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Today’s Euclidean Zoning




Balancing Place-Related Concerns




Balance — Form-Based Codes
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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
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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.
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Zoning Districts by Use Code
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Foundation for Creating a Pedestrian-Friendly
Environment

Urbanism starts with the location of the
parking lot

Urban

Building Parking

f

Street Sidewalk
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Copyright © 2004 by David Sucher



Foundation for Creating a Pedestrian-Friendly
Environment




Foundation for Creating a Pedestrian-Friendly
Environment

Walkable commercial street:




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

Regulating Plan
Building Envelope Standards

Streetscape Standards

B owo N R

. Architectural Standards



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

Floating zone

Mandatory (integrated)

Mandatory
(freestanding)

Parallel (optional)




Geographies for applying form-based codes

Greenfield code
(new development)

Downtown code

Corridor code

Redevelopment code




Floating zone

Mandatory (integrated)

Greenfield code
(new development)

Mandatory
(freestanding)

Downtown code

Parallel (optional)

Corridor code

Redevelopment code




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



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.



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.



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.
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Vision Metcalf

= QObjective 7
Develop local policy

framework that is Supportive 7 B : ' ,. _‘ s ; = ';.ﬂ
of the Vision Plan VISION METCALE

THE CITY OF OVERLAND PARK
A VISION PLAN FOR THE METCALF CORRIDOR - FALL 2007

= 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
ownher & developer
meetings

DOPP Meetings




Vision Metcalf & Form-Based Code
Development Principles




Current Downtown Zoning

19 Zoning Districts
Including

6 Downtown Districts
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Form-Based Code Regulating Plan
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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 nnManm Funm-nn ca

OVERLAND PARK, KANSAS
Part 8 — Building Functions Gerosss 2010

FINAL DRAFT

Part 9 — Definitions



Administration
Form-Based Code Review Process
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Form-Based Code Regulating Plan
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eneral Urban Building Frontage

Parking Sethack Line

ATTIC STOREY
Min $fiMax 12t
Clear

T
Min SfMax 121 ‘

First 3
STOREYS
alRaL Min S/Max 12/ ‘
MIN 2 sToREYS il |
at REL Min 9it/Max 12t Strest Walls reqd
Clear on unbuilt RBLs
Max22i ™ ' 512t in Height
sidewalk Commerce’/’ Residential
1o fior []

Clear

HEIGHT

Building Height

The building shall be at least 2 sToreys in height, but no greater

than 5 sTorevs and 79 feet in heighr, unless ortherwise designared

on the RECULATING PLAN.

Ground Story Height: Commerce Uses

1. The average crounD stTorey finished floor elevation within 30
feet of the RBL shall be

a. not lower than the fronting exterior sidewalk elevation
b. not higher than an average finished floor elevation of 18
inches above the sidewalk.

2. See Commerce Frontage Special Condirions, below.

3. The GrounD storey shall have at least 15 feet of clear interior
heighe (floor to ceiling) conriguous to the RBL frontage for a
minimum depth of 25 feer.

4. The maximum crounp storey height is 22 feet, measured
from the sidewalk to the second sTorey floor.

Ground Storey Height: Residential Units

1. The average finished floor elevation shall be no less than 3 feer
above the exterior sidewalk elevation at the RBL.

2. The grounp sTorey shall have an interior clear height (floor
to ceiling) of ar least 9 feet and a maximum sidewalk o second
sTorey floor height of 22 feet.

Upper Storey Height

1. The maximum clear height (floor to ceiling) for sToreys ather
than the crouND sTOREY is 12 feet.

2. At least 80% of each upper sTorey shall have an interior clear
heighr (floor to ceiling) of ar least 9 feet.

Street Wall Height

A STREET WaLL not less than 5 feet in height or greater than 8 feet
in height shall be required along any RBL frontage that is not
otherwise occupied by a building on the lor.

VB Overland Park Form-Based Code

!
No Parking |
forward o s ne. L

— —Jor Rear
I Property Line

Building FACADE
along Min 75%

g _ 15% Min

Cantiguous

OPENAREA

Property Lines — I

SITING

Fagade

1. On each lot the building racape shall be built-to the rReqUIRED
BUTLDING LINE for ar least 75% of the RBL length.

2. Within 8 feer of the BLock coRNER, the GROUND STOREY
Facape may be pulled away to form a corner entry.

Buildable Area

A contiguous PRIVATE OPEN AREA equal to at least 15% of the
total BUILDABLE AREA shall be preserved on every lot. Up to 33%
of the required open area may be satisfied through the Barconzs
of individual units. Such contignous PRIVATE OPEN AREA may

be located anywhere behind the parkinG serBack LiNE and not
including any side or rear setbacks, at or above grade.

Garage and Parking

Openings in any RBL for parking garage entries shall have a
maximum clear height no greater than 16 feer and a clear width
no greater than 22 feer.

October 2010
FINAL DRAFT

Parking Setack Line

BALGONIER
Pemmitied
a8 Win St
Depth

Upper Facans g Farking and
= cing shall be o

the REar, of e

ALLEV if present.

X T0% Min 20%

~——— Parking Setbagk Line

Commens,

Feesidential or
‘ No Retai*

ELEMENTS

FENESTRATION
. Blank lengths of wall exceeding 20 linear feet are prohibited on
all REqUIRED BUILDING LiNEs (REL).
2. GRoUND sTOREY FENESTRATION shall comprise berween
33% and 70% of the Facape. Where designated as General
Storefront the crounD sTorey FENEsTRATION shall comprise
berween 50% and 90% of the racane.
. Upper sTorey renesTRATION shall comprise berween 20% and
70% of the FACADE area per sTOREY.
. Retail uses shall use snorFrRowT FENESTRATION standards.

Building Projections
1. Awnings shall project:
a. aminimum of 5 fect from the pagane
b.a minimum of 4 feet back from any sTReeT TREE OF
strectlight center-line alignment.
2. Awnings that project over the sidewalk portion of a strect-space
shall maintain a clear height of at least 10 feet.
3. Awnings may have supporting posts at their outer edge
provided that they:
a. Have a minimum of 8 feet dlear width between the ragane
and the support posts or colnmns of the awnings, and
b. Have between 18 and 24 inches between the support posts
orcolumns of the awnings and the back of curb, and
c. Provide a continuous walking path at least 5 feer wide
running adjacent and parallel to the awning columns/
posts.

STREET WaALLS
O'ne access gate no wider than 22 feet and one pedestrian entry
gate no wider than 5 feet shall be permitted within any equired
STREET WALL.

Seprember 2010
PUBLIC DRAFT j4)

Residental
or

GROUND STOREY

The crounD sToRy may only house COMMERCE Or RESIDENTIAL
uses. See height specifications above for specific require ments
unique to each use.

Upper STOREYS
1. The upper sTorevs may only house RESIDENTIAL OF COMMERCE
uses.
2. Refer to Section B04.F for specific standards related to
restaurant or retail sales uses in upper sToREVs.
. Mo commERCE use is permitted above a RESIDENTIAL use.
. Additional hahitable space is permitted within the roof where

the roof is configured as an arTic sToREy.

CoMMERCE Fronta pecial Conditions

GENERAL STOREFRONT Frontages

Where designated on the REGULATING PLAN a5 GENERAL
sToReFroNT these frontages shall use this General Urban BES
standard, excepting that the crourD sTorEy configuration
shall be for cormerce - that of a snoperonT. (See 606.10.3
SuorrronT Windows for specific requirements.)

Steep Slope Exceptions: Subject to the Dimctor’s approval,
for approved grocery operations, where the average slope

ACrOm 4 STREET FRONTAGE for a given BLOCK BACE 1s greater
than or equal to 5 percent, the crourD sTorey finished floor
clevation requirement may be measured across a frontage width
increment of 120 feet to a maximum 27 inches (average) above
the fronting sidewalk.

Owerland Tark Formn-Bueed Code -
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The Basics:
Elements (Fenestratlon Balconies, etc.)

Ground Storey
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MAX 90%

ifE to 7ft Regd -_-'i-.-
DEPTH :




Zoning Symbology

The BaSics: Ret-:idential (;ummerﬂeﬁ I]Ei-:ign
Use

Villag
-

-
C-H Community
Industrial R-b1-H

(Form & Scale Corral Use) & RP-C

Kixed Use



eneral Urban Building Frontage

Parking Sethack Line

ATTIC STOREY
Min $fiMax 12t
Clear

T
Min SfMax 121 ‘

First 3
STOREYS
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MIN 2 sToREYS il |
at REL Min 9it/Max 12t Strest Walls reqd
Clear on unbuilt RBLs
Max22i ™ ' 512t in Height
sidewalk Commerce’/’ Residential
1o fior []

Clear

HEIGHT

Building Height

The building shall be at least 2 sToreys in height, but no greater

than 5 sTorevs and 79 feet in heighr, unless ortherwise designared

on the RECULATING PLAN.

Ground Story Height: Commerce Uses

1. The average crounD stTorey finished floor elevation within 30
feet of the RBL shall be

a. not lower than the fronting exterior sidewalk elevation
b. not higher than an average finished floor elevation of 18
inches above the sidewalk.

2. See Commerce Frontage Special Condirions, below.

3. The GrounD storey shall have at least 15 feet of clear interior
heighe (floor to ceiling) conriguous to the RBL frontage for a
minimum depth of 25 feer.

4. The maximum crounp storey height is 22 feet, measured
from the sidewalk to the second sTorey floor.

Ground Storey Height: Residential Units

1. The average finished floor elevation shall be no less than 3 feer
above the exterior sidewalk elevation at the RBL.

2. The grounp sTorey shall have an interior clear height (floor
to ceiling) of ar least 9 feet and a maximum sidewalk o second
sTorey floor height of 22 feet.

Upper Storey Height

1. The maximum clear height (floor to ceiling) for sToreys ather
than the crouND sTOREY is 12 feet.

2. At least 80% of each upper sTorey shall have an interior clear
heighr (floor to ceiling) of ar least 9 feet.

Street Wall Height

A STREET WaLL not less than 5 feet in height or greater than 8 feet
in height shall be required along any RBL frontage that is not
otherwise occupied by a building on the lor.

VB Overland Park Form-Based Code
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No Parking |
forward o s ne. L

— —Jor Rear
I Property Line

Building FACADE
along Min 75%

g _ 15% Min

Cantiguous

OPENAREA

Property Lines — I

SITING

Fagade

1. On each lot the building racape shall be built-to the rReqUIRED
BUTLDING LINE for ar least 75% of the RBL length.

2. Within 8 feer of the BLock coRNER, the GROUND STOREY
Facape may be pulled away to form a corner entry.

Buildable Area

A contiguous PRIVATE OPEN AREA equal to at least 15% of the
total BUILDABLE AREA shall be preserved on every lot. Up to 33%
of the required open area may be satisfied through the Barconzs
of individual units. Such contignous PRIVATE OPEN AREA may

be located anywhere behind the parkinG serBack LiNE and not
including any side or rear setbacks, at or above grade.

Garage and Parking

Openings in any RBL for parking garage entries shall have a
maximum clear height no greater than 16 feer and a clear width
no greater than 22 feer.

October 2010
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ELEMENTS

FENESTRATION
. Blank lengths of wall exceeding 20 linear feet are prohibited on
all REqUIRED BUILDING LiNEs (REL).
2. GRoUND sTOREY FENESTRATION shall comprise berween
33% and 70% of the Facape. Where designated as General
Storefront the crounD sTorey FENEsTRATION shall comprise
berween 50% and 90% of the racane.
. Upper sTorey renesTRATION shall comprise berween 20% and
70% of the FACADE area per sTOREY.
. Retail uses shall use snorFrRowT FENESTRATION standards.

Building Projections
1. Awnings shall project:
a. aminimum of 5 fect from the pagane
b.a minimum of 4 feet back from any sTReeT TREE OF
strectlight center-line alignment.
2. Awnings that project over the sidewalk portion of a strect-space
shall maintain a clear height of at least 10 feet.
3. Awnings may have supporting posts at their outer edge
provided that they:
a. Have a minimum of 8 feet dlear width between the ragane
and the support posts or colnmns of the awnings, and
b. Have between 18 and 24 inches between the support posts
orcolumns of the awnings and the back of curb, and
c. Provide a continuous walking path at least 5 feer wide
running adjacent and parallel to the awning columns/
posts.

STREET WaALLS
O'ne access gate no wider than 22 feet and one pedestrian entry
gate no wider than 5 feet shall be permitted within any equired
STREET WALL.
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Residental
or

GROUND STOREY

The crounD sToRy may only house COMMERCE Or RESIDENTIAL
uses. See height specifications above for specific require ments
unique to each use.

Upper STOREYS
1. The upper sTorevs may only house RESIDENTIAL OF COMMERCE
uses.
2. Refer to Section B04.F for specific standards related to
restaurant or retail sales uses in upper sToREVs.
. Mo commERCE use is permitted above a RESIDENTIAL use.
. Additional hahitable space is permitted within the roof where

the roof is configured as an arTic sToREy.

CoMMERCE Fronta pecial Conditions

GENERAL STOREFRONT Frontages

Where designated on the REGULATING PLAN a5 GENERAL
sToReFroNT these frontages shall use this General Urban BES
standard, excepting that the crourD sTorEy configuration
shall be for cormerce - that of a snoperonT. (See 606.10.3
SuorrronT Windows for specific requirements.)

Steep Slope Exceptions: Subject to the Dimctor’s approval,
for approved grocery operations, where the average slope

ACrOm 4 STREET FRONTAGE for a given BLOCK BACE 1s greater
than or equal to 5 percent, the crourD sTorey finished floor
clevation requirement may be measured across a frontage width
increment of 120 feet to a maximum 27 inches (average) above
the fronting sidewalk.
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General Urban Building Frontage




Small Apartment / Townhomes

404. Townhouse/Small Apartment Frontage

ILLUSTRATIONS AND INTENT

HERFHT ELEMENTS




Small Apartment / Townhomes




Building Envelope Standards

405. Detached Frontage

ILLUSTRATIONS AND INTENT

These are provided ay illustrations of inrent. The lusra bl SEATERRENES ot

whis page are advisory only and de nor bave the power of law 1o the standards
on the following pages for the specific prescripriond and restriceions of the Bui

Enwvelope Starridiard.

The detached frontage building envelope standard is represented by the
traditional single-Family house with small front, side and rear yards along a tree
lined street. Structures are 1 to 3 storeys in height with pirched roofs and front

porches.

Overland Park Form- Rased Code
'

404. Workshop Frontage

ILLUSTRATIONS AND INTENT

Note: These are provided as illustrations of intent. The illustrati

ons dnd starements on

this page are advisory enly and do nor have the power of law. Refer 1o the standards
on the following pages for the specific prescriprions and restrictions of the Building

Envelope Standard.

The Workshop form standard accommodates small scale manufacruring and

repaitr—including artisans—within the city. These structures

height and are built to the fronting sidewalk. Exterior work
work courts and/or at the center of the block.

re of limired

eas are confined to

October 2010
FINAL DRAFT
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rchitectural Standards

606. Windows and Doors
A. Applicability

HERE cLEA

603. Building Walls

. Intent
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Building Function

USE CATEGORY

RESIDENTILAL

WORKSHOP




Areas of Implementatlon
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The Farmer’s Market & Market Street
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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
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80th Street Colonnade
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80th Street




Overland Park, KS
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Overland Park, KS
W. 80th Street




Overland Park, KS
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Overland Park, KS
W. 80th Street




Leesburg Crescent District




Crescent District Study Area

Crescent District Study Area
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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
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Crescent District Master Plan
proposed building heights
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3.4 MIXED-USE DEVELOPMENT TYPES
MIXED-USE DISTRICT

Mixed-Use Development Type Examples

Note: The plans provided are
for explanatory purposes only;
these plans do not represent
projects that are cumently in
the planning or development
phase. No plan included shall
be construed to represent
development that is proposed
or required to occur on a
particular site
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Mixed-Use Corridor Development

Development Specifications

Gross Land Area 6 acres

Site is within a Vision

Metcalf Node? Yes

Site abuts a
thoroughfare, super- Yes
collector, or collector?

Mixed-Use Center

Development Specifications

Gross Land Area 35 acres

Site is within a Vision No
Metcalf Node?

Site abuts a
thoroughfare, super- Yes
collector, or collector?

Mixed-Use Neighborhood

Development Specifications

Gross Land Area 50 acres

Site is within a Vision

Metcalf Node? Yos

Site abuts a
thoroughfare, super-
collector, or collector?

Mixed-Use
Neighborhood

Corridor Development

Mixed-Use Mixed-Use

Mixed-Lse
Corridor Development

Overland Park Floating FBC

4.3 REGULATING PLAN
MIXED-USE DISTRICT

shborhood

MNe

431 A mixed-use developmeand should nof e 7onad simply 85 8 meed-use disinct, o should b
rondd based on the boation of 1S oong, conlor, ganidal, adge, andion crat sub-Fones. Dong 30
ansures that the public and govemng bodwes can adequalely evalale a devalopmant's anlicspated

characler and scale

Standard:

4.3.2 As part of the dovelopment application, & plan shall be submatiod thet shows the disposition of
sub-rones contained in the devalopment. This plan shall be the regulsting plen, The reguiating plan
Shall b sub-Fong speciic 0 Both D block and the ol

Mixed-Use Neighborhood
Requlating Plan Example

Development Specifications

Liagesnd

Minimum Mumber of
Sub-Zones Required
for a Mixed-Lse
Heighbarhood
Mumber of Sub-Zones
Included in this Plan

B corm sub-zone

Cenler Sul-Lone

General Sub-Zone

Civic G- nda




4.1 SUB-ZONES

MIXED-USE DISTRICT

4.1.3 The Core Sub-Zone is the most dense area consisting of
primarily taller, mixed-use buildings and cultural and entertainment
atfractions for a region. This sub-zone is typically the most developed
sub-zone but sfill has a tight network of streets and blocks including wide
sidewalks, consistent street tree plantings, and buildings set close to the
street frontages.

4.1.4 The Center Sub-Zone is the equivalent of the main street area;
this sub-zone includes mixed-use building types that will accommodate
refail, offices, and dwelling units. Other residential building fypes include
townhouses and apartments. This sub-zone has a tight network of sireets
and blocks with wide sidewalks, consistent sireet free plantings, and
buildings set close to the street frontages.

4.1.5 The General Sub-Zone has a denser and primarily residential
urban fabric; mixed-use buildings are usually confined to certain comer
locations. This sub-zone has a wide range of building types: single family
detached houses, townhouses, apartment buildings, and more. Setbacks
and sireet tree plantings are more variable.  Streets typically define
medium-sized blocks.

Mixed-Use

4.1.6 The Edge Sub-Zone is similar in density to conventional
residential areas but differs by its superior connecfivity. This sub-zone is
more naturalistic in planting. Blocks may be large and more irregular to
accommodate site conditions.

4.1.7 The Civic Sub-Zone consists of sites reserved for Civic
Buildings and open space. This sub-zone includes land reserved for
parks, greens, squares, plazas, pedestrian paths, and civic buildings.

_ Neighborhood

Corridor Development

4.4 ALLOWED BUILDING TYPES
MIXED-USE DISTRICT

4.4.4 Typel.
Mixed-Use Building
is a structure with a
vertical mixture of
uses. The upper floors
may be used for office,

| residential, lodging,

storage, or parking; the

ground floor (lot frontage at the street level) may
be used for retail or office.

: 44.5Typell.

Live/Work Building

is a dwelling unit that
contains, to a limited
extent, a retail or office
component. A live/work
building is a fee-simple
unit on its own lot with

the commercial component limited to the ground

446 Typelll.

Civic Building is a
structure specifically
designed for a civic
function. Buildings and

. structures for public

or private assembly,
including places of

worship and schools, shall be considered civic

. 447 TypelV.

Commercial Building
is a single-use, one-
story structure with
either office or retail
use.

4.48 Type V.
Apartment Building
is a structure with

more than two dwelling
units on one lot. The
apartment building type
may also be used for
lodging purposes.

4.4.9 Type VL.
Townhouse is a
dwelling unit attached
by a common wall to at
least one other dwelling
unit. Atownhouse is
generally a fee-simple
unit, from ground to
roof, with no units above
or below. Structures containing townhouses must
contain at least three fownhouses.

4.4.10 Type VII.
Flat-over-Flat (Duplex)
1s a structure with two

g dwelling units placed

. one above the other.

4.4.11 Type VIIL
Paired House (Duplex)
is a structure with fwo
dwelling units placed
one beside the other
sharing a common wall.

4.4.12 Type IX.
Single Family
Detached House is
one dwelling unit on its
own lot, detached from
structures on adjoining
lots. An accessory unit
may be located on the
same lot as a single
family detached house; the accessory unit may be
attached or detached to the single family detached
house.

4.413 Type X.

Accessory Unitis a

dwelling unit that is

located over a garage

on the same lot as

the main structure.

An accessory unit

may also be a single-

story dwelling unit, not

associated with a garage, located on the same lot
as the main structure. An accessory unit may be
attached or detached from the main structure and
is located to the rear of the lot.

Mixed-Use

Mixed-Use
Corridor Development |

Neighborhood




A. Mixed Use Building

A building type that accommodates
ground floor commercial uses with
upper-story residential or office uses.

D. General Building

A building type that accommodates
commercial, office or employment

G. Townhouse

Three or more dwelling units where
each unit is separated vertically by a
party wall.

B. Traditional Shopfront

A building type that accommodates
ground floor commercial uses with
upper-story residential or office uses
at a scale that complements the
historic character along Dunning.

E. Civic Building

A building that accommodates civic,
institutional or public uses.

H. Cottage Court

Five or more detached houses
organized around an internal
courtyard.

C. Single-Story Shopfront

A single-story, large format building
type that accommodalas a variety of
commercial uses.

F. Apartment

Three or more dwelling units vertically
and horizontally integrated.

. Detached House

One dwelling unit on an individual lot
with yards on all sides.




Mixed-Use Mixed-Use
Neighborhood

Mixed-Use
Corridor Development

5.3 BUILDING ENVELOPES
MIXED-USE DISTRICT

Intent:

5.3.1Toensureacompatible
and consistent streetscape,
a mixed-use development
should specify where a
building must be located
on a lot.

Standard:

5.3.2 Possible building
envelopes are regulated by
sub-zone and building type
and are measured from

the property line according
to the following table. In
existing neighborhoods,

building setbacks shall
align with existing adjacent
structures for all building
types except mixed-use
building, live/work building,
and small commercial

building.

Corner Lots

Corner Lots

Comment. Inclusion of a specific building type in this table shall not
imply its applicability in a sub-zone; permitted building types for each
sub-zone are listed in the Allowed Building Types standard.

Sub-Zone

Building
Type Core & Center
(see comment)

Corner Lots Interior Lots

. Mixed-Use
Building

Il. Live/Work i
Building g B = F- Building

Envelope

IV. Commercial
Building Street

Street

Notes 1 & 2 apply Note 1 applies

L. Civic §
Building

V. Apartment
Building

V1. Townhouse

VII. Flat Over F
Flat (Duplex) ¢ | Building

Envelope Envelope

VI Paired
House (Duplex)

IX. Single Family
Detached House

X. Accessory Street
Unit Notes 1 & 2 apply Note 1 applies

= Note 1. At least 80% of the building facade length shall be located at the
front setback line.

+ Note 2. At least the first 30’ of all street-facing facades, as measured from
the building corner located at the intersection of two or more streets, shall
be located at the applicable front or side setback line; note 2 applies to all
street-facing facades on comner lots in core and center sub-zones.

5.3 BUILDING ENVELOPES
MIXED-USE DISTRICT

Comment. Inclusion of a specific building type in this table shall not
imply its applicability in a sub-zone; permitted building types for each
sub-zone are listed in the Allowed Building Types standard.

Building

Type
(see comment)

Sub-Zone

General

Edge

Corner & Interior lots

Corner & Interior lots

1. Mixed-Use
Building

1. Live/Work
Building

V. Commercial
Building

Building
Envelope

Not Applicable

1l. Civic
Building

V. Apartment
Building

VI. Townhouse

VII. Flat Over
Flat (Duplex)

VIil. Paired
House (Duplex)

IX. Single Family
Detached House

X. Accessory
Unit

Side Setback

nir
10° max

Alley

Building
Enveinpe

Mixed-Use
Neighborhood

Mixed-Use

Corridor Development




Arlington, VA

Y -

The Columbia Pike
Special Revitalization District
Form Based Code

Section 20 (Appendix A) of the Zoning Ordinance,
"CP-FBC" Columbia Pike - Form Based Code Districts
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History

= The Pike Is considered the most underused area in
Arlington County

* aging strip centers

= garden apartments

» fast food

* high rise suburban condominiums

» auto dealerships (hew & used)

* Arlington wanted to incentivize redevelopment
* Most parcels were unbuildable under by-right zoning

» Alternative Site Plan process took 18-24 months



olumbia Pike Revitalization District

COLUMBIA PIKE

General Land Use Plan
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Focus on Commercilal Centers




Land Use & Housing Study

Commercial Centers

Neighborhoods Area
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Context

Land-Use and Density are Highly Regulated









Why an optional code for Columbia Pike?

1. political reasons
2. process reasons
3. economic reasons

4. legal reasons
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Purpose

Columbia Pike Special Revitalization District — Form Based Code

ARLINGTON COUNTY ZONING ORDINANCE

SECTION 20. "CP-FBC" — COLUMBIA PIKE FORM BASED CODE DISTRICTS

The purpose of the “CP-FBC" District classification is to provide an alternate means of
development that promotes mixed-use development where the variety in retail, service,
residential and office uses is intended to serve a broad-based community. Properties zoned "S-
3A", "RAB-18", "RA14-26", "RA7-16", “"RA6-15""C-1", “C-2", “"C-3", "C-0", and "C-0-1.0" and
that are located in the Columbia Pike Special Revitalization District, as designated on the
General Land Use Plan, shall be eligible to develop in accordance with the “"CP-FBC" District
requirements. The “"CP-FBC" District provides for an expanded range of uses, greater density
and more flexibility than the other service commercial and apartment zoning districts while
promoting mixed-use development. Specific requirements have been adopted to encourage
and requlate by-right mixed-use development in accord with the Form Based Code.

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




Table of Contents

Components of the Code

C P- F B C .l Definitions

The Regulating Plans
A. Understanding the Regulating Plan
I a b I e Of B. Rules for the Requlating Plan and New Development Plans
C. Regulating Plans
C t t . Bundlng Envelope Standards
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. Main Street Sites
. Avenue Sites
. Local Sites

. Neighborhood Sites

Streetscape Standards
. General Principles and Intent
. Minimum Standards
. Squares and Civic Greens
. Street Tree List

Architectural Standards
A. General Principles and Intent
B. Building Walls (Exterior)
C. Roofs and Parapets
D. Street Walls

E. Windows and Doors

F. Signage

G. Lighting and Mechanical Equipment

VII. Administration

VIII. Attachments
A. Zoning Ordinance — Section 20. “CP-FBC”
B. Administrative Regulation 4.1.2




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

» 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)

» |f the form-based code is chosen, all aspects come
Into play



Building Envelope Standards
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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




Review Process

» 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



Pro

ect Checklist

A

i
i

Mal\W.B 188

M

Ma

Man

MaNBE23

ha N B

L1

M

May

MalVB21E

MalWBZAT

M B34

112

Buliding Envelope Standanis

Bullding Envaiope Stanasns
Sullding Envelope Standands

Sulldng Envelope Standands
Sullding Enveiope: Standanms
Bulding Envelops Sangands
Bullding Envelope Starans
Sullding Envelope Standands

Bulkiing Envelop: Stanaanms
Buliding Enveiope Sandars

Buliding Envelops Standands

Bulding Envelope Standans

BuSiding Enveiope Standars

Bullding Envelope Sianadands

Suliding Enveiope Stanaans

Sultding Enveloge Sardanz

Suiding Enwelopes Sancanis

Eulding Enveiope S2andans

Busiding Enveiops: St

Eulding Envelops Sangans

Buiding Envelopss Standanms

Sulding Envelope Sardands

Sulding Envelope Standands

Sulding Envelope Standands
Sulding Enveloge Sandans

Bullding Envelope Standanis

Bulding Enveiops: Stndans

Buliding Envelops: Standands

Sulding Enveloge Sardanz

Sullding Envelope Standams

General Guiding Principles,

Height Epecficatons
Height Epedifications

Height Epedficaiions
Height Epecticatons
Height Epecificatons

Height Epecticatons

Height Epecificatons

Height Epecficaton:
Height Epecficatons

Height Specticatons

Height Epedificatons

ng Specttcasons

Sitng Speciicaions

Sitng Spectcasons

Sltng Specifcadons

Eltng Specifoadons

2itng Specifoadors

Sitng Spedfcatons

Sitng Specicadons

Sitng Specttcagons

Sitng Specifcadors

EHing Specicaiions.

Sitng Specifcadors

Siing Specticaions.

4l

‘Specicatons

Sitng Spectcasons

Sling Specifcadons

Bements Specfiations

ub_caskion aitement

EEE Ceneral Guiding Principies - A Buidngs showd be aignied and Ciose io the fireet
Property lines an= o be physicaly definsd by bubdings or steet wals. B. Streetscape must
dermonsirabe coheren buiding forms and oeade cear communsy idently. ©. Bulldings Fust
fearve active upes siong the: sineet fonf to promobe vitaiRy. D. Sfes must have dearly defined
pubiic and privaie spaces. E Buldngs should dinect views i the urban sineetzcape and o
courtyands and pubiic spat F. Vefide siorage, refuse containers, and medhanical
eguipment should not be visiie and mus be kept asay fom srest fonts. G. Retal shoud
be locaied along the ground foor io promole: vitalty and acive use. H. Off-sreet parking
shouid be shared by muipie wsers o maimize resources. and aleviate on-sineetparking. L
Ay SHUCHIES Wil hae Fishonc Coaarsctar must be preserved and the Dropcsed design
musst oomplerment and incorporate historic stuchunes within the sihe.

Heghts are measured I siories and Ealioings ars o be betassn 3 and € stone
where noted eis=where of in e Reguiaing Flan

Mo parking struckane within Sie biock shad sxceed the eave height of any bulkding (bl after
2000 within S0 feet of parking structure.

The: grownd: story Socr ssevation shal be Betwesn 6 Inches Below and 24 Inches above the
sidewalk =evation at the front of the buliding

Th maximu foor-te-100r story Pight Lt for the ground Soor is 24
The: ground foor S5l have a2 jset 15 fest Ciar (%007 10 D2Ng) haigh
area configuous i REL frontape.

ewrept

Stiast 13 or s

The maximerT fioor-2o-Soor shory Meight Emit for stones other an S ground siony s 14 feet.

A2 et 50 peroent of the Upper Stones shall Each have at lerst 2 feet cizar (5007 1o cEing|
height and T UDDEMTOS? 517y STall have at jsest 10 fest ciar height

WASTZANNES Qreater Fian 203 of the 00 ares fooiprm shal e ooubed 3 & 4l Sory.

Arvy unbulit afiey andior commeon kot ne fronfage shall rewe a srestwal, 7
messured from e adiscent sidewall or the ground sievation when not fonting & sidewslk.

Whene a Main Stresf sie iz within 40 #2=t of 3 Local 38e, Neighborhood Site or a singie—tami
horm, S maniTum helghe for that portion |5 32 feetin the £,

The street tacade soai be BUBED ROt kess tham 75 pencent of the oversil RAL. However, the
Jround Socr [ortions of the stest Sacade within 7 e BinCk comer are exermpt from T
requiremen in order bo alow Special ComEr reEatments In these areas.

That portion of a tacace: that = naquined o be bust o the REL chal e composad & & simple:
plane (imiied jogs l=gs tham 24 Inches are considersd a simple plane within this requirement;
intemupted only by Porches, E%cops, Eay Windows, shopfronis, and Balconies.

Erdlidings shail ccupy oy e area of the ot specfied in e sibing specificatons of the BES
= Eutictihie ArEa

Mo part of any buliding excepdng overmanging saves and SEE permilied bakcories, Day
windows, sinops, and shopironts. shall encroach into the sireet beyond e RBL

Mo part of any bulkdng (suCeptng CVErhanging Saves. balconiss, Soops, &
URPoOfed amien STUCKIES) Shal CCUDY WS Emanng Lot anea. The
Contguous e shall comprise at least 15% of the boli bulldabie 3res and can be iocaed
anywhere within the buldable ana of the sz

There are io mequined side ot ine sethac
hoeme

A B-00L SEBACK 1S MEqUed Sng & Sk iof ins whene shared with an exishing singie-mmiy
e

riess shared with an exisbrg single-famity

Oarmgeanking SMSNCEs shal b no cioser than S0 ezt from any Sulding Comer o 100
Tt from any SHock Comer (2RCEpt whane OfEnstss cesignatzd on the Reguiatng Piani.

Designaizd Garage Enfries and Alleys shal b= the sole means of auwomabile access o a
sHe.

Garage doors shail not face: (be 3t an angle of ks than 50 degress from the RBL or right of
way) the REL

Viehicie parkng ansac (ERTentwhens 3 Sreat wal WSl OF paning i enciosed within an
anciiary iiding]| on privaie property shall not be located within 25 feet of the REL. These
requiremeniz are not applicable fo on-sinest paralef parking.

Cn sites with no aliey aco fhere shal be oot sefback fom the rear ot ine.
On.shies with no aliey access, thene chail be @ 25-fo0k sefback fom the rear ot ine.

Corner |ots shall be treaded as hawing sirest frontage: on bath B fronl and side sireets jor
RELS).

Arry unbulil REL shal have 2 sreed wad aiong A, between £ feet and 107
walls My 350 D CONSITUCHST SI0Ng any Unbult common ot kne

Ary unbullt R2L shal have a sre=t wad along #, betwesn & fest and 10 feet in height. Street
walls may also be constniched aiong any unbult common ol ine

n height. Sireet

The ground story facade shall have between E0 percent and 50 peroent fenesiaion
{measured as a percantage of the fagade that ks between 2 and 10 fesd abowe the fonting
sidewalk ). Awnings and overnangs are encouraged 2rmept where ofhenwise designaied on
the: Reguiating Fian).

festin neghe, as |20

Is the project consistent with the appropriate: EEE shown on the Reguiaing
FlanT

= the betiing betwesn 3 and 5 SEnes, EXCeEntwiers nolsd esewnen o in
e Reguiating Flan™

Are 2l parking stuciures within the: block no greser in Reight han the save
of amy beliding bull afer 2007 Fut ks within 40 fe=t?

= the grownd shory Soor Sievation betwezn § inches beicw and 24 notes
abowe e sidewalk sievation at the front of e bullding™

s this st foor-ic-100F $0ry hedght for e ground foor 24 fest?

Doves the ground Soor hawes ab et 1S fest cear (foor i csling) eight far
at feast 173 of s area configuous o REL frontage”

s the masdmur floor-io-foor siory height for all storles, offer than e

O DT SHONES COLI TV e a3 e U

ind does the uppermast story have at least 40 fest

APE RS By METTANEES e than 203 of the Soor 3 Totrnt? e,
suip nest queston.

I yes, have they bean CoUMIED 32 AN AcARORY Sony T

Ay unbult aley o Common jot e ImTkge have 3 See v
Femight, 85 mEssured foe the adjscens soesalk of the ground
miayaB0n Whisn Rot frontng 2 ke

Wien= any part of a Main Street Eie s within 40 fest of 3 Local Sireet.
Neighborhood £z, or single family home, Is #he manimum heighi for that
portion 32 feet io the eaves or parapet™

s the sirest Sygaas bult b Nat fe2s San 7S perment of e oversll REL
where s¥TEpions ane permitisd for the ground fioor wein 7 of a biock
Comar?

IS that portion of the fade that b= neguined to be built to the REL shal be
composed as 3 simpie plane (25 defined above) iInderupted only by
porthes, sioops, bay windows, shopfonts, and baicon

Does the buliding ocoupy ordy the anea of the ot specified in the sfing
SpeCfications of the EEE a3 & buldabie ares?

Are 2l parts of the buiding, with the excepion of BES permifed baloonles,
bay windows, sinops and shopfronts, within fe REL?

Doss the bulding satisly these requinemsnts snd does B minimum open
CONBEUoUS ok 3neD Comprse o east 15% of e ot alldahie area T

Do the property Shane 3 sioe ot ine Wil 3 singis femiy house?

I yes BhOVE, 5 INErE & MU Setack of S fest provided siong sioe ot
line:
Is the garageiparking entrance|s) Ro deser than ST feet from any Baliding
Comer or 100 feet fom any Block Comer (ewtept whers desigrated on the
R=guiatng Flan)?

Has the automobie access been provided from designaded garage entries
and aleys?

Have the garage doors besn SEUt=d In SuCh 3 way that they oo RotTace o
REL®

AFE N VERCE parking areas, SXCED: wiere 2 Streel i exists or paing i
enciosed in an ancilary bulding, on privaty property not iocated within
25 feet of e RELT

Does this sie have alley acres:
[T no above, is Sere 3 250t setback from the: rear ot (iRe?

Is this 2 comer iot™

I yes abave, hawe S Comer lofs been treated as having STest frontage on
Dot the front and side sTreats (or RELS]

I3 thesne an unbult REL or unbult common lot ine”

i yes o above, does the unbullt FSL have a sreef wall siong |, betwesn £
et and 10 fiest In heighi

Does the ground slory fagade Fawe betwesn B0 percent and 50 peroent
fenesiraion, 25 measured per these requirementsT

COMBIETENT

YES

YES or MA

YES
YES

YES of MO

YES or NA

YES or NA

YES

YES

YES

YES

YES

YES

YES

YES

YES

YES or Kl
TES or MA&

YES or KD

YES

YES of NO

YES

YES
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lncentives

= Streamlined review & approval process

* New parking standards (and
management strategy)

» Historic preservation

* |ncreased flexibility & density

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

Downtown Core

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

Residential
1 — 2 parking spaces per unit

Qutside of Core

Commerce
< 10,000 square feet - no minimum; 3 spaces per 1,000 sqg. ft. maximum
> 10,000 square feet — 1 % per 1,000 minimum; 3 max on surface parking

Residential
1- 2 parking spaces per unit



Parking Standards
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Parking Standards




Overland Park Administration
Non-Conformities

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.



Arlington FBC
Acceptable Modifications

Historic Preservation
Topography

Location of Streets & Alleys
Trees / Streetscape details

Sighage



	Slide Number 1
	Slide Number 2
	Today’s Euclidean Zoning 
	Balancing Place-Related Concerns
	Balance – Form-Based Codes
	Slide Number 6
	A new �form-based code �will not solve every important local issue or change everything by itself
	Form-Based Codes
	 Mixed-Use�‘Medium’ Density  Corridor
	 Mixed-Use�‘Medium’ Density Corridor
	Slide Number 11
	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.
	Slide Number 14
	Slide Number 15
	Slide Number 16
	Slide Number 17
	�Regulating Mechanism: �Floor Area Ratio (FAR)
	Slide Number 19
	Slide Number 20
	Foundation for Creating a Pedestrian-Friendly Environment
	Foundation for Creating a Pedestrian-Friendly Environment
	Foundation for Creating a Pedestrian-Friendly Environment
	What are Form-Based Codes?
	Components of a Form-Based Code
	Slide Number 26
	Slide Number 27
	Slide Number 28
	Slide Number 29
	Slide Number 30
	Slide Number 31
	Slide Number 32
	Slide Number 33
	OVERLAND PARK, KANSAS
	OVERLAND PARK, KANSAS
	Vision Metcalf
	Public Participation
	Slide Number 38
	Slide Number 39
	Slide Number 40
	Slide Number 41
	Slide Number 42
	Slide Number 43
	Slide Number 44
	Slide Number 45
	Slide Number 46
	Slide Number 47
	Slide Number 48
	Slide Number 49
	Slide Number 50
	Building Height
	The Basics:�Elements (Fenestration, Balconies, etc.)
	Slide Number 53
	Slide Number 54
	Slide Number 55
	Slide Number 56
	Slide Number 57
	Slide Number 58
	Slide Number 59
	Slide Number 60
	Slide Number 61
	Slide Number 62
	Slide Number 63
	Slide Number 64
	Slide Number 65
	Slide Number 66
	Slide Number 67
	Slide Number 68
	Slide Number 69
	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
	Slide Number 75
	Slide Number 76
	Slide Number 77
	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
	Slide Number 88
	Slide Number 89
	Slide Number 90
	Slide Number 91
	Arlington, VA
	Slide Number 93
	Slide Number 94
	Slide Number 95
	Slide Number 96
	Focus on Commercial Centers
	Land Use & Housing Study
	Columbia Pike Masterplan �3.5-mile Corridor
	�
	Slide Number 101
	Slide Number 102
	Slide Number 103
	Columbia Pike -- 2002  Safeway (the before image)
	Slide Number 105
	Slide Number 106
	CP-FBC�Table of Contents
	Slide Number 108
	Slide Number 109
	Slide Number 110
	Slide Number 111
	Slide Number 112
	Slide Number 113
	Slide Number 114
	Slide Number 115
	Slide Number 116
	Slide Number 117
	Slide Number 118
	Slide Number 119
	Slide Number 120

