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2. PURPOSE OF 
WORKSHOP

Why are we here? 



2. Purpose 

SCOPE
 Complete Streets

 Design Standards/Guidelines

 Manual



Develop well-defined Design Guidelines 

and Development Standards for South 

Downtown to:

• Implement City Growth Management 

Plan policies

• Consolidate Land Development Code 

requirements and District vision

2. Purpose

O
R

A
N

G
E 

A
V

E

MICHIGAN ST

I-
4

GORE ST

Kelsey Road



What have we learned?

3. BACKGROUND



South Downtown

Downtown South Vision Plan (2008)

“Enable South Downtown by providing diverse, well 
designed and walkable destinations while creating and 
preserving choices in housing, employment, retail, civic 
space and transportation options.”



Orange-Michigan Corridors

Orange–Michigan Vision Plan (2010)

“Supplement the South Downtown Vision Plan 
efforts and address resident and property owner 
concerns over the redevelopment of the S. Orange 
Avenue and Michigan Street corridors. Particular 
attention was given to the transition between 
residential and commercial areas.”



Orange-Michigan Overlay District

Orange/Michigan Special Plan Area Overlay 
Zoning District (2010)

The purpose of the Special Plan Overlay Districts 
is to provide specific design guidelines to achieve 
the goals and objectives of the vision plan for the 
area.

The purpose of the Orange-Michigan Plan is to 
preserve and strengthen commercial activities 
and redevelopment opportunities within the 
corridors, enhance pedestrian safety and main 
street character, and protect existing residential 
neighborhoods from encroachment. 



DSNID District

Downtown South Neighborhood Improvement 
District (2011)

Support the redevelopment and improvement 
of the Downtown South neighborhood, an area 
of approximately 720 acres.

• Safe Neighborhood 
Improvement Plan (2013)



Study Area

Combined Boundaries



4. POLICY & 
REGULATIONS

What do we need to do different?



Future Land Use Map

Predominant categories:
MUC-MEDIUM
15 upa min; 30 upa max.
0.5 FAR

MUC-HIGH
30 upa min; 200 upa max.
0.4 FAR min; 1.0 FAR max.

OFFICE-MED
12 upa min; 40 upa
0.3 FAR min; 0.7 FAR max.

UR-AC
30 upa min; 100 upa
0.5 FAR min; 1.0 FAR max.

INDUSTRIAL
12 upa min; 40 upa max.
0.7 FAR



Subarea Policies

In order to protect the residential character of the neighborhood 
and because of the opportunity to provide affordable housing 
close to employment, only residential uses shall be permitted.

Maximum density of 100 dwelling units per acre and/or a 
maximum intensity of 3.0 F.A.R. within Subarea S.12.9.1 when 
approved as a density and/or intensity bonus. 

In order to protect the residential neighborhoods from 
encroachment, the mixed use corridor and office areas shall 
not be permitted to expand. 



Zoning

Predominant districts:
MU-1/T/SP
15 upa min; 30* upa max.
0.5 FAR
35’ by right/75’ CU

MU-2/T/SP
30 upa min; 75* upa max.
0.4 FAR min; 1.0* FAR max
100’

AC-N/T/SP
15 upa min; 30* upa max.
0.3* FAR
35’ by right/75’ CU

AC-2/T/SP
15 upa min; 30* upa max.
0.5 FAR min; 1.0* max.
100’
IG/T/AN
0.7 FAR max
75’





Traditional City Overlay

Purpose: Establish urban design standards to 
perpetuate the positive design elements and 
the residential and commercial development 
patterns found within the Traditional City 
(subdivisions platted prior to WWII).



Orange/Michigan Transect Map

T3 – Suburban Transect
Existing low density single family detached residential
Rezonings discouraged

T3.5 – Live/Work Transect
Intensity bonuses prohibited
2 stories/2.5 for residential 
Gable or hip roof required for office and all buildings >1 story
Access only allowed from T4 areas

T4 – General Urban Transect
promote mixed-use buildings appropriately scaled
Ground floor commercial uses are encouraged 
3 stories single-use; 4 stories mixed-use 

T5 – Urban Center Transect
Mix of apartment and office buildings with commercial activities
Cross access easements and unified access and circulation required

T6 – Urban Core Transect
Multi-story buildings with structured parking, ground floor commercial, 
hospital and medical campuses, and residential densities to support transit



4. Regulations
Future Land Use Map 

Zoning Map 

Subarea Policies

Special Plan



4. Regulations

Existing



4. Regulations

Current Potential



4. Regulations

Existing



4. Regulations

Current Potential



Findings

Not user-
friendly

Complicated

Not 
addressing 
diversity of 

uses

No consistency 
in streetscape, 
landscaping, 

design

Not addressing 
pedestrian 

activity

Too many 
layers

FINDINGS

REVIEWED
 Previous studies

 Existing uses

 Future Land Use

 Current regulations/Zoning

 Transportation

 Character











 REFINED 

WITH YOUR 

INPUT



5. FORM-BASED CODE

What do we need to do different?



Form-based codes are:

1. An alternative to 

conventional zoning

2. Regulations, not 

guidelines

• Use physical form (rather than separation of uses) as the organizing 

principle for the code. 

• Foster predictable built results and a high-quality public realm. 

• Allow for flexibility and change of uses over time. 

5. Form-Based Code



5. Form-Based Code

• Character Districts are typically identified as “T-Zones” or by Name

• Regulating places, not uses



5. Form-Based Code

Conventional Zoning Code Form-Based Code (tailored)Form-Based Code (Smart Code)



5. Form-Based Code

Traditional Code

Source: Galina Tahchieva, Urban Sprawl Repair Kit: Repairing the Urban Fabric



5. Form-Based Code

Traditional CodeForm-Based Code

Source: Galina Tahchieva, Urban Sprawl Repair Kit: Repairing the Urban Fabric



5. Form-Based Code

Traditional Code

Source: Galina Tahchieva, Urban Sprawl Repair Kit: Repairing the Urban Fabric



5. Form-Based Code

Traditional CodeForm-Based Code

Source: Galina Tahchieva, Urban Sprawl Repair Kit: Repairing the Urban Fabric



Building Standards
Public Space 

Standards
Signs

The Regulating Plan Block Standards Use Standards

COMPONENTS

Site Standards

Definitions

Development Review



-1-

Regulating

Plan



Zones



-2-

Block & 

Subdivision 

Standards

1 2 3 4 5

1. Site

2. Introduce streets

3. Introduce alleys

4. Introduce lots

5. Introduce projects







-3-

Land Use 

Standards

Detailed List
• Restaurants

• Retail bakeries

• Candy, confectionary and 

ice cream stores

• Florist shops

• Card shops, bookstores and 

news stands

• Drug stores

• Hardware stores

• Camera shops, electronic 

shops, and film sales and 

processing establishments

• . . . 

Generalized List
• Restaurants

• Retail

• Personal Services

• Business Services

• . . . 



Local Gas Station



Form Based Code Gas Station Orlando



Form Based Code Gas Station Carmel, Indiana



-4-

Site Design

Standards

1. Building/Parking Location

2. Setbacks

3. Access & Circulation



SoDo Aerial (Before)



SoDo Aerial (after)



SoDo Aerial (after)



Suburban Destination



Urban destination SoDo



Setbacks 



Setbacks 



-5-

Building

Standards

1. Massing

2. Architecture

3. Height

4. Façade Design

5. Fenestration

6. Materials/Colors



• Introductio
n to FBCBuilding Standards



Building Standards



Incentivized



Incentivized

Provision Qualifier* Bonus
Mixed-Use Vertical mix of residential and 

commercial or office 

Maximum height, density and 

intensity.

Affordable Housing At least 25% of the residential units Maximum height, density and 

intensity.

Workforce Housing At least 25% of the residential units Maximum height, density and 

intensity.

Public Open Space & Amenities Urban plaza or park 3,000 sq. ft. of 

larger 

Maximum density and intensity + 1 

additional floor. 

Parking Garage Below or above residential, 

commercial or office 

1 additional floor for each floor of 

parking garage.



-6-

Public Space 

Standards



Street Network



Orange Avenue



Division Avenue



West Michigan Street



East Michigan Street



Landscaping











-7-

Sign Standards

Awning Width

Sign Height
Awning

Height

Sign Width



Signs



Signs



Signs



Signs



-8-

Administration 

& Definitions



6. Group Discussion

Let’s work!



6. Group Discussion

 Base map

 Table facilitator

 Markers to draw or write comments

 Representative from each table will 
present comments to the group

 Comment Forms

30minutes



6. Group Discussion

Building 
Setbacks

Landscaping

Land Uses

Signs

Building 
Height

GROUP

DISCUSSION

Parking

Sub-Area
Policies

Development
Compatibility

Industrial 
Presence

Mobility



7. NEXT STEPS

What’s Next?



TASK 1

TASK 2

TASK 3

TASK 4

Public 
Workshops

Draft Guidelines 
and Standards

GMP/LDC 
Amendments

Workshop & 
Final Draft

September - December January - February

February - MarchOctober - February

7. Next Steps




