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Introduction
WHY:

• Celebrate, respect and enhance Missoula’s unique character
• Reinforce recent development success
• Respond to community concerns 
• Emphasize design quality for areas that are most identifiable within the City – the 

greater Downtown area, and along Commercial Corridors
• Right-size the City approach to design standards – develop the right guidance for the 

right locations 
• Recognize Missoula’s interest in eclectic qualities by supporting flexible approaches to 

design

WHAT IT IS:
• A place-based zoning overlay system that tailors basic design standards based on place 

and neighborhood context
• A zoning overlay system that only applies to commercial & multi-dwelling 

development
• A set of qualitative design guidelines that describe broad intentions and suggest more-

detailed quality without dictating specific outcomes (Design Excellence Manual)
• A project review system that fits within current project review processes as well as 

updates the current Design Review process and Design Review Board
• A meld, and sometimes waive, of other existing design standards and overlay systems
• A set of incentives for development within the proposed overlays

WHAT IT IS NOT:
• This is not a requirement unless a property owner is choosing to develop
• This does not change the base zoning district, and does not affect current allowed uses 

or densities
• This does not apply to detached houses, two-unit houses (duplexes) and townhouse 

exemption developments

Fall 2018

We are here!

TIMELINE:



WHAT IS BEING PROPOSED?
Text Amendments to the Zoning Code (Title 20)
Three new sections will be added to the Overlay Chapter of the Zoning Code
• Section 20.25.080 – Design Excellence Overlay – Generally
• Section 20.25.081 – Design Excellence – Downtown Overlay
• Section 20.25.082 – Design Excellence – Corridor Overlay

We will amend chapter (20.85.080) to recognize the proposed new Design Excellence 
Review process (DER)
We will amend Administration chapter (20.90.020) to revise the Design Review Board 
membership to accommodate the new DER process

Map Amendments to the Zoning Map
The proposed overlay will be broken down into five sub-districts in the Downtown and 
four typologies along Commercial Corridors 
• See Sub-District boards to find out more about a specific Sub-district or Corridor 

Typology

WHAT DOES THIS APPLY TO?
• Applies to non-residential zoning districts and RM1-35 within the Downtown and 

Commercial Corridors
• Does not apply to current Special Districts, Planned Unit Development (PUD) Districts, 

or Open Space zoning districts
• Applies for any development for which Zoning Compliance Review is required except 

detached houses, two-unit houses and townhouses
• Applies to new construction, redevelopment, additions, and modifications of buildings
• In cases of additions or modifications - Only the newly constructed or modified portion 

of a building and any associated modification of the site will be under review

Design Standard

• Prescriptive

•Measurable

•Administered 
by staff “at the 
counter”

Design Guideline

•Discretionary

•Qualitative

• Flexible

•Administered by staff or 
boards in a review 
process

KEY COMPONENTS:

Proposed Changes



How do existing zoning standards work under the 
proposed overlay?

• In general – When rules from other existing design standards conflict with the rule of this Overlay 
system, this Overlay system governs

• Existing design standards for commercial uses less than 30,000 square feet are not required
• Enterprise Commercial Uses are not required to go through Conditional Use and the only 

development requirement from Title 20 is to conduct a traffic impact analysis (per Title 20.40.050.B)
• In the NC-SR (Southside Riverfront Overlay) - only requirements from Title 20 that apply are 

Additional Allowed Use and Prohibited Uses).  All other standards within the Design Excellence 
Overlays are superseded by the new standards

• Multi-dwelling building design – only requirements from Title 20 that apply are building height, 
pedestrian access, entry treatments and storage

• Landscaping Standards – street frontage landscaping, perimeter parking lot landscaping and 
alternative compliance do not apply

• Landscape Alternative Compliance is not allowed, however, a Design Variation may be requested

What’s in the documents?
Design Excellence Overlay
Section 20.25.080 Generally Covers:
• Applicability
• Review Process for  Design Standards and use of Design Guidelines
• Standards – described with definitions, intent, applicability, detail, and rules of 

measurement
• Incentives

Section 20.25.081 – Downtown &
Section 20.25.082 – Commercial Corridors:
• See the series of Sub-districts Boards for Standards Tables

Design Excellence Manual
• Qualitative Guidelines for use as reference during Design Excellence Review process

The Standards



The Guidelines
The guidelines contained in the Design Excellence Manual, as illustrated in the graphic below, are the bases 

for project review in the Design Excellence Review (DER) process



Review Process
ZONING COMPLIANCE REVIEW

Some projects in the Proposed Overlay will be required to meet Design Standards only –
(Standards are contained in the Design Excellence Overlay document: 20.25.080, 081, 082) 
• For smaller projects in the Corridors and projects that create or modify site improvements only
• Proceed through typical building permit review system
• Encourage Pre-Application meeting, but not a requirement
• Refer to Zoning Compliance Review process (20.85.130)

DESIGN EXCELLENCE REVIEW
Projects that are bigger in scope or located in certain sub-districts will be required to meet Design 
Standards and the Design Guidelines contained in the Design Excellence Manual –
• These projects proceed through a Design Excellence Review system before issuance of a building 

permit (see Internal Process diagram)
• Complete submittals and responsiveness to the applicable Design Guidelines will be key
• Encourage Pre-Application meeting, but not a requirement

Design 
Review

• Administered by 
Staff

Design 
Review 
Board

• Referred by 
Staff or by 
Applicant

City Council
• For Appeals 

of DRB 
Decision

Design 
Review is 
Triggered

Building 
Permit 
Review

Design Review Approved

DESIGN EXCELLENCE REVIEW 
INTERNAL PROCESS:

The graphic below represents the proposed review process 
from the point that Design Excellence Review is triggered:

*Note: proposal is that Design Review be completed prior to 
conditional use approval by City Council

Triggers for Design Excellence 
Review include:
• Located in any 

Downtown Sub-districts
• Located In Corridor 

Typology 1
• In Nodes
• Of a Certain Size
• Seeking Design Variation
• Requiring Conditional 

Use



WHAT’S AN INCENTIVE?
• Incentives are adjustments to the zoning requirements that help to encourage 

development in the Overlay areas  while still meeting Design Excellence intent
• They stem from comments received during this process 
• Through the use of Design Variation, they provide an added level of flexibility
• Incentives are applied to certain parking and landscaping requirements

PARKING ADJUSTMENTS:
• Applicable where parking is required with other exceptions described below
• On Street Parking Substitution – 1 for 1 calculation based on available abutting street 

frontage; meeting parking dimensions; on-street spaces can not be counted twice; 
dependent on review of area plans and adopted streetscape standards

• Parking for Adaptive Reuse – available for non-residential use of an existing building; 
must be under 4,000 square feet and min. 50 years old; existing parking must be retained

• Off Street Parking Reduction – Up to a maximum reduction of 50% of the original Title 20 
calculation; the following types of Reductions may apply:
• Small Non-Residential Use – Available in Downtown Hip Strip, Downtown Gateway, 

Downtown North, and Typology 1 and 2; no off-street parking required for the first 
1,500 square feet 

• Transit-Served Location – within 1,250 feet of a transit stop, parking may be reduced 
by between 10% and 15% depending on the corridor; not available in Typology 4; staff 
will evaluate quality of stop and transit must be operating at an adequate level of 
service

• Bike-Served Location – within 1,250 feet of a bike lane, parking may be reduced by 
between 10% and 15% depending on the corridor; not available in Typology 4; staff 
will evaluate the connection to ensure convenient access

• Bike Parking - may reduce off-street parking by 1 space for every 4 bicycle parking 
spaces (short term and long term bicycle parking) that is in excess of the Section 60 
requirements – up to a maximum reduction of 25%; not available in Typology 4; 
parking spaces must meet the design guidelines and Section 60 for quality and 
location

LANDSCAPING REDUCTION:
• General Site Landscaping reduction to 15% is 

available in all sub-districts that require landscaping
• Activity Area Requirement reduction is available in 

all Corridor sub-districts if public amenity space is 
within 1,250 feet

• Design guidelines will be used to determine that the 
quality of the landscape area meets the intent

DESIGN VARIATION:
• Allows uses of alternative design approach to satisfy 

particular design standards
• Alternative design must satisfy the specified intent 

of the particular design standard
• Design Guidelines are used to help determine 

whether the intent is met
• Review is concurrent with the Design Excellence 

Review Process

Incentives
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City Parcels
DE-Downtown
Sub-District

Downtown North
Gateway
Hip Strip
Inner Core
Outer Core

DE-Corridor
Typology

1
2
3
4
Node ±

Proposed Overlay Zoning Districts
Missoula City Design Excellence



Proposed Zoning Overlay: Downtown Inner Core



Proposed Zoning Overlay: Downtown Outer Core



Proposed Zoning Overlay: Downtown Hip Strip



Proposed Zoning Overlay: Downtown Gateway



Proposed Zoning Overlay: Downtown North



Proposed Zoning Overlay: Corridor Typology 1

Node:
Parcels in nodes are subject to the 
same standards as Typology 1.



Proposed Zoning Overlay: Corridor Typology 2

Node:
Parcels in nodes are subject to the 
site design standards for Typology 1.



Proposed Zoning Overlay: Corridor Typology 3

Node:
Parcels in nodes are subject to the 
site design standards for Typology 1.



Proposed Zoning Overlay: Corridor Typology 4

Node:
Parcels in nodes are subject to the 
site design standards for Typology 1.



Other Amendments
DESIGN REVIEW CRITERIA: 
• Amendments to Title 20, Section 20.85.080
• Address adjustments to existing system for when projects go to Design Review Board
• To create a fit with Zoning Officer ability to send a project to Design Review Board
• Integrate consideration of Design Excellence Review and Design Excellence Manual

DESIGN REVIEW BOARD: 
• Amendments to Title 20, Section 20.90.020
• Increase membership to those with greater professional experience and demonstrated 

interest in the types of issues the DRB is likely to see

REPEAL TITLE 19 – EC OVERLAY:
• Repeal existing Title 19 EC Overlay
• Some areas within Corridor Overlay sub-districts are also within Title 19-EC Overlays
• Requirements of the Title 19 EC Overlay are replaced by either the Title 20 – Design 

Standards (Enterprise Commercial and Commercial Uses Not Exceeding 30,000 SF) or 
this new Design Excellence Review System (see separate poster)

REPLACE CITY SD-2:
• Repeal the SD-2 zoning district located along areas of south Reserve Street between 

River Road and South Avenue and along areas of 3rd Street between Reserve Street 
and Russell Street (see separate map poster). 

• Replace the SD-2 zoning district with standard City zoning that more accurately reflects 
current land use patterns in the district and is compatible with the proposed Design 
Excellence overlay zone.

• Three base zoning districts; B2-2, B3-2 and C1-2 are proposed (see separate poster)
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/EC Repeal
Why Repeal /EC Enterprise Commercial Overlay?
• Regulations currently applied to the /EC Overlay zone are not contained in Title 20, which 

means that development within the /EC Overlays are required to comply with older zoning 
code development standards

• Modernize development standards and a process that is consistent with the way that 
Enterprise Commercial uses are reviewed throughout the rest of the City

• Create clear coordination between the current City zoning Code (Title 20) and the 
proposed new set of design standards established though the Design Excellence Project 

What is changing with Title 20?
• Under Title 20, property owners are not required to rezone to the /EC Overlay for 

developing Enterprise Commercial uses

• Standards applied will depend on the size of the development

• New Enterprise Commercial (commercial, office, or retail 30,000 square feet or greater) 
require conditional use review 

What is changing with Design Excellence project?
• The conditional use process for Title 20 Enterprise Commercial use is proposed to be 

waived and replaced with consideration through the Design Excellence Review system

• Required setbacks will be reduced  compared to /EC Overlay depending on corridor type

• Required landscaping is less than in /EC
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