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A new 
form-based code 

will not solve every important 
local issue or change 

everything by itself



Form-Based Codes

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, through city or 
county regulations.
- Form-Based Codes Institute



Mixed-Use
‘Medium’ Density Corridor



Mixed-Use
‘Medium’ Density Corridor



Policy Goals 
vs. 

Regulatory Instruments



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

housing near transportation corridors.



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

housing near transportation corridors.

Policy Goals
versus 

Regulatory Instruments





Strip Shopping Center, Fort Myers Beach

This is “red” on the zoning map.

Dover Kohl and Partners



Park Avenue, Winter Park

This is “red” on the map too.

Dover Kohl and Partners





FAR 1.0 FAR 1.0

Regulating Mechanism:
Floor Area Ratio (FAR)



Nets

Blobs





Foundation for Creating a Pedestrian-Friendly 
Environment
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Foundation for Creating a Pedestrian-Friendly 
Environment



What are Form-Based Codes?

“FBC’s address the details of 
relationships between buildings and the 
public realm of the street, the form and 
mass of buildings in relation to one 
another, and the scale and type of 
streets and blocks.”

– Paul Crawford, FAICP



Components of a Form-Based Code

1. Regulating Plan

2. Building Envelope Standards 

3. Streetscape Standards

4. Architectural Standards



How a form-based code
can fit into a city’s

existing zoning:

Floating zone

Mandatory (integrated)

Mandatory 
(freestanding)

Parallel (optional)

4 basic methods that form-based codes can be 
deployed within the existing regulatory structure



What kind of 
development is regulated 

by the
form-based code:
Greenfield code

(new development)

Downtown code

Corridor code

Redevelopment code

Geographies for applying form-based codes
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MANDATORY CODES

Some Advantages:
1. Greater likelihood that each individual building on a 

block will Improve the urban character of that block

2. Integrated codes are less vulnerable after political 
turnovers because they are so intertwined with other 
provisions of the existing code

3. Mandatory codes can establish a form-based format 
that can be used to expand similar concepts into the 
remainder of the code



MANDATORY CODES

Some Disadvantages:
1. The format of existing codes is typically not conducive 

to form-based codes, lacking a tradition of regulating 
plans, diagrams and other critical format elements.

2. Major ‘surgery’ is required on many parts of the code, 
which is daunting to anyone not understanding all the 
intricacies of typical complex codes.

3. Careful integration is still required to identify all 
possible points of conflict and resolve them prior to 
adoption.



Essential Characteristics:
1. Parallel FBCs apply only in specifically mapped geographic areas 

that are not related to zoning districts: (1) Parallel codes are often 
limited to designated “overlays” where physical planning has taken 
place.  (2) In some cases the mapped area may include all land 
within a town or city.

2. Parallel codes are never mandatory – they are available as an 
option to each landowner, often with incentives provided to 
encourage their use.

3. If the parallel code is selected by a landowner, the parallel code 
becomes applicable in place of the standard regulations.

OPTIONAL & FLOATING FORM-BASED CODES



Some Advantages:

1. Politically, parallel codes are easier to get adopted. Local 
governments find it less risky to simply “offer another 
choice” than to replace existing codes with a form-based 
code.

2. Parallel codes are much less likely to cause existing 
buildings, lots, or uses to become nonconforming.

3. Like mandatory freestanding codes, the format of parallel 
codes can vary from that of the existing code.

OPTIONAL & FLOATING FORM-BASED CODES



Some Disadvantages:
1. Parallel codes can be entirely ignored by developers; 

incentives are often deemed necessary to make them 
more attractive.

2. Parallel codes may allow great buildings or new 
neighborhoods, but they are less likely to transform 
existing neighborhoods.

3. Careful integration is still required to identify all possible 
points of conflict and resolve them prior to adoption.

OPTIONAL & FLOATING FORM-BASED CODES



OVERLAND PARK, KANSAS



OVERLAND PARK, KANSAS



Vision Metcalf

 Objective 7 
Develop local policy 
framework that is supportive 
of the Vision Plan

 Adopt a form-based code to 
implement and regulate the 
recommendations in the 
Vision Plan



Public Participation
 Charrette

 Steering Committee

 Developer Open Houses

 Public Open Houses

 Utility Roundtable

 One-on-one property 
owner & developer 
meetings

 DOPP Meetings



Vision Metcalf  & Form-Based Code 
Development  Principles



Current Downtown Zoning

19 Zoning Districts

Including

6 Downtown Districts



Form-Based Code Regulating  Plan





328 acres 
or 

.51 square miles



Form-Based Code Overview

Part 1 – General Provisions

Part 2 – Administration

Part 3 – Regulating Plans

Part 4 – Building Envelope Standards

Part 5 – Urban Space Standards

Part 6 – Architectural Standards

Part 7 – Parking & Loading Standards

Part 8 – Building Functions

Part 9 – Definitions



Administration
Form-Based Code Review Process



Form-Based Code Regulating  Plan



Building Parameters







Building Envelope Standards



General Urban Building Frontage



Building Height



The Basics:
Elements (Fenestration, Balconies, etc.)



The Basics:
Elements (Fenestration, Balconies, etc.)



The Basics:
Use

(Form & Scale Corral Use)



General Urban Building Frontage



General Urban Building Frontage



General Urban Building Frontage



Small Apartment / Townhomes



Small Apartment / Townhomes



Building Envelope Standards



Street Cross-Sections



Architectural Standards

Signage



Building Function



Areas of Implementation



Downtown Core



The Farmer’s Market  & Market Street

METCALF AVENUE



The Farmer’s Market



The Farmer’s Market



Market Street



Overland Park, KS
Market Street

.



Overland Park, KS
Market Street

.



Overland Park, KS
Market Street

.



Overland Park, KS
Market Street

.



Overland Park, KS
Market Street

.



Areas of Implementation



80th Street Colonnade



METCALF AVENUE

80th Street



Overland Park, KS 
W. 80th Street

.



Overland Park, KS 
W. 80th Street

.



Overland Park, KS 
W. 80th Street

.



Overland Park, KS 
W. 80th Street

.



Leesburg Crescent District



Crescent District Study Area



Crescent District Master Plan
street network & block structure



Crescent District Master Plan
street network & block structure



Crescent District Master Plan
proposed land use and open space



Crescent District Master Plan
proposed building heights



Overland Park Floating FBC





Overland Park Floating FBC





Arlington, VA





Columbia Pike 
Corridor

R-B Metro 
Corridor

J-D Metro 
Corridor

Arlington, VA



 The Pike is considered the most underused area in 
Arlington County
 aging strip centers

 garden apartments

 fast food

 high rise suburban condominiums

 auto dealerships (new & used)

 Arlington wanted to incentivize redevelopment

 Most parcels were unbuildable under by-right zoning

 Alternative Site Plan process took 18-24 months 

History



Columbia Pike Revitalization District



20052002 2003 20041990’s

97

Focus on Commercial Centers



Land Use & Housing Study

Commercial Centers

Neighborhoods Area



Columbia Pike Masterplan 
3.5-mile Corridor



Land-Use and Density are Highly Regulated 

Context





Urban Advantage



1. political reasons

2. process reasons

3. economic reasons

4. legal reasons

Why an optional code for Columbia Pike?



Columbia Pike -- 2002  Safeway (the before image)





…to provide an alternate means of development 
that promotes mixed-use development…

Purpose



CP-FBC
Table of  
Contents



 All underlying zoning remains in place

 Under the form-based code:

 2 tiers: based on size and/or need for  minor 
variation

-- By-right   (less than 40,000 sf & meeting FBC)

-- Special Exception   (all others)

 If the form-based code is chosen, all aspects come 
into play

CP-FBC: New section to the Arlington 
County Zoning Ordinance



Building Envelope Standards



Process

 Submit plans to confirm compliance 

 Staff assessment with Checklist

 Advisory Working Group Review

 Submit Use Permit Amendment Application

 Community Meeting

 PC and CB public hearings
60 days

Timing 
Varies



 30-Day Administrative (Staff) Review -
Sites less than 40,000 Sq. Ft.

 55-Day Use Permit Review - Sites 
greater than 40,000 Sq. Ft.
– One community meeting
– Planning Commission review 
– County Board approval

Review Process



Project Checklist



Incentives

 Streamlined review & approval process

 New parking standards (and 
management strategy)

 Historic preservation

 Increased flexibility & density

In general, most properties have more 
development potential under the FBC



Form-Based Code 
Discussion

City of Annapolis



Parking Standards
Downtown Core

Commerce
< 10,000 square feet - no minimum parking requirements; 2 ¼ per 1,000 max
> 10,000 square feet – 1 ¼ per 1,000 minimum; 2 ¼ max on surface parking

Residential
1 – 2 parking spaces per unit

Outside of Core

Commerce
< 10,000 square feet - no minimum; 3 spaces per 1,000 sq. ft. maximum
> 10,000 square feet – 1 ¼ per 1,000 minimum; 3 max on surface parking

Residential
1- 2 parking spaces per unit



Parking Standards

Downtown Core



Parking Standards



Single-family and duplex structures:
Repairs, remodeling, and additions to a single-family or duplex structure may be 
made without limitation.

Other Structures:
Additions of up to 10% of the square footage may be made subject to conformance 
with only the architectural requirements of the form-based code.

Additions greater than 10% but equal to or less than 50% of the square footage may 
be made subject to conformance with the architectural requirements of the code and 
the site requirements of the code relative to the new addition only.

Additions greater than 50% of the square footage of a non-conforming structure or 
which exceed 75% of the Johnson County Appraised value of the non-conforming 
structure shall be made in conformance with the code. Non-conforming site 
improvements must also be brought into complete conformity with the regulations 
applicable to the form-based code.

Overland Park Administration
Non-Conformities



 Historic Preservation

 Topography

 Location of Streets & Alleys

 Trees / Streetscape details

 Signage

Arlington FBC
Acceptable Modifications
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