
Preserving the Physical Character
• Increased Green Space Requirement
• Included FLR restrictions
• Setback relaxation for purposes of protecting trees
• No more encroachments into side setbacks
• Lot diminishment restrictions 

– Map, provides clear Minimum Lot Size
– Canopy protection
– Context regulation, above average lot size within the 

subdivision
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Definitions:
• “FLR” is Floor Lot Ratio, which is:

Floor Area
Lot Area

• Creates a ratio corresponding to building volume.
• “A/C space” 

– Excludes single level patios, carports that lack walls
– Includes any patio covered by upper floor, garages, patios 

covered by roof
– Double height spaces count as two floors (previously 

counted with Lot Coverage).
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Existing NCD Regulations (T3R/L 5ksf)
Lot Coverage 50% Max. First Floor (2,500 sf)*

30% Max. Second Floor (1,500 sf)
FLR No Max. (Unofficially 0.8 or 4,000sf)
Green Space 30% Min. (1,500sf)
*In this study the porch counts towards Lot Coverage. 
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Proposal A (T3R/L 5ksf)
Lot Coverage 50% Max. (First Story 2,500sf Max. This model shows 1,650sf)
FLR 0.45 Max. (2,250sf Max. This model shows 1,650sf on the First Story 

and 600sf on the Second Story)
Green Space 40% Min. (2,000sf Min. this model shows 2,000sf)
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Proposal B (T3R/L 5ksf)
Lot Coverage 50% Max. (First Story 2,500sf Max. This model shows 1,800sf)
FLR 0.5 Max. (2,500sf Max. This model shows 2,500; 1,800sf on the First Story 

and 700sf on the Second Story)
Green Space 40% Min. (2,000sf Min. this model shows 2,000sf)
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Proposal C (T3R/L 5ksf)
Lot Coverage 50% Max. (First Story 2,500sf Max. This model shows 1,800sf)
FLR 0.6 Max. (3,000sf Max. This model shows 3,000; 1,800sf on the First Story 

and 1,200sf on the Second Story)
Green Space 40% Min. (2,000sf Min. this model shows 2,000sf)
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Notes
• Setbacks remain constant
• Encroachment on the first layer is reduced from 30’ to 50% of 

frontage (25’ for this study)
• The front encroachment is now limited to the first story
• Side encroachments are no longer allowed
• Tree requirement: 2 x 6” DBH Trees in front of the building.
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Notes
• Public Meeting on May 23rd at Frankie Rolle Center

– Significant majority in favor of decreasing FLR
– Minority in favor of retaining existing or a minor decrease in development 

capacity
– 65% - 35% split
– There was not much consensus



Data Analysis:
281 Permitted projects from 2012-Present
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Data Analysis:
281 Permitted projects from 2012-Present
• Excluded duplexes, (complexity of data)
• Discarded flood-plain projects, (Sqft. Varied 

widely)
• Discarded minor additions, (Pre-2012 & <.23)
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Data Analysis:
281 Permitted projects from 2012-Present
• Excluded duplexes, (complexity of data)
• Discarded flood-plain projects, (Sqft. Varied 

widely)
• Discarded minor additions, (Pre-2012 & <.23)
• Use built projects

107 BUILT projects in the data set.
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Definitions in Examples
• "Actual Area" is the sum total of all measured 

areas within the subject property.  This includes 
garages, patios, mezzanines, interior offices and 
all other areas maintained in the Property 
Appraiser’s record.

• “Permitted Area” is the self-reported number on 
building permits provided by owners or 
contractors to the City.
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Definitions in Examples
• Actual area v. FLR-

– Appraiser is motivated to keep the number high
– Builders are motivated to keep the number lower, 

though may be motivated to have A/C number higher

– How do we translate?
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Definitions in Examples
• Actual area v. FLR-

– Appraiser is motivated to keep the number high
– Builders are motivated to keep the number lower, 

though may be motivated to have A/C number higher

– How do we translate?
• Assume a higher Actual Area than Floor Area
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Definitions in Examples
• Actual area v. FLR-

– Appraiser is motivated to keep the number high
– Builders are motivated to keep the number lower, 

though may be motivated to have A/C number higher

– How do we translate?
• Assume a higher Actual Area than Floor Area
• Assume 5-7% less based on examples cited
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Definitions in Examples
• Actual area v. FLR-

– Appraiser is motivated to keep the number high
– Builders are motivated to keep the number lower, 

though may be motivated to have A/C number higher

– How do we translate?
• Assume a higher Actual Area than Floor Area
• Assume 5-7% less based on examples cited
• Estimate at 0.6 lower for Floor Level Ratio compared to 

Actual Area Lot Ratio
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Average Bin Numbers Actual Sqft.  / Lot Ratio, 
0.53 0.20 0

0.36 23
Standard Deviation 0.53 30

0.163908004 0.69 34
0.85 17
1.02 3
1.18 0
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Data Average Bin Numbers Actual Sqft.  / Lot Ratio, 
0.30 0.55 0.19 0
0.31 0.37 2
0.39 Standard Deviation 0.55 5
0.40 0.180938117 0.73 5
0.43 0.91 2
0.51 1.09 0
0.53 1.27 0
0.57

0.59

0.61

0.63

0.69

0.87

0.88
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0.41 Actual, 0.43 Permitted FLR, 3655 Florida Av



0.51 Actual, 1.00 Permitted, 3535 FROW AV



0.55 Actual, 0.45 Permitted, 4121 Hardie



0.55 Actual, 0.57 Permitted FLR, 3655 Avocado



0.55 Actual, 0.57 Permitted FLR, 3655 Avocado



0.66 Actual, 0.59 Permitted, 4061 Matheson



0.66 Actual, 0.59 Permitted, 4061 Matheson



0.87 Actual, 0.73 Permitted, 2836 CRYSTAL CT



0.82 Actual, 0.86 Permitted, 2225 Trapp



0.88 Actual, 0.68 Permitted, 2555 SWANSON AV



0.90 Actual, 0.62 Permitted, 4039 VENTURA AV
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NCD-2/3  
Floor Area Ratio Study  Suggests 0.48 FLR 
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NCD-2/3  
Floor Area Ratio Study  Suggests 0.60 FLR
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Option 1 Option 2 Option 3

0.48 First 5000 sqft 0.5 FLR 0.6 First 5000 sqft
0.35 Second 5000 sqft 0.5 Second 5000 sqft

0.3 Beyond 1000 sqft 0.4 Beyond 1000 sqft

11000 sqft lot 11000 sqft lot 11000 sqft lot
2400 1st 5000 3000 1st 5000
1750 2nd 5000 2500 2nd 5000

300 > 10000 400 > 10000
4450 Total Allowed Square Footage 5500 Total Allowed Square Footage 5900 Total Allowed Square Footage
0.40 Total FLR 0.50 Total FLR 0.54 Total FLR


	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Slide Number 28
	Slide Number 29
	Slide Number 30
	Slide Number 31
	Slide Number 32
	Slide Number 33
	Slide Number 34
	Slide Number 35
	Slide Number 36
	Slide Number 37
	Slide Number 38
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  
	Floor Area Ratio Study  

