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• But, it doesn’t know what it  intends to make

Conventional Zoning



At their core, Codes:

• Allow the use of property

• Provide standards for planning and design of development

• Provide procedures for review, approval, administration

Zoning Codes Decoded



• Emphasis on regulation by use

• Disconnect between land use, urban form and design

• Exceptions become the rule

Conventional Zoning

95.Physical culture institution

109. Potato chip  manufacturing

127. Tombstones, retail sales

135. Turkish bath

19. Baths, Turkish

25. Boxing arena

28. Chinchillas, retail sales

41. Eleemosynary institutions

42. Embalming business





Industrial zoningResidential zoning







Incompatibility

But within height limit



Incompatibility

But within limits and allowed use



Street independent of its context Street is part of the context

Conventional     vs. Vision-Based



Streets designed for cars rather than people

The Products of Conventional Zoning



Conventional     vs. Vision-Based

Open space only as quantity Open space scaled to its place



Relationship to street 
not considered

Streetscape is shaped 
intentionally

Conventional     vs. Vision-Based



Floor Area Ratio = GBA / Lot area
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Conventional Zoning
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Fear of density

The Products of Conventional Zoning



Conventional

Community Standards or Standard Communities?



Vision-Based

Standards tailored to the Vision



Conventional Zoning



‘Un’ Conventional Zoning



TYPES  OF  VISION  BASED  CODES



Mandatory Code
•  Compliance is never voluntary
•  Replaces  some aspects of the previous code
•  May replace existing zoning or may span existing zoning districts with an overlay zone

Parallel Code: Compliance is always voluntary
•  Supplements, but does not replace any aspects of the previous code
•  May correspond to existing zoning, or span existing zoning with an overlay zone
• Adopted as an optional “overlay zone”
• Use of this code is typically encouraged by density bonuses
• Additional incentive: a streamlined approval process

Floating Code
• Compliance is usually voluntary
• Supplements, but does not replace any aspects of the previous code
• Always replaces existing zoning, but only on request of the landowner



WHITTIER 

200 ACRES

SARASOTA

14 ACRES SANTA  ANA

457 ACRES

PASO ROBLES 

1000 ACRES

SOUTH GATE

CORRIDORS



Rules: Building form as important as land use regulation

Emphasis: Mixed-use and mixed housing types

Public Realm: Greater attention to streetscape, design, role of buildings

Standards: Intentionally based on context and/or desired context

Public Process: Design-focused / informed by exstg conditions analysis

Vision-Based Code Principles



1. Streets, Blocks, and Lots:

• public realm in support of 
private property and activity

• Intersection spacing

• block dimensions

• lot sizes

Placemaking Components



2. Public Realm and Streetscape:

• R.O.W. width

• landscape 

• street furniture

Placemaking Components



3. Buildings:

• types 

• placement

• height and profile

• frontage

• mass and volume

Placemaking Components



Zoning

Conventional



Zoning

Conventional Vision-Based



Zoning

Conventional Vision-Based



Placemaking Components into Standards

BUILDING TYPES

FRONTAGE

STREETSCAPE

SIGNAGE

LAND  USE



Level of  Regulation



WHAT’S  THE  VISION ?





ILLUSTRATIVE   PLAN: 

INTENDED  RANGE OF CHARACTER



New Gateway to Downtown from I-5



Lined Parking Structure at Ortega and Del Obispo



Del Obispo – Current Condition



Del Obispo – Future Condition



Camino Capistrano, City Park, City Hall and Housing Infill



City Hall on Park



Plaza at Market Hall on Camino Capistrano



Composite Change over Planning Horizon



Zoning Map



Zone Purpose and Characteristics





LAND USE STANDARDS





STREETSCAPE  STANDARDS









FRONTAGE  STANDARDS











Frontyard / Porch

Stoop Forecourt

Less Urban Types

Common yard



ShopfrontGallery

Arcade

More Urban Types



Building Type: 
Court

Variety of 
Frontages:

Frontyard

Stoop

Shopfront

Front yard Stoop Shopfront

Flexibility









DEVELOPMENT STANDARDS







BUILDING TYPE STANDARDS



House-Scale and Block-Scale Buildings



THE RANGE OF BUILDING TYPES



Single Dwelling and Carriage House Duplex to Quadplex

Rowhouses Courtyard Housing

House-Scale Types



Flex Block

Lined Block Tower

Block-Scale Types



COMPATIBLE  BUILDING  TYPES





BUILDING SIZE AND MASSING



30 ft max height



35 ft max height



3 stories / 35 feet max

1

2

3



Up to 5 stories / 50 feet max

1

2

3

44

5



Building Size and Massing

3

5

4

2 to 3

4

2 to 3





Building Size and Massing

250 Feet long



125 Feet long



80 Feet long



SIGNAGE  STANDARDS

















TESTING  THE  CODE



 Work with local owners, developers and architects to:

• determine if vision is fully enabled

• test the limits of the code

 Identify adjustments or issues to address

 Discuss needed adjustments with community

 Finalize Code for Adoption by City Council



APPLYING  THE  CODE







Translating your Vision into Standards

Anthony Perez
1 Oct, 2010


