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COMMUNITY DIALOGUE SESSIONS PART 2 

INFORM
WHY DO WE NEED A HOUSING PLAN?

Source: San Diego Association of Governments

1. OUR POPULATION IS CHANGING. 
Population growth in Encinitas, and the region, is projected to 
continue into the foreseeable future

*SANDAG - San Diego Association of Governments

People live, work and play in different ways than previous generations, so 
housing diversity is needed.

2. IT PROTECTS OUR QUALITY OF LIFE. 
Planning for future housing helps avoid negative consequences of 
unplanned growth and ensures it will provide community benefits.

3. TAX DOLLARS ARE SAVED. 
With an approved housing plan, Encinitas will be eligible for 
regional and state grants that can help fund infrastructure 
improvements and public amenities. 

4. IT’S THE LAW. 

requirement under state law

Simply put, Encinitas is evolving and we need 
to create more housing options that meet our 
community’s growing and changing needs. We 
need a housing plan in order to meet these 
needs and support a sustainable future.

People live, work and play in different 
ways than previous generations.

1 WHY WE NEED TO PLAN FOR FUTURE HOUSINGA
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WHAT HAS BEEN THE PROCESS FOR IDENTIFYING APPROPRIATE HOUSING SITES?
1. IDENTIFY LAND BASED ON BEST PRACTICES FOR COMMUNITY PLANNING AND DESIGN 2. SELECT SPECIFIC FUTURE HOUSING SITES

New sites for housing and mixed use 
development should be targeted into 
areas that are already developed to add 
to their vibrancy while preserving single 
family residential neighborhoods.

MAP OF THE SITES UNDER CONSIDERATIONFRAMEWORK MAP

INFORM1 WHERE FUTURE HOUSING SITES WILL BE LOCATEDB
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COMMUNITY CHARACTER CONTEXT
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PRIMARILY RESIDENTIAL: PRIMARILY MIXED USE:

N

LINKING HOUSING WITH COMMUNITY CHARACTER CONTEXTS

MAIN STREET CORRIDOR

VILLAGE CENTER

NEIGHBORHOOD CENTER

INFORM1 HOW TO MAINTAIN COMMUNITY CHARACTERC
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WHAT TYPES OF HOUSING CAN WE EXPECT?

TOWNHOME

APARTMENTMIXED USE

CARRIAGE HOUSE

FLAT

DUPLEX

WHAT MIGHT A NEIGHBORHOOD LOOK LIKE?

MAIN STREET/MIXED USE - SMALL SITE

NEIGHBORHOOD CENTER/MIXED USE
LARGE SITE

VILLAGE CENTER/MIXED USE 
MEDIUM SITE

RESIDENTIAL INFILL
SMALL SITE

RESIDENTIAL INFILL 
MEDIUM TO LARGE SITE

MAIN STREET/MIXED USE - SMALL SITE 

MAIN STREET (-M
)

VILLAGE CENTER (-V
)

NEIGHBORHOOD CENTER (-S
)

NEIGHBORHOOD CENTER/MIXED USE LARGE SITE

VILLAGE CENTER/ MIXED USE MEDIUM SITE

RESIDENTIAL INFILL MEDIUM TO LARGE SITE

RESIDENTIAL INFILL SMALL SITE

INFORM1 WHAT HOUSING OPTIONS WILL BE AVAILABLED
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HOW HAS THE COMMUNITY GUIDED THE PROCESS?
In November 2014, “At Home in Encinitas” kicked off with a multi-faceted 
community engagement process. It was designed to educate the community 
about the Housing Plan process and requirements, and engage the community 
in a discussion about where new housing should be located, what it should 
look like, and how it could benefit the community. The engagement strategy 
happened in a two-step process:

STEP #1 - PROJECT AWARENESS
City staff hosted a series of citywide Community Dialogue Sessions (CDS) in November and December of 
2014. These sessions occurred in public locations and included educational materials which explained the 
Housing Plan Update process and how to get involved. City staff guided participants through the information, 
answered questions and encouraged participation to collect community input.

presentations to the community, businesses and civic organizations.  Opportunities to participate were widely 
promoted through advertisements, direct mail, door hangers, e-newsletters, social media, posters, variable 
message signs, media coverage and at community events.

500+
ATTENDEES AT COMMUNITY

DIALOGUE SESSIONS

A series of posters explained the Housing Plan Update process. City staff walked participants 
through the information one-on-one.

Various materials and handouts were available for participants to read on their own 
time. Each individual community had unique information.

The Community Dialogue Sessions were promoted on highway construction signs.

City staff conducting outreach in the community.

HOUSING PLAN TIMELINE TO-DATE:
NOV. ‘14

FEB. ‘15

JAN. ‘15

Community dialogue sessions took 
place in each of  Encinitas’ f ive 
communities and e-Town Hall online 
engagement was launched

C i t y  C o u n c i l  a n d  P l a n n i n g 
Commission conducted joint study 
session to provide direction on a 
preferred land use and community 
character plan for future housing

C i t y  C o u n c i l  a n d  P l a n n i n g 
Commission conducted joint study 
session to review results of public 
input

MAY ‘15

MAY ‘15

MAR. ‘15

Submission of the draft plan for State 
review
Environmental Impact Report (EIR) 
scoping meeting

C i t y  C o u n c i l  a n d  P l a n n i n g 
Commission conducted joint study 
session to review the complete draft 
housing plan and policies

JULY ‘15 C i t y  C o u n c i l  a n d  P l a n n i n g 
Commission conducted joint study 
session to review the approach for 
developing zoning code standards 
and design guidelines associated 
with potential viable housing sites. A 
review of how the community would 
be engaged in the second phase of 
outreach was also presented

SEPT. ‘15 Submitted updated draft plan to State 
addressing their review comments

NOV. ‘15 C o m m u n i t y  D i a l o g u e  S e s s i o n s          
(part 2)

ENGAGE2 HOW THE COMMUNITY WAS ENGAGEDA
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STEP #2 - PARTICIPATING ONLINE IN DEVELOPING A STRATEGY
Community members actively participated in drafting the final housing strategies through an interactive online 
exercise. The online tool was designed to be easy-to-use and allowed people to engage in various ways. The 
online activity had these steps:

HOW HAS THE COMMUNITY GUIDED THE PROCESS?

1 - SELECT YOUR COMMUNITY
The first step was to identify your community. 
Participants were encouraged to develop a strategy 
for their own community, but they could also identify 
strategies for the other communities as well. 

2 - SELECT YOUR FAVORITE HOUSING STRATEGY
The main activity allowed participants to choose, or 
vote for, their ideal housing strategy. There were two 
ways to craft a strategy:

“Ready-Made” Strategy - Participants could choose 
from three suggested housing strategies for each 
community to meet the identified housing goals.
“Build Your Own” Strategy - Participants could 
select individual sites and assign a neighborhood 
prototype to each one. They had to meet the identified 
housing goals before submitting their strategy.

READY-MADE

BUILD YOUR
OWN

1,000+
VISITORS TO E-TOWN HALL

Participants could select from three “ready-made” scenarios, each of which would meet the state housing 
requirements for that community. Each option included information about the strategy, as well as 3D models 
and photographs of what potential development could look like.

In the build-your-own scenario, 
participants would select an 
individual site first.

Each site included information 
about that property, including 
zon ing ,  ex is t ing  use ,  and 
photographs.

Next, participants chose which 
neighborhood prototype they 
considered appropriate for 
the site. Each prototype was 
associated with a density.

P a r t i c i p a n t s  h a d 
to meet or exceed 
t h e  t a r g e t e d 
housing goal before 
s u b m i t t i n g  t h e i r 
strategy.

ENGAGE2 HOW THE COMMUNITY PARTICIPATEDB
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HOW HAS THE COMMUNITY GUIDED THE PROCESS?
STEP #3 - DESCRIBING EACH COMMUNITY’S CHARACTERISTICS
Part of the online tool allowed participants to describe the characteristics of their communities that they valued. 
In some cases, they also indicated areas of concern. The city used this information in tailoring proposals for 
zoning options that would be context sensitive. The following “word clouds” provide a synopsis of the main 
characteristics and topics that were expressed for each community:

LEUCADIA OLD ENCINITAS CARDIFF

NEW ENCINITAS OLIVENHAIN

WHAT KEY THEMES EMERGED?
WHAT WOULD MAKE A NEW HOUSING PLAN SUCCESSFUL?
The results from e-Town Hall show a clear preference for a housing strategy that emphasizes mixed use in 
key activity centers of every Encinitas community, with a combination of two- and three-story buildings.
Some also saw mixed use as an opportunity to  and either strengthen or 
create new, small businesses. Infrastructure deficits also were identified including concern about how new 
housing would affect existing residents. There is a desire to maintain or enhance highly valued characteristics 

 that reflect 
the character of each community. Participants stressed that the City should develop tools that encourage 
production of new housing by private developers at . The preference for mixed use and the 

housing attainability suggest that new housing will be successful if it brings with it other benefits to the city 
and addresses perceived needs.

ENGAGE2 WHAT FEEDBACK WAS RECEIVEDC

MIXED-USE IN KEY ACTIVITY CENTERS

WALKABLE PLACES

MAINTAIN CHARACTER AND SMALL-SCALE

TWO AND THREE-STORY BUILDINGS

ADEQUATE INFRASTRUCTURE

GROW EMPLOYMENT BASE AND SMALL 
BUSINESS
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WHAT ARE THE STRATEGIES NOW BEING CONSIDERED?

READY-MADE MIXED USE PLACES
The “Mixed Use Places” housing strategy was the overwhelming 
preference of the three “Ready Made” strategies presented. It identifies 
future housing sites focused along the 101 Highway corridor and at 
key activity centers on Encinitas Boulevard. This housing strategy 
mixes new housing with retail and employment land uses, creating 
vibrant communities that are pedestrian and bicycle friendly.

BUILD-YOUR-OWN
The “Build Your Own” strategy compiles input received from all 
participants that opted to “build their own” strategy (instead of 
selecting one of the three “Ready Made” strategies). Participants 
who “built their own” housing strategy identified two- and three-
story mixed use housing on larger sites located along Encinitas 
Boulevard near Quail Gardens, off of El Camino Real, along 
Coast Highway 101 in Leucadia, Santa Fe Avenue in Cardiff, 
and Manchester Avenue in Olivenhain.

Based on community input, three conceptual maps have emerged as potential 
strategies for achieving our housing goals. Two of these reflect the results of the 
on-line participation process and a third includes new sites that were suggested 
during the public participation process and removes certain highly objectionable 
sites based on public input received. Each map identifies potential locations 
for housing in different development types and contexts. From these, a final 
recommendation will be developed. 

MODIFIED MIXED USE PLACES
A third housing strategy was generated by the City Council, with 
contribution from the Planning Commission and with consideration of 
public input. This strategy is a modification of the Mixed Use Places 
strategy — it includes new sites that were suggested during the public 
participation process and removes certain highly objectionable sites 
based on public input received. In this strategy, more emphasis is 
placed on locating housing in areas served by transit and where the 
additional housing is complimented by existing pedestrian-oriented 
amenities.

Main Street Mixed Use - 
Small Site

Village Center Mixed Use - 
Medium Site

Neighborhood Prototypes

Residential Infill - 
Medium to Large Site

Residential Infill - 
Small Site

ENGAGE2 OUTCOMES FROM THE OUTREACH PROCESSD
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HOW WOULD A FLOATING ZONE WORK?
The “Floating Zone” concept is new for Encinitas: A set of new zones would be created for properties, but the 
zones would not be effective until a property owner elects to do so. They are in essence a set of pre-approved 
zone changes that “float” above the existing base zoning of designated properties, until they are activated 

development, in terms of land use, height and density. 

WHAT DOES ZONING DO?
Zoning defines how a property may be used and developed. It defines where a building may be placed on a 
lot and which uses are allowed. It also regulates building size, parking and open space requirements.  

Each individual property in the city is assigned to a “zoning district.” These seek to encourage compatible 
uses and building forms to be co-located. Zoning provides predictability for property owners to know what is 
allowed for their property and their neighbors. 

Cities use zoning as a way to guide future growth and development and as a means for establishing common 
rules that all properties must follow. 

ZONING APPLIES TO:

Densities (state housing law 
and RHNA)

Lot area and coverage

Building placement 

Parking and access

Open space

Building height and articulation

Transparency

Building entrances

Allowable uses, conditional 
uses, and prohibited uses

WHY IS A FLOATING ZONE NECESSARY?
Floating zones are necessary to allow for development and land use standards that accommodate needed 
new housing.  These new zones will also allow the City to more effectively guide quality development and 
design, which is compatible with existing community character.  These zones give a property owner a choice 
whether to opt into the housing plan, or forgo doing so and retain their existing zoning rights.

Zoning protects the character 
of an area.

Zoning provides adequate parking for properties, 
depending on their use.

Zoning encourages housing diversity.

Zoning provides adequate private and common open 
space for residential uses.

Zoning promotes cer ta in 
industries and businesses.

AFTER PUBLIC VOTE:

WHEN PROPERTY REDEVELOPS:

IMPLEMENT3 HOW THE HOUSING SITES WILL BE REGULATEDA
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WHAT WOULD THE NEW ZONES REGULATE?

OPEN SPACE
INTENT: outdoor 
lifestyle and quality of life.

ZONING: The new zones require a certain 
amount of private open space (for individual 
units) as well as common open space for 
multiple units in a development to share.

PARKING
INTENT: To provide sufficient parking for new 
uses without over-parking, which can degrade 
the quality of the built environment and take 
up valuable land for other uses.

ZONING: Sets minimum and maximum parking 
requirements that must be provided on a 
development site, based on the uses within 
the building and the distance to transit.

BUILDING HEIGHT
INTENT: To meet required RHNA densities 
while maintaining the low-scale development 
patterns of Encinitas.

ZONING:  Establ ishes maximum building 
heights (in feet) within a development based 
on the building type. In addition, a maximum 
percentage of a development that can be 
3-stories is established in order to ensure a 
mixture of 2- and 3-story buildings.

TRANSITIONS
INTENT: To assure that new infill is compatible 
with neighboring properties, especially in 
established single family neighborhoods.

ZONING: Establishes a variety of “transition 
standards” based on the context of the 
individual project. Solutions include:

Landscape buffering or appropriate fencing

Lower height restrictions close to a single 

family zone

Low-scale resident ia l  bui ld ing types 

adjacent to single family.

BUILD-TO RANGE
INTENT: To encourage buildings to address 
and animate primary and side streets.

ZONING: Establishes a dimension range, 
starting at the property line parallel to the street, 
where a certain percentage of the building 
facade must be located. The “build-to range” 
varies based on context and street type.

DENSITY
INTENT:
compliance for affordability and to promote a 
variety of new housing choices for Encinitas 
residents.

ZONING: Establishes a minimum density to 
ensure that each project meets affordability 
requirements as well as a maximum density 
to ensure that Encinitas remains a community 
of modestly-scaled development.

STREET ORIENTATION
INTENT: To encourage a lively and pedestrian-
friendly street edge that adds interest and 
promotes a sense of safety.

ZONING:  Estab l ishes requi rements for 
windows and entrances facing the street as 
well as variation in massing to promote a 
sense of human scale.

IMPLEMENT3 ELEMENTS THAT ARE REGULATEDB
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12

Floating 
Zone

Single Family 
Zone

3

Village/Neighborhood Zone

1 2 3
Landscaped 
Buffer Area

Compatible 
Use Area*

Compatible 
Massing Area

R30-V 5’ N/A 30’

X30-V 5’ 25’ 30’
S30-V 5’ 25’ 30’
R30-N 10’ N/A 30’
X30-N 10’ 25’ 30’
S30-N 10’ 25’ 30’

*Compatible Use Area is only applicable in X30-V & X30-N

13

Floating 
Zone

Single Family 
Zone

1 3
Landscaped 
Buffer Area

Compatible 
Massing Area

R30-M 5’ 20’

X30-M 5’ 20’
S30-M 5’ 20’

Main Street Zone

LEVELS OF ZONING

R, X, S
30

M, N, V

PERMITTED USES
The new zone districts include a letter associated with the permitted uses. If an 
area is determined to be purely residential (no commercial), then the letter “R” is 
associated with that site. If a mixture of uses is permitted, then the letter “X” is 
associated with that site. If a shopfront is required, then the letter “S” is associated 
with that site. 

DENSITY
For the purposes of the new floating zones, a maximum density of 30 dwelling 
units per acre is permitted. Therefore, each new zone district includes “30” after 
the permitted use category.

CONTEXT
There are three primary contextual considerations, based on the existing or 
preferred location and surrounding character. These letters correspond to the 
primary “community character” contexts established in the first Community Dialogue 
Sessions:

Mixed use developments in context “M” 
will activate the street with storefronts 
and cafe seating.

X30-M & S30-M

Residential developments in context “M” 
will be located near the street edge with 
welcoming ground floor entries.

R30-M R30-N R30-V

X30-N & S30-N

Mixed use developments in context “N” 
will provide neighborhood services and 
add vitality to existing neighborhoods.

X30-V & S30-V

Mixed use developments in context “V” 
will provide more variation in building 
facades, but still create interesting 
spaces and connections to outdoors.

Residential developments in context “N” 
will add housing variety to established 
neighborhoods.

Residential developments in context “V”  
will respond to the village-like character 
with smaller-scale buildings and charm.

TRANSITIONS TO SINGLE FAMILY ZONES
TRANSITIONS
A primary objective of the new zone districts is to preserve existing single family neighborhoods that are located adjacent to 
the new floating zones. For this reason, each new development must respect and sensitively transition in use and character 
when abutting single family residential zone districts. A variety of transition solutions are accepted, depending on the 
overall context and lot size. Where redevelopment lots are constricted in lot size, landscaping or fencing are acceptable 
options. Where more land is available, increased setbacks and lower building height restrictions also apply to the higher 
intensity zone district.

“M” for Main Street

“N” for Neighborhood Center 

“V” for Village Center.

IMPLEMENT3 HOW THE NEW CODE CONSIDERS CONTEXTC
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The new “codelet” is designed to be user-friendly and encourage a more efficient process. The code is highly graphic, using 
3D models and tables and charts to provide information in a concise and easy-to-understand format. Housing prototypes 
are identified as appropriate building forms in the S30-, X30-, and R30 zones and a matrix shows where each prototype is 
permitted. A new use chart also condenses allowed uses into an easy-to-read chart. Furthermore, definitions and explanations 
of particular terms are provided in the “Measurements and Exceptions” chapter. Some example pages are shown below.

The new “codelet” provides zoning standards for various contexts that appear throughout the city in order for new development 
to “fit in” depending on where the site is located and the surrounding context and uses. They are: Neighborhood Center, Main 
Street, and Village Center. They were derived through the Housing Element Update process.

USER-FRIENDLY DOCUMENT AND PROCESS CONTEXT-SENSITIVE STANDARDS

IMPLEMENT3 HOW TO USE THE NEW ZONING STANDARDSD

Chapter 30.36. Floating Zones DRAFT October 21, 2015 3

The section provides standards for six housing prototypes. Mixed Use Residential, Apartment, Flat, Carriage 
house, Townhome and Duplex provide an assortment of potential housing prototypes that are compatible with 
existing development. Standards for each housing prototype supplement the standards for each zone that 
the each housing prototype is allowed in. Also, only certain housing prototypes are allowed in a designated 
Transition Area 2 (see Sec. 30.36.060).

Neighborhood Center Village Center Main Street

Tr
an

si
tio

n 
Ar

ea
 2

S3
0-

N

X3
0-

N

R3
0-

N

S3
0-

V

X3
0-

V

R3
0-

V

S3
0-

M

X3
0-

M

R3
0-

M

-- -- -- --

Mixed Use Residential 

-- -- -- --

Apartment 

-- -- -- --

Flat

-- -- --

Carriage House

-- -- --

Townhome

-- -- --

Duplex

Key:        = Housing prototype allowed     -- = Housing prototype not allowed

30.36.020. Housing Prototypes

CONNECT BETWEEN CODE 
& GUIDELINES:
The new “codelet” and design 
guidelines document were created 
in tandem and are designed to work 
together. Each document references 
the other so the correlation is 
apparent. While satisfying the 
standards in the new zone districts 
is mandatory and should be 

developing a property under the new 

document should also be referenced 
early-on in a project in order to 
recognize design implications or 
solutions that the guidelines may 
impose. Both documents provide a 
context-sensitive approach to new 

of Encinitas and have taken into 
consideration multiple comments 
and concerns from the community.
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Design guidelines would be used by property owners in the R30, X30, and S30 floating zones, along with 
developers and designers working in those districts. Residents and other interested parties may also 
reference the guidelines as an educational tool in helping to achieve a common vision for Encinitas.

WHAT ARE DESIGN GUIDELINES?
A new set of design guidelines would apply to the floating zones. Design guidelines seek to promote high 
quality design within the floating zoning districts. They establish clear goals and expectations for compatible 
design and for respecting community character. 

Whereas the development standards set forth in the floating zone districts are quantitative and measurable 
and address the basic form and location of improvements, design guidelines are more qualitative, and 
address finer-grained aspects. They offer direction for appropriate solutions while allowing for flexibility and 
creativity.

DESIGN GUIDELINES SEEK TO:
Promote high quality design
Respond to context
Respond to community character
Offer flexibility in appropriate design 
solutions
Promote creativity
Enhance the public realm
Enhance connectivity
Provide sensitive transitions from 
public to private realm and to adjacent 
single family neighborhoods. Design guidelines seek to respond 

to community character.
Design guidelines seek to promote high 
quality design.

Zoning standards establish basic requirements 
for new development. They are quantitative and 
provide a high level of predictability.

Design guidelines seek to promote quality in 
for design and respond to unique community 
characteristics. They are more qualitative than 
the zoning standards.

ZONING STANDARDS DESIGN GUIDELINES

Design guidelines seek to promote 
creativity.

Design guidelines seek to provide sensitive 
transitions from public to private realm.

Design guidelines seek to enhance the public 
realm.

THE GUIDELINES FORMAT

The guidelines are organized in a hierarchical format, 
with a variety of components. The letters below 
correspond to the design guideline to the right.

HOW TO READ THE DESIGN GUIDELINES
The guidelines are organized in a hierarchical format, with a variety of com-
ponents. The letters correspond to the example design guideline that ap-
pears on the following page.

GENERAL TOPIC

page.
INTENT STATEMENT

-
enced in considering alternative means of meeting a guideline.
DESIGN GUIDELINE TOPIC

that relates to each chapter. In other words, Site Design topics start with 
“SD” and Building Design topics start with “BD.” This is used to reference 

DESIGN GUIDELINE tion 

SUPPLEMENTARY INFORMATION

examples of appropriate solutions. 
ENVIRONMENTAL DESIGN ICONS
commitment to incorporate environmental awareness in new design. 
IMAGES, DIAGRAMS AND GRAPHICS - Sketches and photographs il-
lustrate guideline intent.
RELATED REFERENCES -
vide reference to other relevant information. Many of them include cross-
references to the R30, X30 and S30 zone standards.

A

B

C

D

E

F

G

H

QUALITY4 HOW THE QUALITY OF PROJECTS WILL BE ENHANCEDA
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WHAT WOULD THE DESIGN GUIDELINES REGULATE?
OPEN SPACE
INTENT: To be designed to enhance the public 
and private realms, balance indoor and 
outdoor space and enhance livability.

GUIDELINES: Provide guidance on locating 
open space to be a positive asset and 
encourage physical activity, as well as for 
using landscaping to reduce the perceived 
mass of buildings and respond to the Encinitas 
climate.

PARKING DESIGN
INTENT: To minimize visual impacts of parking 
to promote a walkable neighborhood and 
support the traditional “natural” character 
of Encinitas.

GUIDELINES: Include solutions for minimizing 
visual impact of parking using buffers , 
enhanc ing  connect iv i ty  to  encourage 
walking, designing to be human-scaled and 
encouraging parking areas to minimize on-
site stormwater run-off.

BUILDING HEIGHT
INTENT: New buildings should be compatible 
with the height of traditional buildings and 
incorporate variation in height.

GUIDELINES: Provide criteria for varying 
building height along a street, maintaining 
s imi lar  f loor-to-f loor heights  as other 
traditional buildings, and also varying heights 
by stepping back upper stories to minimize 
scale at the sidewalk level.

TRANSITIONS
INTENT: To sensitively design  multifamily or 
mixed use development to be good neighbors 
when next to establ ished single fami ly 
neighborhoods.

GUIDELINES: Encourage compatible uses, 
lower-scale building, and encourage the 
transition area to be designed to be an asset, 
as experienced by single family neighbors 
nearby. 

BUILDING PLACEMENT
INTENT: To position buildings in a way that 
creates a well-defined street edge and 
conveys a sense of human scale.

GUIDELINES: Establishes direction for locating 
buildings to minimize visibility of parking, 
maximize access to light and air, and respond 
to traditional development patterns in each 
design context.

BUILDING MASS AND SCALE
INTENT: New buildings appear similar in scale 
to traditional buildings and reduce perceived 
mass of larger buildings.

GUIDELINES: Provide solutions for establishing 
a sense of scale and reducing perceived mass 
through horizontal and vertical articulation 
and treatment of materials.

STREET LEVEL INTEREST
INTENT: Each building should enhance the 
pedestrian environment at the street level 
and activate the street edge.

GUIDELINES: Provide options for creating 
visual interest and maintaining a sense of 
human scale. They also offer solutions for 
engaging the street with building entries and 
uses that provide “eyes on the street” for 
enhanced safety.

ACCESS AND CONNECTIVITY
INTENT: To encourage providing connections 
to nearby amenities and neighborhoods and to 
increase options for and promote walkability.

GUIDELINES: Provide solutions for minimizing 
automobile and pedestr ian confl icts , 
enhancing connectivity, and designing such 
spaces to encourage active use.

QUALITY4 ELEMENTS THAT ARE CHECKED FOR COMPLIANCEB
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LEVELS OF DESIGN GUIDELINES TABLE OF CONTENTS FOR THE DESIGN GUIDELINES

DESIGN PRINCIPLES
Overarching design principles express citywide design objectives. They apply 
to every project. They are:

Design with Consistency and Integrity
Respond to Neighborhood Context
Design with Individuality
Design for Views

Respond to the Street
Provide a Sense of Scale
Balance Indoor and Outdoor Activity
Provide a Progression of Space

COMMUNITY CHARACTER
Each project should reinforce the design traditions of the community in which 
it is located. The five communities with unique characteristics are:

Old Encinitas
Leucadia
Cardiff

New Encinitas
Olivenhain

DESIGN CONTEXT
In addition to the community characteristics, each project should respond to its 
unique design context. They are:

Main Street Design Context
Village Center Design Context
Neighborhood Center

SITE DESIGN
Specific design guidelines are provided for site design which encourage high 
quality in public and semi-public spaces. Objectives include:

Creating a sense of place within each development
Maximizing connectivity
Designing the “edges” of a site to be assets to surrounding neighborhoods
Making the best use of natural resources

BUILDING DESIGN
Design guidelines for building design encourage high quality design of individual 
buildings. Objectives include:

Promoting a sense of human scale to building proportions
Providing a consistent street edge
Encouraging high quality materials and design
Promoting variation in massing and building form
Accommodating moderate increase in density while maintaining compatibility 
with established neighborhoods.

CHAPTER 1 - INTRODUCTION
FLOATING ZONES

USING THE DESIGN GUIDELINES

CHAPTER 2: CONTEXT-SENSITIVE DESIGN
HOUSING PLAN COMMON THEMES

DESIGN PRINCIPLES

COMMUNITY CHARACTER

DESIGN CONTEXTS

CHAPTER 3: DEVELOPMENT PROTOTYPES
HOUSING PROTOTYPES 

NEIGHBORHOOD PROTOTYPES

CHAPTER 4: SITE DESIGN
BUILDING PLACEMENT

PARKING DESIGN

ACCESS & CONNECTIVITY

OPEN SPACE

STREETSCAPE

TRANSITION AREAS

TOPOGRAPHY

DEVELOPMENT PHASING

CHAPTER 5: BUILDING DESIGN
STREET LEVEL INTEREST

BUILDING ENTRY

BUILDING HEIGHT

BUILDING MASS & SCALE

ROOF DESIGN

BUILDING MATERIALS

WINDOWS

The design guidelines will address these levels of design:

QUALITY4 HOW DESIGN GUIDELINES CONSIDER CONTEXTC
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These pages illustrate some of the guidelines related to Site Design. Site design guidelines consider the placement and layout 
of buildings and other features on the property. Access and connectivity also are major considerations, both within an individual 
project, and as the project relates to the surrounding neighborhood. The arrangement of site design determines how close 
different physical elements are to one another, shaping how people perceive the built environment. This chapter also provides 
guidance for the design of sensitive transitions to provide coherence to the surrounding neighborhoods.

These pages illustrate some of the guidelines for Building Design. This chapter addresses ways to integrate new development into 
the existing urban fabric instead of damaging the existing fabric to accommodate new development. With that being said, there 
is a dynamic relationship among the design variables that are addressed in this chapter. In some cases certain guidelines will be 
more important than others, and the degree to which each guideline must be met will vary with each project. 

SITE DESIGN GUIDELINES BUILDING DESIGN GUIDELINES

PARKING DESIGN
The visual impacts of parking within a development should 
be minimized and buffered from public ways in order to 
promote a walkable neighborhood and support the traditional 
“natural” character of Encinitas. Each parking facility should 
contribute in a positive way to the neighborhood while 

provided and it should be integrated into the parking plan, 
not as an afterthought. It should be visible, inviting, well-lit, 
and easy to use.

SD.3.SURFACE PARKING
1. Minimize the visual impact of surface parking.

a. Locate a parking area to the interior of a site, behind a building, 
where feasible. This is especially important on a corner property 
where the street wall should have a sense of enclosure.

b. Also locate a lot away from abutting lower density residential 
zone districts or provide a buffer. 

2. Provide a visual buffer where a parking lot abuts a pub-
lic sidewalk, path, or street.

a. Note that “buffering” does not mean fully screening the parking, 

of parked cars.

b. A low site wall may be used as a buffer. Its materials should be 
compatible with those of the building.

c. A planted buffer may also be used, and should include a combi-
nation of trees, shrubs and ground covers.

Site Design Guidelines Parking Design

Provide a visual buffer where a parking 
lot abuts a public sidewalk.

Locate a parking area to the interior of a site, behind a building, 
where feasible.

Building
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A planted buffer with trees, shrubs and 
ground cover provides a buffer from a 
public sidewalk and street.

Site Design Guidelines Open Space

SD.2.DESIGN & CHARACTER OF OPEN SPACE
1. Design open space to be a positive asset to the project.

a. Orient balconies, decks and windows to the open space.

2. Coordinate hardscape materials with building materi-
als.

a. Also coordinate the materials palette with adjoining properties. 

3. Direct a walkway through a plaza, courtyard or other 
outdoor use area to help animate the space.

4. Design site engineering features to serve as amenities.

a. When on-site stormwater detention is needed, design it to be 
actively used or observed by the public as an asset.

b. Also, design the feature such that it may be shared by adjoining 
properties when feasible.

Direct a walkway through a plaza, 
courtyard or other outdoor use area 
to help animate the space.

Design open space to be a positive asset 
to the project.

When on-site stormwater detention is needed design it to be actively used or 
observed by the public as an asset.

A stormwater treatment area may be designed as a passive landscape feature 
(left) or an outdoor seating area with a permeable surface (right).

Orient balconies, decks and windows to 
the open space.

Site Design Guidelines Parking Design
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interconnected, smaller “rooms” with 
landscape buffers. 

Incorporate bioswales as part of the 
parking lot landscaping.

Use permeable materials for portions of a surface parking lot in order to reduce 
on-site run-off.

CONNECT TO CODE:
Reference chapter X.X. of 
the zoning code for R30 and 
MU30 standards relating to 
parking location and access.

5. Design a parking area to encourage walking, bicycling 
and using public transit.

a. Provide convenient pedestrian connections to a parking facility 
that lead to nearby services and transit.

6. Design a parking lot to be human-scaled. 

a. 
“rooms” with landscape buffers. 

b. A buffer that separates two parking modules should be a mini-
mum of 8 feet in width.

7. Design a parking area to minimize on-site stormwater 
run-off.

a. Use permeable materials for portions of a surface parking lot 
in order to reduce on-site run-off. Permeable materials include:

 » Crushed stone/gravel with reinforced underlayment
 » Dry-laid pavers
 » Stone or brick pavers
 »

b. -
in the parking area.

 » Incorporate bioswales as part of the parking lot landscaping.
 »

parking area into landscaped areas.

BUILDING ENTRY
The primary entrance to a building should orient to a 
sidewalk, pedestrian way or plaza. Its entry should create a 
strong relationship between the private and public realms. A 
building entry should be clearly visible from the street and it 
should provide a sense of connection to the neighborhood.

SD.4. PRIMARY ENTRY
1. Provide a clear connection between the primary build-

ing entry and the street.

a. -
able from the street. Options include: 

 » Using architectural details or a change in materials to highlight 
a building entry,

 » Incorporating a stoop, porch or steps,
 » Creating a landscaped or paved path that leads from the build-

ing entry to the street,
 » Providing a sheltering element such as a canopy, awning, ar-

cade or portico to signify the entrance location,
 » Using variation in building form or massing to highlight a main 

entrance.

2. Orient the primary entrance of a building to face a pri-
mary street, an active plaza or pedestrian way.

a. The primary entrance should orient to a primary street, when 
feasible; in some cases, it may face a secondary street, when 
doing so would enhance the character of that street and the pri-
mary street is already activated with entrances of other buildings 
in the area.

b. In some cases, the front door itself may be positioned perpen-
dicular to the street. In this case, the entry should still be clearly 

 » Incorporating a porch, stoop, or canopy for residential building 
types, or 

 » Providing a recessed entry, canopy or awning for commercial/
mixed-use building types. 

 » Using other features that highlight an entrance may also be 
considered.

Building Design Guidelines Building Entry

Provide a clear connection between the 
primary building entry and the street.

Use variation in massing and building 
height to highlight a main entrance.

Orient the primary entrance of a build-
ing to face a primary street, or an active 
plaza or pedestrian way.

In some cases the primary entrance may 
face a secondary street. In this case, the 

Building Design Guidelines Building Mass & Scale

BUILDING MASS & SCALE
A new building should appear similar in mass and scale 
to traditional buildings, including width and height. The 
perceived mass of a building should be reduced by dividing it 
into modules and expressing them in ways that cause them 
to appear to be a collection of smaller forms. Horizontal and 
vertical articulation also is important to establish an interesting 
façade and align important elements with established 
buildings of character. This method of “articulation” to reduce 

materials and roof forms that can help convey the sense of a 
building being composed of smaller modules.

SD.8. HORIZONTAL EXPRESSION
1. Provide horizontal expression at lower floor heights to 

establish a sense of scale.

a. Use moldings, a change in material, or an offset in the wall plane 

b. Align these features with similar ones along the street, where a 
distinct alignment pattern exists.

Use moldings, a change in material, or an 

Align features with similar ones along 
the street, where a distinct alignment 
pattern exists.

Building Design Guidelines Building Materials

BUILDING MATERIALS
High quality building materials should be used to provide a 
sense of human scale and create visual interest. Materials 
that are “authentic” and durable should be used. Materials 
also should be consistent with those predominant in the 
community.

SD.5. HIGH QUALITY MATERIALS
1. New building materials should contribute to the visual 

a. The material should be compatible with materials used most of-
ten in the context.

b. The use of synthetic stucco (such as EIFS) for large surface 
areas is inappropriate.

c. 
is inappropriate.

2. Use high quality materials to convey durability.

a. The material should be proven to be durable in the local Encini-
tas climate.

b. -
quire a patina, when it is understood to be a desired outcome.

c. Materials at the ground level should withstand on-going contact 
with the public, sustaining impacts without compromising the ap-
pearance. (Note that some synthetic materials will not sustain 
this degree of frequent contact.)

3. Use high quality materials to provide a sense of scale.

a. Use changes in material to express human scale while assuring 
that the overall composition of the building design remains intact 
and does not appear overly busy.

b. Apply materials in units, panels or modules that help to convey a 
sense of scale, and provide a sense of texture through shadow 
lines and other attributes which provide visual interest.

c. Do not use large panelized products or other materials that pro-
duce extensive featureless surfaces.

4. Use sustainable building materials whenever possible.

a. Such materials are:

 » Locally manufactured.
 » Low maintenance.
 » Materials with long life spans.
 » Recycled materials.

b. 

New building materials should contribute 
to the visual continuity of the community 
character.

Use high quality materials to provide a 
sense of scale.

Use sustainable building materials 
whenever possible.

Building Design Guidelines Building Mass & Scale

SD.6. VERTICAL ARTICULATION
1. Provide vertical articulation in a larger building mass 

to establish a sense of scale.

a. Use moldings, columns, and a change in material or offset in the 

modules.

b. 

c. 
to express the different modules.

SD.7. HUMAN SCALE
1. Establish a sense of human scale in each building de-

sign.

a. For a large residential or mixed use project, break up the devel-
opment into several smaller buildings.

b. Use materials that convey scale in their proportion, detail and 
form. Materials applied in units, panels or modules help to con-
vey a sense of scale, when they appear similar to those seen 
traditionally.

c. Incorporate a base, middle and cap into building design where 
this is a pattern that is established along the street.

Incorporate a base, middle 
and cap into building design 
where this is established 
along the street wall in ad-
jacent buildings.

Provide vertical articulation in a larger 
building mass to establish a sense of 
scale.

lots widths or facade dimensions that 
are seen in the area.

Establish a sense of human scale in 
each building design.

QUALITY4 HOW TO USE THE NEW DESIGN GUIDELINES D
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OPEN SPACE
Open space within a project should be designed to enhance 
the adjacent public realm, as well as the private realm. 

context also are important. Open space also should be 
designed so that livability is enhanced, connections to nature 
are maximized and impacts to regional stormwater systems 
are minimized.

SD.1.LOCATION OF OPEN SPACE
1. Locate some open space in a project to enhance the 

public realm.

a. Design the open space so that it can be accessed or at least 
observed by the public.

b. Consider the experience, purpose, and goals of an open space 
as it relates to the building type and user group.

 » A mixed use building with a commercial component on the 

as a small plaza or outdoor dining.
 » A purely residential building may incorporate more private 

2. Provide amenities that will encourage physical activity.

a. Provide shade, seating, public art and water fountains to pro-
mote their use.

An external courtyard facing a street 
enhances the public realm while serv-
ing residents.

An internal courtyard provides space 
for residents to connect to nature.

A corner plaza with outdoor cafe seating and rooftop terraces provides layers 
of open space that is visible from the public realm.

Consider the experience, purpose, and 
goals of open space as it relates to the 
building type and user group.

CONNECT TO CODE:
Reference chapter X.X. of 
the zoning code for R30 and 
MU30 standards relating to 
required percentage of land 
to be used as open space.

CONNECT BETWEEN CODE 
& GUIDELINES:
The new “codelet” and design 
guidelines document were created 
in tandem and are designed to work 
together. Each document references 
the other so the correlation is 
apparent. While satisfying the 
standards in the new zone districts 
is mandatory and should be 

developing a property under the new 

document should also be referenced 
early-on in a project in order to 
recognize design implications or 
solutions that the guidelines may 

context-sensitive approach to new 

of Encinitas and have taken into 
consideration multiple comments 
and concerns from the community.
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FUTURE HOUSING ELEMENT TIMELINE:
DEC. ‘15 Draft EIR Complete; public review and 

comment opens

FEB ‘16 Draft EIR comment period closes

MAR ‘16 Staff responds to comments on Draft EIR

APR. ‘16 Final EIR Published

NOV. ‘16 Public vote on Housing Element

JUNE ‘16 PC recommendation and CC endorses Plan 
to be referred to Encinitas voters

WHAT IS THE CURRENT STATUS OF THE HOUSING PLAN?
A draft Housing Plan, including the three alternative housing 
strategies, has been submitted to the State for review, and 
an Environmental Impact Report (EIR) is being prepared. 
The purpose of the EIR is to objectively evaluate the changes 
that might occur as a result of introducing new housing and 
to identify mitigation for any impacts identified.  Key topics 
include traffic, public services and community character, along 
with many other environmental factors.

To ensure that the community-supported solutions identified 
through the public input process are implemented, new zoning 
standards and design guidelines are being prepared that will 
apply to these new housing sites.  Zoning standards define the 
allowable uses and bulk or scale of development, while design 
guidelines address the appearance and quality of development.  
Both tools will promote compatibility with existing community 
character.

HOUSING ELEMENT TIMELINE TO-DATE:
NOV. ‘14

FEB. ‘15

Community Dialogue Sessions (Part 1)

CC/PC direction on preferred land use and 
community character plan for future housing

MAY ‘15 Draft Plan submitted to state and EIR scoping 
meeting

JULY ‘15 CC/PC review approach for new zoning and 
design guidelines for potential housing sites 
and how to engage community

SEPT. ‘15 Updated Draft Plan submitted to state 
addressing comments

NOV. ‘15
Community Dialogue Sessions (Part 2) - 
Public input on proposed Zoning and Design 
Guidelines

WHAT IS THE FINAL PROCESS FOR CREATING THE PLAN?
The City of Encinitas is dedicated to creating a future 
that is sustainable and livable for all. The Housing 
Plan will be our roadmap for directing new housing 
and mixed use development in order to meet state 
housing requirements while meeting our goals of 
maintaining community character and creating livable 
and sustainable neighborhoods. 

The process for creating the Housing Plan is lengthy 
and requires lots of education, input from various 
entities, and ultimately acceptance from the voters of 
Encinitas. An Environmental Impact Report is currently 
being prepared. Once the EIR is published, City staff 
will work with the Planning Commission and City 
Council toward a Final Housing Plan. The final plan 
will then be referred to Encinitas voters in November 
2016.

WE NEED YOUR INPUT!
The Zoning Standards and Design Guidelines work together 
to assure that new development under the Housing Plan fits 
into our goals of maintaining community character, maintaining 
traditional scale, creating sustainable neighborhoods, and 
diversifying our housing options.

This series of Community Dialogue Sessions is designed to 
inform the community about the process and the new policy 
documents, and solicit feedback in order to produce a final 
package for City Council. We welcome your input! 

You may provide comments on the Zoning Code and Design 
Guidelines documents in two ways:

PASSPORT: Provide written comments on the “passport” 
provided to you tonight. 

ONLINE: Visit www.athomeinencinitas.info and click on 
“contact us” page to provide comments via the web.

NEXT STEPS5 HOW TO STAY ENGAGEDA


