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1. Development Regulations — Out of Balance
2. What is a Form-based Code (FBC)
3. Common Misconceptions
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Development Regulations Out of Balance
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Georgetown Waterfront, ~19170.



Montgomery Village, MD, 1962.
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Conventional Zoning
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Bailey’s Crossroads, VA.




Conventional Zoning — Floor Area Ratio
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Basic Components of Zoning

Community Residential

LveWork' A A A A A A A

Mutipie Unt Dweling
Nursing Home

Senior Housing.

Single-Unic Dwelling
Single Room Occupancy A
(sR0)

Trvee-/Four-Unic A A A A A A A A A A
Dweling

“ArcstWork or Sales Iy
Space

Cemetery S s s @ s s s s
Colleges and A A A A A A A A A A
Universites

CommercalRecreaton A NA A A A A NA A A A
Fecilty,Indoor

Commercil Recreation  A'  NA
Facilty, Outdoor

AN A N A A A

Indoor Firing Range [T
Ubrary or Museum

NA SP NA NA NA s s

Key A= Allowed 5P = Special Permit AU

Area Commission & Givic
Association Review & Input

Admin/
Process

Initial Site Plan (preliminary site plan review optional)
Toning Clearance
Zoning Action (if required)
Design Review (if required)

Project Drawings & Documents sent for review and
comment to all relevant City Departments

Project Approval

Building Permit

Form

Downtown Commission
East Franklinton Review Board
Board of Commission Appeals
Historic Resources Commission
University Impact District Review Board
Brewery District Commission
German Village Commission
Italian Village Commission
Victorian Village Commission

20052 trtanGrrs 10
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- RoWarce ins suang
— Satmack Lne (min)

b

O min 15

Sae
‘Abuteing Resigencal Districs 0/ min
o min

o

Rear o Aley)
Abuteing Residendai Diserics
‘Abuteing Al Oher Diserices.

Rear (Abuting an Atey)

Foorpr
Buiding Coverage 50% max

253t

Vinere applcatie, fron satbacks may be adjsted

Grouns Foor (Foar o Foer)

Excaption: Accassory Dwalng Uit per Saction F50.030
(hecessory Dwating Uni)

‘Adjscency Reaquirementsfor Buidings Abusting a
Residansal District n 35" HeightDisrice:

Oistancefrom Reacsice
parcattine®

20 i o

Buikding Heigh sories foa)

Section 30060 (Measuring Contextual Sethacks).

Features)

SFor e purposes of aacency propertes scross an alley
are considared aburing.

See Secion 8 30070 (Messuring Adscency Basea
Scepbacks and Sewacks).




Basic Components of Zoning - Conventional
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Basic Components of Zoning — Form-base

Admin/
Process Form

LWC




What is a FBC?



Definition of a Form-based Code

A form-based code is a land development regulation that fosters
oredictable built results and a high-quality public realm by using
ohysical form (rather than separation of uses) as the organizing
orinciple for the code. A form-based code is a regulation, not a mere
guideline, adopted into city, town, or county law. A form-based code
offers a powerful alternative to conventional zoning regulation.

CENTER FOR

ZONING
SOLUTIONS




FBC Regulations — Regulating Plan

City of
Daly City

Mixed Use Non-Residential
- San Mateo County Low Density Mixed Use - Busines.sand .
Low Density Residential Linden Professional Office

- Low Density Residential Neighborhood Center Business Technology Park

5 Business Technology
Clty of ' 5 - Medium Density Residential (G vz @ Park High

San Bruno o —_ Medium High Medium Density Mixed Use Community Commercial
Density Residential

Oyster Point

Al ey e sz Coastal Commercial

High Density Residential
East of 101 Mixed Use Mixed Industrial

LWC Downtown Residential Core
Downtown Transit Core Mixed Industrial High

Urban Residential

East of 101 Transit Core Industrial Transition Zone




FBC Regulations — Building Form Standards

Mined-Use Zoning Disricts

220050 Urban Gerers! § UGN

£.20.050 Urban General 1 (UGN-1)

A intent

and
detached buidings, accommodating low.
and medium ri

o inthe
districe.

blocks and parcels. Typically located
betwesn higher intensity centars or

Smail-to Medium Bullding

Footprints
use node e
None-to
o Side Setbacks
of vacan parcels and parking lot=. Up to Four Stories

reuze of older buikdings, and zome.
redevelopment at moderate densities
Allows residential retal. service. and
other commercial uses.

B. Sub-District(s)

N/A

Phase | Public Review Drafc 2 | May 2026 | £20.15

ke Use Zoving Distriers

E20.05 b Genarol1(UGN-)

IinnNR
BRERRE e
111101

I

‘Ground Foar
ol

Lo o

Sresttsce

Sreet Frons Narrowest Soe)

=== 2'from Finishad Grade Facade Surface Area

10 from Finisned Grace [ Window

E. Encroachment

EncroachmentType  Fromt SideSt Side  Rear

-~ ROWrParcel Line Parking Area
g Setback Line 2/ Facade Zone

Archicecturs| Festurs K X X 2'max e Minimur'
Searmamp Xk x sma Sicyce

Frontage Type X x % x Duelling Units 1 min. 2 unies
Uncoverad patiol Xk x sma Non Residential Uses (:400050) 1 min/5.0005
Outdsor Dining up ta 20 spaces
Key = Not Allowed o 0 0O ©
Sncroachments into the ROW are subject o the Setback Front Sidest Side  Rear
Dapartment of Public Service approval Surtace Parking. 2min. Smin. O'min. O min
Fences. hedges, and allowed Parking 0’ min. 0'min_ 0 min._0'min

within setbacks as identified in Chapter G 20 (General Site
Development Standards)

*See Division E.20.030.H (Parking) for dditional
requirements.

“No parking, stacking, o circulation siziez are allowsd to

Transparency’ Front e be located between the principal building and adjacent
Grouna Fioar Facade strasts. Structursd parking or stand alons garage:
Residential 40% min. 40% min must mest the requirements for ground fioor depth
MNon Residential 0% min. 25% min. per Division E.20.020.€.2 (Ground Floor Depth) and
UpperFloor(s) Facade  15% min. % min. @ o per Division C (Building
‘Ground oo blankwall lengehSee Section F.20.050 J—

(Blank Wall Treatment).

' 0

Facade Design
All buildings sre subject to the standards in Chapter
F20 (Massing and Articulation).

Tite

H_ Additional Standards

See Chapter 6.20 (General Site Development Standards).

Bruase Il Pubic Review Draft 2 | May 2026 | E20.17

£.20050: Usbon Generat 1 UG-

Mives-Use Zoning Districts

Sraet i)

Sirest (Frons Narrowest Side)

ROWLine _RearfSide Parcel Line

P
— sowrercei e [l suidable res

¥l racace zone

C_ Building Placement.

=== Setback Line

Key
- ROW/Parcel Line Building

- Szenack Ling (min)

Setback Height'
Front (Fscade Zone). O'min:is'max. ) Principal and Secondary Buildings
Side Zone) Omin:Emax. @  Seories dmax
Sige @  HeEn 48 max [
Abuting Residentisl Districes 0’ min. eight Alowed with Bonus /A
Abutting All Other Diswricss 0’ min. Raot 10" mex ()
Rear (No Alley) @ Grouna Fisar (Fioar to Fisor) [
Abutting Residential Distris 10 min Residental 5 min
Abutting All Other Districss 5 rin Non Residential 12 min
Rear (Abutting an Allay) S min. Depth, Ground Floor Space 12" min. [-}
Facade Zone Frontst.  Side st

Total Length of facade required

within or abutting facade zone 7o% min

Footprint

Building Coverage 80% max.
Open space.

OnSieOpenspacepertnic Lo

(Privats er Comman)

*Where spplicable, front setbacks may be adjusted to
mateh the average building zetback on & block face. See

‘Section B.30.060 (Messuring Contextual Setbacks).

£.2016 | Phase 1 Public Review Draft2 | May 2026

Accazzory Building
Height 20" max

Excaption: Accessory Dwallng Units per Section F50.030
(Accessory Dweling Unit)

Adjacency Requiremencs for Buildings Abutting 3
Residential Districtin 2 35" Height District:

Distance from ReariSide.
ParcetLine:

Above 3 sories/38' 20 min o

Building Height (stories/fest)

"Ses Saetion B.20.020 (Meazuring Building and Site.
Features)

sdjacency, slay

are considersd abuting.

3Sas Saction B.20.070 (Maazuring Adjacency Bazed
Stepbacks and Setbacks)

Building Form
Height, Footprint
Number of Parking
Spaces
Encroachments
Land Use Tables
Building Placement
Parking Location
Frontage Types



FBC Regulations — Frontage Types

* Shopfront

e Gallery

* Arcade

e Common Entry
e Stoop

* Dooryard
 Courtyard

* Porch

e Lightwell

* Terrace




Common Misconceptions



Common Misconceptions

E.20.130 Uses

Form-based Codes do not Regulate Use UGN DG 0T UK UORA MAC A A

Residential
Dormitery A A A A A A A A A A
Halfway House/ SP# Sp# Sp¥ Sp# SP¥ Spe Sp# Sp Sp¥ SP¥ 34 F60.030LA

Community Residential
Treatment Facility

o o . (]
- Simplified categories of uses S At
Manufactured Home MA MA MNA NA MA MNA MA MA MNA MNA
Multiple Unit Dwelling A A A A A A A A A A
Mursing Home A A A A A A A A Al Al
Residential Care Facility A A A A A A A A Al Al
A l l M < f Rooming House A A A A A A A A A A
¢ OWI n g a m Ix O u S eS Senior Housing A A A A A A A A Al A
Shared Living Facilicy A A A A A A A A Al Al
single-Unit Dwelling A A A A A A A A A A
Single Room Occupancy A A A A A A A A A A
(SRO)
° Reduce the num ber Of Temporary Shelter A A A A A A A A A A
Three-/Four-Unit A A A A A A A A A A
Dwelling

conditional or special uses e T S S e S R S S S

Civic, Recreation, Education, and Assembly

Amusement Park NA NA NA NA NA NA NA NA SP* SP* 34 F60.040.A
Artist Work or Sales A A A A A A A A A A
Space
Cemetery SP SP SP SP SP 5P SP SP SP 5P
Colleges and A A A A A A A A A A
Universities
Commercial Recreation A NA A A A A NA A A A
Facility, Indoor
Commercial Recreation AR NA NA A MNA A NA A A A* 34 F60.040B
Facility, Outdoor
Correctional Facility NA NA NA NA MNA NA NA NA NA NA
Indoer Firing Range NA INA NA NA 5P NA NA NA 5P 5P
Library or Museum A A A A A A A A A A
LWC T Maximum five nonresidential workers or employees are allowed to occupy the nonresidential area at any one time.

Key A=Allowed 5P =S5pecial Permit Al =Accessory  * =5ee reference for additional use standards  NA = Mot Allowed




Common Misconceptions

Form-based Codes are Too Complicated

- Intended to implement a

Public Frontage
Standards in Palm

. Desert CA.

City’s vision

Organize the code and design
the layout for ease of use

- Provide more predictable,
clear, and objective
standards

mnwm nmreazons

6~ 8 Tree wells;

MULTI-FAMI LYl
RESIDENTIAL Sﬂ‘m"d“u""" st
sm«_ fnmlm, e to

wvm ¢ Applicable; 6°- 12*

COMMERCIAL : Additionally, See Appendix
A5 Private Frontoge

See Section 3.5 for
Street Londscope

~ Planters (optional)

Image from Sargent Town
Planning



Common Misconceptions

Form-based Codes are Just Guidelines

LWC

Limits use of
subjective standards:
“should”, “may”

Clear regulation:
“shall”, “must”

K. PRINCIPAL ENTRYWAY
See Figure 70.5.Q-11 for examples of defined principal

entryways. Principal entrances to all buildings or units
shall be clearly delineated through one or more of the
following design features:

1.

un

Roof or Canopy. The entryway is covered by a
roof or canopy differentiating it from the overall
building roof type.

Porch. The entryway is through a porch.

Sidelights and Transom. Sidelights or transom
windows are included around the entryway.

Extended Articulation. The entryway is included
in a separate bay of the building that extends up at
least 2 stories.

Other Design. A design that does not meet the
above standards may be approved with a design
waiver (Sec. 70-1.G) if it is determined that the




Common Misconceptions

Form-based Codes Limit Public Input

- It’s all about the timing

- Codes are developed
through public
collaboration

- By-right may be locally
refined

LWC




Common Misconceptions

Form-based Codes are too Dense

- |llustrate predictable density

- Address desigh & context issues associated with density

AA S -

Y
Multiplex:
Medium e

Courtyarc

Fourplex
sl Building

Stacked

\ Stacked = MiSSing

Duplex:

— —
— —
— —

Detached Single-Fa Middle HOUSing c I
o et o8
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