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AN ORDINANCE

amending Chapter 29 of the City Code as it relates to street-
side non-residential first floor space on portions of Broadway
and Ninth Street, tall structures and residential parking in C-2
(central business) zoning districts; and fixing the time when this
ordinance shall become effective.

BE IT ORDAINED BY THE COUNCIL OF THE CITY OF COLUMBIA, MISSOURI, AS
FOLLOWS:

SECTION 1. Chapter 29 of the Code of Ordinances of the City of Columbia,
Missouri, is hereby amended as follows:

Material to be deleted in strikeout, material to be added underlined.
Sec. 29-15. District C-2, central business district.
(a)  Purpose. This district is intended to provide for commercial facilities in the

central business district. The principal land uses are retail sales, services, offices, mixed-
use including housing and public facilities.

(b) Permitted Uses. In district C-2, no building, land or premises shall be used
and no building shall be hereafter erected, constructed, reconstructed or altered, except for
one or more of the following uses (for exceptions, see section 29-28, Nonconforming Uses,
and section 29-31, Board of Adjustment):

All permitted uses in district C-1 with the exception that dwelling units shall also be
subject to section 29-8(d)(6)-_and no dwelling units shall be permitted within the
street-side first floor space in buildings on the following blocks within district C-2:

Broadway, from Providence Road to Hitt Street; and

Ninth Street. from the south side of Walnut Street to Elm Street.

The street-side first floor space shall include an entrance door on either Broadway
or Ninth Street and may include separate doorways, entry spaces, and stair or
elevator shafts that provide access to dwelling units on an upper floor level or
behind non-residential building space.




(c)

Conditional Uses. The following uses shall be permitted in district C-2 only

after the issuance of a conditional use permit pursuant to the provisions of section 29-23:

(10)

All proposed construction, renovation, or alteration activities necessary to
permit the facility to occupy an existing or new structure shall be in
accordance with the requirements of chapter 6 and chapter 9 of this code.
Activities begun before submission, review and approval of professionally
sealed plans and the issuance of a building permit shall be a violation of the
conditional use permit conditions and this code.

Uncovered, surface commercial parking for automobiles and light trucks abutting a
public street, except for publicly-owned parking facilities._ Parking areas located
behind buildings, not directly adjacent to a public street (except an alley), are

permitted.

Uncovered, surface off-street parking areas, except for publicly-owned parking
facilities.

(d)

Height and Area Regulations. In district C-2 any building, portion of a building

or dwelling hereafter erected, constructed, reconstructed or altered shall be subject to the
following regulations (for exceptions, see section 29-26, Height and Area Exceptions):

(1)
(2)
©)

(4)
(%)
(6)

Lot size. No minimum requirement.
Yards. No minimum requirement.

Building height. Ne-maximum-height: Buildings shall have a minimum of two
(2) stories consisting of a minimum of twenty-four (24) feet. One hundred
twenty (120) feet or ten (10) stories is the maximum building height permitted
by right. Buildings that exceed one hundred twenty (120) feet or ten (10)
stories shall be subject to review by the planning and zoning commission
and approval by the city council according to the standards and procedures
in section 29-15 (d)(7).

Vision clearance. No requirement.
Floor area. No minimum requirement.
Parking._ On-site parking is required for dwelling units in new buildings and

buildings expanded after August 18, 2014. There shall be no parking
requirement for new dwelling units created in buildings or enclosed portions




of buildings that are at least fifty (50) years old. There shall be no parking
requirement for buildings or portions of buildings that exist as of August 18,
2014 that are removed and rebuilt, in whole or in part, to restore but not
expand the previously existing building, and there shall be no parking
requirement for buildings that have been issued a building permit prior to
August 18, 2014. (See section 29-30, Off-Street Parking and Loading.)

Tall structure approval. All buildings that exceed one hundred twenty (120)
feet or ten stories in height shall require council approval. Requests for tall
structure approval in district C-2 shall require a petition on a form provided by
the director and shall be referred to the planning and zoning commission for
a recommendation and city council consideration of an ordinance approving
the tall structure in the same manner and following the same procedural
steps as described in section 29-33 of this code.

Petitioners shall provide the planning and zoning commission with
preliminary building plans (elevations and representative floor plans), site
plan including adjacent streets and alleys, and a shade study. A "shade
study" represents, in graphic form, the shade cast by the tall structure on
adjacent properties and streets, by time of day and by season. An example
of adverse impacts revealed by a shade study would be complete shading of
rooftop solar panels mounted on an adjacent, lower building.

A tall building may be approved by the city council if it satisfies the following
criteria:

(i) The height is consistent with adopted city plan recommendations for
maximum building height in the specific location;

(i) The additional height will not impair emergency response to the
subject building or other places in the immediate vicinity in the opinion of the
fire code official and chief of police;

iii The additional height will not have an adverse impact on the
availability of air and light to adjacent buildings and public streets; adequate
spacing exists between the proposed building and openings in the walls of
an adjacent building or between the proposed building and rooftop spaces
used as amenities to allow the penetration of sunlight to those openings or

rooftop spaces;

(v) The additional height will not create demand on any public utility or
public infrastructure in excess of available capacity, as concluded by an
engineering analysis of the projected utility loads and the existing and
planned capacities of infrastructure to accommodate it; and




(vi)  Public sidewalks, crosswalks, and streets adjacent to the site are of

sufficient capacity to handle the anticipated pedestrian and vehicular traffic

generated by the tall structure, as concluded by a traffic impact analysis.

Sec. 29-30. Off-street parking and loading regulations.

(a) General Requirements.

(1) Except for non-residential buildings in district C-2, existing buildings and

portions of existing buildings fifty (50) years and older in district C-2 reused

for residential purposes, and except as provided in subsection (a)(2), all uses

established and all buildings erected, constructed, reconstructed, or
expanded after November 19, 2001 shall be provided with off-street parking
spaces, either in the form of parking garages or open parking areas for the
parking of motor passenger vehicles, as specified herein.

(b)  Parking Requirements. Off-street parking spaces shall be provided for all
uses in accordance with the minimum requirement set forth in Table 29-30(b)(1).

'Residential

One- and Two-Family
Dwelling Units

.One-family' Attached |
Units

Multi-Family Dwéllings

Dormitories

| Fraternity/Sorority
Houses

Table 29-30(b)(1)
Required Parking

|2 spaces/dwelling unit for one-family attached and
'unattached dwellings; 2 spaces/unit for two-family units
having up to 2 bedrooms; three spaces/unit in two-family
'units of 3 or more bedrooms

'2 spaces/dwelling unit

1.0 spaces/dwelling unit for "efficiency" apartment (i.e., units
‘without a separate bedroom); 1.5 spaces/dwelling unit for 1 |
'bedroom units; 2 spaces/dwelling unit for 2 bedroom units;
2.5 spaces/dwelling for 3 or more bedroom units; In addition
to required parking for residents, 1 space/5 dwelling units will |
be required for visitor parking

1 space/2 occupants the building is ultimately designed t6
accommodate

1 space/2 occupants



'Elderly and Handicapped ‘1 space/unit

Housing .
'Boardinghouse or 1 space/2 occupants the building is ultimately designed to |
Rooming House ‘accommodate '
Nursing (or 1 space/4 beds plus 1 space/employee

Convalescent) Homes
and Residential Care

Facilities

Bed and Breakfast 1 space/guest room plus 2 parking spaces/dwelling unit

'Motel, Hotel 1 space/room plus 1 space/20 rooms (to accommodate
motel/hotel staff) plus 75% of the normal spaces required for
accessory uses (e.g. banquet rooms, meeting rooms,
‘restaurants, etc.) if applicable.

'Mobile Home i2 space/dwelling unit

Temporary Shelters I1 space/employee plus 1 space/every 4 occupants the

'shelter is designed to accommodate

Residential Uées within '0.25 space/bedroom for new residential dWeIIinq units.in new
C-2 (Central Business  |buildings.
District, '

Minimum parking supply may be located:

a. Onsite in a parking structure,

ib. At-grade or below grade surface parking under a building,
¢. Surface parking behind a building, '
d. Surface parking for which a conditional use permit has |
been approved; or

le. In a public or private parking structure or lot within 2,640
feet (one-half mile) of the residential entry; provided there is
|a written agreement to purchase or lease spaces in a public
‘or private parking structure or lot for as long as the building is |
used as a residential dwelling. |

The parking requirement for standard motor vehicle parking
spaces may be reduced by any of the following:

a. Each motorcycle and motor scooter parking space may be
counted as one vehicular parking space, up to ten percent
(10%) of the total spaces required;

b. Each required bicycle parking space shall be counted as
the equivalent of one motor vehicle parking space, as
specified in section 29-30(m).

‘The community development director may recommend, and
'the city council may approve, a reduction in the calculated |
|parking requirement based on a parking management
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'strategy that may include some combination of:

‘a. Car share programs;

'b. Purchase of bus passes for the use of the Columbia
‘transit system by tenants;

'c. Provision of private transit services to building residents;
‘d. A parking study that documents a reduced demand for

parking.

Public and Quasi-Public
Uses

SECTION 2. This ordinance shall be in full force and effect from and after its
passage.

PASSED this __ \@&% day of k:q(—fsrl— ,2014.

ATTEST:

N OO0 -

City Clerk

iding Officer

APPROVED AS TO FORM:




City of Columbia v
701 East Broadway, Columbia, Missouri 65201 .> <.
IJ.L.

Agenda ltem Number: B 245-14

Department Source: Community Development - Planning

To: City Council

From: City Manager & Staff

Council Meeting Date: August4, 2014

Re: An Ordinance Amending Chapter 29, Sections 29-15 and 29-30 Regarding Use of First Fioor
Space, Residential Parking, and Tall Structures in the C-2 Central Business District (Case 14-48)

Documents Included With This Agenda ltem

Council memo, Resolution/Ordinance
Supporting documentation includes: Summary of Board/Commission Reports, Maps, Excerpts from
Minutes, Correspondence from Public

Executive Summary

Attached for Council consideration is an ordinance that makes three changes to the C-2 Central
Business District. The first change establishes a requirement that permits only non-residential space on
the street-side, first floor level of buildings on Broadway (Hitt Street to Providence) and Ninth Street
(between Walnut and EIm). The second establishes a parking requirement for new residential
construction throughout the C-2 District. The third change establishes a public review and approval
process for tall structures in the C-2 District.

Discussion

On March 17, 2014 the City Council referred a draft zoning ordinance to address the topics of first floor
space, residential parking, and tall buildings in the C-2 Central Business District to the Planning & Zoning
Commission. The Council asked that these three issues be examined ahead of the schedule for the
comprehensive development code update.

The ordinance makes three changes to the C-2 District. It limits the use of street-facing, first-floor space
on Broadway and Ninth Streets to non-residential uses. The ordinance also establishes a parking
requirement for new residential construction in new buildings or building additions. Finally, the ordinance
subjects buildings taller than 10 stories or 120 feet in height to a public review process following the
same procedural steps as a zoning amendment.

C-2 District Background

The City has had zoning since 1935. Originally the downtown area was zoned “District F: Central
Business District” with a maximum height of eight stories or 100 feet. In the 1950s the City updated the
zoning ordinance to rename “F” District C-2 and retain the maximum height standards with a special
provision for maximum 45 feet and three story height applying to C-2 properties west of Third Street
(Providence Road). in the early 1960s the maximum height standard disappeared. When the City
adopted minimum off-street parking requirements in the 1950s, it exempted the C-2 District though C-2
zoning permitted parking lots by right in the C-2 District until the late 1990’s when they were made a
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conditional use. In the 1980s for a time all dwelling units in C-2 required a conditional use permit and
were made subject to the minimum lot area/maximum residential density standards of the R-4 District. In
the 1990s residential uses became permitted by right with the only limitation on density a minimum
dwelling unit size.

The C-2 District as it exists today generally extends from just east of College Avenue to Garth Avenue on
the west, and from north of Ash Street to Elm Street, with a number of zig-zags around the perimeter.
There are also several individual properties not contiguous to the downtown C-2 District, including a
parcel on Paris Road north of 70.

The current C-2 District has a minimum of rules. There are no required yards or setbacks and there is no
maximum or minimum height of buildings. There is no parking requirement for any permitted use. Surface
parking lots are permitted but only as a conditional use. There is a large list of permitted uses that
incorporates all permitted uses in subordinate districts R-1 through C-1 as well as uses introduced in the
C-2. The permitted uses include R-3 District permitted uses subject to a minimum dwelling unit size of
400 square feet.

First-floor non-residential requirement

Traditionally buildings in the downtown have had commercial space on the first floor level and offices or
dwelling units above. More recent development is frequently single-use: office buildings, restaurants, and
recently apartment buildings. In compact downtowns it is not uncommon to see requirements that first
floor space be commercial or at least “active” space to help enliven the downtown streets. Residential
units on the ground floor create intervals of private space between shops, offices providing services,
cafes, and places of assembly where the public is encouraged to enter or at least pass by. Some
ordinances take a design approach, requiring a percentage of facades to have windows and doors.

The proposed amendment prohibits residential space on the street-side, first floor level of buildings on
Broadway, between Hitt Street and Providence Road, and Ninth Street between Walnut Street and Elm
Street. On the streets selected, the existing use of first floor space is non-residential: retail, office,
government, institutional, and religious but no residential - no properties will be made non-conforming.
Residential entries to upstairs dwelling units and rear first-floor dwelling units are permitted. The
ordinance aims to preserve the public nature of the streets as well as the privacy of occupants in
residential buildings.

Residential parking requirement

In C-2 the City has taken a “district” approach to parking by consolidating parking supply in public,
on-street spaces, public parking garages, and public surface lots. The strategy has generally been
successful by allowing property owners, builders, and investors to maximize the use of land for productive
building space instead of expensive amenities like guest parking. In downtowns many visitors park once
for multiple visits and this lowers parking demand per unit in comparison to less dense and diverse areas
of the City.

Residential parking is unique because it requires that parking spaces be available around the clock. The
City owns a large supply of parking but the majority of it is either reserved or metered hourly. If new
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residential development generates a demand for parking without contributing to the supply, spillovers of
parked cars into neighborhoods and unauthorized parking spaces may be the resuit.

The ratio of parking proposed for new residential development, 0.5 spaces per bedroom, is roughly half
the requirement in multiple-family housing elsewhere in the City. The proposed ordinance requires
parking for all new residential buildings and additions to buildings; it does not require parking for dwelling
units created in existing historic buildings. The ordinance also does not affect buildings that exist today
that may need to be rebuilt after a disaster, or buildings that have a permit before the effective date of the
ordinance. The minimum parking can be provided on or up to one-half mile off-site provided that off-site
parking is secured by an appropriate long term agreement. Ten percent of required parking may be
motorbike or motorcycle parking and required bicycle parking is counted toward satisfaction of the
parking requirement. There is a procedure for “parking management plans,” incorporating transit, car
sharing, and other measures to reduce parking required.

Tall structure approval

The existing C-2 provisions do not limit the height of buildings. The majority of buildings in Columbia are
below high rise (i.e., approximately 70 feet) construction heights but as land values rise and site area for
development and redevelopment becomes scarce in the downtown the City is likely to have more high
rise structures. A number of cities have special requirements for tall structures, including step-backs
above a specified floor level, open space set-asides; and street level design and use requirements; a
few include building energy performance provisions. In the initial review of the C-2 District Council
received a committee suggestion that the City consider a two-tier approach to building height with
buildings above ten stories subject to performance or bonus provisions with specific recommendations
to be prepared by the City’s professional code consultants.

The proposed ordinance does not impose a maximum height but it does require review of plans by the
Planning & Zoning Commission and the City Council for any structure that exceeds ten stories or 120 feet
in height, whichever applies. The ordinance includes required items of information - preliminary building
elevations, representative floor plans, site plan including adjacent streets, and a shade study - and it
describes the procedural steps as the same as those for rezoning or planned development approval -
notice and public hearing of the Planning & Zoning Commission, Council consideration of an ordinance.
There are criteria for approval that relate to public safety, traffic, utility capacity, and impacts on adjacent

property.

Planning & Zoning Commission review and recommendation

The Planning & Zoning Commission conducted public hearings on the proposed C-2 amendments on
April 24, May 22, and July 24, 2014 with a work session discussion on June 19, 2014. Ultimately the
Commission voted on July 24 to approve the proposed ordinance by a vote of six in favor, one opposed
and two absent on both the street level non-residential and the residential parking provisions; the
Commission voted four in favor, three opposed, two absent on the tall structure approval provisions.
Commissioners also voted seven in favor, none opposed, two absent that there be a “sunset” to all three
provisions two years from passage of the ordinance by Council or upon adoption of a new development
code whichever is first to occur.
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The Commission differed on the height issue. Some commissioners objected to the plan consistency
criterion that refers to height limits recommended in City plans because the ten story tall structure
definition was already above the eight story maximum heights on Broadway and five story maximum
heights on Walnut recommended by the Downtown Charrette Report. Motions to amend the tall structure
height to recognize these lower height recommendations, or strike the plan consistency criterion as
written, failed to carry a majority. The issue of transitional building heights - maximum buildings heights at
the edges and in other special areas of C-2 - will most certainly be considered in the general update of
zoning regulations led by Clarion Associates.

Previous hearings and issues

The proposed ordinance has been revised twice in response to public and commissioner comments.
Changes include the clarification that existing buildings and buildings with building permits will not be
made non-conforming; the addition of flexible parking solutions and a procedure for reduction of required
parking supply; clarification of the tall structure review criteria (general language changes and a historic
preservation criterion was deleted by Commission suggestion because commissioners thought it singled
out tall buildings). Staff made a change to street level non-residential use requirements to allow
residential entries to upstairs and rear first story space on Broadway and Ninth.

Throughout the process critics of the proposed ordinance objected to the timing of the ordinance as an
interim measure that would take effect before a complete revision to the development regulations. The
City's consultant, Clarion Associates, follows what they believe to be a tried and true methodology of
drafting districts and uses first, then development standards like height and parking, and finally
administration and enforcement for the entire city and the entire ordinance. The consultant looked at the
initial draft of the interim amendments and pronounced it to be a reasonable targeted approach to
several issues of concern without disrupting the larger code amendment project.

Fiscal Impact

Short-Term Impact: None. Preparation and implementation of the ordinance using City forces does not
require additional resources.
Long-Term Impact: None.

Vision, Strategic & Comprehensive Plan Impact

Vision Impact: Community Character, Development, Downtown

Strategic Plan Impact: Growth Management, Infrastructure

Comprehensive Plan Impact: Land Use & Growth Management, Infrastructure, Livable & Sustainable
Communities

Suggested Council Action

The Planning and Zoning Commission (by votes of 6-1 on the street-level non-residential; 6-1 on the
residential parking; and 4-3 on the tall structures provisions) recommends approval of the ordinance and
recommends (7-0) that it include a "sunset" provision that makes the new provisions effective only for a
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period of two years after passage or until a new development code is adopted by the Council, whichever
shall be the first to occur.

Legislative History

July 24, 2014: Commission hearing and recommendation

May 22, 2014: Continued Commission hearing

April 24, 2014: Initial Commission hearing

March 17, 2014: Cofyrigil referral of draft to Planning & Zonmg Commlssmn
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