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FOREWORD 

This report on Mixed Use Regulation is p:trt of an ongoing zoning review 
process in Honolulu. A general revision program has been underway since 
1980. It includes Review and Evaluation: rehensive zoning Code 
(CZC), prepared by Harland Bar olomew & Associates, aoo a study of open 
space aoo setback regulations, being prepared by H. M::x]i Planning & 
Research, Inc. 

Zoning for mixed land uses is only one topic discussed in the 1980 
Bartholomew report. Under the current czc, the zoning districts are 
primarily aiired at single uses: residential, apartrrent, a::mnercial, aoo 
industrial. Yet Honolulu's new Development Plans call for the mixture of 
uses within a nunber of important areas in Honolulu. How to cb this is 
explored in the present report. 

This report is organized into three dlapters. Chapter 1 establishes \\hat 
mixed use is, hCM it should be zoned for, aoo what the current situation 
is in Honolulu with regard to mixed use. Chapter 2 looks at eight 
different approaches to zoning for mixed use, as provided by the zoning 
experience of rrainlaoo cities, aoo draws fran them lessons for Honolulu. 
Chapter 3 lays out the zoning choices to be made, recarnrends three 
separate zoning approaches for the three different scales at \\hich mixed 
use occurs in Honolulu, aoo concludes with a surranary list of 
recanmeooa tions. 
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THE PLACE OF MIXED USE 
WHAT IS MIXED USE? 

Mixed use is the placement of different larrl uses together, either on the 
sarre lot or on adjacent lots. At its rrost basic, mixed use means any 
combination of residential, canmercial, or irrlustrial uses occurring 
together. Four examples are: 

o A store or w:>rkshop with a h::>me on the secorrl floor; 

o A major building canplex housing retail, office, arrl apartr!Ent 
uses; 

o An auto repair shop next to a single-family l'nme; arrl 

o A collection of bungalows sitting in the midst of an industrial 
district. 

Mixed use can also refer to canbinations within these broad categories of 
residential, canmercial, arrl industrial. For example, a single-family 
hane next to a high-rise apartment building represents a mixed intensity 
of use, just as an office building with ground-floor retail represents a 
mixed character of use. 

Four p::>ints should re rrade, in order to lay to rest certain misconceptions 
aoout mixed use: 

1. Mixed use is a longstanding arrl ingrained larrl use i;:attern, 
compr1s1ng :rrore than just nooern mixed use complexes plus an 
occasional building out of its proper district. 

2. Mixed use is a natural pattern of lam use, arrl thus does not 
rely on zoning definitions or ooundaries in order to re present 
in an area. 

3. Mixed use is a well-recongnized form of development, i;:articularly 
in downtown Honolulu arrl adjacent districts. 

4. Mixed use is nevertheless a specialized form of larrl use, arrl 
clearly is not appropriate in evecy developrnent situation, nor in 
evecy neighoorhood. 

HOW DOES IT ARISE? 

Mixed use is one of the oldest i;:atterns of urban developrrent. 
Historically, cities have always been enclaves where many activities have 



occurred together, quite of ten under the same roof. Even with the 
industrial revolution (the source of ma.nufacturing arrl warehousing 
districts) and the transportation revolu~ion (the rource of suburbia), the 
intermingling of industrial, commercial , arrl residential uses continues in 
ma.ny urban core areas. 

Despite the efforts of zoning authorities to segregate urban land uses, 
the sane age-old forces are still at work to create mixed uses today. 
These are: 

EVOUJrIOOARY ClIANGE. Given a canplex i=attern of private larrl 
ownership, it is inevitable that shifts in the dlaracter of an area 
will occur CNer time, arrl that older irnbedded land uses will be 
juxtaposed with newer arrl rrore profitable ones. 

COMPETITION AT 'lliE MlffiGINS. Anywhere a transition in use is 
occurring, sudl as at the boundary between t\tO natural use districts, 
the land use i=attern will terrl to te irregular, arrl the zone of 
irregularity itself will shift over time, as private market forces 
overpower older zoning ooundaries. 

LOCAL SHOPPIN:; ACTIVITIES. Even in neighoorhoods that are fairly 
stable, the market forces ....tlich create corner groceries arrl corner 
gas stations (to nane only two) are still at work, · arrl terrl to be 
expressed within the zoning system in a variety of ways. 

H'JME-BASED OCCUPATIONS. 'Ihe difficulties arrl uncertainties of owning 
arrl cperating a small business push toward canbining one's h::>rne arrl 
one's place of business on the sane lot, either 1:¥ converting i=art of 
one's h::>me to a \tOrkplace, or J:¥ building a backyard \tOrkplace, or 1:¥ 
adding a residence to a new or existing place of business. 

MIXED l.EE IEVELOPMENTS. New (or rediscovered) ways of living, built 
upon the personal arrl social advantigages of proximity,,· have 
conspired with market forces to create large-scale mixed use 
corrplexes, sudl as hotels with tourist shops, apartment buildings 
with their a,m convenience stores, arrl office buildings containing 
not only convenience stores but apartments arrl office-apartments. 

The result of all these forces is the continuation of mixed larrl uses, 
both as an ingrained pattern of developrrent, arrl as a rrodern style of 
developnent. 

WHAT IS ITS PLACE? 

Mixed land uses serve two important functions: ( 1) to fill in 
underutilized areas (in commercial corridors) arrl (2) to occupy areas 
where oo single use is predominant, arrl ....tlere different uses can 
compatibly occur together. When mixed use includes housing, it can meet 
peoples' needs for a nearby \tOrkplace arrl nearby sh::>pping, ....tiile providing 
an attractive arrl innovative living environment. 

These functions are reflected in the General Plan of the City arrl County 

3 



4 

of Honolulu, \\hich prorrotes the following p::>licies: 1 

"Encourage the development of attractive residential caTIT\Unities in 
downtown am other business centers." 

"Provide downtown Honolulu arrl other major bu$iness centers with a 
well balanced mixture of uses." 

"Encourages residential development near employrrent centers." 

'lhe advantages of a mixed use approach to larrl developirent in central 
Honolulu are: 

o New rousing could be located close to or within the rrajor 
enployrrent centers. 

o Urban pressures on rural am fringe areas might thereby be 
reduced, produ~ing substantial savings in infrasturcture costs. 

o 'lhe joint use of facilities can provide general savings to the 
corrrnunity, as well as specific construction arrl operational 
savings. 

o In rrany cases, the crldition of rousing to a project represents an 
increase over what the developer could or would otherwise 
build--especially if rousing bonuses are involved--arrl thus mixed 
use can provide both an attractive option to developers arrl a 
payback to the cxmmunity in terms of affordable rousing. 

o '1he intermingling of different activities makes possible an "urban 
enclave" sty le , \\here residents can srop, w::>rk, am live in the 
sane building. 

o Existing rousing :p:itterns rray be preserved in s:)Itle areas, 
including single-family homes arrl small apartrrent buildings within 
business districts. 

However, two . important disadvantages soould also be rrentioned. First, 
mixed-use buildings often involve higher costs than single-use buildings, 
since special design am construction features rray be required in order to 
reduce potential incanpatibilities between the uses. Second, even if 
mixed use developments are accepted by developers am the 110rket place, 
the perceived nuisance factors (noise, traffic, security, etc.) associated 
with them 110y reduce their p::,pularity with neighbors arrl p::>tential 
residents. 

Thus, mixed use is rot for everyone, nor for every new development 
situation. It is, rather, an opportunity to exparrl a traditional larrl use 
pattern in new am innovative ways in ·order to better utilize scarce 
in-town lam resources arrl create stimulating arrl convenient living 
environments. 



PROBLEMS OF MIXED USE REGULATION 

COMPATIBl.ITY 

Calpatible land uses are ones Yl'lich <p well together, wi trout causing 
problems for eadl other when placed side by side. Three different 
situations nay ce involved in placing two uses together: ( 1) two 
different uses (sudl as a rooming house next to an auto repair shop), (2) 
two different intensities of the same use (such as a roaning rouse next to 
a high-rise apartment building), or (3) t~ uses different only in their 
operational dlaracteristics (such as a rcxxning rouse next to a fraternity 
house). 

Calpatibility problems that mixed use rrust crldress include: 

o Protection of sensitive uses (sudl as single-family housing); 

o Alleviation of nuisance factors associated with certain uses; 

o Segregation of certain uses or users, as with the provision of 
separate entrances for residents in a mixed use building, or the 
screening of parking arrl service areas; and 

o Adverse impacts of different larrl use intensities, such as a 
high-rise apartment building overshadowing a single-family home, 
or a vehicular access route crowding a quiet pedestrian walkway. 

Compatibility questions also arise in consideri ng the off-site impacts of 
mixed use, i.e., row crljacent neighborhoods are affected by new 
developnents. Three types of impacts need to ce taken into account: 

o Visual arrl orientation impacts Yl'lich are introduced Yl'len a high 
intensity linear mixed use corridor is adjacent to low-rise 
residential neighborhoods. 

o Spillover impacts of traffic arrl p:i.rking fran a high intensity 
mixed use corridor into adjacent residential neighborhoods. 

o Convenience impacts such as the loss of neighborhood sropping arrl 
it's replacement by a higher-intensity form of shopping whidl is 
less oonvenient to get to arrl srop at. 

en the other hand, three gcxxi points need to be made about compatibility: 

o Many land use oorrbinations are in fact canpatible, so long as the 
intruding use is relatively inconspicuous. Thus, a child care 
center nay be acceptable within a single-family neighborhood, just 
as single-family homes and small apartment buildings may ce an 
acceptable p:i.rt of · a well-kept canmercial oorridor. · 
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o Canpatibility problems lessen with distance, oo that a use ~ich 
is inappropriate at one place within a zoning district may fit in 
quite well with the uses that occur at another place in the same 
district. 

o Design oolutions such as wffering, screening, arrl oound 
insulation are available to address canpatibility problems. 

Figure 1 (page 7) illustrates row standard arrl innovative zoning 
techniques deal with the above problems of canpatibility. Standard 
techniques, as shown in the left colurm, (1) limit the variety of uses arrl 
built forms, (2) fail to control different intensities of the sane use, 
and (3) simply prohibit uses if there are p::>tential o:xnpatibility 
problems. Innovative techniques, shown in the right column, instea::] (1) 
allow a wider range of different uses arrl wilding types to occur 
together, (2) provide for transitions between different scales of 
activity, arrl (3) allow a wide range of uses oo long as proper ireasures 
are taken to control f9r compatibility problems. 

AESTHETICS 

A third problem area for mixed use zoning is the natter of aesthetics, 
i.e., of whether or not a built form or an activity pattern is pleasing 
both to users arrl as part of the O\Terall city form. Most aesthetic 
problems concern scale, design treatments of building exteriors and 
interiors, arrl relationships retween wildings, arrl thus are not P=Culiar 
to situations of mixed use. 'Ihere are soire aesthetic problems that do 
hap?=n to re ?=culiar to mixed use. 'Ihe problem of designing a wilding 
lobby oo that it is comfortable to use not only by hotel guests and 
apartrrent residents, but by office ~rkers also using the lobby is one 
exarrple of the aesthetics of mixed land uses. 

Traditional zoning techniques deal with aesthetic natters in terms of 
height, bulk, setbacks, required screening, landscaping and parking 
requirements, and absolute use prohibitions. Ib~ver, the fine-scale 
problems of building facades, orientations of different uses on a lot, and 
the 011erall impact of a wilding's design are nore difficult to a::]dress. 
Most cities rely on special design districts and separate urban design 
guidelines in order to a::]dress aesthetics. 

HOUSING AND PUBLIC SERVICES 

On a broader plane, the upgrading of an existing neighborhood to a 
different or a rrore intense level of use can have significant impacts on 
housing provision in the area, and on the requirements for public 
facilities arrl services. High-intensity mixed use developments obviously 
increase the demand on streets, sewer, water, arrl other services at the 
place where they occur, yet may re chea?=r overall than equivalent arrounts 
of subuurban or small-scale urban developrrent. On the other harrl, the 
upgrading of a low-rise, predominantly residential neighborhood to a nore 
intensive o:xnrrercial-residential neighborhood might result in a large 



STANDARD ZONING 

commercial corridor 

SEGREGATED USE ZONING 

NO CONTROLS OVER MIXED 
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MIXED USES PROHIBITED 

INNOVATIVE ZONING 

MIXED USES PERMITTED 

TRANSITION BETWEEN DIFFERENT 
INTENSITIES OF USE 

MIXED USES FITTED IN COMPATIBLY 

Ii STANDARD VERSUS INNOVATIVE ZONING 
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replacement oost for providing the new infrastructure layout. 

Zoning rarely addresses directly either the retention of housing in an 
area during redeveloprrent, or the public facility impacts of a proposed 
developrnent. Special measures can, of course, be taken, sudl as the park 
dedication requirement in Honolulu, or laws rrarrlating rousing replacement 
during renovation, as practiced in a few cities. However, in general, 
housing arrl public facility problems are natters of o.,erall public :p:,licy, 
arrl thus zoning alone cannot preterrl to solve them. 

THE HONOLULU SITUATION 
LONGST ANDNG MIXED USES 

Mixed larrl uses are already quite prevalent in Honolulu. large, 
integratoo multi-functional building complexes, sudl as Kukui Plaza and 
Harbor Square, are mixed use developrrents new to Honolulu, but small mixed 
use activities have been going on all along. These include housing 
attached to soops or ~rkshops, craft or custom irrlustries with accessory 
sales, arrl small service or sales establishments attached to homes. Also, 
mixed uses in the form of an occasional building out of its proper 
district are quite prevalent in Honolulu; these are usually nonconforming 
uses or lots rezoned as their own special wning district. 

Specific locations in Honolulu where mixed uses are concentrated can be 
categorized into three types ( illustrated in Figure 2 on page 9): 

o Carmercial Corridors. Most of the mixed uses in Honolulu occur 
along the city's rrajor streets (King, Beretania, School, 
Dillingham, Ala Moana, Kapiolahi, and Kapahulu), in the form of 
houses arrl small apartment buildings interrupting the a::mrercial 
frontage. Also, the rrost intricate zoning patterns in Honolulu 
occur in these same general areas. 

o Compact High-intensity Areas. In a few areas close to downtown 
Honolulu (as with the Sheridan Tract just east of Keeaurroku 
Str~t), arrl intermingling of high-rise apartment buildings with 
retail, ootels, etc. occurs along secondary streets just off the 
major comnercial corridors. 

o Shiftir;ig Industrial Districts. \\here an irrlustrial district is 
expanding or in transition to another use, mixed use tends to 
occur o.,er a relatively large area. For example, between 
Dillingham Boulevard and King Street in the Kalihi-Palarra area, a 
mix of residential, ccmmercial, arrl irrlustrial activities terrls 
to occur, with the invading use ( or uses) having the most rrodern 
buildings. 

These types of mixed-use locations are the ones that the city's 
Developrnent Plan for the Primary Urban Center has identified for increased 
mixed use in the future. Since the CZC does not directly a::Jdress mixed 
uses, obviously soire substantive changes to the CZC will be required in 
order to fulfill the Development Plan's rrarrlate. 
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THE CZC AND MIXED USE 

Honolulu's Ccrnprehensive zoning Code, as revised since 1969, deals with 
mixed use indirectly through the following zoning tools: 

o Permitted Use Lists. Each z.oning district specifies \\hich uses 
are permitted in that district, either as principal, 
conditional, or special permit uses, and under \t.hat oonditions. 

o Overlayed Exceptions. Honolulu has provisions for rcodifying the 
basic district regulations on particular lots if the developer 
wishes to apply for ~a planned develcpment, a cluster 
development, or a plan review use. 

o ~cial Districts. Honolulu has created several special 
districts \t.hich O'lerlay or supercede the existing z.oning O'ler an 
entire neighborhood. Special design districts (as for Waikiki) 
contain their own lists of permitted uses, \t.hile historic, 
cultural, and scenic districts may simply restrict building 
design features • 

In general, the CZC specifies uses which may te mixed by identifying them 
as permitted in a specific zoning district. There are four ways in which 
uses can te permitted: 

o Principal Uses. These are the major activities that may te 
conducted in that district. Activities are either listed by 
name ( "child care center") or by class ("retail"). In the 
latter case, a full description of the characteristics of that 
class--or a list of the activities typical of that class--is 
provided. Limitations on hCM an activity may te conducted are 
included in the description of a particular use. 

o Accessory Uses. These are minor activities that are permitted 
as i;art of the operation of a principal use, if they occur on 
the same lot. Accessory uses include tool sheds on the same lot 
as a single-family oome, a private h::>Jne attached to a place of 
business, and a sales office as an adjunct to a manufacturing 
plant. 

o Conditional Uses. These are major activities that are listed as 
permitted in a district but only upon individual approval by the 
city's Departirent of Land Utilization. The city may require 
that certain conditions te attached to an activity being 
permitted at a specific location, ro that the activity does not 
have an adverse impact on surrounding uses. Generally, 
conditional uses are activities that are needed in an area, but 
which often create problems by their presence--such as doctor's 
offices in a residential district. 



o ~cial Permit Uses. 'lbese are similar to a:mditional uses, but e application arrl approval requirements are less strict. Most 
special permit uses are temporary activities, such as carnivals, 
but special permits can also be given for private recreation 
facilities in certain districts, arrl for the required p:irking to 
be located off-site. 

Table 1 (page 12) sumnarizes the uses permitted in toose z.oning districts 
whidl are typical of central Honolulu. Uses of a residential nature are 
distinguished fran uses of a businesslike nature, so that the 01Terlap of 
business into residential districts arrl of residential into business 
districts can easily be seen. In crldition, Table 1 soows the situations 
under whidl certain uses are principal uses in one district, accessory 
uses in another, arrl oonditional or special permit uses in a third 
district. 

IMPLIED -COMPATIBILITIES 

The CZC allows ·use mixtures of the following types ( as srown in Table 1): 
(1) accessory housing in business arrl industrial districts, (2) 
apartments arrl rotels in the central business district, _ ( 3) houses arrl 
apartments in the rarely-applied Business-Residential District (B-3), (4) 
doctor's offices arrl private outdoor recreation as oonditional uses in 
residential arrl apartment districts, arrl (5) private organizations, 
restaurants, arrl oonvenience stores as oonditional or accessory uses in 
apartment districts. Public uses are also permitted as principal uses in 
rrost districts. 

In crldition, the special case of the B-3 business district illustrates 
the way the CZC sees use compatibility in a commercial district where 
rrost residential uses are allowed. Specifically excluded fran the B-3 
business district are gas stations, auto repair shops, newspaper printing 
arrl publishing, arrl small ~olesaling arrl distributing outfits. All 
residential uses except hotels are permitted to coexist without 
restriction with all other business arrl service uses, arrl thus are seen 
by the czc as being canpatible. 

Another way in· ~ich the CZC implies canpatibility is in the way it 
regulates uses at the border between residential arrl nonresidential 
districts. '!be activities oonsidered 11Dst canpatible with purely 
residential uses are nursing homes, child care centers, fraternity 
houses, professional offices, arrl clinics. However, canpatibility of 
adjacent residential with commercial uses can also be increased by having 
the canmercial use follow the same setbacks as required for the 
residential use. 

'!be CZC also includes specific measures to ensure canpatibility between 
certain uses. '!be following are examples: 

11 
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HOUSING USES•USES IN HOUSING DISTRICTS USES IN WORKIN DISTRICTS •WORKING USES 
HOUSING USES RES. A ARTMENT BUSINESS IND. WORKING USES 

R-6 R-7 A-1 A-2 A-3 A-4 B-1 B-3 B-2 B-4 I-1 I-2 
DOODOODDOODODDOOODDOOOOD •• 

ILOCAL BUSINES~ 
DOCTOR'S OFFICE 

RIVATE OUTDOOR RECREATION 
ONVENIENCE STORE 

NION HALL 
•••••••••••• RIVATE CLUB, ETC. 

IRES IDENTIAU 
DETACHED HOM 

NURSING HOM 
STUDENT QTR 

INSTITUTIONA 

COMMUNITY SUPPOR 
PUBLIC BUILDIN 

CHILD CARE CT aaaaaaaa 

SCHOO 
COMMUNITY CENTE 

!OPEN SPAC§ 
CROP CUL TIVATIO 

•• •• •• •• •• 

•• •• •• •• •• •• •• •• •• •• •• •• 
DD 

PARK/PLAYGROUN 
GOLF COURS 

CEMETARY 00000000 

•• •• • • 
•• •• 

•• 

ESTAURANT/DRIVE-IN 
•·····••PRIVATE INDOOR REC. 

•• 
-~ E=-N:-=ER=-=A-,-L -=B..,...,.us=-=I:-=-:-N=Es:--=t~ 

ETAIL/CUSTOM INDUSTRY 
PERSONAL SERVICE 
BAR, TAVERN, ETC. 
BUSINESS SERVICE 

BANK, ETC . 
. RADE SCHOOL 

ENERAL REPAIR 
VETRINARY/KENNELS 

UDITORIUM 
OTEL 

~UTOMOTIV§ 
PARKING LOT/GARAGE 

AS STATION 
CAR WASH 

UTO REPAIR 
UTO SALES 

IINDUSTRIAU 
PRINTING. 

WHOLESALE 
ENERAL WHOLESALE 

MANUFACT./BULK STOR. 
IRPORT 

P•••HAZARDOUS MATERIALS 
aaaaSALVAGE YARD 

•••• PRINCIPAL USE ACCESSORY USE •••• SPECIAL PERMIT DODD CONDITIONAL USE 

. USES PERMITTED BY THE CZC IN HIGH-DENSITY DISTRICTS I TABLE 
1· 



o In business districts, accessory rousing soould not intrude into 
the storefront space, but should be placed aoove or behirrl the 
major a:xnmercial activity. In B-1 districts, up to four such 
dwellings are permitted per lot. 

o Acessory a:xnmercial activities within h::>tels or major apartirent 
buildings should be oriented arrl scaled so as to meet the 
requireirents of the building occupants only. 

o Gas stations arrl isolated restaurants, when adjacent to a 
residential or apartment district, must have a six foot solid 
fence at the lot line which abuts the residential or apartrnent 
district. 

o In business districts, auto repair soops I1Ust perform all \<>.Ork 
within a building, arrl may not store salvage materials or auto 
parts out in the q:,en. 

o In business districts, lunber or scrap storage is not permitted 
out in the open, except for temporary construction or derrolition 
\<>.Ork. 

o Manufacturing or bulk storage activity, except \\here accessory 
to a business activity, should be located only in industrial 
districts. 

o Hazardous materials processing or storage soould be located (as 
a conditional use) only within designated heavy industrial 
districts, \\hich themselves sh::>uld be segregated fran purely 
residential districts. 

THE CZC AND THE DEVELOPMENT PLAN 

Objectives for mixed use are part of the recently crlopted Development 
Plan for the Prima9' Urban Center. Its overall policy for mixed use is 
stated as follows: 

Canmercial uses shall continue to be located along the major 
roadways ••• Apartment in mixed use with corrmercial shall be 
permitted ••• where a) public facilities arrl services are crlequate to 
serve mixed use, b) the area is accessible by major transportation 
corridors, arrl c) such uses are canpatible with crljacent uses, 
within the following areas: 1) Downtown, Kakaako and Kapiolani; 
2) on canrnercial designated larrls along King Street beginning at 
Middle Street, continuing on to Waialae Avenue arrl ending at St. 
I.Duis Heights Drive; 3) on canrnercial designated larrls along 
Beretania Street from Alapai Street to University Avenue; 4) along 
Kapiolani Boulevard fran Pensacola Street to McCully Street; arrl 5) 
within corrmercial areas where the larrl is underutilized with 
respect to the surrounding uses arrl is of sufficient size to 
represent a significant opportunity for the infilling of the 
Primary Urban Center. 

13 
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Figure 3 (page 15) identifies the specific locations in Honolulu which 
have been singled out for mixed use by the Developirent Plan. 
Neighborhoods oovered primarily by other EX)licy docUJrents (the Capital 
District and Kakaako) are not shown as mixed use, so the map is limited 
to only o:mnercial designated lands considered suitable for mixed use 
activity. 

The CZC, in its present form, does not respond to these new ideas for 
mixed use. Basically, there are tv.0 main problems: 

o The Development Plan's rrain targets for increased mixed use 
activity are the city's major ccmnercial corridors, which are 
all zoned largely B-2, the business district in the czc which 
does not allow residential activity. 

o 'Ihe CZC's other business districts, where residential activity 
is allowed, fail to address the canpatibility problem except by 
exclusion of ooxious uses. 

The CZC allows mixed residential and o:mnercial uses only in three areas 
of Honolulu: the central business district (zoned B-4), a small part of 
the King-Beretania corridor (Young Street retween Isenberg and Punahou, 
zoned B-3), and the Waikiki hotel district (covered by a special design 
district). In oontrast, the Development Plan for the Primary Urban 
Center calls for extensive corridors of mixed use, plus a numrer of areas 
where even mixed residential-canmercial-industrial neighborhoods v.0uld re 
allowed. 

In crldition to the Development Plan suggesting rrore types of mixed uses 
in rcore types of settings, the concerns of the Developrrent Plan are 
generally much rrore design-oriented than the CZC is able to deal with at 
present. 'Ihese concerns are best shown by the followirg samplirg of 
Development Plan EX)licies for different sub-areas within central 
Honolulu: 3 

"Growth within this area shall re generally ·limited to development 
of medium-density apartments in combination with ccmnercial and 
mixed use developments along rrajor transportation corridors." 

"Growth in this area shall re enhanced by the provision of 
canmercial uses that are supportirg and CXJnplementary to the 
apartment uses and by a substantially improved pedestrian walkway 
and a bikeway system to provide pleasant and safe links retween 
activity centers and apartments." 

"Special design and use oontrols shall re established to ensure the 
canpatibility of the mixed uses within the area." 

"Compatibility of uses and design integration shall re encouraged 
at the contiguous boundaries of the sub-areas." 
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"A variety of rousing arrl cpen space q:>portunities arrl amenities 
whim address the needs of family, elderly, arrl childless 
households shall be oonsidered when implementing the land uses 
permitted by this development plan." 

"Growth in this area shall emphasize maintaining the existing 
mixed-use character of the district." 

In light of this, the current c.anprehensive Zoning Code appears 
inadequate to handle either the mixed uses that have already occurred or 
the new influx of mixed uses being proposed arrl partially designed-in by 
the city's Development Plan. The CZC needs to be augmented with new 
zoning techniques which can handle mixed use problems at a fine scale. 
The IOC)St promising of these zoning techniques are discussed in the next 
chapter. 



alternative zoning 
aP-P-roaches 

CHAPTER 



18 

VARIETIES OF MIXED USE APPROACHES 
There are three l::asic ingredients to any zoning code. They are: 

o The zoning map, which divides the jurisdiction into disricts; 

o zoning specifications, which regulate lam uses in each district 
by setting requirements for use (type! of activity), density 
(arrount of activity), aoo developrrent staooards (physical 
design); and 

o Administrative procedures for applying aoo enforcing the above 
regulations. 

Zoning approaches vary according to which ingredient carries the nost 
weight. In an approach such as "building block" zoning,. the zoning map 
itself gives the specifications for each small district, aoo the text of 
the ordinance only defines the choices for district specifications. In 
an approach such as perfonnance zoning," on the other ham, the text of 
the ordinance defines only a few general districts which show up 
repeatedly on the map, aoo special density aoo ooffering specifications 
control the interactions of various uses. Arrl finally, in an approach 
such as planned developrrent, the crlrninistrative procedures allow 
discretion in the specifications, aoo in the review process. 

This final distinction, between fixed aoo discretionary zoning 
approaches, has proven the rost telling in categorizing the various 
approaches to mixed use zoning. Fixed approaches are ones \\here there is 
ro leeway in the specifications, aoo project approval is automatic if the 
stated specifications are rret. Discretionary approaches, on the other 
hand, have flexible or optional elements in their specifications, aoo 
project approval is at the discretion of the zoning authority, contingent 
upon the project meeting certain general standards. 

The crlvantages and disadvantages of these two categories of approaches 
are as follows: 

FIXED APPOOACHES simplify the developrrent oontrol process, 
especially the project approval process, aoo make it clear to all 
concerned just what types of developrrent are allowed in iooividual 
districts. Cb the other hand, fixed approaches are not well suited 
to regulating the variety of oorrlitions \\hich can occur in a mixed 
use district. 



DISCRETIONARY APPROACHES are cpod at resolving p:)tential 
oompatibility problems, arrl are able to accorrarodate a variety of 
project types within their relatively broad parameters. en the 
other hand, they can complicate the zonill:J arrl development process, 
especially the review and approval of irrlividual projects. 

Figure 4 (page 20) breaks down a number of standard zonill:J techniques 
into these fixed and discretionary categories, under three broad 
headings: use, density, arrl development standards. The thrust of Figure 
4 is that the arrount of oompatibility achieved by wning deperrls on the 
particular zoning tools used to address use mixtures, density, arrl 
development regulations. 

Table 2 (page 20) then lists the eight mixed use approaches v.hich will b:! 
discussErl in this chapter, as broken down into the same fixed and 
discretionary categories. These eight approaches present a variety of 
techniques to zone .for mixed use as applied or profX)sed for use in 
various rrainland cities. 

The following two sections discuss these eight approaches irrlividually. 

FIXED APPROACHES 
MODIFIED EXISTING DISTRICTS 

The oldest way to wne for mixed use is to crld a hierarchical element to 
standard zoning districts. Under this system, rrore exclusive uses (such 
as single-family homes) are permitted by right in less exclusive 
districts (such as apartment or business districts). Honolulu already 
does this to oome extent (see Table 1 in Chapter 1, page 12), but not as 
much as sorre cities. Thus, the simplest way to add mixed use zoni(B to 
the CZC is to allow rrore uses by right in existing districts. 

A gocrl example of this approadl occurred recently here in Honolulu. For 
many years, rotels were allowed near the Honolulu International AirfX)rt 
as a oonditional use within the I-1 Light Industrial District. A recent 
zoning change rrade ootels permitted by right in the I-1 district, but 
with the sane stipulations as before, 1.e., the site must be within one 
mile of the airfX)rt and specific developrrent regulations such as height 
arrl setback requirements must b:! met. 

Thus, by rrodifying existing districts oo that new uses are allowed, but 
with restrictions attached to ead1 new use, mixed uses can be authorize, 
without rra.king rrajor manges to the CZC, vklile still crldressing p:)tential 
oompatibility problems. 

Several rrainland cities have mixed use districts of this type. Oaklarrl, 
California, for example, permits single-family homes by right in nearly 
al.l business districts, and ITOst businesses in a nuJTber of its irrlustrial 
districts. 5 Quebec, Canada rrakes use of nine different business 
districts, four of which allav all housing types along with different 
limited cnnbinations of business types~ and two of v.hich allow limited 
housing along with all business types. 

19 



COMPATIBILITY = (USE+DENSITY) + DEVELOPMENT STANDARDS 

USE DENSITY DEVELOPMENT 
STANDARDS 
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Oakland also provides an example of uses permitted restrictively, with 
its R-90 Downtown Apartment Residential Zone (quite similary to 
Honolulu's A-4 district). 'Ibis apartment district, "typically 
appropriate to areas within, or in close proximity to, the Oakland 
Central District," allows ronvenience establishments within apartment 
buildings arrl rooming houses, but only if they are limited to 1,500 
square feet of floor space, arrl only if access is through the building 
lobby. 

GENERAL MIXED USE DISTRICTS 

General mixed use districts are new zoning districts designed 
specifically to handle situations of mixed use. Unlike the "rrodified 
existing districts" approach discussed above, general mixed use districts 
are intended to apply only to areas where mixed uses are considered 
appropriate. For Honolulu, these \\Ould be the areas identified in Figure 
3 of Chapter 1 (page 14), plus certain other ne,, or redevelopment areas 
outside of central Honolulu. 

The small university town of Davis, california implemented a general 
mixed use district for the periphery of its downtown area in 1977. 7 In 
an attempt to at least p:irtly preserve the area's low-density residential 
character, design requirements were set to maintain the type of building 
facade predominant in the area, arrl a requirement was set \\hereby any new 
or converted building within the district has to include one or nore 
dwelling units, depending on its size. Ibwever, such requirements have 
not proven entirely successful, since the larger ne,, developments have 
frequently been able to gain exemptions from these requirements, arrl 
since the addition of dwelling units during the conversion of older 
camnercial buildings has proven both difficult arrl expensive. Thus, 
requirements for the mandatory provision of housing may overly canplicate 
the mixed use regulation problem. 

Washington D.C. created a general mixed use district in 1974, 8 
designed to apply near the central business district, at uptown business 
centers, at subway stops, arrl in declining neighborhoods. Within this 
district not only retail, office, arrl entertainment uses but all housing 
types are permitted by right, with warehousing arrl light irrlustry 
permitted only as special exceptions. A density bonus for 
rroderate-incane rousing not only allows a developer to crld residential 
space up to double the square footage he could have in nonresidential 
uses alone, but permits these floor area limitations to be spread o.,er an 
entire block, in a variant of the transfer of development rights scheme. 

As of 1979, the Washington D.C. mixed use district still was largely 
untested •9 Applied in 197 4 to a twelve-block declining neighborhood near 
downtown, \\here older residences were increasingly being supplanted by 
rorrmercial arrl light industrial uses, the ne,, zoning only achieved one 
truly mixed use project in five years. Part of the problem was just a 
general downturn in construction, but it also appears that developers 
preferred to ooild single-purpose cxxmnercial ooildings, h::>tels, arrl 
condominiums only, while using the bonus transfer systen only to gain 
additional densities for their own projects. Additional bonuses for 
moderate-income housing, spaces for small business concerns native to the 
area, arrl certain design amenities largely went untested. 
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r-t::>ntgomery County, Maryland--canprising the northern suburbs of 
Washington, D. c.--has also r7~ntly enacted a series of mixed use districts 
for its suburban city centers. There are five different mixed use 
districts: four commercial~residential districts, ranging fran low 
density (0.5 FAR) to high density (3.0 FAR), arrl one residential-emphasis 
district. Apartments arrl private dwellings are permitted by right in all 
districts, \\bile small businesses can be located by right in all rut the 
residential-emphasis district. en the other hand, large retail stores 
(auto sales, department stores, variety stores) are permitted in all 
districts only through negotiation with the zoning authority. 
What is important in the r-t::>ntgomery County example is: 

o Several general mixed use districts have been created, each 
targeted to a different density of devlopirent. 

o For earn district, uses are permitted only if they fit in with 
the intensity of developirent permitted in that district. 

o Conditional use permits ( "special exceptions") are generally 
avoided under the basic "standard" nethod of developirent. 

o An "optional" method of development is provided . for each 
district, in order to take care of p'.)tentially incompatible uses, 
uses that need a conditional use permit, arrl negotiable density 
bonuses--all through a single process of discretionary review. 

'lhis "optional" zoning system will be discussed further under 
"DISCRETIONARY APPROACHES". '!he "standard" part of the r-bntgomery County 
exarrple suggests, however, that a set of mixed use districts can be 
created using the fixed approach, so long as each one crldresses a single 
developnent situation, in terms of development intensity or neighborhood 
character, arrl so long as p'.)tential incompatibilities are specifically 
addressed either through restrictions in use or through an administrative 
review technique. (See Appendix B for p'.)rtions of this ordinance.) 

·eulLDING BLOCK" DISTRICTS 

This approach, proposed for use in three California counties,11 is a 
variant of the general mixed use district approach. 'lhis approadl 
separates the specifications for each district into three irrleperrlent 
units in order to create greater zoning flexibility. 'lhese three are the 
"use mit", the "developirent mit", arrl the "special area mit", arrl all 
are identified directly on the zoning map. 

The "building block" approach is basically a system for creating 
tailor-made zoning districts. 'lhe basic ordinance includes schedules for 
each nwnerical specification, plus several lists of uses that are 
oompatible together, arrl a number of special requirements ( sudl as flood 
plain oontrols) that can re attached to a district as necessary. Wlen a 
new district is to re created, the specifications for that district are 
selected fran among the standard dloices presented in the ordinance, arrl 
are shown only on the zoning map so that the text of the ordinance 
doesn't have to mange every time a new "building block" district is 
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'llle decision process to select the appropriate specifications for each 
district requires administrative guidelines to establish whidl 
canbination of use, development, arrl special requirerrents are a:mpatible 
arrl "fit" the area being zoned. 

•1NFILL DEVELOPMENT" DISTRICTS 

A nunt>er of municipalities have ooopted O<Jerlay ordinances for infill 
development, where nore intensive residential or corrmercial developirent 
is allowed on small lots along corridors presently in low density use. 
'lllese ordinances usually specify density maximums and design 
requirerrents, such as the screening of parking areas to ensure 
compatibility with adjacent low-density residential uses. Infill 
ordinances have nostly been designed for single-use rather than mixed-use 
infill development, but can be adapted to the mixed use development 
problem. 

Apperrlix C illustrates a design cption for multi-family infill 
development in a low-density residential corridor arrl adjacent to one of 
the light rail transit station stops in Portland, Oregon. 12 N:>te the 
orientation of the multi-family development to the street arrl the 
provision for internal parking arrl pedestrian access to the street 
corridor. Design features sudl as this can be identified as one of the 
design requirerrents in an infill development district ordinance. 'llle 
Portlarrl exarrple illustrates location options that can ensure 
canpatibility with oojacent low-density residential uses, arrl pertains to 
the small lots typical of mixed-use corrmercial corridors, sudl as those 
found in Honolulu. 

DISCRETIONARY APPROACHES 
CONDITIONAL USES 

Special exceptions to zoning requirerrents, in the form of corrlitional use 
permits, are one of the oldest ways in whidl a zoning code can allow--on 
an irrlividual l:asis--additional uses within a zoning district. Most 
zoning codes have a conditional use permit system built in, whereby 
certain specified uses are allowed in a district only as irrlividual 
exceptions granted by the zoning authority. 'llle zorung code almost 
always specifies not only \\hich uses are allowed corrlitionally, but the 
criteria under whidl they can be allowed, arrl the administrative 
procedures for allowing them. 

A good exarrple of the way conditional uses apply to the mixed use 
situation is provided by Oakland, California. Oakland's C-25 Office 
Caranercial Zone allows all types of rousing to intermingle with office 
buildings along corrmercial corridors, but eadl new housing use must be 
approved irrlividually through a conditional use permit. More corrlitional 
uses are permitted within Oakland's industrial districts, where certain 
business uses (such as auto sales arrl animal care facilities) are allowed 
only as conditional uses. Arrl in a combination whidl is only marginally 
a mixture of uses, Cakland's highest-density single-family district 
allows garden apartments if approved by a conditional use permit. 
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•oPTIONAL• ZONING SYSTEM 

Montgomery County's general mixed use districts (discussed previously) 
contain an "optional" development system •whidl combines into one package 
conditional uses, density t:x:>nuses for rousing aoo design features, aoo 
density exceptions for very large projects. A developer must n~otiate 
with the z.oning authority if he wishes to ( 1) provide for certain major 
lam uses (sudl as department stores), (2) take c:rlvantage of certain 
housing oonuses built in as q:>tions to the specifications, or (3) provide 
special design treatments arrl buffering measures in exchange for higher 
permitted densities. 'Ihis "optional" zoning system, within a series of 
general mixed use districts, works in mudl the sane wey as the planned 
develoEX'fient approach (discussed later), but occurs within a tighter 
framework, aoo thus theoretically does not involve the enonrous tirrE and 
expense associated with planned developments. Developers rrErely have to 
show that their design addresses the canpatibility problems of mixed use 
(or of higher intensity of use), in order to gain the oonus incentives 
provided under this system. 

SPECIAL DESIGN DISTRICTS 

Special design districts are z.oning districts designed for a specific 
area, aoo applying only to that area. Special design districts can 
either replace the existing zoning (as in Honolulu's SDD's) or be 
overlayed over the existing zoning (as in Honolulu's Historic, Cultural, 
arrl Scenic Districts). In either case, the district is tailor-made to 
address the larrl use problems arrl carrnunity design objectives of a 
specific area, aoo thus exercises a relatively fine degree of control 
over what goes on within that area. Typically, design review of all 
proposed developments in the district is required, but this rarely 
involves a full-blown negotiation process between developer arrl zoning 
authority. 

Special design districts are also o:::xmon on the mainlarrl. For example, 
Pittsburgh, Pennsylvania utilizes a set of four sub-districts within its 
special design district for the city's cbwntown core area)3 Each 
sub-district has its own emphasis, sudl as the preservation of 
storefronts in retail use, or the expansion of an existing p:ittern of 
extensive landscaped setbacks arourrl office towers, or the creation of 
specialized apartment-emphasis or office-emphasis areas. 'Ihroughout 
Pittsburgh's downtown special design district, design review is required 
for e;ery project, aoo can involve a public-private negotiation process 
based oo cornnunity design policies. 

New York City is perhaps the ultimate example of the use of special 
design districts. Of the well over thirty special districts in New York, 
one tries to preserve theaters in the city's theater district, another 
tries to protect storefront retail uses along Fifth Avenue, two others 
prarote specific urban design principles (Greenwich Village arrl Central 
Park), aoo most of the remainder try to at least partially preserve the 
character of specific rcoderate-density residential neighborhoods. The 
expert consensus as to the utility of New York's special districts seems 
to be that they are a largely futile effort to a:mbat natural market 
forces, merely to ~lacate threatened ccmnunities or achieve sorrE narrow 
urban design <pal. 4 



Nevertheless, special design districts can l:e quite useful in relatively 
small areas (such as comnercial corridors) where mixed use is 
appropriate. For example, one author has recommerrled special design 
districts as a proper tool for cutting up deteriorating commercial 
corridors in certain 110inland cities, so that the.v l:ecome cx:mmercial 
nodes interrupted by primarily residential uses)S Thus, special 
districts are a possible answer to the mixed-use commercial corridor 
problems of Honolulu. 

An interesting variation on special design districts is a proposed 
Neighborhood ~$ervation Combining District for Austin, Texas (included 
as Apperrlix D). 6 The proposed district is not specifically interrled 
for mixed use areas, but it should still l:e applicable to areas which are 
characterized l:x:>th by mixed use arrl by cnmron development problems. 
Under such a system, mixed uses would l:e directly controlled through the 
adoption of an area-wide plan specific enough to discuss each irrlividual 
lot. 

The pr-oposed Austin district is interrled for neighl:x:>rhoods with 
distinctive features which require preservation through detailed 
planning, in a variant of the historic district preservation technique. 
'Ihe combining district ordinance contemplates the preparation of a 
neighborhood conservation plan for the district, v.hich w:>uld then l:e 
adopted by the city council. Once adopted, the plan would supersede the 
original zoning for that area. 

The special district proposed by the Austin ordinance leaves the 
resolution of design arrl compatibility problems to the district planning 
process. The details of this process are not specified, but the 
requirement that a majority of the property owners must propose the 
special district plan should ensure agreement arrong neighborhood 
residents arrl developers on the development standards included in the 
plan. The city council has the cption to accept or reject the plan. A 
variant of the Austin ordinance could provide for designation ·of the 
special district by the council prior to the initiation of the district 
planning process. Planners fran the city's planning staff could provide 
assistance in the preparation of the district plan. 

The Austin special district approach has the advantage that it resolves 
development arrl a::mpatibility problems through a detailed area plan that 
can reflect the area's development problems. Once adopted, the plan 
provides the guidelines for development approval. Development starrlards 
are negotiated in the planning process rather than left to the review of 
irrlividual developments. 

The disadvantages of the Austin proposal are the expense arrl time 
required to prepare the special district plan, arrl the possibility that 
neighborhood differences 110y block the crloption of a plan agreeable to a 
majority. The special district planning approach may also l:e inadvisable 
if reveloprnent is not imminent. otherwise, changes CNer time in the larrl 
developrnent market may require extensive revision of the plan. The 
variable land use patterns in the central area arrl the vulnerability of 
the larrl use environment may still argue for a planning process in which 
developrnent r:atterns can l:e retermined at the neighl:x:>rhood level subject 
to council approval. 
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PLANNED DEVELOPMENTS 

Planned develo~nts (also called "planned mit developrrents") are a 
well-accepted zoning tool for dealing with large, integrated projects. A 
planned develo~nt is an O\Terlay district applied at the developer's 
request over the existing zoning for an of land, with 
the exact specifications of the project agreed up:,n through negotiation 
with the zoning authority. Planned devel~nts are roost camonly used 
to a.tthorize new residential developrrents which are large enough to have 
their own small business districts within, but they can aloo be used to 
apprO\Te large mixed use develo~nts in-town. Pittsburgh, Pennsylvania, 
for exanple, has three types of planned developrcent districts: a planned 
residential district for subdivision uses, a planned C'CJ'OJrercial district 
for shopping cente'C.SJ, and .a planned canrrercial-residential district for 
in-town mixed uses •1 1 · 

An inte~esting variation on planned develo~nts is a proposed mixed use 
deVfiilo~nt district for St. I.Duis County, Missouri (included as Appendix 
E). Under this proposal, a special design district '1.0uld be adopted for 
earn mixed use developnent. This rezoning would be done, at the request 
of the developer, through a site-specific zoning review prOC'ess involving 
negotiations on the specifics of the special district, -within the general 
framework of the special-district creation prOC'ess. 

RELEVANCE TO HONOLULU 
HONOLULU'S SITUATION 

Honolulu has an intricate land use i:attern, ooth in its actual land use 
and in its zoned patterns. At least in the older, central areas of 
Honolulu, the original develo~nt i:attern of tightly-packed bungalow 
houses has contributed to a subdivided pattern of small and often 
irregularly shaped lots in many areas, with major landholdings and large 
lots in the minority. In addition, by the time the city adopted a 
canprehensive segregated-use zoning ordinace in 1969, a jl.IITble of 
different land uses on this patchwork of small lots had already become 
firmly entrenched. The tactic of the 1969 rezoning was to rezone the 
roost firmly established intrusive uses, and allcw others to remain 
indefinitely under the "nonconforming use" clause. But this has nade the 
zoning map rather intricate in exactly those places where existing mixed 
uses are IIDst a::mron. 

Because of the continuing strong demand for conveniently located rousing 
in Honolulu, the impetus in the city is for: (1) substantial "infill" 
develoµnent on smaller lots (under 10,000 square feet), (2) little dlange 
to Honolulu's intricate land use pattern, and (3) nwrerous isolated 
instances of major redevelo~nt (over 20,000 square feet), p:,ssibly 
including mixed uses. 



Honolulu's special situation, then, means that it ~uld be difficult for 
the city to adopt a single standardized mixed use regulation that could 
be applied throughout the central Honolulu area. Given the need to 
protect view corridors arrl other envirorurental arcenities, arrl the need 
for a new zoning system to fit in romehow with the present zoning 
pattern, it seems clear that sone type of zoning whidl can vary with the 
scale arrl location of development is needed. With this in mirrl, specific 
zoning approaches will be evaluated. 

LESSONS FOR HONOLULU 

Given Honolulu's land use situation, an estimation of the applicability 
of the individual approaches for Honolulu has been made as follows: 

o f<bdified Existing Districts. 'Ibis approach calls for new uses 
being permitted br right rn existing districts, arrl is ooth 
simple arrl readily applicable. Two problems with this type of 
fixed approadl are that (1) it may all<:M sone mixed use 
activities which are not entirely canpatible with surrounding 
uses, or are poorly designed for their sites, arrl (2) it cannot 
address the cnmplexity of many existing or emerging mixed use 
neighoorhoods. 

o General Mixed Use Districts. 'Ibis approach has already been 
tried in Honolulu, in the form of the B-3 Business-Residential 
District. Wlat rrore is needed is one or rrore mixed use districts 
which (1) works at different levels of larrl use intensity, (2) 
addresses the general location of uses within the district, arrl 
(3) specifies several development options, sudl as (a) single-use 
infill with buffering, or (b) small-l ot mixed use with restricted 
density but with an added density oonus for housing, or (c) 
large-lot projects with less restrictive densities arrl heights 
but with detailed building envelope restrictions. 

o "Building Block" Districts. This innovative procedure for 
creating new zoning districts at the small scale could prove 
quite useful in Honolulu for rezoning those P3rticular areas 
where mixed uses are considered appropriate. Setting up the 
district-creation procedure in the first place is a major effort, 
but once this is done, the actual selection of specifications for 
each small district, arrl the processing of project cpprovals 
within that district, is relatively simple. 

o "Infill Developnent" Districts. 'lhe Portland example of inf ill 
development controls is relevant to the Honolulu mixed use 
problem. It illustrates design elements which can provide 
canpatibility with adjacent low-density residential uses, arrl is 
applicable to the small lots typical of the larrl use oorridors in 
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which the Honolulu mixed use zoning approach would primarily be 
applied. However, Honolulu would have to develq;> its own system 
tailored to its own particular situation. 

o Conditional Uses. Since the conditional use i;ermit system is 
already in place in Honolulu, this approach is clearly worth 
considering._ For example, certain housing tYJ;eS might be 
permitted as conditional uses in the B-2 Canmunity Business 
District-which is the zoning applied to m::st areas now proposed 
as ~propriate for mixed use. '!he only drawbacks of this 
approach are (1) that it would not be limited to only those B-2 
areas 'hb ich are proposed for mixed use , arrl ( 2) tiiat""" it would 
require discretionary review yet still might not be able to 
control exactly 'hbere rousing would be i;ermitted within the B-2 
areas. 

o "Optional" Zoning System. An "optional" zoning system tied to 
one or nore general mixed use districts seems quite feasible for 
Honolulu. '!his would ronbine in one package oorrlitional use 
i;ermits, density bonuses for housing, arrl exceptions to the 
general limitations on intensity of development. 'Ibis would, in 
effect, trigger a design review and/or a negotiation process for 
certain land uses, certain ronbinations of mixed uses, arrl 
certain higher-intensity developments. 

o Special Design Districts. 'Ibis technique already has precedents 
in Honolulu, as in the Waikiki area. '!he existing mixed use 
pattern in central Honolulu arrl the variety of larrl use settings 
under which mixed use is proposed to occur would suggest that 
this alternative still has a p'.)tential for use in Honolulu. 

o Planned Develo:pnents. 'Ibis alternative may be appropriate for 
major mixed use develop-rents in Honolulu, but it <bes not seem 
appropriate for mixed use projects on small sites. 

Going beyorrl this discussion of irrlividual mainlarrl approaches, a nurrber 
of nore general carments might be made. First, this review of mixed use 
develop-rent regulations suggests that no single regulatory technique may 
be appropriate for Honolulu. '!he city might oonsider adoption of a 
variety of techniques 'hhich are ooapted to the p:lrticular larrl use 
settings in which mixed use is likely to occur. 

Secorrl, rophisticated oontrols probably are not necessary for 
noderate-intensity infill development on small tracts in lower-density 
areas. A p'.)ssible ordinance section oould include density, p:lrking, arrl 
site develop-rent standards which would mitigate the impact of infill 
develop-rent on the oojacent lower-density areas. (The Portlarrl example 
typifies this approach.) 

Third, larger tracts i;ermit greater variety in mixed use development, arrl 
require nore flexible controls. Once a decision is made on which design 
elements are critical, develop-rent starrlards can be developed for these 
elements, either specified in advance or applied in a review process. 



Perfonnance standards can also l:e applied in order to mitigate the impact 
of industrial arrl extensive commercial develop1rent on adjacent uses. 
(The "optional" zoning system typifies this approach.) 

Fourth, if design review is agreed upon as -being needed, it can be added 
either as a discretionary cption within a general zoning district, or as 
one or rrore special design districts covering only those areas where 1 

extensive mixed use developrent is considered likely--with fixed 
standards approaches for other mixed use areas. 

EVALUATION CRITERIA 

In choosing a particular ·zoning approach (or set of approaches) for 
guiding Honolulu's future mixed use development, the advantages and 
disadvantages of particular approaches must l:e carefully considered. The 
following questions help illustrate soma of the factors involved: 

o Is the mathod able to create the conditions under \'tlich mixed use 
projects (or the mixture of uses in an area) are likely to 
occur? 

o lbw major an O\lerhaul of existing zoning regulations arrl 
procedures does the method require? 

o Can the mathod be efficiently crlministered without greatly 
increasing the worklocrl of city officials? 

o lb the mathod's crlministrative procedures crlversely affect the 
tima span needed to obtain project approval fran the city? 

o Ibes the mathod place unreasonable burdens on the developers in 
terms of design elements or operational features that the metrod 
would require? 

o Ibes the mathod make clear \'tlat the future character of the 
neighborhoods it controls is to be, arrl consequently, provide 
clear guidance to landowners arrl developers as , to underlying 
corrmunity larrl use arrl design policies? 

o lbw well cbes the mathod control for environmental matters, 
needed support facilities, arrl the presence of uses that would be 
nonconforming under the new regulation? 

o Is the method likely to be perceived by the public as a retreat 
fran the city's mandate to preserve liveable neighborhoods arrl to 
protect individual neighborhoods fran unwanted encroachment? 

o Ibes the mathod promise to starrl up to i:otential legal challenges 
as to its fairness, arrl reasonableness? 

Table 3 lists the crlvantages arrl disadvantages of the major approaches 
discussed in this chapter, based on the evaluation criteria just listed. 
Table 3 also includes a generalized perfonnance starrlards approach not 
discussed in this chapter, for the sake of canparison. At this point, no 
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firm oonclusions can be drawn; however, Chapter 3's discussion on h:>w 
certain specific approaches may be applied to certain tws of settings 
points up h:>w oome of these theoretical crlvantages am disadvantages may 
v.Drk in practice. 
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I. FIXED STANDARDS APPROACHES 

ZONING APPROACH 

Allow a:lditional uses (over 
those now permitted) by 
right (principal or 
accessory) in an 
listed zoning district, but 
with added stipulations 
designed to make the new 
uses CCJl!t)atible with the 
already-permitted uses. 

Create one or nore new 
zoning loherein 
mixed would be 
all~ by right ID long 
as th•Y folla,, the 

of that 
district. 

hi1 a "building blook 
zoning" ayatem to the 
zoning code, 110 that nflW 
zoning diatricts can be 
creat9d on cl&mand to 
apply to areas loh•re 
mixed use zonir<J is 
desired. 

CHARACTERISTICS 

Broad geographical 
application 

Straighforward 
acbinistrative 
procedures 

Aimed at locations 
suitable for rezoning to 
mixed use 

Potentially a set of 
mixed use districts, 
each with its a,,n 
predominant use or 
density snphaeis 

Able to specify d!!sign, 
performance, and 
buffering raquirements 
for individual uses, but 
not requirements as to 
the ,compatibility 
between new uses and 
crljacent ones 

Jndividual, areas rezone<l 
on a !l!Mll scale by 
CO!T'Dining use, intensity, 
ard environmental 
controls, as selected by 
the zoning authori tes on 
the basis of stated 
criteria 

Ordinance contains sets 
of controls to be 
carbined for each lot on 
an individual basis 

Districts tailor-made to 
fit a particular 
location, using standard 
option liAts given 
in the text of the 
ordinance 

District specifications 
able to address design 
requirements, 
<;omPatibility factors, 
and environmental 
protection elements 

ADVANTAGES 

Requires only minor 
changes to the CZC' s 
text 

May not necessitate 
discretionary review of 
new ixojecte 

Allows freer rein to 
market forces and 
building design trends 
than under a nore 
detailed or r~trictive 
approach 

Requires only minor 
changes to the CZC' s 
text and map 

Requires only minimal 
discretionary review of 
new ixoject• if 
specifications are 
carefully defined 

Control• ccmpatibility 
problam1 through 
buffering and through 
the general list of 
permittftd USH 

Allows much finer control· 
a,,er zoning district 
specifications 

Potentially addresses 
each public concern as to 
mixed use and 
redevelopment, and in a 
flexible 1111100.r 

Gives design fl•xibility 
at the sltc, and control 
over unwantfl<'I 
developments 

DISADVANTAGES 

Has l ittle control over 
the intermingling of 
uees within a district 

May be neen a.s a 
retreat fran the 
ixeservation of 
neighborhood quality 

Mi<tit not MSJUAtely 
protect existin-,i viable 
usea 

Only partially guides 
the int•rmingling of. 
u•• within a diatrict 

Might not a:leqUAtely 
protect exiating viable 
uses 

RequirM norc, expertise 
in -.orking at the new 
level of carplexity 
reached by ooth the 
zoning map am the 
zoning 11pacHication 
open1tion 

Requires expenditure 
of time am exercise 
of discretion in 
select irri the prq)er 
combination of 
specif !cations for 
eadl individual 
district 

May fail to encou rage 
mixe:l uses if 
conditions are too 
s tringent 

May lead to confus ion 
as to thll location of 
specifications fo r 
mixed UM districts 
(put on ronir,;i !113p ) 

COMPARISON OF ALTERNATIVE APPROACHES TO ZONING FOR MIXED USE I TABLE 
3 
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Create a new district (or 
an overlay district) 
designed to be applied 
only alorg carmercial 
corridors adjacent to 
single or 11Ultifamily 
neighborhoods, with 
strict design controls 
governirg the transition 
fran rooderate-density 
COITlllercial/mixed use to 
residential. 

Application only to 
narrow strips of lard 
intended for honogeneous 
rroderate-intensity 
development 

Design factors controlled 
rrore than use factors 

Rigid dooign envelope 
requiromentn alorg a 
standard district width 
all alorg the length of 
the district 

II. DISCRETIONARY APPROACHES 

ZONING APPROACH 

Al low nore uaes 
cooditionally in certain 
zonirg diatricte. 

Alla,, increased densities 
and a greatar rar,cie of 
permitted usea ror large 
projects in a district, 
by permitting the option 
whereby the developer can 
negotiate ror these 
benefits in exchange for 
design and uoo elements 
desired by the public. 

CHARACTERISTICS 

Stringent ex>r£litions as 
to when uses may be 
permitted 

Mministrative control 
via thft conditional use 
permit 8'.fStem 

Broad geographical 
application 

Broa::l georgraphical 
application 

Limited to large projects 
meetirg certain minimum 
conditions 

Significant l!llOunts of 
discretionary review 
within limits set by the 
optional guidelines 

Explicitly addresses the 
interface of different 
lard use intensities 

May not require 
discretionary review of 
new projects 

Requires only minor 
charges to the CZC' 11 text 
and map 

ADVANTAGES 

Requiren only mioor 
changes to the czc 's 
text 

Controls OOllpatibility 
problenw through th• 
corrlitional uee permit 
system 

Maintains the predominant 
use pat tern in an area 

May be 11een u I ai.Jr(lle, 
well-controlled, 1111 
nonre,,,,lutionary zonirg 
char,cie 

Provides aubatantial 
zonir,ci flexibility by 
allowing developers to 
negotiate a set of ronirg 
requirerrents specific to 
the site they want to 
develop 

Provides substantial 
design flexibility, both 
in determining the 
appropriate mixture of 
uses and in llOlvirg 
amenity and canpatihility 
problems 

Allows benefit11 to 
developers wl.thout 
entailirg a full planned 
development procedure 

AflowS little 
flexibility in the 
cross-sectional 
design envelope alorg 
the narrOW' 
district--unless 
discretionary review 
is included as an 
optional 1111pect of 
the district 

Aflows little 
flexibility in the 
width of the 
district 

Spends little 
attention on 
canpatibility between 
uses, except in so 
far as additional 
prov is ions are 
attached, or in oo 
far as the underlying 
wnirg has such 
provisions 

DISADVANTAGES 

discretionary review 
of all projects rMkirti 
use of this approac:ti 

Expenda tiff'I! and noney 
in gai(lirq as 1,qll as 
grantirq • conditional 
use permit 

May fail to encourage 
mixe:l UIIH if 
cond it ions a rot too 
strirgent 

Is not appropriate for 
·mixed uee developments 
on small lots 

Coes not work unless 
the densities arrl uses 
presently permitted 
are restrictive enough 
to encourage 
developers to 
negotiate for nore 

May be ~erused if the 
optional bonuses are 
too generous or if the 
entrance requirerrents 
are too lenient 

COMPARISON OF ALTERNATIVE APPROACHES TO ZONING FOR MIXED USE I TABLE 
3 
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Create add i tional special Focussed on i ndividual Can be tailored to fit 
design districts to o:JVer neighborhoods the exact mix an:l 
those neighborhoods where character of desired 
mixed use is desired. fl:)tentially a set of activities 

mixed use precTricts 
within each special Can provide incentives 
design district, with that encoun1qe good 
each precinct havirg its des iqn a~/ or the 
own predominant use or 
density emphasis 

provision of housing 

Can be used to preserve 
Able to specify des iqn, residential or historical 
performance, and arrenitites in neighbor-
compatihil i ty hoods 
requirements both for 
individual uses an:l for 
larger areas of mixed 
use 

Create a planned For major development May require only minor 
development district for projects only changes to the CZC' s text 
mixed coornercia.l and 
residential ixojects , Existirg zoning replaced 
suitable for application by a plan negot i ated Provides unique :inning 
to central urban areas between the city arY.l the flexibility,~ allowing 
a nd to outlyi ng town developer as to project developers to negotiate a 
centers. character and design ,. set of zonirg 

within the guide lines of requirermnts specific to 
the ordinance the site they want to 

Project location, mixture 
of uses , and arrangement Prov ides unique design 
of uses wi thin the flexibility , both in 
project determined ~the determinirg the 
developer appropriate mixture of 

uses an:l in oolving 
arrenity ard compatibility 
problems 

Ill. PERFORMANCE ST AND ARDS APPROACH 

ZONING APPROACH 

Controls in{lact of 
incorrp4tible uses through 
the application of 
performance standards 
dealing with on-site an:l 
adjacent uses 

CHARACTERISTICS 

Normally permits a fairly 
brooo range of uses 

Identifies sources of 
p:>tential i ncompatibi lity 
between combinations of 
permitted uses 

Prescribes a variety of 
measures to avoid 
adverse impacts 

Applies performance 
and/or prescriptive 
standards to control 
incompatibilities 

• Horizontal a n:l vertical 
placement of uses guided 

ava i l ability of 
effective abatement 
measures 

ADVANTAGES 

Maptable to a wide range 
of physical, legal , and 
econanic corditions 

Canbines well with other 
zoning measures 

Stresses suitability of 
new development to 
existing or desired 
con:H t ion11 

Prom:>tel!I design solutions 
apprq:,riate to entire 
areas as well as to 
single sites 

Performance standards 
permit flexibility an:l 
encourage creative design 
solutions 

I 

Requires the creation 
of an entirely ne,, 
zonirg dietrict for 
each neighbomood 
to be rezonecl. 

Requires a new 
requ.lation for each 
separate neighbortooo 
targeted for mixed use 

May ixove too conplex 
for eaey public 
unclerstan:lirg, 4n:l too 
restrictive for 
developers 

Saddles the developer 
with high design 
costs, a long permit 
procees, a nd general 
uncertainty as to the 
final shape a rY.l timing 
of the project 

Is not apprq:,riate for 
project• on sma.11 or 
consolidated lots 

May produce design ard 
use tra&toffs with 
Lnfavorable market 
and/or amenity 
consequences 

DISADVANTAGES 

Technically qualified 
analysts required for 
initial 
identification, 
evaluation, 
compcs it ion, and 
revision of stardards 

Preparirq explicit 
standards ""1ich are 
effective an:l 
enforceable, as w~ll 
as flexible , is a very 
difficult task 

High degree of 
discretionary and 
subjective judgement 
n-ay be necessary if 
used with a process 
requirinq "design 
review" 

COMPARISON OF ALTERNATIVE APPROACHES TO ZONING FOR MIXED USE 
TABLE 
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Increasoo t iire 
involved in ixeparir.:i 
ard reviewirg permit 
applicat!ons oonpared 
to other approadles 

Interll(lency 
cooperation required 
to nonitor and enforce 
continued canpliance 

Prescriptive stardards 
may allo.1 canpliance 
without adlievir.:i 
objectives 

Prescriptive stardards 
decrease opportunities 
for creative design 
solutions 

Canpliance rosts could 
threaten economic 
vaibility of s:,me 
projects, or could 
discourage mixed use 
solutions in the first 
place 

TABLE 
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DECISIONS TO BE MADE 
LOCATK>NAL DECISIONS 

Where is mixed use appropriate? For Honolulu's Primary Urban Center, 
the development Plan spells out areas suitable for mixed use. These 
are along najor trans:fX)rtation oorridors am other canmercial or 
industrial areas where a pattern of mixed uses has already evolved. 
An even nore general guide \t.Ould be ( 1 ) any area \lhich is undergoing 
a transition fran historic intermingliNJ of uses to rrodem mixed use 
developments, or (2) any area \lhich is redeveloping to a higher 
intensity am whidl already includes a substantial arrount of mixed 
use. 

Outside of the Primary Urban Center, mixed use zoning nay also be a 
useful tool in certain situations. '!he town centers of many of the 
smaller towns on Oahu are redeveloping, am a new zoning approach to 
fit their mixed use character would be appropriate. In addition, 
planned <Evelopments of a mixed use nature nay make eoonanic sense 
for new suburban developments, particularly in creatiNJ new carmunity 
activity centers. 'Ihese oould canbine office, soopping, recreation, 
aoo residential activities in a unified center whidl provides 
convenient oonnections between uses. 

Within the general guidelines of the Developnent Plan text, the 
precise <Etermination of \t.hich areas are to be zoned for mixed use 
should be ma<E on the basis of a neighborhood design process. Sudl a 
planning process \t.Ould evaluate areas of existing mixed use, am 
check out ( 1) how eadl area fits in with the scale arrl dlaracter of 
its surrounding neighborhood, (2) what the nost recent construction 
trends aoo zonirg proposals are within eadl area, (3) \I.hat the growth 
capacity is for each area, in terms of ooth floor space am 
population, (4) what the local neighborhood arrl greater carmunity 
desire in each area, am (5) what the realistic growth patterns \t.Ould 
be in eadl area if a mixed use development approadl were applied. 
This \t.Ould oonsider such factors as lot size, slope of laoo, 
traditional development patterns, arrl market demands whidl are likely 
to be satisfied in a particular area. All these oonsiderations \t.Ould 
then help to define whether mixed use is appropriate arrl of benefit, 
what types of mixed uses are \t.Orkable in respect to form am 
intensity, aoo what form mixed use should take to achieve carmunity 
design objectives. 



REGULA TORY DECISIONS 

Once the precise locations where mixed use zoning is to te applied 
are defined, the task then is to match the regulatory technique to 
the desired mixed use character of irrlividual areas. 'Ihe appropriate 
zoning technique may vary depending on the scale of proposed 
developnent, the canplexity of the existing larrl use arrl larrl 
ownership pattern, arrl the neighborhood design objectives. Arrl even 
if the sane zoning technique is used for several areas, different 
oombination.s of use regulations, density limitations, arrl development 
starrlards nay te applied to irrlividual areas, in order to prarote the 
built character foreseen for each area. Different use-emphasis 
districts nay also te called for, such as a:mmercial-residential 
(errphasis oo ccmnercial) or residential-ccmnercial (emphasis on 
residential ) • 

These dloices should te nade as follows: 

o For each area tote zoned for mixed use, a clear statement of 
the <pals arrl objectives in zoning for that area are needed. 

o When oonsidering alternative zoning approaches, minor 
rrodifications to the existing czc soould te given 
consideration first, arrl only if they appear inappropriate 
soould rrore canplex zoning approaches te used. 

o In general, the rrore complex existing larrl use patterns will 
require rrore tailor-made zoning regulations, which require 
greater flexibility in the form of negotiable options for use, 
density, arrl developrrent regulations. 

o Negotiable options, in tum, require a discretionary review 
process to define the O\Terall development envelope·. 

o Regardless of the zoning approach used, the zoning 
specifications should clearly define the intent for use 
mixtures, density, arrl development regulations as separate 
design objectives. Mixed use should not te tied to a single 
definitioo of building height or density. These decisions 
should te nade on the ta.sis of the desired dlaracter of the 
mixed use district. 

VARYNG SCALES OF MIXED USE ··· 
The scale at which mixed use occurs varies enorrrously. Mixed use 
projects range fran a watch repair shq;> in the stairwell of a walk-up 
apartment building to a mixed use developrrent CXNering a quarter of a 
square mile ( 180-acre Century City in I.cs Angeles). In Honolulu, 
large mixed use developrrents rarely CXNer rrore than one city block, 
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while smaller, low-rise mixed use projects vary fran tiny lots to 
areas of one-half acre or nore. 'Ihe predominant mixed use pattern in 
Honolulu, oowever, is probably the oorizontal placement of different 
uses side-by-side on individual lots--clearly mixed use at a small 
scale. 

As roted in Chapter 2, the problems of mixed use in Honolulu nay rot 
be amenable to a single unified zoning solution, but may require a 
different approach for each scale at ~ich mixed use occurs. With 
this in mind, three different scales at whidl mixed uses 
predominantly occur in Honolulu have been identified. 'Ibey are: 

o Sirrple infill, where a mixed residential arrl commercial I_X>cket 
or strip froting a stable residential neighborhCXJd is 
gradually being filled in, redeveloped, or refurbished at 
about the same intensity as before. 

o 9?111Plex infill, where a commercial area or corridor is losing 
its uniform low-rise dlaracter, arrl is dlanging either in 
scale or in predominant use. 

o Major Projects, where the dlaracter of a large tract of larrl 
is being changed completely as a result of the unified 
redeveloprrent of that tract into mixed use. 

For earn of these three scales, this chapter will: (1) identify the 
overall dlaracter ~ich is being zoned for, ( 2) list the ways zoning 
can help to achieve this character, arrl ( 3) discuss one zoning 
approach in detail in terms of oow it cperates on the area level to 
fulfill this purI_X>se. 

TECHNIQUES FOR EACH SCALE 
SIMPLE INFILL 

Sirrple infill is low-rise mixed use activity next to a stable 
residential neighborhCXJd. 'Ihe typical pattern is a combination of 
( 1) one-story carmercial buildings with parking in front, ( 2) 
one-story storefront commercial buildings, (3) two-to three-story 
commercial buildings with offices or oousing on the upper floors, (4) 
an occasional walk-up apartment building, arrl (5) an occasional 
single-family oome. 'Ihree examples of this situation in Honolulu 
are: (1) the Dianond Head side of Kapahulu Street, (2) the mauka 
side of Beretania Street between University arrl McCully, arrl (3) the 
upper Manoa business district on both sides of I.ewer Manoa-~ad. 
However, only one of these three areas has been identified in the 
Developnent Plan for the Primary Urban Center as mixed use (see 
Figure 3 in Chapter 1), oo clearly the recommerrlations of this 
section should not be tied to any particular location in Honolulu. 

For simple inf ill, the zoning tasks are twofold: ( 1) controlling 
what is built, through density arrl devleoprrent standards, so that it 
conforms to the established dlaracter of the area, arrl (2) 
controlling the mixture of uses so that residential arrl commercial 



Because simple infill is characterized by a fairly uniform scale of 
develop-rent, the straightforward "fixed standards" zoning approaches 
discussed in Chapter 2 are appropriate to harrlling situations of 
sinple infill. One or nore of Honolulu's existing business districts 
should be altered by ( 1) rcodifying the list of uses i::ermitted by 
right or conditionally, so that mixed uses arrl housing can occur, and 
(2) adding design rontrols l::orrowed fran the "building block" aoo 
"infill develop-rent" approaches, so that district character can be 
enhanced. 

For exarrple, fbnolulu's major business district, the B-2 Canmunity 
Business District, could be nodified so that auto repair shops, 
newspaper printing, arrl warehouses would be allowed only as a 
conditional use, arrl only in places where there is no adjacent 
housing (except i::erhaps for accessory musing). '!hen, musing by 
right could be allowed, either as a principal use or in combination 
with other uses, with design guidelines to rontrol the location aoo 
configuration of new housing. Additional design guidelines could be 
added, if necessary, to preserve predominant building facades, to 
control the location of parking, or to provide desirable landscaping 
arrl other amenities. 

Table 4 arrl Figure 5 (pages 42-43) show how mixed use z.oning might 
work at the simple infill level. Table 4 sl.ll111l1arizes the simple 
infill situation aoo the characteristics of a z.oning approach 
suitable at this scale. Figure 5 graphically illustrates hoo an 
existing pattern of mixed larrl uses might be redeveloped at the same 
low-rise scale. 

COMPLEX t-JFLL 

Canplex infill occurs \\here a low-rise a::J'lm=rcial area or corridor is 
beginning to redevelcp to a higher intensity, i.e •. , mid-rise and 
high-rise buildings, or major low-rise develop-rents. Typically, 
situations of complex infill occur adjacent to apartment and 
irrlustrial districts, as cpposed to simple infill, \\hich occurs next 
to established single-family neighborhoods. Three exarrples of this 
in Honolulu are: ( 1) the King-Beretania corridor fran downtown to the 
University Avenue area, (2) part of North King Street, arrl (3) Kaheka 
Street in the Sheridan Tract area. As with simple infill, not all of 
these areas of existing mixed use have been identified for mixed use 
in the Development Plan for the Primary Urban Center. 

For ronplex infill, the zoning tasks are (1) establishing the desired 
scale arrl character of the <XJT1Irercial area or corridor, (2) 
controlling for varying intensities so that canpatibility is 
maintained as the area evolves, (3) permitting residential uses in a 
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mixed use setting, arrl ( 4) addressing the external impacts of 
redevelopnent on adjacent neighborhoods. 

Because a::mplex infill encompasses a wide range of different scales 
am styles of development, straightforward "fixed standards" 
approaches do not \t.Qrk well at this scale. Instead, a discretionary 
review approadl is needed. A general mixed use district should re 
established as part of the CZC use districts with "optional" zoning 
provisions available to offer flexibility arrl incentives to meet 
canmunity needs. Such an approach creates a two-tier set of z.oning 
specifications: (1) the "standard" fixed requirements of the general 
mixed use district, am (2) the "optional" discretionary 
requirements, whidl come into play for certain uses that are allowed 
only oomitionally, for certain density bonuses that are obtainable, 
arrl for certain negotiable elements involving major uses or large, 
integrated projects. 

A district plan \t.Quld re prepared for each area z.oned under this 
system. Sudl a plan would detail administrative policies by 
establishing the environmental dlaracter of the district as a mole 
arrl for precincts within the district. '!be plan is thus tailored to 
fit existing constraints arrl future cpp::>rtunities. 'Ibis system 
separates zoning regulations whidl are fixed fran administrative 
p::>licies mich are applied with discretion on a case-by-case basis 
to provide the required flexibility to guide a complex mixed use 
district. 

Table 5 am Figure 6 (pages 44-45) show mw mixed use z.oning might 
work at the conplex infill level. Table 5 describes both the 
"stamard" arrl "optional" rnethods of developrrent, as described above. 
Figure 6 graphically illustrates how an existing pattern of partially 
mixed lam uses might evolve to greater intensity, mile Table 5 
describes the zoning approadl that would control this rrore intensive 
redevelopnent. 

Administration of this new z.oning approach \t.Quld \t.Qrk in rruch the 
sane way as existing zoning districts. For small am straightforward 
projects, over-the-counter approval \t.QUld re given, involving a 
certification that the proposal meets the zoning requirernents. For 
larger am rrore a::mplex projects under the "starrlard" rrethod of 
developnent, a site plan review would re called for, to apply 
administrative design p::>licies. Am for large arrl cnnplex projects 
subnitted under the "optional" system, a process similar to the 
present comitional use permit sytern would re initiated: site plan 
review, a public hearing, am possibly subsequent rrodifications or 
stipulations attached to the developrrent proposal. 



MAJOR PROJECTS 

Major projects are large-scale developrcents or redeveloprrents on lot 
areas of generally one acre or JOC>re. 'Ibey can be either ( 1) 
single-purpose projects within an area z.oned for mixed use or (2) 
mixed use developnents within an area not zoned for mixed uses. In 
either case, they are seen as not only changing a:xnpletely the 
character of the lam they are to be built on, but aloo providinJ a 
new character to the area they are located in. 'Ihus, a najor project 
is by definition one which requires special treatment under the 
zoning ordinance. 

For najor projects, the z.oning task is to provide a flexible 
technique under which a wide variety of unified mixed use projects 
can be regulated. 'Ibis would entail a design review am negotiation 
process, involving all affected parties. 

A "Planned Developnent, Mixed Use" district, designed for both urban 
am suburban locations, will provide the needed flexibility. Such a 
district would be similar to the "Planned Developrrent, Housing" 
district already in place in Honolulu. Basic parameters would be 
established within which the z.oning specifications might vary. '!he 
parameters would specify the city's policies regarding carmunity 
design for the subject site, set density guidelines, camnunity 
facility's requirements, arrl desired relationships between the site 
arrl surrounding areas. '!he particular use mixture am developrrent 
form would be established by the applicant arrl the DLU through a 
design review negotiation process. '!he intent of this process \t.Ould 
be to establish responses to potential planning arrl design issues 
prior to a public hearing. 

A "Planned Developrrent, Mixed Use (PD-MX) '·' project oould occur within 
or outside of a general mixed use district. If it is within, the 
PD-MX is seen as an cptional approach \\hich the applicant oould 
select instecrl of the regulations of the general mixed use district. 
If it is outside, the use of a PD-MX would then supercede the 
underlying zoning. 

Table 6 arrl Figure 7 characterize, respectively, the najor project 
scale of mixed use arrl the planned development zoning approach. 
Table 6 makes clear that the exceptional z.oning approach of planned 
developnents is uniquely flexible in dealing with large scale mixed 
use projects. Figure 7 graphically illustrates row a najor project 
might relate to an existing urban setting arrl be canpatible in use 
arrl scale with the planned future character. 
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EXISTING 
CHARACTER 

lNTENT 

USES 

DEVELOPMENT 
REGULATIONS 

PROCEDURES 

MODIFIED EXISTING DISTRICTS APPROACH 

An area experiencirr;i a slow rate of mange. Lot sizes 
vary; mixed uses exist in crljacent structures; 
single-family residential areas abut pockets or strips of 
low-rise buildings, a:mposed of a mix of o::mnercial, 
apartment, and single-family uses. New conmercial 
buildings follow the existing low-rise pattern. 

o Limit the scale of development in the pocket or strip 
currently wned for business uses, oo that its low-rise 
dlaracter is maintained, and oo that it will continue to 
be compatible with the crljacent single-family 
neighborhood. 

o Encourage the existing ec3ttern of vertical and 
horizontal mixed uses within low-rise buildings, in 
order to provide OJnveniently located corrnercial 
services which serve surrounding neighborhoods. 

o Encourage neighborhood d7sign ..tlich results in desirable 
relationships between buildings, circulation systems, 
corrmunity facilities, and crljacent neighborhoods. 

o Encourage desirable uses of land through consolidation 
of lots, shared parking facilities, and provision of 
adequate corrmunity facilities and open space. 

o Varieties of residential accamodations, fran 
single-family to multi-family building types. 

o Varieties of retail · and service o::mnercial, general 
office, and professional office. 

o Parking inconnection with permitted uses. 

o Maintain low-rise conditions with emphasis on 
residential/conmercial street appearance through 
ardlitectural style guidelines emphasizing residential 
appearance and street scope provision for sidewalks, 
landscaping, and signs. 

o Fixed starrlards on building height and bulk, yard 
setbacks, design treatments, curb cuts, parking, etc. 

o Separate a::mnercial and residential parking areas and 
access ways. 

o Limitations on the mixture of uses within buildings, and 
on adjacent lots. Certain business uses would not be 
allowed next to existing rousing, and limitations on 
ground-floor housing in carrnercial buildings would be 
provided. 

Over-the-counter approval for all projects, based on roning 
district requirements. 

SIMPLE INFILL ZONING/LAND REGULATION OPTION 
TABLE 
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EXISTING CHARACTER 

COMMERCIAL 

RESIDENTIAL 

• 

• 
j 

STABLE SINGLE 
FAMILY DWELLING 

LOCAL STREET 
STABLE SINGLE 
FAMILY DvJELLING 
MIXED SINGLE FAMILY/ 
COMMERCIAL 

MAJOR THOROUGHFARE 

MIXED COMMERCIAL/ 
RESIDENTIAL 

M~••··c······::~.~~~::: ;~;~;;:~;.:~,,. 
I •••• COMMERCIAL USES 

r-.~-r---.-,-----.---T---.---r--- ··•·· c;;-• ••• .o MINIMIZE CURB CUTS FOR 
[..J ••1 ••••••• PARKING ACCESS 

• •. •·• • • • LANDSCAPE AROUND 
,...__,,.""'-,,~•••, PARKING LOTS 

••••••••••<> MAINTAIN RESIDENTIAL 
•••c•••••••• SCALE AND FACADES 

FOR RESIDENTIAL/ 
••••••••••• COMMERCIAL MIX ···--·· 

I ••••••••••••••O MAINTAIN AND ENHANCE 
COMMERCIAL FRONTAGE 
ALONG STREET WITH ••r• LANDSCAPING AND ••••••• SIDEWALK IMPROVEMENTS ········ ••• •• •••-o CONSOLIDATE PARKING TO 

\ 

••••••• SERVE SEVERAL LOTS ... 
•••••••-o CONSOLIDATE PARCELS 

ALLOWS GROUND FLOOR 
RETAIL/ UPPER LEVEL 

COMMERCIAL RESIDENTIAL 

FUTURE CHARACTER RESIDENTIAL 

II SIMPLE INFILL 
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EXISTING 
CHARACTER 

INTENT 

USES 

DEVELOPMENT 
REGULATIONS 

PROCEDURES 

COMPLEX 

GENERAL MIXED USE DISTRICT 

An area e,cperiencing a noderate degrN ot 
change, characterized by use ard density 
transitions fran underused, low-riae houaing 
ard ccmnercial to high density residential ard 
conmercial. lot sizes vary, mixed uN8 exist 
in adjacent structure•, high-riN high derwity 
residential areas abut lower intensity uNs. 
Moat o:mnercial structure• are older lo.>-rise 
buildings, martt in need ot Newer 
carrnercial ard residential developrrents terd to 
be high-rise. Existing residential units are 
old, lo,.....rise, need refurbiahrrent, ard are 
adjacent to ccmnercial use,. 
o Permit flexible ot developnwnt to 

market oonditiona to encourage a variety of 
business enterprisea ard diverse residential 
accormodationa. 

o Provide incentives to encourage mixed UM 
developrrent to neet the needs ot 
shoppers, ard workers so that auto travel is 
minimiied, errployment and retail centers are 
close to housing, circulation systems are 
efficient an:! effective, ard neighborhoods 
prorrote energy-efficient design. 

o Encourage neighborhood de11ifie which results 
in desirable relationships tween 
buildings, circulation systems, cam1unity 
facilities, arrl adjacent neighborhood•. 

o Encourage rHidential acconm:,datiorw ..tiich 
. are In type ard ~ice. 

o Encourage desirable uses ot land through 
consolidation of lots, shared parking 
facilities, ard provision of adequate 
ccmrunity facilities ard cpen space. 

o Mixture of residential accamodations, from 
single to nultifamily. 

o Mixtures of retail ard service coomercial, 
general office , ard ~ofessional office. 

o Parking in connection with permitted uses. 

o loh:>leaale ard warehouse associated with 
ccmnercial retail activitie1. 

o Other uses permitted subject to cptional 
developnent approach. 

o Corrpatibility iS!Ong mixed uses based on 
district plan. 

o Variable table of units per acre, FAA, ard 
building heights applied to ~ecincts within 
the district based on a district plan. 

o Height, bulk, setbacks, to be set by 
schedules ..tiich vary according to specific 
design precincts within the district plan. 

o Specific provisions to define access for 
parking, loading zones, ard separation of 
traffic flows in mixed use buildings. 

o District plan to provide ooministrative 
guidelines for street facades ard use 
errphasis for street frontages. 

o Over-the-counter approval for small projects 
(parcels less than 10,000), 

o Site plan review for larger projects 
(parcels greater than 10,000), 

o Certificatioo of replacement housing equal 
to or greater than the nunt:>er of units to be 
demolished. 

OPTIONAL 
DEVELOPMENT APPROACH 

Intensity of developrrent 
bonuses are offered to neet 
the following: 
o Encourage noderate incane 

housing. 
o Provide space for !11\all 

businesses ..tiich would be 
displaced. 

o High quality urb!ln design 
o Preservation/erilancement 

of architectural heritage 
resources. 

o PrCNide p.t>lic ·11renities 
such as pedestrian/bicycle 
spaces ard facilities, 
publicly accessible open 
space ard recreation 
areas, day care centers,. 
health clinics • 

o Other features to iir4>rove 
the physical, social, and 
econanic qualities of the 
district. 

Certain uses Wlich require 
large lard areas, are 
significant traffic 
generators, or require 
special design treatment to 
be ~tible in a general 
mixed uae settirg are 
permitted Lnder the cptional 
approach contingent on site 
plan review ard amelioration 
of neighborhood iir4>acts. 

Increases in density, height 
ard bulk if social object! ves 
ard p.t>lic facilities ard 
amenities are provided. 

Site plan review ard public 
hearing for large projects, 
with all project approvals 
hardled jointly by the DW, 
under a specific tiire limit, 
assisted by project 
facilitator. 

INFILLzoNING/LAND REGULATIONS OPTION 
TABLE 
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COMMERCIAL 

RESIDENTIA L 

EXISTING CHARACTER 

Ii COMPLEX INFILL 

! 
MAJOR 'ffi'.:JOOUGHFARE --~~-
MIXED illMMERCIAL/ 
RESIDENI'IAL 

---~RESIDEITTIAL STREE'l; 

MIXED <DMMERCIAL/ 
RES IDENI'IAL 

--~-MAJOR 'lliOIDJGiFARE 

MIXED CCMMERC IAL/ 
RES I DEITTIAL 

COMMERCIAL ffi::JNTAGE 
WI'Ili AP/\RTMENT.S 
BEHIND 

MIXED ffil-NERCIAL A'ID 
RESIDENTIAL FJU,ITAGE 

LANDSCAPE BUFFER 
BETWEEN ADJACENf 
Q)MMERCIAL />ND 
RESIDEITTI AL IJSES 

COMM£RCI AL W\LL 

HIGi RISE ALl..();IED 
IF SITED I N A CLUSTER 
WI'Ili EXISTIN:; HIGi 
RISE 1D PRESERVE MAlJKA-
MAKAI VIEi£ 

PEDESTRIAN EMPHASIS 
STREET WI'lli PLEASANT 
WALKWAYS , SITTil'G AREAS , 
PLAY AREAS A.ND 
<DMMUNITY FACILITIES 

APARI'MENIS ORI ENTED 
TO I ITTERIOR alURI'S 
AN) RESIDENTIAL 
STREET 

EXISTil'G HIGH RISE: 
OFFICE BUIWIN:; 

COMMERCIAL FR)ITTAGE, 
UPPER LEVEL OFFICES 
WI'Ill RESIDENTIAL 
BEHIND 

STREETSCAPE PND FACADE 
GUIDELINES APPLIED TO 
COMMERCIAL FR)NTAGE 
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EXISTING 
CHARACTER 

INTENT 

USES 

DEVELOPMENT 
REGULATIONS 

PROCEDURES 

MIXED USE PLANNED 
DEVELOPMENT 

A large ( grNt:e(- tMn 1 -=re) tract cl. land 
lrder single <Mlenhip wiic:h is 118Cant, 
underused, partially deYeloped, with 
existing uaes aid structures in 1-5 cl. 
substantial renc,ya,tiCJn cc _.,.idl are n:,t 
viable in their EX"esent location. 

o Perai.t rede11el~t for raajor unified 
ai.xed use de\lel(JEa!nts >tiich are located 
in prariaity to •j,:x tranaportation 
oon-idon, wier-e relationships to 
surro.ming area will not pose ·adYerse 
~s ex 9C2le, intensity ex activity, 
or conflicts in use. 

o To be selectively used for mjor 
pro ject.s wh idl are • se lf-o::ntained" in 
terms ex (XOYiding a critical 11BSs ex 
primary and ~ting uses and 
facilities for the (Xop:ised mixture ex 
uses . 

o 'Ille llixed use plamed de\lelopaent 
appcoadl is vi~ as an optional 
approadl to the general ai.xed use 
district. fee Jll"ialry urtw\ center sites 
and also oould an>lY to nev developnents 
in fringe areas of lb-,;Jlulu: 

Subject to {XOject site plan review am 
l'le9()tiation. Generally, a mix of 
residential, ~rcial, am light 
irdustrial activities would be encouraged. 
Market am econoaic studies 1"0Uld be 
required to doc\JEnt need. Perfo~ 
stardards and CXlllpiltibility ~idelines w:iuld 
govern the nlixing ex uses within the C01Plex 
ard CD!patible relationships to surranding 
areas. 

o To be neqotiated with the ow, based 
en a specific set ex district plan 
guidelines EX"epared for the an>licant 
by ow. 

o Special design study by the applicant 
to denonstrate tow the EX"Oject >OUld 
be COTpatible with the surrounding 
area, the general plan, developnent 
plan, ard other applicable policies. 

o Density tonuses ?,XWided for neeting 
specific social objectives, such as 
node rate ina:.! rousing, pi>lic 
anienities ard ccmnunity facilities, 

o Pre-application cx:inference to 
establish project. planning and 
design ~idelines 

o Site plan review by OW. 

o Public Hearing am acticn by ow 
urder a specific tiE li.Jftit. 

o All EX"Oject peraits am approvals to 
be coocdinated and processed by a 
project facilitator. 

MAJOR PROJECTS ZONING/LAND REGULATION OPTION I TABLE 
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EXISTING CHARACTER 

, 
-· -· ~ 

FUTURE CHARACTER 

II MAJOR PROJECTS 

STABCE 
RESII»ll'IAL 

MIXFD 
CX>MMEOC:IAL 
RESIDENrIAL 

MIXFD 
CXH4EICIAL 
, RESIDENrIAL 

COMMERCIAL 

RESIDENTIAL 

AND RESIDDITIAL 
USF.S 

••-' U:W RISE ~OC:IAL 
•••• MAIL 

COMMERCIAL 

RESIDENTIAL 
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ADMINISTRATIVE IMPLICATIONS 
ZONNG SPECFICATIONS 

Mixed use zoning approaches will require dlanges to the CZC am 
administrative procedures for processing zoning applications. 

Since the CZC is to be revised, the dlanges implied by mixed use 
zoning are presented here in respect to the current structure and 
organization of the CZC. 

The dloices regarding l'x>w specific or general an ordinance is 
structured should be made based on the type of problems inherent in 
the mixed use area being zoned. Simple infill can be 
straight-forward arrl fit into the present CZC structure with minor 
nodifications. '!his w::>uld entail broadening of permitted uses l.llder 
one of the existiil:J business districts {B-1 or B-2) to allow a wide 
variety of o:mnercial retail, o:mnercial service, am residential 
uses. Uses not considerErl generally compatible in a mixed use 
setting would be conditionally permitted under present corrlitional 
use procedures. Density arrl developnent regulations {height, bulk, 
setbacks, access, parking am loading, larrlscaping, etc.) would be 
specifiErl as they are now by using fixed standards. 

For canplex infill, the recorrmerrled regulatory approach is rrore 
conplicated because the environment to be zoned is llDre intricate. 
Not only is the scale am intensity greater, but the transitional 
nature of larger mixed use districts presents canpatibility issues 
between existing am future district dlaracter. 

'lb create a new general mixed use district implies several 
preparatory steps. A district plan will be required to establish 
administrative policies on urban design, transportation, public 
facilities, utilities, am physical form relationships to crljacent 
neighborhoods. 'Ihe latter addresses questions of environmental 
impact of the intensifying am dlanging dlaracter of the mixed use 
district on adjacent neighborhoods whidl are llDre stable arrl manging 
at a ITUch slower rate. 

The plan is necessary to clearly irrlicate to larrlowners am 
developers what the city's policies are for the district. 

With these p:>licies established by the plan, the zoning 
specifications can then be drafted in respect to the guidelines 
prescribed by the plan. 'Ihe mixed use zone, as proposed, soould 
provide a mixture of fixed standards for uses, density, arrl 
devleopnent regulations am a system of cptions to provide 
flexibility arrl incentives for the private sector to participate in 
mixed use develo?rent. 



'lb specify uses, the Standard Industrial Classification system sh::>uld 
be used instead of trying to generate a list of specific businesses 
to be allowed. Residential uses and supporting activities (day care 
centers, religious facilities, education, parks, clubs, etc.) can be 
enumerated. Activities \ohich require special care to achieve 
compatibility would be addressed under the optional zoning approach. 
Examples of these activities include entertainment facilities, large 
retail establishments which generate significant cust~r traffic 
(vehicular and pedestrian), auto-related uses, and light irrlustrial 
or warehousing activities. It would be the responsibility of the 
applicant to dem::>nstrate compatibility as well as rreeting perfonnance 
standards already in the czc. 
Densities would be established as fixed standards based on the 
district plan. An optional schedule of density bonuses would be 
provided contingent on rreeting specified social objectives. 'lhese 
include housing and amenities such as carmunity facilities, parks, 
and cpen space. 

Developnent regulations would also be fixed standards based on the 
district plan with options available for height, bulk, setback, and 
other standards if the q:>tional process is used. 

For major projects, the planned development mixed use approach 
entails adding a new provision to the CZC, paralleling the existing 
planned development-housing technique. It can be applied in several 
situations: 

1. For large-scale projects within a general mixed use district 

2. For large-scale projects outside of mixed use zones but 
within an existing urban neighborhood 

3. For large-scale projects as part of new developments or 
within existing suburban carnnunities. 

Planned development for mixed use provides the TOC>St flexible means of 
regulating large scale projects. It would be based on specifications 
of city policy for the subject location in regard to urban design, 
transportation, µiblic facilities, utilities, and relationships to 
its environmental context. 

Guidelines for uses, density, and developrrent regulations could be 
approached in various ways. For use, general rules for canpatibility 
arrl perfonnance standards can be a part of the ordinance, with the 
applicant dem::>nstrating how these are satisfied through project 
design. Density can be based on the underlying zoning or by q:>tional 
schedules. In sorre cases, it may be necessary for the city to pull 
together a set of p:,licy guidelines for the project based on 
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existing arrl projected planning oocumants arrl studies. 'lllese \\Oulid 
include the general plan, development plan, urban design plan, arrl 
public facility arrl utility plans. 

ADMNISTRATIVE PROCEDURES 

As a general rule, tow straight-forward or cxxnplex the crlministrative 
approadl is depends on the complexity of the environment within which 
a mixed use project is located. 'Ille full range, fran automatic to 
contingent processing arrl approval systems have been recanmended. 

Philosophically, either errl of the scale can l:::e rationalized. For 
the regulator, the rrore fixed the standards arrl automatic the 
processing, the easier it is to crlminister. Even ro, professional 
judgement still must l:::e exercised to interpret the rules. There will 
always l:::e applications which raise issues not spelled out in the 
regulations. Contingent arrl discretionary regulations imply rrore 
interpretation arrl professional judgement, arrl therefore nore time 
arrl effort spent in processing an application. 

For the applicant, either straight-forward or discretionary rules can 
\tK>rk to his or her advantage. In all cases, consistency in applying 
the rules arrl prudent judgements are required by all p:irties. M:Jst 
irrportant, the carmunity needs to knCM what the rules are arrl hCM 
they will l:::e applied. 

Sirrple infill procedures follow present practices for zoning 
districts in the CZC. Canplex infill arrl major projects introduce 
negotiation procedures to encourage quality design arrl flexibility in 
meeting the stated intent for mixed use districts arrl locations where 
large scale mified projects might occur. 

Site plan review is desirable for large projects in a mixed use 
district in order to provide room for creative developrcent approaches 
to happen. Since this is a form of design review, it raises 
questions about fairness arrl arbitrary cpinions. ¾ho is rerrlering a 
design review opinion often clouds the potential l:::enefits derived 
fran a fairly crlministered design review process. Several cptions 
for structuring the process should l:::e considered. 

1. An crlvisory cxxnmittee to the DID with decision-making 
authority resting with the Director of DW. 

2. A review l:x>ard within DID canposed of key personnel, 
advisory to the Director of DID. 

3. A review l:x>ard separate fran DID canposed of key department 
heads who can bring expertise to the decision making process. 



4. An irrlependent review l::x:>ard can:EX)sed of a cross section of 
professionals arrl lay positions, advisory to the Director of 
DliJ. 

The purview of review should be clearly defined. It srould relate to 
the satisfaction of stated city :EX)licy contained in the district plan 
and other other applicable statements of IX)licy. It srould not 
debate the quality of architectural design. '!he outcolTI:! of 
deliberations should be issuing a "certificate of appropriateness" 
regarding satisfaction of city :EX)licy. 

For projects proceeding tmder the q>tions approach within a mixed use 
district, both site plan review arrl a public hearin:J should be part 
of the negotiation process. 'Ibis provides the q>:EX)rtunity for 
affected parties to raise issues whidl have been overlooked or not 
fully res:EX)nded to, and for the crlministrators and applicant to 
better the quality of the subject proposal. 

The cnnbination of site plan review and a public hearin:J may also 
assist the planned development mixed use process. In all cases where 
a proposal is large or canplex in nature, this procedure may be 
desirable. 

The review procedures rrust proceed in a timely fashion. 'Ibis 
requires a combination of techniques to "streamline" the process. 

1. A facilitator/expenditor be assigned by DliJ to canplex infill 
or major projects. 'Ibis places res:EX)nsibility for strooth 
processing with one bJdy which can provide continuity, 
unsnarl breakdowns in corrmunication, arrl provide liasion 
between all parties involved. 

2. A fast-trackin:J approadl be applied in schedulin:J the review 
and approval process. 'Ibis will ensure that procedures 
internal to reviewin:J agencies will be scheduled arrl executed 
expeditiously. External review and approval steps w:::>uld be 
combined where feasible to limit the number of public 
hearings and other external steps in the process. 

3. Specific tilTI:! limits be set for eadl stage of the review and 
approval process. 

4. A pre-application conference be required for larger canplex 
infill projects or planned developrrent projects. 'Ibis will 
establish the crlministrative guidelines and zonin:J 
regulations whidl are to be responded to by the applicant. 
It will also establish the parameters for negotiation and 
available options whidl can be pursued·. A review and 
approval time schedule should also be drafted at this time. 
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'!he impact on staff workload is difficult to estimate. At least one 
new plan requirement has been suggested for general mixed use 
districts. '!his should be a staff function \<tlich pulls together city 
policy in a form whidl will save time arrl energy in administering 
mixed use zoning. 

The folowing recorrurerrlations crldress zoning for mixed use as p:i.rt of 
the Comprehensive Zoning Code: 

1. '!he location of mixed use areas should be considered islarrl-wide 
with location determined through a neighborhood design process 
for the primary urban center, arrl as p:i.rt of the development plan 
inplementation process for areas outside of Honolulu. 

2. Multiple zoning approaches slx>uld be oonsidered to crldress the 
oonstraints arrl opportunities presented by the varying scales at 
which mixed use occurs. 'Ihree prototypical scales with a zoning 
approadl for eadl are defined below: 

a. Simple Infill 

Modifying existing business districts to allow mixed uses rray 
be all that is necessary to handle situations of exclusively 
low-rise mixed use activity. M::x'lifications would need to be 
made to the present CZC regulations to create a low-density 
business residential zoning district \<tlich ~rmits small 
business arrl residential uses to be mixed or intermingled by 
right or oonditionally. Development regulations would need 
to be revised to address buffering between adjacent mixed 
uses on small lots, p:i.rking arrl access, streetscape, arrl 
architectural style. 

b. Canplex Infill 

A General Mixed Use District soould be created in order to 
address the rrore complex situations of mixed use whidl will 
occur CNer a broad area. '!he new zoning district(s) should 
provide clearly defined development guidelines based on a 
detailed district plan, arrl prCNide flexibility in zoning 
regulations for use mixtures, density, arrl devleopment 
regulations. 

c. Major Projects 

A "Planned Development, Mixed Use" district slx>uld be 
provided to address large-scale, unified projects whidl could 
be located within or outside of a general mixed use district. 
'!his technique would provide a flexible zoning approadl which 



can crldress the tmique qualities of najor projects through a 
negotiation process between all affected parties. 

3. '!he three approaches should be integral parts of the 
Comprehensive Zoning Ordinance, as opposed to an overlay or 
special district. In this way, the understarrling of regulatory 
options for mixed use will be straightforward arrl avoid the 
canplexities of "special districts". 

4. Administrative procedures need to be related to the three 
prototypical classes of mixed use development. A multi-tier 
administrative approval system should be utilized, as follows: 

o For sirrq;:>le infill cases, arrl 01Ter-the-counter appr01Tal process 
is all that is required, unless a conditional use is 
requested. 

o For cnnplex infill, b::>th O\Ter-the-counter arrl a design review 
approval system would be necessary, with the latter applied to 
large arrl cnnplex mixed use projects. 

o For najor projects, a design review arrl negotiation process is 
suggested. 

Processing zoning applications for mixed use need to be 
streamlined to provide reasonable review periods, specific 
design review rules on roles arrl responsibilities, arrl a 
specific trade-off process for negotiation. 'lb adlieve these, 
the following are recomrnerrled: 

a. A zoning expeditor/facilitator be assigned to canplex 
projects located in general mixed use districts or for 
major projects processed as mixed use planned 
developments. 

b. A critical path processing schedule be developed for 
eadl complex or major project. 

c. Specific design review criteria be established either 
through a detailed "General Mixed Use District Plan" or 
by the DW staff for projects outside of mixed use 
districts. 

d. Trade-offs, such as density b::>nuses for accanplishrnent 
of social objectives, be clearly stated in regard to 
the arrount of b::>nus arrl the cptions available W'lich 
meet social objectives. 
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APPENDIX A COMPATIBILITY FACTORS APPLYING TO MIXED USE 

'!he following is a list of canpatibility factors whidl need to be 
addressed in oome form when zoning for mixed larrl uses. Under each 
factor, a sample standard is provided, arrl sudl additional canments 
as necessary. 

A. PERFORMANCE STANDARDS 

The basic rule of thunt> for performa.nce starrlards is that the 
offensive element not be readily detectable by an impartial 
observer standing at the property line, arrl using no instruments. 
'!his rule applies generally below, except for smoke emissions. 

1. NOISE 

In cararercial or cnnmercial-residential areas, noise levels 
shall be kept below 60 decibels at the property· line between 
the h::>urs of 7 a.m. arrl 10 p.m., arrl 50 decibels at other 
times. Exceptions are permitted for intermittent noises 
above this level, for construction arrl demolition w::>rk, arrl 
for other activities as provided by special permit. {State 
Health Department regulations) 

Article 2-C of the Comprehensive Zoning Code provides rrore 
canplex regulations, with different decibel limits for oounds 
of different frequencies. '!he special instruments required 
to enforce these regulations, h::>wever, are not presently on 
hand. 

2. VIBRATIOO 

All cararercial arrl iooustrial activities shall be cperated s::> 
as not to generate grourrl vibration that can readily be 
detected for rrore than three minutes in any one h::>ur by an 
impartial observer standing at the property line, arrl using 
no instruments. In crldition, vibrations producing an 
acceleration of more than O.1g on any structure are 
prohibited. (Bloomington, Minnesota zoning code) 

Article 2-C of the Comprehensive Zoning Code provides rrore 
canplex regulations, with different displacement limits for 
vibrations of different frequencies. '!he special instruments 
required to enforce these regulations, mwever, are not 
presently on hand. 



3. GIARE 

No cperation or activity shall cause glare in excess of 0.5 
footcandles in any adjacent area. Lighting shall be arranged 
so as oot to shine directly on any residential zone. Direct 
of reflected glare fran combustion or welding shall not be 
permitted. (Hawaii canmunity Development Authority reports 
on Kaka'ako) 

Buildings with reflective glass surfaces shall be designed 
arrl oriented so as to minimize the impingement of reflected 
glare arrl heat on adjacent property. 

4. ELECTRICAL DIS'IURBANCE 

It> a::rrarercial or irrlustrial activity shall be cperated so as 
to cause an electrical disturbance adversely affecting the 
operation of any equipment on any other lot. 

5. ENVI~AL MCOIFICATIOO 

It> cperation or activity shall be permitted to emit continual 
heat or htnnidity beyorrl the property line. In addition, the 
anount of i;aved arrl 1.mshaded surfaces soould be minimized oo 
as to reduce the ambient temperature in pedestrian-oriented 
areas. 

6. 'IOXIC CR IDXIOOS Ml\TTER 

No cperation or activity shall emit across its boundary line 
any toxic or noxious matter in excess of 10% of the maximum 
concentration permitted for exp::>sure by irrlustrial 1,,0rkers. 
(Dallas, Texas zoning code) 

7. SMOKE 

No new canf!ercial or irrlustrial activity shall emit S1TOke 
darker than 20% opacity for rrore than six minutes out of 
every oour. It> existing a::rrarercial or irrlustrial activity 
shall emit srroke darker than 40% oi;acity for rrore than six 
minutes out of every oour. (State Health Department 
regulations) 

8. DUST 

All cperations arrl activities shall take reasonable 
precautions to prevent dust fran becoming airborne, such as 
asphalting i;arking areas arrl private lanes, applying water or 
other chemicals as needed during derrolition or site vK)rk, and 
installing dust control devices W1enever dust is a 
significant byproduct of any indoor operation. 
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9. OOORS 

No emissions of objectionable odors \.\hich exceed the "odor 
threshold" concentration as defined by the AS'IM shall re 
permitted reyond the property line. (Hawaii Comnunity 
Developnent Authority reports on Kaka'ako) 

Refuse rontainers shall re enclosed, arrl restaurant exhaust 
openings shall re diverted or equipped with p:,llution control 
devices, S::> that oormal pedestrian access rorridors are free 
of detectable odors. 

10. AIR IDLWTANTS 

The emission of air rontaminants arrl particulate matter is 
controlled at the point of emission by various state arrl 
federal _ regulations. 

11 • FIRE AND EXPLOSIVES 

City wilding codes apply. 

12. SANITATICN AND WASTEWATER 

State Health Departrrent regulations apply. 

13. VISUAL NUISANCE 

All irrlustrial processes arrl cararercial repair w:>rk shall be 
performed only within a fully enlosed structure. In 
addition, any q;>en storage of auto parts, scrap or wilding 
materials for resale, or goc:xjs at wholesale shall re totally 
screened fran pedestrians arrl fran nearby residential 
activity. 

Flashing signs arrl highly-illuminated rroving signs slx>uld oot 
re permitted within 25' of a residential dwelling other than 
an accessory dwelling, except for public road signs arrl 
signals. (Oakland, California zoning code) 

14. OlliER OPERATICNAL ruISANCES 

Limitations may re necessary on the h:>urs during which refuse 
collection, cormnercial a private landscaping, public 
gatherings arrl private parties rnay re corrlucted. 

B. IMPACT STANmROO 



1. ACCESSIBILITY 

Curb ruts should be restricted along najor thoroughfares, in 
order to reduce traffic congestion. Thus, facilities needing 
frequent rurb ruts (single-family h::xnes, townhouses, garden 
apartmants, etc.) should generally be located on 
residentially oriented streets. 'lbus also, activities 
generating significant ·vehicular traffic should be located on 
other than residentially oriented streets. 

2. VEHICUIAR CIRCULATION 

Designated truck routes or service lanes should be provided 
in areas where there is s.ubstantial commercial or industrial 
activity. Ebusing should be restricted along these routes, 
except for accessory or nonconfonning housing, arrl except for 
housing above the fourth floor. ~ere trucks nust use 
residentially oriented streets, off-street loading areas 
should be of crlequate size for truck naneuvering roan. 
Canpetition between residential arrl cornmercial traffic should 
be minimized, b::>th on-street arrl off-street. 

3. PEDESTRIAN CIRCULATION 

A safe distance should be naintained between normal 
pedestrian routes arrl lanes of traffic, open bay -workshcps, 
arrl loading areas. Pedestrian walkways should be large 
enough to avoid congestion under normal cira.tmStances. 

4 • LCNHN:; 

All loading areas should be off-street, except in the case of 
convenience stores with less than 2,000 square feet of floor 
space. On-street loading should be limited to service lanes 
arrl to streets with parking on both sides of the street. 
loading areas should in general either be enclosed within a 
building, or be located at the rear or side of the building, 
aoo screened from public view at the street level. 

'lbe Comprehensive Zoning Code contains detailed loading 
requirements for each zoing district, \\hich presumably can be 
Irodified for mixed use districts. 

5. SERVICIN:; 

All garbage oollection p:)ints should be screened. Service 
areas should be located at the rear of the lot when service 
lanes are provided. Buildings Oller four stories soould have 
enclosed service areas. 
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6. PRIVACY 

Screening should be provided for ground-fl(X)r residences 
located along major thoroughfares, truck routes, or service 
lanes. Accessory residential activities should be oriented 
so as not to mix with business activities. For all 
residential buildings, interior arrl exterior design elements 
maximizing privacy should be provided. 

7. SECURITY 

When nulti-family dwellings are integrated with other uses, 
pedestrian access areas for the residents should be 
independent from other uses arrl should be designed oo as to 
enhance the privacy of residents and guests. Separate and 
secured ~rking rray also be called for ( including guest 
parking). 

8. SAFETY 

Equipment involving hazards to the public should be located 
in locked roans or buildings, or underground. Electrical 
lines arrl substations soould be located underground. All 
fixed medlanical equipnent should be located in a fenced-off 
area, arrl screened from view. 

C. DEVELOPMENr STANIWID3 

1 • SITE CESIGN 

The protection of view corridors, :i;,rovision of landscaped 
areas, creation of visual variety, and prevention of visual 
nuisances all are important in areas 'I.here residential 
activity occurs. 

2. STREETSCAPE 

The creation of streets with different purposes (major 
thoroughfares, residentially oriented streets, truck routes, 
service lanes) means that different urban design guidelines 
need to be utilized for each of the different types of 
streetscape. Pedestrian scale arrl microclimatic conditions 
should be given careful attention, as should landscapi03 in 
iooustrial areas, arrl the placement arrl orientation of 
high-rise towers (including setbacks fran the street). 

3. NEIGHBORHOOD CHARACTER 

Neighborhoods with a distinct character can be rraintained or 
created through a district planning process attadled to a 
mixed use zoning system, or through special design district 
regulations. 



4. VERI'ICAL IOCATIOO CF IBES 

Uses requiring frequent access by large trucks ( such as 
industrial am major carrrercial uses) should be located on 
ground-floor or basement levels, unless truck ramps or 
freight elevators are specifically provided. 

Uses· requiring high visibility or frequent pedestrian access 
(public offices, schools, street-oriented offices am stores) 
should be located on the lower floors of the b.Jilding. 

Residential units designed for families with small children 
should be located within sight am s::>und of play areas. 

Uses not requiring frequent pedestrian access (apart:Jrents, 
novie theaters, . furniture stores) should be located on other 
than street or mall levels, with entrances, a:lvertising, and 
displays :EX)SSibly located at the street or nall levels. 

5. HORI ZOOTAL LCX:ATIOO CF USES 

Industrial activities requiring frequent access by large 
vehicles should not be mingled with facilities creating 
substantial residential am rosiness traffic -(both vehicular 
am pedestrian). 

Camrercial enterprises offering regularly used services to 
residential areas should be !coated close to or within areas 
of residential ooncentration. 

6. INl'ENSI'IY CF DEVELOPMENT 

'!he cnmpatibility of rrost uses depems on the intensity at 
whidl adjacent uses are conducted. 'lhus, standards are 
needed which take into account roth the OJerall intensity of 
a neighborhood or project an:1 the local intensity of 
individual a:ljacent activities. Higher intensities are 
usually appropriate for large-scale mixed use projects and 
for areas within the central urban core. 

7. BUFFERS 

A buffer canposed of lamscaped q>en space sh::>uld be 
required when industrial am services uses abut residences. 

A buffer is required between b.Jildings which have q>:EX)sing 
balconies or winda-1 openings. 

8. SCREENS 

A 6' high s::>lid fence, earthen berm, or screen of greenery is 
required at the lot line when a service station, isolated 
restaurant, or parking lot abuts a lot occupied by a 
residential building. 
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9. IANOOC'APIN:i 

All private q,en space shall be larrlscaped arrl naintenance 
provided for. 



APPENDIX B MIXED USE DISTRICTS FOR MONTGOMERY COlMTY, MARYLAND 

Sec. 59-51.:l. CBU-1 zone--Cenlral business district, 1.0. 

(a) flltenl a.11<[ 71,1.rpn.se.~. The CRD-1 zone is intended for 
land which is within the rounty's central business districts 
and is not recommended by approved and adopted master 
plans for other densities and intensitie:i because of its location 
in relationship to the core or periphery of such business dis-
tricts, or because of its relationship to the total plan of cie-
velopment including- the availability or adequacy of public 
facilities or compatibility with adjacent land uses. The CBD-1 
zone is also intended to be used as the zone of highest density 
and intensity in those central business districts where higher 
densities and intensities permitted in the CBD-2 and CBD-3 
zones are inappropriate. In all cases, the CBD-1 zone is in-
tended for use only on that land recommended for it by an 
approved and adopted master plan. The zone contains a stan-
dard method of development and an optional method of de-
velopment. The standard method of development permits a 
range of uses at a density compatible with the standards im-
posed. The optional method of development will produce cer-
tain public facilities and amenities ordinarily not possible to 
obtain in the standard method and this will permit the cre-
ation of an em·ironment capable of supporting greater den-
sity and intensities of use than those permitted in the stan-
dard method of development. 

The CBD-1 zone is designed to accomplish the following 
purposes: 

(1) To encourage development in accordance with an 
ado_pted and_ approved master and sector plan by permitting 
ar'. rncrease m density and intensity where it is in conformity 
wrth the sector plan and the site plan is approved on review 
by the planning board. 
. (2) To promote the effective use of any transit facilities 
m the area and pedestrian access thereto. 

(3) To promote improved pedestrian and vehicular cir-
culation. 

(4) To promote land assembly and the most desirable 
use of land in accordance with a sector plan. 

(5) To permit a flexible response of development to the 
market as well as to provide incentives for a variety of land 
uses and activities in central business districts to meet the 
needs and r·equirements of workers, shoppers and residents. 

(6) To develop adequate residential areas for people 
from a range of different incomes. 

(7) To encourage designs which produce a desirable re-
lation~hip between the individual building;; in the central busi-
ness district, between the buildings and the circulation 8YS-

tem, and between the central business district and adjacent 
areas. 

(8) To foster and promote the orderly development of 
the central busine~:; districts of the county so as to complement 
the land uses in areas surrounding these districts as well as 
provide land uses al an intensity and density which will en-
courage small busi ness enterprises and diverse living accom-
modations. 

(9) To provide a density and intensity of development 
which will be harmonious with adjacent land uses outside of 
the central business area. 

(b) Location. No land shall be classified in the CBD-1 zone 
except as recommended on an approwd and adopted master 
plan. 

(c) Use11. 
(1) USES PERMITTED. No building, structure or land shall 

be used and no building or structure shall hereafter be erected, 
structurally altered, enlarged or maintained, except for one 
or more of the following uses: 

METHOD OF DEVELOPMENT 
Stanaa.rd 

ACCESSORY USES X 
FURNITURE& UPHOLSTERY 

REPAIR X 
INSTITUTION AL: 

Child care (child day care) X 
Church or other place of worship X 
Educational institution, private 
Hospital 
Nursing home 
Library, museum & similar institu-

tion of noncommercial nature X 
Housing for the elderly 

LABORATORIES X 
OFFICES, PROFESSIONAL &: 

BUSINESS & CLINICAL 
PUBLIC SERVICES: 

Firehouses & rescue squads 
Taxi stand (but not including stor-

age while not in use) & delivery 
service 

Publicly owned & operated building 
& uses, including community 
buildings and public parks, play-
grounds and other recreational 
areas 

RAILROADS & PIPELINES 

RECREATIONAL: 
Theaters & cinemas (indoor &: 

legitimate) or billiard parlor 
Bowling alley 
Private clubs 

X 

X 

X 

X 

X 

X 
X 
X 

Optio·nal 
X 

X 

X 
X 
X 
X 
X 

X 
X 

X 

X 

X 

X 

X 
X 

X 
X 
X 
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§ 69-51.3 M0NTG0!'-11::RY COUNTY, :MARYLAND § 59-51.3 

Standard 071tim1al 

Commercial or noncommercial 
health or recreational clubs X X 

Swimming pool, private as an ac-
cessory use X X 

RESIDENTIAL: 
Dwelling, any type except hoteh 

and motels X X 
RETAIL SALES AND SERVICES: 

Food and drug stores: 
Food or beverage stores X X 
Drug stores X X 
Eating & drinking places (not 

including drive-ins) X X 
Home furnishings, etc.: 

Hardware store, paint & wall-
paper·; decorator shops X X 

Furniture store & appliance 
stores X 

Miscellaneous sales & service: 
Medical or dental_ laboratory X X 
Photographic studio X X 
Electric repair X X 
Radio & television repair X X 
Printing & publishing shop ex-

cluding major printing estab-
lishments using heavy-duty 
equipment, such as newspaper 
printing plants X 

Duplicating services X 
Automobile & boat sales, indoors X 
Automobile parking garage, 

group or public X 
Personal service: 

Barber shop or beauty parlor X X 
Dry cleaning pick-up station 

(may include pressing) X X 
Laundry, pick-up station X X 
Laundry, self-service X X 
Tailor or dressmaking shop X X 
Shoe or hat repair X X 
Clothing, shoe & dry goods stores X X 

Specialty shops such as but not 
limited to: 

Florist X X 
Book store or ncwsi;tand X X 
Antique!\ or gift shop X X 
Camera shop X X 
Millinery shop X X 
Art supply shop X X 
China or crystal X X 
Stationery or office in1pplics X X 
Bank or financial ini;titution X X 
Department or variety store X 

(2) Sn:<.:IAL 1-:XCEl'TI0NS. The following uses may be per-
mittt>d only under the optional form of clc\'elopment as Hpecial 
exception~ in accordance with the proviHions of article VI of 
this chapter: 

CONVENTION AND CIVIC CEN-
TERS 

DRIVE-IN IU:STAURANTS 
HOTEL OR MOTEL 
PUBLIC SEHVICES: 

Public utilities 
Bus terminals 

RADIO TOWERS 
RETAIL SALES AND SERVICES: 

Automotive sales & service: 
Automobile filling station 
Automobile repair & service (in-

cludes car wash) 

Miscellaneous sales & service: 
Pel shop 
Veterinary hospital & clinic 
Funeral parlor 

(d) Pa1·king. Parking shall be provided in accordance with 
sections 59-65 through 59-79. 

(e) Standanl method of development. 
(1) DENSITY OF DEVELOPMENT. The following maximum 

densities shall be permitted: 
a. NONRESIDENTIAL USES AND TRANSIENT 

LODGING: Floor area ratio of 1.0. 
b. RESIDENTIAL USES: Forty-three dwelling units 

per acre. 
(2) AREA REQUIREMENTS. No minimum area required . 
(3) BUILDING Ht:IGIIT LIMIT. No structure or building 

shall exceed sixty feet in height, except, that where a lot or 
parcel upon which structure or building is located is adjoining 
or directly across a street or road from land which is recom-
menclecl for or developed in the R-:lO zone or a less dense zon-
ing dassification, then the maximum hcil!ht shall be thirty-
five. feet plus an additional ei~ht feet for nonhabitable struc-
tures. 

(4) LOT COVERAGE. No more than seventy-five percent of 
the net lot area may be covered by builclin~s or accessory 
structures. 

(5) GREEN AREA. Not less than ten percent of the n_et lot 
area of any lot shall be devoted to green area. 

(6) SETIIACKS. Setbacks shall be provided in accordance 
with the following provi8ions: 

a. No building or structure shall be located beyond the 
right-of-way line established by the approved and adopted 
master plan of hil!hways. In a,lrlition, any buil,ling or struc-
ture which exceed,; thirty feel in height shall ha,·e a setback 
from the right-of-way line, as eHlablished on the adopted 
master plan of highways, of one foot for each six feet by 
which the building or slnaclure exl'eecl,i thirty feel in height. 



b. No building shall encroach on any land designated 
on an ap11roved and adopted master plan fo1· public pathways, 
walkswayll or siclewalks. 

c. Any buildings or stnu·tures located within a central 
business district zone which adjoin a zone located outside the 
central business district boundary shall have a setback from 
each lot line which adjoin!! such zone equal to that required 
in the adjoining zone as shown on an approved and adopted 
master plan. 

d. Any builclings or structures locatecl within the 
boundaries of a central business clistrict which adjoin a resi-
dential building or an area recommended by an approved and 
adopted secto1· plan for residential use, which building or use 
is also located within the boundaries of ·a central business dis-
trict, shall have a setback from the lot lines adjoining such 
residential building or use of fifteen feet plus an additional 
setback of one foot for every two feet by which the building 
or structure exceeds thirty feet in height. 

e. Any nonresidential buildings or structures within 
the boundaries of a central business district which adjoin a 
nonrei<idential use or building or area recommended by an 
approved and adopted sector plan for nonresidential use, 
which building or use is also located within the boundaries of 
the central business district, shall have a setback from the lot 
lines adjoining such nonresidential building or use of fifteen 
feet. 

f. Within a single lot the distance between any two 
buildings shall be not less than twice the setback required 
by the above i;ubsections pertaining to the setback of non-
residential buildings or structures from lot lines adjoining 
other nonresidential buildings and the setback from lot lines 
of any builcling or structure from a residential building. 

g. No side or rear ya1·d setback shall be required for 
any building located within a central business district which 
adjoins any other building within a central business district, 
if the proposed building has no windows or apertures facing 
the side or rear lot line which provide light, access or ventila-
tion to a habitable space, otherwise the above provisions re-
garding setbacks shall apply. 

h. All setbacks 1·cquired by this subsection shall be 
maintained as green area. 

(f) Optional method of development. Development under 
the optional method of development is available by application 
to the planning board in accordance with the provisions of 
this subsection. The following provision shall apply to all 
development under the optional methocl of development: 

( 1) DEVELOPMENT STANDARDS FOR THE OPTIONAL METIi OD 
OF DEVELOPMENT. 

a. AREA REQUIREMENTS. The minimum lot size 
for any development under these provisions shall be twenty-
two thousancl square feet. Such land and development shall be 
under a single ownership or unified control. 

b. DENSITY. The planning board may permit clcnsi-
tics up to the following, or such lesser densities as are recom-
mended by the sector plan: 

1. Nonresidential uses and transient lodging: Floor 
area ratio 2. 

l. Residential uses: One hundred twenty-five clwcll-
ing units per acre. 

3. Mixed use : Where residential and nonresidential 
uses arc contained in the same development and at least eighty 
percent of the gross floor area is devoted to residential use, a 
floor area ratio of 3.0; providing, that the number of dwelling 
units permitted shall not exceed one hundred twenty-five 
dwelling units per acre. In any mixed use development con-
taining less than eighty percent residential, a floor area ratio 
of 2.0. 

c. HEIGHT LI.MIT. No development shall exceed a 
height of sixty feet, except, that the planning board in site 
plan approval may permit up to a maximum of ninety feet 
where such additional height will not adversely affect sur-
rounding properties. 

d. AMENITY SPACE. A development shall devote a 
minimum of twenty percent of its net lot area to amenity 
space. 

(2) PROCEDllltES FOR APl'LICATION AND Al'l'R0VAL. Appli-
cation ancl approval for the optional method of development 
shall be governed by the provision of section 59-:..:i .2. 

(3) Dt:TAILED SITE PLANS. Detailed site plans shall be 
submitted in.accordance with the provisions of section 59-31.3. 

(g) Nonconforming structures. Any buildings, structures 
or uses which were begun within te~ years preceding the ef-
fective date of adoption of this chapter, shall not be regarded 
as a nonconforming use and may be continued, structurally 
altered, repaired or enlarged so long as it remains an other-
wise lawful use as previously allowed. 

Any buildings, structures or uses which become nonconform-
ing upon reclassification of property to this CBD zone shall not 
be subject to the provisions of sections 59-187, 58-188 and 59-
189 for a period of seven years thereafter. 

(h) Subsequent constntction. Construction pursuant to a 
building permit valiclly issued and subsisting at the time of 
reclassification to CBD-1 of the property to which it applies 
shall be permitted, provi.dcd all necessary excavation and piers 
and/or footings of one or more builclings covered by the per-
mit arc completed not more than six months subsequent to 
such reclassification. Structures and buildings so constructed 
shall be considered nonconforming but shall not be subject to 
the provisio

0

ns of sections 59-187, 59-188 and 59-189 for a 
period of seven years from the time of said reclassification. 
(Ord. No. 7-45.) 
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APPENDIX C H=1.L DESIGN PROPOSAL FOR POR~. OREGON 

Fig. 4.1 
Transition between Residential Densities 

· The transition from new higher density housing to 
existing single-fam,1y neighborhoods can be eased by 

· stepping down new construction in scale. To rein-
force the LRT corridor, transit-oriented neighbor-
hood retail can be provided along the transit line 
at ground level wiih a second level of offices and 
housing above. Vehicular access to new develop-
ment should be provided to the rear of units front• 
ing the LRT. Exclusive pedestrianways can provide 
access to the LR T and other activities from mid-
block. The actual interface between new and cist-
ing smits can happen to the "rear" alcng an alley · 

· providing access to mid-block parking for both. 



Fig. 4.2 
Transition between Residential Densities 

• The "transition between new higher density resi-
dential tmd existing single-family homes can be pro-
vided across local at:cess roads if the facade of new 
construction facing the street is limited in height 
to two stories. New residential units should be pro-
vided with separate off-street parking, accessed by 
service roads to the rear. 
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Fig. 4.3 
Tr;ansition between Residential Densities 

To reinforce the ~ontinuity of the LRT corridor, 
vehicular access to new development should be 
from the rear of units fronting the line. Similarly, 
local access roads to existing neighborhoods should 
be tenninated before conmcting with the -transit-
way. However, pedestrian access to the LRT and 
other activities can be provided from cul-de-sacs 
via new exclusive pedestrian easements. These same 
pathways, with appropriate landscaping, can help 
buffer existing lower density areas from new higher 
density ones. 



Fig. 4.4. 
Transition between Residcnti.a.l Densities 

The actual interface between new medium-density 
and existing low-density residences can simply back 
private rear yards against each other, with fences and 
dense planting activity to buffer the two. 
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APPENDIX D PROPOSED NEIGHBORHOOD ~ING DISTRICT FOR AUSTIN, TEXAS 

2800 COMBINING DIST111CTS 

2805 NC Neighborhood Cooservotion Combining District 

2806 Purposes 

The NC Neighborhood Conservation Combining District is intended for older areas 
or districts possessing distinctive features, identity, or character worthy of 
retention and enhancement. 

2807 Area Requirements 

Each NC Combining District shall include a minimum contiguous area of five 
acres, including intervening streets and alleys, and shall contain at least three 
separate parcels. 

2808 Application for Designation 

a. A majority of the lot owners in on area meeting the area requirements of 
Section 2807 and one or more of the criteria of Section 2809(c) may file on 
application with the Commission for the designation of the area as on NC 
Neighborhood Conservation Combining District. The application may include 
lots within one or more base zoni<)g districts. 

b. The application shall include the following: 

I. A statement of purpose. 

2. ' A mop indicating the boundaries of the proposed NC Neighborhood 
Conservation Combining District and the base district(s) contained within 
the proposed NC District. 

3. A Neighborhood Conservation Plan consisting of o map and such other 
textual and graphic material as may be necessary indicating land uses, 
building types and designs, site development requirements, signing, 
circulation, off-street perking, ond modifications in base district 
regulations. 

2809 Adoption of District 

a. The Commission shall hold a hearing on the application as provided in 
Section 6500. Following the hearing, the Commission may approve the 
Ne ighborhood Conservation Pion if it implements the purposes for which 
designation of the NC District is proposed, ond shall transmit the application 
and the approved plan to the Council. 

b. The Council shall hold a hearing as provided by Section 6500 on any 
application and plan transmitted to it by the Commission. 

c. Following the hearing, the Council may adopt an NC Neighborhood 
Conservation Combining District for the area described in the opplicotion if 
the area meets one or more of the following criteria: 
I. Distinctive building features, such as period of construction, style, size, 

scale, rhythm, moss, color, and material. 

2. Distinctive features or articles associated with the slreetscope, such as 
light fixtures and devices, signs, benches, curb markers, kiosks, and 
bollards. 

3. Distinctive site planning and natural features, such as lot platting, street 
layout, setbacks, alleyways, sidewalks, creekbeds, porks, and gardens. 

4. Distinctive land uses or land use patterns, such as mixed or unique uses 
or octivites, not permitted by base district regulations without 
modification. 

d. The Council shall adopt each Neighborhood Conservation Combining District 
by ordinance pursuant to Section 6500. The adopting ordinance shall include a 
reference to the approved neighborhood conservation pion for the district, a 
statement of purposes, and a list of the modifications to the base district 
regulations. 

e. Each NC Neighborhood Conservation Combining District shall be shown on 
the Zoning Mop, identified sequentially by order of enactment and referenced 
to the enacting ordinance. 

2810 Building Permits 

Building permits approved in an NC Neighborhood conservation Combining District 
shall be consistent with the adopted NC District ordinance and the approved 
Neighborhood Conservation Plan. 



APPENDIX E PROPOSED SPECIAL DISTRICT CREATION SYSTEM FOR ST. LOUIS COl.MY, MISSOlAI 

1003.157 "MXD" Mixed Use Development District 

1. Scope of Provisions 

This section contains the regulations for the Mixed Use Uevelopment 
District. These regulations are supplemented and qualified by additional 
general regulations appearing elsewhere in this O"lapter wnich are 
incorporated as part of this section by reference. 

2. Statement of lntent 

The intent of this section is to establish a zoning classification which 
permits developments including a mixture of residential, commercial, 
industrial, cultural, and institutional uses in a single structure or 
multiple structures. It is the purpose of these regulations to encourage a 
diversification of uses in unified projects located in proximity to maJor 
roadways and intersections and through the interrelationship of uses and 
structures to promote innovative ana energy conscious design, efficient 
and effective circulation systems, a variety of housing types, and to 
encourage the conservation of lana resources, minimization of auto travel, 
and the location of employment and retail centers in proximity to higher 
density housing. · 

3. Permitted Land uses and Developments 

Permitted land uses and developments shall be established in the 
conditions of the orainance governing the particular tvtixea use Development 
District; specific uses may include uses designated as Permitted 
Accessory, or Conditional Uses in any of the "R" Resiaence, "C" 
Commercial, or "M" Industrial Districts. Each Mixed Use Development 
District shall include a minimum of twenty (20) percent of the total gross 
floor area in residential uses, twenty (20) percent of the total gross 
floor area in retail commercial uses, and twenty (20) percent of the LOtal 
gross floor area in office or industrial uses. Gross floor area used for 
parking shall not be included in the above calculations. Gross floor area 
of hotels may be used for up to fifty (50) percent of the required floor 
area for resioential uses. Gross floor area devoted to institutional uses 
or cultural, entertainment, or recreational uses may be used, on al to 1 
basis, to reauce the required minimum floor area of any of the three main 
use categories up to a maximum twenty-five (25) percent reduction. 

4. Performance Standaros 

All uses established in a Mixed Use uevelopment uistrict shall operate in 
accord with performance standards contained in Section 1003.163 Zoning 
Performance Standard Regulations. These performance stanaards are minimum 
requirements and may be made more restrictive in the conditions of the 
ordinance governing the particular Mixed Use Development uistrict in such 
manner as the County Council determines appropriate. 
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5. H:!ight Limitations for Structures 

Lhless otherwise restricted by application of regulations in Section 
1003.161 Air Navigation Space Regulations, the total height of any 
structure shall be limited by the conditions in the orainance governing 
the particular Mixed Use Eevelopment District. 

6. Lot Area, Resiuent1al uensity, and Yara Requirements 

The lot area, residential density, and yard requirements for land uses in 
this district shall be as follows: 
A. Minimum Lot Area 

No minimum lot area is established for this district, but lot 
dimensions shall be sufficient to meet other requirements set forth 
herein and in the conditions in the Ordinance governing the 
particular Mixed Use Eevelopment District. 

B. Resiaential Derisi ty 
Residential densities shall be establishea in the conaitions of the 
ordinance governing the particular Mixed Use Eevelopment District but 
in no event shall the aensity exceed sixty (60) units per acre of 
land in the total development excluding land which is utilized for 
road right-of-way purposes, incluaing right-of-way deaication for 
widening existing roadways, and land remaining within the 100 year 
flood plain elevation, as identified in Section 10u3.101 Flood Plain 
District Regulations. This density restriction, however, shall not 
apply to hotels. 

C. Minimum Yard Requirements 
Setbacks for parking areas and structures shall be established in the 
conditions of the ordinance governing the particular Mixed Use 
Development District subject to the following: 

(a) No parking areas, internal drives, loading spaces, and 
structures shall oe permitteo within ten (10) feet of a 
property line adjoining property in the "NU" f\bn-Urban, 
"PS" Park ana Scenic, or any "R" Resioence District. In 
adoition to the minimum ten (10) feet, any structure 
exceeaing thirty (30) feet in hei9ht which aaJoins property 
in the "NU" l\bn-Urban, "PS" Park and Scenic or any "R" 
Resiaence District shall oe set back an adaitional one (1) 
foot for every two (2) feet in height above thirty (30) 
feet. Greater setbacks may be require a by canal tion if 
necessary to ensure compatibility with adjoining 
developments or uses. 

(b) Boundary walls or fences, six (6) feet in height or less, 
are permitted within the minimum yara requirements, unless 
otherwise restricted in the conditions of the ordinance 
governing the particular Mixeo Use Cevelopment District. 



7. Off-Street Parking and Loading Requirements 

lhe minimum off-street parking and loading requirements for any use or 
building in a Mixed Use District shall not be reduced below that required 
for the same use in any other 11 1'-1" Inoustrial or "C" Commercial or "R" 
Residential as set forth in Section 1003.165 Off-Street Parking and 
Loading Requirements. However, the Planning Commission may recommend and 
the County Council may approve a total reduction of not more than twenty 
(20) percent, or thirty (30) percent for oevelopments greater than 500,0uO 
square feet of gross floor area under single ownership or management 
control, of the required off-street parking and loaaing spaces, where it 
has been demonstrated by stuay of the combined uses and customary 
operation of the uses that adequate parking woulo be 

8. Sign Regulations 

Specific sign regulations shall be established in the conditions of the 
ordinance governing · the Mixed Use ~velopment District in accord with 
provisions of Section 1003.168 Sign Regulations; however, in no instance 
shall they be less restrictive than the sign regulations of the "C" 
Commercial Districts. 

9. Procedure 

I. In order to establish a Mixed Use Development District through a 
change of zoning, the procedure shall be as follows: 
A. Application 

The owner or owner of record or owners unoer contract of a lot 
or tract of land, or their authorized representatives shall 
petition the !:it. Louis County Council on forms for 
this purpose by the Planning Commission, to be submittea to the 
~partment of Planning and accompaniea by the following 
requirements: 
1) Filing fee per requirements of Section 1003.210 Fees. 
2) Legal description of the property. 
3) wtbounaary plat of the property. 
4) Preliminary Development Plan; including but not limiteo to 

the following: 
a. Proposed uses; incluaing the general location, type, 

square footage, number of dwelling units; general 
location, type, and square footage of all other 
proposed uses; general location and size of parking 
areas; ana approximate locations of common grouno 
areas and utility easements, including storm water 
retention areas. 

b. Existing and proposed contours at vertical intervals 
of not more than five (5) feet referred to sea level 
datum. Flood plain areas shoula be oelineateo. 

c. Two section profiles through the site showing 
preliminary building form. 

d. Maximum building heights and minimum setbacks for 
parking and structures. 

e. Proposed ingress and egress to the site, including 
adjacent streets, ano approximate alignments of 
internal roadway systems. 

f. Preliminary plan for sanitation and arainage 
facilities. 73 
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5) A written statement noting in \~hat manner the proposea 
development is consistent with the St. Louis County General 
Plan and the intent of the Mixed Use C€velopment District. 

6) A written statement reflecting the intensity of the 
proposea development compared to adjoining development 
(existing or approved). 

B. Public I-earing 

A public hearing on the petition shall be hela by the Planning 
Commission in the same manner and with the same public notice 
proceaure as required for any change of zoning, that a 
date for a public hearing be set within forty-five (45) days of 
acceptance of the petition by the Department of Planning. 

C. Planning Commission Recommendation 

D. 

No action shall be taken by the County Council with respect to 
the petition until it has received the recommendation of the 
Plannicig Commission. Said recommendation shall adoress general 
planning considerations, including consistency with good 
planning practice, ano compatibility with adjoining permitteo 
developments and uses. A recommenoation of approval shall 
include recommended conditions to be jncludea in the ordinance 
authorizing the establishment of the Mixed Use C€velopment 
District. Such conditions shall incluoe but not be limiteo to 
the following: 
1) Permitted uses, incluoing maximum floor area ano 

residential density. 
2) Performance standaras. 
3) I-eight limitations. 
4) Minimum yard requirements. 
5) Off-street parking and loading requirements. 
6) Sign regulations. 
7) Minimum requirements for Site Cevelopment Plans. 
8) Phasing requirements for each use type incluoea in the 

development. 
9) Time limitations for commencement of construction. 

Site C€velopment Plans 

After passage by the County Council of an ordinance authorizing 
the establishment of a Mixed Use Cevelopment District and 
requirin~ submission of a Site ~velopment Plan or Site 
Cevelopment Concept Plan, said plans shall be submitted in 
accord with the following provisions. No ouilaing permits or 
authorization for improvement or development, including grading, 
for any use authorized under provisions of this ordinance shall 
be issued prior to approval of such plans. 
1) Plans shall oe submittea to the Planning Commission for 

review and approval. Said plans shall contain the minimum 
requirements establishea in the conoi tions of the speci tic 
ordinance governing the Mixed Use Cevelopment District, ano 
further, shall comply with provisions of the s,Jboivision 
Ordinance and other applicable County ordinances. 

2) within sixty (60) days of approval, the Site Development 
Plan shall be recorded with the St. Louis County Recorder 
of Deeds, and thereby authorize development as aepicteo 
thereon . 



3) In the case of single lot/multiple building development or 
multiple-lot or I multiple-section oevelopments, Site 
D:?velopment Section Plans shall be submitted to the 
D:?partment of Planning for review and approval per 
individual building, lot, phase, or plat representing a 
portion of the Site Development Concept Plan. The approveo 
section plans shall be retained on file by the D:?partment 
of Planning. 

II. In orcier to amend provisions of an existing "MXD" Mixea Use 
D:?velopment District Ordinance or to amend the recorded Site 
Development Plan or Site Development Concept Plan or Section Plan 
approved for the Mixed Use D:?velopment District, the procedure shall 
be as follows: 

A. To amend the "MXD" District Oroinance: , 
1) The property owner or authorized representative shall 

submit a written request to ameno ordinance conaitions to 
the Cepartment of Planning for review. The 0:?partment shall 
then evaluate the request for consistency in purpose ana 
content with the nature of the proposal as orginally 
advertised for public hearing. 

2) If the D:?partment of Planning determines that the requested 
amendment is consistent in purpose and content with the 
original proposal as advertised, the Cepartment shall so 
report to · the Planning Commission. The Planning Commission 
shall · then review the request and the report of the 
Department, then forward a recommenoation to the County 
Council. A recommendation of approval shall incluae 
conditions to be in the amended ordinance. 

3) If the D:?partment of Planning determines that the requestea 
amendment is not consistent in purpose ano content with the 
nature of the proposal as originally advertised for public 
hearing, the Department shall so report to the applicant 
and the Planning Commission. The Planning Commission shall 
then review the proposed ordinance amenament ano make a 
final determination. The Planning 'eommission may, if deemed 
necessary, forward a resolution of intent to the County 
Council for the purpose of a new public hearing on the 
matter in accord with proceeoings specified in Section 
1003.300 Procedure for Pmending the Zoning Ordinance. 

B. To amend the recorded Site Development Plan or Site Development 
Concept Plan approved for the Mixed Use D:?velopment District: 

l) Tne property owner or authorized representative shall 
submit an Pmended Site D:?velopment (Concept) Plan to the 
Department of Planning for review. The Department shall 
then evaluate the request for consistency in purpose and 
content with the nature of the proposal as originally 
advertised for public hearing, and the preliminary 
development plan approved by the County Council. 
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2) If the Cepartment of Planning determines that the proposed 
amenament to the site development plan is major in nature 
ana is not in conflict with the original proposal as 
advertised, and the approvea preliminary aevelopment plan, 
and meets all conditions of the Mixed Use Cevelopment 
District Grdinance, said plan shall be reviewea ana 
approved by the Rllanning Commission. Said amended plan 
shall be recoraed with the St. Louis County Recoraer of 
Deeds within sixty (60) days of Commission approval. 

3) If the Department df Planning determines that the proposed 
~mendment to the site development plan is minor in nature 
and is not in conflict with the original proposal as 
advertised, and the preliminary aevelopment plan and meets 
all conditions of the Mixed Use Gistrict Orainance, the 
Department may approve said amended plan. Said plan shall 
be retained on file by the Department of Planning. 

~wever, when conditions of a particular Mixed Use District 
Ordinance are amended which necessitate an amenaea site 
development plan, the 'Commission shall review and approve 
said amendea plans and they shall be recoraea with the St. 
Louis County Recorder of Ceeds. 

4) If the Department of Planning determines that the proposed 
amendment to the site development plan is not consistent in 
purpose and content with the nature of the proposal as 
originally advertised for public hearing, or with the 
preliminary development plan approved by County Council the 
Department shall so report to the applicant and the 
Planning Commission. The Planning Commission may, if aeemea 
necessary, forward a resolution of intent to the County 
Council for the purpose of a new public hearing on the 
matter in accord with proceedings specified in Section 
1003.300 Procedure for Amending the Zoning Groinance of the 
St. Louis County Zoning Ordinance. 

5) All amendments to site oevelopment concept plans shall be 
reviewed and approved by the Planning Commission and shall 
be recorded with the St. Louis County · Recoroer of· Deeos 
Office within sixty (60) days of Commission approval. 

C. To amend a Site Development Section Plan for a tv1ixed 
Use District: 

1) If the Department of Planning oetermines that the 
amendment to the site development section plan is not in 
conflict with the approved site development concept plan 
and meets all conditions of the Mixed Use District 
Ordinance, the uepartment may approve said amendea plan. 
Said plan shall be retained on file by the Cepartment of 
Planning. 

10. Guarantee of Improvements 

No graaing or building permits, or permits authorizing the occupancy or 
use of a building, facility, industrial or commercial establishment, 
service concern, or residential use may be until the required 
relatea off-site improvements for a particular Mixed Use District are 
constructed or a pert ormance bond, escrow, or other acceptable instrument 
is posted covering their estimated cost as determined by the Cepartment of 
Planning. 



This requirement shall not apply to a foundation permit or grading permit 
necessary for the installation of a foundation, or permits necessary for 
the installation of required related off-site improvements. Required 
related off-site improvements shall include, but not be limited to, 
streets, sidewalks, sanitary and storm sewers, street lights and street 
trees. l f a fvlixeo use uistrict is aeveloped in sections, the requirement 
shall also apply to all major improvements necessary to the proper 
operation ana function of the section in question even though such 
improvements may be located outside of the section in question. 

11. Failure to Commence Construction 

Substantial construction shall commence within the time perioa specifiea 
in the conditions of the ordinance governing the Mixed Use ~velopment 
District, unless such time period is extendea by the Planning Commission. 
If substantial construction or development does not begin within the time 
period specified in the conditions of the ordinance governing the 
district, or extensions authorized therein, the Planning Commission shall 
within forty-five (45) days of the expiration aate initiate a resolution 
of intent to revert the property to its prior zoning classification. t'tl 
building permit shall be issued on the property until completion of action 
by the County Council on a resolution of intent to rezone said property. 

12. Trust Indentures and warranty Deeds 

In developments where common areas, which may include open spaces, 
recreational areas, or other common grounds, are provided and the acreage 
of which is included in the gross acreage for density calculation 
purposes, a trust indenture shall be recorded simultaneously with the 
recora plat. The indenture shall proviae for the proper ano continuous 
maintenance and supervision of said common areas by Trustees to be 
selected and to act in accordance with the terms of such indenture and the 
common areas shall be deeded to the Trustees under said indenture by 
general warranty oeed. The trust indenture ana warranty oeeo shall comply 
with the requirements established in Section 1003.173 Trust Indentures ana 
Warranty Deeds. In addition, the trust indenture shall contain provisions 
for the maintenance of all common areas and facilities and the means of 
collecting assessments necessary for the maintenance. 
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