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Planning & Community Development Department

Predevelopment Plan Review (PPR)

• Purpose of PPR is to achieve better projects through early 
consultation between City staff and applicants.

• Projects of Communitywide Significance
> Projects greater than 50,000 square feet in size with at least one discretionary 

action; or
> Projects with 50 or more housing units; or
> Projects determined by the Planning Director to be of major importance to the City

• 83,050 square foot senior affordable housing project with 112 units
• Informational Only – No Action Required
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Planning & Community Development Department

Project Site

• 280 Ramona St. / 279 E. Holly St
> Civic Center Historic District, adjacent to historic YMCA Building
> Central District Specific Plan CD-2 (Civic Center) Zoning District
> Up to 87 du/ac
> 43,258 square-foot site area (0.99 acre)
> Currently vacant with one small storage container located on site

3



Planning & Community Development Department

Project Location
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Site Aerial
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Existing Site Condition

South Elevation
(View from Holly St.)6
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Existing Site Condition

Southeast Corner
(View from Holly St. and Garfield Ave.)7
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Existing Site Condition

North Elevation
(View from Ramona St..)8



Planning & Community Development Department

Project Description

• Lot Line Adjustment (Tentative Parcel Map)*
• Affordable Housing Concession Permit*
• Construction of a new, five story senior affordable housing building

> 112 units (studio and 1-bedroom) plus 1 manager’s unit (2-bedroom)
> Property management, resident support offices, and on-site amenities for residents 

on the ground floor
> Two courtyards, including one semi-public
> One level partially-subterranean parking structure with 44 parking spaces
> Total of 83,050 square feet of floor area 

*Need for these entitlements may change refinement of project design
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Site Plan

N
Holly St

N
 G

ar
fie

ld
 A

ve

Ramona St

10



Planning & Community Development Department

Current Planning PPR Comments

Standard Requirement Proposed Project

Floor Area Ratio 2.25 (97,331 sf) 1.91 (83,050)

Height 60’ 59’ – 9”

Density 87 du/ac (86 units) 112 units (30% density bonus)

Setbacks

Ramona: 5’ min – 10’ max
Garfield: 45’ (OLIN); 10’ min (Zoning)
Holly: 45’ (OLIN); 10’ min (Zoning)
Rear (YMCA): 10’ min

Ramona: No setback
Garfield: 45’-8” (10’ after LLA)
Holly: 35’-11” (10’ after LLA)
Rear (YMCA): 5’ – 10’ range

Parking 0 Spaces (if 100% lower-income)
124 Spaces otherwise 44 Spaces
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Current Planning PPR Comments

Existing heights in surrounding 
areas
• Heights shown are approximate
• Max allowed heights in surrounding 

area is 60’
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Discretionary Entitlement Process

• Lot Line Adjustment (Tentative Parcel Map) and/or Affordable 
Housing Concession Permit
> Hearing Officer

• Design Review
> Preliminary Consultation
> Concept and Final Design Review
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Next Steps

• Applicant submits Tentative Parcel Map/AHCP application if 
necessary;

> Conduct environmental review per CEQA; 
> Conduct a noticed public hearing before the Hearing Officer; 

• If approved, applicant submits for Concept and Final Design Review; 
> Conduct a noticed public hearing before the Design Commission 
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Site Plan
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Site Open Space
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Floor Plan – Garage P1
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Floor Plan – Level 1
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Floor Plan – Level 2
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Zoning Envelope
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Circulation Diagram
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Aerial Diagram
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OLIN Setback Study – Option A
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OLIN Setback Study - Option B
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