DESIGN REVIEW COMMISSION (DRC) STAFF REPORT il iz, VAT

THE CITY OF
WORKSHOP NOVATO
DATE: December 4, 2013 CALIFORNIA
922 Machin Ave
STAFF: Elizabeth Dunn, AICP, Planning Manager Novato, CA 94945
(415) 493-4711; edunn@novato.org (415) 899-8900

FAX (415) 899-8213
. www.novato.org
Carla Violet, Planner

(510) 251-8210; cviolet@up-partners.com

SUBJECT: MULTI-FAMILY RESIDENTIAL PROJECT AT THE
NORTHWEST CORNER OF MAIN GATE AND “C” STREETS
P2013-040; DESIGN REVIEW
APN 157-980-05; MAIN GATE AND “C” STREETS

REQUESTED ACTION

Conduct a public workshop to review the revised conceptual site design proposed for a new
multi-family residential townhome project at the northwest corner of Main Gate and “C” Streets.

SITE DESCRIPTION

The project site is a 2.7-acre parcel (117,617 square feet) on the northwest corner of Main Gate
and “C” Streets. The project site has frontage along Main Gate Street on the south and frontage
along “C” Street on the east. Immediately adjacent on the north is vacant Novato Unified School
District property and immediately adjacent on the west is Lanham Village residential. Adjacent
to the project site on the east side of “C” Street is North Bay Children’s Center, Novato Charter
School, and two vacant lots owned by Novato Unified School District.

The project site is currently vacant. The previous use on the project site was a gas station, and the
site includes a vacant building and canopy area associated with the old gas station. There is
currently fencing around the project site.

An aerial photo showing the existing site configuration is included as Attachment 3 for reference
by the Design Review Commission.

PROJECT DESCRIPTION

Site Design

At the October 2" Design Review Commission Workshop, the Commission reviewed a
conceptual site plan that contemplates a multi-family residential townhome project with an
internal street network with park space in the interior. During the Workshop, the public and
Design Review Commissioners provided feedback about the site plan. The primary concerns of
community members pertained to height, traffic, noise, drainage impacts, and leftover toxic
substances at the site (Attachment 2 Design Review Commission Meeting Minutes, October 2,
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2013). Residents felt that three stories was too high for the buildings and would not fit with the
surrounding neighborhood character. Similarly, as a result of the height, there was concern that
noise from the freeway would project off of the proposed townhomes into the residential area to
the west (Lanham Village). Comments from the Commission pertained to hardscape
requirements, a need for more park space, breaking up building height at Main Gate and “C”
Streets, and creating a ring road to increase park space. Lastly, the Fire Marshall commented that
the street and alley network needed to be adjusted for fire truck access. The comments related to
the conceptual design of the conceptual design site plan are discussed below. Other comments
will be addressed at subsequent meetings.

Several modifications were made to the conceptual site plan to address the feedback from the
October 2™ Workshop (Attachment 1 Conceptual Plans Package). Major changes include
reducing the total number of units from 35 to 31, reducing the number of buildings from 10 to 9,
adjusting street and alley network for fire truck access, increasing park space, reducing building
height at Main Gate and “C” Street, and modifying the mix of units and parking based on the
target market. Key features of the site design are noted below:

» A total number of 31 residential townhomes (reduced by 3 units from previously
reviewed plans) would consist of 16 two-bedroom and 15 three-bedroom units, ranging in
size from 1,167 square feet to 1,624 square feet, located within nine buildings.

» The height of the building at Main Gate and “C” Streets, which includes 5 units, has been
reduced from three stories to two stories to vary the height of the project and better
emulate the existing neighborhood character.

» The impervious surfaces have been reduced and more park space is provided.

> A parklet (1,650 square feet) has been added in front of the three-unit building located in
the northwest corner of the property. Hamilton Square, which is designed as a central
common open space, has also been enlarged from 4,380 square feet to 6,000 square feet.
Buildings in the interior of the site would be clustered around the common park space
and parklet facing onto both green spaces. Buildings along Main Gate and “C” Streets
would have their frontages along Main Gate and “C” Streets.

» Site access would be on Main Gate and “C” Streets. Site access would lead to an internal
street network that would provide pedestrian and vehicular circulation within the project
site. Sidewalks and parking would be provided along the internal street network.

» Each unit would be provided with two tuck under garage parking spaces that would be
accessed at the rear of each unit. A series of alleys at the rear of the buildings would
provide garage access to parking spaces.

» On-Street parking would be provided on “C” Street, but it was removed from Main Gate
Road.

» Landscaping would be provided along the internal street network, the perimeter of the
site, and along Main Gate and “C” Streets.

» The mail pavilion has been relocated to the Main Gate entrance to provide a distinctive
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gateway and possible location for public art.

> An art element would also potentially be located in the park space area or on the corner
of Main Gate and “C” Streets.

> Alleys and streets would accommodate fire truck turning movements and fire truck
access.

Architecture

The applicant has not yet provided revised building elevations that show the two-story building
design. This will be the subject of a subsequent Design Review Commission meeting. Staff is
also discussing with the applicant whether a mix of two- and three-story buildings is appropriate
for the site based on the Hamilton Army Airfield Reuse Plan.

BACKGROUND

Property Owner: Hamilton Square, LLC
Assessor's Parcel No. 157-980-05

Project Area: 2.7 acres

General Plan Designation: ~ Neighborhood Commercial (CN)

Existing Zoning: Planned District (PD)

Existing Use: Vacant, previous gas station

Adjacent Zoning/Uses: North — Planned District (PD): Novato Unified School District,
Vacant

South — Planned District (PD): Meadow Park Residential

East — Planned District (PD): Novato Unified School District,
Charter School/child Center

West — Planned District (PD): Lanham Village residential

HISTORY OF ENTITLEMENTS AT THIS SITE:

August 14, 2007: Mitigated Negative Declaration, Precise Development
Plan, and Design Review approved for office
condominium project

ENVIRONMENTAL ASSESSMENT

An environmental assessment is not required to conduct a public workshop. However, an
environmental determination will be required for the Design Review Commission to take action
on the request to develop a new multi-family residential townhome project. Staff will provide an
environmental determination when the project returns to the Design Review Commission for
formal action.
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STAFE ANALYSIS

Since the Design Review Commission has last reviewed the project plans, the project applicant
has made a number of revisions, as highlighted above, to address comments raised by both the
public and the Commission. The Design Review Commission is asked to conduct a workshop to
obtain public comment and provide feedback to representatives of Hamilton Square, LLC and
staff with respect to the revised conceptual site design for the request to develop a new multi-
family residential townhome project. The workshop is an opportunity to have an informal
discussion regarding the project's conceptual design. As such, the Design Review Commission
will not be making a decision to approve or deny the proposed project.

To assist the Design Review Commission with its review of the proposed project, staff has listed
the framework of findings, policies, and development standards that apply to the project. These
items are provided to help guide the Design Review Commission and public's review of the
project. Staff will prepare a detailed analysis regarding whether the proposal by Hamilton
Square, LLC meets the noted findings, policies and development standards when the project
returns to the Design Review Commission for a formal decision.

Design Review Findings

To approve the proposed new multi-family residential townhome project, the Design Review
Commission will need to make three design review findings. These findings are:

Design Review Finding No. 1: The design, layout, size, architectural features and
general appearance of the proposed project is consistent with the general plan, and
any applicable specific plan and with the development standards, design
guidelines and all applicable provisions of this code, including this title and any
approved master plan and precise development plan.

Design Review Finding No. 2: The proposed project would maintain and enhance
the community's character, provide for harmonious and orderly development, and
create a desirable environment for the occupants, neighbors, and visiting public.

Design Review Finding No. 3: The proposed development would not be
detrimental to the public health, safety, or welfare; is not materially injurious to
the properties or improvements in the vicinity; does not interfere with the use and
enjoyment of neighboring existing or future developments and does not create
potential traffic, pedestrian or bicycle hazards.

1996 Novato General Plan

Hamilton Square, LLC is proposing to develop a new multi-family residential townhome project.
The project site has a current land use designation of Neighborhood Commercial (CN) in the
Novato General Plan. In order to proceed with the project as proposed, the applicant will have to
apply for a General Plan Amendment.

The General Plan land use designation that would accommodate the project would be Medium
Density Multiple Family Residential (R10). The R10 land use permits a variety of residential
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uses, including multiple-family dwellings, two-family dwellings, detached or attached single-
family dwellings, recreation, home occupations, community facilities, and other similar uses.
The R10 land use designation has an allowable density range of 10.1 to 20.0 dwelling units per
acre. As currently proposed, the project is approximately 13 dwelling units per acre.

In addition to specifying acceptable types of land uses and maximum development intensities,
the Novato General Plan provides a framework of policies addressing such matters as land use,
transportation and circulation, and community character. These policies are intended to
coordinate Novato's physical development over a 20-year period. As the conceptual site plan
and architectural design progresses into more detailed plans, the Design Review Commission
should consider applicable design policies of the Community Identity Chapter of the General
Plan when reviewing this proposal. Relevant Community Identity policies are:

Community Identity Policy 1 Compatibility of Development with Surroundings.
Ensure that new development is sensitive to the surrounding architecture,
topography, landscaping, and to the character, scale, and ambiance of the
surrounding neighborhood. Recognize that neighborhoods include community
facilities needed by Novato residents as well as homes, and integrate facilities into
neighborhoods.

Community Identity Chapter Policy 7 Landscaping. Encourage attractive native
and drought-tolerant, low-maintenance landscaping responsive to fire hazards.

Community Identity Chapter Policy 12 Parking Standards. Reduce the visibility
of parking facilities and the amount of land necessary for them to the maximum
extent feasible.

Community Identity Chapter Policy 15 Pedestrian Paths. Provide for maximum
feasible pedestrian circulation.

Community Identity Chapter Policy 32 Public Art. Promote public art that
enhances the cultural life of the community.

Hamilton Army Airfield Reuse Plan

The project site has a current land use designation of Neighborhood Commercial (CN) in the
Hamilton Army Airfield Reuse Plan (Reuse Plan), which is consistent with the General Plan land
use designation. In order to proceed with the project as proposed, the applicant will have to apply
for a Reuse Plan Amendment. Furthermore, the Reuse Plan Medium Density Multiple Family
Residential land use designation limits building height to two stories. This would require the
applicant to apply for an Amendment to the Reuse Plan to allow for up to three stories for the
project to proceed as proposed. This provision is being discussed with the project applicant.

The Reuse Plan includes “Design Guidelines” for development within the planning area.
Applicable Goals and Policies for this site are included in Section 8.1.5 and 8.2 of the Reuse Plan
(Attachment 4). The policies contain guidelines for aesthetic quality, landscaping, streetscapes,
site planning, parking, lighting, walls and fencing. As the conceptual site plan progresses into
more detailed plans, the Design Review Commission should consider applicable design
guidelines when reviewing this proposal.
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The Design Guidelines in the Reuse Plan includes a note to the reader that the Hamilton Field
Master Plan and Design Guidelines contain guidelines for the Master Plan area, within which the
project site is located. The note refers the reader to the Hamilton Field Design Guidelines
(Attachment 5) for additional information; therefore the design guidelines for Hamilton Field
should be considered for design consistency.

Staff and the project applicant would like the Design Review Commission to comment on the
conceptual site plan including the buildings location/placement, setbacks, and location of open
space.

Novato Zoning Ordinance
The project site has a current zoning designation of Planned District (PD). The proposed project
will require its own Precise Development Plan, which will establish the development standards

for the project.

Chapter 19.30.040 of the Zoning Ordinance specifies the number of parking spaces required for
the project. The proposed project meets this standard as shown in Table 1 below:

Table 1: Required Parking Spaces for Multi-Family Dwellings,
Condominiums and Other Attached Dwellings

STANDARD REQUIRED HAMILTON, LLC PROPOSAL
Residential Parking:* Residential Parking: Onsite:
2-bedroom unit: 2 spaces/unit 16 2-bedroom units = 32 spaces | 62 spaces (covered, in garages)
3-bedroom unit: 2.2 spaces/unit 15 3-bedrooms = 33 spaces 21 spaces (along internal “new
streets”)
Guest Parking: Guest Parking:
1 space/3 units 31 units = 10 guest spaces

*At least one space per unit shall be
covered in either a garage or carport

Total Required:75 spaces Total Provided: 89 Spaces
*31 of the spaces required to be | *62 of the spaces are covered spaces
COMPARISON covered *Additional 6 spaces provided along C
Street.

Section 19.30 of the Zoning Ordinance specifies standards for location of parking areas and
access to parking areas/spaces. Section 19.28 of the Zoning Ordinance specifies standards for
landscaping and Section 19.21 of specifies standards for the art program.

Section 19.34.124 of the Zoning Ordinance specifies standards for open space in multi-family
residential projects. While the project site will remain PD, the density of the project falls within
the R10 designation. The required open space for multi-family projects within an R10 district is a
minimum of 300 to 500 square feet of open space area per unit, depending upon the which R10
designation is used as the template for the development standards for this proposal. The R10
zoning designation requires at least half of the open space to be available to and private for the
occupants of each dwelling unit, while the remainder may be combined in common areas
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available to other residents of the project. The project includes open space in the center park
area, northwest corner parklet, mail pavilion, front yard areas, and balconies. As proposed, the
project will satisfy the minimum of 300 square feet of open space area per unit requirement
where at least half is available to and private for the occupants of each dwelling unit.

As the plans are still conceptual, they do not currently indicate areas for trash enclosures, but will
be included as more detailed plans are developed. Section 19.30.070 specifies parking area
landscaping standards. The project includes on-site parking along the new “internal streets” and
these streets would include landscaping, with trees, and sidewalks to accommodate pedestrian
circulation.

While the project is still in the conceptual phase, staff and the project applicant would like the
Design Review Commission to comment on revised site access, the internal circulation, potential
landscaping schemes, and potential public art locations as discussed in the project description
above.

RECOMMENDATION

Conduct the public workshop and provide comments to project applicant and staff regarding
Hamilton Square, LLC’s proposed conceptual site design.

FURTHER ACTION

The proposal by Hamilton Square, LLC to develop new multi-family residential townhomes will
return with an architectural design to the Design Review Commission for a public hearing. At
this hearing, the Design Review Commission may consider taking a formal action on the project.
Subsequently, Hamilton Square, LLC will present to the Planning Commission the conceptual
site plans and architectural design at a public hearing. At this hearing, the Planning Commission
may consider taking a formal action on the project. After receiving approval for the conceptual
site plan and architectural design from the Planning Commission, Hamilton Square, LLC will
present the project to City Council for approval.

ATTACHMENTS

Conceptual Plans Package

Design Review Commission Meeting Minutes, October 2, 2013
Aerial Photo of Project Site and Vicinity

Hamilton Army Airfield Reuse Plan, Section 8, Design Guidelines
Hamilton Design Guidelines

AR
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Unit Types Summary

No. of No. of Sq. No.
Unit Type Bedrooms Stories Footage of Units
Plan A 3 1,584 5
Plan B 2 1,167 16
Plan C 3 1,624 10
Totals 31

Type No. of Spaces
On-Site

Off-street Enclosed 62

Off-street Open -

On-Street New Streets 21
Sub-Total 83 (2.7 per Unit)
Off-site

On-street C Street 6
Sub-Total 6
Total 89

Park Spaces

Name Sqg. Footage
Hamilton Square 6,000

Parklet 1,650

Totals 71,650
OPTICOS

© 2013 Opticos Design, Inc.
Berkeley, California
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Design Review Commission Meeting

Location: Novato City Hall, 901 Sherman Avenue

THE CITY OF October 2, 2013
N O V A T O MINUTES
CALIFORNIA

Present: Patrick MacLeamy, Chair

75 Rowland Way, #200

Novato, CA 94945-3232 Michael Barber, Vice Chair

415/899-8900 Joseph Farrell
FAX 415/899-8213 Beth Radovanovich
www.cityofnovato.org
M Absent: Tom Telfer
ayor
Pat Eklund . .
Mayor Pro Tem Staff: Elizabeth Dunn, Planning Manager
Eric Lucan Alan Lazure, Principal Planner
Councilmembers Louise Patterson, Planner 11
Denise Athas
Madeline Kellner
Jeanne MacLeamy
City Manager CALL TO ORDER/ROLL CALL:

Michael S. Frank

The meeting was called to order.

APPROVAL OF FINAL AGENDA:

The final agenda was approved.

PUBLIC COMMENT: None

CONSENT CALENDAR:

1. APPROVAL OF MINUTES OF AUGUST 7, 2013 (PM,MB,JF,TT)
The August 7, 2013 meeting minutes were continued.

2. APPROVAL OF MINUTES OF SEPTEMBER 4, 2013
(PM,MB,BR,TT)

The September 4, 2013 minutes were approved.

PUBLIC HEARINGS: None
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CONTINUED ITEMS:

3. PUBLIC ART AT UMPQUA BANK (ED)
P2013-027; DESIGN REVIEW
APN 153-061-30; 999 GRANT AVENUE

Conduct a Design Review hearing on proposed art for one store front glass panel along
Redwood Boulevard.

Staff gave an update on the proposal to install art at 999 Grant. Umpqua Bank wants to pay the
full in-lieu fee, and provide art along three panels along Redwood Boulevard. Additionally,
they’d like to screen their internal, back of house, operations.

Liz Newhouse, and Tomami Marzan of Umpqua Bank provided additional technical information
to the Design Review Commission. This would be a silver tone appliqué, and there is no space
between the art and the glass panel. This is a permanent feature. The metal panels will be
insulated, with lighting above the ATM and night depository, not from behind.

COMMENTS FROM THE DESIGN REVIEW COMMISSION
This is an improvement over what was originally proposed. It represents the City of Novato.
M/S Farrell/MacLeamy (passed 4-0-1) to approve the proposed art at Umpqua Bank.

NEW ITEMS:

4. SHELL GAS STATION REMODEL (LP)
P2013-019; DESIGN REVIEW/USE PERMIT
APN 152-102-04; 1390 S. NOVATO BLVD.

Conduct a public hearing to consider the site plan, building architecture, colors and
materials and landscape plan for a remodeled Shell gas station, convenience store and car
wash. It has been determined that the project is exempt from CEQA pursuant to Section
15302, Replacement or Reconstruction.

Applicant attendees — Muthana Ibrahim, Architect

Planner Patterson gave a staff presentation stating that the project was reviewed at a design
review workshop on August 7, 2013 and is returning for DRC review and approval.

Applicants presented the project site plan, landscape plan, lighting plan, building architecture
and colors and materials.

There were no public comments.

The DRC liked the following elements of the project:
= Site plan and circulation
= Lighting plan
= Landscape plan
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= Mansard roof
= Colors and materials with the exception of the orange gradient ACH panel which was
thought to be in conflict with the red of the Shell Logo color

The DRC continued the project with the following direction:

e Pedestrian access from the fuel pumps to the convenience store needs to be clear,
transaction door needs to be located so as not to block pedestrian access

e Tower elements should be eliminated

e The “LOOP” area needs to eliminate the illumination of the white internally illuminated
facade, remove the LED mounted screen and stainless steel metal frame

e The color on the orange gradient ACH panels should be minimized or eliminated

e Prepare a colored elevation drawing of the building

PROJECT DESIGN WORKSHOP:

S. HAMILTON SQUARE, LLC (ED)
P2013-040; DESIGN REVIEW
APN 157-980-05; MAIN GATE AND “C” STREETS

Conduct a Design Review Workshop to discuss the site plan for a proposal to use the former
gas station at Main Gate and “C” Streets for residential use.

Melinda Hue, contract planner, gave a presentation on the proposal.

COMMENTS FROM THE PUBLIC

Kim Stafford has concerns about the additional homes, and the traffic this use brings. The site is
adjacent to Hamilton School which already has a lot of traffic. Additionally, there is a concern
that noise will bounce off these townhomes and project into Lanham Village, the property to the
west of Main Gate and “C” Streets. There are concerns about what drainage impacts this
proposal might create to residents at Lanham Village, as well as the remediation of toxic
substances that remain at the Main Gate site.

Another resident indicated that three stories is too tall and doesn’t fit with the neighborhood
character. Main Gate is a very pedestrian street, and there’s no parking now along Main Gate. A
third resident agreed about the proposed buildings being too tall, as well as concerns about toxic
substances at the site.

PRESENTATION BY JOHN MIKI, ARCHITECT FOR THOMPSON DEVELOPMENT, INC,
THE PROJECT SPONSOR

The height of the buildings at the eave is 30 feet; to the ridge is 36 feet. The project has been
designed with a fire access break, and is proposing right in, right out along Main Gate.

COMMENTS FROM THE DESIGN REVIEW COMMISSION

Check about the amount of hardscape and if this will be allowed with the new NPDES
regulations. The park is very small. Break up the two and three story buildings, especially at
Main Gate and “C”. It doesn’t look like there’s a lot of room between buildings at this location.
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Commissioner MacLeamy likes the garages in the rear. Suggests that a ring road be the basis for
the site plan, and the buildings can look onto a larger green area. The architecture of the rear of
the buildings would have to be significant as the rear of the buildings would be visible from
Main Gate and “C” Streets. The elevations and edges are critical.

GENERAL BUSINESS:

6. CITY COUNCIL/EXECUTIVE STAFF COMMITTEE RECOMMENDATIONS:
BOARDS, COMMISSIONS AND COMMITTEES (BCC’S) (AL)

Planner Lazure outlined the item before the Commission; that Council has requested that each
BCC review recommendations, developed by a City Council subcommittee, designed to help
improve the effectiveness of the BCCs. The Design Review Commission members had the
following comments related to the subcommittee’s three issue areas:

Recruitment, Assessment, Appointment and Retention of Members
e Ensure that new candidates for the Commission have the proper qualifications for the job,

i.e. educated as an architect, landscape architect, etc.

Training/Orientation of Appointees
e Make sure that projects to be brought before the Commission are “ready” for review. A

project proposal should be well thought out from the general to the specific. The site plan
should be the first item of discussion.

e Provide a refresher training course by using the “Function of the DRC/Reviewing
Projects” video that was made by staff and commissioner MacLeamy, and/or other
similar media.

e What do other cities do for the training of their commissioners?

Fostering Interaction between Council and BBC Members
e Have an annual assessment of approved projects to see what was accomplished or learned

from those project reviews.

e Have members of the City Council and Planning Commission occasionally attend a DRC
meeting to see what the process entails and to provide continuity and the sharing of an
understanding of the Commissions “real time” function.

e Provide a DRC member liaison on a rotating basis to attend a Planning Commission or
Council where items need a higher level of review or in the case of an appeal to explain
the DRC’s basis or rationale for the determination they made on an application. The
liaison would represent all views expressed by the Commission in their final
determination of the matter.

ADJOURNMENT: Adjourned by the Chair at 10:15 p.m.
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Attachment 2: Aerial Photo of Project Site and Vicinity
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82 GOALS AND POLICIES
82.1 GOALS AND POLICIES RELEVANT TO MULTIPLE PLANNING AREAS

Issue: 'The need for a cohesive design plan to ensure that the aesthetic quality
of Hamilton is retained.

8.2.1.1 Goal: Beauty and order throughout Hamilton.

TN 32320 _ 8-6 Section 8 < Design Guidelines



Hamilton Reuse Plan - Revised

Policies:

82111

8.2.1.1.2

8.2.1.2 Goal:
Policies:

8.2.1.2.1

8.2.1.2.2

8.2.1.3 Goatl:

Polictes:

8.2.1.3.1

Develop a Design Plan for the Reuse Plan area. This Plan
should address:

° Site planning and design,

. Architectural design guidelines,

° Landscape programs,

. Streetscape programs, and

° Design guidelines appropriate for each City district.

Ensure that on the Mainside portion of Hamilton, the Spanish
Eclectic architecture shall be retained (with the possible
exception of the Capehart Housing area).

A cohesively designed landscape plan for the Reuse Plan area.

Review landscape plans for new development to ensure that
landscaping relates well to the scale of structures and land
use(s) it serves. To this end:

° Require new development to incorporate street tree
planting mature enough to shade and beautify the area.

. Require new development processed as a Planned Unit
Development to ensure permanent maintenance of
landscaped areas through maintenance agreements,
“Conditions, Covenants and Restrictions,” or similar
contracts gnaranteeing perennial maintenance.

Require landscaping to screem, buffer and unify new and
existing development.

. Require landscaping to provide visual continuity along
a street, even where the buildings are in different zones
or land use classifications.

. When conflicting land uses adjoin, require a dense
landscape screen to mitigate the friction between land
uses.

Interesting and attractive streetscapes throughout the Reuse
Plan area.

Develop a street tree planting and replacement program.
Require street trees in new developments.

TN 32320
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Harnilton Reuse Plan - Revised

82132

8.2.1.3.3

8.2.1.34

8.2.1.3.5

8.2.1.3.6°

82.1.3.7

8.2.14 Goal:

Policies:

82.14.1

8.2.1.4.2

8.2.1.5 Goal

Policies:

82.15.1

Maintain and promote a rhythmic and ceremonial streetscape
along Paim Drive and South Oakwood Drive. Encourage the
same along Main Gate Road and other primary roadways
through Hamilton.

Preserve, when consistent with public safety, mature tree stands
along Hamilton’s streets.

Encourage a variation of building and parking setbacks along
the. streetscape to create visual interest, avoid monotony and
enhance the identify of individual areas.

Require that all sides of a building visible from the street, or a
different, adjacent land use, display fully finished architectural
detail, including finished doors, windows and exterior surfaces
identical to, or which complement, the front of the building.

Require landscaping treatment on any part of a building site
which is visible from the street or a different, adjacent land use.

Consider contrasting paving for pedestrian crosswalks in order
to increase pedestrian safety while adding visnal interest to the
streetscape.

Preservation of all Hamilton neighborhoods as attractive
residential environments.

Entourage and support neighborhood property owmner
associations which work to improve their communities.

Enhance neighborhood identity with landscaped, fenced or
walled boundaries and distinctive neighborhood entrance
treatments.

Non-residential properties which enhance the image of
Hamilton. ‘

Review site plans for commercial and non-residential projects.
To this end:

. Discourage rectangular buildings parallel to street
frontage, including:

- Require the on-site building layout to be
staggered, increasing visual interest and
identity.

TN 32320
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Hamilton Reuse Plan - Revised

8.2.1.5.2

8.2.1.53

82154

8.2.155

82156

8.2.1.5.7

- Require structural positioning which provides
visibility for the whole site, promoting visual
interest and security.

- Adjust setback distances according to the
height of the structure(s) on the site.

Require mature landscaping be used to define and emphasize
entrances; including those areas lying between a building and its
parking lot.

Regquire on-site outdoor storage areas to be fully screened from
view with a combination of walls and landscaping.

Encburage non-residential architecture which establishes
identity, captures interest and is appropriately scaled to its
environs. To this end:

. Encourage a strong geometry of buildings to increase
visual interest.
e Ensure the architectural scale relates to the mass of the

building(s} to the proposed use.

. Encourage architecture which disaggrepgates massive
buildings into smaller parts, responsive to human scale.

. Encourage variations in roofline and parapet
treatments to add design interest.

. Encourage the incorporation of varied planes and
textures.

® Encourage “shadow play” through the use of deeply
recessed or projected building features, including: pop-
out window masses, built-up relief details, comnices,
windows, trim and entrances.

. Encourage the wuse of natural, rather than
manufactured building finishes and materials.

~ Require appropriate and attractive roof treatments, and require

concealment of all roof-top mechanical equipment.

~ Enhance the identity and attractiveness of commercial centers.

Encourage commercial development to incorporate theme
clements in the Spanish Eclectic tradition to promote
Hamilton’s historical significance and public use of the center.
Theme elements can include:

N 32320
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82158

8.2.1.59

8.215.10

821511

8.2.1.6 Goal:

o Outdoor cafes,

. Patios and plazas,

» Kiosks,

. Flag courts,

° Fountains,

. Gardens,

* Outdoor markets,

. Trellises and arbors,
. ‘Colonnades and arcades,
. Bell towers,

e Theme towers,

e Galleries,

e Clerestories, and

° Clock standards.

Encourage commercial projects to include internal features
which are designed to draw pedestrians from building to
building, or patio to courtyard.

Encourage the use of commercial site landscaping techniques
which increase the pedestrian’s pleasure in the immediate
environment. To this end:

. Vary the texture of paving at all project entries, at
pedestrian crossings, or at gathering areas in order to
provide accent and break the monotony of concrete
walkways.

. Shade all waiting areas from the sun, including bus
stops and turn-outs:

Encourage bus shelters and bicycle racks to be incorporated in
all commercial projects, as appropriate.

Ensure that all new and remodeled public buildings, service
areas, storage facilities, and gathering places meet the design
standards required of private development. To this end:

° Ensure that all new and remodeled public buildings are
aesthetically attractive.

. Screen city service, maintenance and storage areas from
public view with fencing and landscaping to improve the
streetscapes in which they are located.

Preservation and enhancement of those structures and/or
landmarks which are representative of historic Hamilton.

JN-32320
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Policies:

8.2.1.6.1 Encourage the adaptive reuse of historic structures, preserving
the harmony and integrity of the structures and their
neighborhoods. To this end:

-]

Renovate building facades to retain, as closely as
possible, their historic character.

Protect and enhance design features associated with
historic Hamilton including street trees, gardens,
mature trees on existing lots, and street furniture.

Renovate historic structures with materials and designs
compatible with Hamilton’s architectural heritage.

Incorporate historically and architecturally significant
buildings into new projects, encouraging developers to
renovate or restore those bwldings which are
considered candidates for nomination to the National
Register of Historic Places.

8.2.1.6.2 When preservation of a significant site is not practical, ensure
that the adverse impacts of the proposed project are mitigated
in accordance with NEPA and CEQA, as well as with other City
policies and procedures, including the following (or as required
by the City):

A site investigation under the supervision of a person
qualified in his/her respective field, approved by the
City, and certified by the County. Whenever possible,
students and other residents, as well as organizations,
should be encouraged to assist in the investigation.

A report describing the site, its significance, and
recovered data, and the recovered data, photographs
and notes, should be deposited in an institution where
they are available to the public, and the academic and
scientific community. Provision should be made for the
return of these materials at such time as the
appropriate facilities for their public display, study, or
use are available.

In the case of archeological data recovery excavations,
the cost should be the responsibility of the project
applicant.

Issue: TFrequently the first impression of any development is from the parking
lot. Thus, it is extremely important to locate, configure and landscape
parking areas to project the desired image.

IN 32320
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8.2.1.7 Goal: Parking facilities with design amenities.

Policies:

82171

8.21.72

8.2.1.73

8.2.1.74

82.1.75

8.2.1.7.6

8.21.7.7

8.21.78

8.21.79

Encourage off-street parking as the predominant method of
parking.

Parking requirements.should be adequate to meet the needs of
specific uses, but they should be minimized to reduce the size
of the paved parking area. Small parking lots are usually
preferable to large lots.

Locate parking on the site to de-emphasize the visual impact.
Preferable locations of parking lots is to the rear and side of
parcels, except for retail situations, where it is recognized that
visibility of available parking is desirable. Avoid parking
directly against buildings to allow adequate space for walks and
landscape screening.

Separate parking from the street with low berms and a low solid
barrier such as a hedge or wall, to soften the visual effect of car
grillwork and paving. Consider perimeter planting of trees and
shrubs to screen and control the adverse visual impact of
parking lots.

Parking and driveway areas should be landscaped with trees
and shrubs. Landscaped beds protected by curbs should be
provided at the end of each row of parking. Trees should be
used in islands to relieve visual monotony, to provide shade,
and to reduce glare.

Encourage the continuous connection of planters, rather than
isolated tree wells, in the design of new parking areas.

Encourage parking lot design which breaks up parking areas
with landscaped belts.

Encourage the inclusion of pedestrian amenities in parking
areas including:

. Pedestrian walkways clearly marked with striping or
textured paving.

. Bus waiting areas, benches, public telephones and other
features for the convenience and safety of parking area
visitors.

Provide separate access for service trucks.

JN 32320
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£ 8.2.1.7.10 "All garbage can and dumpster container areas shall be screened
on at least three sides with an opaque fence or wall of sufficient
height to block views of the containers. In addition to the
enclosure screening, plant material and earth berms shall be
used for general screening of the trash collection areas from
view of main roads, sidewalks, and building entrances. Garbage
P can and dumpster container areas should be directly accessible
by paved parking lot or service roads.

Issue: Site furnishings are elements found in the exterior environment of
HAAF. These elements include benches, trash receptacles, planters,
tree grates, paving, flagpoles, lighting, drinking fountains, and picnic

tables. The appearance of HAAF can be enriched through the

* development of a family of elements that are related to each other by

compatibility of material, color, form and design detail.

! 8.2.1.8 Goal: Attractive street furniture, appropriate to each area of
Hamilton.

Policies:

8.2.1.81 On the Mainside of HAAF, site furnishings should support the
Spanish-motif theme.

8.2.18.2 Locate seating in response to the user’s need for resting,
waiting, socializing, or lunchtime activities. Benches should be
placed adjacent to walkways, entryways, ramps, and stair areas,
and at bus stops. Locate benches where they will receive
sunlight.

8.2.1.8.3 Drinking fountains shall be provided along walkways and hard-
surfaced paved areas, eating areas, and outside recreation
areas.  Drinking fountains shail be provided for the
handicapped.

8.2.1.8.4 Locate telephone booths in highly visible locations for
convenience and security from vandalism. Place all service line
: wiring underground. Provide lighting for nighttime use.

8.2.1.85 Trash receptacles shall be highly visible and immediately
available for effective litter control. Locate receptacles
conveniently and strategically along sidewalks, near major
walkway intersections, building entrances, benches, vending
machine areas, and recreation and picnic areas.

.8.2.1.8.6 Use bollards to control traffic and to separéte vehicular traffic
from pedestrian traffic.

t 8.2.1.8.7 Memornal and commemorative plaques may be designed as an
integral part of a building or Jandscape feature. They should be
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compatible with the architectural character of their settings in
terms of their scale, materials and details.

821838 Provide planters and tree grates where landscaped areas are not
available. They shall be located in plazas, patios, building
entrances, and other areas where in-place landscaping areas are
not available.

8.2.1.8.9 Locate kiosks in areas of high pedestrian use and visitor traffic
areas.

8.2.1.8.10 Use bicycle racks where warranted by demand. They should be
located near building entrances where they are open to visual
surveillance, but do not impede traffic flow. Locate bicycle
racks at major destination points for commuter and
recreational bicyctists: at office buildings, the gymnasium, the
theater, and other commercial areas.

8.2.1.8.11 Provide trash receptacles in convenient locations.

Issue: Exterior lighting performs a number of functions related to nighttime
safety, security, pathfinding, and illumination of landmarks or special
features. It should be designed as a coordinated system that is
functional, attractive, efficient and easy to maintain.

At HAAF, there is a wide variety of lighting types and designs, resulting
in inconsistency in the lighting fixtures or spacing. Many roadway
fixtures are located on buildings; therefore, many streets are poorly lit
or not lit at all. The general effect is of a roadway lighting system that
contributes to visual clutter while performing inadequately in some
areas. ‘

8.2.1.9 Goal: Aesthetically pleasing, functionally adequate outdoor lighting,

Policies:

8.2.1.9.1 Develop a standardized lighting system along HAAF’s primary
roadways.

82192 Require uniformity in street lighting standards within each
neighborhood, commercial area and public space. Lighting
desigx_ls that complement the setting, age, character, building,
and landscape should be used.

8.2.19.3 Minimize outdoor lighting intrusion into residential
neighborhoods.

8.2.1.94 Lights should not blink, flash or change intensity.

N 32320
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82195 Encourage energy efficient outdoor lighﬁng in new
development and, when feasible, as a replacement for existing,
high energy outdoor lighting.

8.2.1.9.6 Provide adequate lighting for safety and security.

8.2.1.9.7 Architectural landmarks, entry areas, monuments, and similar

Issue:

features shall be lighted with low-level spotlights, floodlights or
wall lights. The light source should not be visibie.

One method to improve HAAF visual environment is to provide
screening of unsightly views (i.e., parking lots, storage areas, trash
dumpsters, electrical substations, mechanical equipment, etc.).
Screening for housing privacy is also an issue. Existing fences used for
screening are not standardized in appearance.

8.2.1.16 Geal: Attractive and functional walls and fences throughout

Policies:

Hamiiton.

8.2.1.101 Encourage walls and fences which protect security without

detracting from the appearance of streets, alleys and other
public ways and spaces.

8.2.1.10.2 Discourage the use of chain link fencing and barbed wire.

When they are necessary, require their screening with vines,
shrubs and other appropriate landscaping.

8.2.1.10.3 Encourage the use of landscaping, vines and other decorative

materials to improve the appearance of walled properties in
residential areas.

82.1.104 Trash enclosures and other walls/fences which are incidental to

the primary use within a Planning Area should be of a
compatible architectural design to the primary buildings and
structures.

8.21.105 Whenever possible, encourage electrical vaults to be placed

Issue:

underground. Where electrical vaults must be above ground,
require these installations to be aesthetically screened.

In general, the existing signing system at HAAF detracts from the
overall image of the base extérior by cluttering and confusing the street
scene. There is little consistency of sign design, style, color, typeface,
location, etc. Signs are not always in harmony with their architectural
or landscape settings. Signs are small and often difficult to read; an

‘example is the base directory sign. There are conditions where

excessive information is being conveyed, resulting in confusion and
potential traffic hazards.

N 3"2320
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82.2

8.2.1.11 Goal: Attractive and appropriate signage throughout Hamilton.

Policies:

8.2.1.11.1

8.2.1.11.2

8.2.1.113

8.2.1.11.4

8.2.1.11.5

8.2.1.11.6

8.2.1.11.7

821118

8.2.1.11.9

Establish a sign program that is coordinated and consistent,
while offering flexibility.

Establish the boundariés of Hamilton by marking major entries
with uniform signs, landscaping and illumination.

‘ Encourage the use of uniformly designed entry monuments to

identify both residential and non-residential areas.

Require and enforce master sign programs to be developed and
maintained in commercial and other non-residential areas.

Minimize the number of signs.

Use standard typography on all signs for effective
communication.

Entry signs shall be integrated with the environment of the
entrance.

Signs attached to buildings shall be composed with existing
architectural features.

Avoid freestanding signs where possible, and consider motorist
and pedestrian safety in sign location.

(0ALS AND POLICIES RELEVANT TG SPECIFIC PLANNING AREAS

Planning Area 1: Rafael Village

Issue: Rafael Village is the most visible Planning Area of HAAF and should
become an aesthetically appealing asset to Novato.

8.2.2.1 Goal:

Policies:

82211

Rafael Village as an attractive neighborhood.

Ensure that all new residential development and renovation is
compatible with .the architectural scale, massing and
landscaping of adjoining neighborhoods. To this end:

. Landscape plans for new residential development shall
complement neighboring lots, buffer adjoining land
uses, and ameliorate variations in size, setbacks or
architectural character of nearby buildings.

JN 32320
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8.221.2

82213

8.2.2.14

82215

8.2.2.1.6

° New development shall relate structural size and buik,
placement of doors and windows, and setbacks, colors
and materials to be compatible with the existing
neighborhood.

. Prohibit scale extremes in development, so that multi-
story buildings are never allowed adjacent to single-
family, low rise residences without adequate setbacks.

Encourage multi-family residential development which
incorporates imnovative design appropriate to its site and
environs. To this end, encourage muiti-family residential site
planning which provides residents with shared open space,
semi-private common areas and recreational facilities.

Ensure that new residential dévelopment does not front along
Ignacio Boulevard (i.e., driveway access).

Ensure that residential development enhances the streetscape
within its neighborhood. To this end:

° Walls protecting residential developmeﬁt shall be
landscaped with vines, and/or with trees and shrubs in
the setback area.

. Encourage curvilinear wall alignments and meandering
sidewalks along the peripheries of residential
development.

. Require new residential development to incorporate
shade trees on new streets.

Ensure that residential development avoids architectural
monotony. To this end:

. Avoid boxy structures.

e Encourage varied wall and roof lines.

° Relate setback distances to the height of the proposed
building in multi-family residential development.

Ensure that residential development is compatible with its

environment. To this end:

o Encourage the incorporation of outdoor features
compatible with Northern California’s climate including
colonnades, patios, automobile courts and the like.

° Encourage architecture consistent with Northern
California traditions, including modern interpretations

JN 32320
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82217

822138

82219

8.22.1.10

of California Bungalow, shingle, Montéfey, California
Ranch, Mission and Spanish Colonial.

. Encourage the use of natural materials, including river
rock, brick, wood timbers, glazed and un_glazed tile.

Use the environmental review process to enmsure that the
environmental and aesthetic qualities of residential projects
meet Novato standards and the policies identified in this
document.

If the mature trees in the Planning Area are determined to be
healthy, the mmaster developer shall consider retaining as much
of the streetscape as possible.

Underground overhead utility lines as required by the City.

At subsequent levels of planning, a detailed design program
shall be established to address: architecture, landscape/
streetscape, street furniture, lighting, and like design
components. The design program shall be compatible with the
adjacent neighborhoods. (It should be noted that this is one of
two Planning Areas in which Spanish Eclectic architecture is
not specifically being recommended.)

Plarning Area 2: Capehart Housing

Issue: The existing structures in Capehart Housing are unattractive, with
carports used for storage, creating a cluttered feeling.

8222 Goal: Capehart'Housing as an attractive neighborhood.

Policies:

8.22.21

82222
82223

82224

At subsequent levels of planning, a detailed architectural
improvement program shall be prepared to address: facade
treatments, carport/garage treatments, street furniture and like
design features. The architectural improvement program
should identify architectural treatments with other design
features which are compatible with the architectural style(s).
The Spanish Eclectic architectural style is not required in this
Planning Area.

If feasible, underground utility lines.
Preserve and maintain the existing mature streetscape.

Preserve and maintain the open space areas.

JN 32320
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Planning Area 4: Commissary Triangle

Refer to issues, goals and policies in Section 8.2.1 which addresses non-
residential uses, Spanish-style architecture, compatibility of land uses, parking,
landscaping, and other related design issues.

Planning Area 5: Exchange Triangle

Refer to issues, goals and policies in Section 3.2.1 which addresses non-
residential uses, Spanish-style architecture, compatibility of land uses, parking,
landscaping, and other related design issues.

Planning Area 6: Town Center

Issue: ‘The Town Center is the primary focal point at Hamilton with historic
buildings which are architecturally significant.

8224 Goal: Preservation and enhancement of the Town Center.

Policies:

8.2.24.1 Any new construction shall be a Spanish architectural style
consistent with the existing structures in the area.

8.2.2.4.2 The existing landscaped median shall be extended to create the

one acre park/plaza. The park shall be landscaped with similar
or complimentary landscape materials as the median is at
present. Appropriate street furniture shall be provided (ie.,
sitting areas, fountains, lighting, etc.).

Refer to issues, goals and policies in Section 8.2.1 which addresses non-
residential uses, Spanish-style architecture, compatibility of land uses, parking,
landscaping, and other related design issues.

Planning Area 7: Hospital Hill

Issue: The removal of all the structures on Hospital Hill offers unique design
opportunities. -

8.2.2.5 Geal: An aesthetically appealing development atop Hospital Hill.

Policies:

82251 Preserve and maintain the wooded hillsides to the extent
feasible.

82252 Preserve and enhance the landscaped island in front of the

existing Hospital, if feasible.

IN 32320
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Planning Area 8: Bowling Alley

Refer to issues, goals and policies in Section 8.2.1 which address non-residential
uses, compatibility of land uses, Spanish-style architecture, parking,
landscaping, and other related design issues.

Planning Area 9: Officers’ Club

Refer to issues, goals and policies in Section 8.2.1 which address non-residential
uses, compatibility of land uses; Spanish-style architecture, parking, !_
landscaping, and other related design issues.

Planning Area 10: Ballfields

Refer to issues, goals and policies in Section 8.2.1 which refer to parking,
lighting, and street furniture.

Runway

Conversion of the runway to wetlands will result in a natural open space with
potentially high visual quality. As with most open space areas, appropriate
maintenance will prove critical in retaining high visual quality. Please refer to ‘
the EIS prepared for the runway by the U.S. Army Corps of Engineers.

NHP Master Plan

The approved NHP Master Plan and Design Guidelines contain extensive
design guidelines to maintain and create high visual quality in the NHP Master
Plan area. The reader is referred to these documents for additional
information.
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Residential land uses will have a great impact on the character and quality of
the Hamilton community. The Hamilton Master Plan envisions the creation of a
series of distimet, pedesina;u—- oriented, pubiic transit-oriented neighborhoods, de-
veloped with a sensitivity to the surrounding topography, open space, adjacent
development, TSM plans and historic character of the former military base. The
guidelines described op the following pagés are intended to achieve this goal.

:.S'IT]WMHF LRIT.’E'BM FOR A COMPACT FRIENDLY
NEIGHBOREOOD

Well Defined Entries tud Edges. -

Personal Scals Streelscape
' parrow street width . -
© canopy of street trees

*  minimize dnveway

o provide safs, p]ems'azzf pet;’esmgﬂ enwraﬂmezrf
s provide convenient afiractive public traisit facilities

'The Compact Lot

= ot fypes in varied groupings to create diversity, not chaos '
froot yard sethacks reduced

o reduced visibili !y of parking

e individpal private space with clear territorial edges

o psahle space (backyard/front yord) |

Architecture! Character
Dtilize q mixture of historic architectnral styles, including Traditional

Craffsman, Califarnia Bungalow, and o preponderance of S, pam.s'b
. Coloniz! Bevival Specific design elements fo he encourmged include:

o minimal sethacks io enclose sireet with huildings
»  porches and front stoops provide opportunities for inferaction
with neighhors
s dp-emphasize garages
e historic detril, metals, forms, and colors
- mived groupings of « variely of unif types and related styles
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Components of & Compact, Friendly Neighborhood

s NEL- DERMNED
O

QIET, &H oAT
Leof $TE-EET

' N SiNEeLE
I~ ALY
LTS

L3 VISIRILITY of
o opt Snld

NE!MM#HM;Q r
. ENTAY

{ o [seshort stfegf.s; cul-de-sac corners, and ]aap roads fo aréafe a1 intimate
_ neighborhood scale _
. Limif the number of homes on « sireet fo reduce auio traffic; creats @
guieter, friendly strest '
. Provide vigws of park;sj open space, and community features form the
; streef
'« Infegrate transit stop Into désign of neighborbood

: i
Car Courf enlargement
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SITE PLANNING GUIDELINES

NEIGHBEORHOOD ENTRIES

As the first points of impression, neighborhood entries can help to establish a
clear sense of ideritity and sense of “home” for residents and visitors. Each should
be made np of weil-composed blend of signage, lighting, architectural elements,
and landscaping located at the juncture of the perimeter road and the main neigh-
borhood road. '

ACCENT rreess, — (VEL0AE

Provide at lesst one specially landscaped entry area for each residential
neighberhood, particularly emphasizing the intersection with the most used

 entry street

Direct views from the project entry towards neighborhood amenities such
as a recreation center, park, or open space, to create opportuaities for
visual/social interaction as people éenter and leave the neighborhood. En-
fry roads should not terminate with axial views directly towards garages.
Define an “outdoor room” for each entry with elemients such as special
p_éving, art work, specimen stones, low decorative walls, trees, orcolorful
bedding plants. '

Design the entries to Harmorize with the adjacent streetscape and archi-

‘tectural treatment. Understated moniimentsation stiould be used rather than

a profusion of large signs to identify neighborhoods. o

Highlight neighborhood entries with special landscaping, signing, and
lighting . ‘
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NEIGHBORHOOD EDGES

A well considered relatlonsh_lp to the surroundmgs sheuld be evident at neigh-
borhood edges.

SoUND WALLS AND PRIVACY FENCES

The gosl for Hariilton is to create an inﬁegrated comnumnity, nota series of
walled neighborhoods. To this end, where possible, homes should face or
side onto the corriminity road system.

The top of sound walls shouid not exceedtﬁe minimurn elevation required -

to achieve acoustic goals, with a maximuni height of 5 feet:

Lotig wundifférentiated stretclies of walls or fences should bé dveided. A :

combination of materials, textures, jogs, berms and la:ndscapmg should
be provided to breakup the contmuous plane where long stretches are
uravoidable.

Avoid réaryard wood fences alaeng community mads Utilize simple white:

shicco walls with detailing or accents consistent with the Hamilton
archtiectural hentage :

Earth bermis with pleul!:ﬂrT should be used to reduce wall helght where
feasible. »

When located at the roadwa}f tight-of-way, perimeter. fencing should jog
around utility boxes or other infrastructure elements located im the public

use easement:

OPEN SPACE INTERFACE - : : :
Open space edges should be de51gned to reduce fire hazards ‘and aI.low recre-
ational access to open space.

Establish a 30 foot wide irrigadted fuel break band n the transmon zones

. between residential ne1ghboxhoods and open space. Within this fuel break,
plant fire retardant and low fuel plant materials, and irrigate penodica]ly '

 during the dry season. Clear out annual grasses dead 1eaves, and dEad o

wood annuaily.
Use planit iaterials that v1sua11y Bl
space charagter, Irichude plants with wildlifé food and habitat value.
Avoid fencing at visual; ameniues such as ¢othmon open space and parks,
to avoid blocking aifrastive v1ews 7 :

Fericing betweenpnvaie vards andy epen space gy be sohd or epen, owrers
may also opt ta forego fegcing altogether, depending on personal prefer-
ence and pnvacy geeds. In all cases, the fencing should be de51gued (5]

contain pets and children in the yard; kegp deer out, visually blend with = -

the oper space chatacter, and allow views into open space drsas,

PERSONAL SCALE STREETSCAFE =

Neighborhiood streets prov1de mtemalnelahborhood cm:ulatlon., and efficient,
safe vehicular corridors. They can creatively contribute to the character for each
neighborhood. Historically, streets at Hamﬂton have been tree-shaded, pedestrian-

friendly places.

Design transit stops to be architecturally integrated with neighborhood.
Locate transit stop in a safe, attractive setting. Provide amenities such as

W

MORAENST v
Jpsh JLE

g -wlﬂl a.nd enhance the natural op en;,
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Fropt porches create an inviting
street image )

Shallow setbacks reduce visual

width of street

The planting area between the
curh and sidewalk provides an
areq far strest trees

special planting, benches, shelter and signage which encourage use of

" transit

A perr:ewable histarchy of streets should be demgnﬂd, that logicalty steps down in
i collactors to cul-de-sacs Street widths shipuld rémforee the fieighbor-

hood. adway herarchy, with mHportant streets b hcm,g mder and mingr streets
. bemcnam:twer

Natrow, shaded, pedestrian-friendly streets should be developed. A mimber of

variations-in street, parking, and sidewalk configurations should be used to achisve

this énd, including:
*  Locating parking and sidewalk on one side of the strect only.

-+ Clusterirg guest parking in designated parking areas o rednce need for oo«
O stomet arkmg,thusa]lcrwmgnamwersueeis. -

when laymg out Toads. Views and vistas to feaim'm such 5 hentaz,e irees, open.
space and parks shou.ld be provided.

SIDEWALKS

Sldawa]ks should be pulled away from the cu.rb to allow street trees and

eﬁas}cfanéa.or_aﬁglé& '

_' :“9 altmnauvestostaadmdcmb andcrutterstreetedg

OH-STHEET F'ARKING Lo wd .

On-street parking is appmpnate on local I‘ESldEﬂtlﬂl strects, however, prowdm peark-
ing on-street often conflicts with the goal for narrower streets. As such, drsstgners shonld find
inventive ways to address parking. Several methods include: -

*»  Locating parking on ope side of the sirestonly. .,

-¢  Clustering griestparking

+  Creating plantirig pop-outs at regular intervals to allow sireet trees to be
planted closer to the readway, '
e Iniegrate appropriate transit stops as indicated in TSM prog?m

STREET TREES AND LANDSCAPING

Street trees and landscaping are a large component of the visual image of a neighbor-

* hood.

Streetirees should be focatedto clarify the overall strestscape hierarchy ofaneigh-

borhood, with larger tress selected for larger, more important streets.

ATl streets should be planted with trees to provide shade and to soften the visual
impact of the strest. Use a single street tree species along an individual sireet for
continuity. )

Planting strips betweeti the curb and sidewalk should be a minimum of4 fee.t wide
to allow sufficientroom forultimate tree growth.
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Design influences of historic streets of Hamilton include formal lisies of
palm trees, clusters of large shade frées, rock retuining walls, sculptured.- -
bridge and main gate elements, did Aistoric pedestrian-scale light
standards. : :




Components of a Friendly Street

]

FTERHAL

4
- The Sidewalk - Front Yard " Builfiag Edge -
- » plenfed parkway adjacent the e yisible from the street * front porch or stoop
curh to hutfer from streef . s clear territorinl edge (defines * highlight the front door
* pedesirians close fo front with picket fence, trefiis e de-emphasize the garage
doors ‘ ' hedge, fower beds) e
 ysahle space, oot only for . - Driveways
The Streef show : :  minimize widil F
* g5 narrow 4s possible S '
« sirong tree camogy Landscape Parkway
* safe o cross or ploy o gets planting close 10 the

* slpw lraffic speeds street S
- s gives sense of enclosure .
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HOME SITING AND QUTDOOR USE SPACE

At Hamilton several types of homes are expected, including traditional single
family homes, cluster homes and townhouses, senior housing, and rehabilitated
apartments. Regardless of the lot size or neighborhood density, the homes and
their accompanying yards must be designed to contribute to the overall quality of
life for residents. -

TRADITIONAL HOUSING
For the purposes of these guidelincs, *“raditional housing” refers to the ar-
rangement of a detached single family home on a single lot. '

LoT CONFIGURATION AND HOME SITING

The goal for Hamilton is to create an integrated community, not a series of
walled neighborkicods. To this end, where posmble, homes should face or
side-onto the community road system. :
Vary front and side yaid setbacks. Adg-ust building orientation to street to
av‘oid monotunous stree‘tseaiie Setback"s ofborh front and side yards should

ampie, largﬂr homcs may reqmre deegsr setbacks

Lot sizes and ctinﬁguratlons shcmld be varied to create wsua.l mterest or_

distant views. Create usable, sunny pano spaces Patip areas should not |

face directly onto streets or other objectionable on or off-site areas. Pro-
vide screening between individual patios.

Provide adequate usable rear and side yard areas to allow ease of main-
tenance and to accominodate outdoor uses of residents.

e et NN vy l _

....._..
Tl
A

— ;
Cottage Lots arranged around a Cottage lots with recessed
car court garage

open spaca parks and

as

A variety of inventive lot shages

and layouts are possible
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' Provide adequate setbacks between units to protect privacy and to allow
landscaping appropriate with scale of homes. Setbacks should be varied
to respond to side conditions, architectural mass, and character of neigh-
borhood

*  When minimom ) side yard setbacks are utilized, the glazing and windows
on side facades s_hou_ld alse be minimized or mutually arranged. for pn;
vacy.

INDIVIDUAL FRIVATE SPAGE

Another important component of traditional housing is personal; private yard
space. On compact lots, this space is smaller than the typical single family home,
so it must be of high quality to provide for enjoyment for the residents. Ind1v1dual
private spaces should be created by integrating the following desien elemients:

¢ Front yards senu«enclose,d with low fencmg or shrubs, to define a clear

“rerritory.” :

. Visial privacy from neighbors. Views from yards should not impinge upon
neighboring interior private uses, nor should the interior uses directly look
upon private yards of a neighbor. Wmdows shenild be piaced to help cre-
ate this visual privacy.

* Rearyards enclosed with fencing or planting.

" In single family housing neighborhoods, evaluate’ the potenual for reducing
individual homeowner maintenance by having the homeowner’s 2ssociation main-
tain all landscaping in front yards. ’ '
G;A RAGES A.ND',- DRIVEWAYS

* The visual impacts of garage doors should be minimized. Rgdug:ed set-

- backs are permitted for side loading garages. ' ’

PROND W LM
7RIS NEATHEOR,

103 ey avs
'm}ﬁ@

Individual private space in compact tradi tional bousing
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®  When utilizing a side loading garage, articulate the primary garage facade
facing the street with window openings and shadow relief. -
= The setback of doors for 3-cat garages should be stagaered. Reduce drive-
way width by narrowing driveways at street.
ACCESSORY STRUCTURES 7
The intent of development standards for accessory structures is.to aveid cre-
ating a nuisance which may interfere with a nelghbor 5 pnvacy or outdoor en-
joyment, such as noise, dust, or odor. :
¢  Design accessory structures to be archltecturally compatible with the main
strcture,

* - Site and design acbessory strictures to oiinimize their visi-bﬂity fromi ad-

jacent residences and public areas. Avoid creating intrilsive views into-

- neighboring hotites ot outdoor use areas from accessory sthuctures.

*+  No satellite dishes are allowed in residential neighborhoods.

" WAF HiLL HOoMES

WAF Hill was. hlstoncally the location of multlstory barracks complex In the

place of these barracks, a series of new homes have been approved. The develop- -

ment of these new homes should be characterized by a heightened design concem
for site grading, architecture, erosion Control, fencirg, Ii ghtmg, ard tree preserva-
tHon. - : ' oo

" SITE GRADING -

While the existing roads and graded pads should be uuhzed as much as fea-
sible, WAF Hill development may require additional grading of the site during the

development period. This grading should emphasize the protection of the ovérail -

natural character of the setting while creating safe, usable areas for development.

*  Vary the steepness of man-made slopes to'create a softly undulating land - ‘

form, Gradually round tops-and toes of slopes ahd blend the edges into a
smooth, namral appeanng transmou between new development and the
adjacent natural grade.

*  Crading for homes should: recreate r.he appcarance ‘of natural-looking land"
forms, emphasizing a contotr grading appraach.ratherthan wide step ter-

racing. Vary patterns of pad grading to creaie visual interest.

« ° Provide lot pads sufficiently sized to accommodate grade differentials -

between adjacent strichires without the use of major rétaining walls,

*  Design graded slopes to allow for proper vegstation.

¢ . Provide erosion contiol on all graded slopes using hydroseedm f Ju{e mesh
or other soil stabilization tec¢hniques. _

*  The height of visible rétaining walls shoild be no greater than 4 feet.

Retaining walls may exceed 4 feet if part of 4 building or hidden withina
building. Planting, material selection, and other design techniques shoald

be used to soften the visual impact of walls. Stepped, planted terraces
should be used in areas where higher walls are required.
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OTRER HILLSIDE CONSIDERATIONS

o ' Qutdoor lighting should not exceed what is necessary for-safety, i order

: to minimize the nighttime visual impacts of hill area development. Light-
ing should be of low level intensity with fixtures that blend with the natu-
ral environment, Lighting. should not spill over into natural open spaces.

*  Fencing should be integral with the residential architecturs and to blend
with thte surfounding landscape; Walls and fences should be the minimal . . -
height necessary to accomiplish functional goals.’

»  Healthy specimen trees should not be removed in hillside areas. These
trees are valuable to the commmity because they lend a visual coherence
and “image,” as well as symbolizing the heritage of the area. The condi-
tion of diseased or declining: specm:lens should be evaluated on a case by
case bas1s with removal as the last resort forﬂ ‘f_that are Judged unable .
to recover. Dead specimens may be fEmove -

b 3 replaced in kmd w1th 15-gallon

o Al specu:nen trees removed shoui
trees. Re.placement trees shnuld

-

‘ensure thelr contmumg surv;val

e hnprovementsunderthednp ;O ,
.+ Irrigation water should not encro _ch'w1thmthe dnp lin of speclmen n'ees

L whlch have been previously unwatered and are susceptlble to water dam--

" age, especially native. oa.ks; .

‘CLUSTER AND AT'I'ACHE:I:I HOUSIHG

ooy In hlgher—denslty situations, such as cluster homes, townhouses, senior hous- 2

. mg, and rehabilitated apartments, careful consideration should be given to thoseig i
" facilities that are shared by all re51dents mcludmg common outdoor spaces ‘park-

' and attached buildmgs.

L

B ’mg aress;

. Commonoutdoor usé spaces should be designed to encourage use and -~
enjoyment by res;dents The demand for tdoor use space can be met by I

: ¥ complex, or acombmatlon of both Spaces should fot be ﬁlledWIth unus-__' = e
""able expanses of planting. ' : 3

. Townhouses and condommmms should pr0v1de a reasonable amount of.
B ‘lendscaped common open space to pr0v1de visual relief and recreation T
~ space. The type of outdoor use space pro 1ded should reﬂect the proﬁ]e e

- Common sutdoor use space © .

= bf the targeted residerits.” ‘ o
e Homes and lots should be onented to max;mxze exposure to Open space,
parks and distanit views.
s Provide landscaping and automatic irrigation in all eommon outdoor resi-
dential areas.

*  Encourage transit use by mcorporating conivenient, attractive facilities into
the design of common areas. : )
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- - :Indlwdua] anate Spaae in A’ t}‘m'bea' Eausmg’

INDIVIDUAL PRIVATE SPACE Lo e i
The private outdoor spaces and yards assocxated w1th attached units are sma]Ier
50 they must be of high quality to prewde enjoyment for the Ieszdents 7
ce Create a distinct, personahzable entry forecourt for each: umt protected
fromi direct view from neighbor”s windows. S

.2 Create a usable, sufiny patio space for.each unit. Avoid facmg patlo areas -

diréctly onto sticets or other objectionablé on er off-site arsis. _
*  Provide screening betwéén netghbunng éntry foreeourts and Patles. C

FA/C‘&(}SEB ,8‘?/1/,975
RE‘??Q. ?’f}ﬁb '

FIRECouRT
., tome rarea- Unn‘
. Jemys. —WOS ea/
K persma//zzté/e

‘ ”Avbm WthdWs %
MEICHBIRE epntiey

‘ -IINTERNAL srnszrs PARKING LoTs, AND C.'ARPORTS bl _
Creating a positive streetscape is one of the most lmportant demgn issuestobe " *
accomplished in higher-density residential development The smaller private spaces_

" must be complemented by high quahty pubhc spaces of which streers are the most . L L

lmportant stich space.

=" e Jnternal streetscapes dommated by arepeut[" pattern of facades should - '-

" “be avoided. Use street trees, landscape plantmg, and vary front and side -
yard sétbacks to reduce the visual impact. Adjust bmldmg unentatlon to
street to avoid monotonous sireetscape. o :

" e " Lot sizes and conﬁguratlons should be vaned to create v1sua1 mterest or
o respond to site conditions, - . . , :
e Prov1de parkmg in smail parkmg lots or “stree i adjacent to umts large
- undifferentiated parking areas shouid not be created Landscape parking
'~ areas to provide shade and to soften visual impact.
®  Car courts should be used to minimize pavmg and create COMINON areas
~ forbuilding groupings.
*  Carports should blend visually W:lth the building character. Carports should
be enclosed. The end conditions of carports should receive special ele-
ments, such as trellisés, to screen views of cars.

T
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ments, such as trellises, to screen views of cars,

STORAGE AND UTILITY AREAS

Provide adequate outdoor covered and enclosed storage areds for resi-
dents’ personal use. -

Integrate common utility aﬁd trash eneidsure areas within the overall build-
ing complex at logical and convenient locations, well screened from view.

SENIOR HOUSING C.ONB[DERATIONS

Senior residents have different needs than other remdents due to the1r lower
mobility and greater free time. In development intended primarily for senior occu-
pancy, consider the following guidelines, in addition to other design,criteria. - -

Senior residents generally spenid more time at home that younger, Works

 ing people. For this reason, provide gardens and shared outdoor sjte ameni-

ties for walking and passive recreation of residents. Provide covered out-
door spaces and frequent shaded seating along walkways, Provide group
gathenng areas for recreational events L

- -Reduce use of stairs, slippery paving matenals and steep wa]kways in.

senier developmenu

- Serior citizens tend t6 rely heavrly on transrt and need especmlly short '

- walking distances (including wheelchair access) to reach transit stops. .
Transit stops particularly intended for thie use of seniors should be shel- - o
- tered from sun; wind and rain, and should inclade seating. Give careful :

. consideration to Senior néeds in the development of fransit rontes.
.- Consider overall chiracter and appearancg of security measures such as
* fericing. Use colorful, high quality gates and fences of materials such as
tubular steel or perforated metal. :

Automobrle parkiig requirements may be reduced (Refer to Deve}ch-

' ‘fnent Smndards page 71) -

Detached single family housing for seniors shoujd be grven specral con- -

" siderations, mcludmg, -

* Designing the bulldmg to provrde the master bedroom on’ the grou.nd
* floor.

. - Pre-plarmmg for bulldrng modlﬁcatlons such as handralls and grab

"bars

. Pre-wu'mg homes for emergency call systs

* Integrate into neighborhood design convenient pubhc transportatlon
access and other TSM program requirements.
. ok

a1 )



ARCHITECTURAL GUIDELINES

The architectural character of the new residences at Harnilton should be ap-
propriate to the regional and historic character of the area. The existing architec-
tural heritage of Hamilton consists of California Craftsmen (also called Bungalow)
and Mediterranean (or Spanish Eclectic) styles.

Onesite familiarity with the historic homes of Hamilton is recommiended prior
to the development of architectural design concepts. Divetsity and inhovation is
encouraged within the framework of high quality design and construction stans
dards. : ' :

SE NSITIVITY TO CLIMA'rlc, Hls'romc., AND: VISI.IAL
CONTEXT _ _ , .

Himiilion Field is & unique plase. Dc'sig'.n of ré'sidenti'él'homes-s'hould build
upon this special keritage: . -

* The liistorical classic Medncrranean arch1tectura1 style of sinooth stucco

finishes, light colors, thick walls, simple clean details, divided pane win-
dows, sculpted formis, and tile roofs is one design palette that is histori-

cally and visually responsive to the setting. Homes may also borrow the

design vernacular of Marin County’s early twentieth century nelghbor-

heods, which are also historically and v;sua]]y app_ropna:e Bungalow,

craftsman, early Victorian, farm country style are examples of architec-

~ turalstyle prevalent in these older neighborhoods. The historic Hamilton
. homes can al$o act as ingpiration for architectural detailing.

Key Residential Design
Criferia:
sensitive o climalic, historic, .
and visual conlest

conlributes to stmetsmpe
characler )

eclectic y.raupmgs af
harmonious sor!es '

sculptural massing and
volumes

tm‘mda!edraafhms

:rutbe.af:t.’allyms;uma’
materials, a’etmlr r:a]m
finishes -

emphuaosize entrrmt.'es o
appmpnate]ysca]ed mdm
de-emphasizes the garage .

& »  Architecture should utilize eneigy saving, appropriate recyclable materi~ .

als and a uitility consumption-minimizing approach. Passive solar designs -
that use building matesials, orientation; and shad‘ihg devices are encoir- -

age‘d to help conserve energy. Deciduous trees on the south and west sides )
of a building should be used to minimize sbmrner heat gain and allow

- winter light.

_'e " Where possﬂaie building matena]s should be sclccted for proper msula- .

tion and extended life.

tricity are. also encouraged. Where appropnate, devices such as program-
mable temperature controls, heat exchangers, and solar design devices for

- temperature management should be employed. The use of drip irrigation:
and water conserving plaut matenals to minimize water consumpuon le._.-. E

1 encotraged. -

STREETSCAPE CH"AHACT-EH

At Hamilton Field, a primary goal is to create a friendly neighborhood atmo-

sphere. The first imipression of a neighborhoed is formed by the character of the
streetscape.

®  Create a neighborhood scale streetscape. Minimize setbacks to homes,

Entries and living areas should be oriented towards the street. Porches

and front stoops can provide opportunities for intetaction with neighbors.

e Utility management systems that opt_umze the use of water, gas, and e}ec——

az




Becommeénded hisioric inflnences for stucco and tile aa?fcrjes juc]uﬂe:

light, scalptured stucco volumes, shallow tile roof averbangs, arched
arcades, varied window patferns, and special details. such as glass hlock
aad architectural grills
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' Recommended historic influences from California bungalows include:

steep shingled roofs, second story off-sets, front porek and stoops, pamf‘d '
claphoard siding, brick :ﬁ:mney.s' picket fences :md white window
mullions

44

Integration of second story info
roof form creates a one .s'fary
appearance




Modérn }n?é)jiféftrﬁbas”of bistoric Influences include: in w'}my porches, ;.
"+ récesskd second stories, de-emphasized garages, divided paze W!ﬂdﬂWS,
3 scu]pted bm!dmg Vaiumes and pasz‘e! colar.s' B
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» A sensitive mix of architéctural styles along the strest is éncouraged.
Diversity should be aclneved through manipuiation of sethacks, building
vohimes and materials, rather than changes n pamt color or wmdow de~ -

¢ Transit system access and fé.c111t1es shiotild be an mtegra.l parl: of pro_lect o o
desrgn in order to attract maximum ndershrp :

s  Utilize a combination of the three preferred architectural styles (Spamsh- o
ColemaiRewvai CahformaCraﬂsman andCahfumxaBtmgalow)to creater ‘ A

B AG Swﬂbfmmrwgf

\JVAFIE:? SG'TMGKS ;;g_ MGW

An eclectic groaping of huildings crentes and interesting'streetscape
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VSCULPTURAL MASSIHG AND VOLUMES

~ tecture.

dards, can further unify neighberhood appearance. .

» Within the diversity of architectural styles, homes along a street should be
of d-consistent scale and propertion to provide a harmonious streetscape
character.

= Each architectural style should be fully developedfor cach partrcular home
type, mclud.mg massing’ and roof form, appropnate to the style. The dlver-
sity of character should not rely solely upon suhtle changes in color, ma-
terials, or detailing. .

Bmldxng forms should be sculpted to reﬂect 1ntenor uses, fo create a posrtwe A
relauonslnp to ad_}acent homes and the strcetscape, to prowde v1snal empha315, and

......

include: -
. Offsetung the second story back ﬁ'om the ﬁrst level

. _zCreatrng recessed alcoves or overhangs wlnch cast shadows

. '.Sculptmg clnmney forms

= Utrhzmg dormers, bay wmdows and other arclm.ectural promlsrons

ARTICULATED Boor Fomns D

The roof is one of thie most visually dommant components of res:denhal arch1— | _ E

S Roofs shoild have 4 strong wsual pre

lated to avoxd the monotony of a single plane'anﬂ ‘ndge 'For example : :
‘bicaks in the roof plane; .-

vary eave heights, create off-sets, dormers “ind bies
vary roof materials from one house to r.he next, in @ compatlble inanner,

«  Roof materials shonld be appropnate o archltectural vintage. Detznhng‘.. B

 of gutters and overhangs should be cons1stent w1th the arcmtectural de—‘
taxlmg and scale of roof elements i Lo ST

DETAILS AND MATE: RIALS B

Detmlmg and matcnals of contemporary res1den0es should 7 7
teristics of the historic styles as appropnate, 50 as to mamtam wsual consxstency .
and character. The followxng aftribiites apply'-- ’ ‘ :

CALIFORNIA CRAFTSMEN ' :
This typology is charactenzed hy low p1tched gahle roofs (often I:uppcd) w1th
wide unenclosed eave overhangs 7
®* Roof rafters should be typ1cally exposed w1th decoratwe or false bearns
(or hraces) under gables and porches. The roof form should be typically
supported by short and square columns that may extend to the gmund
level.
»  Exterior cladding should be wood claphoard or wood shingl'es.
*  Primary entries should be typically through a prominent full or partial
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porch supported by square columns
. ® Dormefs may be gabled with exposed rafterends and braces 31m11ar to the
mmnroofwall_]uncuon Fep Tl T B g

‘ .SPAHISH col..omm. REVIVAL S :
_ Dwelling units of this type sbould be charactenzed by low prtched toofs, with
little orno edve overhang and red tile roof covering, There should be typically one
. or more prornineﬁfathS 'abov’e' a principle door or 'window ar beneath a poich
“ " Exterior walls should e stucco, and faces asymmetrical, The use of mini-
mized and protected opemngs will resuIt in the lnterplay of Iarge homog—
' enous forms typ:cal to thlS style o o

- Roof ules may Mls for alf ¢ cy _ ders or Spa.msh tiles (S C_urved).'
Entrances (pam" ﬁmary'ones) should be emphasmed by carved

stonework; patterned tiles or pllasters :

e Doors leadm gt to cxtenor gardens patlos a.nd balcomes should be pa.lred

e Decoratwe gnlls of iron of wood should be used as"hould balustrades on
2 ca.ntjlevered balcomes S

round or square tower forms

| CALIFORNIA BUNGALOW : S
. Sm:ular in style to Cah:forma Craftsmen t.he Bungalow is typlﬁed b

Promment sculpted chLmney typlcally of 1 masonry
*7 e Detached garages

EMPHASIS ON EHTRAHCES .
The empha515 should be placed on cneatm g a'fnen y streetscape. A we com=

in g entr_y ‘shoilld be a dominant feature of the front elevation of each Fomg,: -

%aa’matena]s can also be -;:: .
appropriate at Humilton .~ - -0

"' Details typlcal to this style also mcIude “tile-roof chimney tops, bnck or_'-‘ DU i
tile vents, fountaing, arcaded walkways (usually lcadlng to gardens) a.nd S

w f * Roof forms and buﬂdmg foorpnnt should hxghhght t.he enuy Stcps ca.n . L

also act as welcoming elements

o "'. Special features such as colt_rmns, porches |
T uged to credite @ protected forecotirt o the
' Detmlmg of front doors should reﬂect the quallty of the home

' "Appnopnm'r:ur SCALED WiNDOWS '

Window patterns, proportion and detalhng ared maj of component of res1den-'
tial architectural sl:yle

‘e Utilize an I‘.hentlc wmdow forms ie. deeply recéssed and arched windows
for Spanish style; avoid shutters which are significantly smaller than win-
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Use a variety of techniques lo add inferest to

GARAGES DE-EHPHASIZE ‘ L
home and the 'yards-éhuu];_d' be the pnmary em}ihésis'of the view of ahouse. -

as seen from the street, rather than the garage. Design techniques_ to reduce the
emphasis on the garage should include o SR

The

<. Using side entries to garages for parcels on comers. -

dows.

Use special window treatments such as divided pane windows, window
boxes, deep sills and shutters, to highlight windows. -

Do not place windows in locations that overlook private yards of adjacent
hoimes: '

Recess windows mito the wall plane and align windows when possible.
Low grade, unpainted aluminum, or large expanses of undivided window
panes should not be used, o S ' a

=

Setting back garage doors farther than the front of the home.
Locating detached garages at the rear of the property - -+~ =

The gaiﬁge door should be consistéitly détailed with th

the house: The design treatment of the deor should strive to reduce the

overall visual mass of the garage. . _ _ :
Archiitectiral forms should de-emphasize the garage by highlighting other
parts of the home. I T _
Provide atiractive, weIl-mtegrated fransit facilities to redice reliance on
automobile.
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WAF HILL HOUSING L )

In the WAT Hill setting, it is especially critical to design'the building form,
mass, profile, materials, textures, and colors to blend wsually with the surmundmg .
oak woodlandenwronment. o ST . ,

® Incorporate a vancty of bays recesses, overhangs a.nd sctbacks into the - .

) downhxll elevation of structures to create visual interest. '

' . Encourage spht level urits that step with the ﬁmshed topogmphy Slmply B - _
massed multi-storied units should not be used T o
*  Detached garages should be used as a means of accommodanng gradc
changes. o o )
*  Donot c‘:rea'tf_: condmons ﬂmt req.uis'c extensive bﬁﬂding Skll'tS

“ Ef]sidé'ﬁbﬁés'sfep with slope -

" ATTACHED HOUSING - : K
In the attached setting, it is especially important to credte buildings that make

it éasier to be 4 good neighber. Also of parﬂcular concern is creanng vaned build-
ing elevanons, that contribute to personal 1dent1ty and makc if easwr to ﬁnd One’s

o7 Architeoniral yolums féiaduid'bc sculpted by offsetting Vertical and hori-
zontal planes, as well as roof Iines to reduce the overall scale of attackéd
buildings. Minimize the mass of bu.lldmgs adJacent pedéstriai areas siuch
as recreation centers of irhit entrles

aﬂd appoﬁum ties for in dz wd zm] “_ : _

»  Utilize window pattems, matenals and archltectural dctaJIs that emulate Expr es.s'mn
the scale of a single family home. h

* Develop a building form which fosters opportumtles for positive inter- '
action with neighbors, for example, a commion recreation area or commu- )
nity mail box. Avaid forced interaction. Typicaily, no more than two units
should share an entry foyer or porch; however; an exception might be
senfor group housing. Design individual unit entries to be covered and

Avoid repetifive, impersonal
faeadeas
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ROOF FORMS STEPPED 4

BROKEN T0 SCALE BUILPING/ . 5TYLES ADDP VISUAL
MASS ' -

VARIETY 0F ARCHITECTURAL. ~——=

| NTEREST
VIEWS THROU@H TO Hl LL5

LANDSCAPE

.:LSPE.G!AL ARCHITECTURAL- ELEH?NT“s,_;. e

PRNATEYARps' HIGHLIGHT COMMON OPEN SPACE .. .

' .S' snsitive mu!f:famr! y desxyn

o 1dent1ﬁab1e as elements of the bulldmg mass _ ‘
. De31gn gmuped bmldmg structures w1th massmg that tapers down at ﬂle
- . edges. : . . A

¢ Design facades o emphasme the mdmdual homes w1d1m the overall buﬂd- 7 o

ing complex by offsetting and staggering separate units, thereby éréating
interesting bmldmg forms. The following architectural featares should be

- mers, and overhangmg caves.,

""" Avoid flat facades on froit, back, or sides of any residential building, .
Desxgn buildings to include the a.rUCulatton of long lengths of wall w1th - :

“.- windows, wall pmjectlons and recésse
* nies. Provide a well mtegrate '
ing for all facades R S , .
* Emphasize the personal remdennal nature of the bmldmg For example §
' the architectural scale and detailing should resemble detached housmg v
e. Design buildings to have a “finished”’ appearance. Integrate éxposed ele-;
ments such as exterior stairs and utility cabinets into the bulldmg s facade '
instead of makmg them appear to be “tacked on.” RESTAREE

RES[DENT!AL DEVE LOPMENT STAN IARDS

The City of Novato Zoning Code includes certain property development stan-
dards. Several of these standards have been reproduced below in summary, for
reference. Refer to theése Zoning Regulations for complete standards, whlch remam
valid ds described in thie Developrueiit Agreement. ~ .- ' ‘

The following standards are intended for use in con_]unctlon w:th the design
guidelines as ‘a framework for the preparation and rewew of development plans.
They are not intended to inhibit creatlve des1gn w1tlun the spmt of the Hannlton
Master Plan.

The use of innovative lot layout patterns (car courts, zero lot line, Zlots, etc...)
which demonstrate design excellence are strongly encouraged. Variations from stan-
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included to create visual interest: covered emry porches, gables and dor-i: S L




dards may be utilized under the Hamilton Pianned Community Zooing o create ~ Lot gmu_pmgs can fmﬁra"?e the

better neighborhioods. streef character by reducing the

, impact of the car and garage
LOoT AREA STANDARDS L

Generally, Iot areas in residential districts should comply with the area calcu-

lated from the parcel acreéage and allowed nuriiber of units. In addition, the Cond1—

tions of Approval require that 95% of Iots be within the following range:
Minimim Lm‘Am (in mruq feet)
Singie Family Detached Hpmes, 8 u_m.ts peracte 4000 . . .
Single Family Detached Homes, % umts jp.er' acr::'="" _ .3!_ SQQ e

Hillside homes, townhouses, condormmums and BOQ units shalI have no par- S
ticular lot area reqmrement ' : ‘

LoT COVERAGE'

Maximum single famﬂy detached remdenha] lot ”overage for all structures
- shall be 50% of 1ot area. Townhouses, condoimininms and B@Q units shall haveno
partlcular lot coverage limitation, i .

o -"'Lcrr WIBTH STAHDARBS s e e ,
Lot width is mieastired as ai average for the whoIe fot to account for pie shaped :
lots i 111 cul-de-sacs and other situgtions, Avexage 1ot width in résidenitial districts

should decrease as denSIty increases. Therefore mmmmm lot width should gener— = :
ally be as foIlow 3 '

-Hﬂlsa e Smgie Fly ] atached Homes
- Sinigle Fa:mly Detached Homés, 8§ units per acre
Single Family Detached Homes, 9 units p,er acte -

O don:umums and BOQ umts sha!] haveno partlcular lot mdj;h
- reqmrement Precise development pla.ns may propose ‘variation from these stan-r-'

-
STREET

Stng eFanulv Detaohed Homes Stl' 'ts per'acre — SOft. — " Cottage Jofs in car gayrf--gg]y
Single Famﬂy Detached Homes, 9 units per acre rEF A )

on driveway on the street

Townhouses / condominiums and BO(Q rental units shall have no particular lot
depth requirements. Précise devélopmeit plans may propose variation from these
standards to further the vision of the Master Plan or to address special situzations.

LR L)




- YARD" STANDARDS

_ decrease the rear yard setback for a garage, in ofder to reduce the gradmg on the-

FRONT YARD SETBACK - ‘

Tiiiisids Single Pamily Detached Homes, -

Vanat.lon example: - _
Development of a wide/shallow lot type and buﬁdmg may Jusufy lot depths '
less than those indicated above.

MAXIMUM BUILDING HEIGHT

L Single famJIy detached dwe]]mgs shall not ekceed two stories in height Other
structures including single family attached and detached units (duets, patto homes,
etc.. ..} condominiums, and townhoimes, “shiall not exceed 35 feet in helght Precise
development plans may propase variation from these standards to further the vi-

sion of the Master Plan or to address special sﬂuatmns

Exceptions: - : \ o
Landmark elements, one per netghborhood Wﬂ] be allowed

Generaily, the preerse development plan should prcmde buﬂdmg y I¢
dential districts to cornply with the following standards. Towiihoises, condomrm .
ums and BOQ units shall have no particular yard requlremeuts Porches ﬁreplaces, '
or stairs may protrude into the required setbacks. -

. Precise development plans may propose variation from these standards to fur— '
ther thie vision of the Master Plan or to address specml sxtuanons‘ e '

Yard Vanatton example 1' - N ‘- ‘- -

; _ Lots w1th detached garages served from an alley mtgh '__ocate t.he garage near |

- the rear property tine. The front setback rmght be reduced in order to al[ow ad--r -

equate pull-in space for autos entering the garage
Yard Variation example 2: o : -
Hillside designs might decrease the front yard setback for the house, or rmght .

site_. Co : :
Yard Vanatlon examp e 3 _
" Car-cotrt type hones might combine the | garages and. ynits in inventive ways

“'to create an mtemal off street paved court. Fronit yard and garage setbacks from

this court might vary from the standards below, whlle still creatmg a quahty devel-
opment. . -

oo Q0 feet 25 feet
Single Family Detached Homes, 8 unitsperacre - 18feet ~ 20{eet
Single Family Detached Homes, Qunitsperacre 18 feet 20 feet

*  Front yard setback is measured from back of sidewalk. Where no side-
walk is present, setback is measured from back of curb.

=  Setbacks to'side loading garages may be reduced by 5 feet.

*  Onacorner lot, the principal front yard shall have a setback of at least the

1=




minimum indicated and the other setback shall be at least that amount
minus five feet. :

" SIDE YARD SETBACKS - - :
'  Aggregme . OneSide
Hillside Single Family Detached Homes . 15feet . Sfeet
Single Family Detached Homes, & units per acre _ 10feer ~ Ofeet. .
" Single Family Detached Homes, 9 units per acre 10feet = Ofeet

"o side yard setback is meastited froumPEl't}' line. . - . o

REAR YARD SETBAc-k R
' - | Minimum
Hillside Smgie Famﬂy Detached I-Iemes I . 20feet
S_mg & Pamily Detached Homes, 8 umits per acre : 10 feet
- Single Famﬂy Detached Homes, 9 tinits per acré . .  107feet

e Reary

OFF-STREET PARKING BRI : o
The City of Novato Zom gz Code mc]udes ceftain miinimu I kmg reqmre

e ments. Many of these standards have been reproduced below in summary for refer--,‘-— - _
ence. Please referto the Clty Zomng Regulatlons f°" complete restnctions, WhJChV L

remam vahd

" Land Use Divelopment Type . .. Minimoim Parking Spaces Reguired | -~
Detachied Single family ¢ and duplex umts 2 pérunit. -
" Attached Studio Unit _ 1.2 per unit
Attached One Bedroom Unit’ i.3 per un'it_-
' Attaehed Two Bedroom Unit 2.0 per unit”
" Attached Three Bedroori Unit and more 2.2 perufiit -
Guest Parking i m attached areas .1 pefeach three umts ; }
Senior Housmg L _ 3 50% of parking requn'ed above

LANDS CAPiHG

© . » Plantonetree per lot minimum, in n'admonal mngle famﬂy detached hous—

. mg areis, to be located on the lot 1tse1f

. e Remdent:al front yands shall be p]anted Mﬂun one (1) year Df home occu-‘-

pancy. -~

setback is measuredfmmPI'OPertY ]lne SRS
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Residential land uses will have a great impact on the character and quality of
the Hamilton community. The Hamilton Master Plan envisions the creation of a
series of distimet, pedesina;u—- oriented, pubiic transit-oriented neighborhoods, de-
veloped with a sensitivity to the surrounding topography, open space, adjacent
development, TSM plans and historic character of the former military base. The
guidelines described op the following pagés are intended to achieve this goal.

:.S'IT]WMHF LRIT.’E'BM FOR A COMPACT FRIENDLY
NEIGHBOREOOD

Well Defined Entries tud Edges. -

Personal Scals Streelscape
' parrow street width . -
© canopy of street trees

*  minimize dnveway

o provide safs, p]ems'azzf pet;’esmgﬂ enwraﬂmezrf
s provide convenient afiractive public traisit facilities

'The Compact Lot

= ot fypes in varied groupings to create diversity, not chaos '
froot yard sethacks reduced

o reduced visibili !y of parking

e individpal private space with clear territorial edges

o psahle space (backyard/front yord) |

Architecture! Character
Dtilize q mixture of historic architectnral styles, including Traditional

Craffsman, Califarnia Bungalow, and o preponderance of S, pam.s'b
. Coloniz! Bevival Specific design elements fo he encourmged include:

o minimal sethacks io enclose sireet with huildings
»  porches and front stoops provide opportunities for inferaction
with neighhors
s dp-emphasize garages
e historic detril, metals, forms, and colors
- mived groupings of « variely of unif types and related styles

TR




Components of & Compact, Friendly Neighborhood

s NEL- DERMNED
O

QIET, &H oAT
Leof $TE-EET

' N SiNEeLE
I~ ALY
LTS

L3 VISIRILITY of
o opt Snld

NE!MM#HM;Q r
. ENTAY

{ o [seshort stfegf.s; cul-de-sac corners, and ]aap roads fo aréafe a1 intimate
_ neighborhood scale _
. Limif the number of homes on « sireet fo reduce auio traffic; creats @
guieter, friendly strest '
. Provide vigws of park;sj open space, and community features form the
; streef
'« Infegrate transit stop Into désign of neighborbood

: i
Car Courf enlargement
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SITE PLANNING GUIDELINES

NEIGHBEORHOOD ENTRIES

As the first points of impression, neighborhood entries can help to establish a
clear sense of ideritity and sense of “home” for residents and visitors. Each should
be made np of weil-composed blend of signage, lighting, architectural elements,
and landscaping located at the juncture of the perimeter road and the main neigh-
borhood road. '

ACCENT rreess, — (VEL0AE

Provide at lesst one specially landscaped entry area for each residential
neighberhood, particularly emphasizing the intersection with the most used

 entry street

Direct views from the project entry towards neighborhood amenities such
as a recreation center, park, or open space, to create opportuaities for
visual/social interaction as people éenter and leave the neighborhood. En-
fry roads should not terminate with axial views directly towards garages.
Define an “outdoor room” for each entry with elemients such as special
p_éving, art work, specimen stones, low decorative walls, trees, orcolorful
bedding plants. '

Design the entries to Harmorize with the adjacent streetscape and archi-

‘tectural treatment. Understated moniimentsation stiould be used rather than

a profusion of large signs to identify neighborhoods. o

Highlight neighborhood entries with special landscaping, signing, and
lighting . ‘
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NEIGHBORHOOD EDGES

A well considered relatlonsh_lp to the surroundmgs sheuld be evident at neigh-
borhood edges.

SoUND WALLS AND PRIVACY FENCES

The gosl for Hariilton is to create an inﬁegrated comnumnity, nota series of
walled neighborhoods. To this end, where possible, homes should face or
side onto the corriminity road system.

The top of sound walls shouid not exceedtﬁe minimurn elevation required -

to achieve acoustic goals, with a maximuni height of 5 feet:

Lotig wundifférentiated stretclies of walls or fences should bé dveided. A :

combination of materials, textures, jogs, berms and la:ndscapmg should
be provided to breakup the contmuous plane where long stretches are
uravoidable.

Avoid réaryard wood fences alaeng community mads Utilize simple white:

shicco walls with detailing or accents consistent with the Hamilton
archtiectural hentage :

Earth bermis with pleul!:ﬂrT should be used to reduce wall helght where
feasible. »

When located at the roadwa}f tight-of-way, perimeter. fencing should jog
around utility boxes or other infrastructure elements located im the public

use easement:

OPEN SPACE INTERFACE - : : :
Open space edges should be de51gned to reduce fire hazards ‘and aI.low recre-
ational access to open space.

Establish a 30 foot wide irrigadted fuel break band n the transmon zones

. between residential ne1ghboxhoods and open space. Within this fuel break,
plant fire retardant and low fuel plant materials, and irrigate penodica]ly '

 during the dry season. Clear out annual grasses dead 1eaves, and dEad o

wood annuaily.
Use planit iaterials that v1sua11y Bl
space charagter, Irichude plants with wildlifé food and habitat value.
Avoid fencing at visual; ameniues such as ¢othmon open space and parks,
to avoid blocking aifrastive v1ews 7 :

Fericing betweenpnvaie vards andy epen space gy be sohd or epen, owrers
may also opt ta forego fegcing altogether, depending on personal prefer-
ence and pnvacy geeds. In all cases, the fencing should be de51gued (5]

contain pets and children in the yard; kegp deer out, visually blend with = -

the oper space chatacter, and allow views into open space drsas,

PERSONAL SCALE STREETSCAFE =

Neighborhiood streets prov1de mtemalnelahborhood cm:ulatlon., and efficient,
safe vehicular corridors. They can creatively contribute to the character for each
neighborhood. Historically, streets at Hamﬂton have been tree-shaded, pedestrian-

friendly places.

Design transit stops to be architecturally integrated with neighborhood.
Locate transit stop in a safe, attractive setting. Provide amenities such as

W

MORAENST v
Jpsh JLE

g -wlﬂl a.nd enhance the natural op en;,
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Fropt porches create an inviting
street image )

Shallow setbacks reduce visual

width of street

The planting area between the
curh and sidewalk provides an
areq far strest trees

special planting, benches, shelter and signage which encourage use of

" transit

A perr:ewable histarchy of streets should be demgnﬂd, that logicalty steps down in
i collactors to cul-de-sacs Street widths shipuld rémforee the fieighbor-

hood. adway herarchy, with mHportant streets b hcm,g mder and mingr streets
. bemcnam:twer

Natrow, shaded, pedestrian-friendly streets should be developed. A mimber of

variations-in street, parking, and sidewalk configurations should be used to achisve

this énd, including:
*  Locating parking and sidewalk on one side of the strect only.

-+ Clusterirg guest parking in designated parking areas o rednce need for oo«
O stomet arkmg,thusa]lcrwmgnamwersueeis. -

when laymg out Toads. Views and vistas to feaim'm such 5 hentaz,e irees, open.
space and parks shou.ld be provided.

SIDEWALKS

Sldawa]ks should be pulled away from the cu.rb to allow street trees and

eﬁas}cfanéa.or_aﬁglé& '

_' :“9 altmnauvestostaadmdcmb andcrutterstreetedg

OH-STHEET F'ARKING Lo wd .

On-street parking is appmpnate on local I‘ESldEﬂtlﬂl strects, however, prowdm peark-
ing on-street often conflicts with the goal for narrower streets. As such, drsstgners shonld find
inventive ways to address parking. Several methods include: -

*»  Locating parking on ope side of the sirestonly. .,

-¢  Clustering griestparking

+  Creating plantirig pop-outs at regular intervals to allow sireet trees to be
planted closer to the readway, '
e Iniegrate appropriate transit stops as indicated in TSM prog?m

STREET TREES AND LANDSCAPING

Street trees and landscaping are a large component of the visual image of a neighbor-

* hood.

Streetirees should be focatedto clarify the overall strestscape hierarchy ofaneigh-

borhood, with larger tress selected for larger, more important streets.

ATl streets should be planted with trees to provide shade and to soften the visual
impact of the strest. Use a single street tree species along an individual sireet for
continuity. )

Planting strips betweeti the curb and sidewalk should be a minimum of4 fee.t wide
to allow sufficientroom forultimate tree growth.
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Design influences of historic streets of Hamilton include formal lisies of
palm trees, clusters of large shade frées, rock retuining walls, sculptured.- -
bridge and main gate elements, did Aistoric pedestrian-scale light
standards. : :




Components of a Friendly Street

]

FTERHAL

4
- The Sidewalk - Front Yard " Builfiag Edge -
- » plenfed parkway adjacent the e yisible from the street * front porch or stoop
curh to hutfer from streef . s clear territorinl edge (defines * highlight the front door
* pedesirians close fo front with picket fence, trefiis e de-emphasize the garage
doors ‘ ' hedge, fower beds) e
 ysahle space, oot only for . - Driveways
The Streef show : :  minimize widil F
* g5 narrow 4s possible S '
« sirong tree camogy Landscape Parkway
* safe o cross or ploy o gets planting close 10 the

* slpw lraffic speeds street S
- s gives sense of enclosure .
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HOME SITING AND QUTDOOR USE SPACE

At Hamilton several types of homes are expected, including traditional single
family homes, cluster homes and townhouses, senior housing, and rehabilitated
apartments. Regardless of the lot size or neighborhood density, the homes and
their accompanying yards must be designed to contribute to the overall quality of
life for residents. -

TRADITIONAL HOUSING
For the purposes of these guidelincs, *“raditional housing” refers to the ar-
rangement of a detached single family home on a single lot. '

LoT CONFIGURATION AND HOME SITING

The goal for Hamilton is to create an integrated community, not a series of
walled neighborkicods. To this end, where posmble, homes should face or
side-onto the community road system. :
Vary front and side yaid setbacks. Adg-ust building orientation to street to
av‘oid monotunous stree‘tseaiie Setback"s ofborh front and side yards should

ampie, largﬂr homcs may reqmre deegsr setbacks

Lot sizes and ctinﬁguratlons shcmld be varied to create wsua.l mterest or_

distant views. Create usable, sunny pano spaces Patip areas should not |

face directly onto streets or other objectionable on or off-site areas. Pro-
vide screening between individual patios.

Provide adequate usable rear and side yard areas to allow ease of main-
tenance and to accominodate outdoor uses of residents.

e et NN vy l _

....._..
Tl
A

— ;
Cottage Lots arranged around a Cottage lots with recessed
car court garage

open spaca parks and

as

A variety of inventive lot shages

and layouts are possible
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' Provide adequate setbacks between units to protect privacy and to allow
landscaping appropriate with scale of homes. Setbacks should be varied
to respond to side conditions, architectural mass, and character of neigh-
borhood

*  When minimom ) side yard setbacks are utilized, the glazing and windows
on side facades s_hou_ld alse be minimized or mutually arranged. for pn;
vacy.

INDIVIDUAL FRIVATE SPAGE

Another important component of traditional housing is personal; private yard
space. On compact lots, this space is smaller than the typical single family home,
so it must be of high quality to provide for enjoyment for the residents. Ind1v1dual
private spaces should be created by integrating the following desien elemients:

¢ Front yards senu«enclose,d with low fencmg or shrubs, to define a clear

“rerritory.” :

. Visial privacy from neighbors. Views from yards should not impinge upon
neighboring interior private uses, nor should the interior uses directly look
upon private yards of a neighbor. Wmdows shenild be piaced to help cre-
ate this visual privacy.

* Rearyards enclosed with fencing or planting.

" In single family housing neighborhoods, evaluate’ the potenual for reducing
individual homeowner maintenance by having the homeowner’s 2ssociation main-
tain all landscaping in front yards. ’ '
G;A RAGES A.ND',- DRIVEWAYS

* The visual impacts of garage doors should be minimized. Rgdug:ed set-

- backs are permitted for side loading garages. ' ’

PROND W LM
7RIS NEATHEOR,

103 ey avs
'm}ﬁ@

Individual private space in compact tradi tional bousing
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®  When utilizing a side loading garage, articulate the primary garage facade
facing the street with window openings and shadow relief. -
= The setback of doors for 3-cat garages should be stagaered. Reduce drive-
way width by narrowing driveways at street.
ACCESSORY STRUCTURES 7
The intent of development standards for accessory structures is.to aveid cre-
ating a nuisance which may interfere with a nelghbor 5 pnvacy or outdoor en-
joyment, such as noise, dust, or odor. :
¢  Design accessory structures to be archltecturally compatible with the main
strcture,

* - Site and design acbessory strictures to oiinimize their visi-bﬂity fromi ad-

jacent residences and public areas. Avoid creating intrilsive views into-

- neighboring hotites ot outdoor use areas from accessory sthuctures.

*+  No satellite dishes are allowed in residential neighborhoods.

" WAF HiLL HOoMES

WAF Hill was. hlstoncally the location of multlstory barracks complex In the

place of these barracks, a series of new homes have been approved. The develop- -

ment of these new homes should be characterized by a heightened design concem
for site grading, architecture, erosion Control, fencirg, Ii ghtmg, ard tree preserva-
tHon. - : ' oo

" SITE GRADING -

While the existing roads and graded pads should be uuhzed as much as fea-
sible, WAF Hill development may require additional grading of the site during the

development period. This grading should emphasize the protection of the ovérail -

natural character of the setting while creating safe, usable areas for development.

*  Vary the steepness of man-made slopes to'create a softly undulating land - ‘

form, Gradually round tops-and toes of slopes ahd blend the edges into a
smooth, namral appeanng transmou between new development and the
adjacent natural grade.

*  Crading for homes should: recreate r.he appcarance ‘of natural-looking land"
forms, emphasizing a contotr grading appraach.ratherthan wide step ter-

racing. Vary patterns of pad grading to creaie visual interest.

« ° Provide lot pads sufficiently sized to accommodate grade differentials -

between adjacent strichires without the use of major rétaining walls,

*  Design graded slopes to allow for proper vegstation.

¢ . Provide erosion contiol on all graded slopes using hydroseedm f Ju{e mesh
or other soil stabilization tec¢hniques. _

*  The height of visible rétaining walls shoild be no greater than 4 feet.

Retaining walls may exceed 4 feet if part of 4 building or hidden withina
building. Planting, material selection, and other design techniques shoald

be used to soften the visual impact of walls. Stepped, planted terraces
should be used in areas where higher walls are required.
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OTRER HILLSIDE CONSIDERATIONS

o ' Qutdoor lighting should not exceed what is necessary for-safety, i order

: to minimize the nighttime visual impacts of hill area development. Light-
ing should be of low level intensity with fixtures that blend with the natu-
ral environment, Lighting. should not spill over into natural open spaces.

*  Fencing should be integral with the residential architecturs and to blend
with thte surfounding landscape; Walls and fences should be the minimal . . -
height necessary to accomiplish functional goals.’

»  Healthy specimen trees should not be removed in hillside areas. These
trees are valuable to the commmity because they lend a visual coherence
and “image,” as well as symbolizing the heritage of the area. The condi-
tion of diseased or declining: specm:lens should be evaluated on a case by
case bas1s with removal as the last resort forﬂ ‘f_that are Judged unable .
to recover. Dead specimens may be fEmove -

b 3 replaced in kmd w1th 15-gallon

o Al specu:nen trees removed shoui
trees. Re.placement trees shnuld

-

‘ensure thelr contmumg surv;val

e hnprovementsunderthednp ;O ,
.+ Irrigation water should not encro _ch'w1thmthe dnp lin of speclmen n'ees

L whlch have been previously unwatered and are susceptlble to water dam--

" age, especially native. oa.ks; .

‘CLUSTER AND AT'I'ACHE:I:I HOUSIHG

ooy In hlgher—denslty situations, such as cluster homes, townhouses, senior hous- 2

. mg, and rehabilitated apartments, careful consideration should be given to thoseig i
" facilities that are shared by all re51dents mcludmg common outdoor spaces ‘park-

' and attached buildmgs.

L

B ’mg aress;

. Commonoutdoor usé spaces should be designed to encourage use and -~
enjoyment by res;dents The demand for tdoor use space can be met by I

: ¥ complex, or acombmatlon of both Spaces should fot be ﬁlledWIth unus-__' = e
""able expanses of planting. ' : 3

. Townhouses and condommmms should pr0v1de a reasonable amount of.
B ‘lendscaped common open space to pr0v1de visual relief and recreation T
~ space. The type of outdoor use space pro 1ded should reﬂect the proﬁ]e e

- Common sutdoor use space © .

= bf the targeted residerits.” ‘ o
e Homes and lots should be onented to max;mxze exposure to Open space,
parks and distanit views.
s Provide landscaping and automatic irrigation in all eommon outdoor resi-
dential areas.

*  Encourage transit use by mcorporating conivenient, attractive facilities into
the design of common areas. : )
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- - :Indlwdua] anate Spaae in A’ t}‘m'bea' Eausmg’

INDIVIDUAL PRIVATE SPACE Lo e i
The private outdoor spaces and yards assocxated w1th attached units are sma]Ier
50 they must be of high quality to prewde enjoyment for the Ieszdents 7
ce Create a distinct, personahzable entry forecourt for each: umt protected
fromi direct view from neighbor”s windows. S

.2 Create a usable, sufiny patio space for.each unit. Avoid facmg patlo areas -

diréctly onto sticets or other objectionablé on er off-site arsis. _
*  Provide screening betwéén netghbunng éntry foreeourts and Patles. C

FA/C‘&(}SEB ,8‘?/1/,975
RE‘??Q. ?’f}ﬁb '

FIRECouRT
., tome rarea- Unn‘
. Jemys. —WOS ea/
K persma//zzté/e

‘ ”Avbm WthdWs %
MEICHBIRE epntiey

‘ -IINTERNAL srnszrs PARKING LoTs, AND C.'ARPORTS bl _
Creating a positive streetscape is one of the most lmportant demgn issuestobe " *
accomplished in higher-density residential development The smaller private spaces_

" must be complemented by high quahty pubhc spaces of which streers are the most . L L

lmportant stich space.

=" e Jnternal streetscapes dommated by arepeut[" pattern of facades should - '-

" “be avoided. Use street trees, landscape plantmg, and vary front and side -
yard sétbacks to reduce the visual impact. Adjust bmldmg unentatlon to
street to avoid monotonous sireetscape. o :

" e " Lot sizes and conﬁguratlons should be vaned to create v1sua1 mterest or
o respond to site conditions, - . . , :
e Prov1de parkmg in smail parkmg lots or “stree i adjacent to umts large
- undifferentiated parking areas shouid not be created Landscape parking
'~ areas to provide shade and to soften visual impact.
®  Car courts should be used to minimize pavmg and create COMINON areas
~ forbuilding groupings.
*  Carports should blend visually W:lth the building character. Carports should
be enclosed. The end conditions of carports should receive special ele-
ments, such as trellisés, to screen views of cars.

T
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ments, such as trellises, to screen views of cars,

STORAGE AND UTILITY AREAS

Provide adequate outdoor covered and enclosed storage areds for resi-
dents’ personal use. -

Integrate common utility aﬁd trash eneidsure areas within the overall build-
ing complex at logical and convenient locations, well screened from view.

SENIOR HOUSING C.ONB[DERATIONS

Senior residents have different needs than other remdents due to the1r lower
mobility and greater free time. In development intended primarily for senior occu-
pancy, consider the following guidelines, in addition to other design,criteria. - -

Senior residents generally spenid more time at home that younger, Works

 ing people. For this reason, provide gardens and shared outdoor sjte ameni-

ties for walking and passive recreation of residents. Provide covered out-
door spaces and frequent shaded seating along walkways, Provide group
gathenng areas for recreational events L

- -Reduce use of stairs, slippery paving matenals and steep wa]kways in.

senier developmenu

- Serior citizens tend t6 rely heavrly on transrt and need especmlly short '

- walking distances (including wheelchair access) to reach transit stops. .
Transit stops particularly intended for thie use of seniors should be shel- - o
- tered from sun; wind and rain, and should inclade seating. Give careful :

. consideration to Senior néeds in the development of fransit rontes.
.- Consider overall chiracter and appearancg of security measures such as
* fericing. Use colorful, high quality gates and fences of materials such as
tubular steel or perforated metal. :

Automobrle parkiig requirements may be reduced (Refer to Deve}ch-

' ‘fnent Smndards page 71) -

Detached single family housing for seniors shoujd be grven specral con- -

" siderations, mcludmg, -

* Designing the bulldmg to provrde the master bedroom on’ the grou.nd
* floor.

. - Pre-plarmmg for bulldrng modlﬁcatlons such as handralls and grab

"bars

. Pre-wu'mg homes for emergency call systs

* Integrate into neighborhood design convenient pubhc transportatlon
access and other TSM program requirements.
. ok
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ARCHITECTURAL GUIDELINES

The architectural character of the new residences at Harnilton should be ap-
propriate to the regional and historic character of the area. The existing architec-
tural heritage of Hamilton consists of California Craftsmen (also called Bungalow)
and Mediterranean (or Spanish Eclectic) styles.

Onesite familiarity with the historic homes of Hamilton is recommiended prior
to the development of architectural design concepts. Divetsity and inhovation is
encouraged within the framework of high quality design and construction stans
dards. : ' :

SE NSITIVITY TO CLIMA'rlc, Hls'romc., AND: VISI.IAL
CONTEXT _ _ , .

Himiilion Field is & unique plase. Dc'sig'.n of ré'sidenti'él'homes-s'hould build
upon this special keritage: . -

* The liistorical classic Medncrranean arch1tectura1 style of sinooth stucco

finishes, light colors, thick walls, simple clean details, divided pane win-
dows, sculpted formis, and tile roofs is one design palette that is histori-

cally and visually responsive to the setting. Homes may also borrow the

design vernacular of Marin County’s early twentieth century nelghbor-

heods, which are also historically and v;sua]]y app_ropna:e Bungalow,

craftsman, early Victorian, farm country style are examples of architec-

~ turalstyle prevalent in these older neighborhoods. The historic Hamilton
. homes can al$o act as ingpiration for architectural detailing.

Key Residential Design
Criferia:
sensitive o climalic, historic, .
and visual conlest

conlributes to stmetsmpe
characler )

eclectic y.raupmgs af
harmonious sor!es '

sculptural massing and
volumes

tm‘mda!edraafhms

:rutbe.af:t.’allyms;uma’
materials, a’etmlr r:a]m
finishes -

emphuaosize entrrmt.'es o
appmpnate]ysca]ed mdm
de-emphasizes the garage .

& »  Architecture should utilize eneigy saving, appropriate recyclable materi~ .

als and a uitility consumption-minimizing approach. Passive solar designs -
that use building matesials, orientation; and shad‘ihg devices are encoir- -

age‘d to help conserve energy. Deciduous trees on the south and west sides )
of a building should be used to minimize sbmrner heat gain and allow

- winter light.

_'e " Where possﬂaie building matena]s should be sclccted for proper msula- .

tion and extended life.

tricity are. also encouraged. Where appropnate, devices such as program-
mable temperature controls, heat exchangers, and solar design devices for

- temperature management should be employed. The use of drip irrigation:
and water conserving plaut matenals to minimize water consumpuon le._.-. E

1 encotraged. -

STREETSCAPE CH"AHACT-EH

At Hamilton Field, a primary goal is to create a friendly neighborhood atmo-

sphere. The first imipression of a neighborhoed is formed by the character of the
streetscape.

®  Create a neighborhood scale streetscape. Minimize setbacks to homes,

Entries and living areas should be oriented towards the street. Porches

and front stoops can provide opportunities for intetaction with neighbors.

e Utility management systems that opt_umze the use of water, gas, and e}ec——

az




Becommeénded hisioric inflnences for stucco and tile aa?fcrjes juc]uﬂe:

light, scalptured stucco volumes, shallow tile roof averbangs, arched
arcades, varied window patferns, and special details. such as glass hlock
aad architectural grills
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' Recommended historic influences from California bungalows include:

steep shingled roofs, second story off-sets, front porek and stoops, pamf‘d '
claphoard siding, brick :ﬁ:mney.s' picket fences :md white window
mullions

44

Integration of second story info
roof form creates a one .s'fary
appearance




Modérn }n?é)jiféftrﬁbas”of bistoric Influences include: in w'}my porches, ;.
"+ récesskd second stories, de-emphasized garages, divided paze W!ﬂdﬂWS,
3 scu]pted bm!dmg Vaiumes and pasz‘e! colar.s' B
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» A sensitive mix of architéctural styles along the strest is éncouraged.
Diversity should be aclneved through manipuiation of sethacks, building
vohimes and materials, rather than changes n pamt color or wmdow de~ -

¢ Transit system access and fé.c111t1es shiotild be an mtegra.l parl: of pro_lect o o
desrgn in order to attract maximum ndershrp :

s  Utilize a combination of the three preferred architectural styles (Spamsh- o
ColemaiRewvai CahformaCraﬂsman andCahfumxaBtmgalow)to creater ‘ A

B AG Swﬂbfmmrwgf

\JVAFIE:? SG'TMGKS ;;g_ MGW

An eclectic groaping of huildings crentes and interesting'streetscape
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VSCULPTURAL MASSIHG AND VOLUMES

~ tecture.

dards, can further unify neighberhood appearance. .

» Within the diversity of architectural styles, homes along a street should be
of d-consistent scale and propertion to provide a harmonious streetscape
character.

= Each architectural style should be fully developedfor cach partrcular home
type, mclud.mg massing’ and roof form, appropnate to the style. The dlver-
sity of character should not rely solely upon suhtle changes in color, ma-
terials, or detailing. .

Bmldxng forms should be sculpted to reﬂect 1ntenor uses, fo create a posrtwe A
relauonslnp to ad_}acent homes and the strcetscape, to prowde v1snal empha315, and

......

include: -
. Offsetung the second story back ﬁ'om the ﬁrst level

. _zCreatrng recessed alcoves or overhangs wlnch cast shadows

. '.Sculptmg clnmney forms

= Utrhzmg dormers, bay wmdows and other arclm.ectural promlsrons

ARTICULATED Boor Fomns D

The roof is one of thie most visually dommant components of res:denhal arch1— | _ E

S Roofs shoild have 4 strong wsual pre

lated to avoxd the monotony of a single plane'anﬂ ‘ndge 'For example : :
‘bicaks in the roof plane; .-

vary eave heights, create off-sets, dormers “ind bies
vary roof materials from one house to r.he next, in @ compatlble inanner,

«  Roof materials shonld be appropnate o archltectural vintage. Detznhng‘.. B

 of gutters and overhangs should be cons1stent w1th the arcmtectural de—‘
taxlmg and scale of roof elements i Lo ST

DETAILS AND MATE: RIALS B

Detmlmg and matcnals of contemporary res1den0es should 7 7
teristics of the historic styles as appropnate, 50 as to mamtam wsual consxstency .
and character. The followxng aftribiites apply'-- ’ ‘ :

CALIFORNIA CRAFTSMEN ' :
This typology is charactenzed hy low p1tched gahle roofs (often I:uppcd) w1th
wide unenclosed eave overhangs 7
®* Roof rafters should be typ1cally exposed w1th decoratwe or false bearns
(or hraces) under gables and porches. The roof form should be typically
supported by short and square columns that may extend to the gmund
level.
»  Exterior cladding should be wood claphoard or wood shingl'es.
*  Primary entries should be typically through a prominent full or partial
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porch supported by square columns
. ® Dormefs may be gabled with exposed rafterends and braces 31m11ar to the
mmnroofwall_]uncuon Fep Tl T B g

‘ .SPAHISH col..omm. REVIVAL S :
_ Dwelling units of this type sbould be charactenzed by low prtched toofs, with
little orno edve overhang and red tile roof covering, There should be typically one
. or more prornineﬁfathS 'abov’e' a principle door or 'window ar beneath a poich
“ " Exterior walls should e stucco, and faces asymmetrical, The use of mini-
mized and protected opemngs will resuIt in the lnterplay of Iarge homog—
' enous forms typ:cal to thlS style o o

- Roof ules may Mls for alf ¢ cy _ ders or Spa.msh tiles (S C_urved).'
Entrances (pam" ﬁmary'ones) should be emphasmed by carved

stonework; patterned tiles or pllasters :

e Doors leadm gt to cxtenor gardens patlos a.nd balcomes should be pa.lred

e Decoratwe gnlls of iron of wood should be used as"hould balustrades on
2 ca.ntjlevered balcomes S

round or square tower forms

| CALIFORNIA BUNGALOW : S
. Sm:ular in style to Cah:forma Craftsmen t.he Bungalow is typlﬁed b

Promment sculpted chLmney typlcally of 1 masonry
*7 e Detached garages

EMPHASIS ON EHTRAHCES .
The empha515 should be placed on cneatm g a'fnen y streetscape. A we com=

in g entr_y ‘shoilld be a dominant feature of the front elevation of each Fomg,: -

%aa’matena]s can also be -;:: .
appropriate at Humilton .~ - -0

"' Details typlcal to this style also mcIude “tile-roof chimney tops, bnck or_'-‘ DU i
tile vents, fountaing, arcaded walkways (usually lcadlng to gardens) a.nd S

w f * Roof forms and buﬂdmg foorpnnt should hxghhght t.he enuy Stcps ca.n . L

also act as welcoming elements

o "'. Special features such as colt_rmns, porches |
T uged to credite @ protected forecotirt o the
' Detmlmg of front doors should reﬂect the quallty of the home

' "Appnopnm'r:ur SCALED WiNDOWS '

Window patterns, proportion and detalhng ared maj of component of res1den-'
tial architectural sl:yle

‘e Utilize an I‘.hentlc wmdow forms ie. deeply recéssed and arched windows
for Spanish style; avoid shutters which are significantly smaller than win-

a8 -
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Use a variety of techniques lo add inferest to

GARAGES DE-EHPHASIZE ‘ L
home and the 'yards-éhuu];_d' be the pnmary em}ihésis'of the view of ahouse. -

as seen from the street, rather than the garage. Design techniques_ to reduce the
emphasis on the garage should include o SR

The

<. Using side entries to garages for parcels on comers. -

dows.

Use special window treatments such as divided pane windows, window
boxes, deep sills and shutters, to highlight windows. -

Do not place windows in locations that overlook private yards of adjacent
hoimes: '

Recess windows mito the wall plane and align windows when possible.
Low grade, unpainted aluminum, or large expanses of undivided window
panes should not be used, o S ' a

=

Setting back garage doors farther than the front of the home.
Locating detached garages at the rear of the property - -+~ =

The gaiﬁge door should be consistéitly détailed with th

the house: The design treatment of the deor should strive to reduce the

overall visual mass of the garage. . _ _ :
Archiitectiral forms should de-emphasize the garage by highlighting other
parts of the home. I T _
Provide atiractive, weIl-mtegrated fransit facilities to redice reliance on
automobile.
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WAF HILL HOUSING L )

In the WAT Hill setting, it is especially critical to design'the building form,
mass, profile, materials, textures, and colors to blend wsually with the surmundmg .
oak woodlandenwronment. o ST . ,

® Incorporate a vancty of bays recesses, overhangs a.nd sctbacks into the - .

) downhxll elevation of structures to create visual interest. '

' . Encourage spht level urits that step with the ﬁmshed topogmphy Slmply B - _
massed multi-storied units should not be used T o
*  Detached garages should be used as a means of accommodanng gradc
changes. o o )
*  Donot c‘:rea'tf_: condmons ﬂmt req.uis'c extensive bﬁﬂding Skll'tS

“ Ef]sidé'ﬁbﬁés'sfep with slope -

" ATTACHED HOUSING - : K
In the attached setting, it is especially important to credte buildings that make

it éasier to be 4 good neighber. Also of parﬂcular concern is creanng vaned build-
ing elevanons, that contribute to personal 1dent1ty and makc if easwr to ﬁnd One’s

o7 Architeoniral yolums féiaduid'bc sculpted by offsetting Vertical and hori-
zontal planes, as well as roof Iines to reduce the overall scale of attackéd
buildings. Minimize the mass of bu.lldmgs adJacent pedéstriai areas siuch
as recreation centers of irhit entrles

aﬂd appoﬁum ties for in dz wd zm] “_ : _

»  Utilize window pattems, matenals and archltectural dctaJIs that emulate Expr es.s'mn
the scale of a single family home. h

* Develop a building form which fosters opportumtles for positive inter- '
action with neighbors, for example, a commion recreation area or commu- )
nity mail box. Avaid forced interaction. Typicaily, no more than two units
should share an entry foyer or porch; however; an exception might be
senfor group housing. Design individual unit entries to be covered and

Avoid repetifive, impersonal
faeadeas
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ROOF FORMS STEPPED 4

BROKEN T0 SCALE BUILPING/ . 5TYLES ADDP VISUAL
MASS ' -

VARIETY 0F ARCHITECTURAL. ~——=

| NTEREST
VIEWS THROU@H TO Hl LL5

LANDSCAPE

.:LSPE.G!AL ARCHITECTURAL- ELEH?NT“s,_;. e

PRNATEYARps' HIGHLIGHT COMMON OPEN SPACE .. .

' .S' snsitive mu!f:famr! y desxyn

o 1dent1ﬁab1e as elements of the bulldmg mass _ ‘
. De31gn gmuped bmldmg structures w1th massmg that tapers down at ﬂle
- . edges. : . . A

¢ Design facades o emphasme the mdmdual homes w1d1m the overall buﬂd- 7 o

ing complex by offsetting and staggering separate units, thereby éréating
interesting bmldmg forms. The following architectural featares should be

- mers, and overhangmg caves.,

""" Avoid flat facades on froit, back, or sides of any residential building, .
Desxgn buildings to include the a.rUCulatton of long lengths of wall w1th - :

“.- windows, wall pmjectlons and recésse
* nies. Provide a well mtegrate '
ing for all facades R S , .
* Emphasize the personal remdennal nature of the bmldmg For example §
' the architectural scale and detailing should resemble detached housmg v
e. Design buildings to have a “finished”’ appearance. Integrate éxposed ele-;
ments such as exterior stairs and utility cabinets into the bulldmg s facade '
instead of makmg them appear to be “tacked on.” RESTAREE

RES[DENT!AL DEVE LOPMENT STAN IARDS

The City of Novato Zoning Code includes certain property development stan-
dards. Several of these standards have been reproduced below in summary, for
reference. Refer to theése Zoning Regulations for complete standards, whlch remam
valid ds described in thie Developrueiit Agreement. ~ .- ' ‘

The following standards are intended for use in con_]unctlon w:th the design
guidelines as ‘a framework for the preparation and rewew of development plans.
They are not intended to inhibit creatlve des1gn w1tlun the spmt of the Hannlton
Master Plan.

The use of innovative lot layout patterns (car courts, zero lot line, Zlots, etc...)
which demonstrate design excellence are strongly encouraged. Variations from stan-

=5

included to create visual interest: covered emry porches, gables and dor-i: S L




dards may be utilized under the Hamilton Pianned Community Zooing o create ~ Lot gmu_pmgs can fmﬁra"?e the

better neighborhioods. streef character by reducing the

, impact of the car and garage
LOoT AREA STANDARDS L

Generally, Iot areas in residential districts should comply with the area calcu-

lated from the parcel acreéage and allowed nuriiber of units. In addition, the Cond1—

tions of Approval require that 95% of Iots be within the following range:
Minimim Lm‘Am (in mruq feet)
Singie Family Detached Hpmes, 8 u_m.ts peracte 4000 . . .
Single Family Detached Homes, % umts jp.er' acr::'="" _ .3!_ SQQ e

Hillside homes, townhouses, condormmums and BOQ units shalI have no par- S
ticular lot area reqmrement ' : ‘

LoT COVERAGE'

Maximum single famﬂy detached remdenha] lot ”overage for all structures
- shall be 50% of 1ot area. Townhouses, condoimininms and B@Q units shall haveno
partlcular lot coverage limitation, i .

o -"'Lcrr WIBTH STAHDARBS s e e ,
Lot width is mieastired as ai average for the whoIe fot to account for pie shaped :
lots i 111 cul-de-sacs and other situgtions, Avexage 1ot width in résidenitial districts

should decrease as denSIty increases. Therefore mmmmm lot width should gener— = :
ally be as foIlow 3 '

-Hﬂlsa e Smgie Fly ] atached Homes
- Sinigle Fa:mly Detached Homés, 8§ units per acre
Single Family Detached Homes, 9 units p,er acte -

O don:umums and BOQ umts sha!] haveno partlcular lot mdj;h
- reqmrement Precise development pla.ns may propose ‘variation from these stan-r-'

-
STREET

Stng eFanulv Detaohed Homes Stl' 'ts per'acre — SOft. — " Cottage Jofs in car gayrf--gg]y
Single Famﬂy Detached Homes, 9 units per acre rEF A )

on driveway on the street

Townhouses / condominiums and BO(Q rental units shall have no particular lot
depth requirements. Précise devélopmeit plans may propose variation from these
standards to further the vision of the Master Plan or to address special situzations.
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- YARD" STANDARDS

_ decrease the rear yard setback for a garage, in ofder to reduce the gradmg on the-

FRONT YARD SETBACK - ‘

Tiiiisids Single Pamily Detached Homes, -

Vanat.lon example: - _
Development of a wide/shallow lot type and buﬁdmg may Jusufy lot depths '
less than those indicated above.

MAXIMUM BUILDING HEIGHT

L Single famJIy detached dwe]]mgs shall not ekceed two stories in height Other
structures including single family attached and detached units (duets, patto homes,
etc.. ..} condominiums, and townhoimes, “shiall not exceed 35 feet in helght Precise
development plans may propase variation from these standards to further the vi-

sion of the Master Plan or to address special sﬂuatmns

Exceptions: - : \ o
Landmark elements, one per netghborhood Wﬂ] be allowed

Generaily, the preerse development plan should prcmde buﬂdmg y I¢
dential districts to cornply with the following standards. Towiihoises, condomrm .
ums and BOQ units shall have no particular yard requlremeuts Porches ﬁreplaces, '
or stairs may protrude into the required setbacks. -

. Precise development plans may propose variation from these standards to fur— '
ther thie vision of the Master Plan or to address specml sxtuanons‘ e '

Yard Vanatton example 1' - N ‘- ‘- -

; _ Lots w1th detached garages served from an alley mtgh '__ocate t.he garage near |

- the rear property tine. The front setback rmght be reduced in order to al[ow ad--r -

equate pull-in space for autos entering the garage
Yard Variation example 2: o : -
Hillside designs might decrease the front yard setback for the house, or rmght .

site_. Co : :
Yard Vanatlon examp e 3 _
" Car-cotrt type hones might combine the | garages and. ynits in inventive ways

“'to create an mtemal off street paved court. Fronit yard and garage setbacks from

this court might vary from the standards below, whlle still creatmg a quahty devel-
opment. . -

oo Q0 feet 25 feet
Single Family Detached Homes, 8 unitsperacre - 18feet ~ 20{eet
Single Family Detached Homes, Qunitsperacre 18 feet 20 feet

*  Front yard setback is measured from back of sidewalk. Where no side-
walk is present, setback is measured from back of curb.

=  Setbacks to'side loading garages may be reduced by 5 feet.

*  Onacorner lot, the principal front yard shall have a setback of at least the
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minimum indicated and the other setback shall be at least that amount
minus five feet. :

" SIDE YARD SETBACKS - - :
'  Aggregme . OneSide
Hillside Single Family Detached Homes . 15feet . Sfeet
Single Family Detached Homes, & units per acre _ 10feer ~ Ofeet. .
" Single Family Detached Homes, 9 units per acre 10feet = Ofeet

"o side yard setback is meastited froumPEl't}' line. . - . o

REAR YARD SETBAc-k R
' - | Minimum
Hillside Smgie Famﬂy Detached I-Iemes I . 20feet
S_mg & Pamily Detached Homes, 8 umits per acre : 10 feet
- Single Famﬂy Detached Homes, 9 tinits per acré . .  107feet

e Reary

OFF-STREET PARKING BRI : o
The City of Novato Zom gz Code mc]udes ceftain miinimu I kmg reqmre

e ments. Many of these standards have been reproduced below in summary for refer--,‘-— - _
ence. Please referto the Clty Zomng Regulatlons f°" complete restnctions, WhJChV L

remam vahd

" Land Use Divelopment Type . .. Minimoim Parking Spaces Reguired | -~
Detachied Single family ¢ and duplex umts 2 pérunit. -
" Attached Studio Unit _ 1.2 per unit
Attached One Bedroom Unit’ i.3 per un'it_-
' Attaehed Two Bedroom Unit 2.0 per unit”
" Attached Three Bedroori Unit and more 2.2 perufiit -
Guest Parking i m attached areas .1 pefeach three umts ; }
Senior Housmg L _ 3 50% of parking requn'ed above

LANDS CAPiHG

© . » Plantonetree per lot minimum, in n'admonal mngle famﬂy detached hous—

. mg areis, to be located on the lot 1tse1f

. e Remdent:al front yands shall be p]anted Mﬂun one (1) year Df home occu-‘-

pancy. -~

setback is measuredfmmPI'OPertY ]lne SRS
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82 GOALS AND POLICIES
82.1 GOALS AND POLICIES RELEVANT TO MULTIPLE PLANNING AREAS

Issue: 'The need for a cohesive design plan to ensure that the aesthetic quality
of Hamilton is retained.

8.2.1.1 Goal: Beauty and order throughout Hamilton.

TN 32320 _ 8-6 Section 8 < Design Guidelines



Hamilton Reuse Plan - Revised

Policies:

82111

8.2.1.1.2

8.2.1.2 Goal:
Policies:

8.2.1.2.1

8.2.1.2.2

8.2.1.3 Goatl:

Polictes:

8.2.1.3.1

Develop a Design Plan for the Reuse Plan area. This Plan
should address:

° Site planning and design,

. Architectural design guidelines,

° Landscape programs,

. Streetscape programs, and

° Design guidelines appropriate for each City district.

Ensure that on the Mainside portion of Hamilton, the Spanish
Eclectic architecture shall be retained (with the possible
exception of the Capehart Housing area).

A cohesively designed landscape plan for the Reuse Plan area.

Review landscape plans for new development to ensure that
landscaping relates well to the scale of structures and land
use(s) it serves. To this end:

° Require new development to incorporate street tree
planting mature enough to shade and beautify the area.

. Require new development processed as a Planned Unit
Development to ensure permanent maintenance of
landscaped areas through maintenance agreements,
“Conditions, Covenants and Restrictions,” or similar
contracts gnaranteeing perennial maintenance.

Require landscaping to screem, buffer and unify new and
existing development.

. Require landscaping to provide visual continuity along
a street, even where the buildings are in different zones
or land use classifications.

. When conflicting land uses adjoin, require a dense
landscape screen to mitigate the friction between land
uses.

Interesting and attractive streetscapes throughout the Reuse
Plan area.

Develop a street tree planting and replacement program.
Require street trees in new developments.

TN 32320
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Harnilton Reuse Plan - Revised

82132

8.2.1.3.3

8.2.1.34

8.2.1.3.5

8.2.1.3.6°

82.1.3.7

8.2.14 Goal:

Policies:

82.14.1

8.2.1.4.2

8.2.1.5 Goal

Policies:

82.15.1

Maintain and promote a rhythmic and ceremonial streetscape
along Paim Drive and South Oakwood Drive. Encourage the
same along Main Gate Road and other primary roadways
through Hamilton.

Preserve, when consistent with public safety, mature tree stands
along Hamilton’s streets.

Encourage a variation of building and parking setbacks along
the. streetscape to create visual interest, avoid monotony and
enhance the identify of individual areas.

Require that all sides of a building visible from the street, or a
different, adjacent land use, display fully finished architectural
detail, including finished doors, windows and exterior surfaces
identical to, or which complement, the front of the building.

Require landscaping treatment on any part of a building site
which is visible from the street or a different, adjacent land use.

Consider contrasting paving for pedestrian crosswalks in order
to increase pedestrian safety while adding visnal interest to the
streetscape.

Preservation of all Hamilton neighborhoods as attractive
residential environments.

Entourage and support neighborhood property owmner
associations which work to improve their communities.

Enhance neighborhood identity with landscaped, fenced or
walled boundaries and distinctive neighborhood entrance
treatments.

Non-residential properties which enhance the image of
Hamilton. ‘

Review site plans for commercial and non-residential projects.
To this end:

. Discourage rectangular buildings parallel to street
frontage, including:

- Require the on-site building layout to be
staggered, increasing visual interest and
identity.

TN 32320
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Hamilton Reuse Plan - Revised

8.2.1.5.2

8.2.1.53

82154

8.2.155

82156

8.2.1.5.7

- Require structural positioning which provides
visibility for the whole site, promoting visual
interest and security.

- Adjust setback distances according to the
height of the structure(s) on the site.

Require mature landscaping be used to define and emphasize
entrances; including those areas lying between a building and its
parking lot.

Regquire on-site outdoor storage areas to be fully screened from
view with a combination of walls and landscaping.

Encburage non-residential architecture which establishes
identity, captures interest and is appropriately scaled to its
environs. To this end:

. Encourage a strong geometry of buildings to increase
visual interest.
e Ensure the architectural scale relates to the mass of the

building(s} to the proposed use.

. Encourage architecture which disaggrepgates massive
buildings into smaller parts, responsive to human scale.

. Encourage variations in roofline and parapet
treatments to add design interest.

. Encourage the incorporation of varied planes and
textures.

® Encourage “shadow play” through the use of deeply
recessed or projected building features, including: pop-
out window masses, built-up relief details, comnices,
windows, trim and entrances.

. Encourage the wuse of natural, rather than
manufactured building finishes and materials.

~ Require appropriate and attractive roof treatments, and require

concealment of all roof-top mechanical equipment.

~ Enhance the identity and attractiveness of commercial centers.

Encourage commercial development to incorporate theme
clements in the Spanish Eclectic tradition to promote
Hamilton’s historical significance and public use of the center.
Theme elements can include:

N 32320
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82158

8.2.1.59

8.215.10

821511

8.2.1.6 Goal:

o Outdoor cafes,

. Patios and plazas,

» Kiosks,

. Flag courts,

° Fountains,

. Gardens,

* Outdoor markets,

. Trellises and arbors,
. ‘Colonnades and arcades,
. Bell towers,

e Theme towers,

e Galleries,

e Clerestories, and

° Clock standards.

Encourage commercial projects to include internal features
which are designed to draw pedestrians from building to
building, or patio to courtyard.

Encourage the use of commercial site landscaping techniques
which increase the pedestrian’s pleasure in the immediate
environment. To this end:

. Vary the texture of paving at all project entries, at
pedestrian crossings, or at gathering areas in order to
provide accent and break the monotony of concrete
walkways.

. Shade all waiting areas from the sun, including bus
stops and turn-outs:

Encourage bus shelters and bicycle racks to be incorporated in
all commercial projects, as appropriate.

Ensure that all new and remodeled public buildings, service
areas, storage facilities, and gathering places meet the design
standards required of private development. To this end:

° Ensure that all new and remodeled public buildings are
aesthetically attractive.

. Screen city service, maintenance and storage areas from
public view with fencing and landscaping to improve the
streetscapes in which they are located.

Preservation and enhancement of those structures and/or
landmarks which are representative of historic Hamilton.

JN-32320
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Policies:

8.2.1.6.1 Encourage the adaptive reuse of historic structures, preserving
the harmony and integrity of the structures and their
neighborhoods. To this end:

-]

Renovate building facades to retain, as closely as
possible, their historic character.

Protect and enhance design features associated with
historic Hamilton including street trees, gardens,
mature trees on existing lots, and street furniture.

Renovate historic structures with materials and designs
compatible with Hamilton’s architectural heritage.

Incorporate historically and architecturally significant
buildings into new projects, encouraging developers to
renovate or restore those bwldings which are
considered candidates for nomination to the National
Register of Historic Places.

8.2.1.6.2 When preservation of a significant site is not practical, ensure
that the adverse impacts of the proposed project are mitigated
in accordance with NEPA and CEQA, as well as with other City
policies and procedures, including the following (or as required
by the City):

A site investigation under the supervision of a person
qualified in his/her respective field, approved by the
City, and certified by the County. Whenever possible,
students and other residents, as well as organizations,
should be encouraged to assist in the investigation.

A report describing the site, its significance, and
recovered data, and the recovered data, photographs
and notes, should be deposited in an institution where
they are available to the public, and the academic and
scientific community. Provision should be made for the
return of these materials at such time as the
appropriate facilities for their public display, study, or
use are available.

In the case of archeological data recovery excavations,
the cost should be the responsibility of the project
applicant.

Issue: TFrequently the first impression of any development is from the parking
lot. Thus, it is extremely important to locate, configure and landscape
parking areas to project the desired image.
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8.2.1.7 Goal: Parking facilities with design amenities.

Policies:

82171

8.21.72

8.2.1.73

8.2.1.74

82.1.75

8.2.1.7.6

8.21.7.7

8.21.78

8.21.79

Encourage off-street parking as the predominant method of
parking.

Parking requirements.should be adequate to meet the needs of
specific uses, but they should be minimized to reduce the size
of the paved parking area. Small parking lots are usually
preferable to large lots.

Locate parking on the site to de-emphasize the visual impact.
Preferable locations of parking lots is to the rear and side of
parcels, except for retail situations, where it is recognized that
visibility of available parking is desirable. Avoid parking
directly against buildings to allow adequate space for walks and
landscape screening.

Separate parking from the street with low berms and a low solid
barrier such as a hedge or wall, to soften the visual effect of car
grillwork and paving. Consider perimeter planting of trees and
shrubs to screen and control the adverse visual impact of
parking lots.

Parking and driveway areas should be landscaped with trees
and shrubs. Landscaped beds protected by curbs should be
provided at the end of each row of parking. Trees should be
used in islands to relieve visual monotony, to provide shade,
and to reduce glare.

Encourage the continuous connection of planters, rather than
isolated tree wells, in the design of new parking areas.

Encourage parking lot design which breaks up parking areas
with landscaped belts.

Encourage the inclusion of pedestrian amenities in parking
areas including:

. Pedestrian walkways clearly marked with striping or
textured paving.

. Bus waiting areas, benches, public telephones and other
features for the convenience and safety of parking area
visitors.

Provide separate access for service trucks.

JN 32320
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£ 8.2.1.7.10 "All garbage can and dumpster container areas shall be screened
on at least three sides with an opaque fence or wall of sufficient
height to block views of the containers. In addition to the
enclosure screening, plant material and earth berms shall be
used for general screening of the trash collection areas from
view of main roads, sidewalks, and building entrances. Garbage
P can and dumpster container areas should be directly accessible
by paved parking lot or service roads.

Issue: Site furnishings are elements found in the exterior environment of
HAAF. These elements include benches, trash receptacles, planters,
tree grates, paving, flagpoles, lighting, drinking fountains, and picnic

tables. The appearance of HAAF can be enriched through the

* development of a family of elements that are related to each other by

compatibility of material, color, form and design detail.

! 8.2.1.8 Goal: Attractive street furniture, appropriate to each area of
Hamilton.

Policies:

8.2.1.81 On the Mainside of HAAF, site furnishings should support the
Spanish-motif theme.

8.2.18.2 Locate seating in response to the user’s need for resting,
waiting, socializing, or lunchtime activities. Benches should be
placed adjacent to walkways, entryways, ramps, and stair areas,
and at bus stops. Locate benches where they will receive
sunlight.

8.2.1.8.3 Drinking fountains shall be provided along walkways and hard-
surfaced paved areas, eating areas, and outside recreation
areas.  Drinking fountains shail be provided for the
handicapped.

8.2.1.8.4 Locate telephone booths in highly visible locations for
convenience and security from vandalism. Place all service line
: wiring underground. Provide lighting for nighttime use.

8.2.1.85 Trash receptacles shall be highly visible and immediately
available for effective litter control. Locate receptacles
conveniently and strategically along sidewalks, near major
walkway intersections, building entrances, benches, vending
machine areas, and recreation and picnic areas.

.8.2.1.8.6 Use bollards to control traffic and to separéte vehicular traffic
from pedestrian traffic.

t 8.2.1.8.7 Memornal and commemorative plaques may be designed as an
integral part of a building or Jandscape feature. They should be

i TN 32320 ' 8-13 Section 8 < Design Guidelines



Hamilton Reuse Plan - Revised

compatible with the architectural character of their settings in
terms of their scale, materials and details.

821838 Provide planters and tree grates where landscaped areas are not
available. They shall be located in plazas, patios, building
entrances, and other areas where in-place landscaping areas are
not available.

8.2.1.8.9 Locate kiosks in areas of high pedestrian use and visitor traffic
areas.

8.2.1.8.10 Use bicycle racks where warranted by demand. They should be
located near building entrances where they are open to visual
surveillance, but do not impede traffic flow. Locate bicycle
racks at major destination points for commuter and
recreational bicyctists: at office buildings, the gymnasium, the
theater, and other commercial areas.

8.2.1.8.11 Provide trash receptacles in convenient locations.

Issue: Exterior lighting performs a number of functions related to nighttime
safety, security, pathfinding, and illumination of landmarks or special
features. It should be designed as a coordinated system that is
functional, attractive, efficient and easy to maintain.

At HAAF, there is a wide variety of lighting types and designs, resulting
in inconsistency in the lighting fixtures or spacing. Many roadway
fixtures are located on buildings; therefore, many streets are poorly lit
or not lit at all. The general effect is of a roadway lighting system that
contributes to visual clutter while performing inadequately in some
areas. ‘

8.2.1.9 Goal: Aesthetically pleasing, functionally adequate outdoor lighting,

Policies:

8.2.1.9.1 Develop a standardized lighting system along HAAF’s primary
roadways.

82192 Require uniformity in street lighting standards within each
neighborhood, commercial area and public space. Lighting
desigx_ls that complement the setting, age, character, building,
and landscape should be used.

8.2.19.3 Minimize outdoor lighting intrusion into residential
neighborhoods.

8.2.1.94 Lights should not blink, flash or change intensity.

N 32320
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82195 Encourage energy efficient outdoor lighﬁng in new
development and, when feasible, as a replacement for existing,
high energy outdoor lighting.

8.2.1.9.6 Provide adequate lighting for safety and security.

8.2.1.9.7 Architectural landmarks, entry areas, monuments, and similar

Issue:

features shall be lighted with low-level spotlights, floodlights or
wall lights. The light source should not be visibie.

One method to improve HAAF visual environment is to provide
screening of unsightly views (i.e., parking lots, storage areas, trash
dumpsters, electrical substations, mechanical equipment, etc.).
Screening for housing privacy is also an issue. Existing fences used for
screening are not standardized in appearance.

8.2.1.16 Geal: Attractive and functional walls and fences throughout

Policies:

Hamiiton.

8.2.1.101 Encourage walls and fences which protect security without

detracting from the appearance of streets, alleys and other
public ways and spaces.

8.2.1.10.2 Discourage the use of chain link fencing and barbed wire.

When they are necessary, require their screening with vines,
shrubs and other appropriate landscaping.

8.2.1.10.3 Encourage the use of landscaping, vines and other decorative

materials to improve the appearance of walled properties in
residential areas.

82.1.104 Trash enclosures and other walls/fences which are incidental to

the primary use within a Planning Area should be of a
compatible architectural design to the primary buildings and
structures.

8.21.105 Whenever possible, encourage electrical vaults to be placed

Issue:

underground. Where electrical vaults must be above ground,
require these installations to be aesthetically screened.

In general, the existing signing system at HAAF detracts from the
overall image of the base extérior by cluttering and confusing the street
scene. There is little consistency of sign design, style, color, typeface,
location, etc. Signs are not always in harmony with their architectural
or landscape settings. Signs are small and often difficult to read; an

‘example is the base directory sign. There are conditions where

excessive information is being conveyed, resulting in confusion and
potential traffic hazards.
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82.2

8.2.1.11 Goal: Attractive and appropriate signage throughout Hamilton.

Policies:

8.2.1.11.1

8.2.1.11.2

8.2.1.113

8.2.1.11.4

8.2.1.11.5

8.2.1.11.6

8.2.1.11.7

821118

8.2.1.11.9

Establish a sign program that is coordinated and consistent,
while offering flexibility.

Establish the boundariés of Hamilton by marking major entries
with uniform signs, landscaping and illumination.

‘ Encourage the use of uniformly designed entry monuments to

identify both residential and non-residential areas.

Require and enforce master sign programs to be developed and
maintained in commercial and other non-residential areas.

Minimize the number of signs.

Use standard typography on all signs for effective
communication.

Entry signs shall be integrated with the environment of the
entrance.

Signs attached to buildings shall be composed with existing
architectural features.

Avoid freestanding signs where possible, and consider motorist
and pedestrian safety in sign location.

(0ALS AND POLICIES RELEVANT TG SPECIFIC PLANNING AREAS

Planning Area 1: Rafael Village

Issue: Rafael Village is the most visible Planning Area of HAAF and should
become an aesthetically appealing asset to Novato.

8.2.2.1 Goal:

Policies:

82211

Rafael Village as an attractive neighborhood.

Ensure that all new residential development and renovation is
compatible with .the architectural scale, massing and
landscaping of adjoining neighborhoods. To this end:

. Landscape plans for new residential development shall
complement neighboring lots, buffer adjoining land
uses, and ameliorate variations in size, setbacks or
architectural character of nearby buildings.

JN 32320
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8.221.2

82213

8.2.2.14

82215

8.2.2.1.6

° New development shall relate structural size and buik,
placement of doors and windows, and setbacks, colors
and materials to be compatible with the existing
neighborhood.

. Prohibit scale extremes in development, so that multi-
story buildings are never allowed adjacent to single-
family, low rise residences without adequate setbacks.

Encourage multi-family residential development which
incorporates imnovative design appropriate to its site and
environs. To this end, encourage muiti-family residential site
planning which provides residents with shared open space,
semi-private common areas and recreational facilities.

Ensure that new residential dévelopment does not front along
Ignacio Boulevard (i.e., driveway access).

Ensure that residential development enhances the streetscape
within its neighborhood. To this end:

° Walls protecting residential developmeﬁt shall be
landscaped with vines, and/or with trees and shrubs in
the setback area.

. Encourage curvilinear wall alignments and meandering
sidewalks along the peripheries of residential
development.

. Require new residential development to incorporate
shade trees on new streets.

Ensure that residential development avoids architectural
monotony. To this end:

. Avoid boxy structures.

e Encourage varied wall and roof lines.

° Relate setback distances to the height of the proposed
building in multi-family residential development.

Ensure that residential development is compatible with its

environment. To this end:

o Encourage the incorporation of outdoor features
compatible with Northern California’s climate including
colonnades, patios, automobile courts and the like.

° Encourage architecture consistent with Northern
California traditions, including modern interpretations

JN 32320
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82217

822138

82219

8.22.1.10

of California Bungalow, shingle, Montéfey, California
Ranch, Mission and Spanish Colonial.

. Encourage the use of natural materials, including river
rock, brick, wood timbers, glazed and un_glazed tile.

Use the environmental review process to enmsure that the
environmental and aesthetic qualities of residential projects
meet Novato standards and the policies identified in this
document.

If the mature trees in the Planning Area are determined to be
healthy, the mmaster developer shall consider retaining as much
of the streetscape as possible.

Underground overhead utility lines as required by the City.

At subsequent levels of planning, a detailed design program
shall be established to address: architecture, landscape/
streetscape, street furniture, lighting, and like design
components. The design program shall be compatible with the
adjacent neighborhoods. (It should be noted that this is one of
two Planning Areas in which Spanish Eclectic architecture is
not specifically being recommended.)

Plarning Area 2: Capehart Housing

Issue: The existing structures in Capehart Housing are unattractive, with
carports used for storage, creating a cluttered feeling.

8222 Goal: Capehart'Housing as an attractive neighborhood.

Policies:

8.22.21

82222
82223

82224

At subsequent levels of planning, a detailed architectural
improvement program shall be prepared to address: facade
treatments, carport/garage treatments, street furniture and like
design features. The architectural improvement program
should identify architectural treatments with other design
features which are compatible with the architectural style(s).
The Spanish Eclectic architectural style is not required in this
Planning Area.

If feasible, underground utility lines.
Preserve and maintain the existing mature streetscape.

Preserve and maintain the open space areas.

JN 32320
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Planning Area 4: Commissary Triangle

Refer to issues, goals and policies in Section 8.2.1 which addresses non-
residential uses, Spanish-style architecture, compatibility of land uses, parking,
landscaping, and other related design issues.

Planning Area 5: Exchange Triangle

Refer to issues, goals and policies in Section 3.2.1 which addresses non-
residential uses, Spanish-style architecture, compatibility of land uses, parking,
landscaping, and other related design issues.

Planning Area 6: Town Center

Issue: ‘The Town Center is the primary focal point at Hamilton with historic
buildings which are architecturally significant.

8224 Goal: Preservation and enhancement of the Town Center.

Policies:

8.2.24.1 Any new construction shall be a Spanish architectural style
consistent with the existing structures in the area.

8.2.2.4.2 The existing landscaped median shall be extended to create the

one acre park/plaza. The park shall be landscaped with similar
or complimentary landscape materials as the median is at
present. Appropriate street furniture shall be provided (ie.,
sitting areas, fountains, lighting, etc.).

Refer to issues, goals and policies in Section 8.2.1 which addresses non-
residential uses, Spanish-style architecture, compatibility of land uses, parking,
landscaping, and other related design issues.

Planning Area 7: Hospital Hill

Issue: The removal of all the structures on Hospital Hill offers unique design
opportunities. -

8.2.2.5 Geal: An aesthetically appealing development atop Hospital Hill.

Policies:

82251 Preserve and maintain the wooded hillsides to the extent
feasible.

82252 Preserve and enhance the landscaped island in front of the

existing Hospital, if feasible.
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Planning Area 8: Bowling Alley

Refer to issues, goals and policies in Section 8.2.1 which address non-residential
uses, compatibility of land uses, Spanish-style architecture, parking,
landscaping, and other related design issues.

Planning Area 9: Officers’ Club

Refer to issues, goals and policies in Section 8.2.1 which address non-residential
uses, compatibility of land uses; Spanish-style architecture, parking, !_
landscaping, and other related design issues.

Planning Area 10: Ballfields

Refer to issues, goals and policies in Section 8.2.1 which refer to parking,
lighting, and street furniture.

Runway

Conversion of the runway to wetlands will result in a natural open space with
potentially high visual quality. As with most open space areas, appropriate
maintenance will prove critical in retaining high visual quality. Please refer to ‘
the EIS prepared for the runway by the U.S. Army Corps of Engineers.

NHP Master Plan

The approved NHP Master Plan and Design Guidelines contain extensive
design guidelines to maintain and create high visual quality in the NHP Master
Plan area. The reader is referred to these documents for additional
information.
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