A Tutorial on Transect Zones
and Form-based Codes

Flagstaff City Council
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A TypicaL RURAL-URBAN TRANSECT, WITH TRANSECT ZONES

What is a Transect?

A transect is a cut or path through part of the
environment showing a range of different habitats.
Biologists and ecologists use transects to study the
many symbiotic elements that contribute to
habitats where certain plants and animals thrive.




An Overview of the Transect

A Rural/Urban Transect
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What is a Transect?

SPECIAL
DISTRICT

A TypicAL RURAL-URBAN TRANSECT, WITH TRANSECT ZONES

Useful as an organizing tool or template within a Code




Transects Vary from Place to Place

An Overview of the Transect

Land approximating a wilderness; natural open space
COCONINO NATIONAL FOREST LANDS




An Overview of the Transect

Sparsely settled land — open or cultivated; farm
houses, agric. buildings, mini-ranches

West Ridge subdivision

An Overview of the Transect

Low density residential areas adjacent to higher zones
with mixed use. Walkable. Home occupations allowed.

FLAGSTAFF TOWNSITE, NORTH OF DOWNTOWN




An Overview of the Transect

Townhouses: Responding to Shifting Demographics

=4
Primarily residential urban fabric with some mixed use.
Wide range of building types — single-, row houses,
apartment buildings

PARTS OF SOUTHSIDE AND SUNNYSIDE

An Overview of the Transect
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Higher density mixed-use buildings — Main Street retail,
apartments; tight network of streets and blocks with
wide sidewalks; buildings close to sidewalks

S. SAN FRANCISCO/BEAVER STR.




An Overview of the Transect
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Highest density and height, greatest variety of uses,
civic buildings of regional importance. Tight block

system with street trees, wide sidewalks.
DOWNTOWN FLAGSTAFF

An Overview of the Transect

A TypicaL RURAL-URBAN TRANSECT, WITH TRANSECT ZONES

A transect can be applied to almost everything ....
Lighting standards Building form

Parking standards Street standards

Landscape standards Civic/open space standards




Division 10-40.40 Transect Zones

The Flagstaff —
Transect s

Ly
(T1) Standard.

10-40.40.010 Purpose

Conventional vs. Form-based Codes

Conventional Zoning (Euclidean)

Management

Use/Density

Conventional zoning regulates primarily by LAND USE, DENSITY & FAR,
SETBACKS, and PARKING. It assumes that there should be an “appropriate”
distance between almost all different use types. Form (the little box) is
minimally addressed.




Conventional vs. Form-based Codes

Form-Based Codes

Management

FORM-BASED CODES focus on the design details that will FORM the type of
community that is envisioned. Therefore the land uses and densities become
subject to the FORM of the desired outcome.

What is a Form-based Code?

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

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 are presented in
both words and clearly drawn diagrams and other visuals. They 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.

Definition from the Form Based Code Institute




A One-block Parcel

Let’s visualize under conventional zoning

Density, Use
FAR (floor area ratio)
Setbacks

A One-block Parcel

Density, Use
FAR (floor area ratio)
Setbacks

Parking requirements




A One-block Parcel

Density, Use

FAR (floor area ratio)

Setbacks

Parking requirements
Max. building height

A One-block Parcel - Design Guidelines

Design Guidelines typically are NOT regulatory, and only “encourage” a focus
on better design

Materials and colors
Parking area design

“ Guidelines are about upholstering a - Max. building he'_ght
place — they do not dig deep enough to Specifies frequency of openings
affect the structure of a community...” and surface articulation
(Peter Katz)
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A One-block Parcel - Form-based Code

Street types

A One-block Parcel - Form-based Code

Street types

Build to lines
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A One-block Parcel - Form-based Code

Street types
Build to lines
Number of floors

A One-block Parcel - Form-based Code

Street types

Build to lines
Number of floors

Building types
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A One-block Parcel - Form-based Code

Street types
Build to lines
Number of floors

Building types

Form-based Code Application

Regulatory not advisory

Drafted to implement a plan

Achieve a community vision — based
on good urbanism

Building form and mass standards are
consciously based on context -
place-based rules

Easily understood code customized
for the community

May be applied using the Transect

Ehe




The Flagstaff Transect & FBC

Critical component of the 2011 ZC
update

2007 TND ordinance was an FBC

Implemented the community’s vision:

1987 — Growth Management Guide 2000
1995 - Flagstaff 2020 Vision for the
Community

Flagstaff RLUTP 2001

Flagstaff Regional Plan 2030

Challenge - where to apply Flagstaff’s
Form-based Code?

Form-based Code Study Area

T ) T v\
s 7

/ S
_ The result of a lengthy community process 1 = = ..
L 1 AN 2 !
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Form-based Code Study Area

FBC Focus Area:

Flagstaff City Hall

High Country 7 e
Conference Center\ a2 1

Understanding existing form and character to

inform the Form-based Code
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Micro-scale analysis - July 7th

Micro-scale analysis — July 7th

s ot
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Understanding existing zoning and what it

allows

17



What the Zoning Code

allows

CC: Min. Lot Width-75" x 136'-Surface Parking

MR: 50" x 136’-Surface Parking

Design Charrette

Remarkable community participation — 420+

Design Charrette — October 5-9t

Summary Report

i :
October S - 9, 2009
VISIONING AND CODING DESIGN CHARRETTE
Community Federated Church, 400 West Aspen Avenue, Flagstaff

WWW,

flagstaff.az.gov/zoningcode
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IHlustrative Plan

IHlustrative Plan
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Illustrative Plan — Localized Studies

5 WS . ;
‘N. Humphreys Str. & W. Columbus Ave. S.San Francisco Str. & E. Cottage Ave.

Guiding Principles

Summary: Guiding Principles for FBC

- Relnforce Downtown as the Heart of Town

- Reduce the Spread of Commercial Uses in Neighborhoods
- Provide a Mix of Neighborhood-Serving Amenities

- Reinforce the Gateways into Flagstaff

+ Provide an Appropriate Transition from Downtown Core

- Enable Southside to Evolve

- Reinforce the Single-Family Character of RM-L-E (T3)

- Create Livable Streets

- Utilize the Rural-to-Urban Transect & Community Types

- Support Local Retail and Restaurants
- Integrate Alternative Energy Strategies
- Integrate Stormwater Management Strategies
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Division 10-40.40 Transect Zones

104040060
104040070

w0
a0 TS

104040100
104040110

Sections:

10-40.40.010
10-40.40.020
10-40.40.030
10-40.40.040
10-40.40.050

10-40.40.060
10-40.40.070
10-40.40.080
10-40.40.090

10-40.40.100
10-40.40.110

Transect Zones - Would be Optional

Purpose

Applicability

T1 Natural (T1) Standards

T2 Rural (T2) Standards

T3 Neighborhood 1 (T3N.1)
Standards

T3 Neighborhood 2 (T3N.2)
Standards

T4 Neighborhood 1 (T4N.1)
Standards

T4 Neighborhood 2 (T4N.2)
Standards

T5 Main Street (T5) Standards

T6 Downtown (Te) Standards

Traditional Neighborhood
District (TND) Standards

Flagstaff
City Hall

FLAGSTAFF
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Regulating Plan

t)! Regulating Plan Boundary
Transect Zanes
] 73 Neighborhood 1 (TIN.1)
[ T4 Neighborhood 1 (T4M.1)
T4 Neighborhood 1 Open (T4N.1-0)

W 75 Masin Street Open (T5-0)

Il 75 Downtoun (T8)

FEFT

o LOOC

Flagstaff
City Hall

-~ High Cou

Conferenge Center
/

s

NAL

Sample Transect Zone: T4N.1

T  Z:

10-40.40.070

Flagstaff Zoning Code

hborhood |
Standards

10-40.40.070 T4 Nei
(T4N,

Zone Intent and Descript

ey incens of chis

neighborhood stability in walkable urban areas, while
allowing such areas o evoive with the incegration of
sl buikding footprints and medwen density buldng
types. Appropriste dweling units might include
bungalow courts, duplexss, and apartment houses,
Iy smaller than these found in other
ure of building types and unit sizes

i which reinfarces

ic public transportatio

While residential it the primary use type in TAN.I Zone.
hemeowner offices and small neighborheod supparting

buildings to further reinforce the
‘walkabilty of the neighborhood.

The intent of the TAN.1-O Sub-Zone & to provide the

al and other non-residential uses as
well 2 residential uses.

The TANLI Zone and TAN.I-O Sub-Zone may slso
jon of new neighborhoods in
r

larger setbacks than

arriage House Apartment House

Single-Farmily House: Duplex. Stacked

Duplex, Side-by-Side Bungalow Court
Duplex. Front-and-Back Live/Work®

Townhouse

"See Division 10.50.110 (Spectfic to Bulding Types) for
buiking type descriptions and regulations

2 Allowed only in apen sub-zane(s).

Public Review Draft 40.40-25
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Sample Transect Zone: T4N.1 Ty

10-40.40.070

T4 Neighborhood 1 (TAN.1) Standards

[ —
Sctback (Distance from ROWIPraperty Ling)

Frome! 15 in 30 e ©

Fronc Fagade wichin Fagade Zane SO% min

Side SerectfCc Space 10 in 15 e ©

sige? & min., 15" min.
e
e

[rer—

Front

sice

fear

To ExveParapec
Oversl

Accassary Bulding, Azezzary

Struceurs or Carriage House
Scories 2 Seories max
To ExveParapec 18" max
Oversl 25 max

Ground Fioor Finish Level I mnaoe @

sidewalc

B

2z follaw: the bulding may be placed ta align with
the fagade of the frone most immediately ajacent
Broparty,for 2 wideh 1o greacer than that of the

adiacent property's fagade that encraaches into the

minimu zesback

T @

e
Usper Foarts) Ceiing Smnce O

T5ee Divison 10-50110 (Specic o Building Types for
adionsl building form reguiacios.

Foocprine

Depeh, ground foor resdential

g e
line between side-by-side duplexes

fronmage 3 min.

Lot Caveraee 2% ma

Upper-fier unies must have 3 primary enerance sleng 3
soreet fagad or o2 3 courtyard.
Ground foor residencal rics Song 2 srees st have
individual enriez.

40.40.26

iscellaneous

Hanzard rof forms are not shomed.

Flagstaff Zoning Code

10-40.40.070

T4 Neighborhood | (TAN.I) Standards

==L

s
&

RO Prcgerty Line Encroachmen Ares

Key
— ROV Propery Line

0
FLAGSTARF
ZOMING CODE

Encroschmencs’

Frent
Side Serees/Cove Spacs

| spaceuit min.
2 spaceslunit min.

L
o
Side o
Rear (-]
Froperty Line

Rear Lane or Ay

No spaces requiret
3 5pace1.000 # i
o first 2,000 5

“See Drviaan

Types

recuiraments in Table 10.50.80.040 A (Nurber of

Forecoure

Mocor Vehide

LOWIP roperey Line)

“Sea Diviion 10.50. 120, (Specéhe 0 Frivace Frontages)
for privace frontage type descriptions and reguistons

Flagstaff Zoning Code

Frone
CoverediAzachad 507 min.
Mcch fronc agade min
5 min

Sz Divison 10-50.80 (Farking Ssandr
parting raguiasicns.

40.4027

UPDAT

Sample Transect Zone: T4N.1

Transect Zones

and Use? st s vaero

it Serviess
“Pezersory Buiding 30d ™ v
Servctures 0406000 P P BeSBmawns  WAI0 PP
ccessory Dveling Urie_ 0406000 F__ T Comemim " _ur
Corouing od0geim ¥ P Cremammm e
Congregper Care Faciies T F Duor T
Dweling Mulgpie Fandy TP Home P
Duweling: Secangary Ceneer u e
Singl-Famity P P Tancmifome, Gupds Mormane -~ 7
Duwling Singe Fary T T Gererasees v
Duweling Toe-Famiy T
Group Home ¥ P =i5eom - e
Home cagation waaiw T F | e v
o] Resdental 10060150 _UP__UP _ Fublc Servees
Ui Work T Pubbc Services Minor o
Fasming and Baardng Erergency Servicer v v
Facities Up_up_ Nemeriary Cliniss v
Recreation, — Teicommunication Faciies
Lraries, Muszums Senath Telecommurscation
s2s0a FoF_faiom ws0s030 ¢
>1504 e we
Wieasing Faciies, Fublc ‘Accesiory Wind Enerzy
s Privare 04050250 F B spmems ws0s000 PP
Sohocta - i v F 2
Schools - Fublic & Chareer T T CommuinGuden  4080M0 P
Recsi Trade
BarsTarerms
Genaral Reca Businasss, sxcopemich
any o the following featurss - F F Permiceed Use
DriveThrough . . P Contitorl Uss Permit Requred
Floor Area 23,500 . up - Ussciowd
Ve End Notes
Neighbornood Market <P 35 Chapter 10-0 (Defintions) for uae e
25004 defiicions
Restaurane, or Cafés - P UNocallowsd on the pround fioer unlezz behind an

Flagstaff Zoning Code

allowe ground-floor w.

TUP raqured # liuor & 204 o # fcilies axcesd 150

40.4029

10-40.40.070

Transect Zones

T4 Neighborhood | (TAN.1) Standards

[ ——

Scorm Wacer Features Water Conservation
Eicfieratin Facilty A cumms A
e e—— A Grepewaces - Smple A
Flow Through and Infecraion Paniars A Fon Barree A
Infizracion Trench A Energy Feawures
Level Spreader A Azcesiory Wind Energy Spztem A
Porous Favg [T —— A
P Garden A Boram ,
Fiffe Pasiz A Geothermal Enerry A
Swale Soar
Biofitrason L Fam -
Vegecaced/Rock A Parking Loc Lighting A
Urkan Crannel A RectPaneling A
Vegeraced Root A R A
== Dvizion 103070 (Suzmimabiey) for sddiaanal
uzinatifey regulations.
tainable features marked 23 Mot Allowed miay be
approved by the Directar and Seormaater Marager &
it can e demenstrated thae the propesed susnabis
feature can be insalled consistent with the ingent and
characear of the cransect sone
40.4028 Flagstaff Zoning Code

10-40.40.070
) Standards
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Building Types ClTE.EOm M

10.30.110.008 Building Types 1030118038

19-50.110.030  Building Types Grearview

FrYTEY Flaputalr Zoning Cade Flagutall Zosing Code

Building Types

10-50.110.120  Townhouse

Main Bady

1 ! 14 s

F. Vehiche Access and Parking
ar e

g 1ps osed, covered or
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Building Types

Frontage Types

SECTION

LT 4y
AT I mow
sacuracs o ly
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2007 TND Standards?

What happened to the TND standards adopted in
20077?

Based on the SmartCode
Become Division 10-30.80 (Traditional Neighborhood
Community Plan)

Greenfield developments and infill projects
Incorporated into the Form-based Code standards in
the Zoning Code /

10-30.80: Traditional Neighborhood Community Plans

Sections:

FBCs in Summary

e Smart Growth

e New Urbanism in general

e Form Based Codes
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FBCs in Summary

Regulatory not advisory

Implement a transect-based Regulatory Plan

Establish good urbanism that is place-based and a result
of a design charrette

Include ALL of the following elements:

Building placement — build-to line/setback
Building form — height/coverage

Building type

Encroachments and frontage types
Parking standards

Allowed uses

An important tool to implement the community’s vision
going back to GMG 2000 and Vision 2020 documents

Questions?

Thank you

Roger E. Eastman, AICP

Comprehensive Planning and Code Administrator

(928) 2132640 reastman@flagstaffaz.gov
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