Ventura County Regional Watershed Plan


Chapter 10 – Watershed  Planning through Compact, District Design

Introduction 

A main lesson of the code review is that development dispersion is generated when sites are treated as autonomous units. Each site is expected to supply its own parking, loading, landscaping, access and the like. Conservative assumptions, built into minimal parking codes, setbacks and circulation, add to the amount of land needed per project, which is then replicated across the built landscape. 

Shrinking the footprint of the built environment rests on turning this concept on its head: each development or redevelopment parcel works in concert with other parcels for an efficient land development format. Reducing the impacts of development on the environment, in particular for urban and urbanizing areas, requires orchestration of development strategies: 

· Reducing the environmental footprint of parking in plans and codes by

· Forecasting parking needs within the district as a whole;

· Determining how use of on-street parking can boost supply;

· Instituting both minimum and maximum numbers of parking spaces;

· Organizing site plan and building arrangements to support shared parking; 

· Designing safe, comfortable pathways to support parking;

· Developing model shared parking agreements; and

· Designing parking lots to maximize use of pervious parking and pavers.

· Reducing the footprint of transportation-related imperviousness in codes and plans by:

· Optimizing shared access ways;

· Designing internal streets to relieve main roads of traffic and reduce the need to increase capacity on those roads;

· Keying the use mix to local tripmaking to reduce the length of trips, support combined trips and support non-auto tripmaking; and

· Determining where pervious pavement and pavers can be used.

· Reducing the environmental footprint of buildings through codes and plans by:

· Requiring that drainage and open space be planned first to optimize natural flows and natural assets for preservation;

· Planning for shared mechanical systems, loading and trash pickup areas;

· Encouraging density and intensity as part of district planning in identified areas; 

· Addressing parks, playgrounds and shared open space through a district plan to optimize the quality, distribution and variety of parks;

· Addressing several facets of economic development, including incentives, infrastructure, retail needs, housing and the like; and

· Developing a plan on how to use “in lieu of” fees to the best advantage for stormwater, parks, schools and the like. Where possible, leverage the fees so that a park may also be designed to handle stormwater. 

Successful coordination for compact development requires planning for these (and many other) interlinking parts. Specific area plans, master plans and other coordinated planning efforts are the documents that orchestrate these parts at the district or regional levels. Once these are in place, additional site or project-specific strategies can be used to further improve community, environmental and economic performance. 

There are several challenges to district-wide planning. First, most cities were zoned long ago under the system of separated zones. Even with the rising recognition of negative impacts of a dispersed development program, communities have strong legal ties to the current zoning system. Secondly, coordinating development for a less intrusive footprint necessarily involves sensitive topics of density, intensity, height and use mix. Even where there is broad buy-in for compact development, successful integration of the interlinking parts is still relatively new ground. Small details, such as pedestrian walkway design, way finding signs and even the location of doors for retail can make or break a project and, by extension, the larger planning area.

Even with these challenges, Ventura County and its cities have embraced and developed many area plans over the years, with continued advances over time. This section will review specific area planning, its components and highlights from Ventura plans. As with the previous chapter on zoning, the review will look at the plans “from the watershed’s point of view,” which will illuminate benefits and areas for improvement from a new angle.

This section looks at district or sub-area planning in three sections:

1) Specific Area Planning 

2) Downtown Plans 

3) Language in individual Codes that support sub-area facets of design

4) District-wide planning as part of the upcoming stormwater permit

Specific Area Planning in California

Planning districts fall under several categories in California, based on a legal structure which revolves around the General Plan as follows:

General Plan – As noted in Chapter One, the General Plan is the over-riding legal document that directs all manner of land development and conservation at the County, municipal, district, and eventually site levels (via zoning). Within a City or County General Plan, there can be smaller area or general plans.

Planned Unit Developments – Once a planning innovation, PUDs were developed to coordinate site and infrastructure planning, typically within subdivisions. Specific Area and Master plans are more prevalent today, though PUD language can still exist within codes and/or planning documents.

Specific Area Plans – Specific area plans act more like zoning districts than planning documents. Specific area plans, hence, will emulate code directives, though with different parameters. These parameters include special parking ratios, different zoning categories, street geometry, open space specifications and the like. Specific area plans must still meet the letter and spirit of the General Plan for consistency with CEQA analysis, infrastructure, transportation and the like. There are several types of specific area plans worth noting:

Master Planned Communities – these are typically new development projects that go through a two-step, phased process. The process is tied to procedures within the Subdivision Map Act.

Downtown Master Plans – each city in Ventura County has embarked on redevelopment of older, historic areas. These areas typically were platted on a smaller footprint with buildings that have adapted over time. Infrastructure, parking and streetscape tend to play a dominant role in the planning process. With intensity already built in, these areas also tend to be home to new multi-family residential projects and mixed-use buildings.

Planning is one thing – aligning the regulatory program is quite another. For new development, new zoning is less complicated since site ownership and the underlying zoning are likely to be uniform. With redevelopment or land assembly, the process can become more complicated. Cities often enter “development agreements” with developers to add certainty to the process. As mentioned in Section Two, zoning overlay zones are also used. Overlays are most successful where (1) the new overlay provisions are mandatory, (2) the overlay offers higher value zoning, or (3) the process provides other incentives such as expedited permit review or incentives for infrastructure. 

Table of Select Specific Area Plans

	City
	Plan 
	Type

	Camarillo
	Camarillo Commons
	Mixed use district

	
	Camarillo Old Town
	Downtown

	
	Camarillo Village Mixed Use District
	Mixed Use District

	Fillmore
	North Fillmore Plan
	New/Redevelopment 

	
	Fillmore Central Business District
	Downtown

	
	Business Park
	Campus type commercial

	Moorpark
	Carlsberg Specific Plan
	

	
	Moorpark Highlands 
	

	
	Downtown Specific Plan Amendment
	Downtown

	Oxnard/Pt Huemene
	Oxnard Central Business District
	Downtown

	Simi Valley
	Kadota Fig
	Infill

	Santa Paula
	Downtown Plan
	Downtown

	
	Adams Canyon
	

	
	Fagan Canyon
	

	
	East Areas 1& 2
	Largely Residential

	
	South Mountain
	

	
	TAPO
	Corridor Redevelopment

	
	LAAPO
	Corridor Redevelopment

	Thousand Oaks
	See Below
	

	Ventura
	Downtown
	Downtown

	Unincorporated Ventura County
	El Rio/Del Norte Area
	

	
	Lake Sherwood/Hidden Valley Area
	

	
	North Ventura Avenue Area
	

	
	Oak Park Area
	

	
	Ojai Valley Area
	

	
	Piru Area
	Smart growth

	
	Saticoy Wells Area
	Corridor Redevelopment

	
	Thousand Oaks Area
	


A Review of Select Plans

The primary findings of the Specific Area Plan review are:

· Ventura County and its cities are already using specific area plans to create more efficient development patterns, though often for economic development or transportation rather than explicit watershed protection.

· In general, the more recent plans incorporate planning techniques that are most effective in obtaining efficient design, ecoservices, multi-modal transportation outcomes, and use mix. Even with greener design, however, some plans pay more attention to building design rather than site design. 

· The economic development, community and environmental success of a plan depend on the overall treatment of the “interlinking parts” of district design. As noted above, some of the most important parts to “get right” are amount/location of parking, connections to the external community and transportation network, and management/tapering of heights.

North Fillmore Specific Area Plan 

The North Fillmore Specific Area Plan (2006) is among the most recent, and is based on New Urbanist themes, designs and street layout. The plan area consists of mix of redevelopment, infill and greenfields sites. The main features of the plan are:

· Providing connections within and to the existing downtown area to the south;

· Compatible design with the existing residential neighborhoods; and

· A “green infrastructure approach” to stormwater management, transportation and parks.

Parking – The North Fillmore Plan emphasizes on-street parking and shared parking to a larger degree than other specific plans. This helps to efficiently supply parking, particularly parking for the athletic fields and public parks. The plan pays heed to diagonal parking as an efficient way to supply parking, which should also be viewed as watershed/stormwater strategy. Parking is regulated by zone rather than by standard formulae that apply everywhere (or are negotiated through a Conditional Use Permit). 

Drainage - From a watershed planning perspective, this plan represents the evolution of site and district planning for restoration and stormwater management, in particular the design of public infrastructure and streets. Natural drainage was mapped out first, and the rest of the site plan was designed around these natural flows. 

The North Fillmore Plan generated controversy based on the density, the amount of housing and whether the development fit within the overall jobs/housing balance. The plan was subject to a referendum in 2007, which resulted in modification of the plan. 

Fillmore Business Park Plan

Fillmore has also recently adopted the updated Fillmore Business Park Plan (2008) to provide a 90-acre campus district for business and commercial ventures. 

The purpose of this district is to provide an area where commercial and industrial firms can locate with assurance of high level of design quality, open space, environmental protection & site amenities. The regulations have been written to “promote efficient use of land, provide open space, and insure quality construction.” The height standards and bulk may be adjusted and allow retail uses. 

The updated Plan supports, but does not guarantee, a district that combines the best of land use and water planning. Among some of the elements and possible improvements:

Pedestrian Orientation and Site Design– The plan includes extensive language on pedestrian access, infrastructure and connections. The plan calls for buildings to be clustered to facilitate pedestrian travel and connections both within the project and to adjacent properties. 

Suggested Improvements – In the final design, clustering within the site may not be as important as clustering in relationship to adjacent properties and the linkage to downtown. In addition, the plan calls for “meandering” sidewalks. While this will help break up the streetscape, directness of route, one of the most important aspects of pedestrian infrastructure, will be weakened. In areas where pedestrian travel is for leisure, meandering paths are desired. However, where sidewalks and paths are part of everyday tripmaking and travel time is important, shortening walk distances is preferred.

Parking – Language in the plan refers to distributing parking in smaller clusters so that lots are not a dominant part of the landscape. In addition, the plan calls for heavy landscaping of parking areas, and pedestrian walkways through lots. There is also strong language from Fillmore’s code on shared parking among sites internal and external to the site. 

Suggested Improvements – Fillmore should look for the ability to lower the overall number of spaces. While there is language on shared parking, there is no follow-on language to obtain the benefits of shared parking: fewer surfaces devoted to parking. Additionally, there is no language on use of pervious pavement or pavers or other strategies to manage parking lot runoff. Given the proximity to the Sepse River, both water quality and water quantity impacts will be amplified under the permit. 

Landscaping – The plan features heavy landscaping, which will benefit from water recycling on the site. 

Suggested Improvements – Even with water recycling, the reuse of stormwater will need to be integrated once the permit language is in effect. In addition, the landscaped setbacks are a dominant feature on the site, perhaps too dominant. The setbacks, up to 20 feet in width, consume space and add distance. While this may be appropriate for the parkway, as site plans are submitted, reviewers should scrutinize the setbacks in areas where pedestrian tripmaking is essential. 

Transit – The plan includes renderings for transit ridership, and the site will be subject to an extensive Transportation Demand Management plan.

Suggested Improvements – Despite the language emphasizing pedestrian and transit use, the plan calls for coordination with VISTA after development commences to see if a stop is warranted. Given the fact that 1,500 to 3,000 jobs could be held on-site, the City should begin looking at stops early in site design to find the most advantageous sites. Retail and commercial space are typically less sensitive to distance and location than are transit stops and pedestrian facilities. As such, successful plans typically map these stops and facilities first. From the watershed’s point of view, these travel improvements can be linked to housing in the area to further reduce the overall development footprint and impacts.

Simi Valley’s Kadota Fig Neighborhood Plan

The Kadota Fig neighborhood in Simi Valley is characterized by large residential lot sizes, subdivision pattern, and the animal keeping allowed in this area. The semi-rural feel in some parts of the neighborhood contrasts with the overlap of the TAPO planning area, which is slated for a mix of uses and densities, including additional housing. 

The Specific Area Plan addresses several opportunities and constraints:

· Many large vacant or underused lots, though under split ownership;

· Overlap with Redevelopment Project areas which open up additional incentives and tools;

· The ability to preserve a large portion of existing land uses and densities while introducing design controls at the edge of new development.

One of the unique tools used for Kadota Fig is the use of “graduated density” to incentivize lot consolidation.
 Whereas split ownership poses planning problems, lot consolidation increases the potential for amenities, density, and investments in a more coordinated fashion. This larger lot consolidated will also be a factor with the new permit, since the coordination of stormwater management on a larger lot will be easier than assessing performance on individual smaller lots. Moreover, maintenance will likely be simplified under one owner.

Fillmore’s Piru Smart Growth Plan

The 62-acre Piru Specific Plan was informed by a 2006 “Smart Growth” study and a community planning charrette. The main challenges were community questions on additional residential development, and resulting impacts on rural identity and the strong agricultural economic base. The City needed additional affordable options, but also desired an enhanced tax base through the plan.

The environmental “story“ within the Piru plan shows a subtle, yet important contrast with the North Fillmore Plan. The attention to affordable housing and locating housing close to town, like the Fillmore plan, helps direct housing to areas near jobs. The plan also looks at a use mix to complement the downtown area. The housing and use mix angle is not played up for its environmental role, but is a good example of reducing the development footprint through rural smart growth.

In contrast to the North Fillmore plan, the Piru plan’s attention to parking and landscaping takes less advantage of environmental planning and site design techniques. For example, within the Piru plan, the following elements are presented.

Parking – The emphasis on parking is for “well landscaped” parking that acts as a “screen.” Drainage in the plan refers to concrete swales. The plan calls for “enhanced parking,” as an alternative to asphalt paving, but does not include language on use of environmental materials and techniques such as pavers. In addition, the plan has language on minimizing the length of parking lots for aesthetic reasons, though this could also be read as language to reduce the overall footprint.

Irrigation – While the language on irrigation recognizes water conservation (e.g., sensors, drip irrigation), the forthcoming stormwater permit and Urban Landscaping Water Conservation rules are likely to push innovation in landscaping. In turn, local codes and specific area plan language will need to be fine-tuned to address changes in irrigation, landscape design, parking lots and use of stormwater for landscaping. 

Camarillo Commons

The Camarillo Commons Specific plan area is a 55-acre plan area adjacent to Highway 101. The planning effort was initiated in 2005 and included extensive public participation for the redesign of the area, as well as an “Opportunities and Constraints” plan to ascertain market potential. 

The build out envisioned under the approved 2007 Plan calls for up to 470,000 ft2 of commercial development with over 500 units of residential. The plan area contains the older Ponderosa Mall, which is ripe for redevelopment and integration with existing residential areas and Camarillo Old Town. Note that Camarillo has an annual cap of 400 new dwelling units per year; the City can transfer unused units to the next year, and affordable housing units are not subject to the cap. Thus, the plan acts to orchestrate this housing dynamic.

There are several aspects of the plan worth noting, as well as recommendations for improvement as site plans are developed:   

Parking – The plan (page 62) contains a comprehensive parking plan with suggested parking ratios and circulation, which reflect lower than standard ratios for a variety of uses. There is also a section on parking structures and their treatment. The more interesting aspect of the parking plan is found in the market study. The study reviewed the feasibility parameters for multi-family housing. For each project, the study suggests the following:

· 4 - 8 acres per project (minimum)
· 2.25 parking spaces per dwelling unit = 135 to 180 spaces for residential (plans call for lower residential ratios)

· 4 spaces/ 1,000 ft2 (net) commercial = 100 to 160 spaces (plans call for 1/300 ft2 net)

· Total - 235 to 340 spaces for each project.
Suggested Improvements – While the plans call for reduced parking overall, the market study bases its assumptions on conventional practices. Camarillo may encounter this “market-based” argument for more parking even as the plans call for more land efficiency. The City may need to become a shared parking broker for this and future specific planning areas and be prepared for requests for variances. In light of the forthcoming permit, the City may be able to defend the lower ratios from an environmental permit angle. 
Transit – The plan includes a reference to transit and its integration into future planning.

Suggested Improvements – Note that the Fillmore planning process explicitly referenced VISTA and existing transit. Given the site’s location, attention to walkability, and urban layout, there are many options for location of transit stops. 

Site Plan - The underlying theme of walkability and connectivity are among the strongest of any Specific Area plan. In addition, the plan itself is easy to read and visual. The “At a Glance” pages are very instructive, in particular the maps showing the location and size of each planning category. The site plans also include provisions for both minimum and maximum site parameters such as setbacks and parking. As with many other Specific Planning areas, variations in site plan parameters are allowed with site plan review. 

Suggested Improvements – This plan goes further than many others on compact design, and may suffer under the permit for its “effective impervious surface” area. Camarillo Commons demonstrates the watershed paradox of the permit. Within Ventura County, the Commons area presents a prime location to develop a higher density node close to jobs on already-disturbed property where neighborhood buy-in was developed early on. Camarillo may want to pursue a master drainage study now to coordinate the planning area. 

Downtown Plans

Each city in Ventura County features downtown redevelopment planning by way of Downtown Redevelopment Programs and Districts. Most downtown districts are covered by a Downtown Master Plan and special zoning code (usually Central Business District or CBD). Code elements in CBDs often focus on unique aspects of historic districts and redevelopment:

· Historic Preservation and remodeling standards including materials, façade details, windows and awnings

· On-Street Parking

· Signage

· Structured, shared parking

· Zero set-backs (or Build-to Lines)

· Regulation of First floor uses

· 100% Building lot coverage

· Uses on sidewalks

· Affordable housing (including senior and farmworker housing)

The implementation of each plan is well underway, and the cities in Ventura County demonstrate some of the best examples of redevelopment, planning and shared public/private activity within older downtowns. This section includes examples from several plans. 

Ventura’s Downtown Specific Plan

Ventura’s Downtown Specific Plan was adopted in March of 2007. The plan was developed in conjunction with the 2005 General Plan amendments calling for partnerships, funding and area planning for several areas of town, notably the Downtown plan. Like other cities in Ventura County, the Downtown Specific plan emphasizes redevelopment, housing, walkability, historic preservation, and economic development. 

The City of Ventura includes language that breaks the mold on comprehensive and specific area planning goals, which typically follow the legal structure of California planning law.

1. Ventura’s Unique Character

Preserve Ventura’s special sense of place by insisting on high standards of architecture, urban design and landscaping so that new development complements the eclectic architecture and historic richness of our Downtown.

2. California’s New Art City

Weave art and culture into the fabric of everyday life in Downtown through the growth and expansion of cultural institutions and by nurturing creative and artistic expression in the public realm.

3. Animating the Public Realm

Maintain and enhance public features such as parks, streetscapes and open spaces. Provide access to our natural areas, including the hillsides and Ventura River and re-connect Downtown to the ocean. Encourage development and events that activate the public realm.

4. Economic Vitality

Establish Downtown as a preferred place to work as well as live or visit. Ensure the future economic stability of Downtown by providing an active daytime workforce in offices and studios and by promoting successful retailing, tourism and the provision of high wage, high value jobs.

5. Housing Renaissance

Provide high quality, urban housing for a diverse range of income levels. Encourage efficient utilization of Downtown’s limited land resources by promoting infill development.

6. Mobility

Create an integrated transportation system that effectively serves the Downtown area, making Downtown a place where people prefer to walk, bike or ride public transit rather than drive a car.

7. “Park Once” Management Strategy

Efficiently manage supply and demand for Downtown parking to accommodate visitor, commuter and resident parking needs.

8. Sustainable Infrastructure

Safeguard public health, safety and prosperity by providing and maintaining facilities that enable the community to live in balance with natural systems. Continue to ensure public services keep pace with new development in Downtown.
The Downtown Parking Management Program (DPMP) consists of two major implementation strategies: (1) Managing Parking Supply, and (2) Managing Parking Demand through a “Park Once” policy.

The plan was tiered so that implementation is phased over time: 

Immediate term:  Adjust parking ratios to reflect the urban setting

Near Term (2007-2008) – Conduct a parking study to inform future actions and hire a firm to manage downtown parking. 

Medium Term (2008 – 2011) – Institute a Commercial Parking Benefit District, with proceeds from paid parking dedicated to improvements, institute a plan to “unbundle” parking costs from residential rents, offer parking cash-out, and multi-modal parking planning. Institute parking pricing, including variable rate meters, as part of a parking pricing system.

Long Term (2011 and beyond) – Institute carsharing, improve on-going programs and fine tune with results of studies. 

Provisions for Area wide Planning within Municipal Codes 

Specific Area Planning can be resource and time intensive. The following code language provides simple language that might be helpful short of an entire planning process. 

Perhaps one of the most sensitive areas, from an urban redevelopment angle, is the interface of higher density, compact redevelopment and existing neighborhoods. The design, connections, landscaping and tapering from lower density to high can either provide seamless integration that enhances both new and old, or an unworkable wall of development. There are a growing number of urban planning techniques to support development and design along this interface, which deserves more attention. 

Santa Paula

One good example comes from Santa Paula’s code, which includes a PD or Planned Development district. This zoning district was developed with the explicit role of providing standards and a process where transition from high to low densities are needed.

“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).

The significance of this language is twofold. First, provision (B) allows specialized stipulations along the edges of neighborhoods. While the underlying zoning is maintained, the PD zone allows for specialized mitigation, such as controls for overflow parking. Secondly, the PD zone allows for open space and natural resource protection. Thus, the PD zone may play a larger role once the draft permit becomes final. The PD zone could serve as a stormwater incentive overlay.
Santa Paula

Santa Paula, as well as other cities, allows provisions for mixed use. An additional density bonus, in excess of the 25% basic bonus, can be approved for mixed use zoning if commercial, office or other land uses would be compatible with the housing project, as well as with the existing or planned development in the area. (Chapter 16.13, DIVISION 7:  DENSITY BONUSES). 

The significance of this language is the incentive, within code, to add commercial uses to existing residential areas. This may seem like a minor adjustment, but allows mixed use at the borders of Specific Area Planning areas where appropriate. 

The Stormwater Permit

The draft stormwater permits will add another layer of complexity to district-wide planning. Although the permit is still open to public comment and subject to changes, there are aspects of the draft permit that are likely to remain pertinent to joint land and water planning. They include:

· Public Outreach and Participation

· Watershed Planning

· Low Impact Development (LID)

· Limits on effective impervious area

· Integration with Other Regulatory Programs (e.g., TMDLs)

· Hydromodification and its control; and 

· Redevelopment Project Area Master Plans (RPAMPs)

For land use and smart growth, the most pertinent permit requirements are watershed planning, low impact development and the RPAMPs. 

As noted throughout this document, the Water Board recognizes the tension between performance requirements at the site level and compact development where individual sites have a higher degree of lot coverage, site constraints and higher development costs. 

That being said, urbanized areas, in particular those built prior to Clean Water Act controls, are located in close proximity to sensitive waterways. The redevelopment and retrofitting with LID techniques of coastal properties will be the main avenue for lowering stormwater related impacts. 

The draft permit actually lists, in order of preference, strategies for stormwater management via development and redevelopment, though most municipalities will include all four in programming:

1) Low Impact Development Strategies – The most basic definition of LID is using site design methods to mimic the natural hydrology of the site in its natural pre-development stage. 

2) Integrated Water Resources Management Strategies – Integrated strategies include various stakeholders and alignment of multiple planning efforts related to water and natural resources protection. 

3) Multi-benefit Landscape Feature BMPs – These BMPs include bioretention, swales, tree boxes and green roofs. These can be installed on private property or part of larger public works and parks projects.

4) Modular/ Proprietary Treatment Control BMPs – Modular, or structural controls are listed last in order. The type and performance of these devices varies, as is the target stormwater impact. Vaults are used to control volume and release, while others contain filters to trap specific pollutants of concern. 

As mentioned elsewhere in this report, stormwater management is not always effectively carried out through a program triggered by site approvals for two reasons:

· Water does not flow according to site boundaries. As such, a management system based on sub-watershed flows and characteristics may be more meaningful.

· Properties most important for stormwater management may not be poised for redevelopment. 

· The most important aspect of the stormwater permit is not to get high standards written into code; it is to get properties redeveloped. This is often lost in the conversation, but the fact remains that no improvements take place for redevelopment until 5,000 square feet or more of land is disturbed.

· Finally, removing a forest to install green parking is still a net negative for the watershed. On the other hand, any treatment added to older sites is likely to be a net benefit for the watershed. 

In summary, urban areas act as a collective system, and stormwater management is no exception.

Fortunately, the permits include tiered provisions for allowing shared or collective drainage, as well as targeted responses for stormwater control. These provisions appear as:

In lieu of fees – Where a developer can show that the stormwater management requirements cannot be met on the site, permits prescribe steps cities can take to develop a “fee in lieu of “ program. Fees can also be pro-rated where a developer handles some runoff on urban sites. The key to success is to have already identified the areas best suited to handle the district-wide runoff and treatment needs. 

Off site mitigation – This alternative arrangement also requires that a city identify stormwater “hotspot” or treatment needs. For specific area plans, this type of mitigation (or fee) can supply funding for areas prone to street flooding or areas where legacy pollutants are carried via runoff into waterways. 

Shared drainage arrangements – Some permits are beginning to specify sub-watershed drainage arrangements, in particular where on-site stormwater control is undesirable or infeasible. 

The draft Ventura permit includes a district solution called “Redevelopment Project Area Management Plans,” or RPAMPs. These districts could be used “in part or whole” to meet the post-construction stormwater management requirements. The intention of the permit is to add flexibility and recognize that redevelopment and intensity have watershed benefits not captured in standard engineering and compliance models. For example, compact development and redevelopment can prevent impacts when development demand could otherwise only be satisfied on undeveloped land far from developed areas. 

Camarillo Commons appears to be a good candidate for a RPAMP. The community participation on the increased density decision can also be regarded as a watershed effort to direct future growth to a less intrusive development form and location within the watershed. Currently, there is little recognition of this type of effort, but one that RPAMPs are well suited to address.
How these districts might operate will be the subject of a larger effort once the details of permit compliance are addressed. There are several issues with RPAMPs as they relate to joint land use and water planning:

· The permit language notes that a RPAMP can act “in part or whole” to satisfy post-construction requirements. This sliding scale would need to be determined and could depend on numerous factors, such as the final intensity of the site, proximity to an impaired waterway and other considerations.

· The boundaries of the RPAMP would need to be set.

· Oversight from the Water Board, the Ventura Watershed Protection District and other groups would need to be clarified up front so that the city and developers obtain predictability while still adhering to a high standard for watershed protection.

· How preventative impacts of a smaller overall footprint are characterized. Current stormwater methodologies tend to be focused on mitigation at the site level. For example, a four-story building with four stacked units is essentially one rooftop, not four. This, however, is generally not a factor in hydrology assessments.

The Local Government Commission was listed in the draft permit in relationship to the development of RPAMPs. LGC has been helping shape ideas and, through additional channels, seeking technical and regulatory support to assist Ventura County and its cities

Technical Review Sheet: Specific and Master Planning
I. Introduction
Shrinking the footprint of the built environment rests on coordinating site design elements to efficiently use and share impervious cover. The factors associated with effective planning for the environment have been covered in this review (parking, use mix, streets and mobility, compact design, use of open space), but are repeated here to emphasize their role in coordinated district design. Many cities also have community and neighborhood plans; these plans help identify capital improvements and smaller scale infill and redevelopment options.

For new development, Master Plans are often used for larger scale development projects. These plans include not only housing or a mixed-use project, but can include new schools, fire stations, civic buildings and parks/open space.

“Redevelopment Project Area” plans may be in place for older areas. Early versions included downtown redevelopment areas, but increasingly address corridors, older strip centers and areas outside of traditional downtowns. Because these newer plans lack the older grid and compactness, the plans focus less on building renovation, and more on revamping the underlying neighborhood pattern and redevelopment.

Several Specific Area Plans are, or have been, the subject of controversy in various cities. Issues of density traffic, housing and economic development are playing out as they relate to quality of life. As noted in this code review, however, some of the development attributes facing criticism hold environmental benefits. The purpose of the review is not to pick a position for or against specific plans, but rather to better characterize the role of those plans vis-a-vis potential environmental outcomes. 

II. Who to bring and where to look: relevant code sections and key contacts for the review

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, proximity to parking “hotspots”)

· Chamber of Commerce

· Environmental Groups 

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

· Design Review or Planning Committees and Commissions  (if used to review plans)

· Large parking generators such as Universities and Hospitals

· Representative from local private parking enterprise

· Developer or representative from a financial institution familiar with parking finance. 

· Regional and State (CALtrans) representatives

Web-links to Relevant Code Sections

Camarillo

Camarillo Commons Specific Area Plan
Springville Specific Area Plan
Fillmore 

North Fillmore Specific Area Plan 

Fillmore Central Business District Specific Area Plan
Business Park Specific Area Plan
Moorpark

Links to Moorpark Specific Area Plans
Carlsberg Specific Plan

Moorpark Highlands
Downtown Specific Plan Amendment

Oxnard

Web Link to Specific Area Plans 

The 2020 General Plan
Link to General Plan Update (as of Oct, 2008)

Santa Paula 

General Plan Homepage (Note Downtown Specific Plan under development).

East Area One Specific Area Plan
Simi Valley 

Links to Land use Alternative Papers (including Specific Area Plans)
Thousand Oaks

Specific Area Plan Page with links to:

El Rio/Del Norte Area

Lake Sherwood/Hidden Valley Area

North Ventura Avenue Area

Oak Park Area

Ojai Valley Area

Piru Area

Saticoy Wells Area

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

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

Questions – The questions for Specific Area Plans are arranged differently than the other technical review sheets, in part because the interlinking components requires asking a different set of questions of specific area plans than of codes. 

Part 1: Staging

· Does your process require early consultation with the Fire District and local emergency response team?

· Does the process require or support identification and use of natural drainage as a first step in planning the overall site design?
· Does the process require or support identification and use of natural drainage as a first step in planning the overall site design?

· Does the planning process support proactive quantification of benefits?

· Do guidelines on street design encompass connections, multiple modes and consideration of the district outside the project boundaries?

Part 2: Site Arrangement 

· If development is clustered on one area of a site – is the clustering used to best advantage for environmental performance?

· Do site plan procedures give preference to meaningful open space preservation?

· Do site plan procedures give preference to meaningful density and use mix?

· Does the planning process call for shared impervious surfaces such as parking, loading docks and access ways?

Part 3: Connections

· Do planning procedures emphasize connections?  Are there elements in the plan that might hinder access?

· Is transition to adjacent parcels addressed to achieve multiple goals?

Part 4: Composition and Use Mix

· Is the Use Mix tied to tripmaking of existing and future residents, workers and visitors?

Part 1: Staging – Staging refers to any language that directs the sequence and/ or steps in the planning process. The relative position of a planning element has implications for overall site design. Integrating water flows, multi-modalism, street design and connections first can help reduce the cost of practices needed, materials, and even lot yield. These questions can help identify, improve or establish new requirements to help integrate new requirements for the stormwater permit.

	Does your process require early consultation with the CALtrans, Fire District and local emergency response team?

	Issue: Fire districts often have authority over not only codes, but reviews. As noted in the “Streets and Mobility” section, there can be tension between wide street requirements (for response) and narrow streets for multi-use streets and overall reduced impervious surface coverage. Moreover, since 1999, CALtrans has increased the pace of new designs to include multiple modes of transportation. 



	Language:  Language on consultation is usually not a code requirement per se, but can be instituted in other ways. Check the processes for both public outreach and internal consultations. 



	Recommendations:  Convene a panel of Emergency Responders on the permit and Road Design Ventura may want to move consultation with fire departments early in the process. Such meetings should not focus solely on street width, but on a myriad of emergency response situations and a variety of players. For example, a police department may support narrow streets to slow traffic, thereby raising safety issues with wide streets. This meeting and check list can also address:


1) Hazard mitigation for brush fires 

2) Flooding (including flood potential from build out)

3) Multiple routes for access

4) Street design and traffic calming

5)  Alternative curb and street management (hydrants, stabilization) for narrow streets

6)  Future purchases of smaller vehicles, and/or a partnership with the State and CALtrans to design and mass market fully functional smaller trucks.

Conduct walking tours of pedestrian/compact areas to assess transportation/ watershed factors Conduct local walking tours with CALtrans and others to see if multi-modal plans were executed in a way that supports increased pedestrian/bike travel, safety and convenience. If not, identify the particular provisions and/or decisions that affected distances walked, priority of vehicle movement, poor intersection design, line of sight distance or mismatch with the eventual land use program. Pay particular attention to zoning codes, Road standards, and decisions made at the end of the plan review that over-ride previous planning designs.




	Does the process require or support identification and use of natural drainage as a first step in planning the overall site design?

	Issue:  The approach to planning site design has traditionally focused first on maximizing the number and arrangement of parcels, with drainage as a final engineering step. This worked well when runoff was diverted off-site to a receiving waterbody. However, with new requirements to manage stormwater on-site, leaving drainage to the end of the process can rule out cost-effective design strategies and likely mandate large detention and retention facilities.



	Example language

The North Fillmore Specific Area plan is designed around natural drainage. Oxnard has instituted the The Groundwater Recovery Enhancement and Treatment (GREAT) Program. Clark – can we cite Ventura’s specific plan Maggie Ide sent us for Saticoy Wells?


	Recommendations:  Require assessment of natural drainage as first step in site/plan design - Placing drainage as the first step in master planning will likely become a requirement with the new stormwater permit. Instituting such a requirement can be accomplished in several documents:

1) General Plan 

2) Subdivision code

3) New/modified procedures for Master and Specific Area Planning.

4) Required engineering sheet or plat with certification 

While the permit allows for sub-basin planning, Ventura County and its cities may also want to explore options that allow any requirements on effective impervious area to be easily met. A network of swales, channels, and hard and soft infrastructure that is shared among parcels could be used as an incentive for developers, who longer would need to meet disconnection needs in a vacuum.

For planning areas, include disposal of accumulated pollutants in BMPs in maintenance plans - Oxnard’s GREAT program and Water System Master plan highlight the evolving requirements on water re-use. Given the new stormwater requirements, water re-use via parking lot runoff will smaller in scale than, for example, reuse from waste water of agricultural system, but more numerous and distributed. Because of pollutants contained in parking lot runoff, there is likely to be accumulation and possible migration of pollutants of concern (e.g. metals). This type of process is likely to be best handled in a BMP maintenance manual. For example, soils with accumulated, persistent metals may need to be replaced on a set schedule. 

List and prioritize Specific and other Plans adjacent to (or connected to) impaired receiving waterways - In addition, specific area plans adjacent to receiving waterbodies should be reviewed. Runoff from these sites has less distance to travel, which limits natural processes to break down and filter contaminants. Given the pending permit, Ventura County and its cities should review plans and work with landowners and developers on additional buffer areas and other BMPs. For those planning areas that straddle impaired waterways, restoration and removing hardened channels might add complexity, but lower overall BMP costs.

Map areas inappropriate for infiltrative BMPs and develop Master “In Lieu of Fee” plan - Many areas in Ventura County have high water tables. The forthcoming permit acknowledges there are areas unsuitable for infiltration. Ventura County and its cities would be well served to develop maps showing high water tables and contaminated soils to establish in lieu of or alternative BMPs ahead of time through a county-wide or small area planning process.




	Does the planning process support proactive quantification of benefits?

	Issue:  The stormwater permit and the recently passed climate bill both accelerate the need to quantify environmental impacts of land development patterns at a larger, proactive scale. There are two approaches: (1) Quantifying a climate friendly pattern through CEQA or a CEQA-like process, and assess impact fees based on deviation from that plan and/or (2) Through a same process, conduct district wide assessments and allow developers to “buy into” such a program when their development projects meet the design and operational aspects of the plan. 



	Example language

The city of Chula Vista’s Climate Action plan includes a smart growth component. The city, using INDEX software, developed a plan that envisions both development pattern and individual building performance. The strategy can be accessed at 

http://www.chulavistaca.gov/MajorProjects/CopeGlobWarm/default.asp


	Recommendations:   Adopt modeling software that combines water/climate/planning - Ventura and its cities can, through procedures and required analysis, fast track new methods of quantifying environmental benefits. The new climate bill requires a reduction in greenhouse gas emissions, which sets the stage for quantifying the benefits of smart growth. However, for climate and stormwater, quantifying certain measures will be easier than others. Smart growth approaches are generally more difficult to define, measure and capture in compliance models. However, there are a growing number of cities developing methods (Grand Rapids, San Jose). In addition, models like Smart Growth INDEX are emerging to scope out options. Ventura can elevate the role of smart growth by instituting procedures for quantification that more fully measure the benefits of the investments made in smart growth planning. 

 


	Do guidelines on street design encompass connections, multiple modes and consideration of the district outside the project boundaries?

	Issue:   There has been evolution in site planning to consider connections within plans. However, many plans, even those with trails and mobility alternatives, fall short because the street and mobility plan is internally focused and designed to address aesthetics.



	Example language

Look for language in plans and code that address connections among projects, in particular between retail/commercial uses and between residential and business uses. The existence of language is helpful, though does not guarantee performance. Pedestrian tripmaking is highly sensitive to distance, safety and quality of uses and the walk environment. 



	Recommendations: 

Develop or Revise Circulation Plans for “Green Streets” - As with natural drainage, street design should be considered early in the planning process. Some of the salient street-system considerations include:

1) Multiple connections with surrounding areas 

2)  Directness of route for pedestrian systems. Include not only sidewalks and pedestrian paths, but also connections into commercial areas, multiple entries and if needed. Meandering pathways are not off limits, but should be viewed from the point of pedestrian convenience (which includes atheistic considerations).

3)  Consideration of bike paths and bike parking. Bike parking and amenities should be located for the convenience of bike commuters. Many plans call for bike trails, but omit analysis of meaningful connections to outside routes to enhance mobility.

4) Require master circulation plans to include pedestrian and bike connections extending outside the property boundaries related to trails, sidewalks, transit stops/exits, and other connections. 

5)  Uses to be accessed via pedestrian and bike trips. This is perhaps one of the more complicated aspects of increasing the performance of compact development since retailers and service providers tend to value a large number of factors when considering potential location. Some of these factors may even run counter to supporting a pedestrian environment (for example, location next to freeway interchanges or opposition to large picture windows for safety reasons). 


Part 2: Site Arrangement – The arrangement of open space, streets, use mix, and density on a site can have powerful implications for environmental and transportation performance. 

	If development is clustered on one area of a site – is the clustering used to best advantage for environmental performance?

	Issue:  Clustering is an increasingly popular site design technique in environmental literature. Clustering developed areas, while leaving the remainder of the parcel as open space, is both an environmental and user amenity. However, clustering the development in the right place on the site is as, if not more, important.



	Example language

Many area plans (and more recent planned residential codes) call for the clustering of buildings on a site. A “campus” style arrangement is also popular, where buildings are clustered and surrounded by open space or lawn. However, the location of the clustering is as important – if not more. Look for language on locating buildings on a site relative to other aims (e.g. away from streams or wetlands, or clustering to connect with adjacent development projects).



	Recommendations:  Adopt policies on “clustering” to improve environmental and watershed performance - Improve General and Specific Plan language on the location of clustering, to include:

1) Clustering on land that offers the lowest potential for stormwater management. Conversely, plan the clustering by first identifying and setting aside wetlands, depressional areas, buffers, native vegetation and important trees/forest.

2) Clustering buildings to take the most advantage of the existing or planned transportation network. This clustering may also have economic development potential, for example, clustering buildings to the corner closest to downtown areas or other service centers amplifies the development intensity potential.

3) Clustering along corridors to bring buildings forward to the street

4) Clustering for campus-type development to balance security, connectivity, non-auto access, open space, and amenities.

5) Clustering to take advantage of solar access, light and/or shadows. 




	Do site plan procedures give preference to meaningful open space preservation?

	Issue:   Not all open space is created equal. Site designers may view a stream buffer as the best site to locate development for views. However, the forthcoming permit could have requirements (e.g., hydromodification) that put new performance measures on watershed management, and as a consequence, site design. In addition, codes often emphasize quantify over quality of open space. This could result in a large development footprint, even as the open space performs less than optimal services for climate, stormwater and habitat.



	Example language:

Code language typically directs the quantification of open space with less emphasis on the ecological services provided. In addition, some code language specifies that any land devoted to stormwater management cannot be included in meeting minimum open space requirements.



	Recommendations:

Develop a “Green Infrastructure” scorecard to assess the environmental performance of open space identified in Specific and Master Plans - Under the new permit, one of the first considerations for any planning exercise will be a greater focus on the receiving waterway(s) and the stressors and pollutants generated within (or flowing through) the planning area. This will drive BMP selection, as well as mitigation-through-design. As such, the ecological value of existing or restored open space (or green infrastructure) in meeting specific development stressors will be important. Ventura County and its cities can review recently adopted or pending specific plans to ensure the development plan matches forthcoming permit requirements where projects will disturb 5000 square feet or more of soil. 

Note that much of the open space in Ventura county is devoted to viewsheds of mountains and terrain, placing development in the valleys. This is not necessarily a problem though careful planning for drainage and retrofit could become important for lower lying areas.

The forthcoming permit is likely to list preservation of existing natural drainage as a preference in managing stormwater. Ventura County and its cities may want to spell out the procedures to be used when applicants suggest development of these natural pathways. In some instances, conversion with attendant mitigation will be satisfactory due to site constraints. However, in others the alteration of natural pathways may not be amenable to even the most robust mitigation plan. 




	Do site plan procedures give preference to meaningful density and use mix?

	Issue:   Density does not automatically result in economic, transportation and environmental benefits. The location, tapering, design and relationship among uses is important and interlinked. Moreover, decisions on the amount of development and density can be decided through a “tug of war” in the planning and approval process, which can deliver the impacts without the benefits. Moreover, density can be located in the wrong place and result in negative impacts when not tied to other planning strategies to reduce impacts. 



	Example language

Look for language that frames density through planning objectives. Conventional zoning typically states this backwards by specifying bulk requirements and limits first. Rather, language can:

1) Be tied to a transit objective such as 50 units per acre. 

2) Be tied to a jobs/housing balance, for example where a major employment center is to be co-located with housing. 

3) Be tied to a mixed use/walkability plan where the density is needed for walkability.

4) Be tied to a corridor planning effort where density is located in nodes, or located in a manner to protect viewsheds. 

Note that density can also be specified through density limitations, for example housing on septic density to limit contamination of groundwater. Density and permitting can also be contingent on traffic counts or traffic Level of Service. This can be justified as long as vehicle movement or single intersections are not the sole focus. 

 

	Recommendations:

Develop “density and compatibility” tools for Specific, Master and redevelopment plans - The new climate and stormwater provisions will reshape conversations on density, planning, traffic and neighborhood character. The carbon footprint of limiting density has, to date, not been a common analytic component, but soon will be. As such the conversations is likely to turn to “meaningful” density, its location, and tools to lessen impacts. 

As such, Ventura County and its cities can use tools such as:

1) Density Averaging

2) Graduated Density (Used in Simi Valley’s Kadota-Fig Neighborhood)

3) Density tapering

4) Design techniques for Density




	Does the planning process call for shared impervious surfaces such as parking, loading docks and access ways?

	Issue:   Most codes assign site features on a parcel by parcel basis. Given conservative estimates, the development footprint is exaggerated because there are few options to share the built landscape. The best approach to overcome this exaggerated footprint is through advanced planning, so that buildings are arranged to take advantage of access, loading, parking, refuse collection, landscaping, and in the future, stormwater BMPs. 



	Example language

Simi Valley has issued three Design guidelines: Commercial Industrial, Residential and Landscape. The guidelines are referenced in the municipal code. The language in Guides includes compact design elements, though the new climate/stormwater rules will introduce even higher standards. For example, the Commercial/Industrial Guidelines state:

“Pedestrian linkages to nearby neighborhoods and other commercial properties should be provided when feasible.”  An update would likely replace this language to state how those required linkages be designed. Likewise, the Landscape Design Guidelines (2002) will need to be completely updated to integrate stormwater management, water conservation, with the opportunity to bring in other aspects of landscaping, such as tree cover. 



	Recommendations:  Review and strengthen Specific Plan language on shared site amenities - Review existing design guidelines to see whether the development footprint is managed to share and minimize impervious features such as shared parking, structured parking, on-street parking, shared landscape and stormwater management, and use mix. 


Part 3: Connections – Connections within and outside of planning areas can determine how well the site performs for transportation and mobility. Multiple connections also foster greater environmental and transportation outcomes for visitors to the site from surrounding areas.

	Do planning procedures emphasize connections?  Are there elements in the plan that might hinder access?

	Issue:   Over the years, several trends have converged to limit access. Access management plans to reduce conflict points, retail trends that favor one entrance, gated and walled development projects can increase impacts. Fewer entry points can result in longer distances. The result can be more impervious cover needed to funnel traffic to single points of entry. 


	Example language

Ventura’s specific Plan Procedures outline the review and approval process. Of note, a design review committee can make recommendations for approval, disapproval or modifications to the specific plan “relating to structure, landscape or sign standards, materials or design.”  “Design” should be clarified to include connectivity.



	Recommendations:  Combine these factors with the recommendations on walk tours and circulation - In general, Ventura County planning documents have increased emphasis on connectivity; achieving this connectivity lies in both planning documents and codes. As noted above, non-auto connections must not only look to the number of connections, but also directness of route, landscaping, aesthetics, and safety. For automobiles, access management is important, and can be addressed by advanced planning of access roads and internal connectivity.

Conduct walking tours of major residential projects to assess the number and quality of destinations, in particular those related to common tripmaking needs.




	Is transition to adjacent parcels addressed to achieve multiple goals? 

	Issue:  Impacts on surrounding parcels and neighborhoods can be one of the most controversial aspects of new development and redevelopment. 



	Example language

Many of the real and perceived impacts of higher density development can be reduced by careful design and quality materials. For example, heights tapering can be an effective strategy to lessen impacts (visual and activity). 

The zoning code and specific area plans typically only deal with the zoning for the project area. However, impacts can radiate out to proximate areas or streets. Lessening these impacts can arise from negotiations with developers, developer agreements, or conditions attached to site plan approval. Enforcement of such agreements varies since most are negotiated site by site.

 

	Recommendations:  Combine these factors with the “Density and Compatibility” tools - Within planning documents, Ventura County and its cities can establish not only a specific area plan, but a second ring that represents an extension of the planning area. In this outer ring, the underlying zoning would not change; however, planning strategies to address impacts can be coordinated, including drainage, parks, and parking restrictions. Responsibility for code enforcement, financial support, inspections and the like would be included in this extension area. This could bring certainly to long term maintenance and enforcement, which can fade once the project is finished.

For heights tapering, many cities develop formulae to address the stepping down of heights. For example, the stepping down of heights would follow a 3:1 or other ratio towards neighborhoods to be protected. 




Part 4: Composition and Use Mix

	Is the Use Mix tied to tripmaking of existing and future residents, workers and visitors? 

	Issue: The first generation of use mix broke away from single use districts. However, the mix was often left to chance based on filling occupancies. For compact design to work, the district must address the tripmaking conducted every day to satisfy some or all trips in the vicinity. Certainly the market will come into play as to which businesses and residents locate to individual sites. However, design, recruiting and incentives can help. 



	Example language

Look for language on the use mix that relates a retail plan to everyday uses. 

 

	Recommendations:  Combine these factors with the recommendation on adoption of smart growth models. Scrutinize existing master and specific areas plans to see how the proposed uses relate to one another (with attention to the links among uses). 

If your County or City has initial meetings with developers, concentrate on traffic generators (grocery stores, convenience stores, pharmacies) and see if there are design options to make the best use of certain key locations, the directness of route for pedestrians, the design and safety. 

Convene local real estate brokers and discuss new design imperatives - Convene local real estate brokers and discuss what design changes might be forthcoming with the climate and stormwater requirements. Design changes for compact design, density and walkability will likely run counter to conventional strip shopping design. Consider having retailers who have been successful with transit oriented development projects come in to talk about the challenges and solutions, in particular how these projects will work when the main transit mode is bus, complemented by increased pedestrian and bike travel.




Compilation of Recommendations

Short Term – Revise Existing Code Language 

· Conduct walking tours of pedestrian/compact areas to assess transportation/watershed factors.

· Require assessment of natural drainage as first step in site/plan design.

· Review and strengthen Specific Plan language on shared site amenities.

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

· Convene a panel of Emergency Responders on the permit and Road Design.

· For planning areas, include disposal of accumulated pollutants in BMPs in maintenance plans.

· List and prioritize Specific and other Plans adjacent to (or connected to) impaired receiving waterways.

· Adopt modeling software that combines water/climate/planning – Ventura.

· Adopt policies on “clustering” to improve environmental and watershed performance.

· Develop “density and compatibility” tools for Specific, Master and redevelopment plans.

· Convene local real estate brokers and discuss new design imperatives.

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

· Map areas inappropriate for infiltrative BMPs and develop Master “In Lieu of Fee” plan.

· Develop or Revise Circulation Plans for “Green Streets.”

· Develop a “Green Infrastructure” scorecard to assess the environmental performance of open space identified in Specific and Master Plans.
� “Graduated Density Zoning,” Shoup, Donald, Journal of Planning Education and Research, 2008. Accessed at http://its.ucla.edu/shoup/GraduatedDensityZoning.pdf.
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