Creating Urban Form:
Conventional and Form-Based Codes
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This is “red” on the zoning map

\

Strip Shopping Center, Fort Myers Beach

This is “_r:_ed’_’ on ’_c“he map too
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lifeless public realm
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H MONOCULTURE

Visualizing Density

By Julie Campoli &
Alex MacLeanl

CONVENTIONAL CODES

e Zoning and subdivision regulations

* Designed to separate incompatible uses

|deal for suburban development patterns




FORM-BASED CODES

A relatively new name...
* For emerging regulatory techniques...

e To serve rebirth of interest in urbanism...

TONIGHT’S PRESENTATION:

. Comments on historical development of cities

. Rise of zoning and decline of urbanism

. How conventional and form-based codes differ
. Form-based codes defined; common variations
. Examples of form-based codes in current use

. References for further study







rers Mo

O

:
s
&
E
o
L
o'
1
=

i
62
THE CITY OF NEW YORK

Y —

e (Brrimifprioners Map
of —
THE CITY OF NEW YORK

s

i 4 :
= |
. ..lll\l.. -.




4

£

g




Buin JamzE mE
EEEGLAUEE 07558
1D DBEL QM VASE

|_-r_
b=
E:_z.

@

> @
3=@E
"‘E‘;

BOIC
VOO0
€E0

. r:-_

=
8,
a'-:j
aj

'--m?

L}

FOC0E

T T P D 1 1

s

T

] T




high

low
Euclid v.
Ambler
Realty,
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A.—LEADING NOWHERE IN PARTICULAR

B.—LEapinG 10 PLACES WHERE PEOPLE GO

Clarence Perry, “Neighborhood and Community Planning,” 1929
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“*Successful town planning cannot
be the work of a narrow specialist,
or of asingle profession. The call is
for versatility, special knowledge
and cooperation.”




FROPOSED
GENERAL PLAN
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MYERS PARK
CHARLOTTE,N.C.
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MYERS PARK
**The Finest Suburban Dy South of

Outstanding Features T X
A homelike atmosphere already created and established. . ..

A Country Club providing Golf, Swimming Pool, Chi!dfhn‘g Playground, etc., only a

“few minutes” from any part of the park,

Myers Park lots provide ample space for each home. All street improvements are

paid for, and purchasers assume no assessments.

Plots in Myers Park, on a square foot basis, cost no more than “High-class” lots in

other sections of Charlotte.

An excellent street car service is maintained. Queens College, one of the finest female

colleges in the South, is located in Myers Park. Over $2,500,000 already invested in Homes.
We are prepared to give terms, either on a lot or a home, to meet the reasonable

requirements of any responsible purchaser.
MYERS PARK HOMES COMPANY
Developers, Home Builders, Selling Agents

Myers Pa rk Reslty Building CHARLOTTE. N. C. Phonas 231

Figure 3.8

The U.S. Federal Housing Administration's 1938
neighborhood-standards suggestions for dos and

don'ts for lot configurations and building set-

backs. By the 1950s, the FHA's Neighborhood BAD
Standards—published in the Land Planning Bul-

letin No. 3—were widely utilized in each state.

(Source: US. Federal Housing Administration,
Technical Bulletin No. 7)

Stmacey,

GOOD

Federal Housing Sterey
Administration
(1938)
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LEVITTOWN, NEW YORK o7
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TYPICAL LOT
1/4 ACRE

—— AMERICAN TOWN PLANS: A COMPARATIVE TIME LINE
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NUMBER OF CITIES

FIGURE 3.

50: Zoning and Traffic
- Eno Foundation, 1952
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EFFECTIVE DATE OF ORDINANCE
Growth in Adoption of Zoning for Parking Practices, 1923-1950.




A 1946 survey of 76 cities
found that only 17 percent
had parking requirements in
their zoning ordinances.

Five years later, 71 percent
of these cities had parking
requirements...




NEXT GENERATION OF
PLANNING EXPERIMENTS:

e Reston (Virginia)

e Columbia (Maryland)

e Woodlands (Texas)

--- Led to P.U.D. zoning techniques
(Planned Unit Developments)
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r Typical Subdivision [ Well-Connected
Cul-de-Sacs Street Network

Conventional codes
--- compared to---
form-based codes...




Conventional Code: Form-Based Code:
...buildings can be random ...focus on building placement

Conventional Code: Form-Based Code:
...Ignores streets ...Includes streets

Travel Lane Travel Lane ark
- 1w i 10" 7"

Typical Right of Way: 60'




Conventional Code: Form-Based Code:
...little detall ...considerable detall
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Conventional Code: Form-Based Code:
...highly illustrated

iv. The proposed street network should respect topography and designated

See, 141, Designation and eitation of Land Development Code.
T

environmental resources and be madified accordingly to avoid damages to such
resources.

Sidewalks and rows of street trees must be provided on both sides of all streets

[Ord. Mo, 94-1 street trees may be omitted where arcades or colonnades meet the standards in
State law references: Requ that courty codiy and publish its ordin £ 125 Section 6.11.5.e or where a street adjoins a natural area being preserved. To allow

healthy tree growth, when street trees will be planted in tree wells or in plantin,
strips narrower than 10 feet, the developer must support the surrounding sidewalk
and parking lane with structural soil or

provide an equivalent soil volume using CLOSE DETAILING EXAMPLE
a method acceptable to the county’s - T — —

Sec. 1-2. Rules of construction and definitions.

T —

urban forester. See also Sections 6.11.5.i
and j regarding street trees
Dead-end streets are not permitted

except where physical conditions such as

highways. sensitive natural resources. or
unusual topography provide no practical
connection alternatives. Each dead end

must be detailed as a close (a small green
area surrounded by a common driveway

serving adjoining lots) and should

provide pedestrian connectivity to the

maximum extent practicable.

i, All streets must be publicly dedicated.
Private st and closed or gated streets

State law references:




Conventional Code:
...focus on uses of land

19.
25.
28.
41.
42.
95.

Baths, Turkish

Boxing arena

Chinchillas, retail sales
Eleemosynary institutions
Embalming business
Physical culture institution

109. Potato chip manufacturing
127. Tombstones, retail sales
135. Turkish bath

Form-Based Code:

...focus on form of
buildings and streets

FORM-BASED CODE:

A method of regulating development to
achieve a specific urban form.

Form-based codes create a predictable
public realm by controlling physical
form primarily, with a lesser focus on
land use....

www.formbasedcodes.org




Form-based code:

 Regulating plan

 Building form standards

 Public space standards

REGULATING PLAN:

The map in a form-based code that
shows streets and public open
spaces and designates where
various building form standards will
apply. A regulating plan helps
translate a master plan into place-
specific development regulations.




Form-based code: Conventional code:

Regulating plan Zoning districts.

Building form Variances
standards

Public space Subdivision regulations

standards

Sign regulations

Types of links between
form-based codes
and conventional codes:

1. Mandatory form-based code

2. Optional (parallel) form-based code

3. Floating zone form-based code
(Planned Development/

Planned Unit Development)




FORM-BASED CODE EXAMPLES:
West Palm Beach FL

“Downtown Kendall” FL

Fifth Avenue South, Naples FL

Sarasota County FL

Fort Myers Beach FL

_ West Palm S
”1_Beach,FL'?
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Sec. 94-103. Building type I; yard building.

(a) Building height For building type I the height of the by * Building height
follows: Principal buildings shall be a maximum of 2 1/2 storie
maximum of two stories.

Building placement

(b)  Building placement. For building type |, buildings, ou| , Building use
placed on their lots as follows:

(1) Facades shall be built parallel to the frontage lint ¢ Parking
length with a setback of 25 feet from the frontage lin
setback shall match one or the other of the existing adji ¢ Architectural standards

(2) Side setbacks shall be a total of 20 percent of the

each side. In the case of an infill lot, the side setbacks * Slgnage standards

setback.

(3) Rear setbacks for principal buildings shall | o Type I: yard building
be setback a minimum of 15 feet from the cent

rear setback shall be 20 feet for principal buildin Type lla: urban house

(4) In the event of adjacent preexisting setbag
the downtown action committee.  Type llb: row house

(5) Open porches, stairs and ramps may enci
and side setbacks.

» Type llc: courtyard building

(6) Streetwalls and fences at street fronts and| ¢ Type Ild: urban house
48 inches in height. Garden walls and fences

height. e Type lle: live/work building
(c) Building use. Building type | buildings shall accom

« Type lll: medium building

« Type IV: tower building




Parking garage

along the sidewalk
TYPE Ill BUILDING:
(corner building)

left — garage exposed

PRE-CODE
BUILDINGS:
101 Clematis
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TYPE IV BUILDING:

The Strand
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re |magm|ng the edge cnty

Downtown Kendall
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Fifth Avenue South
Regulating Plan

September 1997
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http://www.municode.com/resources/
gateway.asp?pid=10201&sid=9







Sarasota

2050

Mixed-Use Development Block

(with Surface Parking)

Retail Building Type:
Retail/Mixed-Use

intended to provide for
multi-story, mixed-use
buildings with retail uses

on ground floor.

Retail Building Type:
"Anchor" Retail
maximum s.f. of 50,000

- Building height and

24'-50'

massing used to articulate ._,"" ::f.-a
e v
building entrance. > 7y Kxi %

Building setbacks
along "A" street |
frontages should be a
minimum of 0 feet to a
maximum of 15 feet.

Building height
should range from

Townhomes

I
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Establish a
vision using
key principles:

A densely interconnected street network,
dispersing traffic and providing convenient
routes for pedestrians and bicyclists.

High-quality public spaces, with all building
facades having windows and doors facing
tree-lined streets, plazas, squares, and
neighborhood parks.

Compact development, creating a walkable urban
environment and conserving land and
energy through reduced automobile usage
and advanced technigues such as
stormwater infiltration.

Diversity not homogeneity, with a variety of
building types, street types, open
spaces, and land uses providing for people
of all ages and every form of mobility.

Resilient and sustainable neighborhoods,
adaptable over time to improved public
transit and to changing economic
conditions.

implementation

SAMPLE REGULATING PLAN

LEGEND
W @D TRANSECT BOUNDARY LINE
———————— LOT LINES

EDGE OF PAVEMENT

details

w___ e ——p

. w
/| GENERAL jl,!'

Regulating Plan




On-street parking provides
pedestrian-friendly environment

Off-street parking is screened
from view of streets




Off-street parking is screened from view of streets

menu of street types

Street B:
Core I ¢
General il
"d?
° I ﬁ%
: rﬂ» @ %
ge H
% 5 SO
@ Ey
Preserve m
B
e
| = . —
— ¥ E.
A T . =

® B dy

4

Movement type: slow

Sldewalk 1"’““"5 Parking Travel Lane Travel Lane i
7" ——>|<— 9'—pie—9' —

Sidewalk

P—b-l—ﬁ'—b-

-

Typical Right-of-Way: 56'




menu of street types

Drive:

Core

General
L
Edge
L

Preserve

Travel Lane Travel Lane Planting Strip Sidewalk

Sidewalk | Planting Strip Parking

-——g' - 6' >

-G G 7 — Q9 P

>

Typical Right-of-Way: 51'

Movement type: slow

menu of lot types

Core
[ ]
\General |
[
Edge

Preserve

Rowhouse




menu of lot types

General
o
Edge




Lake
Cheedobau

Hurricane Bay

Hell
Peckney,Bay

Matanzas
Pass

Fort Myers Beach, FL

Mound Key
State Park
Eay Beach
Golf Cluts
Estero Bay,




TOWN OF
FORT MYERS BEACH

COMPREHENSIVE PLAN

INTRODUCTION — 1

“ENVISIONING TOMORROW'S FORT MYERS BEACH™ — 2

COMMUNITY DESIGN ELEMENT — 3

FUTURE LAND USE ELEMENT — 4

COASTAL MANAGEMENT ELEMENT — 5

CONSERVATION ELEMENT — 6

TRANSPORTATION ELEMENT — 7

UTILITIES ELEMENT — 8

STORMWATER MANAGEMENT ELEMENT — 9

RECREATION ELEMENT — 10

CAPITAL IMPROVEMENTS ELEMENT — 11

HOUSING ELEMENT — 12

HISTORIC PRESERVATION ELEMENT — 13

INTERGOVERNMENTAL COORDINATION ELEMENT — 14

PROCEDURES AND MONITORING — 15

TOWN OF FORT MYERS BEACH, FLORIDA

LAND DEVELOPMENT CODE

CHAPTER 1 General Provisions
CHAPTER 2 Administration
CHAPTER 6 Maintenance Codes,
Building Codes, and
Coastal Regulations
CHAPTER 10 Development Orders and
Engineering Standards
CHAPTER 14 Environment and
Natural Resources
CHAPTER 22 Historic Preservation
CHAPTER 26 Marine Facilities

Adopted by Town Charter, 12/31/95
Replaced by Ord. No. 02-01. 2/4/02
Amended by Ord. No. 05-07, 4/18/05

Adopted by Town Charter, 12/31/95

Replaced by Ord. No. 00-11, 6-29-00

Amended by Ord. No. 02-01, 2/4/02 (§§2-301— 459
Amended by Ord. No. 03-12. 12/15/03 (§§2-420—459)
Amended by Ord. No. 05-07, 4/18/05

Adopted by Town Charter, 12/31/95

Replaced by Ord. No. 00-12, 6/29/00

Amended by Ord. No. 02-01. 2/4/02 (§§6-401—474)
Amended by Ord. No. 04-09, 6/30/04 (§§6-401-474)
Amended by Ord. No. 05-07, 4/18/05

Adopted by Town Charter, 12/31/95
Replaced by Ord. No. 04-01, 1/5/04
Amended by Ord. No. 05-07, 4/18/05

Adopted by Town Charter, 12/31/95
Amended by Ord. No. 98-3, 4/6/98
Replaced by Ord. No. 02-01, 2/4/02
Amended by Ord. No. 02-29, 9/26/02
Amended by Ord. No. 05-24, 6/27/05

Adopted by Town Charter, 12/31/95
Replaced by Ord. No. 02-01, 2/4/02

Adopted by Town Charter, 12/31/95
Renlaced bv Ord. No. 02-01. 2/4/02

§§14-6. 14-78
Esince repealedg




Integrating form-based elements
into a conventional code:

1. Less emphasis on uses of land

Sec. 34-622. Uses groups and sub-groups.

(a) Allowable land uses are assigned by Table
34-1 to one of six use groups:

(1) Residential

(2) Lodging

(3) Office

(4) Retail

(5) Marine

(6) Civic

(b) Within each use group, Table 34-1 also
assigns each allowable land use to one of three sub-
groups:

(1) R -Restricted

(2) L -Limited (which mcludes all R uses)

(3) O -Open (which includes all R and L uses)




Integrating form-based elements
into a conventional code:

1. Less emphasis on uses of land

2. Reduced off-street parking

Sec. 34-676

DOWNTOWN

Sec. 34-676. Circulation and parking.

(a) Off-street parking reductions. The
DOWNTOWN district is planned as a “park-once”
district, with preference given to pedestrian
movement within the district. On-street parking will
be provided by the town along Old San Carlos
Boulevard and other public parking is available
under the Sky Bridge. For these reasons, substantial
reductions are allowed to the normal off-street
parking requirements found in § 34-2020. The
follow percentages shall be multiplied by the
number of off-strect parking spaces normally
required by § 34-2020 to determine the adjusted off-
street parking requirements along various streets in
the DOWNTOWN district:

(1) Old San Carlos Boulevard, multiply by 50%.

(2) Bayfront pedestrian plazas (see Figure 34-6),
multiply by 50%. No parking spaces may be
provided in the Bayfront pedestrian plaza, but
the required spaces must be located within
750 feet in single-purpose, shared, or joint-
use parking lots (see division 26 of this
chapter).

(3) Times Square pedestrian plaza (see Figure
34-6), multiply by 0%.

(4) All other streets in the DOWNTOWN
district, and all land on Crescent Street
regardless of zoning district, multiply by
67%.




Integrating form-based elements
into a conventional code:

1. Less emphasis on uses of land

2. Reduced on-site parking

3. New zoning map eased transition
to form-based coding




New zoning ma ing districts:

 Conventional zoning districts

 Redevelopment zoning districts (form-based)

 Planned zoning districts

“Downtown” regulating plan #1:

779 5th Ave

Lynn
Hall
Park

Times Square Area

I Primary Streets ®oooas Soondary Streets
- 0ld San Carlos Blvd, - Second & Third Streets,
- Fifth Ave/Street, - Lagoon Street,
- Estero Blvd, (East of Sth to District edge) - Pedestrian streets in Times Square,
- Crescent Street, & - Primo Drive,

- First St. - Palermo Cir,

_laralina Nr




“Downtown” building form standards:

COMMERCIAL
or RESIDENTIAL

=
COMMERCIAL
or RESIDENTIAL
: s
¥ -,, Lo gl P of ol
F' . ’ wpl AP




Integrating form-based elements
into a conventional code:

1. Less emphasis on uses of land

2. Reduced on-site parking

3. New zoning map eased transition to form-based coding

4. Commercial design standards
(not guidelines)

(a) Facade elements. Principal facades are the
primary faces of buildings. Being in full public view,
they shall be given special architectural treatment.

(1) All principal facades shall have a prominent

cornice and expression line, a working
entrance, and windows (except for side-wall
facades where entrances are not required).

<_>g<:>|‘[£|;>\

U — Cornice
. — Masonry Pier
¥ 1T 7 5 Lintel
} } ‘ ‘ } ‘ — UPPER FACADE
: : 2 Sill

1 _,_

OO OO UOUOOOUD OO ooOOoy ' Expression line
il i W @— — Transom

— STOREFRONT
* Display window

[E—] [ p— Bulkhead
Figure 34-18




How to Relorm Municipal Land Development Regulations

American Planning Association

P A Planning Advisory Service
Report Number 526

-
-
-
-

Smart Growth Loning Codes:
A Resource Guide




FORTHCOMING BOOKS:.

 “Form-Based Codes” by Paul Crawford,
Daniel Parolek and Karen Parolek

 “A Legal Guide to Urban and Sustainable
Development for Planners, Developers and
Architects” by Doris Goldstein, Dan Slone
and Andy Gowder

For more information on
form-based codes:.

www.formbasedcodes.org




SPIKOWSKI

PLANNING
ASSOCIATES

William M. Spikowski, AICP

1617 Hendry Street, Suite 416
Fort Myers, Florida 33901-2947
phone: (239) 334-8866

fax: (239) 334-8878
e-mail: bill@spikowski.com
web: www.spikowski.com




