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INTRODUCTION

This summary report is prepared in fulfillment of Tasks C and D identified in the Scope of Work 
Summary for the Downtown Links Optional Overlay Zone1. Section I presents an overview and 
analysis of four ordinances from different municipalities where zoning is used to implement transit 
and/or pedestrian-oriented development. Section II provides a reference to the three City of Tucson 
Planned Area Development (PAD) documents studied as possible content models for this work. Section 
III introduces a chapter-by-chapter outline proposal for the Downtown Links Urban Overlay District 
(DLUOD) rezoning process incorporating the useful elements identified in the four ordinances and the 
three PADs studied.  

The Downtown Links Urban Overlay District is a new optional alternate zoning district that is proposed 
to implement the Downtown Links Land Use and Urban Design Plan, a companion document to the 
Downtown Links roadway project. The Downtown Links roadway project is the final product of a 
series of roadway designs intended to physically connect the western terminus of the Barraza-Aviation 
Parkway at Broadway in Tucson Arizona, one mile west to the alignment of Interstate 10. As the scope of 
work for the engineering and planning for the Downtown Links roadway project was being developed, 
it became apparent to the City of Tucson Department of Transportation that Downtown Links had 
to be much more than a “roadway and stormwater drainage project”. The development opportunities 
enabled by this planning process complemented the transportation component. The strategic location 
of the transportation project relative to a larger goal of downtown Tucson revitalization required a 
companion planning process to insure that Downtown Links became a catalyst for positive community 
development and not just a road. The Downtown Links Urban Design and Land Use Plan is a result of 
that vision and the almost three years of extensive and comprehensive community process that followed 
that progressive planning decision. 

1 The proposed Downtown Links Optional Overlay Zone will be referred as Downtown Links Urban Overlay District 
(DLUOD) from here on.
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The goal of The Downtown Links Land Use and Urban Design Plan is to develop an implementable plan 
that carries forward the revitalization goals and objectives of Downtown, the adjacent neighborhoods, 
the adjacent districts, and the various property owners and stakeholders. The plan was approved and 
adopted by the Mayor and Council of the City of Tucson on September 1, 2009. 

Downtown Links Urban Overlay District (DLUOD) is proposed as the regulatory tool to implement the 
Downtown Links Land Use and Urban Design Plan. The urban overlay district will be an alternative 
zoning choice. This will give the property owners in this district the choice of following either the 
provisions of the underlying zoning district (along with all applicable other zoning layers) or the fully 
developed DLUOD with all of its by-right provisions. Of course a third choice is always available to 
each property owner: pursuing his or her rezoning or PAD on his or her own property. 

Once chosen by the property owner, the DLUOD will entirely replace the underlying zone and all other 
applicable overlay zones. Since the DLUOD will entirely replace the underlying zoning, the rezoning 
format of the Planned Area Development (PAD)2  format outlined by the City of Tucson in the Land Use 
Code, including its site analysis section, will be used. The PAD format is also preferred because it will 
allow for a structured, comprehensive, and easy-to-understand document including a detailed description 
of permitted land-uses, regulations governing those uses, and form-based design guidelines. 

Currently, the existing enabled overlay zones in Tucson are designed to modify existing zoning rather 
than replace it. Since the proposed DLUOD will provide an alternative zoning choice, an enabling text 
amendment to the Land Use Code is required. Precisely such a text amendment (Urban Overlay District) 
is being proposed by City of Tucson staff (see Appendix) and is moving through the approval process.  

                                 

2 PADs also replace the underlying zoning regulations. 
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SECTION I 
BACKGROUND STUDY OF ORDINANCES FROM OTHER MUNICIPALITIES  

This section presents an overview and analysis of four ordinances from different municipalities where 
zoning is used to encourage transit and/or pedestrian-oriented development patterns, similar to what is 
envisioned by the Downtown Links Land Use and Urban Design Plan. These ordinances are analyzed 
to identify useful tools and elements that can be incorporated into the DLUOD, a new overlay district 
proposed to implement the Downtown Links Land Use and Urban Design Plan.  

The first ordinance discussed below is a planned unit development (PUD)3 from Denver, Colorado. 
A PUD is included in this background study because the Downtown Links Urban Overlay District 
(DLUOD) will be laid out in the format of a planned area development (PAD) and it will function like 
a PAD once accepted by a property owner. 

Figure 2 - Sub-areas of the Commons PUD District from Denver, Colorado

3 Same as a planned area development (PAD). 
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The second example is a pedestrian and transit-oriented combined district from Palo Alto, California. 
A transit-oriented development district is included in this study because Tucson’s modern streetcar, 
planned to be in operation by 2012, will go through one sub-area of the Downtown Links Urban Overlay 
District and will be within close proximity to others. Therefore, the provisions of the DLUOD will 
encourage a strong pedestrian and transit-oriented character. 

Figure 3- California Avenue Caltrain Station pedestrian and transit-oriented development (Palo Alto, CA)
 
The third ordinance is a form-based code from Farmers Branch, Texas which was adopted to foster a 
vibrant town center near the light rail station. Form-based codes (FBC) focus primarily on controlling 
urban form with a weaker emphasis on land use. They encourage pedestrian-oriented mixed-use 
development and lead to a more predictable urban form through regulating the relationship of buildings 
to one another and to the adjacent public realm. Consequently, FBCs are increasingly being adopted by 
communities that would like to control the urban form in a way that encourages a pedestrian-oriented 
urban environment. FBCs also incorporate detailed design guidelines into the code, thereby making the 
guidelines regulatory rather than advisory. A form-based code example is included in this study since 
the DLUOD ordinance will also be concerned with creating an urban form that will facilitate a vibrant 
pedestrian environment. 

The fourth document studied is the Urban Streetscape and Design Standards created for the West 
Sacramento Bridge District. The standards are organized following a street-based FBC approach where 
development standards are established for each pre-defined street type. The standards are intended 
to define the character of the new Bridge District as it is transformed from an under-utilized former 
industrial railroad area into a vibrant mixed-use activity center. This document is included in the study 
since the DLUOD ordinance will also incorporate design standards to facilitate the transformation of a 
district which is somewhat similar to Sacramento’s Bridge District.
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Figure 6 - Commons PUD streetscape standards

Figure 7 - Commons PUD parking garage             
standards

1. The Commons Planned Unit Development (Denver, CO) 

The Commons is a PUD district located near downtown Denver, adjacent to a railroad.  The district 
used to be a major industrial area with rail yards and warehouses; however, as a result of the decline 
in freight and passenger rail, the area became dilapidated with deteriorating infrastructure  and vacant 
buildings. The PUD district, created to revitalize the area, has six sub-areas with somewhat distinct 
character totaling to 6.2 million square feet of buildable space. The PUD aims to create a mixed-use area 
with urban character while integrating land-use and transportation. Allocated densities differ among the 
sub-areas, but the entire district is envisioned to be pedestrian-oriented.

Below is a list of useful elements identified in the Commons PUD that can be incorporated into the 
Downtown Links Urban Overlay District:

Design guidelines and standards: 
Specific guidelines and standards are created for individual streets and intersections rather than 
following a one-size-fits-all approach. Street-specific guidelines and standards pertain to right-
of-way and sidewalk widths, on-street parking, sidewalk and street lighting, paving, landscaping, 
and other pedestrian amenities.  
Section and plan graphics are used to illustrate and clarify the guidelines and the standards. 
District-wide “special sites” are identified in key locations that will have a significant impact on 
the urban form of the district. Additional design and development considerations are outlined for 
these sites regarding architectural features, building orientation, pedestrian entries, microclimatic 
impact of the buildings, automobile and service access, etc. 
Guidelines for vehicular access and circulation are provided for the entire PUD district. In order to 
enhance the pedestrian experience, zones are identified within which curb cuts are not allowed. 
Build-to and setback zones are established and clearly shown on a diagram for the entire PUD 
district.  Graphical examples are provided to illustrate buildings that meet build-to requirements 
on corner lots and mid-block lots. 
Detailed criteria for bulk reduction are established for buildings taller than 140 feet.
Standards and guidelines are created for buildings regarding architectural scaling elements, 
fenestration, building materials, building entries, arcades, and roofs. 
Standards are established addressing the microclimatic impacts of built structures. 
Standards and guidelines are created for parking garages to minimize their impact on the pedestrian 
realm. 

•

•
•

•

•

•
•

•
•
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Figure 8 - Commons PUD build-to zone map

Zoning:
Ratios of dwelling units per acre or F.A.R. provisions4 are not used in calculating density in 
the Commons PUD. Instead, allowable densities are determined by the regulations for building 
heights, setbacks, build-to zones, and parking. 
A l ist of permitted uses is provided for each sub-area. The list is kept simple with a limited number 
of uses requiring special review. Zoning allows for a mix of uses throughout the district. 
Residential infill development, including live/work units, is encouraged to create a critical mass 
of people living in the district. 
An active use diagram is prepared indicating the zones where pedestrian-active uses are required 
at the ground floors of the buildings. Special design guidelines and standards are created for 
buildings to be constructed in these zones. 
A building height diagram is created for each sub-area showing maximum allowable building 
heights by location. 
Diagrams are provided for each sub-area displaying locations where stand-alone parking structures 
and surface parking lots are not allowed.

4 F.A.R. provisions are generally not favored by more “progressive” zoning codes geared towards achieving an urban 
character on the grounds that they are abstract, lead to unpredictable physical results and are not focused on the desired urban 
form or how buildings would relate to the adjacent public realm.

•

•

•

•

•

•
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A simple list of permitted and not 
permitted land uses is created with an 
emphasis on a mix of land uses. 
Detailed provisions for live/work 
units are provided. 
Context-based design criteria 
are created regarding sidewalks, 
pedestrian and bicyclist amenities, 
building facades and massing.
Good graphical illustrations are used 
to explain the design criteria. 
Guidelines  are provided for transition 
from higher density areas to lower 
density residential neighborhoods 
addressing building massing and 
orientation with respect to views/
privacy, shade and sun impacts, 
noise, etc.
Sustainability and green building 
design guidelines are provided, such 
as passive solar orientation, on-
site stormwater management, and 
microclimatic landscape design. 

•

•

•

•

•

•

Figure 9 - Palo Alto streetscape standards

Figure 10 - Palo Alto passive solar design standards

2. Pedestrian and Transit Oriented Development Combining District for the California Avenue 
Caltrain Station (Palo Alto, CA)

The Pedestrian and Transit Oriented Development Combining District of Palo Alto was created to allow 
for higher density residential and mixed-use development on parcels with commercial, industrial, and 
multi-family zoning designations within close proximity to the California Avenue Caltrain station. At 
the same time, the district offers protection to existing lower density residential areas and parcels with 
historic resources.
 
The Palo Alto Pedestrian and Transit Oriented Development (PTOD) Combining District functions as 
an optional overlay zoning district. It can be combined with a number of base zoning districts and in 
most cases its provisions apply in lieu of the provisions established by the underlying districts. The 
district regulations are very much geared towards creating a functional, comfortable, and attractive 
environment for pedestrians and bicyclists. The district is created for an area surrounding a commuter 
rail station, but the same transit-oriented development principles TOD can be applied to light rail. 

Below is a list of useful elements identified in the Palo Alto document that can be incorporated into the 
Downtown Links Urban Overlay District.
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3. Farmers Branch Station Area Form-Based Code

The Farmers Branch form-based code was adopted as an implementation tool for an earlier master plan 
based on the acknowledgement that zoning changes as well as new development and design guidelines 
were needed in order to carry out the desired objectives of the plan. The code is designed to foster a 
mixed-use, pedestrian and transit-oriented, vibrant town center around the light rail station. 

Below is a list of useful elements identified in the Farmers Branch Form Based Code that can be 
incorporated into the Downtown Links Urban Overlay District:

The code regulates development through 
setting detailed provisions for building 
form while setting more flexible parameters 
regarding land use and density.
The code is comprised of a regulating 
plan (determining how each lot relates to 
adjacent public spaces through required 
building lines and parking setback lines), 
street-type specifications (determining street 
characteristics such as vehicular lane widths, 
sidewalk dimensions, on-street parking 
regulations etc.), building envelope standards 
(regulating building placement and required/
permitted building elements), streetscape 
standards (regulating street trees and other 
amenities), and architectural standards 
(governing architectural elements such as 
materials and construction techniques).
The regulating plan shows the locations of 
the five pre-determined street types in the 
Station Area, each associated with specific 
streetscape standards.
The code incorporates plan/section 
combination drawings to illustrate different 
streetscape standards.
The code includes detailed building 
envelope standards (including height, 
siting, and certain required and/or permitted 
architectural elements, such as colonnades, 
stoops, balconies, porches, and street walls) 
for all building sites within the Station 
Area.
The code has a section on architectural 
standards regarding building walls, roofs and 
parapets, street and garden walls, windows 
and doors, building materials, signage, 
lighting, and mechanical equipment.

•

•

•

•

•

•

Figure 11 - Farmers Branch FBC building envelope standards
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4. West Sacramento Bridge District Implementation Plan Urban Streetscape and Design Standards

The Urban Streetscape and Design Standards were recently prepared for West Sacramento’s Bridge 
District, which used to be an active railroad industrial area but later fell into decline leaving behind 
vacant and underutilized properties. It is now envisioned to be a revitalized as a vibrant mixed-use urban 
waterfront neighborhood. The Urban Streetscape and Design Standards were created following a street-
based FBC approach where development standards are established for each pre-defined street type. 

Below is a list of useful elements identified in the West Sacramento Bridge District Implementation 
Plan Urban Streetscape and Design Standards that can be incorporated into the Downtown Links Urban 
Overlay District:

The document is organized in a very 
user-friendly way including a section 
on how to use the standards.
The document makes good use of 
character imagery to demonstrate the 
envisioned urban form in the district. 
The standards heavily rely on good 
graphical illustrations for explaining 
the provisions.
Streetscape standards include design 
standards created specifically for each 
individual street within the district, 
incorporating very clear and attractive 
graphical illustrations for street cross-
sections and pedestrian areas. 
In addition to street-specific design 
standards, general design guidelines 
are provided regarding street 
plantings, paving materials, street 
furnishings and utilities, service and 
access, corners and crossings, and 
bicycles. 
Land use is kept flexible throughout 
the district; however, there are streets 
where all buildings must provide retail 
uses on the ground floor. 

•

•

•

•

•

•

Figure 12 - West Sacramento streetscape standards
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SECTION II
CITY OF  TUCSON PLANNED AREA DEVELOPMENT ORDINANCES

In addition to ordinances from different municipalities, three City of Tucson PADs were studied as 
possible content models for the DLUOD: Civano PAD, Tucson Medical Center PAD, and The Bridges 
PAD. These ordinances were chosen from among the more recent PADs adopted by the City. 

For the purpose of the proposed DLUOD, the City of Tucson PADs appear to be less useful content 
models than the ordinances studied from four other municipalities. The primary reason for this is because 
these PAD documents are prepared for sites under single ownership to enable a comprehensively planned 
development. DLUOD, on the other hand, is significantly different as it encompasses multiple parcels 
under various ownership. (Since PAD documents are typically prepared for sites under single ownership, 
they can determine the exact type of development that will occur on specific parcels. However, the 
DLUOD will be more similar to a zoning district than a PAD in that it will regulate future development 
regarding land use and urban form without precisely dictating what will be built on each parcel.) The 
PADs studied are also found to be unsuitable as content models for the most part as they have neither 
the desired emphasis on urban form with detailed design standards nor the desired level of reliance on 
graphical illustrations to communicate these standards. The Bridges PAD is an exception in that it makes 
extensive use of graphical illustrations; however, the graphics do not convey an area as urban as the 
DLUOD.  

On the other hand, the site analysis sections of the studied City of Tucson PADs have been very helpful to 
guide the site analysis that will be completed for the DLUOD. The site analysis outline for the DLUOD 
has been created based on both the elements required by the City in PAD proposals and the information 
included in the three PADs studied. The site analysis section of the DLUOD will be highly informed by 
these PADs in terms of both content and organization.

Figure 13 - The Bridges PAD
45The Bridges | Planned Area Development February 2007
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Figure 14 - Civano PAD
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SECTION III 
DOWNTOWN LINKS URBAN OVERLA Y DISTRICT OUTLINE
 
This section introduces a chapter-by-chapter outline proposal for the Downtown Links Urban Overlay 
District. DLUOD will be established through the same public process as PADs which requires a Zoning 
Examiner Legislative Procedure. Below is the flow chart taken from the City of Tucson Land Use Code 
summarizing the Zoning Examiner Legislative Procedure. 
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An oblique regional map highlighting the DLUOD, Downtown, U of A, 4th Avenue, and the 
street car route. 
A description of the purpose, scope, main concepts, and goals of the PAD District, describing the 
following:

Substantial conformance with the General Plan and City land use plans which encompass 
all or part of the proposed PAD District. 
The rationale for the use of a PAD zone rather than the use of other zones
The benefits to the community and the applicant by the use of a PAD District.
The suitability of the PAD District to significant environmental factors if applicable.
The compatibility of the PAD District with adjoining land uses.
The physical and economic suitability and feasibility of the PAD District with existing 
infrastructure and services.

Discussion of the Downtown Links Land Use and Urban Design Plan
Discussion of how DLUOD has evolved (an optional overlay zone as an implementation tool for 
the Downtown Links Land Use and Urban Design Plan: blending PAD with overlay zoning)   

Site analysis maps will be for the entire DLUOD. 

2.1 Significant natural and built constraints of the site and surroundings
General site inventory maps (1 map for each item for the entire DLUOD):

Washes
Archeological map including the military cemetery 
Hazardous materials map

2.2 Major transportation and circulation elements intended to serve the PAD District
Separate maps for different modes of transportation for the entire DLUOD including:

Downtown Links, main roads and I-10 
Bus routes/stops
Street car route/stops
Bike routes

Text will clarify the distinction between existing vs. future elements. 

2.3 Existing zoning of the PAD District site and parcels within one hundred fifty (150) feet
Zoning maps broken up by zone (all maps for the entire DLUOD) 
Discussion of I-1 issues regarding residential development
Information on the USA Building site (currently exempt from zoning, but this will change if it is 
sold) 
Information regarding the current status of El Mirador rezoning  

2.4 Adjacent parcels and structures within one hundred fifty (150) feet of the PAD District 
boundary

1 black-out map for the entire DLUOD

•

•

•

•
•
•
•
•

•
•

•
•
•

•
•
•
•

•
•
•

•

•

CHAPTER 1 - INTRODUCTION AND POLICY

CHAPTER 2 - SITE ANALYSIS
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2.5 Off-site open space, recreational facilities, parks, and trails within one (1) mile of the PAD 
District site

1 map for the entire DLUOD including a key with names, sizes, and uses

2.6 Public, educational, community, and cultural facilities on site and within one (1) mile off site
Libraries, schools, health care facilities, fire/emergency vehicle services, law enforcement services, 
postal services, and other facilities (community center, etc) Map will be big enough to include the 
U of A (1 map for the entire DLUOD) 

2.7 Existing drainage
HDR will provide this info.

2.8 PAD District site affected by any overlay zone ordinances and the Major Streets and Routes 
(MS&R) Ordinance

N/A in terms of overlay zones.
Explanatory text here about how these other overlays won’t apply to the DLUOD.

2.9 Inventory of existing structures, roads, and other development
Land ownership maps for the entire DLUOD. Separate maps for parcels in:  

Single ownership
Related ownership (one person being a partner in multiple lots with other partners - 
LLCs.)
Public ownership (broken up by state, city, etc.) 

Existing land uses 
Vacant land 
Existing building heights (block-by-block oblique aerial maps)
Road inventory (curb-to-curb and right-of-way widths)
Sidewalk inventory (width, continuity, accessibility, condition) 

2.10 Location and extent of existing provisions for sewage disposal, effluent use, and stormwater 
drainage 

HDR will provide this info.

2.11 Inventory of existing infrastructure and public services
Existing utilities including water, natural gas, electric, and waste management

2.12 Hydrology and water resources 
HDR will provide this info.

2.13 Topography and slope
HDR will provide this info.

 
2.14 Vegetation and wildlife

Wheat Scharf will provide this info.

2.15 Geology and soils
HDR will provide this info.

•

•

•

•
•

•
•
•

•
•
•
•
•
•

•

•

•

•

•

•
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2.16 Viewsheds and visual analysis
Wheat Scharf will provide this info.

2. 17 Paleontological and cultural (archaeological and historical) sites, structures, and districts.
Pre-historic cultural resources map for the entire DLUOD.
Historic and eligible historic districts for the entire DLUOD.

Add 4th Avenue to this section and state that it is “not formally determined to be an eligible 
district by the SHPO, but preliminary historical research for the street car project indicates 
that it is likely to be an eligible historic district and eventually a federal historic district

Map of contributing vs. non-contributing properties in historic districts for the entire DLUOD.
 

Introductory text including a description of the district in general and the fact that it is divided into 
4 sub-areas with respective distinct characters
Map showing the DLUOD boundaries and the 4 sub-areas
Description of DLUOD boundaries (plus a legal description, if needed)
“How to use this code?” section
Standards and responsibilities for maintenance of infrastructure and the fact that the infrastructure 
is public.
Standards for the phasing and construction of streets proposed for the PAD District or needed 
for servicing the project as identified in the required study(ies) submitted with the PAD District 
proposal.
A traffic and transportation study which includes trip generation factors for various modes, 
estimated trips per day by land use, proposed vehicular access and circulation plan, and traffic 
impacts by mode on adjacent development. 
Impacts on existing structures, roads, and other development. 
Impacts on existing infrastructure and public services. 

3.1 SUB-AREA 1: IRON HORSE 
Short area description and goal statement 
Sub-area map

 
Land uses

List of permitted land uses allowing for mix of compatible uses
Additional provisions for live/work units 
Map of locations where pedestrian-active uses (which will be defined) are required on the 
ground floor 
Affordable housing (mechanisms will be identified) 

Streetscape Standards 
Short introduction explaining how the streetscape standards will work 
Unique streetscape standards for all the streets that fall within the area boundaries. Standards 
will be more illustrative than verbal. Illustrations for the following will be included: 

Street cross-section showing the total ROW width broken up by proposed sidewalk, 
bicycle lane, parking lane, travel lane, turn lane, light rail lane, and median widths 
(whichever applicable) 

•

•
•

•

•

•

•
•
•
•

•

•

•
•

•
•

•
•
•
•

•

•
•
•

•

CHAPTER 3 - DLUOD PROPOSAL
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Pedestrian realm showing the total sidewalk width broken up by furnishing zone, 
clear zone, and building frontage zone
Pedestrian realm with the optional building setback for relevant streets 

Curb cut regulations (no more than 1 curb cut allowed per property) 
Reference to section 3.5 for general streetscape standards

Block Standards 
Short introduction explaining how the block standards will work 

No FAR or ratios of dwelling units per acre (density will be determined by allowable 
building heights, setbacks/build-to zones and open space requirements)

Building height map for the sub-area showing the maximum allowable building heights for 
each parcel (or a combination of parcels) in the sub-area 
Map showing the setback and build-to zones for the sub-area taking visibility requirements 
into consideration. 

Architectural standards 
Building materials 
Architectural scaling elements 
Fenestration
Building entries
Roofs
Passive solar design 

  
Parking

List of parking regulations
Surface parking lots will not be allowed in any of the sub-areas
There will not be any parking requirement other than the in-lieu fee ($10,000 per 
residential unit or per 600 square feet of commercial space) 
If the developer chooses to provide parking it has to be underground or in-structure 
which can not front on the property. 

Historic Structures
Statement of restrictions regarding historic structures

Contributing properties in a National  Register historic district can not be demolished. 
New developments must incorporate  contributing properties in  such a way that they 
retain their “contributing” status. Exceptions can be granted by the approval of 2/3rds 
of the Tucson-Pima County Historical Commission and the City of Tucson Historic 
Preservation Officer.

3.2 SUB-AREA 2: 4TH AVENUE
Same outline as sub-area 1 (curb cut regulations will state “ no new curb cuts on 4th Avenue”)

•

•
•
•

•
•

•

•

•

•
•
•
•
•
•
•

•
•

•
•

•

•
•

•



19

3.3 SUB-AREA 3: WAREHOUSE TRIANGLE DISTRICT
Same outline as sub-area 1 except the following section will be added:

Building massing and Open Space (This will be affected by property ownership)
Illustrations for building massing for larger sites in this area 

Scaling of buildings in such a way to let the southern sun to lower stories
Standards for mid-block courtyards (dimensions, landscaping, shade/sunlight, 
seating, access) 
Standards for pedestrian circulation between these courtyards 

3.4 SUB-AREA 4: WAREHOUSE TOOLE ARTS DISTRICT 
Same outline as sub-area 1 except parking regulations will differ in this sub-area (TBD).

3.5 GENERAL STREETSCAPE STANDARDS
Street furnishings 
Lighting
Signage
Landscaping
Paving materials 
Curb materials 
Tree grates 
Stormwater planters
Corners and pedestrian crossings 

3.6 ADMINISTRA TION
Applicability

Description of how the optional overlay zone will work
Map of historic structures and description of restrictions regarding contributing historic 
structures 

Administration
Description of the administrative review process 

3.7 DEFINITIONS

•
•

•
•

•

•
•
•
•
•
•
•
•
•

•
•
•

•
•
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APPENDIX 
Excerpt from Mayor and Council Memorandum (Study Session Item #4 - March 09, 2010)

Urban Overlay District (UOD)  - In September 2009, when the Mayor and Council adopted the 
modification of development regulation for the Infill Incentive District (IID), it also changed the Planned 
Area Development District (PAD) provisions to better facilitate new infill areas like the Downtown Links 
study area which runs along the Downtown Links road alignment between 1-10 and Euclid Avenue.

The goal was to create a second zoning option allowing both current zoning and have a zoning option 
that encouraged infill development. While the revised PAD could accommodate this goal, within a PAD 
land use proposal document, the problem was the City’s zoning map would indicate a uniform PAD area 
rather than showing an infill overlay option with existing underlying zoning.

Staff recommends the creation of an overlay district that is focused on pedestrian and transit-oriented 
development that Mayor and Council can initiate. A new Urban Overlay District could use the processing 
of a PAD but also indicate more clearly on a City zoning map that property has two potential uses, i.e., 
the underlying zoning and zoning and design regulations to accommodate an urban infill option.

LUC Committee Comments - The Committee asked what is the difference between the IID and the 
proposed overlay. Staff said the IID is administrative and gives dimensional relief to development 
proposals in existing zones. The UOD would require a rezoning with typical notification to affected and 
adjoining property owners. A member asked if the overlay could be applied to the Downtown and create 
a downtown district. Staff answered yes, if the Mayor and Council initiated such a rezoning. A member 
asked if such a rezoning could create Proposition 207 issues. Staff said one would have to see what 
the content of the overlay is and the specifics of the proposal. One member commented that he could 
imagine a series of overlays that addressed more urban development with rules specific to the character 
of that area as opposed to the current uniform car-oriented development zoning regulations. Generally, 
the Committee was supportive of the proposed overlay.


