RAYMORE

come home to

RAYMORE PLANNING AND ZONING COMMISSION
AGENDA

Tuesday October 15, 2019 - 7:00 p.m.

City Hall Council Chambers
100 Municipal Circle
Raymore, Missouri 64083

1. Callto Order

2. Roll Call

w

Pledge of Allegiance

4. Personal Appearances - None

u

Consent Agenda
a. Approval of Minutes from September 3, 2019 meeting

6. Unfinished Business - None

7. New Business
a. Case #19021 - Grant Park Villas Rezoning: C-2 to R-3B (public hearing)

o

City Council Report

9. Staff Report

10. Public Comment

11. Commission Member Comment

12. Adjournment

Any person requiring special accommodations (i.e. qualified interpreter, large print, hearing assistance) in
order to attend this meeting, please notify the City Clerk at (816) 331-0488 no later than forty-eight (48)
hours prior to the scheduled commencement of the meeting.



Meeting Procedures

The following rules of conduct apply:

1

Public can only speak during the meeting under the following circumstances:

a. The citizen has made a formal request to the Development Services
Department to make a personal appearance before the Planning Commission;
or,

b. A public hearing has been called by the Chairman and the Chairman has

asked if anyone from the public has comments on the application being
considered; or
c A citizen may speak under Public Comment at the end of the meeting.

If you wish to speak to the Planning Commission, please proceed to the podium and
state your name and address. Spelling of your last name would be appreciated.

Please turn off (or place on silent) any pagers or cellular phones.

Please no talking on phones or with another person in the audience during the
meeting.

Please no public displays, such as clapping, cheering, or comments when another
person is speaking.

While you may not agree with what an individual is saying to the Planning
Commission, please treat everyone with courtesy and respect during the meeting.

Every application before the Planning Commission will be reviewed as follows:

1

2.

Chairman will read the case number from the agenda that is to be considered.
Applicant will present their request to the Planning Commission.
Staff will provide a staff report.

If the application requires a public hearing, Chairman will open the hearing and
invite anyone to speak on the request.

Chairman will close the public hearing.
Planning Commission members can discuss the request amongst themselves, ask
questions of the applicant or staff, and may respond to a question asked from the

public.

Planning Commission members will vote on the request.



THE PLANNING AND ZONING COMMISSION OF THE CITY OF RAYMORE, MISSOURI, MET IN
REGULAR SESSION TUESDAY, SEPTEMBER 3, 2019, IN THE COUNCIL CHAMBERS OF CITY HALL,
100 MUNICIPAL CIRCLE, RAYMORE, MISSOURI WITH THE FOLLOWING COMMISSION MEMBERS
PRESENT: CHAIRMAN WILLIAM FAULKNER, KELLY FIZER, JIM PETERMANN, MARIO URQUILLA,
MATTHEW WIGGINS, MELODIE ARMSTRONG, AND ERIC BOWIE. ABSENT WERE CALVIN ACKLIN
AND MAYOR KRIS TURNBOW. ALSO PRESENT WAS ASSOCIATE PLANNER DAVID GRESS AND
PUBLIC WORKS DIRECTOR MIKE KRASS.
1. Call to Order — Chairman Faulkner called the meeting to order at 7:00 p.m.
2. Pledge of Allegiance
3. Roll Call — Roll was taken and Chairman Faulkner declared a quorum present to conduct business.
4. Personal Appearances — None
5. Consent Agenda

a. Approval of the minutes of the August 20, 2019 meeting

Motion by Commissioner Bowie, Seconded by Commissioner Fizer, to accept the August 20,
2019 minutes.

Vote on Motion:

Chairman Faulkner Aye
Commissioner Wiggins Aye
Commissioner Armstrong  Aye
Commissioner Bowie Aye
Commissioner Acklin Absent
Commissioner Fizer Aye
Commissioner Petermann  Aye
Commissioner Urquilla Abstain
Mayor Turnbow Absent

Motion passed 6-0-1.
6. Unfinished Business - None
7. New Business -
A. Case #19020 - FY 2020-2024 Capital Improvement Program (public hearing)
Associate Planner David Gress introduced Assistant City Manager Mike Ekey.
Mr. Ekey presented the 2020-2024 Capital Improvement Program, with specific emphasis on the
projects planned for FY2020. Mr. Ekey provided detailed information on all of the 30+ projects
planned for the next fiscal year.
Commissioner Wiggins asked about the Foxridge Drive sidewalk project in Creekmoor that was

identified for FY2020 and future years and what happens if the City receives the grant that was
applied for the project.
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Mr. Ekey indicated portions of the project require extensive engineering and forced the southern
sidewalk segment to be completed in future years. He indicated the grant award has allowed parts of
the project to be expedited.

Commissioner Wiggins asked about the proposed water tower.

Public Works Director Mike Krass commented that there is a need for an elevated water tower when
the City grows in the future. He indicated the ideal location would be off Gore Road.

Commissioner Bowie asked about the reimbursement for the Foxridge Drive sidewalk project.

Mr. Ekey stated the City budget had to indicate the sidewalk segment was fully funded. When
reimbursement is made, the budgeted amount can then be utilized for other projects.

Mr. Krass stated the grant is a federal grant to install the sidewalk near Creekmoor school.
Chairman Faulkner asked for clarification on the curb and sidewalk work proposed near City Hall.

Mr. Ekey provided the list of projects that will be done near City Hall, including sidewalk, front entry
steps, concrete work near the dumpster, and curb work.

Chairman Faulkner asked for clarification on the use of the Excise Tax fund.

Mr. Ekey stated the fund is being utilized for maintenance of thoroughfare routes plus several
additional projects, including the Fox Ridge Drive turn lane project, in FY2020.

Chairman Faulkner asked for clarification on the future project identified as the 58 Highway
beautification plan.

Mr. Ekey commented that the CIP Committee had discussions on long-range projects that would
bolster the look and feel of 58 Highway. This unfunded project is an idea that needs further planning
and research. Having the project listed as unfunded provides a placeholder for future discussions on
funding sources and project details.

Commissioner Urquilla asked about the unfunded soccer venue and potential locations for such a
facility.

Mr. Ekey stated the proposal is to try to acquire at least 80 acres. Staff is always looking to find viable
park land that may be obtained for future park expansions.

Commissioner Wiggins stated a private entity may be interested in developing a facility in one of our
larger undeveloped areas.

Chairman Faulkner opened the public hearing at 7:40 p.m.
There were no public comments.
Chairman Faulkner closed the public hearing at 7:40 p.m.

Motion by Commissioner Bowie, Seconded by Commissioner Petermann, to recommend
approval of case #19020, FY 2020-2024 Capital Improvement Program, to the City Council.

Vote on Motion:

Chairman Faulkner Aye
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10.

Commissioner Wiggins Aye
Commissioner Armstrong  Aye

Commissioner Bowie Aye
Commissioner Acklin Absent
Commissioner Fizer Aye
Commissioner Petermann  Aye
Commissioner Urquilla Aye
Mayor Turnbow Absent

Motion passed 7-0-0.

City Council Report

Mr. Gress provided a review of the August 26 Council meeting.

Staff Report

Mr. Gress provided an overview of the upcoming cases to be considered by the Commission and
provided a report on Public Works activity. The Commission agreed to cancel the September 17,
2019 Commission meeting.

Mr. Gress indicated that the joint meeting of the Planning and Zoning Commission and City Council
will occur on Monday, November 3. This work session will begin at 6:00 p.m. at Centerview. The
topic will be an Economic Development 101 presentation by Janet Ady with Ady Advantage.

Commissioner Bowie asked for an update on amenities at Hawk Ridge Park.

Mr. Gress commented that the ribbon cutting on the boardwalk, shelter and amphitheater was
recently held. Additional improvements are planned.

Commissioner Bowie asked for an update on code enforcement activity as it appears the numbers
reported on violations and citations are down from 2018.

Mr. Gress commented that there was a change of Code Enforcement Officers earlier in 2019 and the
current officer takes an approach of working to achieve voluntary compliance, thus lowering the actual
number of reported cases and citations issued.

Commissioner Wiggins asked for a status report on The Lofts at Fox Ridge.

Mr. Gress stated final grading plans have been approved and the fee schedule has been finalized.
Staff is anticipating building plan submittal in September.

Commissioner Wiggins asked for an update on the Van Trust industrial project and the Conway Place
project.

Mr. Gress stated the Conway Place project should be moving forward to the Commission soon. The
Van Trust project is expected to be presented to City Council in October.

Public Comment

No public comments.
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11. Commission Member Comment
Commissioners thanked staff for its work.
12. Adjournment

Motion by Commissioner Wiggins, Seconded by Commissioner Urquilla, to adjourn the
September 3, 2019 Planning and Zoning Commission meeting.

Vote on Motion:

Chairman Faulkner Aye
Commissioner Wiggins Aye
Commissioner Armstrong  Aye
Commissioner Bowie Aye
Commissioner Acklin Absent
Commissioner Fizer Aye
Commissioner Petermann  Aye
Commissioner Urquilla Aye
Mayor Turnbow Absent

Motion passed 7-0-0.

The September 3,, 2019 meeting adjourned at 7:53 p.m.

Respectfully submitted,

Jim Cadoret
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RAYMORE

come home to more

To: Planning and Zoning Commission

From: City Staff

Date: October 15, 2019

Re: Case #19021 - Grant Park Villas Rezoning C-2 to R-3B

GENERAL INFORMATION

Applicant: Zimmerman Properties, LLC
1329 E. Lark
Springfield, MO 65804

Requested Action: Requesting to reclassify the zoning of 3.83 acres of land
from the current “C-2” zoning designation to an “R-3B”
designation

Property Location: Southeast corner of N. Adams Street and W. Grant Drive




Existing Zoning: “C-2” General Commercial District
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Existing Surrounding Land Uses:
North: Attached Single Family Townhomes (Pointe)
South: Religious Institutions
East: Single Family/Undeveloped
West: Light Industrial/Commercial/Single Family (Ramblewood)
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Site Photographs:
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View looking north from the southern property line, abutting the existing commercial
development to the south.
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View looking east along the southern property line.
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View looking south along the western property line from the intersection of N. Adams St.
and W. Grant Drive.
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View looking east along the northern property line along W. Grant Drive. From the
intersection of N. Adams Street and W. Grant Drive.

View looking south at the subject property from Pointe Lane, in the Pointe subdivision.
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View looking southwest toward the subject property from the intersection of Pointe Lane
and W. Grant Drive.

Existing screening that surrounds the existing detention basin near the northeast corner of
the subject property, at the intersection of N. Washington Street and W. Grant Drive.
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Growth Management Plan: The Future Land Use Map of the current Growth
Management Plan designates this property as appropriate for Commercial
Development

Major Street Plan: The Major Thoroughfare Plan Map classifies MO-58 as a Major
Arterial roadway. N. Adams St. and W. Grant Dr. are classified as local roadways.

Legal Description: All that part of the Northwest quarter Section 15, Township 46, Range 32 in
the City of Raymore, Cass County, Missouri, more particularly described as: Commencing at the
Southwest corner of said quarter section; thence South 88 degrees 02 minutes 40 seconds East, along
the South line of said quarter section, a distance of 936.05 feet; thence North 02 degrees 30 minutes 45

seconds East, a distance of 257.34 feet, to the Northeast corner of Lot 4, Cumberland PIaza-an Plat, a
subdivision of record, said point also being the Point of Beginning; thence North 87 degrees 31 minutes
28 seconds West, along the North line of said Lot 4, a distance of 140.00 feet, to the Northwest corner of
said Lot 4, said point also being on the East Right-of-Way line of Adams Street, as now established;
thence North 02 degrees 30 minutes 45 seconds East, along said East Right-of-Way line, a distance of
360.10 feet; thence North 23 degrees 44 minutes 37 seconds East, along said East Right-of-Way line, a
distance of 65.50 feet to a point on the South Right-of-Way line, a distance of 374.28 feet, to a point on
the West line of Ramblewood at Jeter Farm, a subdivision of record; thence South 02 degrees 30
minutes 45 seconds West, along the West line of said Ramblewood at Jeter Farm, a distance of 421.77

feet, to the Northeast corner of Lot 5, Cumberland PIaza—3rd Plat, a subdivision of record; thence North
87 degrees 31 minutes 28 seconds West, along the North line of said Lot 5 and the projection thereof, a
distance of 258.00 feet, to the Point of Beginning, also known as Tract B on Certificate of Survey filed
March 7, 2018 in Book 27 at page 41.

Advertisement: September 26, 2019 Journal Newspaper
Public Hearing: October 15, 2019 Planning Commission Meeting

Items of Record: Exhibit 1. Mailed Notices to Adjoining Property Owners
Exhibit 2. Notice of Publication
Exhibit 3. Unified Development Code
Exhibit 4. Application
Exhibit 5. Growth Management Plan
Exhibit 6. Staff Report
Exhibit 7. Site Plan

Additional exhibits as presented during hearing

REQUEST

Applicant is requesting to reclassify the zoning designation of 3.83 acres of land
currently zoned “C-2"” General Commercial District, to an “R-3B” Apartment
Community Residential District designation.
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REZONING REQUIREMENTS

Chapter 470: Development Review Procedures outlines the
applicable requirements for Zoning Map amendments.

Section 470.020 (B) states:

“Zoning Map amendments may be initiated by the City Council, the Planning and Zoning
Commission or upon application by the owner(s) of a property proposed to be affected.”

Section 470.010 (E) requires that an informational notice be mailed and “good neighbor”
meeting be held.

Section 470.020 (F) requires that a public hearing be held by the Planning and Zoning
Commission and the City Council. The Planning and Zoning Commission will submit a
recommendation to the City Council upon conclusion of the public hearing.

Section 470.020 (G) outlines eleven findings of fact that the Planning and Zoning
Commission and City Council must take into consideration in its deliberation of the request.

PREVIOUS PLANNING ACTIONS ON OR NEAR THE PROPERTY

1. The commercial lots surrounding the property that were developed as part of
the Cumberland Plaza development were approved by the City on August 29,
1994,

2. The Ramblewood subdivision, located to the east of the subject property, was
rezoned from an “R-1" Single Family Residential District to a "PUD"” Planned
Unit Development designation on December 11, 2009.

3. The Pointe at Raymore, the 74-unit townhome subdivision to the north of the
subject property, was rezoned from an “R-3B” Apartment Community District
designation to an “R-3A” Multiple Family Residential District to allow it to be
developed as a townhome community. The rezoning was approved on June
22, 2009.

GOOD NEIGHBOR INFORMATIONAL MEETING COMMENTS

A Good Neighbor Informational Meeting for the project was held on September 25,
2019 at 6:00pm in the Council Chambers of City Hall. 5 residents, in addition to
City staff and project representatives, attended the meeting. Below is a summary of
the meeting.

1. Will the units be provided with bathtubs or shower units?
McDonald: There will be a mixture of units with showers or bathtubs. There will be 3

fully accessible units (zero entry showers). Units can be retrofitted depending upon
tenant needs.
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2. Explain how the project is subsidized?

McDonald: The units are not subsidized. Low Income Housing Tax Credits are being
requested that allows the owner to reduce the rent amounts to an affordable level,
based upon tenant income.

3. Are there any playgrounds or amenities for children that may live in the
development?

McDonald: No playground, as there are a minimal number of children that live in our
developments and we don’t want to attract children from neighboring developments
that may not have access to playground amenities in their own developments.

4. Is this really an age-restricted development if children are able to live there?

McDonald: One tenant in each unit must be at least 55 years old, so this is an
age-restricted development. There are occasions when grandparents that live in one
of the units become caretakers for their grandchildren. The average age of our
residents in our communities is between 75 and 80.

5. Is there green space and natural areas provided in the development?

Osbourn:  There is significant open space provided in the development. There are
landscaping and screening requirements required by the City that will be met. There
will be natural area left around the existing detention pond.

6. Is there an option to eliminate the proposed access onto Grant Drive and perhaps
move it to Adams Street?

Osbourn:  Yes, provided the fire district and City are ok with relocating the access.
The fire district will want adequate access to the building.

7. Is there adequate parking provided, and can the proposed parking areas be
relocated away from the townhome units in The Pointe?

Osbourn: 48 units are proposed and there are 77 parking spaces provided, so there
is more than adequate parking available. It may be possible to relocate some of the
parking from the north side of the building to the south side. It is likely there will be
some parking remaining on the north side of the building.

8. Concern expressed on the effect the lower rents on property values in The Pointe.

McDoonald: Property assessments are not based off of rents that are charged.
The building materials that will be utilized and the common and continual
maintenance of the property will ensure the value of the apartment building will be
stable.

McDonald: The requirements of the tax credit program and the investors ensures that
the property will be maintained for the long term.
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9. How long will the construction take?

McDonald: Decision on the tax credit application should be known by December.
With requirements for site plan and building plan approval, construction may not begin
until Spring of 2020. Once construction is commenced, should be completed within

12 months.

10. Where will the construction entrance be located?

Osbourn: The southern entrance to the site off Adams Street will be the

construction entrance.

11. Concern expressed on the impact of heavy construction equipment on the public

streets.

Osbourn:  WIth the construction entrance on the south side of the site, no
construction traffic should be utilizing Grant Drive or going north. Impact to The

Pointe will be minimal.

12. Concern expressed on bringing more rentals into the community.

McDonald: The demand for affordable age-restricted housing is great. There is a
200+ waiting list at our Belton development.

13. WIII there be any fencing around the development?

Osbourn:  There is no fencing proposed for the site. There will be a landscape
buffer along the northern side of the site, and landscaping throughout the site.

14. What are the next steps?

Gress: Rezoning application will be considered at a public hearing held by the
Planning and Zoning Commission on October 15. Recommendation will then be

made to the City Council, who will hold a public hearing on October 28.

STAFF COMMENTS

1. Under the proposed R-3B Apartment Community Residential District, the uses
that would be allowed on the site are highlighted below. The principal use under
the R-3B zoning designation is an apartment community.

Use
RESIDENTIAL USES

R-3B Use Standard Use

RESIDENTIAL USES

C-2

Use Standard

Household Living

Household Living

Single-family Dwelling, Detached
(conventional)

Single-family Dwelling,
Attached

Section 420.010A

Grant Park Villas Rezoning
C-2to R-3B
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Use R-3B Use Standard Use c-2 Use Standard ‘
Manufactured Home Residential - |- Section 420.010D Multi-family Dwelling (3+ Section 420.010A
Design units) -

Single-family Dwelling, Attached - Section 420.010A Cluster Residential _ Section 420.0108
Development
Two-family Dwelling (Duplex) - Manufactured Home Park - Section 420.010C
Multi-family Dwelling (3+ units) - Section 420.010A | Dwelling Units Located P
Above the Ground Floor
Apartment Community S Section 420.010A [Group Living
Cluster Residential Development |- Section 420.010B | Assisted Living P
Manufactured Home Park - Section 420.010C | Group Home - Section 420.010E
Employee Living Quarters - Nursing Care Facility P
Accessory Dwelling, Attached - Section 420.050E Transitional Living C
Accessory Dwelling, Detached - Section 420.050E |PUBLIC AND CIVIC USES

Group Living College or University C
Assisted Living C Cultural Exhibit or Library C
Group Home S Section 420.010E |Government Buildings and c

Properties
Nursing Care Facility C Hospital P
Transitional Living C Place of Public Assembly P
Group Living Not Otherwise C Public Safety Services P
Classified

PUBLIC AND CIVIC USES Religious Assembly P

Cultural Exhibit or Library C School P

Government Buildings and C Social Club or Lodge P

Properties

Place of Public Assembly C Utilities

Public Safety Services C Maijor C

Religious Assembly P Minor P

School P COMMERCIAL USES

Utilities Adult Business S Section 420.030A

Section 420.030B
Major C Animal Services
Minor P Kennel C Section 420.030E

COMMERCIAL USES Veterinary Services P

Animal Services Art Gallery P
Kennel - Section 420.030E |Banks and Financial Services

Day Care Banks P
Day Care Home S Section 420.030C Payday Loan Store C Section 420.030D

Entertainment and Spectator Sports Consumer Loan c Section 420.030D

Establishment
Indoor - Pawn Shop C
Qutdoor - Body Art Services C

Funeral and Interment Services Business Support Service P

Cemetery C Construction Sales and
Service
Funeral Home - Day Care

Lodging Day Care Center S [Section 420.030C
Bed and Breakfast - Section 420.030H |Eating and Drinking Establishment

Medical Marijuana Cultivation - Section 420.030N Restaurant S Section 420.030F

Facility

Sports and Recreation, Participant Tavern C
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Outdoor

Entertainment and Spectator Sports

Indoor Indoor P
Outdoor C
OTHER USES Funeral and Interment
Services
Accessory Uses Section 420.050 Cremating C
Agricultural Uses Funeral Home P
Farming Lodging
Boarding Stables and Riding Section 420.040A | Bed and Breakfast S Section 420.030H
Schools
Home Occupation Section 420.040B Hotel or Motel P
Parking Medical or Dental Clinic P
Accessory Parking Medical Marijuana
Wireless Communication Facility Section 420.040C | Cultivation Facility (Outdoor) - Section 420.030N
Colocated Cultivation Facility (Indoor) - Section 420.030N
Dispensary Facility P Section 420.030N
Infused Products Section 420.030N
Manufacturing Facility i
Testing Facility P Section 420.030N
Transportation Facility - Section 420.030N
Office P
Personal and Consumer
Service
Retail Sales
Large (100,000+ gfa) _ Section 420.030B
G
Small (up to 100,000 gfa) S Section 420.030B
Self Storage Facility -
Self Storage Facility, Indoor S 420.030M
Sports and Recreation, Participant
Outdoor P
Indoor P
Vehicle Sales and Service
Car Wash S Section 420.030I
Gas Station C Section 420.030J
Motor Vehicle Repair C Section 420.030K
Light Equipment and Vehicle
Sales or Rental -
Heavy Equipment Sales or
Rental -
Vehicle, Recreational
Vehicle or Boat -
Storage/Towing
OTHER USES
Accessory Uses S Section 420.050
Drive-through Facilities S [Section 420.030L
Parking
Accessory Parking P
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2. The requested “R-3B” Apartment Community Residential District classification would
allow the property to be developed as an apartment community, among other limited
uses. The development standards that would apply to the property are as follows:

R-3B (proposed)  C-2 (existing) \

Minimum Lot Area

per lot 12,000 sq.ft.

per dwelling unit 2,000 sq.ft. 2,000 sq.ft.
Minimum Lot Width (feet) 90 100
Minimum Lot Depth (feet) 120 100
Yards, Minimum (feet)

front 30 30

rear 30 20

side 10 10

side, abutting residential district - 20
Maximum Building Height (feet) 50 80
Maximum BuiIding Coverage (%) 40 40

3. Section 420.010A of the UDC provides guidance and standards for the development of
multiple family dwellings under applicable zoning districts relative to number of units
within, and the separation of buildings, and the provision of open space and private
yards per each unit within a proposed development.

4. Other properties within the City that have an “R-3B” zoning classification include the
Manor Homes of Eagle Glen, the Lofts at Foxridge, Bristol Manor and Walnut
Estates. The Raymore Senior Village property, directly north of the Price Chopper also
has an “R-3B” designation, but is undeveloped at this time.

5. Under the current “C-2” General Commercial designation, a Type A screen would be
required along the northern property line, between the subject property and the Pointe
subdivision. Under the proposed “R-3B” zoning designation, a Type-A screen would also
be required.

6. Under the current “C-2” General Commercial designation, the UDC requires that 20% of
the site be preserved as landscaped area. Under the proposed “R-3B” zoning
designation, 30% of the site is required to be preserved as landscaped area.

7. Sidewalk currently exists along both N. Adams Street and W. Grant Drive.

8. Access to the site, regardless of zoning designation, could be provided off of either N.
Adams Street, or W. Grant Drive.

9. Prior to any development on the site, the property owner shall be required to obtain final
plat approval from the City Council, and Site Plan approval from the Planning and Zoning
Commission.

10. Notices of the rezoning request were sent to 42 adjacent property owners, as well as
HOAs. Concerns that were shared with staff regarding the rezoning included potential for
overflow of parking onto adjacent streets and screening of apartment buildings from
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adjacent townhomes and single family homes.

STAFF PROPOSED FINDINGS OF FACT

Under Section 470.020 of the Unified Development Code, the Planning and Zoning
Commission and City Council is directed concerning its actions in dealing with a
rezoning request. Under 470.020 (G) (1) the Planning and Zoning Commission and City
Council is directed to make findings of fact taking into consideration the following:

1. the character of the surrounding neighborhood, including the existing uses
and zoning classification of properties near the subject property;

The character of the surrounding neighborhood is primarily a mixture of
commercial and residential uses. Attached-single family townhomes exist within
the Pointe subdivision to the north, and detached single family homes exist to the
northeast within the Ramblewood subdivision.

Commercial buildings, including a mix of professional offices, daycares, and
churches exist to the south of the subject property, with two (2) vacant
commercial lots to the southeast. Various light-industrial uses also exist to the
west of the subject property.

2. the physical character of the area in which the property is located,;

The physical character of the area is relatively flat. The property is moderately
screened to the east by an existing tree line, and shares a stormwater detention
facility with the Ramblewood subdivision.

3. consistency with the goals and objectives of the Growth Management Plan
and other plans, codes and ordinances of the City of Raymore;

The requested rezoning is consistent with the goals and objectives of the Growth
Management Plan. While the Future Land Use Plan Map designates the
property as appropriate for commercial development, it's “second-tier” location
makes it less desirable for commercial uses than the surrounding properties that
are also zoned commercial. The provision of various housing options is a
specific goal within the Growth Management Plan, and other plans associated
with it.

4. suitability of the subject property for the uses permitted under the existing
and proposed zoning districts;

The property is currently zoned as commercial land, and is suited as such.
However, “second-tier’ location makes it less desirable for commercial uses and
development than the surrounding properties that are also zoned commercial,
that have frontage along 58 Highway. The second-tier location is much better
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suited for development that could occur under the proposed “R-3B” zoning
designation. The subject property is less suitable to the uses permitted under the
existing zoning than the proposed zoning.

5. the trend of development near the subject property, including changes that
have taken place in the area since the subject property was placed in its
current zoning district;

Recent development near the subject property has included a mixture of
attached single-family townhomes and detached single family homes. The
subject property has always maintained a commercial designation. Other
properties surrounding the area have been rezoned in the past to allow for the
development that has occurred over the last several years.

6. the extent to which the zoning amendment may detrimentally affect nearby
property;

The zoning amendment should not detrimentally affect nearby property. The
uses that would be permitted under the proposed “R-3B” zoning classification are
significantly more restrictive that what would be permitted under the current “C-2”
General Commercial classification. Additionally, the proposed “R-3B” zoning
would provide a land-use buffer between the attached-single family homes within
the Pointe subdivision and the commercial uses that exist along 58 Highway.

7. whether public facilities (infrastructure) and services will be adequate to
serve the development allowed by the requested zoning map amendment;

Public facilities are adequate to serve the subject property. Water and sanitary
sewer are on site to serve the property. A stormwater detention pond currently
exists on the property that could be utilized to capture and treat stormwater
runoff on the site. Both N. Adams and W. Grant are public streets that can be
utilized to serve the property, and handle any traffic that may be generated by
any proposed development.

8. the suitability of the property for the uses to which it has been restricted
under the existing zoning regulations;

The subject property is currently suitable for the uses to which it has been
restricted under the current “C-2” classification. However, the property’s
“second-tier” location, behind other existing commercial businesses makes it less
suitable for commercial uses and development than the surrounding properties
that are also zoned commercial, that have frontage along 58 Highway.

9. the length of time (if any) the property has remained vacant as zoned;

The property has always been vacant.

Grant Park Villas Rezoning October 15, 2019 15
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10.whether the proposed zoning map amendment is in the public interest and
is not solely in the interests of the applicant; and

The rezoning is in the public interest. The proposed zoning amendment would
allow for the development of dwelling units within an apartment community, a
type of housing that is not widely available within the community.

11.the gain, if any, to the public health, safety and welfare due to the denial of
the application, as compared to the hardship imposed upon the landowner,
if any, as a result of denial of the application.

There is no gain to the public health, safety and welfare to deny the application.
The property could still be developed as commercial land at some point in the

future.
REVIEW OF INFORMATION AND SCHEDULE
Acti Bl ina C o ity C i1 ity C i| pad
Public Hearing October 15, 2019 October 28, 2019 November 25, 2019

STAFF RECOMMENDATION

City Staff recommends the Planning and Zoning Commission accept the staff
proposed findings of fact, and forward Case #19021 - Grant Park Villas Rezoning
C-2 to R-3B to the City Council with a recommendation for approval, subject to the
following condition:

1. A Type-A screen shall be maintained along the eastern property line,
between the subject property and the Ramblewood subdivision, either
through the use of existing vegetation, or the provision of new vegetation.

Grant Park Villas Rezoning October 15, 2019 16
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REQUIRED PARKING
SENIOR MULTIFAMILY (55 YRS AND OVER)

GENE RAL NOTES:
REQUIREMENTS.

3.83
SITE AREA 383 ACRES (14 UNI'S PER ACRE)
DENSITY (48 UNITS) 14 UNTTS PER ACRE
EXISTING ZOMNING: C-2 — GENERAL COVMERCIAL DISTRICT
—APPLYING FOR: R-38 — APARTMENT COMMUNITY

RESIDENTIAL QISTRICT

OPEN HC VAN ACCESSIBLE SPACES PROVIDED 2 SPACES
OPEM ACCESSIBLE SPACES PROVIDED 11 SPACES
OFEN STANDARD SPACES ~ROVIDED G5 SPACES
MINIMUM PARKING PROVIDED (1.625 SPACES/UNIT) 78 SPACES PROVIDED

ALL SIDEWALLS SHOWN WILL COMPLY WITH ALL MINIMUM ACCESSIBILITY

2 COMMUNITY ACTIVITY AREAS WITH PICNIC TABLES, 880 EQUIPMENT,
SEATING, ETC. WILL COMPLY WITH MINIMUM ACCESSSBILITY

1.5,/UNIT
72 SPACES REQUIRED

REQUIREMENTS
UNIT TYPE HET SF {1} MET SF (2) PATIO/  EXTERIOR
[PAINT—PAINT, ONY _STORAGH
A2 (1=BED 1=BATH) 772 SF B20 SF 59 SF 44 SF
B1 (2-BED 2-BATH) 968 SF 1017 SF 33 SF 13 5F
CLUB 15T FLOOR 3,025 SF 1.093 SF
CLUB 2ND FLOOR 2,811 SF 230 SF
TOTAL CLUB 5,836 SF 1.323 SF
CORRIDOR 15T FLOOR N WING 1,817 SF 134 SF
CORRIDOR ZND FLOOR N WING 1,582 SF
CORRIDOR 15T FLOOR S WING 3,031 SF 197 SF
CORRIDOR ZND FLOOR 5 WING 2811 SF
CORRIDDR TOTAL 9.251 SF 33 _SF
UNIT_TYPE TOTAL UNTS
AZ 70
BI 28 ==
TOTAL 48 TOTAL UNITS
UNIT TYPE TOTAL NET SF(1) TOTAL NET SF(2) TOTAL GROSS SF
A2 15,440 SF 16,400 SF 18,660 SF
BS 27.104 SF 28,476 SF 31.164 SF
TOTAL UNIT 42,544 SF 44,876 SF 49,824 SF
NET SF (1) - CONDITIONED AREA DOES NOT NCLUDE PERIMETER

WALL FRAMING (PAINT=TO-FAINT),
NET 5F (2} - CONDIT’ONED AREA INCLUDES FERIMETER WALL

GROSS 5F - CUNDIT‘ONED AREA INCLUDES NET 5F (2) AREA.
PATIO/BALCONY AREAS, AND EXTERIOR STORAGE

DESIGN ELEMENT AMENITIES

GROUP 1 — CLUB HOUSE WITH EXERCISE AND MEETING ROOM

GROUP 2 — BBQ/PICNIC GAZEBO

GROUP 3 — NATURAL STORMWATER DETENTION WITH NATIVE PLANTS

Fou N0, 0190341 Stk WRO
CFN: 0341 PSP DWN: NN

14700 WEST 114TH TERRACE

LENEXA, KANSAS 66215
PH. (913) 894-5150 | FAX (813) 894-5977
IxBkveng.com | www kveng.com

Y KAW

KAW VALLEY ENGINEERING, INC, 5 AUTHORIZED TO OFFER
ENGINEERING SERVICES EY MISSOURI STATE CERTIFICATE OF
AUTHORITY # 000B42. EXPIRES 12/31/19

Zimmerman Properties

A 4B-Unit Senior Community in
Raymaore, MO

Parker Associabes
g 015 LLC

ZIMMERMAN
PROPERTIES
INVESTMENTS
LLC
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Building Permit Activit

Type of Permit

Sept 2019

2019 YTD

2018 YTD

2018 Total

Detached Single-Family Residential

16 106 125 153

Attached Single-Family Residential 0 44 44

Multi-Family Residential 0 0 0
Miscellaneous Residential (deck; 75 580 462 604

roof)
Commercial - Ngw, Additions, 3 17 16 17
Alterations
Sign Permits 5 38 34 63

Inspections

Valuation

Sept 2019

2019YTD

2018 YTD

2018 YTD

2018 Total

2018 Total

Total Residential Permit Valuation

$4,264,700

$25,993,900

$35,924,300

$41,964,900

Total Commercial Permit Valuation

$18,500

$1,801,300

$5,218,050

$5,222,550

Additional Building Activity:

e Construction continues on the new self-storage facility at 308 E. Walnut Street.

e Construction continues on the expansion to Benton House of Raymore

e Building Plan review commenced on The Lofts at Fox Ridge apartment community




Single Family Building Permits
500

400

300

200

Number of Permits

100

2000 2005 2010 2015

Year

Code Enforcement Activit

Code Activity Sept 2019 2019 YTD 2018 YTD 2018 Total
Code Enforcement Cases Opened 72 503 389 461
Notices Mailed
-Tall Grass/Weeds 17 128 141 147
- Inoperable Vehicles 15 80 42 54
- Junk/Trash/Debris in Yard 13 107 77 96
- Object placed in right-of-way 1 14 18 26
- Parking of vehicles in front yard 3 1 30 36
- Exterior home maintenance 6 25 28 35
- Other (trash at curb early; signs; 0 2 30 38
etc)
Properties mowed by City 12 64 47 56
Contractor
Abatement of violations (silt fence
repaired; trees removed; stagnant 0 8 0 0
pools emptied; debris removed)
Signs in right-of-way removed 53 243 362 473

Violations abated by Code Officer 17 94 50 60




Development Activit

Current Projects

e Conway Place Rezoning and Preliminary Development Plan (currently on hold)
e Foxridge Business Park Final Plat (southwest corner of 58 Hwy & Fox Ridge Drive)

(currently on hold)

e Edgewater at Creekmoor 7th Final Plat (currently on hold)
e The Venue of The Good Ranch (204 attached single-family units on Dean at North

Cass Parkway)

e Grant Park Villas Rezoning C-2 to R-3B (southeast corner of Grant Drive and Adams

Street)

e Compass Health Site Plan, east of Sunset Lane, north of 58 Highway

As of Sept 30, 2019

As of Sept 30, 2018

As of Sept 30, 2017

Homes currently under

. 150 21 247
construction
Total number of Undeveloped Lots
Available (site ready for issuance 330 395 475
of a permit for a new home)
Total number of dwelling units in 8,630 8,431 8,132

City

Actions of Boards, Commission, and City Council

City Council

September 9, 2019

e Approved on 2nd reading the vacation of 2 remnant pieces of right-of-way in the

Remington Subdivision off Hampton Drive

e Approved on 2nd reading the Rezoning for The Venue of The Good Ranch
e Approved on 2nd reading the award of contract on the Universal Design Pilot Project
e Held public hearings on 4 undeveloped lots that met the threshold requirement to

have sidewalk installed

September 16, 2019 work session

e Presentation from Zimmerman Properties on a proposed 48-unit age-restricted Low
Income Housing Tax Credit project

September 23, 2019

e Authorized City staff to have sidewalk installed on the 4 undeveloped lots that met

the threshold requirement

e Approved a resolution of support for the application by Zimmerman Properties for
Low Income Housing Tax Credits for the proposed Grant Park Villas age-restricted

apartments




Planning and Zoning Commission

September 3, 2019
e Recommended approval of the FY 2020-2024 Capital Improvement Program

pcomin s — October & November

October 1, 2019 Planning and Zoning Commission
e No applications currently filed.
October 14, 2019 City Council

e 1st reading - Vacation of remnant right-of-way easements for temporary cul-de-sacs
in the Cunningham at Creekmoor subdivision

October 15, 2019 Planning and Zoning Commission
e Rezoning from C-2 “General Commercial District” to R-3B “Apartment Community
District 3.8+ acres located at the southeast corner of Grant Drive and Adams Street
for the proposed Grant Park Villas age-restricted apartments.
October 28, 2019 City Council
e 1st reading - proposed rezoning from C-2 “General Commercial District” to R-3B
“Apartment Community District 3.8+ acres located at the southeast corner of Grant
Drive and Adams Street for the proposed Grant Park Villas age-restricted
apartments.
e 1st reading - proposed rezoning from BP “Business Park District” to PUD “Planned
Unit Development District” 136+ acres located south of North Cass Parkway, east of
I-49 for the proposed Industrial Park
e 2nd reading - Vacation of remnant right-of-way easements for temporary cul-de-sacs
in the Cunningham at Creekmoor subdivision

November 4, 2019 Joint Meeting of City Council and Planning and Zoning
Commission

e Presentation from Ady Advantage on Economic Development 101
November 5, 2019 Planning and Zoning Commission

e Compass Health Site Plan, east side of Sunset Lane, north of 58 Highway
November 11, 2019 City Council

e Veterans Day - meeting cancelled
November 19, 2019 Planning and Zoning Commission

e No applications currently filed



November 25, 2019 City Council

2nd reading - proposed rezoning from C-2 “General Commercial District” to R-3B
“Apartment Community District 3.8+ acres located at the southeast corner of Grant
Drive and Adams Street for the proposed Grant Park Villas age-restricted
apartments.

2nd reading - proposed rezoning from BP “Business Park District” to PUD “Planned
Unit Development District” 136+ acres located south of North Cass Parkway, east of
I-49 for the proposed Industrial Park

Department Activities

Staff continues to work on an ordinance to ensure compliance with the Uniform Small
Wireless Facility Deployment Act approved by the Missouri General Assembly in
2018. The ordinance will provide regulations for installation of wireless facilities
within the City right-of-way

Associate Planner David Gress attended the quarterly Planner’s Roundtable meeting
sponsored by the Mid-America Regional Council.

Associate Planner David Gress participated in the Kansas City Regional Safe Routes
to School Summit sponsored by BikeWalk KC.

Associate Planner David Gress attended the 2020 Census Complete Count Committee
meeting hosted by the Mid-America Regional Council.

Associate Planner David Gress participated in the Mid-America Regional Council Solid
Waste Management District Board meeting.

Director Jim Cadoret presented to the Kansas City Communities for All Ages Advisory
Board on how Raymore has incorporated the principles of the initiative into its
planning activities.

Associate Planner David Gress presented information on the City Communities for All
Ages work to the Mid-America Regional Council Total Transportation Policy
Committee.

Director Jim Cadoret and Associate Planner David Gress participated in the monthly
meeting of the Cass County Non-Profits Coalition.

Associate Planner David Gress presented the City’s Universal Design Pilot Project to
the Communities for All Ages Participating Communities Coalition.

Director Jim Cadoret and Associate Planner David Gress met with representatives
from RSP who are working on gathering development data for the Raymore - Peculiar
School District Facility Planning effort.

The Planning and Zoning Commission has cancelled its Oct. 1 meeting.

A Good Neighbor meeting was held for the proposed Grant Park Villas senior
apartment development proposed for the southeast corner of Adams Street and
Grant Street. The Planning and Zoning Commission will consider the rezoning
application for the property on Oct. 15.



Director Jim Cadoret attended the monthly Chamber of Commerce luncheon.

Building Official Jon Woerner met with the Building Code Task Force created to assist
in the review of the 2018 International Building Codes for possible adoption by the
City.

Staff updated the Development Guide that is utilized by businesses and developers
looking to expand or develop in the City.

GIS Activities

ArcGIS Online (AGO) organization update fro new user

Addressing of subdivisions & utilities as needed

Mapping/dissemination of public infrastructure & metadata

Update of scripting for task(s) & addition of new task for GraniteNET

Reporting for 2020 Census New Construction Program

Attended Missouri Geographic Information Systems Advisory Council (MGISAC)
seminar on Geospatial Metadata Standards

Reporting from AGO as requested for Public Works operations (Water Meters &
Streetlights)

Continue to publish services and describe content on ArcGIS Server and in ArcGIS
Enterprise Portal

Maps/reports/data products & application development as requested internally &
externally

Continue to report network security issues


https://www.raymore.com/home/showdocument?id=1170
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About NMHC-the National
Multi Housing Council

NMHC is a national association representing the interests of the nation’s larger
and most prominent apartment firms. NMHC advocates on behalf of rental hous-
ing, conducts apartmentrelated research, encourages the exchange of strategic
business information, and promotes the desirability of apartment living. One-third
of Americans rent their housing, and 15 percent of all U.S. households live in an
apartment home.

Doug Bibby, President

About Sierra Club

The Sierra Club’s members are 700,000 of your friends and neighbors. Inspired by
nature, we work together to protect our communities and the planet. The Club is
America’s oldest, largest, and most influential grass-roots environmental organization.

Larry Fahn, President

About AlA-the American Institute of Architects

Since 1857, the AIA has represented the professional interests of America’s archi-
tects. As AIA members, more than 75,000 licensed architects, emerging profession-
als, and allied partners express their commitment to excellence in design and livabil-
ity in our nation’s buildings and communities. Members adhere to a code of ethics
and professional conduct that assures the client, the public, and colleagues of an
AIA-member architect’s dedication to the highest standards in professional practice.

Douglas L. Steidl, President

About ULI-the Urban Land Institute

ULI-the Urban Land Institute is a nonprofit educational and research institute
supported by its members. Its mission is to provide responsible leadership in the
use of land to enhance the total environment. ULI sponsors educational programs
and forums to encourage an open exchange of ideas and sharing of experiences;
initiates research that anticipates emerging land use trends and issues and propos-
es creative solutions based on that research; provides advisory services; and pub-
lishes a wide variety of materials to disseminate information on land use and devel-
opment. Established in 1936, the Institute has more than 24,000 members and
associates from more than 80 countries representing the entire spectrum of the
land use and development disciplines.

Richard M. Rosan, President




Recommended bibliographic listing:
Haughey, Richard M. Higher-Density Development: Myth and Fact. Washington, D.C.:
ULI-the Urban Land Institute, 2005.

ULI Catalog Number: N27
International Standard Book Number: 0-87420-941-2

©2005 by ULI-the Urban Land Institute
1025 Thomas Jefferson Street, N.W.
Suite 500 West

Washington, D.C. 20007-5201

Printed in the United States of America. All rights reserved. No part of this book
may be reproduced in any form or in any means, electronic or mechanical,
including photocopying and recording, or by an information storage and retrieval
system without written permission of the publisher.
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ULI Review Committee

Elinor R. Bacon Edward T. McMahon

President Senior Resident Fellow,

ER Bacon Development, LLC Sustainable Development

Washington, D.C. ULI-the Urban Land Institute
Washington, D.C.

Maureen McAvey

Senior Resident Fellow, Debra Stein

Urban Development President

ULI-the Urban Land Institute GCA Strategies

Washington, D.C. San Francisco, California

Representatives of the partners who directed this work:
NMHC

Doug Bibby, President

Kimberly D. Duty, Vice President of Communications

Michael H. Tucker, Director of Communications

Sierra Club
Neha Bhatt, Associate Washington Representative
Challenge to Sprawl Campaign

Eric Olson, Associate Washington Representative

Challenge to Sprawl Campaign

AIA
David T. Downey, Managing Director
AIA Center for Communities by Design

ULI
Richard M. Haughey, Director; Multifamily Development
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s this country continues to grow and change, communities are left to
figure out where all these new people will live, work, and shop. New
markets are emerging for real estate that offers a more convenient
lifestyle than is offered by many low-density sprawling communities. New compact
developments with a mix of uses and housing types throughout the country are
being embraced as a popular alternative to sprawl. At the core of the success of
these developments is density, which is the key to making these communities
walkable and vibrant.

Unfortunately, in too many communities higher-density mixed-use development

is difficult to construct because of zoning and building codes that favor low-density
development with segregated uses and because of opposition from the commu-
nity. This publication looks at several myths surrounding higher-density develop-
ment and attempts to dispel them with facts to help dismantle the many barriers
such developments face.

ULI is proud to have partnered with NMHC-the National Multi Housing Council,
Sierra Club, and AIA-the American Institute of Architects on this publication.
This convergence of interests highlights the importance each organization has
placed on finding a new development pattern that better fits the needs of a
growing and changing country.

ULI will continue to provide forums in which all stakeholders can explore and
debate issues about growth and development patterns and how properly designed
and incorporated density can be used to accommodate new growth. ULI will conduct
research, produce well-balanced information, and identify best practices on issues
relevant to growth and density. Through these efforts, ULI and its partners hope to
play a role in planning a better development pattern for the future.

Harry H. Frampton III
Chair
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Myth and Fact

merica’s changing population is creating demand for new types of homes,
offices, and retail outlets. Better solutions are needed to the challenges
created by changing demographics, dwindling natural areas, smog and
public health issues, shrinking municipal budgets, and traffic congestion. Commu-
nities that answer these challenges will develop into great places to live.

America will add roughly 43 million new residents—that’s 2.7 million new residents
per year—between now and 2020." America is not only growing but also under-
going dramatic demographic changes. The traditional two-parent household with
children is now less than a quarter of the population and getting proportionally
smaller. Single-parent households, single-person households, empty nesters, and
couples without children make up the new majority of American households, and
they have quite different real estate needs.” These groups are more likely to choose
higher-density housing in mixed-density communities that offer vibrant neighbor-
hoods over single-family houses far from the community core.

The fact is that continuing the sprawling, low-density haphazard development pat-
tern of the past 40 years is unsustainable, financially and otherwise. It will exacer-
bate many of the problems sprawl has already created—dwindling natural areas
and working farms, increasingly longer commutes, debilitating traffic congestion,
and harmful smog and water pollution. Local officials now realize that paying for
basic infrastructure—roadways and schools, libraries, fire, police, and sewer services
—spread over large and sprawling distances is inefficient and expensive.

Most public leaders want to create vibrant, economically strong communities where
citizens can enjoy a high quality of life in a fiscally and environmentally responsible
manner, but many are not sure how to achieve it. Planning for growth is a compre-
hensive and complicated process that requires leaders to employ a variety of tools
to balance diverse community interests. Arguably, no tool is more important than
increasing the density of existing and new communities, which includes support for
infill development, the rehabilitation and reuse of existing structures, and denser
new development. Indeed, well-designed and well-integrated higher-density devel-
opment makes successful planning for growth possible.

Density refers not only to high-rise buildings. The definition of density depends
on the context in which it is used. In this publication, higher density simply means
new residential and commercial development at a density that is higher than
what is typically found in the existing community. Thus, in a sprawling area with
single-family detached houses on one-acre lots, single-family houses on one-fourth
or one-eighth acre are considered higher density. In more densely populated
areas with single-family houses on small lots, townhouses and apartments are con-
sidered higher-density development. For many suburban communities, the popu-
lar mixed-use town centers being developed around the country are considered
higher-density development.

\ Higher-Density Development




Most land use professionals and community leaders now agree that creating com-
munities with a mix of densities, housing types, and uses could be the antidote to
sprawl when implemented regionally. And across the country, the general public is
becoming more informed and engaged in making the tough land use choices that
need to be made while understanding the consequences of continuing to grow as
we have in the past. Many have also come to appreciate the “place-making” bene-
fits of density and the relationship between higher-density development and land
preservation. Media coverage of the topic of growth and development has also
evolved. Past media coverage of growth and development issues was often limited
to the heated conflicts between developers and community residents. Many in the
media are now presenting more thoughtful and balanced coverage, and several
editorial boards support higher-density developments in their communities as an
antidote to regional sprawl.

Yet despite the growing awareness of the complexity of the issue and growing sup-
port for higher-density development as an answer to sprawl, many still have ques-
tions and fears related to higher-density development. How will it change the neigh-
borhood? Will it make traffic worse? What will happen to property values? And what
about crime? Ample evidence—documented throughout this publication—suggests
that well-designed higher-density development, properly integrated into an existing
community, can become a significant community asset that adds to the quality of life
and property values for existing residents while addressing the needs of a growing
and changing population.

Many people’s perception of higher-density development does not mesh with the
reality. Studies show that when surveyed about higher-density development, those
interviewed hold a negative view. But when shown images of higher-density versus
lower-density development, people often change their perceptions and prefer
higher density.3 In a recent study by the National Association of Realtors® and
Smart Growth America, six in ten prospective homebuyers, when asked to choose
between two communities, chose the neighborhood that offered a shorter com-
mute, sidewalks, and amenities like shops, restaurants, libraries, schools, and pub-
lic transportation within walking distance. They preferred this option over the one
with longer commutes and larger lots but limited options for walking.* The 2001
American Housing Survey further reveals that respondents cited proximity to work
more often than unit type as the leading factor in housing choice.” Such contra-
dictions point to widespread misconceptions about the nature of higher-density
development and sprawl. Several of these misconceptions are so prevalent as to be
considered myths.

To some degree, these myths are the result of memories people have of the very-
high-density urban public housing projects of the 1960s and 1970s that have been
subsequently deemed a failure. Somehow, the concept of density became associated
with the negative imagery and social problems of depressed urban areas. The reality




is that complex interrelated factors such as the high concentration of poverty and
poor educational and employment opportunities combined to doom the public
housing projects. Even very-high-density housing can be practical, safe, and desir-
able. For example, the mixed-income apartments and condominiums or luxury high
rises in New York and Chicago—some of the safest and most expensive housing in
the country—prove that density does not equal an unsafe environment.

The purpose of this publication is to dispel the many myths surrounding higher-
density development and to create a new understanding of density that goes
beyond simplistic negative connotations that overestimate its impact and under-
estimate its value. Elected officials, concerned citizens, and community leaders can
use this publication to support well-designed and well-planned density that creates
great places and great communities that people love. With the anticipated popula-
tion growth and continuing demographic and lifestyle changes, consensus is build-
ing that creating communities with a mix of densities, housing types, and uses will
be both necessary and desirable.

Higher-Density Development: Myth and Fact is the sixth in a series of Urban Land
Institute myth and fact booklets. The series is intended to clarify misconceptions
surrounding growth and development. Other topics covered have included trans-
portation, smart growth, urban infill housing, environment and development, and

mixed-income housing.

Higher-Density Development: Myth and Fact examines widespread misconceptions
related to higher-density development and seeks to dispel them with relevant facts
and information. Although the benefits of higher-density development are often
understated, so are the detrimental effects of low-density development. The advan-
tages and drawbacks of higher-density development are compared throughout this
publication with the alternative of low-density development. In the process, mis-
conceptions regarding low-density development are also addressed.




MYTH

Higher-density development overburdens public schools and other
public services and requires more infrastructure support systems.

FACT

The nature of who lives in higher-density housing—fewer famil
children—puts less demand on schools and other public servi
low-density housing. Moreover, the compact nature of higher-density
development requires less extensive infrastructure to support it.

ublic officials across the country struggle to afford the infrastructure need-

ed to support sprawling development. A recent study analyzing the costs

of sprawl estimated that more than $100 billion in infrastructure costs

could be saved over 25 years by pursuing better planned and more com-
pact forms of development.® The issue has transcended political parties and ideolo-
gies and has become an issue of basic fiscal responsibility. California’s Republican
Governor Arnold Schwarzenegger has criticized “fiscally unsustainable sprawl,”’
while Michigan’s Democratic Governor Jennifer Granholm has noted that sprawl
“is hampering the ability of this state and its local governments to finance public
facilities and service improvements.”

NUMBER OF SCHOOL AGE CHILDREN
PER 100 UNITS OF NEW HOUSING

Myth and Fact




MY TH O N E FACT O N E

Progressive and conservative groups have identified sprawl as a real problem.
Charter of the New Urbanism states that “placeless sprawl” is an “interrelated com-
munity building challenge.” Conservative groups have concluded that “sprawl is
in fact a conservative issue” with “conservative solutions” and that “sprawl was in
large part created through government intervention in the economy.”"

Indeed, numerous government policies over the last half century have led to and
supported sprawl. Historically, federal spending for transportation has subsidized
large-scale highway construction over other modes of transportation. Financing
policies from the Federal Housing Administration have promoted suburban sub-
divisions across the nation. Large lot exclusionary zoning has forced the artificial
separation of land uses, leading to large distances between employment centers,
housing, and retail. But many government agencies now realize they cannot afford
to continue providing the infrastructure and public services that sprawl demands.

Not only do local governments absorb much of the cost of more and more road-
ways, profoundly longer water and electrical lines, and much larger sewer systems to
support sprawling development, they must also fund public services to the new resi-
dents who live farther and farther from the core community. These new residents
need police and fire protection, schools, libraries, trash removal, and other services.
Stretching all these basic services over ever-growing geographic areas places a great
burden on local governments. For example, the Minneapolis/St. Paul region built
78 new schools in the suburbs between 1970 and 1990 while simultaneously closing
162 schools in good condition located within city limits." Albuquerque, New Mexico,
faces a school budget crisis as a result of the need to build expensive new schools in
outlying areas while enrollment in existing close-in schools declines.

P ROFILE

The Market Common Clarendon

Located on the site of a former parking lot and occupying roughly ten
acres of land, the Market Common in Clarendon, Virginia, just outside
Washington, D.C., provides 300 Class A apartments, 87 townhouses,
100,000 square feet of office space, and 240,000 square feet of prime
retail space. Located within walking distance of the Orange Line of
Washington's extensive subway system, residents can leave their cars
parked while they take public transit to work. They can also walk to a
Whole Foods grocery store adjacent to the highly successful develop-
ment. Prominent national retailers occupy the ground level of the
building, and structured parking is provided. The compact develop-
ment form of the Market Common promotes walking, biking, and using
public transit over autos. The apartments are attractive to young pro-
fessionals without children, lessening the impact on the county’s
Located within walking distance of a Washington, school system. The project is the result of a successful collaboration of McCaffery

D.C., Metro stop, the Market Common provides Interests, Arlington County officials, and citizens of the Clarendon neighborhood; it has

housing, offices, retail, and restaurants on a ten- spurred new retail, office, and residential construction on neighboring sites.
acre site that was formerly a parking lot.

MCCAFFERY INTERESTS
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Unfortunately for local governments, a growing body of evidence shows that
sprawling development often does not pay enough property tax to cover the serv-
ices it requires. A study conducted for a suburban community outside Milwaukee
found that public services for an average-price single-family house in that commu-
nity cost more than twice as much as the property taxes paid by the homeowner."

One reason for the disparity between property tax revenue and the cost of public
services is expenditures for public schools. Low-density suburbs and exurban areas
generally attract families with more school-age children. In fact, single-family
developments average 64 children for every 100 units, compared with only 21 chil-
dren for every 100 units of garden apartments and 19 children for every 100 units
of mid- to high-rise apartments.” The reason is that multifamily housing attracts
predominantly childless couples, singles, and empty nesters.

And although apartment renters do not pay property tax directly, apartment owners
do. Apartments are also usually taxed at a higher commercial real estate tax rate,"
so a typical mixed-use development with retail, office, and apartments may subsidize
the schools and other public services required by residents of low-density housing in
the same community. This phenomenon is further exacerbated because many multi-
family developments and retail and office establishments pay for their own trash dis-
posal, shuttle buses, and security.

Reducing the distance between homes, shops, and offices also reduces the cost of
public infrastructure. According to one of many studies, “The public capital and
operating costs for close-in, compact development [are] much lower than they
[are] for fringe, scattered, linear, and satellite development.””* And many of these
studies do not take into account the advantages created by making public transit

PROJECTED HOUSEHOLD GROWTH: 2000-2010

Nonfamily
Households

14.0%
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more feasible as well as making delivery of basic services like
mail delivery, trash collection, and police and fire protec-
tion more efficient.

Another emerging body of research suggests that higher-
density development is an important component of eco-
nomic development initiatives and helps attract new
employers. “Information economy” is a term used to

define the growing industries based on the economics of
the Internet, information goods, and intellectual property.
Workers in this field are known as “knowledge workers,”
and many believe they are the future of the American econ-
omy. These workers are comfortable with the latest technol-
ogy and, because their skills are transferable, choose their
jobs based on the attributes of the town
or city where they are located. They
seek out vibrant, diverse urban centers
that offer access to technology, other
knowledge workers, and lifestyle."

The economic development game has
changed. Employers now follow the
workers rather than the other way
around. Therefore, communities that
focus on providing a high quality of life
with the energy and vitality created by

urban centers will be much more likely
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to attract these highly prized, talented,
and productive workers than communi-
ties of faceless sprawl. Companies that understand the
appeal of these communities are making relocation deci-
sions with these workers in mind. Studies have shown that
increasing employment density increases labor productivity,
generally by reducing commuting times."’

Thus, introducing higher-density projects into a community
will actually increase that community’s revenue without
significantly increasing the infrastructure and public service
burdens. Blending apartments into low-density communities
can help pay for schools without drastic increases in the num-
ber of students. Diversifying housing options and adding
amenities like shops and offices close by will improve the
quality of life and attract businesses and people that will
strengthen the community’s economic stability. Increasing
density provides a real economic boost to the community
and helps pay for the infrastructure and public services

that everybody needs.

PROFILE

Highlands’ Garden Village

Built on the site of the Elitch Gardens amusement
park in Denver, Highlands’ Garden Village is a walk-
able, transit-linked community and a financially
viable model for environmentally responsible infill
development. New York-based developer Jonathan
Rose & Companies developed single-family homes,
townhouses, seniors’ and multifamily apartments,
cohousing, offices, and retail space on the site.

At the center, a historic theater and carousel from
the original amusement park are being transformed

Highlands’ Garden Village reuses some structures
from the amusement park previously located on
the site. The compact development, combined
with a variety of uses and housing types, uses
public infrastructure more efficiently than low-
density sprawling development.

into a community performing arts center and a
walking labyrinth. Berkeley, California—based
Calthorpe Associates designed a plan that put
new homes on three sides of a square-shaped
village and a commercial “main street” on the
fourth. Restaurants, studios, and shops line the
street with live/work townhouses and offices
above, giving residents the opportunity to live,
work, and shop in the same community. The
proximity of amenities, location near downtown,
and convenience of public bus lines encourage
people to walk and reduce travel costs.



Higher-density developments lower property values in
surrounding areas.

No discernible difference exists in the appreciation rate of properties
located near higher-density development and those that are not. Some
research even shows that higher-density development can increase
property values.

he precise value of real estate is determined by many factors, and isolating
the impact of one factor can be difficult. Although location and school
district are the two most obvious determining factors of value, location
within a community and size and condition of the house also affect value.
Several studies have examined whether multifamily housing has any impact on the
value of nearby single-family detached houses. These studies have shown either no

impact or even a slightly positive impact on appreciation rates.

Haile Plantation

Haile Plantation is a Gainesville, Florida, icon. Although it is denser than surrounding
communities, the values of homes in Haile Plantation are often higher than the values of
houses in neighboring lower-density communities, because the traditional neighborhood
design employed there makes Haile Plantation more desirable and valuable. Beginning
with the master plan in 1979, Haile Plantation has been called one of the first new urban-
ist communities in the country. Developers Bob Rowe and Bob Kramer in conjunction
with the Haile Plantation Corporation developed the 1,700-acre site to include more than
2,700 units, ranging from single-family homes to townhouses and garden apartments. The
sense of community has only grown with the expansion of the development to include a
town center, a village green, trails, civic uses, and offices. Indeed, it is density and diver-
sity that together add value to this popular Florida community.

Homes in Haile Plantation sell for more than neighboring
homes because prospective buyers view the traditional
neighborhood design as a valuable and desirable amenity.
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For instance, one study by the National Association
of Home Builders looked at data from the American
Housing Survey, which is conducted every two years
by the U.S. Census Bureau and the Department of
Housing and Urban Development. It found that
between 1997 and 1999, the value of single-family
houses within 300 feet of an apartment or condo-
minium building went up 2.9 percent a year, slightly
higher than the 2.7 percent rate for single-family
homes without multifamily properties nearby."

Another study, commissioned by the Family Housing
Fund in Minnesota, studied affordable apartments
in 12 Twin Cities neighborhoods and found “little

or no evidence to support the claim that tax-credit
family rental developments in [the] study eroded
surrounding home values.”"” And a long-term study
by Harvard University’s Joint
Center for Housing Studies
published in 2003 also confirms
that apartments pose no threat
to nearby single-family house
values, based on U.S. Census
data from 1970 to 2000.*

Not only is there compelling
evidence that increased density

HOTOGRAPH ©STEVE HINDS

does not hurt property values

of nearby neighbors: researchers
at Virginia Tech University have
concluded that over the long
run, well-placed marketrate
apartments with attractive
design and landscaping actually
increases the overall value of
detached houses nearby.* They
cite three possible reasons. First, the new apartments
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could themselves be an indicator that an area’s econ-
omy is vibrant and growing. Second, multifamily
housing may increase the pool of potential future
homebuyers, creating more possible buyers for exist-
ing owners when they decide to sell their houses.
Third, new multifamily housing, particularly as part
of mixed-use development, often makes an area
more attractive than nearby communities that have
fewer housing and retail choices.”

14 | Higher-Density Development

P ROFILE

Echelon at Lakeside

Echelon at Lakeside is the only multifamily development
in an upscale, master-planned single-family suburban
neighborhood of Lakeside on Preston in Plano, Texas a
suburb of Dallas. Florida-based developers Echelon
Communities, LLC, overcame initial community opposi-
tion from area residents through high-quality innovative
design. The award-winning architecture blends seam-
lessly with the surrounding neighborhood's traditional
style. Larger-than-normal floor plans, individual entries,
and attached garages combine to mirror the grand

The award-winning apartments at Echelon at Lakeside
were designed to blend with the neighboring luxury
homes.

estates in the surrounding communities. Although street
elevations make the buildings appear to be one single-
family home, they actually house several multifamily units.
Memphis-based architects Looney Ricks Kiss used five
building types and three building styles. All units include
high-quality interior finishes; community amenities include
a resort-style pool, fitness facility, clubroom, business and
conference center, and full-time concierge.
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AVERAGE ANNUAL APPRECIATION FOR SINGLE-FAMILY
DETACHED HOMES BY NEARNESS TO MULTIFAMILY BUILDINGS

Concerned citizens should use the entitlement process to demand high-quality
development in their communities while understanding that density and adjacent
property values are not inversely related. Higher-density real estate developers
and investors in higher-density real estate need to appreciate the fact that most
Americans’ wealth is held in their home equity. Therefore, changes in property
values can have very real consequences to existing property owners. Likewise,
homeowners would benefit from knowing that developers make a substantial
financial commitment when investing in new higher-density projects. This invest-
ment is an incentive to make the project successful, which can give the commu-
nity leverage in working with the developer. Such interrelated and overlapping
economic interests among these stakeholders make it all the more likely that a
mutually beneficial agreement can be reached. Such an agreement can result in
a project that enhances the existing community, ensures the appreciation of resi-
dents’, developers’, and the local government’s financial interests, and addresses
the needs of current and future residents of the community and region.

Myth and Fact | 15




Higher-density development creates more regional traffic congestion
and parking problems than low-density development.

Higher-density development generates less traffic than low-density development
per unit; it makes walking and public transit more feasible and creates opportunities
for shared parking.

ost people assume that higher-density development generates more traffic than low-
density development and that regional traffic will get worse with more compact devel-
opment. In fact, the opposite is true. Although residents of low-density single-family

communities tend to have two or more cars per household, residents of high-density
apartments and condominiums tend to have only one car per household.” And according to one
study using data from the National Personal Transportation Survey, doubling density decreases the
vehicle miles traveled by 38 percent.*

P ROFILE

Mockingbird Station

The residents of Mockingbird Station in Dallas, Texas, are far
less dependent on their cars, because they have a whole host
of amenities at their doorstep. Dallas developer Ken Hughes
partnered with Denver-hased Simpson Housing Group to
create the ten-acre pedestrian-oriented urban village, which
includes 216 loft apartments, an eight-screen film center and
café, more than 90 shops and restaurants, offices, an enclosed
public plaza, and parking, all directly linked to the Dallas Area
Rapid Transit (DART) light-rail system. Mockingbird Station
provides direct platform access to DART trains, which offer
residents an eight-minute commute to Dallas’s central
business district and a single train connection to the Dallas
Convention Center, Reunion Arena, and other downtown entertainment. The new village is also immediately adjacent Residents of Mockingbird
to the campus of Southern Methodist University and within walking distance of the university's new stadium and Station can leave their cars
sports center. RTKL created architecture reminiscent of historic train stations but with a modern twist to the materials 1" the garage and take an
and detailing. Although only limited driving is necessary, a parking garage is provided but placed out of sight and il L L AUEL A

. . ) = . o . downtown Dallas; they can
underground. The myriad materials, architectural styles, and amenities create a vibrant transit-oriented community.

also walk to shops, offices,
and a movie theater.

UC URBAN
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The reason is that higher-density developments make for more walkable neighbor-
hoods and bring together the concentration of population required to support pub-
lic transportation. The result is that residents in higher-density housing make fewer
and shorter auto trips than those living in low-density housing.” Condominium and
townhouse residents average 5.6 trips per day and apartment dwellers 6.3 car trips
per day, compared with the ten trips a day averaged by residents of low-density com-
munities. (A trip is defined as any time a car leaves or returns to a home.)

Increasing density can significantly reduce dependency on cars, but those benefits
are even greater when jobs and retail are incorporated with the housing. Such
mixed-use neighborhoods make it easier for people to park their car in one place
and accomplish several tasks, which not only reduces the number of car trips
required but also reduces overall parking needs for the community. But if retail
uses are to survive, they must be near households with disposable income. Having
those households within walking distance of the shops builds in a market for the
stores. One study indicates that in some markets, 25 to 35 percent of retail sales

must come from housing close to shops for the shops to be successful.*

P ROFILE

Southwest Station

The Southwest Metro Transit Commission is a small
suburban bus system near Minneapolis that serves
downtown Minneapolis and numerous other
employment and recreation centers, including
Minnesota Twins baseball games. The American
Public Transportation Association calls it the “best
small system in the country.” In an effort to capital-
ize and expand on the success of the system, the
commission has encouraged transit-oriented devel-
opment at its bus stops. In Eden Prairie, Minnesota,
the commission completed a bus depot and five-
story parking garage on 22 acres of excess right-of-
way. In 2001, it started selling land around the tran-
sit complex for retail and residential development. The Southwest Metro Transit Commission in suburban
Restaurants, shops, and more than 250 apartments,  Minneapolis runs an award-winning bus system and

condominiums, and townhouses soon followed. The ~ has encouraged higher-density development around
transit stops, like this one at Southwest Station in
Eden Prairie, Minnesota.
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new development generated revenue for the com-
mission, new public transit riders, affordable con-
venient housing, and a suburban lifestyle with the
amenities usually afforded only to city dwellers.
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With a typical family now making more car trips for family, personal, social, and
recreational reasons than for commuting to work,” reducing the number of
noncommuting trips takes on greater importance in the battle to reduce traffic
congestion and parking problems. A case study in Washington, D.C., found that
workers in dense downtown Washington made 80 percent of their mid-day trips
by foot while suburban workers made 67 percent of their mid-day trips by car.®
Although a suburban office park would never reach the density levels of a down-
town area, planners can still reduce the auto dependency of suburban office work-
ers by using some of the same design techniques. Concentrating density around

AVERAGE DAILY CAR TRIPS

Apartment

6.3

suburban offices, allowing and encouraging retail and restaurants in and near
the offices, and planning for pedestrian and bike access can all reduce the
number of lunchtime car trips required by office workers.

Higher-density mixed-used developments also create efficiencies through shared
parking. For example, office and residential uses require parking at almost exact
opposite times. As residents leave for work, office workers return, and vice versa. In
addition, structured parking becomes feasible only with higher-density developments.

Higher-density development also makes public transit more feasible. When a com-
munity that includes residences, shops, and offices reaches a certain threshold of
density, public transit-shuttles, bus service, trams, or light rail becomes an option
for residents. It is estimated that a minimum density of seven dwelling units per
acre is needed to make local bus service feasible with an intermediate level of
service.” Light rail needs a minimum density of nine dwelling units per acre to

be feasible.” When a community can take advantage of these options and increase
the transportation choices for residents, relief is greater as total car dependency is
further broken. Such choices are impossible for low-density developments.
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Higher-density development leads to higher crime rates.

The crime rates at higher-density developments are not significantly different from
those at lower-density developments.

eople sometimes associate density with crime, even though numerous

studies show that no relationship exists between the two. A study in Irving,

Texas, using geographic information systems and crime statistics, found no

link between crime and density. In fact, it found that single-family neigh-
borhoods are “not all associated with lower crime rates.”" Another study conducted
by the University of Alaska found no relationship between housing density and
crime in Anchorage.”

PROFILE

Westminster Place

Although today Westminster Place is a thriving, safe community in
midtown St. Louis, it was not always the case. The area, approxi-
mately 90 acres, was well known by the St. Louis police department
for its high rate of violent crime, which led to the area’s becoming
blighted. McCormack Baron Salazar, a St. Louis—hased developer,
brought the community back through the addition of higher-density
mixed-income housing comprising affordable and market-rate units.
The master plan included for-sale and rental housing, garden apart-
ments, townhouses, single-family homes, and even an assisted liv-
ing facility for seniors. A new community pool, a bustling retail cen-
ter, and a magnet school are included as well. The new plan slowed
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Increasing the housing density, adding some market-rate housing,
i ) . and developing a design that slowed traffic and added additional
traffic through the community, added landscaping and street and lighting changed Westminster Place from a crime-ridden neighbor-
parking lot lighting, and new “eyes on the street,” making it more hood to a thriving, safe community.

difficult for criminals to go unnoticed. The area blossomed into a

place where people once again feel safe walking. The success of

the community spurred the revitalization of surrounding areas.
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P ROFILE

East Village

East Village is a small urban revitalization project on the edge of downtown Minneapolis. Before the
project was built, the neglected 2.9-acre site contained several deteriorating rental homes, old commer-
cial buildings, and abandoned surface parking lots. The neighborhood wanted to improve the area and
the image of one of the city’s oldest neighborhoods, Elliot Park. The developers of the project, Central
Community Housing Trust and East Village Housing Corporation, developed the new mixed-income
housing and commercial community to encourage a sense of community and ownership. East Village
now features community green space, pedestrian paths, and neighborhood businesses. Buildings sur-
round the greenway that leads to Elliot Park, a city park with year-round activities and a community
center. Brick, bay windows, and French balconies complement historic buildings in the area. In addition,
all buildings have multiple entrances to encourage interaction among neighbors. An underground 350-
space parking garage frees up space for landscaped areas. This once neglected area has won two
awards for innovation and design and become an exceedingly successful vibrant and safe community.
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The additional “eyes on the street” created by the development of
East Village in Minneapolis has led to a safer vibrant community.
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Arizona researchers found that when police data are analyzed per unit, apartments
actually create less demand for police services than a comparable number of single-
family houses. In Tempe, Arizona, a random sample of 1,000 calls for service showed
that 35 percent originated from single-family houses and just 21 percent came from
apartments. Similarly, a random sample of 600 calls for service in Phoenix, Arizona,
found that an apartment unit’s demand for police services was less than half of the
demand created by a single-family house.”

One reason for the misperception that crime and density are related could be that
crime reports tend to characterize multifamily properties as a single “house” and
may record every visit to an apartment community as happening at a single house.
But a multifamily property with 250 units is more accurately defined as 250 houses.
To truly compare crime rates between multifamily properties and single-family
houses, the officer would have to count each household in the multifamily commu-
nity as the equivalent of a separate single-family household. When they do so, many
find what the previous studies prove: that crime rates between different housing

types are comparable.

Higher-density developments can actually help reduce crime by increasing pedestrian
activity and fostering a 24-hour community that puts more “eyes on the street™* at

all imes. Many residents say they chose higher-density housing specifically because
they felt more secure there; they feel safer because there are more people coming
and going, making it more difficult for criminals to act without being discovered.
This factor could explain why a ULI study of different housing types in Greenwich,
Connecticut, shows that higher-density housing is significantly less likely to be bur-
glarized than single-family houses.” The relationships among design, management,
and security became better understood in the past few decades with the publication
of several seminal works, including Defensible Space: Crime Prevention through Urban
Design by Oscar Newman® and Fixing Broken Windows: Restoring Order and Reducing
Crime in our Communities by George Kelling and Catherine Coles.” Many new higher-
density developments include better lighting plans and careful placement of buildings
and landscaping to reduce opportunities for crime, contributing to a safer community.

With the emergence of better-quality designs, higher-density mixed-use develop-
ment is an attractive and safe addition to a community, one that is increasingly
attracting a professional constituency seeking safety features. In fact, the luxury

segment is one of the fastest-growing components of the multifamily industry.*




Higher-density development is environmentally more
destructive than lower-density development.

Low-density development increases air and water pollution and destroys natural
areas by paving and urbanizing greater swaths of land.

ow-density sprawl takes an enormous toll on our air, water, and land. The
United States is now losing a staggering 2 million acres of land a year to
haphazard, sprawling development.* More than 50 percent of Americans
live in places where the air is unhealthy to breathe,” and childhood asthma
and other respiratory diseases are on the rise.* Almost half the damage to our
streams, lakes, and rivers is the result of polluted runoff from paved surfaces.”

It is inefficient land use, not economic growth, that accounts for the rapid loss of
open space and farms. Since 1994, housing lots larger than ten acres have account-
ed for 55 percent of the land developed.” This loss of land often causes unexpect-
ed economic challenges for rural communities, where farmland, forests, ranchland,
and open space tend to be the economic drivers that attract businesses, residents,
and tourists. Low-density sprawl compromises the resources that are the core of

the community’s economy and character. The majority of American homeowners
think it is important to stop these trends. In fact, 76 percent of local ballot initiatives
related to land conservation passed in November 2004, making $2.4 billion in fund-
ing available for protection of parks and open space.* But purchasing land is only

part of the solution and not always an option for financially strapped governments.

Higher-density development offers the best solution to managing growth and pro-
tecting clean air and clean water. Placing new development into already urbanized
areas that are equipped with all the basic infrastructure like utility lines, police and
fire protection, schools, and shops eliminates the financial and environmental costs
of stretching those services farther and farther out from the core community. Com-
pact urban design reduces driving and smog and preserves the natural areas that
are assets of the community: watersheds, wetlands, working farms, open space, and
wildlife corridors. It further minimizes impervious surface area, which causes ero-
sion and polluted stormwater runoff. Two studies completed for the state of New
Jersey confirm that compact development can achieve a 30 percent reduction in
runoff and an 83 percent reduction in water consumption compared with conven-

tional suburban development.®
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PROFILE

Prairie Crossing

The developers of Prairie Crossing, George and Vicky Ranney,

saved $1 million in infrastructure costs through environmentally

sensitive design. The 677-acre conservation community is

located in Grayslake, lllinois, 40 miles northwest of Chicago

and one hour south of Milwaukee. The community features

350 acres of open space, including 160 acres of restored

prairie, 158 acres of active farmland, 13 acres of wetlands, a

22-acre lake, a village green, and several neighborhood parks.

Houses are sited to protect natural features such as hedge-

rows, native habitat, and wetlands. Designed with colors and

architecture inspired by the landscape, every home has a view

of open space and direct access to ten miles of on-site walk-

ing and biking trails. Wide sidewalks, deep front porches,

and rear garages encourage neighbors to meet. The homes

were built with U.S. Department of Energy—approved green

building techniques. As a result, they are 50 percent more

energy efficient than other homes in the Chicago area, and More than half
they sell for a 33 percent sales premium. Station Village is the the Ia.nd at Prairie
last phase of Prairie Crossing. When complete, it will include I ED

o ) . o o preserved as open
residential, retail, and office space, all within walking distance space, and homes

of two commuter train stations. Residents can ride Metra's were built with
North Line to Chicago’s Union Station or the Central Line to approved green
downtown Chicago and 0'Hare Airport. building techniques.
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PROFILE

The Preserve

USS Real Estate originally held a 550-acre tract of land in Hoover,
Alabama, but sold 250 acres to the city, intending to create the
Moss Rock Nature Preserve. The 680 single-family homes, 50,000
square feet of retail, and 50,000 square feet of office space are
concentrated on the remaining 311-acre site. Before development
of the Preserve, Hoover was characterized by sprawling conven-
tional development and lacked a town center. The Preserve’s
future town center is planned to include 34 live/work units, 14
retail units, and two restaurants: at the heart of the community is
the village green, an impressive eight-acre park with a town hall,
a fitness center, a junior olympic swimming pool, and a kiddie
pool. Residents have access to 15 acres of parks and seven miles
of trails that connect to award-winning Hoover schools and the
newly created Moss Rock preserve.

Clustering development
at the Preserve in Hoover
Alabama, enabled the
creation of the 250-acre

Moss Rock Nature Preserve.
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Many communities employ techniques such as infill and brownfield development
to transform unused, abandoned lots into vibrant, revenue-generating components
of the community. Some create direct incentives for higher-density development.
The city of Austin, Texas, for example, created a program that rewards developers
for locating projects in the city’s existing neighborhoods and downtown. Others
award points for a variety of attributes, such as transit access, the redevelopment of
empty lots, and an increase in pedestrian facilities. By employing standards for fac-
tors like open space, dense development, and impact on water quality, communi-
ties can facilitate good urban design that preserves natural resources.

Although a well-designed higher-density community offers residents a higher-
quality environment, poorly planned sprawl does the opposite. Because low-density
sprawl gobbles up so much land through large-lot zoning, it ends up destroying the
very thing most people moved there for in the first place—the natural areas and
farmland. It forces people to drive longer distances, increasing regional air quality
problems. The average American man spends 81 minutes behind the wheel every
day, while women average 63 minutes. And surveys show that the time spent driving

has been consistently increasing every year.*

The national road network, currently
at 4 million miles according to the U.S. Department of Transportation, is still grow-
ing at an alarming rate, mainly for the purpose of connecting new low-density sub-
urbs back to core communities. Along with the water and air pollution, construc-
tion of these highways perpetuates the cycle of sprawl, fragments wildlife habitats,

and dries up a community’s financial coffers.

Increasing density not only improves air and water quality and protects open
space but also redirects investments to our existing towns and cities. It can
revitalize existing communities and create more walkable neighborhoods with
access to public transit and hiking and biking trails. Pedestrianfriendly higher-
density developments offer general health benefits as well. Mixed land uses give
people the option to walk and bike to work, shops, restaurants, and entertain-
ment. The convenience of compact communities may help fight diseases related
to obesity.” Higher-density communities are vital to preserving a healthy environ-
ment and fostering healthy lifestyles.




Higher-density development is unattractive and does
not fit in a low-density community.

Attractive, well-designed, and well-maintained higher-density
development attracts good residents and tenants and fits into
existing communities.

igher-density development comes in many forms. Some of the most attrac-
tive well-planned modern development is built at a high density. Across
America, appealing higher-density mixed-use town centers have been
wildly popular with the public. Lushly landscaped boulevards, fountains,
and showcase architecture have created a sense of place in areas previously known
only for faceless, uninteresting low-density development. The enduring appeal

P ROFILE

Post Riverside

Atlanta is often called the poster child for suburban
sprawl. However, it is also the home of Post
Riverside, a revolutionary new mixed-use pedestri-
an-oriented community developed by Atlanta-based
Post Properties, Inc., and located on the banks of
the Chattahoochee River between Atlanta’s bustling
Buckhead and Vinings communities. As is the trend
nationally, 65 percent of all vehicle trips in Atlanta
are to run errands, not to commute to work. With
offices, shops, and restaurants within walking dis-
tance of the apartments, Post Riverside residents
depend on autos much less than their neighbors

in lower-density areas. In addition, the community
is connected to Atlanta’s MARTA subway system
and the Cobb County transit system. This award-
winning 85-acre mixed-use development includes
25,000 square feet of retail space, 225,000 square
feet of office space, and 535 apartments, all designed around a gracious town Post Riverside in Atlanta demonstrates that higher-density
square. For many people, this amenity-rich, low-maintenance lifestyle better suits ~ development can be attractive and successful in a commu-
their needs than a traditional single-family home in a low-density neighborhood. ity known for lower-density development.
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and desirability of older and more gracious higher-density neigh-
borhoods—Georgetown in Washington, D.C., Beacon Hill and
Back Bay in Boston, and Lincoln Park in Chicago—attest to the
fact that some of the more desirable neighborhoods in America
historically have been of higher density than that found in typical
outer suburbs.

This return to the design principles of the past is at the core of the
new urbanist movement that took hold in the 1990s. The move-
ment grew as many people came to miss the sense of community
that was created by the mixed-density and mixed-use communities
of the past. They realized that low-density subdivisions isolated
their owners not only from pedestrian access to shops and offices
but also from their neighbors. The growing sense of social alien-
ation, highlighted in books like Robert Putnam’s Bowling Alone,*
has led many back to the comfort of communities that are a
reminder of the places where many of us grew up. These new
communities combine the best design ideas of the past with the
modern conveniences of today to provide residents with what has
been missing from many sprawling areas—a sense of community.

Today’s developers, architects, and planners know
that to attract customers and to secure zoning
approvals and community acceptance, they must
produce attractive and innovative properties that
complement their surroundings. Design profession-
als are driven to produce projects that meet users’
demands, understand and respond to the context
of a site, enhance its neighborhood, and are built
to last.” In fact, attendance at a recent American
Institute of Architects-sponsored conference on
density far surpassed expectations, speaking to the
interest among land use professionals in addressing
the design issues associated with density.”

It is plausible that the high level of citizens’ opposition
to density may be based on an outdated notion of what
higher-density development looks like. A University
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of North Carolina study revealed that when given a
choice between two attractively designed communities,
one higher density and the other low density; the majority preferred
the higher-density option.”" Other visual preference surveys con-

firm that there is an almost universal negative reaction to the visual
appearance of commercial strip sprawl and an almost universal posi-
tive reaction to traditional town-like communities of the past, com-
munities that almost invariably included a mix of densities and uses.”
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The Plaza at
the Arboretum

This award-winning mixed-use project in
Santa Monica, California, developed by
California-based Legacy Partners, achieves
a density of 97.5 dwelling units per acre.
The attractive seven-story building includes
10,000 square feet of retail space and 350
apartment units ranging from 612 to 1,555
square feet. The architecture firm Meeks
and Partners used strong geometric forms
to create a playful architectural character
that fits nicely in the avant-garde Hollywood
studio section of Santa Monica. The devel-
opment includes a swimming pool, spa, fit-
ness center, and clubhouse.

I

Higher-density developments like
the Plaza at the Arboretum present
opportunities to create outstanding
award-winning architecture.




n areas wants higher-density development.

ACT

tion is changing and becoming increasingly diverse. Many of these
|ds now prefer higher-density housing, even in suburban locations.

hen many of us think of the American Dream, we envision married
couples with children living in single-family detached houses in

the suburbs. The notion is that the only people who want to live

in higher-density areas are those who cannot afford a traditional

house with a back yard or who want to live in the middle of the city. Both percep-
tions are flawed.

This country’s population is changing, and so are its real estate preferences. These
lifestyle changes have significant implications for suburban development. For the
first time, there are more single-person households (26.4 percent) than married-

HOUSEHOLDS BY TYPE: 2003 (PERCENTAGE OF TOTAL)
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couple-with-children households (23.3 percent).” The groups growing the fastest,
people in their mid-20s and empty nesters in their 50s, are the groups most likely
to look for an alternative to low-density, single-family housing.™

A growing number of Americans are redefining their American Dream. They are
seeking a more convenient and vibrant lifestyle. And while some seek this lifestyle
in cities, many others seek the same lifestyle in the suburbs. According to a 2002
study by the National Association of Home Builders, more than half the renters
questioned said they wanted to live in the suburbs.” Moreover, a national survey
of homebuyers’ community preferences found that nearly three-quarters of all

s
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King Farm

This 430-acre community is characterized by the
historic architecture of the region but offers an
assortment of modern conveniences as well.
Developed by King Farm Associates, LLC, King
Farm is located in Rockville, Maryland, five miles
from the Washington, D.C., beltway, 15 miles from
downtown D.C., and walking distance from the
Shady Grove Metro station. The neighborhood
was designed for pedestrians, but the King Farm
shuttle makes getting around even easier. The
shuttle runs a complimentary route between the
King Farm Village Center, the Metro station, and
the Irvington Center, a 90-acre commercial com-
plex next to the Metro. In addition, two types of
public bus service are available at King Farm. At
the Village Center, 120,000 square feet of retail
space is within walking distance from both resi-
dential and commercial development. The center

also includes 47 loft apartments and a one-acre E'

village green. Watkins Pond and Baileys Common é

are King Farm’s two residential villages. They offer 5\,, 5 1_ T

single-family homes, townhouses, condominiums, g & ¥82- 7 e TR

and luxury apartments intertwined with natural = ﬁﬁ%ﬁﬂ% -

areas. The center of Watkins Pond is a 12-acre King Farm is a successful higher-density suburban
city park with tennis and basketball courts, a soc- community that integrates housing, retail shops,

cer and softball field, two playgrounds, several L L T B

picnic areas, benches, and paths.
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Victoria Gardens

The city of Rancho Cucamonga, located roughly 60 miles east of Los Angeles in California’s Inland Empire, has a rich agricultural
history and, more recently, a history of low-density sprawl with no real city center. This situation is changing, however, with the
opening of the first phases of a huge new mixed-use development known as Victoria Gardens. The development, designed by
L.A-based architects, Altoon + Porter, and being developed jointly by California-based developers Forest City California and the
Lewis Investment Company, will create a vibrant higher-density downtown where none previously existed. Rapidly growing Rancho
Cucamonga has been traditionally underserved by restaurants and entertainment options. The long-awaited addition of a “place” in
the city has been well received by residents. The 147-acre development will eventually contain 1.3 million square feet of commer-
cial and community space, including retail, entertainment, office, and civic uses with a cultural center and a library. Twenty acres
of housing on site will allow people to live within walking distance of all the amenities of Rancho Cucamonga’s new downtown.

dens owntown is emerging in -
g Rancho Cucamonga at Victoria
Gardens. Long-underserved residents now
have a “place” to go for restaurants,
retail, offices, and housing.
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buyers prefer to live in a community where they can walk or bike to some desti-
nations.” The 2001 American Housing Survey further reveals that respondents
cited proximity to work more often than unit type as the leading factor in housing
choice.” These surveys confirm that many people prefer the suburbs but want the
amenities traditionally associated with cities, including living close to work.

With the continuing decentralization of cities and the rise of suburban communi-
ties with urban-like amenities, many people find that they can live and work in the
suburbs with all the attributes of suburbia they desire without giving up walkability
and convenience. A recent study confirms that in many regions, more office space
is located in suburban locations than downtowns,” providing an opportunity for
people to live near their jobs. Communities and developers that have recognized
and responded to the dual trends of decentralized offices and a growing desire
for a more convenient lifestyle have been rewarded. Well-placed mixed-use, higher-
density developments in the suburbs are increasingly popular, creating a new
sense of place.

Communities are being developed using the best concepts of traditional commu-
nities—smaller lots, a variety of housing types, front porches and sidewalks, shops
and offices within walking distance, and public transit nearby. Communities like
Celebration in Florida and King Farm in Maryland have been so popular with the
homebuying public that past worries over whether the demand exists for them have
been replaced by concerns about their rapid price appreciation, putting them out of
the reach of all but the highestincome households. Today’s real demographic and
lifestyle changes are inspiring a return to traditional development styles that offer
walkable, bikeable, and more dynamic communities that put residents closer to
shops, offices, and parks.




Higher-density housing is only for lower-income
households.

People of all income groups choose higher-density housing.

ultifamily housing is not the housing of last resort for households un-

able to afford a single-family house. Condominiums, for instance, are

often the most sought after and highly appreciating real estate in many

urban markets. The luxury segment of the apartment market is also
rapidly expanding. Most people are surprised to learn that 41 percent of renters
say they rent by choice and not out of necessity, and households making more than
$50,000 a year have been the fastest-growing segment of the rental market for the
past three years.” Multifamily housing throughout the world has historically been
the housing of choice by the wealthiest individuals because of the access and con-
venience it provides. From Manhattan to Miami to San Francisco, higher-density
housing has been prized for the amenity-rich lifestyle it can provide.

Higher-density development can be a viable housing choice for all income groups
and people in all phases of their lives. Many financially secure baby boomers, who
have seen their children leave the nest, have chosen to leave behind the yard
maintenance and repairs required of a single-family house for the more carefree
and convenient lifestyle multifamily housing provides. Interestingly, their children,
the echo boomers, are entering the age where many will likely live in multifamily
housing. Just starting careers, many are looking for the flexibility of apartment liv-
ing to follow job opportunities. Their grandparents, likely on a fixed income, may
also prefer or need to live in multifamily housing as physical limitations may have

made living in a single-family house too challenging.

Providing balanced housing options to people of all income groups is important
to a region’s economic vitality. The availability of affordable multifamily housing
helps attract and retain the workers needed to keep any economy thriving. In
many American towns and cities, rapidly rising house prices are forcing working
families to live farther away from their jobs. In fact, the lack of affordable housing
is mentioned as the number one problem facing working families today.”
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Rollins Square

Rollins Square, a mixed-use development in Boston's South
End, is a truly mixed-income community that provides housing
for a wide spectrum of people in all income brackets. Twenty
percent of the overall units are reserved for people whose
income is 30 to 60 percent of the Boston area median income
(AMI), 40 percent are for-sale condominiums reserved for
working households with incomes 80 to 120 percent of the
AMI, and the remaining 40 percent are market-rate units sell-
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ing for up to $750,000. The residences occupy two city blocks
and integrate seamlessly into the existing neighborhood.

The varying heights and diverse exterior materials give the
appearance that the development was constructed over
time. Rollins Square was developed by the Planning Office
for Urban Affairs, Inc., a nonprofit developer associated
with the Archdiocese of Boston.

Rollins Square effectively provides housing for
low-, moderate-, and high-income households
in one attractive development that is well
integrated into the existing community.
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I’On

I'On is a 244-acre master-planned community along the
deep-water marshes of Hobcraw Creek in Mount Pleasant,
South Carolina. Just six miles east of Charleston, the com-
munity features 700 single-family homes, community facili-
ties, and a small-scale commercial area. Vince Graham,
principal with the I'On Company, is developing six residential
neighborhoods connected by narrow streets, pedestrian
corridors, and community spaces. An I'On Guild member,
one of 18 builders selected for experience, talent, and finan-
cial strength, builds each individual home. The architecture
is inspired by classic Lowcountry style with large balconies,
deep front porches, and tall windows on even taller homes.
Homes now sell for $685,000 to $1.7 million. Community facil-
ities include I'On Square, I'On Club, the Creek Club, and the
Mount Pleasant Amphitheater. Residents also enjoy easy
access to the Cooper and Wando rivers, the Charleston har-
bor, and the Atlantic Ocean. One neighborhood boat ramp
and four community docks are available for crabbing and
fishing. Two miles of walking trails are available for resi-
dents; a five-acre pond, the Rookery, is a protected nesting
site for wading birds. In addition, the public and private
schools in Mount Pleasant are some of the best in the area.
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Some home prices in the well-planned
higher-density community of I’On are
approaching $2 million. The traditional
neighborhood design combined with the
community amenities made possible

by higher densities have made the
community one of the most desirable

in the Charleston area.

As the problem of affordability worsens, workers on the lower end of the salary

scale may move to more affordable cities, leaving a labor shortage in their wake.

Such shortages make a region less desirable as an employment center. According

to PricewaterhouseCoopers, access to a large and diverse labor pool is the most

important factor in making corporate decisions on locations.” Communities that

do not provide housing for all income groups become less desirable corporate

locations.
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