CHAPTER 21A.27
FORM BASED DISTRICTS

SECTION:

21A.27.010: Purpose Statement And General Provisions
21A.27.020: Building Types And Forms Established
21A.27.030: Building Configuration And Design Standards

21A.27.010: PURPOSE STATEMENT AND GENBRRQVISIONS:
A. Purpose Statement: The purpose of the form based districts is to create urban
neighborhoods that provide the following:

1. People oriented places;

2. Options for housing types;

3. Options in terms of shopping, diing, and fulfilling daily needs within walking
distance or conveniently located near mass transit;

4. Transportation options;

5. Access to employment opportunities within walking distance or close to mass
transit;

6. Appropriately scaled buildings that respect the existing character of the
neighborhood;

7. Safe, accessible, and interconnected networks for people to move around in; and

8. Increased desirability as a place to work, live, play, and invest through highguality
form and design.

B. Context Description: The form based districts are intended to be utilized in areas with
the following characteristics:

1. Street, Block, And Access Patterns: A regular pattern of blocks surrounded by a
traditional grid of streets that provide mobility options and connections for pedestrians,
bicyclists, and automobiles. Blocks include sidewalks separated from vehicle travel lanes
by a landscaped park strip. Front yards are landscaped or include active, outdoor uses.

2. Building Placement And Location: Residential buildings are generally located close to
the sidewalk with a small, transitional, semipublic space, such as a landscaped front yard,
that is consistent along the block face. Buildings along arteriaése located close to the
sidewalk with parking to the side or rear of building.

3. Building Height: Building heights on local streets are relatively low and consistent
with existing building heights with little variation. Buildings located on arteial streets are
generally taller.

4. Mobility: A balance between pedestrians, bicyclists, transit riders, and motorists
exist in the area, and residents are well connected to other parts of the city.

C. Intent Of Form Based Districts:

1. Statement Of Intent: Form based districts are intended to provide zoning regulations
that focus on the form of development, the manner in which buildings are oriented toward
public spaces, the scale of development, and the interaction of uses withirethity. Form
based districts provide places for people to live, work, and play within a close proximity.
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Regulations within form based districts place emphasis on the built environment over land
use.

2. How To Use This Chapter: Form based districeamphasize the form, scale,
placement, and orientation of buildings. Each subdistrict includes a table of permitted
building forms and specific development regulations for each building form. The first step
is to identify which subdistrict the property is located in, and then identify what building
forms are permitted, and finally what standards apply to the specific building form. All new
developments and additions to existing buildings shall comply with the specific
requirements of this chapter. (Ord. 2316, 2016)

21A.27.020: BUILDING TYPES AND FORMS ESTABLISHED:
A. Building Types And Form Standards:

1. Encourage building forms that are compatible with the neighborhood and the future
vision for the neighborhood by acknowledginghe currentscA1 A T £ OEA AOAA
architectural and material elements.These elements within new development shall
compliment those of the existing buildingshere-will-be-different scaled-buildings-in-the
area;

2. Arrange building heights and scale to prode appropriate transitions between
buildings of different scales and adjacent areas, especially between different subdistricts;

3. Guide building orientation through setbacks and other requirements to create a
consistent street edge, enhance walkability by addressing the relationship between public
and private spaces, and ensure architectural design will contribute to thenaracter of the
neighborhood;

4. Use building form, placement, and orientation to identify the private, semiprivate,
and public spaces;

5. Minimize the visual impact of parking areas; and

6. Minimize conflicts between pedestrians, kryclists, and vehicles.

B. Building Types And Forms:

1. Description: The permitted building forms are described in this subsection. Each
building form includes a general description and definition, as well as images of what the
building form may look like. Building form images are for informational purposes only and
not intended to demonstrate exactly what shall be built. The description and images should
be used to classify existing and proposed buildings in order to determine what
developmert regulations apply. The drawings are not to scale. They should not be used to
dictate a specific architectural style as both traditional and contemporary styles can be
used.

a. Urban House: A residential structure with the approximate scale @ single
dwelling unit, as viewed from the street, but may contain up to two (2) dwelling units. The
structure has a single entry facing the street, a front porch or stoop, and a small front yard.
Second units may be arranged vertically (up and down) or hizontally (front and back),
but the entry to the second unit is from the side, rear, or interior of structure. A third unit
may also be located along an alley as a stand alone unit or as a dwelling unit located in an
accessory building. All units are on aingle lot.
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Maodern And Traditional Forms
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Two-Story Contemporary Form

b. Two-Family Dwelling: A residential structure that contains two (2) dwelling units
in a single building. The units may be arranged side by side, up and down, or front and
back. Each unit has its own separate entry directly to the outside. DWielgs may be located
on separate lots or grouped on one lot. A third unit may also be located along an alley as a
stand alone unit or as a dwelling unit located in an accessory building, but may not be
located on a separate lot.

Two-Family Dwelling With Garages
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Traditional Two-Family Dwelling

Modern Two-Family Dwelling

c. Cottage Development: A unified development that contains two (2) or more
detached dwelling units with each unit appearing to be a small singfamily dwelling with
a common green or open space area. Dwellings may be located on separate lots or grouped
on one lot.

d. Additional Development Standards For Cottage Building Forms:
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(1) Setbacks Between Individual Cottages: All cottages shall have a minimum
setback of eight feet (8') from another cottage.

(2) Footprint: No cottage shall have a footprint in excess of eight hundred fifty (850)
square feet.

(3) Building Entrance: All building entrances shall face a public street or a common
open space area.

(4) Open Space Area: A minimum of two hundrefifty (250) square feet of common,
open space area is required per cottagep-te-a-maximum-of-one-thousand-(1,000)-sgquare

feet. At least fifty percent (50%) of the open space area shall be contiguous and include
landscaping, walkways or other amenities irénded to serve the residents of the
development.

Cottage Development On Single Parcel
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Cottage Development

e. Row House: A series of attached singfamily dwellings that share at least one
common wall with an adjacent dwelling unit. A row house contains a minimum of three (3)
residential dwelling units. Each unit may be on its own lot. If possible, off street parking is
accessed from an alley.

Row House On Single Parcel
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Traditional Row House Form

f. Multi-Family Residential: A multifamily residential structure containing three (3)
or more dwelling units that may be arranged in a number of configurations.
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Multi-Family Modern Form

9, Form Based Districts



Multi-Family Traditional Form

g. Storefront: A commercial structure that may have multiple stories and contain a
variety of commercial uses that are allowed in the district that permits this building type.
All buildings, regardless of the specific use, have a ground floor that looks like a storefront.

Storefront Form
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Contemporary Storefront

Traditional Storefront

h. Vertical Mixed Use: A multistory building that contains a mix of commercial
and/or office with residential uses.
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Modem Materials
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Traditional Materials

C. Building Form Standards:

1. The provisions of this section shall apply to all properties located within the Form
Based Districts as indicated on the maps in each Form Based District.

2. Building form and street type standards applyto all new buildings and additions
when the new construction related to the addition is greater than twenty five percent
(25%) of the footprint of the structure or one thousand (1,000) square feet, whichever is
less. Refer to section 21A.27.030 of this chter on the building configuration standards for
more information on how to comply with the standards. The graphics included provide a
visual representation of the standards as a guide and are not meant to supersede the
standards in the tables. Only buildig forms identified in the table are permitted. (Ord. 13
19, 2019: Ord. 2316, 2016)

21A.27.030: BUILDING CONFIGURATION AND DESIGN STANDARDS:
A. Specific Intent Of Configuration And Design Standards:
1. Design Related Standards: The designlated standards are intended to do the

following:

a. Implement applicable master plans;

b. Continue the existing physical character of residential streets while allowing an
increase in building scale along arterials and near transittations;

c. Focus development and future growth in the City along arterials and near transit
stations;

d. Arrange buildings so they are oriented toward the street in a manner that
promotes pedestrian activity, safety, and community;

e. Provide human scaled buildings that emphasize design and placement of the main
entrance/exit on street facing facades;

f. Provide connections to transit through public walkways;

g. Provide areas for appropriate land useshat encourage use of public transit and are
compatible with the neighborhood;
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h. Promote pedestrian and bicycle amenities near transit facilities to maximize
alternative forms of transportation; and
i. Rehabilitate and reuse existingesidential structures in the Form Based Zoning
Districts when possible to efficiently use infrastructure and natural resources, and
preserve neighborhood character.
B. Building Entry: Refer tdhe standards set in 21A.37.050.D of this title.
1. Entry Feature: The following building entries are permitted as indicated:

TABLE 21A.27.030B
ENTRY FEATURE STANDARDS

Entry Feature Urban Cottage Two- Row  Multi- Storefront Vertical
Permitted House Development Family House Family Mixed
Based On Dwelling Use
Building

Form Type
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Porch and
fence: A
planted front
yard where
the street
facing
building
facade is set
back from the
front
property line
with an
attached
porch that is
permitted to
encroach into
the required
yard. The
porch shall
be a
minimum of
6' in depth.
The front
yard may
include a
fence no
taller than 3'
in height

Reference lllustration- Porch And Fence
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