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MEETING OBJECTIVES
Review and Receive Feedback for Specific Plan 
Development Standards
• Building Heights
• Densities (Standard for the number of 

housing units on a lot -- du/ac) and 
Intensities (Standard for size of a building on 
a property – floor area ratio/FAR)

• Building Location on Sites (Setbacks, Build-
To Lines)

• Building Typologies



Draft Development Standards:
The following analyses are based on the 
current Draft Downtown Specific Plan
Based on the draft Plan, do the standards for 
density/intensity, building placement, intensity, height, 
encroachments, and building typologies reflect the 
intended character for the zone in which they are located?



Development Standards: 
Some New Considerations
Development standards in the  Downtown area may need to be 
reconsidered to meet RHNA requirements during preparation of 
the 2021 – 2028 Housing Element. Public discussions about 
accommodating RHNA units will begin this month.

Standards for floor height may be insufficient to meet objectives 
for the design of viable commercial uses and energy-efficient and 
sustainable buildings



Development Standards: 
Some New Considerations
SB 330 requires that the maximum housing density on a parcel 
may not be reduced below that prescribed by the General Plan 
and zoning in place on 1.1.18 without increasing the density on 
other parcels to offset the loss of units on that parcel (Mission 
Street SP allows a maximum FAR of 1.5)
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The Downtown 
Specific Plan 
establishes 
standards for two 
new mixed-use 
zones:
 Mission Street Zone 

(depicted in orange)

 Fair Oaks Avenue 
Zone (depicted in 
red)

.
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The Downtown Specific Plan establishes the following 
standards for new development:

 Building Placement

 Allowed Building Intensity, Density, Types, and Site Size

 Parking

 Frontages and Encroachments

 Building Standards (Allowable Types/Typologies)

 Streets, Blocks, and Open Spaces

 Landscape Standards

 Signs and Other Standards

Tonight’s meeting will discuss the items in red.
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Development Standards: Mission Street Zone
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Development Standards: Fair Oaks Avenue Zone



Development Standards
Building Heights



MISSION STREET 
ZONE TODAY

Most existing 
buildings are one or 
two stories and 15’ to 
28’ in height…

Draft Development 
Standards |  
Building Heights



MISSION STREET 
ZONE TODAY

…a number of existing 
buildings are 
constructed to three 
stories (32’ – 38’ plus), 
with vertical setbacks 
above the second floor 
to reduce the visual 
sense of height along 
the street frontage.

Draft Development 
Standards |  
Building Heights



Draft Development 
Standards |  
Building Heights
MISSION STREET 
ZONE
Base maximum 
building height: 
2 stories/25 feet

Bonus height for 
projects providing 
community benefits 
(see next slide): 
3 stories/45 feet

CORRECTIONS ARE REQUIRED
1Maximum height depicted on the diagram is inconsistent with the SP’s 
development standards and insufficient to meet energy and sustainability 
objectives
2No standard specified by the SP for a horizontal setback for the third story
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MISSION STREET 
ZONE
Bonus height for 
projects providing 
community benefits

To receive a height bonus, a project must:
• Provide 10% affordable housing

and at least one of the following:
• Provide public parking spaces (at least 50% of all of the required off-street 

parking spaces and no less than 25 spaces)

• Provide a public park

• Achieve USGBC level silver or higher sustainable building and/or site 
development standards

• Improve street frontages along Mission or Fair Oaks by removing surface 
parking or vacant lots along the street

• Provide public amenities greater than Code requirements such as landscaped 
plazas, bicycle and active transportation support facilities, or public parking 
spaces

• Provide community-desired goods and services not available elsewhere in the 
Downtown area such as a hotel

• Provide affordable housing units greater than the 10% specified in this section

• Demonstrate a net fiscal impact
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Draft Development 
Standards |  
Building Heights



MISSION STREET 
ZONE
Draft base and bonus 
height standards 
specified by the SP are 
depicted in the 
diagrams to the right.

Base + Bonus HeightBase Height
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Draft Development 
Standards |  
Building Heights



FAIR OAKS 
AVENUE ZONE 
TODAY

Most existing 
buildings are one or 
two stories and 15’ to 
28’ in height…

Draft Development 
Standards |  
Building Heights



FAIR OAKS 
AVENUE ZONE 
TODAY

…a few are three 
stories in height, 
within the City’s 45’ 
limit…

Draft Development 
Standards |  
Building Heights



FAIR OAKS 
AVENUE ZONE 
TODAY

…and the auditorium 
of the Rialto Theater 
exceeds the 45’ limit, 
though is vertically 
setback reducing the 
appearance of its 
mass along the 
street frontage.

Draft Development 
Standards |  
Building Heights



FAIR OAKS 
AVENUE ZONE
Base maximum 
building height: 
3 stories/35 feet

Bonus height for 
projects providing 
community benefits: 
4 stories/45 feet

CORRECTION:
1No standard specified by the SP for a horizontal setback for the fourth story

Draft Development 
Standards |  
Building Heights
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FAIR OAKS 
AVENUE ZONE
The bonus height of 45’ 
yields average floor 
heights of 11’ for a 4-
story building, which is 
inconsistent with typical 
retail floors of 14’ – 16’ 
and 12’ for residential, 
impacting daylighting 
and ventilation needs 
for conformance with 
green building 
standards.

Draft Development 
Standards |  
Building Heights



DO THE 
STANDARDS 
REFLECT BEST 
PRACTICES?

Average floor height of 
12’ (base) inconsistent 
with typical heights for 
retail uses (14’-16’) and 
impacts ability to 
conform to green 
building standards for 
daylighting and 
ventilation.

For retail sales and restaurants: 14’ – 16’

For “green buildings” (energy and ventilation): 14’ – 18’+

Draft Development 
Standards |  
Building Heights



FAIR OAKS 
AVENUE ZONE
Base and bonus height 
standards are depicted 
in the left column 
diagrams.
For your consideration, 
additional height to 
meet objectives for 
energy efficient/ 
sustainable buildings 
and accommodate 
retail uses depicted in 
the right column. 
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Plan Standards FOR CONSIDERATION
Addit’l Height/Retail & EnviroDraft Development 

Standards |  
Building Heights



CONCLUSIONS

 Height standards may be inconsistent with current built 
patterns adjoining the Metro Gold Line station

 For your consideration, in general maximum heights may be 
need to be revised to:

• Enable the City to accommodate housing consistent with 
RHNA targets

• Enable the City to meet requirements for “no net loss of 
housing units” (SB 330) as projects are approved

• Achieve objectives for sustainable building

• Corrections are required:

• Revise maximum height for Mission Street building cross 
section diagram (page 98) from 40 feet to 45 feet

• Eliminate vertical setbacks on building cross sections for 
both zones (pages 98 and 99) unless requirement added 
to development standards 

Draft Development 
Standards |  
Building Heights



Development Standards
Building Intensity/Density



Draft Development 
Standards |  Floor 
Area Ratios & 
Density
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Mission Street Zone

Fair Oaks Avenue Zone



Draft Development 
Standards |  Floor 
Area Ratios & 
Density
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Mission Street Zone

Fair Oaks Avenue Zone

HOW DO THE 
DENSITIES/ 
INTENSITIES 
CORRESPOND 
WITH PERMITTED 
BUILDING 
HEIGHTS?



Draft Development 
Standards |  Floor 
Area Ratios & 
Density

Comparison of a 
constructed mixed-
use building with 
the draft Plan’s 
standards for 
height and density 
Encinitas, CA

Encinitas Draft SP

Height 3/38’
2/25’ (NA)

3/35’
3-4/45’

FAR 1.8 2.5

Units/
Acre 48 30

CONCLUSIONS:
DSP intensity (FAR) exceeds 
feasible FAR within height 
limits, while density (du/ac) is 
considerably less than feasible; 
may want to reduce FAR



Comparison of a 
proposed mixed-
use building 
containing housing 
above ground floor 
retail and public 
plaza with the draft 
Plan’s standards 
for height and 
density 
Ventura, CA

Typical Achievable Density/Intensity with a 45’ Height Limit and 
Setback and Open Space Requirements: 
FAR 1.8 | DU/AC 50

Draft Development 
Standards |  Floor 
Area Ratios & 
Density



Increased building 
heights would be 
required to 
accommodate 
Downtown Plan’s 
standard for intensity 
(FAR 2.5) and 
require voter 
approval

Draft Development 
Standards |  Floor 
Area Ratios & 
Density

Additional Building Height 
Required to Achieve Draft 
Plan’s FAR 2.5 Standard

Additional Building Height 
to Achieve Sustainable 
Standards with FAR 2.5

Maximum Achievable 
FAR Within Draft Bonus 

Height Standard 

FOR CONSIDERATION:

45’ Height Limit

MAX FAR: 1.5 – 2.0



EXAMPLE BUILDINGS 
WITH FAR 1.5
.

Draft Development 
Standards |  Floor 
Area Ratios & 
Density



EXAMPLES
FAR 2.0 – 2.5
Illustrative typical 
building heights with 
code-required 
setbacks and open 
spaces: 
Stories: 4 - 6
Height: 48’ – 68’
.

Draft Development 
Standards |  Floor 
Area Ratios & 
Density



CONCLUSIONS
• For your consideration 

specified height limits 
would allow City to 
achieve greater density

• Draft 2.5 FAR cannot be 
constructed within 
height limits; 2.0 FAR is 
more realistic

Height: 25’ Height: 35’ Height: 45’
FAR

• Plan: 2.5 Not feasible Not feasible Not feasible

• Max feasible 
FAR

• 0.35 (surf prkg)
• 1.2-1.5 (subt prkg)

1.5 – 1.7 1.8 – 2.0

DENSITY (with structured or subterranean parking)

• Plan: 24-30 
du/ac

Feasible for 100% 
residential or 

horizontal mixed 
use only

Feasible Feasible

• What is 
Feasible?2

Not feasible 36-52 du/ac 52-87 du/ac

REQUIRED BUILDING HEIGHTS FOR SUSTAINABLE BUILDINGS AND ACTIVE 
GROUND LEVEL RETAIL

30’-32’ (stories) 40’-42’ (3 stories) 52’-54’ (4 stories)

1Buildings vertically integrating housing above retail require 3 story minimum; horizontal 
mix is feasible
2Additional permitted density within prescribed building height standards provides 
additional capacity for housing development

Draft Development 
Standards |  Floor 
Area Ratios & 
Density



Development Standards
Building Setbacks
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Development Standards: Building Placement



Development Standards: Building Placement

 In general, buildings directly 
abut and form a semi-
continuous “wall” along the 
sidewalk with some forecourts 
and “cut-outs” for dining & 
plazas

 Most properties do not include 
landscaping along their building 
frontage

 Standards require new buildings 
to be constructed within 0’ – 10’ 
of the primary street frontage 
and allow for encroachments for 
arcades, balconies, bay 
windows, and eaves

MISSION STREET ZONE



Development Standards: Building Placement

Conclusions:

 New development conforming to 
the Plan’s standards would 
result in a consistent “building 
wall” along the Mission Street 
frontage, contributing to an 
enhanced pedestrian 
environment

 For consideration: Draft 
standards a setback or 
landscape in these areas

MISSION STREET ZONE
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Development Standards: Building Placement



Development Standards: Building Placement

 In general, buildings directly 
abut and form a semi-
continuous “wall” along the 
sidewalk with some forecourts 
and “cut-outs” for dining & 
plazas between Oxley Street 
and Hope Street.

 Most properties do not include 
landscaping along their building 
frontage

FAIR OAKS AVENUE ZONE



Development Standards: Building Placement

 In other blocks, buildings are set 
back and separated from the 
street with surface parking

 Standards require new buildings 
to be constructed  a minimum of 
5’ and maximum of 15’ of the 
street frontage and allow for 
encroachments for arcades, 
balconies, bay windows, and 
eaves

FAIR OAKS AVENUE ZONE



Development Standards: Building Placement
FAIR OAKS AVENUE ZONE

Conclusions:
 New development conforming to 

the Plan’s standards would 
result in a consistent “building 
wall” along the Fair Oaks 
frontage, contributing to an 
enhanced pedestrian 
environment

 Existing surface lots would be 
replaced by infill buildings

 For consideration: Draft 
standards do not require 
landscape in front setbacks



Development Standards
Building Typologies



Development Standards: Building Types
DRAFT SPECIFIC PLAN PLAN | PAGES 102-103
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Building Types
DRAFT SPECIFIC PLAN PLAN | PAGES 102 & 104

Photo replacements indicated by red box



Building Types
DRAFT SPECIFIC PLAN PLAN | PAGES 102 & 105

Photo replacement 
indicated by red 
box



Building Types
DRAFT SPECIFIC PLAN PLAN | PAGES 102 & 106
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Building Types
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Building Types
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Building Types
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Building Types
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Building Types
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Building Types

Photo replacement indicated by red box



Upcoming Planning Commission Meetings:
General Plan/DTSP Discussions

Date/Time Location Topic

June 9, 2020
6:30PM to 8:30PM On-Line Meeting Development Standards Part 2 and Parking

July 14, 2020
6:30PM to 8:30PM On-Line Meeting Signage and Special Events



Discussion



November 2019
Public Workshop Slides



Development Standards

• Extraordinary sustainable building and 
site development performance

• Improves the street frontages

• Provides public amenities such as 
plazas, bicycle support facilities, or public 
parking 

• Provides community-desired goods and 
services 

• Provides additional affordable housing units 

• The project has a demonstrated net fiscal 
impact.

 Base maximum building height: 35 feet

 Bonus height for projects providing any or a mix of the following community benefits: 
Maximum 45 feet



Development Standards: Examples
Building Placement

Allowed Building Intensity, 
Density, Types, Height, and 
Site Size



Development Standards: Examples


