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DEVELOPING A SHARED VISION
2045 DOWNTOWN MASTER PLAN



5 Big Ideas
1. Diversify the economy
2. Create mixed use hubs
3. Create streets for people
4. A greener downtown
5. Expedite implementation
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2045 DOWNTOWN MASTER PLAN – GROWTH SCENARIO
DEVELOPING A SHARED VISION
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2045 DOWNTOWN MASTER PLAN – IMPLEMENTATION ACTIONS

TRANSLATING THE VISION TO REALITY



2045 DOWNTOWN MASTER PLAN
TRANSLATING THE VISION TO REALITY



EXISTING REGULATIONS



CODE DIAGNOSIS – DOWNTOWN CENTENNIAL PLAN
INEFFECTIVE ZONING TO ACHIEVE THE VISION

• 31 overlapping districts and zones
• Inconsistency between development 

standards and allowed uses
• Unpredictable results
• Relies heavily on  site plan review
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INEFFECTIVE ZONING TO ACHIEVE THE VISION
Current standards allow this …

No height, 
setback, lot 
coverage or 
façade/frontage 
standards.

CODE DIAGNOSIS – DOWNTOWN CENTENNIAL PLAN



INEFFECTIVE ZONING TO ACHIEVE THE VISION
… which makes 
it difficult to 
achieve this.

CODE DIAGNOSIS – DOWNTOWN CENTENNIAL PLAN



WHAT IS AN URBAN FORM CODE?



TYPE GOAL FEATURES PROS CONS

USE-BASED Group similar uses

Limits density
Regulates bulk
Homogenous

Separates
incompatible uses
Easy
Citizen Input

Inhibits mixing uses
Politicizes planning
Lack of certainty
Focuses on negative

CODE OPTIONS
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PERFORMANCE-BASED
Protect natural 
resources
Mitigate negative 
impacts
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Requires sophisticated 
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Complex and formulaic
Difficult to administer and 
enforce
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URBAN FORM
Promote walkable, 
urban places and more 
mobility options

Form trumps uses
Encourages pedestrian 
activity
Allows and promotes 
mixed-use development
Provides more certainty for 
community & developers

Easier to mix uses
Codifies design 
guidelines
High use of graphics 
and tables

Very detailed – can be 
costly
Perception that they are 
more complicated
May need education to 
transition to new approach
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HYBRID Achieves benefits from a mix of Code types – a customized Urban Form Code, for example

CODE OPTIONS



YESTERDAY’S PROBLEMS



• Separation of Uses 

• Focus on density and 
floor area ratio (FAR) 

YESTERDAY’S TOOLS



YESTERDAY’S TOOLS
SEPARATION OF USES
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YESTERDAY’S TOOLS
FLOOR AREA RATIO (FAR)
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YESTERDAY’S TOOLS
FLOOR AREA RATIO (FAR)



THIS IS ”RED” ON THE ZONING MAP…



…BUT THIS IS RED ON THE ZONING MAP TOO



CONVENTIONAL V. URBAN FORM CODE

Use/Density

Management
Form

CONVENTIONAL ZONING (EUCLIDEAN)



CONVENTIONAL V. URBAN FORM CODE

Form

Management
Use/ 

Density

URBAN FORM CODE



WELL-INTENDED POLICY STATEMENT
INFILL AND DEVELOP IN EXISTING URBANIZED AREAS. BUILD AFFORDABLE 
MULTI-FAMILY HOUSING NEAR TRANSPORTATION CORRIDORS. 
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WELL-INTENDED POLICY STATEMENT
INFILL AND DEVELOP IN EXISTING URBANIZED AREAS. BUILD AFFORDABLE 
MULTI-FAMILY HOUSING NEAR TRANSPORTATION CORRIDORS. 

Form Matters



Walkable Urban Transition Drivable Suburban

DIFFERENT PLACES NEED DIFFERENT REGULATIONS

Smart Growth Tulsa www.aaroads.com



• An urban form code fosters 
predictable, high-quality built 
environments by regulating land 
development based on physical 
form rather than the separation of 
land uses

• Emphasis on form and the public 
realm

• Components
• Building types
• Frontage standards
• Street types
• Open space types

WHAT IS AN URBAN FORM CODE?

Opticos Design, Inc.



Dover, Kohl & Partners 2011

CONNECTION BETWEEN PUBLIC AND PRIVATE SPACE



THE “PUBLIC” SPACE IN-BETWEEN FAÇADES
Dover, Kohl & Partners 2011

CONNECTION BETWEEN PUBLIC AND PRIVATE SPACE



Dover, Kohl & Partners 2011

Transition dimension (thinner = more urban)

CONNECTION BETWEEN PUBLIC AND PRIVATE SPACE

TRANSITION SPACE (SEMI-PUBLIC/SEMI-PRIVATE…)



URBAN FORM CODE COMPONENTS
ILLUSTRATIVE PLAN



Legend:
T6  Downtown
T5  Main Street
T4  General Urban

URBAN FORM CODE COMPONENTS
REGULATING PLAN



URBAN FORM CODE COMPONENTS
BUILDING TYPE STANDARDS



BUILDING TYPE STANDARDS
URBAN FORM CODE COMPONENTS



URBAN FORM CODE COMPONENTS
FRONTAGE STANDARDS



URBAN FORM CODE COMPONENTS
FRONTAGE STANDARDS



   

FRONTAGE ELEMENTS
BUILDING FORM



URBAN FORM CODE COMPONENTS
STREET STANDARDS



1. Do regulate use
2. Dictate architecture and squash creativity
3. Are too complicated
4. Are boilerplates
5. Are relatively untested
6. Are for new developments only
7. Are just guidelines
8. Must be applied citywide
9. Result in by-right approval – leaving out staff
10. Are upzoning and result in high density 

development
11. Only regulate mixed-use development
12. Friendly to development community
13. Are difficult for staff to implement

MISCONCEPTIONS
URBAN FORM CODES…



MARKET TRENDS



WHAT CAN MUNICIPAL 
GOVERNMENTS DO TO 

MORE EFFECTIVELY 
ACCOMMODATE AND 

ENCOURAGE 
DENSIFICATION?



…need to look at their existing land use plans… zoning process 
doesn’t do a good job of setting the community’s expectations... the 

most effective thing a local jurisdiction can do is to change to a 
form-based code…



CHANGES IN MARKET FUNDAMENTALS

National Association of Realtors



URBAN FORM CODES ARE NOW COMMONPLACE



CASE STUDIES



An Integrated Land Use 
and Transportation Plan

DENVER, CO
BLUEPRINT DENVER



DENVER, CO

Areas of Change

Areas of Stability

AREAS OF STABILITY/CHANGE



DENVER, CO
CONTEXT-BASED APPROACH

Suburban Neighborhood Urban Edge Neighborhood Urban Neighborhood

General Urban Neighborhood Urban Center Neighborhood Downtown Neighborhood



DENVER, CO
IMPLEMENTING BLUEPRINT DENVER

PERFORMANCE MEASURE 2012 2013 2014

Directing Growth

Achieve a higher ratio of private 
investment in 

Areas of Change  to 
Areas of Stability

3:1 6:1 6:1

Achieve a higher ratio of 
investment in Areas with Small 

Area Plans to areas without Small 
Area Plans

5:1 10:1 6:1



DENVER, CO
REZONING BY TYPE 2000-2013
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• Very successful
• Theater District Created
• Three Fold Increase in 

Property Taxes (2003 – 2008)
• 17% Increase in Sales Taxes 

(2004 - 2007)
• Updated Code in 2012

PETALUMA, CA
DOWNTOWN FORM-BASED CODE (2003/2012)



MESA, AZ

• Extraordinarily successful
• Extension of Phoenix light 

rail project - TOD
• Several developments in the 

works:
• 81-unit Senior-living 

Complex ($17 million 
dollar project)

• Encore
• El Rancho del Arte
• Art Space
• Country Club and Main

• May be expanding their FBC 
to other areas of the City

DOWNTOWN FORM-BASED CODE (2012)



EMERGING TRENDS IN REAL ESTATE 2017
TOP 10 MARKETS TO WATCH

CITY FBC? COMMENTS
AUSTIN Yes In progress

DALLAS/FORT WORTH Yes Mixed use and TOD areas

PORTLAND, ME Yes India Street Historic District

SEATTLE No

LOS ANGELES Yes In progress

NASHVILLE Yes Code complete

RALEIGH/DURHAM Yes Form-driven regulatory system

ORANGE COUNTY Yes Several cities within have FBCs

CHARLOTTE Yes Under consideration

SAN FRANCISCO No City does not, but many Bay Area cities do





END
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