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FOREWORD

Neighborhoods change and evolve over tifiecase in pointthe South Broad Street neighborhood,
bounded by Broad Street on the west, the Union Pacific Railroad tradke @ast, Downtown and the
Railroad Historic District to the northwest and west, and Orcutt Road on the south is a neighborhood in
transition. This roughly #0-acre neighborhood, once hort® many ItalianAmericans and railroad

workers, is one of h e

Oldestyrasidential neighbimoods, dating to the early 1880Though many

dwellings remain, most of the neighborhood, sometimer e f er r e d t loas lzean refplacedtby | e | t
a mix of commercial, light industrial, waste recycling, auto satego repair and other uses and

businesses.

The Gener al Pl an

Figure F.1.Vicinity Map

denti fies this

South Broad Street - Vicinity Map
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SOUTH BROAD STREET PLANNING AREA MAP
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Figure F.2. South Broad Street Corridor

Planning Area

area as an
should prepare a plan to encourage innovative design
concepts thahelp revitlize and beautify tharea.In
addition, the Housing Element identifies this area as
having potential for infill housing development.
Working with its citizens and the California Department
of Transportation (Caltra), the City has prepared this
Area Ran to meet Generall® policy, to help guide
the areads private devel opmen
and residential uses, to achieve needed public
improvements and to encourage the development of
higherdensity infill housing.The Area Plan does this

with three primary toolsa new land use vision, an

emphasis on housing, and febased codes to guide

and implement change.

nOpt

A Fundamental Shift in Land Use

Over a 20year planning horizon, theéArea Plan
anticipates approximately 425 new dwellings;
880,000square feet otommercial spacea revitalized
architectur al character
uses and more walkable, attractiveand accessible
streets and public spacddnder theArea Plan, mixed
density residential use smalscale retail sales, offices
and neighborhooderving uses would be encouraged.
Existing servicecommercial uses would gradually
transition to more compatible usesich as smakcale
workshops, worldive studios and other compatible
servicecommercial uses.

t hat

A Smart Growth Opportunity

Redevelopment of the South Broad Street Corridor
makes good sens&he Corridor is close to shopping,
schools, employmententers and major transportation
facilities, including public transit, the San Luis Obispo
County Regional Airportand the Amtrak Train Station.

By emphasizing infill development, thérea Plan

i mpl ement s t he Cityobs ItSmart
encourageswalking, bicycling, and public transit use

7
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and avoids the need éxtendmajor streets or utilities into undeveloped areas.
Form-Based Codes

This AreaPlan useform-basedc odes (FBCs) to achieve the communi
Street CorridorIn this area, the City wants to promote mixed residential and commercial uses, improve
the appearance and safety of streets and other public places, and expand hoasimgjtgs

FBCsregulate land use and development through clear, illustrated standards for the design of streets,
buildings and public space3.hey emphasize the physical form and spatial qualities of watsasand

can increase deivleiltopdmemor fipotehi pt ape FERCguseaearer s an
specific standards to allow more flexible approaches to land use, paskihgesidential density than

possible under conventional zoning standards with the end goal of creatirguhidgy, sustainableand

vibrant neighborhoods and lplic spacesl.and se changes can happen graduialgesponse to changing
community needs and market forces.

The South Broad Street Corriddrea Plan emphasizes the development of rdfaliily, stackedflats;
town homea; and mixeduse developments to expd the range of housing typasd price, to increase
tenure andto hdp meet diverse housing demandshe area
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Chapter 1: INTRODUCTION

1.1PURPOSE AND INTENT

The overarching purposesf the South Broad Street CorridokreaPlanar e t o i mprove th
transportation safety, encourage mixed land uses, increase affordable hausilg enhance t he
appearance as a major City gatewakis plan implements the following General Plan Land Use
Element Policy and Housing Element Program for the South Broad Street Corridor area

Land Use Elemend Policy 8.3

Figure 10 of he General Plan shows the South Broad Street Cofiiktea 3)a s  gtionafiuse and
special design araalt is one of several areas where the General Plan calls for the City to consider a
range or mix of useshich do not necessarily match any single use district described in the Land Use
Element.

Thepolicysaysthat he fArenovation of str e ddcalsiagneosraged amch d s c ap
that the City should work with property owners to prepare area plans containing design guidelines and
implementation programs. Programs may include implementation incentives, such as variations from
development standards or loan fuddShe South Broad Street Corridérea Planis a result ofthis

policy.

The Area Plan combines a range and mix of land uses especially suited to this area within a specific
physical design framework amtiplementation strategVith this plan, the City itends to:

(A) Choose appropriate land uses for the planning, atd&ing an area plan and forvased codeto
address specific land uses and requirements for improved public facilities, including streets, sidewalks,
utilities, and bike paths; and

(B) Encourage innovative design concepts which heljitalize and beautify the area.
Housing Elemen® Program 6.12A

Program 6.12A and Figure lof the Housing Elemerndentify the Little Italy district and portions of the
South Broad Street Corridor area for possible rezoning to encourage-usigettvelopment and higher
density housinginr esponse, t -R0@5 Fdantigl lan id2ndifiéd Broad Street Corridor
Enhancemat as a Major City Goal.

The Pl armrwialtleofArmemd revitalize a neighborhood that
in terms of public and private improvemefhe corridor is ideally situated to implement now widely

accepted transirienteddevelopment principledt could beomea place where people live, wornd

play near schools, parks, shopping, jdrsd services, as well bean area where people dirgked to the

City and region through several transit modesaddition, as discssd in the Housing Element, thétle

Italy area may offer opportunities for levand moderateost housing with convenient access to jobs,

services, Downtowrand the nearby Railroad Transit Center.

1.2THE PLAN AREA AND ITS ISSUES
The Plan Area

The South Broad Street Corridor is centrally situated in the City of San Luis Obispo, with the Regional
Transit Center, Fire Station #lawthorneElementary Schophnd Meadow Park anchoring the northern

9
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portion of the areaThe southern end of the corridor includes retail shopping cemilersine Lewis
Memorial Selter, and the Dame@arcia Sports Fields facilithe Villa Rosa residential condominium
development, which includes affordable to upper moderateme dwelling units, is a major residential
node for the southern portion of the plan area.

The onemile stretch of Broad Street between High Street and Orcutt Road is the corridor of the planning
area.Approximately 5,500 people live within odwlf mile of the corridgrmostly on the west side of

Broad Streetln aregional context, Broad Streetisthtd t yds main connection with
County Regional Airport and with the cities of Arro@gande, Pismo Beach, and Grover Beach via State
Highway 227 and Price Canyon Roddne of the main objectives of the plan is to improve bicycle,
pedestrian, transiand vehicular linkages within and through the corridor, thereby making it more livable.
Existing and potentidinkages are shown in Figuied.

Corridor Issues

The South Broad Street Corridor poses several planning iShuese were identified at public workshops
held in 2004 and 2006, and at numerous public meetings during 2006 apdZ008These issues have
shaped t he Pl aamndpogrgms arld sire sumrodrized belewsand incladd: use Broad
Street airport planning, transportation safety, connectj\atyd aesthetics.

Figure 1.3The fispined of ath
Broad Street (looking south from South
Street) currently functions efficiently in its
role asan extension ofState Route 227, but is
also a barrier between neighborhoods on the
west side and east side of the street.

10
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B ————— * sjte Constraints & Opportunities Analysis S Lus Oniseo: Sourh Bacwd Sreey Commoon

Figure 1.4 Site Constraints and Opportunities Analysis (Prepare 11x17 foldout map.)
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Land Use

I n 2008, mdryeGnaral®aa designationServices and Manufacturingvas the result of the
areab6s historic assoc.i,tisland use dégnatibn no lbnger suitsihler aCd d ;y 6s0
contemporaryirban pattern.

Development inhe area began in the late 1880s as a residential subdivision and was eventually zoned
under County juri sdi dttwa® fater aasnexed nia thel Ciycdssie -mgc €
commercial/light industrigdb ma k irnegmatihnei n g h oanersf dirlAeirgadhousing andh

retail shops and services develop neathy,more intensive serviemmmercialand manufacturing uses

can pose compatibility issuesia tonoise,truck traffic, or other use characteristic®ther areas, such as

the Sacramento Drive and Airport aseaffer servicecommercial and manufacturing zoned land with
larger lots, better accesmdbetterpublic facilities than the South Broad Strasta dfers.

The area lacks public facilities common in other City neighborhoods, such as continuous sidewalks, street
trees, and crosswalkRevitalization has been difficult due to the lack of a cohesive plan for the area,

l i mi ted access, develbpmentapattera @fssmall iparcels, ramdcthe need for public
improvementsThis Plan provides the vision and the tools to create opportunities for infill development,
compatible mixed land usesnd a more attractive, walkable neighborhood

SOUTH BROAD STREET CORRIDOR - OBLIQUE VIEW

Broad Street

The Broad Street corri
transportation and transit network, linkin
Downtown with the SLO County Regional Airpot
and South CountyThe Regional Transportatior
Center, located just norttf the planning area in the
Railroad Historic District, is a public transit hub fc
citywide, regiongl and statewide bus and trai
service.

Ci t

Broad Street serves multiple transportation neex:
aregionalarterial streeandas alocal street serving
businesses, residences, shoppingnd public
facilities. Its design allows for high traffic volumes
relatively high speedsnd continuous, uncontrollec
left turns into streets and driveways, making
difficult for residents to acas businesses, adjacel
neighborhoods, schoglparks, and public transitt

poses an obstacle to residents west of Broad St
who desire improved mobility through th
neighborhood, particularly to commercial uses a
neighborhood features on the eade©f the street.

As shown in Figure 5, several important kegand

community facilities are in the vicinity of thélan A — (] et ot i e

area South Broad Street functions as arterial

street, providing local access to those facilities. Figulre 1.5 Plan Area With Community
Facilities

12
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Airport Land Use Plan

Most of the planning area is located within Safe
Area S2 of the Airport Land Use Plan (ALUP), a
shown in Figure B. The ALUP sets land use an
design standard$o balance airport planning an
safety needs with land use, residential density «
infill goals. The Area Plan is consistent with the
ALUP standards and was prepared as a Deta
Area Planjn consultation with the San Luis Obisp
County Airport Land Us€Commission.lts policies,

programs and guidelines will maintain compatibilii
between development in the plan area and airy
operations.

Figure 1.6 Airport Safety Zones. South
Broad Street Corridor planning area,

) ) ) ) located in Airport Safety Zone 2B
A recurring theme voiced at public hearings and

workshops is the need for safe pedestrian and bicycle facilities in the cofed@xample, public transit
users traveling southbound on Broad Street face a significant challethggy vant to disembark mid

block and cross to a business on the east side of the &résting conditions, including high traffic
volumes and speed, lack of signalized intersectiand a fivelane rightof-way on Broad Streghave
prompted area ra$ents to seek context sensitive design solutions that provide improved mobility and an
enhamed aesthetic character for th

corridor and adjacent mixadse ‘

neighborhood. ;
|

Transportation Safety

Connectivity

Although centrally located, the plannin‘j P Sagay ot S 7okt
areads accessibil)] iy Ty
railroad tracks, an incomplete strel
network, historic development patter |
and by Broadstreet.Traffic volumes on | =
Broad Street up to 29100 vehicles per|

day in 20107 discourage all but thel~ —~ = = e ——

most determined pedestrians ar —_—— Proposed Circulation Modifications  sa Lus osiseo: Sour Broso Smeer Consoon

bicyclists from crossing Broad Street.Figure 1.7 Proposed Circulation Modifications

Crosswalks, sidewalksand bikeways

between the planning area and surrounding neighborhoods will allow safer access to Hawthorne
Elementary School, Siheimer Elementary Schqand SinsheimePark enhance quality of lifeaffirm

the areabds r ol adensurage rasaéntahabdocontmeroia investment.

As shown in the Master lllustrative Plan, Figar&Q, proposed street, bicyclend pedestrian connections

to destinations on either side of Broad Street will make the revitalized neighborhood more livable and
improveaccess to area businesses, schools, pamnkisother public facilitieszor example, during public
workshops on thé&reaPlan, the extension of Victoria Avenue was universally supported as an important
component of future developmerthe extension will provide a through route from Mutsuhito to
Roundhouse Avenue, providing important street frontage for existing busires$ new mixedise
development, and will provide an alternative route to Broad Street with lower speed vehicular traffic,

making pedestrian and bicycle use more attracive.e Sout h Br oad Street Corri

13
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Improvement Projects & CodEstimates document (April 29, 2011) lays out the estimated costs for
essential infrastructure improvements in the plan area.

The Planning Area is within a-B0 minute walk from several g parks and open space are@hke
RailroadSafety Trailbike pathruns along the east side of the railroad Fghtvay, linking the area with

the Railroad Historic District, Downtown, andventually, with Cal PolySafe pedestrian and bicycle
access to these park and open space areas is limite@egyver by Broad Street and the railroad tracks.

This AreaPlan would improve park and open space access for residents on both sides of Broad Street and
the railroad tracks by includingn improved railroad undercrossingtially and a railroad pedesan

bridge in the near futur@he plan also includes a nesgction of the Railroad Safety Traih the west

side of the railroad tracks aadpocket park near the end of McMillan Street at the railroad.

Aesthetics

Much of the planning area was originatlgveloped as part of the Imperial Addition, an 1888 subdivision

laid out as a residential neighborhodtie neighborhoodriginally consisted of smalouseswith simple

designs Over time, as zoning changed and ‘nesidential uses appeared, most of dlte neighborhood

was demolished. The most notable concentration of the few remaining houses from that period is between
Humbert Avenue and Woodbridge Street.

Figure 1.8 Broad Street at Humbert,
looking south, in 2008

Figure 1.9 Broad Street at Humbert, looking
south, with implementation of proposed
improvements

In 2011, this is a neighborhood in transition, both in terms of land use and visual chabsgending

upon onebs perspective, i t s vi sanddiverse Some aacatager h as
described aslilapidateddue to the lack of public facilities, vacant and underutilized properdied

presence ofegal, nowonforming buildings.Land uses in tharea are in transition, and that transition is

refl ect e ddierse aftclitectural characfagnix of older commerciahnd residentidbuildings.
Through this plan, the atura\ardety, dideesityj mixadsdsand lguman!l i t i e s
scale will be retained and enhanced.

1.3PUBLIC PARTICIPATION

Public involvement has been a key part of South Broad Street Corridor plafhimogigh a series of

public workshops and verbal, written, telephone, and email feedback, the planning team compiled a set of
Community Values and Nghborhad Features, gohysicaland functional elements of the study area and

its surroundingsthatoughtto be taken into account throumitthe planning process.

Building upon two Caltran unded public Avisioningo wanotkes hops
well-attended public workshop in November 2006, annber Focus Group composed of area

14
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residents, businesandproperty ownersand representatives from the Planning and Architectural Review
Commissions and the Cultural Heritage Commitiees created Input received at the workshops and
subsequent outreach techniques are discussbstan inAppendix 9.3

1.4 PLAN OBJECTIVES

The following objectives were developed through collaboration between community members and
Comnunity DevelopmenStaff:

Reduce traffic impact

Increase safety fdsiking and walking
Maintain and fostereighborhood identity
Emphasize affordable housing

1.5 RELATIONSHIP TO THE GENERAL PLAN AND ZONING REGULATIONS

The South Broad Street CorridareaP | an i s part of Itchrees dligbasdoelicigsSe ner al
and programs of the General Plan and establishes development regulatispdoific geographic area

in the City.Within this area, development is regulatgdthe formbasedcodes included in thAreaPlan.

These codes i mplement t he creamureated thrqughsa seriéesofipablic f or
meetings held from 2004 through 2088d then set forth in thArea Plan Where there is a conflict

between the forabased codes and the Zoning Regulations, the -fmased codes shall goverRor
development standards not addressed irAtiea Plan or formbased codes, the other applicableiees

of the Zoning Regulations, Municipal CodendStateandFederal law shathpply.

1.6 OVERVIEW OF THE PLAN

The South Broad Street Corridérea Plan is two documents in oni:is a longrange land use plan
describing a fAvi si o0-nséneighborimodeaads a legal dacumzmt that teqgulatésx e d
land development through clear, predictalyiet flexible standards for land use, site planning, building
form, and density.The AreaPlan uses simple graphic and written descriptions to define a range of street,
building, and land use type§hrough this emphasis on physical form, fhea Plan seeks to create a

safe, attractive, economically vitf@nd enjoyable neighborhood with a mix of complementary land uses.
Thevision is shown irFigure1.10 Master lllustrativePlan.
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Figure 1.10 South Broad Street Master lllustrative Plan

(Foldout page with color map)
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Chapter 2: THE AREA PLAN
2.1 PURPOSE

This section establishes the |l and use zones or 0
AreaPlan dividesthe plan area into separate zones or districts that are based on the predominant street
type that borders the property, with most zones allowing a significant mixture of residential and
commercial land useslhis approach differs from conventional zoningps in that it uses specific
standards for building style, placement and compatibilitgilored for the particular aréainstead of

land use zones as the spatial basis for regulating development. The zones also effectively implement
GeneraPlan objedtes for mixeduses, housing and urban design within the planning area.

22 HOW TO USE THE AREA PLAN

The Area Plan sets special land use and design standards for the South Broad Street Corridor planning
area.The Plarhas three basic partk) streetypes, 2) land use and development standards, and 3) general
provisions.ThePlan shall apply to all parcels and rightfsway, as further described below.

In using and applying th&tandards in thisreaPlan thesekey terms shall be defined fdlows:

The termdi s h adilwd drd ndandatory and mean that an action shall be taken or a standard followed
without exceptioni S h o urleah® such an action or standard will be followedost circumstances
unless significant reasons or factors, agetermined bythe Director prevent or discourage
implementation. The termBenc o ¥ N @ g ® Maoahddi s U p p arg pedissive and indicate a
desirablebut nota mandatory action. Themdicate intent to take actidout ae not linked to a specific
timeframe or work program.n this document, the terméi c o dam@d i st a n daser uséd
interchangeably aniddicateadopted municipal law.

Determining allowed usesUsing Figure2.1, determine whethethe property is within the planning area
boundarieslf the propertydoes notie within the planning area boundarjéisenthis Area Pan does not
apply, and theCitywide Zoning Regulationsr other applicable regulations and guidelisksuld be
consultedlf the propertydoeslie within the planning areboundaries, then this Area Plan appliéshe
property islocated inmore than oneoningdistrict, the district which includes the majority of parcel area
shall apply.

Review Table2.1 (page ) Table of Allowed Uses to determinewhat uses areallowed and
conditionally allowedn the property

Determining development standards Use Figure 2 (page__ )to determine which street typthe
property frontslf the property isa corner lot, use the primary street frontageording to the street tgp
hierarchydescribed in Section&.Street Types

Use Table 3.20 determinallowed buildingtyped ased on t he parcel éds primary

Review theFormBased CodesSection 3, to determine theallowed building placement, height,
setbacksand other standardasr allowed building types

Review the Architectural Standard3hapters, for specific exterior architectural and landscape standards.

Review ImplementationChapters, to determine how to apply the standards bhoa toget approval for
thedevelopment project.
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2.3INTERPRETATION AND AREA OF APPLICATION

The South Broad Street CorridareaPlan shall appli to the area shown in Figu2el, and as further
described iMA\ppendix9.5, Technical DataThe Director shall intgret these regulations, subject to the
appeal procedures in Chapter 17.66 of the Zoning Regulalibesncluded text and maps shall
supersede standards in other City documents, unless stated otherwise in this ddherstandards
provide a flexible yepredictable process for encouraging and guiding redevelopment of the planning
area, consistent with the General PRhotographic images and concept sketches are intended to show
desired streetscape or building character for the planning area dodilustrative purposes only.

2.4APPLICABILITY OF AREA PLAN STANDARDS
The zones of thidreaPlan prescribstreettypes,architectural typgsand land uses within the plan area,

as well as providing detailed standards for building placement, heigthtprofile. Figure.1 shows the
location of the zones in relation to existing rigbfavay and parcels.
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Figure 2.2 Street Hierarchy (Foldout map in color)

20




