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5.1 Overview and Vision 
The Town Center District, Planning Area 2, is the “Down Town” activity 
center of the Fairfield Train Station  community.  As a multi-use 
residential, retail and office district it represents the essence of emerging 
state and county smart-growth, low carbon and TOD policies.  Linking to 
and building around the new Fairfield Train Station, PA2 has as its 
fundamental driver the provision of housing, jobs and shopping that are:

1) close to regional commuter rail access, 

2) integrated into a walkable, mixed use district, and 

3) supportive of a less auto-dominant life style by providing many 
services within walking distance. 

The “big idea” is to provide a place within Fairfield where a single person, 
couple, family or empty-nester can have a starter home, apartment or 
retirement home with accessibility to transit, shopping, entertainment, 
civic life and high-quality public spaces while maintaining security, 
affordability and a level of community engagement rare in a suburban 
location.  

In order to ensure the distinctive place-making nature and walkability of 
the Town Center District, specialized regulations have been established 
to guide development. This section of the Specific Plan shall serve as the 
regulating document for the Town Center District, PA2. It establishes an 
additional level of specific principles, form and land use regulations as 
well as design guidelines to ensure the built form of the Town Center 
District meets the goals of the FTSSP. 

5.0 town center
  district plan

July 26, 2011



City of Fairfi eld | Fairfi eld Train Station Specifi c Plan5-2 5.0 Town Center District Plan

5.2  Town Center Planning Principles   
The framework of the Town Center District is based on the planning 
principles described below.  Increased density, quasi-urban street 
character, and a fine-grained interaction of land uses is required to 
achieve the City’s policy intent for the district.  Investment in quality 
public spaces, parks, squares and plazas will also increase visitation of 
retail, desirability of housing and economic value for land owners. 
Individual sites within PA2 shall meet the intent of the following 
principles:

5.2.1 Land Use
•  Locate highest-density residential units along Vanden Road in close 

proximity to the Train Station.

•  Centralize commercial uses within the Community Commercial 
parcel to balance community vehicular access with local pedestrian 
access. 

•  Integrate land uses to promote a live/work/play environment. 

•  Organize retail along a traditional Main Street with retail, service 
and restaurant uses. 

•  Encourage sidewalk eateries and decorative retail displays within 
and along pedestrian zone.

•  Allow for a variety of housing types and residential configurations.

•  Provide direct access to the street and public pathways for all 
residential units.

5.2.2 Urban Design
•  Create character reminiscent of the best traditional downtowns of 

small town America. 

•  Implement a master plan that respects existing ownership patterns 
and maximizes efficiency of existing parcels.

•  Design streets and pathways that create a walkable community; 
pedestrian are the highest priority.

•  Direct pedestrian pathways to transit and commercial centers.

•  Incorporate plazas, seating areas and community elements within 
each individual site design.

•  Develop a traditional urban street grid pattern that follows existing 
land ownership patterns to the extent feasible.

•  Utilize parking solutions that reduce the impact of off-street surface 
parking on the pedestrian experience.

• Increase building height and density close to retail and transit.

•  Use lighting to invite activity along pedestrian corridors and places 
of interest. 

TOD Principles

1.  Walkable design with 
pedestrian as the highest 
priority

2.  Train station as prominent 
feature of Town Center

3.  A regional node containing 
a mixture of uses in close 
proximity including office, 
residential, retail, and civic 
uses 

4.  High density, high-quality 
development within 
10-minute walk circle 
surrounding Train Station

5.  Designed to include the 
easy use of bicycles, 
scooters, and rollerblades 
as daily support 
transportation systems

6.  Reduced and managed 
parking inside 10-minute 
walk circle around Town 
Center / Train Station
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5.2.3 Architecture
• Design buildings with a base, middle and cap.

•  Articulate wall planes on buildings to create visual variety along the 
streetscape.

•  Site buildings oriented to have a tight, strong relationship to the 
street and public spaces through placement, architecture and 
sensitive site design.

•  Articulate the ground floor frontage adjacent to streets with glazing, 
entries and architectural detail to support a pedestrian friendly 
walking environment.

5.2.4 Landscape
• Provide street trees on all streets within the district.

•  Provide a balance of natural landscape and built form even in urban 
environments.

• Provide biodiversity as a part of the landscape palette.

•  Articulate plazas, courtyards and  greens to maximize activity and 
use programming opportunities.

•  Select tree species that maximize shade and reduce urban heat 
island effect.  

Figure 5-1: Thematic Civic Boulevard provides pedestrian-scaled retail connection to Train Station
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5.3 Town Center Land Use  
To ensure that the Town Center District achieves its policy and design 
goals, particular attention is required in its design and execution. 
Design guidance shall come from two separate sources: 

1)  The City of Fairfield Development Regulations (separate from this  
 document), and

2)  The design policies of this chapter and in Chapter 13.0, Design  
 Guidelines, of this document.

Land uses within Town Center District are identified on Figure 5-2, and 
are summarized on Table 5-1; they shall be consistent with the 
application of Zoning Code except where modified by this Specific 
Plan. Where the FTSSP is silent on a standard, in this section or the 
Specific Plan, the Zoning Code shall apply.

Although long-term build-out of the Town Center district requires these 
structured regulations for  continuity, it also necessitates flexibility to 
respond to the evolving design, building and economic demands. A 
reasonable amount of flexibility is embedded in the guidelines to allow 
design creativity and land use, density and market response.  

5.3.1 Community Retail Village
The weekly and daily shopping needs of the Specific Plan area will be 
served by a community shopping village consisting of a neighborhood 
grocery store acting as anchor, retail pads and smaller line shops.  The 
grocery store should be located to enjoy full visibility and parking 
access from Peabody Road.  A portion of the smaller tenants are 
planned to be directly adjacent to the south creating a walking link to 
the Main Street component

Commercial mixed-use land uses (CM) are located around the Town 
Square, flanking Main Street and providing a commercial/residential 
corridor through the Town Center District. Approximately 20 acres of 
CM have been designated by the FTSSP Land Use Plan to enable 
sufficient commercial, office and live/work development. Horizontal and 
vertical CM configurations are permitted, limited only by the 
development standards and requirements of this document and the 
applicable Zoning Code. CM parcels are encouraged to include a 
range of uses and configurations that may include retail, neighborhood 
services, small offices, live/work units and residential above 
commercial buildings. CM development shall be regulated by the CM 
zone amendment adopted concurrently with this Specific Plan.

Community Commercial (CC) uses are the higher-intensity, larger-
footprint commercial uses required within a community. This is 
intended for grocery, neighborhood services and larger-scale 
commercial.  Approximately 17 acres of CC have been designated by 
the FTSSP Land Use Plan (Figure 1-1) within the Town Center District 
to provide a central community location serving all of FTSSP. 

Key “CC” Design 
Elements:

1.  Strong visibility and 
access from Peabody 
Road

2. Ample parking in front of  
 major anchors

3. Provision of  free-  
 standing retail pads as  
 needed

4.  Development of “hybrid’ 
configuration melding 
conventional strip-type 
center with main street-
type center

5. Direct vehicular and   
 pedestrian linkage   
 between strip portion  
 and Main Streets

6.  Ample pedestrian space 
in front of anchor and 
related shops

7. Articulated architectural  
 style compatible with  
 other commercial   
 buildings in district

8. Ample landscape space  
 in front to stores and   
 tree planting within   
 parking lot. 
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Figure 5-2: Town Center District, PA2

Land Use Acreage Dwelling Units

Residential

Low Density Residential 8 56

Medium Density Residential 13 182

High Density Residential 39 1,092*

Mixed Use Residential 245

Non Residential

Community Commercial 17

Community Mixed Use 20

School (K-6) 11

Linear Park Trail 13

Detention Basin 12

Town Square 2

Open space within Development 3

Arterial Roads 17

PA2 Total 155 1,575

Table 5-1: Town Center Land  Use Summary

*HR units may be within HR or CM land uses; total unit number shall not be exceed

NORTH
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5.3.2  Mixed-Use & Residential  
Mixed-Use and high-density residential complete the land use program 
for the district. As noted above, the goal is to provide housing for as 
many residents as possible within walking distance of the community 
commercial center, the Town Square and the Train Station.  In order to 
ensure compliance with this goal minimum densities have been set for 
parcels within the Town Center consistent with the low end of the land 
use density range for each parcel as shown on the land use plan. 

To encourage a variety of building forms, economic development and 
flexibility for parcel owners, a wide variety of uses are allowed within 
the mixed use zone including commercial, live/work and residential. 
The city’s land use regulations have been modified for these uses to 
allow a higher level of efficiency and optimal utilization of the land 
parcels. 

Thematic Town Center streets (identified in Figure 10-1) are envisioned 
to be mixed use in character. Buildings facing or interacting with these 
streets are encourage to incorporate mixed use development, however 
only buildings directly facing the Town Square shall be required to 
include both residential and non-residential uses within a single 
building.  Where portions of these street are developed as residential 
only, special care must also be given to the manner in which the 
buildings address the street at the ground plane.  Raised stoops, small 
patios, landscape courtyards, porches and other devices must be used 
to create a friendly and inviting street character. 

Should mixed use be pursed on portions of these streets not directly 
adjacent to the Town Square, several incentives may be provided to by 
the City to facilitate a successful economic result.   City may consider:

1. Reduced processing and permitting time

2. Increased height and density

3. Reduced parking requirements

4. Reduced building setbacks

Key Mixed-Use 
Design Elements:

1.  Minimum building 
setbacks along local 
streets to allow optimal 
plotting efficiency and a 
comfortable street 
walking environment.

2. Integration of ground  
 floor commercial around  
 Town Square

3. Integration of live/work  
 and home based   
 business along key   
 walking streets

4.  No exposure of parking  
 lots or garages along  
 key walking streets

5. Along residential edges  
 of local streets, an   
 appropriate landscape,  
 courtyard and/or stoop  
 treatment

6.   Articulation of massing  
 and rooflines on long  
 buildings
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5.3.3 Train Station Connection
The Train Station anchors the south end of E Street and is one of the 
catalysts for activity within the Town Center District. Located at the 
intersection of Peabody and Vanden Road, it is will serve the Capitol 
Corridor system and is scheduled for operation in 2014. The land use 
program for the Town Center is driven in part by the policy position that 
the area around the station be of a density of development appropriate 
to feed the station and provide an opportunity for residents and 
workers to be within walking distance of regional transit.  On this basis, 
the Land Use Plan provides for a minimum of 3,000 dwelling units 
located within a one-half mile radius of the Station.  Key design 
requirements of a successful Train Station relationship to the Town 
Center:

•  Direct, safe and convenient walking access to the core of the Town 
Center

• Concentration of housing and jobs within a half mile distance

•  Station operational prior to home sales within the half mile distance, 
especially within a quarter mile distance.

•  Provision of support services such as food service and local retail 
close to the station

Figure 5-3: Conceptual perspective looking down street toward Train Station
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5.3.4  Land Use Policies
In addition to the requirement to achieve land use consistency with the 
land use plan, the following policies constitute minimum requirements 
related to land use and density within the Town Center District. 

Policy 5-1 

Land use shall be consistent with the Land Use Plan Figure 1-1.  A 
wide range of uses is allowed in the Town Center to allow flexibility and 
creativity on the part of each parcel owner.  Variations may be 
proposed by landowners and considered by City through approval of 
the Master PUD Permit. 

Policy 5-2 

City shall encourage the development of residential parcels at or above 
“Target Density” for HR and CM areas within one-half mile radius of the 
Train Station. City shall have the right to not approve a density transfer 
which would result in development below the target density within the 
one-half mile radius. 

Policy 5-3 

PA2 may include a 2,500 square foot minimum “Neighborhood Center”  
adjacent to the elementary school site. If constructed, this 
“Neighborhood Center” would be owned and operated by the City of 
Fairfield and be used for after school programs and other recreational 
activities.

Policy 5-4 

Development of the “CC” parcel shall include:

• A grocery market with a minimum floor area of 20,000 square feet 
within the “CC” parcel directly west of the Town Square

• An open space/plaza feature with a minimum area of 4,500 square 
feet

Policy 5-5 

Development of the “Town Square” shall be:

• 1.75 net acres minimum

• Developed privately

• Public accessible

• Maintained by the HOA / Property Owner Association

Policy 5-6 

CM development adjacent to the Town Square shall be restricted to 
non-residential commercial or community service uses on the ground 
floor. See Figure 5-3 for specific location, denoted in red dots.

Policy 5-7 

CM development adjacent to streets B, D, E or the Civic Boulevard, as 
shown on Figure 5-8:
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• Shall be permitted up to four (4) stories or 50 feet in building height 
where non-residential uses are designed on the ground floor

• Non-residential commercial uses are encouraged on the ground 
floor; their entries should face the street 

• Shall be permitted to count street parking spaces directly in front of 
their parcel toward non-residential parking requirements

• Shall be permitted a ten (10) percent reduction in parking 
requirements

Policy 5-8 

HR (High Density) residential development shall be permitted in the 
CM district as a single-use individual project or horizontal/mixed-use 
project.

Policy 5-9 

Residential development in the HR land use:

• From 20.0 du/ac. to 24.0 du/ac. shall develop per the RH or RVH 
regulations in Table 25-6 of the Fairfield Zoning Ordinance. 

• From 24.0 to 50.0 du/ac. shall develop per the HR standards adopted 
by the Train Station Specific Plan PD Overlay District.

Policy 5-10

Within PA2 all residential units in the CM land use, regardless of 
density, shall be developed per:

• The HR zone established by Train Station Specific Plan PD Overlay 
District adopted concurrently with this document 

• At a “Target Density” of 10.0 du/ac.

• The policies and guidelines of this Specific Plan and Chapter 13.0

• Within the CM, HR developed as part of vertical mixed-use

• Shall be subject to “Dwelling Unit Allocation”.  The City shall 
determine the Dwelling Unit Allocation for each property through the 
approval of the Master PUD Permit. 

Policy 5-11 

Within PA2 the following modified building setback development 
regulations shall apply to CC, CM and HR development along Main 
Street, D and E streets and the Civic Boulevard, as shown on Figure 
5-8:

•  Minimum 8 foot setback from PL to living space

•   Reduced setback of 6 feet from PL to living space permitted for up 
to 25 percent of living space frontage

•  Minimum 2-foot setback from PL to porch
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Policy 5-12 

Within the CM land use there shall be no restriction on combining 
compatible land use categories (residential with nonresidential) within 
the same building except as limited by the land use regulations of Table 
25-9, modified permitted land use regulations of this Specific Plan, and 
any imposed by the State Building Code or other federal, state, or local 
regulations.

Policy 5-13 

Within individual residential parcels, open space nodes shall be 
provided to meet the requirements of this document and the 
recreational open space needs of the residents.  Refer to Section 9.0,  
Public Services of this document for specific guidelines, requirements 
and standards. 

5.4 Urban Design Structure
The Town Center District urban design framework consists of a series 
of special thematic streets converging on the “Town Square” which is 
meant to be the “outdoor living room” for the district and overall 
community.  This framework, and achieving a high level of open space, 
building and landscape crafting within it, is essential to achieve optimal 
market and economic performance for the planning area.  See Figure 
5-4 for more details on the urban design structure.
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Key Main Street 
Design Elements:

1.  Walking environments 
scaled for pedestrian use 
and lined with retail 
tenants. 

2. Broad sidewalks shaded  
 by tree planters

3. Buildings adjacent to  
 walkways incorporating  
 shop windows, street  
 cafes, boutique signage  
 and enhanced   
 architectural detail

4. Shop entries oriented  
 toward Main Street only

5. Pass-through arcades to  
 allow access from   
 parking

6.  Parking on the Main 
street either parallel or 
angle

7. Maximum 2 travel lanes  
 on the street except at  
 major intersections

8. Minimum two story   
 massing

9. Orientation at a right   
 angle to a major arterial  
 to allow retail visibility

5.4.1 Main Street
The Main Street is envisioned as the quintessential small-town 
shopping street with some parking located directly in front of the shops 
but most behind the stores. Shoppers will access the storefronts by 
walking through pedestrian arcades between buildings to the store 
entries which will be exclusively oriented toward the Main Street.  

Although the location of parking behind the stores may seem initially 
less convenient than that a typical “strip center”, it has been 
demonstrated in many centers across the country that this 
arrangement increases pedestrian traffic in front of stores as well as 
creates a more inviting total shopping experience. The Main Street 
area, as well as the area around the Town Square, will be perceived as 
a “District” rather than a line of single stores. The district concept will 
encouraged visitors to extend the duration of their stay because more 
shops, restaurants and services will be within easy and enjoyable 
walking distance once the car is parked and the visitor is within the 
districts pedestrian zone. 

The Main Street is oriented at a right angle to Peabody Road so that 
views from the high trafficked arterial down the street to tenant 
frontage and signage is maximized.  This intersection is a right-in, 
right-out only which allows good access from the city at large while 
limits the amount of traffic allowing the street to stay essentially two 
lanes in width. 

It is important that the buildings along the Main Street be at least two 
story in height to create the appropriate sense of scale and spatial 
containment.  This suggests that building area above the first story be 
professional offices, community services or residential units.  See 
section 5.6.1 and Figures 5-8 and 5-9 for further detail.
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Figure 5-5: Main Street provides comfortable pedestrian setting with strong building relation to the street, street trees 
and angled parking.
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5.4.2  Town Square  

The Main Street leads to the central open space of the district, the 
Town Square. A formal civic space, the Town Square is envisioned as 
a venue for concerts, holiday events, fairs, festivals and simple strolling 
or afternoon picnics.  The Town Square is linked directly to the Train 
Station allowing commuters to access the heart of the Town Center 
and associated retail, dining and other services. As in other traditional 
town squares, it is surrounded by a mix of commercial spaces, home-
based businesses, live work opportunities, high-density residences 
and community facilities.  This should ensure the space is activated 
and animated throughout the day and into the evening. 

Similar to the Main Street the building massing around the Square 
must be at least two stories and preferable three to four.  This is due to 
the size of the Square which is dictated partially by minimum offsets 
between surrounding intersections.  

Also similar to the Main Street, ground floor uses must be commercial 
or community services in nature.  Due to the distance from major 
arterial traffic and lack of visibility, the square is not envisioned as a 
primary retail destination but more for office and other services, 
however retail and restaurants are strongly encouraged.  On the east 
and south sides of the Square, the primary land use should be high 
density residential with the ground floor of buildings facing the Square 
containing commercial or community uses.  Buildings facing the north 
and west side also require ground floor commercial with the upper 
floor(s) being either office or residential.  

Key Town Square 
Design Elements:

1.  Large usable area of at 
least 1.75 net acres

2. Surrounding uses to be  
 commercial in nature on  
 the ground floor

3. Buildings held tight   
 against street setbacks  
 to maintain comfortable  
 walking environment

4.  Ground floors across 
from Square to have 
primary tenant entries, 
glazing, blade signage 
and enhanced 
architectural detail

5. Buildings to be minimum  
 two stories directly   
 surrounding Square

6.  Walkways and sidewalks 
to be tree lined for 
maximum shade

7. On-street parking   
 around Square, either  
 parallel or angle

8. Site and landscape plan  
 for Square to allow a  
 variety of programmable  
 events and activities
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Figure 5-6: Conceptual Town Center 

Figure 5-7: Mixed-Use Buildings Line the Town Square
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5.5 Architectural Character 
and Design Criteria
The Town Center will be a dynamic, mixed-use core including uses 
such as commercial, office and residential. As the major character icon 
and gathering place of the Fairfield Train Station Community, the Town 
Center buildings and streetscene require the highest level of 
consideration and detail in the non-residential design. 

The Town Center will include streetscenes that resembles an idealized 
image of traditional main street blocks. Historically; the organic 
development of main street blocks involved the addition or replacement 
of buildings over an extended period by individual variety and 
spontaneity fostering pedestrian and business vitality. 

Building design within the Town Center should be authentic 
interpretations of various traditional main street design vocabularies 
along with more contemporary interpretations.  Ideally, an aesthetic 
combination of these elements will be included to reinforce the 
perception of a long-established core built over time. 

Due to the wide variety of land uses and building types represented 
within the Town Center; the general guidelines of this section and the 
specific guidelines below will apply to all buildings within the Town 
Center, regardless of use, to foster a coherent and dynamic setting. 
Guidelines include:

• A visually stimulating design vocabulary patterned after small-town 
American main streets should be incorporated

• To the extent feasible; buildings should generally appear as a 
collection of individual small buildings, rather than a single 
uninterrupted large building, and building forms should appear to 
have been designed on a tenant-by-tenant basis, with varied facade 
treatments, and developed over time 

• Multiple building heights and parapet/fascia treatments are 
encouraged

• Ground floors shall have storefront designs with large windows and 
articulated entries

• Elevations with tenant/visitor entries should incorporate glass 

• Pedestrian-scale windows, features and massing shall be 
incorporated

• Building/tenant entries shall be articulated

• Horizontal definition between uses, generally between the first- and 
second-story, is encouraged 

• Larger single-tenant buildings shall use massing offsets and other 
architectural elements to create visual interest in the building and 
reduce its overall mass

• Recesses and/or projections are encouraged to articulate the facade 
with light and shadow variation
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• Balconies, pronounced window trim or recessed windows and 
awnings are encouraged on upper stories 

• Design should be compatible to create an understandable and 
intuitive development

• Material and/or color variation is encouraged

• Multiple building heights and parapet/fascia treatments are 
encouraged

• Parapets, when used, should be contiguous and wrap building sides 
to reduce the “false front” appearance

• Chain businesses are encouraged to incorporate their logo/marketing 
image with the architectural vocabulary of the building/development 
parcel rather than the standardized logo/marketing building of the 
individual chain store 

The following policies and criteria constitute minimum requirements 
related to architectural character and design within the Town Center 
District. Additional design guidelines and policies are located in 
Chapter 13.0, Design Guidelines, of this document.

Policy 5-14 

Development abutting the Town Square shall be designed with:

• Nonresidential uses on the ground floor

• Front building facade oriented toward the Town Square

Policy 5-15 

Parcels facing Main Street, D Street and the Civic Boulevard, as shown 
on Figure 5-8, shall maintain a minimum of 80 percent of the linear 
street frontage with buildings at the minimum setback or within 5 feet 
thereof to provide an architecturally dominant streetscene for the Town 
Center.

Policy 5-16 

HR and CM parcels facing A, B, and E Street, as shown on Figure 5-8, 
shall maintain a minimum of 60 percent of the linear street frontage 
with buildings at the minimum setback or within 5 feet thereof. 

Policy 5-17 

Parcel frontages along “Thematic Streets” within PA2 (Main Street, D 
and E streets and Civic Boulevard), as shown on Figure 5-8, shall 
provide special architectural, massing and detail enhancement within 
the so called “20/20 Zone”, that is, the first 20 feet horizontally and 20 
feet vertically from the street adjacent walkway. 

•  Surface parking or garages shall not directly front the street

•    Front elevations for buildings that contain shops, offices and/or 
community facilities shall provide at least 50 percent surface area 
as glazing 
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•   Accent paving (colored concrete, unit pavers, tile insets) shall be 
used on a minimum of 10 percent of sidewalk surface. 

Policy 5-18 

Building elevation and architectural style of HR and CM shall change at 
least once every 200 linear feet along a block face. Styles may be 
within the same genre.

Policy 5-19 

Tenants, shops, offices and/or other uses with nonresidential uses on 
the ground floor shall have at least one (1) main public entry that faces 
the primary frontage street or public space adjacent to the building. For 
corner lots with more than one street frontage, the public entry may be 
oriented toward the corner. Non-service only  entries into the rear of 
shops along Main Street are prohibited. 

Policy 5-20 

Within the length of a block, there shall be at least one (1) location 
where a one (1) story variation in building height occurs.

Policy 5-21 

Single-tenant retail anchor buildings larger than 15,000 square feet 
shall:

• Use massing offsets on the horizontal plane at least every 60 feet  to 
create visual interest in the building and reduce its overall mass

• Incorporate towers, overhangs, variable roof forms and/or other 
devices to create variation in the vertical profile and elevation  

Policy 5-22 

Recesses and/or projections shall be incorporated in any elevation 
visible from a public street  to articulate the facade with light and 
shadow variation

Policy 5-23 

Balconies, pronounced window trim or recessed windows and awnings 
are encouraged on upper stories 

Policy 5-24 

Within the length of a single block, the appearance of multiple buildings 
shall be achieved with the use of variations in style, height, 
massing,material and/or color. Parapets, when used, should be 
contiguous and wrap all building sides to avoid a “false front” 
appearance

Policy 5-25 

Chain businesses are encouraged to incorporate their logo/marketing 
image with the architectural vocabulary of the overall development 
parcel rather than the standardized  building design of the individual 
chain store.
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5.6 Town Center Circulation
Transportation is a key driver for the Town Center District given its 
location between two major arterials and the incorporation of a regional 
commuter rail station. A goal of the Town Center District is to create a 
viable TOD with multiple transit options through the provision of 
residential and commercial density within a close proximity to the Train 
Station. The circulation system is planned as a balance between 
vehicular efficiency and pedestrian and bicycle friendly design with 
multi-modal pathways and a high level of connectivity between 
residential neighborhoods, commercial nodes and the Train Station. In 
addition the street pattern emulates the historic and efficient urban grid 
of traditional downtowns providing multiple routing and development 
efficiency due to the rectilinear block form.

Figure 5-8: PA2 Town Center Circulation

The circulation plan, Figure 5-8 provides multiple connections to 
Peabody and Vanden Roads to accommodate the volume of traffic 
entering the district.  The number of full turn intersections and signals 
are limited due to the efficiency requirements of these major arterials.  
Lesser right-in, right-out intersections also provide flexibility in routing 
and bypass at peak periods.  
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The circulation diagram for the Town Center District, Figure 5-9 
illustrates circulation and access planned for the Town Center District 
as well as the primary entrances into the District and connections to 
the Boulevard and other parts of the plan.  Figure 5-8 shows bicycle 
and pedestrian circulation through PA2 and connecting to the Civic 
Boulevard and Lake District of PA4.

Approximately 17 acres of land have been designated for streets and 
circulation within the Town Center District by the FTSSP Land Use 
Plan. Street sections within the Districts shall be in conformance with 
the Street Sections in Chapter 10.0 of this document. Landscape, walls 
and fences, street lights and hardscaping in the Town Center District 
shall be consistent with the community character and the standards 
and landscape design policies of Chapter 12.0, Landscape, of this 
document.

Figure 5-9: PA2 Town Center Bicycle and Pedestrian Plan
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5.6.1  Thematic Streets  
As an urban neighborhood, the Town Center has a specific design 
setting that is primarily based on street design and associated 
architectural framing. Several thematic streets have been incorporated 
into the urban design framework to create a more diverse, interesting 
and memorable urban neighborhood. The Main Street has already 
been discussed but several other streets are planned to provide a 
unique identity that will help ‘brand’ the surrounding neighborhoods.  
Figure 5-10 delineates Thematic Street locations within PA2. See 
section 13.4.6 for more details regarding urban neighborhoods. See 
Chapter 10.0 for larger sections and further detail.
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Figure 5-10: Thematic Streets Diagram

Main Street

The cross sections of the Main Street possibilities are illustrated below 
to demonstrate the intimate, pedestrian-scaled and retail dominant 
character of this central Thematic Street. See Figures 10-16 and 10-17.

Civic Boulevard

The Civic Boulevard is a landmark Thematic Street, connecting the 
Town Square and the Lake Park by providing a central walking 
promenade between two major activity centers. Framed by mid- and 
high-density residential, the character will be highly formal with tight 
setbacks, stoops, porches and small urban courtyards flanking tree 
lined walkways.  The key feature is an extra wide landscape median in 
the center of the boulevard reminiscent of the grand boulevards found 
in turn of the century cities throughout California.  The cross section 
illustrates the broad median for pedestrian and bicycle use, tight 
setbacks and architecturally dominant streetscape of this key Thematic 
Street. See Figure 10-15.
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D Street

Thematic Street D transitions from Main Street to the Civic Boulevard, Thematic Street D transitions from Main Street to the Civic Boulevard, 
and Thematic Street E and Thematic Street E serve as the primary link between the Train 
Station and the core of PA2, the Town Square.  These quasi-urban 
Thematic Streets that requires special treatment to foster the active 
urban setting envisioned.  With tight setbacks, two- to four-story 
building heights and mixed use lining the ground floor the street 
epitomizes TOD design character.  Tree grates, street furniture, accent 
paving and an emphasis on high-character architectural design are 
meant to create a pleasant and engaging backbone walking link 
through the district. See Figures 10-21 and 10-21.

E Street

The north/south pedestrian axis from the Train Station up to the Town 
Square through PA2 is established by Thematic Street E Street.  This 
connection provides the opportunity for ground floor commercial uses, 
mixed-use, live/work and/or high density residential in close proximity 
to transit and the activities of the Town Center.  Special design 
emphasis will be put on the paving, landscape and architectural 
character directly adjacent to the street pedestrian zone to set a 
pedestrian environment that supports the transit-oriented theme of this 
section of the Town Center. See Figure 10-23.

B Street

The north/south pedestrian axis through PA2 is continued by Thematic 
Street B Street.  This connection also provides the opportunity for 
ground floor commercial uses, live/work and/or Home Based Business.  
It is transitional between the community retail center and residential 
neighborhoods to the east and has potential to be of a mixed use 
character. Special design emphasis will be put on the paving, 
landscape and architectural character directly adjacent to the street 
pedestrian zone. See Figure 10-20.

5.6.2 Circulation and Parking Criteria

The following policies and criteria constitute minimum requirements 
related to circulation and parking within the Town Center District.  
Additional design guidelines for each land use category can be found 
in Chapter 13.0, Design Guidelines, of this document 

Policy 5-26 

HR residential development within 600 feet of the Train Station parcel 
boundary shall be permitted to reduce parking standard requirements 
by 10 percent. 
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Policy 5-27 

To meet the community needs for circulation, transportation and 
transit, PA2 streets:

•  Shall generally be designed on a grid pattern

•  Should have intersections occurring at regular intervals

•    Should attempt to achieve block sizes no larger than 300 x 400 feet 
in size

•    Shall limit curb cuts to reduce points of conflict between pedestrian/
bicycle and vehicles

•    Should be designed with expanded sidewalks (see Street Cross 
Sections in Chapter 10.0 of this document). 

•  Shall include off-street bike-paths within the District

Policy 5-28 

The development of individual parcels also has a strong impact on the 
circulation and transit access within the District. To promote internal 
multi-modal connectivity, access to transit and a walkable 
neighborhood, the design of individual parcels:

• Shall include through streets (in addition to Figure 10-1 streets) in a 
grid pattern to achieve desired block size as necessary 

• Shall provide racks for bicycles

•    Shall provide sidewalks on at least one side of all internal private 
drives, except alleys.

Policy 5-29

Parking areas shall generally be located to the rear of the building and 
shall not allowed in front of the building between the street and building 
face except for on-street parking. Parking locations and configurations 
designated on Figure 5-4 and parking in relation to the grocery store 
shall be exempt from this policy.

Policy 5-30 

Buildings that do not directly front a street directly shall have at least 
one primary entrance that adjoins a pedestrian walk. The primary 
entrance should be connected to the street by a walkway that is clearly 
defined and separated from parking areas.

Policy 5-31

Surface parking lots with more than 150 spaces shall provide a 
pedestrian walkway, separate from vehicular access or parking, which 
connects the building’s principle entrance with adjacent public street.
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