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Station Area Plan – Phase  1 Adoption

• Station Area Plan 
(Resolution R-5547)

• Comprehensive Plan 
Amendments 
(Ordinance O-4800)

• Parcel Rezones 
(Ordinance O-4801)

• Zoning Code 
Amendments / FBC
(Ordinance O-4802)

• Municipal Code 
Amendments & 
Design Guidelines      
(Ordinance O-4803)
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Community Input

24+
Meetings with Neighborhood & 

Community Organizations

Ongoing emails

to Planning Commission and City 

Council (hundreds)

69
Written Testimony for Phase 1 

public hearing

31
Spoken testimony at June 9 Public 

Hearing

10

14
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Station Area Plan Overview
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Transitions in Scale to Adjacent Neighborhoods

A Strong Public Spine

A network of Mobility Options

Focus Inclusive Growth Near Transit

Chapter 05

Vision and Urban 

Design Framework

The Community Vision is 

supported by cohesive 
urban design strategies 

used throughout 

character areas.

Leverage Existing Natural Systems and Resources
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Key Urban Design Elements in Character Areas 

The framework coordinates a set of urban design elements that respond to community input and are intended to 
achieve the plan goals in different character areas. These elements are described in the following elements of the plan.



FORM-BASED CODE 

RECAP



Form-based Code 

Table of Contents

New Base Requirements for rezone parcels

Urban Design

• Frontage standards to support 

pedestrian-scaled, active environments

• Transition standards

Mobility

• Enhanced street improvement 

standards to support walking and rolling

• New bike parking requirements and 

lower minimum required vehicular 

parking ratios

Sustainability

• High Performance Building Standards

• Renewable Energy Production

• Green Factor



Form-based Code 

Concepts

Design Guidelines
Site Planning

Façade Design

Building Materials

Lighting & Signs



Min Street Level 
Façade Width

Corner 
Design

Ground Floor 
HeightFront Setbacks

/Porch Design 

Lighting & Signage

Regulating District

Frontage Type

Districtwide Standards
Design Guidelines







Street Types Overview



Urban Street Edge Plaza/Public SpaceRetail & Active Uses Private YardResidential Stoop/Porch

Frontage Types Overview

• Major Thoroughfare
• Main Street
• Neighborhood Mixed Use
• Neighborhood Residential Street
• Green Midblock Connection

• Major Thoroughfare
• Main Street
• Neighborhood Mixed Use

• Neighborhood Mixed Use
• Neighborhood Residential Street
• Green Midblock Connection

• Major Thoroughfare
• Main Street
• Neighborhood Mixed Use
• Neighborhood Residential Street
• Green Midblock Connection

• Neighborhood Residential Street
• Green Midblock Connection

Applicable Street Types Applicable Street Types Applicable Street Types Applicable Street Types Applicable Street Types













Areawide Standards

Green Innovation
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From Chuck:

Green Factor markup of what you 

get with it beyond typical landscape 

and stormwater standards

Green Factor in Application

PUBLIC REALM 
AMENITY

ON-SITE PLAZA

OR

ON-SITE 
POCKET PARK

GREEN FACTOR

SMALL TREES

LANDSCAPED 

AREAS WITH 24” 
SOIL DEPTH

NATIVE/ DROUGHT 
TOLERANT PLANTS 
THAT SUPPORT 
HABITAT

CONTRIBUTE TO 
DISTRICT 
SUSTAINABILTLY 
WITH TREE CANOPY 
OR STREAM HEALTH

BIORETENTION 
FACILITIES



Design Guidelines

• Review by the Design Review Board will be required for new 

buildings greater than one (1) story in height or greater than 

10,000 square feet of gross floor area.

• Site Planning guidelines include:
• Streetscape

• Public Spaces (plazas, courtyards, terraces, gardens)

• Pedestrian Connections & Wayfinding

• Lighting

• Screening of Trash & Service Areas

• Signs

• Landscaping

• Building Design guidelines include:
• Orientation to Street

• Massing/Articulation

• Parking Garages

• Blank Wall Treatments

• High-Quality Design

• Draft also includes specific guidelines by character sub-district

Lighting & Signage



Phase 1 Adopted Parcel Rezones
Commercial Mixed Use Regulating District only

Existing Zoning within Phase 1 Proposed CMU Rezones for Phase I 

MAXIMUM ALLOWED HEIGHT

BASE MAXIMUM ALLOWED HEIGHT

BONUS MAXIMUM ALLOWED HEIGHT

REGULATING DISTRICT



FORM-BASED CODE 

PH 2 DISTRICTS



Regulating Plan

Phase 2 Districts

• Commercial Mixed Use (CMU): This zone is intended to encourage 

uses consistent with large scale commercial and office development. It 

allows for commercial and civic/institutional uses. Maximum heights are 

established in the Regulating Plan and range from 60 ft west of I-405 to 

250 ft east of I-405. 

• Neighborhood Mixed Use (NMU): This zone is intended to encourage 

uses consistent with a mixed-use neighborhood that includes 

commercial development and a range of residential development 

types. It allows for commercial, civic/institutional, residential uses. 

Maximum heights are established in the Regulating Plan and range 

from 60 ft west of I-405 to 150 ft east of I-405. 

• Neighborhood Residential (NR): This zone is intended to encourage 

uses consistent with a primarily residential neighborhood that includes 

a range of residential development types and small scale commercial 

and civic/institutional development. It allows for residential, 

commercial, and civic/institutional uses. Maximum heights are 

established in the Regulating Plan and range from 30 ft west of I-405 to 

45 ft east of I-405. 

• Urban Flex (UF): This zone is intended to encourage uses consistent 

with a mixed-use neighborhood that supports light industrial uses 

consistent with an urban, walkable character. It allows for commercial, 

retail, civic/institutional, and residential uses. Maximum heights are 

established in the Regulating Plan and allow heights up to 45 ft west of 

I-405. 

• Civic Mixed Use (CVU): This zone is intended to encourage uses 

consistent with a mixed-use environment anchored by 

civic/institutional uses. It allows for commercial and civic/institutional 

uses. Maximum heights are established in the Regulating Plan and 

allow heights up to 75 ft east of I-405. 

(Adopted in Phase 1)



Neighborhood Mixed Use District

This zone is intended to encourage uses consistent with a mixed-
use neighborhood that includes commercial development and a 
range of residential development types. It allows for commercial, 
civic/institutional, residential uses. Maximum heights are 
established in the Regulating Plan and range from 60 ft west of I-
405 to 150 ft east of I-405. 



Urban Flex District

This zone is intended to encourage uses consistent with a 

mixed-use neighborhood that supports light industrial uses 

consistent with an urban, walkable character. It allows for 

commercial, retail, civic/institutional, and residential uses. 

Maximum heights are established in the Regulating Plan and 

allow heights up to 45 ft west of I-405. 





Tonight's FBC Topics

• Transition Strategies

• Neighborhood Mixed Use Standards

• Urban Flex Standards

• Parking Rates

October 27 FBC Topics

• Incentive Zoning Program Structure

• Civic Mixed Use Standards

• Transition Strategies

November 10 

• Phase 2 FBC - Part 3 (Topics TBD)

Next Steps

• October 24: Community Open House and Q&A Session

• October 27: Planning Commission Study Session – draft FBC Part 2

• November 10: Planning Commission Public Hearing – draft FBC Part 3

• November 15 (tentative): City Council Public Hearing – Planned Action Ordinance (PAO)

• December 8 (tentative): Planning Commission Public Hearing – Phase 2 FBC



PC Discussion: Transitions
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• Is the current transition 

standard appropriate 

between all zones?

• Are there areas where the 

height difference that 

triggers a transition 
strategy should be 

adjusted?

• Are there areas within the 

FBC boundary that 
warrant additional 

massing restrictions?



PC Discussion: Neighborhood Mixed Use Regulating District

©Mithun

•Should the FBC in this 

regulating district establish 

use requirements at the 

active street level?

•Are there any draft 

regulating standards that 
should be adjusted (e.g., 

setbacks, upper story 

stepbacks, maximum floor 

plates)?



PC Discussion: Urban Flex Regulating District
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•Should the FBC in this 

regulating district establish 

use requirements that restrict 

residential street level uses, 

or are there locations where 

street level residential uses 

are acceptable?

•Are there any draft 

regulating standards that 

should be adjusted (e.g., 

setbacks, upper story 
stepbacks, maximum floor 

plates)?

•Are there any additional 

standards that should be 
considered in to support the 

planned vision for this area?



PC Discussion: Parking and Other FBC Questions
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•Does the Planning 

Commission have feedback 

regarding the 

recommended parking 

standards?

•Other: Are there any other 

specific FBC sections that 

the Planning Commission 

would like to cover on 

October 27?

Land Use Minimum Required Parking

Residential: Detached 

Dwelling Unit

2/unit

Residential: Attached or 

Stacked Dwelling Units

0.75/studio unit

1/one bedroom unit

1.25/two bedroom unit

1.5/three or more bedroom unit

Residential: Assisted Living 

Facility

0.5/unit

Residential: Convalescent 

Center

.5/bed

Commercial 2/1000 SF GFA

Industrial 1/1000 SF GFA

Breweries, wineries or distilleries shall apply the minimum 

required industrial parking rate only for the portion of the 

building engaged in industrial uses. Tasting rooms for 

breweries, wineries, or distilleries shall provide parking at 

2/1000 SF GFA.

Institutional Set by the City Transportation Engineer under KZC 105.25


