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The Trouble with (Conventional) Zoning

* |t was created to avoid problems —a good thing!

e But, it doesn’t know what it intends to make

Zoning Codes Decoded

At their core, Codes:

eAllow the use of property
eProvide standards for planning and design of development

eProvide procedures for review, approval, administration
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The Trouble with (Conventional) Zoning

e Emphasis on regulation by use

19. Baths, Turkish 95.Physical culture institution
25. Boxing arena 109. Potato chip manufacturing
28. Chinchillas, retail sales 127. Tombstones, retail sales
41. Eleemosynary institutions 135. Turkish bath

42. Embalming business

e Disconnect between land use, urban form and design

e Exceptions become the rule
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Conventional vs. Form-Based

Street independent of its context Street is part of the context

Conventional vs. Form-Based

Open space only as quantity Open space scaled to its place
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Conventional vs. Form-Based

Poor relationship to street Streetscape is shaped positively

Conventional vs. Form-Based

Separation by price point Integration by unit / building types
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Use-based zoning classifications

Conventional vs. Form-Based

Floor Area Ratio = GBA / Lot area
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Conventional Zoning Features
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The Products of Conventional Zoning

Streets designed for cars rather than people

The Products of Conventional Zoning

Fear of density
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Conventional

c.StevePrice—Urban Advantage

Form-Based

c.StevePrice—Urban Advantage
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FBC’S: PURPOSE AND COMPONENTS

SARASOTA
14 ACRES SANTA ANA

457 ACRES

WHITTIER
200 ACRES

PASO ROBLES
1000 ACRES

SOUTH GATE
CORRIDORS
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Types of Codes

Mandatory form-based code:
e Compliance is never voluntary
e Replaces many aspects of the previous code
e May replace existing zoning or may span existing zoning districts with an overlay zone

Parallel Code: Compliance is always voluntary
e Supplements, but does not replace any aspects of the previous code
e May correspond to existing zoning, or span existing zoning with an overlay zone
* Adopted as an optional “overlay zone”
e Use of this code is encouraged by density bonuses
¢ Additional incentive: a streamlined approval process

e Compliance is usually voluntary
e Supplements, but does not replace any aspects of the previous code
¢ Always replaces existing zoning, but only on request of the landowner

2004

Form-Based Codes become a legally viable technique for zoning

AB 1268

THE PEOPLE OF THE STATE OF CALIFORNIA DO ENACT AS FOLLOWS:
SECTION 1. Section 65302.4 is added to the Government Code, to read:

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 between buildings and outdoor
public areas, including streets.
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Form-Based Code Principles

Rules: Building form as important as land use regulation

Emphasis: Mixed-use and mixed housing types

Public Realm: Greater attention to streetscape, design, role of buildings

Standards: Intentionally based on context and/or desired context

Public Process: Design-focused/informed by exstg conditions analysis

Components of Placemaking
1. Streets, Blocks, and Lots:

¢ public realm in support of
private property and activity

¢ Intersection spacing

¢ block dimensions

e |ot sizes
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Components of Placemaking

2. Public Realm and Streetscape:

¢ R.O.W. width
e component widths
e landscape

e street furniture

: .(.:m?sll.."

Components of Placemaking

3. Buildings:

e types
e placement

¢ height and profile

e frontage

¢ mass and volume
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Form-Based Code Components
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ILLUSTRATIVE PLAN: THE INTENDED CHARACTER
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» The Existing Situation

c.Moule&Polyzoides Architectsand
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REGULATING PLAN:
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LAND USE STANDARDS
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BLOCK AND SUBDIVISION STANDARDS
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STREET AND NETWORK STANDARDS
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STREETSCAPE

STANDARDS
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URBAN STANDARDS
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e Where can the building go?

¢ Encroachments into setbacks?

e What building types are allowed?

¢ How tall can the building be?

¢ What frontage types are allowed?

¢ Where can the parking go?

¢ How much parking?
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BUILDING TYPE STANDARDS

Incompatibility

But within limits and allowed use
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Select from entire pallette and calibrate types to desired Character

c.Moule&Polyzoides Architectsand
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Single Dwelling and Carriage House

Duplex to Quadplex

Rowhouses Courtyard Housing

House-Scale Types
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Commercial/Flex Building

Lined Block

Block-Scale Types
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BUILDING SIZE AND MASSING STANDARDS
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c.Moule&Polyzoides Architectsand
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Second
Floor
90%

c.Moule&Polyzoides Architectsand
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Fourth
Floor
35%

c.Moule&Polyzoides Architectsand

Fifth Floor
15%
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€.Moule& Polyzoides Architectsand
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FRONTAGE STANDARDS

36



5/11/2010

Forecourt

Less Urban Types

Gallery Shopfront

Arcade

More Urban Types
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Building Type:
Court

Variety of
Frontages:

Frontyard
Stoop
Shopfront

Front yard Stoop Shopfront

Flexibility of Types

c.Moule & Polyzoides Architectsand
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SIGNAGE STANDARDS
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APPLYING THE CODE
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AUTHORNTY AND SUCAMIEATION  V1E0BT0

HOW TO USE THIS CODE

D SITE EXCEEDS § ACRES IN SITE
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Introduction to Form-Based Coding

Anthony Perez
May 10, 2010

Preparing a Form-Based Code
1. Existing conditions analysis: to calibrate approach
2. Public visioning: to produce structural content of plan
3. Regulating Plan and zones: to reflect desired use, results/intensities

4. Develop urban standards: streets, blocks, building placement,
height, massing, encroachments

5. Develop architectural standards: frontage and building typologies

6. Allocate and illustrate standards: reflect range of desired results / compatibility

7. Test the Code: to adjust and finalize code

8. Splice into Agency’s Regu|ationg; to replace/augment existing regulations
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