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Multifamily building prototype - Stacked
Apartments, or "Flats."

Neighborhood Prototype-"Neighborhood
Center" Mixed Use - Large Site.

Community Character Map identifying
various design characteristics in Encinitas.
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As part of the state of California's General Plan requirement, each
City is responsible for creating a Housing Element, which establishes a
framework and policy goals to meet state housing needs in response to
populationgrowth. Aconcernwasthat new, higher density development,
might change the character of some neighborhoods within the city.

In response to these questions, the City worked with Winter & Company
to develop guidelines for compatible infill that would be compatible
with different settings or residential and mixed-use places. The City is
comprised of five individual communities, each with its own character
and identity, so discussing future housing as it relates to the various
contexts within the city, was extremely important.

Winter & Company analyzed the existing characteristics and design
contexts within the five communities and created the visioning tools for
an interactive public participation process. A series of attached single
family, multifamily, and mixed-use building prototypes were created
for varying densities and building heights. These were then configured
into “neighborhood” prototypes, varying from large-scale mixed use
developments to single-lot townhome projects. Real sites were tested
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Framework Map for locating new multifamily housing.
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to demonstrate feasibility. Each scenario paid special attention to the  SERVIGES:

sensitive transitions between established single family neighborhoods
and new development.

» Housing Element Update

CLIENT:
Overall objectives for the project include: Manjeet Ranu, Deputy Director
» Design higher density residential infill to be compatible with the design City of Encinitas
traditions of Encinitas. Planning & Building Department

» Determinetowhatextent different "contexts" influence compatibility.
» |dentify a range of design variables that may be employed to achieve DATE:
compatibility in Encinitas. 2014
» Develop a menu of building prototypes that could be compatible

within different contexts.
» Test the potential “yield,” in terms of density that can be achieved on
potential development sites.

The Housing Element Update went to vote in 2016.
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31,000 SF Commarcial
. A0 Dwsllimg Unite

PROGRAM
= DESCRIPTION

o & farge mixed ugse Building with growend locs commencial and Dwo uppe
floors of residantial along most of the facada,

o & second-level plaza ollerg access 0@ restaunanl and unigue ownbhome
with etzire leading up from the sidewalk.

# Camiage hauses are provided cpposite the alley o0 trangsitioning inta i
gxisting single and multifamily contazt.

* Parking is provided underground ancd on the ground oo, acoessed fro

"'-"-'::‘m mean s Eaiin the alley, and on the ground floor of carriage houses.
' ' Winter & Company www.winterandcompany.net
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T 255 Dwalling Unita
1.5 Acras (GGardens
T
=
i DESCRIPTION
= J-story apartrment buildings define the edge of the site along an arterial streast.

I_ * Three-story story flats are located along new neighborhood streets that connect
- inbo e gxisting neighborhacd
: = Three-story townhomes face an existing residentizl strest and surround a new
T cammunily gardan,
g " Apartments are site-parked or podium-parked while flats and townhomes aach
I include integrated “tuck-undes” or enclosed Qarages.

L = Gardens are integrated into the dewelopment, crealing community gathering

Eshiting spaces that alsn serve 28 gardens.
tewwwws: [ rets [ Peurimeaty s

Residential Infill - Medium/Large Site neighborhood prototype

85,000 SF Commarcial
TH0 Dwaslling Unite
T Apres Porks and Plazas

DESCRIPTION

w Worlical mia Of uSes along a main Seecl” and anlerials

* Parking s provided in structured or podium parking o support the
higghar densilies

= Three-story townhames, flats, and carriage houses provide a transition
lex exigling single lamily neighborhoods thal atiol this dovelepment

A detail of this mixed-use neighborhood prototype illustrates a commercial edge in the foreground, with sensitive transitions to
single family neighborhoods in the rear with various multifamily and attached single family housing prototypes. The Sketchup
models provide sufficient detail to convey character in a cost effective way.
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The guidelines are designed to respect the character and context of
Encinitas. There were five levels of context-sensitive design considered
in this document:

» Design Principles-these overarching design principlesapply city-wide.

» Community Character - there are five individual communities within
Encinitas, each with their unique character and the design guidelines
offer strategies for responding appropriately per community.

» Design Context - there are three main "design contexts" identified
where the floating zones would apply.

» Site Design - design guidelines specific for siting a new development.

» Building Design - design guidelines specific for the design, form, and
character of new buildings.

SD.1. BUILD-TO AND SETBACKS

1. Locateabuilding to create a well-defined streetfrontage | 'o/o) \|\|=o1 1 (0) &10)0)=-
and minimize the visibility of parking areas. .
° Positi buildi that ¢ of the pri trest-faci Reference section 30.36.030
a. Position a building so that most of the primary street-facing P
ﬂ facade is located within the build-to range (established in Zdio'f:;f'ogg% iatohzn?rggg

the R30, X30 and S30 standards.) Jati i
Alternatives to Mixed-Use and build-to standards may sliziilaidls el i@ il
tos and setbacks.

be considered, using these guidelines, where the site
configuration or topography limit the feasibility of locating
buildings at the sidewalk edge.

2. Locate a building to respond to traditional development
patterns in the design context.

o

NOTE:

The topics appear in the order
in which they are addressed
in a typical design sequence.

a. In the Main Street context a new building should:

Align at the sidewalk edge with a high percentage of

building wall within the build-to range.

Provide a clearly defined street edge, composed of

storefronts (for a mixed-use building) or stoops (for a

purely residential building).

» This may be varied to a limited extent to allow for an
expanded outdoor dining area, plaza or courtyard, but the
predominant building line should be maintained.

Locate a building to create a well-defined street frontage and minimize the
visibility of parking areas.

Example design guidelines page for "Building Placement" - these guidelines encourage
a well defined street frontage and promote context-sensitive responses. The orange
boxes coordinate with the new zoning code that was developed concurrently.

The design guidelines for new residential
development in Encinitas are highly
context-sensitive. Guidelines for five levels
of context are considered.
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[ Mixed Use

Existing

Carriage House Context

Townhome

Prototype development along "Main
Street" - or Coast Highway 101.
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