Appendix .
Infroduction to Downtown
Design and Development Standards




Defined ...

Design Guidelines: Formal set of guidelines (with oversight by a board
comprised of area stakeholders, neighborhood representatives, and design
professionals) for use by investors doing projects within priority areas.
Guidelines address character and quality levels and frame discussions with
staff.

Design Standards: Formal set of standards (either administered through an
appointed design review committee and/or municipal staff) for
development which specify certain character and quality levels for built
and natural environments.

Development Standard Waivers: During approval processes, cities may
grant waivers or variances for items including height limits, setbacks, density,
lot coverage, rear access, efc.



Redevelopment challenges ...

= Difficult to assemble sites able to accommodate development

= Comparatively high land costs (to fringe locations outside the core)
= Often require more complex financing package

» [nfrastructure is likely aged and limited

= Lot tend to lack appropriate depth and curb cuts are often frequent
» |enders perceive project risk to be greater and markets narrow

= Rental rates | sale prices during early phases tend to be lower while
costs tend to be higher
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Downtown Design and Development Standards

East Colfax Avenue - Main Street Zoning Case Study
Denver, CO

= A sample development proforma was prepared for use as a
comparative tool to evaluate development alternatives
and the impact of select variables on project feasibility;

= Select variables (lof size, FAR, parking ratio and type, use
program, land cost) were identified by the stakeholder
group and tested during the meeting to understand their
Impact on the feasibility of a range of development
concepts;

= More than 80 proformas were prepared.
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Appendix 2

The Value of Good Design and Recommended Development Standards or

Guidelines
Ricker | Cunningham

While it is undeniable that a well-designed building, or community garden, or roadway median is
pleasing to the eye, they provide more than aesthetic appeal. Investment cultivated by
development guidelines also provide communities with economic, social and environmental
benefits. Guidelines and standards, appropriately “sized” to the environment, often result in
higher ren levels, lower maintenance costs, enhanced regeneration and increased public
support.

The experience of many, if not most, communities that have advanced similar redevelopment
initiatives, has shown that higher standards of development must be established early in the
process so that past investment is protected, and future investment is consistent. While it may
seem counter-productive to require heightened levels of improvements in an area where
condifions are languishing and investment is episodic, they are understood to be essential by
both developers and lenders as assurance of consistency and protection for their investments.

If, during the early phases of the redevelopment effort, standards are found to contribute o
conditions which render desired projects financially infeasible, the City, as that entity with the
largest and longest-term interest in the area, should coordinate the provision of resources to fill
economic “gaps.” As important as standards are, so too are the partnerships formed to minimize
investment risk and push development forward. While public participation in private projects are
somewhat inevitable near- and mid-term, they are less common as market conditions reach a
state of equilibrium whereby project revenues are sufficient to cover project costs.

The following conclusions regarding the impact of design informed by regulations and standards
are based on review of empirical information published by professional organizations,
educational institutions, and experts in the fields of design and development. Estimates of how
much "“value” could be realized by the city of Marshalltown once it establishes and enforces
design profocols for the Downtown District could be fairly easily quantified should these figures
prove meaningful for discussions with its leaders, property owners, and other community
stakeholders.

Value Defined

Good urban design can confer two distinct forms of benefits - direct benefits (usually
economic) that accrue to those responsible for investing in development (public



or private sectors) and indirect benefits (social and environmental) that accrue to others and
society at-large. These two forms of value can be further distinguished between value that has
tangible financial consequences, and therefore measured through monetary worth (exchange
value), and value that is more intangible and does not lend

itself to direct financial measurement (value in use). The latter value is important, but difficult to
quantify.

For the purpose of this report, economic viability (or value) is defined as development that is
economically feasible and which remains so over the long-term. Social benefit (or value), in this
context, is development that responds to broader public objectives and concerns, and which
benefits from the support of the community. Finally, environmental support (or value), is
development that delivers more energy efficient, robust, ecologically supportive, and less
polluting patterns of urban form. Benefits identified in the discussion here are also presented in
Table 1.

Ways in which quality design adds economic value include:

= producing higher refurns on investment (rental returns and enhanced capital value)
= elevating developments above local competition

= responding to tenant demand

= delivering more leasable area (higher densities)

= reducing management, maintenance, energy and security costs
= confributing fo a more content and productive workforce

= supporting the human element in mixed-use developments

= creating an urban regeneration and place marketing dividend

= providing an “address” or identity and elevating perceptions

= opening up investment opportunities

= raising lender confidence in development opportunities

= attracting a broader range of monies to finance projects

= expediting the public sector’s return on investment

Ways in which quality design adds social and environmental value include:

= creating well-connected, inclusive and accessible places

= delivering mixed-use environments with a broad range of facilities and amenities
= supporting context-sensitive development

= enhancing a sense of safety and security

= refurning inaccessible or dilapidated areas and amenities for public use

= boosting civic pride and enhancing civic image

= creafing more energy efficiency and less pollution

= protecting an area’s urban heritage

Table 1: Quality Design by Value Category



Source:

Economic
Value

Financial L]
Tangibles =

Financial =
Intangibles

Potential for higher lend values
Higher sale values

Increased funding patential
(puklic and private)

Higher rental returms

Increased assat valus (on which to
0 o)

Reduced running costs
Maintenance of value/income
Reduced maintenance costs [over
life)

Better re-sale values

Fasy maintenance if high gualty
materials

Reduced security expenditure
Reduced nunning costs [energy
usace)

Reduced public expenditure (on

health care/crime prevention/urban
management and maintenance)

Increased economic viakility for
neighhbourng uses/opportunities

Increased local tax revenus
Reduced travel costs

Potential for greater security of
investment depending on market

Quicker permissions (educed cost,
less uncertainty)

Distinctivenass (greater product
differentiation)

Allowws difficult sites to be tackled

Better developer reputation
(increased confidence/ ‘trademark’
value)

Future colaborations more likely

Enhanced design professional
reputation

Increased waorkload and repeat
commissions from high cuality,
stable clents

Competitive investment edge
Higher quality longer term tenants

Happier workforce (better recruting
and retention)

Better productivity

INncreased business [client)
confidence

Fewer disniptive moves
Increased occupier prestige
Increased city marketing potential

Social

Value

B Regenerative potential
[encouraging other
development]

m Better security and less
crime

W | ess pollution (better
heali)

W Higher property prices

W Less stress (batter
heali)

m Reduced travel costs

B Reduced public/private
discord [mors time for
positive planning)

W Greater accessibility to
other usesAacilities

W Increased public
support (less
opposition)

W Increased cultural
vitality

B Better qualty of life

m More inclusive puklic
space

B A more
equitable/accessinle
environmernt

W Greater civic pride
[sense of community)

W Renforcec! sense of
plece

B ArGRietal Commission
Value for
M Feduced Architecture
ey and the Built
consumiption B
[ Environment,
esouce/land London.
ConSuUMmiption
Those
Who
Benefit
Design and
W Less
environmental
damage
W An ecologically
diverse and
SUppOrtive
environment

development guidelines and standards benefit nearly everyone involved in the production and
use of improvements in the built environment. The discussion below summarizes some of these

benefits, and Table 2 provides an overview by entity.

= Lenders and owners benefit through favorable investment returns and accelerated lease-up

activity.



= Developers benefit by attracting investors and growing their company image.

= Designers benefit through a built environment that reflects their talents and values.

= Property owners benefit from high-profile tenants paying higher rents.

=  Community members benefits from the fiscal advantages of successful development.

= Public authorities benefit by providing well-designed, economically and socially viable
environments.

The role of the public sector is crucial to the delivery of value through quality urban design,
extending well beyond administering regulations, and through their ability to ensure the
disparate parts of an area are intrinsically linked. Providing leadership in design by local
authorities is one of the most certain ways to overcome challenges presented by multiple
owners, with a variety of investment goals, co-located, and forced to share facilities.

Good design offers the opportunity to give something to community and public interests, as well
as to private investors. Urban design, like architecture, is a public activity, with impacts felt in the
public sphere and often well beyond the site boundaries. The public sector primarily sees
development as a way of furthering the public interest — raising local tax revenues, creating
other investment opportunities and supporting public services and those sectors of society poorly
served by the market. The private sector is broadly influenced by the demand for particular
forms of accommodation, the cost and availability of financing, by the physical structure of the
environment and by the ability to secure all the necessary regulatory approvals without undue
delay.



Table 2: Quality Design by Entity

Stakeholder

[commercial property)

1. Private Interests

Primary Motivations

Concem for Better Urban Design

Landowners Maximising retums Only in-so-far that proftts are not diminished
and other holdings are protected
Funders (short-tenm) CGood financial securty, risk Oy if higher risk is balanced by a
against retum hicher retum
Developers Buildakle, marketable, If better urtban design adds to ether
profitalle, quickly delvered, marketakility or profitability
Design professionals Meets brief, safisfies client, Depends on training, but too

ndiidually designed,

nnavative

often concemed for bullding design at

the expense of urben design

Investors (ong-term)

Good liquidhty, easy/cost
sffective to maintain,

profitalle over the long-term

If & market exists and therefore if
design adds to profits and reduces

nning costs overtime

Management agents  Management efficiency Only that increased costs are reflected n
hicher fees
Occupiers Value for money, fiexible, In-so-far as better urban design

2. Public Interests

secure, functicnal,

correct image

creates a more efficient work

envionment and is affordate

Planning authorities Protects local amentties, Highly concamed, but frequently
meets planning polcies, unable to articulate requirements or
respects broad public interest, concemed to the extent that wider
low environmental impact economic and social goals are not

compromised

Highways authorities ~ Safe, fficient, adoptable As lbng as functional requirements are
(roads) met first

Fire and emergency Accessible in emergencies L ttle dlirect concern

services

Pdlice authority Designed to prevent crime As far as better design improves image and

educes crime

Building control Designed to protect public Litle direct concemn

safety

3. Community Interests

Amenity groups

Contextually compatible in

design and uses

Highly concemed, but often broadly

conservative in cutiook

Local communities

Reflecting local preferences
and protecting property

values

Highly concemed but would often

prefer no development at all

Source: Commission for Architecture and the Built Environment, London.
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