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A. Setting 

Silver City: County Seat and Regional Center

Silver City is the county seat and regional center for Grant County. The town of Silver City is located within an area of human settlements that span thousands of years, including the early Mimbres communities. From the historic period of western settlement beginning in the late nineteenth century, Silver City has been the principal urban center of a region that also includes: traditional Hispanic villages, most notably San Lorenzo; farming and ranching communities such as Gila/Cliff and Mimbres; small traditional towns that began with the mining era, including Hurley, Bayard, Santa Clara, Hanover and Tyrone; and homesteads that have been established across the county. Figure 3-1: Silver City Context shows Silver City's place within Grant County and its relation to other settlements throughout the county.

Silver City: History and Background

Silver City was founded in 1870, long after and far from the Hispanic agricultural settlements along the Rio Grande. In a geographical transition between mountains and grasslands, in remote and dangerous Apache territory, money was to be made by mining and so the settlers came.

Isolation, topography, late settlement, and the extravagancies of sudden wealth shaped the early character of Silver City. The original townsite was platted on a grid, a typically American pattern that is distinct from the earlier Hispanic settlements of the Southwest. The sudden and occasionally profligate wealth of mining fortunes was manifested in numerous houses modeled on the Victorian styles of the eastern seaboard. 

The general prosperity of the community was also sufficient to accommodate an early ordinance requiring all construction to be of masonry. Adobe brick was a commonly used building material, especially in Hispanic neighborhoods, where traditional patterns occasionally overwhelmed the street grid. Many of these houses were built without the large front yard setbacks typical of Anglo dwellings, and the family compounds, built gradually by addition, sometimes spilled onto the streets.

Mining wealth also prompted the establishment of a thriving central business district that provided a convenient locale for trade and entertainment and that soon lured the designation of Silver City as the county seat. Isolation ensured at least a moderate degree of self-sufficiency. Together wealth and isolation became the basis for the town’s future as a regional center for trade and services.

Silver City today has a rich legacy of Victorian architecture in three historic districts. A fourth-—Chihuahua Hill—has a distinctively Hispanic character. History and the geography of hills and arroyos of Silver City have formed natural boundaries for distinct neighborhoods, and the preservation and empowerment of these areas in planning activities is an important community concern. This kind of shared responsibility within distinct boundaries should also be fostered in new neighborhoods. In addition to architecture and historic neighborhoods, the multi-cultural heritage of Silver City has been recognized as an asset to be celebrated.

This multi-cultural heritage, combined with the town's beautiful natural setting and its special architectural character, help define a distinctive "sense of place” for the entire community that is widely admired. The citizens of the town recognize this unique legacy and overwhelmingly support the protection of these historic assets. The Land Use Code, currently under review, should be re-written in ways that continue to support the town's historic development patterns.

A good historical summary for the Town of Silver City from the 1996 Comprehensive Plan is provided as an attachment to this chapter.
Historic Silver City – Downtown & Neighborhoods

Figure 3-2: Historic Districts shows the Silver City Historic District and the adjacent historic districts that constitute Silver City’s historic downtown: Chihuahua Hill, Black‘s Addition, and North Addition. The Brewer Hill neighborhood to the east of the historic district is also part of the older downtown area—even though it is not part of the historic district. The Brewer Hill Neighborhood Plan (2001) provides one model for other neighborhood plan and area plans that should be completed for all neighborhoods in the town. In effect, the pattern is a central business district (CBD) surrounded by primarily residential neighborhoods. These residential neighborhoods are all relatively compact in size and close to the CBD.

Silver City: Zoning & Land Use Regulations

Current regulations regarding zoning and land uses are contained in the Silver City Land Use Code, adopted in 1999. The current code supplanted an earlier and arguably simpler code that had been used by the town for many years. The existing code is now under review by staff and members of the Planning and Zoning Commission. The town is expected to modify the code based upon critical review of the land use code in the coming months.

The current zoning districts for the towns are shown in Figure 3-3: Current Zoning. The map shows permitted uses within different districts defined by the code, and includes the following zones: Residential A, B and C; Rural Residential; Commercial and Industrial. Outside the ETZ surrounding the town we find mostly residential development, except for the commercial uses located primarily along Silver City's main corridors.
Existing Land Uses
The most current inventory of land use within the town is from a New Mexico State University (NMSU) study in May 2000, which provides the basis for this section. Figure 3-4: Existing Land Use is taken from the NMSU study. The purpose of the study, which was conducted by students in the university's Department of Geography, was to provide community leaders and planning staff an inventory of land use that could be used to assist in local land use and transportation planning efforts. All figures below, unless otherwise indicted, are Year 2000 figures.

The land use classification system for the Silver City study includes eight classes of land use; the location of these uses throughout the town can be seen on the map provided in this section (See Figure 3-4, Existing Land Use). The uses that are mapped include: Industrial, Residential, Rural Residential, Commercial, Institutional, Open Space, Parks, and Vacant. Mixed-use parcels were also identified; and a separate classification was devised for mobile homes (See discussion below and in Chapter 5: Housing) and for transportation infrastructure, for a total of eleven land use categories. The total amount of land classified was approximately 6,580 acres.

The mapping of land uses was accomplished on an aerial basis. Generally, individual parcels were not mapped. The minimum mapping unit for all land use categories was 200' by 200'. If any land use fell below this minimum, it was generalized to the next largest use in proximity to it; and, as a result, the authors of the study caution that there may be a limited number of misclassifications due to generalization.

Land Uses in Silver City: Types of Uses & Acreages. The land use categories and the amount of acreage in each category within the town limits are as follows: 

1. Open Space - undeveloped private and public lands (3,839.4 acres or 58.4%)

2. Vacant Land - land with infrastructure that is currently unused (250.1 acres or 3.8%)

3. Residential - parcels of. 5 acres or less (931.8 acres or 14.2%)

4. Rural Residential - parcels greater than 1.0 acre (139.2 acres or 2.1%) 

5. Transportation - roads and parking areas (747.4 acres or 11.4%)

6. Commercial - retail, service & office (322.8 acres or 4.9%)

7. Institutional - schools (including Western New Mexico University), churches, hospitals, etc. (263.3 acres or 4.0%)

8. Industrial - manufacturing, warehouse, trucking, and related uses (60.5 acres or 0.9%)

9. Parks - neighborhood, regional and other parks, including recreational areas and playfields (20.0 acres or 0.3%); [See Chapter 6: Public Facilities and Services, for a more complete discussion of parks and recreational areas.]

10. Mixed Use - retail and other commercial uses mixed with residential (1.7 acres or 0%, i.e., statistically insignificant)

11. Mobile Homes - mobile homes or "trailers" and manufactured homes - a total of 499 units spread throughout the town

These different categories of land use are discussed below. 

Open Space. The NMSU study found that the predominant land use category was open space. The report makes this distinction between open space and vacant land: vacant land is land that is proximate to utilities infrastructure (sewer, water, electricity, telephone) and ready for development; open space is land that is not readily available for development and requires extension of utility infrastructure. No distinction is made between public and private open space, and the open space category should certainly not be understood as open space in perpetuity. 

The study recognizes that this distinction between open space and vacant land is often misleading, and in fact some large areas of land classified as open space could be made ready for development at what could be reasonable costs. The area surrounding the 32nd Street Bypass (particularly north or 32nd Street and east of Pinos Altos Road) falls into this category, especially if extension of infrastructure is part of a large-​scale master planning effort for development of the several hundred acres.

Vacant Land. Vacant land is land with infrastructure that is currently unused (250.1 acres); it also includes parcels with buildings that have fallen into disuse and/or disrepair, such as the old hospital building. Vacant land occurs generally in three areas of the town:

· Along NM 90 at the south end of town;

· The downtown area - with roughly one-third of the parcels in this area defined as vacant; and

· Northern sections of town, mainly in the residential areas north of US 180. 

Vacant land, because it has infrastructure in place, is an obvious place to look for infill development sites.

The amount of land available in the downtown area could accommodate more than 500 homes at modest densities of 7 -8 dwellings per acre. With a mixed-use pattern of development, with non-residential uses appropriately sited in existing or new activity centers or in established commercial areas, hundreds of housing units and a mix of commercial uses could exist together. Of course, the exact location and disposition of this vacant land must be inventoried first, with parcel specific mapping of all available land. With this information, future land uses could be identified in the context of area and neighborhood plans (see section below). If even a portion of the land identified in the study proves readily available for construction and development, there seems to be a great infill opportunity.

Vacant land along US 90 appears more problematic for extensive residential uses, but with infrastructure in place a mix of commercial uses and perhaps some residential uses are possible. Again, parcel specific mapping and subsequent analysis of benefits, opportunities and constraints is necessary before future land uses can be determined and development would be likely to occur.

North of US 180 there are pockets of vacant land available for development. Most of this land appears to be in areas where infill development would mean additional housing; however, the area also contains a substantial amount of land (especially in the area of the proposed Gila Medical District) for retail, office and other commercial uses. When a parcel-specific land use map is created and the land use context is understood (types of uses adjacent and nearby), the best future uses for the parcels can be determined. Like everywhere else, opportunities for the entire area north of US 180 must be developed in the context of agreed-upon neighborhood and area plans before the extent and type of infill opportunities can be determined.

The several areas shown as existing and possible future neighborhoods can be seen in Figure 3- 7: Future Growth Areas. The area with the most vacant land is within the possible future Gila Medical District, but also includes the following neighborhood areas: Pine, Kimberly, Swan, Cottage San, Cold Springs, and Indian Hills. The remaining area of land identified on the map (Figure 3- 7) as a future growth area is the future 32nd Street neighborhood, but that area is not classified as vacant but rather as open space because infrastructure is not in place within the site but only at the edge of the parcel.

Residential. Of the 931.8 acres of land use classified as residential in Silver City, most is located in the older parts of the town, Residential includes housing within older neighborhoods primarily south of US 180, and in the neighborhoods and residential areas above US 180 that were developed beginning after World War II. The residential category does not include rural residential (discussed below). The NMSU study’s definition of residential included housing at urban densities of less than one-half acre.

This definition of residential is a very broad category and includes a variety of housing and patterns of development. Generally speaking, this broad definition of residential includes the more compact neighborhoods of the older town as well as the relatively larger lot development that increases in acreage per dwelling as one moves north of US 180. The street grid pattern of the older town continues immediately north of US 180 (swan, Pine, Kimberly and Cottage San areas), but curvilinear streets and cui de sacs dominate in more recent development. The street grid is also warped and broken in areas of difficult terrain and topography.

In the northwest quadrant of the map, larger lots and vacant lots between and among homes causes a break in the fabric of development. In some cases, it appears that homes are randomly scattered on the land, with this pattern becoming more pronounced at the edges of the town limits. In the north central part of the community, the residential areas immediately north of US 180 are also more compact, and the Gila Regional Medical Center and associated uses break the uniformly residential pattern.

The south and southwestern portions of the town, which includes downtown and older neighborhoods, contains a much more variegated pattern of development with a mix of uses interspersed among the residences. The different categories of uses in these areas are commercial, institutional, vacant and industrial.

Rural Residential. One of the major land use categories found in Silver City is classified by the NMSU study as rural residential. Rural residential uses are found on 139.2 acres of land, primarily at the fringes of the town. The NMSU study is not altogether clear on the definition of rural residential, as it sometimes appears that the minimum lot size is one-half acre and in others a full acre. Nevertheless, the category clearly refers to homes on larger lots, mostly on the outskirts of town and the fringes of the community, and almost exclusively in two areas:

· The northwest corner of the town boundary, in the Cold Springs area primarily; and

· The southeast fringes of the settled area of town adjacent to large areas of open space. In the northwest, each of the home sites is a parcel of approximately 1/2 acre or more with a distinctively rural character.

These fringe areas of town are the only areas defined as rural residential in the NMSU study. As the town grows outward, these rural residential areas may well evolve into higher densities and/or include other types of land uses. However, demand pressures for more intense development may be mitigated by covenants and restrictions against further subdivision or more intense use of the land.

Transportation. Transportation use occupies 747.7-acres within the limits of Silver City. This includes the town's street and road network, including the major corridors and arterials. More information on the street network can be found in Chapter 4: Transportation and Circulation.

Commercial. Commercial areas are those used predominantly for the sale of products and services, and for offices (including professional offices). Overall, there are 322.8 acres of commercial land, including: the central business districts; shopping centers, usually in suburban and outlying areas; and commercial strip developments along major highways and access routes to cities. While office uses typically locate at the intersection of major arterials and collectors, some did appear in residential neighborhoods.

The majority of commercial activity is located in the Central Business District (CBD) and along US 180 and NM 90. Most of the chain businesses (fast food restaurants, grocery stores, etc) are located on or near US 180. Local independent businesses are more often found within or close to the CBD. Some commercial uses were found outside of the major commercial concentrations within residential neighborhoods and on the outskirts of town (e.g. south NM 90).

In the northeast quadrant, most commercial activities are along US 180 and in areas predominately surrounded by institutional uses and vacant land. In the northwest quadrant, there are only a few commercial uses that met the minimum mapping unit -- disbursed on the outskirts of town. In the southwest quadrant, commercial uses are mostly found in the CBD and along NM 90 (Hudson Street) and along NM 90 heading out of town. There are also some activities dispersed in residential neighborhoods. In the southeast quadrant, the commercial uses are located on the fringe and scattered among residences in this area.

Institutional. Institutional land uses include government buildings, schools, churches, libraries, cemeteries, legal services, hospitals and medical/professional offices. In Silver City, the 263.3 acres of land for institutions is dispersed with no visible pattern. Western New Mexico University is the largest institution in town. Government uses include the Town Administration Building, Library, Silver City Museum, New Mexico Department of Labor, County Jail and Grant County Courthouse. In the southeast quadrant there is little institutional land use, with the largest being Memory Lane Cemetery just south of US 180.

The largest concentration of institutional land use is north of U.S. Highway 180, and includes schools (La Plata Jr. High School, Silver High School, Stout Elementary School), Gila Regional Medical Center and medical/professional offices, and a U.S. Forest Service facility.
Industrial. Most of the 60.5 acres of industrial land is dispersed, but can be found on relatively large parcels, most of which are located adjacent to major corridors such as US 180 and NM 90. The great majority of industrial land is found on the north side of the town. However, there are two large parcels and several scattered pockets of smaller industrial uses that can be found in the southeastern part of the town. There are also two small areas of industrial land in the southeastern section of the town.

Mixed Use. The NMSU study found a miniscule percentage of land that might be classified as mixed use. Mixed uses include parcels of land that have more than one use co-located on a single parcel, either in adjacent buildings, or situated in a single building. An example would be a small retail establishment on the first floor and residential on the second floor. There is a very small amount of this land - only 1.7 acres within the entire town. All of the surveyed mixed land use was located in the Central Business District or CBD. Outside the town study area, the other geographical area classified as mixed use was Pinos Altos.

Mixed use in town centers and neighborhood centers has been recognized as a desirable land use pattern because it can reduce the need for motorized transportation. Residents who make their homes within or adjacent to the CBD have immediate access to goods and services and most other activities in their daily lives. The small amount of mixed use recorded by the NMSU study is significant in light of widespread community support for mixed-use zoning. This concept of mixed use is a basic feature of so-called activity centers at the heart of neighborhoods and districts (see discussion in section on neighborhoods, districts and corridors).

While the NMSU study found very little mixed land use, the extent of mixed use might be underestimated somewhat by the study. In addition to the 1.7 acres, some few commercial uses were noted within predominantly residential neighborhoods. Furthermore, a few additional retail/commercial uses within predominantly residential areas might also be lost to the study because of generalization (discussed above), suggesting that a residual historic pattern of mixed use might exist in some areas. Conditional use permits granted in more recent years contribute somewhat to a mixed-use pattern. A more detailed parcel-by-parcel survey would be necessary to determine the extent and type of mixed use within areas of approximately one block (200' x 200') because only the predominant use is recorded by the NMSU study.

The study shows that the town's historic pattern of land use during the post-WWII period no longer conforms to the mixed land use pattern. During this earlier period, the pattern of development established was characterized by civic, government, religious, retail, office, residential and other uses that were proximate and within a compact walkable area that comprises the historic downtown and the immediate neighborhoods. 

Mobile Homes. The NMSU study also identified a specific type of housing, namely mobile homes, which the study found to be ubiquitous in Silver City. There were some 499 mobile homes within the town (Year 2000), with the distribution in the town as follows:

· Northeast - 188

· Southeast - 193

· Northwest - 15

· Southwest - 103

There are some interesting facts from the study:

· The largest concentration of mobile homes (116) is in the northeast quadrant of the town, located in groups of two or more and not in mobile home parks; and 

· There are 199 units outside the town limits in southeast area within the ETZ.

The NMSU study recommended that the town consider the issue of location and relative placement of mobile homes within areas of town and in relation to other uses. Most of these units are not located in designated mobile home parks.

There also appears to be no legal distinction made in the study between types of non-site built residences (i.e., manufactured homes and mobile homes) within the town's various subdivisions and residential areas. When covenants and restrictions of subdivisions do not prohibit these types of residences, both mobile homes and manufactured homes are almost certain to be found. Many of these units are not on foundations and the wheels are still visible. Even though the state statutes are liberal regarding the siting of mobile homes, their location can be influenced through architectural standards or square footage minimums. The NMSU study recommended that land use compatibility among units be similar to locating multiple family units.

Silver City: Neighborhoods, Districts and Corridors

The physical structure and pattern of land uses within American towns and cities can be understood by reference to the categories of neighborhood, district and corridor. The neighborhood, the district, and the corridor are essential elements of development and redevelopment in cities and towns in the United States.

Silver City's early development reflected this pattern of the classic American town. Typically these towns have a central business district (CBD) that include a mix of retail, office, institutional, educational, religious and other uses - including housing above shops and in ground level residences within and adjacent to the CBD. Within these small towns, residents walk to the center for shopping, church, school, entertainment, recreation, and other amenities of urban life.

Residents of Silver City's older neighborhoods enjoyed this convenient access to the downtown area. But as new residential areas developed primarily north of the US 180 corridor and outward toward the town limits, this historic neighborhood structure did not continue. In addition, the habits of downtown residents changed, as they increasingly joined residents of newer areas in using their automobiles for many activities of their lives - including shopping in stores along the corridor rather than the historic town center.

The changes in our lives occasioned by the automobile and conventional suburban development patterns have been dramatic during the past several decades. Today the typical American household makes as many as ten trips or more daily by automobile, and walking and bicycling has decreased. This has become true even in relatively small towns like Silver City.

Neighborhoods. Historically, neighborhoods in America's cities and towns were compact, pedestrian-friendly, and mixed use. Neighborhoods were primarily residential, but they had central areas where local residents found shops, offices, schools, restaurants, churches and other uses that provided for their daily needs. Because activities of daily living occur within walking distance, the elderly and the young who do not drive gain a measure of independence and freedom because they can access most of their most destinantions on foot or on a bicycle.

Interconnected networks of streets reinforce this pedestrian-orientation, as they are designed to encourage walking, reduce the number and length of automobile trips, and conserve energy. [New Mexico's recent Safe Routes to School calls for local communities to design streets and sidewalks within a pedestrian network that makes this possible.] Within neighborhoods, a broad range of housing types and price levels can ideally bring people of diverse ages, races, and incomes into daily interaction, strengthening the personal and civic bonds essential to an authentic community.

Districts. Downtown areas in smaller towns in this county historically functioned as neighborhoods as well as urban and regional centers. Typically, in addition to the central business area, historic downtowns incorporated a variety of residential uses adjacent to and mixed within the commercial uses at the center (typically above and behind shops and offices). We also refer to downtown areas as districts (specifically, central business districts) because their role as urban centers makes them more than neighborhood-serving centers for surrounding residents. Other types of districts that emerge as towns and cities grow include industrial districts, entertainment districts, university/education districts, shopping (retail) districts, medical districts, etc.

Silver City has one area close to downtown that has many characteristics of a district, namely Western New Mexico University (WNMU). Because of WNMU' s close proximity to downtown it has not developed a true neighborhood center; however, the town is considering changes in the Land Use Code that might make possible more commercial uses along College Avenue at the edge of the historic downtown area, creating an area of town that might evolve into a small-scale mixed use activity center that serves primarily the needs of students and others at the university.

Silver City has another large area within the town limits that could be consciously shaped as a district, namely the area surrounding the Gila Regional Medical Center (GRMC). Many businesses related to and supporting the GRMC are continually being located in the area surrounding the medical center, helping to establish the area, in effect, as a special use district. At the same time, the area within walking distance of the GRMC includes a substantial amount of housing. By creating a medical district for the area (Gila Medical District), future development can be shaped to meet the needs of the larger regional community for health care, while at the same time creating a neighborhood center with a mix of neighborhood-serving retail and services that addresses the daily needs of both daily workers and residents of the area. The center of this district would have intensive land uses (including perhaps some residential) and an appropriate mix of uses (including restaurants and cafes for workers and residents) surrounded by increasingly lower densities and primarily residential uses radiating out from the center.

The 2004 Comprehensive Plan recommends that zoning be changed to help realize this opportunity.

Corridors. Corridors are regional connectors of neighborhoods and districts; they range from boulevards and rail lines to rivers and parkways. In Silver City, the two principal corridors are, of course, the historic highways that have always brought people in and out of town: US 180 and NM 90. These major highways also serve as the principal means of traffic circulation within the town, especially because parallel arterial roadways are difficult given the topography and limited development of east-west connectors, particularly above Highway 180. The 32nd Street Bypass, while it would not qualify as a corridor, is certainly a major connector within the town.

In most towns and cities, corridors have usurped the traditional function of urban and neighborhood centers. Silver City is no exception. These highway corridors, providing land as they do on either side of the roadway convenient for access by automobiles, have displaced investment from existing centers. In their current state, these corridors are very difficult for pedestrians to cross safely; this serves to reduce opportunities for businesses located along such corridors. The large scale of current retail businesses has meant that these businesses often do not fit well into the traditional block structure and grid of traditional downtowns - and they prefer to be on large parcels with their buildings surrounded by a sea of parking. For this reason, the typical pattern is the development of strip retail along major and even minor corridors.

The location of major retail and commercial businesses in Silver City along Highway 180 East is reinforced by the fact that this roadway connects Silver City with the mining district towns and Mimbres Valley communities where the majority of the remaining population of the county is located. Additionally, the location of new residential development along north-south drainages in the ETZ north of the town limits has also provided another nearby customer base for commercial uses along this corridor. The Highway 180 East Corridor has established itself as the most important strip commercial corridor in the region. The NM 90 south corridor (Hudson Street) serves as a secondary strip commercial area, with Highway 180 West also playing a minor role.

The Corridor Study in progress is exploring ways to establish improvements and enhancements for the US 180 and NM 90 corridor that create more pedestrian-friendly environments along the corridor and connecting to streets intersecting the corridor. This includes pedestrian pathways and intersection improvements that make pedestrian crossings safer and more pleasant for area residents, including shoppers, helping to increase potential sales and business activity along the corridor.

Subdivisions in Silver City and the ETZ 

In concert with the development of the 2004 Comprehensive Plan, town staff has prepared maps showing new development within the town and the ETZ. Figure 3-​5: Existing Subdivisions identifies existing subdivisions and the historic neighborhoods within the town limits; and Figure 3-6: Existing Subdivisions - ETZ shows existing subdivisions extending into the ETZ. Figure 3-6 also shows the boundaries of three water associations adjacent to or near Silver City that have wholesale purchase contracts with the town (Arenas Valley, Rosedale and Tyrone; the fourth association is Pinos Altos).

These water associations are discussed below in the context of growth management policies for the ETZ. Figure 3- 7: Future Growth Areas that identifies areas for future infill growth within the town of Silver City is discussed in the next section.

Developers and Development Review 
The Town of Silver City wants to promote better relations with the development community and to encourage the highest quality development within the town and in the ETZ. This goal will be realized by some changes in the land use code and in development review procedures, and by collaborating with the development community to promote a professional approach to development and best development practices in residential, commercial and mixed-use projects.

Recognizing problems with the development review process, the Silver City 1996 Comprehensive Plan adopted the goal of "establishing a standard development process and to promote better communication between developers, planning staff, Community Development Commission and the neighborhoods." [See Goal 1.9, 1996 Comprehensive Plan.] The objectives included the following:

1. Develop a public notification process and provide opportunities for public participation on all land use and growth management issues.

2. Adopt findings and issue written decisions for all land development requests.

3. Develop, and make available to the public, an easy to understand and current book that outlines the development process and the steps needed to get a project approved. Develop, and make available to the public, a current book that clearly illustrates the town's infrastructure specifications. Illustrations should meet standards established by the Americans with Disabilities Act (ADA) and include but not be limited to:

a) Streets

b) Sidewalks

c) Driveways and curb cuts

d) Sewer and water lines

e) Street and sidewalk repair

4. Establish and incorporate enforceable site development standards in development practices that encompass land use, design, landscape, and site standards.

5. Define and acknowledge existing and new neighborhood subareas and develop a neighborhood planning process with broad neighborhood involvement that provides for the completion of more detailed neighborhood plans.

Some of these objectives have been accomplished, but others that might help establish better development procedures have not. Specifically, items 1,2 & 5 above have been implemented. With regard to items 3 and 4 above, the Planning Department's goal is to prepare an explanation sheet for each type of project but not for all aspects of the development review process. In this way, applicants will have the specific information they need for the project being proposed. The several explanation sheets combined would provide information on the range of possible projects, but the town would not print an entire booklet covering all types of projects.

Other concerns with the Land Use Code heard from the real estate development community include:

1. The limited number of zoning categories combined with the extensive use of Conditional Use designations creates uncertainty, inefficiency, and invites discretionary review of development proposals, often based on opposition from a few individuals.

2. Existing street standards are based on suburban and rural standards, and are obsolete, wasteful, and inappropriate for Silver City and for the kinds of density that exist within the town.

Conditional use provisions of the code are currently under review by staff and the Community Development Commission. Clearer and unambiguous zoning provisions, combined with mixed-use zoning for appropriate areas of the town, will help to eliminate some of the frustrations associated with this discretionary approach to zoning and development review. This approach would include creation of special planning areas and eventually zoning districts based on the neighborhood and district model.

Many developers also believe that street standards should be changed to allow for infiltration of stormwater and other practices more appropriate to rain patters, street design, topography and soils conditions – all consistent with best development practices.

While public officials agree that it is desirable to have infrastructure specifications (all standards and requirements) readily available in a single document, lack of staff time and resources have made it impossible to create such a document. For a period of time during the 1990's, a summary of the development review process prepared by local architects and development consultants was made available to the public. The Silver City Community Development Department would welcome assistance again from members of the development community in preparing such a document. This task should be addressed at the time of revision of the code, which is underway and will be completed in the near future.

While staff is committed to the neighborhood planning process and development of area plans, their ability to work with neighborhoods on these important projects is limited by resources available, including both staff time and funding for consultants and other aspects of the process. Both the public and developers/applicants in the development review process would benefit from area plans and an orderly process for neighborhood participation, which would result in a more rational and predictable review process. Typically, developers have more difficulty and consequently higher costs when development guidelines are unclear or provide for greater discretion in interpretation of ordinances, rules and regulations. Area plans combined with clear and straightforward rules can help to mitigate the uncertainty often associated with the process. This will in turn encourage quality development proposals and result in the kinds of projects the town wants to support as part of a comprehensive growth strategy.

B. TRENDS

Population and Growth Rate

Since its historical high in 1886 of 4000 people, the Town of Silver City's population has grown over time, alternating between times of rapid increase and periods of little to no growth, and even net loss. By the mid 1930's the town surpassed its 1886 population peak of 4,000 residents. Today, Silver City has a population of approximately 10,545 people. (Census 2000)

Silver City experienced a very high growth rate from 1940 to 1950 (39.2 percent). Yet, through 1950 to 1960, the rate of growth diminished (0.7 percent) and the population slightly decreased. After the 60's the growth rate rebounded with about a 2.3 percent increase per year until the 1980s. From 1980 to 1990, the population slowed significantly with an increase of 1.8 percent in total population throughout this 10-year period. And, following past trends, 1990 to 2000, has experienced a total decrease in the population of 0.01 percent over this 10-year period. Silver City's population has dropped from 10,683 in 1990 to 10,545 in the year 2000. The US Census 2000 estimate is less than the 2000 population estimate outlined in Silver City's 1996 Comprehensive Plan which, based on the 40 Year Water Plan for Silver City, estimates the 2000 population at 12,338.

For the purposes of the comprehensive plan, population growth rate estimates of low (0.3 percent) medium (0.5 percent) and high (0.7 percent) have been developed and provide general population estimates for the Town of Silver City from the year 2000 (based on the population estimate of 10,545 by US Census 2000) to the year 2020 (see Tables 6-1 through 6-3 in Chapter Six: Housing for more details on town and ETZ population estimates). It is important to note that, following past trends, the ETZ is expected to continue to grow at a slightly higher rate than the town.

At a medium growth rate of 0.5 percent annually from the population estimate of 10,545 (Census 2000), by the year 2020 Silver City's population would be approximately 11,651. This indicates an increase of approximately 1,106 people-about 55 new residents each year. The population increase for the town and ETZ (based on a year 2000 population estimate of 19,587 for the combined area and a medium annual growth rate) would be approximately 2,460 people for a total town and ETZ population of 22,047 by the year 2020.

Land Use & Community Design: A Sense of Place

The section above discussed the importance of organizing land uses within communities to create a great sense of place. The Comprehensive Plan recognizes and celebrates Silver City's historic pattern of growth and development, and calls for a pattern of development, supported by revisions in the Land Use Code and planning initiatives (such as neighborhood and area plans) that promote best development practices into the 21st Century.

Land use and community design provide a framework for the use, organization, and planning of sites, as well as the design of the buildings and landscape that comprise Silver City's urban environment. In so doing, these land use and community design principles and programs offer a physical design direction to growth, conservation and change.

Land use and community design is the process for organizing and shaping physical form in the landscape. This means recognizing the inherent natural and cultural features of the town and areas within the town, and enhancing these elements through appropriate planning, development and design. The physical form, including land use (and transportation networks), determines the appearance, character and image of a town and can influence the overall quality of life of a community. Generally, land use and transportation policies outline the locations and types of activities, while community design influences the character and quality of these places. To influence the design of places within a town, decision makers need a strong vision of what their town should look like as well as the ability to engage in a critical, day-to-day, site-by-site, decision making process. Furthermore, the town's decision makers need to ensure that they are implementing the town's vision through innovative, yet fiscally responsible and realistic solutions.

Some key land use and community design features that contribute to making the Town of Silver City a great place to live include the topography of the hills and arroyos, the distinctive architecture, immediate access to open space surrounding the town (including Boston Hill), views of and from the high points surrounding the town and extensive views of the mountains, the Big Ditch, Western New Mexico University, the historic downtown and many special neighborhoods and communities (Brewer Hill, Chihuahua Hill, Mountain View, Indian Hills, and others)-all of which make up the Town of Silver City. Local residents have identified these important community elements as the town's treasures. The attributes of these treasures should inform the design of future community elements.

A major goal for land use and community design in Silver City is to implement a future growth strategy that maintains and enhances the existing "sense of place". This can be achieved by strengthening and protecting those special qualities that make Silver City a unique community and a great place to live. By improving the aesthetic appeal of Silver City's streets, buildings, and public places, community design can serve to strengthen and protect important qualities and enhance the perception and experience of the town.

In terms of land use, there are a number of design solutions suggested by the Traditional Neighborhood Development (TND) approach and the physical organization of the community within the structure of districts, neighborhoods and corridors. TND is another term used to describe the pattern of development organized around neighborhood structure described above. This approach supports such themes and patterns for Silver City as a "town of neighborhoods," a "pedestrian friendly community," and "activity centers;" all provide major organizational concepts and general principles to guide Silver City's future growth strategy. These community design trends build on Silver City's existing land use and development patterns and help to establish the policy direction for future development and design improvements for both the public and private sector.

A Pedestrian Friendly Community

A major community design improvement for Silver City is the focus on pedestrian friendly elements, including sidewalks and pathways, bike routes, and public transit ​throughout the community. Improvements should include an interconnected system of pedestrian-friendly streets, an emphasis on pedestrian-oriented buildings, pathways and open space, as well as slow vehicular traffic on residential streets. The community can in this way provide an overall attractive, pleasant setting for foot traffic and bicycles-with emphasis on families, children, seniors and the physically handicapped. Such elements will improve the "quality of life" for residents by making safer, more attractive, walkable places throughout the town. It should be noted that in some of the more rural areas of the community, especially on unpaved streets and where traffic counts are relatively low, pedestrian access could be provided without sidewalks, often within the roadway itself.

Figure 3-7: Future Growth Areas identifies areas of town that can accommodate future growth, primarily within the Town of Silver City. All these evolving neighborhoods should grow as pedestrian-friendly places. Of course, some areas can absorb more future growth than others. Downtown areas have few opportunities, fringe areas will become denser over time, and current vacant land can be developed according to an agreed-upon master plan. Ideally, future growth in all these areas will be governed by neighborhood and area plans), with future growth following the structure for neighborhoods and districts discussed in this chapter.

Silver City: A Town of Neighborhoods

One of Silver City's strengths has been and should continue to be its neighborhoods, and public policy and planning efforts should continue to support strong neighborhoods. As we move into the 21st Century, Silver City will continue to be a "Town of Neighborhoods." 

Future planning efforts should focus on neighborhood planning' initiatives and the creation of area plans and neighborhood plans to direct future growth for the different areas of the town.

Existing and future neighborhoods, patterned after historic and walkable neighborhoods, include the several evolving neighborhoods outside the older downtown area. North of US 180 these areas include Cold Springs, Indian Hills, Cottage San, Swan, Pine, Kimberly, and the largely vacant area where a future 32nd Street Neighborhood could be created on several acres, based on a comprehensive master plan. South of US 180 there are opportunities for neighborhood centers for Rosedale and Mountain View (to the east) and Ridge Road/San Vicente (to the south). In the area north of US 180, there is opportunity also for a neighborhood plan in the proposed Gila Medical District. See Figure 3-7: Future Growth Area.

Views of the surrounding mountain ranges, as well as the significant open space surrounding the town, should be preserved in neighborhoods of the upland areas. Significant open space, parkland and trail systems should be protected and enhanced in each neighborhood. Finally, the intensity and density and mix of uses within these neighborhoods should reflect the vibrancy of the MainStreet District and other areas within the town. We know that over time fringe areas of the town have been increasing in density, radiating out from the center. The goal is to make certain that this pattern of development is managed in such a way that the quality of life of both existing and future residents is protected and enhanced. Ultimately, the housing types, land use and activities will reflect the character, scale and height of adjoining use and structures, as well as the important landscape features that have influenced the historical development of Silver City's original neighborhoods

Area Plans and Neighborhood Plans

Based upon comments from the town's Comprehensive Plan Task Force, Community Development Director and citizens during the public meeting process, it is recommended that the desires of residents within Silver City’s various existing and proposed neighborhoods and districts be taken into account.  The ideal mechanism for this effort is the creation or revisions of several area or neighborhood plans, including;

· Downtown Historic District Plan;

· Neighborhood plans, including plans for historic downtown neighborhoods as well as newer residential areas and neighborhoods; and

· District plans, such as the Medical District Plan recommended in this section. 

This approach reiterates an objective of the 1996 Plan, namely, to:

Define and acknowledge existing and new neighborhood subareas and develop a neighborhood planning process with broad public involvement that provides for the completion of more detailed neighborhood plans.

The Brewer Hill Neighborhood Plan (2001) may provide a model for future neighborhood plans as recommended here.

These neighborhood, area and district plans (all referred to below as area plans), which would govern development in each of those respective areas, would be created by area residents working cooperatively with town staff and elected officials. The advantage of neighborhood and area plans is that they provide the governing body and all residents of an area an agreed-upon framework for future development, ideally avoiding all the piecemeal disputes regarding development over time in the area. Areas plans should be subject to change over time; but if an area plan is developed in an inclusive and rigorous process it can provide strong guidance and controls for future development that protect the interests of all parties, establish orderly review and development procedures, and promote the general interest of the town as a whole. As indicated above, town staff supports development of area plans but recognize that additional staff and financial resources are necessary if the goal is to be achieved.

The town has long recognized that neighborhood opposition to development proposals before the Community Development Commission and the Council might be better managed if applicants involved neighborhood residents earlier in the process and in a more systematic way. Area plans offer the best way for area residents to consider future development in their area in a comprehensive way and to resolve major concerns regarding individual development proposals in an equitable manner. 

Silver City - Downtown Neighborhoods and Infill Opportunities

The older neighborhoods in Silver City have fewer opportunities for new growth and development than the newer residential areas north of US 180 and elsewhere in the town. The Town of Silver City Citizen's Steering Committee on Growth (Yr 2000) identified the Brewer Hill Neighborhood as the principal area for infill development within the corporate limits. The NMSU study indicates that there are other opportunities a well -- approximately 70 acres of vacant land with infrastructure in place in the older sections of town. While the amount of land that is finally developable may not be as high as 70 acres, there are certainly development opportunities that should be explored.

Even where lots are already built out with homes and other structures in older residential areas, there are infill opportunities for infill development. New infill opportunities can also be created by allowing for the following changes with regard to residential lots in the older neighborhoods:

· Smaller lot sizes

· Higher percentage of lot coverage for buildings

· Second (and even more) residential units by right on individual lots.

An inventory of available land for new development in the downtown and older neighborhoods should be created as part of a future growth strategy.

In summary, there are many opportunities for infill development in older neighborhoods as well as on vacant land within newer residential areas of the town. The 32nd Street Neighborhood alone (a large-scale infill opportunity) could add hundreds of new homes and supporting land uses to the community. Some sites in the town will be more expensive to develop because of terrain, problems with cost and access to utilities, and other factors. In addition, development must respond to market trends and new homes must be targeted to the needs and desires of households that are making their homes in the area - so that in-town development can compete with the ETZ.

Development of these sites also depends upon the ingenuity of landowners and developers in seeking and creating opportunities, and from past experience Silver City appears to be short on the kind of professional approach to development that is required. Success also depends upon the town creating conditions that encourage more and better development within the town.

The town should create a master development plan and phasing plan for future development, in order to prioritize infill sites for future development linked with a plan for providing infrastructure to serve those areas targeted for development.

Collectively, all these in town sites represent sufficient land to add thousands of new residents to the town within the existing corporate limits, with the exact number of new residents dependent upon appropriate density and mix of uses in those areas. A successful infill strategy will support the creation of livable neighborhoods and communities. The trend is for new growth in the ETZ to exceed growth within the town limits. A growth management plan to exploit opportunities for growth in the town can help to mitigate this trend. Otherwise, the preponderance of new growth will certainly continue to occur within the ETZ.

Development in the ETZ
Most development in the ETZ and areas close-in to the town have occurred to the north of Silver City, most notably in the Indian Hills Subdivision directly north of town but also: along Cottage San Road and Bear Mountain Road; in Wind Canyon and other development to the north and west of town (both east and west of the continental Divide); and in the Arenas Valley primarily north and east of town. The relatively new and upscale Dos Griegos Subdivision is located north of Indian Hills on relatively steep slopes and uplands above the town. Development directly to the north has been more extensive than in other areas, and subdivisions in this area constitute an almost seamless extension of the town.

Development in the Wind Canyon area (outside the ETZ) is primarily higher priced homes, although this area and others in the ETZ also include more modest homes and mobile homes, some reflecting what might be described as "an alternative life style" of their owners. This means that the ETZ and other close-in areas do have a mix of housing types and prices, reflecting a mix of incomes and housing choices.

Toward the south and east of town development has occurred: along Ridge Road south of town; along Mountain View Road to the east; and along the Bypass road connecting NM 90 South and US 180 West. In these areas, development is more likely to be modest homes and primarily mobile homes.

South of town within the town limits, even with mobile homes, one is more likely to find paved streets and modest landscaping, with most residents enjoying hook-ups to the town's water and sewer systems (although many residents of the Mountain View neighborhood do not enjoy hook-up to town utilities). By, contrast, relatively dense areas of mobile homes on the county side are on dirt roads, and they rely on wells and septic systems. Similar development patterns can be seen in the Arenas Valley area off Highway 180 East. During the developers' workshop, this contrast between town and county development patterns was seen as an example of the need for more cooperation between the town and the county to help assure quality development in these areas. The goal is to raise standards for development in the urban area of the ETZ and to avoid water contamination and other problems associated with crowded homes on wells and septic systems.

Figure 3-6: Existing Subdivision - ETZ shows existing subdivisions within the town and in the ETZ surrounding the town. The map may be incomplete and should be updated by staff as appropriate in order to provide baseline information that will guide the town and the county in developing growth management strategies and joint planning authority for the ETZ.

ETZ: Town Policy Regarding Extension of City Utilities & Services

New growth in the ETZ is shaped in large part by the Town of Silver City's policy regarding service extensions for sewer and water. The town has extended utility service to new development in the ETZ, which can be categorized as follows:

1. Extensions of both water and sewer lines;
2. Extensions of water lines but not sewer lines. 

Service extensions are governed by provisions of the Silver City code enacted since the adoption of the 1996 Comprehensive Plan. [See Utilities, Article IV, Extensions, Section 30-83, Extension of water and sewer mains for development of property or newly subdivided property.]

These extensions have been provided on a case-by-case basis. While the town has made attempts to provide extensions of infrastructure in a systematic and orderly manner, they have been frustrated by many reasons, including: the fact that developers initiate requests for extensions; extension requests may include water and not sewer; topography and soil/rock conditions; location of proposed new development in relation to the existing utilities grid; difficulties in securing adequate or optimum easements and rights-of-way, resulting in system gaps, costlier extensions and difficulties in providing future service to some areas.
Water extensions occur to individual homes within subdivisions, as part of an extension agreement with the developer of the property, or to water associations that are created by a developer or a legally organized group of residents within an area. Silver City has agreements in place to provide water on a wholesale basis to the following: Arenas Valley Water Association; Pinos Altos Water Association; Rosedale Water Association, and Tyrone Townsite. These agreements are described in Chapter 6: Public Facilities and Services. The attached map (Figure 3-6 Existing Subdivisions - ETZ), shows the locations and service areas of these water associations.

These agreements make it possible for the town to continue supporting growth within and even beyond the ETZ. However, some citizens continue to question whether or not the agreements with water associations have been crafted in the past in ways that always protect the interests of the town and its utilities customers. The following policies have been recommended: 

· Conservation agreements and incentives, for conserving water, should be included;

· There should be clear boundaries for respective service areas; and

· There should be regulations regarding total number of hook-ups allowed by the water association.

These service extension agreements provide the town with additional revenues: the town charges users within the ETZ a fee that is double the rates charged for properties within the town limits. However, the Public Utilities Director argues that these service extension agreements are not necessarily on terms that are favorable to the town, primarily because the costs for increased capacity (initial capital costs, operations and maintenance, and recurring capital costs) may match or exceed the revenues generated.

Still, there is the perception among some critics that this policy is so favorable to the town financially that it is difficult to argue successfully for limits on extensions based on other policy considerations regarding growth. These questions can be answered if the town conducts a rigorous life-cycle cost-benefit analysis in order to establish a solid foundation for growth management policies in the ETZ. As the town negotiates possible new agreements and renegotiates existing agreements on service extensions, a cost-benefit analysis will provide the basis for forging agreements that protect the town's financial interests. In addition, accurate information regarding water supply (including recharge of the aquifer) will also help shape the extent of total obligations by the town to residents who live outside the town limits.

Service extensions by the town provide an alternative to individual wells and septic systems in the ETZ. This is arguably good policy so long as the extensions do not stress the town's own utilities systems and make it difficult now or in the foreseeable future to provide adequate service to town residents and businesses.

In addition to this concern regarding existing users within the town, there are many town residents who do not have water and/or sewer service, and arguably provision of services to those properties should be a first priority. The combination of recent conservation efforts by town users and reduced losses in the system make policy-makers confident that an increase in service to utilities customers outside the town will not compromise service to town residents.

It is already standard procedure that when new subdivisions are approved, water contracts are included in the approval processes that outline water usage and the primary right to in-town users (emphasis added). In fact, the rate at which water extensions are being extended to provide service to residents in the ETZ has been declining, and over the past several years, the growth rate has been less than 1 percent per year.

Current town-county discussions regarding mechanisms for governance and development review in the ETZ may result in mutually acceptable policies for extension of water and sewer service to new development. This could also result in a phased growth policy for the ETZ that is accompanied by a parallel policy regulating the phased extension of sewer and water infrastructure (and roads as well). Finally, a common approach by town and county could provide the basis for a sewer and water master plan for the ETZ that allows not only for future extensions but also for improvements and upgrades to the system that assure a rational system and orderly service in the future.

The town and county recognize that a strong real estate market and construction industry is one of the important foundations for a continuing strong economy. Most of this activity is in the ETZ and other areas within the urbanizing area, and all public officials want to support this economic activity. In spite of dramatic job losses, the economy continues to grow and prosper, in no small part because of growth in the ETZ. The fiscal situation for the county has improved and stabilized during the past year, and gross receipts revenues for the town continue to rise (see Chapter 7: Economic Development). The evidence is that the area's strong real estate market represents an important part of diversification of the area's economy, and is a major reason that stresses on the local economy have not been more severe.

The town’s goal is to promote policies that assure new growth is desirable for both the town and the region.

Growth Management in the ETZ: Town-County Cooperation

The preferred approach today for growth management is a common town-county strategy for managing growth in the ETZ. The most viable policy options include:

1. Controls over sewer and water extensions into the ETZ

2. Common agreements between county and town for growth management in the ETZ

Common agreements could include ETZ zoning, a joint development review process with an ETZ development review commission, and a joint ETZ authority comprised of elected officials (or their designees) from both the town and county. These options are now being explored by a joint committee of the town and county composed primarily of members from the Silver City Community Development Commission and the Grant County Subdivision Review Committee.

The current approach regarding land use that appears to be acceptable to the parties is the following:

1. Residential and agricultural zoning as the base zoning for all of the ETZ,

2. Conditional use permits required for all non-residential uses.

County officials have been wary of any zoning in the ETZ - the county has no zoning and all development review occurs under the county subdivision ordinance, The limited approach to zoning of ETZ land outlined appears to be a good approach likely to gain the support of all parties, who appear willing to proceed cautiously with this kind of agreement, The joint town-county committee will likely agree on an overall growth management approach in coming months, and some kind of joint planning authority and limited zoning will be established.

C. Land Use Goals and Policies (LU)

The following goals, policies and implementation measures are recommended.
LU Goal #1:  Encourage development to locate in appropriate future growth areas within town limits and the ETZ. 

	 Policies
	Implementation Measures

	LU 1.1
	Infrastructure Services. Identify areas in town and ETZ that can be adequately serviced with town water, sewer and roads.
	· Capital Improvement Program

· Development Regulations (zoning)
· Special Districts 

	LU 1.2
	Higher Density Development. Identify areas within town limits that are appropriate for higher density development and that have vacant land suitable for infill development. Evaluate the current zoning of those areas to ensure consistency with land use and growth management goals.


	· Development Regulations (zoning)

· Special Districts

· Development Review

· Comp Plan Consistency Review



	LU 1.3
	Actions. Identify actions (incentives, rate differences, waivers, etc.) that will encourage development in identified growth areas.
	· Development Incentives

· Development Review

· Development Regulations (zoning)




LU Goal #2: Continue to explore the cost/benefit of annexation taking into consideration wishes of residents in the proposed annexation area.

	Policies
	Implementation Measures

	LU 2.1
	Annexation & Services. Prioritize annexation and delivery of services to appropriate areas. Commercial and industrial areas with community services available should be considered for annexation first.
	· Capital Improvement Program

· Development Regulations (zoning)

· Special Districts 


	LU 2.2
	Annexation Evaluation Procedure. Adopt a procedure for evaluating each proposed annexation in terms of feasibility, its cost/benefit ratio, and the concerns of affected parties. Proposals should be rejected if the town cannot provide services or infrastructure to the area proposed for annexation within a 5 year time frame.


	· Development Regulations (zoning)

· Development Review



	LU 2.3
	Financial Strategies. Use financial strategies to offset the costs of public services in newly annexed areas. 


	· Development Regulations (zoning)

· Development Review
· Development Incentives

· Fiscal Impact Assessment
· Impact Fee


LU Goal #3: Coordinate land use and growth management with water management priorities and extensions of infrastructure.

	Policies
	Implementation Measures

	LU 3.1
	Utility Extensions. Identify appropriate utility extension corridors to preferred development areas and prioritize those as capital improvement projects.


	· Development Regulations (zoning)

· Capital Improvement Program

· Development Review

	LU 3.2 
	Water Plan. Review the Water Plan and demographic projections on a regular basis to ensure their consistency with the sale of new water taps and water availability.


	· Water Plan

· Development Review

	LU 3.5
	Road Improvements. Ensure that road improvement or expansion plans are consistent with the town’s growth and land use goals.


	· Master Transportation Plan

· Pavement Management Plan

· Development Regulations (zoning)

· Development Review

· Development Incentives

· Comp Plan Consistency Review



	LU 3.6
	Regional Water Plan & District. The town should work toward creating a regional water plan and district. 
	· Water Plan


LU Goal #4: Encourage infill development as a way to accommodate new growth in established areas within the town limits.
	Policies
	Implementation Measures

	LU 4.1
	Development Incentives. Provide incentives for new development to occur within town limits.


	· Development Incentives

· Development Regulations (zoning)

· Development Review

	LU 4.2
	Statutes. Utilize the Metropolitan Redevelopment Statute and other economic development statutes where applicable.


	· Intergovernmental Coordination

· Development Regulations (zoning)

	LU 4.3
	Grant Funding. Continue to pursue state and regional grants, and historic district designations. 


	· Grant Funding

· Historical Inventory & Designation

· Neighborhood Plans 

· District Plans


LU Goal #5:  Implement zoning policies that achieve a desirable mix of different land uses and densities, preserve existing neighborhood character, and respect the rights of private property owners.
	Policies
	Implementation Measures

	LU 5.1
	Zoning Districts. Expand the number of zoning districts to provide a finer mix in zoning and broaden the range of densities and housing types, types of office and commercial development, and appropriate employment areas.


	· Development Regulations (zoning)

· Development Review



	LU 5.2
	Mixed-Use Development Incentives. Provide incentives for neighborhood-scale, mixed-use, pedestrian​ oriented commercial development to occur in appropriate areas.


	· Development Regulations (zoning)

· Development Incentives



	LU 5.3
	Mixed-use Zone. Include a new mixed-use zone category in a revised zoning ordinance that includes site development plan standards.


	· Development Regulations (zoning)

· Development Standards

· Design Guidelines



	LU 5.4
	Code Review & Update. Review and update at 5-year intervals the town’s zoning and development codes to ensure they are consistent with and facilitate the implementation of land use goals.

	· Development Regulations (zoning)

· Comp Plan Consistency Review


LU Goal #6:  Increase the gross acreage of industrial zoned land while minimizing conflicts with other uses.

	Policies
	Implementation Measures

	LU 6.1
	Industrial Development. Identify areas appropriate for new industrial development.
	· Development Regulations (zoning)

· Development Review

	LU 6.2
	Industrial Zones. Rezone areas for industrial development that are appropriately located for connection to the fiber-optic network and other appropriate infrastructure and are consistent with natural resource protection and growth management and annexation goals.


	· Development Regulations (zoning)

· Development Review

· Comp Plan Consistency Review



	LU 6.3
	Industrial Operation Standards. Create industrial operation standards that meet or exceed state standards for odor, lighting, air and water quality, noise and vibration, in order to minimize future land use conflicts for the protection of public health, safety, and welfare.

	· Development Regulations 

· Development Review




LU Goal #7:  Protect public health, safety, and welfare and prevent new land use conflicts by incorporating performance-based site development standards for new development.
	Policies
	Implementation Measures

	LU 7.1
	Development Standards & Guidelines. Develop site development standards and design guidelines for new office and commercial development, industrial development, and large-scale residential development. 


	· Development Regulations (standards)

· Development Review

· Design Guidelines

	LU 7.2

LU 7.3
	Performance Standards. Establish through ordinance performance standards for telephone, natural gas, propane, electric and cable services for aboveground and underground utilities

Landscaping. Require minimal landscaping for all new commercial and large-scale residential development.  Residential landscaping standards should address streetscape issues. Xeriscape planting and water-saving irrigation should be encouraged.


	· Development Regulations (standards)

· Development Review

· Design Guidelines

· Development Regulations (standards)

· Development Review

· Design Guidelines

	LU 7.4
	Manufactured Homes. Develop site standards and determine appropriate locations for manufactured home development. 


	· Development Regulations (standards)

· Development Review

· Development Incentives

	LU 7.5
	Mobile Home Park Standards. Review and improve existing mobile home park standards.

	· Development Regulations (standards)

· Development Review

· Design Guidelines

	LU 7.6
	ADA Compliance. Ensure town compliance with the Americans with Disabilities Act (ADA).


	· Development Regulations (standards)

· Development Review


LU Goal #8:  Establish a standard development process and promote better communication between developers, planning staff, Planning and Zoning Commission, and the neighborhoods.
	Policies
	Implementation Measures

	LU 8.1
	Public Notification. Develop a public notification process and provide opportunities for public participation on all land use and growth management issues.



	· Development Review

· City Policy



	LU 8.2
	Development Requests. Adopt findings and issue written decisions for all land development requests.



	· Development Review

· City Policy

	LU 8.3
	Development Process Book. Develop, and make available to the public, an easy to understand and current book that outlines the development process and the steps needed to get a project approved.


	· Development Review

· City Policy



	LU 8.4
	Infrastructure Guide Book. Develop and make available to the public a book that clearly guides the public to town infrastructure specifications and requirements. Illustrations should meet standards established by the Americans with Disabilities Act (ADA) and include but not be limited to:

a.
Streets & .
Sidewalks

c.
Driveways and curb cuts

d.
Sewer and water lines

    e. 
Street repair 
	· Development Review

· City Policy




D. Community Design Goals & Policies (CD)

The following goals, policies and implementation measures are recommended.
CD Goal #1: Recognize the value of preserving the Chihuahua Hill, Silver City, Black’s Addition, and North Addition Historic Districts.
	Policies
	Implementation Measures

	CD 1.1
	Historic Buildings. Explore opportunities to protect, preserve, restore, and re-use historic buildings in Silver City.


	· Historical Inventory & Designation

· Development Regulations (zoning)

· Development Review

· Development Incentives

· Demolition As Appropriate



	CD 1.2
	Historic District Development Standards. Maintain site development standards for Silver City’s four historic districts that require new development to be compatible with existing neighborhood patterns and values. Reasonable design criteria should be developed for, but not limited to, the following:

a.
Building massing and scale

b.
Lot size requirements

c.
Setback requirements

d.
Facade building materials

e.
Housing type


	· Historical Inventory & Designation

· Development Regulations (standards)

· Design Guidelines

· Development Review

· Development Incentives

· Streetscape Design Guidelines



	CD 1.3
	Financial & Technical Assistance. Coordinate with the State of New Mexico Historic Preservation Division and other appropriate agencies on opportunities for tax credits, preservation loans and grants, and technical assistance.


	· Intergovernmental Coordination 

· Grant Funds


CD Goal #2: Improve the visual quality of Silver City by adopting sign regulations that respect community character.
	Policies
	Implementation Measures

	CD 2.1

CD 
	Nonconforming Signs. Establish a program for the elimination of non​conforming signs.

Sign Regulations. Develop sign regulations appropriate for different areas of town.
	· Development Regulations 

· Development Review

· Development Regulations 

Development Review




CD Goal #3: Support and preserve cultural diversity and traditions as integral components of community character.
	Policies
	Implementation Measures

	CD 3.1
	Neighborhood Sub-areas. Recognize neighborhood sub-areas for their unique qualities and adopt appropriate planning procedures for each.

	· Development Regulations (zoning)

·  (Neighborhood/Area Plans)

· Development Review

· Development Incentives

· Design Guidelines



	CD 3.2
	Neighborhood Representation. Include neighborhood representation in adoption of land use decisions and/or policies.


	·  (Neighborhood/Area Plans)

· Development Review

· City Policy



CD Goal #4: Factor community identity and cultural diversity into development design.

	Policies
	Implementation Measures

	CD 4.1
	Entryways. Major entryways into Silver City shall be designed to be compatible with the natural setting of the town and enhance the entry appearance of the community.


	· Beautification Program

· Design Guidelines

· Streetscape Improvement Program

· Coordinate with NM DOT


	CD 4.2
	Public Projects. Encourage public projects that reflect the town’s architectural character and urban design standards.


	· Beautification Program

· Design Guidelines

· Development Review

· Development Incentives

· Private/Public Partnerships

	CD 4.3
	Neighborhood Plans. Encourage neighborhood level planning projects to allow area residents to identify the distinctive character elements of their neighborhoods. Encourage sensitivity to defined character elements when evaluating new development.


	·  (Neighborhood/Area Plans)

· Development Regulations (zoning)

· Design Guidelines

· Development Review

· Development Incentives




F. Summary of Implementation Measures

This section summarizes all of the implementation measures listed for each Land Use and Community Design policy in Sections C & D.

Beautification Program. A beautification program promotes good design and quality spaces town-wide. A town beautification program should encourage citizen participation and should be built upon a private/public partnership. Ideally, town beautification programs are sponsored jointly by the town government and local civic organizations and as such serve to promote civic pride while enhancing the physical appearance of the community. Beautification programs can include design awards to recognize private sector for quality architecture and/or landscape design. Such programs can include landscape planning projects such as garden improvements; street tree programs; or public art projects at key locales throughout the town, as well as special design of main entryways to the town. Programs may also include further development and improvements to the neighborhood parks and public spaces in Silver City, as well as development of public scenic turnouts, rest stops, and overlooks to take advantage of views and vistas of the surrounding mountains from the hillsides. 

Capital Improvement Program. The Capital Improvements Program (CIP) is a compilation of the improvement projects planned for construction over the next five years. The CIP outlines cost estimates, phasing and financing for proposed projects. The town should review the CIP annually to ensure current and future infrastructure is in place to support the town’s master development and phasing plan. The town should be strategic in finding funding sources for CIP land use and community design improvements including investigating the funds available through applicable federal and state funding initiatives.  
Comprehensive Plan Consistency Review. Review all public documents for consistency with the Comprehensive Plan. Ensure projects conform to the goals and policies outlined in the Comprehensive Plan. The town should revise any public documents and/or projects that do not conform to the plan. 

Design Guidelines. Design guidelines are a tool for ensuring that development is appropriate to the area and that it functions well for the community. Design guidelines can help to ensure that new development maintains and enhances aesthetic quality and character of the community. Guidelines should serve to ensure that all new development reflects and enhances existing land use patterns and community design elements. Guidelines that promote the development of pedestrian-oriented streets and sidewalks, and high quality buildings with strong aesthetic character (reflective of a unique southwest New Mexico community), will enhance Silver City’s unique qualities of place. To assure that the historic character of downtown is preserved, the town might adopt guidelines or codes for remodeling historic buildings to assure that these historic buildings and the overall character of downtown is preserved.

Development Incentives. Offering development incentives to property owners and developers can help to achieve quality design and development for a community. Development incentives can be in the form of density and development intensity bonuses, and/or lessening of development regulations (i.e. reductions in parking requirements, height restrictions, setbacks, etc.) in exchange for the development of community features or amenities that assist in achieving the town’s overall community design and quality of life goals. Features could include creative design of off-street parking, enhancements to public facilities, and/or environmental benefits, such as open space set-a-sides and/or waterway corridor protection, or other similar benefits to the community. Other incentives that could be used to encourage developers to focus development in the town’s desired growth areas include: 

a. Lowering water and sewer hook-up fees in desired growth areas

b. Reducing building permit fees in desired growth areas

c. Reducing utility hook-up fees in desired growth areas

Development Regulations (zoning). The town should coordinate land use and community design goals with the goals of other planning elements such as housing, community design, transportation and economic development. The town’s development regulations should reflect this integrated approach to planning, ensuring all new development has a beneficial influence on the quality of life to improve future opportunities for the community. The town should incorporate into the zoning ordinance those provisions that will require each new project to provide safe pedestrian access, park space and/or other amenities for residents as a means to improve the overall safety, general appeal and aesthetics of the community. 

The town can also ensure appropriate development by including development standards in its zoning ordinance. Such development standards could include, but are not limited to:

a. 
Grading and drainage

b.
Preservation of natural vegetation

c.
Landscaping requirements

d.
Internal circulation, parking, and access

e.
Street engineering standards

f.
Setbacks and buffer areas

g. Noise, air quality, vibration, and odor standards

h. Lighting standards consistent with minimum standards of state dark skies ordinance

i.
Hazardous materials standards

j 
Signage
Development standards for mobile home parks could also be included in the zoning ordinance and could include, but are not limited to:

a. 
Skirting requirements

b.
 Landscaping

c.
Types of foundations

d.
Lot parameters

e.
Grading and site preparation

f. Solar orientation

g. Fire ratings

h. Stairs, entryways and porches

Other possibilities for changing zoning and land use regulations to permit infill development are discussed in the chapter above, and include: smaller lots sizes; higher lot coverage rations; and second units on lots “by right” in order to encourage “granny flats” and rental units for students, young couples, etc.

Development Review. The development review process includes discretionary review by the Planning and Zoning Commission based on the goals and policies outlined in the Comprehensive Plan, as well as criteria established by the town’s zoning and subdivision ordinances, and other town regulations and adopted guidelines. Development review also includes administrative review of projects to verify compliance with regional, state and federal laws and policies, and standards set by the town through adoption of building and fire codes, engineering standards, and other such regulations and ordinances. Development review should also assess the impact of new development on the demand for transportation and parking improvements both on- and off-site; demand for infrastructure and public services; adjacent land use impacts; and, to implement mitigation measures and other mechanisms to help finance needed infrastructure, transportation, and land use and community design improvements throughout the town. 

Growth Management Strategy & Land Use Category Review. It is important to note that Silver City's growth may exceed the anticipated annual rate of 1 percent through the planning horizon because the supply of land currently exceeds the demand; if demand was to increase, the town could accommodate a higher growth rate. Because of this potential for higher growth rates, the town staff should review the town" s population growth rate every five years and revise the Comprehensive Plan's growth strategy accordingly. Ultimately, the Comprehensive Plan growth strategy should match infrastructure planning and should outline adequate and appropriate development to meet current and future trends.

The town should adopt a growth management strategy including a CIP Plan and a Master Development Plan for the town and the ETZ, to assure that historic buildings and the overall character of downtown and older neighborhoods are preserved.

Fiscal Impact Assessment. The town should consider the development of a fiscal impact assessment process that would identify the economic and fiscal impacts of new development projects. The process should establish thresholds for the size and character of the development that triggers the assessment. Ultimately a fiscal impact assessment should evaluate the benefit of the new development in terms of land use and economic development as well as the infrastructure and public service costs.

Fiscal impacts of development also include impacts on the transportation system, and a traffic impact analysis should be required for new development that generates threshold levels traffic, so that the developer is held responsible for relevant off-site improvements or makes the required in lieu payments to a transportation improvement fund.

Grant Funds. The town should determine whether grant funds are available from federal, state and/or private sources for projects that will improve the appearance of the community and promote land use and community design goals. In addition, the town should recognize the value of finding grant funds for environmental/open space protection and restoration, parks and recreation improvements, and preparation of design guidelines to enhance community character. Improving the quality of life in the area will ensure that citizens and businesses continue to locate in the town because of its great quality of life features.

Impact Fees and Building Permits. The town should adopt a town wide impact fee ordinance, under the requirements of the New Mexico statutes, to fund new and/or expanded capital improvements, such as water and wastewater facilities, roads, fire and police buildings, and parks required to serve new residents and employees in the town. The town should reevaluate the current fee structure for developers and builders and increase fees as appropriate to cover actual costs of administration and impacts.

Intergovernmental Coordination. The town should continue to collaborate with the adjacent jurisdictions including Grant County, particularly with regards to the ETZ, the Village of Santa Clara, the City of Bayard, the Town of Hurley as well as local and regional organizations (such as the Council of Governments) and state and federal agencies in implementing appropriate land use planning and community design for the town and throughout the region. The towns should work closely with all applicable agencies and organizations to ensure that development projects meet the town's interests and ultimately offer positive land use and community design solutions both on a local and regional scale.

The town should continue to place high priority on a joint planning agreement with Grant County to manage growth in the ETZ, including a joint planning authority and joint development review committee. 

Master Pedestrian, Bikeway and Recreation Trails Plan. The Town of Silver City has done exemplary work in this area (see Chapter on Public Facilities and Services) and should continue work related to creation and implementation of a Master Bikeway, Pedestrian and Recreation Trails Plan that identifies new roads and improvements to existing roads necessary to incorporate facilities for pedestrians and bicyclists as well as locations throughout the town that would best serve an interconnected trail system for recreational purposes. Ultimately, a Master Pedestrian, Bikeway and Recreation Trails Plan can compliment efforts to revitalize areas in and around the Town of Silver City.

Parking Regulations. Specify maximum and minimum parking ratios for development projects and encourage shared or joint parking for compatible non-residential uses. Create a stronger pedestrian realm along street fronts by encouraging developers to locate parking lots at the rear or sides of buildings. A comprehensive Parking Strategy for downtown is also needed to manage parking for the benefit of all downtown businesses and residents of the downtown neighborhoods.

Special Districts. Working with the town, property owners can form special districts to assist in financing desired area improvements such as street lighting, landscaping improvements, and other streetscape enhancements. Special Districts could include Silver City's historic downtown area as described in the land use and community design chapter of the Plan; as well as new development in the proposed Silver City Medical District and the 32nd Street neighborhood; the Western New Mexico University campus and adjacent sites for student housing and related commercial activity; and, other districts/areas throughout town that are unique and serve a special role in the community. These important areas, defined as Special Districts, should be developed for these areas.

Neighborhood, District and Area Plans (Area Plans). The town is reviewing the current Land Use Code to determine what changes might better reflect the desires of citizens within the community. As part of this review, consideration should be given to a set of plans and codes that are appropriate to existing neighborhoods and areas of the town, as well as future neighborhoods or districts. The town should work with residents to adopt neighborhood, district and areas plan that are appropriate to those different areas and sections of the town.

Private/Public Partnerships. The town should encourage local, regional and state private/public partnerships to address land use and community design issues. The town should actively involve residents, landowners, not-for-profit organizations, and local businesses in local and regional community design initiatives and neighborhood safety programs. The town, with leadership from town agencies like the Silver City Museum, should increase awareness among local citizens and businesses about the importance of land use and community design and elicit their support in maintaining and revitalizing important natural, cultural and historic treasures within the community. Working with local developers and businesses, the town should invest in maintaining and enhancing existing streets, buildings and parks, while supporting future community design incentives and projects. In addition, the town should partner with local citizens to develop a Neighborhood Watch Programs to assist residents in monitoring and maintaining the safety and well being of the community.

Streetscape Design Guidelines and Signage. Categorize the town's streets into types: (e.g., residential street; commercial main street; boulevard; drive) and develop design guidelines for each street type. Ensure guidelines enhance the pedestrian realm of the street as well as address safety, general appeal and aesthetics. Ultimately, recognize and promote streets as important components of the town's public realm. 

Signage is an important part of the town’s streetscape, and signage should be appropriate to the neighborhood or district, with special attention to the character of the historic downtown and adjacent historic neighborhoods. In addition to regulation of private sector signage, the town should develop and implement an overall plan for signage at gateways to the town and at other key points, in order to direct visitors and residents to points of interest throughout the town.

Streetscape Improvement Program. The town's major corridors including US 180 and NM 90 would benefit from street improvements such as signage, continuous sidewalks, designated bike lanes, and highly visible crosswalks. The types of improvements and their design are being considered now as part of the 180 Corridor Plan, and these planning deliberations should involve all affected parties. Other amenities to improve these important streets could include decorative lighting, landscaping and street trees. In addition, the town can sponsor the design of entry monuments and landscape improvement projects to improve the appearance these important corridors and the entryways into the town.

Through a Streetscape Improvement Program administered by the town, residents, civic organizations, and local business could be actively engaged in creating new entry signs, monuments, landmarks and other basic street improvements at main entry points and key locations along these major corridors. The Street Improvement Program would help to prioritize improvements and outline a program for funding (potential sources could include TEA-21, federal and state agencies and non-profit foundations) and implementation, and in so doing, assist in dramatically enhancing the town's entryways and key streets. 


































































These implementation measures are the key to turning “Land Use and Community Design” goals and policies into action.















































The implementation measures for each “Land Use & Community Design” policy are discussed in detail in Section F: Summary of Implementation Measures.
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