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Introduction

The Fallborook Downtown Vision Report presents a starting point for envisioning and
creating a new future for a historic village community. The planning and design concepts
in this report provide ideas for how improvements to public spaces and infrastructure may
be paired with private development, all towards supporting the community’s vision for a
vibrant, thriving Downtown Fallbrook. To that end, a future planning and design process
with a robust community engagement process would move the initial ideas in this report
toward exploration, establishment and implementation of updated or new policies and

codes for this community.

This report provides a review of the community background, a description of the initial
planning, design and community engagement efforts that informed this report, and a

summary of the issues, opportunities and recommendations for continued planning that

culminates in implementation.




Background

The community of Fallbrook is an unincorporated community of San Diego County,
consisting of 36,000 acres. Fallbrook is located south of Riverside County and east of
Camp Pendleton and based on 2010 census track its approximate population is 30,534.
Its neighboring communities are Bonsall to the south, Pala to the east and Rainbow to the
northeast. Most of the area is characterized by rolling hills covered in avocado and citrus
orchards. However, as the topography changes, it creates natural buffers that separate
Fallbrook from its neighbors. The busy and vibrant town center is located near the western

boundary. The town surrounds the downtown, which is a unique historical district that has

become the focus of a revitalization effort.
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Initial Collaborative Efforts

In 2019, through the support and coordination of County Supervisor Jim Desmond, District 5,
the Fallbrook Revitalization Infrastructure Committe, and community members representing
a range of interests and views collaborated with staff from Planning & Development Services
(PDS) of the County of San Diego. This initial collaborative effort involved early community

engagement, planning and design efforts, the results of which informed this report.

Community engagement included three meetings conducted at the Chamber of Commerce
conference room from November 2019, through February 2020, with a small group of
residents, employers, business owners, and service organizations. These community
members lent their knowledge and experience in the Downtown community and Fallbrook
area. Their representation included an array of organizations, including but not limited to:
Chamber of Commerce, Fallborook Community Planning Group, Fallbrook Village Association,
Fallorook Unified Elementary School District, Fallorook Revitalization Committee, and other
community-serving organizations. The Acknowledgements section of this report provides a
list of participants who attended one or more of the meetings.

To support the initial collaborative efforts, PDS engaged a team of professionals with MIG,
Inc., a San Diego-based planning, design and communications consulting firm. MIG provided

community engagement, planning and design support in conducting the following activities:

- Facilitation and documentation of three community meetings. Discussions involved
participants sharing their ideas for Downtown’s future vision, issues, challenges and
opportunities for revitalization. PDS and MIG staff also shared findings from initial

planning and design activities for participants’ feedback. In addition to facilitating




the discussions, MIG recorded key discussion points in real-time on wall- sized pieces
of paper, or “wallgraphics.” Photo-reduced copies of the meeting wallgraphics are
included in the appendix of this report.

Initial study of comparable downtowns and villages for “best practices.” Community
members identified a selection of downtowns and villages that they believe represent
revitalized, model communities that may offer insight to Downtown Fallbrook’s
revitalization efforts. Initial, high-level research conducted by MIG provided insight
about lessons learned and considerations, which are included in the appendix of this

report.

Exploration of planning and design concepts that may inform revitalization of
Downtown Fallbrook. By responding to community members’ visions, issues and
opportunities with potential planning and design concepts as developed PDS and
MIG, this report provides perspective for further study and analysis that will provide

the community with a pathway to implementing desired change.
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Economic Development and BIDs

What is an Economic Development (ED) and how can it be achieved? ED can generally
be described as a set of actions that create new businesses, provides financial incentives
to businesses, triggers new constructions, revitalizes the community and creates new
jobs. Though the community is not requesting an economic development as part of this
effort, placemaking some of their request can only be achieved through an Economic
Development. There are four different components in the ED, Economic Tools and
Incentives which focus on capital incentives and other economic financial tools that
would assist new and existing businesses, this tool would catalyze property development,
and create a supportive environment for entrepreneurs and innovators that drive local
economies. Second component to ED is Land Use and Design; this element is designed
to support the community’s transformation by enhancing the physical and visual assets
of the designated area through land use regulations. Third component to ED is marketing
and promotion, this tool positions the downtown/commercial district as the center of the
community and hub of economic activity and creates a positive image that showcases the
community’s unique characteristics. Final component of ED is organization, leadership
and advocacy element. This component will create a strong foundation for a sustainable
revitalization effort which will include cultivating partnership, community involvement and

resources for the districts.




Expanded Collaboration and Planning

Importantly, the collaborative efforts to-date are only the start and have served to chart a
path forward. Continued engagement with the full range of community members that have
a vested interest in the future of Downtown Fallbrook will be important to fully defining
the future vision and prioritizing improvements. Additionally, thorough land planning,
urban design, mobility, and environmental planning will be required to encourage desired
developmentandinvestin publicinfrastructurein the years to come. The “Recommendations”

section of this report provides additional details.
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Study Area for Downtown Fallbrook

The area for studying the future of Downtown Fallbrook is depicted on the map to the
right. The study area was expanded from its original boundary through engagement with
community stakeholders. The original study area was generally one block to either side
of Main Avenue from Mission Road on the north to Fallbrook Street on the south. The
stakeholders felt the study area was too confined.

The proposed new study area is surrounded by East Dougherty St./Gumball Ln. to the
north, Morro Road. to the east, East Fallbrook Street to the south, and Summit Avenue to
the west. Additionally, adjoining this area to the southwest is south of East Fallbrook St.
is an area surrounded by Old Stage Rd. to the east, West Clemmens Lane to the south,
and Alturas Rd. to the west.

Generally, the study area includes the original Downtown business district along Main
Avenue and Alvarado Street, as well as significant corridors along Mission Road and
Fallorook Street. Uses generally include a range of business types, including but not
limited to: grocery, pharmacy, small department stores, convenience, liquor, professional

services, and more.

Some residences are located on smaller, adjoining streets. A few school and park sites
exist in the study area, as well as historic, cultural and arts features and organizations. A

portion of Pico Avenue serves as a tree-lined, multi-use pathway.
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Community Engagement Findings

As described in the preceding “Initial Collaborative Efforts” section of this report, three
meetings of engaged community members provided important background, current
context and perspectives for the future of Downtown Fallbrook. Each meeting included

facilitated, interactive discussions with

all participants, as well as high-level, initial findings from early planning and design activities
for review and discussion. Wall graphics with summary- level notes from each meeting are
included in the appendix of this report, with more detailed summary reports on file with
PDS. In addition to the engagement with the community, the project team collaborated
with the County Department of Public Works to further inform the extent of the study area
context, issues and opportunities through similar planning and engineering efforts in the

community.

Following are brief summaries of key discussion points from each meeting.




Meeting #1, November 19, 2019

In discussing initial elements of a vision for Downtown Fallbrook, participants discussed
the importance of drawing more residents and visitors to the area to promote a thriving
business district. The historic character should be reflected in quality properties, buildings
and public spaces, while updated

to modern standards. Moving in, around and through Downtown should be safe,
comfortable, easy and enjoyable for everyone, particularly by foot. The processes to
improve public and private property should be streamlined and supportive of the achieving
the community’s vision for the future. Model downtowns and villages that may inform the
vision and opportunities for Downtown Fallbrook include but are not limited to Old Town

Temecula, Paso Robles, Encinitas, and more.
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Meeting #2, January 6, 2020

Upon reviewing the “village zones” that define the planning areas in the Downtown Fallbrook
area of the Fallorook Community Plan, participants identified the need to broaden the future
study area. Importantly, the surrounding residential neighborhoods and commercial areas
that developed from the mid-twentieth century to today are mutually dependent upon the
future of Downtown Fallbrook. Additionally, mobility patterns and parking availability within
and adjacent to Downtown have a significant impact on commercial activity, special events
and tourism. Major assets that should be preserved in the future include Downtown’s
historic character, the grid/street pattern that promotes walkability, street trees and plants,

public art, and more.
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Meeting #3, February 24, 2020

An initial analysis by MIG of existing conditions and potential opportunities in Downtown
Fallbrook inspired participants to identify potential opportunities for further study that
may support revitalization efforts. A range of opportunities include, but are not limited
to: establishing updated design guidelines for future public and private development;
developing comprehensive improvements to the streetscape and public realm; increasing
the amount of residential uses in the core of Downtown; identifying joint-use opportunities
for existing and future spaces (e.g., school playfields); and coordinating planning and
implementation efforts among the County, local residents, community organizations and

property owners.
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Meeting #4, June 17, 2020

County of San Diego Planning & Development Services (PDS), Advanced Planning (AP)
team met with the subcommittee and District 5 representative. Next phase options were
presented to the group. As a result of the discussion the group decided to move forward
with the two most viable options: Form Based Code or a Zoning Ordinance Update with
a Street Escape component.

Meeting #5, July 27, 2020

County of San Diego PDS, AP team met with the Fallorook community and presented the
Form Based Code and the Zoning Ordinance Update option. Community members have

decided to take the two options to a infrastructural meeting on August 13th for a vote.




Meeting #6, August 13, 2020

County of San Diego PDS, AP team attended the infrastructural committee
meeting organized by the Fallbrook community to present the the two options
(Form Based Code and the Zoning Ordinance Update) for a final vote. The comittee
voted for Option 2, and Zoning Ordinance and Desin Guideline Update with a
Streetscape Plan. The recommendation then went to the Community Planning
Group for an official vote.

Meeting #7, September 21, 2020

County of San Diego PDS, AP team along with the revitalization subcommittee
attended the Fallorook Community Planning Group meeting to present the
two options (Form Based Code and the Zoning Ordinance Update) for a final
recommendation. The Planning Group voted for Option 2, and Zoning Ordinance
and Design Guideline Update. with a Streetscape Plan.
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Issues and Opportunities

Through the engagement process and initial planning activities, the following inventory
of issues and opportunities emerged and represent a framework for considering future

planning, design and implementation efforts for Downtown Fallbrook.

Issues and Opportunities Matrix - DRAFT
Topic Issues Opportunities

1 Parking - Quantity Parking supply and location Improve availability of parking

2 | Parking - Regulations Parking regulations excessive Reduce parking regulations

3 | Traffic - Congestion Back-up of traffic on Main Avenue Improve traffic flow at peak times

4 | Traffic - Speed Motorists speeding on Main Avenue; Reduce speeds and improve ped/

ped/bicycle safety bicycle safety

5 | Land Use - Housing Lack of housing in Village center Increase residents and visitors in
Village Center

6 | Land Use - Retail Retail mix and vacancies Retain and attract high-quality
thriving shops

7 | Land Use - Industrial Loss of and co-location with Retain automotive-related uses

industrial uses (FB-V3)

8 | Land Use - Commercial Location and areas of FB-V5 Increase opportunities for
administrative offices and
professional services

9 | Fallbrook Vision Study Area Overall study area defined by Village Review area of Downtown Vision

Zones arbitrary Study (Zones FB-V1 - FB-V5)

10 | Fallbrook Design Guidelines Outdated guidelines (prepared 1989) Prepare updated design guidelines

11 | Development Permits Inefficient process for housing Reduce costs and timelines for

permits development permits




Strategies Analysis Deliverables

Study parking issues and make Parking demand Study Parking management plan
recommendations

Study parking issues and make Parking demand Study Parking management plan

recommendations

Study traffic congestion

Traffic alleviation study

Traffic Study findings

Study traffic speeds and vehicle
conflicts with ped/bicyclists

Traffic calming study / pedestrian
mobility study

Traffic Study findings

Allow residential uses in FB-V1

Housing Market Analysis

Recommended Land Use & Zoning
changes for Village Zones

Maintain strong mix of resident and
visitor serving retail

Market Analysis

Recommended Land Use & Zoning
changes for Village Zones

Study success of FB-V3 zone and
consider modifications

Market Analysis

Recommended Land Use & Zoning
changes for Village Zones

Expand and incorporate commercial
uses with housing

Market Analysis

Recommended Land Use & Zoning
changes for Village Zones

Increase area of Downtown Vision
Study Area

Best practices study - unincorporated
village zones

Create Downtown Vision Plan
boundary

Update design guidelines to be
graphic and user friendly

Best practices study - Design
Guidelines

Updated Design Guidelines

Review and revise permitting
guidelines

Best practices study - permit process

Updated Development Process
Guidelines
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Planning Options

Over the course of the planning and engagement efforts thus far, a series of suggestions
were put forward by the community. These include the following (for a full list please refer

to the four sets of meeting minutes included in the appendix):

- Develop mixed-use projects in the downtown area;

« Improve the efficiency of processes for developing housing in the downtown area;

- Explore ways to improve parking capacity by adding new parking;

« Increase flexibility of parking policies and requirements;

« Expand tourism in the downtown area;

« Educate local businesses on best practices for being successful and sustainable;

- Promote businesses that service both residents and tourists;

« Increase supports provided to local nonprofit organizations;

- Provide incentives to attract desirable businesses and encourage building rehabilitation;

Based on the funds allocated by the County Board of Supervisors, Planning & Development
Services can develop and present planning options in response to community stakeholder
input. These planning options may not address larger economic development issues
associated with successful development or redevelopment; however, the planning options
may create a framework approach to downtown revitalization. Economically initiated
programs, such as a private-public partnership Business Improvement Districts, require

initiation and continuous participation from local business owners.




Economic Development and BIDs

What is an Economic Development (ED) and how can it be achieved? ED can generally
be described as a set of actions that create new businesses, provides financial incentives
to businesses, triggers new constructions, revitalizes the community and creates new
jobs. Though the community is not requesting an economic development as part of this
effort, placemaking some of their request can only be achieved through an Economic
Development. There are four different components in the ED, Economic Tools and Incentives
which focus on capital incentives and other economic financial tools that would assist
new and existing businesses, this tool would catalyze property development, and create
a supportive environment for entrepreneurs and innovators that drive local economies.
Second component to ED is Land Use and Design; this element is designed to support the
community’s transformation by enhancing the physical and visual assets of the designated
area through land use regulations. Third component to ED is marketing and promotion,
this tool positions the downtown/commercial district as the center of the community and
hub of economic activity and creates a positive image that showcases the community’s
unique characteristics. Final component of ED is organization, leadership and advocacy
element. This component will create a strong foundation for a sustainable revitalization
effort which will include cultivating partnership, community involvement and resources for
the districts. In considering the issues and opportunities identified to-date, following are
a set of recommendations for advancing the planning and engagement process for the
future of Downtown Fallbrook. Additional vision elements, issues and opportunities will be
developed during the forthcoming process and will inform development of a comprehensive
implementation plan. Potential implementation tools identified to-date that may be part of

comprehensive planning efforts in the future include but are not limited to the following:
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- Parking management and action plan

« Enhanced implementation measures: local vs. County

Planning Option #1: Form-Based Code

While the County General Plan provides the overall framework for development in the
unincorporated communities, and the Fallorook Community Plan provides a more localized

framework relevant to the local character and environment.

A potential planning option for Downtown Fallbrook could be a Form Based Code. A
form-based code is a method of development regulation, which emphasizes the physical
character of development and de-emphasizes the regulation of land uses. FBC primarily
controls physical form such as building types, intensity and character of an area, it also
encourages wider, more appropriate mixed-use building. FBC can focus on the desire of
the community. Additionally, FBC can address the relationship between building facades
and the public realm, the form and mass of buildings in relation to one another, the scale,

pattern, types of streets and blocks.

Locally, in 2014, the first two FBCs were established in the unincorporated County. They
are located within the village cores of Ramona, and Alpine. (https://www.sandiegocounty.
gov/pds/advance/villagezoning.html).

A FBC for Downtown Fallbrook would provide for more focused study of the area
including allowable land uses, limits to how much development can occur on sites (i.e.,

intensity of development), what structures, and public spaces may look like.




A Form Based Code could be a beneficial option to Fallbrook for the following reasons:

. A reduction in time needed for plan revision or updates.

. A corresponding reduction in resources needed to fund the process.

. Reduced staff time required for process support in entitlement/permitting.

. A focus on building form rather than use.

. A focus on pedestrian accessibility (foot traffic) and public spaces

. An appropriate amount/intensity of public involvement, at the correct time(s),

would support the obtainment of input and consensus while allowing the system to

function at optimal efficiency for relevant individuals and groups.

The process offers a veritable opportunity to demonstrate predictability and

transparency for all parties — both at the onset and in the continuity of process.

Because the process plans, codes, and then sets permitting based on the form
identified by consensus, the community’s desired outcome(s) is realized at all stages,
and consistency with the form-based outcome(s) is the metric by which the process is

organized and measured.

Typically, a FBC can include zoning regulations and guidelines for subdivisions, public
facilities for a given area. Ultimately an FBC would provide a framework with a resulting

set of policies to address the emerging vision for Downtown Fallbrook.

FBC's may be beneficial for a community that is developing or redeveloping because it
encourages a uniform development focused on form and design. A developed or built-out

community may not see immediate physical benefits from the adoption of a Form Based
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Code until properties are redeveloped or vacant land is developed.

If a form-based code is implemented in a developed/built-out community it could create
non-conforming structures which would need to be brought up to code if structures are
altered.

For example, the form-based code in Ramona was ideal for their community needs as
there are several vacant properties along Main Street. Since adoption, a handful of vacant

parcels have been developed to the new code standards.

FBC can also promote mobility and parking options in and around Downtown. Active
transportation options—particularly walking—are under-utilized in the Downtown core,
particularly since this area was originally developed before the advent of motor vehicles.
Creating corridors and walkways that are comfortable, appealing, and easy to access will
encourage more residents to reduce their vehicle trips and the burden on local streets. To
that end, studying modern approaches to managing available parking and creating flexible
requirements for future development will reduce the burden to create more public and
private parking lots and increase opportunities for using these spaces for other desirable

uses.

Possible options for expanding mobility and parking options in the Downtown area include

but are not limited to the following:

. Shift traffic moving between north and south of Downtown to Mission Road to
reduce through traffic on Main Avenue, particularly during morning and afternoon commute

times (which will also increase pedestrian safety in Downtown).

. A focus on mixed uses. A mix of ground floor commercial with residential units

above could create more foot traffic and allow the commercial core to remain open past




working hours.

. Consider creation of County-owned parking lots immediately adjacent to Main
Avenue to encourage consolidated parking for easier safer access to Main Avenue (could
reduce traffic on Main Avenue).

. Identify shared/mixed use parking opportunities. Parking requirements could be

reduced for mixed use developments.

. A focus on the public space. Examine possibilities for widening sidewalks, improving
pedestrian curb cuts and crosswalks, and adding bulb outs to increase pedestrian safety

and comfort.

As part of this effort the design guidelines and development process for the Downtown
Fallorook need to be updated. The existing Fallborook Design Guidelines are over 30
years old, having been prepared in 1989. While there are good elements with the 1989
design guidelines, it is recommended that they be significantly overhauled. Updated
design guidelines would extensively use graphic sketches, existing condition photos,
and precedent imagery to convey guidelines for design of future improvements. Design
guidelines are most effective with an emphasis on graphics and photos and less dependent
on narrative to describe design intent. Design guidelines can both address public realm
(streets, sidewalks, plazas, street trees, lighting, etc.) and private realm (building height,

building setbacks, rooflines, windows, signage, etc.).

Modernizing the design guidelines and standards for Downtown will maximize the
community’s ability to achieve its vision for the future through development of public
and private spaces. Design guidelines will inform aesthetics, character, form, color and
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similar elements for new buildings and public spaces. Additionally, the required processes
for developers to plan, design and build projects within the Downtown area should be
streamlined to the extent possible to improve efficiencies and reduce costs and time for
development. Providing clarity and efficiency for development contributes to desirable

and timely community revitalization.

In addition, design guidelines are most effective when prepared in conjunction with an
FBC and an implementation plan. While an FBC plan does require the preparation of
design guidelines, both documents can synergistically work off each other when prepared

together.

Challenges:

. Time/money — more complex and expensive process to develop and adopt code

rather than update existing code.
. FBC focuses on form, aesthetics, and public spaces.

. FBC does not focus on uses and may lack support of an economic driver to

redevelop downtown to meet community needs.

. A development community may not see physical benefits, changes by FBC

implementation.

. Potential non-conforming structures

Steps for Project Execution of Option:

. Public workshops and stakeholder engagement
24



. Best Practices research

. Technical studies, if any

. Development of draft code

. Additional stakeholder engagement

. Review environmental impacts and draft report if any
. Finalize draft code and environmental report

. Public Review

. Public Hearings and adoption

. Code implementation

Schedule and Cost:

To develop and adopt a Form-Based Code for Downtown Fallbrook several comparison
County examples were compared. In 2019, the Board of Supervisors adopted the Ramona
Form-Based Code update. This process took approximately two years to scope, engage
stakeholders, draft changes, and bring to public hearings. This update was done entirely
in-house by PDS staff time.

In 2014, the Board of Supervisors adopted the Alpine Code Alpine Form-Based Code. This
process took approximately three years to scope, engage stakeholders, draft changes,
and bring to public hearings. The cost was approximately $50,000 in staff and consultant
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Planning Option #2: Zoning Ordinance and Design Guidelines
Update with Streetscape Plan

The Fallbrook Regulations apply to the village area of Fallbrook’s business district and
are intended to preserve and promote the village character while creating a pedestrian-
friendly environment for residents, business owners, and visitors. The existing Fallbrook
village regulations are a regulatory hybrid between a traditional zoning ordinance and a
form-based code. Fallbrook village regulations are part of the County of San Diego Zoning
Ordinance: https://www.sandiegocounty.gov/content/dam/sdc/pds/zoning/z8000.pdf,

and consist of five village zone designations, as summarized below:

. FB-V1 - Encourage the retention and attraction of businesses compatible with a

primarily retail environmental fronting on a pedestrian-oriented street.

. FB-V2 - Provide a buffer between the retail-oriented FB-V1 and the heavier uses
allowed in the FB-V3 Zone. The FB-V2 allows all the uses permitted in the FB-V1 in
addition to more intensive civic and automobile-service oriented uses. Residential uses

are permitted as co-principal uses subject to limitations.

. FB-V3 - Provide opportunities for clean industry and manufacturing, including
artmaking. FB-V3 allows uses that support community businesses and provide basic
goods and services. It also allows manufacturing and other general industrial uses where
all materials and activities are located indoors and meet standard noise, vibration, and
odor limitations. Residential uses are allowed where it can be shown that the use is

compatible with adjacent commercial and industrial uses.

. FB-V4 - Encourage the retention and attraction of businesses compatible with
a predominantly retail environment fronting on a pedestrian-oriented street.




Residential uses are allowed as a secondary use. The FB-V4 allows more
automobile-oriented uses than FB-V1 and allows a flexible front yard setback.

. FB-V5 - Create and enhance areas where administrative office and professional
services are the principal and dominant use. Residential uses are allowed. Development
will have a scale and appearance compatible and complementary to adjacent residential

uses. Uses generating high-volume of vehicular traffic shall not be allowed.

Updating the Village Zone Regulations through a Zoning Ordinance update could address
stakeholder concerns for the following reasons:

. Development Permits: The existing code can be reviewed in detail to determine
what and how uses are permitted. Based on preliminary community feedback the update
could be revised to are permitted uses, and potential streamlining of ministerial and

discretionary permitting.

. Land Use - Housing, Retail, Industrial and Commercial: In conjunction with review
of the existing code, the downtown zoning map could be reviewed to determine where

land uses are most appropriately located.

. Review Parking Standards. A downtown parking study and plan could help address
some concerns raised by community stakeholders, including adequate parking supply,
and review of existing parking policies and regulations, Best Practices reviewed around
Southern California and cities within San Diego County include options such as shared
and leased parking, angled parking, multi-model transportation improvements, parking
permitting, commercial unloading zones, parking wayfinding, valet zones, improved
signage and parking flexibility. A zoning update could provide streamlined edits to the

existing parking regulations.
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following reasons:

o Existing Design Guidelines were adopted in 1989. These can be
updated based on community input and best practice study to include

more modern graphics and address current issues.

o A Design Guidelines update can focus on subjects such as Site Layout,
Architectural Design, Landscape Design, Signage, Lighting

. Creating a Downtown Streetscape Plan could address stakeholder concerns for

the following reasons:

o Review and document existing conditions and potential issues in downtown
Fallbrook

o Can focus on parking design, bulb-outs, bike lanes, sidewalks, crosswalks,

traffic calming methods, and gateway features

Challenges
. Zoning changes may create piecemeal code fixing issues as they are expressed
. No identified funding source for Implementation of streetscape improvements
. May lack support of an economic partnership to develop/redevelop downtown to

community needs
Steps for Project Execution of Option:
. Public workshops and stakeholder engagement

. Best Practices research

. Development of draft code
28



. Additional stakeholder engagement

. Review environmental impacts

. Finalize draft code and environmental report if any
. Public Review

. Public Hearings and adoption

. Code implementation

Schedule and Cost:

To develop and adopt a Zoning Ordinance and Design Guidelines update and a Streetscape
Plan for Downtown Fallbrook several comparison County examples were compared. In
2020, the Board of Supervisors adopted Agriculture Promotion Zoning Amendments.
This process of stakeholder engagement, code changes, and public hearings took

approximately 8 months and cost $65,000 worth of consultant time.

In 2020, the Urban Agriculture Incentive Zones Ordinance was adopted by the Board of
Supervisors. This process of stakeholder engagement, drafting of the code, and public

hearings took approximately 8 months and cost $125,000 in consultant time.

PDS is currently engaged in a Valley Center Road Study. This study could be considered
a more detailed, technical study of streetscape type issues raised by the Fallbrook
community groups. Although this effort is anticipated to be more complex, and expensive
than the Fallbrook Downtown Project, this Valley Center Study is estimated to take 3-15

months to complete stakeholder engagement and draft the plan, and cost an estimated

$270,000.
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Concept Sketches

The following concept sketches illustrate how the emerging visions, issues,
opportunities and recommendations may be achieved through improvements to
the public realm. These conceptual sketches reflect a range of improvements that
are possible within Downtown Fallbrook and reflect conceptual or specific ideas
and opportunities identified by community members. While they are specific to
key locations in Downtown Fallbrook, they are also intended to serve as examples
of improvements that can be made throughout Downtown Fallbrook. The design
guidelines, if prepared in conjunction with a specific plan, would explore other
opportunities in both the public realm and private realm.

Flexible Parking Lot Plaza Space

Redesign parking lot to accommodate unique paving and other pedestrian
amenities to allow it to function as an event space at nights, weekends and other
occasional special event days. This parking lot is located between Brooktown Cafe
and Harry’s Sports Bar. The view is looking east towards Main Avenue. Amenities
could include special paving, new landscaping, new lighting, and the ability to
host movie nights, farmers markets, art shows, etc. It’s a key space as it connects
Main Avenue to the library parking lots and to an extended Pico Promenade to
the south. It would still function as a parking lot the majority of the time.
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Streetscape Improvements

As depicted in the sketch in front of 100 Main Avenue, although it could be done
at numerous other sites on Main Avenue, construct a bulb out for traffic control,
pedestrian safety and stormwater improvements. It would also include a parklet
for outdoor seating and reconstructed crosswalks and corner ramps.

Pico Avenue Multi-Modal Connection to Downtown

Continue Pico Promenade north from Elder Street to extend the existing Pico
Promenade closer to the Library, downtown and the plaza as illustrated in
Concept A. It would still allow vehicular access and on-street parking but with
improved pedestrian amenities including enhanced paving, landscaping, bulb
outs, landscaping, and lighting.
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The community and County staff have provided excellent feedback during the visioning
process. It is clear the Fallborook community is passionate about the great resources and
potential within the downtown area. As noted in this report many great suggestions have
been put forward by the community including traffic calming on Main Avenue, enhanced
pedestrian safety, new pedestrian amenities, introduction of mixed-use projects into the
downtown area, and other recommendations. In addition, the concept sketches included
in this report are intended to offer a glimpse into some of the exciting possibilities that lie

ahead.

This visioning report sets the stage for the next steps, which includes a more detailed
planning process towards implementing the community goals. In coordination with
the Supervisor’s Office of District 5, the County of San Diego Planning & Development
Services will oversee the planning and community engagement process to develop the
Downtown Fallbrook Specific Plan. The Fallbrook Community Planning Group (FCPG) will
be the primary advisory body for the process, ultimately, providing a recommendation
to the Board of Supervisors on a future specific plan. The FCPG will also serve as a key
venue to convene broader community engagement for the planning process. Additional
community engagement efforts will occur throughout the process. The planning process

may require 18-to-36 months to complete.




Planning Process Timeline
O
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Phase 2
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Fallbrook Visioning
Initiation Meeting

November 19, 2019 1000 am. — 1740 p.m.

SUMMARY REPORT

On November 19, 2019, the County of San Depo Planning & Development Senadees (POS) and
members af the Fallbrook caommunity ca-hasted an mitiaton meetine D FEplore 8 new ¥ision
Tor Dorsmiioen Falioa k. The purpose of the meeting was o niliate defming a new visian far
the darsmioan; identily challenpges and opportunites for enhancing the dowriown; and
denesing hrmader mmmunity engapement opportunites for this effore

Backpround

The cammunity af Fallbrook is an unincorporated community of San Depo Coundy, cansstng of
36,0000 acres. Rallkook is kated south af Rverside County and east of Camp Pendieton. ts
neiphboring communities are Bonsall o the south, Pala 1o the east and Rainbow 1o the
mevtheast. Most off the area is dharaderized by raling hills covered m avarado and Oines
armchards. However, as the opapraphy changes, 1t oeates matual bulfers that separate
Falbrook fram its neiphbars. The busy and vibrant town enter s Iocated near the westem
boundary. The wn surmounds the downtawn, which is a unigue hsiorcal disinict that has
become the foous of a current revita lo=tion effore

Throuph moilaboration with the RlIbrook Community Plannng Group, PDS is canducting a
yvisioning process for the downtawn cammunity that will inform the reviaizatan efore. The
process may indude exploratian, establishment and mplementatian of updated or new polides
ard coddes i ane ar mare defined “vilBpe mones™ the planning area.

Meetmp Formnat and Apesdn

The Initiation Meeting far the Rlhook Visioning cffort took place on Nowernber 19, 2009, from
10 am. to 12:00 pumi. at the Mook Chamber of Commeroe, 1251 Duckamnan Spningss Rd,
Fine Valley. Particirants induded members of the CPG (though ot as a quorum)), as well a5
additianal ommunity members.
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Andy Pendoley af MG, InC, served as meeting faciitator and initeted the meeting by meviewnge
the agenda and asking for selif-niroducions._ Elesn Delaney, CPLH member, and Enic Lardy, PDS
Chiet af Achvarne Planning each prowided welcoming remarks an behalt af thelr respectne
HEanizations. Mr_ Lardy also provided a brief explanation of the purpose and intent of the
visioning process, which will nform a subsequent planning process 10 eeplore pciential
revitalizatian of ane or nkHe vilBpe zanes in the cawrtowm area_. Mr. Pendoley fadlitated
it from particyrants about their vision for the fture af the downioam anea, as wel as isues
and opporiunities that shauld be addressed as part of revitalization.

Durng the discussion, Steven Davidoves of MG and M. Pendoley recorded key discusson
points on a wall-soed piece of paper, or “walpraphic ™ A summany of the dsoussion is prosacked
n the following seiions, and a photo-redured oy of the walligraphic is doded at the end of
this repL

MMIMAHY OF DHECUSSHONS

Particypants discussed their vision for the future of the downowmn anea, as well as issues and
appcriunites. Particpants also dentified other dowminens that may be pond madels for
Falbrook’s future, broader cammunily engapement approaches, and potental Hanning toos
that may be studied in the Hanning process.

Visians

Participants desoribed ther yvision for the future af Downiowm Falbrook

bl o sl WA ot e s ey s

More residenixs and visitars in the downtoun ares

= Thriving dowmiDwn businesses

= {Jualty properties and bulldings

= Easier access by wehikde and foot 1o the danamiiown area

= Caimer traffic and safer sireets

» Sl towmn charm and character

»  Eyaped community members

»  Sireamined and flexible processes for dewekapment

ImprRed coprdination amonge kial orpanizatians and County depariments

IEsues

Participants discussed current and potential issues that imgpact Dowrriown Falbroak
»  Inadequate parking apacty
s Lindesirable businesses or LSES
»  Hequirements for processing projects and development
. Spesding wehickes and dangerous monditians for pedestrians

DOpportunities
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PFarticipants identified potental appartuniies for addressing the ssues and revitlaizing

| | Syeye—p— |

| | Tpepnp Spp— e | -
LANSTM DT NEIDTULS

Develop mimed-use (rogects N the dowiwn area that indode housing above
commerdalfremil establishments, particularty for older adults and younpgadults
Improree the effcency aof processes for deweloping bausing in the dawmbown ares,
particularly the kength af ime and permit casts

0 Review previous development effarts that tried and faied 1o address the bamiers
Bxplore ways 1 improve parking capacity by adding new parking andfor flemibility of
parking polices and reguirements
Expand tourism N the dowmitown area—such as farm-to-tah e, farmers markets, and
sireet fars—1io support k@l businesses and the ecanormmy
Bduate kocal businesses on best practices far being successful and sustanahie
Promoie businesses that service both Iocal residents and tourists
Inroease supports pravided 1o sl nonprodit apanizations
Shudy the potential far ncentives that atiract desiabbe busnesses and enurage
rehabilination of older hames

Model Dosasionans

Participants identified other dowrborms that may be good maodels ta nform revialaton of
the dowTDwn area.

Old Town Temecula
5an Luis Obispa
Visla

Encinitas

Hoseville

Hockin

Burtta nawil lowr

Los (Nivos

Paso Robles
Carmed

Poterstial Planning Tools

Participants identified potental planning tasls 1o cansider as part of the revita izatan

apHDa

ch.

Form based code

Despn puislines

foning

Off-premise sipnape for nanprafits
Funding and fee aptions

Comanumity Emeagemeent
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PariiCipanis siressed ihe mporiance af broad Er Comimuinity EngaEement anid [aget auienoes
a5 part of the planning proress. Spedinc ideas indude the following:

= Neiphbar-to-neighbor outreach

»  Business outreach

*  Bvenk vendors

= Asrirublure stakeholders

Next Steps

Particypants and POS will conduct the next meeting on Janwary 6, 20000, 104K a.m. ta 1200
pm.

WA | GRAPHINCS

On the folowing page 5 a photo-redured mopy of the walEraphics develaped during
the meeting.
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Connty of San Diepo
Planning & Development Services

Fallbrook Visioning
Meeting #2

January B, AL w1000 am. — 1700 p.m.

SUMMARY REPORT

On lanuary 6, ALAD, the County of San Diego Planning & Development Senvires. {ADS] and
members of the Falbrook cammunity co-hosted a serond meeting 1o Pxploine a new vision for
Dowriown Fallbrook. The purpose of the mesting was 1o: Dentify chalenges and apparunites
within spedic knations of the Downiown area; and review initial findings from research af
ather dawriowns and villapes.

Backpranund

The cammunity of Falbropk s an unilorporated ommunity of San Diepo Caunty, consisting of
35, (00 axres. Fallbrook is Iocated south of Riverside County and east af Camp Pendletan. bs
neishboring communities are Borsall ta the south, Pals 1o the east and Ranbowr ta the
northeast. Most of the area is daRcterzed by i hills overed in avoEdo and dirus
aithards. However, as the iopopraphyy changes, 1t oeates natural buffers that s=parate
Fallhrook fram its neiphbors. The busy and vibrant town cenmter s located near the westem
boundary. The town surraunds the coawmiown, which is a unique histarcal district that has
beome the focus af @ current revitalization effort

Throueh calaboration with the Falllook Cammunity PRnning Group {CRG], PRS s conduting a
visoning press for the dawrioasm community that will inform the revitaization effort. The
mHoess may indude explaratian, estiabishment and mplementation of updated or new polces
and codes in ane or mare defined SAllape ranes”™ the pREANng area.

Mesting Format and Ageriia

Meeting #2 for the Fallvoak Yisoning effart took pRce on lanary &, 20000, from 10000 a_mo ta
12300 p.m. at the Falibrook Chamber of Cammerce, 111 5. Main Ave, Falioak, 32028
Participants infduded same members of the €PG (thauph not as a quarum}, as well as adcditional
ocoHmmunity members. Participants mduded the falowing {alphabetical by last name):
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= Felix Aponte, PDS

= Rick Barrett, MIG/PDS

= Stephanie Baxter, AOPG

= Hieen Dedaney, Revilaizatian Commitbes

= S5mott Harry, Kam Engineering

= Rk Heynernan, Falbrook Yilage Assocaton
=  Mike kthreson, PDS

=  Eric Lardy, PD5

= |ia MacDormald, Chamber af Cammeme

=  Hachel Masan, Fallbroak Regional Health

*  Hoy Moosa, FCPG, Fallbrook Vilape Assoriaton
= Kim Murphwy, FOPG, business pwner

= Andy Pendoley, MBG/PDS

= Houya Hasoulradeh, PDS

»  Virora Staver, PG, Chambier member

Andy Pendoley af MG, InC, served as meeting Taclitator and inidated the meeting by reviewng
the apenda and asking Tor self-Hntmoductians. He also provicked a brief re@p of dsoussion kems
fram Meeting #1 as described in a draft summary repart that was distributed 1o parbcpants.
Bleen Dedaney, CRG member, naied some related develapments since the previaus meeting,
mcuding an effort 1o update the desipn review proress as part af the PG, as wel as doser
work with County Code Compliance an specific needs. Erc Lardy, PDS Chief of Advance

PENNning alsa provided briel updates an PDS suppont 1a those efforts.

By | arvhr iectriba dosd o eaal® handant Aocerdoos af tho e illnl.'l-n:l'l\nill om | mnnr-' mthin
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anm:nwn Fallbrook that are part of the Falbrook Community Plan, nciuding the primany and
serandary uses allowed far each area. Mr. Pendoley then fadliated discussions with
participants about the rekevance of the zones today and as part of an eMErging vVision
Participants alsa menthied a “working study area™ Tfor montinued wsioning =fforts, and some
speciiic locatians that may wamant dose attentian as part of a new vision. Hick Barrett af MG
and Mr. Pendoley also provided 2 hiph-evel overviewr af initial findings from earty research
efforts intD other vilapes and downtowns that particpants dentifed in Meeting X1 as models.
Fnally, particyrants disaussed potential topls and elements for the pEnning process and a new
Man Tfor dommiowm, as well as assets that they feel are mportant ta preserve and enhance as
part of the ¥sion.

During the discussion, Mr. Pendakey reorded key discussian poits on 8 wall-sized piece af
paper, oF “wallpraphic * A summary afthe dsossian s pravided n the Tollowing secthians, and
a phain-redured oy of the walpraphic s induded at the end af this report.
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M MIMANRY OF DHSOUSSMONS

Participants disiussed their wision for the fuure of the downmiaowm anea, as well as issues and
appcriunities. Partcyrants abso dentified other dosmiowns that may be pond mooels for
Falbrook's future, broader community engapement approaches, and potental planning taos
that may be studied in the planning process.

Mansng Ares and Flesnents

PFarticipants reviewed the existing fve “vilape rones on maps provided by DS stait, and
dentifed a new “working study area™ for the visikaning and panning process. Generally, the
propased aea is baund by
»  Working study area: the downiown e encompassed by E Daupherty 5t fE. MBsian
Hd. to the narth, Alturas Rd. 1o the west, E Falbrak 5t 1o the south, and Woima Ad_ 1o
the east
= Man Avwe. B the owe mickrr, and should be studied 2-i0-1 biocks 1a the ea st and west
= 5 Mission Rd. is adjacent to Main Ave., and should be studied as an adjacent cormidar
CHRECHLLINITY
»  Akarado St should alsa be studied 25 a perpendicular and cannecting/extenoing
corriddar ta Mamn Ave.
= Currently, 1-to0-2? blocks oIT of each coiridar there are exsting mines af uses, but these
may be ppportunity sites for mare development, partiouBriy with resid e ndial
= The Fica cxridar cifers additional appartunities ta be developed a5 a mmmunity asset
= Auin-oriented uses exist inthe sourthern portian of the camidor, but may sHll be
apporiunity areas far mproved pedesiran-scale design

ssues

PFarticipants disussed ssues aneas in Downiown Rlloak far further study

= Traffk safety: tums and red ones

= Parking spaces and zones despnations, induding panting of spaces and canfids with
adpcent panters
Thru-traffic hiph speeds, and lost ppporiunities far retal

AsErts

Participants identified the assets in Downitown Falbrook that are imporiant 1 preserve for the
future.

»  Grid sireetfHock pattern that promdes waba by

= Man Avenue as a destration

=  Trees and planks

=  Village character: histanic, kaw scake, aericuliure, aingad



County of Sam Diego | Fallrook Yisosnz
Summay Report | Mesting 52,156/

= Community uses: library

= Aris

= Weather and i@l moo-dimates
" Views

. Open grace

= Trails and patmaays

= Sperial evends

Poterstial Inmplesnentstion Tools
Participants and projedt team members idendified the Tollowing pate nrtial implkementation toals
that may be part off comprehensive planning efforts in the future.

= Sreetscape pan and standards

= Parking Managpement and Action Plan
»  hanced implementation measures: local vs. County

Mext Steps

The project team will concut additianal research indo modd villages, particulary relbted 1o
mplementatian appoaches. Participants and PDS will monduct the next meebng an February
24 AL 1000 am. o 12:00 p.m.

WA | GRAPHC

On the folowing pape 5 a photo-redured mopy of the walipraphic developed during the
meeting.
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Fallbrook Visioning
Meeting #3

February M 2000w 10000 am — 1200 p.m

SUMMARY REPORT

On lanuary 6, 2020, the County of S5an Diepa PRANNE & Development Services (PDS) and
members of the Fallkoak community o-hasted 3 second meeting 1o explare a new visian far
Dawrtcren Fallbrook. The purpase af the meeting was 1a review an initial analyss of the ssues
and opportunities in the Daownitcm ared, identify potermiial strategies that may be studied, and
puthne 8 potermtial panning approach.

BockEroimud

The community of Ralloak is an unincorpaated community o S5an hepa County, onsstnge of
36,000 sres. Ralbrook & ated sauth of Rversde County and east of Camp Pendieton. s
neiphbaring communities are Bonsall 1o the scirth, Pala 1a the east and Hainbow @ the
rartheast. Mast af the area s characterieed by rolling hills covered n avocada and Girus
orchamds. However, as the tapograpiny changes, it creates natural bulfers that separate
Fallbrook from 1is neiphbors. The busy and vibrant Tem cender is ocated near the westem

baundary. The tcern surTounds the dowrniown, which 5 a unique historial dsirict that has
became the foous of a ourment revitaloation effort

Thrauph collaboration with the Fallbrook Community Planning Graup (EPG), PGS & mnducing a
vEionng Hooess far the downlown ommunity that will mfam the revializaton effore. The
proess mRy nchude exploration, esiaHishment and implementaton of updated or new policies
dnd mdes i one ar more defined “villape 2ones™ the planning amea.

Meeting Formest and Apemnds

Mesting #3 for the Fallbrook Visianing effort toak place an Fehmuary 24, 2020, from 1000 am.
1o 1200 p.m at the Falbrook Chamber of Commence, 111 5. WMan Ave, Fallbrook, SO
Participanis NCivied some memiers of the CPRG [Thoush ot 25 a2 quorum), 25 well 25 addihanai
mmmunity members. Partidpants nduded the folkreng (alpiabetcal by last rame):



County of 5am Diego | Falllrook Yisomnng
Summay Report | Meeting 39, 270400

= Felix Aponte, PDS

= Rick Barrett, MIG/PDS

= Stephanie Baxter, AOPG

= Hieen Dedaney, Revilaizatian Commitbes

»  Dominic Fera, CalFire

=  Sanch Hazehwooid, PDS

= (aml Lisher, AUESD Schoal Board (on behall of Ashley McKnight)
= ia MaDormald, Chamber af Cammene

*  Hoy Moosa, FCPG, Fallbrook Vilape Assoriation
= Kim Murphwy, FOPG, business pwrer

= Andy Pendoley, MBG/PDS

s Jack Woad, FCPMG

Andy Pendoley af MK, InC, served as meeting facilitator and inidated the meeting by reviewny
the apenda and asking Tor self-introductians. He also provided a brief re@p of dsoussion iems
fram Meeting ¥7 as described in a draft summary repart that was deiributed 1o parbopants.
Bieen Delaney, CPRG member, eded some related devekpments since the previaus mesting,
chuding 3 ontinued review of design puideiines via 8 subrommittee of the PG,

Hick Barrett af MBG, InC. presented a sideshow that featured an nitial review of the curment
conbext, issues and opportunities in the Downtown cammunity that may infarm future planning
and studies. He alsa displayed a proposed study area for future planning that expands in the
sputharest area 1o ncorporate addianal slements and cannections. Pressniation topics
primarily foosed on: an averiew of the community histary and key kocatons; public art;

noadoctrian rhaloeaos sl s rh s - oo anr scb ro- Sroinoesos s - el
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topoprapity. Mr_ Barrett also provided an crrerview of a recent planning effiort on Powsay Road
n the City of Powsay as a ase study 1o inform ane approach ta studying and planning for
community revitalaton of a ommersal Emkkyr intD a mieed use, dyramic area.

In bebween his discussion poinks, meeting partcpants asked guestions and provided
camments, which Mr. Pendoley recorded on a wall-sired piece of paper, or “wallpraphic ™ A
summary of the disoussion is provided n the following sections, and a photo-redured opy of
the waligraphi is nduded at the end of this report

M MMAHY OF DHSCUSSMONS

PFarticipants respanded the presentation about ssues and opportunities, induding
recommendatians for poiental strategies far panning n the Do area

Esues

=  Hefine parking repulations o supfxHt desired devslopment and flexibility Dawrtown
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Ensure parking and traffc analyses address a range of factors, ciuding:
Roadway and parking mpadty

L= pattems

Tme; i.e, moming, afternoon, and ommute perkds
Datesfdays; ik, weslalay and weekend

Address how 1o mitigate undesrable retail uses and character

Lo I o I I

Oppormumities ond StraiepFies

Pubir art bullding on FEISTIN® DOMMUNLY assets
Trals, patiway= and strestscapes: trade-affs are asocated with different
impIAEmMEns
Slewalk widthes
Sidewalk material types (.., camTete vs. derompased pranite)
Diagmanal parking
Traffic calming
Commeral vehide accesfioadingfpariding
Bulbauts
ADA impritwemenls
Trees
Crassings, induding decarative
By k= lanes
Lighting
Consstency an both sides of a roadway/fstreet (e g, Main Ave )
and rereation: jant-use pptians with school sites
il o
1 puidedines.
Address maimtenance and design character off bighied praperties
o Advse on desired site footprints and plans
Implementation and partnerships
o Counly
o Private praperty aamers (Including out-of-sate ouners)
o Dewelapers

aﬂﬂﬂﬂﬂﬂﬂﬂﬂﬂﬂﬂ

o

¥

Next Steps

The project tram wil begin development of a summary report of the process tonducted 1a
date, and develop recommendations. for the panning process. Upcomnge meetings will be
determined thrauph additional coprdination.

WAILIGRAPHEC

On the falkwing pape is a photo-reduced capy af the wallpraphic developed during the
meciine
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Commty of San Ihego
Plannimp & Development Services

Fallbrook Visioning Meeting #4

June 17, AN, 1130 a.m— 123D pom.

SUMMARY REPORT

Mecting Format and Apenda
» Felix Apomte, PDS
= Enc lardy, PDS
=  Tim Yerting, PD5
* Rauya Rasoulzadeh, POIS
= Ben Mils, D5
=  Eleen Delney
» Lila MaDanald

SLMANARY D DNSOLUISERONS
1. Eleen:
4. Trade-offs of Form-Based Code: mplementation requires additional penning process: what exactly dos
that mean?
i. Updating desipn puideines.
il. Require potent@l reraning and GP amendments
b. Faning Ordinance: Desipn Gudsines - that wauldn't be ncluded in this aption, it would sl be a
separate doument ¥
i Yes, that still can be updated, it would have to za ta the BOS
C Fwe didn't use the whole budeet, we cauld ome back and use the rest for something edsp?
i. It would still be a BOS action, but the mtenton is ta keep the maney in the Rallook
. Option 2 seems 1o be a viable option.
E. Option 2- Community Plan would et allow a b bax store, wauld we hawe ta then update our
ommunity plan?
i. You woldnt have 1o update the CP but for opan 3 you would ewve to update yaur OP.
t Pubir irfrastrucure would be addresxed in option 1 and 3
E. Fwee po with Form base code, 1t would address the sireet ssues?
i. We would work ciosety with DPW ta see what cauld and couldn't be done, there still wauld be a quests
dbout the mplementation cast omersatan with BS and Supervisor offices)
h  How wil these impact the YMT?
i. The aptions that we are rerommending shows the village as YMT efficient.
i. Which options waold you reommend consiodering the oment stEte of Falbrook?
i. Option 1 and 2 and koking at same the design pudieines and sireet escapes plan would be patendial
DEians.
Prepared by MO, inc 5
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Da you wanl 1o keep the vilapes the way they ans?

We wauld e ta make some changees expanding the ¥V rone 1o misson.

We don't have an opinikan an these, we want the cammunity ta pet what they ane asking for.
What an we do sohwe this probilkem and stil have same money ta do ather thing= i the cammunities?
Dominwn Residential, how would this be affeced ?

Yes you cauld do this n aption 2, GP despnation for villege 5 mieed use it's the zoning ordinance that

K contral the density af what you cauld doo

Da you wand us to pa back 1o the proup?

We wanted ta ntroduce this, we da wanl 1 pet this 1o the arpeer proup 1o et everyone's feedback
We want 1o mondude this process and pick a path and we wanl I mowve forwan with the chasen path.
EHieen, Lla and kenning chose Option Z with a8 street esape plan added o i

We wauld continue with the design puidelines s that camert’?

Yes, woukd you like us to bring sameone ta help out with the update?

Yes, we welrome amy help that we an pet, we have identified areas that need ta be updated.

Hen Mills:

ksues that hawe been talked about

Makre it mee apen and pedestrian-friendly

Land use: apen it up to whatever ommercal areas that the community would find wseful

Would there be an aption (rbrid option) that wauld indude a street escape doument ¥ Might need

additianal funding.

L
L

a

L

Yes, we wauld have o work with DPW

Lia

Howr does the Parking requirement change affect larper businesses such as Walmart'?

You could still change your repuEtons, bip-bax usiness waoild have ta address their parking



Fallbrook Visioning Meeting #5

Juby g 2000, 101K a.m. — 111K a.m.

SUMMARY REPORT
Meeting Formest and Apenads

=  Felx Apome, PD5
= Eric Lardy, PIIS
= TimVertino, PO
=  Rouya Rasoubmdeh, FDS
= Ben Mils, D5
= |eanine
= Karla Standridee
= Kmm Murphy
Lila Maonald
Mark Mervch
Roy Moosa
= Stephand Bamier
= Fileen Delaney

SUMBMARY {OF DNSCLISSIONS
= What & the difference between Form-lased Code and what we are doing™
- Whyisn't a farm-based e s not a pood dea for Fallbrook?
= Infrastructure Commitiee mesting & where the proup will make a decsion 1o present this to the CRGin
September
= Home will this work with the Cowid situation’?
D Market Studies can be done [using older data)
D Parking study might be postponed o a later ime sa we an et real data
= Roy Moosa: Why can't we make a dedsion inday and savwe sDme ime?
=  Npot al ommunity members are present sa we can't wie
Wil we be alde ta do Mix-use roning in the villape?
Timeframe far zaning modification?
= Da we hawve an Lipdated raning map? Can County send that out?
D Wil s=nd out meeting summaries and the map
Week of Aupust 10th for the nfrastrucure meeting
- Mew mowid-19 laws that hawe aused the business and restaurants spilling aut o the side-walloc, woulkd
this affedt the future zoning?



Connty of San Diego
Planning & Development Services

Fallbrook Visioning Meeting #6
— Infrastructure Committee

Aupust 13, ATA, 1000 a.m —11-DDa.m

SUMMARY REPORT

Mesting Foemat and Agemnia

Felix Aponite, PDS

Enc Lardy, PD5

Tim Yertina, PDS

Aouya Hasoulzadeh, PDS
Ben Malls, DS

Eleen Delaney

Lia MarDonald

Mike Griffiths

Stephen Collins

Ana Strahan

SUNMARY N DSCUSSONS
1. Hackgmound

¥ie have had hree meeting with the auboommitiee
Came up with three oplions thet would sk for Falliomoak
Comiient fopic has come up
Requislions 1o parking, relsted o quantity and sveslaiishy
Traffic Congestions and Speed
Land Lize - Housing, Retai, Indusiral and Commacal
Fallbrook Desiqn Guiddines
Development Pemmils
Ecanamic devaoprmant ool avsilsble through separaie ofkorts
Fallbrook Yizsioning Piarming Oplions

o Form-Based Code

a Fpning Ordinance Lipdale with Design Guidelinez & Sireetzcape Plan

2. Communily Commeanis and Concars:

Edeen: Funding DS has alocaied S0DK - anything k=it over the BOS can acuslty ulie the fund 1o da
what needs i be dane for Fallomook

Eideen - i would be essier io updale the oplian 7, Fonm Hesed code would be very dilficult io updaie
Lia Marlansid - Option 2 8 betier for our community over all

Rike Criflihs - This B new o me, but i seems ke we ane an the right isck

Siephen Caling - Very new ta s 2s wdll, is diifering o aubcommitiee's direchian

Ana Strelan - Thiz i new Lo her 23 well, she would e o lesm mare sbout oplion 2, and would ke 1o
have 8 copy of the presentslion

ke - Next step would be CPG approves, whal are the sleps after thal?



a Once CPG approwves, thal would be our inal direciion in this phaze, we will waile thal nin a
Scaope and Schedule and we wil go oul k4 an RFP 1o select corrautant o start working on the
plan

a [rait Zoning Package, Desipn guireines and Sieciscape plan will have o go o PC and then o
The BOS 1o vole and make The final decsion

a BMke G - Do we know if al the SO0k would go iowands The planning process?
a  There might be some fund keft and the rest would be up o the BOS and if i can be used for
The mplemaentation rocesz

Rake 5 - Once sppnowed, i thene a8 cost o updaie the aoning lews?

o P05, Consulbant, Erwironmential cosls
Fmnal Vole io Recommend:

Gitiip i3 recammending oplicn 7 1o be presented &t the CPG
Mext Seps-

inligie Phaze |l - Bringing an & carauliant (September’Ocinber)

Seplembar CPG meeiing - presanting and recammending oplian 2

Eideen and Lis MarlDanaid wil recase Themadaves al the CPG

PDS will 2end the Map ta the group 20 everypmne can 3ee The aes we ae working on



Fallbrook Visioning Meeting #7
— Community Planning Group
Meeting

September 21, A0H], 7 pom — 33040 pm.

Marting Format and Agenda

Eri¢ Lardy

Tim Vertino

Jack Winod
Elevewn Dol ey
Ry Wloaxsa

Jorry Kalman
Staphan| Bxxber
Steve Brown

Lee Deidaa
Joniene Domencg
Jim Loge
Michel e McCafbery
Mark Mervich
Kim Murphy

Bill O"Cannor
Wictoria Stover

r (= BN = - B N« e o
[] NRLrKwNni

SUNMBANRY OF DISCLESSNHNS

Pressntation by Eric Lardy, Chiel of Advencad Planning, and PDS StalT who will presant two options for revitalizetion
OF 3 subject area i downtovn FaMangok with the approsdnate houndariss of Yiew Street 1o the manth, Fallbrook St to
the south, Mission to the wast, and Brandon 5. to the east. Optioon 1: Form Besed Code. Option 2: Update Zoning
Ordinance, Update Design Goidelines 8 strestscope plan for Man Awe. Supandisor Desmond's Comnounity
Remvittallzation suboonmmithes: hos bexen studhing the options and recmnends Option T

It was noded that Option 1 was used in two other county communities, Alpine and Ramona, However, ather then their
rural natures, there were several issues sbout both communities thet mede them Inapgropriate a5 tengl ates to apply
Option 1 ta Falbrook. He noted Form Basad Code might not be beneficial for an established community Nie Fellbrook
wAth infll and Band use issiuns; Also that it may b more chalenging to sdopt and procsss,

Hex sadd that Fallorook has n place design guideiiness and a village code astablishad about 20 years ago. Thet led to a
preference for Option 2 by many induding Suparyisor Desmond’s Revitallzation Commbbhae 1o take the route that
entails an update to the moning ordinencs, design guidelines and crastion of a streetscape plan for the community.
Gption 2 would akso ot Nieedy entail o general plon amendment to adopt it becouse Fallbrook alreedy hes 2oning in
ploca and alows rixed wuses In the vikage, Modemdzateon of desian gukdelnes could ber aeomplshed 85 a separates
and paralbel affort. The thise documeants could then b implemented in parellel and evaluated avery Tew years (e
oS Ot el iy ) B0 cheterraing sy they sarve: the comnnity.



In reviewdng costs B0 mphement, M. Landy reported that either approadh for RNk s Tunded by the Boerd of
Supervisors and both would cost between $200,000 and $400,000. Gption 2 could be Implementad in 12-18 months,
whibe It would tales two 1o twa and a half yeers to Implement Option 1.

He sald the: nest step |5 to finalize the presantation and process following & recammendaton from the PRanning Group

mﬁmmmmﬂ ﬁmmﬁmmwi anﬁrmmmlmmmngmmm
optian. The option piciesd will continue to be a public process with hath the: Planning Group and the: Revitalizetion
Committee to 230 broad community input.

&iN O'Connor inquirad shout having businessas with residences above them that would inoreass density in the
downtown anes,

EL replbad that the- Cownty woukd ook at that end K waoukd be one of the: options. itis theonetcally allowed now, though
not happeening very much, & neads more studbes.

Jack Wioad noted there are 2 number of hulldings in the downtown apes now thet an: mxed use.

Lee Dedleo asked what would downtouwn kaok B with Option 2 as oppasad to Option 1. Are we going to 20 with taller
bulicings with multi-use higher density properties? Are we going to change the character of Fallbrooks

Jack Wiood said there is in place 3 community plan that sets kmitations an the hedght of buikdings. To go with greoter
hedght limits woukd require a change in the community plen.

Edaen Delaney sold Option 2 waukd not change the roral character of the wvilages, EL sold it is chaar that the intent is not
to change the rural character of Fallbrook. He seid the process does not Inbend to change the community plan for
Falbrook.

Lee Debden Inquired ahaut updating the Falbrook design guidelines,

EL replied the design gukdelines cancern the: form of the bullding, what the bulidings look Kiee, He said the Intent |5 to
make the guldelines usar friendhy and wery clear 50 everyone cin revisw them, Also the Inbent Is fior anything that can
be redefined a6 a yes/n checklist to meke following them clearer. He noted this doesn’t necessanty require changing
the standands but they coan e koked at to determine anwy thot need to be updated.

Wictors Stover said the procass 15 to make it sesher on the busineszas 1o keep the small-tovn chamn. She also noted
that the committes sense was bo make things more cost-afTective fior business owners whik: keeping the rural charm
of the: commundty.

Lee Deden asioad which of the: options would accomplish that goal, and Ms. Sover replled Option 2 woulkd beceoss it
would do a kot mane for the businessas [n & faster way, She said K5 an easier process all the way argund. n mspanss

o e Mabkisnfs Inavbm: albhak dhae huvedins Bl rankisd dhook dha fiundins s Shoears Ear ol e soedlam oo Pledckbss 71 e e
WAF iy LIRS 3 IPue m“‘- e ARSI b PP WL W FUITERSEFGS 1D W O A Tl LR RRny A Wpaenl o l..ﬂ‘

cost o INthe more bacaise thene ane three separate documents.
Stephani Baxter ssked EL to clarify updating signage regulathons with either option, noting she keans towand Opthon 2.

EL raplied either one would require updating the sign puoidelines. The difference is Option 2 would vpdate the

puidelines and keep themn as a seporate document. it would kook at signing regulations. Option 1 would bring It ol
together inone chapber of 3 master docunent,

Mark Mervich fielt Option I works betber for Fallbrook. Option 1 appesred 10 be better fior starting from scratch, which
Falbrook s not,

&iN O"Connor noted thet it sppears that Optian 2 is mane flexible and alkows for mane Input inko the system.
Preporerd iy MDD, b B

Jim Loge noted that Ramona is somewhat similar to Fallbrook, and questionad why the difTerent options kor each



Oy,

EL explained there are some differences between Ramona end Fallbrook. The: biggest diTerence is that Falllbroo!
an existing custom code, and, becauss of that, starting with what sasts makes the most sense, He sakl Option 2w
best in this community’s situstion. He want on to say thet thens are also some differences in the Ryout of Kan
that are markedly difTerant from Fallbrook's downtown with Ramona‘s thnes diffensnt arees and bulding stykes,

Kim Murphy (35 a compnity memier] asked why s Option 2 nore flexibie, |5 Option 2 by parcsl, by block? Ho
people make changes?

EL replied that changas can be made globaily 0 hones, oF mace in cortain arsas by menging them. O mw 20nes ¢
be crvated (there ana five nowl. EL atso said that they want the: property owner to partikipate n foous workshops
also others, 100, when awners nequest 2oning changes, Uitimately oncs the packages with community inpu
received, the rezone then might be implesirantsd with recommendatons fiest to the PRAnning Group, then
Planning Commission and on to the: Boand of Supervisors who have final say on chanpes to Toning.

U MacDonakd sakd that Gption 2 15 best for Fallbrook, Decause we can maintain what we hawve and make e
Anything that gets done, she said, will have conmunity inpat and then come back to the Pianning Ghouap.

Jim Loge moved thot the Plenning Group Fowor Option 2 and the mation was spprdawed unanimoushy.



Best Practices Table

Jurisdiction Old Town Temecula
Population 114,327 (2017)

Total Area 37.28 square miles

Parking

Total Number of
Parking Spaces

Approximately 400 parking spaces in four-story parking structure

Existing Parking &
Parking Programs/
Plans

Old Town Temecula Parking Garage

Alternative Parking
Compliance / Parking
Reductions

Adaptive Reuse Parking Waiver - Additional off-street parking not required for
the use or intensification of the use for designated historic structures.

Parking Ratios

Downtown Core/Hotel Overlay District - 1 parking space per unit
Limited Mixed-Use Zone - Parking as required for each separate use

Housing

Total Number of
Housing Units

Approximately 33,034 housing units (2013 Housing Element)

Affordable Housing
Projects/Units

16 affordable housing projects for a total of 734 rent restricted units.

Innovative Housing
Strategies

Mixed Use Overlay and Village Center Overlay - adds residential uses to

permitted uses and increases the maximum density and target floor-to-area ratio.
The Development Code and General Plan allow for modifications and flexibility

in the development standards through the provisions of a Mixed-use Overlay,
Village Center Overlay, and Planned Development Overlay. Flexibility for planning in
overlay areas is allowed to promote a greater range of housing opportunities within
the City. Diversity of housing is one of the performance standards for the Village
Center Overlay. "

Economic
Development

Existing Districts,
Associations and
Programs

Temecula Community Services District (TCSD) - Hosts annual community
events, and oversees sports parks, tennis courts, basketball and other sites
with joint use agreements throughout Temecula. Funded through property tax
assessments levied on properties that receive direct benefit for services.

Old Town Temecula Business Association - Association promotes and

protects historic Old Town through representation, community relationships and
promotional programs. Membership is open to businesses or individuals who
occupy an address in the Old Town Temecula District, and are willing to opt-in to
membership. "




Regulatory

Mechanisms (e.g.

Specific Plan,
Form Based
Code, etc.)

Old Town Specific Plan - Includes Urban Development Standards-Form-Based
Code that emphasizes building form and a building's relationship to the public
realm over land use.

Other Programs
or Strategies

Temecula Economic Development Strategy - This plan is intended to assist

City Staff implement strategies that contribute to the City's economic health,
enhance Temecula's business climate and support economic growth in the City,
in @ manner consistent with Temecula's character. The goals and objectives
included in this plan contemplate a two year time frame and were derived from
the overarching principles found in the Temecula 2030 Quality of Life Master Plan
(QLMP). The QLMP, approved by the City Council, serves as the City's road map
by driving business and budgetary decisions.

The City of Temecula offers additional services to businesses including:

Fast Track Permitting - Provide fast track schedule for businesses.

Business Liaison - Offers assistance for all business whether relocating,
expanding, or developing a new project.

Site Selection Support - After receiving information from a business about their
plans and criteria, the Office of Economic Development can compile a list of
potential sites for consideration. We can also advise on zoning code and provide
businesses with feedback about the need for additional permitting measures so
that businesses are able to make knowledgeable decisions on their business
locations."




Jurisdiction

Paso Robles

Population 31,918 (2017)
Total Area 19.46 square miles
Parking

Total Number of
Parking Spaces

Unknown

Existing Parking &
Parking Programs/
Plans

Parking Action Plan (2018) - https://www.prcity.com/DocumentCenter/
View/26775/Paso-Robles-Parking-Action-Plan?bidld=

Includes following proposals:

Parking Benefits District - revenue from parking fees directed into Special Parking
Fund.

Residential Permit Parking - To prevent parking spillover into residential
neighborhoods.

Wayfinding Signage - consitent signage and parking branding.

Shared Parking Agreements - Maximize existing parking resources by offering a
monetized shared parking option to mutually benefit private lot owners and the
City.

Bike Sharing - Consider partnering with bike share company to include docking
stations around downtown.

Free Ride Everywhere Downtown Shuttle (FRED) - funded by advertisements -
electric vehicles that provide free rides to passengers, available via mobile app.

Existing Programs/Parking - Three surface public parking lots, one four-story
parking structure, and on-street parking. Four bike parking stations.

Short-Term parking Stalls - (one 30-minute stall on each block in paid parking
zone) - Drives can park for 30 minutes for free and without registering their license
plate.

Parking Meters - Located in downtown, enforced Monday - Friday 9:00 am -
6:00 pm (first two hours of parking are free)

Employee Parking Program - Provides downtown business owners and
employees with low-cost option for parking. Permits are $5 per month"

Alternative Parking
Compliance / Parking
Reductions

In-Lieu Fee for Parking and Business Improvement Area - Parking

requirements for businesses may be reduced if in-lieu fee paid for each parking
space not provided. Parking may be reduced below stated requirements if
included in a public parking assessment district for financing off-street parking
facilities.

Shared & Off-Site Parking (Uptown Center Specific Plan ) - parking

requirements may be met by the provision of spaces in off-site lots. Off-site
parking shall be located within a 1,250 foot walking distance (corresponding to a
five minute walk) of the use it is intended to serve. Where approved by the review
authority, off-site parking may be located at a more remote site.




Alternative Parking
Compliance /
Parking Reductions
(continued)

Joint-Use Parking - PC may authorize the joint use of parking facilities if up

to 60% of parking is used primarily for daytime use and may be provided for
nighttime and/or Sunday use OR up to 80% for church or auditorium and may be
provided for daytime use.

Parking Ratios

Mixed-Use Non-Residential (Town Center Zone) - 1 space per 400 square feet of
non-residential space; 1 space per bedroom/unit

Housing

Total Number of
Housing Units

Approximately 32,300 housing units for 2020 (2014 Housing Element Update)

Affordable Housing
Projects/Units

Innovative Housing
Strategies

Mixed Use Overlay District - provide for locations that are appropriate for
development of multi-family residences in combination with commercial uses. he
mixed-use overlay zoning district is intended to encourage a mix of land uses in
areas appropriate for intensified, compact infill development. It is also intended

to create areas that are lively at different times of the day, and that provide a
variety of goods, services and jobs within walking distance from residences. The
development regulations include standards and guidelines intended to guide the
form of mixed-use development so that it is compatible with the underlying zoning
district and character of surrounding development.

Economic
Development

Existing Districts,
Associations and
Programs

Lighting and Landscape District - Existing district with 13 zones and 133 sub
areas east of Highway 101. Can incorporate Uptown Center into existing district or
form a new and separate district.

Downtown Parking District - Provides financing for the development of parking
facilities. Annual assessment levied on property within the district can be used to
fund new construction, pay debt services, and play operation and maintenance
costs. New commercial development within the district have the option of paying
an in-lieu fee as a substitute for providing on-site parking. “

Regulatory
Mechanisms (e.g.
Specific Plan, Form
Based Code, etc.)

Uptown/Town Center Specific Plan - Includes Transect based zoning standards

that will replace the current generic zoning standards with customized standards
that are devised to calibrate and deliver development consistent with the history of
Paso Robles and the community’s vision for its future. In addition, it also includes
Comprehensive urban design standards for streets, parks and other public

spaces throughout the planning area, along with implementation and financing
recommendations.These provide property owners with a clear understanding of
the future context within which they are reinvesting in their property

Other Programs or
Strategies




Jurisdiction

San Luis Obispo

Population 47,541 (2017)
Total Area 12.93 square miles
Parking

Total Number of
Parking Spaces

Approximately 2,869 public parking spaces in downtown core, including three
parking structures and metered parking.

Existing Parking &
Parking Programs/
Plans

Access and Parking Management Plan (2011) https://www.slocity.org/home/
showdocument?id=2602

Parking Information Guide - provides overview of parking in Downtown and
surrounding areas. https://www.slocity.org/home/showdocument?id=24107

Parking Meters - Located in Downtown Core and enforced Monday to Saturday
9:00am to 6:00pm.

10-Hour Meter Permits - 10 hour meter permits for $60 monthly or $180
quarterly.

Parking Structures - Three located in Downtown Core. Users can pay with
proxcard billed quarterly.

Electric Vehicle Parking - 19 electric vehicle parking spaces.

Downtown Merchant Validation Program - City created program to offer
customers 60 minutes of free parking compliments of downtown participating
businesses.

Downtown Residential Overnight Parking Program - City provides overnight
parking program for downtown residents only.

Alternative Parking
Compliance / Parking
Reductions

Allow for alternative options to comply with parking requirements in
Downtown Core -

1. Provide required spaces on site

2. Off-site parking within walking distance by Director approval

3. Participate in a commonly held and maintained off-site parking lot with other
businesses

4. Participate in parking district that provides parking spaces through a fee or
assessment program.

5. Participate in an in-lieu fee program

Shared Parking Reduction - where shared parking facility serving more than one
use will be provided, the total number of required parking spaces may be reduced
by up to 20 percent.

Other Parking Reductions - Required parking for any use may be reduced

by up to 10% through Director approval of a Director's Action if it finds that

use is adequately served by proposed on-site parking, parking demand study
shows parking demand generated by project will not exceed capacity of or have
detrimental impact on supply of on-street parking in surrounding area.




Alternative Parking
Compliance /
Parking Reductions
(contnued)

Reductions in Common Parking - Where there has been a reduction in required
parking, all resulting spaces must be available for common use and not exclusively
assigned to any individual use.

Off-Site Parking - The Directory may allow some or all of the required parking
to be located on a site different from the use if within 300 feet of the use and
conveniently accessible by walking.

Unbundling Parking - Zoning ordinance authorizes the separating or unbundling
of parking areas with Director approval from the use or the uses the parking is
intended to serve by leasing those spaces separately from such residential unit
or nonresidential use. The purpose of allowing for unbundled parking is to move
toward the City’s goal of encouraging travel mode shift away from single-user
private motor vehicles.

Parking Ratios

Mixed-Use Development - as required for each separate use in the mixed-use
development.

Housing

Total Number of
Housing Units

Approximately 20,210 housing units (2011 Housing Element).

Affordable Housing
Projects/Units

A total of 947 rent restricted units.

Innovative Housing
Strategies

Movable Tiny Homes - new ordinance allows property owners option to use
movable tiny houses as accessory dwellings. Currently movable tiny houses are
considered recreational vehicles.

Permit Fees - have been eliminated for affordable housing projects to make it
easier to build more affordable housing.

Inclusionary Housing Ordinance and Affordable Housing Fund - new initiative
to require homes over 2,200 square feet to pay fees which would go into fund to
build affordable housing in County.

Mobile Home Park Rent Stabilization Ordinance - rent control ordinance limits
the yearly rent increase on a mobile home space to 60% of the cost-of-living
index.




Economic
Development

Existing Districts,
Associations and
Programs

San Luis Obispo Downtown Association - focuses on parking, promotions,

design, economic activities, and Thursday night promotions.

Economic Development Funds Jobs Development Project - County BOS

approved $300,000 grant agreement with Hourglass Project to be used for the
development of a Central Coast Jobs Roadmap and Action Plan. https:/www.
slocounty.ca.gov/Departments/Administrative-Office/Featured-News/2019/County-
Allocates-Economic-Development-Funds-to-Job.aspx"

Regulatory
Mechanisms (e.g.
Specific Plan, Form
Based Code, etc.)

Margarita Area Specific Plan - accommodates professional-service, research,
and light manufacturing jobs that can support local households in a way that is
compatible with neighboring residences. Business Park designation provides
employment opportunities in proximity to the core area.

Airport Area Specific Plan - Business Park designation is intended to generate
jobs that will match the skills and interest of the available workforce and jobs that
could pay employees. Purpose is to further City's goal for growth management,
economic development, and community character by designating land uses that
facilitate and encourage the creation of high quality base-level and support-level
jobs in the Airport Area. "

Other Programs or
Strategies

Economic Development Strategic Plan - City Council adopted a five-year
Economic Development Strategic Plan in 2012.

Council provided City staff direction to update City’s development impact fees,
to integrate fees into and prioritize projects in the City’s Capital Improvement
Program, and to explore new infrastructure funding strategies including:

Community Investment Bond - voter approved general obligation bond targeted
at high-value and popular infrastructure improvements such as implementation
of the Bikeway Master Plan and replacement of streets, sidewalks, and drainage
facilities.

Economic Development Investment - Assemble funding from a variety of
sources to build infrastructure needed to serve area.

Land Secured (Special Tax) Bonds for Area-Specific Infrastructure - Land

secured financing based upon a special tax applied in a new development (or
otherwise benefitting) area can be used to fund infrastructure that would otherwise
be funded with development impact fees.




Other Programs or
Strategies (continued)

Traditional Economic Development Activities - In addition to specific actions

laid out in ESSP, the Economic Development program also focuses on traditional
economic development activities including: - Business retention and expansion
assistance - identify resources and connect with local service providers -

Business recruitment - Site selection assistance for new and existing businesses -
work with local real estate brokerage community, property owners and developers
to find existing buildings or properties that could be developed - Quick Response
Team for timely processing of permits, providing development review strategies
and identifying potential issues and solutions - County, Regional, and State
programs through the Economic Vitality Corporation (EVC)”

Infrastructure Financing Analysis - Included a series of study sessions with
Council and the community.

Council provided City staff direction to update City’s development impact fees,
to integrate fees into and prioritize projects in the City’s Capital Improvement
Program, and to explore new infrastructure funding strategies including:

Community Investment Bond - voter approved general obligation bond targeted
at high-value and popular infrastructure improvements such as implementation
of the Bikeway Master Plan and replacement of streets, sidewalks, and drainage
facilities.

Economic Development Investment - Assemble funding from a variety of
sources to build infrastructure needed to serve area.

Land Secured (Special Tax) Bonds for Area-Specific Infrastructure - Land

secured financing based upon a special tax applied in a new development (or
otherwise benefitting) area can be used to fund infrastructure that would otherwise
be funded with development impact fees.




Jurisdiction

City of La Mesa

Population 60,021 (2017)
Total Area 9.1 square miles
Parking

Total Number of
Parking Spaces

Approximately 500 public parking spaces, including 140 smart parking spaces
that accept credit & debit cards and smart phone payments.

Existing Parking &
Parking Programs/
Plans

Parking Meters - Located in downtown core and enforced Monday to Saturday
8:00 am to 6:00 pm.

Downtown Village Parking Permit Program - established to improve

management of supply of parking downtown and to provide businesses and
employees with affordable parking. Permit holders are exempted for parking meter
fees and two- or four-hour parking limits.

Quarterly Parking Permit Programs -

East End Program - offers either a $40 permit that provides access to
approximately 125 parking spaces, or $60 permit that provides access to 229
spaces in five different parking areas.

La Mesa Boulevard Lot Program - offers access to 31 spaces in the municipal
parking lot located on the south side of La Mesa Blvd.

Alternative Parking
Compliance / Parking
Reductions

Downtown Commercial (CD) Zone - Off-street parking requirement may be
satisfied through payment of an optional in-lieu parking fee on a per parking space
basis for non-residential development.

Share Parking Reduction - the PC may approve modifications if it can be
demonstrated that all uses can be sufficiently served with shared parking due to
varying hours of operation and for peak parking demand periods.

Other Parking Reductions - Required parking for any use may be reduced

by PC approval if parking demand study shows parking demand generated by
project will not exceed capacity of or have detrimental impact on supply of on-
street parking within 1/4 mile of site. Where there has been a reduction in required
parking, all resulting spaces must be available for common use and not exclusively
assigned to any individual use.

Parking Ratios

Mixed-Use Urban Overlay Zone - Allow minimum of two parking spaces per
1,000 square feet of commercial space.

Housing

Total Number of
Housing Units

Approximately 24,512 housing units (2011 Housing Element).

Affordable Housing
Projects/Units

Five affordable housing projects for a total of 565 rent restricted units.
https://www.cityoflamesa.us/DocumentCenter/View/6392/Affordable-Housing-
Projects-Located-in-La-Mesa_Updated-020514?bidld=




Innovative Housing
Strategies

Mixed-Use Overlay Zone and Design Guidelines - allows for a mix of
commercial and residential development at densities of up to 40 dwelling units per
acre.

Density - Incentives for parcel consolidation encourage more efficient land
utilization.

Height - When design objectives are met, additional height up to six stories can
be permitted through the special permit process.

Pedestrian Realm - a 12' pedestrian realm is required for all new projects in the
mixed-use neighborhoods.

Urban Design Program - requires review of all new projects and significant
remodels of existing structures located within the Mixed Use Overlay Zone.
Condominium Conversion Ordinance - To facilitate the conversion of apartments
to condominiums to create for-sale housing opportunity for moderate-income
households, mostly first-time buyers.

Economic
Development

Existing Districts,
Associations and
Programs

Hidden Gems Program - City has developed the Dine.Shop.Explore campaign to
promote its diverse and unique business base. Brand highlights La Mesa's dining
and shopping experiences through marketing and outreach efforts, the use of

social media, a new Business Resource Guide, and other events and promotions.

La Mesa Village Enhancement Fund Program - the purpose is to support

the business community and enhance the vibrancy of the Downtown Village by
providing funding for non-profit organizations and businesses to conduct events,
promotions, programs, or advertising activities within the boundaries of Parking
District Number One. Program is funded from 50% of annual net parking revenues
for each funding cycle of the program.

Property Assessed Clean Energy (PACE) Programs - The City of La Mesa
participates in six PACE programs including the HERO, Figtree, California FIRST,
California Municipal Finance Authority Program, California Statewide Community
Development Authority Open PACE, and Ygrene programs to finance efficiency,
renewable energy, seismic strengthening, vehicle charging infrastructure, and
water conservation upgrades to residential or commercial buildings.

Regulatory
Mechanisms (e.g.
Specific Plan, Form
Based Code, etc.)

Downtown Village Specific Plan - Goal is to retain a variety of viable residential
neighborhoods in to provide a balanced community, and to preserve historic
resources.

Other Programs or
Strategies






