Form Based Zoning

Can Fairview create a
unique Sense of Place?



What is it?

A type of Municipal code that regulates the built
environment to achieve a specific urban form.

Focus 1s on where you want to be.

Form based zoning 1s built around a vision of the
future.

Creates a predictable public realm by primarily

controlling physical form with a lesser focus on land
use.



What do we have now?

= Title 21 of the
Municipal Code 1s an
example of Euclidean
zoning.

= Focus 1s to primarily
control land use and
density.

= Emphasis 1s on the use
of land and not the form
of the structures.



Key Ditferences

Traditional Zoning

Form-Based Codes

Use-based

[Less focus on use

Districts

Districts/Streets

Emphasis on uses/rigid patterns/building
placement unpredictable

Emphasis on building form/how buildings
fit the public realm

Single use districts

Mixed uses

Uniformity in neighborhoods

Diversity in neighborhoods

Setbacks

Build to lines

Focus on site - little emphasis on right-of-
way

Attention to the public realm &
streetscape

Limited design standards

Focus on architectural form and public
spaces













Form-Based Code Benefits

= Can be used to implement a
community vision.

= Simple, graphic-based
guidelines with minimal
text.

m [Use 1s largely predictable.
Building form is entirely
predictable.

= (Controls the character and
function of the public realm.



Potential Benefits

Shifts emphasis {rom zoning
compliance to development
quality

Works for both redevelopment
and new development

Can speed development review

Can produce more urban,
pedestrian oriented
environments



Form Based Codes

Auto-oriented Strip Commercial

Can be used to:

" Maintain existing
character, historical
quality

" [mprove character
and function of a
district or Of
neighborhood

" Transform a
community’s image

Pedestrian-oriented Mixed-use Commercial



Potential Benefits

= Form Based Code can
provide more certainty for
redevelopment of land along
the Gambell/Ingra Street
Corridor.

= Both of these accomplish
“Infill and develop in
existing urbanized areas.
Build affordable multi-
family housing near
transportation corridors.”

= Which do you prefer?



Lessons Learned

= Widened sidewalk, street furniture and landscaping
all indicate an effort to improve the pedestrian
environment

= What 1s missing?



Lessons Learned

® Answer: The human scale.

= Moving the buildings close to the sidewalk with

open facades creates a much more welcoming
atmosphere.



A Form Based Code includes

Regulating Plan. Designates areas
where different standards apply
based on an urban design strategy.

Building, Public Space, and Street
Standards. Specifications for
building form and location,
sidewalks, streets, and street
furniture.

Architectural Standards. The Dress
Code. Addresses windows, doors,
wall treatments and other visual
features.

Definitions. Clear and precise use of
terms.



Regulating Plan

= Designates areas where
different standards
apply based on an urban
design plan.

= [ ooks much like a
traditional zoning map

and may be district
based.

® Can also be based on
street frontage.



Building, Public Space and Street
Standards

® Specifications for lot
configuration, building
form and location,
sidewalks, streets and
street furniture.



Basics: Height



Basics: Siting



Basics: Facade Elements



Basics: Building Use



Real World - Form Based Code

= Example 1s from the
City of Benecia, CA

" Downtown Mixed-Use
Plan adopted 2007



How it can be applied

" Their Form-Based Code
was adopted i the existing
Zoning Ordinance.

= [t superseded and replaced
current code provisions
relating to Zoning Districts,
Allowable Land Uses,
Permit Requirements and
Site Development
Standards.



The Regulating Plan

5 This Plan identifies
what blocks are aftected
by the Code.

= [t also identifies the
specific regulating
ZOnes governing any
development.

= Existing building
footprints show current
building placements.



Building Standards

5 These standards
establish a vibrant,
pedestrian-oriented
character along a street.

® The Fairview
Community Plan
envisions this type of
street character for the
restored Gambell Street
corridor.



Height - Site - Frontage



L.and Use

Land Use Type! S
Services: Business, Financial, Professional
ATM or bank P
Business support service p2
Medical services: Doctor Office P2
Medical services: Extended Care p2?
Office: Business, service p2
Office: Professional, administrative P2
Services: General
Financial Services p2
Bed & breakfast
4 guestrooms or less P2
Greater than 4 guest rooms p2
Day care center: Child or adult
Day care center: Large family P2
Day care center: Small family p2
Lodging MUP

Personal services P

Transportation, Communications, Infrastructure

Parking facility, public or commercial ~ UP

Wireless telecommunications facility MUP




Transtormation can happen.






Could this be the Gambell/Ingra
Corridor in the future?






