
Downtown Area Infill Incentive 
District 



Mayor and Council Direction  
March 19, 2013 

 

•Give more prominence to neighborhood protection  
  
•Clarify the role of formal commitments that run with the land  
 
•Provide for an improved design review element  
  
•Ensure the IID stays an incentive 
 

•Work with the Streetcar Land Use Plan consultant team to 
ensure consistency with streetcar corridor planning 
 

•Look to not create redundancy with other overlays such as the 
proposed Downtown Links overlay and IID as is practical 
 
 



IID Section Titles 
• 5.12.1 Purpose  

 
• 5.12.2 Establishment 

 
• 5.12.3  Applicability 
  
• 5.12.4  Greater Infill Incentive 

Subdistrict 
– Modification of Development 

Requirements 
• General 
• Exceptions 
• GIIS Land Uses 

 
• 5.12.5  Downtown Core Subdistrict 
  
  

 

• 5.12.6  Design Standards 
– Streetscape Design 
– Development Transition 

Standards 
– Alternative Compliance 
– Utilities 

 
• 5.12.7 IID Plan Requirements  
 
• 5.12.8  Review and Approval 

Procedures 
 

• 5.12.9  IID District Termination 
 

• 5.12.10  Illustrative Map 
  

 



Downtown Area Infill  
Incentive District 

Boundaries 

Greater Infill 
Incentive Subdistrict 

Downtown Core 
Subdistrict 



GIIS Modification of Development Requirements 

• Development requirements may be modified: 
– General  25% of Code sections on dimensions, 

parking, loading, landscaping,  
– Cannot be used to alter Native Plant Preservation, 
– Exceptions  ‘to extent specified’- 

• building height,  
• street yard,  
• parking,  
• loading solid waste,  
• landscaping,  
• pedestrian access. 



Minor and Major Projects – Use limits 

• 5.12.4.D.1 proposed use shall be permitted by 
the underlying zone; 

• 5.12.4.D.1 Proposal must be one of a limited 
group of uses that are considered pedestrian-
oriented; 

• 5.12.4.D.2 PDSD director may allow a use not on 
the list that is determined to be pedestrian-
oriented; 

• 5.12.6.A.1.e Parking areas may not be in front, 
but the side, rear or a structure are okay.  



Major and Minor Projects - 
Applicability 

• Change of use 
• Expansion of an existing use or structure, 
• New development or redevelopment, 
• Historic buildings must be kept in tact, 
• Applicable Design Standards apply,  
• IID Plan application requirements apply,  
• No size (height, square footage) limits, 
• No adjacency limits (transition mitigation applies 

on property lines). 



Major and Minor Reviews in the Main 
Gate UOD 

• Design Review Committee reviews 
– Greater than three stories 
– Adjacent to Speedway, Euclid or in Area 1 

• Design Professional reviews only 
– Both three stories and less and outside the 

specific geographic areas noted above 



IID Projects up to the Present  



Development Review Summary 
• Applicant meets with staff at a pre-submittal meeting to 

understand zoning and development requirements; 
 

• Applicant elects to use IID MDR process & meets with staff to 
discuss; 

 
• 300’ notice procedure is required-  Applicant orders mailing 

list and holds neighborhood meeting; 
 

• Applicant submits development package  PDSD refers 
applicant appropriate reviewers (TDOT, Environmental 
Services, Historic Preservation, etc); 
 

• Per 300’ notice procedure–public comment notice sent, 
director’s notice of decision sent,  Director makes final 
decision,  M/C appeal procedure available); 
 

• Review per Mandatory Timeframe Policy  (SB 1598/HB 2443). 
 
 
 
 
 
 



300’ Notice Procedure Summary 

• Neighborhood meeting notice is sent to property owners 
within 300 feet, and neighborhood associations within 1 mile 
of site; 

• Applicant makes presentation at a noticed neighborhood 
meeting; 

• Applicant submits MDR application with neighborhood 
meeting minutes;  

• Staff notifies neighbors: MDR application has been submitted, 
20-day comment period 

• Director makes decision 
• PDSD mails property owners within 300’ and applicable 

neighborhood associations;  
• Applicants, neighbors may appeal decision to M&C. 

 



2006 –  IID adopted 
 
2009 -  Modification of 
Development 
Requirements process 
adopted 
 
2010 – Greater Infill 
Incentive Sub-district 
and Downtown Core 
Sub-district created 
 
2013 – Mayor and 
Council give direction for 
revision effort 

Downtown Area Infill Incentive District 







Streetcar Land Use Plan Study Area 









THE DISTRICT  











JUNCTION AT IRON HORSE 









  



Motion by Mayor and Council 
March 19, 2013 - Revising the IID 

• It was moved by Council Member Uhlich, 
duly seconded, and CARRIED by a voice vote 
of 7 to 0, to direct staff to convene with the 
Planning Commission (PC) and a designated 
subcommittee of the PC to pursue a public 
process of review and to return with 
recommendations to the Mayor and Council 
with any recommended adjustments. 



      

Session  
• KU – We have IID lessons learned and worth revisiting 
• KU – Not meanT to start back at ‘day one’ 
• SK – Strengthen protections in the process 
• SK – Do not ‘throw baby out with bath water’ 
• RR - Received plenty of input during streetcar planning process – would like to see 

what it has to share 
• RR - Need to hear every side but hate to abandon a re-investing tool and change 

back to how it used to be 
• RR –We need to continue working at getting better 
• KU- Concerned about coming to an agreement that means nothing 
• KU – Concerned about reaction that anything that means change is rejected even if 

handled better this time 
• M – Consider rolling IID revisions into same process with streetcar land use plan 
• SK – Information coming from Streetcar Land Use Plan (SLUP) should be passed on 

to the subcommittee since SLUP consultants already are incorporating input from 
stakeholders 

• SK We have to retain flexibility in zoning but cannot remove protection just to 
achieve flexibility – ‘We’ve got to find a balance’ 

• SK – We’re not interested in pushing back to day one 
• PC – Don’t want to work backwards on this item 
• PC – 90% of the issue is with student housing projects – it is one of the major issues 

we’re going to address – one project soiled the process but we have some 
successes too 
 
 
 
 
 
 

 
 



CM Kozachik/Uhlich Memo  2-20-
2013 

• “Indeed the IID provisions leave no Mayor and Council 
approval requirement, and beyond the single 
neighborhood association meeting, no further review 
or negotiation is required under the IID." 

• “We have seen loosely made commitments by 
development companies during plan review fail to 
come to fruition after C of O.  We have seen 
commitments made by ownership groups fail to 
transfer to new owners when the property is sold.”  



CM Kozachik/Uhlich Memo – 2-20-13 

• “And we have seen the City move slowly on 
addressing safety concerns that became evident only 
after development was completed and residents 
arrived.” 
 

• “We believe it's time to revisit the terms of the IID 
with an eye towards giving a more proactive voice to 
the concerns of surrounding residents, and towards 
putting legally binding language into the terms and 
conditions of agreements made during plan review 
and the permitting process.” 



CM Kozachik/Uhlich Memo – 2-
20-2013 

• “We are sensitive to the often repeated charge that it 
is difficult to work through the City bureaucracy.  We 
reject that charge and applaud the PDSD staff for their 
work in support of the community.”   
 

• “And yet we also recognize the need to revisit the 
terms of the IID with the intention of ensuring the 
community is protected from inappropriate 
development and from the irresponsible management 
of properties once they have been built.” 
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