Missoula Design Excellence Project
Strategy Updates and Continuing Considerations (11.2.17)
This memo identifies updates to the Public Review Draft of the Missoula Design
Excellence Project Strategy Report from September 12, 2017. Updates respond to input
gathered from the community, staff and other stakeholder groups following its publication.
It addresses key strategy updates and a few critical next steps. Strategy updates are clearcut changes or clarifications to something specific in the Strategy Report. Critical next steps
are items that require additional analysis or necessitate further discussion as the process
moves forward.
The changes described in this memo will be reflected in the formal development of design
excellence tools (standards and guidelines) in Phase 2. The changes represent a
preliminary direction to guide preparation of the draft tools, but future public discussion
will occur and additional changes should be expected.
Four figures and two tables are referenced in this memo and are attached to this document.
They include:







Figure A. Downtown Contexts Map (from Strategy Report)
Figure B. Revised Downtown Contexts Map (based on input)
Table A. Downtown Contexts Table (suggested changes to Table 2 in the Draft
Strategy Report)
Figure C. Corridor Typologies Map (from Strategy Report)
Figure D. Revised Corridor Typologies Map (based on input)
Table B. Corridor Typologies Table (suggested changes to Table 1 in the Draft
Strategy Report)

STRATEGY UPDATES
Each of the strategy update items provides a brief background of the item, the key feedback
themes received and a list of suggested actions to respond to that feedback.
1. Strategy for Addressing Building Heights
The Strategy Report identified five different corridor typologies, and indicated
“target” and “typical” building heights for each typology in Table 1 on page 75 of the
document. It also identified five different context areas in Downtown, with similar
recommendations for building height in Table 2 on page 91. Target building height
was intended to represent a desired scale at the street edge based on community
input, previous planning work and analysis of the area. Typical height was intended
to indicate the height that would be most likely to occur in the near term based on
market factors and existing development patterns.
Feedback Themes:
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Will this process result in the downzoning of properties?
What is meant by “target” and “typical” heights?
The target height for the Type 5 Corridor (Reserve Street) should be higher
because this is likely to be a significant opportunity for taller hotel buildings,
multi-family development and mixed use into the future.
 The target height for the Downtown North context area should be higher
given its close proximity to Downtown and its potential for infill housing and
other activities that support the Downtown’s economy and vibrancy.
Suggested Actions:
 Remove the terms “target” and “typical.”
 Clarify intent of guidelines/standards is to address building height with a
focus on the scale of buildings at the street edge, but not on reducing the
absolute building height that is allowed by zoning.
 Clarify and update the recommended heights for the Type 5 Corridor to be
higher than what was originally indicated in the Table 1 on page 75 of the
Strategy Report, as shown on Table B of this memo.
 Clarify and update the recommended heights for the Downtown North area
to be higher than what was originally indicated in the Table 2 on page 91 of
the Strategy Report, as shown on Table A of this memo.
2. Areas Excluded from Downtown (Residential Areas and the Sawmill Site)
The Strategy Report identified five different context areas in Downtown in Figure 2
on page 89. Certain areas in Downtown are not indicated as any context area. These
areas are shown in gray in Figure 2 of the Strategy Report.
Feedback Themes:
 Why are the gray areas excluded?
Suggested Actions:
 Clarify that the gray areas excluded from the Downtown Contexts Map
because they are either predominately zoned for residential development, or
because they already have site-specific design policies that will remain in
place (Sawmill District).
 Clarify that transitions to residential properties shown in gray on the map
will be addressed for neighboring properties, but new standards and
guidelines will not be provided for the properties shown in gray during this
project.
3. Relationship to Streetscape Design
Streetscape design is not addressed explicitly in the Strategy Report as it relates to
design of the public right-of-way.
Feedback Theme:
 Street design, streetscape furniture, palettes, street trees and other similar
elements should be addressed.
Suggested Actions:
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Clarify that the focus of the Missoula Design Excellence Project is on private
commercial development, and doesn’t include recommendations for public
realm improvements (things such as traffic reconfigurations, street widening,
street furniture, and other improvements that take place within the public
right-of-way).
Develop a set of design considerations and guidelines that address
integrating with and enhancing a streetscape design with an adjacent
development project on private property.
Note that more detailed design recommendations for the streetscape will be
developed as part of the pending Downtown Master Plan Update.

4. Overlap with the Pending Downtown Master Plan Update
The Strategy Report indicates recommended requirements for ground floor uses in
Table 2 on page 91. The recommendations are consistent with the 2009 Downtown
Master Plan.
Feedback Themes:
 The Downtown Master Plan Update process is the best venue for addressing
– requirements for ground floor uses in Downtown.
Suggested Actions:
 Remove recommendations for ground floor uses and replace with a more
performance-oriented vision for ground level interest as shown on Table A.
5. Citywide Signage Code Update
The Strategy Report addresses the issue of a “building as a sign” – that is, when a
building’s design and architectural style become an extension of its signage scheme
(colors, logos, lighting etc.) (see pages 167 and 141 of the Strategy Report). The
Missoula sign code does not currently address this issue explicitly.
Feedback Themes:
 The “building as sign” issue should be addressed citywide and as soon as
possible since there is widespread support for doing so.
Suggested Actions:
 Address the “building as sign” in the annual update to the city’s zoning code
expected for City Council adoption in the spring of 2018.
6. Sidewalk Width Deficiencies on Constrained Rights-of-Way
Throughout the outreach process (and in previous planning processes), inadequate
sidewalk width has been cited as a concern, and particularly when taller buildings
are located at the back of the sidewalk.
Feedback Themes:
 Inadequate sidewalk widths exist on several corridors and right-of-way
constraints can make it difficult to widen. As a result, sidewalks may in some
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cases need to be expanded to adequate width on private property within a
setback area.
Suggested Actions:
 Provide flexibility in maximum setbacks or build-to requirements to be
included in the design tools to allow for expansion of public sidewalks on
private property when needed.
7. Relationship to Historic Preservation
The Strategy Report does not explicitly address historic preservation as part of the
Design Excellence Project. The Report does however, emphasize that key elements
of the Downtown vision encourage new development to maintain and enhance
fundamental Downtown design character and to respect the historic districts.
Feedback Themes:
 This process should provide guidelines for the treatment of historic
resources.
Suggested Actions:
 Clarify that this project will not focus on creating preservation guidelines, but
maintaining compatibility with traditional character will be emphasized,
particularly for Downtown.
CRITICAL NEXT STEPS
Each critical next step provides a brief explanation of the issue and then lists the key
considerations for the issue as the project moves forward. Please note that there are many
additional next steps to be conducted in Phase 2 of the project. The items below focus
specifically on those factors and topics for which there were recurring community
comments and questions.
1. Solidify Design Review Recommendations
The design review system is a key focus of the eventual implementation of the
Design Excellence Project. The Strategy Report recommends a preliminary
implementation framework in Table 3, but it needs to be fine-tuned. Going forward,
considerations for the eventual design review involved in the new
guidelines/standards should include:
 Determine the appropriate balance between administrative design review
and board review
 Consider a mechanism that allows staff to refer an administrative design
review case to the Board
 Review anticipated administrative burden of implementation
recommendations
 Determine board member experience requirements
 Coordinate with other review processes (such as conditional use review)
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2. Determine Overlay Extents
The Strategy Reports recommends implementation of the design tools through a
system of overlay zones, under which new standards and guidelines would be
applied in addition or as a replacement for underlying zoning requirements. City
staff will develop a GIS-based map that identifies the overlay areas. This work is in
progress and staff is considering a number of factors, including:
 Linear distance of a property from the corridor
 Parcel depths
 Geographical features
 Existing zoning
 Presence and coordination with existing overlays
 Nodes
3. Determine Incentives Structures
The Strategy Report suggests the use of incentives to support some design features
or development types. The project will explore and identify specific incentive
opportunities for corridor properties. Properties that provide a desired design
feature that is not required under the proposed standards or guidelines could be
rewarded with incentives to potentially include the following:
 Parking reductions
 Landscaping area reductions (if certain criteria are met)
 Activity space waivers
 Expedited review process
 Additional building height allowances
 MRA financing in redevelopment areas
 Others to be determined
4. Applicability
Applicability considerations will be a key focus for the eventual implementation of
the strategy. In addition to the geographic applicability of the design tools, there are
other situational applicability considerations, including when design review may be
triggered. Situations to consider include:
 Renovations
 Improvements to non-conforming uses or structures
 Adaptive reuse
5. Economic Implications of the Strategy
As the process moves forward into the formal development of the design excellence
tools, the project team must consider the potential economic impact of the tools on
development feasibility. This will include development feasibility studies to be
conducted in Phase 2.
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Figure A. Downtown Contexts Map (From Strategy Report)
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Figure B. Revised Downtown Contexts Map (Based on Input)
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Table A. Downtown Contexts Table (Suggested Changes to Table 2 in the
Strategy Report)
TABLE 2: DOWNTOWN CONTEXTS
Street Level
Interest

Compatibility
with Traditional
Character
[1]

Street Edge
Character

Preferred
Maximum
Building Height
at the Street
Edge
[2]

Materials

Downtown
Inner Core

Hip Strip

Downtown
Outer Core

Downtown
Gateway

Downtown
North

Medium, with
some flexibility

Moderate,
flexibility is
encouraged

Medium

Moderate

Very High

Very High

High, with some
flexibility

High

Medium

High

Highly
Consistent/
Urban

Highly
Consistent/Urban

Generally
Highly Consistent/ Consistent/
Urban
More Flexibility
appropriate

Generally
Consistent/
More Flexibility
appropriate

6 stories

4 stories

6 stories

4 stories

3 stories

Focus on Masonry
but other
Materials as
Complementary

Greater Diversity
of Materials
Appropriate,
but should ease
transition into
Core

Greater Diversity
of Materials
Appropriate

Focus on Masonry
but Other
Materials as
Complementary

Focus on
Masonry

[1]Compatibility with traditional character is particularly critical for development that occurs within or adjacent to a historic property or district.
[2]Maximum building height is established in the zoning code, and may be 40’, 50’, 65’ or 125’, depending on the intensity designation. Preferred

maximum building height at the street edge refers to the scale of the building at the street, and does not indicate a limit on overall building height on the
lot.

Scale for interpreting Table 2.

This scale is intended to rank the relative degree or importance of design considerations in the above
table. The scale is used to rank Compatibility with Traditional Character and Building Size.
Very High

High

Medium

Moderate

Low
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Figure C. Corridor Typologies Map (From Strategy Report)
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Figure D. Revised Corridor Typologies Map (Based on Input)
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Table B. Corridor Typologies Table (suggested changes to Table 1 in the
Strategy Report)
TABLE 1: CORRIDOR TYPOLOGIES
Type 1

Type 2

Type 3

Type 4

Type 5

Pedestrian
Activity Level

Very high

High

High

Medium

Moderate

Moderate street
wall/flexible front
setbacks within
a range (with
landscaped edge

Landscaped edge/
buildings set
Back (buildings
closer to the Street
allowed)

Behind building/
shared wherever
possible

Moderately
consistent street
wall/flexible front
setbacks within
a limited range
(with courtyards
and landscaping)

Moderately
consistent street
wall/flexible front
setbacks within a
moderate range

Parking
Location

Generally
consistent
street wall/
some flexibility
and variation
appropriate (with
courtyards and
landscaping)

Flexible location,
buffered

Target:
Vertical mixed
use/commercial;
multi-dwelling
residential

Target:
Small to medium
commercial and
multi-dwelling
residential
buildings

Target:
Small to medium
commercial
buildings;
multi-dwelling
residential

Flexible location/
limited parking in
front, buffered

Typical:
Small to
medium format
commercial

Typical:
Small format
commercial with
a large amount
of residential
throughout

Typical:
Small format
commercial

6 stories

3 stories

High importance
(finer grained)

High importance

Street Edge
Character

Building
Types

Preferred
Maximum
Building
Height at the
Street Edge
[1]

Mass and
Scale

Side or behind the Side or behind
building
building

Target:
Medium to
large format
commercial
mixed use;
multi-dwelling
residential

Target:
Medium to
large format
commercial;
multi-dwelling
residential

Typical:
Medium to
large format
commercial

Typical:
Medium to large
format commercial

3 stories

5 stories

6 stories

High importance

Medium
importance

Moderate
importance

[1]Maximum building height is established in the zoning code, and may be 40’, 50’, 65’ or 125’, depending on the intensity designation. Preferred

maximum building height at the street edge refers to the scale of the building at the street, and does not indicate a limit on overall building height on the
lot.

Scale for interpreting Table 1.

This scale is intended to rank the relative degree or importance of design considerations in the above
table. The scale is used to rank Pedestrian Activity Level and Mass and Scale.
Very High

High

Medium

Moderate

Low
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