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FORM-BASED CODE

• an alternative to conventional zoning

• regulations, not guidelines

• focused on the appearance and design 
of buildings, rather than their use

• concerned with how the site is accessed 
by a range of transportation options

purpose / framework

Form-Based Codes

can be described as …



FORM-BASED CODE purpose / framework

Form-Based Codes

are intended to …

• create walkable, vibrant places

• cultivate economic development  

• support redevelopment

• improve the safety of the 
transportation system

• retain community character



FORM-BASED CODE purpose / framework

Form-Based Codes

must consider …

• property rights

• existing land ‘entitlements’ (e.g., 
permitted uses, building height, etc.)

• current infrastructure capacity



zonesFORM-BASED CODE

URBAN CORE ZONE



FORM-BASED CODE

CBD

GCC
GCN

C1

zones



FORM-BASED CODE
Regulating Plan

zones



FORM-BASED CODE
DOWNTOWN CORE

Walnut Street and Magnolia (Walnut to Center Street)

zones



FORM-BASED CODE

MAIN CORRIDOR

Orange Avenue and Ferris Street

zones



FORM-BASED CODE

SECONDARY CORRIDOR

Palmetto Avenue, Palmer Street, and Spring Street

zones



FORM-BASED CODE

TRANSITION

Bay Street and Pine Avenue

zones



FORM-BASED CODE zones



SITE ONE
minor addition/modification

FORM-BASED CODE applicability



FORM-BASED CODE applicability

SITE ONE
major addition/modification



FORM-BASED CODE applicability

SITE ONE
redevelopment



• Minor - Admin. approval

• Major- Council approval
• >1 acre 

• >5,000 sq. ft.

• SE required

• Variance requested 

• complex/controversial

• Consistency with code and 
comprehensive plan

• No impact (or adequate 
mitigation) on adjacent uses

• Allows superior design

• Necessary to enhance natural or 
cultural resources

• Code compliance not feasible or 
results in inferior design

• No impact on public facilities, 
land use, traffic, or environment

FORM-BASED CODE applicability

Site Plan Approval

• Admin: up to 10% of 
dimensional requirement

• Planning & Zoning Board:
• >10% up to 30%*

• Non-dimensional provisions

* >30% deemed a variance

Flexibility

Review Criteria for 
modifications



Buildings close 

to the street

Parking behind 

the building

Future Regional 

Stormwater

Most intensive 

development along 

Orange and Ferris

FORM-BASED CODE site design



Building Setbacks

FORM-BASED CODE site design



Public Realm

FORM-BASED CODE site design



BUILDING TYPOLOGY

DOWNTOWN 

CORE

PRIMARY 

CORRIDOR

SECONDARY 

CORRIDOR TRANSITION

Mixed Use Y Y Y N

Non-Residential Single Use Y Y Y N

Non-Residential Multiple Use Y Y Y N

Multi-Family Y Y Y N

House N N Y Y

FORM-BASED CODE building design



Building and Floor Height

PROPOSED DOWNTOWN 

CORE

PRIMARY 

CORRIDOR
SECONDARY 
CORRIDOR TRANSITION 

Building Height
20’ min.

2 stories max.
20’ min.

3 stories max.
16’ min.

2 stories max.
16’ min

2 stories max.

Height with Bonus NA 4 stories 3 stories NA

Ground Floor Elevation (above 
sidewalk or finished grade)

24” min. 
residential

24” min. 
residential

24” min. 
residential

24” min. 
residential

Ground Floor Ceiling Height 12’ min./20’ max. 12’ min./20’ max. 9’ min./14’ max. 9’ min./14’ max.

Height Bonuses

• Vertical Mixed-Use

• Affordable Housing

• Parking Garages

• Public Open Space & 
Amenities

FORM-BASED CODE building design

CURRENT



STANDARD

DOWNTOWN 

CORE

PRIMARY 

CORRIDOR

SECONDARY 

CORRIDOR TRANSITION 

Required Frontage 80% min. 60% min. 40% min. 40% min.

Building Frontage

FORM-BASED CODE building design



FORM-BASED CODE building design



Gallery Arcade Forecourt Stoop Porch

Storefront Canopy Awning

FORM-BASED CODE building design



1. Awning or canopy.

2. Gallery, arcade, forecourt, stoop, or porch.

3. Vertical or horizontal offset, column, band, cornice, or 

similar element 6” deep.

4. Expression line between floors (not color bands).

5. Balcony.

6. Window.

7. Door.

8. Other treatment

Facade Articulation Entrances

Fenestration Materials

Ground Floor Upper Stories

Buildings with 
storefront 40% min.; 90% max. 15% min.; 50% max.

Other buildings 25% min.; 90% max. 15%; 50% max.

FORM-BASED CODE building design



Accent Lighting

ALLOW:

1. String or LED rope lights outlining the roof edge.

2. Lights that automatically change colors 

(<once/hour).

3. Spotlights illuminating downward are allowed.

4. Holiday decorations displayed from ten days before 

Halloween through January 15. 

5. Security lighting.

PROHIBIT:

1. Lights outlining windows, doors, or other features.

2. Flashing or moving accent lights.

3. Up lights. 

4. Accent lighting incorporated into a sign unless part of 

the sign.

FORM-BASED CODE building design



Gas Stations Drive-through

FORM-BASED CODE building design



Vehicle Repair Auto Sales Self-Storage

FORM-BASED CODE building design



Permitted Permitted Prohibited

on-site parking  |  shared parking  |  on-street parking  |  satellite parking  |   pay-in-lieu

FORM-BASED CODE parking design



2.5 feet to 5 feet. The portion above 2.5 feet shall be transparent 

(e.g., wrought iron or similar material). Street walls shall have 

columns/posts (one foot by one foot minimum) spaced every 24 

feet.

FORM-BASED CODE landscaping / buffers



FORM-BASED CODE signs



ENGAGEMENT 
ACTIVITIES



ENGAGEMENT ACTIVITIES

STATIONS

1

2

3

4

Transect Comparison Boards
(“How have uses and setbacks changed for me?”)
Topics discussed: zoning, permitted uses, building 
height

Development Review Processes
(“When will these standards apply?”)
Topics discussed: minor and major modifications, 
redevelopment, and approval bodies

Site Design Standards
(“What will new development need to look like?”)
Topics discussed: building placement/setbacks, 
parking, stormwater, etc.

Building Design Standards
(“What will new buildings need to look like?”)
Topics discussed: massing, façade articulation, 
windows, entrances, materials, etc.



NEXT STEPS



NEXT STEPS

tinyurl.com/GCSFBC



NEXT STEPS

REVISE1 ADOPT2

January - February March - April



QUESTIONS
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