Ventura County Regional Watershed Plan


Chapter 5 – Infill and Redevelopment

Overview

Most smart growth literature refers to “infill” and “redevelopment” as interchangeable terms. However, in relation to watershed and stormwater planning, there are important distinctions:

Redevelopment typically means the creation of new buildings on a previously developed or disturbed site. These sites hold little or no ecological value.

Infill generally refers to development on land adjacent to and between existing developed areas and is served by existing infrastructure (especially roads, sewer and water). The ecological value of individual sites can vary: from highly impacted to undisturbed.  

Rehabilitation refers to the refurbishment of a building, with little or no change to the footprint of the building or site.

The environmental importance of all three comes from the reuse of land in developed areas. Rehabilitation, infill and redevelopment are likely to become larger environmental topics as Climate Change policies are put in place. From a watershed point of view, redevelopment can absorb development that would otherwise take place in ecologically-valuable areas. Redevelopment “recycles” paved land, while infill focuses growth into developed areas to prevent scattering growth into “greenfield” sites. 

Redevelopment presents a second opportunity for Ventura’s streams, bays and estuaries by retrofitting of properties where no controls currently exist. Under current and proposed rules, redevelopment projects that disturb an acre (or 5,000 square feet in the proposed permit) will be required to install BMPs and incorporate new building and site design features that limit runoff. 

Even as the power of redevelopment as an environmental strategy is gaining traction, the fact remains that infill and redevelopment projects are far more difficult to get financed, planned, and constructed than development projects on greenfield sites. As such, programs and codes that encourage redevelopment in identified growth areas can be regarded as environmental programs. 

Attention to redevelopment is found in plans for redevelopment areas, such as downtown master plans and specific plans. Other incentives for redevelopment are found in economic development, housing and transit programs. In California, redevelopment agencies play a central role in stimulating renovation and new development in deteriorated neighborhoods and downtown areas. For example, the Ventura Redevelopment Agency provides assistance in the City’s Downtown Redevelopment Area, supplying services such as land cost buy-downs, construction of off-site improvements, and parcel assembly.

Understanding the Stormwater Benefits of Infill and Redevelopment

Infill and redevelopment are among the most effective ways to reduce development impacts at a watershed-level. Redevelopment recycles paved-over areas, which avoids “new” impervious cover and reduces the overall development footprint. 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. 

Specific benefits are detailed below:

1. Infill and redevelopment occur within already developed areas, which relieves development pressure on undeveloped or “greenfield” sites that offer ecological services. 

2. Infill and redevelopment tend to occur within areas already served by infrastructure. The benefits accrue when existing roads and other service infrastructure can be used instead of being extended and created anew. 

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

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

5. Infill and redevelopment on small lots are served by a much smaller complement of public infrastructure. The reduction in frontage (and thus roadway) is often overlooked, in particular for analyses that only look at on-site imperviousness. For modern five-lane arterial roads, each 10-foot increment in parcel frontage is served by almost 600 square feet of pavement needed to reach the next lot. 

6. When infill and redevelopment enable compact neighborhood design, the added density can support walking and transit 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. 

7. Vertical infill and redevelopment projects accommodate greater development demand on a smaller site footprint under one rooftop. The draft stormwater permit’s focus on the footprint (effective impervious surface) overlooks the watershed benefit of placing additional stories of development demand under one roof (instead of several roofs).

In relation to local codes, focal areas for infill and redevelopment policy include:
Strategic Planning for Infill and Redevelopment: Policies, plans and programs intended to facilitate infill and redevelopment in targeted areas. 

Code Barriers and Incentives: The degree to which existing policies enable or preclude infill and redevelopment in targeted areas. 

Strategic Planning for Infill and Redevelopment

Infill and redevelopment are almost universally more challenging to accomplish than greenfield projects. Many programs and planning tools have evolved to facilitate redevelopment in certain areas. Some of the most prominent include site inventories and assessments (such as the County’s vacant lands study), market analysis, marketing programs, modeling and design assistance, financial and tax incentives, capital improvement plans, renewal/revitalization programs, and the development of specific plans. 

Specific Plans - In Ventura County, specific plans are among the more powerful tools being used to orchestrate planning for infill and redevelopment. The complexity of infill and redevelopment projects requires the coordination provided through specific plans, community plans, or similar efforts. 

Redevelopment and Revitalization Programs - Each city in Ventura County sponsors downtown redevelopment and revitalization by way of redevelopment programs and districts. Most downtown areas are covered by a master plan and special zoning designation (usually Central Business District or CBD). Development regulations in CBDs often focus on unique aspects of the historic downtown core, including:

· Historic preservation and remodeling standards including materials, façades, windows and awnings;

· On-street parking;

· Signage;

· Zero set-backs (or build-to lines);

· Regulation of first floor uses;

· 100% building lot coverage; and

· Uses on sidewalks.
Brownfields – Brownfield development also commonly commands attention since the blight and potential contamination entail larger economic and community quality of life issues. 
Site Assessments - Ventura County conducted a Vacant Land Study in 2001 to match growth protections with available land inside the CURB boundaries. In 2007, the City of Ventura launched a program to identify odd shaped lots.

Currently, there is little reference in codes to vacant property outside of Nuisance ordinances. However, many cities are looking to vacant lots for infill housing and other types of redevelopment. Additionally, vacant lots with the potential to hold and treat stormwater may become more attractive for acquisition as Best Management Practices.

Code Barriers and Incentives

Land development and subdivision regulations have traditionally guided development patterns based on a system of separated residential, commercial and industrial development located in a greenfield setting. In past decades, a greater amount of undeveloped land was available to accommodate this pattern, and the policy drivers of conventional suburban development went largely unquestioned. Today, there is growing attention to the impacts of “sprawl” With a corresponding focus on the degree to which local development regulations prevent infill and redevelopment. The following areas of code can pose barriers to redevelopment and are contained in varying degrees in zoning codes.  :

Parking - Within codes, certain redevelopment and renovation thresholds trigger newer parking requirements. For example, a 5,000 square foot retail structure constructed when 10 spaces were required, need to supply the modern 4 spaces per thousand square feet, or 20 spaces upon redevelopment even with the same use. Absent a strategic parking policy, this amount of parking would be mandated whether needed or not. Parking, particularly on smaller sites, can be an obstacle to redevelopment. 
Bulk Requirements –Bulk or site requirements include setbacks, height limitations, landscaping and other aspects of code that direct the location and size of building footprints. Over time, code updates have resulted in larger and larger zoning parameters for various reasons (e.g., design speed of streets, sight distance requirements, and parking). 

Updated Building Codes – Like other states, California has adopted standard building, electrical and plumbing codes. California has also adopted a special State Historical Building code (http://www.dsa.dgs.ca.gov/SHBSB/default.htm) to guide rehabilitation and redevelopment, and to remove former barriers to reuse of buildings. However, many buildings ripe for redevelopment or rehabilitation are not officially “historic,” so these buildings must either be brought up to code or demolished to make way for a new building.

For redevelopment, a variety of incentives are used, including: 

· Public Structured Parking – Publicly-constructed parking structures to reduce the amount of land devoted to on-site surface lots and to complement redevelopment efforts. 

· Lower Parking Ratios – Maximized on street parking and elimination of unnecessary duplication of on-site parking spaces through shared parking arrangements between complementary uses.

· Streetscape Improvements – Reduced street widths, traffic calming, landscaping, and sidewalk enhancements to allow building closer to the street.

· Tax Increment Financing –Established districts whereby the taxes assessed on the increased value of redevelopment are directed to projects within the district. For example, if a redevelopment project increases the value of the assessed property by $100,000, then the taxes levied on that increase are directed to the redevelopment district to cover infrastructure upgrades, streetscape improvements, parking programs and the like.

By and large, the best code language on redevelopment is in conjunction with specific area plans, downtown plans and master plans. For example, the City of Oxnard has a section in the parking code for redevelopment projects, noting that parking and loading requirements in a redevelopment project shall be the same as standard requirements, though they may be modified by an adopted redevelopment plan. (64 Code, Sec. 36-7.1.12)  (Ord. No. 2021) SEC. 16-625.
The City recognizes that redevelopment projects may require modified parking, and that the best way to orchestrate parking needs is through a larger plan. 

Conclusion
Redevelopment is almost universally more difficult to undertake than greenfield development. As such, economic and development programs that stimulate and redirect development can be thought of as powerful watershed strategies, since redevelopment helps to direct development from valuable open space. 

Land development regulations are often an underlying barrier to redevelopment. As codes have become more expansive, smaller urban sites cannot accommodate larger setbacks, larger parking requirements and landscaping to “come up to code” while still delivering a positive return. Water quality regulations that inhibit redevelopment can be expected to compound these problems. 

With these factors in mind, it is important to differentiate between infill, building rehabilitation and redevelopment as they relate to overall watershed health. 

The benefits of building rehabilitation lie in the ability to capture growth within an existing building. However, rehabilitation projects that disturb less than 5,000 square feet under the draft tentative stormwater permit would not be required to install post-construction controls. Moreover, in areas with auto-dependent development patterns, rehabilitation of existing buildings likely will not support new transportation patterns. In addition, most developed land area in Ventura County is comprised of single family homes; stormwater rules for “Single Family” in the draft tentative permit are triggered at 10,000 square feet.

Like rehabilitation, redevelopment has both a watershed and site component. At the watershed scale, development demand is absorbed in developed areas. For purposes of the proposed permit, redevelopment that disturbs less than 5,000 square feet will not result in site level benefits. However, construction that disturbs more than 5,000 square feet will have a double benefit at both scales.

TECHNICAL REVIEW SHEET: REDEVELOPMENT AND INFILL

I. 
Introduction

 The power of redevelopment operates at several levels: watershed, district and site. Redevelopment is particularly important for Ventura County given the need to retrofit the built environment and carefully execute infill within the urban growth boundary. Land development regulations and codes include language that both supports and inhibits redevelopment and infill. For purposes of this review, redevelopment includes both traditional downtown and vacant/blight programs, but also redevelopment and rehabilitation of individual parcels and properties. This section will look at the code language and provide recommendations, with attention to water-friendly practices. 

II.
Who to bring and where to look: relevant code sections and key contacts for the review
Redevelopment of a property will be directed the underlying code (e.g., Residential-4) and/or overlay zoning. Those trigger levels can be found in “Applicability” standards and within individual codes. For the most part, codes directing key redevelopment and infill  are included in Specific Area Plans or Downtown plans. Most cities have a code that directs redevelopment in Central Business Districts, though the universe of redevelopable parcels is much larger. Larger infill sites are likely to have a coordinated specific plan, while smaller individual sites may or may not lie within a district plan/code. Because revisions are common, the “Search” function can also help in navigating the code related to “redevelopment” and “infill.”

Web-links to Relevant Code Sections

Camarillo
TITLE 19 – Zoning
Chapter 19.25 Camarillo Old Town Zone COT 

Chapter 19.21 Camarillo Commons Mixed-Use Zone 
Fillmore 

Article III – General Regulations, 

SECTION 6.04.18 - PROPERTY DEVELOPMENT STANDARDS

Fillmore Central Business District Specific Area Plan
Moorpark

Moorpark Municipal Code

Title 17 - Zoning
Links to Moorpark Specific Area Plans
Downtown Specific Plan Amendment

Oxnard 

Chapter 16-Zoning Code 

Division 10 – Central Business District

Chapter 8 – Vehicles and Traffic
Santa Paula Municipal Code
§ 16.15.030  DEVELOPMENT STANDARDS for Central Business District

Simi Valley 

Title 9 – Development CodeLinks to Land use Alternative Papers (including Specific Area Plans)Thousand Oaks

Municipal Code 

Title 9  Planning and Zoning

Ventura 

Ventura Downtown Specific Area Plan
Specific Plan Procedures, Municipal Code, Chapter 24.555  

Ventura County

Non-Coastal Zoning Ordinance 

Article 8: PARKING, ACCESS, LANDSCAPING AND TRANSPORTATION DEMAND MANAGEMENT
Coastal Zoning Ordinance
Chapter 16 – Zoning Code
Division 10 – Central Business District

Who to include in the review

· Public Works

· Zoning Code Administrator

· Code Enforcement

· Housing

· Economic Development or Redevelopment Agency Chair (number and location determined by proximity to redevelopment areas)

· Chamber of Commerce

· Environmental Groups 

· Neighborhood Associations (number and location determined by proximity to redevelopment areas).

· Development finance experts (who will be able to provide examples of other non-code barriers or incentives for infill)

· Housing and affordable housing organizations

· Transit and Transit Oriented Development (TOD) advocates or experts if redevelopment involved
III. 
Starting the Review: language to look for in code  

Part 1 – Incentives and barriers at the DISTRICT LEVEL – planning for infill and redevelopment

· Does the County or City have active programs to support redevelopment and infill?  

· Does the City or County allow use of alternative traffic and parking models to determine the transportation and parking factors for site design?
Part 2a – Code language that supports and incentivizes infill and redevelopment at the SITE level.

· Does the “Purpose and Intent” section of code support redevelopment?

· Does the code have variable site design elements to encourage infill and redevelopment?

· Does the city have variable parking and loading requirements for redevelopment/infill districts?

Part 2b – Code language that can be a barrier to at the SITE level.

· How does code specify applicability for new code parameters for redevelopment projects?

· Are there limitations in bulk dimensions that could suppress redevelopment and infill? (Look for footprint in codes)
Part 1: Incentives and barriers at the DISTRICT LEVEL – planning for infill and redevelopment

	Does the County or City have active programs to support redevelopment and infill?  



	Issue:  Support programs for redevelopment and infill are not standard elements of code, but may be incorporated by reference. Initiatives such as vacant property programs can intersect with code and code enforcement, and hence need to be considered with any code review. 



	Example language

General: 

Redevelopment and Economic Development offices may have plans or lists of capital improvements. 
Specific: 

The City of Fillmore Redevelopment Agency offers financial assistance for housing rehabilitation to very low- to low-income families within the Central City Project Area. Note part of this is a garden beautification grant that may have potential for stormwater retrofits. Likewise, Santa Paula has a renovation assistance program for low-income homeowners. 

	Recommendations:  Review the CIP for planned public works projects that might be used for economic development - Any new permit will likely transform economic development programs to include public works projects (master BMPs) as incentives. This would require advanced mapping and modeling to assign either contribution levels for in lieu of programs or incentives where a city or the County underwrites the improvement.. Where possible, cities and the county can identify redevelopment priorities with the water infrastructure investments to see if certain investments move up in priority as economic development.

Review the potential for public-private partnerships to sponsor BMPs - Note that the permit has two parallel tracks: (1) BMPs supplied by developers on individual projects and (2) BMPs at the supra-site level funded by contributions or public funds. There may be a third public-private partnership option, which could also extend to long-term maintenance. 




	Does the City or County allow use of alternative traffic and parking models to determine the transportation and parking factors for site design?

	Issue:  Cities and counties often require the use of conventional traffic models, which have been developed based on Greenfield, single-use development. These models have been shown to overestimate parking requirements and transportation impacts, and hence the amount of land needed for redevelopment (and development in compact sites).



	Example language

General: 

Language on models are not typically located in code, but rather in Department policy or a specific area plan. However, placing language on the accepted models, including Smart Growth models, in code, signals legal and policy support for their use. 

Specific: 

The City of Camarillo used the Tri-City Traffic Model for the Camarillo Commons Specific Area Plan. This model was developed for Brea, California.



	Recommendations:  Institute use of smart growth models and standards - Ventura County and Its cities should include reference to the range of models that can be used for redevelopment districts. The Institute for Transportation Engineers has published materials on street design, and will be publishing updated parking generation estimates for smart growth and redevelopment project areas.




Part 2a  - Code language that supports and incentivizes infill and redevelopment at the SITE level. 

	Does the “Purpose and Intent” section of code support redevelopment?   

	Issue:  Support for infill and redevelopment is strengthened when established as a primary purpose of land development and zoning codes. 



	Example language

General:  

“Purpose and Intent” language can be stated as an explicit objective related to infill and redevelopment, or a general purpose of the code. Strong language tends to specify (1) redirecting growth to established areas through code, and (2) flexibility within codes to support and encourage redevelopment and infill.

Specific: 

CBD - This zone shall integrate residential, commercial, cultural and recreational land uses; encourage conservation of land resources and minimize auto travel; encourage a lively pedestrian-oriented commercial district; and provide for the location of employment and retail centers in close proximity to residential development of varying densities. (Oxnard, Zoning Code SEC. 16-145. PURPOSE AND INTENT).



	Recommendations:  Revise “Purpose and Intent” statements for redevelopment to include watershed benefits - Ventura County and its cities can, in the Purpose and Intent section, explicitly recognize the role redevelopment and infill play for watershed protection and restoration.




	Does the code have variable site design elements to encourage infill and redevelopment?  

	Issue:  Because older development sites are often constrained (e.g., odd lot sizes and shapes), uniform code language can render redevelopment of a site difficult or impossible. While variances are one way to address constraints, another is through flexible site design as a right. 

	Example language

General: 

Flexible site design can be included in individual use codes or through an overlay for a planned district outside a Specific Area Plan. As a first step, check the overlay codes for areas targeted for planned infill and redevelopment.
Specific: 

Thousand Oaks has special rules for single-family housing built under RPD standards. For “infill zones” with density greater than 4.5 units/acre, the code allows reduced setbacks, driveways and other site parameters. Thousand Oaks, Section 9-4.911. 

In Santa Paula’s R-1 residential zoning category for infill development, any front yard requirement will be deemed to be met when the depth of the front yard provided at least equals the average of that established by existing buildings which occupy 50% or more of the lots within the same block on zone. Development Code Chapter 16.3. In older neighborhoods, this can add flexibility and bring houses closer to the street over time. 

	Recommendations:  


Create a LID Overlay for redevelopment areas - If a city or the County does not have an overlay, consider such a zone to begin to introduce flexibility and water-friendly site design features for redevelopment areas.



	Does the city or County have variable parking and loading requirements for redevelopment/ infill districts? 

	Issue:  Updated (and increased) parking requirements that redevelopment projects must follow are one of the larger barriers to redevelopment, even where the additional spaces are not needed. Loading zone language can also be a barrier when there is a requirement that all loading take place within a site’s boundaries. 



	Example language

General:

Flexible language may be found within the parking code (for links to parking sections of code, see Tech Sheet One 1) or within codes that govern redevelopment and infill districts. 

Specific:  

Loading dimensions must be 12 X 20, though larger may be required. Access shall not impede the right of way. Exemptions available for minor streets and where turnaround cannot be met. (Fillmore, CBD zone).
Oxnard’s code contains a separate section on variances for parking: 
“Notwithstanding subsection (A) of this section, the approval body may grant a variance from the parking requirements of this chapter pertaining to a nonresidential project, so that some or all of the required parking spaces are located off-site, or so that in-lieu fees or facilities are provided instead of the required parking spaces, if both the following conditions are met:

(1) The variance will be an incentive to, and a benefit for, the project; and 

(2) The variance will facilitate access to the project by patrons of public transit, particularly guideway facilities (i.e., near established bus lines).

Decreases - The number of parking spaces required by this article may be decreased pursuant to sections 16-650 and 16-651.”

Oxnard - SEC. 16-565. VARIANCES; WHEN PERMITTED. Oxnard also allows for alternative parking and loading requirement through adopted redevelopment plans (SEC 16 – ZONING CODE) 

	Recommendations:  Develop master parking plans for redevelopment areas - Ventura County and its cities are already developing master parking plans for areas where on-street and shared parking can be used to more efficiently allocate parking. Make sure that loading is included, because on-street spaces may be available for loading (for example, spaces are used in the early morning for loading, but made available later in the day). 

Develop specialized variances focused on parking for redevelopment - Oxnard’s use of code to direct variances is helpful when parking is the only variance needed.




Part 2b – Code language that can be a barrier to at the SITE level for infill and redevelopment

	How does code specify “Applicability” for new code parameters for redevelopment projects?

	Issue:   Over the years, the trend in zoning code parameters has been, by and large, more land consumptive (e.g., parking and setback requirements). Existing development is “grandfathered” in until some level of conversion or rehabilitation takes place. The trigger for such improvements factor into decisions on redevelopment and rehabilitation, and may be serving as a barrier to improvements not only for buildings, but for blocks and districts as well. 



	Example language

General:  

The “Applicability” section of code may contain language as to when changes are required. Also look within individual use codes. Language will usually refer to a certain level of investment (if the renovation is 50% or more of the value of the structure, or by a level of floor space).

Specific: 

Updated parking requirements are triggered when 25% of a site, or 1,500 ft2 or more floorspace is added. (Oxnard Commercial Business District code) 



	Recommendations:   Use stormwater management as a condition of obtaining a variance on parking- Ventura County and its cities may want to review where parking requirements are difficult to meet on individual sites, and use stormwater management as a condition for a variance. This will also help install stormwater management on lots where land disturbance will be less than 5,000 ft2. 




	Are there limitations in bulk dimensions that could suppress redevelopment and infill? (Look for footprint in codes)

	Issue:  As with parking, updated bulk dimensional requirements (height, building footprint cover) may be triggered with redevelopment. Some of these dimensions have changed over time and may have the effect of diluting use intensity. For example, the zoning for certain uses may limit building coverage to 30%. This requires that 70% of the site be used for something other than the primary economic or housing activity. This is likely to be a bigger issue outside of downtowns and more an issue for redevelopment of smaller areas along corridors or where transit options are less prevalent.



	Example language

General: 

The “right” yard requirements, setbacks and height will depend on several factors, including the intensity of use, development objectives and transportation plan for the district. 

Specific: 

Building coverage limits within Camarillo zoning codes in areas subject to redevelopment: Camarillo Old Town (65% maximum), Community Neighborhood (30%) and Commercial Planned Development (30%). Under a planned development permit, the coverage is up to 50%.



	Recommendations:  Make minor code changes to bulk requirements for redevelopment. While most redevelopment districts are already subject to downtown codes and Specific Area Plans, consider mapping any potential districts to determine if the underlying code supports redevelopment and infill. In the short term, consider minor code changes to allow variability in bulk dimensions:

1) Allow a range of building footprint coverage for a minimum and maximum – consider the need for on-site stormwater handling when assessing this min/max requirement. Also note that parking will be competing for space.

2) Check frontage requirements where smaller scale redevelopment to take place: for example, a 150-foot minimum frontage requirement might encourage strip type development when other formats (street edge retail) are desired.

3) Many codes cap height at 2 to 3 stories, but allow for taller buildings subject to review. Check with planning and zoning to see how this is currently used or could be improved.

4) Setbacks – Codes increasingly allow “build to” or zero setback lines. 

For the long term, consider planning and visioning initiatives now to develop a coordinated plan or pre-Specific Area Plan. This will help outline items such as master drainage and stormwater treatment and management for the sub-basin ahead of time.




IV.
Additional questions to ask and information to consider

Building Rehabilitation versus Redevelopment

Most cities have successfully used a rehabilitation code/District for historic preservation where the historic street and plat framework was, by design, land efficient. A developer’s role typically involved rehabilitation of individual buildings, not wide scale redevelopment of an area. The next generation of redevelopment will need to tackle not only buildings, but the re-creation of a new underlying, land efficient pattern. Under the stormwater permit, individual building rehabilitation that disturbs less than 5,000 square feet will not trigger BMP installation. As such, building rehabilitation is not likely to advance stormwater OR land planning objectives. The proposed permit includes the use of a Redevelopment Project Area Management Plan; reception has been mildly supportive, but concerns about the complexity linger. 

There are two short-term ways to address this planning/BMP gridlock.

1) Create a tracking system to see if there are trends in rehabilitation versus redevelopment. Through the system, Ventura could ascertain the extent to which the permit requirements and/or other barriers, are preventing larger redevelopment and the benefits from that. 

2) Figure out how to use existing planning and code systems for the RPAMP. This could be dovetailed with climate planning that is accelerating. Note that climate and watershed planning intersect at key points: compact footprint, intensity, increased non-auto travel and auto storage, retrofit.

Redevelopment and Single Family Homes

Under the April 2008 proposed permit, “existing single-family structures are exempt from the Redevelopment requirements unless such projects create, add, or replace 10,000 square feet of impervious surface area.” (page 52). There are several things worth noting:

· For most cities, the largest land area by zoning code designation is single family residential. 

· While the trigger for the new rules is 5,000 square feet, for single-family homes, this is double.

· As such, the proposed permit eliminates the greatest opportunity for retrofit.

· This means that – through redevelopment – developers will supply almost all improvements on comparatively small land areas. Improvements for single-family neighborhoods, which comprise the greatest area draining to impaired waterways, will come from public investment, mainly from street and detention retrofits.

This is why the trigger for new parking for redevelopment may be a better opportunity and condition for BMPs than the permit itself. Ventura County and its cities should map Single Family area zones where 10,000 square feet of replaced or created impervious cover is likely (or not likely) to occur.

Compilation of Recommendations

Short Term – Revise Existing Code Language 

· Revise “Purpose and Intent” statements for redevelopment to include watershed benefits

· Use stormwater management as a condition of obtaining a variance on parking

· Make minor code changes to bulk requirements for redevelopment  

· Develop specialized variances focused on parking for redevelopment

Medium Term – Begin Larger Scale Discussions and initiative planning and research to support changes

· Review the CIP for planned public works projects that might be used for economic development.

· Review the potential for public-private partnerships to sponsor BMPs 

· Develop master parking plans for redevelopment areas

Long Term – Incorporate larger programs that integrate planning, stormwater, transportation and energy

· Institute use of smart growth models and standards

· Create a LID Overlay for redevelopment areas
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