Appendix A
1. Objective Design and Development Standards
General Goals and Objectives
The primary goal for this project is to create objective design and development standards that
can be applied in each jurisdiction in order to streamline approval processes and establish
foundations for future regulations and state housing laws.
Marin County jurisdictions will work together through the Planning Director’s Housing Working
Group (PDHWG) to hire and manage a consultant who produces a general toolkit that will adapt
existing zoning codes and subjective standards into objective standards and guidelines. The
following jurisdictions are participating in the toolkit: Belvedere, Corte Madera, County
Unincorporated, Fairfax, Larkspur, Mill Valley, Novato, Ross, San Anselmo, Sausalito and
Tiburon. The PDHWG will meet at least once monthly to discuss this project. The project
manager from County Unincorporated will coordinate the jurisdictions and guarantee that their
feedback is conveyed to the consultant. This toolkit will be customized for each individual
jurisdiction, specifically through chapters that outline architectural standards, building patterns,
and historic significance. Individual jurisdictions may also require additional scope items
including focused, feasibility analysis of specific sites that apply the ODDS, and a public
process, each of which are outlined in the scope below.

Scope Items
Standard Toolkit (Assume for All Participating Jurisdictions): The standard toolkit will include an
initial data gathering phase, vetting of development zones and building typologies. All
participating jurisdictions will have a standard toolkit of Objective Design and Development
Standards.
•

Document Review and Kick Off: Consultant will attend a kick off meeting with the
PDHWG to discuss expectations and general goals for the project. Consultant will review
documents for all jurisdictions related to zoning and development. They will review
available design standards, guidelines and procedures, and development code. The
Planning Director Housing Working Group (PDHWG) project manager will have a list of
documents from all participating jurisdictions for the consultant to review.
o Meetings: Kick Off Meeting

•

Site Visits and Work Sessions: The consultant will make site visits to each jurisdiction to
capture a visual inventory and discuss existing conditions with the Planning Director and
staff. The consultant will have a targeted work session with the PDHWG after all of the
site visits. The PDHWG project manager will coordinate the site visits and meetings with
jurisdictions based on the consultant’s availability. The site visits will take place over a
consolidated 3.5 day period.

o
o

Meetings: Kick Off Meeting, Site Visit to Each Jurisdiction, and Follow Up Work
Session with PDHWG.
Deliverable: Existing Conditions Memorandum

•

Countywide Survey: The consultant will create a digital survey for the public to solicit
input on design aesthetic for County of Marin jurisdictions. Each jurisdiction will help
develop a set of questions that will be communicated through the PDHWG project
manager.
o Deliverable: Online survey to solicit input for Objective Design and Development
Standards.

•

At this time, those jurisdictions that want to gather additional feedback will engage the consultant
separately for additional community meetings and focus groups. Note: this is not part of the toolkit
scope.

•

Develop Base Map and Objective Design Standard “Place Types” and “Building Types”:
Consultant will develop standard place types for the ODDS that would include allowable
building types, allowable uses, and intent. The place types and building types should be
grounded in existing locations within County of Marin jurisdictions and should
correspond with and reference existing zoning code. The consultant may add or modify
place types and building types based on the needs of the group.
o Place Types may include:
 Transit Center
 Commercial Center
 Main Street (Commercial Corridor)
 Neighborhood Center
 Multi-Family Neighborhood
 Mixed, Small-Scale Multi-Family
o Building Types include:
 Residential, Multi-family, “Downtown” (Larger Scale, 5+ units)
 Mixed Use: Multi-family Residential, Commercial
 Small Lot Mixed Use: Multi-family Residential, Commercial (historic
downtowns)
 Small Lot Multi-Family: (Triplex, Fourplex, etc. in existing single
family/duplex, etc. neighborhoods).
o Specific needs for each building type include:
 Site Planning
• Access
• Drainage
• Equipment/Service Areas
• Flood Zone Requirements
• Grading
• Landscape/Open Space
• Lot coverage
• Lot size





•

• Pervious/Impervious Surfaces
• Retaining Wall/Fence
• Setback
• Slope
• Views
Building Form
• Articulation of Open Space
• Building Height
• Encroachment
• Exterior Lighting
• Exterior Material
• Façade Articulation
• Flood Zone Requirements
• Footprint
• Frontage Types
• Massing
o Minimum Interior Ceiling Height
• Orientation
• Privacy
• Roof Form and Slope
• Shadows
• Stepbacks
• Windows & Doors
o Placement
o Inset
o Sizes
o Trim
Parking
• Bicycle Parking Design
• EV Parking
• Layout
• Location
• Parking on Hillsides
• Required Spaces
• Setback
• Screening and Landscape Buffers
• Transit Amenities

Present Draft Place Types and Building Types: The consultant will present a draft of the
above scope item to the PDHWG and allow a comment period so that individual
jurisdictions can discuss with planning staff, etc. At this time, the consultant may modify
or suggest new Place Types and Building Types. One set of compiled and vetted
comments will be delivered to the consultant via the project manager.

o
o

Meeting: Present Draft of Place and Building Types to PDHWG
Deliverables: Draft Place Types and Building Types

•

Present Final Place Types and Building Types to PDHWG: Once the list of Place Types
and Building Types have been vetted by the PDHWG, the consultant will present final
place types and building types with 3-4 examples.
o Meeting: Present Final Place Types and Building Types
o Deliverables: Final Place Types and Building Types (3-4 examples at this time,
allow for final review of all place types and building types in the Final Draft scope
item)

•

Administrative Draft: The consultant will present an administrative draft that includes a
table of contents, graphic standard, and sample chapter. The consultant will receive
consolidated comments from the PDHWG based on the Administrative Draft.
o Meeting: Present Administrative Draft to PDHWG (Conference Call)
o Deliverable: Administrative Draft

•

Develop Procedural Changes: The consultant will work with the PDHWG to develop
procedural changes, for example, by-right zoning, to streamline approval processes.
o Meeting: Discuss procedural changes with PDHWG (Conference Call)
o Deliverable: Procedural Changes Chapter

•

Develop Architectural Styles “Pattern Book”: The consultant will develop one
architectural styles chapter for each jurisdiction. Content should include descriptions of
intent, illustrations, and checklists of materials and finishes, lighting standards, siding,
rooflines, fenestrations, eaves, color, cornice lines, balconies, approach with existing
historic buildings, placement of architectural elements. Consultant should expect to
receive one set of comments from each jurisdiction for the architectural styles chapter.
o Deliverable: Architectural Styles Chapter

•

Final Draft: Consultant will circulate a final draft to the PDHWG for comment. Consultant
will receive one set of compiled comments from the PDHWG project manager.
o Deliverable: Final Draft (Digital)

•

Public Hearings: Planning Director will present (with consultant help if necessary) to City
Council/BOS for acceptance or approval.
Meetings: If needed, consultant will attend one meeting (council or planning
commission) per jurisdiction and support for up to 2 additional meetings through
conference calls.

•

Final Submission: Based on specific feedback from each jurisdiction’s council, compiled
by the PDHWG project manager, consultant will make targeted edits and submit final
documentation to the PDHWG.

o

Deliverable: Final Digital Copy of ODDS toolkit including PDF and InDesign
Document any corresponding GIS files (shapefiles).

Project Management: Biweekly conference calls with PDHWG Project Manager, plus 3
additional phone calls with PDHWG as needed.
Note: After the final submission of the general toolkit each individual jurisdiction, if needed, will
customize the toolkit for adoption, this is not included in the project’s fee of $500,000 as it will be
done after the consultant’s contract is complete.

Optional Scope Items
The following two scope items are optional and will operate outside of the PDHWG based on
individual jurisdiction needs and is not included in the base cost ($500,000).
Public Participation Process (For Each Jurisdiction): Based on the needs of the jurisdiction, the
consultant will facilitate a public participation process to gain community consensus. The tasks
outlined below could be expanded on or modified by each jurisdiction based on past history with
public participation techniques.
•
•
•

Develop Community Outreach Strategy + Online Engagement Tools
Public Workshops (2)
Present Design Guidelines to Planning Commission

Site Specific Analysis (For Each Jurisdiction, Per Site): Each jurisdiction can select one or more
sites to apply the ODDS. This scope item will also include a financial feasibility analysis to
assess the developability of the project area. Cost will vary based on the size of the site and
level of analysis required by each jurisdiction.
•
•
•
•
•
•

Discuss Focus Area Goals with Jurisdiction
Create Base Map
Present 3 Design Options
Develop Deliverables (Site Plan, Sections, 3d Model)
Financial Feasibility Analysis
Develop Appendix/Supplementary Document to Incorporate into Toolkit

Appendix A
2. Accessory Dwelling Unit Workbook and Website
Context
Encouraging the development of Accessory Dwelling Units (ADUs) and Junior Accessory
Dwelling Unit (JADU), also known as second units, is one of many ways to boost housing
production in Marin County. Several of the county jurisdictions have created programs that
include revised ordinances and fee waivers that encourage ADU and JADU development.
Creating a homeowner tool that gives access to floor plans, process videos, regulation
summaries, and a calculator with cost estimates, will encourage homeowners in developing
ADUs, increase the accessibility of useful materials and the level of information available to the
public.

General Goals and Objectives
Currently, Marin County has a website with basic resources and regulation information. All of
the participating jurisdictions will collaborate to upgrade the existing website:
www.marincounty.org/makeroomformarin. The County’s goal is to provide more information and
hands-on resources that will motivate homeowners to develop second units. The website and
initiatives will also assist jurisdictions in streamlining affordable housing review of ADUs and
JADUs.
Marin County jurisdictions will work together through the Planning Director’s Housing Working
Group (PDHWG) to hire and manage a consultant who will upgrade the existing website and
provide additional web and print material to encourage ADU and JADU development. The
website will summarize all of the ADU and JADU standards for participating jurisdictions in
Marin County so that homeowners have a better understanding of the planning, permitting and
construction process.

Scope Items
•

•

Select participants and collect photographs, videos and testimonials and produce
videos: Using Google Ads, NextDoor, postcards to homeowners (names provided by
jurisdictions), and other sources, recruit participants to be spotlighted in the Inspiration
Book and videos. Applicants will fill out an online survey and participate in a phone
screening interview. The consultant will work with the PDHWG to select various
homeowners to ensure geographic distribution, type of ADU, homeowner goals, etc.
Participants will be financially compensated for their time.
o Deliverables: Videos and photo testimonials for website.
Draft Workbook: Consultant will complete a homeowner manual to guide homeowners
from initial interest to construction. It will be tailored to Marin County jurisdictions and will
link closely with the ADU Web Portal and other ADU products. Throughout the workbook
will be stories from Marin residents that built ADUs and JADUs with pictures and
floorplans.

•

•

•

•

•

o Deliverables: Draft Workbook
Summarize Jurisdiction Rules: Summarize the key ADU standards in all jurisdictions.
This matrix will both help homeowners and designers know the rules and fees, but also
encourage jurisdictions with overly strict standards to reconsider their policies.
Jurisdictions will complete a survey to help gather this information.
o Deliverables: Jurisdiction Rule Matrix
Final Workbook: After receiving consolidated feedback from the PDHWG, the consultant
will finalize the workbook for the website.
o Deliverables: Final Workbook
Draft Website: The Consultant will develop a draft of the website and present it to the
PDHWG for review. This will include drafts of the following:
 Online Calculator: Improve and customize the interactive calculator
allowing homeowners to explore the costs of ADUs and the potential
rental income.
 Code Compliant Floor Plan: A code compliant floor plan for a 400 sq. ft.
garage conversion and also plans for a 400 sq. ft. garage with a small
ADU located above it.
o Deliverables: Draft Website
Final Website: After receiving consolidated feedback from the PDHWG, the consultant
will finalize the website, which includes refining the online calculator, code compliant
floor plans, jurisdiction rule summary, and workbook as needed.
o Deliverables: Final Website
Outreach: The consultant will create an outreach plan for the jurisdictions that includes
in-person workshops and targeted marketing to various groups including senior
homeowners. The consultant will also create blueprints for outreach materials including
tri-folds, a table display, and brochures to have in various public places. The consultant
will hold one, county-wide outreach event that will re-launch the ADU website and
provide opportunities for contractors, non-profit organizations, lenders, designers, etc. to
discuss their services with the public.
o Deliverables: Outreach Plan, Outreach Materials and One Countywide Event

Appendix A
3. Inclusionary Zoning Study, Including Calculation of Housing
Mitigation and Commercial Linkage Fees
Context
Inclusionary zoning which requires that a specified percentage of new units be
affordable in new residential projects can be imposed on both rental and ownership
housing. Some ordinances specify that fees can be paid in-lieu of providing affordable
units. Others specify that these fees are allowed only if a project is below a specified
size (number of units). Still other jurisdictions charge a housing mitigation fee which
relates the development of new housing to the need for affordable housing that is
generated by residential growth. Finally, since new commercial development often
results in growth in the number of employed households in a jurisdiction, a commercial
linkage fee may be adopted to help the community handle a potential increase in the
need for affordable housing created by commercial development.
To update or adopt new policies and fees, it is necessary for the participating
jurisdictions to undertake nexus and fee studies that support inclusionary policies and
fees. These studies can be quite complex, and many include an assessment of
financial feasibility to insure that the imposition of new requirements do not stop new
construction. Finally, a public process is often needed and provides many benefits: (1)
Commissions, city councils, and the Board of Supervisors learn about the fees and how
they operate. (2) Consultants and staff developing the studies receive critical feedback. (3) Members of the public understand the fees better and can provided support
in their adoption.
Goals and Objectives
Marin County jurisdictions will work together through the Planning Director’s Housing
Working Group (PDHWG), to hire and manage a consultant who proposes parameters
for inclusionary programs and ensure that – if enacted – the impact fees would be
legally defensible.
Proposed Scope of Work
Review of Background Materials: Review background information provided by staff on
the demographics and housing conditions in Marin County. In addition, a review of any
1

existing nexus studies, for example those prepared for Marin County, would be
included.
o

Deliverables: Existing Conditions Memorandum.

Housing Affordability Gap Calculation: The Housing Affordability Gap is an important
first step since it is used in the calculation of in-lieu fees for inclusionary programs and
for both housing mitigation and commercial linkage fees. The methodology routinely
used for the gap calculation is as follows:

o

•

Calculate affordable rents and sales prices for income groups to be
served under proposed programs for participating jurisdictions.

•

Calculate housing affordability gap for ownership housing, based on
the difference between the cost of developing a new modest,
residential unit (of the appropriate size for the household) and the
amount a household can afford to pay at various income levels and
household sizes.

•

Calculate the housing affordability gap for rental housing based on
the difference between the annual capitalized value of the net
affordable rent and the annual amortized mortgage payment needed
to fund the new rental unit. Again, separate calculations are made for
each income group and household size included in the gap analysis.

Deliverables: Technical Memorandum.

Inclusionary Program Study: Marin County and several cities in Marin County currently
have Inclusionary Zoning Ordinances. As part of the initial review during project
initiation, these ordinances would be reviewed. It is possible that jurisdictions within
Marin County will want to retain their current policies or update them. Also, some
jurisdictions that do not currently have inclusionary programs may wish to consider
adopting one. The purpose of this task is to review existing ordinances and recommend
any potential changes to reflect the current “state of the art” for inclusionary zoning. For
those jurisdictions without inclusionary ordinances, sample ordinances will be
recommended that fit these jurisdictions’ housing markets.
o

Deliverables: Technical Memorandum.

Residential Nexus Study: The purpose of this task is to estimate the increase in
demand for affordable housing associated with growth in new residential
2

development. The primary driver for this increase in demand for affordable housing
is the growth in expenditures for goods and services attributable to buyers and
renters of new market rate housing units in Marin County jurisdictions.
•

Residential Market Overview: Prior to beginning this task, the consultant
would distribute a data request through Marin County staff to all the
participating jurisdictions regarding what types of housing developments are
currently being built or in the pipeline in each jurisdiction. This information
allows the consultant to define the residential prototypes to include in the
study. Since prototypes vary by size, rents and sales prices, it is important to
estimate separate housing impact fees for each housing prototype. While
there are similarities in these prototypes across jurisdictions (including sales
prices and rents), it is important that these prototypes reflect actual market
conditions in each jurisdiction. This scope covers selection of up to four
residential prototypes covering both rental and ownership housing in each
jurisdiction.

•

Nexus Analysis: It is assumed that an increase in household expenditures
associated with new housing units results in employment growth. Some of these
new employees can afford market rate housing (based on household income),
and some will earn incomes below the level needed to afford market rate
housing. It is this second group of employee-households that will experience
negative housing impacts, if they want to work and live in the same city. The
analytical steps required for this computation are the same for both rental and
ownership housing with one exception. Annual gross rents are used to estimate
household incomes of future renters moving into new rental properties, whereas
sales prices are used to estimate household incomes of future buyers of new
units.

•

Fee Recommendation: Based on the Nexus Analysis and policy considerations,
information on recommended fee levels for all jurisdictions included in the study
will be provided. Included in the fee recommendation will be an estimate of the
number of affordable housing units that can be built (based on fees from each
prototype), and assuming additional sources of financing routinely accessed by
affordable housing developers.

•

Updating the Fees: Similar to any impact fee, it will be necessary to adjust impact
fees on an annual basis. Adjustments are also needed due to possible changes
in the affordability gap. To simplify annual adjustments, it is recommended that a
jurisdiction selects a cost index that is routinely published. This can be
3

discussed at project initiation.
o Deliverables: Concise memorandum addressing potential changes in existing
ordinances for later legal review.

Commercial Linkage Fee Study: The purpose of a Commercial Linkage Fee Nexus
Study is to quantify the increase in demand for affordable housing that accompanies
new non-residential development. It is assumed that there will be a net gain in
employment when new commercial space is built. The ability of new employees to pay
for housing costs is linked to their occupations (and hence salaries). Additional housing
units will be needed for those employees who both work and live in one of the Marin
County Elements jurisdictions that are included in the study. Housing units at all price
levels are needed. Given anticipated incomes, there may be an affordability "gap"
between what some households can afford to pay (to rent or to buy) and the actual
costs of new development. This "gap" provides the basis for a fee calculation.
•

Commercial Market Overview: Prior to beginning this task, the consultant will
distribute a data request through Marin County staff regarding what types of
commercial developments are currently under construction or in the pipeline.
This information is useful in defining the commercial prototypes to include in the
study. Since prototypes vary by size and intended use, e.g., office, retail, or
industrial, it is important to estimate separate commercial linkage fees for each
prototype. While there may be similarities in these prototypes across
jurisdictions, it is important that these prototypes reflect actual market conditions
in each jurisdiction. This scope covers selection of up to three commercial
prototypes to be selected in conjunction with staff.

•

Nexus Analysis: The first step of the nexus analysis is to calculate the number of
employees that will work in the new space, the number of new households
associated with this employment growth, and the number of these new
households expected to live in each jurisdiction. The second step is to estimate
the incomes of the new employee-households. The third step is to estimate the
number of households that will need affordable housing.

•

Policy Considerations: The fee calculated represents the maximum fee that can
be levied on new commercial developments. Selecting the actual fee requires
sensitivity to local conditions.

•

Fee Recommendation: Fee levels will be recommended for all jurisdictions
included in the study. Included in the fee recommendation will be an estimate of
the number of affordable housing units that can be built (based on fees from
each prototype), and also assuming that affordable housing developers will
4

access additional sources of financing routinely used, such as LIHTC.
•

Updating the Fees: Similar to any impact fee, it will be necessary to adjust the
commercial linkage impact fee on an annual basis. Adjustments are also needed
due to possible changes in the affordability gap. It is advisable that the
jurisdictions adjust their commercial linkage impact fees by using an annual
adjustment mechanism. To simplify annual adjustments, it is recommended that
a jurisdiction selects a cost index that is routinely published. This can be
discussed at project initiation.
o Deliverable: Concise memorandum addressing potential changes in existing
ordinances for later legal review.

Prepare Draft and Final Nexus Study Reports: The consultant will prepare a sample
representative nexus study for both residential and commercial development for one of
the cities. The draft report will provide the basis and methodology for establishment of
an affordable housing impact fee for both commercial and residential development that
is consistent with the requirements of state law. Once the consultant has received
approval on format and structure of the sample report, it will complete drafts for all
participating jurisdictions. Upon submission of the draft reports, the consultant will meet
with staff from the participating jurisdictions at County offices to discuss findings,
recommendations, and the public process needed to adopt the recommended fees.
o Deliverable: Draft Report
Final Reports for Cities and County: Upon receipt of one consolidated set of comments,
the consultant will finalize the reports.
o Deliverable: Final Report
Initially Adopting or Updating and Clarifying Inclusionary Ordinance: Once reports are
finalized, the Cities and County will conduct potential stakeholder outreach, if needed,
and present to the Planning Commission and Council or Board of Supervisors for
adoption.
o

Deliverable: Adopted Inclusionary Ordinance

5

Appendix A
F. Project Timeline and Budget ‐ Continued
Objective

Responsible Party
Est. Cost of ODDS from F. Project Timeline and Budget

ADU: Final ADU Workbook
ADU: Draft ADU Website
ADU: Final ADU Website
ADU: Website Launch and Outreach

Administrative Costs:
Inclusionary Study: Review of Background Materials
Inclusionary Study:Prepare Draft and Final Residential Nexus Study Reports
Inclusionary Study: Inclusionary Program Study
Inclusionary Study: Commercial Linkage Fee Study
Inclusionary Study: Prepare Draft and Final Nexus Study Reports
Inclusionary Study: Final Reports for Cities and Counties
Inclusionary Study: Adopting (or Updating and Clarifying) Inclusionary
Ordinance
Total Cost

Est. Cost
Begin
$ 135,000.00

9/1/2020
1/1/2021
4/1/2020
6/1/2020

Deliverable

PPA

Final ADU Workbook
Draft ADU Website
Final ADU Website
Countywide Outreach Event and Outreach Materials

Yes
Yes
Yes
Yes

Partner
Partner
Partner
Partner

$
$
$
$

2,250.00
2,250.00
2,250.00
2,250.00

Partner
Partner
Partner
Partner
Partner
Partner

$
$
$
$
$
$

2,285.71 5/1/2020 6/30/2020 Existing Conditions Memorandum
2,285.71 7/1/2020 10/31/2020 Technical Memorandum
2,285.71 11/1/2020
2/1/2021 Technical Memorandum
2,285.71 2/1/2021 4/30/2021 Technical Memorandum
2,285.72 5/1/2021
8/1/2021 Draft and Final Study Reports
2,285.72 8/1/2021 10/1/2021 Final Reports for Each City and County

Yes
Yes
Yes
Yes
Yes
Yes

Applicant

$

2,285.72 12/1/2021

Yes

$ 160,000.00

6/1/2020
9/1/2020
1/1/2020
3/1/2020

End

11/1/2022 Updated or Clarified Inclusionary Ordinance

Notes

