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Community Development Department   

 

  

  MISSION STATEMENT 

 

 

Our mission is to identify and serve the needs of all people in a positive and courteous manner and to 

help ensure that San Luis Obispo remains a healthy, safe, attractive and enjoyable place to live, 

work or visit. We help plan the City's form and character, support community values, preserve the 

environment, promote the wise use of resources and protect public health and safety. 

 

 OUR SERVICE PHILOSOPHY 

 

 

The City of San Luis Obispo Community Development Department staff provides high-quality 

service whenever and wherever you need it. We will: 

 

Å Listen to and understand your needs; 

 

Å Give clear, accurate and prompt answers to your questions; 

 

Å Explain how you can achieve your goals under the City's rules; 

 

Å Help resolve problems in an open, objective and fair manner; 

 

Å Maintain the highest ethical standards; and 

 

Å Work to continually improve our services.  

 

 

 

 

 

 
 

City of San Luis Obispo 

 

Planning Commission Hearing Draft 

 SOUTH BROAD STREET CORRIDOR AREA PLAN 

 

 (Adoption Date) 

 

 San Luis Obispo City Council Resolution No. (2012 Series)  



South Broad Street Corridor Area Plan 
Planning Commission Hearing Draft, February 2012 
 

2 

 

 

 SAN LUIS OBISPO CITY COUNCIL  

 

 Jan Howell Marx, Mayor  Andrew Carter 

 John Ashbaugh, Vice Mayor   Kathy Smith 

  Dan Carpenter 

 

  PLANNING COMMISSION  

   

 Michael Multari, Chair   Airlin Singewald 

 Michael Draze   Charles Stevenson  

 John Larson   Mary Whittlesey, Vice Chair  

 Eric Meyer 

   

   

 

ARCHITECTURAL REVIEW COMMISSION  

 

Anthony Palazzo, Chair 

Ken Curtis 

Jim Duffy, Vice Chair 

Suzan Ehdaie 

Steven Hopkins 

Michelle McCovey-Good 

Greg Wynn 

 

CULTURAL HERITAGE COMMITTEE  

 

Jeff Oliveira, Chair 

Enrica Costello 

Hemalata Dandekar 

John Fowler 

Jaime Hill 

Ken ñBuzzò Kalkowski 

Robert Pavlik 

 

SOUTH BROAD STREET CORRIDOR FOCUS GROUP 

 

Katherine Dunklau 

Jennifer Metz 

Doug Highland 

Jeff Lambert 

Jeff Jamieson 

Shawna Scott 

Deborah Denker 

Elaine Thurmond 

  Shawn McNabb 

Lee Anna OôDaniel 

Mary Whittlesey 

Stacey White 

Paula Carr 

Dan Kallal 

Linda Minton 

Chuck Crotser 

Anthony Palazzo 

Carlyn Christianson 

 

 



South Broad Street Corridor Area Plan 
Planning Commission Hearing Draft, February 2012 
 

3 

City Administration  

 

Katie Lichtig, City Manager 

Michael Codron, Assistant City Manager 

Claire Clark, Economic Development Manager 

 

 Community Development Department 

 

Derek Johnson, Community Development Director 

Kim Murry, Deputy Director 

Tyler Corey, Housing Programs Manager 

Esther Valle, Planning Intern 

Edgar Gutierrez, Planning Intern 

John Kibildis, Planning Intern 

Amy López, Planning Intern 

 

Public Works Department 

 

Jay Walter, Public Works Director 

Tim Bochum, Deputy Director 

Peggy Mandeville, Principal Transportation Planner 

Jake Hudson, Traffic Engineer 

 

 

City of San Luis Obispo 

919 Palm Street 

San Luis Obispo, CA 93401- 3218 

 

 

 

 

 

 

 

Partially funded through a Community-Based 

Transportation Planning Grant from 

California State Department of Transportation, District 5 

 

Project Consultants 

Rick Engineering / Urban Design & Planning 

Pierre Rademaker Design 

 

 

 

 

 

 

 

 

To purchase additional copies of this Plan or other planning documents, please contact the Community 

Development Department, City of San Luis Obispo, 919 Palm Street, San Luis Obispo, California 93401-

3218. Phone: (805) 781-7170. Fax: (805) 781-7173. Web address: www.slocity.org 

 



South Broad Street Corridor Area Plan ï PC Hearing Draft February 2012 

4 

 

 

 

 

 

 

 

 

 



South Broad Street Corridor Area Plan ï PC Hearing Draft February 2012 

5 

 

SOUTH BROAD STREET CORRIDOR AREA PLAN 

 

TABLE OF CONTENTS  

 

Foreword           Page 

 A Fundamental Shift in Land Use           7 

 A Smart Growth Opportunity            7 

 Form-Based Codes             8 

 

1.0  Introduction  

1.1  Purpose and Intent             9 

1.2  The Plan Area and Its Issues           9 

1.3  Public Participation            14 

1.4  Plan Objectives            15 

1.5  Relationship to the General Plan and Zoning Regulations       15 

1.6  Overview of the Plan           15 

   

2.0  The Area Plan 

2.1 Purpose             17 

2.2 How to Use the Area Plan           17 

2.3 Interpretation and Area of Application         18 

2.4 Applicability of Area Plan Standards         18 

2.5 Street Types            21 

2.6 Zones Established            27 

2.7 Allowed Land Uses            27 

 

3.0  Development Standards 

3.1 Overview and Intent           35 

3.2 Applicability            35 

3.3 Guiding Principles            35 

3.4 Building Types by Street Type          36 

3.5 Form-Based Codes            37 

3.6 Parking Requirements           49 

3.7 Special Design Factors           50 

 

4.0  Streetscape Standards   
4.1 Overview and Intent           52 

4.2 Street Design Standards           52 

4.3 Street Trees and Landscaping          55 

4.4 Lighting and Utilities           57 

4.5 Signage, Street Furniture, and Special Paving        58 

 

5.0  Architectural Standards 

5.1 Overview and Intent           60 

5.2 Applicability            60 

5.3 General Architectural Standards          60 

5.4 Specific Architectural Standards          65 

 

6.0  Public Facilities Financing 

6.1 Purpose 



South Broad Street Corridor Area Plan ï PC Hearing Draft February 2012 

6 

6.2 Applying the Standards           68 

6.3 Exceptions and Discretionary Approvals         68 

 

7.0  Glossary              70 

 

8.0  References             71 

 

9.0  Appendices             72 

9.1 Resolution No. XXXX (2008 Series) ï General Plan Amendment 

9.2 Ordinance No. XXXX (2008 Series) ï Rezoning: Mixed-Use/Form-Based  

Codes Overlay Zoning 

9.3 Public Participation Record 

9.4 Economic Tools 

9.5 Technical Data  

 

 

 



South Broad Street Corridor Area Plan ï PC Hearing Draft February 2012 

7 

FOREWORD 
 

 

 

Neighborhoods change and evolve over time. A case in point: the South Broad Street neighborhood, 

bounded by Broad Street on the west, the Union Pacific Railroad tracks on the east, Downtown and the 

Railroad Historic District to the northwest and west, and Orcutt Road on the south is a neighborhood in 

transition. This roughly 140-acre neighborhood, once home to many Italian-Americans and railroad 

workers, is one of the Cityôs oldest residential neighborhoods, dating to the early 1880s. Though many 

dwellings remain, most of the neighborhood, sometimes referred to as ñLittle Italy,ò has been replaced by 

a mix of commercial, light industrial, waste recycling, auto sales, auto repair, and other uses and 

businesses.  

 

The General Plan identifies this area as an ñOptional Use and Special Design Areaò and says the City 

should prepare a plan to encourage innovative design 

concepts that help revitalize and beautify the area. 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 (Caltrans), the City has prepared this 

Area Plan to meet General Plan policy, to help guide 

the areaôs private development with mixed commercial 

and residential uses, to achieve needed public 

improvements, and to encourage the development of 

higher-density infill housing. The Area Plan does this 

with three primary tools: a new land use vision, an 

emphasis on housing, and form-based codes to guide 

and implement change.  

 

A Fundamental Shift in Land Use 

 

Over a 20-year planning horizon, the Area Plan 

anticipates approximately 425 new dwellings; 

880,000 square feet of commercial space; a revitalized 

architectural character that reflects the areaôs historic 

uses; and more walkable, attractive, and accessible 

streets and public spaces. Under the Area Plan, mixed-

density residential uses, small-scale retail sales, offices, 

and neighborhood-serving uses would be encouraged. 

Existing service-commercial uses would gradually 

transition to more compatible uses, such as small-scale 

workshops, work-live studios, and other compatible 

service-commercial uses. 

 

A Smart Growth Opportunity  

 

Redevelopment of the South Broad Street Corridor 

makes good sense. The Corridor is close to shopping, 

schools, employment centers, and major transportation 

facilities, including public transit, the San Luis Obispo 

County Regional Airport, and the Amtrak Train Station. 

By emphasizing infill development, the Area Plan 

implements the Cityôs Smart Growth principles. It 

encourages walking, bicycling, and public transit use 

Figure F.1. Vicinity Map  

 

 

Figure F.2. South Broad Street Corridor 

Planning Area 
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and avoids the need to extend major streets or utilities into undeveloped areas. 

 

Form-Based Codes 

 

This Area Plan uses form-based codes (FBCs) to achieve the communityôs vision for the South Broad 

Street Corridor. In 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 housing opportunities.  

 

FBCs regulate land use and development through clear, illustrated standards for the design of streets, 

buildings, and public spaces. They emphasize the physical form and spatial qualities of urban areas and 

can increase development ñpredictabilityò for both property owners and the community. FBCs use clear, 

specific standards to allow more flexible approaches to land use, parking, and residential density than 

possible under conventional zoning standards with the end goal of creating high-quality, sustainable, and 

vibrant neighborhoods and public spaces. Land use changes can happen gradually in response to changing 

community needs and market forces. 

 

The South Broad Street Corridor Area Plan emphasizes the development of multi-family, stacked flats; 

town homes; and mixed-use developments to expand the range of housing types and prices, to increase 

tenure, and to help meet diverse housing demands in the area. 
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Chapter 1: INTRODUCTION 
 

1.1 PURPOSE AND INTENT 

 

The overarching purposes of the South Broad Street Corridor Area Plan are to improve the areaôs 

transportation safety, encourage mixed land uses, increase affordable housing, and enhance the areaôs 

appearance as a major City gateway. This plan implements the following General Plan Land Use 

Element Policy and Housing Element Program for the South Broad Street Corridor area:  

 

Land Use ElementðPolicy 8.3 

 

Figure 10 of the General Plan shows the South Broad Street Corridor (Area 3) as an ñoptional use and 

special design area.ò It is one of several areas where the General Plan calls for the City to consider a 

range or mix of uses, which do not necessarily match any single use district described in the Land Use 

Element.  

 

The policy says that the ñrenovation of streetscapes, landscaping, and building façades is encouraged, and 

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 funds.ò The South Broad Street Corridor Area Plan is a result of this 

policy. 

 

The Area Plan combines a range and mix of land uses especially suited to this area within a specific 

physical design framework and implementation strategy. With this plan, the City intends to: 

 

(A) Choose appropriate land uses for the planning area, utilizing an area plan and form-based codes to 

address specific land uses and requirements for improved public facilities, including streets, sidewalks, 

utilities, and bike paths; and 

(B) Encourage innovative design concepts which help revitalize and beautify the area. 

 

Housing ElementðProgram 6.12.A 

 

Program 6.12.A and Figure 1 of the Housing Element identify the Little Italy district and portions of the 

South Broad Street Corridor area for possible rezoning to encourage mixed-use development and higher 

density housing. In response, the Cityôs 2003-2005 Financial Plan identified Broad Street Corridor 

Enhancement as a Major City Goal.  

 

The Plan will ñre-createò and revitalize a neighborhood that has been somewhat isolated and overlooked 

in terms of public and private improvement. The corridor is ideally situated to implement now widely-

accepted transit-oriented development principles. It could become a place where people live, work, and 

play near schools, parks, shopping, jobs, and services, as well as be an area where people are linked to the 

City and region through several transit modes. In addition, as discussed in the Housing Element, the Little 

Italy area may offer opportunities for low- and moderate-cost housing with convenient access to jobs, 

services, Downtown, and the nearby Railroad Transit Center.  

 

1.2 THE 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 #1, Hawthorne Elementary School, and Meadow Park anchoring the northern 
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Figure 1.3 The ñspineò of the planning area, 

Broad Street (looking south from South 

Street) currently functions efficiently in its 

role as an extension of State Route 227, but is 

also a barrier between neighborhoods on the 

west side and east side of the street. 

portion of the area. The southern end of the corridor includes retail shopping centers, Maxine Lewis 

Memorial Shelter, and the Damon-Garcia Sports Fields facility. The Villa Rosa residential condominium 

development, which includes affordable to upper moderate income dwelling units, is a major residential 

node for the southern portion of the plan area.  

 

The one-mile stretch of Broad Street between High Street and Orcutt Road is the corridor of the planning 

area. Approximately 5,500 people live within one-half mile of the corridor, mostly on the west side of 

Broad Street. In a regional context, Broad Street is the Cityôs main connection with the San Luis Obispo 

County Regional Airport and with the cities of Arroyo Grande, Pismo Beach, and Grover Beach via State 

Highway 227 and Price Canyon Road. One of the main objectives of the plan is to improve bicycle, 

pedestrian, transit, and vehicular linkages within and through the corridor, thereby making it more livable. 

Existing and potential linkages are shown in Figure 1.4. 

 

Corridor Issues 

 

The South Broad Street Corridor poses several planning issues. These were identified at public workshops 

held in 2004 and 2006, and at numerous public meetings during 2006, 2007, and 2008. These issues have 

shaped the Planôs goals, policies, and programs and are summarized below and include: land use, Broad 

Street, airport planning, transportation safety, connectivity, and aesthetics. 

 

 

 

 

 



South Broad Street Corridor Area Plan ï PC Hearing Draft February 2012 

11 

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

 

In 2008, the areaôs primary General Plan designation, Services and Manufacturing, was the result of the 

areaôs historic association with the railroad; however, this land use designation no longer suits the Cityôs 

contemporary urban pattern. 

 

Development in the area began in the late 1880s as a residential subdivision and was eventually zoned 

under County jurisdiction as ñmanufacturing.ò It was later annexed to the City as ñservice-

commercial/light industrial,ò making the remaining homes ñlegal, nonconforming.ò As new housing and 

retail shops and services develop nearby, the more intensive service-commercial and manufacturing uses 

can pose compatibility issues due to noise, truck traffic, or other use characteristics. Other areas, such as 

the Sacramento Drive and Airport areas, offer service-commercial and manufacturing zoned land with 

larger lots, better access, and better public facilities than the South Broad Street area offers. 

 

The area lacks public facilities common in other City neighborhoods, such as continuous sidewalks, street 

trees, and crosswalks. Revitalization has been difficult due to the lack of a cohesive plan for the area, 

limited access, the areaôs historic development pattern of small parcels, and the need for public 

improvements. This Plan provides the vision and the tools to create opportunities for infill development, 

compatible mixed land uses, and a more attractive, walkable neighborhood. 

 

Broad Street 

 

The Broad Street corridor is a spine of the Cityôs 

transportation and transit network, linking 

Downtown with the SLO County Regional Airport 

and South County. The Regional Transportation 

Center, located just north of the planning area in the 

Railroad Historic District, is a public transit hub for 

citywide, regional, and statewide bus and train 

service.  

 

Broad Street serves multiple transportation needs as 

a regional arterial street and as a local street serving 

businesses, residences, shopping, and public 

facilities. Its design allows for high traffic volumes, 

relatively high speeds, and continuous, uncontrolled 

left turns into streets and driveways, making it 

difficult for residents to access businesses, adjacent 

neighborhoods, schools, parks, and public transit. It 

poses an obstacle to residents west of Broad Street 

who desire improved mobility through the 

neighborhood, particularly to commercial uses and 

neighborhood features on the east side of the street.  

 

As shown in Figure 1.5, several important 

community facilities are in the vicinity of the Plan 

area. South Broad Street functions as an arterial 

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

Facilities 
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Figure 1.7 Proposed Circulation Modifications 

Airport Land Use Plan  

 

Most of the planning area is located within Safety 

Area S-2 of the Airport Land Use Plan (ALUP), as 

shown in Figure 1.6. The ALUP sets land use and 

design standards to balance airport planning and 

safety needs with land use, residential density and 

infill goals. The Area Plan is consistent with the 

ALUP standards and was prepared as a Detailed 

Area Plan, in consultation with the San Luis Obispo 

County Airport Land Use Commission. Its policies, 

programs and guidelines will maintain compatibility 

between development in the plan area and airport 

operations.  

 

Transportation Safety 

 

A recurring theme voiced at public hearings and 

workshops is the need for safe pedestrian and bicycle facilities in the corridor. For example, public transit 

users traveling southbound on Broad Street face a significant challenge if they want to disembark mid-

block and cross to a business on the east side of the street. Existing conditions, including high traffic 

volumes and speed, lack of signalized intersections, and a five-lane right-of-way on Broad Street, have 

prompted area residents to seek context sensitive design solutions that provide improved mobility and an 

enhanced aesthetic character for the 

corridor and adjacent mixed-use 

neighborhood.  

 

Connectivity 

 

Although centrally located, the planning 

areaôs accessibility is limited by the 

railroad tracks, an incomplete street 

network, historic development patterns 

and by Broad Street. Traffic volumes on 

Broad Street ï up to 29,100 vehicles per 

day in 2010 ï discourage all but the 

most determined pedestrians and 

bicyclists from crossing Broad Street. 

Crosswalks, sidewalks, and bikeways 

between the planning area and surrounding neighborhoods will allow safer access to Hawthorne 

Elementary School, Sinsheimer Elementary School, and Sinsheimer Park; enhance quality of life; affirm 

the areaôs role as a neighborhood; and encourage residential and commercial investment.  

 

As shown in the Master Illustrative Plan, Figure 1.10, proposed street, bicycle, and pedestrian connections 

to destinations on either side of Broad Street will make the revitalized neighborhood more livable and 

improve access to area businesses, schools, parks, and other public facilities. For example, during public 

workshops on the Area Plan, the extension of Victoria Avenue was universally supported as an important 

component of future development. The extension will provide a through route from Mutsuhito to 

Roundhouse Avenue, providing important street frontage for existing businesses and new mixed-use 

development, and it will provide an alternative route to Broad Street with lower speed vehicular traffic, 

making pedestrian and bicycle use more attractive. The South Broad Street Corridor ñMission Criticalò 

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

located in Airport Safety Zone 2B 
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Improvement Projects & Cost Estimates document (April 29, 2011) lays out the estimated costs for 

essential infrastructure improvements in the plan area. 

 

The Planning Area is within a 5-10 minute walk from several City parks and open space areas. The 

Railroad Safety Trail bike path runs along the east side of the railroad right-of-way, linking the area with 

the Railroad Historic District, Downtown, and, eventually, with Cal Poly. Safe pedestrian and bicycle 

access to these park and open space areas is limited, however, by Broad Street and the railroad tracks. 

This Area Plan would improve park and open space access for residents on both sides of Broad Street and 

the railroad tracks by including an improved railroad undercrossing initially and a railroad pedestrian 

bridge in the near future. The plan also includes a new section of the Railroad Safety Trail on the west 

side of the railroad tracks and a pocket park near the end of McMillan Street at the railroad. 

 

Aesthetics 

 

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

laid out as a residential neighborhood. The neighborhood originally consisted of small houses with simple 

designs. Over time, as zoning changed and non-residential uses appeared, most of the old neighborhood 

was demolished. The most notable concentration of the few remaining houses from that period is between 

Humbert Avenue and Woodbridge Street.  

 

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

upon oneôs perspective, its visual character has been described as ñfunkyò and diverse. Some areas are 

described as dilapidated due to the lack of public facilities, vacant and underutilized properties, and 

presence of legal, nonconforming buildings. Land uses in the area are in transition, and that transition is 

reflected in the areaôs diverse architectural character: a mix of older commercial and residential buildings. 

Through this plan, the areaôs desirable qualities of architectural variety, diversity, mixed-uses, and human 

scale will be retained and enhanced. 

 

1.3 PUBLIC PARTICIPATION  

 

Public involvement has been a key part of South Broad Street Corridor planning. Through a series of 

public workshops and verbal, written, telephone, and email feedback, the planning team compiled a set of 

Community Values and Neighborhood Features, or physical and functional elements of the study area and 

its surroundings, that ought to be taken into account throughout the planning process.  

 

Building upon two Caltrans-funded public ñvisioningò workshops in May 2004, followed by another 

well-attended public workshop in November 2006, a 20-member Focus Group composed of area 

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 



South Broad Street Corridor Area Plan ï PC Hearing Draft February 2012 

15 

residents, business, and property owners, and representatives from the Planning and Architectural Review 

Commissions and the Cultural Heritage Committee was created. Input received at the workshops and 

subsequent outreach techniques are discussed in detail in Appendix 9.3. 

 

1.4 PLAN OBJECTIVES  

 

The following objectives were developed through collaboration between community members and 

Community Development Staff: 

 

 Reduce traffic impact 

 Increase safety for biking and walking 

 Maintain and foster neighborhood identity 

 Emphasize affordable housing 

 

1.5 RELATIONSHIP TO THE GENERAL PLAN AND ZONING REGULATIONS  

 

The South Broad Street Corridor Area Plan is part of the Cityôs General Plan. It carries out goals, policies, 

and programs of the General Plan and establishes development regulations for a specific geographic area 

in the City. Within this area, development is regulated by the form-based codes included in the Area Plan. 

These codes implement the communityôs vision for the planning area as created through a series of public 

meetings held from 2004 through 2008 and then set forth in the Area Plan. Where there is a conflict 

between the form-based codes and the Zoning Regulations, the form-based codes shall govern. For 

development standards not addressed in the Area Plan or form-based codes, the other applicable sections 

of the Zoning Regulations, Municipal Code, and State and Federal law shall apply.  

 

1.6 OVERVIEW OF THE PLAN  

 

The South Broad Street Corridor Area Plan is two documents in one: it is a long-range land use plan 

describing a ñvisionò to create a vibrant mixed-use neighborhood, and it is a legal document that regulates 

land development through clear, predictable, yet flexible standards for land use, site planning, building 

form, and density.  The Area Plan uses simple graphic and written descriptions to define a range of street, 

building, and land use types. Through this emphasis on physical form, the Area Plan seeks to create a 

safe, attractive, economically vital, and enjoyable neighborhood with a mix of complementary land uses. 

The vision is shown in Figure 1.10, Master Illustrative Plan.  
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(Foldout page with color map) 

 

Figure 1.10 South Broad Street Master Illustrative Plan 
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Chapter 2: THE AREA PLAN 
 

2.1 PURPOSE 

 

This section establishes the land use zones or ñdistrictsò applied to property within the plan area. The 

Area Plan divides the 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 uses. This approach differs from conventional zoning maps in that it uses specific 

standards for building style, placement and compatibility ï tailored for the particular area ï instead of 

land use zones as the spatial basis for regulating development. The zones also effectively implement 

General Plan objectives for mixed-uses, housing and urban design within the planning area.  

 

2.2 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 Plan has three basic parts: 1) street types, 2) land use and development standards, and 3) general 

provisions. The Plan shall apply to all parcels and rights-of-way, as further described below.  

 

In using and applying the standards in this Area Plan, these key terms shall be defined as follows: 

 

The terms ñshallò or ñwillò are mandatory and mean that an action shall be taken or a standard followed 

without exception. ñShouldò means such an action or standard will be followed in most circumstances 

unless significant reasons or factors, as determined by the Director, prevent or discourage 

implementation. The terms ñencourage,ò ñpromote,ò and ñsupportò are permissive and indicate a 

desirable but not a mandatory action. They indicate intent to take action but are not linked to a specific 

timeframe or work program. In this document, the terms ñcodeò and ñstandardò are used 

interchangeably and indicate adopted municipal law. 

 

Determining allowed uses. Using Figure 2.1, determine whether the property is within the planning area 

boundaries. If the property does not lie within the planning area boundaries, then this Area Plan does not 

apply, and the Citywide Zoning Regulations or other applicable regulations and guidelines should be 

consulted. If the property does lie within the planning area boundaries, then this Area Plan applies. If  the 

property is located in more than one zoning district, the district which includes the majority of parcel area 

shall apply. 

 

Review Table 2.1 (page ___), Table of Allowed Uses, to determine what uses are allowed and 

conditionally allowed on the property. 

 

Determining development standards. Use Figure 2.2 (page___) to determine which street type the 

property fronts. If the property is a corner lot, use the primary street frontage according to the street type 

hierarchy described in Section 2.6, Street Types. 

 

Use Table 3.2 to determine allowed building types based on the parcelôs primary street frontage. 

 

Review the Form-Based Codes, Section 3.5, to determine the allowed building placement, height, 

setbacks, and other standards for allowed building types. 

 

Review the Architectural Standards, Chapter 5, for specific exterior architectural and landscape standards.  

 

Review Implementation, Chapter 6, to determine how to apply the standards and how to get approval for 

the development project. 
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2.3 INTERPRETATION  AND AREA OF APPLICATION  

 

The South Broad Street Corridor Area Plan shall apply to the area shown in Figure 2.1, and as further 

described in Appendix 9.5, Technical Data. The Director shall interpret these regulations, subject to the 

appeal procedures in Chapter 17.66 of the Zoning Regulations. The included text and maps shall 

supersede standards in other City documents, unless stated otherwise in this document. The standards 

provide a flexible yet predictable process for encouraging and guiding redevelopment of the planning 

area, consistent with the General Plan. Photographic images and concept sketches are intended to show 

desired streetscape or building character for the planning area and are for illustrative purposes only.  

 

2.4 APPLICABILITY OF AREA PLAN STANDARDS  

 

The zones of this Area Plan prescribe street types, architectural types, and land uses within the plan area, 

as well as providing detailed standards for building placement, height, and profile. Figure 2.1 shows the 

location of the zones in relation to existing rights-of-way and parcels.  
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Figure 2.1 Zones in the Plan Area 
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(Foldout map in color) 
Figure 2.2 Street Hierarchy 


