Form-Based
Codes: A Tool for
Shaping
Community Form
and Character for
Smarter Growth

Geoffrey Ferrell
Principal, Ferrell Madden LLC
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Principles and
Components
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Why would a City Use a Form-Based Code?

i

; ~\CK]’A\H.S

FINE FOOD




How would you rate this?

2. Indifferent
3. Hate it!




How would you rate this?
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What the community said it

wanted




Well-intentioned policy statement: Infill and
develop in existing urbanized areas. Build
affordable multi-family housing near
transportatlon corridors.




Well-intentioned policy statement: Infill and
develop in existing urbanized areas. Build

affordable multi-family housing near
transportation corridors.




What do you do w
development codes
you build or maintair
of town you want?

Columbia Pike Revitalization Organization, whose
office is located on the Pike. “We saw bank
branches with drive-through lanes, fast food fran-
chises with drive-through lanes—and that's been
about it. We also saw long-time businesses either
close or move to other parts of the county. There
are pizza stores, check-cashing stores, laundro-
mats, dry cleaners, dollar stores—these are all
services people use, but you can't buy a men’s
suit, women's clothing, a pair of shoes, or even a
book on Columbia Pike."

In January 1998, Arlington County Board chair
Chris Zimmerman recognized the Pike's need for
revitalization. A challenge came from the long-
time property owners on Columbia Pike, however,
Many of the existing buildings were owned out-
riaht bv second- and third-aeneration owners who

enhance the richness of their community, while
ensuring none of the long-time local businesses
would be replaced

To tap the potential of this diamond in the
rough, the Columbia Pike community developed a
comprehensive Columbia Pike Revitalization
Plan, which included adoption of a form-based (as
opposed to & conventional use-based) zoning
code. The code is a legal document that requlates
land development by setting careful and clear con-
trols on building form to create good streets
neighborhoods, and parks, with a healthy mix of
uses. Components of the code include clear defini-
tions of terms, a requlating plan, building enve-
lope standards to determine each building’s form
standards for siting and streetscapes and for archi-
tecture, and administrative guidelines for expedit-

“verybody hates sprawl, but the builders

aren't violating rules; they're building

exactly what the codes call

16 ONCOMMON GROUND SUMME

Why are Cities Using Form-Based Codes?
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Yesterday’s problems

Looking west along Chicago River from an lllinois Central Elevator, 1908.




Yesterday’s tools: A
« Separation of Uses (e.g. I
1; RR; RM... . W »
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Yesterday’s tools: Separation of Uses




This is “red” on the zoning map.

Anywhere USA



This is “red” on the map too.

My Town USA




Yesterday’s tools:
Floor Area Ratio (FAR)




Would you describe other things this way?

FAR is best as a measuring tool;
not for driving design or decision-making
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Hurdles to Reuse Space for Pastry Shop:
Zone R7-Allows 75’ tall residential, but not commercial

* Two-part special use permit ($560)

* City Planning Board (meets once a month)- will likely deny application
* Planning Board of Appeals-meets once a month ($1,000)

* Nine space parking lot required for occupancy permit (det. by #__ of tables)
Cost=$20,000 (must cutdown tree)

* |ost rent: $2,000-$4,000 min.
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“Using Conventional ‘Use-Based’
Zoning for ‘walkable urbanism’ and
areas of transformation is like
playing the piano with your palms
instead of your fingers.”

(or like walking on your hands instead
of your feet.)




From Euclid to Kafka




Development Regulation
Today:

Out of Balance




Regulating Mechanism:
Balance -- Form-Based Codes

Use/Density Management
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Regulating Mechanism:
Balance -- Form-Based Codes

Management

Use/Density




Regulating Mechanism:
Balance -- Form-Based Codes

Management




Form vs. Use




Form vs. Use

|

—
—
—
pr—
—
prmeny
—_—
p—
—
—_—
p—
prem—
e
p—
e
=
—
pt——
—_—
—
T—
—
—_—
prm—
P
L
—

CTTTTETLTTTT TR LU







= E T e




;,ﬁ = | T
(R,
‘ ) go,,// f Wi

,, A

" ittt i ~ﬂ.\

LR T 41 L LAAN L

=

e —\\\

jan A

W\

i adn v
M\ L& \

=

Al
| N 0
. , ._

===

O




Regulating Mechanism:
Balance -- Form-Based Codes

Management
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Look familiar?




In the Car for Life

More and More Traffic Isn’t Headed for the Office

“You have
no choice”
but to drive.

of Crafton,

Katy Joseph

who commutes
415 miles round
trip to work  :

By KATHERINE SHAVER
Washington Post Staff Writer

Katy Joseph and her husband, Bill,
drive about 45 miles round trip be-
tween their home in Crofton and their
jobs in Washington, spending much of
that commute, like thousands of driv-
ers, stuck in exhaust-spewing traffic
that they admittedly help create.

But it’s not the Josephs' daily drive
to work that most interests planners
trying to reduce the region’s traffic
and pollution. The real culprit, traffic
experts said, is the rest of the driving
they do to navigate a busy life—
running to the grocery store, the
drugstore, the mall and church, and

Joseph, 39, a legal secretary. “Bi
when you look at the whole picture,
doesn’t seem that bad. . . . I think I'
home [from work] for four minut(
and then it's off in the car.”

In short, Joseph said, “driving
my life.”

In fact, traffic experts said, the J
sephs are right in sync with Americs
trends. Non-work trips for shoppin
driving children to activities and ru
ning errands account for 85 perce
of all trips people make, up from ¢
percent in 1990, according to a r
cently released national travel survt
conducted by the U.S. Department |
Transportation.

Even during peak morning an



Thirteen trips a day
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True Sustainability

Report from Environmental Building News: For an office building built to

modern energy codes (ASHRAE 90.1-2004), more than twice as much
energy is used by commuters than by the building.

What about residential?

‘B Transportation Use |

200 +

150 -
Million BTU

per Year .. |

)

Suburban Suburban ‘ban Avg  Urban Green Urban

Avg (240 Green 143 MBTU) (89MBTU) Multifamily
MBTU) (164 MBTU Green (62
MBTU)
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© Jonathan Rose Companies, LLC



Recognizing Changes in the Way People Live

Majority of Americans want something other
than a detached single family home on a
large lot -- research by Chris Nelson

Only 70% of 18-25 year-olds have driver’s
license (and average VMT for all Americans
has continued to decrease)

Creative Class — opting for location to live
over job selection

General desire for walkable, mixed-use
places




d to Designing Builc

Oakland, CA
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Why basic regulation is important




Diverse Applications

1.
2.
3.
4.
5.
6.
7.
8.

Downtown Master Plans

Corridor Revitalization Plans
Neighborhood Revitalization Plans
Specific Plan Development Standards
New Walkable Neighborhoods

Historic Resource Preservation Planning
Transit Village Implementation

Greyfield Redevelopment
University/Community Interface Plans

. Subdivision Ordinances

. General Plan Implementation

. Complete Development Code Updates
. Model Codes

. Regional Plan Implementation




What is a Form-Based Code?

The Definition




What is a Form-Based Code?

The Definition

A form-based code is a land development regulation that
fosters and a

by using

as the organizing principle for the code. A form-based
code is a regulation, not a mere guideline, adopted into city,
town, or county law. A form-based code offers a powerful
alternative to conventional zoning regulation.

Form-Based Code Institute




Common Misconceptions

Doesn’t address Use

All about graphics (insert pretty pictures into zoning)

A one-size-fits-all template that makes you fit your town to it
Only for greenfield development

Isn’t zoning

Dictates the architecture, squashes creativity

Must be applied Citywide

Requires high density

Makes everything ‘by right’

Improves your golf score and makes you jump higher




What is a Form-Based Code?

The primary goal is to shape the
or




Public Realm / Street-Space




Public Realm / Street-Space

The “public” space in-between the facades




Public Realm / Street-Space

Transition space (semi-public/semi-private...)
Transition dimension (thinner = more urban)




What is a Form-Based Code?

The primary goal is to shape the Public Realm
or Street-Space.

The means are:

1. Building Form (and function) regulation
2. Street-Space Design




What does it take to

make a great place?
(Street-Space first)




Building Form: Height

How much is too little, how much is too much?
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Building Form




Building Form: Height

T IIIIIIIIN
. 7

Attic STOREY i ,
with DORMER '—Parklng Setback
to FACADE
l
ATTIC STOREY
MAX 5 <‘4 3
STOREYS I Min 9ft/Max 12ft
I Clear
st I I Min 9ft/Max 12ft
STOREYS I Cloar
at RBL _: Min 9ft/Max 12ft
MIN 2 STOREYS - Clear
at RBL | I Min 9ft/Max 12ft
Clear
Max 22ft _:
sidewalk Commerce*/ Residential
to floor [l
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Building Form: Siting
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Building Form: Siting
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Building Form: Siting




Building Form: Siting

Building FACADE
along Min 75%
of RBL

RBL

PARKING SETBACK LINE !
No Parking |

0 -,
I - forward of this line. | ALLey

— = Or Rear

I Property Line
1
25ft Min’
setback from
15% Min Rear Lot Line.
Contiguous No setback
PRIVATE with ALLEY.
OPEN AREA

1
I ! Property Lines ——I




Building Form: Siting

PARKING SETBACK LINE !
No Parking I

forward of this line. | ALLey

— -J Or Rear
|F

roperty Line
I._l

| 1
‘ |
| -
\ 1 25ft Min
BUlldlng FACADE l setback from
alongf“g'SL75% ‘ I 15% Min Rear Lot Line.
| I Contiguous No setbac
PRIVATE with ALLEY
| i OPEN AREA
‘ | 7 | 1
] |
e ———-——-—T-_FL—J
RBL : Property Lines |
|



Building Form: Siting










BALCONIES
Permitted L
Max 8ft Min 5ft
Depth
4

— —
I
—
Upper FACADE /:/

FENESTRATION —
Max 70% Min 20%
per STORY

—

lGround Floor FACADE
FENESTRATION

Max 70% Min 33%






1 STOOP Spec FRONT PORCH Spec
| Max 6ft Width Min 1/3rd FACADE
FACADE | width
FENESTRATION I J
Max 70% Min 20% | J -
per STOREY | [ |:
' T_,l Max 5ft b Min 8t
P 1 ™ In
BALCONIES : > Depth *‘ “7,\/' ax 10ft
Permitted " Deth
Max 8t n P
Min 5ft I Parking and
Depth : j+~——Parking Setback Line Servicing shall be to
— 1 the Rear, off the
FRONT PORCH-Or 1 ALLEY if present.
sTooPReqd]]_ '
PRIVACYFENCE |  [™

Height 5 ft to 8ft

RBL2

ELEMENTS



Building Form: Uses

17

Some things are more important
than others.

3
3
L
> "
& .

And for many things it is important Y
to allow variety

Match the level of control to the
level of need.




Building Form: Uses

Some things are more important
than others.

And for many things it is important
to allow variety

Match the level of control to the
level of need.

I
1
1
i
i

il
~——Parking Setback Line




Building Form: Uses

Form Based Codes versus 20t Century 20O
Broad Categories Hyper-Control

~——Parking Setback Lind Zoning Symbology
Residential Commercial Design
— R-0-S - [oR R-L
0-S C-0 R-S
R-A BCrC R-M
4 Residential or R-E Bcsc N R-U
Commerce, R-R Bc1 BL-acC
No Retail* R-80 Bcc Br-a-c
— R-55 | [ee E-l-A
Residential R-35 Bc2 Village
or R-T C-W V-M
Y Commerce* R-20 C-M V-L
R-30 C-H Community
R-30C  Industrial R-M-H
D R-18 1-3 R-P-C
B R-18C -4 Mixed Use




Building Form: Block Interior

The buildings have to follow s few rules in order to
get the synergy/advantages of a Block

PARKING SETBACK LINE
No Parking

forward of this line. ALLEY

— = Oor Rear
Property Line

1
25ft Min'
setback from

15% Min Rear Lot Line.

Contiguous No setback

PRIVATE with ALLEY.
OPEN AREA ~ >

Building FACADE
along Min 75%
of RBL

!

Property Lines —




Building FACADE
9 Min 75%
of RB

alor

Interior

I I

I r PARKING SETBACK LINE -
1 No Parking I

I forward of this line | o
1 ALLEY

— = or Rear
|‘fﬂnglly Line
|

25ft Min

setback from

Rear Lot Line

No setback

with ALLEY

15% Min
Contiguous
PRIVATE
AREA







5ft to 8ft Req'd}

WIDTH }—%///%

5ft to 7ft Req'd

| DEPTH
: L7 PRIVACY FENCE
- :

REQUIRED 'PRIVACY
BUILDING UNE
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Form-Based Coding Approaches

There are many different approaches:
1. Building Types
2. Street Types

3. Street Frontages
4. Smart Code and Transects

 Frontage Types

* Building Types
But don’t be distracted or confused by the
differences - they all are aiming for fundamentally
the same place, limited by the same “police
powers” & Constitution.







Architectural Standards:
The ‘dress code’

° building materials

* windows & doors

* roofs

* walls & fences

* signs

* lighting and mechanical

6.6.6

Signage
A. Intent and Guiding lllustrations
Signs along commercial frontages should be clear, informative to the public and should weather well
Signage is desirable for advertising form district shops and offices, and as decoration. Signs should be
scaled to the nature of the district mixed-use, pedestrian-oriented, with slow-moving automobile traffic
Signage that is glaring or too large creates distraction, intrudes into and lessens the district experience
and creates visual clutter. The illustrations and statements on this page are advisory only. Refer to the
standards on the following page for the specific requirements




Redevelopment Site
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What is the most
fundamental aspect

in a Form-Based
Code?

(Street-Space first)




Conventional
Land-Use & Density-Based Coding

land use and density are highly regulated




Form-Based Coding (Urban Form through
Public Policy

The Building FACADE is regulated to form the Street-Space




Form-Based Coding (Urban Form through
Public Policy
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Urban Form without Architecture




Urban Form with Architecture

the private sector builds




