

Ventura County Regional Watershed Plan

Chapter 6 – Compact Design

Overview

For urban and urbanizing areas, the size of the overall development footprint is directly linked to the amount of watershed scale impervious cover, as well as the extent of land conversion associated with growth. The term compact design applies equally to new development and redevelopment, and 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. 

Compact design encompasses several of the other planning topics discussed in this review. Compactness enables a greater use mix, more efficient use of parking, improved street design, higher densities, increased mobility options, walkability, and urban greening that all relate to a broader set of community goals. 

A number of factors within conventional zoning codes and land development regulations tend to expand the overall development footprint and prevent more compact form, including:

· Large areas zoned for low-density development (typically expressed in maximum allowable units to the acre and minimum lot sizes for residential development and maximum floor area ratios for commercial development).

· Zoning for highly separated land uses  – for example, permitting only single-family residential development, multifamily residential development, office development and retail development in separate zones.

· Large building setbacks.

· Broad limitations on height – for example one to two stories throughout a city.

· Large parking and roadway requirements.

These are issues that are also handled in other sections of this document, but relevant to the overall topic of compact community design. 

Despite the breath of factors effecting “compactness,” the topic of compact design is often oversimplified to an issue of higher versus lower density. This has ramifications both in practice (i.e., increasing density at the lot level without attention to height, use mix, or connectivity) and in broader debates about growth (it is said that the only thing people dislike more than sprawl is density). Reducing the overall development footprint will require an orchestration of planning and design elements within the community, not just higher density. A piecemeal approach to development generally precludes such  orchestration, but area planning, form-based coding and similar planning innovations are being used to enable it. Public acceptance of higher density is only possible if compactness enables greater comfort and functionality within the community. 

Compact Design and Water 

At the watershed level, the impacts of development depend largely on how much land is needed to accommodate a given amount of growth.
 Local codes affect compact design in many ways, but two simplified themes include:

Compact Community Design –The treatment and coordination of various design elements to enable a more compact form at neighborhood, district and community scales. 

Compact Building (Bulk Dimensions) – How code language directs the placement of a building within the parcel; how large/small are dimensions such as height, frontage, and setbacks; and the size, treatment and flexibility contained within setback regulations.

Compact Community Design

To varying degrees, Ventura County and each of its cities have engaged in planning to support compact development. The most prominent examples are plans to revitalize downtown areas, where the underlying historic street layout and building types are augmented with modern amenities and uses. For new development, jurisdictions have produced Specific Plans to create compact development with a variety of housing types and other uses, accessible to pedestrians, bicycles and transit. These examples are discussed further in the Specific Plan section. Most plans for walkable communities are good examples of compact design since uses must, by design, be within walking distance. 

Pedestrian Orientation - In general, each city and the County plan emphasizes pedestrian travel and pedestrian-oriented districts. The term “pedestrian shed” is increasingly used to describe typical and threshold distances. On average, pedestrians will travel one-half mile for a trip, with an upper limit of one and one-half miles. Several factors, such as the age of the pedestrian, weather conditions and quality of the walkway will affect decisions on trip making as well. 

BOX: What is a Ped-shed? Ped-shed, short for pedestrian shed, is a concept used to evaluate the walkability of an area. A ped-shed is the area encompassed by the walking distance from a town or neighborhood center. Ped-sheds are often defined as the area covered by a 5-minute walk (about 1/4 mile). The ped-shed has emerged as a performance measure of sustainable neighborhood design and is prominent in the LEED for Neighborhood Design rating system. Watershed planners must begin assessing how the metrics for walkability support stormwater management goals by reducing pavement and car travel. 

Barriers to Compact Design - One of the more challenging aspects of compact design for Ventura County and its cities is the treatment multi-family housing within the code. Multi-family housing is a critical element in compact design for watershed protection, since the impervious surface per household is typically far less than a comparable unit in a single-family home development. However, most Ventura codes prescribe site elements that cumulatively add to the land needed for individual multi-family projects (outside of specific plans). Codes governing multi-family housing (more than 5 units) contain an extensive list of on-site requirements that add up to a larger parcel size. More often than not, these design attributes (e.g., hedges, landscaped islands, and turf setbacks) do little to enhance the public realm or walkability, add to meaningful open space, or improve the environmental impact, but rather may serve to detract from these goals. 

From a watershed point of view, these rules put pressure on the size of land needed to supply multi-family housing projects. For example, the building footprint can occupy 60% of the site, which at first glance can seem like an efficient footprint. However, parking (1.5 to 2.5 spaces/ unit, parking for recreational vehicles for 20% of units and guest spaces), communal open space (30% of the site), combined with new on-site stormwater handling will limit design options. 

The large land requirements may also have the effect of locating multi-family housing at the edges of town unless specific area planning is use to plan higher density residential development. Since most density bonuses and affordable housing plans are tied to multi-family residential codes, the cumulative requirements for large parcels may result in locating affordable housing in the areas of town where transportation, education and employment options are less convenient or accessible.

While land availability is decreasing, the need for spaces that serve multiple functions is increasing. Therefore, the need to revise codes to allow more efficient use of land on site, or to ensure that various requirements such as setbacks and landscaping can serve multiple functions – particularly for storm drainage – will increase.
From an urban development angle, the edge where higher density, compact redevelopment meets the existing neighborhood commands special attention. The design, connections, landscaping and tapering from lower to higher density can either provide seamless integration that enhances both new and old, or an unpleasant wall of development. There are a growing number of urban planning techniques to support development and design along this interface.

One good example comes from Santa Paula’s code, which includes a PD or Planned Development district. This zoning district provides standards where changes and transition between densities are needed. This is extremely important in fostering infill and redevelopment. The overlay can be used to define tapering and building attributes, or provide management techniques for spillover parking and design. For stormwater management, a PD district might be used to specify additional stormwater treatment, or a list of LID techniques most fitting for the area. 
Several cities have adopted Residential Planned Development, or RPD zones to support a greater mix of housing types. Moorpark’s RPD zone is prefaced by the following purpose statement:

“Residential Planned Development - provide areas which will be developed utilizing modern land planning/ unified design techniques and flexibility to encourage:

1. Coordinated and compatible neighborhood design;

2. Efficient use of land (e.g., clustering and preservation of the natural features);

3. Variety and innovation in site design, density and housing unit options, including garden apartments, townhouses and single-family dwellings;

4. Lower housing costs through the reduction of street and utility networks; and

5. A more varied, attractive and energy-efficient living environment as well as greater opportunities for recreation than would be possible under other zone classifications.”  

This language serves to remove some of the inflexibility of Euclidean residential codes, which allows for land efficiency. However, clustering alone may reduce the impacts of runoff, but not address other aspects of separated housing. It is important to note that overall environmental impacts associated with a project may depend less on what happens within the project’s boundaries, and more on how the project relates to the larger district and transportation/ land use patterns. Because cluster housing and open space zoning are prominent low impact practices, the need to establish the larger planning context is extremely important. Otherwise, the benefits of individual housing projects could be reduced or even eliminated when unplanned commercial development follows. 

Thousand Oaks provides further language on the purpose of the RPD code, including: 

“To provide for an orderly and cohesive urban growth and physical development pattern in the City by discouraging fragmentation with unrelated elements and encouraging the efficient delivery of City services; and
 

To provide the City and developer with reciprocal latitude to consider alternate standards in return for increased amenities to serve the inhabitants of the development and surrounding areas.” (Section 9-4.901)

These zones have the advantage of integrating more housing options and allow for more efficient development types. However, RPD zones are solely residential areas, and thus do not have the same energy efficiency advantages as a mixed-use zone related to transportation and trip making.

The emphasis on “efficient delivery of services” is related to the “efficient use of land” since the neighborhood design is clustered onto smaller residential footprints. Both codes address the unintended effects of strict zoning by allowing flexibility and alternative standards. Finally, while both codes speak to efficiency, much of what delivers efficiency is how the project connects to and relates to surrounding areas as far as trip generation, travel and access to everyday goods and services. 
Compact Building (Bulk Dimensions) 

Bulk dimensions determine how buildings are massed and spaced. They specify how high and close together buildings can be and how much of the lot they can cover. To understand how bulk dimensions can work to increase land cover and land disturbance requires looking at each parameter alone, and in combination. 

Lot sizes - Minimum lot size requirements can affect land disturbance in several ways. First, large lot requirements tend to increase the distance between parcels, and the infrastructure costs associated with them. Secondly, inflexible lot sizes undermine flexibility in arranging lots around sensitive features. Thus, the tendency is to develop the ecologically fragile area and provide mitigation, rather than avoid disturbance in the first place. 

Setbacks – Likewise inflexible setbacks can lead to “cookie-cutter” appearances since developers will maximize the building footprint based on uniform setbacks. In addition, inflexible setbacks undercut a developer’s ability to arrange a building away from an ecologically sensitive portion of a site. Even on small sites, small landscape depressions can serve as natural on-site infiltration areas. Finally, and intuitively, the larger the setback requirement, the larger the parcel needed for a development project. Conversely, build-to lines and zero lot-line codes can serve to shrink the amount of land needed, though they tend to work best when coordinated with other urban design elements. 

Height – Height can be a sensitive neighborhood design topic. From a watershed point of view, development that cannot be accommodated by ”going up,” tends to “go out.”  On the other hand, isolated density may not have watershed benefits if the larger development pattern results in a concentration of residents or workers bound by automobile travel. 

Site Coverage Limits – Most codes, in particular commercial codes, cap the amount of space on a site that can be occupied by the building floorplate. For example, many commercial codes limit the size to 30-40% of the parcel. This limit makes sense in industrial areas to separate the impacts of distribution, noise, heavy operations, and the like. However, in urban and urbanizing areas, any area that cannot be occupied by a retail or commercial building is typically occupied by parking (with a small percentage of the site devoted to landscaping under a typical code). Note that many watershed guidance manuals recommend capping the floorplate as a means to limit impervious cover. However, the rise of “big box” formats has shown that limiting the floorplate opens up the parcel to inexpensive surface parking. 

Frontage Requirements – Most codes specify a minimum frontage, for example any project in the Commercial Neighborhood zone must have at least 100 feet of frontage. This can lead to strip type development since smaller stores (under 2,500 square feet) do not need such a large frontage. 
Conclusion
The greatest gains in compact design will result from synergies between planning and design decisions. Compact design cannot be achieved by waving a magic density wand, but through attending to multiple aspects of the built environment such as parking, streets, infill, landscaping, open space, and use mix concurrently. 
One of the most powerful, yet misunderstood, aspects of compact design is the role of height for watershed protection. Increasing density within a conventional zoning framework of single, separated uses or without proper attention to the impacts of height restrictions can result in a “dense sprawl,” which is likely to be resisted by the community and may not support greater gains in compact design such as reduced VMT or trip making. 

Various requirements tend to inflate the size of sites and projects such as parking, screening and setbacks, and even certain types of open space. All of these amenities are meant to serve a purpose, but as less land is available for development, greater attention to their functionality and relationship to community form is needed. How pending stormwater requirements relate to these tensions remains uncertain, but it is clear that cities will need to evaluate existing site requirements in light of the permits provisions with an eye for making site features play double and triple duty. The impact on density and community form remains an unanswered question.
Communities in Ventura County are using specific/community plans to gain ground in this area. Thus, the sections that follow as well as the separate chapter on specific plans provide further discussion on achieving compact form. 

TECHNICAL REVIEW SHEET: COMPACT DEVELOPMENT

I. Introduction

Compact development, by design, reduces the overall footprint of development. Whether in new projects or redevelopment districts, reducing the development footprint is central to land conservation and minimizing impervious cover. 

II.
Who to bring and where to look: relevant code sections and key contacts for the review
The questions underlying the code review ask (1) what leads to excess land consumption and impervious cover at the site level, and (2) what leads to excess land consumption and impervious cover at the district level?  Zoning code provisions address the extent of land disturbance and cover at both the site level and the larger district level. Within zoning codes the following chapters and sections are relevant:

Site level – Land Development and Zoning Code Chapters, Parking and Loading

District Level – Land Use Codes that affect districts (for example, Downtown Codes, Mixed Use Districts), Subdivision Codes, Specific Area Plans (note some district zoning codes are expressly developed for a specific area Plan).

Web-links to Relevant Code Sections

Camarillo

Title 19 -ZONING

Chapter 19.44 OFF-STREET PARKING
Fillmore 

Moorpark

Oxnard

Santa Paula 

Title XVI DEVELOPMENT CODE 

Chapters 1607-16.33 – Zoning Districts & Land Use Regulations

Chapter 16.46 Off-Street Parking and Loading

Chapter 16.80 – Subdivisions

Chapter 16.108 – Transportation Demand Management

Simi Valley 

Title IX DEVELOPMENT CODE
Thousand Oaks

Ventura 

Chapter 24.415  OFF-STREET PARKING REGULATIONS
Ventura County

Non-Coastal Zoning Ordinance 

Coastal Zoning Ordinance
Who to include in the review

· Public Works

· Transportation (if possible, someone familiar with State DOT rules)

· Zoning Code Administrator

· Code Enforcement

· Housing

· Economic Development or Redevelopment Agency Chair (Chamber of Commerce

· Environmental Groups 

· Neighborhood Associations (number and location determined by proximity to redevelopment areas, proximity to parking “hotspots”)

· Developer or representative from a financial institution 

III. 
Starting the Review: language to look for in code  

This section is in two parts. 

Part 1: 
Are there incentives and barriers to compact form at the DISTRICT level?

· Does the Purpose and Intent statement list compact development or efficient land use as a primary goal?  

· Are density bonus provisions effectively used to promote compact development?

· Does code language prioritize and facilitate development of contiguous or adjacent parcels?

· Are there parking provisions related to compact development?

Part 2a: Does code includes incentives for compact development at the SITE level? 

· Is there flexibility for compact development?

Part 2b: Is there code language that can serve as a barrier to compact community form at the SITE  level?

· Does the Purpose and Intent statement send mixed signals on compact development?

· Are there parking provisions in code that undercut compact development?

· Within bulk regulations – do building coverage limits undermine compact development?

· Within bulk regulations – do height limits undermine compact development? 

· Within bulk regulations – do setbacks undermine compact development?

· Do numerous code requirements drive large development footprints?

Part 1: Are there incentives and barriers to compact form at the DISTRICT level? 

	Does the Purpose and Intent statement list compact development or efficient land use as a primary goal?  

	Issue: The “Purpose and Intent” statements in code provide a legal anchor for language directing or restricting site, building and district design. For compact development this statement is particularly important since the move towards land efficient development can run counter to conventional land development regulations and codes.



	Example language

General: 

Compact development statements are likely to appear at the beginning of the code (for the overall Land Development or Zoning Section). There may also be statements in Purpose and Intent codes at the beginning of individual use codes (e.g., Transit Oriented Development codes).
Specific: 

The text (including tables and matrices) and zoning map contained in this chapter constitute the comprehensive zoning regulations for the city and are adopted to protect and promote the public health, safety and general welfare; to provide the environmental, economic and social advantages which result from an orderly, planned use of resources; to establish the most beneficial and convenient relationships among land uses; and to implement the city’s general plan. Moorpark Zoning Code, 17.04.020 Purpose of Title
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. Santa Paula Zoning Code Sec. 16-145. Purpose and Intent 



	Recommendations: Revise “Purpose and Intent” statements to focus on compact development Revise statements to more clearly express compact or land efficient development. If your code already has this language, use this code review as a guide to see if code parameters match the intent.
Look for opportunities in “Energy Conservation code or plans - See if there are opportunities within the “Energy Conservation” code for more information on land efficiency, including 

1) Language on street layout to address directness of route for all modes.

2) Language to address connections among uses. Some residential projects prefer walls; even so, a keyed gate that allows passage by residents is an improvement over no connections. 

3) Reference use of traditional street geometry that typically includes shorter blocks, improved crosswalks, and more narrow streets. This should cross reference any street code or road standard as well.




	Are density bonus provisions effectively used to promote compact development? 

	Issue:  Density bonus language is now present in all California zoning codes. They can be a powerful tool for efficient land use. The Density Bonus law works by granting both density provisions and concessions.



	Example language

General: 

Most code language on density bonus law is located in a separate section under Land Development or zoning. For the most part, the code language reflects boilerplate language with minimum State requirements. 

Specific: 

There are a couple of variations worth noting. Camarillo gives preference to residents for bonus units. Fillmore allows density bonuses in commercial areas (limited to CBD). Oxnard establishes density bonus provisions through meetings with staff. 



	Recommendations: Even with clear language on density bonuses, they have not been widely used for other reasons (process, financing, opposition). The increasing push for land efficient development for water and climate protection will likely shed new focus on density bonuses incentives. 

Review the Density Bonus provisions as relate to the permit - The Density Bonus law (Government Code section 65915 – 65918) allows a developer to seek “waivers and modifications” of “development standards.”  Localities may not enforce any "development standard" that would preclude the construction of a project with the density bonus and the incentives or concessions the developer is entitled to. Section 65915(e). The statute defines "development standards" as "site or construction conditions” that apply to a residential development pursuant to any ordinance, general plan element, specific plan, charter amendment, or other local condition, law, policy, resolution, or regulation. The stormwater permit may not have much impact if the Density Bonus provisions are rarely sought. However, in areas where on-site requirements are more expensive to meet, any stormwater concessions in the Density Bonus law may become more common. Ventura County and its cities may want to obtain legal opinion to shape possible policy parameters. 


	Does code language prioritize and facilitate development of contiguous or adjacent parcels?

	Issue:  For compact development, advance planning to consider contiguity for new development and redevelopment is essential. In Ventura County, General Plans and the Guidelines for Orderly Development both establish development via contiguity. 



	Example language

General: 

At the larger scale, language on contiguous development is likely to be included in the General Plan or Subdivision regulations. For connections among larger development projects, the language is likely to be included in the Subdivision code. Some cities have a section on Access and Circulation that relates to all sections of code, while other cities describe access within individual districts.

Specific Language:

“Street layout shall be designed to provide for future access to, and not impose undue hardship upon, property adjoining the subdivision.”  Camarillo, Chapter 18.16  Subdivision Design

“Every development project must provide safe and adequate internal vehicle and pedestrian circulation that, to the maximum extent feasible based on specific development site physical characteristics, separates pedestrian circulation from vehicular circulation, incorporates defensible space design considerations, and complements the internal circulation and public access provided on any adjacent development sites. Where feasible, parking lots must connect. Future vehicle and pedestrian connections must also be provided.”  Santa Paula, Chapter 16.40 General Development Standards, Access and Circulation.

Santa Paula has developed an overlay district that can be used  as a buffer between new high density districts and existing neighborhoods. “The PD overlay zone may be considered for use only in the following circumstances:  

(A)     Where a property is proximate to public parks, public buildings, areas of public interest such as locations of natural beauty, of exceptional natural resources, and areas of historical significance;

(B)     Where a disparity exists between adjacent zones warranting special conditions to protect the more restricted zone; and/or

(C)     Where a new residential project or conversion of an existing residential use or uses proposes residential units on smaller lots than permitted in the zone but provides compensating open space and recreational facilities, provided overall density conforms to limits established in the Santa Paula General Plan.” (Planned Development Zone, Chapter 16.31)



	Recommendations: Refine code language on access within and among parcels/projects - Check for code language for access not only within, but between parcels. Check to see if there is one section defining access for the entire code, or if access is defined within each zoning district. Consider an overarching section on access for all development (with exceptions where access should be limited for security or public health). If one overarching section is inappropriate, add or improve language to key zoning districts where additional access, especially for pedestrians, is needed (e.g., Commercial Neighborhood, Multi-family). In particular note:

1) Safe, identifiable passageways among uses with supporting pedestrian infrastructure

2) Linkages among everyday uses, including services, recreation, shopping and work

3) Internal connections among uses to relieve traffic from major travelways

4) Passageways that provide the most direct route while satisfying safety and visibility needs.




	Are there parking provisions related to compact development?



	Issue: Most of the policies reviewed under the Parking Technical Review Sheet  deal with the footprint of parking, and thus are also relevant to any review of compact development. There are, however, specific provisions in code that relate compact development and parking.



	Example language

General: 

For compact development, certain code features are powerful. Within “Off-street parking” look for language that (1) allows shared parking, (2) incentivizes underground or use of structured parking, and/or (3) use of existing parking on on-street spaces. 
Specific:

For multifamily projects, Oxnard allows provision of up to 50% of parking spaces on driveways.

Buildings, including accessory buildings may cover up to fifty percent of the planned development permit parcel area; except, if covered parking is provided under the principal building: Building coverage may be increased by 180 square feet per parking space provided, and landscaping increased by one percent/5 covered parking spaces provided. Camarillo, Section 19.22. This provides an incentive to supply underground parking. 

Parking and access in the Central Business District-

(1)     Notwithstanding any other provision of the code, the number of required parking spaces shall be met by one or a combination of the following methods (with review by Planning Commission)

               (a)     Within the subject property;

               (b)     On-street immediately adjacent and contiguous to the property line;

               (c)     Public parking lots within 700 feet of the nearest point of the subject property;

               (d)     Public parking structures within 1,000 feet of the nearest point of the subject property;

               (e)     Off-site private parking within 500 feet of the nearest point of the subject property (is this Camarillo, Oxnard, other?)


	Recommendations:   Support or Incentivize land efficient parking - Where development of a district-wide parking plan is not feasible, the use of flexible standards similar to Oxnard’s may be a short-term option. 

(Other recommendations on Parking can be found in the Parking Chapter)


Part 2 – Does code include incentives for compact development at the SITE level?
	Is there flexibility for compact development? 

	Issue:  Bulk regulations (setbacks, height, yard requirements) can cumulatively add up to increase the size of a parcel needed for development projects. Flexible standards can help lower the amount of land needed while allowing developers to take advantage of a site’s natural hydrologic features.



	Example language

General: 

Within residential codes, flexibility can take the form of (1) zero lot line development, (2) use of averaging for lot sizes, density and dimensions (e.g., average lot widths), or (3) optional standards
Specific:

Simi Valley has “optional standards,” which gives developers choice among amenities. Senior and affordable housing need to meet 9 and 7 standards respectively, while multi-family projects must meet 11. Amenities related to compact development include credits for infill projects and variable setbacks. Section 9.24.

Ventura County’s Subdivision regulations allow for alternative lot widths to minimize grading. (Section 8204-2.3)  

In Moorpark’s Code: “Residential Planned Development - provide areas which will be developed utilizing modern land planning/ unified design techniques and flexibility to encourage:

6. Coordinated and compatible neighborhood design;

7. Efficient use of land (e.g. clustering and preservation of the natural features);

8. Variety and innovation in site design, density and housing unit options, including garden apartments, townhouses and single-family dwellings;

9. Lower housing costs through the reduction of street and utility networks; and

10. A more varied, attractive and energy-efficient living environment as well as greater opportunities for recreation than would be possible under other zone classifications.”  (Moorpark Residential Planned Development Code)



	Recommendations:  Include LID options for design menus in compact districts - Simi Valley’s optional standards provide one possible approach to assist developers in meeting the permit for compact design while providing other amenities as well. Simi Valley may want to consider including low impact options in the list. 

Revise code language on clustering to improve transportation and stormwater performance - Several cities have a residential planned development code to support several housing types under one code. These codes can be improved by:

1) Including stormwater management in design and clustering criteria

2) Linking the clustering to tripmaking so that housing is not clustered at the point furthest from roads, retail and other external services/uses.




Part 2b: Language that can serve as a barrier to compact community form at the SITE level

	Are there parking and/or landscaping provisions in code that undercut compact development?

	Issue:  In addition to other code parameters that drive upward the amount of parking needed, there are other provisions in code that run counter to efficient site design. 



	Example language

General: 

Site amenities can add to the amount of land needed per project. For example, landscaping, screening, open space and setbacks. 
Specific:

Landscape strip a minimum of ten feet wide. (including the middle of drive aisles of adjacent sites). For 5-21 spaces – at least 5% landscaped; 22> - 10%. Sec. 24.415.100. Landscaping and screening Ventura 

	Recommendations:  Amend parking codes to increase compact design - Review use codes for landscaping and screening requirements on individual parcels and the parking code for landscaping in parking. Consider amending shared parking codes to include shared drainage, and amend any model parking code to include a maintenance and drainage.




	Within bulk regulations – do building coverage limits undermine compact development?



	Issue:  For compact development, maximum building coverage tend to dilute land efficiency by limiting economic activity to a small portion of the site, but requiring the rest of the site to be developed with parking and minimal landscaping. 



	Example language

General: 

Within each use category, zoning codes typically specify a maximum building footprint or coverage, for example, 40%. 
Specific:

In Simi Valley, the Civic Center zoning district “is intended to provide an area devoted primarily to public facilities and supportive commercial activities, and to encourage a concentration of these facilities in a centralized location.”  However, the minimum landscaping is 25% (as opposed to 15% for other uses). Target uses include libraries, performing arts, community centers, restaurants, etc. Title IX, Development Code, Chapter 9.26 



	Recommendations:  Review and revise (if needed) building footprint caps for compact areas - In compact areas, footprints typically range from 60-100%. As a first step, check the footprint within areas designated as compact or walkable to see what the range is. A low end range may reflect the lowest cover considered adequate for parking provisions. For un-built plans, revisit parking and increase building footprints where walkability or transit is a focal point. 

Institute a cap on the parking coverage for parcels - Consider instituting caps on the amount that can be devoted to surface parking, not just building footprint.




	Within bulk regulations – do height limits undermine compact development?

	Issue:   Height limits (expressed as number of floors of height from some base level) are used to moderate building form. However, growth that cannot go up tends to spread out. State and local policy around the country is evolving to include increased heights for transportation, walkability and economic development. For water resources, height can assist in a smaller overall development footprint since more development is accommodated under one roof.



	Example language

General: 

Height limits are contained, by and large, in Chapters governing individual uses. Also look in Specific Plans, as different limits may apply. In addition, some cities allow additional height through a Design Review or Conditional Use Permit approach.
Specific: 

In Simi Valley, the height limit for High Density and Very High Density Housing is three stories or 40 feet, whichever is less. All other housing is limited to two stories (30 Feet) or less. Title IX, LAND DEVELOPMENT, Chapter 9.24 – Residential Zoning



	Recommendations:   In Ventura County, codes typically specify up to three stories, though additional floors may be approved in certain planning areas. This is not necessarily a negative approach, however additional stories may be needed to accomplish other transportation and economic development goals. For redevelopment, increases in height will typically occur through the Specific Area planning process, not through a blanket change increasing the height limit in all codes. Include “Height as a BMP” in stormwater outreach materials - Height is very sensitive in Ventura, in particular for views. However, watershed health and open space are also important. For the permit, Ventura may want to incorporate the watershed benefits of efficient land use into communications products so that the tradeoff of height versus impervious cover is fully presented.




	Within bulk regulations – do setbacks undermine compact development? 

	Issue:  Setbacks define how far from the property line a building’s foundation must be from the front, rear and side boundaries. Setbacks in California tend to be smaller than those found around the country; however setbacks will also be important site features when LID requirements are enacted. 



	Example language

General: 

Setbacks are typically presented for individual uses. Dimensions are presented for front, rear and side setbacks with some minimum distance for a building’s foundation from the property line. Another type of setback is the build-to line. For example, zero setback or build-to line brings the building to the sidewalk. A zero lot line provision (usually for residential) allows a house to be built to the property line on one or more sides, with some minimum setback for a yard on the other edges.
Specific: 

In the Simi Valley Civic Center district noted above, in addition to the landscaping minimum of 25%, the minimum front setback is 100 feet. In addition, Simi’s code for Very High residential states that for front setbacks, the minimum is 20 feet, but an additional foot of front setback is required for each additional one feet in height over 15 feet. Thus, the taller the building, the farther from the street. Title IX, Development Code, Chapters 9.24 and 9.26



	Recommendations:  Amend setback language to emphasize stormwater management role - Setbacks are going to be somewhat of a battleground with the new permit. In some instances, developers will need to provide greater than minimum setbacks for stormwater management requirements   However, this may conflict with other efforts to shrink the development footprint for other objectives. 

1)  Make sure all language on setbacks allows stormwater management and low impact landscaping. 

2) Use setback averaging to tie setback flexibility to topography and slope. For example, if a larger side setback is needed to take advantage of depressional areas, a smaller rear setback can be used (with some smaller minimum).




	Do numerous code requirements drive large development footprints? 

	Issue:  Multi-family residential codes, as well as other commercial and mixed-use codes, have seen growth in the number and range of site design requirements. While these requirements represent amenities for residents and users, they can unintentionally drive up the parcel sizes needed for projects that are only available distant from infrastructure and services.



	Example language

General: 

Most codes have several categories of multi-family housing (e.g., Residential – medium density or Residential – Very High Density). Codes for multi-family housing may also be included in Planned –Residential codes that include many different housing types within one zoning district.
Specific Language:

Fillmore: The rules for multi-family projects are (1) building footprin  a maximum of 60% of the site, (2) Parking (1.5 to 2.5 spaces/unit and guest spaces), (3)  3% landscaping in parking area, (4) communal open space (30% of the site),  Article III, Section 6.04.

Oxnard: SEC. 16-362. DEVELOPMENT STANDARDS. Recreation facilities – 

Multiple-family attached dwelling units of 12 units or more shall provide common recreational facilities with interior yard space areas to include, but not be limited to, one or more of the following:

          (1)     Swimming pools;

          (2)     Spa;

          (3)     Tennis and/or basketball or volleyball courts;

          (4)     Barbecues and outdoor picnic facilities;

          (5)     Recreation buildings;

          (6)     Exercise courses and stations;

          (7)     Children's play equipment; and

       (8)     Such other facilities as are approved by the planning commission.

Open area - Projects having 12 or more units shall provide at least one lawn area of not less than 2,500 square feet and having a minimum dimension of not less than 35 feet.”



	Recommendations  Determine where lower site requirements can be established for multi-family development projects - Multi-family residential projects are a critical component for compact development. To evaluate land efficiency with your multi-family codes, tabulate the requirements to see what the cumulative requirements are. In addition, check trends in multi-family development and redevelopment in particular whether this type of housing is increasingly located on distant parcels. While higher density housing is likely to be included in Specific Area plans, there may be opportunities to lessen on-site requirements where parking and parks are co-located.




IV. 
Additional questions to ask and information to consider

Walkable, Compact Districts

Most cities in Ventura County include provisions for compact design and walkability, including implementing codes. However, the effectiveness of these districts (for climate and watershed goals) is related to their size, intensity, and location. For example, a city may have a great code for mixed use that is intended to meet multiple transportation, housing and retail goals. However, if that district is small and isolated, the effectiveness may not be robust enough to meet new water and climate mandates.

Growth Management Controls

Several cities have established caps on residential permits issued annually to control growth, with exceptions for affordable housing. The front-burner issues of rampant growth and affordablility have not completely disappeared, but a new set of priorities is emerging. Energy efficient (both dwelling and location) housing, built in compact, transportation-rich areas commands urgent attention. Ventura County residents, governments and NGOs will need to address this shift as it relates to growth management, housing and the next round of planning and zoning updates. 

Compilation of Recommendations

Short Term – Revise Existing Code Language 

· Revise “Purpose and Intent” statements to focus on compact development

· Look for opportunities in “Energy Conservation code “

· Refine code language on access within and among parcels/projects

· Include LID options for design menus in compact districts 

· Amend parking codes to increase compact design

· Review and revise (if needed) building footprint caps for compact areas 
· Include “Height as a BMP” in stormwater outreach materials

· Amend setback language to emphasize stormwater management role

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

· Review the Density Bonus provisions as relate to the permit

· Support or Incentivize land efficient parking 
· Revise code language on clustering to improve transportation and stormwater performance
· Institute a cap on the parking coverage for parcels
Long Term – Incorporate larger programs that integrate planning, stormwater, 
· Determine where lower site requirements can be established for multi-family development projects

� A growing literature has examined this relationship including the EPA’s “Protecting Water Resources with Higher Density Development,” which found that for a given amount of growth, higher density development lead to reductions in runoff, impervious cover, and land conversion. 
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