
 
 Agenda Item B.1 

PUBLIC WORKSHOPS 
 Public Workshop Dates:  

August 18 and September 15, 2008 

 
 
 
 
REPORT DATE: September 8, 2008                          
 
TO: Planning Commission 
 Design Review Board 
 
FROM: Steve Chase, Planning and Environmental Services Director 
  
CONTACT: Anne Wells, Manager, Advanced Planning 
 Patricia W. Saley, Contract Planner  
 
SUBJECT: Building Intensity Standards in the General Plan/Coastal Land Use Plan 
 
APPLICANT 
 
City of Goleta 
130 Cremona, Suite B 
Goleta, California 93117 
 
REQUEST 
 
The second of two public workshops is scheduled for September 15th with the Planning 
Commission and Design Review Board (DRB) to discuss and make recommendations to the City 
Council regarding building intensity standards contained in Tables 2-1 through 2-4 of the General 
Plan/Coastal Land Use Plan (GP/CLUP).  The first workshop was held on August 18th and 
included a staff presentation and roundtable discussion.  Comments and questions raised at the 
August 18th workshop will be discussed at this workshop at which point a recommendation will be 
made for the City Council’s consideration in the fall.  Public input will be taken. 
 
RECOMMENDATION 
 
That the Planning Commission and Design Review Board continue their discussion on building 
intensity standards at the September 15th public workshop, take public input and make a 
recommendation to the City Council.   
 
JURISDICTION 
 
The workshops are intended to provide a forum for discussion of the building design standards 
included in Tables 2-1 through 2-4 of the GP/CLUP.  Pursuant to State Planning Law Section 
65354, the Planning Commission is required to make a written recommendation to the City 
Council on the amendment of a General Plan. As building standards relate to building massing 
and design, input from the Design Review Board is also being solicited.  Final action on the 
amendment is the responsibility of the City Council under Section 65356.  
 
 

1 
 



    Building Intensity Standards  
Public Workshop:  Sept. 15th, 2008 

   
 

    
 

2 
 

BACKGROUND 
 
Land Use tables and City Council direction:  The Goleta General Plan/Coastal Land Use Plan 
includes four tables that provide information about allowable uses and standards for the following 
categories of land uses: 
 

Table 2-1 – Residential Use  
Table 2-2 – Commercial Use  
Table 2-3 – Office and Industrial Use  
Table 2-4 – Other Land Use  

 
These four tables include Standards for Density and Building Intensity that provide recommended 
standards for “Maximum Permitted Density” for residential projects and “Maximum Floor Area 
Ratios” and “Maximum Structure Height” for non-residential projects.  Some of the standards 
provided in the tables raise issues internally, e.g., a 35 foot maximum building height is allowed in 
a particular zone, typically associated with a three-story building, whereas the maximum floor 
area ratio is 0.30 which is typically a one-story building.  On June 17, 2008, the City Council 
directed that staff study the Building Intensity Standards included in the four tables and consider a 
range of standards in consultation with the Planning Commission and DRB. 
 
The four tables were attached to the August 18th Planning Commission/DRB staff report.  
Relevant portions of those tables are excerpted later in this report for discussion on September 
15th. 
 
Recent case law and General Plan Guidelines changes:  As requested, the memo from the 
City Attorney explaining recent case law and General Plan Guideline changes regarding building 
intensity standards is attached.  In summary, while the standards are recommended and can be 
modified based on a finding of good cause, they should be included in the General Plan. 
 
RESPONSES TO COMMENTS AND QUESTIONS FROM AUGUST 18TH  
 
Several questions and comments were raised at the August 18th workshop.  One DRB member 
also emailed staff with a couple other requests for information that is provided below.  Staff has 
compiled information and responses to these comments as follows: 
 
General comments/questions: 
 

1. Find comparable cities to Goleta to see what their General Plan building intensity 
and zoning standards are like.  Also see what tools they have used to implement 
those standards.   
 
In doing the research reflected in this report, comparable municipalities were chosen for 
their similarities to Goleta in terms of population and land area, coastal proximity, their 
quality development pattern and, if possible, the presence of a university.  Staff looked 
at the list of comparable communities provided in the Management Partners’ process 
improvement study presented to the City Council this past spring.  We then further 
refined the list to those communities having recently updated General Plans, design 
guidelines and/or building intensity standards. 
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Table 1 
Comparable Cities to Goleta 

                  (* - Cities that staff researched) 
 

Town Population 
Goleta 30,400 
Aliso Viejo* 62,817 
Dana Point* 36,765 
Encinitas* 62,774 
Manhattan Beach* 36,843 
Monterey* 30,641 
Mountain View 72,242 
Poway* 50,675 
Redondo Beach* 67,325 
San Bruno 45,215 
San Clemente* 65,338 
San Juan Capistrano* 36,078 
Santa Barbara* 94,154 
Santa Cruz* 56,451 

  
Source:  Management Partners Inc. “City of Goleta Land  
Use Function Improvements” March 2008 

      
Historically, Zoning Ordinances have been the primary tool to enforce building intensity 
standards whether or not guidance is provided in the General Plan.  Other tools include 
specific development standards (e.g., City of Camarillo and many others), specific plans 
(Montecito, Summerland, Los Alamos, etc.) and form-based codes for specific areas 
within cities (e.g., Petaluma and Ventura). 

 
2. Provide a link to and information about the Downtown Ventura Specific Plan (that 

illustrates a form-based code). 
 

According to the Form-Based Codes Institute (www.formbasedcodes.org), the definition 
of a form-based code is: 
 

“A method of regulating development to achieve a specific urban form.  Form-
based codes create a predictable public realm primarily by controlling physical 
form, with a lesser focus on land use, through city or county regulations.  Form-
based codes address the relationship between building facades and the public 
realm, the form and mass of buildings in relation to one another, and the scale and 
types of streets and blocks.” 

 
Form-based codes usually present regulations and standards using both diagrams and 
words. The Downtown Ventura Specific Plan is a good example of a “form-based” code 
although it is technically a specific plan.  The plan is available on the following website:  
http://www.ci.ventura.ca.us/depts/comm_dev/downtownplan/index.asp  
 
Of note, form-based codes are generally applied to a well-defined, urban and thematic 
component of a community, such as a historic district, old town, downtown or mid-town 
commercial corridor.  Suburban settings are much different and do not readily lend 
themselves to form-based zoning. 

http://www.formbasedcodes.org/
http://www.ci.ventura.ca.us/depts/comm_dev/downtownplan/index.asp
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3. Translate density into building types, e.g., single family detached (4-6 dwelling 

units or du/acre), then 6-10 du/acre, 15-18 du/acre, then 30+ in terms of number of 
stories, parking, etc.   
 
The information requested will be shown in visual form at the workshop including 
aerials, site plans, elevations and/or photos.   

 
4. Mixed use standards?   

 
In recent years, many jurisdictions have talked about encouraging “mixed use” develop-
ment which, at least on the South Coast, generally means a mix of commercial and 
residential uses.  The commercial uses may include retail at the street level, office uses 
above and residential on the third floor, although the mix of uses and number of stories 
may vary. 
 
Typically the way in which mixed use is encouraged is either through specific zone districts 
(Mixed Use Zones) that mandate mixed use or, more commonly, through “pyramid zoning” 
whereby most non-residential uses allow medium and high density residential uses.  Often 
parking requirements are more flexible for a mixed use project because parking is shared, 
i.e., the non-residential staff and clients use most of the parking during the day and the 
residents use it at night.  In the research staff did on cities that are similar to Goleta (see 
response #1), virtually all of them have policies that encourage mixed use, however the 
specific requirements are contained within the zoning ordinance and not the General Plan. 
 
In the case of Goleta, it seems more appropriate to address mixed use standards in the 
context of the upcoming zoning ordinance project.  Another approach could be addressing 
the standards as part of a major project in the Community Commercial or C-C Zone District 
as that is the most likely district to include residential and commercial uses on the same 
parcel.   
 

5. Info about Mill Valley area and commitment to open space, especially if done as 
trade off for more density elsewhere.   
 
Mill Valley, located north of the Golden Gate Bridge in Marin County, is one of the most 
beautiful suburban areas in California.  As was noted at the August 18th workshop, this 
area has made a commitment to open space and natural area preservation.  Another 
example is Poway, located east of La Jolla, where 40 percent of the land inventory in 
that community is reserved for open space. 
 
Staff researched the planning policies of Mill Valley and found that the city is surrounded 
by federal park land which explains how so much of the area remains undeveloped.  
Within the city limits, they are approaching build out and the remaining undeveloped 
parcels are on hillsides that are very constrained.  These areas are designated for single 
family detached homes on larger lots to lessen impacts and retain the visual backdrop to 
the city.  Mill Valley’s policies emphasize “smart growth” principles including infill 
development at higher densities near transit corridors. 
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Land Use Tables: 
 

6. Provide definitions and/or standards for the following: 
 

a. Good cause finding – The “good cause” finding was based on the modification 
findings included in the City’s modification ordinance which states: 

“[City of Goleta] Good cause finding – A better site or architectural 
design that will result in better resource protection, will provide a significant 
community benefit, and/or does not create an adverse impact to the 
community character, aesthetics, or public views. (Amended by Reso. 08-30, 
6/17/08) 

Staff researched several other jurisdictions to see if there were other similar 
findings that could be refined for the City of Goleta’s use.  The best example we 
found was the City of Santa Barbara’s finding for modifications of yards, lot area 
and floor area which is similar to Goleta’s good cause finding and states: 
 

“[City of Santa Barbara] Yards, Lot Area and Floor Area finding – A 
modification of yard, lot and floor area regulations where the modification is 
consistent with the purposes and intent of this [Zoning Ordinance], and is 
necessary to (i) secure an appropriate improvement on a lot, (ii) prevent 
unreasonable hardship, (iii) promote uniformity of improvement or (iv) the 
modification is necessary to construct a housing development …”  (SBMC 
Zoning Ordinance Section 28.92.110.A.2):   

 
b. Net lot area – Staff found several good definitions of “net lot area” as shown in 

Attachment 2.  Two of the clearer definitions are: 
 
 Manhattan Beach definition – “A measure of developable land area, after 

excluding existing dedicated rights-of-way and flood control and drainage 
easements.” 

 
 Redondo Beach definition – “The total area (measured in a horizontal 

plane) included within the boundary lines of a lot--minus any area taken up 
by surface easements over the lot, such as for equestrian trails, streets, 
bikeways, open channel storm drains, etc.”  

 
When the City’s zoning ordinance is updated and reformatted we may want to 
modify the existing definition to exclude rights-of-way, dedicated development 
rights areas and to clearly indicate which utility and other easements are included 
in net area and which are not. 

 
c. Gross building square footage or floor area – Attachment 3 includes several 

cities’ definitions of gross floor area which generally includes the area measured 
from the outside of the exterior walls and exclusive of vent shafts and open 
courtyards.  This is another issue to discuss in more detail when the zoning 
ordinance is updated.  Two clear and concise definitions are: 
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Encinitas definition – “The area included within the surrounding exterior walls of a 
building or portion thereof, exclusive of vent shafts, courts and architectural 
projections not utilized as livable area.” 
 
Monterey definition – “The total enclosed area of all floors of a building, measured 
to the outside face of the structural members and exterior walls, and including halls, 
stairways, elevator shafts at each floor level, service and mechanical equipment 
rooms, and habitable basement or attic areas.” 
 

7. Provide other cities’ definition of building height, including how basements are 
defined and whether they’re included in height calculation. 
 
Attachment 4 includes several cities’ and the County of Santa Barbara’s definitions of 
basements which seem to hinge mostly on the percentage or amount of the basement 
“story height” that is above grade.   
 
The City of Goleta’s definition of building height is (for both Inland and Coastal): 
 

Goleta definition – “The vertical distance from the average finished grade of the lot 
covered by the building to the highest points of the coping of a flat roof or to the 
mean height of the highest gable of a pitch or hip roof.” 
 

Building height definitions, on the other hand, vary considerably as shown in the 
examples in Attachment 5.  Santa Barbara County recently modified their building height 
calculation methodology although the approaches are different for Montecito and 
Summerland than other areas in the County.  Examples from Dana Point and Monterey 
are also given.  The major differences between the various definitions are whether the 
height measurement is from existing or finished grade, is it an absolute maximum height 
or an average and how are basements counted?  Modifying the definition of building 
height usually requires considerable time and experimentation before the definition is 
changed. 
 

8. Provide a history of the development of the four tables in the review of the 2006 
GP.  Provide a list of groups of standards or land use category requirements (in 
the four land use tables) that cannot be achieved due to internal conflicts.   
 
As background, the four land use tables contained in the General Plan were discussed 
at several Planning Agency/City Council meetings in summer 2006.  This was an 
iterative process with staff presenting the tables with recommended values.  Public input 
was taken at several hearings that specifically addressed the proposed values, 
particularly those for residential projects and overlay zones (hotel and hospital).  After 
hearing from staff and the public, the Planning Agency/Council modified some of the 
values prior to adopting the tables as part of the General Plan.   
 
There are several issues that are raised when the recommended standards in the four 
land use tables are studied in detail.  These include: 
 

a. Table 2-1, Residential land uses – There are several questions raised in this 
table:  
 



    Building Intensity Standards  
Public Workshop:  Sept. 15th, 2008 

   
 

    
 

7 
 

• The major question raised in Table 2-1 is the 0.50 FAR for medium density 
residential with a lot coverage maximum of 0.30 as compared to 1.10 
maximum FAR for high density residential with a lot coverage of 0.40 -- or 
just 10 percent more than for medium density. 
   

• The maximum densities (20 and 30 units/acre respectively for medium and 
high density), FARs and lot area coverage (if it is retained in the table) 
should be proportionate.   
 

• Minimum densities for both the medium and high density designations are 
the same (15 units/acre) and should probably be different.   
 

• The Planned Residential or R-P designation has a maximum FAR of 0.30, 
the same as the maximum lot coverage.  That implies a one-story building 
whereas the maximum height of 25 feet in the Coastal Zone and 35 feet 
elsewhere implies two or three-story buildings. 

The relevant values from the table that we would like to discuss with the 
Planning Commission and DRB are excerpted and highlighted below.  

Table 2-1 (excerpt) 
Allowable Uses & Standards for Residential Use Categories 

 

Residential Use Categories Allowed Uses and Standards 
R-SF R-P R-MD R-HD R-MHP 

Standards for Density and Building Intensity 
Recommended Standards for Permitted Density 
Maximum Permitted Density (units/ac) 5 or less 5.01–13 20 30 15 

Minimum Permitted Density (units/ac) N/A N/A 15 15 N/A 
Recommended Standards for Building Intensity 
Maximum Floor Area Ratios (FAR) N/A 0.30 0.50 1.10 N/A 
Maximum Structure Height (Inland Area) 25 feet 35 feet 35 feet 35 feet 25 feet 
Maximum Structure Height (Coastal Zone) 25 feet 25 feet 25 feet 25 feet 25 feet 
Maximum Lot Coverage Ratio N/A 0.30 0.30 0.40 N/A 
Minimum Open Space Ratio N/A 0.40 N/A N/A N/A 
Minimum Lot Size 7,000 

s.f. 
4,500 

s.f. 
N/A N/A 2,500 s.f. 

 
 

b. Table 2-2, Commercial land uses – The major issue with this table is the 
correlation, or lack thereof, between the maximum FARs and maximum structure 
heights.  For example, the C-R or Regional Commercial designation allows a 
maximum FAR of 0.35 and height of 35 feet.  Community Commercial (C-C), on 
the other hand, has a FAR that is 0.05 higher than for C-R, yet the maximum 
height is 25 feet or 10 feet shorter.  As discussed above under “Mixed Use” (#5), 
this is the zone district most likely to accommodate mixed use projects and a 25 
foot height limit doesn’t readily allow that.   
 
The other issue with this table (and others) is the minimum lot size of “[the same] 
size in 2005.”  This is a very unusual minimum lot size value and, practically 
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speaking, it is very hard to decipher and enforce.  Is it the size on January 1st or 
the end of the year, assuming a lot line adjustment or lot split occurred in 2005 for 
that particular parcel? 

 
Table 2-2 (excerpt) 

Allowable Uses & Standards for Commercial Use Categories 
  

Commercial Use Categories Allowed Uses and Standards 
C-R C-C C-OT C-VS C-I C-G 

Standards for Density and Building Intensity 
Recommended Standards for Density 
Maximum Residential Density N/A 12/acre 20/acre N/A N/A 20/acre 
Recommended Standards for Building Intensity 
Maximum FAR 0.35 0.40 0.60 0.25 0.40 0.40 
Maximum Structure Ht 35 ft 25 feet 30 feet 35 ft 25 ft 35 feet 
Maximum Lot Coverage Ratio N/A N/A N/A N/A N/A N/A 
Minimum Open Space Ratio N/A N/A N/A 0.40 N/A N/A 
Minimum Lot Size size in 

2005 
size in 
2005 

size in 
2005 

size in 
2005 

size in 
2005 

10,000 
s.f. 

  
Typically minimum lot sizes are provided in the zoning ordinance rather than 
General Plan, so staff looked to the corresponding zone districts to see what was 
already specified for those designations:   
 
 C-R (SC Zone) – None specified  
 C-C (C-2 Zone) – None specified   
 C-OT (various zones) – Varies per zone  
 C-VS (C-V Zone) – None specified 
 O-I (C-H Zone) – None specified 
 C-G (C-3 Zone) – None specified 
 
Given that most of these designations do not have a minimum lot size provided in 
the zoning ordinance, staff also believes none should be specified in the General 
Plan. 
 

c. Table 2-3, Office and Industrial land uses – There are three basic issues that 
we would like to discuss relating to this table: 

 
• The Business Park designation (MRP Zone District) has a maximum FAR 

of 0.40 and maximum lot coverage of 0.35, though structures are allowed 
to be up to 35 feet in height.  The FAR and lot coverage being so similar 
implies one story, yet 35 feet is typically three stories. 
 

• Similar to Business Park above, the OI designation (PI Zone) has the same 
FAR and lot coverage of 0.40, also with a 35 foot height maximum. 

 
• The General Industrial designation (M-1 Zone) allows for a maximum FAR 

of 0.30, which is low, and up to three stories in height (35 feet). 
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Table 2-3 (excerpt) 

Allowable Uses & Standards for Office & Industrial Use Categories 
 

Office and Industrial Use Categories 
Allowed Uses and Standards I-BP I-OI I-S I-G 
Standards for Density and Building Intensity 

Recommended Standards for Density 
Maximum Residential Density N/A 20units/ac N/A N/A 
Recommended Standards for Building Intensity 
Maximum FAR 0.40 0.40 0.60 0.30 
Maximum FAR for Hotels (with 
Hotel Overlay) 

0.50 0.50 N/A N/A 

Maximum Structure Heights 35 feet 35 feet 35 feet 35 feet 
Maximum Lot Coverage 
Ratio 

0.35 0.40 N/A N/A 

Minimum Open 
Space/Landscaping Ratio 

0.30 0.10 0.10 0.10 

Minimum Lot Size N/A N/A N/A N/A 
 
 

d. Table 2-4, Other land uses – This table does not provide any recommended 
standards except for minimum lot size in agricultural zones which is “same in 
2005” as discussed in ‘b’ above.  The agricultural zoning designation also provides 
for minimum lot size (e.g., Ag-40).  Given the zoning already provides guidance 
about lot size and that there are a considerable number of General Plan policies 
that address agricultural parcels and uses, it seems unnecessary to refer back to 
2005 for minimum lot size.  In the interest of efficiency, the entire “Standards for 
Density and Building Intensity” portion of this table could be eliminated without 
adversely affecting future agricultural uses on a particular parcel. 
 

Table 2-4 (excerpt) 
Allowable Uses & Standards for Other Land Use Categories 

 
Other Land Use Categories 

Allowed Uses and Standards AG OS-PR OS-AR P-S 
Standards for Density and Building Intensity 

Recommended Standards for Density 
Maximum Permitted Density 
(Units/Acres) 

N/A N/A N/A N/A 

Recommended Standards for Building Intensity 
Maximum FAR N/A N/A N/A N/A 
Maximum Structure Height N/A N/A N/A N/A 
Maximum Lot Coverage Ratio N/A N/A N/A N/A 
Minimum Open Space Ratio N/A N/A N/A N/A 
Minimum Lot Size 2005 lot 

size 
N/A N/A N/A 
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Floor to Area Ratios: 
 

9. Provide diagrams (similar to 0.25 FAR graphic) of other FAR values.   
 

 
 

Figure 1 
Comparative Floor Area Ratios 

(Source:  Aliso Viejo General Plan Figure LU-2, April 2004) 
 
 

10. Provide, to the extent possible, FARs for the buildings surrounding those staff 
showed in the presentation.  Provide FARs for Bacara, Francisco Torres and 
UCSB’s new housing along El Colegio. 

 
On September 15th, Staff will provide graphics that show some of the adjacent FARs for 
those buildings shown at the first workshop.  We will also provide FARs for the projects 
and buildings requested. 

 
11. Provide Hampton Inn information (FAR, height, etc.).  (Commercial –Old Town)  

 
This is a 98-room hotel with about 1,000 sq. ft. of retail for a total of about 54,000 sq. ft.  
The net lot area is just over two acres in size (88,000 sq. ft.) for a FAR of 0.612.  The 
maximum height of the structure is 35 feet. 
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12. Assess the pros and cons of using FARs as a control mechanism.   
 

The Planning Commission and DRB briefly discussed the pros and cons of FARs as a 
growth control mechanism at the August 18th workshop.  As noted then, FAR out of 
context does not tell you how well a building will fit into its surroundings or whether it 
seems over- or under-built for the site.  Several buildings with the same FAR may look 
very different as shown in Figure 1 on the previous page.  Two buildings with the same 
FAR and same number of stories could look very different depending on where they’re 
placed on a parcel, i.e., close or far from the public street.  The amount and type of 
landscaping also affects how a building is perceived. 
 
From a growth control standpoint, while FARs can be used to control build out, allowed 
land uses within a particular zone usually play a more important role.  Zoning to allow a 
fast food restaurant may impact a neighborhood considerably more than a self-storage 
building that is ten times the size of the restaurant.  Basically, one individual value, such 
as Floor Area Ratio, only tells part of the story about that building and how it fits into its 
immediate neighborhood and the community.   General Plan policies and zoning 
standards taken together help to guide appropriate development in a community. 

 
DISCUSSION AND RECOMMENDATION 
 
Specific items that staff would like comments on include: 
 

1. Future Zoning Ordinance issues – There are several issues discussed in this report that 
staff believes should be deferred to the upcoming reformat of the Zoning Ordinance 
including: 

 
a. Mixed use standards (#4 above) 
b. Net lot area definition (#6b) 
c. Gross building square footage or floor area definition (#6c) 
d. Building height definition (#7) 
e. Basement definition (#7) 

 
2. Maximum values versus ranges – When the Council adopted the Track 2 General Plan 

changes in June 2008, the word “recommended” was added to modify the maximum 
development standards included in the four tables, thereby introducing some flexibility for 
“good cause.”  One fundamental issue for discussion is whether maximum values are 
reasonable or should ranges be provided for FAR and some other values in the four land 
use tables?  Staff recommends that a range of FAR values be provided to the City Council 
for consideration and adoption.   
 
Most recently adopted General Plans include density ranges for residential land uses and 
a range of FARs for non-residential uses.  Of the three General Plans excerpted and 
attached to the August 18th staff report (Cities of Petaluma, Santa Cruz and Sonoma), 
Petaluma and Santa Cruz included density ranges for residential land uses and FARs for 
commercial uses, but did not include lot coverage, height or other values included in the 
City’s tables.  Sonoma included more development standards in their General Plan 
including height and lot coverage, although ranges were provided in most every instance.  
Staff would advocate for ranges as they provide for more flexibility than strict maximums.  
We also believe that the four tables should be simplified with fewer values provided.     
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3. Table 2-1, Residential land uses – As outlined under #8a above, staff would like 
comments on the following values included in this table: 
 

a. The maximum densities (20 and 30 units/acre respectively for medium and high 
density), FARs and lot area coverage (if it is retained in the table) should be 
proportionate. 
 

b. Minimum densities for both the medium and high density designations are the 
same (15 units/acre) and should be proportionate.   

 
c. The Planned Residential or R-P designation has a maximum FAR of 0.30, the 

same as the maximum lot coverage.  The FAR should be expressed as a range 
and, to reflect the 25 foot (Coastal Zone) and 35 foot height limit (Inland), should 
have a FAR range that goes up to 0.40 or 0.50.   

 
4. Table 2-2, Commercial land uses – As outlined under #8b above, staff would like 

comments on the following values included in this table: 
 

a. The values for FAR and building height in this table are interesting with a FAR of 
0.60 and height of 30 feet (C-OT) down to 0.25 FAR and 35 feet (C-VS).  Some 
proportionality needs to be provided so that FAR ranges are specified and, if 
height is included, it should generally correspond to the FAR. 
 

b. The minimum lot sizes all refer back to 2005 (except for C-G).  We suggest this 
row be eliminated as lot size is typically provided in a zoning ordinance, not a 
general plan. 

 
5. Table 2-3, Office and Industrial land uses – As outlined under #8a above, staff would 

like comments on the following values included in this table: 
 

a. The University Business Center has FARs ranging from 0.32 to 0.47.  We suggest 
that FARs for the Business Park designation (MRP Zone District) should be a 
range that encompasses that range of buildings up to 0.50 to 0.60 FAR.   

 
b. Similar to Business Park above, the OI designation (PI Zone) should have a FAR 

range that is similar to that proposed for the Business Park designation. 
 

c. The General Industrial designation (M-1 Zone) allows for a maximum FAR of 0.30, 
which is low, and staff suggests that a range should be provided up to 0.50 or 
0.60. 

 
6. Table 2-4, Other land uses – We suggest that the “Minimum lot size” row be eliminated 

as it’s redundant given that the zoning designation for agricultural parcels already 
provides for a minimum lot size. 
 

7. Standards included in land use tables – A fundamental question is whether lot 
coverage, open space percentage and minimum lot size all belong in the General Plan?  
As noted above, most recently approved General Plans include only density ranges for 
residential projects and FARs (and sometimes height) for non-residential projects.  Staff 
believes these other values belong in a zoning ordinance and not the General Plan. 

 
Staff will provide suggested ranges of FAR and other values at the workshop on September 15th. 
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APPEALS PROCEDURES 
 
Any recommendations made at these two workshops, as well as any staff recommendation, will 
be automatically forwarded to the City Council for consideration in fall 2008. 
 
Submitted By:   
 
 
 
              
Patricia W. Saley   Patricia S. Miller 
Contract Planner  Planning Commission Secretary/ 
  Current Planning Manager 
 
 
ATTACHMENTS: 
 

1. City Attorney’s memo re Building Intensity Standards, May 7, 2008 
2. “Net Lot Area” definitions from other cities 
3. “Gross Floor Area” definitions from other cities 
4. “Basement” definitions from other cities 
5. Building height definitions and diagrams from other jurisdictions 
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Attachment 1 
 
 
 

City Attorney’s memo re  
Building Intensity Standards 

 
May 7, 2008 
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Attachment 2 
“Net Lot Area” definitions from other cities 

 
CITY NET LOT AREA  DEFINITION 

Goleta 
Net Lot Area: The portion of a legal lot or parcel that can actually be built upon. 
The following are not included in the acreage of a site: public or private road right of 
ways, public open space, and flood ways. 

Encinitas 
Net Lot Area: shall mean total area exclusive of street within the boundary lines of 
a lot and the area contained within the panhandle portion of a panhandle lot in a 
zone where the minimum required lot size is 10,000 square feet or less. (Ord. 97-17). 

Manhattan Beach Acre, Net: A measure of developable land area, after excluding existing dedicated 
rights-of-way and flood control and drainage easements. 

Manteca Acre, Net: “Net acre” means the area of a lot or site remaining after dedication of 
all required rights-of-way. 

Novato 

Lot Area, Net: The portion of a parcel that is: 
1. Not subject to any easement or included as a proposed public or private facility, 
such as an alley, highway, street, or other necessary public site within a proposed 
development project; or 
2. Subject to an easement where the owner of the underlying fee has the right to 
use the entire surface except the portion where the owner of the easement may 
place utility poles or minor utility structures. 
Except as provided above, portions of a parcel dedicated to a highway easement or 
any other private or public easement shall not be counted as part of the net area. 

Poway 
Net area: means all land, utility easements and trails within a given area or project 
including residential lots, and other open space which directly serves the residents 
of the net acre; but exclusive of all public or private streets and other easements 
such as a floodway or flood-control channel. (Ord. 113 § 1 (Exh. A 1.7 (A)(109)), 1983) 

Redondo Beach 
Lot area: The total area (measured in a horizontal plane) included within the 
boundary lines of a lot--minus any area taken up by surface easements over the lot, 
such as for equestrian trails, streets, bikeways, open channel storm drains, etc. 

San Juan 
Capistrano 

Lot area: The total area (measured in a horizontal plane) included within the 
boundary lines of a lot--minus any area taken up by surface easements over the lot, 
such as for equestrian trails, streets, bikeways, open channel storm drains, etc. 
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Attachment 3 
“Gross Floor Area” definitions from other cities 

 
CITY GROSS FLOOR AREA  DEFINITION 

Goleta 

Gross Floor Area: The sum of the horizontal areas of the several floors of a 
building measured from the exterior face of the exterior walls, or from the centerline 
of a wall separating two buildings, but generally not including any space where the 
floor to ceiling height is less than six feet. Specific types of space (e.g., elevator 
shafts, parking decks) may be excluded from the calculation of gross floor area. 

 
Carpinteria 

Gross floor area: means the total area of all floors of a building as measured to the 
outside surfaces of exterior walls and including halls, stairways, elevator shafts, 
attached garages, porches, balconies, basements, and offices. (Ord. 315 § 1 (part), 
1981) 

Encinitas 
Floor Area: shall mean the area included within the surrounding exterior walls of a 
building or portion thereof, exclusive of vent shafts, courts and architectural 
projections not utilized as livable area. (Ord. 2003-10.) 

Manhattan Beach 

Floor Area, Gross: The total area of all floors of a building measured to the outside 
face of the structural members in exterior walls, and including halls, stairways, 
vertical shafts (including elevators and vent shafts), and unenclosed usable areas 
not surrounded by exterior walls which are under a horizontal projection of a solid 
roof or floor above. In addition, the following shall be included: basements, garages 
and covered supports. 

Manteca 

Floor Area, Gross: The total area of all floors of a building measured to the outside 
face of the structural members in exterior walls, and including halls, stairways, 
vertical shafts (including elevators and vent shafts), and unenclosed usable areas 
not surrounded by exterior walls which are under a horizontal projection of a solid 
roof or floor above. In addition, the following shall be included: basements, garages 
and covered supports. 

Montecito 
(Unincorporated 
Santa Barbara 

County) 

Floor Area: is defined as the total area of all floors of a building as measured to the 
interior surface of walls, excluding attics, basements and unenclosed porches, 
balconies, decks, garages and attached garages of 800 square feet or less. For 
attached garages of greater than 800 square feet, the square footage in excess 
shall be included as part of the floor area of the structure. 

Monterey 
Floor Area, Gross: : The total enclosed area of all floors of a building, measured to 
the outside face of the structural members and exterior walls, and including halls, 
stairways, elevator shafts at each floor level, service and mechanical equipment 
rooms, and habitable basement or attic areas.  

Novato 
Floor Area, Gross: The area in square feet of all floors or stories within a building, 
measured from the outside surfaces of the exterior walls, but not including covered 
parking areas or garages. 

Santa Barbara 
Gross Floor Area:  The area of a structure measured from the outside line of a 
building, including the area occupied by the surrounding walls, exclusive of vent 
shafts and courts. 
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Attachment 4 
“Basement” definitions from other cities 

 
CITY BASEMENT  DEFINITION 

Goleta 
Basement:  A story partly or wholly underground. A basement shall be counted as 
a story if it has a minimum height of six and one-half (6.5) feet and more than one-
half of its height is above the average level of the adjoining ground. 

Manhattan Beach 

Basement: Any floor level, or portions thereof, below the first story in a building. 
Any building having only one floor level shall be classified as a basement unless 
such a floor level qualifies as a first story as defined herein. A floor level may be 
divided between portions qualifying as a basement and portions qualifying as a 
story. Any portion qualifying as a story shall be considered to have a minimum 
dimension of twenty feet (20′) measured perpendicular from the outside face(s) of 
the exterior building wall(s), which disqualifies that area as a basement (see graphic 
illustration). 

Monterey 
Basement: For a room primarily located below grade to be considered a basement, 
not more than 40% of the perimeter of the building under which the room is located 
may be over four feet above grade, measured to the finished floor level above.  

Novato 
Basement: A story having at least one half of its height below grade. A basement 
shall be counted as a story or as part of the floor area if the vertical distance from 
grade to the ceiling is over five feet of it used for business or dwelling purposes. 

Poway 
Basement: means a story partly or wholly underground. A basement shall be 
counted as a story for purposes of height measurement where more than one-half 
of its height is above grade. (Ord. 113 § 1 (Exh. A 1.7(A)(27)), 1983) 

Redondo Beach Basement: shall mean any floor level below the first story in a building (see 
definition of “story”). 

San Clemente Basement: means any portion of a building which has at least sixty (60) percent or 
more of the story height below finished grade. 

San Juan 
Capistrano 

Basement: An area of non-residential use partially above ground and having no 
more than fifty (50) percent of its height, at any point, above finish grade on each 
and every side, as shown in Figure 1. A basement is not considered a story unless 
over fifty (50) percent of its height is above finished grade. 
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Attachment 5 
 

Building Height Definitions & Diagrams 
 
 
 
 

County of Santa Barbara – Outside Montecito & Summerland 
 

County of Santa Barbara – Inland Area & Coastal Zone 
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City of Monterey 
Building Height 

 

Height, Building : The vertical distance from the average contact grade level of the building, 
"grade" as defined herein, to the highest point of the coping of a flat roof or to the deck line of a 
mansard roof or to the mean height level between eaves and ridge for gable, hip, or gambrel roofs.  
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Dana Point – Building Height 
 

Title 9 ZONING
 Chapter 9.05 GENERAL DEVELOPMENT STANDARDS

9.05.110 Measurement of Building Height.   
(a) Residential Building Height. 

(1) The maximum building height for residential buildings is 
described in Chapter 9.09 for each of the individual zoning districts. 

(2) For residential structures, building height is defined as the 
vertical distance, by which the uppermost portion of the roof of a 
structure extends above the existing grade, finished pad elevation, 
(excluding the basement finished pad elevation), ceiling of a maximum 
ten (10) foot, zero (0) inch high basement, or eighteen (18) inches 
above the flood protection level, whichever is lower, as measured from 
the lowest portion of the structure. In no case may this vertical 
distance exceed the maximum height limit specified in Section 
9.05.110(a)(6). For residential structures on Beach Road, building 
heights shall be measured at eighteen (18) inches above the FP-3 
elevation, or the elevation of Beach Road, whichever is higher. For 
residential structures on lots with hillside conditions, in cases where 
the garage is the lowest floor level, the building height is measured 
from the garage floor or existing grade, whichever is lower. 

 

http://qcode.us/codes/danapoint/view.php?topic=9&frames=on
http://qcode.us/codes/danapoint/view.php?topic=9-9_05&frames=on
http://qcode.us/codes/danapoint/view.php?topic=9-9_05-9_05_110&frames=on#startContent#startContent

	 Agenda Item B.1
	 Public Workshop Dates: 
	August 18 and September 15, 2008

