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F. Parking
Minimum Required Spaces
Residential Uses

Studio or 1 Bedroom 1 per 600 sf

2 or more Bedrooms 1.5 per 1,000 sf

Non-Residential Uses min.

≤ 1,500 sf None

>1,500 sf 2/1,000 sf above first 1,500 sf

Parking areas shall comply with Section 16.5.10.070. 

Required parking may be reduced as set forth in 

Section 16.5.10.070 (Parking and Loading).

No off-street parking required for uses in accessory 

structure(s).

Location (Distance from ROW / Lot Line)
Front Setback 75' min.1

Side Street Setback 10' min.

Side Setback 5' min.

Rear Setback 5' min.
1 5' min. for existing lots fronting on side street

Miscellaneous
Curb Cut or Parking Driveway Width

≤ 40 spaces 14' max.

> 40 spaces 18' max.

Driveway width along alley may exceed 10'. 

Driveways may be shared between adjacent parcels.

N

O

P

Q

R

ROW / Lot Line

Building Setback Line

Parking Area 

Key 

O

Q

P
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et
 (S
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e)

Street (Front: Narrowest Side)

N

R

R

E. Building Placement
Setback (Distance from ROW / Lot Line)
Front (Facade Zone)1

Interior Lot 10' min.; 20' max.

Corner Lot  0' min.; 15' max.

Side Street (Facade Zone) 1 10' min.; 15' max.

Side

Main Building 5' min.; 10' min. 

combined

Accessory Structure(s) 3' min.

Rear 2

Main Building, Lot Depth ≤ 125' 25' min.

Main Building, Lot Depth > 125' Lot depth less 

100'

Accessory Structure(s) 5' min.

Facade within Facade Zone

Front 65% min.

Side Street 50% min.
1For Steep Front Yard Frontage Types, measured from 

top of slope. 
2Min. 10' for existing lots fronting on side street. 

Buildings may be set in front of the minimum front 

setback to align with the facade of the front most 

immediately adjacent property.
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K

L

M

Key 

St
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et
 (S
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I
min.

I
min.

I
max. I

max.

Street (Front: Narrowest Side)

M

ROW / Lot Line

Building Setback Line

Buildable Area

Acc. Structures Only

Facade Zone

K
min. combined

K
min.

J
max.

J
min.

L
min.

min.

Alley access required if alley exists Alley as Occurs
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EAST QUADRANT

DU A N Y PL AT E R-ZY B E R K & CO M PA N Y

DRAFT IN PROGRESS

Revision Date: 07.31.06

A.19

INTRODUCTION
TRANSECT THEORY

DISTRICTSURBAN TRANSECT ZONESNATURAL TRANSECT ZONES

RURAL I I I I I I I I I I TRANSECT  I I I I I I I I I I URBAN

T1 NATURAL T2 RURAL T3 SUB-URBAN T4 GENERAL URBAN T5 URBAN CENTER T6 URBAN CORE D DISTRICT

The transect is a geographical cross-section 
which reveals a sequence of environments. 
For human environments, this cross-section 
can be used to identify a set of habitats that 
vary by their urban character, in a continuum 
ranging from rural to urban. This range, 
rural to urban, provides a rational basis 
for organizing the components of the built 
work: buildings, lots, land use, open space, 
streets, all elements of the human habitat. 
Form-based coding describes the desired 
volume of buildings and their interaction with 
public space. 

THE TRANSECT AND THE FORM-BASED CODING

A
A

B

B

C
C

16.5.10.030.M.14. Window Sign
Form-Based 
Zones

LDR.N  T3N  T4N.S  T4N.M  T4MS  T5U  T5MS

Conventional 
Zones

RC  PQ  LDR  MDR  HDR  IU  C-G  C-N  C-IP  C-F  C-LI   

a. Description
A sign consisting of individual letters and designs 
applied directly on the inside of a window. Window 
signs offer a high level of craftsmanship and visibility.

b. Sign Size 
Signable Area (Permanent 

and Temporary Signs 

combined)

40% max. of the ground 

floor window area in all 

zones 

50% max. of second 

floor window area in 

Conventional Zones

Width 75% max. of Shopfront 

Width

Height 36" max.

A

B

C

c. Location 
No applicable standards

d. Miscellaneous 
Applied plastic or vinyl cut letters are subject to 

Director review and approval.

Window Signs must have a clear background.

Permanent window sign area not included in the total 

allowable wall sign area for building mounted signs.

Note: Image not intended to limit sign message copy.

Key T# Allowed By Review T#  Not Allowed
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Introduction 
Oklahoma City uses six key sets of content or 'Development Codes' to regulate, guide, and 
process development and land use activity:

•	 Chapter 59 Zoning and Planning •	 Chapter 3 Advertising and Signs

•	 Subdivision Regulations •	 Chapter 35 Nuisances

•	 Design Guidelines •	 Chapter 16 Drainage and Flood Control

The content that has the most extensive role in development is in Chapter 59 Zoning and 
Planning: the 'zoning code'. Of the four types of zoning that exist (performance-based, 
negotiated, conventional, and Form-based), Chapter 59 is mostly conventional with some 
performance-based and some limited attempts at Form-based. However, as noted in the 
June 2017 Development Codes Diagnosis ('Code Diagnosis'), the negotiated type of zoning 
is on the increase in Oklahoma City with 2,599 individual negotiations as of May 2017 (an 
average of 7 PUDs or SPUDs per month). This significant increase in negotiated zoning is not 
unique to Oklahoma City. It is happening in numerous communities in response to outdated 
zoning standards which presents a choice: negotiate specific standards for each site or, take 
the time to fix the existing zoning for many more parcels at once?  Most communities or 
applicants choose to negotiate their specific standards rather than take on issues beyond their 
site. While this resolves the immediate needs of an individual project, it results in more time 
for applicants to prepare their application, more staff time to process each project, reduces 
predictability for staff, neighbors, and future investors, while making administration more 
complex.

The other zoning trend we see over the past 10 to 15 years is that increasingly, communities 
are finding the need to go back and spend the time to repair or replace the existing base 
zoning. In addition, communities are spending the time and money to apply Form-based 
zoning to their urban areas and pre-1940s neighborhoods because they find this type of 
zoning to serve those development patterns better than the other three options mentioned 
above.

The Code Diagnosis revealed a list of issues and concerns with the organization, 
effectiveness, and usability of standards, design guidelines and procedures in some or all of 
the Development Codes. This memo addresses the findings and recommendations in the 
Codes Diagnosis through a series of best practices in code organization, code writing, zoning, 

design guidelines, and, administration / procedures for possible inclusion in 
Oklahoma City’s code update. 

This memo is organized into one chapter for each of the five key sets of 
content in Oklahoma City's development codes and a sixth chapter focused on 
administration and procedures for all content. Chapter 16, Drainage and Flood 
Control, will be evaluated in detail during phase 2 of the code update process.

Key Terms

LUTA. One of seven Land Use Typology Areas in planokc providing policy 

direction for physical form and land use.

Performance-based Zoning. Standards focused on the effects of uses and 

less on the categories of uses.

Negotiated Zoning. Standards created and applied through a PUD or 

SPUD specifically for the parcel(s) in the project.

Conventional Zoning. Standards focused on land use with some or few 

standards on physical form, character.

Form-Based Zoning. Standards focused on physical form, character with 

less standards on land use.

Urban (syn 'walkable urban'). Development pattern primarily before 1940 

where uses are intentionally mixed as practical and where walking and 

bicycling to services retail, and jobs is more common than driving.

Suburban. Development primarily after 1940 where uses are intentionally 

separated as much as possible and where driving to services, retail, and 

jobs is more common than walking and bicycling.

Rural. Areas of agriculture with associated housing.

Natural. Areas of nature, wilderness.
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The Code Diagnosis identified the following primary issues and concerns:

1  Weak Document Structure/Organization and Format. Poor usability and clarity, few graphics/illustrations, repetition and conflicting standards, poor integration of 

similar information, non-user friendly page format.

2  Ineffective Base Zoning Districts. Regulating different contexts with same zone(s), emphasis on use instead of physical form, weak standards require more 

discretionary review, low predictability about what the standards will generate from one parcel to the next.

3  Overuse of PUDs and Site-Specific Plan Approvals. Unpredictable results, makes more administrative work, impractical regulatory approach.

4   Too Many Layers of Regulations. Confusing, requires more work by reader/investor than necessary to identify relevant standards.

5  Outdated and Overly Restrictive Parking Regulations. Encourages / requires auto-oriented environments regardless of context or desired type of place.

6  Narrowly Defined Land Uses and Outdated Regulations. Cumbersome and outdated standards, uses defined with specificity that invites the need for 

interpretations.

7  Out of Date Subdivision Standards. Disconnect between the standards and the variety of expected places, standards see every project as a version of a suburban 

housing tract.

8  Ineffective Regulations for Rural Environments. Standards do not contain the information to generate/protect rural places. 

9  Complex Procedures. Difficult to navigate the process, too much discretionary review, unclear requirements and inconsistent permit cycles, few opportunities for 

administrative approval of minor deviations from standards.

10  Complex Administration. Multiple City departments in charge of different sections of the standards not consistently coordinating their review of projects with other 
departments.

 
(See pages 12-15 of Code Diagnosis for more information on the above issues)

Identified Issues and Concerns
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Best Practice: Unified Hybrid Development Code  
Hybrid Code 

The Code Diagnosis revealed that the Development 
Codes have a weak document structure, too many layers 
of regulations, and out of date standards. Further, the 
content is unnecessarily complicated and difficult to 
use. In response to this type of problem, over the past 
30 years, many communities have reorganized their 
standards into a Unified Development Code (UDC). 
This approach consolidates all development-related 
regulations, zoning, subdivision/platting regulations 
and design standards into one document, making 
the document easier to understand and use. But that 
doesn't necessarily mean that the standards are better 
coordinated to the range of development needs like 
those in Oklahoma City. So, increasingly, over the past 
10 years, communities have transitioned to a Unified 
Hybrid Development Code. This approach reorganizes 
all standards just like the UDC. But the hybrid aspect 
organizes the standards into distinct sets: one for natural, 
rural, and suburban types of development and another 
for urban types of development.

We recommend that Oklahoma City reorganize Chapter 
59, Chapter 3, and the site planning and thoroughfare 
standards from the Subdivision Regulations, and the 
non-police-related content from Chapter 35 into a 
Unified Hybrid Development Code. In this way, the 
relevant standards are all coordinated within one 
document in a logical organization that is user-friendly. 
Further, we recommend coordinating the standards with 
the types of expectations in each of the four contexts: 
natural, rural, suburban, and urban.

Advantages

•	 Integrates all standards to directly support the intent 
of base zoning districts and allowed uses

•	 Removes speculation about what the standards intend

•	 Saves time in applicant's preparation of development 
applications, and in staff's review of those applications 
and writing staff reports

Disadvantages

•	 Requires moderate to high level of involvement from 
other City Departments to guide the repackaging of 
the content and/or generation of new content.
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Example: Unified Hybrid Development Code Organization

 

CZ = Updated Conventional Zones

FB = Form-Based Zones

1. General 
Provisions & 
Standards

Unified Hybrid Development Code

10. Definitions
9.Nuisances
(Non-police-

related)

CZFB

CZFB

4. Specific 
to Zones

Overlays

Historic 

Preservation

2. Admin. & 
Procedures

FB CZ

7. Specific to 
Large Sites

Subdivision Standards

Civic and Open Spaces

6. Supplemental 
Standards

Frontage Types

Tree Protection

Parking/Loading

Geotechnical

Flood/Hazards

Building Types

Sign Standards

Landscaping

FBCZ

3. General 
to All

8. Thoroughfare 
Standards

5. Specific 
to Uses

CZFB

CZFB
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Best Practice: Different Zoning for Different Places
Physical Form as the Organizing Principle 

Concerns raised in the Code Diagnosis include the 
overuse of PUDs/SPUDs and site-specific plan approvals, 
ineffective base zoning districts, outdated parking 
standards, and ineffective standards for rural areas. 
These issues stem from the fact that the base zoning 
districts are not fully coordinated with the physical 
realities and expectations of the places being regulated. 
The first thing to do is to verify the needs and realities 
of the different places in Oklahoma City. This is most 
effectively done by grouping areas into four general 
contexts: natural, rural, suburban, and urban. Each 
supports distinct development and uses.

After making the above distinctions, it is key to 
introduce physical form and character as the organizing 
principle for updating the zoning. This results in easier 
implementation by acknowledging the degree that 
physical form and character plays in each context. For 
example, we have found updated conventional zoning 
best serves natural and suburban contexts because 
physical form plays a lesser role in these areas. Rural 
contexts can be served by updated conventional zoning or 
Form-based zoning, and urban contexts are best served 
by Form-based zoning. 

While it might seem attractive to apply Form-based 
zoning to many parts of the City, it is not practical or 
effective to do so. At over 620 square miles, it would 
be very costly to apply it citywide. It's important to 
keep in mind that areas where use will play a larger 
role than form shouldn't receive Form-based zoning. 
In addition, the information needed for Form-based 
zones and standards requires more detailed analysis and 
community process than does updated conventional 

zoning. Instead, we recommend taking the time to 
implement planokc's intent in each of the seven LUTAs 
for natural, rural, suburban, or urban contexts. Then, 
apply Form-based zoning to the areas for rural and urban 
development and apply updated conventional zoning to 
the natural areas and areas for suburban development. 
For the suburban areas that desire some change toward 
mixing of uses and/or Missing Middle Housing, we 
recommend Form-based zoning with certain standards 
that are "dialed down" to guidelines status.

Advantages

•	 Directly implements the direction in each LUTA from 
planokc

•	 Recognizes Oklahoma City's wide variety of existing 
physical environments

•	 Coordinates with Hybrid Unified Development Code

Disadvantages

•	 None identified

Different 'commercial' development types Different 'residential' development types

Below: Examples of non-residential or 'commercial' 
development types and residential development types 
that are very different and need different zoning to 
function properly. Understanding their context is key to 
fitting with the best zoning. 

Natural Rural Suburban Urban

 
 
 
 
 

LUTA OS
Rural

L

Urban

L

Urban

M

Urban

H
DT

Rural

M

Mostly drive 

to services, 

retail, jobs

Mostly walk or 

bike to services, 

retail, jobs

Above: Implementing planokc's LUTAs through the 
four contexts.

 Context
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Context Types: The physical framework for reorganizing the Development Codes
 

 

Walkable context types are those in which a person can walk, bike or ride transit to 
work to fulfill most shopping and recreation needs. These environments allow for 
the use of automobiles but do not require the use of a vehicle to accommodate most 
daily needs. 

These areas primarily developed prior to the 1940’s, were developed in a pattern 
where a person could live with limited reliance on the automobile and were 
conducive to destination walking and cycling – characteristics still prevalent today. 
These areas are largely supported through a network of interconnected, tree-
lined streets, a diversity of housing choices and a mix of appropriate commercial 
and residential uses in a compact form. These areas also support public transit 
due to their compact nature. This context type includes downtown, downtown 
neighborhoods such as St. Vincent's, Federal Terrace neighborhoods and 
neighborhood main streets such as Marin between Kentucky and Carolina, and 
Tennessee between Lincoln and Tuolumne. 

These areas are implemented through the T3-T5 Form-Based zones.
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Natural context types consist of undeveloped land interspersed throughout 
the City and along its periphery. In these areas, nature dominates a person’s 
experience, but may include an occasional building or other man-made feature. 
The use of cars is integrated, but does not dominate the character of natural 
areas. The proximity of natural areas to the developed portions of Vallejo, 
especially those created by topography, such as Sulphur Springs Mountain, and 
the marshes at White Slough and San Pablo Bay are important components in 
defining the City’s unique character. 

These areas are implemented through the Resource Conservation Conventional zone.
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Rural context types consist of a large proportion of open space and agriculture 
with a small proportion of developed land along the community’s periphery. 
In these areas, nature and/or agriculture dominates a person’s experience, but 
also includes an occasional house and associated agricultural buildings.  In some 
areas, a small concentration of very low intensity urban buildings and a small 
adjacent grouping of houses occurs in the form of a crossroads.  The use of cars is 
integrated, but does not dominate the character of natural areas. Thoroughfares 
have natural edges and natural arrangements of trees and landscaping not to be 
confused with suburban, informal planting arrangements.

These areas are implemented through the T3 and T4 Form-Based zones. 
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Auto-Oriented Suburban context types developed mainly after the 1950’s east of 
central Vallejo and on Vallejo's periphery. This type of development is driven by the 
need to accommodate the automobile. Characteristic of this context type, land uses 
are segregated and often buffered, leaving large distances between them requiring 
the automobile for day-to-day functions. Walking and cycling occur in these areas, 
but generally for recreational rather than destination purposes due to lack of 
connectivity and amenities within short walking distance. 

Examples of these areas are commercial big box retail and strip mall centers, single-
family residential subdivisions on the periphery of the City, and industrial areas. These 
areas typically have a higher environmental impact per capita than Walkable areas 
because of the high degree of land consumption and separation of uses. 

These areas are implemented through Conventional, use-based zones (e.g., Low 
Density Residential, Medium Density Residential, Professional Offices District, Freeway 
Shopping and Service District). Au

to
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Figure P.030.B: Context Type Descriptions

 

P.030	 Classifications	of	Different	Context	Types	in	Vallejo

Vallejo is characterized by different context types that reflect its pre- and post- World War II 
development patterns. Historic districts and neighborhoods developed prior to WWII tend 
to be more pedestrian-oriented, with smaller development blocks, consistent sidewalks, and 
more intense development patterns, while newer areas of the City tend to be more auto-
oriented, with larger blocks and less prevalent pedestrian amenities. 

The Zoning Map applies a community character-based approach to Vallejo that is based upon 
the classification of three distinct context types illustrated in the Context Types Map (Figure 
P.030.A) . Each context type - Natural, Walkable, and Auto-Oriented Suburban - needs to be 
regulated differently in order to effectively reinforce the intended context and implement the 
General Plan's intent. 

Walkable context types are most effectively regulated with Form-Based Zones, which apply 
primarily to mixed-use, urban environments and neighborhoods. Auto-Oriented Suburban 
and Natural context types are most effectively regulated in a more conventional way, through 
Conventional, use-based zones. Figure P.030.B provides full descriptions of each context type. 
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Figure P.030.A: Context Types 

Key

Railroad
Local Roads

Water

Parks and Schools

Foreshore

Walk Radius

Walkable Urban
Auto-Oriented 
Suburban
Local Corridor

Regional Corridor

Special Districts

Swamp/Marsh

0-5% Slope

5-10% Slope

10-15% Slope

Over 15% Slope

Under 5% Slope

5-15% Slope

Over 15% Slope

Schools

288-300 ft

276-288 ft

264-276 ft

252-264 ft

240-252 ft

228-240 ft

312-324 ft

300-312 ft

T4 Main Street

T4 Main Street-Open

T4 Neighborhood

Infill Plan

T4 Main Street: Limited

T5 Main Street

T5 Main Street-Open

216-228 ft

204-216 ft

192-204 ft

180-192 ft

168-180 ft

156-168 ft

144-156 ft

132-144 ft

120-132 ft

108-120 ft

96-108 ft

84-96 ft

72-84 ft

60-72 ft

48-60 ft

36-48 ft

24-36 ft

12-24 ft

0-12 ft

End-Grain Blocks

(Primary Corridor)

Long-Grain Blocks

Diagonal-Grain Blocks

Dual-Frontage Blocks

Civic Space on Corridor

Outside City

Key Destinations

Key Destinations

Railroad Corridor Boundary

Corridor Boundary

City Limits

Highways

Primary Roads

Alleys/Private Roads

Local Roads

65 MPH Road

45 MPH Road

30 MPH Road

25 MPH + Under Road

Streets Outside City

35 MPH Road

Highway

Rail

Overpass
Underpass
At-Grade Crossing

Walkable Urban
Auto-Oriented 
Suburban

Inundation Area

Local Roads

Proposed Roads
(not regulating)

0.34

0.34

Walkable

Microscale 
Study Areas

Auto-Oriented Suburban

Walkable*

Corridor

District

Parks and Schools/Civic Spaces

Schools

Natural

Community Parks

Future Park Sites

Linear Park and Open Space

Natural Open Space

Neighborhood Parks

Special Use Areas

500-yr Flood Zone

100-yr Flood Zone
Flood Depths unknown

100-yr Flood Zone
with Coastal Waves

with Coastal Waves
Flood Depths unknown

100-yr Flood Zone 

100-yr Flood Zone

Parcel Outline

Building Footprint

City Blocks

1/4-Mile Radius
(Approx. 5-Minute Walk)

Walkable Form yet
Mostly Vehicle Use

Adjusted 5-Minute Walk
with Hills and Barriers

Adjusted 5-Minute Walk
with Hills and Barriers

1/4-Mile Radius
(Typ. 5-Minute Walk)

Existing Neighborhood 
Nodes

Potential Neighborhood 
Nodes

1/4-Mile Radius
(Typ. 5-Minute Walk)

Parks 

Key Destinations

Opportunity Sites

City Limits

Railroad

Highways

Primary Streets

Outside City

City Limits

Railroad

Class I Bike Facility

Primary Corridors

Planned Class I Bike Facility
Class II Bike Facility

Proposed Class II Bike Facility

Proposed Class III Bike Facility

Med. Den. Residen.

Planned Dev. Residen.

Mare Island Residen.

Rural Residential

Low Den. Residen.

High Den. Residen.

Neighborhood Comm.

Waterfront Comm.

Freeway Commercial

Mixed-Use

Planned Dev. Comm.

Pedestrian Comm.

Linear Commercial

Inactive Dredge

Recreation/Open Space

Commercial

Historic

Historic Districts
Neighborhood
Approx. Boundaries

Residential

Institutional

Wetland/Open Space

Develop. Recreation

Active Dredge

Springs Road

Tuolumne St.

Mare Island Way

Curtola Pkwy.

Solano Ave.

Georgia St.

Sonoma Blvd.

Tennessee St.

Alameda St.

3

4

9

2

1

5

6

8

7

Architectural Heritage District

Architectural Heritage District

Downtown Design District

St. Vincent Historic District

St. Vincent Historic District

Residential View District

Area Boundaries

Public Facilities

Limited Office

Light Industrial

Planned Dev. Industrial

Intensive Use

Limited Intensive Use

Specific Plan Area

PDA

Heavy Industrial

Medical

Resource Conservation

Private School

Elementary School

Middle School

High School

Adult School

HS

MS

ES

AS

PS

Highways

Local Roads
Water

Water

Comm. (above ground)

Sewer

Gas: 2”- 4” High pressure (below ground)

Electric (below ground)

Gas: 12” Main (below ground)

Storm Drain

Electric (above ground)

AT&T (above ground)

Comcast (above ground)

AT&T (below ground)

Sewer

Electric (above ground)

Downtown Specific Plan

Exisiting Parks 
and Schools

Proposed Civic Space
(adj. zone is underlying zone)

White Slough Specific Plan

Sub-area I

Sub-area II

Sub-area III

2100 Projected Sea Level Rise

Commercial Use 

Residential Use

Multi-way Blvd.

Four-Lane Avenue

Bus Routes

Traffic Counts 
Average Daily Trips (ADT)

Class I Bike Trail
(Proposed/Planned)

Class I Bike Trail
(Existing)

Proposed Streets

Class II Bike Lane 
(Existing)

Two-lane Main St.

DR 30-19

ST 60-34

ST 42-26

MS 80-54

Class III Bike Blvd
(Proposed)

Class II Bike Lane 
(Proposed/Planned)

*These areas are less walkable
in comparison to Walkable areas.

3.4 k3.4 k

Railroad
Local Roads

Water

Parks and Schools

Foreshore

Walk Radius

Walkable Urban
Auto-Oriented 
Suburban
Local Corridor

Regional Corridor

Special Districts

Swamp/Marsh

0-5% Slope

5-10% Slope

10-15% Slope

Over 15% Slope

Under 5% Slope

5-15% Slope

Over 15% Slope

Schools

288-300 ft

276-288 ft

264-276 ft

252-264 ft

240-252 ft

228-240 ft

312-324 ft

300-312 ft

T4 Main Street

T4 Main Street-Open

T4 Neighborhood

Infill Plan

T4 Main Street: Limited

T5 Main Street

T5 Main Street-Open

216-228 ft

204-216 ft

192-204 ft

180-192 ft

168-180 ft

156-168 ft

144-156 ft

132-144 ft

120-132 ft

108-120 ft

96-108 ft

84-96 ft

72-84 ft

60-72 ft

48-60 ft

36-48 ft

24-36 ft

12-24 ft

0-12 ft

End-Grain Blocks

(Primary Corridor)

Long-Grain Blocks

Diagonal-Grain Blocks

Dual-Frontage Blocks

Civic Space on Corridor

Outside City

Key Destinations

Key Destinations

Railroad Corridor Boundary

Corridor Boundary

City Limits

Highways

Primary Roads

Alleys/Private Roads

Local Roads

65 MPH Road

45 MPH Road

30 MPH Road

25 MPH + Under Road

Streets Outside City

35 MPH Road

Highway

Rail

Overpass
Underpass
At-Grade Crossing

Walkable Urban
Auto-Oriented 
Suburban

Inundation Area

Local Roads

Proposed Roads
(not regulating)

0.34

0.34

Walkable

Microscale 
Study Areas

Auto-Oriented Suburban

Walkable*

Corridor

District

Parks and Schools/Civic Spaces

Schools

Natural

Community Parks

Future Park Sites

Linear Park and Open Space

Natural Open Space

Neighborhood Parks

Special Use Areas

500-yr Flood Zone

100-yr Flood Zone
Flood Depths unknown

100-yr Flood Zone
with Coastal Waves

with Coastal Waves
Flood Depths unknown

100-yr Flood Zone 

100-yr Flood Zone

Parcel Outline

Building Footprint

City Blocks

1/4-Mile Radius
(Approx. 5-Minute Walk)

Walkable Form yet
Mostly Vehicle Use

Adjusted 5-Minute Walk
with Hills and Barriers

Adjusted 5-Minute Walk
with Hills and Barriers

1/4-Mile Radius
(Typ. 5-Minute Walk)

Existing Neighborhood 
Nodes

Potential Neighborhood 
Nodes

1/4-Mile Radius
(Typ. 5-Minute Walk)

Parks 

Key Destinations

Opportunity Sites

City Limits

Railroad

Highways

Primary Streets

Outside City

City Limits

Railroad

Class I Bike Facility

Primary Corridors

Planned Class I Bike Facility
Class II Bike Facility

Proposed Class II Bike Facility

Proposed Class III Bike Facility

Med. Den. Residen.

Planned Dev. Residen.

Mare Island Residen.

Rural Residential

Low Den. Residen.

High Den. Residen.

Neighborhood Comm.

Waterfront Comm.

Freeway Commercial

Mixed-Use

Planned Dev. Comm.

Pedestrian Comm.

Linear Commercial

Inactive Dredge

Recreation/Open Space

Commercial

Historic

Historic Districts
Neighborhood
Approx. Boundaries

Residential

Institutional

Wetland/Open Space

Develop. Recreation

Active Dredge

Springs Road

Tuolumne St.

Mare Island Way

Curtola Pkwy.

Solano Ave.

Georgia St.

Sonoma Blvd.

Tennessee St.

Alameda St.

3

4

9

2

1

5

6

8

7

Architectural Heritage District

Architectural Heritage District

Downtown Design District

St. Vincent Historic District

St. Vincent Historic District

Residential View District

Area Boundaries

Public Facilities

Limited Office

Light Industrial

Planned Dev. Industrial

Intensive Use

Limited Intensive Use

Specific Plan Area

PDA

Heavy Industrial

Medical

Resource Conservation

Private School

Elementary School

Middle School

High School

Adult School

HS

MS

ES

AS

PS

Highways

Local Roads
Water

Water

Comm. (above ground)

Sewer

Gas: 2”- 4” High pressure (below ground)

Electric (below ground)

Gas: 12” Main (below ground)

Storm Drain

Electric (above ground)

AT&T (above ground)

Comcast (above ground)

AT&T (below ground)

Sewer

Electric (above ground)

Downtown Specific Plan

Exisiting Parks 
and Schools

Proposed Civic Space
(adj. zone is underlying zone)

White Slough Specific Plan

Sub-area I

Sub-area II

Sub-area III

2100 Projected Sea Level Rise

Commercial Use 

Residential Use

Multi-way Blvd.

Four-Lane Avenue

Bus Routes

Traffic Counts 
Average Daily Trips (ADT)

Class I Bike Trail
(Proposed/Planned)

Class I Bike Trail
(Existing)

Proposed Streets

Class II Bike Lane 
(Existing)

Two-lane Main St.

DR 30-19

ST 60-34

ST 42-26

MS 80-54

Class III Bike Blvd
(Proposed)

Class II Bike Lane 
(Proposed/Planned)

*These areas are less walkable
in comparison to Walkable areas.
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Railroad
Local Roads

Water

Parks and Schools

Foreshore

Walk Radius

Walkable Urban
Auto-Oriented 
Suburban
Local Corridor

Regional Corridor

Special Districts

Swamp/Marsh

0-5% Slope

5-10% Slope

10-15% Slope

Over 15% Slope

Under 5% Slope

5-15% Slope

Over 15% Slope

Schools

288-300 ft

276-288 ft

264-276 ft

252-264 ft

240-252 ft

228-240 ft

312-324 ft

300-312 ft

T4 Main Street

T4 Main Street-Open

T4 Neighborhood

Infill Plan

T4 Main Street: Limited

T5 Main Street

T5 Main Street-Open

216-228 ft

204-216 ft

192-204 ft

180-192 ft

168-180 ft

156-168 ft

144-156 ft

132-144 ft

120-132 ft

108-120 ft

96-108 ft

84-96 ft

72-84 ft

60-72 ft

48-60 ft

36-48 ft

24-36 ft

12-24 ft

0-12 ft

End-Grain Blocks

(Primary Corridor)

Long-Grain Blocks

Diagonal-Grain Blocks

Dual-Frontage Blocks

Civic Space on Corridor

Outside City

Key Destinations

Key Destinations

Railroad Corridor Boundary

Corridor Boundary

City Limits

Highways

Primary Roads

Alleys/Private Roads

Local Roads

65 MPH Road

45 MPH Road

30 MPH Road

25 MPH + Under Road

Streets Outside City

35 MPH Road

Highway

Rail

Overpass
Underpass
At-Grade Crossing

Walkable Urban
Auto-Oriented 
Suburban

Inundation Area

Local Roads

Proposed Roads
(not regulating)

0.34

0.34

Walkable

Microscale 
Study Areas

Auto-Oriented Suburban

Walkable*

Corridor

District

Parks and Schools/Civic Spaces

Schools

Natural

Community Parks

Future Park Sites

Linear Park and Open Space

Natural Open Space

Neighborhood Parks

Special Use Areas

500-yr Flood Zone

100-yr Flood Zone
Flood Depths unknown

100-yr Flood Zone
with Coastal Waves

with Coastal Waves
Flood Depths unknown

100-yr Flood Zone 

100-yr Flood Zone

Parcel Outline

Building Footprint

City Blocks

1/4-Mile Radius
(Approx. 5-Minute Walk)

Walkable Form yet
Mostly Vehicle Use

Adjusted 5-Minute Walk
with Hills and Barriers

Adjusted 5-Minute Walk
with Hills and Barriers

1/4-Mile Radius
(Typ. 5-Minute Walk)

Existing Neighborhood 
Nodes

Potential Neighborhood 
Nodes

1/4-Mile Radius
(Typ. 5-Minute Walk)

Parks 

Key Destinations

Opportunity Sites

City Limits

Railroad

Highways

Primary Streets

Outside City

City Limits

Railroad

Class I Bike Facility

Primary Corridors

Planned Class I Bike Facility
Class II Bike Facility

Proposed Class II Bike Facility

Proposed Class III Bike Facility

Med. Den. Residen.

Planned Dev. Residen.

Mare Island Residen.

Rural Residential

Low Den. Residen.

High Den. Residen.

Neighborhood Comm.

Waterfront Comm.

Freeway Commercial

Mixed-Use

Planned Dev. Comm.

Pedestrian Comm.

Linear Commercial

Inactive Dredge

Recreation/Open Space

Commercial

Historic

Historic Districts
Neighborhood
Approx. Boundaries

Residential

Institutional

Wetland/Open Space

Develop. Recreation

Active Dredge

Springs Road

Tuolumne St.

Mare Island Way

Curtola Pkwy.

Solano Ave.

Georgia St.

Sonoma Blvd.

Tennessee St.

Alameda St.

3

4
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2

1

5

6

8

7

Architectural Heritage District

Architectural Heritage District

Downtown Design District

St. Vincent Historic District

St. Vincent Historic District

Residential View District

Area Boundaries

Public Facilities

Limited Office

Light Industrial

Planned Dev. Industrial

Intensive Use

Limited Intensive Use

Specific Plan Area

PDA

Heavy Industrial

Medical

Resource Conservation

Private School

Elementary School

Middle School

High School

Adult School

HS

MS

ES

AS

PS

Highways

Local Roads
Water

Water

Comm. (above ground)

Sewer

Gas: 2”- 4” High pressure (below ground)

Electric (below ground)

Gas: 12” Main (below ground)

Storm Drain

Electric (above ground)

AT&T (above ground)

Comcast (above ground)

AT&T (below ground)

Sewer

Electric (above ground)

Downtown Specific Plan

Exisiting Parks 
and Schools

Proposed Civic Space
(adj. zone is underlying zone)

White Slough Specific Plan

Sub-area I

Sub-area II

Sub-area III

2100 Projected Sea Level Rise

Commercial Use 

Residential Use

Multi-way Blvd.

Four-Lane Avenue

Bus Routes

Traffic Counts 
Average Daily Trips (ADT)

Class I Bike Trail
(Proposed/Planned)

Class I Bike Trail
(Existing)

Proposed Streets

Class II Bike Lane 
(Existing)

Two-lane Main St.

DR 30-19

ST 60-34

ST 42-26

MS 80-54

Class III Bike Blvd
(Proposed)

Class II Bike Lane 
(Proposed/Planned)

*These areas are less walkable
in comparison to Walkable areas.
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P.030  

Above: Achieving the community's expectations 
is effective when zoning is matched with the 
type of context and expected development. 
In our experience, Urban contexts are most 
effectively regulated with Form-based zones, 
which apply primarily to mixed-use, urban 
environments and neighborhoods. Suburban 
and Natural contexts are most effectively 
regulated in a more conventional way, through 
updated conventional, use-based zones. Rural 
contexts can be regulated through updated 
conventional or Form-based zones. Taking the 
time to map these four types of areas is key to 
effectively serving the expected development 
types and uses. Oklahoma City's LUTAs 
in planokc provide a big head start in this 
direction. 

Using the LUTA map in planokc, we 
recommend identifying which of the four 
contexts applies to each LUTA. This provides 
clarity on where each type of zoning is 
anticipated so focused discussion can take 
place to confirm or change that direction.

Example of mapping 
and describing  
the four contexts. 

August 23, 2017	 Best Practices Memo  |  11

Chapter 1: Zoning And Planning



Best Practice: Zoning for Four Context Types 
Coordinate Zoning to Four Key Context Types

As mentioned earlier, there are four general types of 
contexts: natural, rural, suburban, and urban. In order 
to understand what zoning to apply where, we find it 
effective to organize development types by their context. 
This is necessary to keep the connection between the 
place (e.g., rural) and the intended physical form and 
character. Otherwise, key information that needs to find 
its way into the zoning standards can easily be dropped.

We recommend coordinating all changes to existing 
zoning districts and any new zoning districts to 
fully reflect planokc’s existing and intended physical 
environments. This is effectively done by grouping them 
as follows:

Natural. Areas characterized by nature, wilderness.

Rural. Areas characterized by farms and occasional 
development in support of agriculture.

Suburban. Areas characterized by development patterns 
primarily after 1940 where uses are intentionally 
separated as much as possible and driving is more 
common than walking and bicycling.

Urban. Areas characterized by development patterns 
primarily before 1940 where uses are intentionally mixed  
as practical and walking and bicycling are more common 
than driving.

It's important to note that except for the Natural context, 
within each of the above contexts, there is a range of 
development and land use activity ('low to high').

Advantages

•	 Zoning created or updated to serve the specific 
development and land use needs of the four distinct 
context types

•	 Standards reflect degree of mixed use expected in 
each type of place

Disadvantages

•	 None identified

Example: Zoning for Natural, Rural, Suburban, and Urban Contexts 

Natural Rural Suburban Urban

LUTA

Table 16.3.30.070.B: Resource Conservation Zone Development Standards 
Development Feature RC
Lot Requirements
Lot Area (min.) 20 acres

Lot Area (max.) -

Lot Width (min.) -

Lot Width (min.), corner lots -

Lot Depth (min.) -

Lot Depth-to-Width (max.) 3:1

Street Frontage (min.) -

Intensity
Density (max.)1,2 1 unit/lot

Setbacks
Street (min.) 30 feet3

Side (min.)
20 feet plus 2 feet for each foot of building height in excess of 24 feet

Rear (min.)

Encroachments into Setbacks -

Building Massing
Building Height (max.) 35 feet or 2 stories, whichever is less

Lot Coverage (max.) 2%

Other Requirements (continued)
Size Required to apply Zone (min.), 
excluding Public Rights-of-Way

-

Accessory Structures See Section 16.4.20.010 (Accessory Uses)

Design Review
See Chapter 16.3.40 (Overlays) and Section 16.8.30.090 (Site Development 

Plans)

Fences and Walls See Section 16.5.10.040 (Screening) 

Grading and Clearing
See Section 16.5.10.090 (Significant Tree Protection) and Section 16.5.10.110 

(Hillside Development Standards)

Landscaping and Screening See Section 16.5.10.040 (Screening) and Section 16.5.10.050 (Landscaping)

Parking See Section 16.5.10.070 (Parking and Loading)

Performance Standards See Subsection 16.5.10.100.E (Performance Standards) 

Signs See Section 16.5.10.030 (Sign Standards)
1 Accessory dwelling units are not counted towards the maximum allowable density in accordance with 
Government Code Section 65852.2. See Section 16.4.20.020 (Accessory Dwelling Units and Junior Accessory 
Dwelling Units).

2 Areas designated as undevelopable are excluded from density calculations.
3 60 feet is required for structures containing animals (excluding corrals and paddocks), farm produce, or 
equipment or machinery other than automobiles and pickup trucks.

Title 16: City of Vallejo Development Code   |  3-73Public Review Draft: January 2017

16.3.30.070 

General note: the illustration above is intended to provide a brief overview of the transect zone and is descriptive in nature.

A. Purpose

The Rural (T2R) Zone is intended to preserve the rural 
character of Beaufort County. This Zone applies to 
areas that consist of sparsely settled lands in an open 
or cultivated state. It may include large lot residential, 
farms where animals are raised or crops are grown, 
parks, woodland, grasslands, trails, and open space 
areas.

The T2 Rural Zone implements the Comprehensive Plan 
goals of preserving the rural character of portions of 
Beaufort County.

The intent of the T2R-L Sub-Zone is to provide a more 
rural, sparsely-developed character.

B. Sub-Zones

T2R-L (Low) 

C. Allowed Building Types

Building Type Specific Regulations

Carriage House 5.1.40

Single-Family: Estate 5.1.50

3.2.40 T2 Rural (T2R) Standards

3.2-5Beaufort County Development Code Draft: February 2012

3.2.40 Transect Zones

H. T2R Allowed Uses

Key

P  Permitted Use

C  Conditional Use

S  Special Use Permit Required

—  Use Not Allowed

End Notes
1 A defi nition of each listed use type is in Article 10 

(Defi nitions of Terms and Uses).

Land Use Type1 Specifi c Use 
Regulations T2R T2R-L

Recreation, Education, Public Assembly

Community Oriented Civic 

Facility, ≤ 15,000 sf

S —

Community/Public Safety 

Facility

S —

Recreation Facility: Outdoor 4.1.160 S S

Meeting Facility/Place of 

Worship, Public or Private, 

except: 4.1.120

C —

>15,000 sf S —

Park, Open Space, Playground 2.7 P P

Retail

Open Air Retail C P

Services

 Animal Services, except: 4.1.50 P —

Kennel — —

Day Care, Child or Adult, 

≤ 6 Clients (“Family”) 4.1.70

P P

General Services, Business 

and Offi ce, ≤ 3,500 sf

S —

Lodging: Bed and Breakfast C C

Transportation, Communications, Infrastructure

Infrastructure and Utility:

Community (Minor) P P

Regional (Major) 4.1.170 C C

Waste Transfer and Recycling 

Facility: 

Community 4.1.60 C —

Regional 4.1.180 S —

Wireless Communications 

Facility

4.1.260 C C

Land Use Type1 Specifi c Use 
Regulations T2R T2R-L

Agricultural

Agricultural Support Services P P

Agriculture: Crop Production P P

Animal Keeping, except with: 4.1.40 P P

Sales Yards S —

Large Feed Lot Operations S —

Farmworker Housing 4.1.90 P —

Forestry P P

Industrial

Manufacturing/Processing, 

Light, except:

P P

>15,000 sf C —

Mining/Resource Extraction 4.1.130 S —

Outdoor Storage/

Maintenance Yard

C —

Warehousing 4.1.250 C —

Wholesaling and Distribution 4.1.250 C —

Residential

Dwelling:

Single-Family/Unit P P

Accessory Unit P P

Family Compound P P

Group Home:

 ≤ 8 Residents, in a Home P —

Home Offi ce 4.2.100 C P

Home Business 4.2.90 C —

3.2-8 Beaufort County Development CodeDraft: February 2012

3.2.40  Transect Zones

T2 Rural (T2R) Standards

12'-0"

9'-0"

12'-0"

9'-0"

26'-0"

50'-0"

5'-0" 5'-0" 5'-0"5'-0"8'-0"

Public Frontage Assembly

Thoroughfare Type Road

Drainage Collection Type 2' Gutter Pan

Planter Type 5' Continuous Planter

Landscape Type Trees at 30' o.c. avg.

Lighting Type Pipe, Post, or Column

Walkway Type 5' Sidewalk

Curb Type Rolled Curb

Intersection

Curb Radius 10' max.

F

G

Application

Transect Zones T1  T3 T4  T5  
Special Districts SC  SIN SID

Movement Type Slow

Design Speed 20 mph

Overall Widths

Right-of-Way (ROW) Width 50'

Pavement Width 26'

Lane Assembly

Traffic Lanes 2 @ 9'

Bicycle Lanes None

Parking Lanes 1 @ 8', marked

Medians None

A

B

C

D

E

A

C C EG F GF

B

Thoroughfare Assembly RD-50-26

Table 2.6.80.A Thoroughfare Assemblies (continued)

2.6-11City of Beaufort Development Code Draft: February 2012

2.6.80 Thoroughfare Standards

Table 16.3.30.040.B: Residential Zone Development Standards
Development Feature LDR MDR HDR
Lot Requirements1

Lot Area (min.)2 5,000 sf 5,000 sf 5,000 sf

Lot Area (max.) - - -

Lot Width (min.) 50 feet 50 feet 50 feet

Lot Width (min.), corner lots 60 feet 60 feet 60 feet

Lot Depth (min.) 80 feet 80 feet 80 feet

Lot Depth-to-Width (max.) 4:1 - -

Intensity/Density
Density (max.)3,4 9 units/acre 25 units/acre 40 units/acre

Setbacks5,6

Street (min.), interior and 
through lots

15 feet 15 feet 15 feet

Street (min.), second frontage 
of corner lots

10 feet 10 feet 10 feet

Front (min.), flag lots 15 feet 15 feet 15 feet

Side (min.)

5 feet plus 2 feet for 
each foot of building 
height in excess of 24 

feet

5 feet plus 2 feet for 
each story of building 
height in excess of 2 

stories7 5 feet plus 2 feet for each story 
of building height in excess of 

2 stories
Rear (min.)

10 feet plus 2 feet for 
each foot of building 

height in excess of 26.5 
feet

10 feet

Encroachments into Setbacks See Subsection 16.5.10.100.C (Allowable Exceptions in Residential Zones)

Table 16.3.30.040.A: Residential Zones Permitted Uses (continued)
Temporary Use Types
See Section 16.4.20.320 (Temporary Uses)

Permitted Uses: P = Permitted Use; MUP = Minor Use Permit Required (See Procedures); CUP = Conditional Use 
Permit Required (See Procedures);  -  = Use not allowed

Parking Requirements: 1/400 sf = 1 parking space required for each 400 sf of floor area; 1/2R = 1 parking space 
required for each 2 bed/ hotel rooms; 1:6 = 1 parking space required for each 6 students or seats; 1/U = 1 
parking space required for each dwelling unit; D = Director discretion

1 Homes with 900 sf of habitable living space or less only require 1 parking space.
2 For bingo, see 16.4.20.010.E.12.
3 Certain telecommunications facilities may be exempt from discretionary permit requirements in accordance 
with Section 16.4.20.310.

4 A Conditional Use Permit is required for businesses that operate between 12 a.m. and 6 a.m. and are 
located within 300 feet of a residential use or zone, except for hospitals, medical clinics, ambulance services, 
convalescent homes, government-operated facilities, and any existing business which has a valid Conditional 
Use Permit.
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16.3.30.040  

T4 Main Street

A. Intent

A vibrant, Walkable Urban 
main street serving multiple 
neighborhoods with commercial, 
retail, entertainment, and civic 
uses, public transportation, 
and small-to-medium footprint, 
moderate-to-high-intensity 
housing choices, from Duplexes 
to Main Street Buildings. The 
following are generally appropriate 
form elements in this Zone:

Attached or Detached

Narrow-to-Medium Lot Width

Small-to-Medium Footprint

Buildings close to ROW; at or close 
to ROW at corners

Small-to-No Side Setbacks

Up to 4 ½ Stories

Ground Floor at or above Sidewalk

Primarily Shopfronts

16.3.20.080 T4 Main Street (T4MS)

B. Sub-Zone(s)

T4 Main Street - Limited (T4MS-L)

In the ‘Limited' sub-zone to 
implement the urban village 
concept, ground floor commercial 
is required, ground floors are flush 
with the sidewalk, buildings at or 
close to ROW, and ground floor 
commercial frontages are required.

General note: The image above is 
intended to provide a brief overview 
of this Form-Based Zone and is 
illustrative only.
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16.3.20.080 

52'-0"

Curb-to-curb

80'-0"

Right of way

16'-0" 11'-0"

Parking Travel

13'-0"

Sidewalk

16'-0"11'-0"

ParkingTravel

13'-0"

Sidewalk

16.7.10.040.Q    Downtown, Transition Street

A

C CF FD D

B

D. Public Frontage Assembly
Standards for Conventional Zones
Min 5' sidewalk; landscaping and drainage as required 

by City standards in (City to provide reference).

Standards for Form-Based Zones

T3N  T4N.S  T4N.M  T4MS  T5U  T5MS  

Frontage Type Commercial street 

16.7.20.080.B.5 or 6

Drainage Collection Type Curb and gutter

Planter Type 4' x 4' min. tree well

Landscape Type Trees at 30' o.c. avg.

Lighting Type Post, column, or 

double column

Walkway Type 13.5' sidewalk

Curb Type Square

F

A. Application
Local

Movement Type Slow

Design Speed 20-25 mph

B. Overall Widths
Right-of-Way (ROW) Width 80'

Curb-to-Curb Width 53'

C. Lane Assembly
Traffic Lanes 1 @ 11', 1 @ 15'

Bicycle Lanes none

Parking Lanes 1 @ 8', 1 @ 19'

Medians none

A

B

C

D

E

Key T#  Allowed By Review T#  Not Allowed
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16.7.10.040.Q  

Each context is implemented by the number of zoning districts that it takes to implement planokc.

OS
Rural

L
Urban

L
Urban

M
Urban

H DT
Rural

M

  Context

12  |  Best Practices Memo	 August 23, 2017

Chapter 1: Zoning And Planning



Example: Align zoning districts with intended contexts

Table P.030.A: Correlation between General Plan and Development Code

General Plan Land Use 
Designation

Context Type and Implementing Zones
Natural Context Rural Context Auto-Oriented Context Walkable Context

Community
Parks and Recreation Resource Conservation

Open Space Resource Conservation

Public and Quasi-Public

Public Facilities and 
Institutions

Public and Quasi-Public

Residential

Primarily Single Family T3 Neighborhood Low Density Residential Low Density Residential - 
Neighborhood

T3 Neighborhood 

Mix of Housing Types T4 Neighborhood Small Medium Density Residential T4 Neighborhood Small

High Density Residential T4 Neighborhood Medium

Primarily Multifamily High Density Residential T5 Urban

Mixed Use
District - Downtown 
Waterfront

T4 Main Street

T5 Urban

T5 Main Street

District - Mare Island See Specific Plan 

District - Solano 360 See Specific Plan 

District - North Gateway Commercial-Freeway

Commercial-General

Central Corridor T4 Main Street T4 Neighborhood Medium

T4 Main Street

T5 Urban

T5 Main Street

Neighborhood Corridor Commercial-Neighborhood T4 Main Street

Commercial-General 

Business and Industry
Retail/Entertainment Commercial-Freeway T4 Main Street

Commercial-Neighborhood T5 Main Street

Commercial-General

Commercial-Institutional 
Professional

Business/Limited 
Residential

Commercial-Institutional 
Professional

Business/Light 
Industrial

Commercial-Light Industrial

Industrial Industrial

P.030 

By aligning each base 
zoning district with one 
of four contexts, the 
resulting development and 
use standards can better 
implement the range of  
intended outcomes. 

P.030	 Classifications	of	Different	Context	Types	in	Vallejo

Vallejo is characterized by different context types that reflect its pre- and post- World War II 
development patterns. Historic districts and neighborhoods developed prior to WWII tend 
to be more pedestrian-oriented, with smaller development blocks, consistent sidewalks, and 
more intense development patterns, while newer areas of the City tend to be more auto-
oriented, with larger blocks and less prevalent pedestrian amenities. 

The Zoning Map applies a community character-based approach to Vallejo that is based upon 
the classification of three distinct context types illustrated in the Context Types Map (Figure 
P.030.A) . Each context type - Natural, Walkable, and Auto-Oriented Suburban - needs to be 
regulated differently in order to effectively reinforce the intended context and implement the 
General Plan's intent. 

Walkable context types are most effectively regulated with Form-Based Zones, which apply 
primarily to mixed-use, urban environments and neighborhoods. Auto-Oriented Suburban 
and Natural context types are most effectively regulated in a more conventional way, through 
Conventional, use-based zones. Figure P.030.B provides full descriptions of each context type. 
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Figure P.030.A: Context Types 

Key

Railroad
Local Roads

Water

Parks and Schools

Foreshore

Walk Radius

Walkable Urban
Auto-Oriented 
Suburban
Local Corridor

Regional Corridor

Special Districts

Swamp/Marsh

0-5% Slope

5-10% Slope

10-15% Slope

Over 15% Slope

Under 5% Slope

5-15% Slope

Over 15% Slope

Schools

288-300 ft

276-288 ft

264-276 ft

252-264 ft

240-252 ft

228-240 ft

312-324 ft

300-312 ft

T4 Main Street

T4 Main Street-Open

T4 Neighborhood

Infill Plan

T4 Main Street: Limited

T5 Main Street

T5 Main Street-Open

216-228 ft

204-216 ft

192-204 ft

180-192 ft

168-180 ft

156-168 ft

144-156 ft

132-144 ft

120-132 ft

108-120 ft

96-108 ft

84-96 ft

72-84 ft

60-72 ft

48-60 ft

36-48 ft

24-36 ft

12-24 ft

0-12 ft

End-Grain Blocks

(Primary Corridor)

Long-Grain Blocks

Diagonal-Grain Blocks

Dual-Frontage Blocks

Civic Space on Corridor

Outside City

Key Destinations

Key Destinations

Railroad Corridor Boundary

Corridor Boundary

City Limits

Highways

Primary Roads

Alleys/Private Roads

Local Roads

65 MPH Road

45 MPH Road

30 MPH Road

25 MPH + Under Road

Streets Outside City

35 MPH Road

Highway

Rail

Overpass
Underpass
At-Grade Crossing

Walkable Urban
Auto-Oriented 
Suburban

Inundation Area

Local Roads

Proposed Roads
(not regulating)

0.34

0.34

Walkable

Microscale 
Study Areas

Auto-Oriented Suburban

Walkable*

Corridor

District

Parks and Schools/Civic Spaces

Schools

Natural

Community Parks

Future Park Sites

Linear Park and Open Space

Natural Open Space

Neighborhood Parks

Special Use Areas

500-yr Flood Zone

100-yr Flood Zone
Flood Depths unknown

100-yr Flood Zone
with Coastal Waves

with Coastal Waves
Flood Depths unknown

100-yr Flood Zone 

100-yr Flood Zone

Parcel Outline

Building Footprint

City Blocks

1/4-Mile Radius
(Approx. 5-Minute Walk)

Walkable Form yet
Mostly Vehicle Use

Adjusted 5-Minute Walk
with Hills and Barriers

Adjusted 5-Minute Walk
with Hills and Barriers

1/4-Mile Radius
(Typ. 5-Minute Walk)

Existing Neighborhood 
Nodes

Potential Neighborhood 
Nodes

1/4-Mile Radius
(Typ. 5-Minute Walk)

Parks 

Key Destinations

Opportunity Sites

City Limits

Railroad

Highways

Primary Streets

Outside City

City Limits

Railroad

Class I Bike Facility

Primary Corridors

Planned Class I Bike Facility
Class II Bike Facility

Proposed Class II Bike Facility

Proposed Class III Bike Facility

Med. Den. Residen.

Planned Dev. Residen.

Mare Island Residen.

Rural Residential

Low Den. Residen.

High Den. Residen.

Neighborhood Comm.

Waterfront Comm.

Freeway Commercial

Mixed-Use

Planned Dev. Comm.

Pedestrian Comm.

Linear Commercial

Inactive Dredge

Recreation/Open Space

Commercial

Historic

Historic Districts
Neighborhood
Approx. Boundaries

Residential

Institutional

Wetland/Open Space

Develop. Recreation

Active Dredge

Springs Road

Tuolumne St.

Mare Island Way

Curtola Pkwy.

Solano Ave.

Georgia St.

Sonoma Blvd.

Tennessee St.

Alameda St.

3

4

9

2

1

5

6

8

7

Architectural Heritage District

Architectural Heritage District

Downtown Design District

St. Vincent Historic District

St. Vincent Historic District

Residential View District

Area Boundaries

Public Facilities

Limited Office

Light Industrial

Planned Dev. Industrial

Intensive Use

Limited Intensive Use

Specific Plan Area

PDA

Heavy Industrial

Medical

Resource Conservation

Private School

Elementary School

Middle School

High School

Adult School

HS

MS

ES

AS

PS

Highways

Local Roads
Water

Water

Comm. (above ground)

Sewer

Gas: 2”- 4” High pressure (below ground)

Electric (below ground)

Gas: 12” Main (below ground)

Storm Drain

Electric (above ground)

AT&T (above ground)

Comcast (above ground)

AT&T (below ground)

Sewer

Electric (above ground)

Downtown Specific Plan

Exisiting Parks 
and Schools

Proposed Civic Space
(adj. zone is underlying zone)

White Slough Specific Plan

Sub-area I

Sub-area II

Sub-area III

2100 Projected Sea Level Rise

Commercial Use 

Residential Use

Multi-way Blvd.

Four-Lane Avenue

Bus Routes

Traffic Counts 
Average Daily Trips (ADT)

Class I Bike Trail
(Proposed/Planned)

Class I Bike Trail
(Existing)

Proposed Streets

Class II Bike Lane 
(Existing)

Two-lane Main St.

DR 30-19

ST 60-34

ST 42-26

MS 80-54

Class III Bike Blvd
(Proposed)

Class II Bike Lane 
(Proposed/Planned)

*These areas are less walkable
in comparison to Walkable areas.

3.4 k3.4 k

Railroad
Local Roads

Water

Parks and Schools

Foreshore

Walk Radius

Walkable Urban
Auto-Oriented 
Suburban
Local Corridor

Regional Corridor

Special Districts

Swamp/Marsh

0-5% Slope

5-10% Slope

10-15% Slope

Over 15% Slope

Under 5% Slope

5-15% Slope

Over 15% Slope

Schools

288-300 ft

276-288 ft

264-276 ft

252-264 ft

240-252 ft

228-240 ft

312-324 ft

300-312 ft

T4 Main Street

T4 Main Street-Open

T4 Neighborhood

Infill Plan

T4 Main Street: Limited

T5 Main Street

T5 Main Street-Open

216-228 ft

204-216 ft

192-204 ft

180-192 ft

168-180 ft

156-168 ft

144-156 ft

132-144 ft

120-132 ft

108-120 ft

96-108 ft

84-96 ft

72-84 ft

60-72 ft

48-60 ft

36-48 ft

24-36 ft

12-24 ft

0-12 ft

End-Grain Blocks

(Primary Corridor)

Long-Grain Blocks

Diagonal-Grain Blocks

Dual-Frontage Blocks

Civic Space on Corridor

Outside City

Key Destinations

Key Destinations

Railroad Corridor Boundary

Corridor Boundary

City Limits

Highways

Primary Roads

Alleys/Private Roads

Local Roads

65 MPH Road

45 MPH Road

30 MPH Road

25 MPH + Under Road

Streets Outside City

35 MPH Road

Highway

Rail

Overpass
Underpass
At-Grade Crossing

Walkable Urban
Auto-Oriented 
Suburban

Inundation Area

Local Roads

Proposed Roads
(not regulating)

0.34

0.34

Walkable

Microscale 
Study Areas

Auto-Oriented Suburban

Walkable*

Corridor

District

Parks and Schools/Civic Spaces

Schools

Natural

Community Parks

Future Park Sites

Linear Park and Open Space

Natural Open Space

Neighborhood Parks

Special Use Areas

500-yr Flood Zone

100-yr Flood Zone
Flood Depths unknown

100-yr Flood Zone
with Coastal Waves

with Coastal Waves
Flood Depths unknown

100-yr Flood Zone 

100-yr Flood Zone

Parcel Outline

Building Footprint

City Blocks

1/4-Mile Radius
(Approx. 5-Minute Walk)

Walkable Form yet
Mostly Vehicle Use

Adjusted 5-Minute Walk
with Hills and Barriers

Adjusted 5-Minute Walk
with Hills and Barriers

1/4-Mile Radius
(Typ. 5-Minute Walk)

Existing Neighborhood 
Nodes

Potential Neighborhood 
Nodes

1/4-Mile Radius
(Typ. 5-Minute Walk)

Parks 

Key Destinations

Opportunity Sites

City Limits

Railroad

Highways

Primary Streets

Outside City

City Limits

Railroad

Class I Bike Facility

Primary Corridors

Planned Class I Bike Facility
Class II Bike Facility

Proposed Class II Bike Facility

Proposed Class III Bike Facility

Med. Den. Residen.

Planned Dev. Residen.

Mare Island Residen.

Rural Residential

Low Den. Residen.

High Den. Residen.

Neighborhood Comm.

Waterfront Comm.

Freeway Commercial

Mixed-Use

Planned Dev. Comm.

Pedestrian Comm.

Linear Commercial

Inactive Dredge

Recreation/Open Space

Commercial

Historic

Historic Districts
Neighborhood
Approx. Boundaries

Residential

Institutional

Wetland/Open Space

Develop. Recreation

Active Dredge

Springs Road

Tuolumne St.

Mare Island Way

Curtola Pkwy.

Solano Ave.

Georgia St.

Sonoma Blvd.

Tennessee St.

Alameda St.

3

4

9

2

1

5

6

8

7

Architectural Heritage District

Architectural Heritage District

Downtown Design District

St. Vincent Historic District

St. Vincent Historic District

Residential View District

Area Boundaries

Public Facilities

Limited Office

Light Industrial

Planned Dev. Industrial

Intensive Use

Limited Intensive Use

Specific Plan Area

PDA

Heavy Industrial

Medical

Resource Conservation

Private School

Elementary School

Middle School

High School

Adult School

HS

MS

ES

AS

PS

Highways

Local Roads
Water

Water

Comm. (above ground)

Sewer

Gas: 2”- 4” High pressure (below ground)

Electric (below ground)

Gas: 12” Main (below ground)

Storm Drain

Electric (above ground)

AT&T (above ground)

Comcast (above ground)

AT&T (below ground)

Sewer

Electric (above ground)

Downtown Specific Plan

Exisiting Parks 
and Schools

Proposed Civic Space
(adj. zone is underlying zone)

White Slough Specific Plan

Sub-area I

Sub-area II

Sub-area III

2100 Projected Sea Level Rise

Commercial Use 

Residential Use

Multi-way Blvd.

Four-Lane Avenue

Bus Routes

Traffic Counts 
Average Daily Trips (ADT)

Class I Bike Trail
(Proposed/Planned)

Class I Bike Trail
(Existing)

Proposed Streets

Class II Bike Lane 
(Existing)

Two-lane Main St.

DR 30-19

ST 60-34

ST 42-26

MS 80-54

Class III Bike Blvd
(Proposed)

Class II Bike Lane 
(Proposed/Planned)

*These areas are less walkable
in comparison to Walkable areas.

3.4 k3.4 k

Railroad
Local Roads

Water

Parks and Schools

Foreshore

Walk Radius

Walkable Urban
Auto-Oriented 
Suburban
Local Corridor

Regional Corridor

Special Districts

Swamp/Marsh

0-5% Slope

5-10% Slope

10-15% Slope

Over 15% Slope

Under 5% Slope

5-15% Slope

Over 15% Slope

Schools

288-300 ft

276-288 ft

264-276 ft

252-264 ft

240-252 ft

228-240 ft

312-324 ft

300-312 ft

T4 Main Street

T4 Main Street-Open

T4 Neighborhood

Infill Plan

T4 Main Street: Limited

T5 Main Street

T5 Main Street-Open

216-228 ft

204-216 ft

192-204 ft

180-192 ft

168-180 ft

156-168 ft

144-156 ft

132-144 ft

120-132 ft

108-120 ft

96-108 ft

84-96 ft

72-84 ft

60-72 ft

48-60 ft

36-48 ft

24-36 ft

12-24 ft

0-12 ft

End-Grain Blocks

(Primary Corridor)

Long-Grain Blocks

Diagonal-Grain Blocks

Dual-Frontage Blocks

Civic Space on Corridor

Outside City

Key Destinations

Key Destinations

Railroad Corridor Boundary

Corridor Boundary

City Limits

Highways

Primary Roads

Alleys/Private Roads

Local Roads

65 MPH Road

45 MPH Road

30 MPH Road

25 MPH + Under Road

Streets Outside City

35 MPH Road

Highway

Rail

Overpass
Underpass
At-Grade Crossing

Walkable Urban
Auto-Oriented 
Suburban

Inundation Area

Local Roads

Proposed Roads
(not regulating)

0.34

0.34

Walkable

Microscale 
Study Areas

Auto-Oriented Suburban

Walkable*

Corridor

District

Parks and Schools/Civic Spaces

Schools

Natural

Community Parks

Future Park Sites

Linear Park and Open Space

Natural Open Space

Neighborhood Parks

Special Use Areas

500-yr Flood Zone

100-yr Flood Zone
Flood Depths unknown

100-yr Flood Zone
with Coastal Waves

with Coastal Waves
Flood Depths unknown

100-yr Flood Zone 

100-yr Flood Zone

Parcel Outline

Building Footprint

City Blocks

1/4-Mile Radius
(Approx. 5-Minute Walk)

Walkable Form yet
Mostly Vehicle Use

Adjusted 5-Minute Walk
with Hills and Barriers

Adjusted 5-Minute Walk
with Hills and Barriers

1/4-Mile Radius
(Typ. 5-Minute Walk)

Existing Neighborhood 
Nodes

Potential Neighborhood 
Nodes

1/4-Mile Radius
(Typ. 5-Minute Walk)

Parks 

Key Destinations

Opportunity Sites

City Limits

Railroad

Highways

Primary Streets

Outside City

City Limits

Railroad

Class I Bike Facility

Primary Corridors

Planned Class I Bike Facility
Class II Bike Facility

Proposed Class II Bike Facility

Proposed Class III Bike Facility

Med. Den. Residen.

Planned Dev. Residen.

Mare Island Residen.

Rural Residential

Low Den. Residen.

High Den. Residen.

Neighborhood Comm.

Waterfront Comm.

Freeway Commercial

Mixed-Use

Planned Dev. Comm.

Pedestrian Comm.

Linear Commercial

Inactive Dredge

Recreation/Open Space

Commercial

Historic

Historic Districts
Neighborhood
Approx. Boundaries

Residential

Institutional

Wetland/Open Space

Develop. Recreation

Active Dredge

Springs Road

Tuolumne St.

Mare Island Way

Curtola Pkwy.

Solano Ave.

Georgia St.

Sonoma Blvd.

Tennessee St.

Alameda St.

3

4

9

2

1

5

6

8

7

Architectural Heritage District

Architectural Heritage District

Downtown Design District

St. Vincent Historic District

St. Vincent Historic District

Residential View District

Area Boundaries

Public Facilities

Limited Office

Light Industrial

Planned Dev. Industrial

Intensive Use

Limited Intensive Use

Specific Plan Area

PDA

Heavy Industrial

Medical

Resource Conservation

Private School

Elementary School

Middle School

High School

Adult School

HS

MS

ES

AS

PS

Highways

Local Roads
Water

Water

Comm. (above ground)

Sewer

Gas: 2”- 4” High pressure (below ground)

Electric (below ground)

Gas: 12” Main (below ground)

Storm Drain

Electric (above ground)

AT&T (above ground)

Comcast (above ground)

AT&T (below ground)

Sewer

Electric (above ground)

Downtown Specific Plan

Exisiting Parks 
and Schools

Proposed Civic Space
(adj. zone is underlying zone)

White Slough Specific Plan

Sub-area I

Sub-area II

Sub-area III

2100 Projected Sea Level Rise

Commercial Use 

Residential Use

Multi-way Blvd.

Four-Lane Avenue

Bus Routes

Traffic Counts 
Average Daily Trips (ADT)

Class I Bike Trail
(Proposed/Planned)

Class I Bike Trail
(Existing)

Proposed Streets

Class II Bike Lane 
(Existing)

Two-lane Main St.

DR 30-19

ST 60-34

ST 42-26

MS 80-54

Class III Bike Blvd
(Proposed)

Class II Bike Lane 
(Proposed/Planned)

*These areas are less walkable
in comparison to Walkable areas.

3.4 k3.4 k

P-4   |  Title 16: City of Vallejo Development Code Public Review Draft: January 2017

P.030  

The four different contexts are mapped 
to identify which type of zoning best 
implements the comprehensive plan's 
intent

Walkable context types are those in which a person can walk, bike or ride transit to 
work to fulfill most shopping and recreation needs. These environments allow for 
the use of automobiles but do not require the use of a vehicle to accommodate most 
daily needs. 

These areas primarily developed prior to the 1940’s, were developed in a pattern 
where a person could live with limited reliance on the automobile and were 
conducive to destination walking and cycling – characteristics still prevalent today. 
These areas are largely supported through a network of interconnected, tree-
lined streets, a diversity of housing choices and a mix of appropriate commercial 
and residential uses in a compact form. These areas also support public transit 
due to their compact nature. This context type includes downtown, downtown 
neighborhoods such as St. Vincent's, Federal Terrace neighborhoods and 
neighborhood main streets such as Marin between Kentucky and Carolina, and 
Tennessee between Lincoln and Tuolumne. 

These areas are implemented through the T3-T5 Form-Based zones.
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Natural context types consist of undeveloped land interspersed throughout 
the City and along its periphery. In these areas, nature dominates a person’s 
experience, but may include an occasional building or other man-made feature. 
The use of cars is integrated, but does not dominate the character of natural 
areas. The proximity of natural areas to the developed portions of Vallejo, 
especially those created by topography, such as Sulphur Springs Mountain, and 
the marshes at White Slough and San Pablo Bay are important components in 
defining the City’s unique character. 

These areas are implemented through the Resource Conservation Conventional zone.
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Rural context types consist of a large proportion of open space and agriculture 
with a small proportion of developed land along the community’s periphery. 
In these areas, nature and/or agriculture dominates a person’s experience, but 
also includes an occasional house and associated agricultural buildings.  In some 
areas, a small concentration of very low intensity urban buildings and a small 
adjacent grouping of houses occurs in the form of a crossroads.  The use of cars is 
integrated, but does not dominate the character of natural areas. Thoroughfares 
have natural edges and natural arrangements of trees and landscaping not to be 
confused with suburban, informal planting arrangements.

These areas are implemented through the T3 and T4 Form-Based zones. 
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Auto-Oriented Suburban context types developed mainly after the 1950’s east of 
central Vallejo and on Vallejo's periphery. This type of development is driven by the 
need to accommodate the automobile. Characteristic of this context type, land uses 
are segregated and often buffered, leaving large distances between them requiring 
the automobile for day-to-day functions. Walking and cycling occur in these areas, 
but generally for recreational rather than destination purposes due to lack of 
connectivity and amenities within short walking distance. 

Examples of these areas are commercial big box retail and strip mall centers, single-
family residential subdivisions on the periphery of the City, and industrial areas. These 
areas typically have a higher environmental impact per capita than Walkable areas 
because of the high degree of land consumption and separation of uses. 

These areas are implemented through Conventional, use-based zones (e.g., Low 
Density Residential, Medium Density Residential, Professional Offices District, Freeway 
Shopping and Service District). Au
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Figure P.030.B: Context Type Descriptions
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Best Practice: Updated Conventional Zoning 
Zoning for areas where physical form is not the priority

After identifying the areas where the regulation of land 
use will play a larger role (Natural and Suburban areas) 
than regulation of physical form (Rural and Urban 
areas), the relevant conventional zoning districts will 
be evaluated for possible updates. At the very least, each 
conventional zoning district is reviewed for whether 
it effectively allows the uses and generates the type of 
development expected.

For example, the updates to industrial zoning districts 
will be typically less and more focused in comparison 
to improvements to commercial and residential zoning 
districts. The updates may range from adding sub-
zones that expand or restrict the list of allowed uses in 
the zoning district to adding limited guidelines about 
physical form. The degree of updating depends on the 
degree of change desired by the community. 

 
Advantages

•	 Conventional zoning districts are updated to 
implement planokc

•	 Each conventional zoning district receives only the 
upgrades needed to deliver the expected results (some 
will receive more upgrades than others)

Disadvantages

•	 None identified
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Best Practice: Form-Based Zoning
Applying the transect where physical form is the priority

After identifying the areas where updated conventional 
zoning will be applied, and where Form-based zoning 
will be applied, we recommend applying the transect to 
the Form-based areas.

The principle used in organizing most Form-based 
zoning is the Natural-to-Urban Transect. The 'transect' 
establishes a hierarchy of physical environments or 
'zones' from the most natural to the most urban. Between 
these two ends of the spectrum are the rural zones and 
suburban zones. The designation of each zone along this 
hierarchy is determined first by the character and form, 
intensity of development, and type of place and secondly 
by the mix of uses within the area. This hierarchy 
of physical environments becomes the framework/
organizing principle for the Form-based zones, replacing 
use as the organizing principle as in conventional, use-
based zoning. 

We also recommend taking the time to map the 
community's priorities and expectations regarding 
regulation. Planokc's 'Retail Nodes and Corridors' 
diagram provides base information about the policy 
direction for these areas. For example some corridors 
might have very high expectations while other corridors 
might have moderate expectations. The number of topics 
and degree of regulation need to reflect this intent. In 
our experience, the transect system makes it easier to 
integrate this direction than other approaches because of 
its physical basis. In our experience, Form-based zones 
that aren't organized by the transect can be effective but 
are not as easy to understand and adjust over time.

Advantages

•	 Logical, easy to expand system to changes over time

•	 Easy translation of LUTAs intent from planokc

•	 Directly recognizes Oklahoma City's wide variety of 
existing and intended physical environments

Disadvantages

•	 Can be expensive and time-consuming to create

Applying Form-Based Zoning

 

The Natural-to-Urban Transect: The 
Framework for the Form-Based Code

EAST QUADRANT

DU A N Y PL AT E R-ZY B E R K & CO M PA N Y

DRAFT IN PROGRESS

Revision Date: 07.31.06
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The transect is a geographical cross-section 
which reveals a sequence of environments. 
For human environments, this cross-section 
can be used to identify a set of habitats that 
vary by their urban character, in a continuum 
ranging from rural to urban. This range, 
rural to urban, provides a rational basis 
for organizing the components of the built 
work: buildings, lots, land use, open space, 
streets, all elements of the human habitat. 
Form-based coding describes the desired 
volume of buildings and their interaction with 
public space. 

THE TRANSECT AND THE FORM-BASED CODING

Below: The Natural-to-Urban 
Transect. This diagram illustrates a 
continuum of context types from the 
most natural to the most urban from 
left to right. Image courtesy of DPZ.

Natural Areas: best regulated through updated 
conventional zoning.

Rural Areas: can be regulated through updated 
conventional zoning or Form-based zoning.

Suburban Areas: best regulated through updated 
conventional zoning. The transect is not applied to 
these areas.

Urban Areas: best regulated through Form-based 
zoning.

Other cities that faced similar issues applied 
Form-based zoning to portions of their community: 
Nashville, Cincinnati, Fort Worth, Iowa City, 
Flagstaff and Mesa, AZ, Beaufort County, SC, 
El Paso, TX, the island of Kauai, Peoria, IL, 
Birmingham, AL, and Gulfport, MS to name a few. 
Denver applied it to much of the community and 
Miami has applied it to the entire city. Austin is 
in the process of applying it to approximately 20 
percent of their 350-square mile community.

 
Nashville-Davidson County, TN replaced their 
conventional zoning with a “Community Character”, 
Form-based approach to policy and zoning for 
their neighborhoods, centers, corridors and open 
spaces. They then documented the economic 
effect of parcels zoned with and without Form-
based zoning. Their documentation shows a 75 
percent increase in taxable value in the districts 
where the approach is used, compared to a 28 
percent increase in the county over the same time 
period. Source: AARP fact sheet.
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Best Practice: Effective Base Zoning Districts 
Effective Base Zoning

Effective base zoning districts are predictable about 
what they allow and the types of development they 
generate. Another way to say this is that effective base 
zoning serves the needs of the type of development and 
uses expected in an area without the need for variances, 
exceptions or other administrative remedies. The 
standards are coordinated with a particular intended 
physical character and range of uses for an area to 
generate specific types and intensities of development. 
This seems like a basic expectation to have of base zoning 
but it's not the case in most cities. Typically,  the issues 
created by ineffective base zoning are addressed by 
adding more process or relief from the standards or by 
patching the base zoning with a new layer of standards 
or exemptions. But this doesn't increase predictability for 
anyone: investor and neighbor alike.

The Code Diagnosis revealed major concerns about 
ineffective base zoning districts in Chapter 59 Zoning 
and Planning. For example, Oklahoma City has 26 base 
zoning districts and the majority are not coordinated 
with their existing or intended context. This means that 
the same standards for the C-3 General Commercial 
District, including  setbacks, height, uses and parking 
requirements apply anywhere in the city that the C-3 
zoning district is located. Additionally, there are 144 
individual use unit classifications, making it difficult for 
the public to assess which use unit applies to a particular 
project, and requiring interpretation by staff according to 
narrow and specific descriptions. 

Many cities have improved their conventional zoning 
over the past few decades to better acknowledge the 
existing or intended physical character. As helpful as that 
has been, it's our experience that these improvements are 

effective primarily in suburban types of development. 
We find that rural and urban types of development need 
other standards that even updated conventional zoning 
doesn't include. Understanding the degree to which 
physical form and character play a role is key to making 
effective base zoning districts.

The other key to effective base zoning is to seriously  
simplify land use categories and the number of uses 
within each category, relying on common sense and 
detailed definitions to support interpretations. 

We recommend that planokc’s policy direction for 
places and physical character be included in effective 
base zoning districts and standards to reflect planokc’s 
intended wide range of natural, rural, suburban, and 
urban physical environments, activities, and parking 
needs. Apply an approach to zoning, parking and 
thoroughfare design that is based first on intended 
physical character with a lower priority on land use. 
Or, at least apply this thinking in the urban and rural 
contexts while allowing the suburban context to 
prioritize uses and vehicle needs. Combine the above 
with the approach identified on pages 10-12, matching 
each LUTA in planokc with updated conventional zoning 
or Form-based zoning to deliver the intended types of 
development.

Advantages

•	 Updated conventional zoning districts and new Form-
based zoning districts offer a viable alternative to the 
PUD and other site-specific plan approvals, making 
long-term administration of the code easier and more 
consistent

•	 Clear expectations and administration enables more to 
approved 'by right'

•	 Improved use tables

Disadvantages

•	 Dealing with existing use-unit structure and its role in 
building permits

16  |  Best Practices Memo	 August 23, 2017

Chapter 1: Zoning And Planning



Example: Simple use tables, sub-zones
 

 K. Use Types 

 Key

P  Permitted Use4

MUP Minor Conditional Use Permit Required

CUP Conditional Use Permit Required

AUP Antenna Use Permit Required

X  Use Not Allowed

End Notes
1 See allowed Building Types in Subsection C.
2 Max. 600 sf when in accessory structure.
3 Allowed only within 75' of street corner.
4 Director may require a MUP per 9.65.040(a)(6).

For further information on uses listed and for uses not 

listed in table, refer to Definitions.

Use Type Specific Use Standards T4N.SF

Recreation, Education, Public Assembly

Cultural <5,000 sf MUP3

Meeting Facilities X

Green 9.83.100.H P

Pocket Park 9.83.100.C P

Playground 9.83.100.D P

Public Safety Facility X

Community Assembly P

School: Private CUP3

Studio: Art, Music, Dance P2

Agriculture

Urban Agriculture/Crop Production X

Community Garden  9.83.100.F P

Transportation, Communications, Infrastructure
Infrastructure and Utility X

Public Parking 9.82.060 P

Wireless Telecommunications:

Antenna ≤ 20' tall 9.07.020 AUP

Antenna > 20' tall 9.07.020 X

Facility X

Accessory
Accessory Building/Structure1 P

Use Type Specific Use Standards T4N.SF

Residential
Dwelling1 P

Accessory Building1 P

Home Occupation 9.07.030 P

Home Office P

Retail 
General Retail ≤ 1,000 sf P3

General Retail ≤ 1,000 sf with the following:

Alcoholic Beverage Sales 9.07.040 MUP3

Drive Through Service X

Eating or Drinking Establishment ≤ 1,000 sf MUP3

Eating or Drinking Establishment ≤ 1,000 sf  

with the following: 

Alcoholic Beverage Sales 9.07.040 MUP3

Drive Through Service X

Operating between 11pm-5am X

Services
Animal Services ≤ 1,000 sf MUP3

Animal Services ≤ 1,000 sf with the following:

Boarding X

Pet day care X

Automotive Repair X

Automotive Sales/Rental X

Car Wash X

Care Facility for the Elderly <7  P

Care Facility for the Elderly >7  P

Day Care: 

Adult CUP

Large House (7 to 12) CUP

Small (1 to 6) P

Lodging: Bed & Breakfast Inn  P 3

Medical Services:

Clinic MUP3

Doctor Office MUP3

Office: Professional P3

Personal Services MUP3

Personal Services, Restricted X

Title 9 - Zoning: Dana Point Municipal Code | 15Draft: February 2017

 T4 Village Neighborhood: Small Footprint (T4N.SF)  |  9.81.040

Uses are categorized and defined in a Definitions section to allow the use-
tables to be simplified and easy to use. Improvements include regulating by 
size of use for certain uses instead of simply by use.

A sub-zone is an expanded or limited list of the uses allowed in the base zone while 
not changing the intended physical form and character. For example, at certain 
intersections, the list could be focused on food uses, certain types of retail, and 
no ground floor medical uses. Away from key intersections, along a corridor, the 
list might expand to allow uses that aren't best for a key intersection but help to 
regenerate other parts of the corridor. We recommend creating sub-zones to avoid 
new overlays or zoning districts that are essentially focused on adjustments to uses.

Open sub-zone. 

Uses allowed in base zone 
are in left column and 
uses allowed in the Open 
sub-zone are in the right 
column.

Base Zone
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Example: Simple graphics, Clear language, and User-friendly page layout

Best Practice: Highly Graphic and User-Friendly Page Layout 
Simplify and Reformat for the User

The Code Diagnosis revealed that Oklahoma City's 
development codes have a weak document structure/
organization and format. Often, the reader gets the 
sense that maybe there is more information that they 
might need but are not sure about that: 'am I done 
looking?'  The most effective way to convey complicated 
zoning information is through simple graphics and clear 
language.

We recommend reformatting existing and updated 
content to use a graphic approach to page layout that 
improves clarity, and reduces the amount of text needed 
to convey the information.

 
Advantages

•	 Easier to navigate and find information.

•	 Improved clarity through reduced text and simple 
diagrams

•	 Easier to understand and explain instead of only text 
and multiple references to other parts of code.

Disadvantages

•	 Clear and highly graphic standards and simplified 
approach may be  perceived as more difficult and/or 
inflexible by applicants who like to negotiate most or 
all aspects of a project

Even though the page is all text, visual hierarchy 
makes each page easy to navigate.

Standards and text are regulatory. Photos are labeled 
as illustrative.
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Best Practice: Highly Graphic and User-Friendly Page Layout 

Example: Simple graphics, Clear language, and User-friendly page layout

 

 

D. Building Form
Height
Main Building

Stories 2½ stories max.1

To Eave/Parapet 24' max.

Overall 35' max.

Accessory Structure(s)

Accessory Dwellings 2 stories max.

Other 1 story max.

Ground Floor Finish Level 

above Sidewalk

18" min.

Ground Floor Ceiling 9' min.

Upper Floor(s) Ceiling 8' min.
1 See Subsection C of applicable building type for 

additional height standards in Section 16.5.20.030.

Ground floor lobbies and common areas in multi-

unit buildings or at street corners may have a 0" to 6" 

ground floor finish level.

Footprint
Lot Coverage 50% max. 

Depth, Ground-Floor Space 24' min.

Accessory Structure(s)

Width 24' max.

Depth 32' max.

C

D

E

F

G

H

B

ROW / Lot Line

Key 

C. Building Types

Primary 
Building Type

Lot
Standards

Width Depth
Detached House: 

Compact

40' min.  75' min. 16.5.20.030.C

Detached House: 

Medium

40' min.; 

75' max.

75' min. 16.5.20.030.D

Duplex 40' min.;  

75' max.

100' min. 16.5.20.030.E

Cottage Court 75' min.;  

150' max.

100' min. 16.5.20.030.F

Multiplex: Small 50' min.;  

100' max.

100' min. 16.5.20.030.G

Rowhouse 

House Scale

45' min.;  

110' max.

80' min. 16.5.20.030.I

Courtyard 50' min.; 

150' max

100' min. 16.5.20.030.J

Accessory Building Type
Carriage House n/a n/a 16.5.20.030.B

A B

A AA

ROW / Lot Line

Key 
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Street (Front: Narrowest Side)

H
F

ROW Line Street

G

C D

E

Alley as Occurs
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F. Parking
Minimum Required Spaces
Residential Uses

Studio or 1 Bedroom 1 per 600 sf

2 or more Bedrooms 1.5 per 1,000 sf

Non-Residential Uses min.

≤ 1,500 sf None

>1,500 sf 2/1,000 sf above first 1,500 sf

Parking areas shall comply with Section 16.5.10.070. 

Required parking may be reduced as set forth in 

Section 16.5.10.070 (Parking and Loading).

No off-street parking required for uses in accessory 

structure(s).

Location (Distance from ROW / Lot Line)
Front Setback 75' min.1

Side Street Setback 10' min.

Side Setback 5' min.

Rear Setback 5' min.
1 5' min. for existing lots fronting on side street

Miscellaneous
Curb Cut or Parking Driveway Width

≤ 40 spaces 14' max.

> 40 spaces 18' max.

Driveway width along alley may exceed 10'. 

Driveways may be shared between adjacent parcels.

N

O

P

Q

R

ROW / Lot Line

Building Setback Line

Parking Area 

Key 
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P
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Street (Front: Narrowest Side)
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R

R

E. Building Placement
Setback (Distance from ROW / Lot Line)
Front (Facade Zone)1

Interior Lot 10' min.; 20' max.

Corner Lot  0' min.; 15' max.

Side Street (Facade Zone) 1 10' min.; 15' max.

Side

Main Building 5' min.; 10' min. 

combined

Accessory Structure(s) 3' min.

Rear 2

Main Building, Lot Depth ≤ 125' 25' min.

Main Building, Lot Depth > 125' Lot depth less 

100'

Accessory Structure(s) 5' min.

Facade within Facade Zone

Front 65% min.

Side Street 50% min.
1For Steep Front Yard Frontage Types, measured from 

top of slope. 
2Min. 10' for existing lots fronting on side street. 

Buildings may be set in front of the minimum front 

setback to align with the facade of the front most 

immediately adjacent property.

I

J

K

L

M

Key 
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I
min.

I
min.

I
max. I

max.

Street (Front: Narrowest Side)

M

ROW / Lot Line

Building Setback Line

Buildable Area

Acc. Structures Only

Facade Zone

K
min. combined

K
min.

J
max.

J
min.

L
min.

min.

Alley access required if alley exists Alley as Occurs
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Chapter 16.5.10: Supplemental to All Zones

16.5.10.010 Purpose

This Chapter sets forth standards that are supplemental to the regulations of each zone, and 
are specific to particular aspects of development, such as parking and signage among others. 
These standards are intended to promote development that compliments and helps reinforce 
the intended physical character of the zone and compatibility of uses. 

16.5.10.020 Applicability

This Chapter applies to all development. Each section within this Chapter further refines the 
applicability of the standards.

16.5.10.030 Sign Standards

A. Purpose. 

1. The Council finds that the natural surroundings, climate, history, and people of the 
City provide the community with its unique character. This Section has been adopted 
to ensure that all signs installed in the City are compatible with the unique character 
and environment of the community, and in compliance with the Propel Vallejo 2040 
General Plan.

2. The purpose of this Section is to promote public health, safety, and welfare through 
a comprehensive system of reasonable, effective, consistent, content-neutral, and 
nondiscriminatory sign standards and requirements to:

a. Promote and accomplish the goals, policies, and actions of the Propel Vallejo 2040 
General Plan;

Sections:

16.5.10.010 Purpose
16.5.10.020 Applicability
16.5.10.030 Sign Standards
16.5.10.040 Screening
16.5.10.050 Landscaping
16.5.10.060 Water Efficient Landscape Requirements 
16.5.10.070 Parking and Loading
16.5.10.080 Energy Conservation
16.5.10.090 Significant Tree Protection
16.5.10.100 Site and Structural Standards
16.5.10.110 Hillside Development Standards
16.5.10.120 Geotechnical Hazards Requirements
16.5.10.130 Flood Hazards Requirements
16.5.10.140 Fire Hazards Requirements

Title 16: City of Vallejo Development Code   |  5-3Public Review Draft: January 2017

Clear, logical page layout with Table of Contents at 
the Chapter and Section levels to make the content 
user-friendly.

Clear diagrams and labels 
supported by minimal text

August 23, 2017	 Best Practices Memo  |  19

Chapter 1: Zoning And Planning



Best Practice: Community Outreach 
Ongoing Communication is Key

This is a critical component to a successful code update. 
Too often, the community is only engaged at the 
beginning or end of a code update. This is not effective 
and leads to uninformed people and an uninformed code 
update.

In our experience, communication needs to begin 
early in the process and continue to the adoption of the 
updated code. To do this we recommend a variety of ways 
to engage and communicate with the various stakeholder 
groups and the general public:

Hands-on Working Sessions: We have found it most 
effective to start with these sessions before anything new 
is proposed. People have to first understand the issues 
with the existing standards and what that means to them. 
Then, they can be shown how and why the recommended 
approach to zoning and updated development standards 
is different than the existing standards. This is effective 
in a few 2-3 hour working sessions where people split into 
smaller groups that work on specific questions or issues. 

Focus Groups: These groups are key to ongoing 
communication between the community at large and the 
team working on the code update. There's no way that 
the team can stay in contact with as many people as can a 
set of groups that represents a wide variety of stakeholder 
groups. We recommend focus groups from the Planning 
Commission, Design Review Commissions (Downtown, 
Urban Design), bike groups, transit providers/advocates, 
local architects, historic preservation commission, 
developers, sign industry, civil engineers, contractors, 
and other groups routinely involved in preparing or 
reviewing development applications. These groups can 

provide much needed insight into the details of the 
standards. 

Virtual Community Workshops:  This tool is effective 
by offering the community at large an opportunity to 
comment from their own computer or smart phone. 
We recommend carefully designing a survey that uses 
diagrams, maps and illustrations to get at bigger picture 
questions as well as more detailed questions. We have 
found this tool to be very helpful in preparation for major 
public events in the code update process or at least right 
before starting each draft of the code update.

Implementation of planokc: This document provides lots 
of helpful information about the community's vision and 
expectations. But there are more questions to be asked 
and discussions that need to occur to properly inform 
the code update. This presents a great opportunity to 
methodically work with the community and focus groups 
to get their input on these questions and clarifications 
that need to be made. We recommend workshops that 
generate two primary results: a) mapping of the natural, 
rural, suburban, and urban contexts for each LUTA 
and b) identifying the community's expected outcomes 
for each area in enough detail to know how to begin 
responding with the most effective zoning. What type 
of change, if any, is desired? Minimal (preservation), 
incremental, or transformative?

A successful tool we developed is "Community Character 
in a Box". This series of interactive workshops uses the 
local community's photos and notes about the unique 
characteristics of their neighborhood. Over the course of 
a few weeks, much information is collected that gives the 
code writing team important details while involving the 
community in a meaningful way.

Identifying the Desired Level of Regulation: planokc 
starts to address this through its information on 
'Retail Nodes and Corridors' about the intent: revision, 
revitalize, or reaffirm. This is very helpful, but to generate 
responsive zoning standards, a key question to answer is 
"what's needed to achieve the expected results across the 
various sites and areas of the community?" This takes 
time and is most effective when the community and the 
focus groups are engaged. 

Testing: This is another key component that is often 
missing from the code update process. In our experience, 
a code update is most effective when the standards are 
tested in public to answer at least three key questions: 
a) do the standards easily generate the expected results? 
b) are there issues or glitches with using the standards? 
and c) do the standards prevent results that should be 
allowed?  We recommend doing this testing in a 3-4 day 
public workshop that addresses all of the community 
where the team responds to input each day to arrive at a 
resolved set of issues by the end of the workshop.

 
Advantages

•	 Informed community understands the reasons for and 
benefits of the updated standards

•	 Code Update reflects the community's input and 
typically means broad support

Disadvantages

•	 Requires more funding and time
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Example: Community Character in a Box 
 

 

Prepared by Opticos Design, Inc. Draft: December 19, 2013  |  3

Your community’s input is essential in the 
development of CodeNEXT because the Code aims 
to capture and build upon what makes your part of 
Austin distinct. Help the team understand what is 
important to you in your community - you are the 
local experts!

COMMUNITY MAPPING IN A NUTSHELL

Mapping your community can be quick, easy, and fun. On the 
community map provided, mark those locations that you feel are 
strengths, or assets, to your community with a green dot, those that 
are negatives, or constraints, with a red dot, and those locations that 
are opportunities in the community - places to improve or grow - 
with a blue dot. Make sure to include brief notes to explain why you’ve 
marked these areas.

MATERIALS PROVIDED IN YOUR BOX

• Pens/Markers
• Three colors of sticky-dots; green for assets, red for constraints, and 

blue for opportunity sites. 
• Base map(s) of your community

HOW TO MAP YOUR COMMUNITY
1. As a group, discuss what you feel are assets, constraints and 

opportunity sites; mark the map accordingly. Write additional notes 
directly on the map to explain your choices. 

2. After about 30 minutes, ask if there is anything missing from what 
you have indicated with sticky-dots? Should anything more be 
brought to the attention of the Project Team?

3. Remember to take photos of your community members hard at 
work. Submit these photos along with your basemap and notes.

HOW TO SUBMIT MAPS
• Return your Community Map to the City in your Box; make sure 

that all notes are submitted with the maps.
• Be sure to document your community name, the person responsible 

for the Box, and the number of people who participated.
• Collect all of the supplies provided in the Box, and return the 

Community Character in a Box to: 

City of Austin Planning Department
505 Barton Springs Road
Austin, Texas 78704

EXAMPLES OF PLACES TO LOCATE ON YOUR MAP:
Locate the following items on the maps provided:

Step 1: Community Mapping

Assets

• Places where everyone in the 
community goes, such as: 
favorite restaurants, bars, 
stores, and public spaces

• Amenities (services or 
places) that you like in your 
community

• Civic institutions (schools, 
libraries, churches, museums, 
etc.)

• Parks or natural beauty you 
wish to preserve

Constraints

• Abandoned building(s)
• Empty lot(s)
• Dangerous routes
• Eye-sore(s)
• Environmental hazards
• Land uses or activities you 

wish would relocate

Opportunities for Improvement

• Empty lot(s)
• Public space that needs 

improving
• An amenity (service, business, 

or improvement) that your 
community needs (food 
market, coffeehouse, etc).

• A good spot for public art or a 
community garden

• You tell us!

Areas to Photograph

• Mark on the maps where you 
might want to go take pictures. 
This is good planning for Step 2 
Photographic Documentation.

Maps to be replaced

Community members write notes on community maps.

A group discusses their community’s assets, constraints, and 
opportunity sites; the community places sticky-dots on a base map.
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Photo documentation is a key tool in capturing the 
character of a community. Be sure to take photos of 
typical types of buildings and streets, as well as what 
makes your area unique. These photos will inform the 
CodeNEXT team what should be maintained in the 
community, and what could be improved.

WHAT TO PHOTOGRAPH IN A NUTSHELL
Walk around your community, and photograph what you feel are both 
good and bad examples of the buildings in your area, the sidewalk 
conditions, any public spaces, and pictures of different street widths. 

MATERIALS TO BRING WITH YOU:
• Camera or phone with a camera
• Pens/Markers
• Map of the area you will cover (one per group) 

HOW TO DOCUMENT WITH PHOTOGRAPHY?
1. Split the group into pairs of 2-4 people; decide who will cover 

different parts of the community to not overlap.
2. Make sure you have maps and cameras for each team. Plan to spend 

1-2 hours taking lots of photos; refer to the blue box for examples of 
what kinds of photos to take.

3. As you cover parts of your neighborhood, mark on a map your 
route to document where your photographs were taken.

WHAT TO AVOID:
Try to avoid taking pictures with:

• Trash cans
• Light poles and utility/power lines overhead
• Traffic interrupting what you are trying to photograph

This is a great exercise to do on foot; try not to take photos from 
a moving vehicle. And remember to be careful to respect private 
property.

TIPS ON TAKING PHOTOS
• Try to take pictures from different angles of buildings, including 

straight on, and at a 45-degree angle.
• When possible, use a good quality camera, like a digital SLR camera 

to capture crisper images, at a wider angle.
• If your camera has a GPS setting, turn it on to automatically record 

the location of the image.

HOW TO SUBMIT PHOTOS:
If you used the camera provided in the Box:
• Simply return the camera to City Staff in the Box.
If you used your personal camera:
• Place your photos into a folder on your computer with your 

community name.
• Organize your photos into good examples and bad examples.
• Submit your photographic documentation by uploading them here: 

URL

WHAT DO WE DO WITH YOUR PHOTOS?

Wondering what we are going to do with your Community Character 
photo documentation? The Project Team will:

• Refer to them to help understand the unique qualities of your 
community

• Sift through the photos, and place the best examples onto 
photo boards. This will quickly and visually tell a story of your 
community.

• Show the photo boards at community meetings to ask residents if 
the team captured what makes your place unique.

• Compare similar types of buildings and spaces from different 
communities across the City to understand similarities and 
differences.
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EXAMPLES OF PHOTOGRAPHS TO TAKE
The light orange highlight on the photos below shows what to look for in each type of picture.

Step 2: Photo Documentation

Take photographs looking down the 
sidewalk to show how a building relates to 
the public street (front yard, porch, stoop, 
outdoor seating, etc.).

• How far back from the street is the 
building?

• Take photos of parks and civic spaces 
too.

Take photographs of streets to show what 
kind of streets are in your area.

• Look for street trees and landscaping.
• Take photos of the street furnishings 

(like lamp posts or trash bins).
• Notice how the street follows the hills, 

creeks, or other features in your area.

Take photographs of buildings together, to 
show how far apart buildings are, and to 
show how tall a building is compared to a 
nearby building.

Take front, or elevation, photos to show 
how tall and wide a building is.

• Look for unique details in the 
architecture

• Capture shots of important landmarks or 
historic structures.

Take 45-degree angle photographs to show 
how deep a building is.

©  C o p y r i g h t  2 0 1 3

Opticos Design, Inc.

Austin, Texas
October 2013

Old West Austin: Residential Character
©  C o p y r i g h t  2 0 1 3

Opticos Design, Inc.

Austin, Texas
October 2013

Old West Austin: Commercial Character

A group meets to photo document their community, later splitting  up 
to cover different areas.

These are examples of photo boards that describe the character of 
residential and commercial buildings in one community.Prepared by Opticos Design, Inc. Draft: December 19, 2013  |  4

Photo documentation is a key tool in capturing the 
character of a community. Be sure to take photos of 
typical types of buildings and streets, as well as what 
makes your area unique. These photos will inform the 
CodeNEXT team what should be maintained in the 
community, and what could be improved.

WHAT TO PHOTOGRAPH IN A NUTSHELL
Walk around your community, and photograph what you feel are both 
good and bad examples of the buildings in your area, the sidewalk 
conditions, any public spaces, and pictures of different street widths. 

MATERIALS TO BRING WITH YOU:
• Camera or phone with a camera
• Pens/Markers
• Map of the area you will cover (one per group) 

HOW TO DOCUMENT WITH PHOTOGRAPHY?
1. Split the group into pairs of 2-4 people; decide who will cover 

different parts of the community to not overlap.
2. Make sure you have maps and cameras for each team. Plan to spend 

1-2 hours taking lots of photos; refer to the blue box for examples of 
what kinds of photos to take.

3. As you cover parts of your neighborhood, mark on a map your 
route to document where your photographs were taken.

WHAT TO AVOID:
Try to avoid taking pictures with:

• Trash cans
• Light poles and utility/power lines overhead
• Traffic interrupting what you are trying to photograph

This is a great exercise to do on foot; try not to take photos from 
a moving vehicle. And remember to be careful to respect private 
property.

TIPS ON TAKING PHOTOS
• Try to take pictures from different angles of buildings, including 

straight on, and at a 45-degree angle.
• When possible, use a good quality camera, like a digital SLR camera 

to capture crisper images, at a wider angle.
• If your camera has a GPS setting, turn it on to automatically record 

the location of the image.

HOW TO SUBMIT PHOTOS:
If you used the camera provided in the Box:
• Simply return the camera to City Staff in the Box.
If you used your personal camera:
• Place your photos into a folder on your computer with your 

community name.
• Organize your photos into good examples and bad examples.
• Submit your photographic documentation by uploading them here: 

URL

WHAT DO WE DO WITH YOUR PHOTOS?

Wondering what we are going to do with your Community Character 
photo documentation? The Project Team will:

• Refer to them to help understand the unique qualities of your 
community

• Sift through the photos, and place the best examples onto 
photo boards. This will quickly and visually tell a story of your 
community.

• Show the photo boards at community meetings to ask residents if 
the team captured what makes your place unique.

• Compare similar types of buildings and spaces from different 
communities across the City to understand similarities and 
differences.
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EXAMPLES OF PHOTOGRAPHS TO TAKE
The light orange highlight on the photos below shows what to look for in each type of picture.

Step 2: Photo Documentation

Take photographs looking down the 
sidewalk to show how a building relates to 
the public street (front yard, porch, stoop, 
outdoor seating, etc.).

• How far back from the street is the 
building?

• Take photos of parks and civic spaces 
too.

Take photographs of streets to show what 
kind of streets are in your area.

• Look for street trees and landscaping.
• Take photos of the street furnishings 

(like lamp posts or trash bins).
• Notice how the street follows the hills, 

creeks, or other features in your area.

Take photographs of buildings together, to 
show how far apart buildings are, and to 
show how tall a building is compared to a 
nearby building.

Take front, or elevation, photos to show 
how tall and wide a building is.

• Look for unique details in the 
architecture

• Capture shots of important landmarks or 
historic structures.

Take 45-degree angle photographs to show 
how deep a building is.

©  C o p y r i g h t  2 0 1 3

Opticos Design, Inc.

Austin, Texas
October 2013

Old West Austin: Residential Character
©  C o p y r i g h t  2 0 1 3

Opticos Design, Inc.

Austin, Texas
October 2013

Old West Austin: Commercial Character

A group meets to photo document their community, later splitting  up 
to cover different areas.

These are examples of photo boards that describe the character of 
residential and commercial buildings in one community.
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Example: Training throughout the Code Update process helps staff and the code content

Best Practice: Training 
Spend time understanding the new tools and how to 
use them

In our experience, planning and development services 
staff aren't typically given the time they need to learn 
about new tools or code standards. The result is often 
resistance and frustration. When new software is 
purchased, it's typical to receive some training on how 
to use it. It's the same with an updated development 
code. It's likely to include new tools or new development 
standards that staff isn't accustomed to using. It's also 
likely that the updated code is reorganized in a way that 
is completely different than what staff has been using. For 
these simple reasons, we recommend including training 
for staff from the beginning of the process to adoption of 
the code update:

Hands-on Working Sessions: As described in the 
community outreach discussion, we find it most 
effective to start with these sessions before anything 
new is proposed. What is context-sensitive design? how 
do Form-based zones work? what's in an improved 
conventional zoning district?  We organize these topics 
into a series of 2-3 hour working sessions where the staff 
works with example standards until their first draft is 
generated. 

Advantages

•	 Staff becomes fluent in the new tools before they have 
to actually use them

•	 Staff informs the code update process and content

Disadvantages

•	 Requires scheduling of limited staff time

Working sessions with staff use real development 
applications as well as projects designed during 
the sessions to test/troubleshoot the standards 
and help staff learn how to use the new 
standards.

We recommend involving 
developers and architects 
that work in the community 
to be part of the sessions. 
Here, in a large group 
session, a local architect 
explains what his group 
found in applying the draft 
standards and in using the 
new code.
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Identified Issues and Concerns

1  Outdated Regulations

2  Disconnect between the variety and types of physical 

environments, open spaces, thoroughfares and the standards 	

     that drive site planning

3  Standards accommodate vehicular movement over other 

important factors

4  Incomplete non-rural and rural road standards

5  Lack of standards for unified planning of adjacent sites 
 

(See pages 46-47 of Code Diagnosis for more information on the above issues)
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Best Practice: Standards for Large Sites 
Standards for Unified Planning of Adjacent Sites

A key issue identified in the Code Diagnosis is the lack 
of standards for unified planning of adjacent sites. This 
means that important aspects such as access, parking, 
building placement, and setbacks are not coordinated 
or possibly even considered, resulting primarily in 
a disjointed community, lack of place, and access 
management issues. Instead of only addressing these 
issues when a subdivision is proposed, we recommend 
requiring that sites of a certain size generate new 
blocks. In our experience, these standards make sense 
for sites over 4 acres in size. This threshold needs to be 
determined for Oklahoma City. 

We recommend that unified planning be required based 
on project size and that standards are provided for the 
variety of developments from the most rural to the most 
urban.

Advantages

•	 Streets can be public or private, as approved

•	 Integrated open/civic space

•	 Improved network of thoroughfares for all modes

•	 Easier preparation and review of development 
applications

Disadvantages

•	 Shared access may not be desired by all applicants/
owners

Example: Standards for 'Large Sites'

We recommend identifying the process and requirements for 
Rural, Suburban, and Urban sites and then aligning each with the 
palette of available zoning districts to implement planokc. These 
standards do not apply to Natural sites.

Figure 16.6.10.020.B: Determine Intended Context Type and Standards for Site:

The site is to be designed to 
generate a Walkable context 
through the WNP process in 
16.6.10.030 and 16.6.10.040. 

Site > 4 acres

The site is to be designed to 
generate an Auto-Oriented 
Suburban context through the 
AOP process in 16.6.10.030 
and 16.6.10.050.

Site

Centers are to be identified 
to organize the site's role in 
the pedestrian shed. The site 
is to be designed to connect 
to surrounding blocks and 
streets through the WNP 
process in 16.6.10.030, 
16.6.10.040, and 16.6.10.060.

Site > 10 acres

Existing site is already within 
an Auto-Oriented Suburban 
context and will extend 
that pattern and apply 
Conventional Zones.

Auto-Oriented Suburban

Existing site is: a) already 
within a Walkable context 
and will extend that pattern 
and apply Form-Based Zones, 
or b) is in an Auto-Oriented 
Suburban context and the 
applicant proposes a project 
of Walkable context.

Walkable

Title 16: City of Vallejo Development Code   |  6-5Public Review Draft: January 2017
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Rural or Urban Suburban

August 23, 2017	 Best Practices Memo  |  25

Chapter 2: Subdivision Regulations



Best Practice: Integrated Subdivision Regulations 
Integrate Subdivision Regulations in Unified 
Development Code

The Code Diagnosis identified that the existing 
subdivision standards don't contain the type of 
information needed to effectively address urban and 
rural environments. Like most subdivision standards, 
the current standards are aimed at generating suburban 
development. But that is only one of three types of 
development needed in Oklahoma City.

As mentioned, a Unified Hybrid Development Code 
first consolidates all development regulations into a 
coordinated, user-friendly document. But it goes further 
by coordinating the standards with the needs of natural, 
rural, suburban, and urban development. A major need 
is the issue of designing large sites to complement the 
adjacent and surrounding pattern of blocks and streets in 
any of these three contexts. Typical subdivision standards 
don't effectively deal with this primary issue.

We recommend aligning the existing subdivision 
standards with planokc's intended physical contexts 
within each LUTA. Then, coordinate with the relevant 
thoroughfare, civic, and open space standards. In addition, 
integrate standards for generating interconnected 
networks of blocks and complete streets for rural, 
suburban, and urban types of development.

Advantages

•	 Standards are coordinated with the three general types 
of development: rural, suburban, and urban

•	 Better coordination between adjacent sites

•	 Depending on the specific development, the amount of 
required open space is clearly identified with options 
for how to deliver it as civic and/or open space

•	 Easier processing and preparation of applications

Disadvantages

•	 None identified

Example: Robust standards, including standards for civic/open spaces, thoroughfares

Step 4: Apply transect zones to 
implement the intended physical 
character, in compliance with 
Section 9.83.030.E (Project 
Regulating Plan).

 Transect Zones

Step 5: Select at least two to 
three building types1 from the 
allowable building types in 
Subsection C of each transect 
zone and introduce design sites 
within each block based on the 
required design site width and 
depth. Design site lines may be 
permanently recorded by the 
applicant.

 Design-Site Lines

Step 6: Show the different build-
ing types in each block, and 
identify the selected frontage 
types for each design site. (See 
Subsection D of each Building 
Type in 9.82.070).

 Buildings

Step 2: Introduce new streets 
from the allowable thorough-
fare types listed in Section 
9.83.050. Identify at least 10% 
of the project area as new civic 
space (See Table 9.83.100.A).  
10% is calculated after subtract-
ing thoroughfare R.O.W.s.

Figure 9.83.030.A: Walkable Urban Site Transformation Process

Step 1: Subdivide project area 
(See Table 9.83.030.B) to create 
smaller blocks and a network of 
interconnected streets (See Table 
9.83.050.B).  

St
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Street

Street

St
re

et

654

 Blocks1  Streets/Civic Space

Step 3: Introduce alleys to 
provide access to design sites 
and maintain a continuous 
streetscape without the in-
terruption of driveways (See 
9.83.050.J).

 Alleys

Street

Street

St
re

et

New Street

N
ew

 S
tr

ee
t

Alley 

Alley Alley 

Property Boundary

32

Alley 

Street

Street

St
re

et

New Street

N
ew

 S
tr

ee
t

Alley 

Alley Alley 

Alley 

St
re

et

Street

Street

St
re

et

T4 Village Neighborhood.SF
T4 Village Neighborhood.LF
T4 Village Main Street

N
ew

 S
tr

ee
t

New Street
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E

A

A

B Duplex
C Multiplex: Small

D Multiplex: Large 

F Main Street Building 

E Rowhouse Building

B

D

Detached House1T4N.SF: min. 3 different types; 

  T4MS and T4N.LF: min. 2 different types

9.83.100.C Pocket Park

T4N.SF  T4N.LF  T4MS  T4MD  

A. Description
Small-scale open space, serving the immediate 
neighborhood, available for informal activities in close 
proximity to neighborhood residences. Service area: 
Neighborhood

B. General Character
Formal or informal, urban

Accessory Structure(s) <200 sq. ft. per 9.83.100.A.5

Combination of planted areas and hardscape

Spatially defined by building frontages and adjacent 
street trees

Walkways along edges or across space

Civic element provided

C. Size and Location
Area: 1,600 sf min.

Depth: 40 ft. min. Width: 40 ft. min.

D. Typical Uses
Civic activity

Passive recreation, casual seating and/or outdoor 
seating

Commercial uses in support of civic activity
General Note: Images on this page are illustrative, not 
regulatory.

Community 
Garden

PlaygroundPocket ParkPocket 
Plaza

PlazaSquareGreenGreenwayCommunity 
Park

Sports 
Complex

Regional 
Park
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9.83.100.C  

C. Lane Assembly
Traffic Lanes 2 @ 10'

Bicycle Lanes Sharrow

Parking Lanes/Edge Lines 2 @ 10', T's marked at 8'

Median None

D. Public Frontage Assembly
Drainage Collection Type Curb and gutter

Planter Type Min. 10' continuous 

planter

Landscape Type Trees at 30' o.c. avg.

Lighting Type Table 9.83.090.D

Walkway Type 10' min. sidewalk

Curb Type Raised 

Anticipate bicycles may share use of wide sidewalks.

C

D

E

F

A. Application
Movement Type Free

Design Speed 30 mph1

B. Overall Widths
Right-of-Way (ROW) Width 80'

Pavement Width 40'
1 May be reduced to 25 mph with traffic calming 

measures.

A

B

9.83.050.F Victoria Boulevard: Sepulveda Ave. to Alley (Facing West) 
 

54’-0"

Curb-to-curb

80’-0"

Right of way

16’-0" 11’-0"

Parking Travel

13’-0"

Sidewalk

16’-0"11’-0"

ParkingTravel

13’-0"

Sidewalk

A

B

C C DDE EF F

Title 9 - Zoning: Dana Point Municipal Code | 129Draft: February 2017
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The sequence of designing a site into new blocks, civic and open space, 
and lots for buildings is codified and illustrated for clarity. Each step 
identifies the requirements and shows the reader where to find the 
standards. *Lot lines are only required for the design process and may be 
recorded as legal lots at the choice of the applicant.

*

In our experience, codifying the process of making 
new streets, blocks and lots does more to generate 
development that fits its neighbors than design 
guidelines or other processes.
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Example: Choices for different contexts

Best Practice: Context-Sensitive Civic Space 
Provide Standards for Integral Civic Space

The Code Diagnosis identified a disconnect between 
the variety of intended development types, open spaces, 
and the standards that drive site planning. This situation 
tends to result in open space that is not well-integrated 
into new development. In our experience, it is often 
simply seen as land that can't be developed. Instead, we 
recommend a context-sensitive approach that integrates 
open space as an amenity for new development.

We recommend standard options ranging from the 
most natural to rural to suburban to the most urban. 
In addition, allow for flexibility in size for the different 
types of development and physical contexts. This results 
in greater predictability by having a set of choices to 
apply to any development and easier to comply with the 
required amount of area.

Planokc provides preliminary information about the 
intended development in each LUTA. Planokc also calls 
for providing new open space in urban areas, protecting 
the character of rural areas,  and preserving existing 
environmentally sensitive areas to the extent possible. 
The approach we recommend achieves these goals while 
offering flexibility in design.

Advantages

•	 Allows flexibility in design of open space

•	 Ensures appropriate, usable, beneficial open space for 
the different physical contexts

•	 Coordinates with the range of zoning  districts

Disadvantages

•	 None identified We recommend identifying the range of civic space types for each of planokc's LUTAs and the intended 
physical contexts. Then, align each with the corresponding zoning district(s). 

9.83.100.G Plaza

T4N.SF  T4N.LF  T4MS  T4MD  

A. Description
Community-wide focal point primarily for civic purposes and 
commercial activities. Plazas are typically hardscaped with 
planting as accents. Commercial activities are subordinate to 
Civic activity.  Service area: Multiple Neighborhoods

B. General Character
Formal, urban

Accessory Structure(s)  < 5,000 G.S.F., fountains, 
benches per 9.83.100.A.5

Combination of hardscaped and planted areas in 
formal patterns

Spatially defined by buildings and tree-lined streets

Civic element provided

C. Size and Location
Area: 1/2 acre min.

Depth:  80 ft. min. Width: 150 ft. min.

Streets required on three quarters of the Plaza's perimeter. 
Facades on design sites attached to or across a thoroughfare 
shall "front" on to all sides of the Plaza.

D. Typical Uses
Civic uses Passive recreation

Commercial uses in support of civic uses

Community 
Garden

PlaygroundPocket ParkPocket 
Plaza

PlazaSquareGreenGreenwayCommunity 
Park

Sports 
Complex

Regional 
Park

Community 
Garden

PlaygroundPocket ParkPocket 
Plaza

PlazaSquareGreenGreenwayCommunity 
Park

Sports 
Complex

Regional 
Park

General Note: Images on this page are illustrative, not 
regulatory.
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9.83.100.G  9.83.100.C Pocket Park

T4N.SF  T4N.LF  T4MS  T4MD  

A. Description
Small-scale open space, serving the immediate 
neighborhood, available for informal activities in close 
proximity to neighborhood residences. Service area: 
Neighborhood

B. General Character
Formal or informal, urban

Accessory Structure(s) <200 sq. ft. per 9.83.100.A.5

Combination of planted areas and hardscape

Spatially defined by building frontages and adjacent 
street trees

Walkways along edges or across space

Civic element provided

C. Size and Location
Area: 1,600 sf min.

Depth: 40 ft. min. Width: 40 ft. min.

D. Typical Uses
Civic activity

Passive recreation, casual seating and/or outdoor 
seating

Commercial uses in support of civic activity
General Note: Images on this page are illustrative, not 
regulatory.

Community 
Garden

PlaygroundPocket ParkPocket 
Plaza

PlazaSquareGreenGreenwayCommunity 
Park

Sports 
Complex

Regional 
Park
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9.83.100.C  

Examples of three options responding 
to three very different physical 
conditions

Table 16.6.10.060.A   Civic Park and Open Space Type Overview
Form-Based Zone

Conventional Zone

     

Civic Space Type Community Park Greenway Neighborhood Park
Illustration

Community 
Garden

PlaygroundPocket ParkPocket 
Plaza

PlazaSquareGreenGreenwayCommunity 
Park

Sports 
Complex

Regional 
Park

Community 
Garden

PlaygroundPocket ParkPocket 
Plaza

PlazaSquareGreenGreenwayCommunity 
Park

Sports 
Complex

Regional 
Park

Community 
Garden

PlaygroundPocket ParkPocket 
Plaza

PlazaSquareGreenGreenwayCommunity 
Park

Sports 
Complex

Regional 
Park

Description Community-wide 
destination providing 
open space for active 
and passive recreation, 
serving multiple 
neighborhoods. 
Appropriate civic 
elements, community 
facility < 5,000 G.S.F., 
fountains, and open 
shelters may be included. 

Linear space for 
community gathering 
and strolling for residents 
and employees, serving 
multiple neighborhoods. 
Greenways can serve 
an important role as a 
green connector between 
destinations. Appropriate 
civic elements, community 
facility < 5,000 G.S.F., 
fountains, benches.

Open space available for 
unstructured and limited 
amounts of structured 
recreation, serving the 
immediate neighborhood.  
Appropriate civic 
elements, community 
facility < 5,000 G.S.F, 
fountains, benches.

Service Area Multiple Neighborhoods Multiple Neighborhoods Neighborhood

Reference to Specific Standards 16.6.10.060.C 16.6.10.060.D 16.6.10.060.E

T3 T5 T3 T5

R R R

T4 T4 T3 T4 T5

Key T# Allowed By Right T# Allowed By Review T# Not Allowed
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Table 16.6.10.060.A  Civic Park and Open Space Type Overview (continued)
Form-Based Zone

Conventional Zone

 T4  
   

Civic Space Type Square Plaza Pocket Plaza
Illustration

Community 
Garden

PlaygroundPocket ParkPocket 
Plaza

PlazaSquareGreenGreenwayCommunity 
Park

Sports 
Complex

Regional 
Park

Community 
Garden

PlaygroundPocket ParkPocket 
Plaza

PlazaSquareGreenGreenwayCommunity 
Park

Sports 
Complex

Regional 
Park

Community 
Garden

PlaygroundPocket ParkPocket 
Plaza

PlazaSquareGreenGreenwayCommunity 
Park

Sports 
Complex

Regional 
Park

Description Neighborhood focal 
point available for civic 
purposes, commercial 
activity, and passive 
uses.   Appropriate civic 
elements, kiosk, pergola, 
community facility < 
5,000 G.S.F, fountains, 
benches.

Community-wide focal 
point primarily for civic 
purposes and commercial 
activities, serving multiple 
neighborhoods. Plazas 
are typically hardscaped 
with planting as accents. 
Commercial activities 
are subordinate to Civic 
activity.  Appropriate civic 
elements, community 
facility < 5,000 G.S.F., 
fountains, benches.

Small-scale, open space 
available for civic purposes 
and commercial activity 
serving the immediate 
neighborhood, intended 
as intimate spaces for 
seating or dining into 
which commercial and 
neighborhood activity 
may spill. Pocket plazas 
can also be used to create 
a formal space in front 
of a prominent building 
entrance.  Appropriate 
civic elements, community 
facility < 1,000 G.S.F., 
fountains, benches.

Service Area Neighborhood Multiple Neighborhoods Neighborhood

Reference to Specific Standards 16.6.10.060.F 16.6.10.060.G 16.6.10.060.H

T5 T4MS

R

T5MS

C R C

T4N.M T5T4MS

Key T# Allowed By Right T# Allowed By Review T# Not Allowed
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Table 16.6.10.060.A   Civic Park and Open Space Type General Standards (continued)
Form-Based Zone

Conventional Zone

     

Civic Space Type Pocket Park Playground Community Garden
Illustration

Community 
Garden

PlaygroundPocket ParkPocket 
Plaza

PlazaSquareGreenGreenwayCommunity 
Park

Sports 
Complex

Regional 
Park

Community 
Garden

PlaygroundPocket ParkPocket 
Plaza

PlazaSquareGreenGreenwayCommunity 
Park

Sports 
Complex

Regional 
Park

Community 
Garden

PlaygroundPocket ParkPocket 
Plaza

PlazaSquareGreenGreenwayCommunity 
Park

Sports 
Complex

Regional 
Park

Description Small-scale open space, 
serving the immediate 
neighborhood,  available 
for informal activities 
in close proximity to 
neighborhood residences. 
Variations of this type 
include dog parks, skate 
parks, and other special 
use parks. Appropriate 
civic elements, community 
facility < 200 sq. ft.

Small-scale open space 
designed and equipped 
for the recreation of 
children, serving the 
immediate neighborhood. 
These spaces should 
serve as quiet, safe 
places protected from 
the street and typically in 
locations where children 
do not have to cross any 
major streets. An open 
shelter, play structures 
or interactive art and 
fountains may be included 
with landscaping between. 
Playgrounds may be 
included within all other 
civic space types.

Small-scale open space 
designed as a grouping 
of garden plots available 
to nearby residents for 
small-scale cultivation. 
Community gardens 
should be fenced to 
protect edible plants from 
wildlife and may include a 
small accessory structure 
for storage.  Community 
gardens may be included 
within all other civic space 
types.

Service Area Neighborhood Neighborhood Neighborhood

Reference to Specific Standards 16.6.10.060.I 16.6.10.060.J 16.6.10.060.K

T3 T3

Key T# Allowed By Right T# Allowed By Review T# Not Allowed

R R

T4 T5

C R

T4 T5

C

T3 T4
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Identified Issues and Concerns

1  Need for a predictable and streamlined entitlement process

2  Difficulty of navigating through administrative procedures 

3  Unclear application requirements and inconsistent permit 

cycle times

4  Unclear description of Review Authorities 	and Responsibilities

5  Hard to find and inconsistent permitting procedures

(See pages 22-23 of Code Diagnosis for more information on the above issues)
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Best Practice: Clear, Logical Organization 
Establish Predictable Permitting Processes and 
Requirements

Permitting processes and requirements should be 
predictable and streamlined so that they are clear and 
easy to follow. A lengthy and unpredictable review 
process is not only the result of complicated procedures, 
but often also the outcome of complex development 
standards themselves. A predictable entitlement 
process with clearly stated application requirements 
and permit cycle times gives applicants piece of mind 
when applying for permits, whereas a complicated Code 
that is disorganized and includes hard to understand 
regulations reduces its usability. Also, the complexity 
of the regulations adds time and cost to construction 
projects which can affect affordability. In addition to 
streamlined permit approval processes, consideration 
should be given, consistent with the Comprehensive Plan, 
to the inclusion of as many uses by right with staff level 
approval, rather than through a public hearing process.

Ensure the Code is Easily Navigable

A well-designed Code ensures that users can navigate 
it easily to find the administrative procedures and 
information they are seeking. A common complaint 
about the current Code is that it is hard to use and 
information is not easy to find because of the lack of a 
coherent and organized structure. The Table of Contents 
should be designed so that there is logic and order to the 
way the chapters are organized. A short section within 
the Introduction/Preamble should, for example, include 
an overview of “How to Use the Code” with a supporting 
graphic. The Permits and Approval section should 
include a description of the roles and responsibilities of 
all review authorities as well as flow charts that visually 

describe the process for obtaining approvals and permits 
in addition to the text.

Advantages

•	 Greater predictability in decision making allowing for 
ease of use by residents and therefore fewer questions 
for staff

•	 Greater satisfaction with the level of service provided 
by City staff

•	 Less conflict between departmental requirements

•	 Fewer public hearings with resultant savings in 
administration costs and time in public meetings

Disadvantages

•	 Training for staff, applicants, and developers will be 
needed on the new Code and may be perceived as not 
needed

•	 May be perceived as reducing citizen input in key 
decisions on new development projects

•	 May be perceived as being overly friendly towards 
developers rather than residents

Example: Clear, Logical Organization

Page from the Table of Contents, Flagstaff, AZ 
Zoning Code, showing good organization to allow 
ease of use.
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Best Practice: Simple Approval Process Charts 
Clearly Graphically Describe Approval Processes

Permitting procedures and regulations should be 
easily identified in the Code, and procedures that are 
common to many different permits or approvals (e.g. 
submittal procedures and requirements or public noticing 
requirements) should be grouped into one section to avoid 
duplication. Also, it is a good practice to arrange permits 
and approvals in alphabetical order so that they are easily 
identified.

Advantages

•	 Greater predictability in decision making allowing for 
ease of use by residents and therefore fewer questions 
for City staff

•	 Greater satisfaction with the level of service provided 
by City staff

Disadvantages

•	 Training for staff, applicants, and developers will be 
needed on the new Code and may be perceived as not 
needed

Example: Easy-to-use Process Guides for Conventional Zones and Form-Based Zones

Quick Code Guide: 
New or Expanded Use in Conventional Zones

Not 
ApprovedApproved ApprovedNot 

Approved

Appeal (16.8.70) or Reapply and submit revised application and fee (16.8.40.090)

The above is intended as a summary guide. Please refer to the city's permit procedures and application 
requirements for all necessary information.

Submit Plans 
for Building 

Permits; 
Business 
License 
Issued

Submit Plans 
for Building 

Permits; 
Business 
License 
Issued

P MUP CUP
Check Subsection B of zone standards for additional 

use standards

Application Submittal Process
16.8.30.030; 
16.8.30.090

16.8.30.050; 16.8.30.050

Review Process
City  
Staff  
Review; 
Director  
Review

Director Review; 
May refer 
to Planning 
Commission; 
City Staff  
Review

Planning 
Commission; 
Public  
Hearing

P MUP CUP
Check Subsection B of zone standards for additional 

use standards

Application Submittal Process
16.8.30.030; 
16.8.30.090

16.8.30.050 16.8.30.050

Review Process
Staff Review; 
Director Review

Director Review; 
May refer 
to Planning 
Commission

City Staff  
Review; 
Planning 
Commission 
Public Hearing

New UseExpanded Use
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16.1.10.030 

Quick Code Guide: New or Modified Building

Find the transect zone for your parcel Zoning Map 

Select the building type from the 
types allowed in the transect zone

Chapter 9.81, 
Subsection C of zone Transect Zones

Follow the permit procedures and 
comply with the submittal requirements 
for permit application

9.69 Coastal Development 
Permit

Apply building setbacks to design 
site

 Chapter 9.81, 
Subsection E of zone Transect Zones

Apply building height allowance Chapter 9.82.070.A-O, 
Subsection C Building Types

Apply maximum building size to 
design site (for main body and 
secondary wings)

Chapter 9.82.070.A-
O, Subsection C Building Types

Apply parking and access 
standards and setbacks to lot

Chapter 9.81, Subsection 
F of zone Transect Zones

a. Select the frontage type from the 
types  allowed in the transect zone  

b. Apply the standards to the building

Chapter 
9.82.070.A-O, 
Subsection D

Chapter 
9.82.080.B-K

a. Building Types 

b. Frontage Types

Instructions Code Location

The above is intended as a summary guide. Please refer to the city's permit 
procedures and application requirements for all necessary information.
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The above is intended as a summary guide. Please refer to the city's permit 
procedures and application requirements for all necessary information.

Quick Code Guide: New or Modified Signage

Not ApprovedApproved

Identify Transect Zone

See Zoning Map

Determine if proposed sign does not require a 
permit

Chapter 9.82.100.C (Exempt Signs)

Review and apply standards for temporary signs

Chapter 9.82.100.F (Temporary Signs)

Select from allowed types in transect zone

See 9.81.040-070 Subsection J

Review standards for sign type(s) and prepare 
application

Chapter 9.82.100.G-O

Submit application and fee for processing per 
Dana Point Municipal Code 

Chapter 9.37.100

Submit application and fee for processing per 
Dana Point Municipal Code 

Chapter 9.37.100

Review by 
City Staff for 
compliance 

with standards

Temporary & Exempt SignsPermanent Signs

R
es

ub
m

it 
ap

pl
ic

at
io

n

Temporary Sign 
Permit Issued

 Review by 
City Staff 

See Sign 
Type

Review by 
Commission

See Sign 
Type

Review by 
Director

See Sign 
Type

Approved

Redesign to comply 
with standards

Sign Permit Issued
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Apply the standards for creating 
walkable neighborhood site

Section 16.6.10.030

Section 16.6.10.040

General to Community 
Design

Walkable Community 
Design

Confirm that your parcel exceeds 4 acres Assessors' Parcel Map 

Quick Code Guide: 
Large Sites in Form-Based Zones

Identify the context type for your parcel Figure 16.6.10.020.A Context Type Plan

Identify applicable process for your 
parcel Figure 16.6.10.020.A B

Determine Intended 
Context Type and 
Standards for Site

Design the site Section 16.6.10.040.A
Walkable 
Neighborhood Plan 
Standards

Follow the procedures for applying Form-
Based Zones and for required permits 
and approvals

Section 16.8.10.100

Chapter 16.8.30

Administration and 
Procedures

Permits and Approvals

The above is intended as a summary guide. Please refer to the city's permit procedures and application 
requirements for all necessary information.
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16.1.10.030  

Examples of easy-to-use guides in the Vallejo, CA 
Draft Zoning Code.
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Best Practice: Clearly Define Roles and Responsibilities  
Establish Predictability through Clarity of Processes

The roles and responsibilities of all review authorities 
should be clearly defined, and ideally located near the 
beginning of the Code. This can be achieved through 
clearly written text as well as a table or graphic that 
describes the principal responsibilities of the review 
authority. 

Advantages

•	 Greater predictability in decision making allowing for 
ease of use by residents and therefore fewer questions 
for City staff

•	 Greater satisfaction with the level of service provided 
by City staff

Disadvantages

•	 None identified

Example: Table of Responsible Authorities 
 

Table clearly identifying the roles and responsibilities of City departments, Austin, TX 
Draft Zoning Code.
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Identified Issues and Concerns

1  Existing design guidelines apply to defined select areas of 

the City, while much of the City where design guidelines could 	

     be effective, are not subject to them

2  Many of the existing guidelines are overly vague, subjective, 

and imprecise leaving room for interpretation and possibly 	

     conflict

3  The existing guidelines rely almost exclusively on text and they 

lack illustrations and photographs
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Best Practice: Context-Appropriate Design  
Establish Tangible Design Guidelines

It is appropriate to establish design guidelines that apply 
to a particular area or context (e.g. the design guidelines 
that apply to the Bricktown Core District compared to 
the Downtown Business District) to support the unique 
characteristics of that district. However, there are many 
areas of the City that could also be subject to enhanced 
design standards or guidelines. There are several ways 
of expanding the application of design guidelines in the 
City, including the preferred approach of applying them 
to corridors and districts or neighborhoods identified 
by unique contextual characteristics, or they could be 
written to apply to, for example, commercial or multi-
family residential uses.    

Advantages

•	 Design guidelines that are customized to particular 
neighborhoods or districts ensure that new 
development is appropriately scaled and designed 
to address the unique characteristics of one place 
compared to another

Disadvantages

•	 A commitment of staff time and other resources 
will be needed to expand the application of design 
standards or guidelines to other areas of the City

Example: Well-illustrated and Clear Content

Example of a well-illustrated page from the Mission Hills, KS Design 
Guidelines.
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Best Practice: Determine Intention for Design Guidelines 
How are the Guidelines to be Applied?

It is important to determine whether the community 
desires the application of design standards (i.e. these are 
mandatory design requirements) or design guidelines (i.e. 
optional design elements that may be utilized and that 
are not specifically required). Once this determination 
has been made within an area (note, some districts or 
corridors may apply standards while others may apply 
guidelines), the Code must be written to ensure that 
clear guidance to property owners and their architects is 
provided. Design guidelines or standards should allow 
for a wide range of architectural solutions to achieve the 
same level of character and expression in the context 
area. Clear, precise, concise, and objective guidelines 
or standards are essential as design guidelines that are 
vague can lead to disagreement, feelings of ill-will in the 
community, and even legal challenges. 

Advantages

•	 Ease of use and application of design guidelines and 
standards resulting in fewer questions to City staff

•	 Greater predictability and certainty in decision making 
because standards are clear, well-illustrated and 
objective

•	 Greater satisfaction with the level of service provided 
by City staff

Disadvantages

•	 Training for staff, applicants, and developers will be 
needed on how to apply new guidelines or standards 
and may be perceived as not needed
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Example: Illustrate Non-regulatory aspects of Sites and Buildings

Example of a well-illustrated page from the 
Jordan Road Character District in Sedona, 
AZ. 

Best Practice: Clear Graphics and Illustrations 
Take the Time to be Clear

Design guidelines and standards should include 
illustrations and photographs supported by narratives 
to illustrate, for example, appropriate styles, elements, 
materials, massing, detailing, and relationships to street 
frontages, that a community finds both acceptable and 
unacceptable. 

Advantages

•	 Ease of use and application of design guidelines and 
standards resulting in fewer questions to City staff

•	 Greater satisfaction with the level of service provided 
by City staff

•	 Fewer conflicts and disagreements

Disadvantages

•	 Producing well-crafted design guidelines or standards 
requires a commitment to public/stakeholder 
involvement in the process and the allocation of 
financial and staff resources
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Identified Issues and Concerns

1  The current sign regulations include some sign types that are 

defined 	based on the content or message on the sign, and as   	

     such, they are not content neutral 

2  Chapter 3 (Advertising and Signs) is poorly organized which 

makes it hard to find applicable standards

3  Many sign standards are imprecise and incomplete, lack 

clarity and consistency, and are ineffective

4  The current sign regulations lack flexibility and do not 

incentivize good sign design 

5  The Code lacks clear standards for sign maintenance, 

enforcement, or 	the removal/replacement of existing billboards

(See pages 48-49 of Code Diagnosis for more information on the above issues)
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Best Practice: Content-Neutral Sign Standards
Categorize Sign Types by Their Location

Under the U.S. Supreme Court’s 2015 decision in Reed 
v. Town of Gilbert, the City can no longer distinguish 
between signs based on a sign category determined by the 
message it conveys and its content (i.e. real estate signs, 
subdivision signs, or political signs) without a compelling 
governmental reason (i.e. strict scrutiny). Categorizing 
them based on their location (i.e. wall sign) or type (i.e. 
billboard or window signs) is acceptable.

Advantages

•	 A content-neutral sign Code will comply with 
applicable federal and case law

Disadvantages

•	 The new approach to regulating signs such as political 
signs or real estate signs will be substantially different 
than what residents are used to; as a result, education 
and training of citizens, sign professionals, and City 
code enforcement staff will be required

Example: Distinction between Content-based and Content-neutral Sign Types

PowerPoint slide differentiating between content-based and content-neutral 
sign types (Used with permission, Mark White, Esq. White and Smith, LLC).
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Best Practice: Ensure a Logical Structure & Organization to Sign Chapter  
Rename and Reorganize Signage Standards 

Rename Chapter 3 (Advertising and Signs) to “Sign 
Standards” and reorganize its content. Sign standards are 
easier to understand and more user friendly when they have 
a logical flow and organization. For example, it is best to first 
introduce the sign regulations that are applicable to all signs 
(e.g. sign area and height determination, illumination and 
material standards, etc.) and then establish detailed standards 
for each sign type. The sections on nonconforming signs and 
enforcement are typically placed at the end of the sign chapter.

Advantages

•	 Logical flow and organization of the chapter

•	 Ease of use for staff and all other users of the Code

•	 Fewer questions to staff on sign standards which 
allows for greater staff efficiency and reduced costs

Disadvantages

•	 Training for staff, applicants, and sign professionals 
will be needed on the on the content of the new 
chapter and may be perceived as not needed

Example: Table of Contents for Chapter on Sign Standards

A well-organized Table of Contents for a sign code.
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Best Practice: Establish Clear Procedures for Sign Review
Illustrate a Clear Process for Permits 

Clearly define the procedures for sign review by all review 
authorities, their responsibilities, and the process for 
enforcement should signs be installed out of compliance 
with applicable standards. A flow diagram that describes 
the procedures for issuance of a sign permit (and indeed 
all other permits) should be included in the Code. It is 
also important to include clear standards and procedures 
that describes the City’s approach to the nonconforming 
signs including, for example, the removal or replacement 
of existing billboards.

Advantages

•	 All review authority’s roles are precisely defined and 
transparent which minimizes confusion

•	 Increased predictability

•	 More effective code enforcement

•	 More attractive community with fewer out-of-
compliance signs

Disadvantages

•	 May result in the need for additional staff resources, 
especially with regard to sign enforcement

•	 Additional staff training will be needed and may be 
perceived as not needed

Example: Flow Chart from Development Code

Example of an easy-to-use permit flow chart from the Flagstaff, AZ Code.
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Best Practice: Establish Clearly Defined yet Flexible Sign Standards 
Clarify Dimensional Standards for Signs

Clearly define and clarify the maximum area and height 
standards for building mounted and freestanding signs 
based on zoning districts or land use types as well as for 
specific sign types. In this way, it's possible to provide 
more flexibility for property/business owners to install 
various building mounted or freestanding sign types 
subject to specified rules (e.g. no signs facing a residential 
zone), provided they comply with the overall maximum 
area and height standards for the zoning district or use 
type. This approach provides a proven mechanism to help 
the City manage sign clutter.

Add a New Master Sign Program Section

Include new standards and procedures for a Master 
Sign Program to allow for greater flexibility and design 
control of sign standards for large projects. A Master 
Sign Program can incentivize better sign design and 
consistency within large projects, and decrease sign 
clutter. 

Advantages

•	 Clear and precise regulations are easy to understand 
and apply

•	 The property/business owner has flexibility in the 
placement of signs, provided area limitations are 
satisfied, as well as other applicable standards

•	 Greater flexibility with the design and placement of 
signs on large projects 

•	 Unified and consistent sign design standards within 
the project

Disadvantages

•	 A perception that the sign standards are less 
restrictive and that too much flexibility has been given 
to property/business owners

•	 Training for staff, applicants, and sign professionals 
will be needed on the new sign standards and may be 
perceived as not needed
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Example: Sign Standards by Type 

 

 

Examples of clear, flexible standards for different sign types from the draft Vallejo, CA Zoning Code. In addition to realistic standards, the Sign Chapter includes 
provisions for administrative adjustments to the standards.

A
A

B

B

C
C

16.5.10.030.M.14. Window Sign
Form-Based 
Zones

LDR.N  T3N  T4N.S  T4N.M  T4MS  T5U  T5MS

Conventional 
Zones

RC  PQ  LDR  MDR  HDR  IU  C-G  C-N  C-IP  C-F  C-LI   

a. Description
A sign consisting of individual letters and designs 
applied directly on the inside of a window. Window 
signs offer a high level of craftsmanship and visibility.

b. Sign Size 
Signable Area (Permanent 

and Temporary Signs 

combined)

40% max. of the ground 

floor window area in all 

zones 

50% max. of second 

floor window area in 

Conventional Zones

Width 75% max. of Shopfront 

Width

Height 36" max.

A

B

C

c. Location 
No applicable standards

d. Miscellaneous 
Applied plastic or vinyl cut letters are subject to 

Director review and approval.

Window Signs must have a clear background.

Permanent window sign area not included in the total 

allowable wall sign area for building mounted signs.

Note: Image not intended to limit sign message copy.

Key T# Allowed By Review T#  Not Allowed
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Shopfront Width
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Identified Issues and Concerns

1  The standards for nuisances are located in nine separate 

chapters of the existing Code. This fragmented organization of 	

     the nuisance provisions results in an overlap of standards in 	

     some cases, and makes them hard to find and apply

2  The fragmented organization of the City’s nuisance provisions 

means	 there is a frequent lack of clarity and internal    	     	

     consistency; some standards and procedures are imprecise and 	

     incomplete

(See pages 50-51 of Code Diagnosis for more information on the above issues)
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Best Practice: Consolidate the Standards 
Condense Nuisance Standards In One Place 

Consolidate all non-law enforcement related nuisance 
provisions and standards into a Nuisance Chapter within 
the Code. Further, related nuisance provisions such as, 
Article IV (Trash) and Chapter 27 (Litter) should be 
combined into one Article within the Chapter. 

Separate Provisions Regulated by Law Enforcement

Within this reorganization, consolidate those nuisance 
provisions that are enforced directly by the City’s Police 
Department to simplify administration of the Code.

Reorganize Nuisance Definitions Into One Section

Reorganize and update the nuisance regulations to 
consolidate all definitions into one section to ensure 
consistency, all common procedures related to 
enforcement actions are in one place with appropriate 
cross-references, and that the Code is updated and 
simplified as much as possible. 

Advantages

•	 Simplified organization of the nuisance regulations will 
make them easier to find, understand, and apply and 
eliminate duplication and redundancy

•	 Increased clarity and consistency of nuisance 
regulations

•	 Internal consistency and transparency of standards

Disadvantages

•	 Staff training will be needed on the new organization 
of the Code and the new standards

Example: Table Summarizing how Nuisance Provisions could be Reorganized for Ease of 
Use

Table summarizing ideas for how nuisance provisions in the Oklahoma City Code could be 
reorganized for ease of use.
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