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Introduction
This document provides design standards for all properties includ-
ed in the Corridor Design Overlay as established on Figure 2 (page 
5). These standards will be incorporated into the City’s Develop-
ment Code. Formal code language will be developed as part of the 
code writing and implementation memo. 

•	 Applicability. These standards apply to all projects that are 
fully or partially within the boundaries of the Corridor Design 
Overlay. Certain projects are also subject to review with the 
design guidelines in the Design Excellence Manual, depending 
on project size. For more information, see Table 1 in Chapter 
1, Part I of the Design Excellence Manual. Design review will be 
completed administratively by staff, but the applicant or staff 
can request that the application be reviewed by the Design 
Review Board.

•	 Design Variation. Alternative Compliance as established in 
section 20.65.100 is not available to properties within the 
Design Excellence Overlay. However, projects may seek a De-
sign Variation through design review. A Design Variation al-
lows a project to use an alternative design approach to satisfy 
a particular design standard in this document. The alternative 
design approach must satisfy the intent of the particular design 
standard. Staff will use the design guidelines in the Design Ex-
cellence Manual to determine whether an alternative design ap-
proach	appropriately	satisfies	the	intent	of	the	design	standard.

•	 General Intent. The Corridor Overlay Standards are intended 
to promote design excellence in projects located along Mis-
soula’s commercial corridors in keeping with community input 
provided throughout the Missoula Design Excellence Project 
process. The standards are customized for four different Corri-
dor	Typologies,	which	are	identified	on	Figure	2	(page	5).	
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I. Corridor Typologies
This section describes a design vision for each of Missoula’s Cor-
ridor Typologies. It provides the overarching design intent for each 
Corridor and serves as a baseline for the more detailed design 
standards that follow. A vision for design in each Typology is de-
scribed below and an overall summary is provided in Figure 1. The 
Corridor Typologies are mapped on Figure 2 (page 5).

Typology 1 (Brooks Street, Russell Street)

Typology	1	Corridors	are	those	that	have	been	identified	in	previ-
ous planning processes to be redeveloped as mixed-use, pedestri-
an-oriented streets that support transit and prioritize placemaking. 
Walkability in these areas should be heavily emphasized. Mid-rise 
development is encouraged. Buildings should be located to tightly 
frame the street with a consistent street wall, but some minor 
fluctuation	in	the	exact	front	setback	is	encouraged.	Parking	should	
be located behind a building and shared among multiple build-
ings wherever possible. High levels of transparency and detailing 
should be promoted at the street level.

Typology 2 (South Avenue, 3rd Street, Higgins 
Avenue, Mount Avenue, Russell Street, South Avenue, 
SW Higgins Avenue, 39th Street)

Typology 2 Corridors are closely knitted with the residential neigh-
borhoods that surround them; in some cases single-family residen-
tial development is currently intermixed with commercial devel-
opment. Where residentially zoned properties front a Corridor, 
adjacent commercial development should be designed to respond 
sensitively to these properties. Development fronting a Corridor 
should	be	designed	with	smaller	scale	elements	to	help	them	fit	in	
with their residential surroundings. Buildings should generally be 
of a lower scale at the street edge, and should be designed to be 
sensitive to their adjacent residential contexts. The visual impact 
of parking should be minimized to provide a highly walkable street 
edge. Buildings should be designed to be oriented to the street, but 
flexibility	in	the	exact	placement	of	a	building	should	be	promoted.	
Smaller sets of a buildings that cluster around interior courtyards 
or other amenities are encouraged.
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Typology 3 (E and W Broadway Street, Russell Street, 
Brooks Street) 

Typology 3 Corridors should be designed to promote an enhanced 
entry experience for those coming into the City or Downtown, 
and establish a stronger emphasis on walkability and visual inter-
est when compared to Typology 4 Corridors. Development along 
Typology 3 Corridors should provide a moderately-strong build-
ing presence along the street to frame the roadway and pedestrian 
space. Parking adjacent to the street should be limited, with the 
majority of surface parking located to the side or rear of a building. 
Where parking is provided adjacent to the street, its visual impact 
should be minimized. 

Typology 4 (Reserve Street)

Typology 4 Corridors in Missoula will continue to facilitate larger 
format, commercial development that caters to the needs of driv-
ers, but will provide an attractive edge environment that softens 
the visual impact of parking and provides buffering for pedestri-
ans. Flexibility in the siting of parking and variety in the placement 
of buildings relative to the street should be supported. Typology 4 
Corridors should not be a barrier to connectivity, and opportuni-
ties to enhance pedestrian and multi-modal mobility should be 
promoted.

Nodes

Nodes include gateways, key intersections and other points. Nodes 
are	identified	in	Figure	2.	High	quality	urban	design	is	particularly	
critical in nodes because thy are often highly visible or particularly 
important places. In some cases, node properties shall follow the 
standards for Typology 1, regardless of what Typology they are 
located in, as noted in the following standards.
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Figure 1: Corridor Typologies

CORRIDOR TYPOLOGIES KEY DESIGN CONSIDERATIONS
Typology 1 Typology 2 Typology 3 Typology 4

Pedestrian Activity 
Level

Very high High Medium Moderate

Street Edge 
Character

Generally consistent 
street wall/minor 
flexibility	and	
variation appropriate

Moderately consistent 
street	wall/flexible	
front setbacks within 
a limited range; 
heavy emphasis on 
landscaping

Moderately consistent 
street	wall/flexible	
front setbacks within 
a limited range

Buildings set back 
from the street is 
acceptable (buildings 
closer to the street 
allowed); generous 
landscape buffer 
between a site and 
the street

Parking
Location

Behind building Side or behind 
building

Flexible location/
limited parking in 
front

Flexible location

Building Types Target: 
Medium to large 
vertical mixed use/
commercial; multi-
dwelling residential

Typical:
Small to medium 
format commercial

Target:
Small to medium 
commercial buildings; 
multi-dwelling 
residential

Typical:
Small format 
commercial

Target:
Medium to large 
format commercial/ 
mixed use; multi-
dwelling residential

Typical:
Medium to large 
format commercial

Target:
Medium to large 
format commercial/
mixed-use; multi-
dwelling residential

Typical:
Medium to large 
format commercial

Preferred Maximum 
Building Height at 
the Street Edge
 [1] 6 stories 3 stories 5 stories 6 stories

Articulation of Mass 
and Scale

High importance High importance Medium importance Moderate importance

[1]Maximum building height is established in the zoning code, and may be 40’, 50’, 65’ or 125’, depending on the intensity designation. Preferred 

maximum building height at the street edge refers to the scale of the building at the street, and does not indicate a limit on overall building height on the 

lot.

LowModerateMediumHighVery High

 Graphic for interpreting Figure 1.
The graphic below indicates the hierarchy of the terms used in Figure 1 to describe relative impor-
tance of each design consideration within each Corridor Typology. 
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Figure 2: Corridor Typologies Map
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II. Design Variables/Intent Statements
This section establishes the intent of each design variable ad-
dressed in these Corridor Overlay Design Standards. It should be 
used	in	coordination	with	the	specific	standards	provided	in	sec-
tion III. For more detail on the key design considerations for Corri-
dors, see the Part III, Chapter 6 of the Design Excellence Manual.

A. Siting, Access and Linear Building Dimensions

A1: Minimum Street Facing Setback
This standard is the minimum distance that a building may be 
located from a street adjacent parcel line. It is intended to regu-
late the placement of buildings along Corridors and Corridor-
intersecting side streets such that the amount of space provided 
between a building and the public right-of-way provides a balance 
of adequate space for light, a comfortable pedestrian experience, 
separation	of	a	building’s	ground	floor	from	a	busy	roadway	and	
preservation of views.  The City may reduce required minimum set-
backs	where	existing	right-of-way	configuration	allows	for	building	
to be placed closer to the street adjacent parcel line and also meet 
the intent of this standard. The required/permitted setback and 
Build-to-Zone may be established based on the ability to provide 
sufficient	space	for	a	sidewalk	and	adequate	separation	from	the	
roadway. If space is available, the sidewalk will be located in the 
right-of-way. If some additional space is needed, then the setback 
area will be used to supplement that portion in the right-of-way. 
The determination will be made by staff, and will be based on cur-
rent area plans and adopted streetscape standards and engineering 
codes, which may indicate the preferred cross-section for sidewalk 
width and space for landscaping or hardscaping.

A2: Build-to-Zone
The Build-to-Zone is the range of setback dimensions permitted 
along a street. This standard is intended to regulate the placement 
of buildings along a block such that the street space is framed by 
vertical building walls. It refers to the distance between street-
facing building wall(s) and the edge of the parcel. The placement 
of buildings relative to the street and sidewalk can impact the 
level of visual and physical connection between the private and 
public realm. A street facing building edge should be placed in the 
Build-to-Zone such that it creates visual interest, enhances walk-
ability and increases pedestrian comfort; yet also ensures adequate 
space	between	ground	floor	uses	and	roadway	infrastructure.	For	a	
property that has two street frontages, but is not a corner lot (such 
as a “through-lot”), the Build-to-Zone shall apply to the property 
line adjacent to the Corridor. The required/permitted setback and 
Build-to-Zone may be established based on the ability to provide 
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sufficient	space	for	a	sidewalk	and	adequate	separation	from	the	
roadway. If space is available, the sidewalk will be located in the 
right-of-way. If some additional space is needed, then the setback 
area will be used to supplement that portion in the right-of-way. 
The determination will be made by staff, and will be based on cur-
rent area plans and adopted streetscape standards and engineering 
codes, which may indicate the preferred cross-section for sidewalk 
width and space for landscaping or hardscaping.

A3: Vehicular Access
This standard regulates the location of auto driveways onto a 
property. The number and size of vehicular access points from the 
street directly affects safety and walkability. This standard is in-
tended	to	reduce	potential	conflicts	between	pedestrians,	bicyclists	
and vehicles by limiting direct auto access from the street. A site’s 
access	should	be	carefully	designed	to	reduce	conflicts	between	
non-motorized and vehicular circulation modes. For some sites, 
meeting	this	standard	as	defined	in	Section	III	may	not	be	physical-
ly possible due to lot location or lack of access alternatives. Under 
those conditions, the City may waive requirements.

A4: Surface Parking Restriction Zone
This is an area in front of a building in which parking is limited or 
prohibited. When surface parking is located between a building 
and the street, it reduces the visual and physical connection be-
tween a building and the public realm. Parking can act as a barrier 
between these elements, reducing pedestrian interest and comfort. 
Surface parking should be located such that is minimizes the visual 
and physical separation of a building and the public realm. 

A5: Minimum Surface Parking Setback (Street Adjacent)
The minimum surface parking setback is an area along a street 
edge within which surface parking is not permitted. Surface park-
ing that is directly adjacent to and visible from the street can 
strongly	influence	the	visual	character	and	human	experience	of	
the streetscape. Surface parking adjacent to the street can nega-
tively impact walkability of the overall streetscape if not adequate-
ly separated from public space. This design standard is intended 
to minimize the visibility of off-street surface parking from the 
street to promote an engaging, comfortable, safe and attractive 
streetscape. 
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A6: Maximum Building Length
This is the length of a facade, exclusive of offsets or jogs, that is 
permitted. This design standard is intended to prevent overly long 
buildings that prevent visual permeability into a site and diminish 
opportunities for views to natural features. This design standard 
also seeks to break up continuous walls on longer blocks. A build-
ing wall along a street should be dimensioned to respond generally 
to the scale of existing buildings and block sizes, but also the scale 
of	buildings	envisioned	for	a	specific	Corridor	Typology.	

STREET

ALLEY

A6

Figure 3: Minimum Surface Parking Setback Diagram

A7: Interior Parking Lot Landscaping
Interior Parking Lot Landscaping refers to landscaping within 
surface parking lots. In addition to the requirements of 20.65.040, 
interior parking lot landscaping should provide landscaping sepa-
ration between rows of parking in order to increase permeable 
surfaces, break-up large surface parking areas, reduce the impacts 
of noise and glare, and to moderate heat.
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B. Street Relationship and Edge Character

B1: Building Orientation
This standard regulates how a building and site connect to and 
interact with the street or other elements of the public realm. A 
building should be sited and oriented to establish a visual and 
physical relationship between it and the public realm. Doing so 
provides visual interest, creates an inviting presence and, depend-
ing on location and design, can activate the public realm. A building 
should be oriented to establish a visual and physical connection to 
the public realm through the location and design of entries, paths 
or other features relative to the street or other public space.

B2: Setback Area Character
The setback area is the area between a building and the street-
adjacent parcel line. Where a building is set back from the front 
parcel line, the area between the building and the front parcel line 
should be designed to provide visual interest at the street level. 
While a variety of treatments are appropriate depending on the 
vision for the Corridor Typology, this area should be designed to 
enhance the public realm. The setback area should create visual 
interest, enhance pedestrian comfort and promote a desired mix 
of landscape and hardscape features as indicated for the Corridor 
Typology. 

B3: Pedestrian Access To Street
This standard regulates the way a pedestrian is connected between 
a primary building entry and the public realm. Pedestrian access 
and connectivity on a site should enhance walkability within a site 
and provide visual and physical connections between a site and 
the public realm. Projects must also comply with the ADA access 
standards; see Title 12.22 of the Code of Ordinances.

B4: Perimeter Parking Lot Landscaping
Perimeter Parking Lot landscaping refers to how surface park-
ing lots are screened from public view. This standard is intended 
to reduce the impact of parking on walkability and visual interest 
from a public street. This standard applies to all surface parking 
lots that are adjacent to a public street. These standards apply in 
place of the street frontage landscaping and perimeter parking lot 
landscaping requirements in Title 20.
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C. Vertical Scale

C1: Maximum Street Wall Height
This standard regulates the height of a building wall adjacent to a 
street. This standard seeks to establish building walls adjacent to 
the street that facilitate solar access to the street, open up views to 
topographic features from the public right-of-way and reduce the 
perceived scale of a building at the street level. A building’s height 
adjacent to the street should be limited such that it meets the de-
sired vision for a given Corridor Typology.

C2: Building Height Stepback Area
The building height stepback area is the distance from the adjacent 
street parcel line in which the maximum street wall height 
standard (C1) must be met. This standard is intended to assure an 
appropriate height along the street while allowing the rest of the 
building to meet the maximum building height  established in the 
base zoning. 

C3: Minimum Floor-to-Ceiling Height (ground floor)
This	standard	establishes	a	minimum	height	for	the	ground	floor	
of	a	building.	This	standard	seeks	to	ensure	ground	floor	build-
ing heights that are adequate to support quality space for tenants 
and activate the public realm or adjacent private outdoor space. 
A	building’s	ground	floor	should	be	scaled	to	strongly	engage	the	
public	realm	and	enhance	visibility	of	ground	floor	commercial	
space. 
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D. Façade Design

D1: Minimum Ground Floor Glazed Area
This standard establishes a minimum required percentage of 
windows	on	a	ground	floor	building	wall,	as	measured	between	2’	
and	10’	above	grade	on	the	ground	floor	of	a	building.	The	ground	
floor	of	a	building	strongly	impacts	the	experience	of	an	adjacent	
sidewalk,	street	or	private	outdoor	space.	A	building’s	ground	floor	
should be designed to animate the adjacent sidewalk space, pro-
vide visual interest and help to establish a visual connection from 
the public realm to the inside of a building. In the event that the 
glazed	area	requirements	conflict	with	City	building	(energy)	code	
requirements, the building (energy) code governs. Glass should 
permit	visibility	to	the	interior.	Glazing	that	is	highly	reflective	shall	
be avoided.

D2: Maximum Upper Floor Blank-Wall Distance/Minimum 
Glazed Area
Upper	floor	blank-wall	distance	refers	to	the	maximum	linear	
space	allowed	between	windows	on	an	upper	building	floor.	This	
standard seeks to reduce the perceived mass of a building’s upper 
floors	by	breaking	up	a	building	wall	with	transparent	windows	
and	doors.	It	is	specifically	intended	to	break	up	large	expansive	
wall planes for which there are no windows by stipulating a maxi-
mum horizontal linear distance of non-transparent wall space for 
a	visible	upper	floor.	Minimum	glazed	area	is	the	required	percent-
age	of	windows	on	upper	floors,	as	measured	on	the	full	height	of	
the	floor.	An	upper	floor	building	wall	should	be	designed	with	a	
rhythm of transparent windows to create visual continuity along 
the street and break up the perceived mass of a building.

D3: Maximum Distance Between Entries
This standard establishes a maximum distance between function-
ing street facing entries along a building front. The presence of 
ground level entries along a building impacts the physical and 
visual connection between a building and street, and the degree to 
which a building activates the public realm. This standard seeks to 
establish a regular rhythm of functional entries along the street. It 
establishes an average maximum distance and an absolute maxi-
mum distance between functioning street facing entries along a 
Corridor. 
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E. Wall Articulation and Mass Variation

The Wall Articulation and Mass Variation standards in this section 
are intended to reduce the real and perceived mass of a building 
by requiring the use of design features that “break up” an other-
wise monotonous volume. A street-facing building wall should 
be designed with features that visually break down the wall into 
smaller components to establish a human scale, add visual interest 
and prevent a monotonous appearance. In some cases, a building’s 
mass should also be broken down to establish a sense of human 
scale, prevent monotonous walls and enhance access to light and 
views. Human scale is used to describe how a person perceives 
a building element or a group of building elements in relation to 
themselves. A person relates better to building features that are of 
a size and scale similar to that of a human. 

Facade Articulation Methods
This standard is intended to ensure that a building wall breaks 
down into smaller visual components. Facade articulation methods 
refer to design features that reduce perceived building mass. They 
break down a building wall into human scale components and 
express a sense of horizontal and vertical scale. Wall articulation 
methods	are	identified	and	defined	in	Figure	13.

Massing Variation Methods
Massing variation methods refer to modulations in a building’s 
volume to reduce perceived size. Mass variation techniques are in-
tended to express a human scale, reduce the bulkiness of a building 
and increase solar access at the street. Mass variation methods are 
identified	and	defined	in	Figure	14.
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F. Building Materials

F1: Minimum Natural Material Percentage 
This standard establishes a minimum amount of building materials 
that are natural and native to Missoula which are to be used on a 
building facade. The standards are intended to ensure that a build-
ing’s	design	reflects	Missoula’s	location	and	character	by	incorpo-
rating natural materials (stone, brick or wood). This is particularly 
important for those walls that face the public realm, while more 
flexibility	and	use	of	other	materials	is	allowed	on	other	walls.	
A building should be designed to utilize some degree of natural 
materials	as	identified	in	Figure	17.	to	promote	a	visual	connection	
within adjacent public spaces and private outdoor spaces.

F2: Maximum Synthetic Stucco Percentage 
This standard limits the amount of synthetic stucco that may be 
used on walls facing the street. The use of synthetic stucco as a 
primary	building	material	can	create	a	visually	“flat”	appearance	
when not adequately balanced with other building materials. 
Authentic, or “true” stucco is not considered synthetic. A building 
should be designed to utilize a variety of materials that balance 
the presence of synthetic stucco to ensure a building exhibits a 
level and depth of detail that establishes a sense of visual scale and 
texture. This is particularly important on a building wall that faces 
a public street.
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A. SITING, ACCESS and LINEAR BUILDING DIMENSIONS
Figure	4	identifies	overlay	design	standards	related	to	siting,	pedestrian	and	vehicular	access,	and	
building length and spacing. Design variables related to these topics are illustrated in the plan-view 
diagrams on Figure 5. 

Design Variable Typology 1 and Nodes Typology 2 Typology 3 Typology 4

A1. Minimum Street 
Facing Setback [1]

(Along Corridor/along a 
Corridor-intersecting side 
street)

5' / 5' 5' / 5' 10' / 5' 15' / 10'

A2. Build-to-Zone [1]

(Build-to-zone/percentage of 
street-facing building wall(s) 
required within zone) 

(5'-10') / 75% (5'-15') / 
50% (10'-20') / 40% No Build-to 

Requirement

A3. Vehicular Access* •	 Corridor access prohibited where side street access is available
•	 Max of one Corridor access point per property for every 300 feet of frontage
•	 Shared access required between adjacent properties where feasible
•	 No vehicular driveway allowed within 50 feet of a signalized intersection

A4. Surface Parking 
Restriction Zone
(For Corridors and Corridor-
intersecting side streets)

Surface parking prohibited between building 
and street

Surface parking 
between building 
and street limited 
to one double row 
or 70 feet which-
ever is less

No parking loca-
tion restrictions

A5. Minimum Surface 
Parking Setback
(For Corridors and Corridor-
intersecting side streets)

15’ 10’

A6. Maximum Building 
Length [2] 300' 175' 300' 600'

A7. Interior Parking Lot 
Landscaping

All surface parking lots greater than 20 spaces must provide at 
least one landscaped area for every four single rows of parking, or 
every 120’, whichever is the shorter distance. Landscaped areas 
must be at least 9’ wide (as measured from the outside edge of the 
curb) and run for the length of the adjacent row of parking. Land-
scaped islands must be planted in accordance with the require-
ments in Title 20.65.040.

Title 20 require-
ments apply

III. Commercial Corridor Overlay Design Standards
This	section	provides	specific	overlay	design	standards	for	Corridor	properties	for	the	design	variables 
described in outlined in Section II above.

Figure 4: Siting, Access and Linear Building Dimension Standards
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*(For some sites, meeting this standard may not be physically possible due to lot location or lack of access alternatives. Under those condi-
tions, the Zoning Officer may waive requirements.)
[1] The required Minimum Street Setback and Build-to-Zone may be modified from the requirements stated here based on the ability to 
provide sufficient space for a sidewalk and landscaping or hardscaping. If space is available, the sidewalk will be located in the right-of-
way. If some additional space is needed, then the setback area will be used to supplement that in the right-of-way. The determination will 
be made by staff, based on current area plans and adopted streetscape standards and engineering codes, which may indicate the pre-
ferred cross-section for sidewalk width and space for landscaping or hardscaping.
[2] Properties in a designated node shall follow the Maximum Building Length standards for their Typology.

A. SITING, ACCESS and LINEAR BUILDING DIMENSIONS
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Figure 5: Siting, Access and Linear Building Dimensions Diagram
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B. STREET RELATIONSHIP AND EDGE CHARACTER
Figure	6	identifies	overlay	design	standards	that	focus	on	the	design	of	building	and	property	edges	
relative to a public street. Design variables related to these topics are illustrated in the 3D diagram 
on Figure 7. 

Design Variable Typology 1 and 
Nodes

Typology 2 Typology 3 Typology 4

B1. Building 
Orientation

•	 Functional building entry must directly face Corridor
•	 On corner lots, entry may directly face corner or 

Corridor 
(additional entries may be provided along a side street or to internal 
parking areas)

Functional 
building entrance 
must be visible 
from Corridor

B2. Setback Area 
Character

Must use one or more of:  
•	 Planting areas, 
•	 Hardscaped plazas, 
•	 Increased sidewalk area 

(increased sidewalk area may be required 
where right-of-way widths do not permit 
adequate sidewalk widths)

Must use one or more of: 
•	 Planting areas, 
•	 Hardscaped plazas, 
•	 Increased sidewalk area 

(parking areas as permitted) (increased 
sidewalk area may be required where right-of-
way widths do not permit adequate sidewalk 
widths)

B3. Pedestrian 
Access to 
Street*

Direct, uninterrupted (by parking) 
physical connection from building 
entry to sidewalk required

No additional overlay standards

B4. Perimeter 
Parking Lot 
Landscaping

A surface parking lot adjacent to a 
public street must provide a buffer 
between the parking lot and the pub-
lic realm using one or more of: 
•	 Landscape Hedge: A minimum 

6’ wide landscape strip planted 
with a 3’ high continuous row of 
shrubs 

•	 Landscape Wall: A minimum 4’ 
wide landscape strip with a 3’ 
high wall

•	 Grade Change: A minimum 3’ 
grade drop from the public street 
to the parking area planted with a 
continuous row of shrubs 

A surface parking lot adjacent to a 
public street must provide a buffer 
between the parking lot and the pub-
lic realm using one or more of: 
•	 Landscape Hedge: A minimum 6’ 

wide landscape strip planted with 
a 3’ high continuous row of shrubs 

•	 Landscape Wall: A minimum 4’ 
wide landscape strip with a 3’ 
high wall

•	 Grade Change: A minimum 3’ 
grade drop from the public street 
to the parking area planted with a 
continuous row of shrubs 

•	 Landscape Berm: A minimum 3’ 
tall	berm	above	the	finished	eleva-
tion of the parking area

*(Projects must also comply with the ADA access standards; see Title 12.22 of the Code of Ordinances)

Figure 6: Street Relationship and Edge Character Standards
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B. STREET RELATIONSHIP AND EDGE CHARACTER

CORRIDOR SIDE STREET
B1

B3

B2

B4

Figure 7: Street Relationship and Edge Character Diagram



CORRIDOR OVERLAY DESIGN STANDARDS (Draft 08.17.2018)18

C. VERTICAL SCALE
Figure	8	identifies	overlay	design	standards	for	the	maximum	height	of	a	building	within	a	specified	
distance	from	the	public	right-of-way	and	the	minimum	height	of	its	ground	floor.	Design	variables	
related to these topics are illustrated in the 3D diagram and cross-section on Figures 9 and 10. 
Design Variable Typology 1 Typology 2 Typology 3 Typology 4

C1. Maximum Street 
Wall Height [1]

(Maximum height in 
feet / stories; whichever 
is more restrictive)

a. 85’ / 6 stories 
for minimum 
70% of wall 
length

a. 45' / 3 stories 
for minimum 
70% of wall 
length

a. 70’ / 5 stories 
for minimum 70% 
of wall length

a. 85’ / 6 stories 
for minimum 
70% of wall 
length 

b. 100’ / 7 
stories for 
maximum 30% 
of wall length

b. 60’ / 4 stories 
for maximum 
30% of wall 
length

b. 85’ / 6 stories 
for maximum  
30% of wall 
length

b. 100’ / 7 stories 
for maximum 
30% of wall 
length

C2. Building Height 
Stepback Area
(For Corridors and 
Corridor-intersecting 
side streets)

15’ 20’

C3. Minimum 
Floor-to-Ceiling 
Height
(Minimum ground 
floor for a residential 
building / minimum for 
all other building types)

10’ / 13'

Figure 8: Vertical Scale Standards
[1] Where the indicated Maximum Street Wall Height is greater than that indicated by the underlying zoning, the more 
restrictive height limit prevails. Greater height up to the Maximum Street Wall Height may be allowed by a Design Variation 
through design review.
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Figure 10: Vertical Scale Section Diagram

D. FAÇADE DESIGN
Figure	11	identifies	overlay	design	standards	for	the	design	of	street	facing	building	walls,	focusing	
on ensuring adequate glazed area and a rhythm of building entries. Design variables related to these 
topics are illustrated in the elevation diagram on Figure 12. 

Design Variable Typology 1 Typology 2 Typology 3 Typology 4

D1. Minimum 
Ground Floor 
Glazed Area

 (Corridor/Corridor-
intersecting side 
streets)

Commercial: 60% 
/ 40%; Residential: 

30% / 30%

Commercial: 50% / 35%; 
Residential: 30% / 30%

Commercial: 
35% / 25%; 
Residential: 
20% / 20%

D2. Maximum 
Upper Floor 
Blank Wall 
Distance/
Minimum 
Glazed Area

Corridor: 8'/20%

Corridor-
intersecting side 

street: 
12’/20%

Corridor: 12'/20%

Corridor-
intersecting side 

street: 
16’/20% 

14'/20% 16'/20%

D3. Maximum 
Distance  
Between 
Entries

   (Corridor facing)

60' 80'; Residential: 
100’

120'; 
Residential: 150’ 160'

Figure 11: Façade Design Standards

D1D1 D1 D1D1

D3D3

D2D2 D2D2 D2

D2

D2

D2

D2

D2 D2

D2D2 D2

Figure 12: Façade Design Diagram
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E. WALL ARTICULATION AND MASS VARIATION
Figures 13 and 14 identify overlay design standards for the articulation of building walls and varia-
tion of building mass on a street facing wall (street facing means Corridors and Corridor-intersecting 
side	streets).	Articulation	and	variation	methods	are	identified	and	defined	below	in	Figures	13	and	
14. Figure 15 illustrates the combination of multiple building articulation and mass variation on a 
single building. 
Table 6: Façade Articulation Methods

E1. Accent Lines Accent lines include 
vertical and horizontal 
expression lines on a 
building wall. An ac-
cent line often projects 
slightly from the face of 
a building wall. 

Examples include:
•	 Moldings
•	 Sills
•	 Cornices 
•	 Canopies 
•	 Spandrels

E2. Color Changes Color changes include 
significant	vertical	or	
horizontal changes (15’-
30’ min) in color on a 
building wall.

E3. Material 
Changes

Material changes in-
clude	significant	vertical	
or horizontal changes 
(15’-30’ min) in material 
on a building wall.

E.4 Minor Wall 
Offsets

A minor wall offset is a 
vertical expression line 
created by notching a 
building wall for its full 
height. Minor wall off-
sets are typically 5 feet 
or less.

Figure 13: Façade Articulation Methods



Missoula Design Excellence Project 21

E1
E6

E2

E4
E5

E7
E3

Figure 15: Combined Facade Articulation and Mass Variation Methods

Table 7: Mass Variation Methods

E5. Height 
Variation

A height variation is 
an actual reduction in 
the vertical height of a 
building of at least one 
floor.	(Note	that	it	is	not	
the intent of this varia-
tion method to require 
multiple elevators)

E6. Increased 
Setbacks

An increased setback is 
similar to a minor wall 
offset, but with a larger 
dimension. It is estab-
lished by providing a 
larger setback on a por-
tion of a wall for its full 
height.

E7. Upper Floor 
Stepback
(At a height lower 
than required by 
standard C.1)

An	upper	floor	step-
back is similar to an 
increased setback, but it 
only occurs on an upper 
floor(s).	It	is	created	by	
setting back an upper 
story building wall rela-
tive to those on a lower 
story. A stepback of 8-12 
feet in depth is sug-
gested.

Figure 14: Mass Articulation Methods
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Typology 1

Wall Length < 50’ 50’ - 
120’ > 120’ 

Articulation 
Requirements

1 or 
more

2 or 
more

3 or 
more*

Typology 2

Wall Length < 50’ 50’ - 80’ > 80’ 

Articulation 
Requirements

1 or 
more

2 or 
more

3 or 
more*

Typology 4

Wall Length < 50’ 50’ - 
200’ > 200’ 

Articulation 
Requirements

1 or 
more

2 or 
more

3 or 
more*

Typology 3

Wall Length < 50’ 50’ - 
150’ > 150’ 

Articulation 
Requirements

1 or 
more

2 or 
more

3 or 
more*

Figure 16: Minimum Articulation/Variation Requirement Standards

WALL ARTICULATION AND MASS VARIATION
Figure	16	identifies	the	minimum	number	of	articulation/variation	methods	depending	on	the	
building wall length. 

Table 8: Minimum Articulation/Variation Requirements

*(at least 30% of building wall should utilize a mass variation 
method)
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F. BUILDING MATERIALS
Figure	17	identifies	overlay	design	standards	for	building	materials.	“Natural”	building	materials	for	
Missoula are listed below:

•	 Stone 
•	 Brick 
•	 Wood 

Other materials may be substituted for the Natural and Traditional materials listed above if deemed 
appropriate by staff using the design guidelines for materials in the Design Excellence Manual. Po-
tential examples include:
•	 Authentic	Stucco
•	 Patterned	Pre-Cast	Concrete
•	 Detailed	Concrete
•	 Cast	Stone
•	 Prefabricated	Brick	Panels
•	 Architectural	Concrete	(Textured	or	Patterned)
•	 Wood	Siding
For more information on building materials, see page 134 of the Design Excellence Manual.
Design Variable Typology 1 Typology 2 Typology 3 Typology 4

F1. Minimum 
Natural 
Material 
Percentage
(Street facing wall/non-
street facing wall)

35% / 15% 20% / 10% 30% / 15% 10% / No 
Minimum

F2. Maximum 
Synthetic Stucco 
Percentage
(Street facing wall/
upper floor street 
facing wall/non-street 
facing wall)

20% / 40% / 
70% 40% / 60%/70% 60% / 60% / 

80%
75% / 85% / No 

Maximum

Figure 17: Building Material Standards
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