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Introduction

City Council Direction



role of an outside facilitator is needed to edu

INTRODUCTION

Bird Rock:
The Corridor 
is Located 
on the Slope  
Between Mount 
Solidad and 

Ocean.
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BACKGROUND

Professionalism:
The Team Included 
Proven Development 
Professionals,
Such as the Late 
Ted Dingley.
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Progress Guide and General Plan

La Jolla 
Community Plan

Vision-A Work in Progress...

  Includes residential and    
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General



REGULATORY

eated on 

DESIGN TEAM

RECOMMENDATIONS

REGULATORY RECOMMENDATIONS

PUBLIC IMPROVEMENT RECOMMENDATIONS

MANAGEMENT RECOMMENDATIONS

Regulatory:
The Team Recom-
mends Making the 
Entire District 
Whole in order to 

Sense of Place.
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PUBLIC IMPROVEMENTS

MANAGEMENT

Bird Rock Study Area:
The Code Assists in Crafting a ‘Sense of 
Place’ for La Jolla Boulevard.
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Why a 



THE PROCESS

WHY A FORM-BASED CODE

principles

process principle

public participation
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THE BIRD ROCK

FORM-BASED CODE PROCESS

PUBLIC WORKSHOP #1
SEPTEMBER 19, 2006
BIRD ROCK ELEMENTARY SCHOOL

INTRODUCTION MEETING

Form-Based Codes

Great Places

Homework
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PUBLIC WORKSHOP #2
OCTOBER 4, 2006
BIRD ROCK MASONIC LODGE

PUBLIC WORKSHOP #3
OCTOBER 18, 2006
BIRD ROCK MASONIC LODGE

VISUAL PREFERENCE SURVEY MEETING

POSSIBILITIES MEETING

storefronts should relate to the street and 

Survey Results
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City Staff Overview

  

DAILY COLLABORATIVE WORKSHOPSDESIGN CHARRETTE
NOVEMBER 3 - 6, 2006
BIRD ROCK MASONIC LODGE
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DAY 1 RECOMMENDATIONS

DAY 2 RECOMMENDATIONS

DAY 3 RECOMMENDATIONS

DAY 4 RECOMMENDATIONS
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Building Intensity:
The Team Recommends Making the 
Center (above) Buildings More 
Intense than the Buildings on the 
Edge (below) of the District.

Illustrations:
The Team Designed and Illustrated the 
Building Types to be Allowed within the 
District and to Inform Potential Develop-
ments of the Character Expected.
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Building Districts:
The Team Recommends Putting the Right Built 
Forms in the Right Places.  The Edge and 
Middle Areas (lower left images) Transi-
tion the Commercial District to the Quieter 
Neighborhood Areas, While the Center Areas 
(top left image) Buildings are Closer To-
gether with More Uses and Intensity.
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Urban Design Framework:
The Team Recommended Enhanced 
Entry Features (above) to 
Begin the Branding Process 
of Crafting the Character of 
Bird Rock Visually (above) 
and Physically (below) with 
Mid-Block Crossings to Short-
en the Blocks for Shopping 
and Walking Convenience.

Each Place-Based Area (left) 
has Design Intentions to Cre-
ate a Distinct Character for 
Each Place along La Jolla 
Boulevard.
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Regulating Plan:
The Team Recommends Replacing the Use-Based 
PDO Plan with a Place-Based Regulating Plan 

District from Center to Middle to Edge fol-
lowing the Urban Design Framework (previous 
page) and Form-Based Code for Each Area.
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The Code

Draft Code



FORM-BASED CODE DRAFT

DOCUMENT STRUCTURE

1ST DRAFT DECEMBER 12, 2006
2ND DRAFT JANUARY 15, 2007

MAJOR RECOMMENDATIONS

BUILDING FORM RECOMMENDATIONS

TRANSLATING THE CHARRETTE RESULTS TO A CODE

Article 1:

Article 2

Article 3:

Article 4:

Article 5: 

Article 6:

CONCEPTS IN CODE
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THE THIRD STORY RECOMMENDATION

DEVIATIONS AND VARIANCES

RECOMMENDATION

DEVELOPMENT SIZE RECOMMENDATION

BASEMENT RECOMMENDATION
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PARKING RECOMMENDATIONS

UNRESOLVED ISSUES RECOMMENDATIONS

A COMPLETE DRAFT OF FBC IS AVAILABLE ON-LINE:
WWW.HB3URBANDESIGN.COM AND

WWW.BIRDROCK.ORG
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Form-Based Code Translation:
The Design Team’s Recommended for
the Building Form as Proposed
During the Charrette (below),
with the Third Story Located in
Layer 2 of the Parcel,  The FBC
Pages that Depict Building Form

with Greater Detail and Informa-
tion from the Original Concept.

C-4C 4



Form-Based Code:
The Design Team’s Recommended for 
the Building Form (upper left) 
Includes how the Building Re-
sponds to the Various Streets 
(below) Relating to the Commer-
cial District on La Jolla Bou-
levard, such as Alleys, Side 
Streets, Neighborhood Streets and 
the Boulevard.

Parking (lower left examples) 
-

tions and Encourages Mixed-Use 
and Shared Parking Rather than 
just Residential or Commercial. 
The District is Encouraged to 
Manage a Parking Program.
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NEXT STEPS

REGULATORY RECOMMENDATIONS

PUBLIC IMPROVEMENT RECOMMENDATIONS
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MANAGEMENT RECOMMENDATIONS
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Question 1) How and why did three stories get 
added to the proposal?

Question 2) If three stories are allowed:

many blocks do they allow them on? Are the 
three-story areas in certain locations for a good 
reason?

QUESTIONS AND RESPONSES

THESE CONSULTANT RESPONSES ARE TO

PUBLIC QUESTIONS ASKED DURING THE

BIRD ROCK COMMUNITY COUNCIL INFOR-
MATION MEETINGS HELD IN FEBRUARY AND

MARCH 2007:
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Question 7) Three-story projects guarantee a 

roofs provide the neighborhood character that 
we envision for Bird Rock? How does the FBC 
ensure against the monotony of continuous 
wedding-cake style 30-foot buildings?

Question 8) The proposal allows a 25-foot 
facade along the street.  Is there a noticeable 
difference between a sidewalk facade that is 
25 feet and one that is 30 feet all along the 
street? What kind of design guidelines are 
planned to ensure high-quality, attractive de-
sign and prevent solid unarticulated walls?

-
fered to compensate for the height and mass-
ing?

Question 4) Is public space the only “commu-

Question 5) What does the draft require the 
public space to be like?  Is it dedicated?  Is it 

benches that might invite the public to use the 
space?

Question 6) The plan appears to eventually re-
quire twelve, 1,000 square-foot civic spaces at 
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Question 9) People usually prefer not to live 
above restaurants.  If single-story buildings are 
lost, how can we encourage restaurants to be 
available in the projects with condos above the 

-

Question 11) Is there a requirement for proj-
ects to provide parking for employees?  For 
residents?  For customers?

Question 12) How can we ensure that this code 
would actually have some backbone?  What kind 
of enforcement mechanism is established?

-
ment?  Similarly, would the FBC facilitate rede-
velopment?
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Question 14) Is the FBC properly integrated 

Question 15) Should we have 1, 2, or 3 areas?

Question 16) Are the regulations across the 
three areas equitable?

Question 17) How should we relax uses over 
-

rent draft seems to have eliminated all use 
restrictions.

Question 18) Should the FBC be parking-neutral 
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Question 19) Three stories or not?  If not, what 
else in the FBC must change?

Question 20) Are building height setbacks too 
restrictive; that is, not allowing architectural 
freedom and ability to meet building codes?

Question 21) What is the process to advance 
the current draft?

Please Ask Any Additional Questions to:

stepner1@gmail.com
3620 30th Street, Suite B
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