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DATE: September 10, 2008 

TO: Planning & Development Committee Chair and Members 

FROM: Plan Commission Chair and Members 

SUBJECT: Plan Commission Recommendation on the Draft Downtown Plan 

Beginning in February 2006 with the creation of the Downtown Plan Committee, members of the Plan 
Commission have been preparing a new downtown plan to replace the 1989 Downtown Plan. In June of 
2007, Duncan Associates, assisted by The Lakota Group, 180 Degrees Design Studio, Goodman 
Williams Group, and KLOA were hired by the City to facilitate a public process and prepare a new 
downtown plan based on the Downtown Plan Committee's guiding principles and urban form 
recommendations for traditional, transitional, and core areas. 

In October of 2007, the consultant team submitted a draft downtown plan to the City for public comment 
and Plan Commission review and deliberation. The Plan Commission took public comment on the draft 
document from November 2007 through January 2008. Following this public comment period, members 
engaged in a thorough review and careful deliberation of the document. 

On January 16, 2008, the Plan Commission began deliberating the draft downtown plan, starting with 
Section 6 (Master Plan) of the draft document. Members discussed Sections 6-8 of the draft document 
page-by-page, with the consultants making revisions to an electronic version of the document during the 
meetings. Members also made comments and revisions to Sections 1-5 at SUbsequent meetings, which 
the consultants also incorporated into the revised document. 

The Plan Commission now recommends approval of a revised draft of the downtown plan to the Planning 
& Development Committee. A copy of the revised plan is attached, along with a 'change log' that shows 
how the October 2007 draft has changed based on Members' expertise, consideration of public comment, 
and consensus-building discussions. For your reference, Attachment 1 contains a summary of the 
downtown planning process and public participation to date. 

Members have reached consensus on a substantial majority of the key policy issues, as detailed below. 
The few remaining issues in which Plan Commission Members did not reach agreement are noted and 
explained further at the request of the Members. 

SECTIONS 1-5 - Generally agree on the concepts, text edited during meetings. 

SECTION 6 - MASTER PLAN - Revisions as follows: 

•	 VISION STATEMENT - Generally agree on the concepts, text edited during meetings. 

•	 OBJECTIVES I STRATEGIES - Generally agree on the concepts, text edited during meetings. Members 
worked with the Preservation Commission to add a new objective to protect and rehabilitate character-giving 
buildings, structures, and sites. This became the second objective, with remaining objectives renumbered 
accordingly. 

•	 DEVELOPMENT FRAMEWORK - Figure 6A (Draft Development Framework) was revised per Member 
discussions about boundaries and maximum heights. Members also agreed to list maximum as-of-right and 



At the August 6, 2008 Plan Commission meeting, Members resumed discussion of 
'parking lot' issues. Five Members thought'it should be in the North Traditional district 
(Opdycke, Nyden, Burrus, Schuldenfrei, Freeman). Three did not have an opinion 
(Woods, Galloway, Staley). Based on this discussion, it appeared that consensus was 
reached to place the southeast corner of Sherman/Clark in the North Traditional district. 

•	 University Link District - Generally agree on the concept, map edited during the meeting 
to include the Northwestern dormitories on Orrington. Remove southeast corner of 
Sherman/Clark (as noted above). 

o	 Traditional Districts - Generally agree on the concept, boundaries for several districts were 
revised as follows: 

•	 West Traditional - Move boundary to alley east of Ridge to create a new West Link 
district at Davis. 

•	 North Traditional - Extend district boundary to Benson so as to not split a property under 
common ownership. Add southeast corner of Sherman/Clark to North Traditional district 
(as noted above). 

•	 ILLUSTRATIVE PLAN - Generally agree on the concept. 

•	 PUBLIC SPACE IMPROVEMENTS - Generally agree on the concept, text edited during meeting. 

SECTION 7 - ZONING CRITIQUE AND RECOMMENDATIONS - Generally agree on the concepts, text 
edited during meeting. Table 7A. Zoning for Urban Form was revised to reflect previous discussion and 
consensus decisions. The consultant team added more detailed text for the parking study in response to 
public comment and Member deliberation. The list of proposed public benefits for planned developments 
was refined, with more detail added in Section 8 (Form Based Code) of the draft plan. 

SECTION 8 - FORM BASED ZONING FOR DOWNTOWN - Revisions as follows: 

•	 ZONING DISTRICTS - Boundaries were revised per Member discussions at meetings. 

•	 RESIDENTIAL DOWNTOWN TRANSITION (RD) - Boundaries and text were revised per Member 
discussions at meetings. 

•	 DOWNTOWN TRADITIONAL (DT) - Boundaries and text were revised per Member discussions at 
meetings. 

•	 DOWNTOWN CORE (DC) - Boundaries and text were revised per Member discussions at meetings. 

•	 PUBLIC BENEFIT BONUSES - Generally agree on the concept, text and percentages in Section 5.4 
(Public Benefits Summary Table) were edited per discussions at several meetings. Members also 
prioritized the list of proposed public benefits and reorganized the list accordingly. Section 5.5 
(Administration) was edited and proposed to become a new, stand-alone section. Text of remaining 
sections was edited. 

•	 DESIGN STANDARDS AND GUIDELINES - Generally agree on the concept. 
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Consultant-led process begins with project kickoff meeting with City Council and Plan 
Commission (6/7/07) • 

3 Community Meetings (6/21/07 and two concurrent meetings on 7/12/07) 
12 Design Charrette (week of 7/16/07, 3 public meetings, 9 focus group meetings, drop-in hours) 
1 Presentation of Draft Downtown Plan to the Planning & Development Committee, Plan 

Commission, and Economic Development Committee (10/24/07) 
1 Downtown Plan Committee Meeting to refer draft plan to Plan Commission (10/25/07) 
13 Plan Commission Meetings to take public comment and deliberate on draft plan (11/6/07, 

11/27/07, 12/19/07, 1/16/08, 2/13/08, 3/12/08, 4/9/08, 5/14/08, 6/11/08, 7/9/08, 7/16/08, 8/6/08, 
9/10/08 (anticipated)) 
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