
Existing Conditions Report / 
Regulatory Amendment Work 
Plan

• April 21, 2022

Elizabeth Moreau, Councilor

Beverly Mesa-Zendt, Director of Planning AICP

Nicholas Cracknell, Principal Planner AICP



Where We Are: Population
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Cost Burdened
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Total Population Cost Burden
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Today: Housing & Ownership Types
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Trends: Recently-Approved Projects
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Regulatory Workplan



Master Plan 

Goal 3.1 Adapt housing stock to accommodate changing demographics.

Goal 3.2 Accommodate the Housing Needs of Low and Moderate Income 

Residents.

“
“



Increase diversity of 
housing types and price 
points

Remove regulatory 
barriers for housing 
diversification in 
neighborhoods (ADUS) –
context sensitive design 
and consideration to 
impacts to traffic, on 
street parking and other 
infrastructure impacts

City Council Housing Priorities 

Restructure incentives 

to deliver greater public 

benefit in workforce 

housing construction

Identify and maximize 

partnerships, coalitions, and 

funding opportunities to 

deliver affordable housing.



PHASE TOPIC/SUBJECT CODE SECTION Objectives
Housing Type 
Impacted Housing Policy Master Plan Goal Stakeholders Staff

Phase 1 
Amendments-
JUNE 2022 Building Height

Improve regulatory 
implementation and align 
with legislative intent. 
Eliminate ambiguous 
sections that result in 
unintended consequences.

1 Building Height Map 10.5A21B 

Add new streets, add building 
heights for civic and municipal 
properties and modify 
building heights.  Correct the 
reference to 10.5A46.

All types within 
Character Districts

CHARACTER AND 
HERITAGE; HOUSING 
TARGET AREAS

Goal 2.1, Actions 
2.2.2 and 2.2.3 Planning, Legal

2
Building Height 
Standards 10.5A21B

Clarify the standards for 
corner, through or waterfront 
lots

All types within 
Character Districts

CHARACTER AND 
HERITAGE; HOUSING 
TARGET AREAS

Goal 2.1, Actions 
2.2.2 and 2.2.4 Planning, Legal

3 Civic Districts 10.5A52.40
Apply the CD4 development 
standards to civic properties NA

CHARACTER AND 
HERITAGE; HOUSING 
TARGET AREAS

Goal 2.1, Actions 
2.2.2 and 2.2.5 Planning, Legal

4 Definitions 10.153

Add definitions for public 
places and modify building 
height to be based on existing 
versus finished grade.

All types in all 
locations.

CHARACTER AND 
HERITAGE; HOUSING 
TARGET AREAS

Goal 2.1, Actions 
2.2.2 and 2.2.6 Planning, Legal
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PHASE TOPIC/SUBJECT
CODE 
SECTION Objectives

Housing Type 
Impacted Housing Policy

Master Plan 
Goal Stakeholders Staff

Phase 2 
Amendments 
SEPTEMBER 2022

ADUs and Senior 
Housing Facilities

Remove barriers and 
expand the number of 
eligible properties for 
ADUs and Senior Housing 
Facilities.

1

Accessory Dwelling 
Units/ Garden 
Cottages

10.814 & 
10.815

Remove regulatory barriers 
to ADU development 
through inclusion of context-
sensitive design standards. 
Develop criteria allowing 
ADUs/Garden Cottages  as-
of-right. 

Accessory Dwelling 
Units/Garden 
Cottages

HOUSING CHOICE 
AND 
AFFORDABILITY; 
HOUSING TARGET 
AREAS 

Goal 3.1, 
Actions  3.1.1; 
Goal 3.2, 
Actions 3.2.1

Homeowners 
Association, Previous 
ADU applicants, 
Residential 
neighborhood 
residents most likely 
to accommodate 
ADUs/Garden 
Cottages  (GIS 
informed)

Building and 
Inspections, 
Planning, Legal

2
Assisted Living 
Facilities 10.44

Allow for Assisted Living 
Centers in outlying Zoning 
Districts and allow for 
Cooperative Housing.

Cooperative / 
Shared Housing, 
Congregate Care, 
Assisted Living, 
Independent Living,  
Senior Housing 

HOUSING CHOICE 
AND AFFORDABILITY

Goal 3.1, 
Actions  3.1.1; 
Goal 3.2, 

Assisted Living Facility 
Owners, Senior 
Housing and 
Cooperative Housing 
Operators Planning, Legal
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PHASE TOPIC/SUBJECT CODE SECTION Objectives
Housing Type 
Impacted Housing Policy Master Plan Goal Stakeholders Staff

Phase 3 
Amendments
DECEMBER 2022

Incentives for 
Workforce Housing

Adjust  incentives to 
place a higher emphasis 
on Workforce Housing.

1
Character District Zoning -
Large Properties 10.5A43.33

Adjust incentive to include 
Workforce Housing.

Multi-Family (Rental or 
Ownership)

HOUSING CHOICE AND 
AFFORDABILITY; 
HOUSING TARGET AREAS

Goal 3.1, Actions  
3.1.1; Goal 3.2, 
Actions 3.2.1, 3.2.2 
,3.2.5

Affordable Housing 
Agencies and 
Organizations, Developers, 
Real Estate Professionals, 
Chamber Collaborative

Planning, Legal, 
Economic 
Development 

2
Character District Zoning -
Large Building Footprints 10.5A46

Modify Building Footprint 
Allowance to incentivize Workforce 
housing.

Multi-Family (Rental or 
Ownership)

HOUSING CHOICE AND 
AFFORDABILITY; 
HOUSING TARGET AREAS

Goal 3.1, Actions  
3.1.1; Goal 3.2, 
Actions 3.2.1, 3.2.2 
,3.2.5

Affordable Housing 
Agencies and 
Organizations, Developers, 
Real Estate Professionals, 
Chamber Collaborative

Planning, Legal, 
Economic 
Development 

3
Character District Zoning -
Incentive Overlay Districts 10.5A43.46

Modify the Incentive Overlay 
Districts to incentivize Workforce 
Housing.

Multi-Family (Rental or 
Ownership)

HOUSING CHOICE AND 
AFFORDABILITY; 
HOUSING TARGET AREAS

Goal 3.1, Actions  
3.1.1; Goal 3.2, 
Actions 3.2.1, 3.2.2 
,3.2.5

Affordable Housing 
Agencies and 
Organizations, Developers, 
Real Estate Professionals

Planning, Legal, 
Economic 
Development 

4
Character District Zoning -
Gateway Districts 10.5B

Modify the Gateway Districts to 
include Workforce Housing 

Multi-Family (Rental or 
Ownership)

HOUSING CHOICE AND 
AFFORDABILITY; 
HOUSING TARGET AREAS

Goal 3.1, Actions  
3.1.1; Goal 3.2, 
Actions 3.2.1, 3.2.2 
,3.2.5

Affordable Housing 
Agencies and 
Organizations, Developers, 
Real Estate Professionals, 
Chamber Collaborative

Planning, Legal, 
Economic 
Development 

5
Planned Unit 
Developments 10.72

Modify CUP to improve outcomes 
for Workforce Housing 

Single, Two- and Multi-
Family (Rental or 
Ownership)

HOUSING CHOICE AND 
AFFORDABILITY; 
HOUSING TARGET AREAS

Goal 3.1, Actions  
3.1.1; Goal 3.2, 
Actions 3.2.1, 3.2.2 
,3.2.5

Affordable Housing 
Agencies and 
Organizations, Developers, 
Real Estate Professionals, 
Chamber

Planning, Legal, 
Economic 
Development 

6Off-Street Parking 10.11.110

Modify the off-street parking 
regulations to improve the balance 
and equity between the high cost 
of private and public parking.

Multi-Family (Rental or 
Ownership)

HOUSING CHOICE AND 
AFFORDABILITY; 
HOUSING TARGET 
AREAS: Parking

Goal 3.1, Actions  
3.1.1; Goal 3.2, 
Actions 3.2.1, 3.2.2 
,3.2.5

Affordable Housing 
Agencies and 
Organizations, Developers, 
Real Estate Professionals, 
Traffic and Safety Planning, PW
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Land Use 
Committee Flow 
Chart

• Describes work flow 
for zoning ordinance 
amendment process

• Identifies public 
hearing opportunities



Regulatory Work Plan

Phase 1 Amendments: Building Height 
Standards



Building Height 
Standards: 
Purpose

• Provide Consistency across all 
Character Districts

• Remove Incorrect References

• Clarify Intentions on Building Height



Building Height 
Standards: 4 
Main Changes

1. Update the Building Height Map

• Assign Building Heights to Civic and Municipal 
Properties

• Add new streets, ways, or other public places

• Adjust the building height along High Street & Haven 
Court

2. Clarify the Building Height Standards on Corner lots

• Maintain the intended street wall.

3. Add Development Standards to Civic Districts

4. Clarify the Intentionality of Grading on Building 
Height

• Avoidance of added height through back-filling.

• Goal: Update, Clarify & Modify



Building Height 
Standards: 
Building Height 
Map

1

2
3

1. Add Building Height Standards 
to Civic and Municipal 
Properties.

2. Add New Streets, Ways, or other 
Public Places.

3. Adjust the Building Height 
Standard along High Street.

• Goal: Update & Modify



1. Map 10.5A21B Building Height Standards



Add New Streets- Foundry Place



Add Building Height Standards for Civic and Municipal Properties



Make Minor Adjustments Based on Context– High Street and Haven Court



Existing Context – High Street and Haven Court



Update for Incorrect Reference



Correct the Note on the Building Height Map for the Incorrect 

Reference



Building Height 
Standards: 
Corner, or 
Through Lots

1. Clarify how corner or through 
lots impact the maximum 
building height on each street 
or public place.

• Goal: Clarify



Clarify How we Allocate Building Height along Lots with Multiple 

Building Height Requirements



Clarify How  the Front Lot Line Impacts the Building Height

on Lots with More than One Building Height



Clarify How we Allocate Building Height along Lots with Multiple 

Building Height Requirements



Add a New Definition for Public Place



Building Height 
Standards: HDC 
Review 

1. Make explicitly clear the HDC 
has some discretion over 
building height within the 
Historic District.

• Goal: Clarify



10.5A21.21 Assignments for specific building height require a building to have 

no more than the designated maximum number of stories or the maximum 

height in feet (whichever is lower) and no less than the designated minimum 

number of stories. Subject to Section 10.635.70 – Review Criteria, within the 

Historic District, the approved building height may be lower than the maximum 

designated number of stories or the maximum height in feet provided in Section 

10.5A43.30 but shall be not lower than the minimum designated number of 

stories or the minimum height in feet provided. 

Explicit Reference to HDC Discretion on Building Height



Building Height 
Standards: 
Mansard Roof 
Heights

1. Remove internal inconsistency 
for how Mansard roofs are 
measured.

• Goal: Add Standards



Correct Internal Inconsistency with Mansard Roofs



Correct Internal Inconsistency Pertaining to Mansard Roofs



Building Height 
Standards: 
Development 
Standards for 
Civic Districts

1. Apply the Building Placement 
and Form Standards of the CD4 
to Civic Districts

• Goal: Add Standards



Add Reference to CD4 Building Placement and Form Standards



Add Reference to CD4 Building Placement and Form Standards for Civic Districts



Building Height 
Standards: 
Measuring 
Building Height

1. Shift from proposed to existing 
grade to address backfilling for 
taller buildings.

• Goal: Clarify



Shift How Building Height is Measured from Proposed Grade to Existing Grade



Milestones

City Council Adopts Work 
Plan and Sends Phase 
One drafts to Planning 
Board for 
recommendation 

April 18, 2022

Planning Board Receives 
Work Plan and Phase 
One Draft Amendments 
and schedules a work 
session and public 
hearing

PB Work Session

May 5, 2022 June 6, 2022 

April 21, 2022

Planning Board 

Public Hearing and 

Recommendation 

May 19, 2022

City Council 

schedules First 

Reading



Thank You

Any Questions?


