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To: Honorable Mayor and Members of the Anderson City Council 

Through: Jeff Kiser, City Manager 

From: Kristen Maze, Development Services Director 

Date: June 19, 2012 

ISUBJECT 

Workshop for the City of Anderson Downtown Mixed Use Zone District 

IRECOMMENDATION
 

The Development Services Director recommends that the City Council: 

Review the existing Mixed Use Zone District. No formal action items are 
scheduled to be voted upon by the City Council at this workshop. 

IFISCAL IMPACT
 

There are no costs associated with this workshop for the Mixed Use Zone District. 

IDISCUSSION and BACKGROUND 

Purpose and History 

The Mixed Use Zone District encompasses a large portion of the historical downtown. At 
the time of its conception its strategy was to improve the historic fabric of the downtown 
and create an area where the existing residences and business can be sustained and 
enhanced to promote healthy growth and continued reinvestment in the area. 
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The stated purpose of the Mixed Use District as 
found in the Anderson Municipal Code CAMC) 
Chapter 17.15 is to establish unique allowed use 
and development standards for subject property 
within the Mixed Use area. These standards will 
help preserve and protect the historic and unique 
character of the area. The standards will also 
enable the area to become a pedestrian-oriented 
shopping, dining, entertainment and living center 
for the City and its residents. 

The District consists of the following: the lighter 
area is Mixed Use Residential that is surrounded 
by General Commercial zone along Ventura Street 
adjacent to Interstate 5 and the Mixed Use 
Commercial in the darker area that is bordered by 
North Street, Balls Ferry and West Center Street. 

In late 2008 the Mixed Use zone amendments 
began and took many months to process with final 
adoption in March of 2009. The public process to 
create this Zone District included a number of public workshops which encouraged a great 
deal of citizen involvement and many hours of discussions on the vision of the City of 
Anderson. 

In August of 2010, the Planning Commission recommended approval of an amendment to 
the Mixed Use District to allow thrift stores to be located in the area with restrictions. The 
City Council then approved thrift stores to be located in the Mixed Use District with the 
issuance of a Conditional Use Permit. This zone amendment came about because the Mixed 
Use Zone District prohibited the establishment of thrift stores, however it allowed 
consignment stores. The distinction at the time was unclear. Staff had received inquiries 
from landowners regarding the strict prohibition of thrift stores within the District and 
there were several store front vacancies existing in the District. 

At the time the Mixed Use District was initiated, the intent was to keep thrift stores from 
grouping together and becoming the only businesses in our downtown area. This was also 
the case and the intent for prohibiting the sales and service/repair of automobiles, boats 
and their parts. In the case of auto repair and service, the District was designed to allow 
these types of highway commercial uses along Highway 273 on West Center Street, where 
most of the auto repair shops already existed. By making this distinction the District 
promoted the true intent of the Mixed Use District to be concentrated in the more densely 
populated downtown area where people are encouraged to walk, work and shop. 
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Primary Challenges 

• Economy 
The recent economic downturn has had a significant impact on the City of Anderson 
and its citizens. We have an abundance of commercial property owners who 
struggle to maintain retailers or businesses and many of our downtown buildings 
are dilapidated and in need of significant repair, remodel or reconstruction. This 
issue is a dilemma for property owners due to the high cost of construction and the 
low return on their investment for long term leases or monthly rentals. 

• Oversupply of Commercial Space 
The City of Anderson has a great deal of commercial space which exceeds the needs 
of retailers at this time. This oversupply of retail has been exacerbated by the 
encouragement of commercial development outside of the downtown area. As a 
result the City has seen little changes to our downtown. 

• Lack of High-Quality Public Space 
Despite Anderson's unique natural environment with the Sacramento River and our 
400 acre Anderson River Park to the east and the rolling hills to the west, our 
downtown suffers from a lack of publicly-accessible open space. The streets 
currently do not provide generous and in some cases accessible sidewalks. Some of 
our downtown does not even provide continuous sidewalk areas that might 
encourage walking and outdoor seating. The East Center Street effort to provide 
landscaping and sidewalk design is an excellent example of what can be done in our 
Mixed Use District. 

• Restrictive Nature of the area 
Currently the Mixed Use District is considered very restrictive. Historically Mixed 
Use was very common for downtown areas where the citizens lived, worked and 
shopped. This is the case for the City of Anderson as well, as is evident by the homes 
that now exist in the downtown that are adjacent to what was at the time the only 
shopping and office uses in the community. The restrictions imposed by the Mixed 
Use District are intended to restrict heavy car use that is designed for the General 
Commercial and Highway Commercial Districts throughout the City. The District 
once again is intended to get visitors and citizens to park their cars and walk around 
the area to eat, shop and possibly visit the mixed use dwellers. The downtown 
Mixed Use District is a destination location designed to encourage people to want to 
visit and stay a while. This, unfortunately, requires restrictions to businesses that 
promote heavy use of cars. 

Key Opportunities 

• Recent Investment Interest 
The Mixed Use construction on East Center Street is a great addition to our City and 
the downtown. It has set a standard for high quality buildings of character and 
significance. The Mixed Use District is one of the City's gateways into Anderson and 
allows travelers as well as locals a first impression of our town from 1-5 and 
Highway 273. 
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•	 Connectivity to both Commercial and Residential areas in the City 
The Mixed Use District provides a connection between the highway commercial 
development along Interstate 5 and the more historical portion of our downtown 
and provides residences the benefit of being able to walk a short distance to buy 
groceries and household items or go out for the evening. 

•	 Parking 
Extra street widths throughout the District offer the potential to add on-street 
parking, generally by converting existing parallel spaces to perpendicular or 
diagonal spaces. 

More importantly, parking management techniques that are found in the District 
regulations can better balance parking demand and ensure customers can always 
find a space near their downtown destination. 

•	 Traffic Circulation and Visibility 
The City of Anderson's Mixed Use District is fortunate in that it has great visibility 
from Interstate 5 and Highway 273. Circulation through the Mixed Use District is 
ideal with both the freeway and highway having direct access to the District. 

Alternatives 

•	 Remove the Mixed Use Zone and re-establish the General Commercial and 
Residential Zone District. This process would require the City to amend the City of 
Anderson General Plan and Municipal Code. The next opportunity to present a 
General Plan Amendment would be at the August 13, 2012, Planning Commission 
Meeting. This amendment would go before the Planning Commission for 
recommendation to the City Council and then would go before the City Council for 
adoption. These meetings would both be public hearings. The next steps depending 
on the outcome of the General Plan Amendment would be a similar process for the 
zone amendment to eliminate the Mixed Use Zone District and apply a Commercial 
and Residential zone district to the downtown area. By removing the Mixed Use 
District it would also eliminate the downtown design criteria that the Mixed Use 
District has established. 

•	 Amend the Mixed Use Zone to allow repair and service of automobiles, boats and 
trailers and their related parts. This process would also begin with public hearings 
before the Planning Commission and then go before the City Council for adoption. 
This amendment would allow any service or repair in the downtown area. It could 
address the concerns of some of our City Council and Planning Commissioners about 
the long-term prospects for economic success in our downtown. 

•	 Keep the Mixed Use Zone as it is today by not allowing highway type or heavy use 
commercial geared towards cars in the Mixed Use District. This would retain the 
objective of keeping the auto repair and service uses along West Center Street and 
maintain the full intent of the Mixed Use District which is to create a destination 
downtown that supports living, working, shopping and walkability for it visitors, 
workers and citizens of the community. 
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Next Steps 

Since there is no formal action scheduled to be taken at the conclusion of tonight's 
workshop, the Council may wish to give staff direction as to which alternative is desirable 
or suggest another alternative to pursue. 

IATTACHMENT
 

1. Downtown Mixed Use Zone Map 
2. City of Anderson Mixed Use District 
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FIGURE 17-1: THE REGULATING PLAN 
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CHAPTER 17: MIXED USE DISTRICT  
ALLOWED USES AND FORM BASED STANDARDS 

SECTIONS IN THIS CHAPTER 

17.010 Purpose, Intent, and Applicability  

17.020 Introduction to the Mixed Use District 

17.030 Mixed Use District Definitions 

17.040 Regulating Plan and Street Typologies and Standards 

17.050 Allowed Use Regulations 

17.060 Development Standards 

17.070 Special Use Regulations and Other Standards 
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17.010 PURPOSE, INTENT, AND APPLICABILITY 

A. Chapter Purpose and Intent.  The purpose of this Chapter is to establish 
unique allowed use and development standards for subject property within the 
Mixed Use area as defined by the City of Anderson Zoning Code. It is the 
intent of these standards to help preserve and protect the existing, historic, 
and unique character of Downtown Anderson by requiring new construction 
and remodels and existing construction to enhance the existing built 
environment and provide additional development opportunities. Additionally, 
the application of these standards will enable the Downtown area to become a 
pedestrian-oriented shopping, dining, entertainment, and living center for the 
City and environs. 

B. Applicability of Standards and Entitlement Review.  The standards of 
this Chapter apply to all property zoned Mixed Use. Uses that require a use 
permit as listed in Section 17.050 (Allowed Use Regulations) shall obtain a use 
permit. 

The Downtown is also governed by a Regulating Plan that addresses how 
development interacts with the street and how the street is developed. The 
application of both the Zoning District and the Regulating Plan (see Section 
17.030 (Mixed Use District Definitions) for definition) are described in more 
detail in Sections 17.020.A (Defining the Mixed Use District) and 17.040 
(Regulating Plan and Street Typologies and Standards).  Generally, the Zoning 
District designation (Mixed Use) defines the character and allowed use 
provisions for the subject site while the Regulating Plan defines the 
development standards (setbacks, building typology, street standards). 

C. Applicability of Regulating Plan Standards.  Generally, the development 
standards applicable to a property shall be those for the respective zone and 
street frontage as reflected in the Regulating Plan. However, for those 
properties that face onto multiple street frontages (e.g., a corner lot or a double 
frontage lot), the following shall apply: 

1. The development standards applicable to the site shall be reflective of 
the individual sides of the lot.   

For instance, if a corner lot faces Street A and Street B, then that side of the 
lot facing Street A shall be developed consistent with the standards for 
Street A and the side facing Street B shall be developed consistent with the 
standards for Street B.   

2. At the corner, the design shall merge and unify the two standards 
together such that: 

a. The more restrictive setback requirement shall prevail on that side 
of the corner.   

For instance, if Street A has a five-foot build-to line and Street B has a 
zero-foot build-to line, then that side facing Street A shall be located at the 
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five-foot build-to line and the side facing Street B shall be located at the 
zero-foot build-to line. (Note: In this example, the building is not centered 
on the corner; this is consistent with the intent of this provision.) 

b. The more restrictive design standards shall prevail on that side of 
the corner, provided the two standards are architecturally integrated 
together.   

For instance, if Street A allows for a Stoop frontage and Street B does 
not, a Stoop may be developed along the Street A frontage, but at the 
corner the design of the building must architecturally transition into a 
frontage type that is allowed along Street B.  The same shall be true for 
allowed building types, storefront regulations, sign types, and 
landscaping.  Only those features allowed on that frontage may be 
developed on said frontage. 

2. In the case of allowed uses, the least restrictive use provisions shall 
apply to the entire lot, provided that the primary entrance for the use either 
faces the street with the least restrictive use regulations or (preferred) 
faces the intersection/street corner.   

For instance, if a corner lot faces Street A and Street B and Street A allows a 
particular use by right and Street B requires a conditional use permit for the 
same use, then the use shall be allowed by right on that lot provided the 
primary entrance to the use is located facing Street A or (preferred) facing the 
intersection/at the corner. 

17.020 INTRODUCTION TO THE MIXED USE DISTRICT 

A. Defining the Mixed Use District.  The Mixed Use District is the regulating 
document for development within Downtown Anderson. The basis for this 
Code is in two unique Zoning Districts: the Mixed Use – Commercial Emphasis 
(MU-C) and the Mixed Use – Residential Emphasis (MU-R). The Mixed Use 
District recognizes the historic character of the Downtown and identifies a 
special set of development standards, allowed use regulations, and other 
special use regulations that apply to new construction and qualifying 
remodels/expansions.   

The standards in this Chapter are presented in a format that is unique to the 
Downtown – through a Form Based Code. Form based zoning provides a 
method of regulating development to achieve a desired urban form. Form 
based provisions address the relationship between building façades and the 
public realm, the form and mass of buildings, and the size, character, and type 
of streets and blocks. The central focus of form based provisions is the 
regulating plan that designates the appropriate form (and character) of 
development rather than only distinctions in land-use types, which is the basis 
of conventional zoning. 

This Mixed Use District also includes regulations for the street – the space 
between buildings. Part of the historical context of the Downtown includes how 
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individual developments relate and interact with the street. This is because the 
street acts as a unifying thread across all development.   

B. Relationship to Other Zoning Provisions.  Generally, the regulations of 
this Chapter shall govern development within the Downtown. In cases where 
there is a conflict between the provisions of this Chapter and the regulations 
elsewhere in the Zoning Code, this Chapter shall prevail. However, with regard 
to topics on which this Chapter is silent, provisions elsewhere in the Zoning 
Code shall prevail.    

17.030 MIXED USE DISTRICT DEFINITIONS 

The following terms are used throughout the Mixed Use District and are 
defined as follows: 

Alley. A narrow public drive serving commercial and residential development. 
(See Section 17.040.B.1.e for further discussion.) 

Alley Parking. Residential or commercial parking that takes access from an 
alley. (See Section 17.060.I.1 for further discussion.)  

Arcade Frontage. An Arcade frontage is nearly identical in character to the 
Gallery frontage except that the upper stories of the building may project over 
the public sidewalk and encroach into the public right-of-way. The sidewalk 
must be fully absorbed within the colonnade so that a pedestrian may not 
bypass it. (See Section 17.060.D for further discussion.)  

Avenue. Connects districts or regions and capable of carrying a large amount 
of vehicular traffic while still maintaining a quality pedestrian environment and 
retail-supporting urban edge. This street typology may be used in place of an 
Arterial. (See Section 17.040.B.1.a for further discussion.)   

Awning. A temporary shelter that is supported from the exterior wall of a 
building. It is typically constructed of canvas or a similar fabric that is sturdy 
and flexible. 

Building Type. Defines the type of structure based on massing, layout, and 
use. (See Section 17.060.E for further discussion.) 

Build-to Line.  An urban setback dimension that delineates the maximum 
distance from the property line a front or street side building façade can be 
placed. Typically, build-to lines range from 0 to 10 feet.  

Bulkhead.  The portion of a commercial facade located between the ground 
and the bottom of the street level display windows. It is typically constructed of 
stone, brick, or concrete. 

Bulkhead Height.   The height of the bulkhead (see “Bulkhead”). (See Section 
17.060.G for further discussion.) 
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Courtyard Housing Building Type.  A group of dwelling units arranged to 
share one or more common courtyards on a qualifying lot in any zone.  
Dwellings take access from the street or the courtyard(s). Dwelling 
configuration occurs as townhouses, apartments, or apartments located over 
or under townhouses. The Courtyard is intended to be a semi-public space 
that is an extension of the public realm. (See Section 17.060.E for further 
discussion.)   

Door Yard/Terrace Frontage.  Characterized by a façade that is set back from 
the street property line and multiple levels of the building directly accessible 
from the street. Door Yard/Terrace is a variation on the Stoop frontage, but it 
provides opportunities for multiple levels of commercial/retail easily accessible 
from the street. (See Section 17.060.D for further discussion.) 

Dwelling Unit.  Any room or group of connected rooms that have sleeping, 
cooking, eating, and bathroom facilities and are intended for long-term 
occupation. 

Expression Line.  An architectural embellishment that delineates the end of 
the ground floor and the start of the second floor of a building. 

Façade.  The architecturally finished side of a building, typically facing onto a 
public right-of-way or street. 

Form Based Code (FBC).  A development code emphasizing the regulation of 
building form, scale, and orientation, rather than zoning and land use.  

Frontage Line.  A lot line fronting a street, public right-of-way, paseo, plaza, or 
park. 

Frontage Type.  The architectural composition of the front façade of a building, 
particularly concerning how it relates and ties into the surrounding public 
realm. (See Section 17.060.D for further discussion.) 

Front Yard Housing Building Type.  A detached building designed as a 
single-family residence, duplex, triplex, or quadplex. Front Yard Housing is 
accessed from the sidewalk adjacent to the street build-to line. (See Section 
17.060.E.4 for further discussion.) 

Gallery Frontage.  Characterized by a façade which is aligned close to or 
directly on the right-of-way line with the building entrance at sidewalk grade 
and with an attached colonnade that projects over the public sidewalk and 
encroaches into the public right-of-way. The sidewalk must be fully absorbed 
within the colonnade so that a pedestrian may not bypass it. (See Section 
17.060.D for further discussion.)  

Ground Floor Height.  The height of the front façade’s first story as measured 
from the sidewalk level up to the bottom of the “expression line” (see 
“Expression Line”). (See Section 17.060.G.2 for further discussion.) 
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Half Block Liner Building Type.  An attached building with a frontage of 
approximately one-third to one-half the length of a Downtown block and zero 
side yard setbacks. It is used for mixed-use, residential, and commercial 
development. (See Section 17.060.E for further discussion.) 

Height.  The vertical distance of a building measured between the point where 
the final grade intersects a building or its foundation to the highest point of the 
building directly above that point. 

Historic Building or Resource.  Historic buildings and resources are usually 
45 years old or older and meet at least one of the following criteria: 

1. A resource listed in, or determined to be eligible by the State Historical 
Resources Commission, for listing in the California Register of Historical 
Resources (Public Resources Code, Section 5024.1). 

2. A resource included in a local register of historical resources, as defined in 
Section 5020.1(k) of the Public Resources Code or identified as significant in a 
historical resource survey. 

3. Any object, building, structure, site, area, place, record, or manuscript 
which the City determines to be historically significant or significant in the 
architectural, engineering, scientific, economic, agricultural, educational, 
social, political, military, or cultural annals of California, and: 

a.  is associated with events that have made a significant contribution to 
the broad patterns of California’s history and cultural heritage; 

b.  is associated with the lives of persons important in our past; 

c. embodies the distinctive characteristics of a type, period, region, or 
method of construction, or represents the work of an important creative 
individual, or possesses high artistic values; or 

d. has yielded, or may be likely to yield, information important in 
prehistory or history. 

Infill Building Type.  An attached building with a frontage that is less than one-
third the length of a Downtown block. It is used for mixed-use, residential, and 
commercial development. (See Section 17.060.E for further discussion.) 

Inset of Front Door from “Build-To Line.”   The distance from the front door 
of the building to the “build-to line” (see “Build-To Line”). (See Section 
17.060.G for further discussion.) 

Maximum Awning Extension from Building.  The maximum distance allowed 
between the building and the end of a fully extended awning (see “Awning”). 
(See Section 17.060.G for further discussion.) 
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Neighborhood Yard Frontage.  Characterized by deep front yard setbacks 
where the building façade is set back substantially from the front property line. 
The resulting front yard is unfenced and is visually continuous with adjacent 
yards, supporting a common landscape. (See Section 17.060.D for further 
discussion.) 

Parking Structure. A privately owned and operated multistory structure that 
provides public parking spaces for a fee. (See Section 17.060.I for further 
discussion.) 

Parking Type.  The type of parking allowed for motorized vehicles including 
automobiles, trucks, and motorcycles. (See Section 17.060.I for further 
discussion.) 

Paseo.  Local and private pathways serving pedestrians and bicyclists only.  
Paseos may also provide limited service access during specified periods of the 
day. (See Section 17.040.B.1.f for further discussion.)   

Porch Frontage.  Characterized by a façade which is set back from the 
property line with a front yard and by a porch which is appended to the front 
façade (the porch may encroach into the front setback). (See Section 17.060.D 
for further discussion.) 

Regulating Plan.  Designates building form and streetscape standards based 
on location, street hierarchy, and character. More specifically, it addresses 
how development interacts with the street and how the street is developed, 
and it defines the development standards (setbacks, building typology, street 
standards). 

Rowhouse Building Type.  Two or more detached two- or three-story 
dwellings with zero side yard setbacks. A Rowhouse may be used for non-
residential purposes. (See Section 17.060.E for further discussion.) 

Setback.  The required distance between a property line and a building or 
ancillary structure.  

Stoop Frontage.  Characterized by a façade which is aligned close to the 
frontage line with the ground story elevated from the sidewalk to provide 
privacy for the ground floor uses. The entrance is usually an exterior stair or 
landing which may be combined with a small porch or roof. (See Section 
17.060.D for further discussion.)   

Storefront Frontage.  Characterized by a façade which is aligned close to or 
directly on the right-of-way line with the building entrance at sidewalk grade.  
Storefront frontage has substantial glazing on the ground floor and provides 
awnings or canopies cantilevered over the sidewalk. (See Section 17.060.D for 
further discussion.) 

Storefront Width. The front façade width as measured from one corner of the 
front façade to the other. (See Section 17.060.G for further discussion.) 
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Street Typology.  Classifies street, sidewalk, and related landscaping 
standards based on the primary use of the street. (See Section 17.040.B.1 for 
further discussion.) 

Surface Parking – Behind Building. Ground-level public or private parking lot 
located in the rear yard setback behind a building. If possible, access to the 
parking should be taken from an alley. (See Section 17.060.I for further 
discussion.) 

Surface Parking – Next to Building. Ground-level public or private parking lot 
located in the side yard setback next to a building. If possible, access to the 
parking should be taken from an alley. (See Section 17.060.I for further 
discussion.) 

Terrace Frontage.  Characterized by a façade that is set back from the street 
property line by an elevated terrace. This buffers residential uses from the 
sidewalk and removes the private yard from public encroachment. (See 
Section 17.060.D for further discussion.) 

Tucked Under Parking.  Ground-level private covered parking lot located 
directly beneath the second floor of building. Tucked under parking shall not be 
visible from the public right-of-way unless the right-of-way is a City-designated 
alley. (See Section 17.060.I for further discussion.) 

17.040 REGULATING PLAN AND STREET 
TYPOLOGIES AND STANDARDS 

A. Establishment of the Regulating Plan and Street Hierarchy and 
Character. In addition to the application of the Mixed Use District, 
development within the Downtown is also governed by the Regulating Plan.  
The Regulating Plan “codes” development based upon the street it is located 
along. This plan is based on the following street hierarchy and character, and 
as illustrated on the Regulating Plan (see Figure 17-1, The Regulating Plan): 

1. Main Street (East Center Street, East Street, an d Ventura Street) – 
A Main Street is a primary street of Downtown Anderson and provides a 
social setting for the community. It is pedestrian-oriented and focused on 
rehabilitation of existing buildings, as well as the development of new infill 
structures that are compatible with the uniquely small town character of 
the district. This area benefits from the presence of specialty retail 
businesses, restaurants, nightlife, and tourism-oriented services.  
Residential uses that are designed to add activity to the street scene are 
encouraged. 

2. Service Streets (Freeman Street and West Center Str eet) – The 
focus of Service Streets is to maximize on-street parking and provide 
vehicular access to the backs of buildings and parking lots or to serve the 
automotive type uses found along West Center Street. 
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3. Neighborhood Streets (South Street, Howard Stree t, Ferry Street, 
Martha Street, and Oak Street) – The Neighborhood Streets of 
Downtown Anderson display a mix of local retail and residential 
development. They have a more intimate nature than the other areas, as 
reflected in the narrower sidewalks and streets, and the abundance of 
street trees and landscaping. Neighborhood Streets also provide the 
primary pedestrian routes between the residential and commercial portions 
of Downtown. 

4. Avenues (North Street and Balls Ferry Road) –  Avenues are more 
automobile-oriented than the other streets and replace Arterial roadways 
as these significant roadways pass through Downtown.  As such, Avenues 
are an ideal location for regional commercial and family entertainment.   
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B. Street Typologies and Standards.  The purpose of this Section is to 
provide roadway standards that will facilitate the creation of streets that are 
inviting, multimodal public places for vehicular traffic, bicyclists, and 
pedestrians.   

1. Street Typologies  

a. Avenue.  Avenues connect districts or regions and are capable of 
carrying a large amount of vehicular traffic while still maintaining a 
higher quality pedestrian environment and retail-supporting urban 
edge. This street typology replaces an Arterial in Downtown. 

The landscaping strip along the sides of the roadway should be 
designed to facilitate the safe passage of pedestrians. It is suggested 
that the strip include a continuous landscaped area between the edge 
of the curb and the sidewalk. This area should include street trees and 
lighting designed at a pedestrian scale.  Landscape strips should be a 
minimum of 5 feet wide. Where a continuous landscape strip is not 
possible, street trees should be provided within tree wells or at 
intersections within curb “bulb-outs.” 

Wherever an Avenue intersects with a Main Street or a Neighborhood 
Street, the intersection should be designed to enhance pedestrian 
safety and convenience. Features may include pedestrian bulb-outs, 
differentiated accent paving within the intersection, in-street crossing 
lights (if there is no crosswalk signal), and pedestrian refuge areas 
within the medians of Avenues. 

b. Main Street.   Street trees should frequently interrupt the parking 
lanes to soften visual impact of the parked vehicles and to help cool 
the air heated by the pavement. 

Diagonal parking and wide sidewalks should create a safe, inviting 
environment for both pedestrians and motorists. 

Wherever a Main Street intersects with an Avenue or a Neighborhood 
Street, the intersection should be designed to provide pedestrians with 
safe passage. Features may include pedestrian bulb-outs, 
differentiated accent paving within the intersection, and in-street 
crossing lights (if there is no crosswalk signal). 

Turning movements typically occur from within the main travel lanes: 
however, short (one to two car length) turn pockets may be provided at 
some intersections in lieu of parking on one side of the street. 

c. Neighborhood Streets.  Neighborhood Streets are home to the 
majority of residential development in Downtown Anderson as well as 
a few small neighborhood-serving retail stores. These streets have a 
more intimate nature than the other areas, and because of this, 
landscaping and larger street trees should frequently interrupt the 
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parking lanes to soften visual impact of the parked vehicles and to 
help cool the air heated by the pavement. A continuous landscape 
strip is not required. 

d. Service Streets.  The focus of Service Streets is to maximize on-
street parking and provide vehicular access to the backs of buildings 
and parking lots or to serve the automotive type uses. 

Customer entrances may be located off alleys, but the primary 
entrance should face a Main Street, Neighborhood Street, or Avenue if 
a lot has two frontages.   

e. Alley.  Alleys are narrow public drives serving commercial and 
residential development. In commercial developments, alleys provide 
the primary service access and loading areas for businesses.   

Customer entrances may also be located off of alleys. In addition, if it 
does not obstruct the flow of vehicular and pedestrian traffic, portions 
of the alley may be used for outdoor retail space, patios, art gardens, 
and related uses. In residential development, parking should be 
accessed via alleys.   

Alley street lighting and landscaping should be designed at a 
pedestrian scale with an emphasis on creating a safe and secure 
environment. Additionally, landscaping shall not impede automobile or 
pedestrian visibility within or immediately adjacent to an alley. 

f. Paseo.  Paseos are local and private pathways serving 
pedestrians and bicyclists only, and they may also provide limited 
service access during specified periods of the day. In addition, if it 
does not obstruct the flow of pedestrian traffic, portions of the paseo 
may also be used for outdoor dining, retail space, patios, art gardens, 
and related uses. 

These types of "streets" are not necessarily shown on the Regulating 
Plan but would be appropriate to include in the district as part of a 
unified development plan to connect uses and activities in a pedestrian 
orientation without additional public right-of-ways.   

Paseo street lighting and landscaping should be designed at a 
pedestrian scale. Larger canopy trees should be used where possible 
for shade. 

2. Street Typology Standards.  The following table (Table 17-1) 
displays associated standards for each street typology. 
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TABLE 17-1: STREET TYPOLOGY STANDARDS  

 Avenue Main Street Neighborhood 
Streets 

Service 
Streets Alley Paseo 

Thoroughfare 
Type Avenue Collector Local Local Alley Pathway 

Right-of-Way 
Width 60’-126’ 60’ 44’ – 60’ 44’ – 60’ 15 – 25’ 20’–100’ 

Through 
Traffic Lanes 

2-4 Lanes 2 Lanes 2 Lanes  2 Lanes  1 Lane Emergency 
Only 

Turning Lanes Optional Turn 
Pockets 

Optional Turn 
Pockets 

N/A N/A N/A N/A 

Parking Lanes 
9’ wide, 

Parallel (if 
provided) 

9’ wide min., 
Diagonal, Each 

Side 

9’ wide, 
Diagonal or 

Parallel, Both 
Sides 

9’ wide, 
Diagonal or 

Parallel 
(maximize 
parking)  

N/A N/A 

Planter Strip 
Width 8’ 4’ Bulb-outs 2 N/A N/A N/A 

Curb Radius 25' 1 25' 25' 25' 25' 25' 

Public 
Frontage Type 

Storefront, 
Gallery, 
Arcade 

Storefront, 
Gallery, Arcade 

Storefront, 
Stoop, Door 
Yard, Porch, 

Terrace 

Porch, Stoop Porch, Stoop 

Storefront, 
Gallery, 

Arcade, Stoop, 
Porch 

Bike Facilities On-street, 
striped 

On-street, not 
striped 

On-street, not 
striped 

N/A N/A 
Designated 

Bicycle 
Lane(s) 

Notes: 

1. Twenty-five feet is ideal but actual curb radius shall be determined in consultation with Caltrans and the City Engineer. 

2.  Street trees shall be provided along Neighborhood Streets. Bulb-outs at street intersections and landscape planters 
placed between parallel parking spaces shall be provided of sufficient size to accommodate street trees planted at regular 
intervals as required by the Planning Director. 
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17.050 ALLOWED USE REGULATIONS 

The purpose of this Section is to list allowed uses according to districts and 
downtown zones within the districts. This list is not meant to be exhaustive and 
does not regulate building character or design, but instead delineates the types 
of uses allowed within a building. These allowed use regulations are unique to 
Chapter 17 and are intended to implement the vision of the Anderson General 
Plan.   

Areas within the Downtown area that are zoned C-1 are subject to the 
applicable regulations in the Zoning Code related to that Zoning District.  
Buildings constructed within Downtown are encouraged to comply with building 
placement and design standards set forth for the Mixed Use District. 

A. Permitted Uses.  The following table (Table 17-2) identifies the permitted 
uses within the Downtown. These allowed use regulations are listed by street 
type, then by District, as applicable. The uses listed are defined in Section 
17.050.B (Definitions of Permitted Uses).  
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TABLE 17-2: PERMITTED USES 

Neighborhood 
Streets Avenues 

Uses Main 
Street 

Service 
Street 

MU-C MU-R MU-C MU-R 

Attached Single-Family Residential N N N P N N 

Commercial Recreation and 
Entertainment C 1 P N N P 1 C 1 

Detached Single-Family Residential P P P P P P 

Institutional/Governmental P P P C P P 

Home Occupation 2 P P P P P P 

Live/Work Space N P P C N C 

Mixed-Use P P P C P C 

Multi-Family Residential P 3 P 3 P 3 P P P 

Neighborhood Commercial N N N P N P 

Offices P 3 P P C P P 

Retail Commercial P 1 P 1 P 1 N P 1 P 1 

Sit-Down Restaurants P 1 P 1 p 1 N P 1 C 1 

Notes: 

1.  Alcohol sales permitted on premises. 

2.  Subject to Home Occupation standards 

3.  Ground floors shall be constructed to accommodate commercial use.  Ground floor residential uses may be permitted 
as interim uses only. 

The symbols are defined as: P - Permitted; C - Conditionally Permitted; N - Not Permitted. 

B. Definitions of Permitted Uses 

1. Attached Single-Family Residential.  A building designed exclusively 
for occupancy by one family on a single lot that has zero side yard 
setbacks and shares a party wall with the adjacent building(s) (e.g., 
townhouse).     

2. Commercial Recreation and Entertainment. Establishments 
providing indoor or outdoor recreation and entertainment services 
including bars, movie theaters, dance halls, electronic game arcades, 
bowling alleys, billiard parlors, ice/rolling skating rinks, health clubs.  

3. Detached Single-Family Residential. A building designed exclusively 
for occupancy by one family on a single lot. This classification includes 
manufactured homes (defined in California Health and Safety Code 
Section 18007). 
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4. Institutional/Governmental.  This use includes churches and related 
facilities, government agency and service facilities (e.g., post office, civic 
center, police department, fire department), as well as public educational 
facilities and publicly owned parkland.   

5. Home Occupation.  The conduct of a business within a dwelling unit 
or residential site, employing occupants of the dwelling, with the business 
activity being subordinate to the residential use of the property. Home 
occupations are typically home office use with a limited number of 
customers coming to the site. Examples include, but are not limited to, 
accountants and financial advisors, architects, artists, attorneys, and real 
estate sales. 

6. Live/Work Unit.  An integrated housing unit and working space, 
occupied and utilized by a single household in a structure, either single-
family or multi-family, that has been designed or structurally modified to 
accommodate joint residential occupancy and work activity, and which 
includes: 

a. Complete kitchen space and sanitary facilities in compliance with 
the City building code; and 

b. Working space reserved for and regularly used by one or more 
occupants of the unit. 

c. The difference between live/work and work/live units is that the 
“work” component of a live/work unit is secondary to its residential use 
and may include only commercial activities and pursuits that are 
compatible with the character of a quiet residential environment, while 
the work component of a work/live unit is the primary use to which the 
residential component is secondary. 

7. Mixed-Use.  Characterized by commercial retail use on the ground 
floor and office, hotel, or residential uses on the upper floors. 

8. Multi-Family Residential.  A building designed and intended for 
occupancy by two or more families living independent of each other, each 
in a separate dwelling unit, which may be owned individually or by a single 
landlord (e.g., duplex, triplex, quadplex, apartment, apartment house, 
condominium). 

9. Neighborhood Commercial.  A pedestrian-oriented market store 
oriented to the daily shopping needs of the surrounding residential areas.  
Neighborhood markets are less than 8,000 square feet in size and operate 
less than 18 hours a day. Neighborhood markets may include deli or 
beverage tasting facilities that are ancillary to the market/grocery portion of 
the use. Alcohol sales are allowed for off-site consumption or on-site 
consumption as part of the beverage tasting facility only. 
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10. Offices.  This use includes businesses providing direct services to 
consumers (e.g., insurance companies, utility companies), professional 
offices (e.g., accounting, attorneys, doctors, dentists, employment, public 
relations), personal services (e.g., barber and beauty shops, shoe repair, 
tailors), and offices engaged in the production of intellectual property (e.g., 
advertising, architectural, computer programming, photography studios).  

11. Retail Commercial.  Stores and shops selling multiple lines of 
merchandise. These stores and lines of merchandise include, but are not 
limited to, art galleries, bakeries (all production in support of on-site sales), 
clothing and accessories, collectibles, department stores, drug stores, dry 
goods, fabrics and sewing supplies, florists and houseplant stores, 
furniture, home furnishings and equipment, general stores, gift shops, 
hardware, hobby materials, musical instruments, parts and accessories, 
newsstands, pet supplies, specialty shops, day spas, sporting goods and 
equipment, and stationery stores.  

12. Sit-Down Restaurants.  A retail business selling food and beverages 
prepared and/or served on the site, for on-premise consumption where 
most customers are served food at tables, but may include providing food 
for take-out. Also includes coffee houses and accessory cafeterias as part 
of office and industrial uses. Alcohol sales are allowed for on-site 
consumption only. 

C.  Prohibited Uses.  Regardless of zoning designation, unless it is found that 
the use is compatible with a mixed-use development, the following uses shall 
be prohibited: 

1. Adult-oriented business 

2. Agriculture and commercial nursery 

3. Commercial cleaning plant 

4. Boat, trailer, and vehicle (including parts) sales, service, storage and 
garages except along West Center and Douglas streets. 

5. Camp and trailer park 

6. Car wash 

7. Drive-in/drive-through restaurants 

8. Equipment rental and sales yard 

9. Fuel dealers 

10. Laundry, commercial plant 

11. Recycling center and recyclable material collection facility 
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12. Service station 

13. Thrift store.  Defined as a shop where more than 50% of the sales 
inventory is used articles and not including consignment stores. 

14. Uses involving hazardous materials or generating high level of noise 
incompatible with residential uses  

15. The Planning Director may deem additional uses to be prohibited 
based on a finding that the use is similar in nature, function, and 
operation to the prohibited uses listed in this subsection. 

17.060 DEVELOPMENT STANDARDS 

Development standards for development activities are intended to encourage, 
protect, and preserve the historic urban image of Downtown Anderson. They 
are also intended to improve overall aesthetic appearance and to serve as an 
incentive for private investment. 

An important initiative of the Anderson Mixed Use District is to clearly spell out 
development standards that shape the desired urban form. Building intensities 
are regulated through conformance to the prescribed development standards 
and design guidelines (e.g., height, setbacks, parking, form, massing). 

A. General Development Standards  

1. Mandatory Conformance.  Standards listed in this Section – General 
Development Standards, as well as architectural and design standards 
listed in Section 17.070, are mandatory requirements that must be 
satisfied for all new projects and modifications to existing development, as 
follows: 

a. Projects shall be reviewed for conformance with these provisions 
as part of Design Review.  

b. Modifications to existing development, except for minor 
modifications listed (as listed in c, below) and and that only require 
issuance of a building permit, shall be reviewed for conformance 
to the standards within this chapter as part of plan check during 
building permit review.  

c. Standards within this Chapter are not applicable to minor 
modifications to a structure, such as repair, restoration, or 
reconstruction, where such work, as determined by the Planning 
Director, maintains the outer dimensions and surface relationships 
of the existing structure (e.g., repainting, replacement of windows 
or doors with matching size and style, repair of exterior materials 
such as stucco, brick, and wood)   
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2. Adaptive Reuse Provisions.  The following exemptions to the design 
standards are provided to allow the reuse of existing small scale buildings 
within the district: 

a. Within the MU-C portion of the district the following exemptions 
and provisions shall apply to nonconforming houses or stand-alone 
structures on lots 7,000 square feet or smaller: 

i. Structures are exempted from the “build to” requirements. 

ii. Maintenance, repair and modifications are permitted without 
compliance to provisions within this Chapter provided such 
work does not exceed 50% of the appraised value thereof, 
according to the assessor’s records or current appraisal of 
valuation of subject property.  Any appraisal shall be furnished 
and paid for by the applicant. 

iii. The Design Review Committee shall review remodels, and 
expansions, unless otherwise exempted..  A determination 
shall be made by the Committee that the improvements 
comply with the spirit of the design standards by incorporating 
one or more features. 

b.   Within the MU-R, conversions from residential to an allowed 
commercial use (e.g. offices, restaurants and small shops) is subject 
to review and approval by the Design Review Committee.  The DRC 
shall review the conversion plans to ensure the character of the 
building is preserved while allowing for necessary commercial 
modifications including but not limited to Americans wih Disabilities Act 
requirements. 

c.    Nonconforming properties located in either the MU-C or MU-R that 
qualify as Historic Building or Resources as defined by this code may 
also expand or remodel subject to review and approval by the Design 
Review Committee that the historic character of the building is 
maintained or reestablished. 

3.   Area-Wide Height Requirements and Exceptions.  Refer to Section 
17.060.B and Table 17-3 for district height requirements.   

The approval body may approve architectural features such as tower 
elements, elevator service shafts, and roof access stairwells that extend 
above the height limit. Telecommunications antennas and service 
structures located on rooftops may also exceed the maximum building 
height but shall be hidden to the maximum extent possible using 
appropriate screening and “stealth” technologies.  

B. Height Requirements.  The maximum height is specified in Table 17-3 
below and is intended to preserve the compact, walkable, historic downtown 
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core while simultaneously stimulating economic development in the 
commercial heart of the City.   

TABLE 17-3: HEIGHT REQUIREMENTS 

 Main Street Service Street Neighborhood Street Avenue  

Maximum Height1 45’ 45’ 35’ 45’ 

1. The maximum height may be increased by 20% with a use permit. 

C. Building Placement.  The setbacks and build-to lines for Downtown 
Anderson are intended to enhance social interactions in the historic downtown 
retail core while simultaneously providing appropriate levels of privacy in 
residential areas.   

Table 17-4 and Figure 17-10 display setback requirements for each Downtown 
Anderson district. 

TABLE 17-4: SETBACK AND “B UILD-TO”  REQUIREMENTS 

Neighborhood 
Street Avenue 

Building Placement Main Street Service Street 

MU-C MU-R MU-C MU-R 

Build-to Front Line* 0' N/A 0' 10’ 10' 15’ 

Minimum Side Yard 0' 0’ 0' 0’ 0' 0’ 

Minimum Rear Yard 0' 0’  10' 15’ 15' 15’ 

* Build-to lines are defined as the edge where the public right-of-way ends and the private property boundary begins. The 
line may vary from the standards specified in this table if a conflict exists with the allowed frontage type.  Additional 
setback may be permitted to allow for outdoor seating, an entry plaza and other similar areas.  Buildings may not be 
setback to accommodate parking in front of building facades. 

 

D. Frontage Types.  The architectural composition of the front façade of a 
building, particularly concerning how it relates and ties into the surrounding 
public realm. The Downtown Anderson frontage types are intended to enhance 
social interactions in the historic downtown retail core while simultaneously 
providing appropriate levels of privacy in residential areas. Allowed frontage 
types in the different districts and along the four street types are listed in Table 
17-5 and defined below. An “X” means that the frontage type is allowed; a 
blank cell means that the frontage type is not allowed. 
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TABLE 17-5: ALLOWED FRONTAGE TYPES 

Neighborhood Street Avenue 
Allowed Frontage Types Main Street  Service 

Street MU-C MU-R MU-C MU-R 

Arcade X  X X X X 

Gallery X  X X X X 

Storefront  X  X X X X 

Stoop  X X X  X 

Door Yard/Terrace   X    

Porch  X  X   

Neighborhood Yard    X   
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ARCADE 

� Depth = 10 ft. minimum from the build-to line to the inside column face 

� Height = 10 ft. minimum clear 

� 75% – 100% of the building front 

−−−− An Arcade frontage is nearly identical in character to the Gallery 
frontage except that the upper stories of the building may project over 
the public sidewalk and encroach into the public right-of-way.   

−−−− The sidewalk must be fully absorbed within the colonnade so that a 
pedestrian may not bypass it.   

−−−− This frontage is typically for retail use. 

−−−− An encroachment permit is needed to construct this frontage type, but 
can be approved as part of Design Review. 
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GALLERY  

� Depth = 10 ft. minimum from the build-to line to the inside column face 

� Height = 10 ft. minimum clear 

� 75% – 100% of the building front 

−−−− A Gallery frontage is characterized by a façade which is aligned close 
to or directly on the right-of-way line with the building entrance at 
sidewalk grade and with an attached colonnade that projects over the 
public sidewalk and encroaches into the public right-of-way.   

−−−− The sidewalk must be fully absorbed within the colonnade so that a 
pedestrian may not bypass it.   

−−−− This frontage is typically for retail use. 

−−−− An encroachment permit is needed to construct this frontage type, but 
can be approved as part of Design Review. 
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STOREFRONT 

� Depth = 5 ft. minimum over the sidewalk 

� Height = 8 ft. minimum clear, 12 ft. maximum 

� Minimum of 50% of the overall building frontage 

−−−− A Storefront frontage is characterized by a façade which is aligned 
close to or directly on the right-of-way line with the building entrance at 
sidewalk grade.   

−−−− Storefront frontage has substantial glazing on the ground floor.   

−−−− Storefront frontages provide awnings or canopies cantilevered over 
the sidewalk.  

−−−− Building entrances may either provide a canopy or awning, or 
alternatively, may be recessed behind the front building façade.  
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STOOP 

� Width = 3 ft. minimum 

� Stoops must rise to a minimum of 3 feet above grade. Exceptions may be 
permitted to comply with ADA requirements where no other alternative 
exists. 

−−−− A Stoop frontage is characterized by a façade which is aligned close to 
the frontage line with the ground story elevated from the sidewalk to 
provide privacy for the ground floor uses.   

−−−− The entrance is usually an exterior stair or landing which may be 
combined with a small porch or roof.   

−−−− The Stoop frontage type is suitable for ground floor residential uses 
with short setbacks.  
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DOOR YARD/TERRACE 

� Width = 3 ft. minimum 

� Minimum of 3 feet above grade. Exceptions may be permitted to comply 
with ADA requirements where no other alternative exists. 

−−−− A Door Yard/Terrace frontage is characterized by a façade that is set 
back from the street property line and multiple levels of the building 
directly accessible from the street. 

−−−− The Door Yard/Terrace is a variation on the Stoop frontage, but it 
provides opportunities for multiple levels of commercial/retail easily 
accessible from the street. 

−−−− Could also be used for a lower-level commercial use with office or 
residential on the second level. 
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PORCH 

� Depth = 6 ft. minimum (clear) 

� Width = 10 ft. minimum 

� Height = 10 ft. minimum (clear) 

� Porch height must be a minimum of 3 feet above grade. Exceptions may 
be permitted to comply with ADA requirements where no other alternative 
exists. 

−−−− This frontage type is characterized by a façade which is set back from 
the property line with a front yard and by a porch which is appended to 
the front façade. 

−−−− The porch may encroach into the front setback. 
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NEIGHBORHOOD YARD 

� Minimum 20 ft. setback 

� Maximum 30 ft. setback 

−−−− A Neighborhood Yard frontage is characterized by deep front yard 
setbacks. The building façade is set back substantially from the front 
property line. The resulting front yard is unfenced and is visually 
continuous with adjacent yards, supporting a common landscape.  
Porches and/or stoops are not required, though they are 
recommended.   
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E. Building Types. The following building types are intended to provide 
a variety of flexible building styles appropriate for the small town character 
of Anderson that can be used to guide future development. Allowed 
building types in the different districts and along the four street types are 
listed in Table 17-6 and defined below. An “X” means that the building type 
is allowed; a blank cell means that the building type is not allowed. 

TABLE 17-6: ALLOWED BUILDING TYPES 

Neighborhood Street Avenue  Allowed Building 
Types Main Street Service 

Street MU-C MU-R MU-C MU-R 

Half Block Liner X X X X X   X 

Infill X X X X X   X 

Terraced   X X X X X 

Front Yard Housing       X     

Rowhouse      X     

Courtyard Housing      X     

1. Half Block Liner.  An attached building with a frontage of 
approximately one-third to one-half the length of a Downtown block and 
zero side yard setbacks. It is used for mixed-use, residential, and 
commercial development. 

Half Block Liner 
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2. Infill.  An attached building with frontage that is less than one-third the 
length of a Downtown block and zero side yard setbacks. It is used for 
mixed-use, residential, and commercial development.  

3. Terraced.  A mixed-use, residential, or commercial building 
characterized by individual units that are accessed via multileveled 
outdoor terraces. The terraces are intended to be semi-public spaces that 
are extensions of the public realm.  

4. Front Yard Housing.  A detached building designed as a single-family 
residence, duplex, triplex, or quadplex. Front Yard Housing is accessed 
from the sidewalk adjacent to the street build-to line.   

Infill Lot 

Front Yard Housing Terraced Lot 



 

    

 CITY OF ANDERSON 
MIXED USE DISTRICT 

  

    

 FINAL PUBLIC HEARING DRAFT (revised January 15, 2009) 
31  

    

5. Rowhouse.  Two or more detached two- or three-story dwellings with 
zero side yard setbacks. A Rowhouse may be used for non-residential 
purposes. 

6. Courtyard Housing.  A group of dwelling units arranged to share one 
or more common courtyards on a qualifying lot in any zone. Dwellings take 
access from the street or the courtyard(s). Dwelling configuration occurs 
as town houses, apartments, or apartments located over or under town 
houses. The Courtyard is intended to be a semi-public space that is an 
extension of the public realm.   

Rowhouse 

Courtyard Housing 



 

    

 CITY OF ANDERSON 
MIXED USE DISTRICT 

  

    

 FINAL PUBLIC HEARING DRAFT (revised January 15, 2009) 
32  

    

F. Residential Standards When Part of Mixed-Use Dev elopment. The 
residential component of a mixed-use development may be located wholly 
within an existing commercial building or in an entirely new structure. The 
following requirements apply: 

1. To provide adequate privacy and security, residential entrances may 
be grade-separated or placed in the quieter areas away from the main 
commercial portions.  

2. Access to residential use shall be clearly delineated. 

3. Access to open space areas, either public or private, shall be provided 
when available. 

4. When in a mixed configuration, residential uses should be located on 
the upper stories or on ground floors when they do not use storefront 
space. Residential uses may occupy, on a temporary basis, the ground 
floor of a building located on commercial street frontage, but the ground 
floor shall be designed to accommodate future commercial use. 

5. Units of various sizes (e.g., studios, one- and two-bedroom units) are 
encouraged. 

6. Open space shall be required regardless if the residential use is 
located in an existing, expanded, or new structure: 

a.   The amount of open space shall be governed by the standards of 
the residential zoning most similar in nature and function to the 
proposed residential portion of the mixed-use development. However, 
the amount may be reduced based on the anticipated needs of the 
future tenants and the quality, usefulness, and/or amenities within the 
spaces provided. 

b. On-site open space may include, but is not limited to, pedestrian 
walkways, plaza areas, landscape areas, roof gardens, terraces, and 
other creative spaces which may be used either visually, actively, or 
passively by the residents within the development. 

c. Public open space such as parks, plazas, public recreational 
facilities, and other similar facilities located within one-quarter mile 
may be counted toward the open space requirement for the mixed-use 
development. 
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G. Storefront Regulations.  The following storefront standards are intended 
to provide continuity of building form at street level in Downtown Anderson.  
Additionally, standards are meant to enhance the relationship between 
buildings and the sidewalk, subsequently encouraging more pedestrian 
activity.   

Table 17-7 lists the storefront design standards. “Tags” refer to those elements 
labeled in Figure 17-11 and described below (Storefront Design Standard 
Definitions).  

TABLE 17-7: STOREFRONT DESIGN STANDARDS  

Neighborhood Street Avenue  
Storefront Standards Main 

Street  
Service 
Street MU-C MU-R MU-C MU-R 

Storefront Width 

Tag “a” 
10’ – 40’ 20’ – 50’ 15’ – 35’ 15’ – 35’ 20’ – 50’ 20’ – 60’ 

Ground Floor Height 

Tag “b” 
12’ – 18’ 12’ – 18’ 10’ – 15’ 10’ – 15’ 12’ – 20’ 12’ – 20’ 

Bulkhead Height 

Tag “c” 
1.5’ – 3’ 1.5’ – 3’ 1.5’ – 3’ 1.5’ – 3’ 0’ – 4’ 0’ – 4’ 

Inset of Front Door 
from Build-to Line 

Tag “d” 

3’ – 7’ 3’ – 7’ 2’ – 6’ 2’ – 6’ 2’ – 5’ 2’ – 5’ 

Maximum Awning 
Extension from Building 

Tag “e” 

6’ 6’ 4’ 4’ 6’ 6’ 

H. Storefront Design Standard Definitions  

1. Storefront Width.  The front façade width as measured from one 
corner of the front façade to the other. 

2. Ground Floor Height.  The height of the front façade’s first story as 
measured from the sidewalk level to the top of the expression line. An 
expression line is an architectural embellishment that delineates the end of 
the ground floor and the start of the second floor of a building. 

3. Bulkhead Height.  The height of the bulkhead which is the portion of a 
commercial façade located between the ground and the bottom of the 
street level display windows. It is typically constructed of stone, brick, or 
concrete. 

4. Inset of Front Door from Build-to Line.  The distance from the front 
door of the building to the build-to line. A build-to line is an urban setback 
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dimension that delineates the maximum distance from the property line a 
front building façade can be placed. Typically, build-to lines range from 0 
to 10 feet. See Table 17-7 for build-to line regulations in Downtown 
Anderson.  

5. Maximum Awning Extension from Building.  The maximum distance 
allowed between the building and the end of a fully extended awning. An 
awning is a temporary shelter that is supported from the exterior wall of a 
building. It is typically constructed of canvas or a similar fabric that is 
sturdy and flexible. 

FIGURE 17-11: STOREFRONT DESIGN STANDARDS  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

6.  Entry Plazas and Seating Areas.  Downtown stores are encourages to 
integrate outdoor seating and entry plazas into the design of buildings.  
The building facades may be setback from the build-to line to 
accommodate outdoor seating and/or plazas.  Storefront windows and 
doors shall be used to ensure that a visual connection is maintained 
between the outdoor and indoor areas of the use.  
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FIGURE 17-12: OUTDOOR SEATING AND /OR PLAZA AREA 

 

I. Parking. Parking requirements have been reduced to encourage 
pedestrian activity and economic growth in Downtown Anderson. In the 
design of parking facilities, consideration should be given to locating 
parking in the back or at the sides of buildings in order to maintain a 
continuous retail façade for pedestrians along downtown streets. 

1. Allowable Parking Types. Allowable parking types listed in Table 
17-8 and defined below. An “A” means that the parking type is 
allowed; a “P” means that the parking type is preferred and highly 
encouraged.  An “N” means that the parking type is not allowed. 
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TABLE 17-8: PARKING  

Neighborhood Street  Avenue Allowed 
Parking Types 

Main 
Street Service Street  

MU-C MU-R MU-C MU-R 

Surface Parking – Behind 
Building P A A A P A 

Surface Parking – Next to 
Building N A A N A A 

Alley Access A A P P A A 

Parking Structure A A N N N N 

Tucked Under Building N N N A A A 

Allowed Parking Ratios 

Commercial None required None required None required 1 sp/400 sf 

Office None required None required None required 1 sp/500 sf 

Residential N/A 1/du 1/du 1.5/du 

N – not permitted 

A –allowed 

P-  preferred and highly encouraged.   
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FIGURE 17-13: PARKING TYPES 
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2. Parking Standards  

a. Downtown Anderson encourages “one-stop” parking where 
shoppers park once and visit multiple stores on foot. On-street 
parking is encouraged and along certain streets may serve as the 
only parking for a use. Shared parking lots are encouraged. 

b. Locating parking lots between the front property line and the 
building store front is prohibited. Instead, off-street parking should 
be located to the rear of buildings. Street parking should be 
available whenever possible in front of retail stores. 

c. When off-street parking in the rear is not possible, the visual 
impact of headlight bleed and the asphalt parking surface shall be 
minimized by landscaped berms and/or walls with a maximum 
height of 3 feet.   

d. Rear parking lots should be designed and located 
contiguously, or adjacent to alleys, so that vehicles can travel from 
one private parking lot to the other either directly or via an alley 
without having to enter a street. This may be achieved with 
reciprocal shared access agreements. 

e. Locate rear parking lots or structure entries on side streets or 
alleys in order to minimize pedestrian/vehicular conflicts. 

f. Create wide, well-lit, landscaped pedestrian walkways 
connecting on-site pedestrian circulation systems in parking lots to 
off-site public sidewalks and building entries.   

g. In order to minimize conflicting vehicle turning movement 
along major roadways, the City encourages shared access drives 
within and between integrated non-residential development. This 
reduces the number of driveway curb cuts. The City also 
encourages reciprocal access between non-residential 
developments to provide for convenience, safety, and efficient 
circulation. If incorporated, a reciprocal access agreement shall be 
recorded with the land by the owners of abutting properties to 
ensure shared access will be preserved over time. 

h. The layout of parking areas should be designed so that 
pedestrians walk parallel to moving cars. 

i. Parking areas that accommodate a significant number of 
vehicles should be divided into a series of connected smaller lots. 
Landscaping and offsetting portions of the lot are effective in 
reducing the visual impact of larger parking areas. 

j. Demarcation of parking spaces should be legible, and the 
spaces should be adequate but not overly generous. 
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k. Parking structures (privately owned and operated) are 
encouraged to incorporate retail and/or office space on the street 
level of the structure. This prevents the structure from becoming a 
pedestrian “dead zone” in Downtown Anderson. 

J. Signs.  The following sign standards are intended to encourage creative 
sign design as an integral part of a building’s architecture, rather than treating 
signs as an add-on or afterthought. Additionally, stimulating retail and 
wayfinding signage in Downtown Anderson will increase economic activity and 
city legibility. While this Section addresses permanent signage within the 
Downtown, additional provisions for temporary signs, prohibited signs, and 
other general provisions may be found in Chapter 17.44 (Comprehensive Sign 
Ordinance). 

1. Relation to Other City Sign Regulations. Where conflicts exist 
between this Section and Chapter 17.44 (Comprehensive Sign 
Ordinance), provisions within this Section shall prevail. 

2.   Allowed Sign Types.  Allowed types of signs are listed in Table 17-9 
by street type and zone. An “A” means that the sign type is allowed; a “P” 
means that the sign type is preferred and highly encouraged. A “N” means 
that the sign type is not allowed. 

TABLE 17-9: ALLOWABLE SIGN TYPES 

Neighborhood Street Avenue Allowed 
Sign Types 

Main 
Street 

Service 
Street MU-C MU-R MU-C MU-R 

Wall Sign A A A A P P 

Awning Sign A A A A A A 

Window Sign  P 1 P P A A A 

Canopy Sign A A A A N N 

Projecting Sign P P P A N N 

Monument Sign N N N N P2 A2 

Figurative Sign P P N N A A 

A-Frame  
Sidewalk Sign 2 A A N N N N 

Temporary Signs A A A A A A 

Business Directional Sign A A A A A A 

Notes: 
1. Monument signs allowed only if landscaped and shared by 2 or more businesses.  
2. A-frame signs permitted only if they do not interfere with the pedestrian right-of-way. 
N – not permitted 
A –allowed 
P-  preferred and highly encouraged.   
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FIGURE 17-14: SIGN TYPES 

3. Sign Size and Number.  Consistent with the standards of Chapter 
17.44 (Comprehensive Sign Ordinance), the maximum allowed number 
and size for signs in Downtown shall be as follows:  

a. Freestanding Sign.  One freestanding identification sign per site 
allowing one-quarter foot of sign area per foot of lot frontage on which 
the sign is to be located, not to exceed 20 square feet in area nor 6 
feet in height on a site where all buildings are set back at least 10 feet 
from the street curb or street pavement edge on which the use fronts. 
Where the subject property exceeds 1 acre in size, the maximum sign 
area may be increased to 40 square feet and height to 10 feet. 

b. Wall Sign.  One wall sign per building frontage. Maximum wall sign 
area is determined as follows, not to exceed 100 square feet: 

i. For buildings with only one building frontage: One-half square 
foot of sign area for each ground-level linear foot of building 
frontage. 

ii. For buildings with multiple building frontages: One-half square 
foot of sign area for each ground-level linear foot of one building 
frontage and one-quarter square foot of sign area for each linear 
foot of additional frontage. The basic sign area in a multitenant 
center may be reallocated between businesses by the center 
manager based on an overall sign plan for the center. 
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c. Marquee Sign.  One marquee sign per building occupant which 
does not exceed 5 square feet in area or is located lower than 7.5 
above the grade level below it. No sign may be placed upon the roof of 
a marquee. 

d. Projecting Signs.  One projecting sign per building, not to exceed 
0.4 square feet for every linear foot of main entrance facade frontage, 
not to exceed a maximum of 20 square feet. A projecting sign shall be 
at least 8 feet above grade directly below the sign. 

e. Multistory Building Directory Sign.  One directory wall sign for 
each primary building entry to identify occupants in a multistory 
building. The sign may not exceed 5 square feet in area. 

f. A-Frame Signs.  One freestanding A-frame sign not exceeding an 
area of 4 square feet and 3 feet in height per establishment. 

3. Sign Design. Design, color, materials, size, and placement are all 
important in creating signs that are architecturally attractive and integrated 
into the overall site design. Signs that are compatible with the 
surroundings and effectively communicate a message will promote a 
quality visual environment. The standards that follow address these issues 
and others; the standards are intended to help business owners provide 
quality signs that add to and support the character of Downtown Anderson.     

a. General Design Standards 

i. Design signs in harmony with the style and character of the 
development and as an integral design component of the building 
architecture, building materials, landscaping, and overall site 
development. 

ii. Sign letters and materials should be professionally designed 
and fabricated. 

iii. Exposed conduit and tubing (raceway) is prohibited. All 
transformers and other equipment shall be concealed. 

iv. All signs shall be maintained in good repair, including the 
display surface, which shall be kept neatly painted or posted. 

v. The exposed back of all signs visible to the public shall be 
suitably finished and maintained. 

vi. The use of retractable awnings as a signage tool is 
acceptable. 
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b. Placement 

i. Signs should be generally free of obstructions when viewed 
from different angles. However, trees or other landscaping that 
grow to a point that it obstructs the view of a sign or makes it 
illegible shall not be grounds for removal or trimming of the 
plant(s). 

ii. Utilize a consistent proportion of signage to building scale, 
such as 1/3 text to 2/3 wall area or 1/4 text to 3/4 wall area. See 
Figure 17-15 (Text Scale). 

FIGURE 17-15: TEXT SCALE  

 

c. Materials 

i. Paper and cloth signs are appropriate for interior temporary 
use only and are not permitted on the exterior of a building. 
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ii. The use of neon is permitted if it fits with the style of the 
architecture (e.g., art deco) and is not a nuisance (e.g., produces 
glare) to the surrounding properties. 

d. Sign Legibility 

i. Avoid spacing letters and words too close together. Crowding 
of letters, words, or lines will make any sign more difficult to read.  
Conversely, over-spacing these elements causes the viewer to 
read each item individually, again obscuring the message. As a 
general rule, letters should not occupy more than 75 percent of the 
sign panel area.  

Sign Tips: Legibility 
 
-  Use a brief message whenever possible. Fewer words help 

produce a more effective sign. A sign with a brief, succinct 
message is easier to read and looks more attractive.  

 
- Limit the number of lettering styles in order to increase legibility. 

A general rule to follow is to limit the number of different letter 
types to no more than two for small signs and three for large 
signs. 

 
-  Use symbols and logos in the place of words whenever 

appropriate. Pictographic images will usually register more 
quickly in the viewer’s mind than a written message. 

 
-  Avoid hard-to-read, overly intricate typefaces and symbols. 

Typefaces and symbols that are hard to read reduce the sign’s 
ability to communicate. 

 

Sign Tips: Colors and Materials 
 
-  Use exterior materials, finishes, and colors in harmony with, or an 

upgrade to, those of the buildings or structures on site. 
 
-  The selected materials need to contribute to the legibility of the 

sign. For example, glossy finishes are often difficult to read 
because of glare and reflections. 

 
- Contrast is an important influence on the legibility of signs. Light 

letters on a dark background or dark letters on a light background 
are most legible. 

 
- Limit the total number of colors used in any one sign. Small 

accents of several colors may make a sign unique and attractive, 
but the competition between large areas of many different colors 
decreases readability. 

 

Exterior materials, finishes, and 
colors should be the same or 
similar to those of the building or 
structures on site. 

A brief message with simple lettering is 
easy to read and identify. 
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Sign Tips: Illumination 
 
- If the sign can be illuminated by an indirect source of light, 

this is usually the best arrangement because the sign will 
appear to be better integrated with the building’s architecture. 
Light fixtures attached to the front of the structure cast light on 
the sign and the face of the structure as well. 

 
- Individually illuminated letters should be backlit. Signs 

composed of individual letters mounted directly on a structure 
can often use a distinctive element of the structure’s façade 
as a backdrop, thereby providing a better integration of the 
sign with the structure. 

e. Sign Illumination 

i. The light from an illuminated sign shall not be of an intensity or 
brightness that will create glare or other negative impact on 
residential properties in direct line of sight to the sign. 

ii. Whenever indirect lighting fixtures are used (fluorescent or 
incandescent), care shall be taken to properly shield the light 
source to prevent glare from spilling over into residential areas and 
any public right-of-way. 

v. Internally illuminated plastic box “canned” signs are prohibited.  
Individually illuminated channel letters are acceptable. 

vi. Signs shall not have blinking, flashing, or fluttering lights, or 
other illumination devices that have a changing light intensity, 
brightness, or color. 

vii. Light sources shall utilize energy-efficient fixtures to the 
greatest extent possible and shall comply with Title 24 of the 
California Code of Regulations (California Building Standards 
Code). 

 

K. Landscaping.  Landscaping in Downtown Anderson should be pedestrian-
oriented and reflect and enhance the area’s small town charm. These 
provisions emphasize the use of potted plants, trees, and landscaping along 
urban streetscapes and within urban parking lots. Landscaping shall be 
provided on-site consistent with the standards set forth below.  

1. Landscaping Standards  

a. Street Trees.  Street trees shall be provided every 30 feet on 
center within the required landscape area. Tree selection shall be from 
the City's adopted street tree list and to the satisfaction of the Planning 
Director. 

Spotlights are preferred for wall 
and projecting signs. 

Light source must be directed 
against the sign such that it 
does not shine into adjacent 
property or cause glare for 
motorists and pedestrians. 
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b. Standard Design Concepts 

i. Use landscaping to complement the architecture, to minimize 
the impact of incompatible land uses, and to establish a transition 
between adjacent developments. Plant materials can absorb 
sound, filter air, curtail erosion, provide shade, and maintain 
privacy. 

ii. Provide landscaping to break up blank walls, shade 
pedestrians, accent entries, and soften the connection of paving 
for vehicles to buildings. 

iii. Landscaping strips (or bulb-outs) on public streets should be 
wide enough for canopy shade that is consistent with the street 
width. See standards for landscape area width in Section 17.040. 

iv. The use of alternative types of landscaping strip ground cover 
is strongly encouraged. Standard grass strip is discouraged. 

v. Parking facilities shall attain a minimum of 50 percent tree 
canopy coverage within ten years of completion of construction to 
provide shade and minimize visual and environmental impacts. 

vi. In surface parking lots, trees should be installed at a ratio of 
one tree per three parking stalls for the perimeter of the parking lot 
and one tree per six spaces for the interior of the parking lot. 

vii. Consider placement of trees and shrubs to avoid conflict with 
vehicular overhangs, traffic and visibility patterns, and on-site 
structures. 

viii. Owners of vacant lots without any structures shall seed the 
lot(s) on a regular basis and mow a minimum of once a season to 
eliminate fire danger or as necessary to present a clean and tidy 
appearance. 

ix. Owners of vacant lots that contain structures shall maintain 
the existing landscaping on a regular basis so that the lot(s) 
should not give an overgrown appearance. 

x. Landscape should be oriented in accord with the demands of 
the species for sunlight and its susceptibility to the prevailing wind. 

c. Irrigation.  Irrigation of landscaping shall only be directed onto the 
landscaping. Spillover onto hardscape shall be minimized to the 
maximum extent feasible. 

Tree canopies in parking lots provide 
shade. 
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d. Tree Grates/Guards 

i. Tree grates should be utilized at passages to provide a 
continuous walking surface while providing adequate space for the 
tree to grow.  

ii. Install structural soil systems to direct new root growth 
downward below hardscape areas, which helps to postpone root 
damage caused to the surrounding hardscape and structures. By 
providing deep watering and air to root systems as appropriate 
when trees are planted within 5 feet of any permanent 
structure/paving/curb, additional service life may be achieved. 
Structural soil systems are preferred over root barriers as they are 
often more effective. 

iii. A minimum of 6 feet of structural soil shall be provided for 
trees. The area of enhanced root zone environment shall be 
enlarged beyond this minimum according to the species size 
planted. The structural soil can be provided under tree grates and 
pavement. 

iv. Trees and landscaping installed in parking lots should be 
protected from vehicle damage by a minimum 6-inch-tall concrete 
curb surrounding the planter area. Planter barriers to protect 
landscaping should also be designed with intermittent curb cuts to 
allow parking lot runoff to drain into landscape areas. 

e. Pots and Planters 

i. Boxed and container plants in decorative planters of ceramic, 
terra cotta, wood, metal, or stucco should be used to enhance 
public areas. 

ii. Large planters may also be incorporated into seating areas. 
Such planters should be open to the earth below and be provided 
with a permanent irrigation system. 

iii. Hanging flower baskets enhance the beauty of the Downtown. 
Lamp posts should include supports and irrigation systems for 
hanging flower baskets. Flower baskets may also hang from 
buildings, such as on Arcades, Galleries, Porches, and other 
frontage types, provided that supports are architecturally 
consistent with the building and irrigation systems are included.  

Hanging baskets beautify the 
Downtown. 
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f. Water Quality and Urban Runoff.  Because of the proximity of the 
Downtown to natural riparian areas and the potential impact of urban 
activities on the natural environment, water quality and urban runoff in 
the Downtown is of particular concern. The use of bioswales and 
landscaped water quality basins represents the preferred approach to 
urban runoff and stormwater quality control throughout Downtown, 
particularly in the MU-R zone. Such features add aesthetic character, 
utilize natural materials, and serve as a functional element that allows 
for stormwater management. 

i. Bioswales and similar natural landscaped runoff control 
facilities shall be used to enhance appearance of stormwater 
management methods and allow for groundwater recharge. 

ii. Bioswales shall be used to collect surface runoff before it 
crosses pavement areas and to reduce ponding and damage to 
walkways. Bioswales shall be graded to direct water away from 
paved areas into detention basins. 

iii. Bioswales shall utilize a slope that is steep enough to prevent 
ponding and shallow enough to slow water velocity. Soils must not 
readily drain water; the goal is to get cleaner water to flow 
downstream. Recommended slopes of 1 to 4 percent should be 
used. Flow should be sufficiently low enough to provide adequate 
residence time within the channel. Flow depth should not be taller 
than the vegetation (a maximum depth of 4 inches is 
recommended). Final design of bioswales shall be subject to 
approval of the City Engineer. 

A small bioswale along the 
edge of a parking area. 
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17.070 SPECIAL USE REGULATIONS AND OTHER 
STANDARDS 

The purpose of the following Special Use Regulations is to address concerns 
and provide standards for the following types of development and issues 
specific to Downtown Anderson. These standards should ensure consistency 
with the vision and goals defined in this Zoning Code and the General Plan by 
providing guidance to planners, developers, and residents on these unique 
topics.   

A. Live/Work. Live/work units are built spaces that function predominantly as 
work spaces and secondarily as residences.   

Live/work units are permitted in buildings through a conditional use permit 
which demonstrates compliance with the following standards: 

1. The unit must contain a cooking space and bathroom in conformance 
with applicable building standards. 

2. Adequate and clearly defined working space must constitute no less 
than 50 percent of the gross floor area of the live/work unit. Said working 
space shall be reserved for and regularly used by one or more persons 
residing there. 

3. At least one residence in each live/work unit shall maintain at all times 
a valid city business license for a business on the premises. 

4. Persons who do not reside in the live/work unit may be employed in a 
live/work unit when the required parking is provided. 

5. Customer and client visits are allowed when the required parking is 
provided. 

6. No portion of a live/work unit may be separately rented or sold as a 
commercial space for a person or persons not living on the premises, or as 
a residential space for a person or persons not working on the premises. 

B. Newspaper Racks.  For the purpose of this Section, “newspaper rack” is 
defined as any type of unattended device placed upon or abutting any public 
right-of-way for the vending, display, or free distribution of newspapers, news 
periodicals, or other written materials. 

1. Permission to install a newspaper rack requires an encroachment 
permit from the City of Anderson. 

2. No person shall place, erect, install, service, stock, or maintain any 
newspaper rack or courtesy bench which obstructs or intrudes upon, in 
whole or in part, any public right-of-way. A minimum of 4 feet of clear 
walkway must be maintained. 
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3.  Newspaper racks shall not be located directly in front of a building 
entrance. 

4. Newspaper racks may not be anchored to a light pole, street sign, or 
other similar street element. 

5. Any vendor choosing to distribute free publications in Downtown 
Anderson shall obtain prior approval from the City prior to installation. 

C. Public Art. For the purpose of this Section, “public art” in Downtown 
Anderson is defined as permanent or temporary works of art in the public 
realm, whether part of a building or freestanding. Public art shall not include 
any form of commercial advertising. 

1. Public art shall be incorporated into public plazas, parks, and 
municipal buildings. Additionally, the incorporation of public art into private 
development projects is strongly encouraged. 

2. Possible types of public art include but are not limited to the following 
options: 

a. Building features and enhancements such as bike racks, gates, 
benches, water features, or shade screens, which are unique and/or 
produced in limited editions by a professional artist. 

b. Landscape art enhancements such as walkways, bridges, or art 
features within a garden. 

c. Murals or mosaics covering walls, floors, and walkways. Murals 
may be painted or constructed with a variety of materials, including the 
use of imbedded and nontraditional materials. 

d. Sculptures, which can be freestanding, wall-supported or 
suspended, kinetic, electronic, and made of endurable materials 
suitable for the site. 

e. Fiberwork, neon, or glass artworks, photographs, prints, and any 
combination of media including sound, film, and video systems, or 
other interdisciplinary artwork applicable to the site. 

f. Community arts projects resulting in tangible artwork, such as 
community murals, sculptures, or kiosks. 

D. Storefront Vacancy.  For the purpose of this Section, a “storefront 
vacancy” in Downtown Anderson is defined as a vacant commercial ground 
floor (street-level) space in any otherwise occupied or unoccupied building. 
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1. Vacant storefronts shall be properly locked and secured 
to prevent unauthorized trespassing during the period of 
vacancy. 

2. The exterior façade of vacant storefronts shall be 
maintained by the property owner at the same level of quality 
as surrounding occupied storefronts and buildings. 

3. Property owners of vacant storefronts shall use creative 
temporary alternative uses of storefront window areas such as 
using them as a display area for community information, 
public art by local artists, and merchandise from other stores.   

4. Property owners of vacant storefronts shall consult with 
the City’s Economic Development staff regarding possible 
available tenants.   

5. Vacant storefronts shall not be boarded up or otherwise 
appear derelict or abandoned.   

6. An adequate level of exterior security lighting shall be 
regularly maintained regardless of storefront occupancy 
status. 

 

Appropriately maintained storefronts 



The stated purpose of the Mixed Use District as 
found in the Anderson Municipal Code CAMC) 
Chapter 17.15 is to establish unique allowed use 
and development standards for subject property 
within the Mixed Use area. These standards will 
help preserve and protect the historic and unique 
character of the area. The standards will also 
enable the area to become a pedestrian-oriented 
shopping, dining, entertainment and living center 
for the City and its residents. 

The District consists of the following: the lighter 
area is Mixed Use Residential that is surrounded 
by General Commercial zone along Ventura Street 
adjacent to Interstate 5 and the Mixed Use 
Commercial in the darker area that is bordered by 
North Street, Balls Ferry and West Center Street. 

In late 2008 the Mixed Use zone amendments 
began and took many months to process with final 
adoption in March of 2009. The public process to 
create this Zone District included a number of public workshops which encouraged a great 
deal of citizen involvement and many hours of discussions on the vision of the City of 
Anderson. 

In August of 2010, the Planning Commission recommended approval of an amendment to 
the Mixed Use District to allow thrift stores to be located in the area with restrictions. The 
City Council then approved thrift stores to be located in the Mixed Use District with the 
issuance of a Conditional Use Permit. This zone amendment came about because the Mixed 
Use Zone District prohibited the establishment of thrift stores, however it allowed 
consignment stores. The distinction at the time was unclear. Staff had received inquiries 
from landowners regarding the strict prohibition of thrift stores within the District and 
there were several store front vacancies existing in the District. 

At the time the Mixed Use District was initiated, the intent was to keep thrift stores from 
grouping together and becoming the only businesses in our downtown area. This was also 
the case and the intent for prohibiting the sales and service/repair of automobiles, boats 
and their parts. In the case of auto repair and service, the District was designed to allow 
these types of highway commercial uses along Highway 273 on West Center Street, where 
most of the auto repair shops already existed. By making this distinction the District 
promoted the true intent of the Mixed Use District to be concentrated in the more densely 
populated downtown area where people are encouraged to walk, work and shop. 
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Primary Challenges 

• Economy 
The recent economic downturn has had a significant impact on the City of Anderson 
and its citizens. We have an abundance of commercial property owners who 
struggle to maintain retailers or businesses and many of our downtown buildings 
are dilapidated and in need of significant repair, remodel or reconstruction. This 
issue is a dilemma for property owners due to the high cost of construction and the 
low return on their investment for long term leases or monthly rentals. 

• Oversupply of Commercial Space 
The City of Anderson has a great deal of commercial space which exceeds the needs 
of retailers at this time. This oversupply of retail has been exacerbated by the 
encouragement of commercial development outside of the downtown area. As a 
result the City has seen little changes to our downtown. 

• Lack of High-Quality Public Space 
Despite Anderson's unique natural environment with the Sacramento River and our 
400 acre Anderson River Park to the east and the rolling hills to the west, our 
downtown suffers from a lack of publicly-accessible open space. The streets 
currently do not provide generous and in some cases accessible sidewalks. Some of 
our downtown does not even provide continuous sidewalk areas that might 
encourage walking and outdoor seating. The East Center Street effort to provide 
landscaping and sidewalk design is an excellent example of what can be done in our 
Mixed Use District. 

• Restrictive Nature of the area 
Currently the Mixed Use District is considered very restrictive. Historically Mixed 
Use was very common for downtown areas where the citizens lived, worked and 
shopped. This is the case for the City of Anderson as well, as is evident by the homes 
that now exist in the downtown that are adjacent to what was at the time the only 
shopping and office uses in the community. The restrictions imposed by the Mixed 
Use District are intended to restrict heavy car use that is designed for the General 
Commercial and Highway Commercial Districts throughout the City. The District 
once again is intended to get visitors and citizens to park their cars and walk around 
the area to eat, shop and possibly visit the mixed use dwellers. The downtown 
Mixed Use District is a destination location designed to encourage people to want to 
visit and stay a while. This, unfortunately, requires restrictions to businesses that 
promote heavy use of cars. 

Key Opportunities 

• Recent Investment Interest 
The Mixed Use construction on East Center Street is a great addition to our City and 
the downtown. It has set a standard for high quality buildings of character and 
significance. The Mixed Use District is one of the City's gateways into Anderson and 
allows travelers as well as locals a first impression of our town from 1-5 and 
Highway 273. 
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•	 Connectivity to both Commercial and Residential areas in the City 
The Mixed Use District provides a connection between the highway commercial 
development along Interstate 5 and the more historical portion of our downtown 
and provides residences the benefit of being able to walk a short distance to buy 
groceries and household items or go out for the evening. 

•	 Parking 
Extra street widths throughout the District offer the potential to add on-street 
parking, generally by converting existing parallel spaces to perpendicular or 
diagonal spaces. 

More importantly, parking management techniques that are found in the District 
regulations can better balance parking demand and ensure customers can always 
find a space near their downtown destination. 

•	 Traffic Circulation and Visibility 
The City of Anderson's Mixed Use District is fortunate in that it has great visibility 
from Interstate 5 and Highway 273. Circulation through the Mixed Use District is 
ideal with both the freeway and highway having direct access to the District. 

Alternatives 

•	 Remove the Mixed Use Zone and re-establish the General Commercial and 
Residential Zone District. This process would require the City to amend the City of 
Anderson General Plan and Municipal Code. The next opportunity to present a 
General Plan Amendment would be at the August 13, 2012, Planning Commission 
Meeting. This amendment would go before the Planning Commission for 
recommendation to the City Council and then would go before the City Council for 
adoption. These meetings would both be public hearings. The next steps depending 
on the outcome of the General Plan Amendment would be a similar process for the 
zone amendment to eliminate the Mixed Use Zone District and apply a Commercial 
and Residential zone district to the downtown area. By removing the Mixed Use 
District it would also eliminate the downtown design criteria that the Mixed Use 
District has established. 

•	 Amend the Mixed Use Zone to allow repair and service of automobiles, boats and 
trailers and their related parts. This process would also begin with public hearings 
before the Planning Commission and then go before the City Council for adoption. 
This amendment would allow any service or repair in the downtown area. It could 
address the concerns of some of our City Council and Planning Commissioners about 
the long-term prospects for economic success in our downtown. 

•	 Keep the Mixed Use Zone as it is today by not allowing highway type or heavy use 
commercial geared towards cars in the Mixed Use District. This would retain the 
objective of keeping the auto repair and service uses along West Center Street and 
maintain the full intent of the Mixed Use District which is to create a destination 
downtown that supports living, working, shopping and walkability for it visitors, 
workers and citizens of the community. 
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Next Steps 

Since there is no formal action scheduled to be taken at the conclusion of tonight's 
workshop, the Council may wish to give staff direction as to which alternative is desirable 
or suggest another alternative to pursue. 

IATTACHMENT
 

1. Downtown Mixed Use Zone Map 
2. City of Anderson Mixed Use District 
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FIGURE 17-1: THE REGULATING PLAN 
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