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AGENDA
PLANNING COMMITTEE
June 16, 2009
1:00 P.M.
1. Loudon Ave Widening Project — James (1)
Written Update Only

2. Downtown Master Plan (2-33)

a. Recommendation # 2 “Formed Based Building Guidelines” pg 2-16

b. Status Recommendations 1, 3-16 pg 17-33
3. ltems Referred to Committee (34)

“Planning Com_mittee,_t’o which should be referred matters relating

to parks, planning and zoning, housing, transportation, grants
legislation and social services.”

Council Rules & Procedures, Section 2.102(1)



LEXINGTON-FAYETTE URBAN COUNTY COUNCIL
Memorandum

TO: Planning Committee

FROM: Paul Schoninger
Staff to Council

DATE: June 11, 2009

SUBJECT:  Update on Loudon Ave Road Reconstruction

For some time the Planning Committee has been recetving periodic updates from the Division of
Engineering re the Loudon Avenue road reconstruction project.

The project is essential complete except for the following:
1 Final Punch List; and
2. Warfield Place Entrance Walls.

The following from Engineering is a status of the Warfield Place entrance walls.

“There is another matter that is stilt being addressed, and this is the reconstruction of the Warfield Place
corner entrance walls at the intersection with Loudon Avenue. Because of the substantial afteration of the
roadway and sidewalks at this intersection, considerable coordination with neighborhood residents and
historic preservation officials has been necessaty in an effort to come up with an acceptable compromise
plan for assembling walls that are unavoidably altered, but still sufficiently true to their original _
appearance. Until such a plan is obtained—hopefully in the near future—the wall reconstruction will be on

hotd.”

Should you peed any further information please do not hesitate to contact me at 258-3208.

Staff to*Council

Lexington-Fayette Government Center 200 East Main Street Lexington, Kentucky 40507 (859) 258-3200
Lexington-Favette County Horse Capital of the World www lfucg.com fax (859) 258-3838
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Definition of a Form-Based Code (FBCI) Page 1 of 2

FBCI

Frrmi=Paad Uades Inatisie

Home In The News Board Members Resources Courses

Definition of a Form-Based Code
Draft Date: January 29, 2008

A method of regulating development to achieve a specific urban form. Form-based codes create a
predictable public realm primarily by controlling physical form, with a lesser focus on land use, through
city or county regulations.

Form-based codes address the relationship between building facades and the public realm, the form and
mass of buildings in relation to one another, and the scale and types of streets and blocks. The regulations
and standards in Form-based codes, presented in both diagrams and words, are keyed to a regulating plan
that designates the appropriate form and scale (and therefore, character) of development rather than only
distinctions in land-use types. This is in contrast to conventional zoning's focus on the micromanagement
and segregation of land uses, and the control of development intensity through abstract and uncoordinated
parameters (.., FAR, dwellings per acre, setbacks, parking ratios, traffic LOS) to the neglect of an
integrated built form. Not to be confused with design guidelines or general statements of policy, Form-
based codes are regulatory, not advisory.

Form-based codes are drafted to achieve a community vision based on time-tested forms of urbanism.
Ultimately, a Form-based code is a tool; the quality of developmient outcomes is dependent on the guality
and objectives of the community plan that a code implemients.

Form-based codes commonly include the following elements:

» Regulating Plan. A plan or map of the regulated area designating the locations where different
building form standards apply, based on ¢lear community intentions regarding the physical character
of the area being code.

« Public Space Standards. Specifications for the elements within the public realm (e.g., sidewalks,
travel lanes, on-street parking, street trees, street furniture, etc.).

\1 * Building Form Standards. Regulations controlling the configuration, features, and fimctions of
; buildings that define and shape the public realm.

« Administration. A clearly defined application and project review process.
« Definitions. A glossary to ensure the precise use of technical terms.

Form-based codes also somefimes include:

» Architectural Standards. Regulations controlling external architectural materials and guality.

* Landscaping Standards. Regulations controlling landscape design and plant materials on private
property as they impact public spaces (e.g. regulations about parking lot screening and shading,
maintaining sight lines, insuring unobstructed pedestrian movements, etc.).

= Signage Standards. Regulations controlling allowable signage sizes, materizls, illumination, and
placement.

» Environmental Resource Standards. Regulations controliing issues such as storm water drainage and
infiltration, development on slopes, tree protection, solar access, ete.

* Annotation. Text and illustrations explaining the intentions of specific code provisions.

Related Resoiirces:

= Checklist for Identifying and Evaluating Form-Based Codes
* Eight Advantages to Form-Based Codes

+ More...

http://www.formbasedcodes.org/definition.html 06/09/2009
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Eight Advantages to Form-Based Codes

1.

Because they are prescriptive (they state what you want), rather than proscriptive (what you don't
want), form-based codes (FBCs) can achieve a more predictable physical result. The elements
controlled by FBCs are those that are most important to the shaping of a high quality built
environment.

FBCs encourage public participation because they allow citizens to see what will happen where-
leading to a higher comfort level about greater density, for instance.

Because they can regiilate development at the scale of an individual building or lot, FBCs
encourage independent development by multiple property owners. This obviates the need for large
land assemblies and the megaprojects that are frequently proposed for such parcels.

The built results of FBCs often reflect a diversity of architecture, materials, uses, and ownership
that can only come from the actions of many independent players operating within a2 communally
agreed-upon vision and legal framework.

FBCs work well in established communities because they effectively define and codify a
neighborhood's existing "DNA." Vernacular building types can be easily replicated, promoting
infill that is compatible with surrounding structures.

Non-professionals find FBCs easier to use than conventional zoning documents because they are
much shorter, more concise, and organized for visual access and readability. This feature makes it
edsier for nonplanners to determine whether compliance has been achieved.

FBCs obviate the need for design guidelines, which are difficult to apply consistently, offer too
miich room for subjective interpretation, and can be difficult to enforce. They also require less
oversight by discretionary review bodies, fostering a less politicized planning process that could
deliver huge savings in time and money and reduce the risk of takings challenges.

FBCs may prove te be more enforceable than design guidelines. The stated purpose of FBCs is
the shaping of a high quality public realm, a presumed public good that promotes healthy civic
interaction. For that reason compliance with the cedes can be enforced, not on the basis of
aesthetics but because a failure to comply would diminish the good that is sought. While
enforceability of development regulations has not been a problem in new growth areas controlled
by private covenants, such matters can be problematic in already-urbanized areas due to legal
conflicts with first amendment rights.

~ Peter Katz, President, Form-Based Cades Institute

Related Resources:

» Definition of a Form-Based Code

« Checklist for Identifying and Evaluating Form-Based Codes
= More...

Home In The News Board Members Resources Courses

Web Site by Opticos Design, Inc.

http://www.formbasedcodes.org/advantages.html 06/09/2009
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Neal Peirce

CHICAGO--Are the zoning codes that shaped America's great 20th
century suburban boom ready for a retread--or a replacement?

Chicago is in the midst of a massive rewrite of its zoning codes, aimed
at preserving pedestrian life and the city's vitality by protecting the great
shopping streets from strip malls and drive-throughs, and the residential
neighborhoods from looming blank walls and loss of front yards.

But in selected spots from South Florida to Tacoma, Wash., Nashville, Tenn., to Fort
Collins, Colo., the very practice of zoning i§ getling challenged by alternative land
regulations--increasingly called "form-based codes.”

Old-fashioned zoning practices are delaying and discouraging the current surge of mixed-
use developments in the nation's cities, Bruce Katz of the Brookings Institution asserted at
a meeting here in January jointly sponsored by Brookings and the American Planning
Association.

We're not about to jettison all land use regulations--they've been around since the Norman
invasion of England and are necessary on many grounds, APA executive director Paul
Farmer told the group of public-sector planners, architects, developers, and land-use
academiics from across the nation. But, said Farmer, it's time we develop new and more
flexible codes that can "serve all citizens far more effectively than their 20th century
predecessors.”

The central problem, say critics, is that we've stopped creating--as earlier Americans did--
great cities, towns and neighborhoods, places with public squares and greens that invite
monuments. Nor such inviting features as shopfront windows lined up along inviting
sidewalks.

The chief villain, they say, is zoning, and not just because most of it is written in arcane
language with complex mathematical formulas. Even worse, zoning focuses so narrowly
on protecting us from bad development that it ends up thwarting healthy mixed-use
communities in our time,

Zoning first sprang up to segregate and separate uses--to protect residential areas, for

example, from such blight as tanneries and industrial plants. In today's world of office,
light industrial and residential uses, that's an almost irrelevant concern.

http://www.postwritersgroup.com/archives/peir0127.htm 06/09/2009
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Now zoning fosters the big single-use pods of suburbia--malls and big box stores,
subdivisions, industrial parks, isolated office buildings, plus massive parking
requirements. Net result: big distances, auto dependence, vast road networks, and dull
cookie-cutter places.

So what's the nature of form-based codes, the substitute now being pushed by advocates
of richer mixed-use developments? Peter Katz, founder and former director of the
Congress for the New Urbanism, reeled off the claimed benefits at the Chicago meeting.

The new codes, he says, focus less on what's forbidden and more on what's desired--the
kind of town or city that people indicate they want. Mixed use is welcomed back. Basic
rules are specified--for example a range of acceptable building types from apartments and
townhouses to detached villas or high-rise towers (leaving individual design, for the most
part, to owners). There are regulations, but fairly modest ones: typically the new codes
specify minimum and maximum height, avoiding blank walls, and especially building out
to the sidewalks to create a sense of place.

Underlying the codes, says Katz, each area needs a vision or plan--a community design, if
you will--so that private building decisions more easily harmonize with and add
excellence to the public realm we've so neglected in recent decades, especially our
communities' streetscapes, squares and public buildings.

Let the form-based codes, he suggests, be simple and straightforward, backed up by easily
accessible, computer-based graphics, and avoid the legalisms and obscurities typical of so
much zoning.

There are barriers: Only a handful of town planning firms are adept with the new codes--
nearly all with some connection to the Miami-based firm of Duany Plater-Zyberk, which
"invented" the technique with its 1982 plan for Seaside, Fla.

And of those firms, even fewer have conducted the "charrettes" of week-long community
meetings to focus on redesign of individual neighborhoods or commercial centers and
gauge public choices from real alternatives. Such meetings (which Seattle planner Mark
Hinshaw would call "public workshops") establish the vision on which local codes can
than be fashioned.

What's against form-based codes is that they're new and disturbing to many developers,
politicians and homeowners afraid of any change. And they aren't familiar (and thus
reassuring) to big lenders. At worst, University of Pennsylvania land use expert Jonathan
Barnett told the Chicago gathering, introducing form-based codes says to politicos: "Let's
anticipate every land use fight we could have in the next 20 years, and have it now."

Most likely, the new codes will make their mark first for individual projects and only go
citywide or countywide later.

Whiat they have on their side is their relative simplicity and "transparency"--a clear vision
of future development that a community can grasp. Compare that to the dinosaur zoning
codes, and it's hard to believe history doesn't ride with them.

Neal Peirce's e-mail address is nrp@gcitistates.com.

http://www.postwritersgroup.com/archives/peir0127 him 06/09/2009
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“You could use form-based codes to create any
kind of vision, but nobody uses them o create
suburban sprawl —the current codes do that just
fine,” said Spikowski. "With form-based codes, the

most common vision is the Smart Growth vision,”

The right tool

Form-based codes are to Smart Growth what
rudders are to ships. It's possible to reach port
without them, but good luck. "When the codes
don't spell it out, the chances of getting [Smart
Growth] are not as good,"” said Spikowski.

Conventional zoning codes weze niol conceived
fo create walkable neighborhoods with & mix of
uses and a range of housing choices --three major
principles of Smart Growth and its cousin new
urbanism. They were conceived in the early part of
the 20th century primarily to separate homes from
industry and other incompatible activities,

“Cine of the major impetuses of zoning was ... to
separate noxious uses from residential areas,” said
Bob Sitkowski, an attorney with Robinson & Cole, a
Conneclicut-based firm with a well-known land-
use practice. "But times have changed. Today, mozre
and more communities are looking for ways to
shape the look and feel of the built environment
and not just control the use.”

In at least one sense, form-based c¢odes are no
different than conventional codes. Both are tools to
support betfer planning. But, as the decades
passed, the challenge that inspired conveational
zoning codes--the intrusion of noxious uses info
neighborhoods—morphed into a new set of
challenges: sprawl, congestion, environmental
issues, As new strategies emerged to meet those
challenges, s¢ did the need for an alternative to
conventional zoning codes.

“As people attempted fo bmplement
Smart Growth and new urbanism, they
discovered 4 need for a different way to
regulate  developmernt  that  was
appropriate to thosé new models," said
Peter Katz, president of the Form-Based
Code Institute and former director of the
Congress for New Urbanism. “You can do
Smart Growth and new urbatism with
conventional zoning codes, but they're not
the best tool for the job.”

In terms of supporting Smart Growth,
conventional codes don't—at least not
uses and controlling density force homes
to be built far from work and shopping,
makes inefficient use of available land and
requires car trips for nearly every activity.
Iin other words, conventional codes
contribute to sprawl. They also make key

46 ONCOMMONGROUND SUMMER 2007

elements of Smart Growth—such as mixed use and
greater densities—illegal without variances or
rezones,

That's why form-based codes occupy such a
prominent place in the Smart Growth tool box. “It
stands fo reason that a different form of
development would go hand-in-hand with a
different form of regulation,” said Katz. “Use still
matters. It just falls to a different level in the
hierarchy of considerations.”

One of the benefits of that approach is it arquably
makes it easier to convert buildings to new uses,
promoting sustainability and allowing developers to
respond to changes in demand. "It gives the market
more flexibility on a finer scale to determine which
uses are appropriate fo be near each other” said
Sitkowski.

atiami's bold move

In the 25 vears since Duany Plater-Zyberk & Co.
(DPZ) used a form-based code to plan Seaside,
Fla.—considered the birthplace of the concept—the
number of projects involving form-based codes has
grown, but their application has somewhat
narrowly focused. “They're usually applied when
you have a clear vision for a particular
development,” said Spikowsli,

Now, all eyes are on the city of Miami. Instead of
applying a form-hased code to a patticular project
or even neighborhood, Miami is rolling out a new
form-based code for the entire city. "It's
unprecedented-—such a projéct has never been
done in a city as large as Miami,” said Luciana
Gonzalez, assistant to the director of the

department of planning.
The form-based code is the backbone of Miami
21, Mayor Manny Diaz's blueprint to guide the
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the vears, various proposals to redevelop a large
parking lof surroinding the rail station were fought
by the community, which considered the proposals
incompatible. Finally, the county hooked up with a
developer and held a charrette to prodiice a vision
for the 18-acre site that everyone could support.

Attended by 500 different peopls over the course
of six days, the charréite restlied in a plan for a
transit-orienited development ieaturing 549
dwelling units, 270,000 square feet of commercial
space, 35,590 square feet of retail space and a new
parking garage. The creation of a form-based code
to requlate the development played no small role in
winhing community sipport. "Ii helped the
community believe it was going to gel what it
approved,” said Mauteen Toms, a principal
planner with the county.

The Pleasani Hill model—a city or county
working with a specific developet at a specific
site—is one of the most common applications of
form-based codes. A variation is the approach
taken by Farmers Branch, Texas, a suburb of Dallas.

There, the city is using form-based codes to guide
redevclopment in two specific districts but without
a specific developer in tow. "These are two
very good opporiunities fo experimeni with
iive/work/play projects,” said Andy Gillies, the
city's planning direcior. "From the research we did,
form-based codes secmed to be the best
regulatory mechanism we could find.”

St. Lucie County in South Florida adopted a
form-based code to support a master plan for the
tuture creation of four new towns—from scratch—
within a 28 square-mile of grapefruit groves. The
plan preserves 60 percent of the land as
agriculturel by relying on the fransfer of
development rights to locations where the towns
will be built. "Thal's very different frum what
Miami is doing, but it's still cuiting edge,” says
Spikowski, who helped create the master plan.
"Quite a few developérs are looking at this area.”

Wiore than & ‘cool thing'

St. Lucie County is just another example of how
"communities are finding creative ways to try form-
based codes," said Parolek. Many are getting their
feet wet by adopting form-based codes as overlays
to cxisting codes, allowing developers to pick
which code they wani lo [ollow. "The biggest
preblem we have is misinformation,” said Parolek.
“People think form-based codes are being done just
because they're the cool thing to do.” What most
people probably don't realize, she said, is that
many of the country’s most vibrant neighhorhoods
sprang up before the advent ol zoning codes and
could not be bhuilt today without replacing
conventional codes with form-based codes,

"We're also secing a lot of jurisdictions latch on
to the term {orm-based code ... without any real
knowledge of it,"” said Parolek. "Form-based codes
involve a much finer level of detail than many
people are used to." Katz has observed a similar
phenomenocn. "A iot of communities are recognizing
the value of mixed use, but the hard part is writing
an ordinance that defines what mixed use is," he
said, "They're either too loose or too restrictive.”

To promote better understanding of form-based
codes, the TForm-Based Code Institute
{(www.formbasedcodes.org) offers three levels of
courses and this spring gave out its first Driehaus
Form-Based Codes Award. Another resource is the
SmartCode manual, a guide to the form-
based codes creaied by DPZ and «vailable at
www.placemakers.com.

Brad Broberg Iy o Seqltle-bused freclance wriler
speciolizing in business and developmen! issues. fhs
work appears regularly I the Puget Sound Busibess
Journal and the Seattle Dally Jourmnal of Comimerce,
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