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•! Deteriorating, inadequate and/or ugly public 

realm 

•! Lack of transit alternatives 

•! Insufficient/aging utilities 

•! Low-performing schools 

•! Addiction to one-off negotiations with private 

developers to fund public improvements 

•! Public realm planning is essentially dead 

Barrier #1: Inadequate Infrastructure 





•! Addiction to one-off negotiations with private 

developers to fund public improvements 

•! Public realm planning is essentially dead 

•! CEQA 

•! Bad actors 

•! Vicious cycle of planning and failure  

Barrier #2: Uncertain regulatory process 
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•! Land 

•! Construction 

•! Process 

•! Politics 

Barrier #3: Higher economic costs 



•! Prop. 13 and owner inertia 

•! Fiscalization of land-use 

Barrier #4: Skewed tax incentives 



•! Parking minimums 

•! Ineffective and/or harmful zoning 

•! Building code challenges 

•! Lack of clear pathway for good projects in good 

locations 

•! Cycle of hope and failure in planning 

Barrier #5: Restrictive local land-use 
policies 



Typical Commercial Blvd. Parcels 



Typical Pre-WWII Building: Great Infill!  

7,500 sq. ft., “zero lot line” 

Illustration: MDA Johnson Favaro Architecture & Urban Design 

100% 

efficiency 



“By-Right” Retail Building: 

3,125 sq. ft. (improvements) 

12 stalls (4 per 1,000 sq. ft.) 

Illustration: MDA Johnson Favaro Architecture & Urban Design 

42% 

efficiency 



“By-Right” Restaurant Building: 

1,665 sq. ft. (improvements) 

16 stalls (10 per 1,000 sq. ft.) 

Illustration: MDA Johnson Favaro Architecture & Urban Design 

22% 

efficiency 



Typical Pre-WWII Building: Great Infill!  

7,500 sq. ft., “zero lot line” 

Illustration: MDA Johnson Favaro Architecture & Urban Design 

100% 

efficiency 



•! TIF for TOD, TIF for Infill 

•! Realign State funding infrastructure funding 

formulas 

•! Create a new infill CEQA process 

•! Reduce parking requirements 

•! Plan the public realm in a meaningful way 

•! Legislate pathways for good projects in the right 

locations 

Proposed Solutions 


