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SUBJECT: Review of Draft Commercial Code Amendments 
 
DATE:  April 1, 2013 
 

ACTION 

Provide feedback on draft amendments to the Community Development Code (CDC), which were 
developed for the Commercial and Mixed Use Zoning components of the Code Streamlining and Updates 
project. The CDC updates address the following: 

o Consolidation of commercial/mixed-use zone districts 
o Streamlining the commercial, mixed use, industrial and special purpose districts use table 
o Removing barriers to mixed-use development 

Feedback from the Advisory Committee will be incorporated into a revised draft, which will be prepared 
over the next two months.  

BACKGROUND  

The last meeting of the Advisory Committee on the commercial component of the Code Streamlining and 
Updates Project was on December 19, 2012, to discuss the initial commercial code concepts. Subsequently, 
a joint work session was held on January 14 with the Planning and Development Review Commissions. 
Both of these meetings, along with a public open house that was held in early December 2012, provided 
guidance for the development of the attached draft commercial code amendments (Attachment 3). To 
solicit additional feedback from the public, staff also sent an informational project mailing to the property 
owners in the Kruse Way and Bangy Road area, posted additional project information online, and attended 
meetings of the Lake Grove Business Association and Neighborhood Association. Additionally, staff 
contacted the Westlake and Meadows Homeowner’s Associations to discuss the project with their board 
members; however, neither could provide time on their meeting agendas until early spring. Staff will be 
contacting these homeowner’s associations again this month about attending their upcoming board 
meetings. The Planning and Development Review Commissions will meet on April 8 to review the draft 
code amendments included in this report. 

 

MEMORANDUM 
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DISCUSSION 

Due to the number of individual code amendments, staff has prepared a summary sheet for each zone that 
describes changes associated with the three project components listed above, along with a summary of  
general changes associated with removing barriers to mixed use, which apply to multiple zones 
(Attachment 1). The discussion section below focuses on key items for which the Committee’s feedback is a 
priority.  
 
1. Consolidation of Commercial/Mixed Use Zone Districts 

 
The following table summarizes the proposed commercial zone consolidation changes (see the attached 
summary sheets for a more detailed summary of the changes by zone). 
 
Comprehensive 
Plan Category 

Current Base Zone Districts Proposed Zone Changes 

Employment 
Centers 

HC – Highway Commercial Consolidate HC and OC districts based 
largely on OC use list and HC site 
development restrictions and rename 
Office Mixed Use 

OC – Office Campus 

CR&D – Campus Research & 
Development 

Rename to Campus Mixed Use 

MC – Mixed Commercial Delete this district and rezone  portions of 
the land into the GMU and  CMU districts 

CI – Campus Institutional Remains  

Town Centers 
GC – General Commercial Remains – rename General Mixed Use 
EC – East End General 
Commercial 

Remains – rename East End Mixed Use 

Neighborhood 
Villages 

NC - Neighborhood Commercial Remains -- rename Neighborhood Mixed 
Use 

WLG/RMU – West Lake Grove 
Residential Mixed Use 

Consolidate -- rename Limited Mixed Use. 
Uses that are now permitted in the 
WLG/OC zone, but not in the WLG RMU 
zone will become conditional uses in the 
former WLG RMU zone. 

WLG/OC – West Lake Grove 
Office Campus 

WLG/R-2.5 – West Lake Grove 
Townhome Residential Delete the WLG/RLW zone and rename 

WLG R-2.5 as a new residential zone 
district R-2.5 WLG/RLW – West Lake Grove 

Residential Live Work 
 

Approach 

Consolidation of commercial zones was focused in the Kruse Way corridor and West Lake Grove district, 
because several zones in these areas are similar to one another. Additionally, existing development in 
some zones do not match well to their existing zone designations (see maps in Attachment 2). For 
example, the HC zone is mainly developed with high-intensity office buildings (Centerpointe) and a 
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group of four lots along Meadows Road are zoned MC, but are developed with the same type of office 
buildings in the abutting CR&D zone. 

 
Efforts were made to avoid making existing buildings nonconforming as a result of the zone 
consolidation. For example, when combining the HC and OC zones, the HC site development limitations 
were applied to the consolidated district (OMU). The HC zone has less restrictive standards that, most 
significantly, would allow a height of up to 60 feet instead of the maximum 45 feet currently allowed in 
the OC zone. As shown on Attachment 2, all but four of the OC zoned lots in the city are located in the 
Lake Grove Village Center (LGVC) overlay district, which supersedes the base zone site development 
limitations; therefore, the less restrictive site development limitations would only apply to the four OC 
lots that are not in the LGVC overlay district.  

 
A similar issue arises in the MC zone, which is proposed to be eliminated and consolidated into the 
GMU (GC) zone. The table below illustrates the current site development limitations in the GC and MC 
zones: 
 

Comparison of Current GC and MC Dimensional Standards 
Standard GC MC 

Floor Area Ratio none none 
Max Lot Coverage 50% none 
Max Height 45 ft. 95 ft.; up to two 

structures in the district 
may be 175 ft. 

Setbacks   
      Front none 15 ft.  
      Side none 0 
      Rear none 0 
When adjacent (abutting in MC zone) to medium or low density zone  
      Structure 25 ft. 15 ft. side or rear yard; 

10 ft. added for each 10-
ft. increment in bldg 
height over 35 ft. 

      Surface Parking 10 ft. 

      Vehicular Accessway 5 ft.  
When adjacent (abutting in MC zone) to high density zone 
      Structure 10 ft. 15 ft. side or rear yard; 

10 ft. added for each 10-
ft. increment in bldg 
height over 35 ft. 

      Surface Parking 10 ft. 

      Vehicular Accessway 5 ft.  
 
The most striking differences between the two zones are the lot coverage and height standards. 
Because the current MC zone contains several existing structures that exceed 45 feet in height, they 
would be made nonconforming if the GC standards were applied.  
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Questions for Consideration 
 

1. Doe the Committee support adopting the HC zone site development limitations for the 
consolidated OMU zone? The less restrictive standards would affect four OC zoned lots that are 
outside of the LGVC overlay district (see Attachment 2). The OC zoned lots in the LGVC district 
would not be affected. 

 
2. The MC zone is proposed to be eliminated and rezoned to GMU. There are several options for 

dealing with the conflicting site development limitations between these two zones. Which of the 
following options does the Committee support? 
 
Option a: Rezone the MC zone to GMU and apply the GC uses, but do not apply the GC site 

development limitations to the rezoned area. Instead, retain the current MC site 
development limitations for that area. A note would be added to the commercial 
dimensional table (Table 50.04.001-14) that would direct the reader to a code section 
following the table with the dimensional standards applicable to the former MC area 
(a map would be included in the code section identifying the boundaries). This option 
would simplify the use table by combining the uses in the two zones, and would 
neither simplify nor make the code more complex in terms of the site dimensional 
standards than it currently is. This option would also avoid making existing buildings 
in the MC zone nonconforming as a result of the zone consolidation. 

 
Option b:  Rezone the MC zone to GMU and adopt the GC uses and setbacks but retain the 

current MC lot coverage and height standards in the rezoned area. This option would 
simplify the use table and slightly simplify the site dimensional standards. Both zones 
require setbacks for lots adjacent to residential zones, but in the GC zone, no setbacks 
would be required on lots that are not adjacent to residential zones. This would 
increase the existing development rights for lots in the former MC zone by eliminating 
the 15-foot front setback that is now required on all lots in that zone. 

 
Option c:  Rezone the MC zone to GMU and adopt both the uses and the site development 

limitations of the GC zone. This would simplify both the use table and site 
dimensional standards, but would make some existing development in the current 
MC zone nonconforming and would significantly reduce existing development rights 
on lots in the former MC zone. 

 
Option d:  Retain the current MC and GC zones the same. This option would not achieve any 

code simplification. 
 

Option e:  Other options as identified by the Committee. 
 
2. Streamlining the Commercial, Mixed Use, Industrial and Special Purpose Districts Use Table 

 
The draft code amendments (Attachment 3) contain a redlined and footnoted version of the Use Tables 
illustrating the proposed changes starting on page 10 as well as new use definitions starting on page 
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109. Attachment 1 contains a detailed summary of the affect these changes would have on each zone 
district. 
 
Approach 

Uses were consolidated into broader use types, use names were updated to improve clarity, and 
definitions for most uses were added in order to improve understanding. As a result of these efforts, 
conflicting or substantially similar use listings have been removed, the definitions provide a much 
better understanding of the uses, and the length of the use table has been reduced almost in half. 
These changes also had the effect of expanding or disallowing some existing uses in each zone. The 
effect on uses in each zone is summarized in Attachment 1. To address impacts that could occur as a 
result of adopting broader use categories, some use categories were broken down into size thresholds 
so that the size of the use could be restricted in certain zones. For example, the categories for retail 
sales would be: <10,000 s.f.; 10,000-20,000 s.f.; or >20,000 s.f. Additionally, use-specific standards were 
added to restrict specific uses in certain zones (e.g., restaurants are permitted in the LMU zone but the 
total indoor/outdoor seating area is limited to 1,500 s.f.). 

 
The Advisory Committee and members of the public had expressed concerns about allowing a broader 
range of uses in the combined WLG OC and WLG RMU zones (new LMU). The WLG OC zone allows a 
limited range of commercial, educational, and office uses, while the WLG RMU zone allows a limited 
range of office and residential uses. Instead of adopting the less restrictive WLG OC uses in the 
consolidated zone district, the uses in the WLG RMU zone would be permitted outright in the 
consolidated district, while the WLG OC uses would only be allowed as a conditional use in the area of 
the former WLG RMU zone. This would provide an opportunity for a wider range of uses in the 
consolidated zone, but would allow for potential impacts to be addressed through the conditional use 
process. 

 
Questions for Consideration 

 
1. Does the Committee support allowing the less restrictive WLG RMU uses in the entire 

consolidated LMU district and allowing the WLG OC uses as conditional uses in the former WLG 
RMU zone? 

 
2. Are there any other specific concerns about changes in permitted or conditional uses in any of 

the zones that were caused by the zone consolidation or use table streamlining? 
 

3. Barriers to Mixed Use 

The proposed amendments summarized in Attachment 1, pages 28-31 address Residential Mixed Use 
Development. A draft definition for Residential Mixed Use has been added to the CDC: 
 
Development containing both residential and non-residential uses on a single parcel, or parcels 
developed as a unified site. Typically, residential mixed use projects include a mix of residential and 
commercial uses. In residential mixed use development, the residential use may be provided in a 
separate building on the same site as a non-residential use or in the same building as a non-residential 
use, often with commercial uses on the ground floor and residential uses located on upper floors. 
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Background and Questions for the Commissions 
 
Landscaping/ Open Space Set Aside 
See Attachment 1, p. 28 for summary & Attachment 3, p. 103 and 106 for draft code amendments 

One of the most significant barriers to mixed use development identified by the commercial focus 
group and Advisory Committee is the open space and landscaping standards, which require a combined 
total of 35-40% of the site to be set aside for residential mixed use projects. The proposed concept 
would reduce this set aside to 20%. This was originally proposed at 15%, and increased to 20% in the 
draft amendments based on feedback from the Commissions and Advisory Committee. The 
amendments specify that the 20% open space/landscaping shall be provided on the ground plane. 

 
 Question for Consideration 

1. Dos the Committee have any concerns about the draft amendment as proposed? 
 
Lot Coverage Allowance for Residential Mixed Use Development  
See Attachment 1, p. 28-29 for summary & Attachment 3, p. 65 (Table 50.04.001-14) and p.75 for draft code 
amendments 

Amendments were explored that would either increase the maximum lot coverage in commercial zones 
for all development, or for residential mixed use development only. Based on feedback on the Code 
Concepts, the proposed change provides an optional lot coverage allowance for residential mixed use 
development only (with the exception of the Neighborhood Mixed Use zone, discussed below). 

• Rather than tying the increased lot coverage to the square footage of housing provided in a 
mixed use development (as the LGVC overlay does), this proposal ties the increase to housing 
density (i.e. number of units/lot area). This approach is taken to support more units rather than 
larger units.  

• A minimum threshold proposed to achieve additional lot coverage is 20 units/acre. This is 
consistent with minimum R-0 densities and can be achieved through townhomes as well as 
apartments or condos.  

 
o Setting this minimum threshold also means that lot coverage allowances couldn’t be 

achieved by providing just a few units of housing on a multi-acre lot. 
 

• In the Neighborhood Mixed Use (NMU) zone, the proposal suggests 35% maximum lot coverage 
for any development (with the opportunity to increase to 50% with the maximum housing 
allowance). This change allows 10% more lot coverage than the existing standard (also replaces 
the maximum floor area ratio (FAR) of 0.25:1; providing lot coverage and height regulations 
consistent with other mixed use zones limit the FAR).   

• No changes are proposed to the (LGVC) overlay standards for lot coverage. 
 

Questions for Consideration 
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• Does the Committee support tying additional lot coverage to incremental increases in housing 
density? 

• Is 20 housing units/acre an appropriate minimum threshold to obtain a minimum 10% in 
additional lot coverage? 

 
Height Stepbacks Abutting Residential Zones 
See Attachment 1, p. 30-31 for summary & Attachment 3, p. 66 and p. 75 for draft code amendments 

Buildings in commercial zones have special setback and height stepback requirements to set the 
buildings back from residential zones. The changes outlined in the Summary of Proposed Global 
Changes present two additional policy changes, in addition to revisions to the way height is stepped 
back.  

• Instead of applying to any portion of a building within 60 feet of a residential zone (including 
across streets), the height stepbacks apply to properties that are abutting a residential zone 
(along a shared property line). The intervening right-of-way was felt to provide the desired 
buffer and height separation for residential properties. 

• Instead of applying to any residential zone, the revisions apply to buildings in commercial zones 
that abut a low- or medium-density residential zone (R-5, R-7.5, R-10, R-15; different setback 
provisions apply downtown, abutting the First Addition-specific R-6 and R-2 zones). 

Questions for Consideration 
 

1. Does this more incremental height setback approach and focus on abutting properties provide 
an appropriate balance between flexibility for building in mixed use zones, and building height 
compatibility with adjacent residential uses? 

 
Ground Floor Residential Uses 
See Attachment 1, p. 30 for summary & Attachment 3, p. 30 for draft code amendments 

The proposed amendments would create more flexibility for ground floor residential uses in the new 
General Mixed Use (GMU), Neighborhood Mixed Use (NMU), and East End Mixed Use (NMU) zones. 
Currently, residential uses can only be located behind the commercial use in some or all areas of these 
zones.  

 
• On Key Streets in these zones, residential lobbies, common rooms or management offices would 

be allowed, when designed with a storefront character meeting the requirements of the new 
Building Design standards proposed as part of the clear and objective housing work (Staff is 
working to map or list the Key Streets). 

 
• Residential units would be allowed to front on side streets (not Key Streets), but must be set 

back at least 30 ft. from Key Streets.  
 

Residential Uses in Commercial Zones 
See individual zone summary sheets for these zone-specific changes 
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The zone-specific summary sheets describe changes to residential uses in some mixed use zones. This 
includes prohibiting single-family detached houses and duplexes in mixed use zones, and allowing 
attached and multi-family housing as permitted uses in the Neighborhood Mixed Use (NMU) zone, 
where they are currently conditional uses (see Attachment 1, p. 1). 
 
Questions for Consideration 
 

1. Does the Committee support the change in permitted residential uses to support the 
development of townhomes, apartments and condos as part of mixed use projects in these 
areas? 

 
Building Height Measurement – Sloped Lots in Mixed Use Zones 
See Attachment 1, p. 29 for summary & Attachment 3, p. 131-133 (Definitions section) for draft code 
amendments 

The proposed amendment provides a height allowance of up to 10 feet for sloped building lots in mixed 
use zones only, as pictured in the diagram in Attachment 1, page 1. This methodology would apply to all 
development types on sloped lots in these zones; to avoid complicating the code, it is not restricted to 
residential mixed use projects.  
 
Questions for Consideration 
 

1. Does the Committee have any concern about this methodology for measuring height? 
 

Previous Code Concepts NOT Moving Forward 
After receiving feedback on the Code Concepts, the following ideas were not moved forward to the 
code amendment phase because they did not receive enough support, raised concern about the impact 
on surrounding neighborhoods, or were best deferred to a broader discussion:  
 

• Changing the building height measurement methodology to measure to the midpoint, rather 
than the peak of pitched roofs in commercial zones. 

• Reducing the 25 ft. side yard setback for commercial parcels adjacent to residential zones. 
• Ten-foot height increase in the West Lake Grove zones. 
• Parking space modifier to reduce the parking requirement for mixed use developments that 

include housing. 
• Establishing minimum density in some zones to prevent under-building a site.  

 
Neighborhood Compatibility 
Some residents have raised concern about compatibility between residential and mixed-use areas, 
particularly in regard to allowing increased development on mixed use sites. Once the Planning and 
Development Review Commissions and Advisory Committee provide feedback on the draft code 
amendments, staff will look for opportunities to address potential new impacts on surrounding 
residential development. In addition, regulations for required parking and traffic management would 
still apply, and could limit a building from achieving the maximum dimensions allowed through the 
code.  
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CONCLUSION and NEXT STEPS 

Staff and the consultants request feedback on the draft amendments. Feedback from the Advisory 
Committee will assist the consultants and staff in preparing the final draft amendments.  
 
The final draft code amendments are scheduled for completion at the end of May. Depending on the scope 
of revisions or remaining issues that are identified at the April 8 Planning Commission and Development 
Review Commission meeting, and the April 11 Advisory Committee meeting, staff may schedule the 
contingency meeting of the Advisory Committee as identified in the Committee’s charge statement. Staff is 
also working to identify dates for a Planning Commission work session and hearing on the final draft 
amendments, and public outreach that will precede the hearing process. 
 
ATTACHMENTS 

1. Summary of Draft Code Amendments   
2. Commercial Zone Consolidation Maps 
3. Draft Community Development Code Amendments (addresses zone consolidation, permitted uses, 

and barriers to mixed use) 
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