sized design site that consists of one dwelling  and private open space. It is typically located within lower-intensity residential walkable neighborhoods.

A small-to medium-sized detached structure that consists of two side-by-side units with private open space, both facing the street and within a single building massing. This type has the appearance of a small-to-medium single-family home and 
lower-intensity residential walkable neighborhoods.

A small- to medium-sized detached structure that consists of two stacked units, both facing the street and within a single building massing with private open space. This type has the appearance of a small-to-medium single-family home and is 
lower-intensity residential walkable neighborhoods.
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A medium-sized structure that consists of 3 to 6 side-by-side and/or stacked dwellings, with one shared entry or individual entries along the front. This type has the appearance of a medium-sized single-family home and is appropriately scaled 
to moderate-intensity walkable neighborhoods. Private open space is not required.

A group of small, detached structures, providing multiple 
court visible and accessed from the street. The shared court is common open space and takes the place of a private rear yard, thus becoming an important community-enhancing element. Private open space is not required.

One or more structures that contain multiple attached and/or stacked units, accessed from a shared courtyard or series of courtyards. Each dwelling may have its own individual entry, or up to three units may share a common entry. Private open space is not required. This type is typically integrated as a small portion of lower-intensity walkable neighborhoods or more consistently into moderate-intensity walkable neighborhoods. 
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An accessory structure located toward or at the rear of a design site.  It typically provides either a small residential dwelling up to 1,200 square feet, 
or service use, as allowed by the Zoning District, that may be above a garage or at ground level. This 
opportunities and incubating small businesses within walkable neighborhoods.
Only allowed on design sites where the primary building is one of the following building types: Detached House, Duplex, Multiplex Small.
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Units per Carriage House 1 max.
Carriage Houses per design site 1 max.

Max. Number of Stories 2
Max. Height to Highest Top Plate 24'

Width 36' max.
Depth 34' max.
Separation from Primary Building 10' min.
1,200 square feet max.   
Carriage House may be connected to primary building 
by an uninhabitable space such as a breezeway.

Carriage House shall not be taller or have a larger 
footprint than the primary building on the design site. 

Stoop 19.10.120.G
Dooryard 19.10.120.H
Frontage type not required. 

Carriage House exempt from requirement for a raised 

Main entrance location from side street, alley, or 
internal to design site. 
Main entrance shall not be through a garage when the 

Driveway and parking location shall comply with 
zone  standards in 19.10.100.D.6 (Parking).

Requirements determined by the primary building on 
the design site.  

Sid
e St

ree
t

Front Street Front Street

ROW / Design Site Line Building Setback Line Building Frontage
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A small detached structure on a small design site that consists of one dwelling and private open space. It is typically located within lower-intensity residential walkable neighborhoods. This type is important for providing a broad choice of housing types and promoting walkability.  
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Front Yard 19.10.120.D
Porch: Projecting 19.10.120.E
Porch: Engaged 19.10.120.F
Stoop 19.10.120.G
 Only on side street

Main Entrance Location Front Street

Driveway and parking location shall comply with 
zone standards in 19.10.100.D.6 (Parking).

No common open space required.

Width 15' min.
Depth 15' min.
Area 300 sf min.
Required street setbacks and driveways shall not be 
included in the private open space area calculation.

Required private open space shall be located behind 
the main body of the building.

Front Street Front Street
Sid

e St
ree

t
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Units per House 1 max.
Detached House per Design Site 1 max.

Max. Number of Stories 2½
Max. Height to Highest Top Plate 24'

Width 48' max.
Depth 36' max.

Width 22' max.
Depth 24' max.
 Secondary wings limited to 1½ stories. Max 14' to 
highest top plate.

ROW / Design Site Line
Building Setback Line

Frontage 
Private Open Space

ROW / Design Site Line
Building Setback Line                

Building
Accessory Building
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A small- to medium-sized detached structure that consists of two side-by-side units with private open space, both facing the street and within a single building massing. This type has the appearance of a small-to-medium single-family home and is 
residential walkable neighborhoods. This type enables appropriately-scaled, well-designed moderate intensities and is important for providing a broad choice of housing types and promoting walkability.
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Main Entrance Location Front street
Each unit shall have an individual entry facing the 
street on or no more than 10' behind the front facade.
On corner design sites, each unit shall front a 

Driveway and parking location shall comply with 
zone standards in 19.10.100.D.6 (Parking).

No common open space required.

Width 15' per unit, min.
Depth 15' per unit, min.
Area 300 sf per unit, min.
Required street setbacks and driveways shall not be 
included in the private open space area calculation.

Required private open space shall be located behind 
the main body of the building.

Front Street Front Street

Units per Duplex 2 max.
Duplexes per Design Site 1 max.

Max. Number of Stories 2½
Max. Height to Highest Top Plate 24'

Width 48' max.
Depth 36' max.

Width 24' max.

Front Yard 19.10.120.D
Porch: Projecting 19.10.120.E
Porch: Engaged 19.10.120.F
Stoop 19.10.120.G
Dooryard  19.10.120.H
 Secondary wings limited to 1½ stories. Max. 14' to 
highest top plate
 Only on side street

ROW / Design Site Line
Building Setback Line

Frontage
Private Open Space

ROW / Design Site Line
Building Setback Line

Building
Accessory Building
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A small- to medium-sized detached structure that consists of two stacked units, both facing the street and within a single building massing with private open space. This type has the appearance of a small-to-medium single-family home and is appropriately 
neighborhoods. This type enables appropriately-scaled, well-designed moderate intensities and is important for providing a broad choice of housing types and promoting walkability.

20 | Northwest Neighborhood Form-Based Code Working Draft: March 9, 2017
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Main Entrance Location Front street
Each unit shall have an individual entry facing the 
street on or no more than 10' behind the front facade.
On corner design sites, each unit shall front a 

Driveway and parking location shall comply with 
zone standards in 19.10.100.D.6 (Parking).

No common open space required.

Width 15' per unit, min.
Depth 15' per unit, min.
Area 300 sf per unit, min.
Required street setbacks and driveways shall not be 
included in the private open space area calculation.

Required private open space shall be located behind 
the main body of the building.

Front Street Front Street

Units per Duplex 2 max.
Duplexes per Design Site 1 max.

Max. Number of Stories 2½
Max. Height to Highest Top Plate 24'

Width 36' max.
Depth 48' max.

Width 24' max.

Front Yard 19.10.120.D
Porch: Projecting 19.10.120.E
Porch: Engaged 19.10.120.F
Stoop 19.10.120.G
Dooryard 19.10.120.H
 Only on side street

ROW / Design Site Line
Building Setback Line

Frontage
Private Open Space

ROW / Design Site Line
Building Setback Line                

Building
Accessory Building
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A medium-sized structure that consists of 3 to 6 side-by-side and/or stacked dwellings, with one shared entry or individual entries along the front. This type has the appearance of a medium-sized single-family 
portion of low- to moderate-intensity walkable neighborhoods. Private open space is not required. This type enables appropriately-scaled, well-designed higher intensities and is important for providing a broad choice of housing types and promoting walkability. 
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Main Entrance Location Front street
Each unit may have an individual entry.

Driveway and parking location shall comply with 
zone standards in 19.10.100.D.6 (Parking).

No private open space required.

Size 12' x 25' min. in any 
direction

Area 50 sf min. per unit
Required street setbacks and driveways shall not be 
included in the common open space area calculation.
Required common open space shall be located behind 
the main body of the building.

Front Street Front Street
Sid

e St
ree

t
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Units per Multiplex Small 3 min.; 6 max.
Multiplexes per Design Site 1 max.

Max. Number of Stories 2½
Max. Height to Highest Top Plate 24'

Width 52' max.
Depth 48' max.

Width 30' max.
Depth 30' max.

Front Yard 19.10.120.D
Porch: Projecting 19.10.120.E
Porch: Engaged 19.10.120.F
Stoop 19.10.120.G
Dooryard 19.10.120.H
Only on side street

ROW / Design Site Line
Building Setback Line

Frontage 
Common Open Space

ROW / Design Site Line
Building Setback Line                

Building
Accessory Building
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A group of small, detached structures, providing 
and accessed from the street. The shared court is common open space and takes the place of a private rear yard, thus becoming an important community-enhancing element. Private open space is not required. 
moderate-intensity walkable neighborhoods. It enables appropriately-scaled, well-designed moderate intensities and is important for providing a broad choice of housing types and promoting walkability.
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Shared court shall be accessible from front street.
Main entrance location to units from shared court.
Units on a corner may enter from the side street.
Pedestrian connections shall link all buildings to 
the public ROW, shared court, and parking areas.

Driveway and parking location shall comply with 
zone standards in 19.10.100.D.6 (Parking).
Spaces may be individually accessible by the units and/
or a common parking area at the rear or side of design 
site. 

No private open space required.

Width 20' min.
Depth 20' min.
Area 400 sf per unit min.
Required street setbacks and driveways shall not be 
included in the common open space area calculation.

Front Street Front Street

Units per Cottage 1 max.
Cottages per Design Site 3 min.; 9 max.

Max. Number of Stories 1½
Max. Height to Highest Top Plate 18'

Max. Number of Stories 2
Max. Height to Highest Top Plate 24'

Max. Dimension 32' x 24' max.

Width, multiple attached units 64' max.
Width, single units 32' max.

Max. Dimension 24' max.

Front Yard 19.10.120.D
Porch: Projecting 19.10.120.E
Stoop 19.10.120.G
Dooryard 19.10.120.H
 Only in court and on side street

ROW / Design Site Line
Building Setback Line

Frontage 
Common Open Space

ROW / Design Site Line
Building Setback Line                

Building
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One to three structures that contain multiple attached and/or stacked units, accessed from a shared courtyard or series of courtyards. Each dwelling may have its own individual entry, or up to three units may share a common entry. Private open space is not required. This type is typically integrated as a small portion of lower-intensity walkable neighborhoods or more consistently into moderate-intensity walkable neighborhoods. This type enables appropriately-scaled, well-designed moderate densities and is important for providing a broad choice of housing types and promoting walkability. 
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Units per Courtyard Building max. scenario is 13 units  
on a 150' by 200' lot 

Courtyard Structures per Design Site 3 max.

Max. Number of Stories 2 ½
Max. Height to Highest Top Plate 24'

Width 65' max.  160' max.
Depth 140' max.  
Facade Break 12' x 12' min.  
1 Front and side facades longer than 65' shall include 
a facade break

No accessory structures allowed.

Porch: Projecting 9.82.080.E
Porch: Engaged 9.82.080.F
Stoop 9.82.080.G
Dooryard 9.82.080.H
1 Only in court and side street

Courtyards shall be accessible from the front street.
No more than 3 units may enter from one stoop or corridor.
Pedestrian connections shall link all buildings to the 
public ROW, courtyards, and parking areas.
Passages through and between buildings shall connect 
multiple courtyards.

Driveway shall comply with zone standards in  
19.10.100.D.6 (Parking).

20' min.; 40' max. 20' min.; 75' max.

Side(s) of courtyard not enclosed by building may be 

designed to complement the primary building.

ROW / Design Site Line
Building Setback Line

Building (may consist of multiple attached structures)
ROW / Design Site Line
Building Setback Line

Frontage 
Common Open Space
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This Section sets forth the standards for the development of each frontage type within Form-Based Zoning Districts. These standards supplement the standards for each Form-Based Zoning District in which the building, frontage, and use types are allowed. These standards are intended to ensure development that establishes and reinforces the highly-valued physical character and scale of the existing context. 

1. The standards in this Section apply to all proposed development within Form-Based Zoning Districts and shall be considered in combination with the standards for the applicable Zoning District in Section 19.10.100 (Form-Based Zoning Districts).
2. Applicability. The standards of this section apply to the following:

a. New building;
b. Renovation to all or portion of front or side street facade;
c. location);
d. 

3. Development with Education, Public Assembly, Transportation, Communications and/or Infrastructure uses shall comply with the standards for the applicable Zoning District (19.10.100 Form-Based Zoning Districts), but shall not be required to meet the standards of Subsection 19.10.120.C-H (Frontage Types).
4. The Standards in this Section shall be enforced by the Director of Community Development (Director).

19.10.120.A Purpose19.10.120.B Applicability19.10.120.C Frontage Overview19.10.120.D Front Yard19.10.120.E Porch: Projecting19.10.120.F Porch: Engaged19.10.120.G Stoop19.10.120.H Dooryard
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1. This Section sets forth standards applicable to all frontages in Form-Based Zoning Districts. Frontages are the components of a building that provide an important transition and interface between the public realm (street and sidewalk) and the private realm (yard or building). Table 19.10.120.A (Frontage Types Overview) provides an overview of the allowed frontage types. The names of the frontage types indicate their particular 
For example, a porch may be used by non-residential uses as allowed by the Form-Based Zoning District.

2. Each building shall have at least one frontage type for each street frontage.
3. Frontage types not listed in the applicable building type standards are not allowed on said building type.
4. Each building may have multiple frontage types in compliance with the allowed types in 19.10.110 (Allowed Frontage Types) of the applicable building type's standards. 
5. Each frontage type shall be located in compliance with the facade zone per 19.10.100.D.5 (Building Placement) of the Zoning District. 
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The main facade of the building has a planted setback from the front design site line providing a 
unfenced to be visually continuous with adjacent yards, supporting a landscape that generates an open and green streetscape.

The main facade of the building is set back from the front design site line. The resulting front yard 
hedge to spatially maintain the edge of the street. The porch may be single-story or two-stories, is open on three sides, and all habitable space is located behind the building setback line.

 The main facade of the building is set back from the front design site line. The resulting yard is 
hedge to spatially maintain the edge of the street. The porch may be single-story or two-stories and has two adjacent sides that are engaged to the building, roofed, and the other two sides are open.

The main facade of the building is near the side street design site line and the elevated stoop engages the sidewalk. The stoop is elevated above the sidewalk to provide privacy along the sidewalk-facing rooms. Stairs or ramps from the stoop may lead directly to the sidewalk or may be side-accessed. The stoop is appropriate for residential uses with small setbacks.

The main facade of the building is set back from 
by a low wall, hedge, or other allowed screening creating a small dooryard. Each dooryard is separated from adjacent dooryards. The dooryard may be raised or at grade.
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The main facade of the building has a planted setback 
the street. The yard may be fenced or unfenced to be visually continuous with adjacent yards, supporting a landscape that generates an open and green streetscape.

Depth per 19.10.100.D.5
Distance between Porch and Sidewalk 10' min.
Finish Level above Sidewalk 18" min.

Fences or allowed screening between front yards or between the sidewalk and front yard are allowed up to 3' tall.
Front Yards may include a Porch or other allowed elements such as a fence or entry feature.

Building Setback Line Building Setback LineROW ROWStreet Street

ROW / Design Site Line    Building Setback Line
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The main facade of the building is set back from the front design site line. The resulting front yard is 
to spatially maintain the edge of the street. The porch may be single-story or two-stories, is open on three sides, and all habitable space is located behind the building setback line.

Width, Clear 8' min.
Depth, Clear 6' min.
Height, Clear 8' min.
Finish Level above Sidewalk 18" min.
Stories 2 max. 
Pedestrian Access 3' wide min.
Distance between Porch and Sidewalk 5' min.

Projecting porches shall be open on three sides and have a roof.
Where porches are allowed, a projecting porch is an allowable projection into setback.

Building Setback Line Building Setback LineROW ROWStreet Street

ROW / Design Site Line    Building Setback Line
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The main facade of the building is set back from the front design site line. The resulting yard is typically 
spatially maintain the edge of the street. The porch may be single-story or two-stories and has two adjacent sides that are engaged to the building, roofed, and the other two sides are open. 

Width, Clear 8' min.
Depth, Clear 6' min.
Height, Clear 8' min.
Stories 2 max.
Finish Level above Sidewalk 18" min.
Pedestrian Access 3' wide min.
Distance between Porch and Sidewalk 5' min.

Up to 20 percent of the building facade and porch(es) may project beyond the building setback line into the required front setback. 

Building Setback Line Building Setback LineROW ROWStreet Street

ROW / Design Site Line    Building Setback Line
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The main facade of the building is near the side street design site line and the elevated stoop engages the sidewalk. The stoop is elevated above the sidewalk to provide privacy along the sidewalk-facing rooms. Stairs or ramps from the stoop may lead directly to the sidewalk or may be side-accessed. The stoop is appropriate for residential uses with small setbacks.

Width, Clear 5' min.; 8' max.
Depth, Clear 5' min.; 8' max.
Height, Clear 8' min.
Stories 1 max.
Depth of Recessed Entries 6' max.
Finish Level above Sidewalk 18" min.

Stairs may be perpendicular or parallel to the building facade.
Ramps shall be parallel to facade or along the side of the building.
Entry doors are covered or recessed to provide shelter from the elements.
Gates are not allowed.
All doors shall face the street.

Building Setback Line Building Setback LineROW ROWStreet Street

ROW / Design Site Line    Building Setback Line
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ROW / Design Site Line    Building Setback Line

The main facade of the building is set back from the 
wall, hedge, or other allowed screening creating a small dooryard. Each dooryard is separated from adjacent dooryards. The dooryard may be raised or at grade.

Depth, Clear 8' min.
Length 50' max.
Distance between Glazing 4' max.
Depth of Recessed Entries 5' max.
Pedestrian access 3' wide min.
Finish Level above Sidewalk 24" max.
Height of Dooryard Fence/Wall above Finish Level 36" max.

Each Dooryard shall provide access to only one ground 
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 19.10.120.H  |  Dooryard
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Design Review Commission Meeting 
Location:  Novato City Hall, 901 Sherman Avenue 

 

March 15, 2017 

 

     MINUTES 

 

Present: Marshall Balfe, Chair 

  Patrick MacLeamy, Vice Chair  

  Michael Barber 

  Beth Radovanovich 

   

Absent: Joe Farrell 

 

Staff:  Bob Brown, Community Development Director  

  Hans Grunt, Senior Planner 

    

   

             

CALL TO ORDER / ROLL CALL:  

 

The meeting was called to order    

 

APPROVAL OF FINAL AGENDA:  M/s Radovanovich/Balfe: 4-0-1 

  

PUBLIC COMMENT: None 

 

CONSENT CALENDAR: None 

 

1.  APPROVAL OF DRC MINUTES OF FEBRUARY 15, 2017 (MBAR, 

JF,PM,BR) 

M/s: Barber/Radovanovich: 3-0-2 

  

PUBLIC HEARING: None 

 

 CONTINUED ITEMS:  None 

 
NEW ITEMS: None 

 

PROJECT DESIGN WORKSHOP: None 

 

  

 
 
922 Machin Ave 
Novato, CA 94945 
415/899-8900 
FAX 415/899-8213 
www.novato.org 
 
Mayor 
 Denise Athas 
Mayor Pro Tem 
 Josh Fryday 
Councilmembers 
   Pam Drew 
   Pat Eklund 
   Eric Lucan 
    
 
City Manager 
   Regan M. Candelario 
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GENERAL BUSINESS:  

 

2. DRAFT FORM BASED ZONING CODE – NORTHWEST NEIGHBORHOOD 

(BB) 

 

Conduct a workshop to provide feedback to staff on a draft Form Based Zoning Ordinance 

applicable to the Northwest Quadrant Neighborhood.  The Form Based Code, if approved, 

will set forth design standards regulating building form e.g. placement of buildings, usable 

yard space and required parking, on properties within the Northwest Quadrant 

Neighborhood intended to preserve and enhance the scale and character of the 

Neighborhood. 

 
Community Development Director Bob Brown and consultants Tony Perez and Megan Reineccius of 

Opticos Design presented the Working Draft of the Northwest Quadrant Form-Based Code, focusing on 

the intent of the code change which would allow replacement of existing single-family homes in the multi-

family zoned neighborhood with building types and sizes which are more compatible with the character of 

homes in the neighborhood than current multi-family zoning regulations. 

 

Commissioner MacLeamy then opened the public hearing. 

 

Public Comments: 

 

Eleanor Sluis, 487 Ridge Road:  Objected to any changes which would allow increased density, stating that 

the neighborhood is auto-oriented and does not want to be walkable.  She indicated parking at the front of 

the lot is preferable to being behind via a driveway.  She objected to the form-based code being more 

controlled by staff and involving more exceptions. 

 

Ryan Bartling, 5 Carmel Drive:  Stated he lives just outside the neighborhood but is concerned with more 

traffic if density is increased.  He indicated that the draft code doesn’t provide incentives for the existing 

apartment buildings to be renovated. 

 

Rachel Calvert, 1104 Second Street:  Retain the existing single-family dwellings and the current zoning.  

She suggested modeling the neighborhood appearance if every lot is built-out. 

 

Commissioner MacLeamy closed the public comment period and asked for comments from the Design 

Review Commission: 

 

Commissioner Barber – Agreed that the design and condition of the apartments are a major problem in the 

neighborhood.  He stated concerns with the form-based code which would limit design flexibility, and 

questioned whether the limits on the building width are practical with a side driveway leading to parking 

in the rear.  The proposed code would not incentivize owners or existing non-conforming apartments to 

redevelop. 

 

Commissioner Radovanovich – Indicated the proposed housing types would create an interesting 

neighborhood.  The form-based code would provide more direction, and be a bit more prescriptive, than 

existing zoning which results in applicants pushing the zoning limits and puts the DRC in difficult positions 

having to scale back proposals. 

 

Commissioner Balfe – The apartments built to a higher density are a challenge to see redeveloped.  The 

proposed form-based code would be positive for new development and providing more controlled 

regulations in this area would be an appropriate effort.  He supported controlling the pace of redevelopment 
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and the requirement to have doors facing the street to give a greater sense of community. 

 

Commissioner MacLeamy – Stated that most projects don’t so site planning well in terms of how the 

parking is located and how buildings address the street.  The DRC frequently plays stopgap on poorly 

designed projects that meet the current zoning regulations but are out of scale with their surroundings.  He 

believes the form-based code would help the design process by better regulating site plan and scale 

components of a project.  He stated that the Northwest Quad neighborhood has deteriorated and needs some 

change. 

 

 

ADJOURNMENT:    The meeting was adjourned at  9:25p.m. 
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Planning Commission Meeting 

Location:  Novato City Hall, 901 Sherman Avenue 

April 3, 2017 
 

 

Present:  Susan Wernick, Chair 
Curtis Havel, Vice Chair 

Dan Dawson 

   Justin Derby 

   Robert Jordan 
   Jay Strauss 

 

Absent:   
 

Staff Present:    Robert Brown, Community Development Director 
Steve Marshall, Planning Manager 

Hans Grunt, Senior Planner 
Michelle Johnson, Planner II 

         
  

CALL TO ORDER / PLEDGE OF ALLEGIANCE / ROLL CALL 

 

APPROVAL OF FINAL AGENDA     
 

PUBLIC COMMENT:    None 

 

CONSENT CALENDAR:   
 

CONTINUED ITEMS:  
 

1. NORTHWEST QUADRANT NEIGHBORHOOD DRAFT FORM-

BASED ZONING CODE (BB) 

Consider draft form-based zoning code for the Northwest Quadrant 

neighborhood and provide preliminary recommendations to the City 

Council.  

The Chair opened the public hearing.  There were two speakers: 

Ed Mainland, representing Sustainable Novato, spoke in favor of the proposed 

form-based code, suggesting it allows innovative infill development next to 

Downtown at reasonable density, and will retain the neighborhood character. 

 

 
 
922 Machin 
Novato, CA 94945 
415/899-8900 
FAX 415/899-8213 
www.novato.org 
 
Mayor 
   Denise Athas 
Mayor Pro Tem 
  Josh Fryday 
Councilmembers 
   Pam Drew 
   Pat Eklund 
   Eric Lucan 
    
City Manager 
   Regan M. Candelario 
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Rachel Calvert owns 1104 Second Street as a rental.  She indicated that neighborhood interests 

expressed at the March 2015 workshops are not being addressed.  The form-based code is more 

about growth, not retaining neighborhood character.  She asked if the parking requirement could 

be reduced through the state density bonus law.  She stated that outreach to property owners is 

important. 

Planning Commissioners had the following comments: 

Commissioner Strauss stated that the existing single family homes have a nice character which 

should be reinforced, which he believes the form-based code will achieve.  Over time it will 

improve aesthetics in a neighborhood that needs such.  The neighborhood can be supportive of 

the Downtown and vice versa.  Providing incentives for existing apartments to redevelop is 

important and needs more work.  Overall he stated that the form-based code is a great step forward. 

Commissioner Derby said the form-based code is trying to solve the de facto “moratorium” on 

redevelopment in the neighborhood, and does so in a way that will retain character.  He agreed 

that more flexibility is needed to encourage apartment owners to rebuild.  He was pleased that the 

City is attempting to do something proactive in the neighborhood. 

Commissioner Havel complimented the level of outreach that has been done to date.  He noted 

that some residents have expressed that they don’t want more density in the neighborhood, but 

that’s what the General Plan calls for.  The form-based code is a good opportunity to achieve the 

General Plan density while preserving the character of the neighborhood. 

Commissioner Tiernan noted that the neighborhood has mixed character today.  Being adjacent 

to Downtown, he feels the neighborhood warrants this solution, addressing infill with a focus on 

good design.  He encouraged addressing traffic calming and a neighborhood park as well, and 

favored more study on how to address existing apartments. 

Commissioner Jordan found the form-based code to be a middle-of-the-road approach to density 

while keeping neighborhood character.  He doesn’t favor putting an annual cap on redevelopment. 

Commissioner Dawson said that conditions in the neighborhood aren’t trending favorably.  The 

status quo isn’t desirable.  The form-based code has more focus on retaining neighborhood 

character than typical zoning.  He too said more study should occur on existing apartments to 

incentivize their redevelopment. 

Chair Wernick said she has attended all 5 workshops.  She likes the design focus of the form-

based code.  There would be some uptick in density, but there are advantages to the neighborhood.  

Parking issues exist, and she encouraged neighbors to create an advocacy group to work with the 

City on neighborhood issues. 

The Commissioners specifically discussed whether to recommend to the City Council including 

an annual cap on the number of single-family properties that could be redeveloped.  On a 4-3 vote 

(Commissioners Strauss, Tiernan, Havel and Wernick in support) the Commission recommended 

an annual cap, supporting a gradual approach, but believing that it is unlikely there would be a 

rush for redevelopment. 
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2. 2016 ANNUAL HOUSING ELEMENT PROGRESS REPORT (HG) 

Receive and recommend, to City Council, submitting the 2016 Annual Housing Element 
(Chapter III of the City's General Plan) Progress Report to the State Department of Housing 
and Community Development (HCD) and the Governor's Office of Planning and Research 
(OPR) for their filing. 

 
NEW ITEMS: None. 
  

GENERAL BUSINESS:   
 

 

 

 

UPCOMING AGENDAS AND QUORUMS:   

  
ADJOURNMENT:   Meeting adjourned at   
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Dear Commissioners:  The following e-mail was submitted by Michelle Derviss who resides at 1408 
Park Avenue concerning the Marin IJ article published on April 1.  Staff responses are in blue: 
 
From: MICHELLE DERVISS [mailto:dervissdesign@verizon.net]  
Sent: Sunday, April 02, 2017 10:50 AM 
To: Novato Council <novatocouncil@novato.org>; Regan Candelario <rcandelario@novato.org> 
Subject: Misleading article in the Marin IJ.  

 
Dear Council, 
This article in the Marin IJ is utterly disturbing in its untruthfulness and misrepresentation of Formed 

Based Codes. 
For the sake of ethics someone on the City Council ought to reign in the Community Director for these 

less that truthful comments. 
LINK _ http://www.marinij.com/government-and-politics/20170331/novato-planning-

commission-to-hear-northwest-quad-zoning-changes 
 
There are so many inaccuracies and blatant mistruths in this article that it should be Fact Checked. 
 

1. Formed based code is not a traditional type of zoning.  

Staff did not state to the reporter that the form based code “is a more traditional zoning code.”  
The staff reports previously prepared for the City Council, Design Review Commission and 
Planning Commission stated that form-based codes are “also called a traditional neighborhood 
code.”  An earlier version of form-based codes was called “Traditional Neighborhood 
Development ordinances” to create zoning regulations promoting traditional neighborhood 
forms in new development projects.  These codes are most commonly applied to neighborhoods 
with traditional grid street patterns which promote walkability and seek to guide new 
development towards more traditional building forms for compatibility with older housing units. 
 

2. Formed based codes is more interpretative and subjective than current written code. Current 
code provides a clear and concise road map. FBC is a gigantic loophole for developers and the 
city to interpret the 'forms of the buildings' to their liking.  

It is inaccurate to state that form-based codes are more subjective than traditional zoning 
regulations.  A form-based code is, by its definition and nature, much more prescriptive as 
stated by the consultant, staff and DRC.  As stated in Wikipedia, form-based codes “control such 
things as: the alignment of buildings to the street; how close buildings are to sidewalks; the 
visibility and accessibility of building entrances; minimum and maximum buildings heights; 
minimum or maximum lot frontage coverage; minimum and maximum amounts of window 
coverage on facades; and physical elements required on buildings (e.g. stoops, porches, types of 
permitted balconies).” 
 

3. By allowing a sound family home to be torn down and rebuilt as a multiplex demolishes the 
historic character of the neighborhood and removes the last bit of affordable single family 
homes in the county of Marin.  This is a ploy that should accurately be called high density 
neighborhood redevelopment at the expense of preservation and conservation.     

The existing multi-family designation for the area is moderate density, not high density.  It is 
expected that the proposed limitations on the size of allowable multi-family units under the 
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form-based code would yield one and two-bedroom units, which would likely be more 
affordable to rent than a single-family dwelling. 

4. next LIE - " If people want to use their properties and redevelop them for moderate density, 
they have to let their single-family house deteriorate where there’s no other option,” said Bob 
Brown, Novato’s community development director. - PANTS ON FIRE LIAR -  Most of these lots 
have the opportunity to build onto their existing home which can afford the property owner 
with additional income.   Brown is inserting his idea that a house has to be torn down in order to 
expand.   It doesn't. It can be remodeled and expanded without demolition.  

The quote referred to “redeveloping” existing apartment projects and single-family properties, 
meaning demolition and reconstruction under current codes, not to maintaining or expanding 
existing development, which is possible. 

5. More homes, due in part to their affordability in this neighborhood are being remodeled, 
invested in and upgraded. Simply walk this neighborhood and see for yourself.  Big Fat Brown 
Lie   

Compared to other neighborhoods in Novato, the Northwest Quadrant has experienced less 
investment (building permit valuation) per property. 

6. next GIGANTIC manipulative LIE : Existing apartments CAN be renovated without being 
downsized.   They can upgrade the interiors, the exteriors without changing the foot print of the 
building .  These owners have the right to renovate and upgrade and they do to maintain their 
investments.  PANTS ON FIRE SUPER LIE.  

As stated above, the quote in the article related to redevelopment of existing sites, not 
remodeling.  However, under parked apartments cannot renovate to add units or bedrooms 
without brining parking up to current codes. 

7. Moving on to the next fallacy: " The idea is to limit the building sizes so they’re not long, 
attached buildings or condominiums,…    This one is a lie pie in the sky.   -  FBC stipulates that 
Parking must be in the back of the lot. To meet this new code and to comply with side yard set 
backs this means a long stretch of pavement that runs down the property line to reach the 
garage is required.  Most of these lots are 5 feet wide x 150 feet long.  This will REQUIRE the 
buildings to be designed in an elongated form.    

The proposed form-based code requires that structures be located within 20-25 feet of the front 
property line and limit the maximum depth of each building type, which is not a requirement of 
the current zoning regulations.  It is possible that a narrow driveway would extend along a side 
property line to parking in the rear, but the statement in the article was discussing the location 
and depth of potential structures. 

8. Furthermore this aspect of the new code creates much more paved surface area and less 
green landscaped surface areas in the neighborhood.   This adds to the heat island impact, 
decreases the natural recharging of the aquifer and can created drainage problems. Formed 
based codes has consequences and this particular aspect creates more of a problem than it 
solves.  

The proposed form-based regulations allow less building coverage than the current zoning 
regulations and establish common open space requirements that the current code lacks. 
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9. "The change would lessen density and create more affordability than other apartments and 
condominiums in Novato, according to city staff."    TOWERING INFERNO OF A LIE.   That 
sentence does not even make sense.  Tear down single family house and replace it with a 
multiplex INCREASES DENSITY. 

This statement is not a direct quote of staff, and seems to be taken out of context.  It may be a 
reference to the fact that multi-family zoning elsewhere in Novato allows high density (up to 30 
units/acre) and does not have comparable building size restrictions as proposed in the form-
based code, thereby allowing larger unit sizes. 

10. "Decreased density would also help relieve the area’s parking crunch, Brown said."   WTF!  The 
density is being INCREASED.   This guy now needs a scouring brush to get the poop particles out 
of his mouth.  

Again, this was not stated by staff in the interview.  The statement made to the reporter what 
that the citywide parking standards will be proposed as part of the form-based code, rather than 
the initially proposed extension of the reduced downtown parking standards to this adjacent 
neighborhood. 

11. "The proposed zoning would limit building height to two-stories."  FABLE FABLE you're 
UNSTABLE -   look at the FBC, it clearly states the buildings will be 2.5 stories tall.  LIAR.  

Again, this is not a direct quote of staff.  Staff provided the reporter with the description of the 
proposed regulations contained in the Planning Commission staff report, which indicates 2.5 
stories, allowing occupancy of attic area with dormer windows. 

12. "New buildings would be within 20 and 25 feet of property lines."  This is actually funny. - The 
lots are 50 feet wide x 150 long.  If a new building would be within 20 to 25 feet of the property 
line they would be either 5 feet wide or invisible when calculated from the side property 
lines.    It also just does not line up with the FBC guideline that says something completely 
different.     

The statement by staff to the reporter was that buildings would have to be located within 20 
and 25 feet of the front property line, which is consistent with the Planning Commission staff 
report provided to the reporter. 
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From: Michelle Derviss [mailto:dervissdesign@comcast.net]  
Sent: Monday, April 03, 2017 2:01 PM 
To: Planning Commission <PlanningCommission@novato.org> 
Subject: in view of tonight's meeting on FBC.  

 

Questions that should be explored with regard to Form Based Codes review.  [Note:  Staff 

responses follow in blue] 

 

1. Big losses : 

 1A - The loss of a sense of place ( genus loci) -  These single family homes can be torn down 

and replaced with multiplexes.  

The intent of the form-based code is to retain the sense of place provided by carefully regulating 

the streetscape – keeping house-scale buildings towards the sidewalk with identifiable unit 

entries facing the street, and with parking not being visually dominant.  It was agreed at the 

community workshops that the existing apartment buildings do not add to the sense of 

place/community due largely to their design with parking at the front and units not addressing 

the street.  The form-based code seeks to preclude such design failures in the future. 

 2A - The loss of the last remaining affordable single family home and neighborhood within 

Marin County ( The average cost of a home in Marin County is well over one million 

dollars,  this neighborhood affords  families an opportunity to buy into the American Dream in 

Marin County at approximately $ 650 thousand dollars for a 3 bedroom 1 bath home )  

The form-based code will mandate smaller unit sizes (typically one- and two-bedrooms) due to 

restrictions on building size.  These new, small multi-family units should be as or more 

affordable than renting existing single-family dwellings. 

 3A - The loss of preservation and conservation - By allowing these homes to be torn down 

families can no longer purchase an affordable home and fix it up.  The loss of conserving and 

preserving these small homes will have a huge impact on our landfills and environment as they 

are torn down and taken to the dump.  New resources will be used to build larger structures that 

will put even more stress on our existing city and county services + depts.  

The City’s green building code requires recycling of at least 75% of construction debris.  In 

addition, new dwellings built under the new codes require far greater energy and water efficiency 

than previously built homes. 

 4A - The loss of permeability. These small affordable homes are located on lots that are 

approximately 50 x 150 square feet.   Most have ample open green yard space and bio-mass in 

their back, front and side yards for family recreation and permeability.  This open ground space 

provides for the rain water to naturally percolate down into the water table thus recharging 

Novato’s aquifer.    To accommodate this inevitable drainage problem the city of Novato will 

have to review and upgrade its drainage system infrastructure to handle the amount of surface 

and subsurface run off that will be impacted by larger development within  the same amount of 

square foot space. 

The proposed form-based code limits building sizes and mandates minimum usable open space 

area.  In addition, under the new National Pollution Discharge Elimination System (NPDES) 
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regulations, storm water runoff must be retained onsite for recharge and not allowed to flow 

directly into the storm water system. 

 5A - The loss of sunlight.  As the single family one story home is demolished a 2.5 story multi-

plex can take its place.  When considering the height which IS TALLER than the existing 2 story 

apartments AND combined with the FBC that DECREASES the side, front and rear setbacks 

there will be a considerable loss natural sunlight upon the next door neighbors and a considerable 

amount of lost privacy.   A shadow study should be implemented to illustrate this loss of light 

and privacy.   

Replacing a single-family home with a multi-unit building, even if size-restricted, will result in 

multi-story buildings built closer to the side property lines.  The form-based code will restrict 

principle structures near the rear lot lines to improve rear yard privacy compared with existing 

zoning regulations. 

6A -  The loss of back , side and front yard trees , shrubs and vegetable gardens that now come 

with these small single family homes will be converted into hard-scaped land covering 

development.   The loss of trees filtering the air, the loss of small urban gardens and the loss of a 

small yard in which a family can safely recreate within will be replaced by less green bio-

mass.  This reduces biodiversity and increases environmental stress.  

Again, replacing a single-family home with a multi-unit building has the potential to reduce 

vegetated area.  The form-based code includes minimum standards for usable open space. 

2. The Consequences of Urban Redevelopment: 

 

2A -  Higher Density housing concentrates people into a smaller living area.    This is urban 

sprawl in a vertical column.  Parking which is already a problem in the neighborhood will 

increase in intensification.  

As noted in presentations, the area has been designated for multi-family development for several 

decades.  Given the neighborhood’s location next to downtown services and transit, 

redevelopment would be considered infill development, not sprawl.  On-street parking problems 

in the neighborhood are the result of older apartment buildings providing insufficient parking by 

today’s standards and needs.  The form-based code proposes to retain the City’s normal multi-

family parking standards, which have proved sufficient elsewhere, and should not exacerbate the 

on-street parking problem. 

2B -  Traffic , which is a major problem in our county will also be impacted by the densification 

of population.  People who live in this neighborhood are predominately trades people who 

depend on their trucks and tools to service others in the North Bay Area.   Despite public transit 

being closely oriented to this neighborhood data and common sense shows that it is not being 

used, due in part that many working people require their vehicles to ply their crafts during the 

day.  

Traffic impacts from the proposed zoning changes will be analyzed in the General Plan 

EIR.         

 

111



3. The Residents have Spoken and do not appreciate having their opinions manipulated by the 

Community Director nor by Optio’s charrette charade.  

This is a personal opinion, not reflected by the majority of workshop participants. 

3A- I have attended all of the community meetings and workshops.  At ALL of the workshops 

and meeting the TOP topics that my neighbors wanted to have addresses were :  Proper Code 

Enforcement for Parking.  Adequate public safety measures including cross walks, traffic 

calming techniques and adequate street lighting.  ARCHITECTURAL STYLE NOR FORM 

WAS NOT A PRIORITY . 

Again, this is not consistent with the entirety of public input from the prior workshops. 

3B - A survey that was done by the City of Novato shows that 81 % of those responding wanted 

to maintain the small single family home character of the neighborhood (see city website for the 

survey)  

The on-line Open Novato survey supplemented that done at the March 14, 2015 community 

workshop.  The on-line survey had only 12 respondents.  The larger survey resulting from the 

community workshop is attached. 

3C - Formed Based Codes states in its mission handbook that for a successful outcome that the 

neighborhood should be engaged and on board with the new changes. Clearly the neighborhood 

likes the single family homes and wants basic safety provisions such as safer streets, better street 

lighting and more aggressive code enforcement  They do not support the demolition of the single 

family home to be replaced with higher density multiplexes.  

Again, this is a personal opinion, not reflected by the majority of workshop participants, the 

majority of whom reside or own property in the subject neighborhood. 

3D -  Past mistakes in allowing higher density housing in this charming older neighborhood led 

to the City Council to make a prudent ordinance that states :   According to the General Plan, for the 

Northwest Quadrant: “… Allow multi-family housing only in cases where the City makes the following findings: (1) 

That the rezoning would not encourage the demolition of a sound dwelling…. (2) That the rezoning would not lead to the 

intrusion of apartments into a predominantly single-family area.” 
Lets not make the same mistake again.  

As has been stated repeatedly in public, the intent of considering a form-based code is to not 

repeat mistakes of the past in terms of multi-family design and insufficient parking requirements, 

but to enable contextual development consistent with the long-term intent of the General Plan 

land use designation to allow moderate-density multi-family in an infill location next to 

downtown services and transit. 

 
Thank you, 
Michelle Derviss 
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Responses to Inquiries from Rachael Calvert re: Northwest Quadrant Form-Based Zoning 

(staff responses follow in blue and green) 

 
Responses to Inquiries from Rachael Calvert re: Northwest Quadrant Form-Based Zoning 

 

1. I asked for clarification about what the current allowable density is. The presenters repeatedly 
mention that the density stays the same at 20 units per acre and that there will be “no increase” 
“within the allowable 20”. I noted that the zoning only allows for 10 units per acre. Bob Brown was 
asked for clarification, but he answered it without being concise. To be clear: if I submit an 
application to put 2 units on my property, it will be rejected. I have a 7,500 SF lot. With the 
proposed code, I would be allowed 3. That seems to be a pretty clear 200% increase for the 
common 50X150 lot.   

A: This is the explanation of the difference between the General Plan and Zoning Code and the 
policy re: retaining all sound single-family structures from the April 3 Planning Commission staff 
report: 
“The current 1996 General Plan retains the designation of Moderate Density Multifamily Housing, 
allowing density up to 20 units per acre.  However, the zoning designation is R10-4.5, allowing multi-
family housing up to 10 units per acre.  Despite the allowance for multi-family uses, the prohibition 
on redeveloping a property with a habitable single-family dwelling has precluded such 
development.” 

 
So you could lift the moratorium without changing the zoning density, and that would leave it at 10 units 
per acre? 
Why is the lifting of the moratorium being presented as dependent on, or tied to, a zoning change? 
 
There is no “moratorium” in the NW Quad – it’s a General Plan policy that precludes the removal of a 
“sound” single-family home.  The Council could eliminate this policy and leave the current R1-10 (4.5) 
zoning in place, limiting development to one unit per 4,500 square feet of site area.  If density is limited 
to 10 units per acre there would not be a need to adopt a form-based code, since development 
potential on most lots (those with the typical dimensions of 50’x150’) would be limited to a single 
dwelling unit, and the form-based code is intended to provide design solutions for moderate density 
multi-family sites. 
 
The general plan would have to be adapted to maintain local control of the unique density. But yes, If 
you are truly trying to maintain the neighborhood then you will want to limit the final density.  
 
There is no way to preclude a property owner/applicant from utilizing the state density bonus 
provisions.  Yes, we could reduce the allowable density level such that application of the density bonus 
would occur within 20 units/acre (e.g., a maximum of 13 units/acre so that a maximum 35% density 
bonus would yield 20 units/acre max.), but this would affect all potential redevelopment in the 
neighborhood.  As I noted previously, we do not seek to uniformly lower allowable residential densities 
throughout the community based on the potential effects of a density bonus request, which we’ve 
processed two in 30+ years. 
 
You mention that the plan has been stale since the 70s but was it was revised in 1999? DOES res 116-99 
to provide for 2 single family homes per lot anywhere in the area and that presenting a site plan that 
incorporates the original house provides allowance for a second unit at any time? 
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LU policy 6) 2) a 
 
I’m not entirely sure of the questions.  The original Neighborhood Plan was adopted in 1977.  The 1996 
General Plan called for an update, but this didn’t occur until 2015.  The 1977 Neighborhood Plan called 
for allowing a duplex or two single-family homes (under the same ownership) on a lot, but that was 
never incorporated into the zoning for the area.  A second unit is allowed on any property developed 
with a single-family dwelling, subject to the City’s second unit regulations (Section 19.34.030 of the 
Zoning Code). 
 
The general plan for lots  

2. I asked for information about the density bonus and how it effects the parking requirements as well 
as incentivized design  

 
a 100X150 lot (0.34 Acres) would be allow 7 units under the general plan and that would qualify the 

developer for density bonus and incentive control.  

- The developer could elect to change 1 unit into a very low income unit with a deed restriction 

on just the 1 unit. This would allow the contractor to  

o Increase the density to 10 units which equals 34 units/acre.  

o Become exempt from the Novato code requirements for parking and only be required 

to provide 0.5 parking spaces per bedroom for ALL units (not just the 1 deeded unit). 

This means 5 spaces for (10) 1 bedroom units. This is not something that the City can 

say no to. 

- The developer could elect to change 2 unit into a low income unit with a deed restriction on 

just the 2 units. This would allow the contractor to  

o Increase the density to 10 units which equals 34 units/acre.  

o Become exempt from the Novato code requirements for parking and only be required 

to provide 0.5 parking spaces per bedroom for ALL units (not just the 1 deeded unit). 

This means 5 spaces for (10) 1 bedroom units.  

o Be eligible for incentives which could mean a reduction in setbacks, an increase in 

height, a reduction of even more parking, an exemption from the frontage or the 

courtyard. (items 1-7 of the slide “what the Form-Based Code Calls For”).  

o Protected by Anti Nimby Law 

(Gov Code Title 7 Div 1 Chapter 4.3) Density Bonuses and Other incentives clearly illustrates the 

developer’s entitlement to these bonuses and the requirement of the City to adopt an ordinance 

and comply with these allowances. 

 
 

My question is, what is it about form based code that is going to trump the density bonus and 

incentives legislation? Is there really a way to “ achieve but not exceed the allowable General Plan 

density of up to but not exceeding the 20 units per acre”?   

A: The State does requires cities to grant density bonuses if requested by developers and if a 

minimum percentage of deed-restricted affordable units are provided.  Your computations above are 

correct (a 7-unit allowance being increased to 10 units by providing a very-low income 

unit).  However the parking requirements allowed by the state law are 1 space for a 1-bedroom unit 

and 2 spaces for 2- or 3-bedroom units. You are correct that recent revisions to the state law allow 

applicants to request to provide no more than 0.5 parking spaces within a half-mile of a major transit 

stop, which would include the downtown SMART station when operable.  The half-mile radius 

extends partway into the Northwest Quadrant neighborhood – east of 3rd/Vallejo and east of 

2nd/Olive.   
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The ability to utilize a density bonus is further constrained by the proposed building size limits under 

the form-based code.  For example, we have prepared layouts under the proposed regulations for a 

100’x150’ parcel.  The maximum number of units and sizes that are possible are three 2-bedroom 

units (at 888 sq. ft. each) and four 1-bedroom units (at 648 sq. ft. each).  You are correct that the 

Density Bonus Law allows applicants to request that waivers or concessions be granted to reduce 

zoning regulations.   However, in order to be granted zoning waivers or concessions, applicants must 

demonstrate that these zoning regulations preclude the ability to build units at affordable prices.   

                You give a 3 and 4 unit example, and I see no problem/risk of ruining the character with those 
choices. I think that goal is great. However, is there any possibility that a 100 x 150 parcel could result in 
5 units that do meet the proposed zoning? Say 5 that are studio units? You see, if the developer can 
meet the density bonus threshold within the zoning, then they get to break out of the form based 
code. 

                For example, my property (50 by 150): If I developed my property at a zoning of  20 units/acre, 
then the zoning would restrict me to only 3. I would not qualify for the density bonus and I would have 
to build within the form based code.    

Under the provisions of state law, a 3-unit development could dedicate 1 affordable unit and thereby 
receive 1 additional density bonus unit, for a total of 4 units.  

Could you tell me what section this is please. 

The formulas for calculating allowable density bonus are found in Section 65915 (f) of the CA 
Government Code. 

                As you can see from my math above, a 100 x 150 could accomplish enough units to trigger the 
density bonus and override the form based code. UNLESS YOU ARE SETTING A MAX OF 4 UNITS PER 
PARCEL or keeping the zoning as is?  

For a 6-unit development on a 100’x150’ lot could provide 1 affordable unit and receive 3 additional 
density bonus units, for a total of 9 units.  As noted previously, the form-based code would likely be too 
restrictive in terms of building size to accommodate 8 reasonably-sized units, so might request a waiver 
or concession from these regulations if it can be proven that these zoning restrictions preclude the 
ability to provide the affordable unit. (There is different rules for fractions: 6.9  density rounds down to 
6 , and 2.1 density bonus rounds up to 3)  

Here is the way I calculated the potential density bonus based on the formulas in Section 65915 (f) of 
the CA Government Code:  A 6-unit project providing 11% very-low income units = .66 very-low income 
unit, rounded up to 1 very-low income unit.  In exchange, the applicant would qualify for a 35% density 
bonus, yielding 8.1 total units, which would be rounded up to a project size of 9 units.  Section 65915 
(f)(5) of the CA Government Code states that fractional units in the calculation are rounded up. 

As I understand it, your suggestion is to limit the maximum number of units per property to four.  This is 
contrary to traditional zoning and density regulations which provide a greater density calculation for 
greater lot area.  The idea is that a larger parcel provides more design flexibility in terms of building 
placement, parking arrangements and open space design.  The form-based code is intended to assure 
that, even with larger parcels, we do not end up with the large attached apartment or condominium 
buildings that we see in NW Quad and elsewhere in town.  Also, creating a cap on the number of units 
possible regardless of property size would be an incentive for owners to subdivide their properties into 
the minimum allowed lot size.  
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I think that it was a mistake to talk of capping the units because the density bonus laws would be based 
on the general plan so to maintain local control, there would need to be a different zoning designation 
in the general plan.  

In order to maintain LOCAL CONTROL, we would need to keep the general plan density for the area such 
that the density bonus would not kick in. This is in keeping with the entire purpose of the restriction on 
tearing down SF homes-- intervention.  

We do not have the ability to preclude use of the state density bonus provisions.  They apply to any 
multi-family project that meets the requirements of the Section 65915 (f) of the CA Government Code.  
There is no minimum unit count that would avoid applicability of the density bonus provisions. 

            Same answer/opinion:   This is the ‘protection’ of the character of the neighborhood that you are 
championing and I am just trying to help you protect it.  

 
Application of the State Density Bonus Law is possible in any zoning district, and we do not redefine 

the zoning or General Plan maximum based on the potential to invoke the state law provisions.  Since 

adoption of the state law in 1979 (38 years), Novato has only experienced two density bonus 

applications (Virginia Court and Warner Creek Senior Housing).  Neither of the two Novato projects 

which requested and received a density bonus requested zoning waivers or concessions. 

 
The laws have changed wildly in the last few year and dramatically in January 1, 2017. So, I do not think 
that a historic look at the last 38 years represents the situation and opportunities that you are about 
to present to developers. I think it is misleading.  
 
The only significant change to the density bonus law in recent years was the reduction in parking ratios 
near transit facilities. 
 
I do not agree with that. The discussion of a maximum number of units was a discussion that you led at 
the 2nd work shop and you even went as far as to ask us what the maximum should be. The most 
common answer was 4 per property. You have gained the trust of the people, and I am just trying to 
help. So yes, I am asking for you to incorporate the concept that you came up with and gained public 
support for.  
 
I’m not certain which workshop you’re referring to.  During the 2015 neighborhood workshops I did not, 
to my recollection, suggest or encourage feedback on a maximum number of units per parcel.  You may 
be referring to the suggestion from the City Council in June 2016 that the Opticos contract for 
preparation of the form-based code examine a cap on the number of single-family dwellings that could 
be redeveloped per year in this neighborhood to assure gradual change.  The Council suggestion was to 
consider a redevelopment cap of 3 or 4 single family homes per year.  I have raised this issue, based on 
Council direction, in the October 2016 and March 2017 workshops. 
 

 
3. Northwest Quadrant Property owner notification about public meetings. The only owners who were 

notified of these meetings were the 20% owner occupied ones.  I feel that it is most appropriate to 
notice public meetings at least all owners of property in the Northwest Quadrant. I would like to 
know what the city thinks about the transparency given that 80% of owners were not sent 
information about the design or planning commission meeting (and I would like to double check that 
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owners received info about the workshops and the walking tour). I am certain that I did not receive 
an invitation to the walking tour.  

A: As indicated in a separate e-mail string, you did not receive any of the notices mailed to property 
owners in March and June of 2015 since the notices were sent to the former property owner who 
resided in Healdsburg.  Yes, I accept this (this email was written before you responded. Thank you 
for resolving this so quickly.  

4. Your code speaks of 7 being the density bonus trigger, but the state would trump that with their 
threshold at 5. there is also talk in the code of more parking then I stated.  However Novato code 
references, as it must, Sections 65915- 65918: Novato 
19.25.010 - Purpose. The purpose of this Division is to provide for density bonuses and incentives to 
developers who comply with California Government Code Sections 65915 through 65918 (State 
Density Bonus Law) and to provide a local density bonus for the production of senior citizen 
housing.( Ord. No. 1587, § 6(Exh. F) , 12-3-2013) 

A: See response above to Item 2. Thank you for acknowledging  

5. State Section 65915...... there is unobstructed access to the major transit stop from the 
development, then, upon the request of the developer, a city, county, or city and county shall not 
impose a vehicular parking ratio, inclusive of handicapped and guest parking, that exceeds 0.5 .... 
The transit proximity is key, but the allowable distance to the SMART is greater the allowable 
distance to the new transit link.   If there are lots that are far enough away that the 0.5 is not 
automatically granted, then there is a reduction schedule in the same  section that shows much less 
than the Novato wide code. Again, this appears to be different than the solid answer that we have 
been given which is that it would have to meet the town wide standard.  

A: See response above to Item 2. Thank you for acknowledging 

 
Thank you for your patience and let us know if you have any further questions.  
 
Thank you for your patience with me, Rachel  
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