City of Brisbane

Planning Commission Agenda Report

TO: Planning Commission For the Meeting of 2/28/13
FROM: Ken Johnson, Senior Planner, via John Swiecki, Community Development
Director

SUBJECT: STUDY SESSION: Process for Future Development Application for the
southern portion of Southwest Bayshore subarea planned for rezoning to
multi-family residential (R-SWB) using Form-Based Codes

PURPOSE

The purpose of this study session is to discuss the process for a future development application
anticipated for the vacant site at 4070 Bayshore Boulevard and how it relates to the City's
obligation pursuant to the Housing Element, to rezone the southern end of the Southwest
Bayshore Subarea, south of the Mobilehome Park, to multi-family residential (R-SWB) using
Form-Based Codes.

This study session further provides the Planning Commission an opportunity to start the
discussion regarding the subarea and to provide a basis for considering design concepts that the
owner of 4070 Bayshore Boulevard will be providing. It is anticipated that preliminary design
concepts for 4070 Bayshore, prepared by the applicant, will be presented to the Planning
Commission at a subsequent study session in March.

BACKGROUND

The adopted Housing Element requires rezoning of the southem portion of the SCRO-I
Southwest Bayshore Commercial District to multi-family residential by October 2012 as one of
the steps in meeting the City’s share of the regional housing needs allocation (RHNA), including
meeting the needs for low and very low income households. State law has certain requirements
on the potential development sites that are identified by Cities as meeting the RHNA. For
Brisbane, this includes a certain number of sites that will be zoned for residential only (distinct
from mixed use)} at a minimum of 20 units per acre and a minimum site size that would
accommodate at least 16 units. The identified sites must also be allowed to be developed with
minimal discretionary review. Form-Based Codes were identified by the City as a planning tool
that could be used to meet the State’s requirements while retaining the City’s control of how
future development will fit into the fabric of the City.

Two introductory study sessions were held on Form-based Codes in late 2011 and those
complete agenda reports are included for reference as web-links, via the Planning Commission
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Agenda webpage for this February 28, 2013 meeting: http://www.brisbaneca.org/city-
government/commissions/planning. Agenda report excerpts (text only) from these two sessions
are also attached here-in. The first session provided a general overview of Form-based Codes,
technical elements and examples, while the second session focused on a review of the
Placemaking Workshop results and the implications on the proposed rezoning. Further progress
was delayed due to the City’s budgetary constraints.

In the meantime a prospective applicant has approached the City with a proposal to develop the
approximately one acre site at 4070 Bayshore Boulevard to multi-family residential. Although
the district has not yet been rezoned from SCRO-1 to R-SWB, the City has an obligation to
process the application pursuant to current zoning regulations, which allows for multi-family
residential development subject to a conditional use permit and design permit. The prospective
applicant has indicated a desire to develop the property to multi-family residential at a density
that would be in the density range consistent with both the current regulations and the Housing
Element requirements. Current zoning allows for a housing density of up to 29 units per acre
and the Housing Element calls for a minimum density of 20 units per acre and a maximum of 29
units per acre.

DISCUSSION

The forthcoming application at 4070 Bayshore Boulevard presents an opportunity to define
district character, evaluate district design options and establish development standards that could
apply to the entire new R-SWB district.

Opportunities & Constraints: In considering the application as well as the future development
within the larger district, staff has identified the following opportunities and constraints:

1. Parcels with steep topography, providing design opportunities;

. Geotechnical and grading constraints associated with the steep topography;

3. Highly visible nature of the district, comprising a gateway district along the Bayshore
Boulevard highway;

4. Potential water views;

5. Location of the proposed district within the San Bruno Mountain Habitat Conservation
Plan (HCP) area;

6. Allowing for pedestrian and bicycle connections;

7. The need to aggregate parcels to comply with the minimum development size specified in
the housing element (20 to 29 units per acre, with a minimum development size of 16
units);

8. Traffic impacts of the project on Bayshore Boulevard and driveway design implications;

9. Noise and air impacts on the residences along this “highway™ district:

10. Existing mix of development; and the

11. Potential redevelopment of the VWR site, across the street, in the Southeast Bayshore
district.
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These opportunities and constraints are offered for preliminary consideration at this time and are
not intended for detailed review as part of this study session. Each of the opportunities and
constraints outlined above will be addressed in detail in considering any forthcoming application
for 4070 Bayshore Boulevard. Staff intends to use the results of this effort to initiate further
study sessions/workshops for rezoning the district as a whole.

Form-Based Code Elements: As indicated above, Form-Based Codes were identified in the
Housing Element as the tool for rezoning. This was to help the City retain control over future
development. Form-Based Codes may be used as strictly defined by the Form-Based Codes
Institute (FBCT) and as outlined in the September 8, 2011 study session, or a hybrid of Form-
Based Codes may be used, at the City’s discretion. For example, given the absence of public
space within the proposed R-SWB district it may not be necessary to include Public Space
regulations, which are a standard element in Form-Based Codes, but the Bayshore Boulevard
roadway/sidewalk design could continue to be at the discretion of the City as needs dictate. On
the other hand, one of the elements for this district may include landscaping on the private sites,
considered by the FBCI as optional, to address how the landscaping of the sites will relate to the
street and to the biological requirements dictated by the HCP. The technical elements of Form-
Based Codes that are most relevant to this district include the following:

» Hybrid of a Regulating Plan — A Regulating Plan for FBCs is usually a map or set of
maps that shows the assignment of the various regulations to actual physical locations.
The Regulating Plan often shows how the regulations are applied over multiple districts.
In this case, as a single district, it will include a district location map and possibly a
parcel aggregation map.

e Building Form Standards — Regulations controlling the configuration, functions and
features of the buildings

» Architectural Standards - Regulations controlling the physical character and quality of
buildings.

» Landscape Standards - Control of the character and quality of the improved landscaping
within private spaces.

e Environmental Resource Standards - A Habitat Conservation Plan (HCP) Compliance
component would be developed to ensure that new development is consistent with the
HCP. Also, the code may include acknowledgement of the requirement for compliance
with State stormwater regulations.

» Administration - Regulations for the project application and review process.

e Glossary

NEXT STEPS

Staff’s recommended next steps for the Planning Commission are as follows:

e Begin to consider the proposed area designated for rezoning to R-SWB multi-family
residential as a whole. It is suggested that the Commissioners drive, bike or walk by the
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district with the aim of visualizing the district and consider the constraints and
opportunities there.

* Prepare for offering preliminary feedback to the owner of 4070 Bayshore Boulevard in a
future study session. It is anticipated that the owner of 4070 Bayshore Boulevard will be
presenting pre-application design alternatives for preliminary Planning Commission
feedback as part of a regular meeting study session as early as March. Once the owner
has the Planning Commission’s feedback they will need to further detail their design
work and undertake the technical studies that will be required as part of the formal
application process.

Note, please do not walk on the interior of the 4070 Bayshore Boulevard site (immediately south
of the residence at 4050 Bayshore Boulevard), since this site is part of the San Bruno Mountain
Habitat Conservation Plan area and the presence of potential butterfly habitat is not known at this
time and is pending further study.

ATTACHMENTS

e Aerial photo of the district and vicinity

¢ Photos of the proposed R-SWB residential district property frontages

* Housing Element Excerpts (Figures HE.2 and HE.5, Table 34, Table F.12 and selected
Policies and Programs)

» Agenda Report Excerpts (text only) from 8/8/11 and 12/8/11 Study Sessions
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Excerpts

2007-2014
Housing Element
City of Brisbane

City of Brisbane
50 Park Place
Brisbane, CA 94005

Adopted by the City Council on January 18, 2011, by Resolution 2011-01.
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VI.1.3 Housing Policies and Programs

The policies and programs are tied directly to the City’s goals and are as follows:

Goal H.A Provide housing opportunities for all persons, regardless of age, sex, race, ethnic
background, income marital status, disability, family composition, national origin, or sexual
orientation.

Policy H.A.1  Promote equal housing opportunities.

Program HA.1.a Continue to provide information on discriminatory and unfair housing
practices (from the California Department of Fair Employment and Housing) and housing
related services and industries to the public through the City’s website.

Time Frame: Ongoing
Responsibility: Community Development Department
Funding Source: City funds

Program HA.1.b Continue to inform Brisbane residents and businesses, developers, non-
profit housing development organizations and other groups about housing policies and
opportunities in Brisbane. Use local publications such as ihe Brisbane Star and the
Chamber of Commerce newsletter, bulk mailing, flyers, the C ity's website and other means of
distributing information on City housing policies, the C ity's inventory of potential housing
development sites, local achievements, programs of other agencies, housing information and
counseling programs, and State housing laws.

Time Frame.: Ongoing
Responsibility: Community Development Department
Funding Source: City funds

Goal H.B Maintain a diverse population by responding to the housing needs of all in diﬁdual?i
and households, especially senfors and those with income constraints or special needs.

Policy H.B.1 Require a balance of housing types, sizes (bedrooms), tenure and the inclusion of
affordable, senior and special needs dwelling units in multi-family developments.

Program H.B.1.a Maintain existing zoning and complete necessary rezoning to provide
adequate sites 10 accommodate the Regional Housing Needs Allocation, as referenced in
Sections [I1.1 and 1112, no later than 3 years and 120 days of the statutory deadiine for
adoption of the Housing Element [per Government Code Section 65583 (c)(i)(A)].

Time Frame: QOctober 212

Responsibility: Community Development Depariment, Planning Commission, City
Council

Funding Source: City funds

V1~5‘H”l' L6



Program H.B.i 0 For the ncw 6.9 acre NCRO-3 and ihe new 7.03 acre R-SWB zoning
districts, adopt development regulations (including public space standards as appropriate)
that permit owner-occupied and rental multifamily uses by right fwithour discretionary
review), require a minimum of 16 units per site, require a miliimum density of 20 units per
acrein the R-SWE district and 24 units per acre in the NCRO-3 district, and allow thiee-
storvdevelopment via u 35 fi. height limit, as referenced in Figure HE.2, Tables 37, F. 11 and
F 12, and Section {11.1.3.

Time Frame: October 2012 (see Program H.B.1.a)

Responsibility: Community Development Department, Planning Commission, City
Council

Funding Source: City funds

Program H.B.1.c Amend the Design Permils chapter of the Municipal Code to include the
findings required by Government Code Section 65589.5(d), (i) & (j) & Section 65583.2(i)
regarding proposed housing developments for very low, low or moderate-income households
and emergency shelters; and clarify in the Design Permit subsections under the applicable
zoning district chaplers that any design review for those districts intended 10 accommodate
affordable housing would comply with the restrictions set by AB 2348 (also see Program
H.D.1.d). Also amend the Design Permits chapter to provide more certainty in the permitting
process by eliminating any vague phrasing in the findings.

Time Frame. Within I year {Government Code Section 65583(a)(4)]

Responsibility: Community Development Department, Planning Commission, City
Council

Funding Source: City funds

Program H.B.l.d Revise the General Plan’s applicable land use designations to reflect the
net acre density (excluding land area devoted to public rights-of-way for streets and utilities)
1o be consistent with all zoning districis to be revised per the Housing Elemeni. Revise the
Land Use Element s policies and programs so as to be consistent with Government Code
Section 65583.2 regarding affordable housing.

Time Frame: As part of the General Plan update, but no later than October 2012
(see Program H.B.l.a)
Responsibility. Community Development Department, Planning Commission, City
Council
Funding Source: City funds

Program H.B.l.e Monitor market-rate rents for secondary dwelling units fo determine
whether they remain affordable; if not, consider what actions may be legally taken to make
the primary or secondary unit affordable for occupancy by a low- or moderate-income
household.

Time Frame: Ongoing
Responsibility: Community Development Department

Funding Source: City funds

Program H.B.1.J Amend the definition of “dwelling” in BMC Section 17.02.235 1o
specifically include “transitional housing” and “supportive housing” as examples (per SB
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Time Frame: Ongoing
Responsibility: Community Development Department, Planning Commission, Ciry

Council
Funding Source: City funds

Program H.C.l.d Encourage maintenance of existing uniis in the NCRO-2 Downtown
Brisbane Neighborhood Commercial Disirict through the use of County, State and Federal
rehabilitation funds.

Time Frame: Ongoing
Responsibility: Community Development Department, City Manager s Office
Funding Source: Quiside agencies, as indicated

Goal HD Ensure that new residential development is compatible with existing development
and reflects the diversity of the community. :

Policy H.D.1 Retain the small town character of existing residential neighborhoods, while
allowing for increased housing density appropriate to the multi-family residential districts.

Program H.D.l.a Continue to develop master plans to maintain and upgrade public
infrastructure in residential neighborhoods. Seek grants and other special funds 1o
supplement utility and gas tax funds to implement improvement projecis.

Time Frame: Ongoing
Responsibility: Public Works Department
Funding Source: City funds

Program H.D.1.b Amend the R-2 and R-3 Districts regulations to allow dwelling groups (as
defined by Brisbane Municipal Code Section 17.02.240) as a permitted use (instead of a
conditional use). Also allow dwelling groups in the R-SWB District.

Time Frame: October 2012 (see Program H.B.1.a)

Responsibility: Community Development Department, Planning Commission, City
Council

Funding Source: City funds

Program H.D.1.c Revise the SCRO-1 District setback requirements 1o be similar to the R-3
District standards for residential uses, while specifying appropriate setbacks for commercial
uses similar to those for the TC-1 District, with exceptions possible through Use Permit

approval.

Time Frame: October 2012 (see Program H.B.l.a)

Responsibility: Community Development Department, Planning Commission, City
Council

Funding Source: City funds

Program H.D.1.d For the new zoning districts intended to accommodate affordable housing,

VI-Iﬁ“-I-lO



adopt form-based codes that provide objective, quantifiable development standards
including, but not limited to, building form, architecture, public space and landscaping in
the applicable districts 16 non-subjectively address concerns that would otherwise be taken
care of through discretionary design review approval (also see Program H.B.1.¢).

Time Frame: October 2012 (see Program H.B.1.a)

Responsibility: Communify Development Department, Planning Commission, City
Council

Funding Source: City funds

Goal H.E Encourage compact, in-fill, mixed use and transit oriented development to reduce
vehicle miles traveled and greenhouse gas emissions. ‘

Policy H.E.1 Encourage housing that supports transit oriented development (TOD) and smart
growth to minimize automobile trips, and reduce greenhouse gases.

Program H.E.l.a Consider revisions to the Zoning regulations to include mixed-use and
live-work housing where appropriate.

Time Frame: Ongoing

Responsibility: Community Development Department, Planning Commission, City
Council

Funding Source: City funds

Program H.E.1.b Continue 1o allow residential uses above or behind storefront uses in the
NCRO-2 Downtown Brisbane Neighborhood Commercial District and encourage residential
uses in new mixed-use developments in designated zoning districts.

Time Frame: Ongoing

Responsibility: Community Development Department, Planning Commission, City
Council

Funding Source: City funds

Program H.E.1.c Replace the General Plan's Subregional/ Commercial/ Retail/ Office land
use designation for the southern portion of the Southwest Bayshore subarea, including the
mobilehome park, with the appropriate residential designations.

Time Frame: As part of the General Plan update, but no later than October 2012
(see Program H.B.1.a)
Responsibility: Community Development Department, Planning Commission, City
Council
Funding Source: City funds

Program H.E.1.d Consider changes to the zoning ordinance for multifamily housing as part
of transit oriented development (within Y% mile of a transit stop), such as.:

. Reduce parking minimums and establish parking caps
J Increase building height limits to 35 fi. to allow three-story development
. Provide for flexible setbacks and increased lot coverage

v1-15” 1 94



AUULINGP A7) 3L PINOYS P IRpIsu0a 9q ABW 1Rl Sans jo dnoad eury aip 1sni sayes ing

Ajuw sasn [enuapsas 1oy pareudissp 2q s paau Susnoy awoaur moj pue

K101u3a0j $311

fad il

S|E101 J1)) W1 PIPIOUL JOU S0 SNUN ISTY}  PIPIDU BLe ($)3315 [BUOKIPPE 1ET)

9131 UMD DIE KDY JO [[BJORN spUn Fuisnoy mau [enudied 10) PaIapISu0s 212m SSANBILIANE JAYI0 JO IAqUINY a

SPIOLIENGY IWOIUT IRIIPOUL 01 I[GEPIC)TE OS|E DAL *31RYS U] £ POULIAP SB "Jwoam mof put mo| K13 sy o) a1qepaogje siun Juisnoy 1)
V¥ 310W004 ‘6¢ d|qe) I35

MO A13A 33 JO J|EY 1583 18 I3A3MOTY YN HY A0 LIMO] I PIEMO] 1unos Aew sjuauwdojaaap asa paxiu ul spun Juisnoy g
PATIRP Y1 10j 4 3 7 saaipuaddy pue tnur [eaunag pue 0z | Aenue; 20uts SIUf) pamuua maN Aq “Aiousau Suioy TUILINT) 21 JO UMOPAEIIG IDYUNY 1] GE D[] ‘OS|E 93y

¥V 'SHLON
i . (ULl aroesILn g7}
al¥ ] ] oft - aurr] y1eq 504 =
3 . (U 3oe/sIun o7} o
oY ) ’ aft ol > auz | yirg 16 =
. . { uruy 2a0e;571UN )7 (1oL m
aBpry weaquoN o) uanelpy akt ) ) abt 68°1 Y AL ([ YHON 66 g Jaydary | ¥
(51%10) uy papnpul JoN) UG jEnuIpisoy M
- (U au0e;s)un (j7) o0 | =
HQIEIO| XYY 1804 UOREIPIP Y87 atl ) ) a-all vl E-OHON Peoy Aluno) P10 082 Hed 1239017) S
i (516100 WY papnpurjoN} aspy paxiyy | ©
- e 197 LL . . 0 ], 1o - SENINTRINOITYN ¥NHN :

ol = ‘ 4 i 208 2alhT SIVIOL KHOLNAANL = .
poraad ueld sty 103 A101U2AW Y L PIPR]IL %
100 51 [ERuapLsal Jusixa Jo wawidojaspay R . - S

(Z1 4 aey - xipuaddy 93) sous ugoea 6 ) ) t6 0L ( unw 310850un ()7) (pred awoyajigow 3y Jo ymos sanedoad | puy pnog (1-0UDS) lllo
PUP £330 J0 wolESarETe uo paseq HMS-Y 118 sapn|ou] } pajg s10ysfeq O60F O ZERE aoysheq samyinog (oin
m AUQ [euapoy | o
m
4] = = alH PSE S m
(siun jenudiod ¢z | = g8 + 0Z + €T 0z . . 0z TR %
51 ¥QIR SLE) J0) [I0IONS) u 30E|d ANIed £p-1p
. { wut aLoespun p7) (1-21)
aneds U——ﬂ.._:n_ 0] BoRENPIP ST £ ) ) d & 5T1 £-OUION Jad g €7 N B
= IS} PAXIp
N v . i . ] (va-u)
SpuRLl U0 paseg] ‘ddy aag YN $3)1S SNOLIBA S310% aueqsig
T popnauLjou 3EEI0E US SpUB ) O poseq . (c-upue 914} |
.w s s + FC\_\— B RILIEY —‘vu:—._..r:nvn_ .u.Uﬂ:—Ur__ Fm 59 ._. 8 iﬂ@ W #..Z SIS mﬂC—.:w;) U:ﬂn—m_._ﬁ— —G,.-.—C@U m _
LL LL - - - 99 L1 @y w.m
LUr)7) 9ows pamuniad syun sapn)ou| VN S2]1S SNOLITA adpry weoN | Z
; AuQ (enuaproy |
- ) ! pug yuon (1-0¥28) | @
i i o7 5 al ) L0k VN PAIE I0USKRE OLE-OLLE 7 SOLE 'OOLE 3u0ysALY 1S0mIpNog .um...
: L £l z z 180 Toseniung| &
L] 2wy @D.-.—.::..OQ slun sapnjouy il u YN SIS SMuLIe A queqsuyg jBNua)
e e 9501 paxi
Snufy E SHOTY Sy GaHsg Jupiez @)
SMun) suloduf | Iwmodny Jwiopy]. [ 9woduy (samy) SIUR poypads Jo [=FiT)
SAON 18104 | POIY an0qy PORY “oy AY A ang | Snuozey pasedodg +SUS it IS) pleT Jueaan)

A10)UAU] $3)1G Buisnof] Jo Llewwing
P 2qEL



LE- adeg

B nop|mng
-H.a_.::m AP mnoppng e e Lusuaq
e Ajsuag wowixely | wnwiogy
Lol = 81 =
£6 *xE6 @) 6 - 90T ()6 - Lk] s|eMe
agun gy
SR UNbIL 5215 pUE S¥333E Yjoq 10] wawidoaasp @ ;M pg
0] paunbai 1 pIeASINO MONSARE OL0E NA W bs g16%0% HAS-H PAld
BuNEINIETY  $53008 1330S 13211 oU Ylim oU1s dod)g = 0PR'L r F 6% 174 /1-0¥D8 uede 6L1'0 OF8'L 010095200 |  aousdeq | oor
+ 0U9°TT agun : :
AFEI0 Y PIBAD|NOY IOYSARE [THIEN + ELP0Z i )] w_E_\.__ Bum_._NwV = 11 ams-a 6150 009 z2 UE0095L00 pAld
diys umo oo u ase spoed om g, as daayg # dnoan [ (9) 1 - suun g4 'y 6 6L 0T /1-0HIS eses LYO LY 0T DZO0YSLO0 aoysdeg | grop
{ANOS 40 YUOU S1edalage ATy bs €15°¢L = Opy'e
povad ued sup ui wawdo|aaspas 10) paunsse + EL0ER + 009°ZZ gMS-d palg
10U S1 29UBPLSaN Apiuey 318Ws sama  ans daalg 0 0 ¢ dnoupy 1y 11 6L 0t /1008 HAS 816 009'ZZ 0pO09SLOD 220usdeg | Ogop
- [ ropEBiEy 1,008 | ¥ ‘ =i \ | :
{COm B0 | Comiu by gog'ez) | i | . ! .w
| R JMILAT O1TUWIKUD | o8 D67 pUKUL | SEmpUD |
0r i apspuny() | osysmn gy eiy) oz v L
PLOT-L00E Sopesaaly |, smodg -
Ul ey | asannspy AlS b I B Rby b .
AT . ) | @asm | duueg (ung
Ajsuagy pasdoay AaA)
(suan w04} usid g | Bz | s \ :
saoNgpadgans i, | Lpedey pasedoag wauny | dupsig, Jmaypuey | gay ssalppy

/PN AUE o) AisuAp (BIHERRL ST FHonpat K0 a4 jo 1EAs [Teied ULEOREH Lonasg

2PO0 3.401) SSIPPE OLSH SHILL iuniautiihal boreEaEEE ajydsap Saus [woApul 10} uaLuARhaY WL 2 103(331 01 Uty sy sejtoods a1is 2 JustudjoATpar sof pasinbasaq {1tk S5 bihiod jo vorEdaise YInowY .,
OIS 3if) 51 PINA umunXew 3y “poad uad agn puaiog s agL ) pAILIIN0S 34 6} i BRSO TR, 21 30 Watiad sy) 8 Twanid aus T E.hu.u..,._#_.._.E_%__E_..Eﬁiﬁau.mug CHITETLERS TN
“Saiss padoanap BUIRI J0 1dilaAs s auAud aeinions o) wBoud yaesans HEJ0 IRIAIAADR J0f APIAGI fitan 4y g p witiug pUR Bafkep SN 10} {1} 21del 205 “asjy paeaspiog

Malfzeg ol SAIMALD Juj P ) A00PL AGRGI PUR HALIAY OUTUE UBS WOl SSA9t doj apiacad fpuuuoiod puw JUSAY vunig UDS pukAEEAINOE HoysAeg Fuuiu ABuping 10) mojju ||im Iy ouRIg Ui §0 Yoy

SI0LJo UUREALERY pava3(Oh A0S WIDL-SSI08 AS83 40 Y50 Ul PUS K [0S U UYL SJFTNE SIS (RAFI0S UMD Wl SN ARAINOH LOUTE Ol SEIMIAL (RNPIAIPE S{du|mu DBRINGISIC), D6ET Wi,
HEL BRI AT USIEISU00 5 OUEBRY )i g PSS O} STOY JU0s 0 ubl AR SN0 [jim WSWHOPAIPY 2198 2 SNt (17 21 ASUSP R DY L (2330 d Bam 67 0 A)15U3p Wrwi e

S I S110 0} 3POUMIIIR OF Paniibiad 9q 10 1S 1of wssu 4 B (085 D1 1au0[A3Pal Uodin oiys 13 paiiibai g i€ SH4m 9110 Wi ) F0UIE1I o1 e 50, RiFuap SostmiouC yEncag U opes 94 o1 panibas

4 {1y 35501 g sl v 1S 9 0jag siun o Jquini feiluaiod 8 2NP2L PIOM I U8 AL 11T 30 K1ess2000 DUl Exiw Py ju SUBHRSIPIP 1 uittn jy Durig us 10 xbogs saddn oy unp njon

WRAEIL A2mO §O 59 0 punoj waaq Ajjeisuod suy 451 oy o ease sif) Guokily wae (DR Uof) GoUEsUC RIKeH 34 _ewﬁ_ni.ﬂ:_.ma..w_ﬁﬁ.iﬁfa&ﬁﬂi&éﬂ.ﬁtﬂﬁﬁﬁ uﬁw_ax?%.&usszaﬁ_ﬁ

St SCHOUS 41t Apadler PUeA2|nOG S0USROE e ung Y SOUIL S Ol 950§D 80 U SI01A9S K11y 20) AN IRI G at BUIHD JABY PUB (YUl I8 S0 (1Y SINIRISU0D IS Ayandus DIRIISELNY UD Sal0N (LI

OHEY TV 40011 1T (0WDS) SO0 sy Juruaiads ) ruoidugng usjendisag a5 PUETT U] [RIDUIT) Judin)
BOUSABE Eamnog waaugng




Excorpl- (""0)!"’ only )

City of Brisbane

Planning Commission Agenda Report

TO: Planning Commission For the Meeting of 9/8/11
FROM: Ken Johnson, Associate Planner, via John Swiecki, Community Development Director

SUBIJECT: STUDY SESSION: Introduction to Form-Based Codes

Purpose: This study session is to provide an introduction to Form-Based Codes, 1o address rezoning
programs that were adopted with the 2007-2014 Housing Element. These programs are to establish the
new R-SWB Southwest Bayshore Residential District and the new Crocker Park NCRO-3 Neighborhood
Commercial District, in order to accommodate the State mandated Regional Housing Needs Allocation
(RHNA). Included with this agenda report are a couple short articles and excerpts of other Cities’ codes
to provide a framework for understanding Form-Based Codes. Staff understands this is a new concept
and it is not our intent to cover all the attached materials in one study session. The intent of tonight’s
study session is to provide a broad overview. Additional study sessions will be scheduled as needed.

Introduction to Form-Based Codes: Land use zomng in the United States largely began following the
Industrial Revolution, in the early part of the 20" Century, and has been characterized by separation of
uses, with the aim of protecting human habitations from dirty industry. This was coined Euclidean
Zoning in 1926 (also calied Conventional Zoning). In brief, Euclidean Zoning tends to be characterized
by the following:

o Segregation of uses with the intent of human protection

o Emphasis on the definition of the upper limits of what may be developed (floor area
ratios, lot coverage, height, etc.), or minimum development standards (setbacks, required
parking, etc.)

o Uncertainty in the permitting process

o Ubiquitous suburban sprawl and associated concemns:

* Automobile scaled places

Public realm as an incidental byproduct of development

Difficult to walk or bicycle between uses

Monotonous Places

Decline of public transportation

Decline of urban centers

Consumption of land

Global warming

While there are plenty of examples where Euclidean Zoning is still appropriate for human protection, the

primary unintended consequence of ubiquitous Euclidean Zoning has been suburban sprawl. Homes,
work, shopping and recreation all tend to be separated. The result is auto-centric, oversized places that
tend to be monotonous, and unsafe or unattractive for pedestrians and bicyclists (either by sheer distance
or design). Shopping malls and suburban housing tracts are classic examples of Euclidean Zoning.
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One can find exceptions of enjoyable town centers where people can walk from home to work, to
shopping and so forth, but these tend to be older (traditional) town centers that evolved to meet local

needs prior to Euclidean Zoning.

Euclidean Zoning is predominant in Brisbane, although Visitacion Avenue is an example of a traditional
neighborhood. Most of its development was completed by the 1940°s as a result of local needs, and prior
to its current zoning. Crocker Park, on the other hand, is a classic example of Euclidean Zoning, where
the uses are trade commercial; that, combined with the building envelope limits established in the code,
has resulled in a district entirely composed of warehouses and offices.

Form-Based Code Principals

Although Form-Based Codes are a relatively new tool for city planning, they hearken back to pre-
Industrial Revolution traditional development, which evolved over long periods in response to the needs
of the local communities. The key concepts behind Form-Based Codes are the following:

o Emphasis on physical form, not land use, as an organizing principal
o Proactively defines a community vision
* Translates the community vision into a regulating code which defines physical
form
* Provides certainty for community and property owners — clear rules and
standards developed up front
*  Enables incrementai growth
o Focused on revitalization or creation of urban centers to result in:
*  Human scaled places
=  Easy to walk or bicycle between uses
= Focus on public transportation
= Suited to parcel by parcel re-development of land
= Higher quality public realm

As previously indicated, Form-Based Codes are not for all cases. However, in the case of the proposed
Crocker Park NCRO-3 District, Form-Based Codes have been identified as a tool to complete the village
by providing zoning to allow for development of a key connection between the Brisbane Village
Shopping Center, Visitacion Avenue the Community Park and City Hall. For the proposed Southwest
Bayshore R-SWB District rezoning to allow for redevelopment to residential uses would improve the
overall appearance of the built environment at this southern gateway of the City. In both cases, Form-
Based Codes will also afford the City control over future development while responding the State’s
mandate that cities include zoning to accommodate their share of the regional housing need without

discretionary permits.

Form-Based Code Technical Elements

The technical elements of Form-Based Codes are divided into “minimum components™ and “optional
components”. The City may develop any of the components it chooses as part of its code. If any of the
so called minimum components are not included, the code would simply be considered a hybrid Form-

Based Code. The components are as follows:

*Minimum Components™
¢ Repgulating Plan — Map(s) that shows the assignment of the codes various regulations to actual
physical locations.
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Public Space and Street Standards - Regulations for elements within the public realm

Building Form Standards — Regulations controlling the configuration, functions and features of
the buildings

Administration - Regulations for the project application and review process.

Glossary

“Optional Components™

Block Standards - Division of larger sites into walkable streets.

Building Type Standards - Definitions of the forms and functions of the buildings, such as
detached single family homes versus live/work units.

Architectural Standards - Regulations controlling the physical character and quality of buildings.
Landscape Standards - Control of the character and quality of the improved landscaping within
private spaces.

Green Building Standards - Regulations regarding the quality of the development with regards to
its impacts on the environment.

Other_Standards - A Habitat Conservation Plan (HCP) Compliance component would be
developed specifically for the proposed R-SWB District, to ensure that new development is
consistent with the HCP.

Examples
Excerpls from the City of Benicia Downtown Mixed Use Master Plan, City of Livermore Development

Code, and the Hercules Bayfront, LLC Waterfront District Master Plan are provided as examples of
Form-Based Codes. Note that Hercules was added since the meeting of August 22™ to provide an
example of a code that includes architectural styles. A common thread in the presentation style of each of
these three codes can be seen in the standards, especially in the use of graphics and photographs to
illustrate the standards.

Attachments:

“Form-Based Codes — New Approach to Zoning™, smart Growth Taclics, Michigan Association
of Planning, Issue 28, 1/16/07

“*Conventional Zoning vs Form Based Coding™, an excerpt from “An Introduction to Sustainable
Forn-Based Codes™, by Steve Coyle

* A New Theory of Urbanism”, Scientific American Volume 283, by Andres Duany, 12/2000
“What Are Form-Based Codes?” Form-Based Codes Institute webpage

“Checklist for ldentifying and Evaluating Form-Based Codes™, Form-Based Codes Institute
webpage

City of Benicia Form-Based Code Excerpts, September 2007

City of Livermore Form-Based Code Excerpts, May 1, 2010

Hercules Bayfront, LLC, Waterfront District Master Plan, May 27, 2008
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City of Brisbane

Planning Commission Agenda Report

TO: Planning Commission For the Meeting of 12/8/2011
FROM: Ken Johnson, Associate Planner, via John Swiecki, Community Development Director

SUBJECT: STUDY SESSION- Introduction to Form-Based Codes (Session 2), Placemaking Review

Purpose: During the Planning Commission’s study session of September 8", the Commission expressed
a desire to review the results from the City’s two day, Placemaking workshop, conducted by Project for
Public Spaces (PPS), since the results from this workshop directly relate to the proposed rezoning of the
southeast comner of Crocker Park. As provided for in the 2007-2014 Housing Element the three Crocker
Park sites, totally approximately 6.9 acres, north of the Community Park, are to be rezoned from TC-1
Trade Commercial to NCRO-3 Neighborhood Commercial by October 2012. The full report from the
workshop is included as an attachment to this agenda report, with the sections highlighted that relate to
the proposed NCRO-3 District and its immediate surroundings.

Background: In brief, the workshop was held over the course of two days, in the fall of 2005, with
approximately 35 to 40 participants, including local citizens, public officials, and City staff. The primary
goals were to strengthen Central Brisbane and enrich the downtown, and so participants were charged
with creating a vision for what a revitalized and place-focused downtown Brisbane would look like.

In facilitating its workshops, PPS uses the guiding principal of the power of 10. That is that every city
needs 10 great places, every place has to have 10 special places within it and every special place needs 10
reasons to be there or things to do in that place. PPS emphasizes that often it is not a grand sweeping plan
that is needed, but rather a series of small incremental changes that can make for a great place (benches,
game tables, newspaper kiosks, etc). However, given the opportunity for positive change in this area of
Brisbane, much of what came out of the workshop tended to be grand sweeping changes. Also, PPS’s
emphasis is on community discovery and brainstorming. This has served Brisbane well in the initial
imagining of the center of Brisbane as a more complete town center. So the ideas taken from this two day
workshop will become a starting point for the more detailed community visioning of the new NCRO-3
District and in the creation of the Form-Based Code that will drive the future design and build-out of this

district.

Placemaking Results: The community comments and recommendations from the workshops that pertain
to the proposed NCRO-3 District are highlighted in the attached report. In summary, the key comments
and recommendations were to create a more engaging, aclive and walk-able center for the community and
the following ideas should be considered in the future development of the NCRO-3 District and for this

area as a whole:
¢ The buildings within the proposed NCRO-3 District could be repurposed or replaced and the

entire area may be redone to create a new “piazza” type of civic plaza. Mixed uses (including
retail and residential), a new library, community center and charter high school were ali suggested
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as polential uses to help elevate this area in importance and functional use to the community. See
Concept Sketches A & B (pages 53 & 54) in the attached report.

The buildings in and around this district should be configured to be outwardly oriented and
engage the public al the street. Street parking is recommended, since it adds to the level of
activity at these places and the ease of coming and going, but parking lots should be largely
hidden from street view since they detract from human engagement and the sense of place.

Use traffic calming tools on the surrounding streets. Both Old County Road and Bayshore
Boulevard were re-imagined to be more pedestrian oriented and to enhance the civic plaza/mixed
use district. The changes to these streets could include providing on-street parking and narrowing
of both of these streets. The section of Bayshore Boulevard between Old County Road and
Valley Drive might be reduced to two travel lanes. This section of Bayshore Boulevard might
also be developed to expand Brisbane’s shopping district, with retail space on both the east and
west sides (the property on the east side is owned by the City). Median plantings, instead of
paint, and unit pavers in the roadway might be another altemative to calm traffic on Old County
Road. Consideration may also be given to reconfiguring Old County Road to effectively enlarge
the park. ldeas for other roadways internal to the NCRO-3 district were also suggested as
possibilities.

The number of businesses should be increased to better meet the needs of the community and the
presence (their placement and design in relation to the streetscape) should be improved upon.
The reconfiguration of Bayshore Boulevard could also serve to help support the retail businesses.

The number of recreation facilities/opportunities in this area, especially for teens, should be
increased and the skate park enhanced.

More, safer and attractive pedestrian connections between the various uses in this area should be
provided. City Hall, the Community Park, Brisbane Village Shopping Center, Visitacion Avenue
and the new NCRO-3 District should all fee] better connected.

Landscaping should be used in various ways to create different types of places for people to be, to
provide traffic calming, to provide protected places, to open up connections between places, etc.

The results from the Placemaking workshop provided a basis for the 2007-2014 Housing Element to
designate the subject area for rezoning to NCRO-3. The intent is that many of the ideas that came out
of the workshop will be realized, the details of which will be vetted through further visioning of this
area and development of the Form-Based Code.
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