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Harbor Boulevard, and other major arterial roadways in the City. The 
intensity standard applicable to this designation is a floor area ratio of 0.5 - 
1.0, though most General Commercial districts have a FAR of 0.5. A total of 
859.6 857.6 acres of land is included in this designation. 

General Commercial districts are key components in the economic 
development of the City. They provide highly visible and accessible 
commercial development along the City’s arterial transportation corridors. In 
addition, General Commercial land uses provide important neighborhood 
facilities and services, including shopping, recreation, cultural and 
entertainment activities, employment, and education. The districts also 
provide support facilities and services for industrial areas including office and 
retail, restaurants and various other services. 

The General Commercial development standards are based upon the 
character and intensity of development, as well as the degree of access and 
market demand for these properties. The relationships to adjacent land uses, 
are also considered. Uses typically located in this district are: 

 Business and professional offices; 

 Retail and service establishments; 

 Recreational, cultural, and entertainment uses; and 

 Vocational schools. 

General Commercial Districts have a floor area ratio of 0.5 with the exception 
of the Mid-town area which has an floor area ratio of up to 1.0. 

Mixed Use 

The Land Use Plan provides for two distinct mixed use land use designations.  
These designations allow for both vertical and horizontal mixed use 
developments, with an emphasis on linkages to a range of transportation 
options:  

 The District Center (DC) land use designation includes the major activity 
areas in the City. Seven areas of the City, totaling  685.4 acres, are designated 
as District Center. The intensity standard for the District Center designation 
ranges from a floor ratio of 1.0 to 5.0. 

District Centers are designed to serve as anchors to the City ’s commercial 
corridors, and to accommodate major development activity. District Centers 
are to be developed with an urban character that includes a mixture of high-
rise office, commercial, and residential uses which provide shopping, 
business, cultural, education, recreation, entertainment, and housing 
opportunities. Residential developments within some District Centers are 
allowed at a density of up to 90 units per acre when developed as an integral 
component of a master planned mixed use project. In Harbor Corridor, Metro 
East, Downtown, and Transit Village District Centers residential 
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District Centers are considered to be the City’s “major development areas.” The 
most intense development in the City is targeted to these areas. The Tustin 
Avenue corridor is a major development area even though it is not a designated 
District Center. This area has developed over the years as a prime office corridor 
and employment area. The PAO designation facilitates the continued 
development of this area with high intensity, high quality regional office projects. 

 The One Broadway Plaza District Center (OBPDC) is a distinct land use 
that is envisioned as a major activity center with a landmark mixed-use  
tower, which will include residential, professional office, and commercial 
uses. The district will be a focal point in the downtown area serving the Civic 
Center complex, Downtown, and Midtown urban areas.  

 The Urban Neighborhood (UN) land use designation applies to primarily 
residential areas with pedestrian oriented commercial uses, schools and small 
parks.  The Urban Neighborhood allows for a mix of residential uses and 
housing types, such as mid to low rise multiple family, townhouses and single 
family dwellings; with some opportunities for live-work, neighborhood 
serving retail and service, public spaces and use, and other amenities.  Either 
vertical or horizontal integration of uses is permitted based on zoning 
standards, with an emphasis on tying together the uses with pedestrian 
linkages and street frontages.  Street connectivity is desirable, allowing for a 
high degree of walkability, transit options, and other forms of transportation 
including pedestrian and bicycle travel.  

The intensity standard for the Urban Neighborhood ranges from a floor area 
ration of 0.5 to 3.0; with residential density based on a combination of floor 
area ratio and zoning development standards.  A total of 317.0319.1 acres of 
land in the City are designated Urban Neighborhood. 

Industrial 

The Industrial designation applies to those areas developed with manufacturing 
and industrial uses. The designation applies to areas which are predominantly 
industrial in character, and includes those industrial districts in the southwestern, 
south central and southeastern sections of the City. A total of 2,152.8 acres of land 
in the City is designated as Industrial. The maximum floor area ratio for this 
designation is 0.45. 

The Industrial districts of the City are vital to its economic health. These areas 
provide employment opportunities for local residents, and generate municipal 
revenues for continued economic development. As one of the County’s oldest 
cities, Santa Ana has long been an industrial center for the region. The City’s goal 
is to maintain this strong industrial base by setting land use policies which 
preclude the intrusion of less intensive commercial or residential uses. Typical 
uses found in this district include the following: 

 Light and heavy product manufacturing and assembly. 
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 Redevelopment Plans. The City will apply redevelopment tools associated 
with the implementation of the adopted redevelopment plans, as appropriate. 
The City will encourage the further development of industrial, commercial, 
and residential projects in suitable locations to strengthen the City’s tax and 
employment base. 

 Special Studies. In certain instances, a special study may be required to 
address a particular issue. In these cases, a specific effort to identify staff 
resources needed to conduct the appropriate investigation and analysis will be 
identified. 

 Zoning Code Review. The zoning code serves as a primary tool used by the 
City to regulate development. The City will develop a program to revise the 
Zoning Ordinance to ensure that development regulations and standards are 
consistent with community needs and high quality development. The City 
will initiate appropriate changes to the ordinance to ensure, where 
appropriate, conformity between the Land Use Element and Zoning Map. 

LAND USE PLAN BUILDOUT 

As indicated previously, the City of Santa Ana has been almost completely 
developed for many years. As a result, any new development will necessarily 
consist of redevelopment and infill development on the remaining vacant and 
underutilized parcels. Many parcels with nonresidential land use designations 
will never be developed to the maximum intensity permitted under the General 
Plan. 

Table A-4 indicates the development possible under the build-out of the Land 
Use Plan. The build-out for residential land uses considered two scenarios. 
Effective build-out for residential development is calculated by adding the 
21,89621,981 units possible in the areas designated as District Center and Urban 
Neighborhood to the existing 74,669 units presently found in the City per Census 
2000. Theoretical build-out for residential development considered the 
development possible if all of the areas designated as residential were developed 
according to the permitted Land Use Plan intensities. Since the Land Use 
Element does not contemplate the elimination of existing housing in the City, the 
effective build-out figure represents a more realistic estimate of future residential 
development. 

As indicated in Table A-4, three of the non-residential land use designations have 
a range in FAR intensities. For the non-residential land use designations, effective 
build-out considered the development possible under the lower range of FAR 
intensities while theoretical build-out considered the upper FAR range. Typically, 
parking and landscaping requirements will result in significantly less floor area 
for commercial and industrial developments than that which is permitted under 
the General Plan. 

As indicated in Table A-4, between 77,31577,400 to 96,56596,650 housing units 
are allowed by the Land Use Plan. The additional units which presently exist in 
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the City beyond the maximum number permitted under the theoretical buildout 
scenario are a reflection of the higher density multiple-family developments 
constructed in the 1970’s and 1980’s. However, the purpose of the Land Use Plan 
as it applies to the residential areas is to preserve and maintain the stability of 
existing neighborhoods, regardless of the character of development. The intent of 
the Plan is not to create any displacement, nor decrease existing development 
densities. Rather, it is to ensure a safe, healthy, and livable environment for City 
residents. Existing residential development entitlements are protected through 
this Land Use Element, applicable Zoning regulations, and sections of the City 
code pertaining to legal nonconforming uses. 

The Land Use Element’s implementation may result in an increase in the 
amount of commercial, office, and industrial development in the City. As 
indicated in Table A-4, up to 31,808,40731,763,628 square feet of commercial and 
office, and 42,199,991 square feet of industrial development are possible under the 
effective capacity parameters of Land Use Plan. 
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Table A-4   
Land Use Plan Build-out Capacities 

 

Land Use  Acres 
Intensity/ 
Density 

Standards 

Effective Buildout1 Theoretical 
Buildout 

 Residential   

Low Density Residential  LR-7 
6,463.7 

 
7 du/ac    

    45,246 
  du   

Low Medium Density Residential LMR-11 421.6 11 du/ac        4,638  du 

Medium Density Residential MR-15 
369.1 

 
15 du/ac    

5,536 
 du 

 Subtotal  7,254.4   
96,565 

96,650 du1  
 

55,419 
  du 

Mixed Use    Non Res. Res. Non-Res. Res. 

District Center        

     Other2 DC 309.5 
90 du /ac 

FAR 1.0-2.0 
11,955,583 sf 3,017 du 23,764,534 sf 3,017 du 

     Heritage DC 18.8 FAR 1.7 54,090 sf 1,221 du 54,090 sf 1,221 du  

     Downtown DC 62.5 FAR 3.0 2,057,824 sf           1,661du         2,057,824 sf         1,661 du 

     Metro East DC 113.9 FAR 0.75- 3.0 2,464,776 sf 5,037 du         2,464,776 sf        5,037 du  

     Transit Village DC 51.4 FAR 5.0 402,864 sf           2,761 du             402,864 sf         2,761 du 

     Harbor Corridor DC 125.0 FAR 5.0 1,836,155 sf 2,029 du 1,836,155 sf 2,029 du 

One Broadway Plaza District Ctr3 OBPDC 4.3 FAR 2.9 310,000 sf 415 du 310,000 sf 415 du 

Urban Neighborhood UN 
317.0 
319.1 

FAR 0.5-3.0 
1,656,955 

1,661,356 sf 
  5,755 

5,840 du   
1,656,955 
1,661,356 sf 

5,755 
5,840 du 

        Subtotal  
1,002.4 
1,004.5 

 
20,738,247 

20,742,648 sf 
21,896 

21,981 du 
32,547,198 
32,551,599 sf 

21,896  
21,981du 

 Commercial   

Professional & Admin. Office PAO 600.8           FAR 0.5-1.0 13,085,424 sf  26,170,848 sf  

General Commercial GC 
859.6 
857.6 

FAR 0.5-1.0 
18,722,983 

18,678,204  sf 
 

   37,445,967  
37,356,408 sf  

 

 Subtotal  
1,460.4 
1,458.4  

31,808,407 
31,763,628 sf  

63,616,815 
63,527,256 sf 

 
 

Industrial   

Industrial IND 2,152.8 FAR 0.45 42,199,991 sf  42,199,991 sf  

 Other   

Institutional INS 800.6 FAR 0.2-0.5 6,974,740 sf  17,436,850 sf  

Open Space OS 1,010.9 FAR 0.2 8,806,961 sf   8,806,961 sf    

 Subtotal  1,811.5  15,781,701 sf  26,243,811 sf  

FAR=floor area ratio; d.u.=dwelling unit; s.f.=square feet (of floor area).  Acreage shown in table does not include roads in right-of-way. 
1 Effective capacity for non-residential development assumes development possible under the lower range of FAR intensity standards with the exception 
of the Metro East District Center, Transit Village District Center, Downtown District Center, Heritage District Center, and Urban Neighborhood areas. The 
Harbor Corridor District Center, Metro East District Center, Transit Village District Center, Downtown District Center, and Urban Neighborhood areas allow 
a range of intensity for mixture of residential and non-residential development based on the zoning development standards.  Residential effective capacity 
was calculated by adding the 21,89621,981 units possible in the District Center and Urban Neighborhood with the existing 74,669 (Census 2000) 
housing units.  
2 Land use designation permits both residential and non-residential development. Build-out assumes 90% of land area will be developed as commercial 
and 10% will be developed as residential; with the exception of Town and Country Manor project intended for continuum of care and housing seniors. 
3 Land use designation permits high intensity office development with ancillary retail use. 

This table has been revised to correspond with the GIS Land Use Map illustrated in Exhibit 2. 
  Notes: This table has been revised to correspond with the GIS Land Use Map illustrated in Exhibit 

2. 
FAR - floor area ratio, d.u. -dwelling units, s.f. -square feet (of floor area). Acreage shown in table 

does not include roads in right-of-way. 
1 Effective capacity for non-residential development assumes development possible under the 

lower range of FAR intensity standards with the exception of the Metro East District Center. 
Residential effective capacity was calculated by adding the 8,783 units possible in the District 
Center with the existing 74,588 (Census 2000) housing units. 

2 The Metro East District Center allows a range of intensity for mixture of residential and 
commercial development based on the Metro East Mixed Use Overlay Zone development 
standards. 
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