Smart Growth Development Regulations

The Why, What, and How of
Zoning for Smart Growth

Paul Crawford, FAICP, CNU
Crawford Multari & Clark Associates

What does Smart Growth look like?




Smart Growth Principles

Create range of housing opportunities and
choices

Create walkable neighborhoods

Foster distinctive, attractive places with a strong
sense of place

Make development decisions predictable, fair and
cost effective

Mix land uses

Strengthen and direct development towards
existing communities




Zoning Codes Decoded

» Allowed uses of property

« Standards for the planning and design of
development

» Procedures for review and approval, and
code administration

The Trouble with Zoning

* Emphasis on regulation by use, within
limited-use or single-use zoning districts
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The Trouble with Zoning

Emphasis on regulation by use, within
limited-use or single-use zoning districts

Disconnect between land use and urban
form and design, one-size-fits-all standards

Exceptions become the rule

Administration rarely balances certainty
and flexibility




The Products of Zoning

Dispersed uses with few distinct centers

Spatial separation of key daily activities

Excessive land consumption

Streets designed for cars rather than people

* No convenient, cost-effective transit

Limited choice in housing supply

Fear of density
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Conventional
Zoning Code Features

Use-based zoning classifications
Regulation of land use types
Zone-based development standards
Density

Parking, landscaping, signs, etc.
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Form-Based Code Differences

Rules for building form as important as land use
regulation

Emphasis on mixed-use and mixed housing types

Greater attention to streetscape and design of
public realm; and the role of individual buildings
in shaping the public realm

Standards for building form and mass
consciously based on context and/or desired
changes

Design-focused public participation process and
existing conditions analysis

Form-Based Code Standards

FBCs include most conventional code standards

Regulating Plan and zones maps intensity, form
and character rather than simply land use

Build-to lines may replace setbacks
Frontage type requirements shape public realm

Building type requirements relate buildings to
the street and one another

Street standards considered or revised when
defining urban standards
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Approaches to Code Revision

Adjust standards in existing code (quick
fixes)

Special-purpose zones or overlays
Optional TND ordinances
Comprehensive code and/or plan updates

Quick Fixes

* Revise building regulations to effectively
shape the public realm of the street

» Revise parking location requirements

» Allow a variety of uses to create vitality,
synergy, and enhance the pedestrian
experience
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1.

Preparing a Form-Based Code

Existing conditions analysis and inventory
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Preparing a Form-Based Code
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Preparing a Form-Based Code

1. Existing conditions analysis and inventory
2. Public visioning/charrette
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Preparing a Form-Based Code

1. Existing conditions analysis and inventory
2. Public visioning/charrette
3. Regulating Plan and zones
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Demonstration Project Boundaries

WEST SHAW URBAN DESIGN WORKSHOP — FRESNO, MAY 2005

West Shaw Mixed-Use Activity Center

- ——

.

Existing General Plan Land Use Designations

WEST SHAW URBAN DESIGN WORKSHOP — FRESNO, MAY 2005
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Conceptual Sketch Plans — Neighborhoods, Districts, Corridors

WEST SHAW URBAN DESIGN WORKSHOP — FRESNO, MAY 2005

Conceptual Sketch Plans — Neighborhoods, Districts, Corridors

WEST SHAW URBAN DESIGN WORKSHOP — FRESNO, MAY 2005
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Conceptual Sketch Plans — Neighborhoods, Districts, Corridors

WEST SHAW URBAN DESIGN WORKSHOP — FRESNO, MAY 2005

=

Draft Regulating Plan and zones — Alternative 1

WEST SHAW URBAN DESIGN WORKSHOP — FRESNO, MAY 2005
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Draft Regulating Plan and zones — Preferred Alternative

WEST SHAW URBAN DESIGN WORKSHOP — FRESNO, MAY 2005

Form-Based Zoning Prototypes
Town Center (TC) Zone

Town Center (TC). The TC zone is
applied to areas intended for the most
urban conditions within the City outside
of the Downtown. Buildings of up to
four stories may accommodate a
mixture of land uses emphasizing
ground-floor retail with offices and
residential above. Lodging, restaurant,
entertainment, and civic uses are also
encouraged. Street frontages
throughout this zone are pedestrian-
oriented, and defined by building
facades at the back of the sidewalk,
with all off-street parking provided in
structures or located away from street
frontages, behind buildings.

WEST SHAW URBAN DESIGN WORKSHOP — FRESNO, MAY 2005
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Form-Based Zoning Prototypes
Neighborhood Center (NC) Zone

Neighborhood Center (NC). The NC
zone is intended to establish a
neighborhood focus that is
distinguished by small-scale
commercial and mixed-use buildings,
together with courtyard housing and
other residential buildings at higher
densities than in the NG zone. Building
heights are up to three stories. This
zone will accommodate a variety of
activities and services within easy
walking distance from homes,
supporting daily convenience shopping
and personal service needs, and also
providing opportunities for public
gathering and social contact.

WEST SHAW URBAN DESIGN WORKSHOP — FRESNO, MAY 2005

Form-Based Zoning Prototypes
Corridor (COR) Zone

Corridor (COR). The COR zone is
applied to major transportation
corridors and their bordering properties.
This zone is intended to accommodate
regional transportation needs, and
provide connections between
neighborhood centers, town centers,
and the greater community, in balance
with the objective of defining
pedestrian-oriented, mixed-use places.
The COR zone also provides
transitional areas between high traffic
volume streets and single-family
neighborhoods. Buildings of up to
three stories accommodate offices,
live/work, and upper-floor residential
with appropriate noise protection.

WEST SHAW URBAN DESIGN WORKSHOP — FRESNO, MAY 2005




Form-Based Zoning Prototypes
Neighborhood General (NG) Zone

Neighborhood General (NG). The
NG zone provides for a variety of
residential building types and lot sizes,
including detached one- and two-story
single-family homes, duplexes,
triplexes and fourplexes, sideyard
housing, and bungalow courts, as well
as parks.

WEST SHAW URBAN DESIGN WORKSHOP — FRESNO, MAY 2005

Form-Based Zoning Prototypes
Neighborhood Edge (NE) Zone

nv

Neighborhood Edge (NE). The NE
zone provides for detached, larger one
and two-story single-family homes on
larger lots, as well as parks.

WEST SHAW URBAN DESIGN WORKSHOP — FRESNO, MAY 2005
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SONOMA DEVELOPMENT CODE

Planning Area
Boundaries

City of Sonoma
Planning, Building, and Public Works
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Preparing a Form-Based Code

Existing conditions analysis and inventory

2. Public visioning/charrette

3. Regulating Plan and zones
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Preparing a Form-Based Code

Existing conditions analysis and inventory
Public visioning/charrette

Regulating Plan and zones

= ot

Develop urban standards (streets, blocks,
building placement, height, land uses, etc.)
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ARTICLE »

URBAN STANDARDS
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22.42.010
(as _amended by Ord. 1500
Chapter 22.42 5/14/75)

DISTRICTS

Sections:

22,42,010 Uses Permitted,
+42.015 Departmental Review Uses.
.020 Conditional Uses.
22.42.030 Building Site Area.
2.040 Special Requirements.

o

22.42.010 Usos Pernitted. Uses permitted shall b
provided th te shopping center or individual estab

floor area shal exceed 10,000 square feet:

Beauty parlors;
Cleaners (agency only);
Cockimil lounges;

Hardware store
Laundry agenci
i or stores

s and laundromats;

Public parks, playgrounds and recreation buildings;
Residences (not on ground £loor);

staurants;

Shoe repair shops;

1) Small appliances and electronic sale or repair -(within a

v ty stores:

ppliance s

Book stores;
ing stores (men and women);

Dry good

Department stores;

s (new only, entirely within a building);
: (new only, entirely within a building);

stand.
ries (plant and shrub);

Nurseries (children's);

ms which do not exceed the height of the building
area not to exceed sixty square feet;

t sh and supplies;

hotographers studios;

Photographic supplies;

The Trouble with Land Uses

19. Baths, Turkish

25. Boxing arena

28. Chinchillas, retail sales
41. Eleemosynary institutions
42. Embalming business

95. Physical culture institution
109. Potato chip manufacturing

127. Tombstones, retail sales
135. Turkish bath
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Regulating Land Use —
Simplify, Consider Performance

General Retail, except
* Operating between 9 pm and 7 am

With alcoholic beverage sales

With drive-through facilities

Selling used merchandise

With floor area over 50,000 sq.ft.
With on-site production of items sold

Preparing a Form-Based Code

Existing conditions analysis and inventory
Public visioning/charrette

Regulating Plan and zones

B 2o

Develop urban standards (streets, blocks,
building placement, height, land uses, etc.)
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Preparing a Form-Based Code

Existing conditions analysis and inventory
Public visioning/charrette

Regulating Plan and zones

il R

Develop urban standards (streets, blocks,
building placement, height, land uses, etc.)

5. Develop architectural standards (building
or frontage typologies, etc.)
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Building Typology

Single Dwelling
Accessory Unit, Carriage House
Duplex, Triplex, Fourplex
Mansion Apartment
Bungalow Court
Rowhouse/Townhouse
Sideyard Housing
Live/Work

Courtyard Housing
Stacked Flats
Commercial Building
Flex/Mixed Use Building

L- e BiT| =

% | UL

Single Dwelling
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Bungalow Court
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Live/Work
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Courtyard Housing

Mixed-Use/Flex Building
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Urban General 1 (UG-1)

Building Type

Single-Family

Quadruplex

Eightplex/Mansion

Lot Width at Street Frontage

100 ft 125 ft

150 ft

200+

Lane Housing

Bungalow Court

Townhouse

Sideyard Housing

City of San Buenaventura DOWNTOWN SPECIFIC PLAN

MOULE & POLYZOIDES
ARCHITECTS AND URBANISTS

Urban General 1 (UG-1)

Building Type

Lot Width at Street

50 ft

75 ft

100 ft 125 ft

150 ft

200+

Live/Work
(Flex/Flex)

Courtyard Housing —
2-story

Courtyard Housing —
2-1/2-stories

I

Courtyard Housing —
3-1/2-stories

Stacked Flats

Mixed-Use/Flex
Building

Blended Types

City of San Buenaventura DOWNTOWN SPECIFIC PLAN

MOULE & POLYZOIDES
ARCHITECTS AND URBANISTS
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Urban Core (UC)

Building Type

Lot Width at Street Frontage

50 ft 75 ft

100 ft 125 ft

150 ft

200+

Single-Family

Duplex

Quadruplex

Eightplex/Mansion

Lane Housing

Bungalow Court

Townhouse

Sideyard Housing

City of San Buenaventura DOWNTOWN SPECIFIC PLAN

MOULE & POLYZOIDES
ARCHITECTS AND URBANISTS

Urban Core (UC)

Building Type

Live/Work
(Flex/Flex)

Courtyard Housing —
2-story

Lot Width at Street

50 ft 75 ft

100 ft 125 ft

150 ft

200+

Courtyard Housing —
2-1/2-stories

Courtyard Housing —
3-1/2-stories

Stacked Flats

Mixed Use/Flex
Building

Blended Types

City of San Buenaventura DOWNTOWN SPECIFIC PLAN

MOULE & POLYZOIDES
ARCHITECTS AND URBANISTS
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Preparing a Form-Based Code

Existing conditions analysis and inventory
Public visioning/charrette
Regulating Plan and zones

Develop urban standards (streets, blocks,
building placement, height, land uses, etc.)

5. Develop architectural standards (building
or frontage typologies, etc.)

AN\ S 8
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Preparing a Form-Based Code

Existing conditions analysis and inventory
Public visioning/charrette
Regulating Plan and zones

+ [ERriy—p

Develop urban standards (streets, blocks,
building placement, height, land uses, etc.)

5. Develop architectural standards (building
or frontage typologies, etc.)

6. Allocate and illustrate standards
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2. Two Lanc Avenue

Reality Check Issues

* General Plan in the way
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SONOMA DEVELOPMENT CODE

Zoning Map

i City of Sonoma
Planning, Building, and Public Work:

0 N

SONOMA DEVELOPMENT CODE

Planning Area
Boundaries

3 City of Sonoma
Planning, Building, and Public Works
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Northeast Arca

Aqyds sl Zombog Llntrd

Reality Check Issues

* General Plan in the way
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Reality Check Issues

* General Plan in the way
» The Code is only part of a system

Local Development
Management System

Policies

Regulations
Staff

» Decision-makers
Public
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Reality Check Issues

* General Plan in the way
» The Code is only part of a system

Reality Check Issues

* General Plan in the way
» The Code is only part of a system
* A culture of public scrutiny
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Reality Check Issues

General Plan in the way

The Code is only part of a system

A culture of public scrutiny
Cost

Reality Check Issues

General Plan in the way

The Code is only part of a system

A culture of public scrutiny
Cost
Legal concerns

61



STATE OF CALIFORNIA
el (‘x s (20 8) (;
( ;

General Plan
Guidelines

2003

“A form-based code is a useful implementation measure for achieving
certain general plan goals, such as walkable neighborhoods and
mixed-use and transit-oriented development.”

AB 1268 - July 2004

65302.4. The text and diagrams in the land use
element that address the location and extent of
land uses, and the zoning ordinances that
implement these provisions, may also express
community intentions regarding urban form and
design. These expressions may differentiate
neighborhoods, districts, and corridors, provide
for a mixture of land uses and housing types
within each, and provide specific measures for
regulating relationships between buildings and
outdoor public areas, including streets.
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Form-Based Codes in California

Adopted In Progress
Sonoma Downtown Newhall
Hercules Downtown Montclair

Petaluma Central District Grass Valley
Azusa Palo Alto
Downtown Ventura

Cotati
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Resources

The Form-Based Codes Institute

www.formbasedcodes.org
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