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C I T Y  O F  B I S H O P  

377 West Line Street - Bishop, California  93514 

Post Office Box 1236 - Bishop, California  93515 

760-873-8458 publicworks@cityofbishop.com 

www.cityofbishop.com 

 

Request for Proposals 

Downtown Specific Plan and Mixed-Use Zoning Code Update 

 Introduction  

The City of Bishop (the City) seeks proposals in response to this Request for Proposals 
(RFP) from firms experienced and qualified in land use planning, urban design, 
infrastructure assessment, data collection and analysis, public engagement, and 
environmental assessment to develop a Downtown Specific Plan and Mixed-Use Zoning 
District. The City envisions the Specific Plan update process as something other than 
the "typical" planning process, and would like to propose a process that not only 
engages the community in planning for the future, but one that paints a broad picture of 
where the city is today-and where it has been in the past. 
 
Bishop is located in the scenic Owens Valley, nestled between the eastern escarpment 
of the Sierra Nevada mountains to the west and the equally impressive White 
Mountains to the east. Bishop is a year-round recreation destination for outdoor 
enthusiasts, providing opportunities for hiking, mountaineering, fishing, hunting, off-
roading, bird watching, and myriad other activities. Notably, Bishop has become a 
popular destination for rock climbing, and is located a short 45-minute drive from the ski 
slopes of Mammoth Mountain. Bishop is known as “Mule Capital of the World,” for its 
annual Memorial Day event celebrating the area’s historic reliance on mules to build 
mining, road, and hydroelectric infrastructure, and the popularity of mule packing in the 
High Sierra. 
 

The Owens Valley is the homeland of the Paiute Native Americans, who lived in semi-

permanent camps, and developed elaborate irrigation systems in the fertile valley. Non-

native prospectors and ranchers settled the Bishop area around 1860, establishing 

Bishop as a ranching community to support nearby gold and silver mining communities, 

such as Bodie and Cerro Gordo. In the early 1900s, much of the land surrounding and 

within Bishop was purchased by the City of Los Angeles Department of Water and 

Power to secure water rights for City of Los Angeles.  Today, the City of Los Angeles 

continues to own and operate these lands to provide water to Los Angeles, which has 

had lasting effects on land use and economic development within the City. 

While the DWP land ownership presents a challenge for development, it is also a 

feature that attracts people to Bishop in the first place: wide open areas of land and 

assurance that Bishop won’t become a sprawling city with an ever-expanding footprint. 
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Bishop has transitioned to become one of the “Top 25 Best Towns to Call Home” 

(Outdoor Magazine, 2017), and the community is eager to develop a guiding vision to 

ensure Bishop maintains its small-town, family oriented community character, while 

fulfilling its potential as a thriving and beautiful community. 

Purpose  

Through the City’s economic development planning process, the City Council identified 

a priority goal of creating a vibrant, authentic and pedestrian-friendly downtown that 

becomes a destination for residents and tourists.  Initiatives to achieve this goals 

include updating the municipal code to increase density, allowing for mixed-use, 

creating pedestrian improvements, and securing regional commercial air service to the 

Bishop Airport (anticipated in 2020).  The City Council has determined creating a 

Downtown Specific Plan and Mixed-use Zoning Overlay (“project”) that includes needed 

and desirable assets, identification of existing infrastructure and uses, and discovery of 

potential uses and obstacles is critical to achieving this vision. The desire is to create a 

sustainable plan that recognizes the existing successful nature of downtown and 

incorporates innovative and creative initiatives through intensive stakeholder and 

community input. This plan will be used as a guide in developing future capital projects, 

in reviewing and applying for grant applications, and in directing development activities.  

The project is being funded through two distinct grant opportunities: 1) A Caltrans 

Sustainable Communities Grant, and 2) A Housing and Community Development SB 2 

Grant. The Caltrans Sustainable Communities Grant will fund work and deliverables 

related to the Mixed-Use Zoning Overlay, while the SB2 Grant will fund work and 

deliverables related to the Downtown Specific Plan and California Environmental Quality 

Act (CEQA) analysis as required. The objectives and focus of the Caltrans Sustainable 

Communities grant are to increase active transportation and transit use, reduce 

greenhouse emissions, and improve vehicle, freight, and pedestrian circulation on 

Bishop’s main corridors, specifically Highway 395 and Highway 168, by allowing for 

residential development in proximity to goods and services.  The objectives and focus of 

the SB2 Grant are to identify opportunities to increase housing production through 

zoning changes and other policy instruments to allow for increased housing 

development by-right. The City anticipates that cost efficiencies will be gained during 

public outreach and existing conditions analysis tasks, though public outreach efforts for 

the mixed-use overlay and specific plan should be invoiced separately. The SB2 grant 

also provides funding for CEQA analysis as determined appropriate for the project. 

The mixed-use overlay will identify the appropriate development standards to 

accommodate a variety of new housing types within an already developed commercial 

area.  The mixed-use overlay should determine appropriate development and design 

standards to facilitate new and adaptive reuse residential, including appropriate heights, 

setbacks, parking, and circulation improvements, within the mixed-use district. The 

Specific Plan will explore all elements of a Specific Plan including, but not limited to, 

land use relationships, opportunities for development and redevelopment, programing of 
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public space, landscaping, transportation, infrastructure and streetscape, cultural and 

historical resources, and opportunities for public art. The first phase of the project 

should focus on refining the scope by soliciting community input, developing a vision for 

downtown Bishop, determining plan boundaries, gathering information and assessing 

current conditions. The second phase should focus on developing a mixed-use overlay 

and specific plan alternatives, soliciting input on the draft alternatives and considering 

comments received on the first draft in potentially revising the plan based on those 

comments. 

The City’s goals for the downtown Specific Plan and mixed-use overlay are to: 

1. Allow for and encourage a broader mix of uses, while respecting the historic, 

small-town character of the community and creating a vibrant, pedestrian friendly 

environment; 

2. Establish clear, quantitative standards to ensure that future development that 

occurs within Downtown is consistent with the community’s vision; 

3. Reduce vehicle trips and trip duration by encouraging better locational efficiency 
between trip origin and trip destination. 

4. Reduce GHG emissions and pollution through zoning changes that reduce 

reliance on motorized vehicles and supporting active transportation modes. 

5. Create new, affordable mixed-use housing options to support more sustainable 
community development and provide housing options for communities. 

6. Ensure adequate and efficient infrastructure to support existing and future 

development; 

7. Preserve natural and working landscapes around the Bishop community. 
8. Encourage economic development and incentivize investment in infill 

development. 
9. Prepare for community and economic development impacts associated with 

commercial regional air service to the Bishop airport.  

Community Outreach  

Public meetings and workshops will be held at key points throughout the process to 

inform and engage the community. Materials should be "user-friendly" and highly 

graphic in nature and will attempt to interact with citizens by posing questions for 

consideration and having them draw or otherwise illustrate their responses on maps or 

other props. In other instances, where community outreach is more targeted at the 

distribution of a defined set of information, setting up tables or other displays in ''non-

traditional" settings, such as the Farmer's Market, the Tri-County Fair, “Pop up Shops” 

within vacant storefronts, or other locations or events likely to attract large crowds 

should be considered as a means of reaching out to a broader segment of the 

community. 

A dedicated project web site should be created to serve as a clearinghouse for 

information about the Plan. The website should be accessible at the onset of the project 

and will continue to evolve and grow, allowing citizens to "track" and participate in the 
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planning process from the comfort of their homes. The project website should be 

designed to draw visitors in and hopefully encourage them to return on a regular basis. 

In order to do this, each work product that comes out of the process should be 

translated into an interactive "page" on the website and will include maps, images, or 

text providing links to other products, web pages, or other information as appropriate. 

The website should also include opportunities for the community to provide direct 

feedback on the plan or pose specific questions, allow for interested residents to be 

directly notified of upcoming events, and access printable project materials. 

Scope of Work 

The Consultant will be responsible for providing a response which meets the direction 

provided in this request for proposal. The City of Bishop desires this to be an interactive 

process that directly involves key representatives, stakeholders, property and business 

owners, and the community-at-large as a team in outlining an implementation strategy 

and identifying the priorities for which all participants can feel a strong commitment and 

a sense of ownership. The Consultant must serve as the ambassador/liaison between 

the community and stakeholders to work toward sound solutions to real needs.  

A well-developed and feasible implementation plan is vital to the successful 

revitalization of the downtown Bishop. It should identify priorities, timelines, potential 

funding sources, strategies and tactics to successfully market and implement the 

elements of the mixed-use code update and the Downtown Specific Plan.  

Task 1 - Existing Conditions, Opportunities, and Constraints Analysis 
 
The purpose of this task is to explore existing conditions, identify project area 

boundaries, determine potential constraints and opportunities, and conduct public 

outreach designed to connect with the community to inform a mixed-use overlay policy. 

This process will help inform the desired components of a mixed-use overlay and 

downtown specific plan, opportunities for achieving the vision of the community, and 

how implementation of a mixed-use district will be most successful in achieving project 

goals of increased housing, reduced vehicle congestion, and increased transit and 

active transportation use. This task will include community outreach, stakeholder 

meetings, and opportunities and constraints of existing conditions analysis. 

Task 1.1 Existing Conditions Analysis 

The consultant will research the various available reports, data, and existing City land 
use policies to begin informing a downtown Specific Plan and mixed-use zoning policy. 
The goal is to develop a "snapshot" of where City has been, where it is today, and 
where current trends are taking it. Tasks will include reviewing and analyzing 
background data; preparing inventory mapping of existing conditions and planning 
influences; identifying trends and previous accomplishments that have contributed to 
and will continue to influence Bishop’s future; and identifying other issues to be 
addressed during the planning process. 
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The consultant will review existing plans and policy documents, and provide a brief 
summary of the pertinent policies from existing General Plan elements and other 
relevant documents that provide a context for the development of the downtown 
Specific Plan and mixed use overlay district. The consultant will work with City staff to 
identify relevant documents, studies and supporting data sources related to economic 
development. The consultant will inventory and review these documents, including but 
not limited to the City of Bishop General Plan, the City of Bishop Zoning Ordinance, and 
the 2017 Sustainable Strategies Action Memo. The consultant should also be familiar 
with the community input provided at the 2016, 2017 and 2018 community town hall 
meetings. Public outreach for the project should clearly demonstrate how this process 
builds upon previous public engagement, and will provide tangible progress and specific 
tactics towards establishing and implementing the community’s vision.  
 
Working closely with City staff, the consultant will prepare an inventory of data needed 
to complete the planning process. This is anticipated to include the following: 

 Vacant, underutilized, and developed lands; 

 Existing Land Use and ownership patterns; 

 Zoning and current General Plan designations; 

 Infrastructure and Services (water, sanitary sewer, storm drainage, police, fire 
and emergency services, schools); 

 Parks, Recreation, and Open Space; 

 Transportation (Streets, transit, commercial and residential delivery, parking, 
trails and bikeways); 

 Existing community character; 

 Retail and residential inventory.  
 

Task 1.2 Stakeholder Advisory Committee 

The City will work with the consultant to identify interested stakeholders to explain the 

project and solicit input from the community on appropriate project boundaries, 

opportunities and constraints, and existing conditions. The City will work with the 

consultants to meet with Stakeholders on an informal basis throughout the planning 

process. These meetings are anticipated to occur during each of the three primary 

phases of the development of the project. Participants should include stakeholders that 

will be partners to the City in implementing the project. While this is not intended as an 

exhaustive list, the following stakeholder groups have been identified: 

 Local/Neighborhood organizations 

 Affected business and property owners 

 Chamber of Commerce 

 Bishop Paiute Tribe 

 Latino community groups 

 Eastern Sierra Transit Authority  

 Inyo County Planning Commission and Board of Supervisors 

 Caltrans 
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 IMACA 

 Healthcare providers 

 School Districts 

Task 1.3 Community Outreach and Charrette 

The City and the consultant will collaborate to hold a public outreach meeting to explain 

the project and solicit input from the community on appropriate project boundaries, 

opportunities and constraints, existing conditions, existing downtown urban design and 

community character, and visioning and goals for a downtown Specific Plan and mixed-

use overlay district. As appropriate, the workshop should incorporate charrette-format 

opportunities to identify specific input on project boundaries, opportunities for pedestrian 

and circulation improvements, parking conditions, freight delivery, streetscaping, and 

other civic enhancements.  Public workshops should seek to include input from different 

audiences and a broad sample of community members. 

Task 1. 4 Opportunities and Constraints Memorandum  

Based on the previous tasks, the consultant will develop an memorandum of existing 

conditions, opportunities and constraints pertinent to the downtown Specific Plan and 

mixed-use overlay, including analysis of existing zoning and land use designations, 

infrastructure and service capacity, environmental considerations, an inventory of 

significant structures in downtown, vacant parcels and opportunities for adaptive reuse, 

existing urban density and other issues.  

Task 1.5 Mixed-Use Zoning Code Alternatives 

Based on the public input and existing conditions/opportunities & constraints completed 

in Task 1, the consultant will provide mixed-use overlay concepts and alternatives to 

begin soliciting public input including: 

 Various approaches to appropriate zone boundaries; 

 Appropriate setbacks, heights and densities for mixed-use development and 

adaptive reuse; 

 Traffic and parking capacity;  

 Circulation and pedestrian amenities supporting complete streets improvements 

and active transportation; 

 Transit infrastructure improvements; 

 Mobility improvements addressing Highway 168 and Highway 395; 

 Infrastructure and services capacity;  

 Environmental conditions and constraints, and; 

 Potential growth capacity scenarios.  

This task should also include analysis of successful mixed-use case studies from 

other communities. 
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Task 1.6 Draft Downtown Specific Plan Concepts 

Based on the public input and existing conditions/opportunities & constraints completed 

in Task 1, the consultant shall prepare draft downtown specific plan concepts designed 

to encourage and guide residential, commercial, and mixed-use developments, which 

should include the following: 

 Inventory of available land for mixed-use and residential development; 

 Objective design standards, including architectural and signage guidelines; 

 Circulation and pedestrian amenities supporting complete streets improvements 

and active transportation; 

 Appropriate parking standards,  

 Urban design and placemaking elements, such as gateways, districts, nodes, 

paths, and landmarks; 

 Landscaping and screening guidelines; 

 Community amenities such as outdoor gathering space and public art 

components. 

Task 1.7 Community Workshops 

Based on the previous tasks, the City and consultant will conduct workshops with 

members of the community and interested stakeholders to review the draft specific plan 

and mixed-use overlay zone concepts and alternatives, and to provide feedback in 

order to move forward with the draft policy development. The consultant will summarize 

the results of the workshops in a report.  

Task 2 - Draft Mixed-Use Overlay Zone Ordinance and Downtown Specific Plan 
 
Task 2.1  Draft Mixed-Use Overlay Zone Ordinance 
 
The consultant will develop a Draft Mixed-Use Overlay Zone Ordinance for public 
review by the City, the community, and other interested stakeholders. The draft mixed-
use overlay shall include appropriate boundaries for implementation, development and 
building envelope standards, appropriate parking requirements, permitted and 
prohibited uses, and allowable conditional use criteria (if appropriate). An administrative 
draft shall be reviewed and approved by City staff prior to releasing a draft for public 
review and feedback. 
 
Task 2.2  Draft Downtown Specific Plan 

Based on feedback received on downtown Specific Plan concepts and alternatives, the 
consultants will develop a draft Downtown Specific Plan, which shall include policies for 
architectural and development standards, placemaking concepts, recommendations for 
streetscaping, pedestrian and vehicular improvements, and other elements supporting 
housing and mixed-use development. The draft specific plan shall also include specific 
recommendations for downtown improvements, such as outdoor gathering spaces, 
community amenities, and circulation improvements. Specific recommendations should 
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include site plans and artistic renderings, as appropriate. The draft should include a 
clear implementation component which includes both a project priority list and funding 
resources. Finally, the Draft Specific Plan should include a site inventory for increased 
housing capacity, reflecting the mixed-use zoning overlay and specific plan proposals. 
An administrative draft shall be reviewed and approved by City staff prior to releasing a 
draft for public review and feedback. 
 
Task 2.3 Community Workshops 
 
The City and its consultant will conduct community workshops to present the draft 
downtown specific plan and draft mixed-use overlay zone to the community and 
stakeholders, and solicit input on the draft update. Public outreach will include targeted 
outreach to communities, on-site tours, input gathering at public venues, and 
development of visual presentation materials.   
 
Task 2.4 City Council and Planning Commission Presentations 
 
The City and its consultants will present the draft downtown Specific Plan and draft 
mixed-use zoning code update to the Bishop Planning Commission and the Bishop City 
Council and request input and feedback.  Planning Commission and City Council 
presentations should also include an educational training component on the new code 
and specific plan, how the plans fit within the larger context of other City policies, and 
how to use the code and plan as tools to implement the community’s vision. 
 

Task 3 – Final Downtown Specific Plan and Mixed-Use Overlay Zone Ordinance  
 
Task 3.1 Final Mixed-Use Overlay Zone Ordinance 
 
Based on feedback received on the draft mixed-use code, the consultants will develop a 
final mixed-use code, which shall be reviewed and approved by City staff prior to 
presentation to the Planning Commission and City Council for adoption. 
 
Task 3.2 Final Downtown Specific Plan 

Based on feedback received on the draft downtown Specific Plan, the consultants will 
develop a final downtown Specific Plan, which shall be reviewed and approved by City 
staff prior to presentation to the Planning Commission and City Council for adoption. 
The final specific plan shall also include an implementation plan, which identifies 
specific, tangible actions the City can take to implement the plan, potential obstacles to 
achieving the plan, and approximate costs and funding sources for each action. Finally, 
the Specific Plan should include a site inventory for increased housing capacity, 
reflecting the mixed-use zoning overlay and specific plan proposals. 
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Task 3.3 City Council and Planning Commission Presentations 

 

The City and its consultants will present the final downtown Specific Plan and mixed-

use zoning code to the Bishop Planning Commission and the Bishop City Council for 

consideration and adoption. 

 

Task 4 California Environmental Quality Act Compliance 

The CEQA Consulting Services to be provided pursuant to this RFP for the project shall 

include all of the tasks described below, as are necessary for the extent of 

environmental review deemed appropriate for the project by the Initial Study. The scope 

of CEQA analysis will be dependent on the level of environmental review required to 

adopt the Mixed Use Zoning Overlay and the Downtown Specific Plan: 

a. Preparation of all required CEQA documentation in accordance with CEQA as 

appropriate for the scope of the project, including, but not limited to: Initial 

Studies, Appropriate Environmental Review documentation (Notice of Exemption, 

Negative Declaration, Mitigated Negative Declaration or Environmental Impact 

Report), Notices of Preparation, Notices of Completion, Responses to 

Comments, Mitigation Monitoring Plans, Final Supplemental Environmental 

Impact Reports, Findings of Fact, and Statements of Overriding Considerations, 

if required. 

b. Consultation with the public in scoping sessions and with responsible and 

other agencies, if required. 

c. Coordination and attendance at public hearings, if required. 

d. Tribal Consultation pursuant to AB 52. 

e. Presentation of Executive Summary of CEQA documents at public hearings, if 

required. 

f. Coordination with and supervision of specialists in traffic, biology, and other 

areas as appropriate. 

g. Advice on CEQA procedure and substantive issues, including feasibility of 

specific mitigation measures. 

h. Assembly and preparation of appropriate responses to comments. 

i. Supervision of any Sub-Contractors hired by firm submitting this proposal. 

All work to be performed under any awarded contract must conform to CEQA, the 

CEQA guidelines, and all other applicable statutes, laws and all governmental agencies 

with jurisdiction over the Project.  
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Submittal and Schedule 

Any questions concerning the proposal should be directed to Elaine Kabala by phone at 

(760) 873-8458 or ekabala@cityofbishop.com. Please submit any questions by January 

31, 2019. 

 

1. Submit all required materials as detailed in the Proposal Requirements section on the 

following pages. Include three (3) copies of each, and a disc or flash-drive containing an 

electronic copy. Fee Proposals must be sealed in a separate envelope.  

 

2. Submit proposal no later than February 14, 2020 at 3:00PM in a sealed package 

clearly marked as indicated: 

 

COMPANY/FIRM NAME “PROPOSAL TO PREPARE DOWNTOWN SPECIFIC PLAN 
AND MIXED USE OVERLAY FOR BISHOP, CALIFORNIA” 
 
3. Proposal shall be submitted to:  

Planning and Economic Development Department 
City of Bishop 

377 West Line Street 
Bishop, CA 93514 

 
4. The following schedule has been established: 
 1. Advertise for request for proposals – January 3, 2019 
 2. Questions and answer period deadline – January 31, 2020 
 3. Request for proposal submittal deadline – February 14, 2020 
 4. Selection by City of Bishop – February 28, 2020 
 5. Award of Contract - March 23, 2020 
 
Proposal Requirements  

 Letter of Interest – Cover letter indicating interest in the project and identifying 
the firm’s ability to provide services needed.  

 Introduction – A brief description of the firm including the number of years the 
firm has been in existence, range of professional services, office locations, and 
staff size.  

 Work Program – In the project overview, describe the general project approach 
and process to be employed, describe the proposed project schedule including 
timeline of major milestones, deliverables, and completion.  

 Experience and Qualifications – A brief description of the firm’s prior work 
relevant to this RFP including the name, address, and phone number of client 
references and the primary contact persons. 

 Consultant Personnel – Identify individuals from the firm’s professionals and any 
sub-contractors who will work on the project along with a brief summary of the 
individual(s) and their experience. 

mailto:ekabala@cityofbishop.com
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 List of Clients and Previous Projects – Provide a list of comparable clients and 
projects examples for which similar services have be provided in addition to 
contact information. Include demonstration of familiarity with California planning 
laws and policies.   

 Timeframe Flow Chart – Submit a flow chart with estimated project timeframe for 
meeting important project targets.  

 Estimated Costs – The project budget for this plan is $386,637.The Caltrans 
Sustainable Communities Grant provides $226,637 in funding, with a $29,363 
local match provided by in-kind City of Bishop staff labor. These funds may only 
be used for tasks directly related to development of the mixed-use overlay 
(including existing conditions analysis, public workshops, and limited travel). 
Travel costs are subject to Caltrans per diem and hotel rates. The Housing and 
Community Development SB2 Grant funds the remaining $160,000 for 
preparation of Specific Plan elements and environmental review to the extent 
required.  
 
Submit cost estimates for overall completion. Cost proposals shall be included in 
a separate sealed package. Final terms may be modified in response to State of 
California grant requirements. 
 

Evaluation Criteria 

Proposals will be reviewed by the City of Bishop City Council, City Administrator, and 
Planning and Economic Development Department. The City of Bishop reserves the right 
to request additional information from firms submitting proposals.  
 
The criteria that will be considered in evaluation of the proposals will include:  
1. Capabilities and previous experience in comparable projects and specialized 
experience and technical competence of the consultant.  
2. The firm’s general approach to the project. Although the City has identified the 
general nature of services required, the consultant is given leeway toward the approach 
to the methodology to provide the proposed services.  
3. Past record of performance on projects with other governmental agencies including 
such factors as quality of work, cost control, and demonstrated ability to meet scheduled 
deadlines.  
4. Capacity of the candidate to perform the work in a timely manner and affirmatively 
respond to the inquiries and schedule of the City and dedicate the appropriate 
personnel as the schedule dictates.  
5. Qualifications of individuals who will have direct involvement in tasks on this project.  
6. Cost proposal. 
 

Attachments: 

A) Caltrans Sustainable Communities Grant Application 

B) SB 2 Planning Grant Application 

 



Scope of Work Checklist 
The Scope of Work is the official description of the work that is to be completed during the 
contract.  The Scope of Work must be consistent with the Project Timeline.  
Applications with missing components will be at a competitive disadvantage.  Please 
use this checklist to make sure your Scope of Work is complete.  
 

The Scope of Work must: 

 Use the Fiscal Year 2019-20 template provided and in Microsoft Word 

format  

 List all tasks and sub-tasks using the same title as stated in the project 

timeline 

 Include the activities discussed in the grant application   

 Include task and sub-task numbers in accurate and proper sequencing; 

consistent with the project timeline   

 List the responsible party for each task and subtask and ensure that it is 

consistent with the project timeline (i.e. applicant, sub-applicant, or 

consultant) 

 Include a thorough Introduction to describe relevant background, related 

planning efforts, the project and project area demographics, including a 

description of the disadvantaged community involved with the project, if 

applicable 

 Include a thorough and accurate narrative description of each task and 

sub-task   

 Include a task for a kick-off meeting with Caltrans at the start of the grant 

 Include a task for procurement of consultants, if consultants are needed 

 Include a task for invoicing 

 Include a task for quarterly reporting to Caltrans 

 Include detailed public participation and services to diverse communities 

 Include project implementation/next steps 

 List the project deliverable for each task in a table following each task and 

ensure that it is consistent with the project timeline  

 EXCLUDE environmental, complex design, engineering work, and other 

ineligible activities 
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SCOPE OF WORK: City of Bishop Mixed-Use Overlay Zone Update 

   
 
INTRODUCTION: The proposed project would create a mixed-use overlay district update to the 
City of Bishop Municipal Code to allow for new, sustainable housing options within the 
commercial core of the region, increasing participation in active transportation and transit, and 
reducing car trips and GHG emissions. A mixed-use district will create a better and more 
sustainable balance of housing to goods and services, encourage active transportation and transit 
use, create additional housing opportunities, spur economic development and investment, and 
preserve working and natural landscapes surrounding the community. Implementation of the 
mixed-use overlay will include comprehensive analysis of opportunities and constraints, 
identification of appropriate boundaries for a mixed use district, public workshops to gather input 
from stakeholders and community members, creation of policies to address opportunities and 
constraints, and development of a zoning ordinance ready for adoption to create a mixed-use 
overlay district.   
 
This project builds on several previous planning efforts undertaken by the City of Bishop within 
the past five years, including the 2015 Economic Development Element update to the City 
General Plan, the 2017 Environmental Protection Agency’s Sustainable Communities Action Plan 
for the City of Bishop, and multiple public workshops undertaken by the City of Bishop in 2017 
and 2018 to identify community priorities for downtown revitalization, housing needs, and 
reducing excess vacant real estate. Each of the plans and public outreach efforts concluded that 
mixed-use development is a vital strategy to addressing the long-term sustainable growth of 
Bishop, reflecting the community’s values for a vibrant downtown and preserved natural and 
working landscapes surrounding the community. Mixed-use zoning (co-mingled commercial and 
residential use) is not currently allowed by the Bishop Municipal Code.  
 
RESPONSIBLE PARTIES: The City of Bishop may procure a consulting firm to assist in this 
work. A consulting firm has not yet been selected, and the proper procurement procedures will be 
used through a competitive Request for Proposal (RFP) process. It is anticipated that a consultant 
can be procured to complete the scope of work within the identified budget. 
 
OVERALL PROJECT OBJECTIVES:  

 Reduce vehicle trips and trip duration by encouraging better locational efficiency between 
trip origin and trip destination. 

 Reduce GHG emissions and pollution through zoning changes that reduce reliance on 
motorized vehicles and supporting active transportation modes. 

 Create new, affordable mixed-use housing options to support more sustainable community 
development and provide housing options for disadvantaged communities. 

 Preserve natural and working landscapes around the Bishop community. 

 Encourage economic development and incentivize investment in infill development. 
 
1. Project Initiation 

This task includes development of a Request for Proposals (RFP) to procure a qualified consultant 
with expertise in development of mixed-use zoning code updates and a project kick-off with the 
City, Caltrans’ district staff, and the City’s consultant, if possible.  
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Task 1.1 Procure Consultants 
 
The City of Bishop will develop an RFP to procure a consultant to prepare the background study, 
including public outreach, and develop a mixed-use zoning code update with assistance from City 
staff. The RFP will be issued according to City procedures and a consultant will be selected to 
complete the scope of work. 
 
Task 1.2 Project Kick-off 
 
The City of Bishop and its consultant will conduct a project kick-off meeting with Caltrans staff to 
discuss grant procedures and project expectations.  
 

 Responsible Party: City of Bishop 
 

Task Deliverable 

1.1 
RFP, Draft Contract, City Council Staff Report, 
Finalized Contract 

1.2 Meeting Minutes 

 
2. Existing Conditions, Opportunities, and Constraints Analysis 
 
The purpose of this task is to explore existing conditions, identify project area boundaries, 
determine potential constraints and opportunities, and conduct public outreach designed to 
connect with the disadvantaged community to inform a mixed-use overlay policy. This process will 
help inform how implementation of a mixed-use district will be most successful in achieving 
project goals of increased housing and active transportation and reduced vehicle congestion.  
 
Monthly project team meetings will be coordinated with consultants, to ensure communication on 
upcoming tasks and to keep the project on time and within budget. Caltrans staff will be invited to 
the project team meetings. Due to the remoteness of Bishop, Consultants will be required to travel 
for site visits, public outreach workshops, presentations to the Planning Commission and City 
Council, and meetings with City staff. Consultants will likely need to stay overnight to 
accommodate attending these meetings. Travel expenses and per diem rates are not to exceed 
the rate specified by the State of California Department of Human Resources for similar 
employees.   
 
Task 2.1 Community Outreach 
 
The City and the consultant will hold an initial public outreach meeting to explain the project and 
solicit input from the community and Bishop Paiute Tribe on appropriate project boundaries, 
opportunities and constraints, existing conditions, and goals for a mixed-use district. Public 
outreach will include targeted outreach to disadvantaged communities, on-site tours, input 
gathering at public venues, and development of visual presentation materials.   
 
Task 2.2 Stakeholder Interviews 
 
The City will work with the consultant to identify interested stakeholders to explain the project and 
solicit input from the community on appropriate project boundaries, opportunities and constraints, 
and existing conditions.  
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Task 2.3 Preliminary Research 
 
The consultant will research the various available reports, data, and existing City land use policies 
to begin informing a mixed-use zoning policy. The results will be summarized in a report that will 
be shared with the City, in draft form for input, prior to finalizing.  
 
 
Task 2.4 Opportunities/Constraints Memorandum 
 
The consultant will prepare an opportunities and constraints memorandum based on the 
preliminary research and stakeholder interviews. The memo will be shared with the City, in draft 
form for input, prior to finalizing.  
 
Task 2.5 Mixed-Use Zoning Code Alternatives Memorandum 
 
Based on the previous tasks, the consultant will develop various mixed-use overlay concepts and 
alternatives to begin soliciting input regarding various approaches to zone boundaries, density, 
mixed-use case studies, traffic and parking solutions, and potential build-out scenarios. The 
memo will be shared with the City, in draft form for input, prior to finalizing.  
 
Task 2.6 Community Workshops 
 
Based on the previous tasks, the City and consultant will conduct workshops with members of the 
community and interested stakeholders to review the mixed-use overlay zone, and to provide 
further goals in order to move forward with the draft policy development. The consultant will 
summarize the results of the workshops in a report.  
 
 

 Responsible Party: City of Bishop/Consultants 
 

Task Deliverable 

2.1 
Community attendee sign-in sheet, Summary 
Report 

2.2 Stakeholder List, Summary Report 

2.3 Existing Conditions Memo 

2.4 Opportunities and Constraints Memo 

2.5 Mixed-Use Zoning Code Alternatives Memo 

2.6 
Community attendee sign-in sheet, Summary 
Report 

 
3. Draft Mixed-Use Overlay Zone Ordinance 

The purpose of this task is to develop a draft mixed-use overlay zoning code update to the Bishop 
Municipal Code for public review. Monthly project team meetings will be coordinated with 
consultants, to ensure communication on upcoming tasks and to keep the project on time and 
within budget. Caltrans staff will be invited to the project team meetings. Due to the remoteness of 
Bishop, Consultants will be required to travel for site visits, public outreach workshops, 
presentations to the Planning Commission and City Council, and meetings with City staff.  
Consultants will likely need to stay overnight to accommodate attending these meetings.  Travel 
expenses and per diem rates are not to exceed the rate specified by the State of California 
Department of Human Resources for similar employees.   
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Task 3.1  Administrative Draft Mixed-Use Overlay Zone Ordinance 

The consultant will develop an Administrative Draft Mixed-Use Overlay Zone Ordinance for review 
by City staff. 
 
Task 3.2  Draft Mixed-Use Overlay Zone Ordinance 
 
The consultant will develop a Draft Mixed-Use Overlay Zone Ordinance for public review by the 
City, the community, and other interested stakeholders.   
 
Task 3.3  Community Workshops 
 
The City and its consultant will conduct community workshops to present the draft mixed-use 
overlay zone to the community and stakeholders and solicit input on the draft update. Public 
outreach will include targeted outreach to disadvantaged communities, on-site tours, input 
gathering at public venues, and development of visual presentation materials.   
 
Task 3.4  City Council and Planning Commission Presentations 
 
The City and its consultants will present the draft mixed-use zoning code update to the Bishop 
Planning Commission and the Bishop City Council and request input and feedback.  
 

 Responsible Party: City of Bishop/Consultants 
 
 

Task Deliverable 

3.1 
First Administrative Draft Mixed-Use Zoning 
Code Update 

3.2 Public Draft Mixed-Use Zoning Code Update 

3.3 
Attendee Sign-in Sheet, Meeting Materials, 
Summary Report 

3.4 Staff Reports, Summary Report 

 
 
4. Final Mixed-Use Overlay Zone Ordinance 

The purpose of this task is to develop a final Mixed-Use Overlay Zone Ordinance. Monthly project 
team meetings will be coordinated with consultants, to ensure communication on upcoming tasks 
and to keep the project on time and within budget. Caltrans staff will be invited to the project team 
meetings. Due to the remoteness of Bishop, Consultants will be required to travel for site visits, 
public outreach workshops, presentations to the Planning Commission and City Council, and 
meetings with City staff.  
 
Consultants will likely need to stay overnight to accommodate attending these meetings.  Travel 
expenses and per diem rates are not to exceed the rate specified by the State of California 
Department of Human Resources for similar employees.   
 
Task 4.1 Administrative Final Mixed-Use Overlay Zone Ordinance 
 
The consultant will develop an Administrative Final Mixed-Use Overlay Zone Ordinance for review 
by City staff, including an implementation strategy for adoption. 
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Task 4.2 Public Final Mixed-Use Overlay Zone Ordinance 
 
The consultant will develop a Final Mixed-Use Overlay Zone Ordinance for public comment, 
including an implementation strategy for adoption. 
 
Task 4.3 City Council and Planning Commission Presentations 
 
The City and its consultants will present the final mixed-use zoning code to the Bishop Planning 
Commission and the Bishop City Council and request input and feedback. 
 
Task 4.4 Final Mixed-Use Overlay Zone Update Ordinance 
 
The consultants will finalize the Mixed-Use Overlay Zone Ordinance so that is ready for 
implementation. 
 

 Responsible Party: City of Bishop/Consultants 
 

Task Deliverable 

4.1 Administrative Final Mixed-Use Zoning Code Ordinance 

4.2 Public Final Mixed-Use Zoning Code Ordinance 

4.3 City Council/Planning Commission Presentations 

4.4 Final Mixed-Use Zoning Code Ordinance 

 
5. Invoicing and Reporting  
 

The purpose of this task is to prepare and submit required invoices and progress reports. 

 
Task 5.1 Invoicing and Reporting 
 
Invoicing and reporting will occur at least quarterly, per Caltrans’ requirements.  
 

 Responsible Party: City of Bishop/Consultants 
 
 

Task Deliverable 

5.1 Invoices, Required Reports 
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Project Title

Task 
Number

Responsible 
Party

Total 
Cost

Grant 
Amount

Local
Cash 
Match

Local 
In-Kind 
Match J A S O N D J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J Deliverable

1
1.1 Procure Consultants City $4,500 $3,984 $516 x x RFP, Staff report, draft/final contract
1.2 Project Kick-off City/Consultants $4,500 $3,984 $516 x Meeting minutes
2

2.1 Community Outreach City/Consultants $12,643 $11,066 $1,577 x x Sign-in sheet, summary report, travel receipts
2.2 Stakeholder Interviews City/Consultants $7,000 $6,197 $803 x stakeholder list, summary report
2.3 Preliminary Research City/Consultants $23,000 $20,362 $2,638 x x x Existing Conditions Memo
2.4 Opportunities/Constraints Memo City/Consultants $23,583 $20,878 $2,705 x x x Opportunities and Constraints Memo
2.5 Mixed-use Zoning Code Alt. Memo City/Consultants $29,584 $26,191 $3,393 x x x Mixed-Use Zoning Code Alts. Memo
2.6 Community Workshops City/Consultants $14,644 $12,838 $1,806 x x x Sign-in sheet, summary report, travel receipts
3

3.1 Admin Draft Mixed-Use Zone Update City/Consultants $32,500 $28,772 $3,728 x x x x Admin Draft Zoning Code Update
3.2 Draft Mixed-Use Zone Update City/Consultants $22,167 $19,624 $2,543 x x Public Draft Zoning Code Update
3.3 Community Workshops City/Consultants $17,356 $15,492 $1,864 x x Sign-in sheet, summary report, travel receipts
3.4 Council/Plan Comm Presentations City/Consultants $8,000 $7,082 $918 x x Staff reports, summary report
4

4.1 Admin Final Mixed-use Zone Update City/Consultants $18,000 $15,935 $2,065 x x Admin Final Zoning Code Update
4.2 Public Final Mixed-use Zone Update City/Consultants $11,166 $9,885 $1,281 x x Public Final Zoning Code Update
4.3 Council/Plan Comm Presentations City/Consultants $11,357 $10,181 $1,176 x x City Council/Plan Comm Presentations, travel receipts
4.4 Final Mixed-use Zone Update City/Consultants $6,500 $5,754 $746 x x Final mixed-use zoning code ordinance
5

5.2 Invoicing and Report City/Consultants $9,500 $8,410 $1,090 x x x x x x x x x x x x x x x x x x Invoices, required reports
TOTALS $256,000 $226,637 $29,363 $0

.

Staff Meeting, Invoicing, Report

Final Mixed-Use Overlay Zone Ordinance

Reimbursement of indirect costs is allowable upon approval of an Indirect Cost Allocation Plan for each year of project activities.   
Provide rate if indirect costs are included in the project budget.  Approved Indirect Cost Rate: ______%

Note: Each task must contain a grant amount and a local cash match amount. Local cash match must be proportionally distributed by the same percentage throughout each task. Local in-kind match needs to be indicated where in-kind 
services will be used. Please review the grant program section that you are applying to for details on local match requirements. The project timeline must be consistent with the scope of work. 

Project Initiation

Existing Conditions, Opportunities, and Constraints Analysis

Draft Mixed-Use Overlay Zone Update Ordinance

California Department of Transportation
Transportation Planning Grants

Fiscal Year 2019-20

PROJECT TIMELINE

City of Bishop Mixed-Use Overlay Zone Update Grantee City of Bishop
Fund Source Fiscal Year 2019/20 FY 2020/21 FY 2021/22
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