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Do We Have the Right Tools?Do We Have the Right Tools?

Do We Build Places Worth 
S i i ?Sustaining?



In the news…





Look familiar?



In the news…



Thirteen trips a day

Wasteful Consumption of Land, Time, and Energy



Report from Environmental Building News: For an office building built to 
d   d  (ASHRAE 90 1 2004)   th  t i   h 

True Sustainability

modern energy codes (ASHRAE 90.1-2004), more than twice as much 
energy is used by commuters than by the building.

What about residential?



Greenhouse Gas Emissions:

1. Much of the rise in vehicle emissions
can be curbed by growing in a way
that allows us to drive lessthat allows us to drive less

2 Reducing automobile dependency is2. Reducing automobile dependency is
a LAND-USE PLANNING problem!



“Mix of land uses to 
pedestrian-friendlypedestrian friendly 
design, compact 
development reduces 
driving from 20 to 40driving from 20 to 40 
percent.”

“Smart growth couldSmart growth could,
by itself, reduce total 
transportation-related 
CO2 i i fCO2 emissions from 
current trends by
7 to 10 percent in p
2050.”



Which direction will we choose?

““Reduce congestion”
…by building more roads & parking lots,
which will enable further sprawl?which will enable further sprawl?

“Reduce automobile dependency”Reduce automobile dependency
…by building walkable communities”
in regionallly sensible locations?g y



What’s wrong with What’s wrong with 
our Current System?our Current System?

Why do we build this way?Why do we build this way?



Common “new development” patterns

Built for cars…not people



Common “new development” patterns

The Sub-Urban House can Crowd – without connecting to Neighbors





Neither town…



…nor country



What happened? What happened? What happened? What happened? 

Why don’t we build great Why don’t we build great 
places anymore?p y



Early 20th Century, Chicago



Separation of Uses



Cities and towns are…

…physical places

…for people

…diverse – provide a variety of choices

…change over time

…not abstract statistics

…not just an agglomeration of land uses



Where do we go Where do we go 
from here?from here?

What does it take 

to make a good place?



1. A Vital Center

Build Upon  the Positive Qualities Already There



2. Real Neighborhoods

Identifiable, Walkable, Connected, Compact Neighborhoods



3. Walkable Streets



3a. Avoid the Auto-Oriented Strip

(Build any new stuff out there in a better pattern, too)



4. Unique Community Character

Infill in a Close-knit Pattern to Support Community & Character



5. Natural Features & Cultural Heritage



Aren’t the Usual ToolsAren’t the Usual ToolsAren t the Usual Tools
Good Enough?

Aren t the Usual Tools
Good Enough?



Prince William County:
A Vision for the Future

The 1998 Comprehensive 
Plan “contains a clear
t t f iblstrategy for responsible,

fiscally sound growth to
produce a vibrant, prosperous,p p p
stable, ‘livable’ community.”

(f th fi t h f(from the first paragraph of 
The 1998 Comprehensive Plan)











Policy Goals y
versus 

Regulatory InstrumentsRegulatory Instruments



Goals: Comprehensive Plan

Regulations: ZoningRegulations: Zoning 
OrdinanceOrdinance



Well-intentioned policy statement: Infill and 
develop in existing urbanized areas. Build 
ff d bl lti f il h iaffordable multi-family housing near 

transportation corridors.



Well-intentioned policy statement: Infill and 
develop in existing urbanized areas. Build 
ff d bl lti f il h iaffordable multi-family housing near 

transportation corridors.



Well-intentioned policy statement: Infill and 
develop in existing urbanized areas. Build 
ff d bl lti f il h iaffordable multi-family housing near 

transportation corridors.



This is “red” on the zoning map.

Dover Kohl and Partners

Strip Shopping Center, Fort Myers Beach

Dover Kohl and Partners



This is “red” on the map too.

Park Avenue, Winter Park
Dover Kohl and Partners



Regulating Mechanism: 
Floor Area Ratio (FAR)Floor Area Ratio (FAR)

FAR 1.0 FAR 1.0



The Limits of Aesthetic Design Guidelines





Development Regulation Development Regulation 
Today:

Out of  Balance



Regulating Mechanism: 
Balancing Place-Related ConcernsBalancing Place Related Concerns

Use/DensityForm Management



Regulating Mechanism: 
Today: Euclidean ZoningToday: Euclidean Zoning

U /D it

Management

Use/Density

Form



Regulating Mechanism: 
Balance -- Form-Based CodesBalance Form Based Codes

Use

F

Management

Form

Peter Katz



Form vs  UseForm vs. Use



Form vs. Use



Form vs. Use



Form vs. Use



Form vs. Use



Form vs. Use



Mixed-Use
‘Medium’ Density 
Transportation Corridor



Mixed-Use
‘Medium’ Density 
Transportation Corridor



Recognized National Trend: 
Form-Based Codes



What is a form-based code?
• First and foremost – a tool
• A method of regulating development to g g p

achieve a specific urban form. 

Form Based Codes foster predictable built• Form-Based Codes foster predictable built 
results and a high-quality public realm by 
using physical form (rather than separationusing physical form (rather than separation 
of uses) as the organizing principle for the 
code. They are regulations, not mere 
guidelines. They are adopted into city or 
county law. Form-Based Codes are an 
alternative to conventional zoningalternative to conventional zoning.

-- from the Form-Based Codes Institute



What are 

Form-Based Codes Really?y

Based on the essentials 
of good place making.



Remember…
Cities and towns are physical places for people…

…not abstract statistics!

What is the place we want the city or 
town to be?town to be?

Will l ll it?Will our rules allow it?



What does it take to create a greatWhat does it take to create a great 
place? 

That people care about?

That is worth sustaining?

good form

















Great Place Basics:

Street Typesyp



Not all streets are the same…



Not all streets are the same…



Variety of Users



STREETSCAPE



Great Place Basics:
Street TypesStreet Types



Street TreesStreet Trees



Given a limited budget, g ,
the most effective 

dit f f d texpenditure of funds to 
improve a street wouldimprove a street would 
probably be on trees…p y



…trees can transform a 
street more easily than 

th h i lany other physical 
improvementimprovement.

All  J b  i  G  S-- Allan Jacobs in Great Streets



Street Trees



Street Trees



Street Trees



Street Trees



Street Trees



Street Trees



Street Trees



Street Trees



…but trees can only do so much…



Great Place Basics:

The BLOCK



Great Place Basics:
Diversity and Urban Form



Great Place Basics:
Diversity and the BlockDiversity and the Block





Di erse Ci ic or P blic SpacesDiverse Civic or Public Spaces

…not just open space…ot just ope space

















streets as public space



people places



ability to walk vs. walkability

Design for people….
d t...accommodate cars.



ability to walk
vs.

walkability

•Easy
I i•Interesting

•Somewhere to gog
•Something to see

Effi i•Efficient
•Safef











pedestrian fatalities & speed
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walkability
10.   Narrow Streets   
9.     Street Trees
8.     Traffic Volumes
7.     Sidewalks
6.     Interconnected Streets
5.     On-Street Parking
4.     Lower Traffic Speeds
3.     Mixed Land Use
2.     Buildings Fronting a 

Street 
1 Small Block Size1.     Small Block Size



Even in the 21st Century?y





Livability and Housing Choices



How do the pieces fit together?
C ti itConnectivity











What are What are 

Form-Based Codes Really?Form Based Codes Really?
Based on the essentials 
of good place making.



Great Place Basics:
heightheight



Great Place Basics:
siting: build-to line vs. setback linesiting: build to line vs. setback line



Great Place Basics:
siting: lot coverage / parkingsiting: lot coverage / parking



Great Place Basics:
elements: windows, balconies, etc.elements: windows, balconies, etc.



Great Place Basics:
elements: windows, stoops, doorselements: windows, stoops, doors



Great Place Basics:
Uses



Changing the code doesn’t remove the 
necessity to PLANnecessity to PLAN

What is the place you want to create?What is the place you want to create?
What are the standards that will bring that 
place to reality?place to reality?
How do the pieces fit together?  Where do 
th t iti ?the transitions occur?

“Place-making” codes move from abstract 
policies and statistics to creating real p g
places





How to use aHow to use a

Form Based CodeForm-Based Code



3 Easy Pieces:3 Easy Pieces:
1 Regulating Plan1. Regulating Plan

2 Building Form Standards2. Building Form Standards

3. Architectural Standards
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3 Easy Pieces:3 Easy Pieces:
1 Regulating Plan1. Regulating Plan

2 Building Form Standards2. Building Form Standards

3. Architectural Standards





• building form

• building envelope

• urban standards











3 Easy Pieces:3 Easy Pieces:
1 Regulating Plan1. Regulating Plan

2 Building Form Standards2. Building Form Standards

3. Architectural Standards



Architectural Standards 

parameters & palettesparameters & palettes 
for: 
• building materialsbuilding materials
• windows & doors
• roofsroofs
• walls & fences
• signssigns
• lighting & mechanical



Recap:Recap:
1 Regulating Plan1. Regulating Plan

2 Building Form Standards2. Building Form Standards

3. Architectural Standards



ConventionalConventional
Land-Use & Density-Based Coding

land use and density are highly regulated 



Form-Based Coding (Urban Form throughForm Based Coding (Urban Form through 
Public Policy)

the form of the building is regulated 



Form-Based Coding (Urban Form throughForm Based Coding (Urban Form through 
Public Policy)

the form of the building is regulated 



Urban Form without Architecture

the private buildings form the public space



Urban Form without Architecture

the public sector sets the rules



Urban Form with Architecture

the private sector builds
Steve Price



Land-Use & Density-Based Zoning

extensive regulation – disappointing results



Remember…
Cities and towns are physical places for people…

…not abstract statistics!

What is the place we want the city to 
be?be?

Will l ll it?Will our rules allow it?



Different Types of Human Habit
Need Different Rules!

Form-Based Special Districts/Auto 
Zones/Context

p
Dependent

Low-carbon zones High-carbon zones

Lower parking requirements 
(More walking, access to transit)

Higher parking requirements 
(less walking and access to transit)

Public realm = public space

Blended density (variety of types)
“Podded” densities and uses

Larger public and private open 
space required due to isolation

Mixed-use environments
Podded  densities and uses

Uses more flexible based on 
operational characteristics Specific uses allowed



The most inherently sustainable The most inherently sustainable 
places are those that:

• are compact – mixed use & 
walkable 

• can change uses over time

• people care about

( d l )(reduce, reuse, recycle)



www.formbasedcodes.org

www.ferrellmaddenlewis.com



Thank YouThank You



www.formbasedcodes.org

www.ferrellmaddenlewis.com


