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I. INTRODUCTION

• THE STATE ROUTE 91 (SR-91) INTER-REGIONAL

PARTNERSHIP (IRP)
• AN HISTORICAL PERSPECTIVE ON JOBS/HOUSING BALANCE

• THE TOOL KIT

SECTION SUMMARY

This section provides a summary of the IRP and a context for needed mixed-use/in-fill

projects in Orange and Western Riverside counties.
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LEGISLATIVE HISTORY

In 2000, the Governor of California signed Assembly

Bill 2864 (Torlakson), The Inter-Regional Partnership

State Pilot Project to Improve the Balance of Jobs and

Housing. This legislation supports programs that seek

to address the impacts of substantial jobs/housing

imbalances between regions throughout California.

Read the full Assembly Billl 2864 (Torlakson) at:
http://www.leginfo.ca.gov

THE STATE ROUTE 91 (SR-91) INTER-REGIONAL PARTNERSHIP (IRP)

The Western Riverside/Orange County Inter-Regional

Partnership (IRP) is a voluntary collaboration between

local elected officials representing the Western Riverside

Council of Governments (WRCOG) and the Orange

County Council of Governments (OCCOG).  Other

affected governmental agencies and non-governmental

organizations also participate in the Partnership.  The

IRP was formed in 2001 to address the imbalance of

jobs and housing that has developed between Western

Riverside County and Orange County over the past five

to 20 years.

The primary goal of the IRP is to foster more sustainable land-use patterns, providing appropriate

employment (closer to where people live) and more affordable housing (closer to employment in jobs-rich

areas) throughout the two-county area.  By doing so, workers would have the option of living closer to work,

and the need for long distance inter-regional commuting would be reduced.  In addition, the IRP develops

and promotes strategies that mitigate the impacts that this jobs/housing imbalance has on congestion along

the SR-91 Corridor.

The Partnership developed a three-year work program that has culminated in a Jobs/Housing Balance

Action & Implementation Plan and Evaluation Program.  The project was primarily funded through a grant

from the California Department of Housing and Community Development as part of the State’s

Jobs/Housing Balance Grant Program, with matching in-kind services provided by WRCOG and OCCOG.
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This IRP has adopted four strategies to address the jobs-housing imbalance between the two counties.  The

four strategies and their corresponding reports include:

• In-fill Development Initiative: In-fill Capacity Study and In-fill Development Report

• Mixed-use Development Initiative: Mixed-use Development Report and A Toolkit for

Mixed-use and In-fill Development

• Workforce Housing Initiative : “What’s in it for us?”

• Business Sites Selection Initiative: Web-ready property database

Additionally, an Executive Summary that describes these strategies in more detail is available for review.

CALIFORNIA DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT

The Inter-Regional Partnership is funded by a grant from the California Department of Housing and

Community Development (HCD).  The Western Riverside Council of Governments and the Orange County

Council of Governments were awarded a $515,000 grant from HCD in 2001. WRCOG and OCCOG are

responsible for matching equal to 25% of the $515,000 grant through the use of personnel and related costs

of the program.  The WRCOG-OCCOG IRP contract with HCD will terminate in June 2004.

The contractual terms of the agreement include six activities WRCOG and OCCOG are responsible for

performing prior to the June 2004 program termination date.  Those activities include an Integrated

Geographic Information System, Land use and Transportation Report, Short-Term Land Use and

Transportation Strategies, Long-Term Land Use and Transportation Strategies, Job/Housing Action Plan

and Monitoring Plan, and Web-based Information on the Progress of the grant.  In addition to the core

activities required of the WRCOG-OCCOG IRP, the partnership will involve governmental and non-

governmental agencies in the development of short and long-term land-use and transportation strategies

and demonstrate this involvement to HCD.  WRCOG and OCCOG also will engage in sufficient outreach to

the general public for input on proposed land-use and transportation strategies.  Finally, the partnership will

submit a final report and implementation plan describing the tasks to be accomplished, document the

capacity to implement the strategies and include the participants responsible for such implementation.
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NEW HOUSING UNITS 1990-2000
Riverside County +18.8 percent
Orange County    +10.8 percent

JOBS/HOUSING RATIO 1990-2000
Riverside County    +.62 percent
Orange County     +1.74 percent

Orange County Projections, 2000

AN HISTORICAL PERSPECTIVE ON JOBS/HOUSING BALANCE

Why is mixed-use and in-fill development important to the future of Orange and Western Riverside

counties?  In Southern California, like many metropolitan areas in the West, the construction of homes,

offices, schools, retail stores, activity centers, and the major transportation networks that connect them,

have been influenced by three closely-related trends:

• The displacement of populations from urban cores to suburbs;

• The separation of commercial land use from residential land use with the concentration of

economic growth at the edges of residential centers; and

• The increasing use of the automobile as the primary means of transportation and the growth and

development of automobile-centered communities (IRP Existing Conditions Report).

In 1950, only 23 percent of Americans lived in the suburbs. Today, the

suburbs comprise more than 50 percent of the population.  The

separation of commercial land use from residential land use and the

uneven distribution of housing supply and employment growth in

Southern California bring challenges for regional decision-makers.  In

many instances, where jobs are plentiful, like in Orange County,

housing supply is scarce.  This has driven housing prices and rent to

soar in Orange County, while the median housing prices remain

significantly lower in surrounding counties.  This reality has forced

many in the Region to commute great distances from home to work

each day.

Riverside County is now viewed by many as a burgeoning bedroom community to Orange County.  The

same was true in the 1950s, when Orange County was seen as a favored location for young families who

had moved away from the urban Los Angeles core.

Today, Riverside County finds itself among the fastest growing areas in the nation.  Recent data indicates

that the county’s agricultural base is being replaced by housing at a more rapid pace than anywhere else in

California.  Escalating housing prices in Orange County have forced many families to move farther away
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MEDIAN HOUSING COSTS BY COUNTY (Aug 04)

Orange County $649,590
Ventura County $626,730
Los Angeles County $455,670
Riverside/San Bernardino County     $310,120

 DataQuick Real Estate News
 October 19, 2004
http://www.dqnews.com

from their workplaces to find affordable housing in Western Riverside County.  Today, there is almost a

$200,000 difference in median housing prices between the two counties.  On average, a family would have

to earn about $60,000 per year more to buy a home in Orange County.

As families find affordable housing further from work, highway congestion between housing-rich and job-rich

areas has increased, and commute time has lengthened substantially.

The Partnership recognizes that growth and change will

continue in the Region over the next several decades, and

shares the belief that jurisdictions must work

collaboratively to prepare for that change.  With population

projected to increase in Southern California by six million

people over the next 20 years, decision-makers must find

creative ways to provide new residents with an estimated

two million new housing units.  With a limited amount of

land left to be developed in places like Orange County, the

IRP acknowledges that in addition to new construction, it

must create strategies for rebuilding our existing

communities more efficiently.

The Partnership offers the following strategies to address the jobs/housing imbalance, to help mitigate traffic

congestion between the two counties.  The IRP has selected the following strategies to promote

development through the availability and cost of housing; the preservation of open space; the proximity of

jobs and housing; the revitalization of downtown areas; the revision of outdated general plans; and the

participation of public and private entities in growth visioning. These strategies are:

• To provide a variety of housing options close to employment centers and a combination of land uses;

• To identify potential in-fill sites for redevelopment and the recycling of under-utilized land;

• To promote transportation management, including a variety of transit options and pedestrian-friendly

environments;

• To engage community members, including the business community, to develop and implement

plans for addressing growth; and
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INCREASING TRAFFIC VOLUME
ON STATE ROUTE 91

• From 1990-2000, travel volumes along SR-91
increased by 26,000 trips per day or 10
percent.

• Commuters from Riverside County to Orange
County commuted an average of 44 miles, an
average travel time of 70 minutes at peak
commuting times.

IRP Existing Conditions Report. 2003 and
California Department of Transportation

• To develop incentives, economic inducements and educational campaigns regarding balanced growth

and growth visioning for affected stakeholders.

This tool kit incorporates these five strategies.  Its purpose is to provide local examples of mixed-use and in-

fill strategies, present a variety of options for future development, and become a resource guide for

community leaders to enroll the numerous stakeholders in growth visioning for our two-county Region.

UNDERLYING ASSUMPTIONS

During 2003, the Inter-Regional Partnership developed, refined, and evaluated how to reduce the demand

for Inter-Regional commuting.  Specifically, the Inter-Regional Partnership considered how to improve the

relationship between jobs, housing, and transportation within the context of the following underlying

assumptions:

• That growth and change would continue in Western

Riverside and Orange counties, and throughout the

Region over the next several decades.

• That all local jurisdictions can make positive

contributions toward preparing for that change.

• That the historical patterns of land use could not be

sustained to keep up with projected increases in

travel.  Currently, the IRP area’s transportation

system accommodates over 250,000 daily trips.

The travel demand is projected to increase to

400,000 daily trips by 2030.  Options for getting people out of single-occupant vehicles, especially

during peak travel periods, can help to address increasing congestion (IRP Existing Conditions Report).

• That residential and employment densities would have a major influence on the ability to create efficient

and cost-effective transit routes and service levels.  Building new communities and rebuilding older

ones around public transit, walking, biking, and providing other needed infrastructure to support growth
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and development would be central to maintaining and enhancing the quality of life, and to maximize the

effectiveness of the region’s transportation investments.

• That the geographic imbalance that exists between jobs and housing was the result of a dynamic

growth process that would likely self-correct over the long-term but that policies designed to accelerate

the offset in the imbalance in jobs and housing were key issues.

STRATEGY OVERVIEW

The Partnership endorsed the following strategies to accelerate the offset of jobs/housing imbalances in the

two-county area:

• Provide housing close to employment centers in locations and at densities that encourage the

use of transportation demand management strategies, such as transit and van pools;

• Locate employment centers and job opportunities in closer proximity to predominantly

residential communities;

• Promote in-fill and mixed-use development to make employment centers easy to walk to or

reach by transit;

• Engage the business community in strategy development and implementation; and

• Develop local incentives and economic inducements, targeting research and education to

affected stakeholders.

The following tenets serve as the foundation for the initiatives that would implement the strategies.

• Use in-fill development for under-utilized sites to improve the jobs/housing balance.  The use of in-

fill for aging and under-utilized sites provides a means for accommodating growth and the efficient

use of existing infrastructure.

• Focus growth along transit corridors and nodes to improve access to transit and to utilize available

capacity.  Many existing corridors lack the residential and commercial density to adequately

support non-auto uses.  By intensifying these corridors with mixed-use developments, the existing

transit system can more fully realize its potential for accommodating additional trips by taking the

strain off systems that are already at or over capacity.
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• Provide housing opportunities near job centers, where appropriate, in housing-rich communities.

Balancing the location of jobs and housing is an important strategy in meeting the regional goals of

relieving congestion, reducing commute times and trips, encouraging alternative modes of

transportation, and improving air quality.  The IRP seeks to achieve these goals by encouraging in-

fill development that locates both job and housing centers in targeted areas suitable for

accommodating additional growth.

• Provide housing opportunities to match changing demographics.  Changing demographics will

have an impact on the economic future of the Region.  The large “baby boom” population will begin

retiring after 2010.  Other changes on the horizon include increased immigrant population,

increased household size, and lower per capita income.  These changes necessitate variations in

the housing types offered as well as the amenities to serve the changing population.
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PURPOSE OF THE TOOL KIT:

• Presents local examples of mixed-
use and in-fill development projects.

• Informs community members about
housing choices.

• Provides a resource for decision-
makers and developers to better
communicate with the public about
mixed-use and in-fill projects.

AUDIENCE FOR THE TOOL KIT:

• Elected Officials
• City Staff
• Developers
• Non-Profit and Community

Organizations
• General Public

THE TOOL KIT

The Tool Kit for Mixed-Use and In-fill Development is composed of five

sections that guide through the initial stages of identifying, planning, and

implementing mixed-use and in-fill projects in their jurisdictions.  These

sections include:

SECTION ONE: INTRODUCTION

This section provides a summary of the IRP and a context for needed

mixed-use and in-fill projects in Orange and Western Riverside counties.

SECTION TWO: IDENTIFYING OPPORTUNITIES

Briefing papers highlight areas where in-fill and mixed-use opportunities may exist in a city including: downtowns,

aging strip malls, brownfields, and under-utilized parking lots.

SECTION THREE: LAYING THE FOUNDATION

This section addresses the issue of municipal ordinances and presents suggestions that can be addressed through

zoning codes, urban design, and the permitting processes.  Also included are local examples of successful mixed-

use and in-fill development planning strategies.

SECTION FOUR: BUILDING SUPPORT

These resources are designed to assist elected officials, appointed

officials, and staff in educating stakeholders about potential mixed-use

and in-fill projects.  Resources include talking points, reference sheets,

and CD/DVD Video presentations.

SECTION FIVE: APPENDIX

The Appendix provides a listing of resources for implementation of mixed-use development and in-fill development

strategies including a model ordinance, funding options and a glossary of terms.
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RESOURCES

IRP Existing Conditions Report.  Prepared by the Western Riverside Council of Governments and Orange County
Council of Governments, Inter-Regional Partnership, 2003. Available at: http://www.occities.org/occog/IRP.htm
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RESOURCES

Allison, David.  “Thinking Small, Former Brownfield-Turned Industrial Park Scores Pre-Development Success.”
National Association of Industrial And Office Properties, 2004.  On the Web at:
http://www.naiop.org/developmentmag/features/indexr.cfm

American Land Recycling. “Turning Brownfields into Greenbacks; Inactive industrial sites are turning into productive
facilities,” 2003.
Available on the Web at: http://www.americanlandrecycling.com/turning_brownfields_into_green.html

Baker, Ron. State Delivers $700,000 Loan to Clean Up “Brownfield” For Homes, News Release from the California

Environmental Protection Agency, Department of Toxic Substance Control, March 25, 2002.
Environmental Protection Agency, “Brownfield Sites.” www.epa.gov

Farris, J. Terrence, “The Barriers to Using Urban Infill Development to Achieve Smart Growth.” Fanniemae
Foundation, 2001.

Smart In-fill: Creating More Livable Communities in the Bay Area, prepared by Stephen Wheeler and published by
the Greenbelt Alliance in 2002.
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“For every car in America, there are
eight parking spaces.”

Tri-State Transportation, 2001

PARKING LOTS

POTENTIAL FOR CHANGE

THE ISSUE

Parking takes up a great deal of urban space.  For many years,

surface parking lots were constructed in Southern California

because there was plenty of open space and surface parking lots

were an inexpensive way to meet parking needs.  Across the

country, many lots near retail and office spaces are only utilized at

peak shopping or working hours and are left largely unused at night and on weekends (Tri-State 2001).

Parking also takes up a great deal of space.  Therefore, a number of communities are consolidating their parking

spaces into underground garages and parking structures to maximize available space for economic development.

Although the cost of garages may be higher initially, freeing-up land for commercial, residential or mixed-use in-fill

development can have many benefits:

1.  Economic Development. Surface parking lots often occupy valuable land around activity centers.  By converting

land used for parking to mixed-use and in-fill development, new economic opportunities emerge and bring

residents closer to goods, services, and employment (Livable Places 2004).

2.  Environmental.  Large concrete parking lots also present environmental challenges. Large paved surfaces

increase the amount of urban run-off - storm water that runs off into surface water and sewers - which increases

the risk of flooding and the washing of pollutants into our streams, rivers lakes and oceans.  The creation of

sidewalks and “islands” of landscaping (e.g., low shrubs and grass) can provide a pleasant environment and help

reduce urban run-off (EPA 2004).

3.  Social. Large parking lots can be dangerous for pedestrians walking among moving cars.  The creation of buffers

between automobile traffic and pedestrians allows businesses to create more attractive pedestrian-friendly

environments.  These areas can incorporate seating areas, café spaces, and public art that encourage patrons to

spend more time shopping, strolling, and socializing.
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By using portions of parking lots that stand

empty most of the time, as many as 15,900

housing units could be built in the (Silicon

Valley). There are more than 850 acres of

surface parking at ‘prime’ office parks, a

quarter of which may be appropriate for

housing.

Silicon Valley Business Journal, 2002

SOLUTIONS

For every car in America today, there exists as many as eight

parking spaces - at home, work, the grocery store or downtown.

Creative parking solutions can maximize the use of parking lots

and reduce the amount of space needed to meet parking needs

such as the following:

• Jurisdictions are using downtown surface parking lots to

develop mixed-use housing, parking garages and

commercial space to bring services nearer to residents,

and to provide additional housing.2

• To make their downtowns easier to navigate for workers and visitors, jurisdictions are building more garages

to free up surface lots for development.  To finance parking structures, jurisdictions are utilizing tax

increment financing and creating joint public/private partnerships for structures within walking distance of

central business districts.3

• Local organizations are selling their surface parking lots to developers of affordable housing to serve their

membership and their community.  Developers are required to provide parking spaces in the newly

constructed structures.4

• Neighborhood groups empowered by local officials are reclaiming large parking lots near transit stations and

converting them to village centers with green areas, pedestrian paths, housing, shops and service centers.5

                                                  
2 Fullerton, California, has utilized surface parking lots in key downtown locations to develop mixed-use luxury
apartments and cafes.  Parking is located in underground garages and out of site.
3 “Parking and transit woes drive away downtown visitors” Kansas City Star, October 13, 2002.  More information
available at: KansasCity.com
4 Case Study: St. John the Evangelist Church in Carelton, Ontario considers the sale of their church parking lot to a
private developer of affordable housing.  They propose to buy 38 parking spaces in the new buildings parking garage
for parishioner use.  More information available at: http://www.carleton.ca/ctown/archiv/oct1003/news3.htm
5 The Pleasant Hill Bart Station parking area was recycled into a mixed-use village; Greenbelt Action, 2001
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• Colleges are redeveloping surface parking lots with parking garages and constructing student housing on

the recycled space.6

• Jurisdictions are transforming large parking lots into city blocks by constructing new commercial and retail

centers and stacking parking.  Attractive sidewalks using cobblestone and brick, signage, landscaping and

sitting areas create a pedestrian friendly environment.

EXAMPLE

Fullerton, California

Fullerton’s new downtown development, City

Point, includes 182 luxury apartments, a courtyard

with a pool, and subterranean parking for

residents.  Additionally, this mixed-use building

includes commercial space for retailers such as

Starbucks and Kinkos and various amenities.

City Point was built on top of several former surface parking lots, either privately-owned or owned by the City’s

Redevelopment Agency.  Because the zone designation was C-3, Central Business District Commercial, with a

General Plan Designation of Downtown Mixed Use, a zone change was not required to construct the project.  No

specific design guidelines were developed for this project; however, all projects in the Central Business District are

subject to the Central Business District Design Guidelines.  Additionally, the location and scale of the project required

review by the Redevelopment Design Review Committee (RDRC) before the Planning Commission’s review.  The

site and architectural plans for this project, specifically, were reviewed by the RDRC three times before receiving

recommendation of approval.  For more information, visit: http://www.ci.fullerton.ca.us/redev_serv/luxuryapts.html

                                                  
6 The University of California Berkeley has approved the Southside Plan, a joint city-university document, calls for
new housing development on surface parking lots and vacant lots close to campus (Katz 2001).  Read more at:
http://www.dailycal.org/article.php?id=6071

Fullerton’s new City Point.
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RESOURCES

Case Study: St. John the Evangelist Church in Carelton, Ontario.  More information available at:
http://www.carleton.ca/ctown/archiv/oct1003/news3.htm

City of Fullerton. “Redevelopment Commission: Luxury Apartments in Downtown Fullerton,” 2003.  On the Web at:
http://www.ci.fullerton.ca.us/redev_serv/luxuryapts.html

Environmental Protection Agency (EPA). “Managing Urban Runoff,” 2004. On the Web at:
http://www.epa.gov/owow/nps/facts/point7.htm

Greenbelt Action. “Raising a Village from a Parking Lot.” Summer 2001.  Available on the Web at:
www.greenbelt.com

Katz, Andy. The Daily Californian, Online.”City, UC Housing Plans Lacking,” August 28, 2001.  On the Web at:
http://www.dailycal.org/article.php?id=6071

Livable Place.  “Rethinking Parking Requirements,” 2004.  On the Web at:
http://www.livableplaces.org/policy/parking.html

Tri-State Transportation Campaign, Parking Management Brochure, 2001.  Available online at
www.tstc.org/pricing/parkman/parking.pdf

“Parking and transit woes drive away downtown visitors” Kansas City Star, October 13, 2002.  More information
available at: www.KansasCity.com




