II. Community Planning and Design 


Overview

Few decisions are more important to water resources than where and how development occurs. Land use patterns are critical to water quality, reliability and watershed health. The location and form of development affects water quality, demand and reliability, infrastructure costs and needs, and the health of the watershed as a whole. This makes community design an essential, but often-overlooked component of watershed planning and water management. 

This section recommends town-centered development with a greater mix of land uses and housing types, connected by safe and walkable streets. The recommendations and strategies in this section address the threats that sprawling development patterns pose to water quality, reliability and watershed health. The strategies in this section are broken into the following sections:

Strategy 1: Strategic Location

Encourage infill development that is within or directly connected to existing communities. Support the “recycling” of developed land through revitalization efforts.

Strategy 2: Compact Design

Support compact community form in the design of buildings, neighborhoods and the community as a whole. 

Strategy 3: Mixed Use Development

Mix appropriate land uses and development types to support compact community form and reduced travel distances and automobile dependency.
Strategy 4: Transportation Network and Street Design
Support interconnected transportation network with complete streets design that encourages all types of mobility, supports the needs of all types of users, and incorporates natural drainage practices.
These strategies should be applied together because they are interdependent and mutually reinforcing. In combination, they shape land use patterns and community forms that support water management and watershed health while preserving rural character and open landscapes.

The specific watershed benefits include:
· Preventing dispersed growth in critical water resource areas.

· Leaving more area in the watershed as open space.

· Reducing reliance on private wells and septic systems.

· Reducing the amount of impervious cover within the watershed.

· Reducing per-capita stormwater runoff.

· Reducing residential water demand.

· More efficient use of existing infrastructure systems.







Effects of Land Use Patterns on Watershed Disturbance and Stormwater Runoff

Development comes with certain impacts to watersheds and the services they provide. Development that occurs in ecologically valuable areas has a greater impact than development that occurs in areas that are already disturbed or are less sensitive. Development that is more spread out has greater impacts because more of the watershed is fragmented with the introduction of new roads, buildings and other structures, infrastructure systems, and other activities that come with development. 

The amount of impervious cover added and the amount of raw land disturbed or converted to impervious area are key factors affecting watershed health and stormwater runoff. Different types of development impact these factors in very different ways. On a per capita basis, compact development patterns reduce the overall development footprint, minimizing land disturbance and impervious cover in the watershed. As a result, more land is left undeveloped.

Lower density patterns of development result in a greater loss of sensitive environmental lands, including wetlands, flood plains, critical habitat, aquifer recharge areas, stream corridors, and steep slopes due to a higher instance of land disturbance and impervious surfaces.

US EPA Research shows that low-density patterns of development require more land for a given amount of growth and, therefore, greater land disturbance and more impervious cover in a watershed. In 2002, the U.S. Environmental Protection Agency modeled the stormwater impacts of different development patterns. The study examined relative stormwater impacts of new development at densities of one, four and eight residential units per acre. The study illustrated that lower-density development patterns generate more impervious cover and runoff per unit than higher-density development for the same number of units. The study found that 10,000 homes at one unit per acre resulted in 20% impervious cover within the watershed. In contrast, the same number of homes built at eight units per acre resulted in 8.1% impervious coverage within the watershed. As impervious coverage within the watershed increased, so did stormwater runoff. The average runoff generated per unit in the one unit per acre scenario was 18,700 square feet annually. The average runoff per unit at eight units per acre was 4,950 square feet annually. The study reveals that while higher-density development will have a greater percentage of impervious area per acre of development, the total impervious area per residence actually will be less. Overall imperviousness at the watershed level also will be less.

[Insert Graphic from EPA] 
The EPA study corroborates other research on the effects of density on water, land conversion and patterns of growth. At Purdue University researchers examined two potential project sites in the Chicago area – one within an already developed area of the city and the other on the urban fringe. The study revealed that placing low-density development on the urban fringe would produce 10 times more runoff than a higher-density development in the already developed area.


There is also a link between land use patterns and transportation that has further implications for imperviousness and stormwater runoff. Transportation-related imperviousness (streets, roads, parking, etc.) accounts for a substantial portion of the overall “impervious surface budget” for a given area. Development patterns greatly influence how much transportation infrastructure is needed to serve an area. In areas of highly separated land uses, there is a greater need for roads and parking because people need cars to travel between homes, jobs, and shopping. At a broader scale, when housing is located far from community centers, greater amounts of streets and roads are needed to serve those residences than if they were located mo
re centrally. Other development standards, including setback requirements, lot size, block standards, and street widths, are also closely linked with the overall amount of impervious surface resulting from a given amount of growth. 

Effects of Land Use Patterns on Water Supply, Demand and Infrastructure

Dispersed development is spread out across a wider area, and requires more extensive conveyance infrastructure to serve a given number of homes and businesses. This means higher costs for water service and more water lost through leakage.
 A system can lose from 6 to 25% of its water to leaks and breaks.
 How much water is lost depends on the condition of the system, its length (how far it has to carry water) and how much pressure is needed to deliver the water. More pressure means more leakage, and the farther a system has to carry water, the more pressure it will need. For this reason, connecting dispersed, outlying development to water service is often cost prohibitive. The traditional way around this is to develop low density residential parcels with private wells, but this alternative has its own water problems – namely, decreased water reliability from unmonitored groundwater usage and water quality issues from overlying septic tanks and naturally occurring contaminants, such as arsenic, radon, iron, manganese, sulfides, and salinity.

Bigger lot sizes are characteristic of conventional low-density development outside of town centers and require more land and water than more compact neighborhoods. Residential landscaping accounts for around 50% of household water demand, and larger lots tend to have more lawns and landscaping than smaller lots. Utah studies found that water use was cut in half, from 220 to 110 gallons per day, when density increased from two to five units per acre.
 

Bigger lots also require longer pipes, raising the cost of service. Transmission mains are the pipes that deliver water to a neighborhood, usually running under the street. Distribution mains are the pipes that deliver water from the transmission main to each house. Smaller lots bring houses closer to the street, which shortens distribution mains. Smaller lot sizes, common in traditional neighborhoods, allow more homes to fit on a given block, so more houses are served per block of transmission main, which reduces the amount of transmission main needed per household providing better economy of scale for infrastructure construction, operation, and maintenance.

Increased development within the wildland fire interface in the Amador and Calaveras region also aggravates water supply challenges by increasing the potential of catastrophic wildfires, and thus the need to secure adequate water supplies for protecting property. Under-sized distribution facilities or private wells in the area are unable to meet flow standards set by the State Fire Code, leaving communities without proper protection, and vulnerable to catastrophic fire.

Institutional Issues

In advisory committee meetings and interviews, people identified public discontent with the character of recent growth in Amador and Calaveras counties. In many cases this has fueled “no growth” sentiments and ongoing debates about development. Yet growth trends discussed in the previous chapter suggest that demand for considerable new development is likely to continue in the years to come. While significant differences of opinion persist, there are also growing levels of agreement about the character and form of development that people want and do not want to see. 

Advisory committee members, including planners, environmentalists, developers and community activists, voiced the need for education to help the public and decision makers understand the tradeoffs between different development futures. They said local resistance to development made it difficult for planning agencies to advance programs or policies supportive of infill, redevelopment, mixing land uses and increased density, even if such programs are needed to protect the open lands and rural character that residents cherish. 
The CommunityViz workshop held in Mokelumne Hill was a response to this challenge. It was intended to help residents and stakeholders understand tradeoffs between alternative patterns of future growth, and to strengthen understanding of the water implications of them. Additionally, the project helped convene a two-day public design workshop in Valley Springs to inform the development of a community plan, and to help residents visualize and prioritize design strategies for future development. 

Conventional development codes and public works standards play a role in the character and pattern of recent development. Local zoning practices tend to break up parts of the community in at least three ways. First, conventional zoning is based on the idea of rigidly separated land use types. Second, standards regulating the design of streets, buildings, lots, landscaping and parking tend to treat these as discrete elements, each with its own set of rules, without a sense of how they relate to one another to produce the overall physical result of the community. Finally, conventional zoning practices tend to treat each site as an autonomous unit responsible for its own parking, loading, street access and so on. The combined result is that it becomes easier to develop dispersed suburban or exurban subdivisions in a greenfield setting and than to build more compact, mixed-use, town-centered development patterns. 

Strategy 1: Strategic Location

Background

Determining where to grow and where not to grow are among the most important yet contentious decisions facing any community, including those within Amador and Calaveras counties. Numerous considerations come into play when considering alternatives for locating future development, from the sentiment of existing residents and businesses to interests regarding property rights or concerns about land preservation. 

From a water management and watershed protection perspective, it is best to avoid disturbance of valuable parts of the watershed, and to grow in areas that have water supplies and are served by existing infrastructure. The first issue requires that development be avoided in areas that are ecologically sensitive or valuable and instead to direct growth to areas that are already developed or otherwise disturbed, i.e., existing communities. Most of the time doing this solves the second issue because most (but not all) existing communities are already served by water and sewer infrastructure, and have adequate sources of water supply. Even in cases where local infrastructure capacity is lacking, new growth is the primary means by which systems can be upgraded. So from a water management and watershed protection point of view, infill development and redevelopment are best practices for where to grow. 


Infill and redevelopment are town-centered approaches to development that support both economic and natural resource management goals. Both strategies make more efficient use of existing infrastructure by locating growth in areas that are already served by road, water and sewer systems. Economically, this serves to focus investment into the community rather than away from it. 


· 
· 
· 
A study in Florida found that an infill housing development consumed 73% less open space per housing unit than a greenfield site.
  A comparison in Montgomery County, MD, found that on a per unit basis, the cost of providing infrastructure to a unit of infill development was 92% less than providing the same infrastructure to one unit of greenfield development.
 This is because existing infrastructure can be utilized and any extension of newer services is shorter in distance than it would be otherwise. And more people can make use of a smaller over all allotment of infrastructure. 

Like infill, redevelopment diverts growth from natural areas, and prevents the spread of impervious cover. Redeveloping areas that are already paved (often called greyfield sites), or have been heavily disturbed (often called brownfield sites), allows for “recycling of land.” New development demand is accommodated on a paved site, so no new impervious cover is added to the watershed and growth is avoided in more valuable areas. 



Summary of the Water Benefits of Infill and Redevelopment


1. Infill focuses growth into already developed areas, which prevents conversion of ecologically valuable land, enables a more compact development footprint, and reduces per capita imperviousness. 

2. Infill and redevelopment relieve development pressure on undeveloped or “greenfield” sites that offer ecological services. 

3. Redevelopment is land efficient – it allows “recycling” of paved-over areas, which avoids “new” impervious cover and reduces the overall development footprint. 

4. Infill and redevelopment tend to occur within areas already served by infrastructure. 

5. Infill and redevelopment enhance the local tax base, which increases funding for infrastructure repairs and upgrades, including water quality/quantity retrofits.

6. Infill and redevelopment reduce the overall development footprint within a watershed. 

7. When infill and redevelopment enable compact neighborhood design, the added density can support walking and potentially reduce automobile trips. In addition to reducing transportation-related impervious cover, air deposition of exhaust components are reduced, as are metals deposited by brakes and tire wear. 

General Policy Approaches 

Recent plans in Amador and Calaveras counties highlight a growing interest in infill and redevelopment. Much of the motivation is centered on open space and farmland preservation, and to a lesser degree on economic revitalization (often the priority in other parts of the state). For example, Mariposa County’s recent General Plan update discusses “town-centered” growth as the primary mode of future development and Grass Valley calls for “infill as an alternative to peripheral expansion.” 
Barriers to Infill and Redevelopment:  Infill and redevelopment projects are almost always more difficult to build than greenfield projects. Since they take place within developed areas they can be spatially constrained by other buildings or structures. Local codes and subdivision regulations, which tend to be geared towards greenfield development, create additional barriers when inflexible requirements related to parking, setbacks, and floor-area ratios that fit large lot subdivisions and large format commercial centers are placed on infill and redevelopment sites. 

Local resistance is another common barrier, which often comes down to whether residents would prefer to have growth within town or in the countryside. In most areas the notion of “no growth” is increasingly untenable and tends to lead to the latter option – growth in the countryside. The answer to the challenge is increasingly centered on design, the degree to which new projects can be developed in keeping with the existing scale and character of existing development. 

Costs are another challenge. The barriers to developing in existing communities, coupled with incentives for developing at community edges, make greenfield development comparatively attractive to developers. The combination of political, spatial and policy barriers increase the costs of infill and redevelopment projects. There are financial tools, including tax increment financing, which have been developed to help fund redevelopment projects in designated areas, but those tools are controversial and are typically administered by redevelopment agencies, which are less common in counties than in cities. Additional incentives such as density bonuses are also part of a growing toolbox communities are using to level the playing field for infill and redevelopment projects. 

Local codes have traditionally guided growth based on a system of separated residential, commercial and industrial development located in greenfield settings, creating substantial barriers to infill and redevelopment. Recognizing the pitfalls of conventional zoning, many communities are updating their codes to introduce greater flexibility (e.g., lowering parking ratios, allowing mixed uses, or allowing greater lot coverage) for certain areas. Designers, developers and planners are using specific or area plans, form-based codes (an alternative to traditional zoning practices) and other emerging tools to over come these barriers. 

Various types of analysis, including site inventories and assessments (such as vacant lands studies); market assessments; programs that include marketing, modeling and design assistance; and tax incentives; are also part of a growing toolbox to enable infill and redevelopment. These changes can be made to areas that are poised for infill and redevelopment through overlay zoning, floating zones, adding new use districts or by changing requirements for certain use districts. Following is a discussion of some of the more prominent planning tools communities are using to support infill and redevelopment that agencies in Amador and Calaveras counties should consider. 











Updating Local Codes: Assess and update local codes to include more flexible requirements in neighborhoods and districts poised for infill and redevelopment can remove barriers. Minimum parking and setback requirements and maximum height and site coverage (building footprint of FAR) requirements are common barriers to infill and redevelopment. Specific questions to consider in revising local codes are included in the specific recommendations for this section. 


Vacant Land Studies: Amador and Calaveras counties should consider developing and sustaining a long-term vacant land study, which is dedicated to identifying and assessing undeveloped parcels that are poised for infill and redevelopment. 
Density Bonuses: Density bonuses allocate additional development rights to a parcel so a project can be built above zoned densities. By state law, housing projects that dedicate a minimum portion of units to affordable housing are entitled to a density bonus, but the tool can be applied to other planning objectives as well. For example, some communities provide density bonuses for projects that set aside a certain amount of open space. Applied to targeted infill and redevelopment areas, density bonuses serve to accomplish whatever goal is being promoted through the incentive (e.g. housing affordability), as well as the goal of enabling development within target areas. 


TDR Programs: Pursuing a Transfer of Development Rights program was recommended in the previous section, but is reintroduced here because infill and redevelopment sites can be ideal receiving areas. In this way, TDR programs can support open space goals while helping stimulate development in strategic areas. 

Financial tools and incentives:
· Vary sewer hookup fees for existing and suburban fringe locations 

· Offer different development fees based on location and project type

· Sliding scale of mitigation requirements based on project type (i.e., mix use)

· 
· Streamline approval for infill and redevelopment projects
· Fix it first programs “fix it first” policies or “priority funding areas” direct funding to maintaining existing infrastructure

Local Policy Approach in Amador and Calaveras Counties

Several jurisdictions are updating General Plans or have recently done so. Others, notably the City of Jackson, have been updating local codes as well. In so doing, some jurisdictions are making headway in addressing shortcomings in modern conventional zoning and are applying innovative planning tools that encourage better development in strategic locations. This includes an increasing emphasis on infill and, to a lesser extent redevelopment, as components of enabling “town-centered” development and protecting the rural qualities of local communities. 

Amador County

Much of the language in the draft general plan goals and policies document supports town-centered growth though infill development. The policies related to infill or “town-centered” development address several important themes: identifying “target areas” for future development, coordinating growth with infrastructure availability, preserving agricultural land and open space, and shaping land use patterns that enable alternative modes of transportation (walking, biking and transit) for air quality and energy efficiency goals. Language from the most recent draft that addresses land use patterns and the strategic location of development includes:

Goal LU-2: Enhance and maintain separate and distinct communities within the county. 

Policy LU-2.1: Direct development to areas with existing urban services, or to areas where extension of urban services is feasible given distance from developed areas and topographic, capacity, or land capability considerations. 

Policy LU-2.2: Establish target areas for future commercial, industrial, and residential growth. 

Policy LU-2.3: Direct higher density or intensity development to infill areas, or areas adjacent to existing communities or activity centers.

New Land Use Classifications
Three new land use classifications have emerged from the GPU that could have a significant influence on the location of future growth, and resulting land use patterns. The “Town Center” (TC, also known as the Local Service Center or LSC) and “Regional Service Center” (RSC) classifications would steer some portion of future growth into existing unincorporated communities. The Special Planning Area-Residential (SPA-R), which is intended to meet affordable housing needs, may also encourage infill, depending on what areas are designated. 

Each of these classifications could serve to establish “target areas” for future development and support a greater mix of land uses than are allowed under current zoning. They would be applied in varying degrees and locations in each of the County’s proposed land use alternatives. Each is discussed in turn below. 

Town Center
The Town Center (TC) classification builds on the Local Service Center (LSC) classification in the current General Plan. In fact the two are used interchangeably in the current versions of the goals and policies document and land use alternatives workbook. According to the alternatives workbook, the new classification will include the following:

· a minimum-density requirement for residential development

· a maximum FAR( lot coverage, and building height for commercial development 

· a mix of residential, commercial, public, and industrial uses… to provide access to commercial and industrial uses which draw users from the community and immediately surrounding communities.



The following language in the draft goals and policies document provides the basis for the County’s Town Center and Regional Service Center classifications (emphasis added): 

Amador County is a livable community comprised of cities and small, distinct unincorporated towns. The General Plan supports the continued viability of the County’s existing communities by focusing commercial, public facility, and residential growth into these areas.

The new classifications also introduce a planning tool called form-based codes (discussed below) as opposed to traditional development regulations. The form-based approach would be applied within the TC and RSC to establish design guidelines and development standards that focus less on allowable uses and more on the form and character of development. 

The new designations and form-based codes are also intended to address challenges with “commercial-strip” development, a common feature in the foothills and larger Sierra region. Commercial strip development is usually associated with sprawl, and clearly lacks a center. The policies document takes the issue head on: “(t)he guidelines and boundaries of these Town Centers will be clearly established to avoid strip-style commercial development along SR 88.” (Policy LU-15.4)   

Regional Service Center
The RSC incorporates some of the same programs as the LSC classification, but at a larger scale and density, including mixing land uses, form-based coding, and varying degrees of infill depending on the land use alternative. Martel is the area most likely to be designated a RSC, but other areas may also be designated as RSCs, depending on the land use alternative selected. 

The Regional Service Center (RSC) classification has the potential to help promote compact mixed-use development in strategic locations, including Martel. However, it is important to consider the type of commercial development that it will support and the impact of that development on neighboring communities. If geared towards larger, big box-format commercial centers, then the classification may not be as effective at delivering on the stated intent of promoting traditional development patterns in the area. On the other hand, the proposed form-based code approach offers an opportunity to establish criteria that will help align future development of the area with local character, and to help existing commercial strips evolve over time into more vibrant and pedestrian friendly areas. If the RSC is really intended to accommodate large format “big-box” development, this should be made clear. In this sense, the RSC may still serve to support the Town Center classification by capturing the demand for large format retail development in one area, preventing its wider proliferation and impact on local businesses sought for the Town Center areas.

Special Planning Area – Residential
The SPA-R classification is designed to support affordable housing goals by identifying specific areas in which to locate affordable projects as well as minimum levels of density for those projects. The SPA-R would include a mix of mostly residential uses in “specific areas with utility service” that would range in density from 9-25 units/acre (9–18 units/acre for moderate and above-moderate income units, and 12.5-25 units/acre for low and very-low income units). The designation would establish a minimum density of 9 to 12.5 units/acre for SPA-R areas. 

The big question regarding the SPA-R is how much and where it will be applied. The adopted Housing Element identifies about 64 acres of SPA-R land, but the County will need to designate at least 50 additional acres. Areas inside city spheres of influence and located near available water and sewer services would receive the highest priority for SPA-R designation. As noted in the general plan land use alternatives workbook, this “would require agreements between the city and the County to keep the land zoned for high-density residential use, irrespective of future annexation.” 

Interagency agreements are becoming increasingly common as local jurisdictions work to balance various development needs and challenges. Such arrangements have been used successfully in other areas including Ventura County, where the County and ten cities therein established the “Guidelines for Orderly Development” to steer the majority of future development into existing cities. When the “Guidelines” were developed in the late 1960’s, Ventura County was similar in some ways to Amador and Calaveras counties today: a sparsely developed and largely agricultural county facing strong development pressure due to its proximity to a fast growing metropolitan region and “quality of life” appeal. The Ventura County case study is discussed further in the recommendations section as a model for Amador County to consider.
The success of this classification depends on how it is implemented and what areas are designated. Often, higher density affordable housing is pushed to the exterior of communities and not well integrated with other housing types. Increasing housing density within the framework of conventional single, separated uses zoning, particularly with overly-restrictive height limits can lead to failure. The result is “dense sprawl.”
Form-based Codes
Form-based codes are a tool discussed in the land use alternatives document as well as the goals and policies document. Form-based codes are an alternative to conventional zoning practices that are thought to provide more predictable outcomes than conventional codes. In contrast, they emphasize the character and form of development, while conventional codes focus on allowable uses and micromanagement of development intensity through numeric and often arbitrary parameters. Form-based codes can provide both the precision and flexibility needed to match future development with historic patterns as the region grows and its built environments evolve. As such, form-based coding is a specific recommendation of this plan. This recommendation is discussed in detail on page____. 

Additional Discussion 

If adopted and implemented, each of the new classifications have the potential to shape more efficient development patterns. The Town Center and Regional Service Center classifications would promote infill, revitalization, and diverse land uses to achieve development patterns that meet economic, historic preservation, and resource conservation goals. Guiding development into existing communities helps create efficient land use patterns that reduce water demand, impervious cover, watershed disturbance, costly infrastructure extensions and reliance on well and septic systems. With respect to water, these classifications, and the form-based coding that would be used within them, are among the most important programs or policies being considered in the General Plan update. The ultimate question is the degree to which they will be applied in the final land use alternative. From a water perspective, greater emphasis on these town-center approaches, and less on single use rural residential development, is warranted. 

Calaveras County

On October 23, 2007 the Board of Supervisors voted unanimously to include goals, policies and implementation measures in the pending General Plan Update that “would limit the use of groundwater and onsite septic systems to serve that development and should instead encourage high density development served by public surface water and public sewer with preservation of onsite open space as well as other associated infrastructure…” 

At the same time, the Board resolved to put an interim development policy in place that encourages development in areas already served by water and sewer infrastructure for any projects with parcel sizes smaller than 40 acres per unit (with the exception of creating one single parcel). The policy also encourages protection of onsite open space and habitat and alignment with measures in the current Housing Element.
   

Infill is discussed directly in the General Plan Update Issues and Opportunities Report. The report notes that the General Plan Update can create policies and implementation programs that “encourage new development to locate in well-defined community centers.” The report recognizes the challenge of coordinating new “town-centered” development with desires to maintain rural character. The report asks this central policy question: “how can Calaveras County support infill development that offers a small-town, rural atmosphere and lifestyle in existing community centers?”  

While it appears that the General Plan update will yield policies supportive of infill development, the County code is currently silent on the matter. It does include some provisions that could be used to support strategic location goals, including the Planned Development (PD) land use classification, which provides greater flexibility to areas where it applies. However, updating local codes will be a critical step to enabling infill and redevelopment. 

In both counties there is growing recognition that infill is important to economic development, preserving rural lands and natural resources, and infrastructure planning. The question is how to accomplish infill in a manner that is consistent with small-town character. Specific recommendations geared to this challenge include: ___________. [to be completed]
Cities: The City of Angels Camp General Plan has several good policies in relation to infill and redevelopment. For infill, the City has a policy to monitor and map land availability including vacant parcels, using GIS, and to ensure that the data is made available to developers and on the County’s website. The policy calls for updating the data at least every three years. 

Angels Camp also establishes a policy to consider a redevelopment agency to “Assist in the Provision of Affordable Housing, to Fund Infrastructure Improvements, and to Achieve Other City Goals...” The policy lists areas that redevelopment efforts would contribute to, which include several water-related goals including funding water and wastewater infrastructure, affordable housing, parks, drainage facilities and street improvements. 

Angels Camp also has a policy that aims to addresses code barriers to infill and revitalization by updating development standards in the downtown historic district: 

Revise existing development standards in the historic district as necessary to achieve compatibility with the character, scale and architectural style of the district. Revisions should include, but not be limited to, a review of dimensional limitations (e.g., building height). 

The City of Plymouth’s draft General Plan includes language that makes clear connections between the location of growth, land use patterns and the city’s economic, social and environmental goals. The following policy coordinates the location of development with local infrastructure and public services. 

The City’s land use pattern should focus new development and significant redevelopment where adequate public services and utility capacity are already in place or projected for improvement, including streets, water, wastewater, and drainage infrastructure.
The City of Jackson’s Municipal Code includes provisions that can support infill. The Planning Commission can approve a density bonus of up to 25% for projects according to the proportional benefit provided including consideration of lands dedicated to open space, recreation and enhanced public facilities. Additionally, bulk regulations for the Historic Commercial (HC) use district do not require front or side setbacks, and allow for 100% site coverage and four story buildings. This flexibility is a critical ingredient for successful infill or revitalization efforts. Along with efforts to remove potential code barriers, the City recently established a Revitalization Committee to advance economic development and revitalization while preserving Jackson’s historic character. The Committee has a strategic plan for 2008/2009 that includes several projects that can help stimulate business in the downtown and encourage appropriate infill and redevelopment.
Recommendations 

1. Selection of a Land Use Alternative

a. Analyze the impacts and benefits of applying the RSC and TC land use designations more broadly than is considered in the current land use alternatives. 

b. Apply the SPA-R designation within existing communities in a manner that mixes housing types and options. 

c. Apply form-based codes in the RSC and TC designations, using a highly participatory public process to generate design solutions that will form the basis of the code. 

d. Develop specific plans for unincorporated communities as part of form-based code development. Seek funding from Caltrans, the Sierra Nevada Conservancy and other sources to conduct such processes and develop the coding. 

2. Study feasibility of a Transfer of Development Rights program
. 

3. Initiate a vacant land study program to identify and assess areas poised for infill and redevelopment. 

4. Reform codes to enable flexibility in areas poised for infill and redevelopment. 

5. Develop city and county partnership with a MOU to guide and balance growth into existing communities. (i.e. “Guidelines for Orderly Development” Ventura County case study.)


Model Policies

The following policy language is taken from city and county General Plans. 
Butte County General Plan
“Encourage urban infill development within city limits and within existing unincorporated communities where development can more easily and readily be served by public infrastructure facilities.”
City of Sonora General Plan 

“Consider using redevelopment as a tool for enhancing the appearance and/or economic values of new annexation areas subject to redevelopment law restrictions and requirements.”

“Encourage adaptive renovation and reuse of existing shopping centers as anchor grocer stores recycle, consolidate, or leave.”

“Facilitate economic development within the city by working in cooperation with the Economic Development Company of Tuolumne County to maintain a list of vacant commercial land to be made available to the public upon request.”

“Provide a flexible framework for the development of properties that have unique or unusual characteristics and do not fit into the conventional zoning pattern including vacant land requiring unusually environmentally and aesthetically sensitive development.”

“Develop a Special Planning Plan Zoning District consistent with the Special Planning (SP) general plan land use designation promoting development which includes some or all of the principles of Traditional Design. The Special Planning Zoning District may consider discerning between principles applicable to those developments which are primarily commercial in nature and those which are primarily residential in nature. Examples of Special Planning development principles may include, but are not limited to:

i. 
Walkability - most things within a 10-minute walk of home and work, pedestrian-friendly street design

ii. 
Connectivity - interconnected streets, high quality pedestrian network

iii. 
Diversity – diversity of complementary uses

iv. 
Quality Architecture and Urban Design – integrated appearance consistent with the character of the city and design recognizing the physical characteristics of the parcel v. Traditional Neighborhood Structure (for Residential Development)

vi. 
Increased Density – more buildings, residences, shops and services located closer together for ease of walking (increased density would be inapplicable to development which does not promote walkability)

vii. 
Smart Transportation – pedestrian-friendly design encouraging a greater use of bicycles and walking as daily transportation viii. Sustainability – minimal environmental impact of development and its operations

ix. 
Quality of Life – taken together, the application of the design principles in the Special Planning district should produce a high quality of life

Development in this zone should require the preparation of a Specific Plan (as defined in Government Code Section 65450 et seq), or an equivalent plan for developments in excess of 10 acres. The SP Zoning District shall establish the required contents as necessary to fully illustrate the project’s design concepts.”




Strategy 2: Compact Design

Background

A growing number of communities are seeking ways to build more compactly as a means of protecting undeveloped areas, enabling pedestrian activity, and creating more vibrant town centers. Compact community design reduces the watershed impacts of development, and enables more efficient use of water, land, and infrastructure. The term compact design is wide ranging, applying to different types of development across multiple scales from individual buildings or lots to neighborhoods, districts, and entire communities. Regardless of scale or development context, compact design is a central strategy for reducing watershed-scale imperviousness, and conserving open space and ecologically valuable areas. 

General Policy Approach

The overall form, or “compactness” of a community is the result of many factors. In fact, compact community design encompasses all of the topics discussed in this section and those in the previous section:
· where development does or does not occur, 

· the location of parks and open space, 

· the design and layout of streets and parking, 

· the diversity of land uses and development types, and

· the design of buildings, lots, neighborhoods and districts.

The way these factors are handled in conventional zoning codes and land development regulations tends to expand the overall development footprint and prevent more compact form through use separation; minimum parking, street width, frontage, setback and height requirements; limits on lot coverage; and minimum lot sizes. 

Conversely, enabling a greater use mix, more efficient use of parking, improved street design, higher densities, increased mobility options, walkability, and incorporation of public open space all relate to a broader goal of achieving a more compact community form. Likewise, compact form is considered fundamental to making many of those objectives, such as land use and housing diversity, actually function within a community. 

The most common issue most people think about in relation to community design is density, a sensitive if not dreaded word in most growing areas. However, community form is a combination of elements, not just density. Compact design calls for a return to the form and character of traditional buildings, neighborhoods and communities as an alternative to sprawling subdivision and commercial strip development. 

From a policy perspective, some of the greatest barriers to compact design are parameters in local zoning and subdivision codes called bulk regulations. Bulk regulations establish the allowable location and size of structures on a given parcel. Bulk regulations typically include the following parameters:

Setback requirements establish an amount of space between buildings and edges of the lot. A front setback for example, is the distance between the building and the street, which for residential areas is usually the front yard. Setbacks are intended to allow air and light circulation, and manage separation between buildings and public rights of way. Most codes have a landscaped setback, while others allow parking, landscaping and other activities within mandatory setbacks.

Height requirements specify the allowable height of buildings or other structures, expressed as gross height or number of floors, for an area. 

Site coverage or building footprint requirements are typically limited by a cap on the size of the building footprint (e.g., 45%) relative to the lot size.

Density and Intensity are concepts people are most familiar with. Most codes will prescribe a minimum lot size and maximum number of units per acre for residential areas. For commercial areas, density is referred to as “intensity” and is usually established as cap on building size by floor-area ratios (FAR) or by the building footprint limit listed above. 

As applied in most conventional zoning and subdivision codes, bulk regulations can greatly inflate the overall development footprint and create barriers to compact design. Common barriers include:
Inflexible Setbacks. Codes typically prescribe a minimum distance for setbacks, such as 20 feet. Such minimums, when combined with other bulk regulations, underlie the uniform yard size characteristic of modern subdivisions. Two problems arise from modern setback requirements. First, they are often oversized, pushing homes away from the street and making less appealing streetscapes and neighborhoods. Inflexible setbacks lead to “cookie-cutter” projects as developers will maximize the building footprint based on uniform setbacks.

Second, inflexible setbacks undercut a developer’s ability to arrange a building away from an ecologically-sensitive portion of a site, or to protect and use on-site natural drainage features. Furthermore, the larger the setback requirement, the larger the parcel needed per unit of development.

To increase flexibility, encourage compact design, and create more variety in a neighborhood, planners are beginning to use more flexible setback requirements including maximum setbacks, build-to lines and zero lot-line provisions. These can serve to shrink the amount of land needed, but work best when coordinated with other design elements.
Height Limitations. Height limits can be a sensitive topic when discussing neighborhood design. From a watershed perspective, development that cannot be accommodated by “going up” tends to “go out.” Thus, height limitations are also correlated with loss of open space.

Many codes set height at one or two stories because people feel that taller buildings will be out of character with the community. Interestingly, many traditional rural downtowns have three- and four-story buildings, which are highly compatible with local character. Computer visualization programs can help community members see what greater height allowances would look like in their community.

[Insert GRAPHIC: 3-4 story downtown building in rural city that demonstrates how density can blend with rural character if designed correctly]
Minimum Lot Sizes. Minimum lot-size requirements are common in many development codes, to the detriment of water resources. Large lot requirements can increase distance between development, put pressure on infrastructure, and lead to inefficient land use. Inflexible lot requirements undermine efforts to design development around sensitive features, which makes environmental site design difficult.


Combined, these zoning parameters have a great impact on community form and thus on the amount of land that is covered in a watershed by development. Importantly, it is the combined effects of these requirements along with other parameters such as street and landscaping requirements that produce the built environment. In most conventional codes, they combine to create less efficient use of land and more homogenous development.
Local Policy Approach in Amador and Calaveras Counties

Amador County

The SPA-R designation is required to maximize the property’s residential development potential by prohibiting development projects with densities below 50 percent of the maximum allowable density of 18 units/acre for housing for moderate and above-moderate income households, and 25 units/acre for low- and very low-income households.

Calaveras County

Under current zoning, a large amount of remaining land within Calaveras County is subject to dispersed, low-density development patterns. More than 190,000 acres are slated for low-density (5-acre to 20-acre parcels) residential development based on current County zoning. Currently, existing residential land use only represents 2.3 percent of the land base in the Planning Area, equivalent to 15,307 acres with 396 acres designated as medium and high-density residential. To further aggravate the situation, Calaveras County has 224,821 acres of private land within its Planning Area zoned as “Unclassified,” which leaves room for an interpretation of adding more low-density development to the mix.

The loss of open land to development sharply contrasts with the vision of Calaveras County. In recent community workshops for the General Plan update, citizens voted natural resources, recreation, rural atmosphere, and open space as the top most valuable assets in the County. In order to remediate impending open land conversion, the General Plan Draft of Issues and Opportunities suggests several possibly strategies with an emphasis on revamping land use classifications and development regulations in order to encourage higher densities. 

Cities

The City of Jackson has taken steps to enable compact form in its Historic District (HC) by creating flexible setbacks and parking standards. 

The City of Angels Camp’s General Plan includes a policy to support higher density in and around the downtown core:  

Establish and maintain the High Density Residential (HDR) and Medium Density Residential (MDR) General Plan Land Use Designations and their compatible zoning districts on vacant land within walking distance (i.e., ± mile) of the City’s commercial centers so development is readily accessible to pedestrians, low-speed vehicles (LSVs), bicycles and similar low-impact modes of transportation. 

Institutional Issues 

In the proper context, low-density zoning can support rural development patterns and help maintain agricultural lands and open space. However, there is a difference between truly rural housing types and what amounts to suburban housing types in rural areas.

Zoned densities should be low enough to support housing needs for key elements of the rural economy, farming and ranching, and preservation of open lands. Densities in those areas must be low enough to actually support viable farms, ranches and open space. By and large, areas zoned for 1- to 30-acre lots are not low enough to serve truly rural development types, and pose a threat to water and healthy ecosystems.

Recommendations and Model Policies
1. Allow second units.

2. Provide incentives for developers.

a. Sliding scale of mitigation requirements based on level of density.

b. Streamline approval for compact building designs and development.

3. Upzoning

4. Conduct code review looking at bulk requirements, setback, and FAR ordinacnes and modify to allow for more efficient use of parcel.

5. Use density averaging.


Model Policies

The following policy language is taken from city and county General Plans.

City of Livermore General Plan

“The City shall encourage the clustering of development in order to minimize its overall footprint in areas of ecological sensitivity, such as hillsides, alkali springs, creek corridors, and watersheds.” - Land Use Element



Riverside County General Plan

''Re-plan existing urban cores and specific plans for higher density, compact develpoment as appropriate to achieve the Riversdie County Integrated Project Vision''

''Concentrate growth near community centers that provide a mixture of commercial, cmployment, entertainment, recreation, civic and cultural usees to the greatest extent possible.''

''Concentrate growth near or within existing urban and suburban areas to maintain Riverside County's rural and open space character to the greatest extent posissble.''

''Site development to capitalize upon multi-modal transportation opportunities and promote compatible land use arrangements that reduce reliance on cars.''

Mariposa County General Plan

“Goal: ‘Create land use density and development patterns to manage growth in patterns avoiding sprawl.

Implementation Measures:

· Development shall grow outward from Planning Areas and Residential Areas with available services.

· Establish land development regulations defining permitted uses and establishing standards for close-to services development.

· The County shall make findings that the development will not result in premature urbanization of the Planning Study Areas.

· No urban expansion shall occur within the Mariposa Town Planning Study Area unless water and sewage disposal are available from a centrally coordinated and managed system.”
Strategy 3: Mixing Land Uses and Development Types 

Background

Mixing uses integrates two or more different activities into a single structure or grouping of buildings in a given parcel, neighborhood or district. Conventional “Euclidian” zoning practices segregate different development types into different areas. This creates a separation of land uses that is prevalent in almost all post-World War II development. While the separation of incompatible uses is helpful (e.g., an industrial plant separated from a housing complex), it has also forced apart the places where people live, work, and access services.

Historic town centers in Amador and Calaveras counties reflect a healthy and appropriate use mix because they were developed prior to modern conventional zoning. Walking along a traditional main street, it is common to see two story buildings accommodating retail on the ground floor with housing above. In contrast, current zoning creates a much different picture by highly segregating land uses; how often does one see housing above a strip mall? This model forces people into their cars to reach almost every destination. Encouraging mixed use development places a variety of destinations within close proximity, which promotes walking and biking, minimizes the overall transportation footprint, and reduces car generated pollutants found in stormwater runoff.

Separated Uses, Dispersed Development and Vehicle Miles Traveled

Transportation and land use are tightly linked. In fact, travel behavior is an important gauge of the way a region is growing. Vehicle Miles Traveled (VMT) measures automobile use in terms of the number and length of vehicle trips. For example, 10,000 vehicles each traveling an average of 12 miles per day equals 120,000 vehicle miles traveled per day.
 


Highly separated lands uses disperse growth and contribute to excess impervious cover and auto-related pollution by increasing automobile dependency. To meet daily needs, people must take more trips (e.g., between home, work, store and school) and drive farther between activities. This explains why increasing vehicle miles traveled (VMT) is correlated with use separation. Higher VMT indicates dispersed patterns of growth that reinforce reliance on driving to meet daily needs. In turn, this feeds into formulas that determine the size and expanse of roads, parking lots and other car-related infrastructure. All of this translates into more impervious cover that may not appear in project site runoff analyses, but is directly linked to the cumulative development pattern produced by multiple single-use projects. Conversely, mixing uses links and combines complementary functions and building types to reduce “trip making” and support more compact form and efficient land development.
VMT has been rising rapidly and outpacing growth in Amador and Calaveras counties and the Sierra region as a whole. Between 1990 and 2000, VMT increased by 30% in the Sierra region.
 This VMT increase is nearly double the area’s growth in population, indicating that current development patterns are leading to longer commutes and more driving. In Amador County, VMT increased 23% between 1999 and 2006, while Calaveras County saw a 16.2% increase over the same period.
 This correlates with the region’s dispersed exurban growth, resulting in “extreme commuting.” 

A 2000 Seattle area study compared VMT in mixed-use areas and single, separated use suburban areas. The study recorded trips for 1,563 households in the communities of Queen Anne, Wallingford and Kirkland in Kings County. The mixed-use area residents traveled 28% fewer miles than adjacent neighborhood residents and 120% fewer miles than suburban ones. Additional analysis showed that mixed-use areas also led to reductions in average work trip length and daily auto mileage, and increased the number of walking trips. The daily automobile mileage was 16 miles less in the mixed-use neighborhood than in the single use subdivision.
 

General Policy Approaches

Communities are seeking ways to integrate a greater mix of land uses into appropriate areas to support economic development goals, achieve a better job/housing balance, support pedestrian orientation and walkability, create more vibrant downtowns and business districts, provide more housing options, curb sprawling growth patterns, and enable more compact community form. The water benefits are only now being recognized. 

Since use separation is a result of conventional zoning practices, efforts to enable a greater mix of uses start with fixing local codes. In general, the two ways to obtain a use mix within the zoning codes are through:

1. the list of allowable uses within the list of conventional residential, commercial and industrial categories, and 

2. a new code category that expressly calls for mixed use, such as those found in several specific plans. 

Applying these options is typically accomplished through the use of overlay zones, specific or area plans, or the development of designated mixed-use districts. The most common tactic for Amador and Calaveras communities is to list residential uses within designated commercial districts. Examples are discussed below. 

CASE STUDY BOX: Calaveras County is home to one of the most popular examples of new mixed-use development in the Sierra region. The Arbors is a 1.5-acre mixed-use, infill project built on Main Street in downtown Murphys, a historic Gold Rush town. The project incorporates retail, affordable housing, tourist accommodations and off-street parking. It includes eight buildings comprised of 17,000 square feet of retail, with restaurants and shops, and seven residences – five of which are living lofts above ground-floor retail. The project has been unexpectedly lucrative. Before the project was built, retail rents in Murphys were less than $1 per square foot, and it was projected that the Arbors would help boost rents to $1.25 a square foot. In 2002, rents increased to between $1.60 and $2.00. The Arbors’ success is in part due to public engagement in the design process, and the County’s willingness to work with developers to provide flexibility in meeting local development standards, investments in street upgrades, and surveying assistance to help developers incorporate street trees into the project. 

For more information: Rudy Ortega, Architect, (209) 728-2025

Local Policy Approach in Amador and Calaveras Counties

Amador County

The draft policies document for Amador County’s General Plan update includes a subsection titled “Diverse Land Uses,” which promotes housing diversity and creating a greater mix of land uses within the county. Goals within this section focus on ensuring an “integrated mix of residential, commercial, agricultural, industrial, recreational, public, and open space land uses” because “a diverse and desirable balance of land uses can help ensure the county’s fiscal viability and promote a desirable community in which people can work, shop, live, visit, and recreate.” A policy within this section recognizes the water benefits of mixed-use development that result from more efficient land use patterns. There is also emphasis on ensuring compatibility between various land uses. 

A limited mix of uses was previously allowed in the Special Planning Area (SPA) designation. The new Regional Service Center (RSC) and Town Center (TC) land use designations, jointly called “mixed use activity centers,” are specifically designed to implement mixed-use development within existing community areas. The new Special Planning Area Residential (SPA-R) designation is intended to provide housing diversity in select areas in order to meet affordable housing needs, and appears to allow a limited mix of commercial uses into affordable residential projects. The following language from the land use alternatives explains the intent: “help reinforce the traditional development pattern of small communities to facilitate bicycles and pedestrians and reduce the length of vehicle trips to meet basic needs.” 

Three of the four proposed land use alternatives include these designations in varying degrees. The County is considering additional modeling of the alternatives to understand tradeoffs and the implications of each on key issues in order to develop a preferred alternative. 

Calaveras County

According to the Draft Baseline Report developed by the County’s General Plan consultant, only 1.2% of existing property in Calaveras was classified Commercial/Mix Used in 2007. Land use alternatives and draft policies are under development and are likely to incorporate greater emphasis on mixed-use development, which receives notable attention in the issues and opportunities document. 
Cities

Several cities in the area have taken steps to enable mixed-use development, primarily by allowing residential development “by right” (as opposed to the more cumbersome conditional use) in commercial districts. 

The City of Angels Camp allows mixed use by right in each of its commercial zones. Additionally, Angles Camp has policies that support a mix of housing types throughout the community. For example: 

“High Density Residential developments generally will be located close to commercial or other services and near major streets and thoroughfares for convenient access. High Density Residential developments typically will be located throughout the city and not concentrated in a single location.”
The City of Jackson’s new Land Use Element incorporates a use mix by allowing residential land uses by right in three of the five Commercial land use designations - Historic Commercial (HC), Light Commercial (LC) and Professional Office (PO). The other two designations, Commercial (C) and Industrial (I) can include residential dwelling units with a conditional use permit. According to the City, most mixed use will occur (and currently exists) in the historic downtown commercial area where residential use is allowed without a conditional use permit. Even now, most of the two story commercial buildings on Main Street are residential on the upper floor.

Similarly, City of Sutter Creek’s code allows limited residential within two of three commercial classifications. Commercial (C-2) zone allows multi-family residential and the Downtown Commercial (DTC) zone allows “first and second story residential units, including studio apartments.” However, the Light Commercial (C-1) zone does not.

Recommendations 
1. Promote mixed-use development in local plans.

2. Use zoning tools to enable and encourage mixed use development.

Model Policies
The following policy language is taken from city and county General Plans.
City of Truckee General Plan

“Support development of neighborhood centers through establishment of uses and facilities that provide a direct benefit to the neighborhood, such as educational and recreation facilities, day care services, places of worship, community meeting centers, fire stations, small parks, libraries and other public facilities, telecenters, and neighborhood commercial uses.”

“Allow transitional uses such as office/professional in areas where existing commercial uses directly abut single-family residential uses and adequate buffers are not available, and permit neighborhood serving commercial uses in residential land use designations.”

 “Encourage a mix of land uses in the Town to promote a vibrant community and to reduce traffic, while addressing the need to minimize land use conflicts.” 

“Strongly encourage mixed use development in appropriate locations, including the Downtown, Gateway area and Donner Lake.” 
Mariposa County General Plan

“[…] secondary residential and office uses should be allowed and encouraged only above the ground floor to maximize the pedestrian scale and function of the core. Within the balance of the Village Center, there should be a mix of residential (predominantly multi-family), secondary commercial, business park and public or institutional uses.”

“Designate a diversified compatible mix of land uses in close proximity to residential uses.”

Strategy 4: Transportation Network and Street Design

Background and General Policy Approaches

Automobile-related hardscapes generally account for more than 60% of the total imperviousness in suburban areas. 
Streets account for the lion’s share of this – about 40% to 50% in residential areas alone. Parking lots take up around 10% of the land in U.S. cities, and can occupy as much as 20% to 30% of downtown core areas.

There has been increasing attention placed on strategies that produce alternatives to an automobile-dependent transportation system. Key strategies include: 

Create connected street network. 

Land use and development that is based on a network of well-connected streets and paths, are prerequisite for reducing impervious surface and the overall transportation-related footprint. Attention to the size and spacing of blocks, streets and intersections can increase connectivity within and between neighborhoods and reduce congestion on individual streets by creating more route choices for daily trips. A connected street pattern provides more direct links between destinations, making trips shorter and some trips short enough to be made on foot or bicycle, further reducing car dependency and the need for large asphalt roads and parking lots. Direct and multiple connections to destinations also improve emergency access and response time, a necessary requirement for narrower streets. 

Design “complete streets” that serve all users. 

Complete street design considerations include sidewalks and bike lanes, on-street parking, transit stop areas, and narrower travel lanes to slow vehicle speeds. These streets encourage public activity and allow for easy access to destinations and multiple travel options for users. There is not one set design model for complete streets but can be adapted to different contexts and settings. For instance, roadways in outlying rural areas may not include sidewalks, but can use narrow lanes with highly visibility shoulders to provide area for bicyclists and pedestrians, and extra road width for larger vehicles and emergency passing. 

Incorporate “green infrastructure” into street design. 

Green infrastructure can be used to manage stormwater onsite as well as provide a more comfortable and aesthetically rich environment for all users. Planting areas between the curb and sidewalk as well as street medians can be designed to manage stormwater by allowing water to be captured, retained, and even filtered on site. These areas serve double duty by also providing opportunity for reduced imperviousness, maximizing tree canopy, and improving traffic flow and safety. Narrow, tree-lined streets also slow traffic speeds, enhances pedestrian comfort, and provides more area for open space or additional development on the same amount of land. In addition, well-shaded streets require resurfacing less often since they are less prone to deterioration from the sun.

Local Policy Approach for Amador and Calaveras counties
Amador County
The Amador County Transportation Commission developed the Amador County Pedestrian and Bicycle Transportation Plan that identifies a regional bikeway system that links major population centers and destinations within them. The plan currently serves as each local agency’s pedestrian and bicycle master plan, allowing them to be eligible to compete for state Bicycle Transportation Account (BTA) funds.

Also, policies included the draft goals and policies workbook to mix land uses are related to transportation planning and street policies. Mixing land uses has been shown to reduce vehicle miles traveled and increase walking. Below is a review of policies that link development patterns with transportation issues.  
Land Use Policy 1.6 calls for land use patterns that “support water quality objectives; enable viable transit, bicycle and pedestrian transportation; and contribute to reductions in greenhouse gas emissions.” This policy makes an important connection between development patterns and design for pedestrian access and mobility. 

Land Use Policy 2.3 directs higher density or intensity development to infill areas, or areas adjacent to existing communities or activity centers. This facilitates compact development patterns, which have been shown to reduce vehicle miles traveled and the need for related transportation infrastructure. 

Circulation and Mobility Policy 1.3 calls for greater connectivity on local roads, improved connections between the County’s communities, and multiple routes between communities wherever possible. 

The draft goals and policies workbook also includes an entire “Alternative Transportation” section with a set of goals and policies to promote development patterns and forms, and transportation routes and facilities that support public transit, pedestrian and bicycle mobility. Policy language is included to work on establishing a pedestrian and bicycle trail system in public rights of way, and through easements on public and private lands to connect residents to communities and activity centers, and offer an alternative to automobile transportation. 

Circulation and Mobility Policy 3.5 calls for promotion of smart growth land use patterns in new development that place residents near activity centers and essential services to reduce the need for frequent automobile travel. Policy 3.9 encourages provision of bicycle and pedestrian facilities in new development projects. 

Policies 3.6 – 3.8 focus on public transportation, including:

· Coordination with ARTS and other agencies to improve availability of public transit connecting residents to services. 

· Continued provision of public transportation from Amador County to regional job and activity centers located outside the county. 

· Development of facilities, which support carpooling and public transportation within the county. 

SR-49 and portions of SR-88 are eligible for designation as Scenic Highways by the State and Federal Government. Together, Amador County’s eligible and designated scenic highways and byways are referred to as scenic corridors. Required protection of these corridors provides an opportunity to coordinate with green infrastructure design to reduce the watershed and water quality impacts of major transportation corridors.

Calaveras County

The Calaveras County roadway network includes 867.5 miles of developed paved public roads. Travel in the county is primarily by automobile due to the rural nature of the roadway network. Long distances between towns and a lack of other pedestrian and bicycle facilities have limited opportunities for non-motorized travel. The network is built around four state highways, including State Routes 4, 12, 26 and 49. These routes are classified as minor arterials and connect with a system of collector and local streets. This network has enormous influence over the type and patterns of development taking place in the county. It drives an auto-centric planning cycle that prohibits pedestrian access and modal options while extending development over wider areas. These patterns feeds back into lot layouts, parking provision and building types that are geared towards serving cars above all else. 

Along with several other issues related to transportation planning, the need for transit services and more bike and pedestrian facilities were identified as priorities at public workshops for the General Plan update. Currently, Calaveras County has limited public transit services available for travel between existing communities, within the county or to surrounding destinations. According to the 2000 Census, 5.3 percent of Californians travel to work on public transit, while only 0.3 percent of the population in Calaveras County population (approximately 42 people) used public transit to get to work. There is no public transit connection to regional transit such as Amtrak and only one park-and-ride facility in the county. Numerous locations throughout the county serve as informal park-and-ride lots, demonstrating the need for additional facilities.

The draft Calaveras County Bikeway Master Plan (2007) states that there is great potential to increase the number of people who cycle to work or school because of the small size of communities, moderate density surrounding downtowns, a favorable climate for year-round cycling, and a culture that values fitness, outdoors, and nature. Existing Calaveras County bikeway facilities consist of an incomplete system of just over 4.1 miles of bikeways that are not continuous and do not provide direct access to most major destinations. Calaveras Council of Governments (CCOG) developed a Bikeway Master Plan that promotes access to popular destinations countywide and sets consistent design standards, but will require funding to implement. The plan is updated every five years to enable the County to compete for bikeway grants through the Caltrans Bicycle Transportation Account.

These are all common challenges, not unique to Calaveras County. Communities within the County and the County itself are already taking steps to correct these deficiencies and place greater emphasis on multi-modal street design and transportation planning. For example, the Arnold Rural Livable Community-Based Mobility Plan was completed in _____ and produced design concepts for pedestrian and bicycle facilities, connections to transit and possible in-fill development options for the downtown area of Arnold. The goal of the plan is to increase resident and visitor ability to walk, bike, access transit and drive through the SR-4 corridor.

The City of San Andreas is also tackling transportation and connectivity issues. Using a Caltrans grant awarded to the CCOG, the City has created the Rural Mobility Plan Project, which will address the current mobility challenges of State Route 49 (known locally as, St. Charles Street). In addition, the Calaveras County Master Bicycle Plan and Calaveras County Pedestrian Master Plan are potential tools that can be used to guide development of a master street, path and trail network with “complete streets” Design.
Institutional Issues

There are many agencies involved in the design of streets and transportation planning and funding, including the County public works departments, County planning departments, Amador Transportation Commission, Calaveras Council of Governments, Caltrans, and public works and planning staff or contract consultants for each of the incorporated cities. These agencies need to work together to coordinate local land use decisions, road construction and maintenance projects, and public works and development standards that direct construction and improvement of roads.

In rural low-density areas, there are often discontinuities in public rights of way, and challenges to establishing and coordinating easements across public and private lands to produce connected road and trail networks.

Street design standards and outmoded level of service formulas often lead to excess number of lanes, excess lane widths and inefficient intersection designs that produce unnecessarily wide roadways and accompanying imperviousness.

Recommendations
1. Review and revise public works standards for the construction and operation of a range of street types that incorporate completes streets, context sensitivity, and green infrastructure design considerations.
2. Develop pedestrian and bicycle master plans
. 
3. Employ a form-based coding approach (Form-based codes are discusses more in depth at the end of this section and is regarded as an overall recommendation that can be applied to all four strategies included the Community Design section)

4. Utilize community/ specific area planning for targeted growth areas. 

Model Policies

The following policy language is taken from city and county General Plans.

City of San Jose General Plan

“In order to preserve and enhance the scenic and aesthetic qualities of rural areas located within the City's Sphere of Influence, the design and construction of public and private right-of-way improvements should conform to the following guidelines:

· Streets should be designed in consideration of the natural topography and the landscape. Divided streets and grade separations may be used.

· Concrete sidewalks, curbs, and gutters should be constructed only when required by the topography. Crushed gravel walks and vegetation lined swales are encouraged.” 

Overall Community Design Recommendation: Develop form-based codes as an alternative to conventional zoning regulations. 

A challenge facing communities in Calaveras and Amador counties is to balance new development with desires to preserve rural landscapes and the small-town feel of their historic communities. Infill, mixed-use development, and compact design are central to preventing rural sprawl and loss of open lands, but they require steering some future development into existing communities, as well as increasing densities in some areas. There is not a simple solution to this challenge, however the design of new development can have a great impact on whether it conforms to or detracts from the character of existing communities. Form-based codes are a relatively new method to regulate the development of buildings and streets to be more consistent with what the community desires. 

Conventional zoning overlooks the form and character of development and focuses instead on its use and intensity. Also, it is subject to interpretation, sometimes leading to differences between community vision and physical development. The result can be seen in most any subdivision built under conventional zoning codes: generic buildings and landscaping within homogeneous neighborhoods. Form-based codes emphasize building form and its relation to the street, adjacent buildings and public spaces, allowing a return to pedestrian scaled design. 

Advantages of a form-based code are numerous. Below are key points adapted from the Form-Based Codes Institute.

Prescriptive vs. Proscriptive: They state what you want (prescriptive) rather than what you don't want (proscriptive), fostering a more predictable results in built projects. 

Focus on Key Elements: The design elements controlled by conventional regulations are often arbitrary. The elements controlled by form-based codes are those that are most important to the shaping of a high quality built environment. 

Built from a Community Vision: All form-based codes are developed out of participatory design processes. Because they include visual depictions, form-based codes also allow citizens to see what the outcome will look like, leading to greater comfort regarding location, height, density and other factors. 

Development Diversity: By working at the scale of the individual building or lot, form-based codes promote independent development by multiple property owners. By contrast, conventional zoning can encourage large land assemblies and mega-projects by single builders.

Architectural Diversity: Form-based codes encourage a diversity of architecture, materials, uses, and ownership. 

Design for Compatibility: Form-based codes work well in established communities because they effectively define and codify a neighborhood's existing "DNA." Vernacular building types can be easily replicated, promoting infill that is compatible with surrounding structures.

User-friendly: Form-based codes are organized to be readable and accessible. They include graphics to illustrate design concepts and are shorter, more precise, and less repetitive than conventional codes. This helps all involved in the development process. 

Combine Regulatory and Design Guidance: Form-based codes combine the best elements of design guidelines, which can be difficult to apply and enforce consistently and which require significant discretionary oversight, into a regulating framework for new and redevelopment. According to the Form-Based Code Institute, this results in “less politicized planning process that could deliver huge savings in time and money and reduce the risk of takings challenges.”

Form-based codes may prove to be more enforceable than design guidelines. The stated purpose of form-based codes is the shaping of a high quality public realm, a presumed public good that promotes healthy civic interaction. For this reason, compliance with the codes can be enforced, not on the basis of aesthetics but because a failure to comply would diminish the good that is sought. While enforceability of development regulations has not been a problem in new growth areas controlled by private covenants, such matters can be problematic in already-urbanized areas due to legal conflicts with first amendment rights.

	BOX: What is in a form-based code? 

Common elements often included are:

· Regulating Plan -  a plan or map of the regulated area designating the locations where different
 

· Building form standards – applied to and based on clear community intentions regarding the physical character of the area being coded.

· Public Space Standards -  specifications for the elements within the public realm (e.g., sidewalks, travel lanes, on-street parking, street trees, street furniture, etc.).

· Building Form Standards - regulations controlling the configuration, features and functions of buildings that define and shape the public realm.

· A clearly defined application and project review process.

· A glossary to ensure the precise use of technical terms.
Other common elements include:

· Architectural Standards - specifications addressing external architectural materials and quality.

· Landscaping Standards - parameters for landscape design and plant materials on private property as they impact public spaces (e.g., regulations about parking lot screening and shading, maintaining sight lines, insuring unobstructed pedestrian movements, etc.).

· Signage Standards - allowable signage sizes, materials, illumination, and placement.

· Environmental Resource Standards - site-level requirements to address issues such as stormwater drainage and infiltration, development on slopes, tree protection, solar access, etc.

· Text and illustrations explaining the intentions of specific code provisions.
Source: Form-Based Codes Institute, Definition of a Form-Based Code.

For more information: www.formbasedcodes.org


� US Environmental Protection Agency, Office of Water. 2006. “Protecting Water Resources with Higher-Density Development,” EPA 231-R-06-001. Washington, DC.


� Harbor, J.B. Engel, et. Al.2000. “A Comparison of the Long-Term Hydrological Impacts of Urban Renewal Versus Urban Sprawl.” West Lafayette, IN. Purdue University.


� ????? Does this really need a citation ….Clark could not find this…easily that is.


� Levin, R.B., Epstien, P., Ford, T., Harrington, W., Olson, E., Reichard, E. 2000. US Drinking Water Challenges in the Twenty-first Century. Environmental Health Perspectives. 110(s1):43-52.


� U.S. Environmental Protection Agency, Office of Water. 2006. Growing Toward More Efficient Water Use: Linking Development, Infrastructure, and Drinking Water Policies. U.S. EPA. Washington, DC. EPA 230-R-06-001.


� U.S. Environmental Protection Agency, Urban and Economic Development Division. 1999. The Transportation and Environmental Impacts of Infill versus Greenfield Development: A Comparative Case Study Analysis. U.S. EPA. Washington, DC. pp. 17. www.epa.gov/smartgrowth/pdf/infill_greenfield.pdf.


� U.S. Environmental Protection Agency, Urban and Economic Development Division. 1999. The Transportation and Environmental Impacts of Infill versus Greenfield Development: A Comparative Case Study Analysis. U.S. EPA. Washington, DC. pp. 17. www.epa.gov/smartgrowth/pdf/infill_greenfield.pdf.





( Floor Area Ratio, which limits site coverage. 


� Calaveras County Resolution # 07-242. November 2007. From county website.


� Sierra Nevada Alliance. 2005 (June). Planning for the Future, a Sierra Nevada Land Use Index. Sierra Nevada Alliance. South Lake Tahoe, CA.


� Sierra Nevada Alliance. 2005 (June). Planning for the Future, a Sierra Nevada Land Use Index. Sierra Nevada Alliance. South Lake Tahoe, CA.


� Ed McCormack, G. Scott Rutherford, Martina G. Wilkinson (2001) The Travel Impacts of Mixed


Land Use Neighborhoods in Seattle, Transportation Research Record





�Both the Purdue and EPA study are mentioned in Chapter 1


�We need to decide where this fits the best….chap2 or chap 3


�In Chap 2.


�Reiteration of what was just said. I like the easy to read format but……


�Clark wants to add terminology here


�Overlap of information here with Chapter 2’s discussion of land use planning in Amador


�CLARK??


�CLARK


�x-reference TDR in open space section


�(This discussion needs some intro to set it up.)





�Possibly nix institutional issues and/or incorporate somewhere above…only have institutional issues in beginning/intro?


�NEEDS WORK…need to further define recommendation or get rid of completely


�Maybe get rid of


�Can tighten down


�WEAK!!!!Needs more explanation


�does this apply to rural areas as well?


�Pat would like to know if this argument plays well in A/C? I don’t know.


�Use CSS approach to important roadways that . . . see report???  (More here)





�(More here)


�need model policies for street networks


�(what?)
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