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1 Where we’ve been…

2



Northwest Neighborhood Zone  |  Workshop and Code Update Report © 2017 Opticos Design, Inc.  |

Northwest Quadrant Neighborhood Plan Update

3



Downtown

Highway 101 Bus Facility

SMART Station

SMART Station
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Existing Development
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Existing Development
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Existing Development

Density range: 6-39 

du/acre

Average density: 13.5 

du/acre
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Walking Tour Debrief 

What does the study area 

look and feel like today?

• “Hodgepodge” of styles, growth 

patterns, and property 

maintenance

• “Old and tired and in need of 

rejuvenation”

• “Need for code enforcement”

• “Not walker friendly”

• “Apartment development is 

unsightly”/traffic impacts
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Walking Tour Debrief 

What are some important 

opportunities this area 

offers? 

• “Well located to downtown”

• “Help create more of a 

community”

• “Allow smaller lots more density 

to encourage growth and 

rejuvenation” 

• “Create homes with less lawns, 

more communal space” 

• “Create something that is truly 

walkable”

• “High density means more 

absentee landlords”
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Thank You for Participating in Workshops!
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Compiled responses from workshops to inform 

new zoning standards

11



Northwest Neighborhood Zone  |  Workshop and Code Update Report © 2017 Opticos Design, Inc.  |

Results of Preference Survey
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Project Webpage: www.novato.org/northwestquad
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6
5 Prioritize code enforcement.

4

1 Slow traffic through the neighborhood.

2 Improve pedestrian safety and walkability.

3
Explore potential for additional park space.

Strengthen neighborhood identity.

Consider designating sub-areas differently.

7 Refine zoning regulations to ensure compatible 

development

What the Updated Neighborhood Plan Calls For:
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Workshop Feedback re: Form-Based Code

77% favorable responses

23% unfavorable
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Capture and Understand Existing Character
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1. What does current 

zoning actually 

encourage vs. intent? 

(Often find there is a 

disconnect.)

2. Getting beyond the 

numbers (density, lot 

cover, etc.) and 

understanding form the 

zoning is encouraging.

Analysis of Current Zoning
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Zoning Disconnect

• Existing General Plan has 

allowed Moderate Density 

Multi-Family at 20 

units/acre for 60+ years

• Zoning allows multi-family 

up to 10 units/acre but not 

if existing “sound” single-

family home exists.

• Neighborhood Plan policy 

of allowing a duplex or 2 

single-family homes per 

parcel and commercial 

uses on “buffer” parcels 

was not implemented. 
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Unintended Consequences of Existing Zoning/ 

General Plan Policies

• Encourages allowing 

existing single-family 

homes to deteriorate to 

allow redevelopment

• Discourages 

replacement of existing, 

older apartment 

buildings since 

substantially fewer units 

would be allowed.
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1. Relying only on height 

and setback regulations 

requires building 

location and form to be 

determined through 

Design Review

2. Results in little 

predictability of design 

and compatibility with 

better elements of 

neighborhood character

Analysis of Current Zoning



Northwest Neighborhood Zone  |  Workshop and Code Update Report © 2017 Opticos Design, Inc.  | 21

The “Missing Middle” Housing Solution
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The “Missing Middle” Housing Solution
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The “Missing Middle” Housing Solution



2 Objectives of the updated code
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5 Provide minimum contiguous open space or courtyard

1 House-scale building size

2 Ability to achieve & not exceed General Plan Density

4 Building entries face street and are articulated

3 Building Height of 2 ½ stories

6 Parking located towards the rear of the lot

25
8 More prescriptive design standards for ADUs

What the Form-Based Code Calls For

Provide adequate parking on-site7



3 What is new in the code update?
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House-scale building size; no large attached 

building masses extending for much of the 

property length.  Current standards do not 

address building size.

This triplex extends most of the length of 

the lot.

House-scale building sizes
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Existing Update

1
Allowing more units at a compatible scale
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3-unit Multiplex

Single family house

Allowing more units at a compatible scale
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Required to front street with a frontage such 

as a stoop. Parking is required to be behind 

building. Building size is limited to a house-

scale compatible with existing historic 

homes.

This triplex is not required to have 

entrances off the street or frontage on the 

main street. 

House-scale building sizes
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Existing Update

1
With Prescriptive Design Standards for Multifamily Buildings
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Prescriptive Design Standards for Multifamily Buildings
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3-unit Multiplex
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Ability to achieve and not exceed the General 

Plan density (up to 20 units/acre) with smaller 

unit sizes and building sizes

Some lots exceed 20 du/ac and some are 

within the 20 du/ac. Many multifamily do 

not match historic fabric

Ability to achieve & not exceed General Plan Density
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UpdateExisting

2
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Ability to achieve & not exceed General Plan 

Density
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Existing Update

Cottage Court:  A group of small, detached 

homes, arranged to define a shared court 

visible and accessed from the street. The 

shared court is common open space thus 

becoming an important community-

enhancing element.

Courtyard Building

2
Allow More, Smaller Units at a House Scale



Northwest Neighborhood Zone  |  Workshop and Code Update Report © 2017 Opticos Design, Inc.  |Northwest Neighborhood Zone  |  Workshop and Code Update Report

Cottage Court: Allow More, Smaller Units at a House-

scale
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Courtyard Building: Allow More, Smaller Units at a House-

scale

34

6-unit Courtyard
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Building height of 2½ stories (dormer 

windows in roofs allowed), and more 

prescriptive standards for floor-to-floor 

heights so the scale of the buildings is 

consistent with the historic neighborhood 

scale. 

Buildings allowed up to 35’ in height and 3 

stories without description of form of 

building.

Building Height of 2½ stories
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Update

Existing
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Building entries face towards the street and 

are articulated by a stoop, porch or dooryard.
Northwest Neighborhood Zone  |  Workshop and Code Update Report

Homes were not required to have any type 

of street frontage

Building entries face street and are articulated
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UpdateExisting

Front Yard and Porch

Stoop
4
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Provides minimum contiguous open space or 

courtyard. More prescriptive of nature and 

location of usable recreational space.

Open space was required but there were 

no standards for where the open space is 

located.

Provide minimum contiguous open space or 

courtyard
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UpdateExisting

5
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Parking located towards the rear of the lot, 

behind building(s) so as not be visible from 

the street (at least 40’ from street/10’ from 

side street).

Parking location not specified in relation to 

main building

Parking located towards the rear of the lot
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Update

Existing
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LEGEND: 
Spaces occupied: 
 0-25% 
 25-50% 
 50-75% 
 75%+ 

Parking Requirements

Single Family Home: 

2 spaces, 1 in a garage. 3 enclosed 

spaces max. unless approved 

through Design Review.

Multifamily Residential: 

1-bedroom unit =1 space/unit

2-bedroom unit =1.5 spaces/unit

3-bedroom unit = 2 spaces/unit

Additional guest parking =1 space 

for each 4 units.

Northwest Neighborhood Zone  |  Workshop and Code Update Report

Provides adequate parking on site, based on 

the downtown parking requirements.

Some lots only provide 1 space per unit, 

others provide 2+. Lack of required 

parking.

Provide adequate parking on-site

39

UpdateExisting

7
 

LEGEND: 
Spaces occupied: 
 0-25% 
 25-50% 
 50-75% 
 75%+ 
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More prescriptive design standards for 

accessory dwelling units meeting new state 

law.

Accessory Dwelling Units standards 

provided little direction on form and needed 

to comply with large setbacks,

More prescriptive design standards for ADUs

40

Existing Update
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Zone Standards

The standards generate/maintain a particular physical environment

41
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Building Type Standards

5. Pedestrian Access

Main Entrance Location Front street 3 

Each unit shall have an individual entr y facing the 

street on or no more than 10' behind the front facade.

3 On corner design sites, each unit shall front a 

different street.

6. Vehicle Access and Parking

Driveway and parking locat ion shall comply with 

zone standards in 19.10.100.D.6 (Parking).

7. Open Space

No common open space required.

Private Open Space Requirements

Width 15' per unit , min.

Depth 15' per unit , min.

Area 300 sf per unit , min.

Required street setbacks and dr iveways shall not be 

included in the pr ivate open space area calculat ion.

Required private open space shall be located behind 

the main body of the building.
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2. Number of Units

Units per Duplex 2 max.

Duplexes per Design Site 1 max.

3. Building Size and Massing

Height

Max. Number of Stor ies 2½

Max. Height to Highest Top Plate 24'

Main Body 

Width 48' max.

Depth 36' max.

Secondary Wing(s)1

Width 24' max.

4. Allowed Frontage Types

Front Yard 19.10.120.D

Porch: Projecting 19.10.120.E

Porch: Engaged 19.10.120.F

Stoop2 19.10.120.G

Dooryard2 19.10.120.H

1 Secondary wings limited to 1½ stor ies. Max. 14' to 

highest top plate

2 Only on side street
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Nor thwest Neighborhood Form-Based Code |  19Public Review Draf t : March 2017

 Side-by-Side Duplex  |   19.10.110.G

The zone only allows the types that generate the intended physical environment
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Frontage Type Standards

43

How the front and side street facades connect to the sidewalk



4 Next steps…
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Next Steps

• Design Review Commission workshop March 15

• Planning Commission workshop April

• City Council workshop and direction May/June

• Adoption of General Plan and zoning Sept/Oct
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Thank you
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Options for Parking Standards

Dwelling Type Citywide Downtown
State Density Bonus 

Law

Single Family 
Dwelling

2 spaces                 
(1 covered)

2 spaces                 
(1 covered)

Duplex Dwelling
2 spaces/unit         
(1 covered)

1 space/unit        
(1 covered)

Multi Family Dwellings

Studio 1.5 spaces/unit 1.25 space/unit 1 space/unit

1 Bedroom 1.8 spaces/unit 1.25 space/unit 1 space/unit

2 Bedroom 2.3 spaces/unit 1.75 spaces/unit 2 spaces/unit

3 Bedroom 2.5 spaces/unit 2.25 spaces/unit 2 spaces/unit


