To: Town of Fairfax Planning Commission

From: Ande Flower, AICP, Principal Planner

Cc: David Woltering, Interim Planning and Building Services Director
Date: August 31, 2022

Re: Objective Development and Design Standards (ODDS) for Fairfax

Fairfax Objective Design and Development Standards

The Marin County ODDS Toolkit created by Opticos is designed to be a catalogue of objective
standards used to craft individualized guidelines for each Marin community to use when
approving multifamily residential developments. The ODDS Toolkit was intended to be modified
by each jurisdiction, tailoring it to be reflective of the local urban conditions and needs. ELS
Architecture and Urban Design along with Urban Field Studio will present an approach to
creating streamlined standards that focus on performance in place of reliance on prescriptive
styles and typologies rooted in early 20" century construction. To achieve this, we are
recommending that we focus on a form-based approach that prioritizes scale, proportion,
relationship to the street and materiality. The resulting guidelines will allow architects and
developers to design projects that will add to the distinctive architecture of Fairfax instead of
prescribing new development to conform to a limited few architectural style that may not be

relevant in Fairfax.

In addition, we will review the zone designations which closely match existing zoning uses and
densities and discuss how the density bonus will apply to zones and sloped sites. We will also
look at the applicability of signage standards and propose removing them from the residential
design standards so that the Town of Fairfax can adopt them as part of their general zoning if
they wish to update their current standards. Schemata Workshop will conclude with an approach
for Chapter 10 of ODDS - guidance for development of large sites that focuses on preservation of
meaningful open space, concentration of development and creating a scale that fits within the
larger concepts of environmentalism and working within the topography of the land. At the

conclusion of the presentation, we would like Commissioners to consider the following questions:
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Do the zone designations make sense?

Do you agree with the approach of removing specific architectural typologies and styles from

ODDS?
Does moving the signage design guidelines out of the residential ODDS make sense?

Do you want a different approach for large development sites — as best practices or a more

stringent requirement?

Project Schedule

A brief discussion will involve upcoming meetings and the next steps in the process for ODDS,

CEQA, and the Housing Element generally.,
Attachments
A: Presentation for the August 31 Special Meeting

B: Draft Schedule for the Housing Element
C: Map of the CEQA project and Alternative 3

MEMORANDUM




Attachment A

Fairfax Objective Design and

Development Standards



Why Does Fairfax need Objective Design and Development Standards

California recently adopted legislation to address the housing shortage within
the State. These new laws require that cities review new multi-family
developments and residential mixed-use developments ministerially or
"over-the-counter" against objective standards instead through a more
subjective design review process open to interpretation.



SB 35 and SB 9

SB 35 requires the availability of a streamlined ministerial approval process for
multifamily residential developments in jurisdictions that have not yet made

sufficient progress toward meeting their regional housing need allocation
(RHNA)

SB 9 waives discretionary review and public hearings for building two homes
on a parcel in a single-family zone and subdividing a lot into two lots.



State law defines an "objective" standard as one that involves no personal
or subjective judgment by a public official. Objective standards are
uniformly verifiable by reference to an external and uniform benchmark or a

"check list" available and knowable by both the development applicant and
the public official prior to submittal.



Objective Subjective

The front yard setback is to
be consistent with the
character of the
neighborhood

The front yard setback
requirement is 4 feet




What is discretionary review?




The Marin County Objective Design
and Development Standards Toolkit

The Marin County Objective Design and Development
Standards (ODDS) is a document intended as a starting point. At

360 pages it was not intended for full adoption.



What is in the Marin County ODDS Toolkit?

§ Introduction Scale of Topic

Zones

Specific Uses

Site Design

Building Types

Private Frontage Types
Architectural Design

Signage Types
Large Sites
Administration



Zones in Marin County ODDS



Zone Controls



Zones in Marin County ODDS




Public Zones
PD: Public Domain

Commercial Zones

CL: Limited Commercial

CH: Highway Commercial

CC: Central Commercial

CS: Central Commercial

CR: Commercial Recreation

Residential Zones

RS-7.5: Single Family Residential Medium Density
RS - 6: Single Family Residential High Density
UR: Upland Residential

RD 5.5-7: Residential High Density

RM — S: Multiple Family Residential Senior
PDD: Planned Development District

Open Area

O-A: Open Area



Public Zones
PD: Public Domain

Commercial Zones

CL: Limited Commercial

CH: Highway Commercial

CC: Central Commercial
CS: Central Commercial

CR: Commercial Recreation

Residential Zones

RS-7.5: Single Family Residential Medium Density
RS - 6: Single Family Residential High Density
UR: Upland Residential

RD 5.5-7: Residential High Density

RM — S: Multiple Family Residential Senior

PDD: Planned Development District

Open Area
O-A: Open Area



Existing Land Use Plan Draft Zones

els/




Housing Element Sites Alternate Sites Proposed Zones



Draft ODDS Zones

T3 SN Neighborhood

.| T4 SN Multifamily Neighborhood
.| T4 SMS Main Street Small

« Up to 2.5 Stories without Bonus; Up to 3 Stories with Bonus
* House, Duplex Side-by-Side, Cottage Court, Fourplex, Townhouse,
and Pocket Neighborhood









Draft ODDS Zones
- | T3 SN Neighborhood

[ ] T4 SN Multifamily Neighborhood
| T4 SMS Main Street Small

» Up to 2.5 Stories without Bonus; up to 3 Stories with Bonus
* House, Duplex Stacked, Cottage Court, Fourplex, Neighborhood

Townhouse, Neighborhood Courtyard, Pocket Neighborhood, and
Multiplex









Draft ODDS Zones

- | T3 SN Neighborhood

.| T4 SN Multifamily Neighborhood
B T4 SMS Main Street Small

» Up to 2.5 Stories without Bonus; up to 3 Stories with Bonus
* House, Neighborhood Townhouse, Neighborhood Courtyard,
Multiplex, and Main Street Building









Residential Parking Requirements

Existing Fairfax Requirements



ODDS Residential Parking Requirements By Zone

T3 Suburban Neighborhood

Current Fairfax Residential Parking Requirements



ODDS Residential Parking Requirements By Zone

T4 Suburban Neighborhood

Current Fairfax Residential Parking Requirements



ODDS Residential Parking Requirements By Zone

T4 Main Street Small

Current Fairfax Residential Parking Requirements



Other ODDS Residential Parking Provisions



Slopes and Bonus Application

Not Allowed Allowed



Slopes and Bonus Application

Front to Rear Slope Side Slope



Design Controls Approach: Unique to Fairfax



How can Standards ensure we don’t get Standardized Architecture?

Focus developers and Encourage creativity

architects on a clear set within the context of

of community form and those design

craft-based design principles and

Drnciples quality assurances

Quality Design +  Unique (not cookie cutter)



Typologies and styles
can be blended to
create solutions that are
both inventive and

contextual.

Rose Street Condominiums - Berkeley, CA

Trachtenberg Architects



How does form and craftsmanship ensure compatibility with Larkspur?

Buildings with finer While preferences for

grain massing and architectural styles

articulation of the may change over time,

facade better appreciation for

harmonize with craftsmanship is

Larkspur’s intimate constant.

scale

Quality Detailing
and Materials

Human Scale o



Simplicity in form and

materiality allows
allows resources to be

Styles will

focused on quality continue to

i - hange!
materials and detailing, change
resulting in a more

timeless architecture




ODDS Modified for Flexibility and Focus on Craft, Massing, and Scale

4 N O N

& / \{pOSSible to include all relevant typologies!!/

Focus on Quality, Human Scale Avoid Labels / Styles




Benefits:

K Eliminate extensive guideline repetition \

e Eliminate typologies not relevant to private sector

® Focus conversation on design qualities vs. what to call it
e Allows new ideas about unit types into development (ex.: Shop Houses)
e Typologies and Styles can be mixed within a single project

e Flexibility to adapt to market forces without continually modifying

guidelines

" /
S




Example of How Site Planning Can be Controlled without Typologies

Group Site
Plan options

by zones




Example of How Massing Can be Controlled without Typologies




Chapter 8: Focus on Core Architectural Elements, not styles

Remove:

e Description of style

e Typical style characteristics

e Specific architectural detailing

Steer away
Focus on Basic Elements, Quality and Function:

e Base: Durable Materials

Wall: Quality and changes of Materials

Roof Slopes: Min and Max

Eaves: Materials, Min extension

Parapet: Screening Mechanical Units

Windows: Material Quality

Porch and Balcony: Dimensions for function

Clear Prohibitions: Ex. Vinyl windows, doors, T-11 siding

from

cheapness



Chapter 8: Eliminate restrictions that are too narrow,

. . 5 styles,
Focus on quality instead.

73 pages!
Too Restrictive: Too narrow and

too restrictive!




Signage



Signage



Current Fairfax Signage Code is Not Objective

Commercial requirements can be discretionary



How Should Fairfax Handle Sign Code?

— Creates a conflict with
existing Fairfax signage code

OR

Replace existing signage code

with ODDS signh code and expand
as needed for any other unique
commercial conditions




Chapter 10 — Specific to Large Sites

e Chapter 10 divides standards into sites less than 20 acres and
sites larger than 20 acres. Ecovillage/Green community
standards will apply to the latter.

* 3 potential large sites in Fairfax identified on the left

e Chapter 10 will be modified to have options that support the
development of ecovillages

schemata
workshop



Clustered
Housing on
Large Sites

Schemata Workshop



EcoVillage - Ithaca, NY



Groundswell Cohousing - Chilliwack, B.C.



Earthsong Eco-Neighborhood - New Zealand



Lopez Island Community Land Trust - WA



Developments on Topography - Hillside Community, MA



Developments on Topography



diagram of sawtooths




Developments on Topography



Developments on Topography



Developments on Topography - Boulders



7

Condition 1 : Hilly Landscape -



Condition 2 : Rural Landscape

7



Questions

1. Do the zone designations make sense?

2. Do you agree with the approach of removing specific architectural typologies
and styles from ODDS?

3. Does moving the signage design guidelines out of the residential ODDS make
sense?

4. Provisions for open space for agricultural use?

5. What incentives do we want to offer to make this option attractive to
developers?

6. What characteristics of the different zones should apply to the large sites?
Should there be style/form requirements?






Attachment B

Tentative Town of Fairfax Housing Element Update Project Timeline
and Next Steps, as of August 25, 2022

1. Town Council Housing Element Sub-Committee — August 9" [Vice Mayor Cutrano appointed
by the Town Council at a Special Town Council meeting to fill the seat of Councilmember Renee
Goddard who requested to step down, given her term would expire well before the expected
end of the project. Councilmember Barbara Coler and Vice Mayor Cutrano are the current
Housing Element Subcommittee members to work with the Project Consultant Team and staff
on facilitating moving this project forward to its timely completion]

2. CEQA Environmental Impact Report (EIR) Notice of Preparation (NOP) Scoping Meeting —
September 13t [The 30-day review period for the NOP is to begin approximately August 26th,
to include a project description with map and table of sites and a project environmental Initial
study. Scoping meeting is scheduled to be September 13*. The Scoping meeting will be
recorded and available on the project website]

3. Planning Commission Working Session — Aug 31st [Graphic Presentation of Zoning in
relation to ODDS (Objective Design and Development Standards) and identified Housing Sites]

4. Community Meeting #2 (In-person) — September 10th [Public outreach as part of
Affirmatively Furthering Fair Housing (AFFH) to be held 2:00 — 4:00 p.m. at the Fairfax Pavilion]

5. Council Sub-Committee Meeting — the week of Sept 20th [Administrative Draft will be
forwarded to the Committee members by September 19t for review. Review of Administrative
Draft Housing Element (HE) to then release the public review draft HE tentatively the last week
of September for the required 30-day local public review and comment period]

6. Planning Commission Meeting — September 28th [Request recommendation on ODDS]

7. Town Council/Community Meeting #3 regarding draft HE — October 5th or October 19t
[This community meeting will be part of a Town Council meeting either on October 5" or at a
Special Town Council meeting on October 19t™. The intent of the meeting is to provide an
opportunity for an overview of the recently released local public review draft Housing Element
and invite questions from and provide answers to (Q&A) public members. The Housing Element
team will be available by Zoom for this evening meeting (A Transcript from this meeting will be
available online and part of the record going to the State Department of Housing and
Community Development (HCD) for its 90-day review)]

8. Housing Element Subcommittee Meeting — early November [Review comments received on
the draft Housing Element and responses prepared by the Consultant Team and staff to be
forwarded to HCD]

9. Town Council Meeting — November 16" [Receive report/overview of comments and
responses being forwarded to HCD for its 90-day review of the Town’s draft Housing Element]




10. Draft Housing Element with comments and responses submitted to HCD — tentatively,
November 17th

11. Town Council Meeting — Dec 7t [Review materials for Zoning & ODDS]

12. Release of Draft EIR for 45-day review — December 15" — February 1, 2023

12. HCD comment letter (first round) — Mid-February (2023)

13. Revised draft to HCD, Safety Element-final, EIR-final, etc. — March

14. Final Actions by the Planning Commission and the Town Council related to certifying the
project programmatic EIR and approving the Housing Element, Safety Element, etc.,
dependent on receiving “ready to certify” letter from HCD.



Fairfax Housing Opportunity Sites Attachment C
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Source: Marin County GIS 2022

Sites with Alternative 3 Sites

Town of Fairfax Housing & Safety Element
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