


May 10, 2008

Memorandum

To:
John Charley, Community Development Director and Melanie Greene, Planning Assistant/Grants Coordinator

CC:
City of Bisbee City Council, City of Bisbee Planning & Zoning Commission, Ronald Oertle, City Mayor; Stephen Pauken, City Manager; and John MacKinnon, City Attorney

From:
San Jose Charrette Design Team: Marcy McInelly and Michelle Marx, SERA Architects; Mark Apel, Maria Masque and Raquel Goodrich, The Planning Center; and Michael Dollin, Jason Watton and Adam Nordfors, Urban Earth Design
Date:
5/10/2008
Re:
Recommendations and Considerations resulting from the San Jose Charrette

Dear Mr. Charley and Ms. Greene,

Throughout the week-long process, the San Jose District Charrette team has listened to over three hundred comments from the community regarding opportunities, suggestions and concerns for the San Jose area. The Charrette team, with the assistance of the community, has identified many recommendations, best practices, examples, and potential ideas for the San Jose area. 
The Charrette team recommends that the City explore the following ideas in regard to San Jose:  

General Plan and Existing Code Recommendations 
· Amend or update the General Plan to include policy that will direct development in the San Jose District to follow the Guiding Principles developed during the San Jose Charrette

· Adopt the Guiding Principles as part of the review criteria in the Master Development Plan for development in the San Jose District

· Follow the implementation program provided in the General Plan
· Create a Specific Plan for San Jose or a sub-district of San Jose
· Adopt a Landscape Ordinance

· Install signage, wayfinding and civic monumentation

· Encourage the use public art in the San Jose area

Code Reform Recommendations

Charrette attendees received the idea of incorporating a form-based zoning ordinance in the San Jose area with varying degrees of acceptance; at the same time, attendees generally supported all of the Guiding Principles presented.  There was agreement that a form-based zoning ordinance is more likely to ensure that Guiding Principles are adhered to in San Jose, and that the existing use-based zoning ordinance has failed to do so.  This is because a form-based zoning ordinance includes a sharper emphasis on the:

· building form 
· development envelope 

· mixed housing and mixed-uses 
· street design and building/street relationship 
· connections within and between blocks of development 
· transitions between areas of differing uses and/or character
· the creation and design of public spaces  

How a jurisdiction makes a transition from its traditional zoning code to implementing a more desirable set of standards for development is always a challenge – especially in existing areas developed early on with mixed, non-conforming uses and without any standards, as is the case for much of San Jose.  However, several opportunities exist to at least introduce form-based codes and standards to the San Jose District in a way that doesn’t infringe upon any individual’s property rights or ability to develop.  This is largely due to the flexibility that form-based codes afford, especially in the areas of mixed-uses and housing.

The Charrette team recommends that the City look at two discrete amendments to the current Zoning Regulations: 

1. The creation of an overlay district that incorporates new standards for street and parking design, landscaping and connectivity; enhancement of the ecological infrastructure, like washes and groundwater resources; and comprehensive site plan review for conformance with the above, for the entire San Jose District. 

The overlay district standards would be applied to new development and the improvement of existing development with regard to streets and ecological infrastructure.  The new overlay district would not supersede any existing zoning districts, entitled uses or other site development standards like setbacks, height, or site coverage.

2. The creation of a new, mixed-use and mixed-housing zoning district within the Zoning Regulations that incorporates form-based standards.

Individual property owners in San Jose or elsewhere in the city of Bisbee would apply voluntarily for this district through a typical rezoning and public hearing process. Benefits to the property owner would include the ability to develop a wider range of uses. Benefits to the city and residents would include high quality development.  If the zoning district is approved, any new development would be required to follow the form-based standards created for this district. The submittal of a complete development plan demonstrating conformance to the form-based standards for the district would be required as part of the rezoning process for this district.  As with any rezoning, the public would have the opportunity to provide their feedback through the public hearing process.  
A separate memo regarding specific form-based code examples and a paper titled, “Guiding Principles and Best Practices for the San Jose District” is also provided.
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