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Prepared by Ten Seventy Architecture

4411 30th St., Suite 202
San Diego, CA 92116

This research is representative of the most complete development information available @ the time, based on current codes / standards. There are many variables that are impossible to
take into account + many assumptions that have to be made to plan for a development this early on. B/c of this, the ideas presented may / may not represent the ultimate development
possibility / feasibility. This is understood by both the Client + the Architect @ the time this Proposal is issued.
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City of Carlsbad eZoning Map

Project Location

APN:156-180-44-00

Adjacent Property Adjacent Property
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Parcel Information

General Plan GC

Land Use

Coastal Zone

https://ecode360.com/44011074

No

Master Plan

Specific Plan

N/A

SP000025

Flood Zone

Drainage Area B

Sewer District

Water District

CBD

CMWD

School District CA

1.0LFMZ

Park District 1.0

1.0Fire District

Census Tract 178.0

N/ASewer Benefit Area

In Redevelopment Zone No

NoIn Beach Overlay Zone

In Fire Zone No

NoIn Visitor Zone

In Village-Barrio Master Plan No

0.0Improvement Area

Digital Flood Insurance Rate Map ID 06073C

06073C_52Flood Area ID

Flood Zone X

FSpecial Flood Hazard Area

Static BFE -9,999.00

Depth

Velocity

BFE Revert

Depth Revert

06073C_STUDY1Source Citation

FloodZone FloodWay Zone X

10/15/2012 5:00 PMPublish Date

FEMA_CarlsbadFloodZone FID 109.00

06073C0762GFirm Panel

5/15/2012 5:00 PMPanel Effective Date

N/A

-9,999.00

-9,999.00

-9,999.00

-9,999.00
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Site Summary
Lot Area: 35,962sf (.8356 acres)
(parcel map)

Setbacks: Front: none required
(§21.28.030) Side: n/a
(§21.28.040) Rear: 10’ (only where abutting an R-zone without an alley)
(§21.28.050) 5’ (only where abutting an R-zone with an alley)

*All required setbacks shall be increased at a ratio of 1’ horizontal for every 1’ 
of vertical construction beyond 35’. The additional setback area shall be 
maintained as landscaped open space*

Height Restrictions: Standard: 35’
(§21.28.030) Allowed protrusions: 45’

w/Minor site development plan: 45’ (additional setbacks required)
w/Site development plan: 55’ (additional setbacks required)

- cannot adversely affect surrounding properties
- cannot be unduly disproportionate to other buildings in the area

F.A.R. Restrictions: *

C-2 Allowable Uses: P = Permitted
(§21.28.010) CUP = Conditional Use Permit
(see table A below) 1: Minor CUP (Process 1)

2: CUP (Process 2)
3: CUP (Process 3)

Acc = Permitted as an accessory use

* FAR information could not be located in the Carlsbad municipal code (Carlsbad staff did not return our email)
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Allowable Uses: P = Permitted
(§21.28.010) CUP = Conditional Use Permit
(see table A below) 1: Minor CUP (Process 1)

2: CUP (Process 2)
3: CUP (Process 3)

Acc = Permitted as an accessory use

C-1 Allowed Uses (also allowed in C-2 Zone)
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Conditional Use Permit
(Per 21.42.070)
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Site Development Permit
(Per 21.06.070 & 21.06.020)
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ADU Code Excerpt
(Per California State Accessory Dwelling Unit Handbook - January 2025)

Multifamily Converted ADUs
ADUs may be created within the portions of existing multifamily structures that are not used as livable space (Gov. 
Code, § 66323, subd. (a)(3)(A)). Local agencies shall allow 18 at least one ADU within an existing multifamily 
dwelling and up to 25 percent of the existing multifamily dwelling units (Gov. Code, § 66323, subd. (a)(3)(B)). 
Examples of structures that are not used as livable space include, but are not limited to: storage rooms, boiler 
rooms, passageways, attics, basements, or garages (Gov. Code, § 66323, subd. (a)(3)(A)). 

Multifamily Detached ADUs
Up to two detached ADUs are allowed on a lot that has a proposed multifamily dwelling, or up to eight detached 
ADUs are allowed on a lot with an existing multifamily dwelling, not to exceed the number of existing units on the 
lot. These ADUs are subject to fourfoot rear and side yard setbacks and height limits of 16, 18, or 20 feet 
depending on conditions specified in Government Code section 66321, subdivision (b)(4). (Gov. Code, § 66323, 
subd. (a)(4)(A).) A local agency may not require that a setback be modified for an existing multifamily dwelling with 
setbacks less than four feet as a condition of ADU application approval (Gov. Code, § 66323, subd. (a)(4)(B)).  

Converted Garage Parking Requirements
When a garage, carport, or covered parking structure is demolished in conjunction with the construction of an 
ADU or converted to an ADU, the loss of parking for the primary dwelling does not need to be replaced.

Accessory Dwelling Unit Carlsbad Code Excerpt
(Per 21.10.030(E)(9)(C))

Landscape Buffer
A landscape buffer of minimum five feet shall be located adjacent to all ground-level residential spaces to provide 
additional privacy and security for residents. The buffer shall be planted with shrubs which grow to or are 
maintained at a maximum height of four feet.

Vertical Mixed-Use
Ground Floor Use and Activity: In addition to non-residential uses, common recreational spaces, amenities, and 
leasing offices are allowed in the ground floor space and within 20 feet of the building frontage along the primary 
street. Residential dwelling units shall not be located within the ground floor space and within 20 feet of the 
building frontage along the primary street. 

Ground Floor Height: Mixed-use buildings shall incorporate a minimum ground floor height (measured from floor 
to floor) of 12 feet.

Horizontal Mixed-Use
Pedestrian Circulation: Pedestrian walkways shall connect multiple buildings throughout the site

Access to Common Recreational Spaces: Commercial tenants, visitors, and residents may be given access to the 
same common recreational spaces, or separate common recreational spaces.

Design Standards Excerpt
(Relevance varies per proposal)

(Multifamily Housing and Mixed-Use Development Objective Design Standards - June 2023 (Updated May 2025))
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Lot Area: 35,962sf (.8356 acres)
(parcel map)

Land Use: C-2
(Carlsbad Zoning Map)

Calculations for Unit Count
(Per 21.28.015 & Carlsbad General Plan Table 2.3)

Calculations for Maximum Unit Count w/Density Bonus Increase
(Per 21.28)

Residential Density: Min: 15 units per acre
(§21.28.015) Max: 30 units per acre
(General Plan Table 2-3)

Density Allowed: 25% of the developable area
(§21.28.015)
(General Plan Table 2-3)

# Dwellings Allowed (0.8356 acres x 0.25) x 30(max) = 6.375
 = 6 Dwellings (Rounded Down)

# Dwellings Allowed ((0.85 x 0.25) x 1.5) x 30 = 9.5625
(24% of units low-income [2 affordable]) = 10 Dwellings (Rounded Up)

# Dwellings Allowed ((0.85 x 0.25) x 1.29) x 30 = 8.22375
(16% of units low-income [1 affordable]) = 9 Dwellings (Rounded Up)

# Dwellings Allowed ((0.85 x 0.25) x 1.5) x 30 = 9.5625
(15% of units very low-income [1 affordable]) = 10 Dwellings (Rounded Up)

Requirements for Parking
(Per 21.44.020)

Accessory Dwelling Units: 1 space (covered or uncovered), unless specified in Section 21.10.030
(parcel map) 0 parking required within 0.5 miles of a Major transit stop (this site is)

Two-Family Dwellings: 2 spaces per unit provided as:
(Apartments only) 2-car garage (min. 20 x 20 interior)

2 separate 1-car garages (min 12 x 20 interior)
otherwise permitted pursuant to 21.10.030 (ADU garage conversion)

Multiple Family Dwellings: Studio & 1-Bedroom: 1.5 spaces/unit (one of which must be covered)
(Apartments only) 2+ Bedrooms: 2 spaces/unit (one of which must be covered)

Visitor Parking: 10 units or fewer: 0.30 spaces per unit (covered or uncovered)
(Two & Multi-Family Dwellings) 11 units or more: 0.25 spaces per unit (covered or uncovered)

Commercial: Hotel: 1.2 spaces per unit
(Varies per use) Personal/Professional Services: 1space/300sf of gross floor area

Restaurants (less than 4,000sf): 1 space /100sf of gross floor area
Restaurants (more than 4,000sf): 40 + 1 space/50sf of gross floor area in 

excess of 4,000sf
Retail Uses (individual): 1 space/300sf of gross floor area

recommended
approach
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Parking (Visitor) 0.3 * 10 = 3 Visitor Spaces Required -

PROPOSED DEVELOPMENT A

Phase I - Restaurant & Detached Townhomes
8 Dwellings

(1 affordable rental rate)

2,100sf ea.

4-Bed | 3.5-Bath

2-Car Garage
per Dwelling

2 Dwellings

1,700sf ea.

3-Bed | 2.5-Bath

2-Car Garage + 
Storage per Dwelling

1 Commercial (Restaurant)

1,000sf

-

10 Parking Spaces

Building # and Type

Square Footage

Interior Spaces

Parking

Commercial

Dwelling
(townhome)

Dwelling
(townhome)

Dwelling
(townhome)

Dwelling
(townhome)

Dwelling
(townhome)

Dwelling
(townhome)

Dwelling
(townhome)

Dwelling
(townhome)

Dwelling
(townhome)

Dwelling
(townhome)

To Oak Ave

To P
io 

Pico
 Dr.

Ten Seventy Architecture

Page 23 of 29March 25, 2026



PROPOSED DEVELOPMENT A

Phase II - Detached ADU’s & Garage Conversions
4 ADUs

850sf ea.

2-Bed | 1-Bath

2-car Garage
per ADU

4 ADUs

400sf ea.

Studio

No Parking Provided

2 ADUs

400sf ea.

Studio
(storage conversion)

No Parking Provided

Building # and Type

Square Footage

Interior Spaces

Parking

Commercial

Dwelling
(townhome)(2)ADUs

(2)ADUs

(2)ADUs(2)ADUs

Dwelling
(townhome)

Dwelling
(townhome)

Dwelling
(townhome)

Dwelling
(townhome)
ADU Studio

Dwelling
(townhome)

Dwelling
(townhome)

Dwelling
(townhome)

Dwelling
(townhome)

Dwelling
(townhome)
ADU Studio

To Oak Ave

To P
io 

Pico
 Dr.
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Project Renderings 

View from Pio Pico Dr.

View from Oak Ave.

PROPOSED 
DEVELOPMENT A
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Mixed-Use - (Restaurant)

2,200sf

-

22 Parking Spaces

Mixed-Use - 10 Dwellings

1,300sf ea.

3-Bed | 2-Bath

10 (covered spaces)
+10 (uncovered spaces)

1 Commercial (Restaurant)

1,500sf

-

15 Parking Spaces

Building # and Type

Square Footage

Interior Spaces

Parking

PROPOSED DEVELOPMENT B

Phase II - Mixed-Use Development

Commercial

Mixed Use
1st FL - Parking/Commercial

2nd FL - 5 Dwellings
3rd FL - 5 Dwellings(stair)

(stair)

Commercial

To Oak Ave

To P
io P

ico
 Dr.
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+ 4 ADU

700sf ea.

2-Bed | 1-Bath

+4 ADU

500sf ea.

1-Bed | 1-Bath

No Private Parking 
Provided

Building # and Type

Square Footage

Interior Spaces

Parking No Private Parking 
Provided

PROPOSED DEVELOPMENT B

Phase II - ADU Structures

Commercial

Mixed Use
1st FL - Parking/Commercial

2nd FL - 5 Dwellings
3rd FL - 5 Dwellings(stair)

(stair)

Commercial

(2)ADUs

(2)ADUs

(2)ADUs

(2)ADUs

To Oak Ave

To P
io 

Pico
 Dr.
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View from Pio Pico Dr.

View from Oak Ave.

Project Renderings PROPOSED 
DEVELOPMENT B
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Shawheen,

1070 Architecture has evaluated the 3050 Pio Pico Dr. property, considering various State codes, Carlsbad City Code, 
Carlsbad Zoning Information, Carlsbad’s Design Standards, Permitting Implications, and the site’s preexisting parking 
agreement.  We have concluded that the property has two practical design options that allow for the greatest use.  We believe 
the strongest potential designs that meet the owner’s goals and priorities are as follows:

Development ‘A’ (2-phases)

Resulting in 1,000sf of commercial space and ~26,000sf of residential space, including:
⁃ (1) commercial building (restaurant), 1,000sf 
⁃ (8) townhomes, 2,100sf, 4 bedroom / 3.5 bathroom, + a (2) car garage
⁃ (2) townhomes, 1,700sf, 3 bedroom / 2.5 bathroom, + a (2) car garage
⁃ (4) ADUs, 850sf, 2 bedroom / 1 bathroom, + a (2) car garage
⁃ (6) ADUs, 400sf, studio / 1 bathroom
⁃ additional parking spaces in lot

Development ‘B’ (2-phases)

Resulting in ~3,700sf of commercial space and 17,800sf of residential space, including:
⁃ (1) mixed-use building of

⁃ (1) commercial space (restaurant), 2,200sf 
⁃ (10) dwelling units, 1,300sf, 3 bedroom / 2 bathroom
⁃ parking spaces on the ground floor

⁃ (1) commercial building (restaurant), 1,500sf 
⁃ (4) ADUs, 700sf, 2 bedroom / 1 bathroom
⁃ (4) ADUs, 500sf, 1 bedroom / 1 bathroom
⁃ additional parking spaces in lot

To achieve the proposed unit count on the site, we are utilizing the Density Bonuses found in the Carlsbad City Code, 
allowing you up to 4 additional units on the site (one of which has its rent capped, see page 22).  A potential additional benefit 
of using the Density Bonus program is the ability to request incentives such as reduced parking.  Additional information on the 
incentives can be found in municipal code section 21.86.040-21.86.060.

Then, using the current California ADU code, we may build up to 8 additional detached ADUs on the property to 
maximize the potential density of the site.  A major bonus of this site location is the proximity to a major transit corridor, 
creating the condition in which ADUs require 0 additional parking spaces to build. 

It should be noted that two important pieces of information were missing at the time this report was prepared.  First, we 
could not determine specifics related to the shared parking agreement.  Second, the Carlsbad municipal code did not have any 
information on maximum FAR.  More research would be needed to clarify both of these items.  

For the uses of the commercial space, please see pages 6-7 for the allowed uses.  You are allowed both the C-1 and 
the C-2 uses for this site.  A major limiting factor of the size of the commercial space and the layout of the site overall is the 
required number of parking spaces (see page 22).  

Ten Seventy Architecture would like to express that the proposed developments within these pages, particularly the 
project renderings, are not intended to show finalized designs, but rather aid in conceptualizing the potential development 
scale.  

Sean Canning, Architect, LEED AP
Principal Architect
Ten Seventy Architecture
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