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INTRODUCTION

SEPTEMBER/OCTOBER 2010

DOVER TRANSIT CENTER
NEIGHBORHOOD PLAN



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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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.


Dover/Kent
County MPO
ity



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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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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e pla e
s 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? 




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


To protect

investments in the quality & character of a place

To ensure in decision making and outcomes

expectation that places will grow and develop as intended

To improve our

create high quality built environments that are treasured over time

To maintain and ensure

to create an attractive and harmonious built environment that is suited to
the local context and community
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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


EXERCISE I:
WHAT IS GOOD DESIGN?
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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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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.  


How do you get good design?
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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.


A SPECTRUM OF DESIGN CONTROL

OBYECIIVE SUBJECTIVE
INVEASURABIE STYLISTIC
QUANITATIVE QUALITATIVE

€ >
“NO WIGGLE ROOM” “SHADES OF GRAY”

WHY CONTROL DESIGN? :: EXERCISE | :: DESIGN CONTROL TOOLKIT :: FORM BASED CODES :: EXERCISE 2 :: IMPLEMENTATION


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.


OBJECTIVE SUBJECTIVE
MEASURABLE STYLISTIC
QUANTITATIVE QUALITATIVE

Side Street Sethacks
Primary & Accessory Structures

o~
Propry P ———
& Propaty Lows

Delarnine Setbaks

ric gambrel ridge
Gabled roof Gambrel roof Hip roof

6

Stepped or nan
crowstepped gables

_a—railing parapet

Selhacks to Property Lines
Accessory Structures.

H
I | BUILDING HEIGHT
! |(No.of Foors)

SETBACKS
HEIGHTS
USES ARCHITECTURAL STYLE
PARKING FENESTRATION RS
BUFFER WIDTH MASSING
QTY /TYPE OF PLANTINGS ROOF FORMS
SIZE OF SIGNS COMPATIBILITY WITH CONTEXT

| RESIDENTIAL

(ON-RESIDENTIAL

(RETAIL AND/OR OFFICE)|
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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. 


DESIGN CONTROL TOOLKIT

_ e Publicly or privately

administered
| CONDITIONAL  ADVISORY
ki
| vamance
e
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* 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. 



* Advisory or “Voluntary”
design control relies on
educational materials or
designer assistance for

interested property
owners

e Pattern Books docu
historical styles of a
community

ment

e Can be used as “guides”
for certain approvals

(quasi-conditional)
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PUBLIC SECTOR

ADVISORY

PATTERN
BOOK

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.


e Opportunity to embed PUBLIC SECTOR
design controls into a DENVER COMMONS DESIGN STANDARDS

conditional approval CONDITIONAL
process, such as a
rezoning REZONING/
COMP PLAN

» Often used with density
incentives VARIANCE

e Can be subjective because = e
of conditional approval = e | STANDARDS

e Usually administered
either by staff or elected
body — but limited by
design expertise of
reviewers
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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.
   


* Design controls
embedded in the zoning
standards or facilities
NELIEL

* Generally need to be
“measurable’ standards

* Administered by staff as
part of development
review process

* May be organized as a
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SANTA ANA TRANSIT ZONING OVERLAY PUBLIC SECTOR

MANDATORY

ZONING

SPECIAL
DISTRICTS
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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.    


A NEW TREND IN DESIGN CONTROL

MANDATORY

yAol\ 1]\ [c]

CITY OF AZUSA
REGULATING PLAN

PUBLIC SECTOR

DENVER COMMONS
STREETSCAPE STANDARDS

Neighborhood General : Tract

| Neighborhood General :Transitional
[T Neighborhood General - Traditional

I Neighborhood Center
B Corridors

W Districts

I OpenSpace

KEY
1 Southwest Neighborhoads
2 Southeast Neighbothoods
3 Central Neighborhoads
4:  Central East Neighborhoods
5 North Neighborhoods
6 Foothill Nelghborhoods
7. Downtown District
7a: Main Street / Town Center
7b: Civic Center
7c Transit Village
8  University District
9 Edgewood Disuict
10 West End Industrial Districts
10a: North Partion
10b: South Portion
11: Foothill Boulevard Conidor
12 Azusa - San Gabriel Avenue Corridors
120: Azusa Avenue
12b: San Gabriel Aver
13: South Azusa Avenue Corridor
14: Arrow Highway Corridor
15: Open Space
16: Proposed Canyon Area Resort
17: Menrovia Nursery Specific Plan

CITY OF BENICIA

DEVELOPMENT STANDARDS
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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. 


Form-based codes address the relationship between
building facades and the ,
the and of buildings
in relation to one another, and
the and of streets and blocks.
The regulations and standards in form-based codes are
presented in both words and clearly drawn

and other visuals.

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



THE CONVENTIONAL SYSTEM

* Mainly controls use &
density

* Focuses on separating and
buffering land uses

 Control of form is
incidental

MANAGE- : | * Many words and numbers;
MENT | few graphics
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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.


* Primarily control urban
design and spatial form of
public spaces

e Less control of use &

sl = density
MENT

* Management of uses is
critical

* Implements public policies
FORM regarding urban design

* Many graphics; fewer
words
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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.


* Conventional zoning districts often apply to
use-based districts rather than to cohesive

* Form based codes are more comprehensive in
enabling vertical and horizontal

* Conventional zoning codes contain
of standards

* Form based codes can be calibrated to fit
various geographic and as
fixed or floating zones
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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”.
 


BASIC OPTIONAL

PURPOSE ARCHITECTURAL
& INTENT STANDARDS

REGULATING LANDSCAPING
PLAN STANDARDS

FARMER’S BRANCH FORM BASED CODE
ARCHITECTURAL STANDARDS

CITY OF BENICIA
REGULATING PLAN

STREETSCAPE SIGNANGE
STANDARDS STANDARDS

BUILDING ENVIRONMENTAL
STANDARD STANDARDS

FARMER’S BRANCH FORM BASED CODE
BUILDING ENVELOPE STANDARDS

CITY OF VENTURA
STREETSCAPE STANDARDS
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Caa
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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.  
��


Dave
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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

General Principles and Intent

THE STREETSCAPE

CITY OF BENICIA

DOWNTOWN MIXED USE MASTER PLAN

Key

Existing Building Fabric

B Five Minute walking radius

wem Plan Aren

impraved op
mendations
area’s historic f
capit p e

ing pubiic buildings and in,
(atach as the form

and v

General Guiding Principles

1.

The StReeT and bullding fagade receives more attention than the rest of the bullding.

STREETSCAPE elements, such as brick pavers, benches and waste-bins, throughout the Co-
lumbia Pike Special Revitalization District must be consistent within a project and should

the Public Art Master Plan.
FRONTS AND REARS

planters and window boxe

feet of the building face.

—
Z
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COLUMBIA PIKE

space.
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Kent
mMPo

be consistent from project to project within an activity node (|

e, Town Center).

STREET TREES are part of an overall STREETsCAPE plan designed to give special character to
each STREET and coherence to each area. The desired aesthetic shall be achieved through
the use of native/proven, hardy, adapted species where reasonable.

PusLic ART shall be provided in accordance with the Arlington County PusLIc ART policy and

+  Building facades are the public "face” of every building. Owners are encouraged to place
with flowering plants and/or climbing vines along the area in
front of their buildings within the "shy zone”, which is the area on the sidewalk within 2

The private, rear portions of the LaTs (toward the ALLEY) allow commercial operators to
utilize these spaces as efficient working environments unseen
dents to have private and semi-private (for apartment and condeminium buildings) open

by the public and allow resi-

Buildings form the space of the STREeT.

The STREET Is 2 coherent space, with consistent building forms on both sides of the STREET. |
This agreement of buildings facing across the STREET contributes to a clear public space|
and community identity,

Buildings oversee the STREET (and Souagg) with active fronts,
This overview of the STReeT contributes to vital and safe public space,

Land should be clearly public or private—in public view and under surveillance or private
and protected.
Buildings are designed for towns and cities.
Rather than being simply pushed closer together, as in many suburban developments,
buildings must be designed for the urban situation within towns and cities. Views are
directed to the STReeT and the garden/courtyard, not towand the neighbors.

& 2 % ipment 2
R N iR (fi locatiol
Retail helps to make the 51

Those structures that have historic character should be preserved in some manner or their|

elements incomporated in the redevelopment of their site.

menities, inclid-

s
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GUIDING PRINCIPLES

urban

residential economic

Three principles will guide The Commons Neighborhood Plan to crea n

urban village. In one sense these principles ¢ been derived from previous
plans directed at the entire Central Platte Valley, and by consulting with the
people of Denver. In another, they are as old as the idea of cities. Each prin-

ciple must weigh equally in the realization of the plan.

1. The overall character will be urban in the hest sense.

The Commons plan reflects the best historical principles of city-building. For|

mple, the Commons will provide a mixture of uses to ensure a lively and
The Commons will extend the formal order of Denver's
traditional street grid, Al
pleasant pedestrian experience by providir
designed ground-floor uses. Animated

consistent cityscape.
tecture will contribute to the consistency of the|
ttractive, welcoming, and well-

¢ shops, restaurants, cafes, and

Kiosks, streets will become delightful places for strolling and socializing.

Additionally, The Commons will be served by a transit facility to reduce|
reliance on the automabile. The plan reserves a site for a transit fac

bining the exte n of the 16th Str e with high-
occupancy vehicle (HOV) bus lane connections to northern suburbs, inter-|
city bus routes, and a future rail link to Denver International Aj

Mall and light-rail ser

2. The Commons will have a residential character.

A critical mass of peaple living in the neighborhood is essential to the suc-

cess of The Commons. Thus housi dispersed throughout The Commons

as well as concentrated along beautiful riverfront parks. Residential edges

will connect to established neighborhoods across the Platte River and
Interstate 25. It is crucial to situate residences on Little Raven Street facing
Commons Park. The relationship between the neighborhood and open space,

will shape Denver's first truly urban park.

The Gommons will attract new investors, residents and businesses to downtown
Denver.

The Commons Neighborhood will encourage innovative projects that attract
private investment. In particular, The Commons possesses large lots that can
cale of offi
but within an urban setting.

accommodate th d retail development usually associated

with “edge generating an unprec
dented scale of new development sites adjacent to the central business dis-
trict, The Commeons will support major public capital improvements and ser-

vices, such as quality pedestrian spaces and a parking district,

The Commons also represents the latest major pha
f the Central Platte Valley, an area that has already attracted Elitch Gardens,

Colorado Ocean Journey, Commons Park, Coors Field, and the Pepsi



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.   


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

(%2]
p4
)
=
=
)
O
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18]
>
z
L
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SUBAREA MAP

FARMER’S BRANCH
REGULATING PLANS
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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.    


REGULATING PLAN

A=ty

DOVER TRANSIT CENTER
NEIGHBORHOOD PLAN
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Presenter
Presentation Notes
The Dover Transit Center Neighborhood Plan provides the framework for a regulating plan.


Specifications for the elements within the
public realm:

Potential west side location for down- Colombo Street: new streel ide Provide large wide canopy shade trees Potential east side location for Down-
town galeway Irees. with site development. that fill large voids and create shaded lown gateway lrees
boulevard appearance. Red Gums to

° Sidewalks e .
* Travel lanes ; .

* On-street parking ....:.

* Street trees

e Street furniture

Extend Junipero and Colombo Streets

as development occurs on the south

side of Thompson Boulevard. This will

eliminate the need for a left turn lane, Red Flowering Gum to continue along
making Phase |1 of the street improve- Thompson Avenue east of Chestnut
ments feasible (pg IV-17). Street (not shown).

CITY OF VENTURA

Four-| enue (p. **)
ane Avenue (p. ¥

T
M
T
N
N
T

i

entrance must face the primary street frontage.

STREET TYPES MAP and STREET SECTIONS

CITY OF HERCULES
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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.   



= PUBLIC SPACE/STREETSCAPE STANDARDS

o

DOVER TRANSIT CENTER NEIGHBORHOOD PLAN
STREETSCAPE IMPROVEMENTS
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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. 


Regulations controlling the configuration, features, and functions of buildings that
define and shape the public realm:

e Form
Neighborhood General-Open (NG-0) Standards ards
* Placement
e Articulation = e T T | ~
* Function

Sicl St

ime (BTL) W Building Area

Building Placement
Build-to Line [Distance from Property Line)

i

Neighborhaood
Ceneral-Open
NG

¥ pnan, o

regulated wh :
ispplivd to b ! sl : L L . e ol il st bee privacy win-
o
form Lk -
i

v bnilding 000 = max.

DOWNTOWN MASTER PLAN/FBC

CITY OF BENICIA
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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. 



SmartCode building standards are standardized form based regulations that:
* Apply to transect based zones

Include building function and use standards

L O T O O O I O O . |

ILDING HERGHT
1 mdngrngmr.a measured in numbes
of Sicries, excuding a rased Basement oo
Fabibable Al
2 Each Story shal nol excoed 14 ft clear,

Masdimeam Peight shall be m(q(-ﬂd
Haight Basaling 1o the sawes or o
4.4 m—h:.l:mnimuemmﬂ
e i

DIAGRAM ABOVE MAY NOT SHOW ACTUAL HEIGHT LIMITS.
‘SEE TABLE AT LEFT.

of 8 bulding shall te detanced
imanmn:gnn:l of Lines

Z B,-lljnnsmal have Facades
along both Primary and
Becondary Frontage Lines and

nes
Faca; b balt alng. R min. 68 max

I min
i min. 24 i max

donifigodpm

el ks thae 70% of the length
of that Frontage, measurad 2
tha achal fron setback of the

R S

etancad from the Lot Lines as
shown.

utbuidings shal be lncaled
witin e Fousth Layer (see

3 Trash contamers shall ba
siored within e Third Layer,

CITY OF GULFPORT

SMARTCODE
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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.  


| E. Windows and Doors

Regulations controlling external T
architectural materials and quality: s e

B. Building Walls (Exterior)

Intent and Guiding Hlustrations for Buiding Walls

aplcnent the tracit

* Optional component
* Building articulation

* Architectural style

.

ARCHITECTURAL STANDARDS

FARMER’S BRANCH

minimum
. minimum clear
w-100% of building frons

Depili = 61 minimum
Length ‘minimun
“The above requirements apply to firstoor awnings, There are o minimum requicements Fo avrings

© the first floor. w permited and may oceur forward of the buld-ta line.
Marquecs and awnings shll ine s nmay cncroach within the right-of- ; Wit cofthe b Nomore (han 75% of the th approval fram CDPS staff Sidewalics o
o ‘build-o line.

© Awnings shall be made of fubric. High-gloss or plasticized fabrics arc peohibited,

B. Balconies

Deprl— 5 1 manimaoe from the bl d-to b 0
the inside columm face
Height = 10 ftminimum clesr

- 10 il ding front

Depry = 6 . minimum for second-foor
balc

minianuen clear
- 100% of building Front

snades shall only be constructed whese the minimum depih can be obisin

Bakonies shall ocer forward of the build-to ine and may eneroach within the rightof:way, swsrd of the buikd-c i aod ay encroach within the oy, bt shall ot extend st the canty = permitied und forermnd of the bk oo, Bl
urb line, or higher may enct hwi way. Ground floor

within the right-of-way with approval. Sidewalks shall have clear aceess for pedesirians

(72)
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o
<
(a)
z
<
-
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-
<
o
)
-
O
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=
I
9
o
<

CITY OF HERCULES

e avene = Bay windows shall have fenestration on both front and side surfices.
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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.  


* Focuses on creating

* Provides more in
mixing land uses and density

* Focuses on creating human-
scale

* Achieves predictable high
quality

* Eliminates the need for
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* Fairly sophisticated tool — needs

and to set up
correctly
* Proper depends

on staff training

* May be
initially to the
development community

* Works best for areas with an
established or predetermined
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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.


How zoning defines a
one-block parcel

e Use

 Bulk regulations
* Density
 FAR

e Setbacks

WHY CONTROL DESIGN? ::

How design guidelines
define a one-block parcel

e Use

* Bulk regulations

* Density
 FAR

e Setbacks

e Building articulation,
mostly for street
frontage

* Architectural style
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Public space/streetscape
standards

Building standards
e Form
e Placement

e Function
Building articulation

Architectural style
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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.  


 Implementation tool for existing

includes districts and
street types

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

]
&
% 2 (angled/60degree) through traffic _ (angled/60degree) B

road right of way
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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.
 


include types, st e
dimensional standards, articulation, and ———

Singla Family Two Family Dwsllings

placement o o

Moltifeamil Garden Apartments
Residential

organized by e
predominant architectural styles

Centers Mixed Use Residential

BUFFER FOR RALEOAD TRADK

Bed & Breakfost/Inns

Lodging
Hotels

. T Parking Structures
Buildings

Civic Buildings

Building Lot Building Setbacks
Height Coverage | Frontage (Max/Min in Feet)

(Max in (Max in (Minin | Sireet | Side | Rear
Feet) Percent) | Percent) | (Max) | (Min) | (Min)

Sinal TCR1/TCR2/TCR3 a5 50% 50% 20 y 0
ingle

Family TCR4 35 y 50% 50% 20° ) 0
Dwelli

rich e wetines | regr 15 50% 50% 10 20

Single Family | Two Family | TCR1/TCR2/TCR3 a5 50% 50% 20°

Residential Dwellings TCB1 45 50% 50% 100

Building Types Street Types

TCR3 35 £0% 50% 200
Row Houses ["rcq; 45 0% 70% w0
TCCN2/TCCN3 55' i 70% 80% 10
TCR3 3s' 60% 50%
Garden TCBI 45' 60% 70%
TCCN2/TCCN3 55' 70% 80%
TCB1 45' 60% 70%
TCCN2/TCCN3 55' 70% 80%
TCCN2/TCCN: 55 70% 90%

Mixed Use - | TCCN2/TECNS - :
Shop Front TCCR2 95 ) 80% 0%
Buildings  ["ccra 75 80% 0%

Masonry Vernacular

. Mixed Use . | TEEN1/TCCN2 55 70% 90%
OO Residential | TCCR1 55'/95% 80% 90%
Buildings | rccra 75 ! 80% 80%

LOUVERED
VENT

SO " B&Bs/Inns | TCBI 45' 60% 70%
el TCCN1/TCCN2 55 70% 80%

N | Hotels TCCR2 95 70% 20%
THE FRONT ELEVATION f - TCCR4 75 ' 70% 80%

TIITIIT

PORCH EXTENDING ACROSS

RAISEC FOUNDATION . Parking TCCR4/TCCRS 55 ! 90% 80%
FOUMDATION Civic TCCN1/TCCN2 55 ' 70% 90%
Buildings [ recr 55/95% ] 80% 90%
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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.


e Land Use Amendment to

DODECANESE gye

_SPONGE
DOCKS

(10) based on
proposed development character

CHARACTER DISTRICTS

SPRUCEST
|

including density, R, 5% U —i———
intensity, and uses ' |

of proposed development

CENTER ST

i ~TARPON AVE
: ROWNIDIWN} = DOWNTOWN
DESIGN STANDARDS el s
NORTH PINELLAS [ {l % B
= 2 H
Impervious Surface Ratio (Max.) “ = i il
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lustered Housing |
Residential Garden Apartments e = | ) ] T MmNeoR
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IMPACT ANALYSIS ive/Work Housing
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R
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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. 


* Implementation tool for

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

NTOWN TARPON AVE

SPO

NGE DOCKS
e

REGULATING PLAN

1
READST | B AR I
i

T CENTERST

......
Transects
-

Residential + Retail Office
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Residential District

Tad
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-
5 Pinellas Ave Corridor

-
South Gateway Special District
-
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-
Marine - trial/C

s0d
' Municipal Gateway Spedal District



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. 


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

STREET TYPES

Sidewalk

Sidewalk

Through Traffic

Public R.O.W.

AV-64-34

Tharoughfare / Street Type
Transact Zone Assignment
Right-of-Way Width
Pavemant Width

Avenue /B

Al transact zones
G4 fant

34 feet

Movement
Target Spaed

Slow movement
20 MPH

Traffc Lares
Parking Lanes
Curh Fiadlus

2lares @ 10 feet wide
Bath sidas @ 7 feet wida
10 faet

Walkway Type
Planer Type
Curt Type

Landscape Type

10 fieet sickewalk
414 tree wel
Curb
Trees ol 30' 0. Avg

Transpovtatian Provision

STREETSCAPE STANDARDS
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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. 


Daver/Kent
Ca

include:

BUILDING FUNCTION

RESIDENTIAL

include
building function/use and form

e allowable uses

 open/limited/restricted use

definitions

* parking requirements

Restricted Residential: The number of dwellings
on each Lot is restricted to one within a Principal
Building and one within an Accessory Building.
The dwellings within the Principal and Accessory
Buildings shall require a minimum of 2 parking
spaces and 1 parking space for each, respectively.
Both dwellings shall be under single ownership.
The habitable area of the Accessory Unit shall not
exceed 500 sf, excluding the parking area.

Restricted Lodging: Lodging shall be restricted
to Bed & Breakfast uses. The number of lodging
units available on each Lot for lodging is limited
to 3 lodging units per underfying unit of ‘by right'
residential density in addition to the parking
requirement for the dwelling. The Lodging must
beowneroccupied. Food service may be provided
in the a.m. The maximum length of stay shall not
exceed 14 days.

Restricted Office: Office use is restrictedto home
occupations or as an accessory use by the owner,
with no more than one employee.

WHY CONTROL DESIGN?

Limited Residential: The number of dwellings
on each Lot is limited by the requirement of 1.5
parking spaces for each dwelling, a ratio which
may be reduced according fo the shared parking
standards (See Table 11). AnAccessory Building
shall be limited to 1 dwelling and such dwelling
shall require 1 parking space. The habitable area
of the Accessory Unit shall not exceed 500 sf,
excluding the parking area.

Limited Lodging: Lodging shall be restricted to
Bed & Breakfast and Inn uses. The number of
lodging units available on each Lot for lodging
is limited to 3 lodging units per underlying unit of
by right’ residential density. Food service may be
provided in the a.m. The maximum length of stay
shall not exceed 14 days.

Limited Office: The building area available for
office use on each Lot is limited to the first Story
of the Principal Building and/or the Accessory
Building, and by the requirement of 3.0 assigned
parking places per 1,000 square feet of net office
space. Office use is not permitied on Lots with
primary frontage on ‘C’ Streets.

Open Residential: The number of dwellings
on each Lot is limited by the requirement of 1.5
parking places for each dwelling, a ratio which
may be reduced according fo the shared parking
standards (See Table 11).

OpenLodging: The numberofbedrooms available
on eachLotforlodging islimited by the requirement
of 1.0 assigned parking place for each bedroom.
Food service may be provided at all times. The
area allocated for food service shall be calculated
with parking according to Retail Function.

Open Office: The building area available for office
use oneach Lotis limited by the requirement of 3.0
assigned parking places per 1,000 square feet of
net office space in all T-Zones except Tob which
shall require 2.0 / 1,000 square feet. Office use
is not permitted on Lots with primary frontage on
'C’ Streets.
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o RESIDENTIAL Tda| T4b § Tdc | T4d § T5a§ T5b | T5c § T5d | SDaj SDbj SDc i SDd

Accessory Unit
b. LODGING

Bed & Breakfast | =
Seasonal/Short Term Rental

c. OFFICE
Mixed Use Building | = = - » o . .
Office Building | = - o o - a o A 5

d. RETAIL
Mixed Use Building | = B = . . [ . . a
Open-Market Building | =

Retail Building

Ll [l o L " [l . " L] L]
o o o o ] o o o -] ]

o o o o o o L] o
o o o L] L] L] [ [l L] o

o o o o a o a a
Alcoholic Beverage Establishment (Off Premise) [ = . ] - . - . . - -

Sidewalk Cafe

Bus Shelter | =

Conference/Exhibition Center | =
Fountain or Public Art

Library | =

Live Theater [ =

Movie Theater | =

Museum

oflo| =

o

o
| w0
of| o
o| o
| s
s| s

Outdoor Auditorium | =
Parking Structure | =
Passanger Terminal | @
Playground
Surface Parking Lot | =
Religious Assembly | =

ALLOWABLE USES
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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.


DETAILED BUILDING STANDARDS

include lot coverage and

setbacks

include
building height and private
frontage

PARREING PLACEMEN

Tooe Tain 413 & Ttie 1)

LOCAL HISTORE DISTRICT

)

o gt e gt e, oo o
Dawer Speca Area Fran
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TRANSECT SUMMARY

Max. By Right Density
Mayx, Transfered Demsity
Max. Building FAR

|14 dwelling unitsiacrs |12 15 dwelling unitsiacrs
|22 dwelling unitsisere 18- 22 dwelling unitsisere |
lo 10-1.25

logs n5.10

14 dwelling unitslacre

18 dwelling units/acre
10
nis

THOROUGHFARES (see Chapler 21

e

]mummed e

[

lrecommended [ns

Irecommended [ns

|m‘a | i
| permittec | pormitted

T

e
T0% max

(5 min /10 fi. max
Iﬂlt. max (S max
Ine [t I
]llt minfi2 ft. min w'aley |5 ft minfi2 ft. min w'aley |
Ts5% min 70% min

[

permitted
permitted

110 . max
110 . max

nia

119t min

9% min

[nia

nia

pEmmitie

peied

BUILDING FORM - HEIGHT (see Tatie 4B) [for specisl hotaking Fight alowances, sse Sparial Area Plan (nvance 2010-26)}

13 stories max
12 stories max

3 stories max
2 shories max

Ine s
Ina e
I psrmitted
| permitted
]palmmad

recommended

| recommended

5 stories max
2 shories max

permitted

|nis

permitted
permitted

12 staries max

2 stories max

na
nia

.plrmﬂhd

]mun-dim
1

BUILDING FUNCTION (see Tabie 45 & Table 4F)
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Limited use
]m use
]npm use
]w use
Irestricted use
open use
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| conditional use
cenditional use
conditional use

' conditional use

| conditional use
open use



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. 


* Complications due to coordination * SmartCode as implementation tool for
with existing zoning overlay design Special Area Plan
standards

* Extensive workshops with community
* Perception of regulating plan and focus groups
framework and building standards

: : * Total commitment from city staff and
being overly complicated

leadership

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

* Calibration of SmartCode requires
time and expertise

* Lack of city staff/administrative
commitment to implement

* Enhanced informational component
including how-to-use guidance
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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. 


EXERCISE 2:
HOW DO YOU GET GOOD DESIGN?
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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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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.   




Presenter
Presentation Notes
Places change and evolve over time. This process of change requires public and private investment.


PUBLIC INYESTIENTS R e _



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.


 PRIVATE NIY/ESTIANTS
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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.   


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

regulating land use [ [ regulating

advisory [ O

bulk regulations [0 O
(FAR, density, etc.) (build-to lines, frontage type
requirements, etc.)

focus on private development [ O through the use
standards of building form and placement
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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.  
 


[0 promote and/or conserve an

geographic or use-based districts [ [0 community character/form based

districts
implement a land use policy or [ [ implementa and/or
special/overlay district
maintain current policies and [J [0 amend or create policies and
regulations regulations
[ code that is easily
discernible to planning staff and
citizens
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FOR ADDITIONAL INFORMATION, CONTACT:

CLARENCE ENG, AICP
RENAISSANCE PLANNING GROUP
ceng@ecitiesthatwork.com

JAMES GALVIN, AICP
DOVER/KENT COUNTY MPO
James.Galvin@doverkentmpo.org
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