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Colorado Springs Mixed Use Development Design Manual

l. Infroduction

Background

Mixed use is an approach to land use and develop-
ment that has been steadily evolving in the United
States since the 1960's. By the late 1990's, mixed use
developments were incorporating many of the features
of what has commonly been referred to as “Smart
Growth” or the "New Urbanism”. These features in-
cluded greater pedestrian orientation, an intercon-
nected street network, accommodation of all modes
of fravel, a positive relationship between buildings and

streets, more emphasis on building design, and more Figure 1.1- One Boulder Plaza, Colorado

efficient use of land, to name a few.

In 1997, when the City of Colorado Springs began to
rewrite its Comprehensive Plan, citizens and city plan-
ners examined alternatives 1o the prevailing single-use,
isolated parcel, automobile-ocriented pattern of land
use in the city. Mixed use development was an obvi-
ous choice. It represented a land use pattern with the
potential to reduce reliance on the automobile, create
more walkable activity centers, promote better design,
support public transit use, improve land use transitions,
and broaden housing choices. As this potential took
shape in the formulation of City policies for land use,
fransportation, neighborhoods, community design, and

infrastructure, mixed use development emerged as Figure 1.2- Southlake Town Square, Texas

Figure 1.3—Lowell Town Center, Colorado
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one of the foundations of the City's new 2001 Compre-
hensive Plan.

The Comprehensive Plan envisions mixed use develop-
ment taking place in a hierarchy of activity centers that
starts at the neighborhood scale, continues on up
through commercial centers of varying sizes, and cul-
minates in large employment and regional centers.
The Comprehensive Plan also allows for mixed use de-
velopment in different contexts, including infill and re-
development sites, partially developed areas, and
completely new “greenfield” areas. In all cases,
mixed-use development is seen as infegrating a variety
of commercial and employment uses with residential
uses in a way that complements surrounding residential
areas. With the exception of neighborhood centers,
the potential locations of these mixed use activity cen-
ters are mapped on the City's 2020 Land Use Map.

After the completion of the Comprehensive Plan, the
top priority for its implementation was identified as the
drafting of amendments to the zoning and subdivision
regulations that would enable and facilitate mixed use
development in the city. This manual, along with the
associated amendments to the zoning and subdivision
codes, represents the result of that effort.

What is Mixed Use?

The Comprehensive Plan defines mixed use develop-
ment as “Development that integrates two or more
land uses, such as residential, commercial, and office,
with a strong pedestrian orientation.” To supplement

Figure 1.4—Town Square, Southlake , Texas
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this very simple definition, the policies of the Compre-
hensive Plan and the standards for the mixed use
zones spell out a number of qualities that are essential
to mixed use development. They include good pedes-
frian orientation and connectivity, the accommodation
of all modes of fravel, the inclusion of residential devel-
opment in the mix, and the physical and functional
infegration of uses through careful site layout and the
design of buildings and streets. These qualities distin-
guish mixed use from multi-use developments which
may locate different uses in proximity to one another,
but which do not provide viable pedestrian connec-
tions, or coherent layout and design, and rely primarily
on automobiles fo get between uses. Mixed use can
be developed in a variety of ways, either horizontally in
multiple buildings, or vertically in the same building, or
through a combination of the two.

Purpose of the Design Manual

The purpose of the Mixed Use Development Design
Manual is threefold. First, it is infended 1o serve as a
central reference for all zoning and subdivision code
requirements relafing to the mixed use zone districts
and street standards for mixed use development in
Colorado Springs. Requirements and standards for
mixed use development appear in various places
throughout those two codes, as well as in the Subdivi-
sion Policy and Public Works Design Manual, which
contains the City's street and transportation standards.

Figure 1.5—Mizner Park, Florida

Figure |.6—Lowell Town Center, CO

Introduction



Colorado Springs Mixed Use Development Design Manual

Figure 1.7- Mixed use infil, CO

Figure 1.8— Mixed-use development, CO

By bringing them all together in a single document, the
Mixed Use Development Design Manual makes it eas-
ier for interested parties to reference, understand and
apply City regulations relating to mixed use.

Second, since mixed use development differs in signifi-
cant ways from the design of the prevailing single-use
development in Colorado Springs, the Mixed Use De-
velopment Design Manual is meant to provide a guide
to the application of the design standards for mixed
use through illustrations, visual examples, and design
guidelines. Design standards are defined in the Com-
prehensive Plan as

"Written statements adopted in the Zoning
Code by City Council that set forth criteria,
goals or objectives for the design of particular
areas, systems and elements of the city and
how they relate to one other.”

In this case, they apply to those design standards that
are codified for mixed use development both in the
zoning and subdivision codes. Design guidelines, on
the other hand, are defined as

"Written  statements, explanatory  material,
graphic renderings and/or photographs which
are intended to provide property owners and
the public with specific examples of tech-
niques and materials that can be used to
achieve the stated standards.”

Care has been taken o frame the standards as gen-
eral requirements that can be met through a number
of different creative design solutions. The guidelines
are suggested approaches that do not preclude alter-
native techniques that may meet the intent of the stan-
dard being proposed.

Third, the Mixed Use Development Design Manual is a
reference and a guide for designing mixed use devel-
opments where they are allowed, either as permitted
or conditional uses, under other conventional zone dis-
fricts. Zone districts that allow a limited mix of commer-
cial, office, and residential as permitted uses include
the OC (office complex) and C-5 (intermediate busi-
ness) zones. Residential uses are also conditional in the
C-6 (general business) and PBC (planned business cen-
fer) zones in combination with their permitted commer-
cial and employment uses, and in the M-1 (light manu-
facturing) zone with light industrial uses. In all these
zone districts, there are no applicable design standards

Intfroduction
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or guidelines for developing a mix of uses. In these
cases, the Mixed Use Development Design Manual
may be used as a reference for site design techniques,
even though the codified provisions and standards
would not be required.

When mixed use development is proposed in the PUD
(planned unit development) or the SU (special use)
zone districts, both of which permit the mixing of resi-
dential and nonresidential uses, conformance with the
permitted uses and development standards of the new
mixed use zone districts is required.

Organization and Overview

The Mixed Use Development Design Manual is organ-
ized into four major parts. Following this intfroduction,
there is a description of the various ways in which the
manual can be used by citizens, neighborhoods, de-
velopers, property owners, planners, designers, engi-
neers, and decision makers to plan, design, review,
and approve mixed use developments. The next sec-
fion presents the mixed use zone districts, including a
description of each of the three mixed use zones, pro-
cedures for establishing them, and their uses. The
heart of the manual is the section on design standards
and guidelines. That section is broken out into the fol-
lowing features:

= Dimensional Standards

= Blocks, Buildings, and Street Network

= Pedestrian Circulation, Access, and Connections

= On-site Amenities

= Parking

= Landscaping

= Contexts and Transitions

This is followed by specific standards and guidelines,
including street cross sections, for

= Streefs

= Utilities

= Stormwater Drainage

Finally, the manual concludes with a typical site layout
for a mixed use center. The layout depicts a typical
design and references the different physical features to
the zoning and subdivision codes, in order to show how
the various site elements are infended to relate to one
another and work together in a mixed use develop-
ment. Definitions of key terms, the list of figures, and
the index are appended.

Figure 1.9—900 West Pearl, Boulder, CO

Figure 1.10—Neighborhood mixed use, CO

Figure 1.1 1—Mixed use site plan, CO

Introduction
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l. How to Use the Manual

Potential Uses and Users

The primary use of the Mixed Use Development Design
Manual is as a reference document that can be util-
ized by any interested party and applied to any phase
of the planning, development, and review of a mixed
use project. Within that broad spectrum, some of the
major users and specific uses of the manual are as
follows.

Citizens, including members of neighborhood organi-
zations and nearby property owners, may use the man-
ual as a source of information to evaluate potential
impacts of mixed use development with respect 1o its
intensity, context, connectivity, and transitions to adja-
cent uses.

Decision makers, including members of appointed
boards, the City Planning Commission, and City Coun-
cil may use the manual as a reference for evaluating
applications to establish mixed use zone districts.

Property owners looking for potential uses for their real
estate may utilize the manual to assess mixed use as a
way 1o create and capture future value on their prop-

erty.

Developers may use the manual as a source book for
the general parameters and particular City require-
ments that apply to mixed use development in Colo-
rado Springs.

City planners, as well as other City and Utilities staff,
may utilize the manual as an information source and
guide for reviewing, commenting, and making recom-
mendations regarding mixed use development pro-
posals.

Engineers may wish fo consult the manual as a starfing
point for looking at street design, site improvements,
drainage reports, and ufility placement.

Architects, landscape architects, and designers will
want to pay attenfion fo the design standards and
guidelines, particularly those pertaining to building ori-
entation, entrances, and facades, as well as land-
scaping, lighting, and signage.

How to Use the Manual
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Putting the Manual to Work

For a general orientation to the manual, perus-
ing the table of contents and the infroduction is
the best place to start. For a quick reference
o specific topics, the index may be consulted.
Those wishing to get an overview of the three
mixed use zone districts and the incentives and
procedures for establishing them should go
directly to Section lll. Mixed Use Zone Districts.
Section VIll, entitled "Putting It All Together” is for
those who want to get a picture of how a typi-
cal mixed use commercial center with offices
and housing might be designed. The example
layout includes references to the code sec-
fions, as well as to the design standards and
guidelines, in order to show how the various
pieces come together in a unified site design.
Section IV. Design Standards and Guidelines
first presents the basic quantitative require-
ments for site sizes, building heights, parking,
landscaping, and other features. It then pro-
vides design guidance on the layout of spe-
cific site elements and physical features in
mixed use developments. Secfion V. Street
Standards includes the street types to be used
in mMixed use developments and presents stan-
dards for vehicular, pedestrian, and bicycle
access, circulation, and connectivity. Those
seeking guidance for planning and locating
utilities and drainage facilities should go tfo
Sections VI. and VII.

Figure II.1T—Neighborhood infill, CO

How to Use the Manual
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lll. Mixed-Use Zone Districts

A. Zone Districts

Introduction

There are three zone districts that are specifically tai-
lored 10 mixed use development in Colorado Springs.
They are the Mixed Use Neighborhood Center (MU-NC),
the Mixed Use Commercial Center (MU-CC), and the
Mixed Use Regional/Employment Center (MU-R/EC). As
their names imply, they differ in size, scale, intensity,
function, location, and primary uses. This section pro-
vides an overview of the three mixed use zone districts,
including a description of each zone and their particu-
lar purposes. It also maps the two contextual areas for
mixed use zoning in the City and describes incentives
for utilizing the zones. Findlly, it lays out the procedures
for establishment of the zones, including concept
plans, phasing plans and development plans, and
concludes with the permitted and conditional uses and
required mix of uses in each zone. References to the
corresponding sections of the Zoning Code are pro-
vided in parentheses, as well as throughout the text.

Purpose (7.3.701)
The primary purposes of the Mixed Use Zone Districts
are fo:

o Provide appropriate areas for and facilitate quality
mixed use development in activity centers that are
consistent with the Comprehensive Plan’s land use
and fransportation goals, objectives, policies and
strateqies;

¢ Accommodate intensities and pattermns of develop-
ment that can support multiple modes of franspor-
tation, including public transit and walking;

e Group and link places used for living, working,
shopping, schooling, and recreating, thereby re-
ducing vehicle frips, relieving fraffic congestion,
and improving air quality in the City;

e Provide a variety of residential housing types and
densities to assure activity in the district, suppor a
mix of uses, and enhance the housing choices of
City residents; and

e Integrate new mixed use development with its sur-
roundings by encouraging connections for pedes-
frians and vehicles and by assuring sensitive, com-

Mixed-Use Zone Districts
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patible use, scale, and operational fransitions to
neighboring uses.

Descriptions and Typical Locations of Mixed-
Use Zone Districts (7.3.703)

MU-NC - Neighborhood Center Mixed Use Zone
District

This district is intended to accommodate development
of neighborhood centers as described in § 7.2.201 of
the Zoning Code. Neighborhood centers are intended
to be small, low impact, limited use centers. They are
typically pedestrian and bicycle-oriented, with limited
automobile access and parking. Neighborhood cen-
ters are generally well-infegrated into the fabric of the
surrounding residential area. They are intended to serve
as an amenity for residents of the immediate neighbor-
hood and support a variety of uses.

Neighborhood centers should generally include a lim-
ited range of convenience goods and services in

keeping with the character and scale of the surround-
ing neighborhood. Primary uses generally include a

Cdllector

Retail/ Services

Retall/
Restaurant,

Parkway

Office/
Retall

Residential

Towrhauses

Figure IIl.1- Neighborhood center concept
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Collector

MU-N;|

|
If |
Residential

I

Parkway

Collector

Figure Il.2- MU-NC typical location

|
"

limited mix of small-scale neighborhood-serving retail,
office, service, civic, and attached residential uses.
Neighborhood centers may also include establish-
ments such as medical offices, beauty shops and res-
tfaurants. Auto-related uses or other uses that produce
noxious fumes or excessive light and noise are prohib-
ited within a neighborhood center. Appropriate resi-
dential types may include second floor units located
above retail uses, and townhouses. Drive-up and drive-
through uses are excluded.

Location

The location of a proposed neighborhood center MU-
NC zone district should take advantage of daily activity
pattems, such as at the corner of a residential collector
street, at the entrance to a neighborhood, or in con-
junction with a park, school, civic use, or public space.
To serve its purposes, the MU-NC district should be sited
at the edges of a residential neighborhood, at a col-
lector and arterial street intersection or a collector and
local street intersection. MU-NC zone districts should
typically be located at least one (1) mile apart from
the same type of activity center or MU zone district,

MU-CC - Commercial Center Mixed Use Zone
District

This district is intended to accommodate development
of commercial centers as described in § 7.2.201 of the
Zoning Code. Commercial centers are activity centers
that may vary in size and service area. They can serve
several neighborhoods within a surrounding residential
area with a mix of retail, office, service, civic and at-
tached residential uses, or they can accommodate
large retail establishments and serve a number of resi-
dential areas and neighborhoods over a significant
portion of the City.

Small commercial centers range between ten (10) and
thirty (30) acres in size. They are typically anchored by
a grocery store, with supporting establishments incluad-
ing, but not limited to, variety, drug and hardware
stores, and establishments such as medical offices,
beauty shops and restaurants. Secondary uses include
other supporting, neighborhood-oriented uses such as
schools, small offices, day care, parks and civic facili-
fies, as well as residential uses. Appropriate residential
types may include second floor units located above
retail uses, fownhouses, and small lof, single-family de-
tached homes. The integration of residential uses
helps to assure extended hours of activity within the
district and support a mix of uses. The district balances
automobile access from arterial streets with transit ori-

Mixed-Use Zone Districts
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Parkway

Orocery

Retal/ Apts.

Retall/ Apts.

Inl

Office/ Apts.

Parkway

Office/ Apks.

Collector

Large Retal

entation, pedestrion and bicycle access and circulo-
fion, and provides good transitions and connectivity
with the surrounding neighbborhoods.

Large commercial centers are typically greater than
thirty (30) acres in size and include a mix of commer-
cial with supporting office, service, medical, residential
and civic uses. Uses generdlly include large-scale retail
uses that provide major durable goods shopping, res-
tfaurants and services 1o muliiple residential areas. A
variety of infegrated uses should be provided, including
concentrated office, research and development, insti-
tutional, and civic uses. Supporting uses include resi-
dential, service, entertainment, eating and drinking
establishments, and medical uses. Higher density resi-
dential is also a critical component of the large com-
mercial center. Activities and uses should be concen-
frated and mixed in order to create more diversity and
synergy between uses, combine destinations, support
more effective transit service, and provide viable pe-
destrian and bicycle access and circulation.  Mobility
choices should be infegrated by providing transit, pe-
destrian and bicycle connectivity within the center as
well as to adjoining areas.

Figure .3 — Commercial center concept
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Parkway

Parkway

MU-CC

Collector

Figure lll.4- MU-CC Typical Location

AgQing single or limited-use local commercial centers
and corridors should be redeveloped as MU commer-
cial centers under this zone.

Location

In general, the location of MU-CC zone districts should
balance automobile access from arterial and collector
streets with transit orientation and pedestrian and bicy-
cle access and circulation, and provide good vehicle
and pedestrian connectivity to surrounding residential
areas.

Small MU-CC zone districts shall be located at a mini-
mum of one mile apart and distributed to serve multi-
ple neighborhoods with access from arerial and col-
lector streets. Large MU-CC districts shall be located to
serve significant subareas of the City with access from
major arterials or expressways.

MU-R/EC - Regional / Employment Center Mixed
Use Zone District

This district is intended to accommodate development
of regional/lemployment centers as described in §
7.2.201 of the Zoning Code. The regional/employment
district is for large, intensive activity centers that com-
bine the uses of commercial centers and employment
centers and serve the city and region as a whole. The
MU-R/EC district should be utilized for significant and
mutually supportive combinations of commercial and
employment activities. Because of their size, both sets
of activities function as regional centers in terms of
market for retail and employment opportunities.

Higher density residential use is also a critical compo-
nent of a regional/lemployment center in order to as-
sure extended hours of activity within the district and
provide support for a mix of uses.

Uses should include a mix of commercial and employ-
ment uses integrated in a single, mutually supportive
regional destination. These uses may range from re-
gional mall anchor stores, government offices, and
corporate headquarters to specialty retail and higher
density housing. They may also include research and
development uses, maijor service and office center
complexes, and major educational facilities, as well as
warehousing and industrial uses. Supporting uses may
include restaurants, hotels, entertainment, childcare,
civic activities, business services, lodging for business
fravelers, and multifamily residential uses if part of an

Mixed-Use Zone Districts
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6 Lane Parkway

Rest,

Rest.

Office Office

6 Lane Parkway

Retall/ Office
Retal/ Office

Retall
I Live/ Work Lve/ Work Live/ Work

Retail

Resldential Service Residentlal

overall planned development. Figure lll.5- Regional/Employment center

As with the large commercial centers, activities and
uses should be concentrated and mixed in order to
create more diversity and synergy among uses, com-
bine destinations, support more effective transit service,
and provide viable pedestrian and bicycle access and
circulation. Mobility choices should be integrated by ‘ H H HH H H H ‘
providing fransit, pedestrian and bicycle connectivity ‘ H H ‘ ‘ ‘

within the center as well as to adjoining areas.

Location BN EEEEEN
A MU-R/EC zone district should typically be located af ‘ H H H H ‘ H H H H ‘
the intersection of two major arterial streets, along ma- H H < H H I H ‘

jor arterial roads, along the city's planned transit sys- = Darkway ‘
tem, near other major regional transit terminals, or in ‘L J
close proximity to limited access freeways and inter- ‘E }DDD
state highways. Concentrated employment activities MU-

should be located within MU-R/EC zone districts when- R/EC
ever possible. Sites with direct access to existing or
planned major transportation facilities and compatibil-
ity with adjacent land uses are appropriate for the MU-

R/EC zone district. | Figure lll.6—MU-R/EC typical location

15
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B. Establishment of Contextual Areas in
City (7.3.705)

For the purposes of applying the MU development
standards in chapter 7, articles 3 and 4 of the Zoning
Code, the City hereby establishes two (2) contextual
areas within the City: (1) the “Older/Established” Contex-
fual Area, and (2) the "Newer/Developing” Confextual
Area. These areas are depicted on the map below.
The “Older/Established” Area is generally defined as
that area of the City established prior to 1985. New
development within the “Older/Established” Contextual
Area is considered "infill” and “redevelopment,” as de-
fined in article 2. The “Newer/Developing” Confextual
Area is generally defined as those areas of the City es-
tablished later than 1985.

Figure lIl.7 Map of Contextual Areas

The "Infill” boundary is equivalent to the boundary of the “Older/Established Contextual Area.” All land areas outside of the
Older/Established Contextual Area boundary are included in the Newer/Developing Contextual Areq.

Mixed-Use Zone Districts
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C. Incentives in the Mixed-Use Zoning

Districts (7.3.708)

Regulatory incentives are provided in the MU zoning
districts fo encourage and facilitate creative MU devel-
opment. Following is a summary of the incentives pro-
vided and cross-referenced to the applicable Zoning
Code sections:

1.

Broader application of staff authority to grant ad-
ministrative relief from specified development and
design standards fo development in the new MU
zoning districts. (7.5.1103.B.).

Modifications of certain standards that reflect less
demand in MU projects, such as off-street parking.
(7.4.203).

Alternative  Compliance: An applicant may pro-
pose alternative compliance to the strict applica-
fion of design standards, such that the alternative:
(1) achieves the intent of the subject design stan-
dard to the same or better degree than the sub-
ject standard; (2) achieves the mixed-use goals
and policies in the comprehensive plan o the
same or better degree than the subject standard;
and (3) results in equivalent or better benefits to the
community than compliance with the subject de-
sign standard. Features which may be substituted
or modified to achieve alternative compliance
include but are not limited to:

e Pedestrian walkways through parking lofs;

§ 7.4.703(B)(3).

« Pedestrian  passthrough  requirement,
§ 7.4.703(D).

« Moximum block length requirements,
§ 7.4.1203(B).

« Alfernative site layout and building orienta-
tion, § 7.4.1205(C).

« For infill development and redevelopment
sites containing no more than twenty-five
acres and bordered by developed land
along the entire perimeter (excluding inter-
vening public streets), existing onsite and
offsite features that are equivalent in func-
fion to those required under article 4, part
7-12 may be substituted or modified as
alternative complionce to meet the MU
standards. Existing features which may be
substituted or modified to achieve alterna-

17
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five compliance include, but are not lim-
ited to: streefts, alleys, street crossings, tree
lawns (parkways), sidewalks, pedestrian
walkways, building entrance orientation,
building and enfrance design, and street-
scape design.

The procedures and criteria for alternative compli-
ance are presented under D. Process below.

4. A'longer term of approval for concept plans. See §
7.5.504(C) (Expiration) and § 7.9.101(B).

5. Longer vesting of property rights connected with an
approved development plan. See § 7.5.504(C) and
§ 7.9.101(B).

6. A greater number and variety of uses allowed in the
MU zone districts versus in the other base zone dis-
fricts. See § 7.3.704.

7. Use of Special Districts. The City will generally sup-
port the formation and utilization of a special district in
a MU zone district, when the proposed improvements,
infrastructure, and maintenance services of the spe-
cial district will fulfill the mixed use site development
standards as set forth in article 4, parts 7-12 of the
Zoning Code and the Mixed Use Development Design
Manual.

Mixed-Use Zone Districts
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D. Process
Establishment (7.3.702)

Mixed Use Concept Plan

The application to establish a MU zone district shall
include a MU concept plan that describes and illus-
frates, in written and graphic format, the intended
locations and quantities of proposed uses, the layout
of proposed vehicle and pedestrian access and cir-
culation systems, provision of transit facilities, and ar-
eas designated to meet requirements for open
space, parking, on-site amenities, utilities and land-
scaping. It shall include statements or conceptual
plans describing how signage and lighting will be de-
signed in a unified and infegrated manner on site. In
addition, the MU concept plan shall indicate how the
proposed uses will relate to the surrounding properties.
The submittal of a concept statement in lieu of a MU
concept plan shall not be permitted. The require-
ment for a MU concept plan is waived if a complete
development plan for the entire zone district is subbmit-
ted.

Review Ciriteria

In addition to the review criteria for all concept plans
set forth in article 5, part 5 of the Zoning Code, the
following review criteria shall apply to MU zone con-
cept plans.

General

e s the proposed MU concept plan consistent with
the Comprehensive Plan, the 2020 Land Use Map
and all applicable elements of the Comprehen-
sive Plan?

e s the proposed MU concept plan consistent with
any City-approved master plan that applies to the
site?

Mix of Uses

e Are the mix and location of principal uses consis-
tent with the intent and standards of the applica-
ble MU zone district?

e [s the residential use well integrated with other
uses, and do the proposed housing types and
densities assure activity and support the mix of
uses in the development?

e Do open spaces serve as amenities and support
fransportation modes such as walking and bicy-
cling?

19
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Are build-to lines established along perimeter
streets located to support a pedestrian-oriented
streetscape?

Access and Circulation Systems

Do vehicular and pedestrian ways provide logical
and convenient connections between proposed
uses, and to existing or proposed uses located
adjacent to the proposed MU center, and do
they establish a high level of connectivity?

Does the hierarchy of perimeter and internal
streefs disperse development-generated vehicu-
lar fraffic to a variety of access points, discourage
through traffic in adjacent residential neighbor-
hoods, and provide neighbborhood access to on-
site uses?

Are existing or proposed transit routes incorpo-
rated into the MU center through the location of
appropriate transit facilities, and related pedes-
frian improvements?

Parking

Are automobile and bicycle parking areas lo-
cated 1o support principal uses, Minimize poten-
fial negative impacts on adjacent properties, dis-
courage an exclusive automobile orientation and
provide a safe environment for pedestrians, mo-
torists, cyclists and transit users?

General Utility Infrastructure

Do the general utility layout, proposed right-of-
ways, utility corridors and easements show appro-
priate points of connection for water, wastewater,
natural gas, electric and telecommunication utili-
fies?

Is the capacity, age and condition of utility infra-
structure sufficient fo meet the needs of the MU
center at build-out, and if not, have proper relo-
cation, replacement or other modifications been
shown?

On-Site Amenities and Landscaping

Do the general location and type of on-site
amenities provide desirable open space, create
an inviting image, enhance the pedestrian envi-
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ronment and offer spaces for people to gather,
interact, and rest?

Do landscaping themes that relate to individual
streetscapes, internal landscaping, parking lot
landscaping and buffers contribute ecologically
and aesthetically to the character of the MU cen-
ter and support a pedestrian-friendly environ-
ment?

Are areas of unique or significant natural features
infegrated into the MU center?

Signage and Lighting Systems

Does the lighting system unify the development
and is it compatible with and does it comple-
ment surrounding neighborhoods?

Are signage themes designed to unify the MU
center?

Consideration of Context and Transitions to Adjacent
Areas

Do the proposed transitions ease the progression
fromm more intense to less intense land uses and
building masses and mitigate visual impact, uses
or activities that could be reasonably regarded as
nuisances by neighbors?

Mixed Use Concept Plan Amendments

In addition to the review criteria for all concept plans
set forth in arficle 5, part 5 of the Zoning Code, the
following review criteria shall apply to MU zone con-
cept plan amendments.

An MU concept plan amendment application shall
be submitted when:

There is a proposed change in the general loca-
tion of an approved principal use, or

There is a proposed change in the amount, type
or density of residential uses, or

There is a proposed change in pedestrian or ve-
hicular circulation systems, right-of-ways, ufility
corridors or easements, or

There is a proposed change of use that would
change the location or amount of required park-
ing, or

2]
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e There is a proposed change in uses that would
change trip generation calculations, or

e There is a proposed change to an existing phas-
ing plan.

A MU concept plan amendment request shall include
maps of the entire MU zone district, and shall update
all development information in written and graphic
format since adoption of the MU concept plan or the
most recent amendment.

Expiration of a MU Concept Plan
A MU concept plan shall expire under any of the fol-
lowing circumstances:

e Six (6) years have occurred since approval of the
MU concept plan and no development plan that
implements the MU Concept Plan has been ap-
proved; or

e Six (6) years have occurred since approval of a
development plan that implements the Mixed
Use Concept Plan.,

Extension of a MU Concept Plan

A one (1) year extension may be issued by the Direc-
for, provided that a written request has been received
prior to the expiration of the MU concept plan, and
the Director has determined that no major changes in
the city’'s development standards, or changes in the
development pattern of the surrounding properties
has occurred.

Phasing Plan

An application to establish a MU-CC or a MU-R/EC
zone district shall include a phasing plan that de-
scribes and illustrates, in written and graphic format,
implementation of the MU concept plan when devel-
opment is anticipated to occur in multiple phases
over a number of years. A phasing plan shall be a
working document used to identify the sequence,
fiming and responsibility for construction of necessary
utilities and infrastructure. The requirement for a phas-
ing plan is waived if a complete development plan
for the entire zone district is submitted.

The phasing plan shall show how the project is to be
incrementally developed. It shall show the phasing of
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principal uses, fransition tools, pedestrian improve-
ments, streets, utilities, drainage improvements, build-
ing areas, parking, and inferim uses. It shall relate the
development phases to infrastructure requirements for
each phase. If a phased project proposes a dispro-
portionate share of the mix of uses, open space,
landscaping, recreational facilities or other common
amenities to future phases, assurances are required
so that if the future phases are not developed, a suffi-
cient mix of uses, open space, landscaping, recrea-
fional faciliies or common amenities shall be pro-
vided for the phases actually developed.

e Assurances shall be in the form of a lefter of
credit, escrow or recorded agreement by the
mortgage holder, or if none, by the property
owner guaranteeing the development of com-
mon amenities.

e Assurances shall be submitted before a phasing
plan for the MU zone district is approved.

Finally, an amendment to a phasing plan shall be
processed as an amendment to a concept plan.

Development Plan

Before building permits may be issued in a MU zone
district, a development plan that implements the ap-
proved MU concept plan, if any, and this Zoning
Code must be approved. Diversification of ownership
shall not be considered a valid basis or justification for
a variance or an amendment to a previously ap-
proved development plan. All development in MU
zone districts shall be in conformance with the ap-
proved development plan.

Review Ciriteria

In addition to the review criteria for all development
plans set forth in article 5, part 5 of the Zoning Code,
the following review criteria shall apply to develop-
ment plans in MU zone districts.

e s the proposed development plan consistent with
the Comprehensive Plan, the 2020 Land Use Map
and all applicable elements of the Comprehen-
sive Plan?

e s the proposed development plan consistent with
the infent and purposes of this Zoning Code?

e Does the proposed development plan implement
the concept plan, if any?

23
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Does the proposed development plan implement
the phasing plan, if any?

Does the proposed development plan demon-
strate how the applicable MU zone district pur-
poses, requirements, and standards as set forth in
§§ 7.3.703, 7.3.704, 7.3.705, 7.3.706 and 7.3.707
are met?

Does the proposed development plan demon-
strate how the applicable MU zone district lighting
standards as set forth in § 7.4.102(D) are met?

Does the proposed development plan demon-
strate how the applicable MU zone district parking
standards as set forth in §§ 7.4.202, 7.4.203,
7.4.205 and 7.4.208 are met?

Does the proposed development plan demon-
strate how the applicable bicycle parking and
facilities standards as set forth in § 7.4.209 are
met?

Does the proposed development plan demon-
strate how the applicable MU zone district land-
scaping standards as set forth in §§ 7.4.320,
7.4.322 and 7.4.323 are met?

Does the proposed development plan demon-
strate how the following applicable MU site devel-
opment standards are met?

Pedestrian and bicycle standards as set forth
in article 4, part 7.

Transit standards as set forth in article 4, part
8.

Vehicle access and circulation standards as
set forth in article 4, part 9.

On-site community amenities standards as set
forth in article 4, part 10.

Transition standards as set forth in article 4,
part 11,

Site development and design standards as
set forth in article 4, part 12.
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Procedures and Ciriteria for Alternative
Compliance

Alternative compliance is a procedure that allows
development to occur where the intent of the Zoning
Code and the design standards for mixed use are
met through an alternative design. It is not a general
waiver of regulations. Rather, it permits a site-specific
plan to incorporate an alternative design that is equal
fo or befter than the strict application of a design
standard in meeting the intent of both the particular
MU zone district and the applicable standard.

If a concept plan or development plan is to include a
request for approval of alternative compliaonce, a pre-
submittal conference is required to determine the
preliminary response from City Planning. Based on
that response, the application for a concept plan or
development plan shall include sufficient explanation
and justification, in both written and graphic form, for
the alternative compliance requested. A request for
approval of alternative compliance may include pro-
posed alternatives to one or more design standards.

To grant a request for alternative compliance the fol-
lowing criteria must be met:

1. The proposed alternative achieves the intent of
the subject design standard to the same or better
degree than the subject standard.

2. The proposed alternative achieves the mixed-use
goals and poalicies in the Comprehensive Plan to
the same or better degree than the subject
standard.

3. The proposed alternative results in benefits to the
community that are equivalent 1o or better than
compliance with the subject design standard.

Alternative compliance shall apply to the specific site
for which it is requested and does not establish a
precedent for assured approval of other requests.
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E. Uses

Permitted, Conditional and Ac-
cessory Uses (7.3.704)

The following table shows the land uses
allowed in the MU zone districts. Principal
permitted uses are shown as P, condi-
tional uses are shown as C, and acces-
sory uses are shown as A.

If a listed use is not marked with a P, C, or
A in a particular zone district, that use is
prohibited in such zone unless otherwise
allowed by the City through a use vari-
ance (§ 7.5.803).

Any similar use not listed in the table may
be allowed as a principal, conditional, or
accessory use in a MU zone district where
similar uses are allowed in conformance
with §7.2.108.

The uses allowed in these districts are
subject to the standards in this part 7 (MU
districts), the applicable parking, lana-
scaping, sign, and other general site de-
velopment standards in aricle 4, and the
applicable administrative and proce-
dural regulations in article 5.

The following table lists the permitted,
conditional and accessory uses in the
MU zone districts. Those zone districts de-
noted by an asterisk (*) are subject to the
additional standards for specific land
uses foundin § 7.3.707.
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Table 1 Permitted, Conditional and Accessory Uses in
Mixed Use Zone Districts

MU-NC

MU-CC

I MU-R/EC

[Residential Use Types

IAccessory Dwelling Unit

Duplex on an individual lot

Dormitories

oo %

o[l

'U'U):

Human Service Establishment

Human service facility

Hospice

Nursing Home

Youth Home

Human service home

Human service residence

Hospice

Youth Home

Family Care/Foster Adopt Home

Human service shelter

Health Care Support Facility

Live/Work Structure

lelelinindnlinl el ol ele)

IManufactured Home

A pd i dndndndndndnd ndndnyd

AR R A ndndndndndndnand

IMutti-family dwelling

Above First Floor

Apartment

Condominium

Townhouse

Retirement home

Rooming house

U |U|v|[O|[v|o

Single Family Detached Dwelling on individual ot

- dp-dn-dn-ln-dn-lpn’

A Andnan

Manufactured Home

O

O

Office Use Types

Financial services

IGeneral offices

IMedical offices

Andp

U | oo

Commercial Use Types

IAgricuttural sales and service

(@]

IAutomotive and Equipment Services

Automotive rentals

Automotive repair garage

ad®l

Automotive sales

Automotive wash

Auto Service

Body and fender repdir services

Bar

Bed and breakfast inn

heln-l@lnl@]

O[O o|o

Building maintenance services

Building office support services

Business park

O ||

Commercial center

[Communication services

P*

heln-l@lncl®]

Construction sales and services:

Completely enclosed

Includes outside activities

IConsumer convenience services

P*

v|lOfo

O|o|vU

Consumer repair services

P*

|Exterminating services

Food sales:

Specialty food sales

P*

General food sales

Convenience food sales

P*

Funeral services
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I MU-NC [ | MU-CC [ | MU-R/EC
Commercial Use Types (cont.)
Neighborhood Serving Retail equal to or less than 5000 p* P P
Mid-size Retail greater than 5000 sa. ff. and less than P P
Large Retail greater than 50,000 sq. ft. P P
Hotel/Motel P P
Kennels ¢ ¢
Liquor sales p* P P
Personal improvement services p* P P
Personal services p* P P
Pet services P* P P
Pharmacy p* P P
Recreation, commercial:
Indoor entertainment p* P P
Indoor sports and recreation p* P P
Outdoor entertainment P P
Outdoor sports and recreation P P
Restaurants:
Drive-up or fast food p* P P
Sit down - served at table p* P P
Outdoor Seating P P P
ISexually Oriented Business C C
Surplus sales C C
JTeen club/Young Adult Club C C
Veterinary service (small animails)
Completely enclosed structure p* P P
Civic Use Types
IAdministrative/Safety services p* P P
IClub (Membership, Social and Recreational)) P* P P
ICultural services p* P P
Dav care services p* P P
Educational institutions
Charter School C C
College and university C C
Non-public schools C C
Proprietary schools P P P
Public schools C C
Hospital P
Public assembly P P
Public Parks and Recreation (Including Public Plazas) P P P
Religious institution p* c* P
ISemi-Public Community Recreation p* P P
Social senvice center p* C P
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| I MU-NC [ | MU-CC [ ] MU-R/EC
[Iindustrial Use Types
ICustom manufacturing P* P P
IGeneral Industry,Light P
Limited General Retail Services A
IManufacturing
Research and development C P
Parking Use Types
Parking lot/surface parking (as a principal use)
Private A P P
Public| p P
Parking structure
Private] P P
Public P P
Transportation Use Types
ransportation terminal P P
ransit Station C P p
ransit Shelter P P P
[Miscellaneous Use Types
Broadcasting Tower C C C
Free-standing facility Cc C Cc
Roof/building moun: P P P
Roof/building mount which exceeds height Iimiﬂ Cc C Cc
Stealth Free-standing facility] C C C
. Transition Use Types P P P

Additional Standards for Specific Land Uses
(7.3.707)

Access to Components in a Vertical MU Building:
Separate pedestrian access and entrances shall be
provided for the different uses within a vertical MU
building.

Accessory Dwelling Units: Accessory dwelling units are
allowed in any MU zone district as an accessory use to
a principal single-family detached, duplex and town-
house dwelling. Accessory dwelling units within a MU
zone district shall comply with the accessory dwelling
unit standards applicable in the fraditional neighbor-
hood development zone district (§ 7.3.102(J)).

Accessory Limited General Retail Services: Limited
general retfail services are allowed as an accessory
use to a principal industrial use type only. They may
be operated on the same lot as the principal indus-
frial use and in conjunction with uses that are specifi-
cally allowed in a specific district. In the MU-R/EC zone
district, such accessory retail sales must be con-
ducted within the same building as the principal per-
mitted use.
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Figure II1.8 Live/work units

Automobile Service and Repair: This use shall meet
the following conditions:

e Body and fender repair service is a conditional
use only in the MU-CC and MU- R/EC zone dis-
fricts;

e Allwork is done within an enclosed building;

e Outside storage of automotive parts or junk vehi-
cles is prohibited; and,

e The nearest point of the building in which the ac-
fivity occurs is more than one hundred (100') feet
from the boundary of a residential district or use
measured in a straight line.

Live/Work Units: Live-work units are subject to the fol-
lowing standards in addition fo those requirements
cited in § 7.2.201:

e Multiple live-work units may occur in one (1) struc-
ture.

e On-premises signs are limited to no more than
two (2) non-animated, non-illuminated wall or win-
dow signs collectively not exceeding eight (8)
square feet in fotal area.

Liquor Establishment; On-premise liquor establish-
ments in the specified zone districts shall be located
no closer than two hundred feet (200°) from any resi-
dentially used or zoned property. The measurement
shall be from the property/lot line of the liquor estab-
lishment to the propery/lot line of the residentially
zoned/used property. The distance requirement shall
not apply if the residentially zoned property is sepa-
rated from the property of the liquor establishment by
a major street as defined in the City's Subdivision
Code. The distance requirements of this subsection
shall not apply to an on-premise liquor establishment
that is also a restaurant if the bar area does not con-
stitute more than thirty-five percent (35%) of the floor
areq.

Outdoor Storage: In the MU-NC zone district, outdoor
storage of any materials related to nonresidential uses
is prohibited. In the MU-CC and MU-R/EC zone dis-
fricts, outdoor storage is allowed as an accessory use
to a non-residential use if it is enclosed on all sides by
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a screening wall or solid fence which is at least six feet
(6") in height. In no event shall materials be stacked or
stored to exceed the height of the screening fence or
wall.

Size Limits on Individual Uses in the MU-NC Zone Dis-
fricth  In order to minimize the impact of non-
residential uses within a MU-NC zone district on the
surrounding residential neighborhood, the specific
uses subject to this provision, as shown in the Use Ta-
ble in § 7.3.704 above, may not exceed five thou-
sand (5,000) square feet in gross floor area in any sin-
gle building.

Veterinary Clinics and Animal Hospitals: All activities
must be conducted within a totally and permanently
enclosed, soundproofed building and are restricted
fo small animal care with boarding of animals over-
night only due fo the animal’'s medical condition and
associated treatment at the clinic/hospital.

Required Mix of Uses

To ensure a balance between housing, retail, office,
and other commercial development within the MU
zone districts, the following standards shall apply:

Table 2 Required Mix of Uses
Mixed Use Zone District
Standard: MU-NC [ MU-CC <30ac [MU-CC 30+ ac| MU-REEC

Mininum Number of Principal Use Types [2] [3] 2 3 3 3
Residential Use Required as Part of Mix? Yes Yes Yes Yes
Minimum Percentage Total Gross District-Wide o o
Acreage for Residential Use [1][2] NA NA 10% 10%
Maximum Percen’rqge Total Qross District-Wide N/A 80% 80% 80%

Acreage Occupied by a Smgle Use Type

[1] Creit for Residential Units in a Vertical Mixed-Use Building: Credit for Residential Units in a Vertical MU building: As applicable, the total acreage of a site developed
with a vertical MU building containing multi-family dwelling units above the first-floor shall be credited foward meeting this minimum 10% standard.

[2] Substitutlon of Adjacent Resldentlal Uses: As applicable, existing residential uses immediately adjacent to a MU zone district that meet the same standards for mini-
mum density and vehicular, pedestrian and bicycle connectivity as residential uses within the zone district, and are within af least a quarter-mile distance from the
boundary of the zone district, shall be credited toward meeting the required residential use and the minimum 10% standard.

[3] Residential is a required use fype in all MU zone districts. Other principal use types are listed in Table 2: Permitted, Conditional and Accessory uses.

Mix of Uses Required in Phased Developments

Subject to the overall mix of use ratios established un-
der § 7.3.702(A), phased development in a MU- CC
or MU- R/EC zone district shall include a mix of ap-
proved principal uses either in each phase, so that no
one type of use is developed exclusively in the district
at any one time, or in successive phases, so that the
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required mix is developed with the sequential com-
pletion of successive phases. If the first phase includes
only one of the proposed mix of uses, then the com-
pletion of one or more subsequent phases with an-
other of the proposed mix of uses must occur within
six (6) years from the approval date of the original
concept plan. For purposes of this provision, the land
area of a site or parcel developed with a vertical MU
building containing two non-residential uses shall be
dllocated proportionately according to the square
footage of the different non-residential uses con-
tained in the building. For residential uses, the total
acreage of the site developed in a vertical MU build-
ing containing multifamily dwellings above the first
floor shall be credited foward the meeting the resi-
dential use requirement.
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IV. Design Standards and Guidelines

One of the purposes of the Mixed Use Development
Design Manual is to act as a guide for applying site
development and design standards to mixed use pro-
jects by providing written guidelines, illustrations, and
visual examples. Design standards for mixed use devel-
opment are codified requirements in the Zoning or
Subdivision Code. Design gquidelines, on the other
hand, provide property owners and the public with
examples of techniques that can be used 1o achieve
the standards. The standards are general requirements
that can be met through a number of different crea-
five design solutions. The guidelines are suggested ap-
proaches that do not preclude other alternative tech-
niques from also being proposed as long as they meet
the intent of the standards.

This section starts out with a listing of the quantitative,
dimensional standards that apply to the MU zone dis-
fricts. Following that is a series of site design standards
and guidelines for block and street layout, building
placement, access and circulation, connectivity, pub-
lic amenities, parking, landscaping, and transitions. The
section concludes with standards for transit facilities,
lighting, and signage. Taken together, these standards
and guidelines represent a package of general site
layout requirements and site design approaches for
mixed use development in the three MU zone districts.
Additional standards specifically related to street de-
sign, ufilities, and drainage can be found below in their
own separately titled sections.

Each set of design standards below begins with a brief
infroduction and a purpose statement followed by the
applicable codified standards and, in most cases, as-
sociated guidelines. Where no standards have been
codified, only guidelines may be provided. Both stan-
dards and guidelines are illustrated as needed.
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A. Development (Dimensional)
Standards (7.3.706)
Introduction
The following table lists the dimensional standards for
the MU zone districts. These standards include the minimum
and maximum district size, minimum lot area,
maximum building height, and applicable build-to
lines (Figure IV.1). Other dimensional standards that
apply to landscaping, parking, signs, fences, lighting
and preservation areas in the MU zone districts are
listed in Article 4 of the Zoning Code. Figure IV.1—Build-to lines


A. Development (Dimensional)
Standards (7.3.706)

10" Max. Possibis—
Variatio

Infroduction

The following table lists the dimensional standards for
the MU zone districts. These standards include the mini-
mum and maximum district size, minimum lot areq,
maximum building height, and applicable build-to Bulldioiiine
lines (Figure IV.1). Other dimensional standards that Established
apply to landscaping, parking, signs, fences, lighting Build-ta-Area
and preservation areas in the MU zone districts are

listed in Arficle 4 of the Zoning Code.

R.O.W./Propeity L
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Table 3 Development (Dimensional) Standards
Mixed Use Zone Districts

STANDARDS | MU-NC | MU-CC | MU-R/EC | NQTES TO TABLE/ADDITIONAL REGULATIONS
DISTRICT SIZE
Minimum District Size none 10 ac 50 ac
Maximum District Size 10 ac none none

MINIMUM DISTRICT-WIDE AVERAGE FLOOR AREA RATIO (FAR)

Newer/Developing

Contextual SubArea none 0.25 0.25

Older/Established

Contextual Subarea none 025 025

Maximum FAR none none none

Calculation: FAR is calculated as an average across the
entire zone district-i.e.each individual building site or lot
does not need to meet the minimum FAR as long as the
minimum FAR is met across the entire zone district.  FAR
shall be calculated based on the gross land area in the
district measured from adjacent street center lines.

Applied to Vertical Mixed Use Buildings. The total gross floor
area devoted to non-residential uses in a vertical mixed
use building shall be included in the calculation of
minimum FAR.

Administrative Relief. Administrative relief may be granted
for up to a 12% reduction or a minimum of .22 FAR based
on physical site constaints of topography, drainage, and
the preservation of significant natural features.

MINIMUM RESIDENTIAL DENSITY

8 dwelling|8 dwelling
units per | units per
acre acre

Newer/Developing

none
Contextual Area

8 dwelling|8 dwelling
units per | units per
acre acre

Older/Established

none
Contextual Area

Cadlculation: Residential density shall be measured as an
average over the gross land area of only the residential
portion of the planned site or zone district.

Exemption: Subject to the mix of use requirements in
§7.3.702 above, when residential uses in a mixed-use
center are all contained in vertical mixed-use buildings,
the development shall be exempt from this minimum
residential density requirement.

Credit for Residential Density in Vertical Mixed-Use
Buildings: Subject to the mix of use requirements in
§7.3.702, when an activity center contains land area
devoted to residential uses in single-purpose buildings,
any additional residential dwelling units confained in
vertical mixed-use buildings within the Mixed-Use center
may be credited toward meeting this minimum
residential density requirement.

MAXIMUM BUILDING HEIGHT

Newer/Developing

1.2.3
Contextual Sub Area a5t

35 feet 65 ft1:23

The maximum building
height shall not exceed the

lesser of:
[11 125% of the average
height of buildings

located on the same
and facing block
faces; or

[2] 5 feet more than the
existing height(s) of
the immediatel
adjacent building or
buildings.

Older/Established
Contextual Area

Except in the MU-NC district, requests for additional
height shall are be subject to the standards and criteria
in HR-High Rise Overlay Zone (§7.3.503).

To provide a sensitive transition between land uses of
different intensities, any portion of a building within a
mixed-use zone district located within 100 feet of a
single-family or two-family dwelling shall not exceed 40
feet in height

Additional height may be allowed when a parking
structure is integrated into the design of a building
housing a principal use, as stated in §7.4.208 (Parking
Structures).
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STANDARDS

MU-NC

MU-CC | MU-R/EC

NOTES TO TABLE/ADDITIONAL REGULATIONS

FRONT BUILD-TO LINES (BY STREET TYPE)

Perimeter or Internal
Streets (by Mixed Use
Street Classification)

Expressway

Not applicable

Parkway—é Lane

Min: O ft.
Max: 25 ft.

Parkway—4 Lane

Min: O ft.
Max: 25 ft.

Entry/Spine Street

Min: O ft.
Max: (No residential on ground
floor): 5 ft.
Max (Residential on ground
floor): 15 ft.

Collector Street

Min: O ft.
Max: (No residential on ground
floor): 5 ft.
Max (Residential on ground
floor): 15 ft.

Local

Min: O ft.
Max: (No residential on ground
floor): 5 ft.
Max (Residential on ground
floor): 10 ft.

Minimum Building
Separation on Alleys

Minimum 30’ building-face-to-
building-face separation
across width of alley

The maximum front build-to line requirements shall apply to
both street sides of a comer lot or site.

The maximum front build-to line applies to principal and
accessory buildings and structures, but not including off-street
surface parking lots/areas or entryway features or signage.

For perimeter parkways or arterial streets, the build-to line for
the entire length of the street frontage along the zone district
shall be set wiithin the 0’ to 25 build-to area on the Concept
Plan. The primary fagade of each building may vary up to a
maximium of ten feet behind the build-fo line as set on the
Concept Plan, but shall not extend beyond the maximum 25’
build-to area.

For perimeter parkways or arterial street frontages that form
the boundary of a mixed use zone district, if 50% or more of
the entire length of the street frontage along the zone district
is occupied by building wall, then the edge of the parking
areas, including screening walls, adjacent fo the buildings
may be pulled up to within 4’ of the building facade. If less
than 50% of the entire length of the street frontage along the
zone district is occupied by building wall, then the edge of
the parking areas, including screening walls, adjacent to the
buildings must be set at the maximum 25 build-to line.

The maximum front build-to line requirements shall apply
only to the lower 30 feet or first two stories, whichever is less,
of a building, and higher portions of the building may be
stepped back further from the front property line.

To encourage pedestrian-friendly streets by bringing buildings
close to pedestrian sidewalks and ways, the City encourages
principal nonresidential buildings to be built to the back edge
of the public sidewalk (zero (0) feet build-fo line), except as
necessary to allow room for outdoor seating and service
areas, outdoor sales and displays, landscaping, emphasized
entryways integral to the building design, and similar
pedestrian and customer amenities.

The build-to area between the front property line and the
front building wall of residential strucutures may be used to
provide space for privacy, landscaping, private courtyards/
open areas, emphasized entryways integral to the building
design, and similar resident amenities.

Figure V.2—Parking with less than 50%
building frontage

Figure IV.3—Parking with 50% or more
building frontage
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Figure IV.4— A rational block pattern with
connected streets

B. Blocks, Buildings and Street
Networks

Introduction

The single most important element in the physical and
functional integration of mixed use development is
pedestrian orientation. The overall layout of a mixed
use project is built around a viable pedestrian reaim
that includes the pedestrian-friendly improvements
necessary to generate a high level of pedestrian ac-
fivity. The framework for a pedestrian-oriented layout
has three main components: 1) a block structure that
reflects a walkable arrangement and positioning of
uses, 2) building placement, orientation, and design
o enhance the pedestrian environment and street-
scape within that structure, and 3) a street network to
define the block edges, create continuous pedestrian
connections, and integrate pedestrian fravel with
other modes of fransportation.

Purpose

This part is intended to provide pedestrian-oriented
development by establishing well-defined pattern of
walkable blocks and intersecting streets, by ensuring
that building facades and streetscapes are designed
to be human-scaled and pedestrian friendly, by en-
suring that buildings relate appropriately to surround-
ing development, by creating a heightened sense of
place, by providing safe, efficient and convenient
vehicular access and circulation patterns, and by
promoting pedestrian-friendly new development in
MU zone districts.

Blocks

Standards (7.4.1203)

1. Block standards shall apply to all development that
contains four (4) acres or more of gross land areaq.

2. All development shall be arranged in a pattern of
interconnecting streets and blocks, while maintaining
respect for the natural landscape and floodplain.

3. Each block face shall range between a minimum
of two hundred (200) feet and a maximum of six hun-
dred (600) feet (Figure IV.5).

4. The average block face across each development
site and the entire MU zone district shall be a maxi-
mum of five hundred (500) feet,

5. For block faces that exceed four hundred (400)
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feet, a mid-block pedestrian passthrough (Figure IV.6)
shall be provided connecting opposite sides of block
faces.

6. An applicant may submit alternative block stan-
dards, provided that such alternative achieves the
intent of the above standards and the procedures
and criteria of § 7.3.708(C) — Alternative Compliance.

Guidelines

1. An enhanced drive aisle should be used to frame
block frontages that consist entirely of surface parking
areas.

2. For blocks that contain non-residential uses, mid-
block through-alleys are encouraged to enable sec-
ondary vehicle access.

3. A block is defined as a tract of land bounded by
streets, or a combination of streets and public parks,
cemeteries, railroad right of way, shorelines of water-
ways, or boundary lines of municipalities.

Building Entrance Orientation
Standard (7.4.1204)
All buildings shall have at least one building enfrance

Figure V.5 Block standards

Figure IV.6- Mid-block passthrough
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oriented toward an abutting infernal or perimeter
street with on-street parking, or toward an on-site pe-
destrian walkway connected to a public sidewalk.

Guidelines
1. The primary public entry to the building should be
visually obvious and emphasized through the use of
such architectural freatments as differing colors or
materials, arches or arcades.
2. A building adjacent to on-street parking should
have an entry on that side.
3. A building adjacent to an internal street or perime-
ter street with a sidewalk should have an entry on that
side.
4. Other building entrances may face other streets,
off-street parking areas, or loading arecs.
5. Building entrances should provide shade from the
sun and weather protection for pedestrians. This may
involve overhangs that are af least 48 inches deep,
arcades, roofs, porches, alcoves, porticos, awnings,
or any combination of these fea-
tures (Figure IV.7).
6. When a building has frontage on
4 more than one street, it should have
1 an entrance on each frontage;
7. When a building is located on
the corner of a block, it should have
an entry at the corresponding cor-
= — 1= 1 _ herof the structure (Figure IV.8).

INTERSECTIONS SUPFRTED
By ARCHITECTURE .

BUtONG ORIENTATED 7owAre
CORNER. OF ADJVACENT FERIMIEETR
O INTERSECTION,

Figure IV.8— Building orientation
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street

Site Design For Multiple Building Develop-
ments

Standard (7.4.1205)

All buildings shall be arranged and grouped so that
their primary orientation complements adjacent, exist-
ing development, as applicable, and is consistent
with one of the following site layouts:

Buildings orient toward, frame and enclose a
main pedestrian and/or vehicle access corridor
within the development site, including an entry/
spine street (Figure IV.9); or

Buildings orient foward, frame and enclose on at
least three sides, parking areas, public spaces or
other on-site amenities (Figure IV.10); or

Buildings orient foward and frame the comer of a
perimeter or intermnal street intersection (Figure
V.11); or

Buildings orient to adjoining development, re-
specting adjoining exterior street alignment(s)
(Figure IV.12).

A t r
Figure IV.11- Buildings oriented fo frame
enfrance

Figure IV.10- Buildings oriented towards
plaza
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An applicant may submit an alternative site layout
and building orientation pattern, provided such pat-
tern achieves the intent of the above standards.
Strictly linear or strip commercial development pat-
terns are prohibited.

Building And Streetscape Design
Standards (7.4.1206)
1. Building Design: All building facades (Figure IV.13)
that face a public street other than an alley, or face a
plaza or other public space, or contain the building's
primary customer or user entrance, shall be designed
according to the following standards. As applicable,
such features shall be applied, at a minimum, to the
first fifteen (15) vertical feet of building fagade.
a. For every thity feet (30) of building facade
length, the building shall incorporate modulated
and articulated building wall planes through use

of:
e Projections, recesses and revedls
_ expressing structural bays or other
s B K S aspects of the facade, with a
— EEE minimum change of plane of six
s inches (6"); and

e Changes in color or graphical
patterns, changes in texture, or
changes in building material.

Figure V.13- Changes of plane, color,

material and form b. A continuous pedestrian walkway extending
across the full length of the building fagade shall
be provided. Walkways shall be at least six feet
(6') wide.
2. Building Entrance Design: The primary public entry
to the building shall be clearly defined, and building
entrances shall incorporate elements that provide
shade from the sun and weather protection for pe-
destrians.

Guidelines

1. Site Layout & Building Orientation: Buildings should

be aranged and grouped so that their primary orien-

tation complements adjacent, existing development,

where applicable.

The pattern of building location should be consistent

with one of the following site layouts. The site layouts

below are stated in preferential order when proposed

for the new and developing contextual area of the

city:

e Buildings should orient toward and frame, or en-
close a main pedestrian and/or vehicle access
coridor within the development site (such as an

Figure IV.14- Buildings oriented fowards ; ; .
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e Buildings should orient toward, frame and enclose
on at least three sides, parking areas, public
spaces, or other on-site amenities;

e Buildings orient toward and frame the corner(s)
where a perimeter street intersects with an Entry or
Spine Street,

2. Build-to-Lines: To encourage pedestrian-friendly
streets by bringing buildings close to pedestrian side-
walks and ways, the City encourages principal, non-
residential buildings to be built to the back edge of
the public sidewalk (0 foot build-to line) except as
necessary to allow room for outdoor seating and ser-
vice areas, outdoor sales and displays, landscaping,
entryways, and similar pedestrian and customer
amenities. The build-to area between the front prop-
erty line and the front building wall of residential struc-
fures may be used to provide space for privacy, land-
scaping, private courtyards/open areas/entryways,
and similar amenities.

3. 'T" Intersections: The terminus of an intersecting

internal street or the main enhanced drive aisle

through a parking area that meets a block at a *T”

intersection should be located at approximately the

mid-point of the block. It should create a focal point

(Figure IV.15).

AN
Figure IV.15- Terminus

Buildings

Guidelines

1. Visual Interest and Compatibility: New buildings
should create visual interest in ways that are compati-
ble with the architectural character of the surrounding
area. This may be accomplished through the use of
such elements as similar rooflines, materials, colors,
fenestration, and other architectural details.

4]
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2. Texture and Relief: All buildings should create tex-
ture and relief in facades and should avoid large, flat,
unbroken, wall planes (Figure IV.16). They should take
advantage of the sun to highlight changes in plane,
material, and detail, using light and shadow.

3. Human Scale Detailing: Facades of buildings that

Figure V.17- Pedestrian-friendly facade

AROVECTIONG AND REVEALS Y]

ON ... EXFRESS STRUCTURA L
% ARTICULATION. .. _3% Bays OR OTNER ASPECTS
OF THE FACADE.
Figure V.16~ Articulation of block face

face the street should incorporate human-scale de-

tailing through the use of revedls, belt courses, cor-

nices, expression of structural or architectural bays,

recessed windows or doors, material or material mod-

ule changes, color and/or texture differences, or

strongly expressed mullions.

4, Weather protection elements should be comple-

mentary to the building’s design and the design of

contiguous weather protection elements on adjoining

buildings. Materials and design should be durable

and permanent.

5. The horizontal length of the facade of the ground

floor of buildings should include awnings, transparent

display windows, entry awnings, or other similar pedes-

frian-friendly features (Figure IV.17).

6. Each building housing a principal nonresidential

use should incorporate at least two (2) of the following

additional features on all building facades facing a

public street, public plaza, or public open space:

e Arcades;

o Arbors;

o Conftrasting building materials or textures;

e Incorporation of street furniture at the ground
floor;

e Incorporation of outdoor eating or seating areas
at the ground floor;

e Variations in rooflines along a single block face; or
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o Transparent windows that allow views into and out
of the building; black, mirored, or other opaque
surfaces should never be used.

Large Format Buildings

Guidelines

1. Any large-format building should incorporate either
an on-site amenity (e.Q., a plaza or public art installa-
fion), a visually interesting architectural feature (e.g., a
fountain or clock tower), or some other similarly visually
interesting feature or building element.

2. A large-format building should be located at ap-
proximately the mid-block at the street terminus point.
3. A “wrap” of smaller-scale retail, service, or other
commercial uses around atf least one side of the
large-format building’s ground floor exterior is encour-
aged.

Mid-Block Pedestrian Passthroughs
Guidelines

1. A mid-block pedestrian pass-
through or galleria, for blocks lar-
ger than 400, should be lighted
and designed to be safe and visu-
ally interesting for pedest