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Early History

FBC Scrubs

• Form-Based Code (FBC) adopted in 2009
• Established the Form-Based Zone (FBZ)

• Established development standards, guidelines, and procedures

• Established the Downtown Review Board 

• FBC was updated in 2012
• Added MMJ considerations

• Clarified sign standards

• Clarified Minor Improvement Plan applicability

• Clarified glazing calculation methodology

• Added ability to use Administrative Relief application

• Expanded parking exempt area

• Other minor clarifications



History

FBC Scrubs

Since 2012:

• Successful implementation of code for many projects

• Staff has gained better understanding of issues needing clarification 
or improvement

• Better understanding of issues not currently addressed

Application Tracking:

• Staff has tracked application data throughout FBC implementation



Internal Staff Efforts

Progress

FBC Scrubs

• Over the recent years, Staff has made 

significant progress in drafting updates to the 

FBC

• Address a wide range of code issues

• Also compiled updates into improved layout

• Improved maps, photos, and graphics 



Major Topics 

FBC Scrubs

Section Detail

1 – Introduction

2 – New User Guide

2 – Delete Correlation to Transects

2 – Standards, Building Type

2 – Standards, Building Envelope

Updated history 

New user guide

Section was unnecessary and often confusing to users

Clarify “Mixed Use Building”; Add “Single-Family Home”; “Accessory Unit” to become 

“Accessory Structure” 

More flexibility for Civic Buildings; Correlate Single-Family Home to specific envelope 

standards; More flexibility for Mixed Use and Live/Work Buildings in Transition Sectors; New 

language regarding encroachments.
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New User Guide

FBC Scrubs

Old User Guidance

New User Guidance Section

• Found at the beginning of Section 2 of 
the regulating plan

• Overview of the Standards sections

• Page numbers for easy reference
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Transect Confusion

FBC Scrubs

Existing Regulating Plan

• Section 2.2.2. attempts to explain 
and correlate FBZ sectors to 
“transects”

• Not helpful and has led to 
confusion from first time users

New Regulating Plan

• Section removed
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Existing Proposed

Mixed Use Buildings

FBC Scrubs



Existing Proposed

Single Family Home

FBC Scrubs

• Current Regulating Plan does not 
include a building type for single-
family or two-family residential 
structures

• DRB has processed multiple 
Warrants for existing single-
family homes

• Unlikely to be used for new 
development

• Lack of building type makes sale / 
financing of existing homes 
difficult



Existing Proposed

Accessory Structure

FBC Scrubs



Existing Proposed

Building Types & Sectors

FBC Scrubs
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Building Envelopes

FBC Scrubs

Existing Regulating Plan

• Includes one graphic that correlates 
building types to envelope 
standards

• Multiple errors or confusing 
elements

New Regulating Plan

• More flexibility for Civic Bldgs

• Corrects errors

• Includes text and graphic versions

• Includes Single-/Two- Family
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Building Envelopes

FBC Scrubs

New Direction Regarding Building 
Envelope Standards

• Detail on Accessory Structures 

• Flexibility provided for Mixed Use 
and Live / Work Buildings in 
Transition Sectors

• Direction provided for 
encroachments



Major Topics 

FBC Scrubs

Section Detail

2 – Standards, Building Height

2 – Standards, Frontage

2 – Standards, Uses

2 – Standards, Parking

Increase height allowances for Live/Work Buildings; Add height standards for Single-Family 

Homes

Update for Single-Family Homes; Add language for glazing relief

Add “Artisan Manufacturing / Makerspace”; Update Use/Building Type table to address a 

number of use related issues; MMJ uses updated to reflect 2016 City-wide regs  

Clarify parking requirements for outdoor seating; add standard for new uses; update mixed 

use parking reductions; update for consistency with City-wide parking reduction factors; 

adjust ratios in response to new UDC ratios (e.g. restaurant)



Existing Proposed

Building Height

FBC Scrubs

DRB member homework:

• Consider building height limits

• Dec. 11th Council Work Session

• Design guideline (not standard) for 
tall buildings



Future Actions

Next Steps

FBC Scrubs

• Details for remaining Standards

• Additional Work Sessions to DRB

• Public Space Standards

• Design Guidelines

• UDC driven updates

• Map changes?

• Others, as needed

• Stakeholder outreach and coordination

• Legal review

• Public hearing at DRB

• Possible hearing at CPC (if enlarging FBZ)

• City Council hearing



Questions?



Major Topics 

FBC Scrubs

Section Detail

2 – Standards, Public Space

2 – Standards, Signs

3 – Density Bonus

4 – Design Guidelines, Multiple issues

5 – Process, DRB

5 – Process, Warrants

Many changes needed to add clarity and document direction away from pavers; separate 

presentation needed on this issue

Allow wall-mounted EMCs; specific standards for A-Frame signs; adjust separation 

requirements for projecting signs

Administrative authority to grant points; adjust threshold for affordable units; remove points 

for market rate residential 

A separate session will be necessary for Design Guidelines updates and improvements; issues 

for consideration:

• Tall building design

• Street level activation

• Building design relative to City-wide code

• Other?

Add Near North End as possible neighborhood representative


