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Executive Summary

Considering the economic effect of design guidelines or standards, the following is a
summary of findings to date. The report that follows this summary includes an
introductory section outlining various economic factors that apply in using guidelines,
followed by a short discussion of demographics and change in Missoula. It then
addresses categories as listed in the strategy section of the Administrative Draft.

Basic Findings

* Guidelines and Standards must be implemented equitably to best benefit the
business and development community. If it is possible to move one block over and
avoid the guidelines while having exactly the same development opportunity, the
guidelines, even if good, will be perceived as lending unfair advantage, a winners
and losers scenario that will hamper effectiveness.

* Guidelines such as building articulation, facade material, glass and fenestration,
architectural detail, and on-site ground-level open space requirements can be met at
perhaps half the cost per square foot for a very large project compared to infill or
small projects, suggesting that guidelines for new large projects may be
inappropriate financially for smaller neighborhood infill.

* Higher density and height may not be market incentives now because of current
building costs and the ability to pay for structures such as podiums or steel stud and
Type | steel. In time, however, the markets will mature as growth occurs over the
next twenty years, enabling more such structures. It is important that regulations
not insist on these forms in areas with softer market demand for the uses. At the
same time, if applied sparingly, in appropriate market nodes, as shown in the
Administrative Draft, these can become powerful incentives over time.

* Design guidelines for some areas may need temporal phasing. Applying standards
and guidelines for focusing intensity of development will work best in areas that are
centroids for the market and/or desirable demographic/income combinations.
Because Missoula has a growing market, planning for intensity is important, but the
growth is moderate so it may be best to start in centroids and then later more
outward to edge corridors as feasibility increases.

* During a transition period, consider allowing horizontal mixed-use for nodes and
areas where the market is not as strong. Horizontal mixed use can be aggregated to
be as effective as vertical mixed use and less challenging in cost, construction, and
leasing.
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Infrastructure is often critical for development success. Standards that demand
sacrifice from owners and builders without provision of amenities and infrastructure
may be difficult to implement.

Missoula has a strong enough market to support a base density for commercial uses
at a 0.4 floor area ratio. Adding an incentive for density may not have the effect of
creating higher intensity unless the market for the area where it is applied has
sufficient demand. Demanding density prior to market readiness has limited
effectiveness.

Parking changes as density rises—districts can reach a tipping point of density such
that parking is no longer required to achieve financing. A way to achieve a more
urban result is to impose parking maximums rather than minimums and then allow
market feasibility to determine parking need that is under the maximum. This saves
developers money and lowers project risk.

Further evaluation of specific project types will be developed as the project
progresses and draft guidelines and standards will be tested for impacts on financial
feasibility. Examples are appended to the end of this document.

Creative solutions for providing outdoor space and landscaped areas, such as
rooftop amenities, should be strongly considered since they do not restrict buildable
square footage or reduce buildable land area.
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Factors to Consider for Design Regulation

Design standards and guidelines can be crucial in establishing a bar for quality such that
each new structure or remodel can fit into and maintain a high quality urban
environment and quality of life for residents. To do so, however, they must not hamper
building feasibility.

Building types and feasibility depend on a number of factors:

* Building height or street facade and distance from building face to building face are
planned to coordinate with the shop-front width, street configuration and
walkability;

Main street retail with 25-foot shop fronts needs slow streets and struggles when
placed on arterials at high speed. This is discussed later in this document. Successful
retail streets often also create an outdoor room by coordinating street width and
building height. Building height however, matters less than the facade at the street—
many successful places have very tall buildings that have awnings and articulation at the
street level that serve the same purpose as lower scale shop fronts in creating a
walkable place.

* For retail, surrounding density of the neighborhood or district;

The density of households changes parking needs, capture ratios and availability of
disposable income for retailers. Higher density is often more important than higher
incomes at lower density—16 units per acre at $40,000 annual income will have
$640,000 income per acre while $100,000 per year at 4/acre will have $400,000 per acre
income density

* For neighborhood retail', an aggregation that meets local needs;

A finding from a literature review of walkability is that destinations with retail that
meets local needs is more successful as a walking destination. At the same time the
destination needs to walkable itself. This usually includes in the urban framework
sidewalks that are wide enough to allow some outdoor seating, on-street parking at the
curb to add a buffer from traffic for pedestrians, street speeds that are around 22 miles
an hour and often limited lane width to ensure the lower speed.

! By “Neighborhood Retail” we refer to small cluster of shops under 100,000 square feet, typically with a
primary market radius of a mile.
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* For destination retail® a critical mass of at least 100,000 square feet;

A 300-foot block face with no curb cuts and 60-foot deep shop fronts will have around
18,000 square feet of shops. For a double-sided retail street, three blocks would yield
108,000 square feet. This is a typical length for a neighborhood main street.

* For all types, demand for the land use;

While seeming self-evident, zoning in most cities does not actually calculate a
sustainable balance between housing, retail, employment and institutions. Usually retail
is over-zoned. There is more about over-zoning retail later in this document.

* Lighting

Pedestrian scale lighting adds to the success of walkable districts. If guidelines are aimed
at walkability and lighting is either missing of harsh and high, the appearance of safety is
diminished. The majority of shopping in America for families is done by women; any
perception of a lack of safety is problematic. In imposing certain standards it may be
necessary to note that they will not take effect before the required infrastructure is in
place.

* Local developer capacity;

This is to note that in places where mixed use has not been built much previously that
developers may not have experience in the product type. Retail developers tend not to
want to build housing; housing developers often feel the same about building retail.
Office differs because it is ultimately driven by employment trends, but according to
Professor William Wheaton of MIT, the actual development takes place when someone
is willing to provide capital for the development. Thus for office, developer capacity
must include access to capital.

* Local ability and willingness to pay in combination with regulation and competitive
areas;

Particular places have differing income profiles, different abilities to spend on sales,
differing abilities to pay rents to property owners and to purchase housing units. If there
is another local area that supports the same level of these characteristics to allow

? Destination Retail is a cluster of 100,000 square feet or more explicitly designed as a double-sided retail
service main street or to mimic a main street, and leased with a mix to appeal to wider area markets that
offers an experience with public amenities, some form of entertainment and outdoor vitality, and can
draw from 8 miles to 30 miles.
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development, and the second area has less regulation than the first, then developers
will choose the second location. If, however, the area is a hot market, the regulation
may simply be part of the price of market entry.

* Centrality to intended market;

This is another requirement for commercial zoning that seems self-evident and yet it is
common to see retail and commercial zoning placed at the edge, such as along a
riverfront. Since it is not in the centroid of population it has more limited access to its
market than its competition that is close to the centroid. Usually this results in struggling
retail.

* Parking requirements by location and local density;

As noted above, parking changes as density rises—districts can reach a tipping point of
density such that parking is no longer required to achieve financing. A way to achieve a
more urban result is to impose parking maximums rather than minimums and then
allow market feasibility to determine parking need that is under the maximum.
However, parking spillover into adjacent neighborhoods must be considered and
addressed.

* Generic versus unique destinations;

Destinations with a unique mix of shops and restaurants that market directly to local
trends and cater to a range of incomes based upon the character of the local community
can act as a greater draw than typical mall offerings, especially indoor malls. This is the
difference between what is called “experience” retail and earlier standard auto oriented
retail. It is a strategy used by developers to out-compete tired strip development and
malls. A combination with an area for al fresco dining at a food court of carts that can
offer a variety of cuisine to satisfy all of the family has also been successful in adding
pedestrian traffic.

* The quality and type of surrounding development and institutions;

This just notes that if the local area is focused on car sales, trying to place Class A office
alongside is unlikely to be seen as desirable by Class A tenants.

* Current financing and equity rates or return.

Financing during national economic swings can become “tight” or restrictive for
development. The Federal Reserve restricts credit by raising interbank rates, but it is
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also done internally by bank real estate asset boards and may not support some types of
products at rates that allow feasibility.

For Missoula, there is market for most types of development, but market work in recent
projects indicate that multi-story vertical mixed use has a very shallow demand
currently compared to less costly units, but that demand can be expected to increase as
the Missoula area population (and the as the wider population that relies upon Missoula
for retail and services) grows over the next 20 years. Demand for the most urban
housing is typically not a majority of all housing preference and multi-story vertical
mixed use is perhaps the most expensive solution in terms of building cost.

The Urban Framework

The primary means of obtaining higher quality urban environments is to create a
framework within which projects fit like puzzle pieces. Zoning can perform this function
if created with urbanism in mind. Other methods tried in the past twenty years include
pattern books, form-based codes, district plan overlays on zoning, and design guidelines
design standards. The framework consists of the relationships of the elements that
create place: street width and building height are coordinated; heights are assigned with
hierarchy of location in the urban fabric and specific to exact places rather than zones;
etc. etc. Standards or guidelines are most effective when the rest of the regulation
maintains the urban fabric rather than focusing on individual pieces. Places with better
urban structure lease for higher rates and allow builders more leeway in construction
cost.

Demographics and Design Guidelines

Development of housing is limited by demand from household change and demand by
preference for housing type. According to ESRI Business Information Services, as shown
in the following table, Missoula is expected to grow by 2,790 households in the next five
years. At the same time, incomes are growing which might indicate a favorable indicator
for better quality housing, and non-family households are the majority of growth, which
might indicate a need for more multifamily units. To understand this better, household
change by age and income is presented in the chart following.
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Missoula MSA 2010 2017 2022 Change 17-22
Population 109,299 117,299 123,627 6,328
Households 45,926 49,478 52,268 2,790
Families 25,931 27,219 28,442 1,223
Non-Family Households 19,995 22,259 23,826 1,567
Percent Non-Family 43.5% 45.0% 45.6% 56.2%
Average Household Size 2.30 2.30 2.30 -
Owner Occupied Housing Units 27,300 27,704 29,234 1,530
Renter Occupied Housing Units 18,626 21,774 23,034 1,260
Renter Percent 40.6% 44.0% 44.1% 45.2%
Median Age 34.40 35.90 37.10 1.2
Median Household Income $47,909 $53,167 $5,258
Average Household Income $67,360 $76,206 $8,846

Missoula MSA Household Change 2017-2022
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This chart shows that for age cohorts below 65 years, households in the income groups
below $50,000 per year annual income are declining. This poses some difficulty for the
diversity of the housing market when we look at individual cohorts, as in the following
table. What we see is that 84.5 percent of all growth is in households 65 and older.
National trends indicate that much of the demand for denser urban housing types, as
opposed to single-family development is driven by households other than seniors.
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Missoula MSA Household Change by Age and Income

2017 to 2022 <25 25-34  35-44 45-54 55-64 65-74 75+ Totasl
<$25,000 -145 -181 -12 -213 -252 127 324  -352
$25,000-$49,999 -113 -323 -106 -283 -363 84 190 -914
$50,000-$99,999 120 321 587 149 150 651 417 2,395
$100,000-$199,999 35 166 401 83 90 302 125 1,202
$200,000+ 6 70 113 52 78 115 25 459
Totals -97 53 983 -212 -297 1,279 1,081 2,790

-3.5% 19% 352% -7.6% -10.6% 45.8% 38.7%

The result of comparing this growth to housing preferences is combined in the following
table. Current preferences are shown with short term and longer-term projections
(REMI projections were updated by the State of Montana in 2013 and are the source for
the data in the table).

Missoula Urban Housing Single Town- Apart- Non
Preferences Family house Duplex  Fourplex ments SFD

(SFD) Totals
MSA 2017 26,780 2,786 2,036 2,888 12,164 19,875
MSA 2022 ESRI Projected Change 1,669 157 115 163 686 1,121
City 2022 ESRI Projected Change 1,444 136 99 141 593 969
REMI County/MSA 2037 Change 5,210 490 358 508 2,141 3,497

If the preference data is correct, then the city can expect to add 969 urban units and
1,441 single family detached units by 2022 according to ESRI data. If the city can use
pro-active planning to capture growth from outside the city, these numbers could rise.
Nevertheless, for housing along corridors and areas where urban intensification is
desired, the units annually are moderate.

Impact of Housing Demand on Retail

For provision of retail and services space, the driver of demand is capture of households,
either surrounding nearby, or as an auto oriented destination. Currently retail is
undergoing an industry wide adjustment that brings uncertainty to the real estate
segment. With that in mind, household growth of 969 households is sufficient to
support about one-fourth of a modern grocery larger than 25,000 square feet.

Current commercial zoning categories may be too abundant if there is no compelling
reason for a builder to construct buildings at urban densities. This is because the
abundance of zoning can lower the land value if the demand is not high. The zoning for
Missoula allows multi-family in commercial zones, and for it my be useful to consider
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differentiation of retail and housing at a finer grain within these areas to achieve
balance.

In Missoula the market is steady but moderate, making more than a few such
concentrations unlikely. Rather, these attributes need to be applied sparingly so that
they might become natural, market dictated, development incentives in appropriate
locations, to support the economics that make for success. Retail that is zoned in
coherent clusters has a competitive advantage, and will yield higher sales per square
foot, a concentration of foot traffic, and an environment that draws neighbors to visit,
increasing market values of both land and leasable space.

Missoula has a healthy business environment, and the growth patterns and preferences
indicate that retail nodes should be chosen carefully so as to meet but not seriously
exceed the market demand, and mixed-use retail should be sparingly allowed and
expected. Currently, adding a design guideline for retail floor plates but allowing other
uses until the market matures could be a strategy for adding/enabling retail in the
longer term without overly burdening developers with extra cost or unleasable space.

Vertical Mixed Use Not Automatically Feasible

Vertical mixed use can add cost due to fire rated separations between uses, additional
costs for vertical circulation, a reduction of leasable ground floor space due to elevator
cores, lobbies, mail and storage for packages, etc., sprinklering and fire suppression is
more important and adds cost, and many developers want to stick to their preferred
type rather than take a risk in a market segment that is not their expertise. Horizontal
mixed use may offer almost as much in terms of serving public goals for capacity and
vitality for smaller cities not yet achieving the market support needed for higher costs.
In the context here, horizontal mixed use may enable better design and building quality.

That said, there are places where only vertical mixed use can fulfill the public needs
where the function of its form is critical. There are already developers doing mixed use
in Missoula, and willing owners and developers will have less exposure to risk if mixed-
use locations are carefully chosen to be in the centroids of their particular market.

Downtown is the first choice for retail/office/residential mixed use; land is more
valuable and demands a higher quality use to generate sufficient returns. Downtown
land can now cost 585 per square foot at the center, midtown and the Hip Strip are
+$25, on the edge is $12 to $14, and that last value holds for much of development
elsewhere.
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Adding design standards and carefully locating desired building types could add value
rather than diminishing value if applied equitably. If however, they are applied
unequally in different areas, and the guidelines allow builders to move to the next
neighborhood and spend less because standards are weaker, then that is what the
builders will do. In particular, retail and commercial, both need to have the bar raised
(as noted by city residents) and the application of standards must be universal so that
every participant is put on an equal footing regarding any financial or cost difference
due to regulation.

Housing, because it is a lower risk land use, is less sensitive to small changes in cost due
to standards or guidelines. If all housing developers are held to the same standard, then
all will have the same risk and a fair playing field that will allow recouping costs because
all new buildings will have the same regulatory load. This is illustrated by reviewing
development in places where design review includes design guidelines, such as Portland,
where the cost of impact fees and construction are much higher than in Missoula, while
incomes are not strikingly different. Demand, more than fees, rules the market on an
equal playing field. When new buildings are built, if the vacancy rates are low, then
existing apartment owners will raise the rent within a shout of the new units, and prices
will rise for all units. If on the other hand, demand is moderate, as it is in Missoula,
buildings that cost too much will fail and the second owner will have a profitable
venture rather than the first.

If implemented fairly with sufficient flexibility, and if the guidelines and standards match
appropriate street sections for the development types, and building face and
configuration help create outdoor rooms, and land uses are mixed sustainably, then
guidelines and standards can definitely increase developer certainty and feasibility.
Design standards can be tuned to support development in historic or near historic
places by recognizing elements that lend character without explicit mimicking. Allowing
flexibility while designing for elements such as floor to window base height, window
shapes, awnings and other features need not add great cost to a building and can help
enable adaptive re-use of older structures.

Design guidelines for some areas may need temporal phasing. Applying standards and
guidelines for focusing intensity of development will work best in areas that are
centroids for the market and/or desirable demographic/income combinations. Because
Missoula has a growing market, planning for intensity is important, but as the growth is
moderate it may be best to start in centroids and then later more outward to edge
corridors as feasibility increases. Offering height incentives prior to market feasibility
will not result in tall buildings until the area leasing rates enable more expensive
construction. Allowing higher density for housing can result in higher intensity in a wider
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number of areas because the construction can be done with Type 5 up to five floors and
is a familiar building type in Missoula even if the height is less usual. As noted in the
section on demographics, however, demand, is moderate and efforts should be
concentrated in centroids with the highest market feasibility for the short term.

AS far as a base density, it is possible to feasibly build now almost anywhere at a floor
area ratio (FAR) of 0.4. Number of stories is a way to regulate instead of using height,
but for regulation to work, it is more important to match the market than dictate
stories. It is more valuable economically to have a thriving district of single-story thriving
retail and services with a corresponding high quality walkable environment, than it is to
have more stories. Note that well-made one-story experience retail Urban Advisors has
seen elsewhere commands square foot leasing rates that are double strip retail rents,
making the buildings more valuable. Areas of this type can experience a virtuous cycle—
the opposite of a vicious cycle—in that over time the customer base will be drawn from
further areas as well as close, and traffic will increase and surrounding density will
increase as housing is developed or redeveloped, etc. because the neighborhood is
made more attractive by thriving services.
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How To Make A Walkable Urban Framework For Retail And Services

A consideration in planning for differing place and corridor typologies, as the design
excellence project is doing in Missoula, is that auto-oriented retail on major high-speed
arterial streets has differing requirements from “main street” retail locations where
individual shops are aggregated to create local destinations. Retail businesses located
on major arterials with multiple lanes and speeds at 35 miles per hour and above need
large, easily visible frontages in order for customers to have time to see the shop, make
a decision and turn to park. Small shops, on the other hand, require low speeds for
customers to make the same decision. This is illustrated in the table below. At 20 miles
per hour, a customer passes a 30-foot shop front in exactly 1.02 seconds. At 45 miles
per hour the same shop front is passed by in 0.45 seconds. With an average human
response time of £0.75 seconds to react to a new stimulus, the typical sequence of
seeing, making a decision and turning must take at least a second, and a comfortable
time is around three seconds. An auto-only oriented capture model relies upon this
visibility and this is why big box stores on higher speed streets have long frontages and
large signs and rely on high traffic counts—there is no other access mode from which to
capture.

Time to Travel Distance in Feet

MPH 20 30 50 75 200
20 0.68 1.02 1.70 2.56 6.82
25 0.55 0.82 1.36 2.05 5.45
30 0.45 0.68 1.14 1.70 4.55
35 0.39 0.58 0.97 1.46 3.90
40 0.34 0.51 0.85 1.28 341
45 0.30 0.45 0.76 1.14 3.03

A mixed access mode of capture on a calmed street can offer more capture if local
density is at a walkable threshold, if pedestrian amenities are present to facilitate
walking and if bicycle facilities are in place, including bike lanes and bike parking.
Combined with slower auto speed and visible amenities for pedestrians that invite
stopping, the need for extremely high traffic counts diminishes and speed ceases to be
an issue as long as there is still throughput. A well-planned framework can offer more
modes of capture, better safety and increased business from pedestrian and bicycle
access that are combined with the same or better traffic volumes than existed pre-
project.

Another consideration for capture in relation to automobiles is that once people are in
cars, they need not stay local to shop if they can use a high speed arterial to reach a
preferred destination. This seems obvious, and yet for most of human history the ability
and means to reach far destinations at 10 times the rate of speed of walking did not
exist. In the past, retail and services were forced to cluster into small destinations that
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included all of the daily needs to be met locally. The trend on modern arterials has been
to zone the entire length of frontage in commercial zoning, resulting in poorly
aggregated retail locations that fail to offer the same utility to shoppers as highly
aggregated main street locations. Two responses by retail developers have resulted: the
shopping center, both strip and mall, and big box retail that contains the needed
diversity of products in one store. Both are replicating the former main street
experience of shopping by increasing utility to customers so that they are effectively
one-stop shopping destinations in which distribution cost is shifted from the retailer to
the customer.

Effects of Bicycle Access and Walkability

A number of articles have been published to show that bicycle lanes add to retail sales,
but many are in areas with allowed on-street parking. Atlantic CityLab published an
article with 12 examples of streets where parking was removed to allow room for bike
lanes and reported increased sales to no loss of business and no increase. The caveat for
comparison to Missoula is that many of these studies are in places without the stringent
winter conditions found in Montana. Nevertheless, bicycle lane evaluations from a
variety of locations posit no harm from the change and sometimes a net benefit in sales.
This information may be equivocal, however, since a study of Vancouver B.C. did show a
loss in business after bike lanes. An interesting note about several of the studies in the
Atlantic CityLab article is that retailers appear to overestimate sales from auto access
and underestimate potential sales volume from access modes other than the
automobile.

Walkability strongly supports retail, with caveats:
* The greatest factor for walking is having destinations
Walking depends upon the quality and type of destination. A typical rule of thumb is

that people will walk a quarter mile, which is often referred to as the “walk shed.” Study
of destinations and walking show a more complicated pattern, as in the graphic below.
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Figure 1—Mean airline distance from respondent’s home to the closest destination and group
of destinations (unit = feet)

Graphic from Operational Definitions of Walkable Neighborhoods

What the graphic shows is the difference between the distances in walking to a
destination versus driving. It reveals that restaurants have the closest walkshed, while
people appear willing to walk to an art museum within 5,000 feet, nearly a mile. It also
demonstrates that combinations add to destination quality for those walking as seen in
the combination of grocery/restaurant (2,500 feet) as compared to these two retail
types as stand-alone destinations. At the same time, general retail added to restaurant
and grocery lower the walking distance compared to grocery/restaurant without the
retail. The pre-requisites for this sort of development can be added and vary between
neighborhoods without commercial to the destinations as noted in the graphic. It is also
implied that the mix of uses at the destination will have a greater effect in drawing
custom on foot than simple proximity might indicate. This further suggests that as the
mix is made more attractive, the need for parking will naturally decrease.

* The destinations must be walkable (pedestrian friendly with traffic calmed for
safety) with sidewalks

* Routes to the destination are less critical than the character of the destination
This point was demonstrated in a study that compared “recreational” versus
“transportation” walking in which the following were noted:
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4. Utilitarian destinations, compared to recreational ones, showed stronger
associations with both purposes of walking.

And further,

5. Sidewalks were associated with frequency of recreation walking only.
Transportation walking has more to do with reaching a certain place along the
shortest route rather than the quality of the route (e.g., having sidewalks), while
recreational walking can be more flexible and people may choose certain routes
based on route qualities.

* The destination needs a business mix that serves local needs

This is a correlate to the last point: that destinations need to serve transportation
walkers, and if possible have attributes to attract recreational walkers

* Surrounding residential density in successful walkable destinations in the Pacific
Northwest appears to be £16 units per acre net or more

* Destinations can be a driver of multifamily development and multifamily
development (higher density) can increase local retail demand.

Adding access modes also increases social equity for some residents, thus increasing
quality of life. Planners have noted that reducing all travel to personal car ownership
yields inequality of access because of income; a two-job family that needs two cars
because of varied commutes can spend between +13,000 to +521,000 annually on

owning maintaining and insuring cars.’ Families that could downsize to one car by living

within all-season walking distance to a job would gain the equivalent of an increase in

income of between +56,500 and 510,500 that could offset a higher rent that might be

incurred in a walkable district.

This table illustrates some basic attributes of urban design for walkability and findings of

what they might contribute.

* American Automobile Association 2016 estimate of annual car operation costs, found at
http://newsroom.aaa.com/auto/your-driving-costs/
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Table 1: The correlates of walking for the investigation

The correlates of walking

Relations with walking

Reference

Findings

Development density

Land use mix

Public open space

Pedestrian
infrastructure

In areas with higher density,
destinations can be closer
meaning that the needs for
driving decrease

By putting various amenities
in close proximity to one
another, walking becomes
viable

It supports walking by
offering opportunities for
recreation and improving
environmental quality of a
neighborhood

Small street blocks shorten
distances between
activities, making walking
practical. Wide sidewalks
and safe opportunities to
cross streets obviously
support walking by
creating safe environments

Gauvin et al, 2005

Clifton and Dill, 2005

Khattak and Rodriquez (2005)

Lee and Moudon, 2006

De Bourdeaudhuij et al, 2005

Hoehner et al, 2005

Giles-Corti et al, 2005

Clifton and Dill, 2005
Zlot and Schmid, 2005

Cao and Cory, 1981

Li et al, 2005

Fulton et al, 2005

Positive relation of walking to
density of destinations

Greater walk trips with
increasing housing density

Higher walking trips in
neo-traditional versus
conventional neighborhood

Positive relations between
walking and close proximity to
a grocery store, eating places
and retails

Walking for transport related to
higher land use mix

Walking for transport related to
greater perceived and objective
land use mix

High walking more likely among
individuals with shorter
distance to highly attractive
and large public open space

Greater walk trips with greater
park access (men only)

Walking for transport related to
parkland acreage

Higher walking to store
frequency related to route
comfort and pedestrian
connections

Higher walking activity among
residents in neighborhoods
with more street intersections

Higher walk for transport to
school among residents of
areas with sidewalks

Table from “The Economic Value of Walkable Neighborhoods”

The abstract from the same study notes the following:

The findings did not support previous arguments that increasing density weakens
the quality of a neighborhood. To the contrary, the positive association of higher
development density with the value of single- family residential properties detected
in King County suggested that high development density might increase surrounding
property values. The pedestrian infrastructure and land use mix significantly
contributed to increases in rental multi-family residential property values. Higher
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development density with higher street and sidewalk coverage were also favored by
retail service uses. In relation to land use mix, mixing retail service uses and rental
multi-family residential uses helped make rental housings more attractive. (Text
bolded for emphasis)

* On-street parking can add to walkability if carefully implemented:
According to a study from California State University San Francisco:

Parking can be an effective tool for traffic calming, if it is implemented
appropriately and with sensitivity to the urban environment. It can serve as a
physical buffer between the sidewalk and the street, which provides a sense of
physical safety for pedestrians. Short-term parking can also create a sense of
liveliness to an area that is attractive to pedestrians. It is vital to provide a safe
and attractive pedestrian environment not only for those who came to an area
by bus, walking, or bike, but also those who drove there, because they become
pedestrians once they step out of their cars.

And, further:

A system-wide perspective reveals that retail businesses may experience an
indirect negative impact by providing subsidized parking for their customers. As
mentioned above, residents who do not own a car have more discretionary
income that could be spent at local shops. By helping to wean people off
dependency on their cars for every trip, a commercial corridor might benefit
from increased sales due to this mode shift.

These findings imply the possibility that residents of walkable neighborhoods can have
higher disposable income if they don’t need as many cars. Combined with evidence that
bicycle riders can be significant in supporting retail, depending on the quality of the
destination, adding walkability can improve property values, increase the attractiveness
of multi-family development, add capture for retail, and if well executed increase local
quality of life. People in Missoula are not in a position to easily give up being two-car
families, but over a longer-term period (ten to twenty years) a successful effort at
increasing walkability can have this result.
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Feasibility and Urban Character

During a workshop regarding downtown, residents and stakeholders developed a list of
what were felt to be the significant physical building characteristics for their idea of a
successful downtown. From these public assessments the design team developed a list
of strategic factors. These are discussed below.

Basic Design Items Mentioned by the Public
Ground Floor Design/Active Uses

Ground floor active uses are critical for a lively district, whether downtown or
elsewhere, and form the basis for “experience” retail, the type of retail that relies not
just on a selection of goods, but also on an environment that offers positive and
community interaction through the design and aggregation of shops, entertainment
(restaurants and outdoor seating play a part here), and public space in which to see and
be seen. Retail developers favor this format now because it appeals to the community
interest of younger people who are bored by malls.

Architectural Elements/Features (awnings, windows, cornices)

Previous work indicates that glass costs more than non-transparent building skins, but
normal windows and glass store fonts don’t add a significant cost, while curtain wall can
be significant. Awnings are not a significant cost factor.

High quality cornices add cost, but cornice cost can be reduced by material choice such
that detailed cornices in brick, rather
than marble or historic style ceramic
work (see the attached historic
example from the Governor Hotel in
Portland OR) can make the difference
small. The real issue for design is that
multi-story buildings need a bottom,
middle, and a top, and retail buildings
with a single story used to have these
attributes as well. Making sure there
are a bottom, middle and top is a
design issue more than a cost issue.

Historic Facade circa 1913
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Articulation of Building Mass/Fagade Arrangement

A simple standard for building articulation does not significantly add to cost. The
addition for an articulation every 50 feet adds between 52 to $4 per square foot
depending on Building size. Larger buildings have a mathematically smaller skin to
building ratio, so the higher cost occurs with smaller projects. As such, regulation should
be careful when small lots and small projects are being planned to prevent
unaffordability.

The Strategy Tools
The Corridors Design Vision and Tools
The vision for Missoula’s major corridors includes the following goals:

* Transform/Enhance Current Character

* Promote Intensity and Efficient Land Use

* Prioritize Community Character and Identity

* Enhance Walkability and Connectivity

* Consider Functionality of the Roadway and Current Needs
* Recognize Conditions may Supersede Typology

* Consider the Impact of Nodes

* Respect and Build Upon Previous Planning Work

Further objectives derived from these goals are intended to address:

* Pedestrian Activity Level

* Street Edge Character.

* Parking Location and character
* Building Types.

* Building Size.

* Mass and Scale.

These elements have been discussed in the general section on buildings and feasibility
preceding.

The design tools for corridors that follow are discussed below.
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Building Placement

The discussion of building location for corridors emphasizes flexibility based upon
corridor typology, and relation to surrounding land uses where transitions may require
sensitivity, such as a commercial/residential interface. Given that this can result in
appropriate and flexible solutions based upon context, the economic impact may be
positive, in that it promotes framing public space in appropriate corridor locations such
as nodes, and allows other arrangements to address sensitive edges and transition
areas.

Building Orientation

This design tool offers new standards for the building/street relationship and building
entry locations in relation to the street. It will also work in concert with guidelines
regarding parking location to locate buildings and their entries appropriately to the
location on corridors and at corridor nodes. Since it allows for both street facing entries
and parking facing entries where appropriate, it should not have a negative impact. If
implemented at nodes, it can create a street wall of retail and services that will increase
the value of the node to customers and thus increase the value of the sites for
developers.

Parking location

The design tool for parking location is to place parking so that vehicle access remains
easy and intuitive while also ensuring a walkable environment. Standards will place
parking so that the visual character and quality is maintained and still has flexibility by
allowing buffers instead of buildings as a screen where appropriate. If implemented
according to the appropriate placement at nodes or along the corridor, this standard
may have cost implications where buffers are necessary. This will be evaluated further
during the project.

Parking Ratios

Parking ratios need to be keyed to location characteristics such as surrounding
residential density and corridor typologies as outlined in the Administrative Draft. The
suggested standards enable parking reductions based upon land use placement,
presence of non-auto access such as bicycle and transit, and shared parking. The
flexibility to lower parking ratios where appropriate is critical for ensuring urban infill
and increasing intensity. An additional consideration that is not mentioned in the
Administrative Draft is using parking maximums rather than minimums as suggested
earlier in this document.
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Setback Area Character

This tool couples setbacks to corridor typologies and enables creative design for
setbacks to address, “outdoor dining areas, plazas, pocket parks, public art, outdoor
display areas, pathways and circulation, storm water management features, signage,
street furniture, parking or any combination of these...that achieve the desired intent.”
The economic impact of these will be evaluated later in the project.

Compatibility (Transitions)

Suggested tools here maintain and add to existing standards to ensure transitions
between land uses where necessary. By creating flexible standards with a variety of
means to make smooth transitions, this set of tools should help to maintain property
values for all of the land uses and add to certainty for new development by limiting
disruption from incompatible uses.

Vehicular Access

The design tool for automobile access will ensure that where appropriate curb cuts
(access points) and walkability will be balanced, with standard limits for distance to
intersection. This should have no impact on project feasibility, but could have a positive
impact on business performance at potential walkable nodes.

Pedestrian Access and Connectivity

This design tool expands existing standards for walkways o all corridor development.
Whether the requirement adds cost sufficient to change feasibility can be investigated
with site examples. At the same time, adding pedestrian connectivity can help to create
one-stop-multiple-destination nodes that operate with more modes of customer
capture.

Landscape Design

The intent of this design tool is to maintain current standards, ensure integration with
other site work such as storm water treatment, and increase the environmental quality
and water retention and use. All standards for percentage area need to have some
flexibility. Small infill projects may not be possible with even a 10 percent requirement.
In addition, care should be taken with standards for pervious paving, as it can triple the
cost of the pedestrian paths with materials such as decorative pavers, which also have
the disadvantage of making an uneven difficult surface for elderly with walkers.
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Building Scale and Mass

This design tool for corridors ties building scale and mass to the corridor typologies in
the Administrative draft and brings flexibility to height limits while also defining where
land uses may require a transition that alters scale and mass. This tool clarifies existing
standards and adds potential standards that clarify transitions. As such, it should have
no impact for project cost, and the clarity of the guidelines may help to simplify
understanding of what can be developed where, and that can increase certainty for
development. Variation of building mass and articulation are related guidelines that are
discussed at the beginning of this section.

Architectural Character/Community Identity

Missoula is not a place without context, sprung faceless from the land. It has a long
history, form the lines on the hills surrounding that tell of the 10,000 years since Lake
Missoula flooded all the way to the Willamette Valley, through the period of forestry
and the resource economy, to the present when Missoula is emerging as a center of
industry, agriculture and technology. With that in mind, this design tool is intended to
maintain the character of the individual areas of Missoula in its corridors to reflect that
history.

The question of whether this has an impact may not be germane to this issue. It is a
fundamental design issue that is a fundamental public policy issue. Places with authentic
character often fare better over time than those that are filled with generic corporate
architecture, but not always. If other requirements for retail vitality and walkability have
been addressed, adding to an authentic sense of place can have very positive effects.
This design tool also suggests added flexibility based upon corridor typology.

Materials and Color

This tool establishes baseline materials lists. This will have most economic impact on
small buildings rather than large because most of the visible exterior is building skin. As
noted earlier in this document, small buildings have a higher ratio of skin to leasable
space than do large buildings.

Sign Design

The intent of this tool is to make signage visually subordinate to building design. This
need not add any cost.
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Downtown Design Vision and Tools

The Strategy Report notes the division of downtown Missoula into five character areas
and uses the Downtown Vision to define the goals and key considerations for
downtown.

The vision for Downtown Missoula includes goals as follows:

* Maintain and Enhance Fundamental Downtown Design Character and Identity
* Implement the Downtown Master Plan
* Design Diversity

The goals above are accompanied by key considerations for Downtown:

* Street Level Interest.

* Compatibility with Traditional Character.
* Street Edge Character.

* Building Size.

* Materials

The design tools that follow for downtown are discussed below.
Building Placement

This design tool notes that downtown should have buildings that frame the public
realm. This seems like a simple expected standard and is likely to have no negative
impact except where builders fail to understand the difference between a downtown
and a strip mall.

Parking location

This design tool is intended to maintain the visual character and the potential intensity
of buildings and public space interactions, while also ensuring a highly walkable
downtown. This need not have any economic impact, but could over time allow higher
intensity through better location of surface parking. If flexible in implementation, this
need have no impact.
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Compatibility (Transitions)

As in the corridors, this tool is intended to smooth transitions between incompatible or
sensitive land uses. This need not have a negative economic impact and may have a
positive impact by maintaining property values.

Pedestrian Access and Connectivity

This design tool is intended to improve walkability by illustrating access options, and by
encouraging and enabling through-site access. This may or may not add project cost,
depending upon materials and proportion of site devoted to paving rather than building
footprint (and leasable space). Small projects such as infill downtown may not have
space for access through the site, so flexibility is required.

Building Scale and Mass

A modification of height standards is proposed for Downtown. This can have a positive
impact where the market will support the added cost of structure required for tall
buildings. If the market does not support taller buildings then there is no impact unless
the site can only be built to the height limit rather than building to a lower height that
might match the current market. This is more a policy decision than an economic
decision. A future downtown in which small buildings were allowed where there should
be tall will be crippled until the buildings are amortized and can be razed. Articulation of
building mass is discussed at the beginning of this section.

Street Level Interest

This is a critical factor for downtown. The Downtown Master Plan already outlines
standards for ground-floor use to address this, and the design tool proposes added
requirements for street frontage while emphasizing context. This is also difficult to
guantify. Street interest can depend on shop owners displays, transparent glass, good
interior lighting do that shop contents are visible, windows and doors that are cleaned
daily, paint upkeep and other factors that are beyond any regulation (but which
successful malls routinely regulate). The suggested examples shown in the
Administrative Draft do not appear to be such large interventions that they will have a
major impact.

Materials

This design tool is intended to relate building materials to the contexts within
downtown areas, and set a bar for maintaining authenticity and sense of place. At the
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same time it suggests flexibility and lists of alternative materials to meet design intent.
As such, if applied equally so that the cost is not borne unequally compared to
surrounding projects, this could have little negative impact. By preserving the design
integrity of downtown, eventually it will ensure value preservation as well for existing
and new property owners.

Project Site Examples

In a later phase of this project, sites in Missoula will be chosen and concept designs
prepared in order to evaluate the effects of design standards and guidelines.
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