Sec. 15.02.327 "PDD" planned development district

(@)

(b)

()

Purpose. The purpose of a planned development ("PDD") zoning district is to
facilitate a specific development project, in accordance with a PDD project plan, that
may include uses, regulations and other requirements that vary from the provisions
of other zoning districts. PDD districts are intended to generally implement the
following:

(1) To provide for flexibility in the planning and construction of development projects
by allowing a combination of uses developed in accordance with an approved
plan that protects adjacent properties;

(2) To implement the goals, objectives, and maps of the city's comprehensive plan,
including but not limited to, the city's future land use plan;

(3) Economic development;
(4) Compatibility of land uses;
(5) Innovative planning concepts;

(6) Higher quality development for the community than would result from the use
of the city's standard zoning districts;

(7) To encourage the preservation and enhancement of natural amenities and
cultural resources; to protect the natural features of a sit that relates to its
topography, shape, and size, and to provide for a minimum amount of open
space;

(8) To encourage infill projects and the development of sites made difficult for
conventionally designed development due to shape, size, abutting development,
poor accessibility or topography; and

(9) To encourage private streets and gated entrances for new subdivisions.

Nature of the district. Each PDD shall be unique and tailored to the specific site and
proposed development project. Each PDD shall be governed by "base zoning"
comprised of a zoning district specified within section 15.02.301 of this chapter. Each
PDD shall also be governed by a project plan, as well as any other items specific to
the ordinance adopting the district as specified in section 15.02.327(d) below. There
is no minimum size for a planned development district.

Applicability. A PDD district shall only be established in one or more of the following
circumstances:

(1) The land is proposed for development as a mixed-use development or a
traditional neighborhood development requiring more flexible and innovative
design standards;

(2) The land is located in close proximity to established residential neighborhoods
where standard zoning classifications may not adequately address
neighborhood concerns regarding the quality or compatibility of the adjacent
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(d)

development, and where it may be desirable to the neighborhood, the
developer, or the city to develop and implement mutually agreed, enforceable
development standards;

(3) The land serves as transition between different and seemingly incompatible
land uses;

(4) The land, or adjacent property that would be impacted by the development of
the land, has sensitive or unique environmental features requiring a more flexible
approach to zoning and clustering of uses, or special design standards, in order
to afford the best possible protection of the unique qualities of the site or the
adjacent property;

Criteria for approval of PDD. No PDD shall be established which does not meet all of
the following criteria:

(2) The land covered by the proposed PDD fits one or more of the special
circumstances warranting a PDD classification;

(2) The proposed PDD furthers the policies of the city's adopted
comprehensive plan (as amended) and other formally adopted city planning
documents;

3) The proposed PDD demonstrates a more superior development than could
be achieved through standard zoning classifications (i.e. solar roofs, LEED certified
buildings, permeable parking areas, electric vehicle equipped garages, or other
innovative measures);

(4) The proposed PDD demonstrates the resolution of compatibility issues with
surrounding development;

(5) The proposed and the configuration of uses depicted in the PDD project
plan are compatible with existing and planned adjoining uses;

(6) The proposed PDD demonstrates consistency with adopted public facilities
plans, including those related to water, wastewater, transportation, drainage, and
other public facilities; and

(7 The proposed PDD (if a mixed-use or traditional neighborhood project)
demonstrates the provision of open space and recreational amenities within the
development that provides for enhanced recreational opportunities for residents of
the district and for the public generally.

(e) Permitted Uses and Density

(1) Uses. A planned development district may include residential, commercial, and
industrial uses; cluster housing; common areas; unusual arrangements of
structures on-site; or other combinations of structures and uses that depart from
standard development. The uses permitted in a "PDD" are those designated in the
approved PDD plan. Density limits are used to determine the maximum number of
permitted dwelling units.
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(f)

Planned development districts containing one (1) single zoning district shall be
annotated with the zoning district (R-1, R-4, R-6, etc.) and may be developed to
the density indicated in the maximum density table in subsection (2) below.

Planned development districts which contain more than one (1) zoning district shall
have each zoning district annotated as well, and each individual district may be
developed to the density indicated in the maximum density table in subsection (2)
below.

(2) Density Table. The PDD plan shall divide the PDD into land use categories and
shall indicate the uses permitted in each category. For residential land use
categories, the maximum number of dwelling units permitted per acre for each land
use category is as follows:

Land Use Maximum
Category Density

"RE -1" 1

"R-1" S

"R-2" 4

"R-3" 33

"R-4" 25

"R-5" 13

"R-6" 10

"R-7" 8

Total allowable density is calculated by multiplying the amount of net usable acres
times the appropriate number above. Floodplains (100-year), steep slopes, non-
buildable areas and existing easements are not used to determine net acreage.

(3) Attached Dwelling Units. Dwelling units may be attached in all PDD’s except
for land use categories designated "RE-1".

(4) Lots. There is no minimum area requirement for lots. Lot boundaries may
coincide with structure boundaries except where perimeter lot setbacks are
required.

Items specific to the ordinance. The adopting ordinance establishing a PDD shall
set forth the following:

(1) Base zoning district. The adopting ordinance shall specify a base zoning
district by which use and development standards shall be applied to
subsequent development permits for land within the PDD; unless specifically
excepted according to the provisions of this section. The base zoning district
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(2)

®3)

(4)

specified shall conform to the provisions of the city's comprehensive master
plan, including the city's future land use plan.

Permitted or prohibited uses.

(A) The adopting ordinance shall specify any uses not allowed in the base
zoning district that shall be permitted in the PDD, provided that such uses
do not conflict with any provisions of the city's comprehensive plan.

(B) The adopting ordinance shall specify any uses permitted in the base district
that shall be prohibited in the PDD.

Development standards.

(A) The adopting ordinance shall specify any supplemental design or
development standards not required by the base zoning district that shall be
applied to subsequent development permits for land within the PDD.

(B) The adopting ordinance shall specify any development standards required
by the base zoning district that shall be varied for subsequent development
permits for land within the PDD.

(C) Standards that may be varied include but are not limited to the following:
() Residential density.
(i) Building setbacks.
(iii) Building height.
(iv) Lot coverage.
(v) Parking and access.
(vi) Landscaping and buffering.
(vii) Streetscape design.
(viii) Architecture.

(D) Varied standards may increase or decrease the requirements otherwise
applicable to particular uses.

(E) Any graphic depictions used to illustrate such standards, unless otherwise
provided in the PDD regulations, shall be considered standards that apply
to subsequent development applications.

PD project plan. No PDD may be established without approval of a project
plan, containing the documents and minimum information specified in section
15.02.327(g) below.

(5) Additional items. The adopting ordinance may also specify the following if

necessary:
(A) Required dedications of land or public improvements;
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(B)

(©)

(D)

(E)

A phasing schedule for the project, where applicable, setting forth the dates
for submittal of site development plans and the timing of performance by the
developer for dedications of land or public improvements and satisfaction of
any conditions in relation to the phasing of development, where applicable;

Any variations from the city's subdivision or utilities standards pertaining to
provision of roadway and drainage facilities provided such variance is
justified by a city approved traffic impact study, drainage study, or other type
of applicable engineering study, which may be required as a prerequisite for
approving a PDD. Otherwise, all facilities or improvements within public
rights-of-way shall be provided in accordance with design standards set
forth within the city subdivision regulations;

Identification of the levels of the deviation allowed between the PDD project
plan and subsequent development applications that may be approved by
the planning and zoning director; and

Such additional conditions are established by the council to assure that the
PDD district is consistent with the city's comprehensive plan.

(g) PDD project plan requirements. No PDD may be established without approval of a
PDD project plan. The project plan shall be adopted with the ordinance establishing
the PDD and shall be construed in conjunction with the authorized uses and
development standards set forth within the PDD.

(1) Required documents. The following documents shall be required to be included
in a PDD project plan. For smaller projects the following documents may be
combined into one or more documents at the discretion of the planning and
zoning director.

(A)
(B)
(©)
(D)
(E)

Land use plan.

Site plan.

Landscape plan.

Traffic impact analysis (TIA).
Drainage analysis.

(2) Additional documents. Additional documents may be required to be submitted
as part of a PDD project plan, including but not limited to the following.

3)

(A)
(B)
(©)
(D)
(E)

Building elevations.

Parking plan.

Signage plan.

Phasing plan.

Site or building material specifications.

Form of documents. All required and additional documents shall be in be fully
dimensioned and drawn to scale in digital format.
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(4)

(5)

(6)

(7)

Content of documents. Required PDD project plan documents shall include but
not be limited to the existing and proposed site features such as the following:

(A) Topography.

(B) Floodplain information.
(C) Adjacent properties.

(D) Ingress/egress.

(E) Existing buildings.

(F) Parking and loading bays.
(G) Landscaping.

(H) Large tree groupings.

(I) Fire lanes and hydrants.
(J) Trash receptacle locations.
(K) Lots.

(L) Drainage plan.

(M) Street rights-of-way, curblines, widths, and street names.
(N) Screening fences or walls.

Consistency required. All development applications within the PDD shall be
consistent with the incorporated PDD project plan. Failure of a subsequent
development application to conform to the approved PD project plan for the PDD
shall result in denial of the application unless the district regulations are first
amended through incorporation of a PDD project plan with which the
development application is consistent. The degree of conformity required
between the project plan and subsequent development applications shall be set
forth in the adopting ordinance.

Location and arrangement of uses. The location and arrangement of all
authorized uses in the PDD shall be consistent with the PDD project plan
approved with the PDD.

Deviations from approved PDD project plan.

(A) Minor deviations. In determining whether development applications are
consistent with the PDD project plan, minor deviations from the PDD project
plan may be approved by the planning and zoning director. Unless
otherwise specified in the adopting ordinance, minor deviations are limited
to the following:

(i) Corrections in spelling, distances, and other labeling that does not
affect the overall development concept.

(i) Change in building layout, when shown, that is less than a ten percent
increase in size.
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(B)

(i) Changes in the proposed property lines internal to the PDD, as long
as the originally approved district boundaries are not altered.

(iv) Changes in parking layouts as long as the number of required spaces
is not decreased, and the general original design is maintained.

Major deviations from the approved PDD project plan. All major deviations
from the approved PDD project plan shall be submitted to the planning and
zoning commission for recommendation and city council for approval as an
amendment to the PDD.

(h) Procedures for establishment.

(1) Steps for approval. The review process for a PDD application shall include but
not be limited to the following steps:

(A)
(B)
(©

(D)
(E)
(F)

Pre-application conference;
Application submittal;

Project plan review by the planning and zoning director, city engineer, and
other designees;

Initial public hearing to gain preliminary feedback from the planning and
zoning commission;

Second public hearing and recommendation from the planning and zoning
commission;

Final public hearing and consideration of approval or denial by the city
council.

(2) Application requirements. No application for a PDD shall be accepted by the
city until the following items have been submitted to the city by the applicant.

(A)
(B)

(©)
(D)

(E)

(F)

A completed city zone change application, including all requirements as
stated on the application form;

A statement from the property owner giving authorization to the applicant
to file the request for rezoning shall be required as part of the rezoning
application, if necessary;

A legal description of the property under consideration;

A PDD project plan that depicts and/or includes all of the criteria as listed
in section 15.02.327 (d) above;

A description of any uses and development standards requested to be
modified or varied from those in the base zoning district, as well as the
purpose of the variation (i.e., why they are necessary);

A description of how the proposed PDD fulfills the goals and objectives of
the city's adopted comprehensive plan or any other formally adopted city
planning document;
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(i)

0)

(k)

()

(G) A development schedule outlining a timetable for completion of the entire
project;

(H) A copy of all agreements, provisions, or covenants which govern the use,
maintenance, and continued protection of the PDD and any of its common
areas, if applicable;

() The required application fee.

Conditions for approval. The city council may impose such conditions to the PDD
regulations and project plan as are necessary to assure that the purpose of the
district is implemented.

Subsequent development applications. The development standards for a PDD shall
be applied to the authorized uses through a plat, site development plan, general
site plan, or other development applications as set forth in the adopting ordinance.

Documentation of PDD’s. All PDD’s approved after adoption of this Code section,
as may be amended, shall be designated with a project number and shall also be
shown on the zoning map.

Expiration of a planned development district.

(1) Except for the base zoning, all provisions of a PDD, including the project plan,
shall initially be valid for a period of 24 months.

(2) If a building permit has not been issued or construction begun on the detail
plan within the 24 months, the PDD shall automatically expire and no longer be
valid, and the zoning of the property shall automatically convert to the base
zoning specified.

(3) The city council may, prior to the 24-month expiration, for good cause shown,
extend for up to 24 additional months; during which time all provisions of the
original PDD ordinance may remain valid. Only one extension may be granted.

(4) Following both the issuance and commencement of progress pursuant to the
adopted PDD project plan, all provisions of the PDD shall remain effective
without expiration.
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