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Existing and Proposed General Plan Amendment
Merrill Avenue Brownstones Project
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C - Commercial
CRC - Commercial Regional Center
MDR - Medium Density Residential
MU-N - Mixed Use - Neighborhood
MU-V - Mixed Use - Village
MU-U - Mixed Use - Urban
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Proposed Specific Plan Amendment
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Exhibit 5 - Existing/Proposed Magnolia Avenue Specific Plan - 
Magnolia Center District (Figure 3.9, Page 3-38)



Table 3.5:  General Plan Land Use Designations in the Magnolia Center District 
General Plan Land Use Designation Location 

Mixed Use –Neighborhood (MU-N) • Northwestern and northeastern portions of the District
Mixed Use-Village (MU-V) • Central portion of the District between Brockton and

De Anza Avenues, north of San Simeon Way and
Merrill Avenue.

• Southwestern portion of the District, fronting
Magnolia Avenue between San Rafael Way and
Arlington Avenue.

Mixed Use – Urban (MU-U) • Parcels to the immediate north of Riverside Plaza
Medium Density Residential (MDR) • Four properties south of Maplewood Place.
Office (O) • Southern portion of the District.
Commercial (C) • North central portion of the district, at the Brockton

Arcade.
• Parcels to the immediate north and south of

Riverside Plaza
Commercial Regional Center (CRC) • Riverside Plaza site between Central and Merrill

Avenues and between De Anza and Riverside
Avenues.

Public Facilities/Institutional (PF) • Riverside Adult School across the Brockton Arcade
Public Park (P) • Low Park at the corner Magnolia and Arlington

Avenues

The Mixed Use Land Use Designations occur at key nodes along 
Magnolia Avenue, where pedestrian-oriented activity centers are 
focused. The properties designated MU-N, MU-V and MU-U in the 
Magnolia Center District are illustrated in Figure 3.9 of this 
Chapter.  Mixed use development will have the greatest impact in 
the Magnolia Center District, as it can include office, housing and 
live/work spaces in mixed use buildings with retail uses primarily at 
the street level.  This will bring additional residences and 
employees to the area to support the retail expansion and re-
energize the District. 
Framing the Vision 
Area generally between Merrill Avenue and the Brockton Arcade: 
• It offers a prime opportunity for retail, office and residential

uses in a mixed use development format per the City’s Mixed
Use-Village (MU-V) Zoning.

Riverside Plaza and Brockton Arcade: 
• Nodes of shopping activity should be focused at Riverside

Plaza and the Brockton Arcade to avoid the dispersal of retail
uses throughout the District. This will help create a focus for
the District and energize the retail area.

• With a new RapidLink Station near Riverside Plaza, transit-
oriented development that promotes pedestrian activity is
strongly encouraged.

Exhibit 5 - Existing/Proposed Magnolia Avenue Specific Plan - 
Magnolia Center District (Figure 3.9, Page 3-38)



Existing and Proposed Rezone
Merrill Avenue Brownstones Project
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Project Site
Zoning Designation

CG-SP - Commercial General Zone-Specific Plan
(Magnolia Avenue) Overlay Zones
CR-SP - Commercial Retail Zone-Specific Plan
(Magnolia Avenue) Overlay Zones
O-SP - Office Zone-Specific Plan (Magnolia Avenue)
Overlay Zones
PF-SP - Public Facilities Zone-Specific Plan (Magnolia
Avenue) Overlay Zones
R-1-7000 - Single Family Residential Zones
R-1-7000-SP - Single Family Residential Zone-Specific
Plan (Magnolia Avenue) Overlay Zones
RWY-SP - Railway Zones-Specific Plan (Magnolia
Avenue) Overlay Zones
MU-U-SP - MU-U-SP - Mixed Use-Urban-Specific Plan
(Magnolia Avenue) Overlay Zones
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Exhibit 7 - Project Plans (Architectural Site Plan)



Merrill Street
4 Building Configuration March 1, 2018

Site Area 3.169
Units 108 869 sqft/unit
Density 34.08
Retail 1200 sqft

Mixed-Use Building Configuation Mix and Parking
First Floor Code Required Total Mkt Mkt Mkt

Mix Desc SQFT Patio Sum SQFT F/T Bdrms Notes Ave sqft Mix / bldg Total % Parking Total Provided Ratio Parking Total
2 A1 780 0 1,560 F 1 510 S 4 16 15% 1.5 24 16 1 1 16
1 A6 900 120 900 F 1 810 1 15 60 56% 1.5 90 103 1.72 1.5 90
4 S1 510 110 2,040 F S 1157 2 8 32 30% 2 64 64 2 2 64
7 560 4,500 913 27 108 178 183 1.69 1.57 170

Second Floor Parking Analysis
2 A2 760 50 1,520 F 1 Parking Provided per bldg Total
2 A3 780 80 1,560 F 1 Garages in Res Building Standard 22 88
2 A4 856 84 1,712 F 1 Tandom 8 32 4 garages with 2
2 B1 1050 40 2,100 F 2
2 B2T 1188 100 2,376 T 2 30 120
2 B3T 1290 50 2,580 T 2 Stand alone garages Standard 8 56 7 buildings
4 A5T 836 0 3,344 T 1     Total Garage Parking 176 Total Covered Parking

16 808 15,192 Non Garage Parking
Third Floor Private Onsite Handicap 3

Visitor 4
2 A3 780 80 1,560 F 1 183 Total Private Parking
2 B4 1100 50 2,200 F 2 Onsite Retail Handicap 1 Required Retail Parking
4 260 3,760 Regular 6 1200 sqft @ 4 per 1000 = 5 spaces

Total Onsite Parking Provided 190

Total 4 Buildings On Street Parking North Merrill 18
27 869 1,628 23,452 per building South Merrill 0

4 108 869 6,512 93,808 residential leasable footage Total On Street Parking 18
60.3 Total Parking Project 208

Non Residential Uses
3 Amen 1200 3,600 Towns Versus Flats
1 Retail 1200 1,200 retail leasable footage Mix per Bldg 4 bldgs Total

Total Project Footage 98,608 Flats 19 76 76 70%
Towns 8 32 32 30%

Private Open Space (patios and balconies over 50 sqft) 6,192 total sqft 108
Per Building = 19 Per Project = 76 70% 81.5 sqft per unit

Exhibit 7 - Project Plans (Architectural Site Plan)



Exhibit 7 - Project Plans (Grading Plans)



Exhibit 7 - Project Plans (Grading Plans)



Exhibit 7 - Project Plans (Conceptual Utility Plan)



Exhibit 7 - Project Plans (Building Elevations)



Exhibit 7 - Project Plans (Material Sample Board)



Exhibit 7 - Project Plans (Project Renderings)
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Exhibit 7 - Project Plans (Floor Plans)



Exhibit 7 - Project Plans (Floor Plans)
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Exhibit 7 - Project Plans (Roof Plan)



COMMON OPEN SPACE PLAN

MERRILL AVENUE BROWNSTONES Landscape Architecture
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CONCEPTUAL LANDSCAPE PLAN

MERRILL AVENUE BROWNSTONES - ENLARGEMENTS Landscape Architecture
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CONCEPTUAL LANDSCAPE PLAN

MERRILL AVENUE BROWNSTONES Landscape Architecture

3 1 8 5  C 1  A i r w a y  A v e n u e   C o s t a  M e s a ,  C A  9 2 6 2 6
b g b - i n c . c o mO :  7 1 4  5 4 5  2 8 7 8 F :  7 1 4  5 4 5  2 8 9 8

Planning Urban Design

0  feet60

SCALE:  1" = 30'

30 90 120

PRECEDENT IMAGES

FLOWERING CANOPY TREE

FLOWERING ACCENT TREE

EVERGREEN CANOPY TREE

VERTICAL EVERGREEN TREE

SMALL EVERGREEN TREE

VERTICAL ACCENT TREE

VERTICAL EVERGREEN SCREEN TREE

Exhbit 7 - Project Plans (Conceptual Landscape Plan)
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Exhibit 7 - Project Plans (Merrill Avenue Street Section)
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