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Presenter
Presentation Notes
Why are we here today?
In September/October 2010, Dover/Kent County MPO and Downtown Dover Partnership conducted a 5 day charrette to create a neighborhood plan for the Dover Transit Center. This neighborhood plan presented a long term vision for several blocks of Downtown Dover.
This training workshop is being conducted as a follow up to the charrette. The objective of this training session is to unfold the full range of design control tools available and specifically understand the applicability of form based codes to this context. 
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WHY CONTROL DESIGN?
::

EXERCISE 1
::

DESIGN CONTROL TOOLKIT
::

FORM BASED CODES
::

EXERCISE 2
::

IMPLEMENTATION

Presenter
Presentation Notes
This training session will delve in to full spectrum of design control tools and then focus on the specifics of form based codes as a design control tool. With a full understanding of form based codes, we will evaluate the applicability of this tool for Dover.
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WHY CONTROL DESIGN?

Presenter
Presentation Notes
Design controls are not necessarily needed to place value judgments of “good and bad” but rather provide guidance towards desired results.
During the Dover Transit Center charrette, participants were encouraged to identify the strengths and weaknesses of Downtown Dover. This section of Queen Street at North Street was identified as an area needing enhancement. 
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WHY CONTROL DESIGN?

Presenter
Presentation Notes
The desire was to change the existing character of this corridor to a more urban form with a stronger street edge and enhanced walkability for pedestrians.
So how do we get to this vision? We get there by regulating the design of the public realm and private development. This regulation is not merely about controlling how much development but also about what kind of development. It is about both quantity/scale and quality of the design elements.
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Is it just to make places look “better”?

Presenter
Presentation Notes
Design control can be an extremely nuanced concept by placing objective measures to subjective content. 
We can all agree that this view of State Street represents ‘good’ design. This place was a result of years of evolution and was supported by a strong urban design principles. Can the current design control tools assist us in this quest for better places? 
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“You can’t legislate good taste”

Presenter
Presentation Notes
Do design controls legislate taste? Taste is a very subjective. 
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WHY CONTROL DESIGN?

To protect property values
investments in the quality & character of a place

To ensure predictability in decision making and outcomes
expectation that places will grow and develop as intended

To improve our quality of place
create high quality built environments that are treasured over time

To maintain continuity and ensure compatibility
to create an attractive and harmonious built environment that is suited to 

the local context and community    

Presenter
Presentation Notes
Design control is not about creating better places or legislating taste. 
Design control is about: 
 making investments in the quality of a place in order to protect property values
 facilitating consensus on future growth and development of a place and ensuring predictability in outcomes
 ensuring high quality built environments are not just about the quality of private development but also about the quality of the public realm
 creating a harmonious built environment that is compatible with the local context and provides continuity to the local community
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EXERCISE 1:

WHAT IS GOOD DESIGN?
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WHAT IS GOOD DESIGN?

Presenter
Presentation Notes
Most of you are familiar with this intersection of Lookerman and State Street. There are certain ‘qualities’ of this place that make this a ‘good’ place. Please take a few minutes to identify some specific qualities that make this place special.
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Walkable Sidewalks

Village-scaled Streets

Consistent Setbacks

Pedestrian-scaled Streetscapes

Mixture of Uses & Densities

Consistent Form & Massing

Harmonious Architecture

WHAT IS GOOD DESIGN?

Presenter
Presentation Notes
The overall quality of the streetscape; street and sidewalks; is as important to the quality of this place as the consistent form and massing of the buildings and harmonious architecture. Good design is not limited to private development and has to include the public realm.  
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How do you get good design?

A SPECTRUM OF DESIGN CONTROL

Presenter
Presentation Notes
Design control is not come in a singular form. It is a wide range of tools and choices. The next few slides will unpack this design control toolkit with the intent of helping you with selecting the appropriate tool for your application.
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OBJECTIVE
MEASURABLE

QUANTITATIVE

SUBJECTIVE
STYLISTIC

QUALITATIVE

“NO WIGGLE ROOM” “SHADES OF GRAY”

A SPECTRUM OF DESIGN CONTROL

Presenter
Presentation Notes
The spectrum of design control ranges from discrete and objective measures with little or no wiggle room to more subjective stylistic or qualitative measures that are not black and white but shades of grey. Achieving the right balance between regulatory and advisory tools is critical.
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SETBACKS
HEIGHTS

USES
PARKING

BUFFER WIDTH
QTY/TYPE OF PLANTINGS

SIZE OF SIGNS

DESIGN CONTROL TOOLKIT

ARCHITECTURAL STYLE
FENESTRATION
MASSING
ROOF FORMS
COMPATIBILITY WITH CONTEXT

OBJECTIVE
MEASURABLE

QUANTITATIVE

SUBJECTIVE
STYLISTIC

QUALITATIVE

“NO WIGGLE ROOM” “SHADES OF GRAY”

Presenter
Presentation Notes
The design control toolkit includes objective measures such as heights, setbacks, uses, etc. that are familiar to most of us. The design control toolkit also includes more subjective measures such as architectural style, fenestrations, roof forms, etc. that are increasingly being used to manage the quality of built environments. 
It is important to note that these measures are embedded in a wide range of documents and administered by a wide range of agencies. 
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DESIGN CONTROL TOOLKIT

PUBLIC SECTOR

PRIVATE SECTOR

RESIDENTIAL PROJECTS
Enforced by HOA’s

MANDATORY CONDITIONAL ADVISORY

ZONING

SPECIAL 
DISTRICTS

VARIANCE

PATTERN 
BOOK

REZONING/ 
COMP PLAN

DESIGN 
GUIDELINES

COMMERCIAL PROJECTS
Enforced by CC&R’s

DESIGN 
STANDARDS

• Publicly or privately 
administered

• Intended to control quality of  
built environment

• Varying degrees of influence

Presenter
Presentation Notes
Design control tools are administered by the public sector as well as the private sector but are consistently focused on controlling the quality of the built environment. 
Design control tools that are administered by the public sector tend to fall into three main categories based on their ability to control the built environment: mandatory, conditional, and advisory. 
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• Advisory or “Voluntary” 
design control relies on 
educational materials or 
designer assistance for 
interested property 
owners

• Pattern Books document 
historical styles of a 
community

• Can be used as “guides” 
for certain approvals 
(quasi-conditional)

ADVISORY

PATTERN 
BOOK

DESIGN 
GUIDELINES

PUBLIC SECTOR

DESIGN CONTROL TOOLKIT

NORFOLK RESIDENTIAL PATTERN BOOK

SACRAMENTO CENTRAL CITY DESIGN GUIDELINES

Presenter
Presentation Notes
Starting with the ‘shades of grey’ tools, advisory design control tools tends to rely heavily on voluntary application. Successful implementation of these tools is through the informational/educational component.
Pattern books, such as the Norfolk Residential Design Pattern Book, are heavy on the documentation of historic development patterns and building styles. It is a dress code for the built environment but only loosely enforced. 
Design guidelines are keyed to specific districts or locations but continue to be suggested best practices. The Sacramento Central City Design Guidelines provide loose guidance on elements such as pedestrian shelter, semi-private street spaces, aesthetics, residential open spaces, etc. Design guidelines can be used in a ‘quasi-conditional’ manner to proffer approvals.
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• Opportunity to embed 
design controls into a 
conditional approval 
process, such as a 
rezoning

• Often used with density 
incentives

• Can be subjective because 
of conditional approval

• Usually administered 
either by staff or elected 
body – but limited by 
design expertise of 
reviewers

CONDITIONAL

REZONING/ 
COMP PLAN

VARIANCE

PUBLIC SECTOR

DESIGN CONTROL TOOLKIT

DESIGN 
STANDARDS

DENVER COMMONS DESIGN STANDARDS

LOS ANGELES DOWNTOWN DESIGN GUIDE

Presenter
Presentation Notes
Conditional design control tools tend to straddle a complicated regulatory space between mandatory and advisory design control tools. They are usually attached to a regulatory design control tool such as zoning but are still optional. Associating conditional design control tools with incentives, such as density bonuses, encourages the application of the guidance. The administration of conditional design control tools are either through appointed staff or an elected body such as a planning & zoning board or design review panel. In either case, the application of the tool is limited by the expertise or sensibilities of the administering body.
The Denver Commons Design Standards apply to a smaller new development site. Design standards are specified by and applied to six sub-districts. The example on this slide illustrates bulk reduction standards through 12’ step-backs for every 4 floors of building height.
The Los Angeles Downtown Design Guide includes very specific design standards for a specific set of sub-districts/neighborhoods. The design standards include streetscape and building design standards such as sidewalk width, building height, street frontage, etc.
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• Design controls 
embedded in the zoning 
standards or facilities 
manual

• Generally need to be 
“measurable” standards

• Administered by staff as 
part of development 
review process

• May be organized as a 
Form Based Code

MANDATORY

ZONING

SPECIAL 
DISTRICTS

PUBLIC SECTOR

DESIGN CONTROL TOOLKIT

DOVER DOWNTOWN ZONING MAP

SANTA ANA TRANSIT ZONING OVERLAY

Presenter
Presentation Notes
Mandatory design control tools are typically focused on private development and embedded in zoning/land development regulations or other facilities manuals. These discrete and measurable standards are generally administered by staff through a development review process. These standards may be described through words and numbers or illustrated using graphics.
Mandatory design controls are also associated with special/overlay districts. In these cases, the design standards for the special/overlay district supersede the underlying zoning. The Santa Ana Special District is intended as a transit zoning overlay. The transit zoning code establishes building types and design standards that apply to specific transit oriented neighborhood types. 
The City of Dover maintains a zoning map with specific zoning districts. These zoning districts are associated with development standards such as density, FAR, heights, setbacks, etc.
Form based codes are an example of mandatory design control tools.    
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FORM BASED CODES
MANDATORY

ZONING

PUBLIC SECTOR

A NEW TREND IN DESIGN CONTROL

CITY OF AZUSA
REGULATING PLAN 

DENVER COMMONS
STREETSCAPE STANDARDS

CITY OF BENICIA
DEVELOPMENT STANDARDS

Presenter
Presentation Notes
The next series of slides focus on form based codes as the emerging trend in design control.
These illustration may seem familiar. They are similar to many zoning components in concept but represent a different and comprehensive approach to design controls. 
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WHAT ARE FORM BASED CODES?

Form-based codes address the relationship between
building facades and the public realm,

the form and mass of buildings
in relation to one another, and

the scale and types of streets and blocks.
The regulations and standards in form-based codes are

presented in both words and clearly drawn
diagrams and other visuals.

FORM BASED CODE INSTITUTE
www.formbasedcodes.org/what-are-form-based-codes

Presenter
Presentation Notes
Definition of Form Based Codes (http://www.formbasedcodes.org/what-are-form-based-codes)
Form-based codes foster predictable built results and a high-quality public realm by using physical form (rather than separation of uses) as the organizing principle for the code. They are regulations, not mere guidelines, adopted into city or county law. Form-based codes offer a powerful alternative to conventional zoning.
Form-based codes address the relationship between building facades and the public realm, the form and mass of buildings in relation to one another, and the scale and types of streets and blocks. The regulations and standards in form-based codes are presented in both words and clearly drawn diagrams and other visuals. They are keyed to a regulating plan that designates the appropriate form and scale (and therefore, character) of development, rather than only distinctions in land-use types.
This approach contrasts with conventional zoning's focus on the micromanagement and segregation of land uses, and the control of development intensity through various parameters (e.g., FAR, dwellings per acre, setbacks, parking ratios, traffic LOS) codified in separate code sections or policy chapters, and limited guidance for integrated built form. Not to be confused with design guidelines or general statements of policy, form-based codes are regulatory, not advisory. They are drafted to implement a community plan. They try to achieve a community vision based on time-tested forms of urbanism. Ultimately, a form-based code is a tool; the quality of development outcomes depends on the quality and objectives of the community plan that a code implements.��
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• Mainly controls use & 
density
• Focuses on separating and 

buffering land uses
• Control of form is 

incidental
• Many words and numbers; 

few graphics

THE CONVENTIONAL SYSTEM

USE &
DENSITY

MANAGE-
MENT

FORM

Presenter
Presentation Notes
The conventional system is geared towards mitigating worst case scenarios through focus on separation/buffering of uses. Control of form is generally incidental and mostly limited to bulk standards such as density and FAR.
The conventional system is characterized by extensive use of words and numbers although use of illustrations and graphics is increasingly common.
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• Primarily control urban 
design and spatial form of 
public spaces

• Less control of use & 
density

• Management of uses is 
critical

• Implements public policies 
regarding urban design

• Many graphics; fewer 
words

THE EMERGING SYSTEM

USE &
DENSITY

MANAGE-
MENT

FORM

Presenter
Presentation Notes
The emerging system is more keyed into describing urban design and spatial form. Lesser control of uses and density requires increased secondary management of the uses and/or form to ensure adherence with health and safety requirements.
Unlike conventional design control tools, the emerging tools stress on the creation of high quality public spaces including streets, plazas, parks, etc.
The emerging system relies heavily on graphic illustration of design standards and visuals.
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• Conventional zoning districts often apply to 
use-based districts rather than to cohesive  
form-based districts

• Form based codes are more comprehensive in 
enabling vertical and horizontal mixed use

• Conventional zoning codes contain limited 
graphic depictions of standards

• Form based codes can be calibrated to fit 
various geographic contexts and scales as 
fixed or floating zones

GENERAL DIFFERENCES

Presenter
Presentation Notes
The separation or buffering of land use is the primary focus of a conventional zoning code. Cohesive community character or form, which is often not prioritized by a conventional zoning code, defines the regulatory framework of a form based code. 
Traditionally conventional zoning codes have relied more heavily on words and numbers to describe design expectations. This trend is changing and is probably being influenced by the popularity of form based codes that are graphic rich regulations.
Form based codes can be calibrated to fit various geographic contexts (regional, community, neighborhood, etc.) and scales. Unlike conventional zoning codes that are applied to fixed zone, form based codes can also be applied to a floating zone. When a FBC is implemented as a floating zone, the developer actually creates FBC for his site, and the actual site-specific FBC serves as a regulatory framework for the “PUD”.
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OPTIONAL

ARCHITECTURAL
STANDARDS

LANDSCAPING
STANDARDS

SIGNANGE
STANDARDS

ENVIRONMENTAL
STANDARDS

FORM BASED CODES : COMPONENTS

BASIC

PURPOSE
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Presenter
Presentation Notes
(http://www.formbasedcodes.org/what-are-form-based-codes)
Form-based codes commonly include the following elements:
• Purpose & Intent
• Regulating Plan
• Public Space Standards
• Building Form Standards
Form-based codes may also include:
• Architectural Standards
• Landscaping Standards
• Signage Standards
• Environmental Resource Standards

Architectural standards are the most commonly applied optional component. Streetscaping standards can at times focus primarily on landscaping recommendations making them akin to landscaping standards.  
��
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A description of the 
purpose for the code and 
it’s intent  for the regulated 
area:
• Design philosophy or 

guiding principles
• Context
• Vision/master plan
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Presenter
Presentation Notes
Purpose and intent is a basic component of form based codes that may not be entirely recognized as a component. 
In the Denver Commons Design Standards document, it is embedded in the introduction to the code as a very conceptual guiding principle that drives the regulation and guidance in the code.
In the Columbia Pike Form Based Code, the intent of the regulation is described for each component with a high degree of specification.
At times, the sole intent or purpose of a form based code is to implement a vision or master plan that has been previously developed. The Benicia Downtown Mixed Use Master Plan is the driver for the form based code that implements the vision for the downtown mixed use district. 
A form based code for Downtown Dover would function as the implementation tool for the Dover Transit Center Neighborhood Plan.   
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REGULATING PLAN
A plan or map of the regulated area
designating the locations where different
building form standards apply, based on
clear community intentions regarding the
physical character of the area being coded:
• Districts (Transects/Geographic/Political)
• Development/Community Character
• Streets
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Presenter
Presentation Notes
A regulating plan is a plan or map of the regulated area designating the locations where different building form standards apply, based on clear community intentions regarding the physical character of the area being coded.
Some regulating plan are organized based on districts or sub-areas such as the Denver Commons Subarea map that subdivides the site plan into six district subareas (street corridors, residential neighborhoods, and intermodal centers).
Community or development character based on streets or districts is another common regulating plan guide. The Farmer’s Brach code uses street frontage types (general, local, special, and shop front) as the framework for their regulating plan. Frontage types are typically coded to streets - primary and/or secondary.
The Farmer’s Branch code also uses street types as the basis for another regulating plan. This regulating plan provides the framework for the streetscape standards. Regulating plans based on street types are rarely used as the primary regulatory framework unless the development pattern is strongly correlated to the street network.    
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Presenter
Presentation Notes
The Dover Transit Center Neighborhood Plan provides the framework for a regulating plan.
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PUBLIC SPACE/STREETSCAPE STANDARDS
Specifications for the elements within the 
public realm:
• Sidewalks
• Travel lanes
• On-street parking
• Street trees
• Street furniture
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Presenter
Presentation Notes
Public Space/Streetscape Standards are specifications for the elements within the public realm such as sidewalks, travel lanes, on-street parking, street trees, street furniture, etc. Streetscape standards ensure continuity of the public realm across districts or zones.
Streetscape standards can be generic recommendations for streetscape improvements as demonstrated by the Ventura example or dimensional standards that are keyed to specific street types as in the Hercules example.   
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PUBLIC SPACE/STREETSCAPE STANDARDS

DOVER TRANSIT CENTER NEIGHBORHOOD PLAN
STREETSCAPE IMPROVEMENTS

Presenter
Presentation Notes
During the Dover Transit Center charrette last year, participants identified several streets that needed streetscape improvements. This map, street cross sections, and sketch views could provide the framework for the streetscape standards in a form based code for Dover Downtown. 
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BUILDING/DEVELOPMENT STANDARDS
Regulations controlling the configuration, features, and functions of buildings that 
define and shape the public realm:
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• Form
• Placement 
• Articulation
• Function

Presenter
Presentation Notes
Building Form or Development Standards are regulations controlling the configuration, features, and functions of buildings that define and shape the public realm.
Building standards include dimensional standards for form such as height, for placement such as lot coverage and setbacks, for articulation such as frontages and for function.
The Benicia form based codes include detailed requirements for building placement, form and use. Building use is limited to broad definition of use (residential, retail, service, etc.) on ground floors and upper floors. 
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BUILDING/DEVELOPMENT STANDARDS

SmartCode building standards are standardized form based regulations that:
• Apply to transect based zones
• Include building function and use standards

Presenter
Presentation Notes
SmartCodes rely more heavily on building function standards since these regulations are applied to more generalized transect based zones. Building function standards for SmartCodes include broad definitions of use such as residential, lodging, retail, office, etc. The intensity of these uses is further regulated through definition of open, limited and restricted building functions. Building function definitions are also connected to parking requirements in SmartCodes.  
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ARCHITECTURAL STANDARDS
Regulations controlling external 
architectural materials and quality:
• Optional component
• Building articulation
• Architectural style
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Presenter
Presentation Notes
Architectural standards are an optional component of form based codes but are often included in form based codes. Architectural standards could provide guidance about articulation of specific building elements and/or architectural style.
The Farmer’s Branch form based code uses photographic illustrations to provide best practice level guidance on architectural style.
The Hercules form based code provides more specific guidance on the articulation of building elements such as awnings, balconies, porches, arcades, windows, etc.
Given the historic context of Downtown Dover, architectural standards that include style would be an essential component of a form based code.  
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PROS

• Focuses on creating desired 
urban form

• Provides more flexibility in 
mixing land uses and density

• Focuses on creating human-
scale public realm

• Achieves predictable high 
quality urban design

• Eliminates the need for 
architectural review

FORM BASED CODES

CONS

• Fairly sophisticated tool – needs 
time and expertise to set up 
correctly

• Proper administration depends 
on staff training

• May be unfamiliar and 
complicated initially to the 
development community

•Works best for areas with an 
established or predetermined 
urban pattern

Presenter
Presentation Notes
While form based codes provide an effective regulatory framework for the creation of high quality built environments, they require calibration of the codes to local conditions and administration of the code. This implies the need for appropriate time and expertise for the calibration process and for education and training for implementation.
Research also suggests that the application of form based codes is most successful in areas with an established urban pattern such as historic downtowns/neighborhoods or in areas with a predetermined urban pattern such as traditional neighborhood developments.
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XXXX

HOW DO THEY COMPARE?

Zoning

• Use

• Bulk regulations

• Density

• FAR

• Setbacks

Design Guidelines

• Use

• Bulk regulations

• Density

• FAR

• Setbacks

• Building articulation, 
mostly for street 
frontage

• Architectural style

Form Based Codes

• Public space/streetscape 
standards

• Building standards

• Form

• Placement

• Function

• Building articulation

• Architectural style

Presenter
Presentation Notes
Since zoning, design guidelines, and form based codes are essentially all design control tools, there are several commonalities between them. They all regulate use and bulk to varying degrees. 
Zoning presents the most definitive use guidance with the broad bulk regulations that control density, intensity, and setbacks.
Design guidelines add guidance about building articulation and/or architectural style to pre-established zoning districts or special districts. Guidance about building articulation is mostly limited to primary or secondary street frontages.
Form based codes facilitate the definition of building form through public space/streetscape standards as well as building standards. Form based codes apply refined use and bulk parameters that are similar to zoning such as building form, placement and function. Form based codes also continue to provide guidance on building articulation and style similar to design guidelines. 
So, form based codes effectively provide a comprehensive regulatory framework that effectively combines components of zoning and design guidelines.  
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OLDSMAR TOWN CENTER

• Implementation tool for existing Town 
Center Zoning Overlay District

• Regulating Plan includes districts and 
street types

• Streetscape Standards include public 
right-of-way and public frontage 
elements such as travel lanes, parking 
lanes, sidewalks, and landscape buffers   

Presenter
Presentation Notes
The City of Oldsmar, Florida, required additional design guidelines to implement the Town Center zoning overlay. This overlay district applied to a small portion of the city and was further sub-divided into four sub-districts with a definite mixed use intent.
The form based code for the Oldsmar Town Center included a regulating plan that combined the overlay sub-districts with street types. Streetscape standards (quantitative and qualitative) were specified to ensure continuity in the public realm across sub-districts.
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OLDSMAR TOWN CENTER

• Building Standards include types, 
dimensional standards, articulation, and 
placement

• Architectural Standards organized by 
predominant architectural styles

Presenter
Presentation Notes
Building standards included building types (single family residential, multifamily residential, mixed use, lodging and non-residential), form (height), articulation (frontage) and placement (lot coverage and setbacks) requirements based on street type. In order to coordinate with the zoning overlay bulk regulations, the form based regulations were focused on primary and secondary street frontages with flexibility on other frontages. Design guidance regarding building articulation (heights, stepbacks, frontage types, etc.) was also included in building standards.
The Oldsmar Town Center form based code also included architectural standards that were based on preferred architectural styles such as Florida Vernacular, Cottage, Colonial Revival and Mediterranean Revival.
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TARPON SPRINGS SPECIAL AREA PLAN

• Land Use Amendment to Community 
Redevelopment District 

• Character Districts (10) based on 
proposed development character

• Development Standards including density, 
intensity, and uses

• Impact Analysis of proposed development

C
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R 
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TR
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TS

DESIGN STANDARDS

IMPACT ANALYSIS

Presenter
Presentation Notes
The City of Tarpon Springs initiated a Special Area Plan for the Sponge Docks and Downtown Community Redevelopment Area. The special area plan would consolidate the future land use categories in the study area into a single future land use category (Community Redevelopment District).
After extensive community engagement, the special area plan proposed specific design standards for ten character districts within the study area. The community vision for these character districts was translated into design standards and estimated for development potential. The impact of this proposed development on water, sewage, school and transportation systems was also estimated. 
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TARPON SPRINGS SMARTCODE

• Implementation tool for Special Area Plan
• Regulating Plan based on SAP character 

districts includes transect-based (8) and 
other special districts (4)

RE
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G
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N

SPONGE DOCKS

SPONGE DOCKS

DOWNTOWN TARPON AVE

SOUTH GATEWAY

Presenter
Presentation Notes
The City of Tarpon Springs had decided early in the process that a SmartCode will be the regulatory mechanism for implementing the design guidance in the special area plan.
The regulating plan for the SmartCode was based on the character districts in the special area plan and included eight transect-based districts and four special districts. 
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• Streetscape Standards include public 
right-of-way and public frontage 
elements such as travel lanes, parking 
lanes, sidewalks, and landscape buffers   

TARPON SPRINGS SMARTCODE
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Presenter
Presentation Notes
The streets in the study area were organized as six street types based on their primary function and organization. Detailed description of each street type included thoroughfare type, travel lane widths, sidewalk widths, landscaping type and other transportation provisions such as transit and bicycle lanes. 
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TARPON SPRINGS SMARTCODE

• Development Standards include 
building function/use and form

• Building Function/Use Standards
include:

• allowable uses 
• open/limited/restricted use 

definitions
• parking requirements  
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Presenter
Presentation Notes
Development standards were clustered into two related sections – one focused on use and the other focused on form.
The use table describes ‘by right’ and ‘conditional’ uses for each transect zone.
The building function table defines ‘open’, ‘limited’, and ‘restricted’ uses for various generalized use categories such as residential, lodging, retail, office, industrial and civic.
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TARPON SPRINGS SMARTCODE
• Building Placement  Standards

include lot coverage and 
setbacks

• Building Form Standards include 
building height and private 
frontage types 
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Presenter
Presentation Notes
Building form standards include measures for building placement such as lot coverage and setbacks, and for building form such as height and frontage. The transect summary table consolidates the building function and form standards with the intensity/density regulations and thoroughfare standards.
The building standards are further described and illustrated for each transect zone. 
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OLDSMAR TOWN CENTER
DESIGN GUIDELINES

• Complications due to coordination 
with existing zoning overlay design 
standards

• Perception of regulating plan 
framework and building standards 
being overly complicated

• Community support, especially from 
architects, planners and real estate 
professionals

• Lack of city staff/administrative 
commitment to implement

• Enhanced informational component 
including how-to-use guidance

LESSONS LEARNED

TARPON SPRINGS
SAP and SMARTCODE

• SmartCode as implementation tool for 
Special Area Plan

• Extensive workshops with community 
and focus groups

• Total commitment from city staff and 
leadership

• Calibration of SmartCode requires 
time and expertise

Presenter
Presentation Notes
Each form based code application presented it’s own set of challenges.
In Oldsmar, the form based code was complicated due to the coordination requirements with the existing town center zoning overlay. This resulted in a lack of commitment to implementation from city staff. An enhanced informational component could have helped in alleviating this issue.
The Tarpon Springs SmartCode on the other hand always had total commitment from city staff. It was built into initial discussions and community engagement for the special area plan. In this case, the calibration process for the code required time and expertise. 
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EXERCISE 2:
HOW DO YOU GET GOOD DESIGN?
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WHAT IS GOOD DESIGN?

Walkable Sidewalks

Village-scaled Streets

Consistent Setbacks

Pedestrian-scaled Streetscapes

Mixture of Uses & Densities

Consistent Form & Massing

Harmonious Architecture

Presenter
Presentation Notes
This exercise is a continuation of exercise 1. Please identify the most effective design tool(s) to achieve the desired ‘quality’ of place.   
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Walkable Sidewalks
Design Guidelines/FBC

Village-scaled Streets
Design Guidelines/FBC

Consistent Setbacks
Zoning/Design Standards/FBC

Pedestrian-scaled Streetscapes
Design Standards/FBC

Mixture of Uses & Densities
Zoning/FBC

Consistent Form & Massing
Design Standards/FBC

Harmonious Architecture
Pattern Book/Design Guidelines/FBC

HOW DO YOU GET GOOD DESIGN?

Presenter
Presentation Notes
The results of this exercise suggest that a range of design control tools can be applied to any of the desired place qualities. 
For Dover, one possibility is to amend existing zoning to include specific types of mixed use districts and to attach detailed design guidelines to these districts. This approach may have a strong potential to achieve intended outcomes for Downtown Dover but also has the potential to feel like a ‘patchwork’ especially depending upon implementation.
The other possibility is to create a form based code as the new regulatory framework for Downtown Dover. This approach requires investment of time and effort to calibrate a form based code and to train staff and elected officials in implementing the code. Once implemented, this form based code provides a comprehensive (‘one stop shopping’) tool to achieve the desired place qualities in Downtown Dover.   
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Presenter
Presentation Notes
Places change and evolve over time. This process of change requires public and private investment.
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PUBLIC INVESTMENTS

Presenter
Presentation Notes
Public investment is needed to improve the quality of the public realm. These investments may include paving sidewalks, landscaping, and adding public facilities such as transit.
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PRIVATE INVESTMENTS

Presenter
Presentation Notes
Private investments are limited to individual development parcels and require a strong regulatory framework to achieve high quality built environments. Private investment usually follows public investment unless the investments in the public realm are secured through a private development agreement.  
A critical consideration in implementing form based codes is the effective management of public and private resources to achieve the desired result.   
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regulating land use

advisory

bulk regulations                        
(FAR, density, etc.)

focus on private development 
standards

EVALUATION CHECKLIST

regulating urban form

regulatory

design standards
(build-to lines, frontage type 
requirements, etc.)

shape public space through the use 
of building form and placement

Is a form-based code an appropriate design control for you? 

Presenter
Presentation Notes
Is a form based code the appropriate design control tool for you?
This checklist is intended to understand your priorities for a design control tool. The boxes colored in orange indicate a clear preference for a form based approach. In some instances, you may not lean towards either alternative or you may be inclined to maintain continuity with existing tools. This only indicates the need for a ‘hybrid’ approach to the tool. 
Hybrid codes that apply form based regulations to existing zoning are fairly common but require careful calibration and are often complicated to implement.  
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EVALUATION CHECKLIST

promote and/or conserve an 
interconnected street network and 
pedestrian-scaled blocks

community character/form based 
districts

implement a detailed plan and/or 
specific community intentions

amend or create new policies and 
regulations

graphic rich code that is easily 
discernible to planning staff and 
citizens

geographic or use-based districts

implement a land use policy or 
special/overlay district

maintain current policies and 
regulations



FOR ADDITIONAL INFORMATION, CONTACT:

CLARENCE ENG, AICP
RENAISSANCE PLANNING GROUP

ceng@citiesthatwork.com
::

JAMES GALVIN, AICP
DOVER/KENT COUNTY MPO

James.Galvin@doverkentmpo.org
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