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Removing Obstacles for Urbanism (Illogical Zoning)

Form-Based Codes Why is Zoning Reform Necessary?

Hurdles to Reuse Space for Pastry Shop:

• Zone: R7-Allows 75’ tall residential, but not 

commercial

• Two-part special use permit ($560)

• City Planning Board (meets once a 

month)- will likely deny application

• Planning Board of Appeals-meets once a 

month  ($1,000)

• Nine space parking lot required for occupancy 

permit (det. by # of tables) Cost=$20,000 

(must tear down tree)

• Lost rent: $2,000-$4,000 min.

Friday, October 8, 2010



Form-Based Codes Why is Zoning Reform Necessary?

“Top 20 Ways to Make a Green, Smart City”

#2 Replace Your Euclidean Zoning 
with 

Form-Based Codes
Rob Dixon, Albuquerque developer in his keynote 

presentation at the New Partners for Smart Growth 
Conference, January 2009

Friday, October 8, 2010



Form-Based Codes Why is Zoning Reform Necessary?

Establishing an Economic Advantage

Making Place Matter

Form Based Codes

The Key to Greater Cincinnati’s
Competitive Future

A White Paper

Prepared by Candace S. Klein

Greenebaum Doll & McDonald PLLC

May 1, 2008

Friday, October 8, 2010



ç
Cincinnati Form-Based Code Application

Overview

Overview of the Morning

9:00-9:30 Process overview
9:30-10:15 What is a Form-Based Code
10:15-10:30 Question and answer
10:30-10:45 Break
10:45- 11:45 Neighborhood Mapping, 
next steps, synoptic survey
11:45-12:15 Question and answer

Friday, October 8, 2010



Process to Date1
Form-Based Code Preferred Approach

Friday, October 8, 2010



ç
Cincinnati Form-Based Code Application

Overview

Process Objectives
1. Select a process that provides 

short-term, positive results, but 
establishes a framework for the 
long-term application of Form-Based 
Coding throughout the City

2. Work actively with the community, 
developers, stakeholders, and 
property owners to guide the 
process and to build consensus to 
move the process forward

3. Consolidate focus areas as much as 
possible in order to minimize the 
cost of the charrette process, 
while ensuring this does not 
compromise the results

Friday, October 8, 2010



ç
Cincinnati Form-Based Code Application

Overview

Process Objectives (cont’d)

4. Create a Form-Based Code and 
integrate it into the existing zoning 
code in a way that enables easy 
future applications, requiring 
only minor changes for application 
to other areas 

Friday, October 8, 2010



ç
Cincinnati Form-Based Code Application

Overview

Process to Date

1. Code Review

i. Identify obstacles for FBC 

application

2. Focus Neighborhood general 

assessment and mapping

3. Best Practice Report

4. Approach options

i. How FBC fits into zoning code

ii. Process for creating plan and 

code with neighborhoods Opticos Des ign, Inc.

1285 G i lman Stree t

Berkeley, CA 94706

p: 5 1 0 . 5 5 8 . 6 9 5 7

f: 5 1 0 . 8 9 8 . 0 8 0 1

w: opticosdesign.com

City of Cincinnati, Ohio

Form-Based Code  
Best Practices Report 

Opticos Design, Inc. 
with Lisa Wise Consulting

March 1, 2010

4-6 Downtown Mixed Use Master Plan
Opticos Design, Inc.

Chapter 4: Form-Based Code

Property Line

Build-to Line (BTL)

Setback Line

Building Area 

Building Placement
Build-to Line (Distance from Property Line)

Front  0' 

Side Street 0'

Setback (Distance from Property Line)

Side  0'

Rear

Adjacent to NG Zone 8'

Adjacent to any other Zone 5'

Building Form

Primary Street Façade built to BTL 80% min.*

Side Street Façade built to BTL  30% min.*

Lot Width 125'  max.

Lot Depth 100' max.

*Street façades must be built to BTL along first 30' from every corner.

Notes

All floors must have a primary ground-floor entrance that 

faces the primary or side street.

Loading docks, overhead doors, and other service entries are 

prohibited on street-facing façades.

Any building over 50' wide must be broken down to read as a 

series of buildings no wider than 50' each.

1" = 15'-0"

Key 

Sidewalk

Primary Street

Si
de

 S
tre

et

BTL, Property Line

BT
L,

 P
ro

pe
rty

 L
in

e

G

A

D

B

H

NI

KOJ

M

E

F

Property Line Street

C

A

I

C

B

D

D

E

F

G

H

K

K

J

L

M

N

Town Core (TC) Standards

O

L

Use
Ground Floor Service, Retail, or  

  Recreation, Education & 

  Public Assembly*

Upper Floor(s) Residential or Service*

*See Table 4.1 for specific uses. Ground floors that face the wa-

terfront shall be nonresidential and shall not include parking, 

garages, or similar uses. 

Height
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Form-Based Code Definition

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

Form-Based Code Institute
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Form-Based Code Components

1. Regulating Plan 
2. Building Form Standards
3. Public Space Standards 

(Thoroughfares & Civic Spaces)
4. Frontage Type Standards
5. Block and Lot Subdivision 

Standards

Form-Based Code
defines this This is the architecture
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Form-Based Code Components

1. Regulating Plan 
2. Building Form Standards
3. Public Space Standards 

(Thoroughfares & Civic Spaces)
4. Frontage Type Standards
5. Block and Lot Subdivision 

Standards
6. Building Type Standards
7. Sustainability Standards
8. Green Building Standards
9. Architecture & Landscape 

Architecture Standards
Form-Based Code

defines this This is the architecture
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TABLE 17:   DEFINITIONS ILLUSTRATED (Continued)
This Table illustrates important concepts described in Chapter 17, Traditional Neighorhood District, and the Definitions provided in 
Section 10-14-005-0001.  

h. NEW COMMUNITY

i. INFILL COMMUNITY j. PRIVATE OUTDOOR LIVING AREA

k. BUILD-TO LINE

l. TRANSECT ZONES

Components
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4-6 Downtown Mixed Use Master Plan
Opticos Design, Inc.

Chapter 4: Form-Based Code
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Building Placement
Build-to Line (Distance from Property Line)
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Side Street 0'

Setback (Distance from Property Line)

Side  0'

Rear

Adjacent to NG Zone 8'

Adjacent to any other Zone 5'

Building Form

Primary Street Façade built to BTL 80% min.*

Side Street Façade built to BTL  30% min.*

Lot Width 125'  max.

Lot Depth 100' max.

*Street façades must be built to BTL along first 30' from every corner.

Notes

All floors must have a primary ground-floor entrance that 

faces the primary or side street.

Loading docks, overhead doors, and other service entries are 

prohibited on street-facing façades.

Any building over 50' wide must be broken down to read as a 

series of buildings no wider than 50' each.

1" = 15'-0"
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Use
Ground Floor Service, Retail, or  

  Recreation, Education & 

  Public Assembly*

Upper Floor(s) Residential or Service*

*See Table 4.1 for specific uses. Ground floors that face the wa-

terfront shall be nonresidential and shall not include parking, 

garages, or similar uses. 

Height
Building Min. 22' 

Building Max. 2.5 stories and 40' 

Max. to Eave/Top of Parapet 35'

Ancillary Building Max. 2 stories and 25' 

Finish Ground Floor Level 6" max. above sidewalk

First Floor Ceiling Height 12' min. clear

Upper Floor(s) Ceiling Height 8' min. clear.

Notes

Mansard roof forms are not allowed.

Any section along the BTL not defined by a building must be 

defined by a 2'6" to 4'6" high fence or stucco or masonry wall.

4-6 Downtown Mixed Use Master Plan
Opticos Design, Inc.
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Upper Floor(s) Residential or Service*

*See Table 4.1 for specific uses. Ground floors that face the wa-

terfront shall be nonresidential and shall not include parking, 

garages, or similar uses. 

Height
Building Min. 22' 

Building Max. 2.5 stories and 40' 

Max. to Eave/Top of Parapet 35'

Ancillary Building Max. 2 stories and 25' 

Finish Ground Floor Level 6" max. above sidewalk

First Floor Ceiling Height 12' min. clear

Upper Floor(s) Ceiling Height 8' min. clear.

Notes

Mansard roof forms are not allowed.

Any section along the BTL not defined by a building must be 

defined by a 2'6" to 4'6" high fence or stucco or masonry wall.

Graphic and Easy to Understand

Benicia Downtown Mixed-Use Master Plan (Opticos Design and Crawford, Multari & Clark)
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4-6 Downtown Mixed Use Master Plan
Opticos Design, Inc.
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Upper Floor(s) Residential or Service*

*See Table 4.1 for specific uses. Ground floors that face the wa-

terfront shall be nonresidential and shall not include parking, 

garages, or similar uses. 

Height
Building Min. 22' 

Building Max. 2.5 stories and 40' 

Max. to Eave/Top of Parapet 35'

Ancillary Building Max. 2 stories and 25' 

Finish Ground Floor Level 6" max. above sidewalk

First Floor Ceiling Height 12' min. clear

Upper Floor(s) Ceiling Height 8' min. clear.

Notes

Mansard roof forms are not allowed.

Any section along the BTL not defined by a building must be 

defined by a 2'6" to 4'6" high fence or stucco or masonry wall.

Benicia Downtown Mixed-Use Master Plan, Opticos Design

4-6 Downtown Mixed Use Master Plan
Opticos Design, Inc.
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Building Min. 22' 
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First Floor Ceiling Height 12' min. clear
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Mansard roof forms are not allowed.

Any section along the BTL not defined by a building must be 
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Prescriptive & easy to use
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Public Space Standards: Thoroughfares and Civic Spaces
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Kentlands: Gaithersburg, MD

Civic Spaces
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Kentlands: Gaithersburg, MD

Civic Spaces
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Thoroughfare Standards: Good Places Need Good Streets 
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Thoroughfare Standards

Sarasota County, Florida (Dover Kohl & Spikowski Planning Associates)

Design Standards
Design Speed:  20 mph

R.O.W. Width:  56’

Width of paving:  36’

On-Street Parking: 8’

Travel Lane Width: 10’ 

Bicycle Lane Width: N/A

Drainage Type:  Open

Width of Sidewalk: 5’ (typical) 

Sidewalk Easement: N/A

Width of Planter:  5’ (typical)

Type of Trees:  Medium

Spacing of Trees:  40’

Friday, October 8, 2010



ç
Cincinnati Form-Based Code Application

Overview

0

22.5

45.0

67.5

90.0

20 mph 30 mph 40 mph

Chart 3

Perecentage Chance of Death in Pedestrian-Auto Accident

Source: National Highway Traffic Association and the Insurance Institute for Highway Safety.

Pedestrian Safety and Street Width
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Frontage Types
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Frontages: Reinforcing Unique Character of Place
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Kentlands: Gaithersburg, MD

Civic Spaces
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Building Type Standards

!e integration of building type regulations is 
an important evolution within the practice of 
FBCs because it establishes building types as 
the basis for entitlements and regulation as op-
posed to the conventional regulations of Floor-
Area Ratio (FAR) and density. Regulating by 
density and FAR encourages a developer to 
max out the buildable envelope allowed for the 
lot and simply to apply an architectural skin to 
this volume to make it "t into the area. In con-
trast, using building types as a primary means 
of regulation can instead prescribe a "ne-grain 
mix of building types that is necessary to create 
a great urban form and high-quality place.

Because of their ability to help ensure diversity 
in building form, building types are the “build-
ing blocks” of good urbanism. Without a sen-
sitive application and integration of building 
types into the regulatory framework, the quali-
ty of the built environment will su#er. Consider 
a high-quality historic neighborhood or town. 
Inevitably, it will include a "ne-grained integra-
tion of a variety of building types, o$en with-
in the same block, that creates the fabric of the 
community that is so cherished. !e character 
and quality of this urban fabric cannot be estab-
lished without the use of building types.

Many regionally adapted building types are no 
longer built for various reasons that include: (1) 
modern zoning regulations that do not allow 
the types and/or the "ne-grain mix of types that 
is inherent in a highly valued historic neigh-
borhood; (2) builders who are very set in their 
ways based on years of suburban development 
and do not believe they can mix di#erent house 
sizes and types without changing their e%cient 
system or impacting their returns; and (3) " -
nancial, insurance, and building code standards 
that have been established to support single-use 
development, and so create a dramatic increase 
in the complexity of "nancing and building al-
ternative building types, such as the increased 

Fig. 2.35 Photos illustrating a typical palette of building types used in 
Form-Based Coding

3Opticos Design Inc.
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Building Type Pallete
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Missing Middle Residential
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Three Important Steps
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Macro Scale

Existing Framework Plan 
(N/D/C)

1
.1

PlanForm-Based Coding
Process Regulations Administration

Formatting

Form-Based Code3
.2

Micro Scale

Existing Transect Matrix
and Micro Element 

Documentation Sheets

1
.2

Illustrative Plan

Illustrative Plan and Imagery
2

.1 Transect Zone Vision Sheets
and Micro Element Type

Vision Sheets

Splicing

Additional Code Text3
.1

Regulating Plan and Regulations 

Regulating Plan2
.2 Transect Regulation Matrix

and Micro Element
Regulation Matrices

Development Review
Process

Documenting

Visioning

Assembling

Process
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Process

2. What is the typical pattern of lot widths 
within a block?

3. If the shape of the block is irregular, what is 
causing it to be irregular?

Product List
-

pling block
-

pling block

1.2.3 Visit the Site

!e second site visit is to gather the detailed 

-

include in the "nal code, deciding whether to 

Process

-

are helpful, and take a variety of photos to in-
-

the buildings relate to one another, views along 
the sidewalk to illustrate how the buildings en-

show how enclosed the street is by buildings and 
landscaping, views of the side-street conditions 
for corner lots, and views of how the alley is used 

-

to code, such as driveway or entry widths, dis-
tances between entries, and how edges are de-
"ned by walls, fences, buildings, or landscaping. 

-

the boundary sequentially. (See Figure 3.19.)

Finally, before going out to the site, review the 
-

consider the following questions:
1. How do the lot con"gurations typically work 

at the ends of the blocks (i.e., do buildings 
front the side street or does the end lot have 
a side elevation to the side street)?

18

17

16

15

14

13

12

11

10

1

2

3

4

5

6

7

8

9
Fig. 3.19 (near right) 

Enlarged Existing 
Conditions Base Map 

for a sampling block

Review the Existing Framework Diagram for 
the various transect levels noted for each neigh-
borhood. Create a separate photo sheet(s) for 
each existing transect level documented, and 
include photos from the various neighbor-
hoods. Add a label for each photo stating the 

Next, review the lists of micro elements. Select 
one, such as the building types. Create a photo 
sheet for each building type listed and include 
examples from as many neighborhoods, transect 

Once the building-type photo sheets are com-
plete, repeat the process for each of the other 
micro-element lists, creating a photo sheet for 

Fig. 3.14 (top) Existing Corridors Diagram

ç
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Phase I: Documenting the Place

Macro-Scale AnalysisMicro-Scale Analysis
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Typical

Mid-block

Typical

Corner

Typical

Mid-block

Typical

Corner

Typical

Mid-block

Typical

Corner

FPO Images Only -->

City

Width of Largest Historic Building

Block

Perimeter Length

Length (Primary Street)

Depth (Secondary Street)

Shape
On-street parking spaces within 1/4-mile radius

Length of Building at Front BTL from Corner
Left End of Block

Right End of Block

Building Placement

Lot Size

Width 45' – 50' 50' – 60' 25' 30' 75' – 125' 75' – 125'

Depth 110' 110' 100' 100' 100' – 150' 100' – 150'

Square Footage 5,500 6,600 2,500 3,000 12,500 12,500 sf

Distance From P P P P P P
Location of lot M C M C M C

If it is a corner lot, where does the building face? — P — P — P
Front (Main Body of Building) 15' – 20' 15' – 20' 5' 5' 0' 0'

Side Street (Main Body of Building) — 15' – 20' — 5' — 0'

Left Side, Main Building

Right Side, Main Building

Left Side, Ancillary Building

Right Side, Ancillary Building

Rear, Main Building 40' 40' 40' 40' — —

Adjacent Use/Transect Level T4 T4 t4 & T5 T4 & T5 — —

Rear, Ancillary Building 6' – 8' 6' – 8' 6' 6' — —

Length of Building at Façade Line (BTL)
Front 60% – 100% 50% – 80% 100% 100% 90% – 100% 90% – 100%

Side Street, Main Building — 30% – 35% — 70% — 90% – 100%

Side Street, Ancillary Building — 100% — 70% — —

Width of Building/Lot Width (%)
Front 35% – 55% 35% – 50% 100% 80% – 100% 80% – 100% 80% – 100%

Side Street 60% 60% — 70% — 80% – 100%

Miscellaneous

Number of Buildings on Lot 2 2 2 2 1 1

Number of Main Buildings 1 1 1 1 1 1

Number of Ancillary Buildings 1 1 1 1 0 0

Distance between Main and Ancillary Buildings 25' –!30' 25' – 30' 20' – 30' 20' – 30' — —

Sidewalk Edge Treatment where there is not a Building 3' fence 3' fence 3' fence 3' fence 6' street wall 6' street wall

Treatment between Building and Sidewalk (if any) lawn lawn hardscape hardscape — —

8' 8' – 10'

0' – 60' 0'

T3

525'

1600'

400'

120' Apartment Bldg

T5

1600'

T4

1530'

240'

R

250

100'

80' 100'

100'

400'

R

200

0' 0'

0' 0'

400'

400'

R

200

0' 0'

— —

Block Documentation Matrix
© 2007 Opticos Design, Inc.

Page 1 of 1

Macro Scale

Existing Framework Plan 
(N/D/C)

1
.1

PlanForm-Based Coding
Process Regulations Administration

Micro Scale

Existing Transect Matrix
and Micro Element 

Documentation Sheets
1
.2

Documenting

Opticos Design, Inc.

Location: #4: Oak St. bet. Elm and Maple

Thoroughfare Type: Street

Application

Movement Type Yield  |  Slow  | Free

Speed Limit 20  mph

Pedestrian Crossing Time 10.3 seconds

Transect Level T4

Overall Widths

Right-of-Way (ROW) Width (note on section) A

Curb Face to Curb Face Width (note on section) B

Lanes

Traffic Lanes Single  |  Yield C

Bicycle Lanes (note on section) D

Parking Lanes Parallel  | Diagonal

Reverse Diagonal

E

Medians (note on section) F

Edges

Curbs Square  | Rolled  | Swale

Planters Continuous Planter

Continuous Swale

Tree Well

G

Landscaping

Type Medium trees

Spacing Type Evenly-spaced  | Clustered

Spacing 40' o.c. avg.

Walkways Sidewalk  |  Path H

Lighting None I

Type —

Spacing — o.c. avg.

Intersection

Curb Radius 15'

Distance Between Intersections 400'

5' sidewalk

45' 40'

5' planter 8' parking 10' travel 10' travel

36'

56'

8' parking 5' planter 5' sidewalk

B

C D E F HG IHG I

A

Phase 1: Documenting
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Form-Based Codes

Study and Illustrate Detailed Options to Inform Code

23rd Street Corridor Master Plan and FBC: Richmond, CA, Opticos Design

Visioning

Friday, October 8, 2010



Charrette Schedule:
Ways to Participate

Opening Presentation
Monday 4:30 pm - 6:00 pm 

Open Studio 
Tuesday & Wednesday 12:00 pm - 1:00 pm

Brown Bag Lunch Presentation
Tuesday & Wednesday 9:00 am - 4:00 pm

Final Presentation 
Thursday 6:00 pm - 8:00 pm 

Monday Tuesday Wednesday Thursday

9:00 AM9:00 AM

10:00 AM10:00 AM

11:00 AM11:00 AM

12:00 PM12:00 PM

1:00 PM1:00 PM

2:00 PM2:00 PM

3:00 PM3:00 PM

4:00 PM4:00 PM

5:00 PM5:00 PM

6:00 PM6:00 PM

7:00 PM7:00 PM

8:00 PM8:00 PM

Open Studio Open StudioOpen Studio Open StudioOpen Studio Open StudioOpen Studio Open StudioOpen Studio Open StudioOpen Studio Open Studio

Brown Bag Lunch
Presentation: 

Building Types and 
Density

Brown Bag Lunch
Presentation: 

Pedestrian Oriented 
Street Design

Brown Bag Lunch
Presentation: 

Building Types and 
Density

Brown Bag Lunch
Presentation: 

Pedestrian Oriented 
Street Design

Open Studio Open StudioOpen Studio Open StudioOpen Studio Open StudioOpen Studio Open StudioOpen Studio Open StudioOpen Studio Open Studio

Opening 
Presentation

Opening 
Presentation

Opening 
Presentation

Public 
Open House

Public 
Open House

Public 
Open House

Public 
Open House

Final 
Presentation

Public 
Open House

Public 
Open House

Final 
Presentation

Public 
Open House

Public 
Open House

Final 
Presentation

Final 
Presentation

See www.charretteinstitute.org
Friday, October 8, 2010

http://www.charrette
http://www.charrette


How is This Different? Several Days of 
Consistent Engagement
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How is This Different? Several Days of 
Consistent Engagement
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8.5” x 11”
vertical 

11” x 17”
horizontal  

Left Justified
For lots 70’ wide or wider, the 
courtyard must be enclosed by 
the building on at least three 
sides. Otherwise, the building 
courtyard must be enclosed by 
the building on at least two sides.

Center Justified
For lots 70’ wide or wider, the 
courtyard must be enclosed by 
the building on at least three 

sides. Otherwise, the building 
courtyard must be enclosed by 

the building on at least two sides.

Fully Justified
For lots 70’ wide or wider, the 
courtyard must be enclosed by 
the building on at least three 
sides. Otherwise, the building 
courtyard must be enclosed by 
the building on at least two sides.

PlanForm-Based Coding
Process Regulations Administration

Formatting

Form-Based Code3
.2

Splicing

Additional Code Text3
.1

Assembling

Building Form

Height

Main Building 22' min.; H

3 Stories max. H

Ancillary Building 2 Stories max.

Ground Floor Finish Level 6" max. above sidewalk I

Ground Floor Ceiling 12' min. clear J

Upper Floor(s) Ceiling 8' min. clear K

1" = 15'-0"

Property Line

Street

K

K

J

H

I

1/2” top margin 

1” bottom margin 

2/3” outside margin 

1/2” inside margin 

Phase 3: Assembling
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Two Elements to Proposed Options:

1.How to plug the Form-Based Code into the existing zoning 
code document

2.The process in which the Form-Based Code is created 
and applied for each neighborhood

Friday, October 8, 2010



Concluding Thoughts
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How Are FBCs Being Used?

1. Downtown Master Plans
2. Transit-Oriented Development
3. Corridor Revitalization Plans
4. Neighborhood Revitalization Plans
5. Specific Plan Development Standards
6. Historic Resource Preservation Planning
7. Greyfield Redevelopment
8. University/Community Interface Plans
9. Subdivision Ordinances
10. Complete Development Code Updates
11. Model Codes
12. General Plan Updates
13. Regional Plan Implementation

Friday, October 8, 2010
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www.formbasedcodes.org

Day Long Course: 
ABCs of Form-Based Codes in Covington, KY
November 10, 2010

www.opticosdesign.com

“Form-Based Codes” Available on Amazon.com 
or at opticosdesign.com

A Guide for Planners, Urban Designers,
Municipalities, and Developers

Form-Based Codes

Daniel G. Parolek, AIA    Karen Parolek    Paul C. Crawford, FAICP
Forewords by Elizabeth Plater-Zyberk and Stefanos Polyzoides

Resources:

 “The Most 
Comprehensive 

Source for 
Form-Based 

Friday, October 8, 2010

http://www.formbasedcodes.org
http://www.formbasedcodes.org
http://www.opticosdesign.com
http://www.opticosdesign.com
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Questions and Discussion

Q & A
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Focus Neighborhoods: General Analysis and Mapping
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Opticos Des ign, Inc.

1285 G i lman Stree t

Berkeley, CA 94706 

5 1 0 . 5 5 8 . 6 9 5 7

w i t h :

L i s a  Wi s e  C o n s u l t i n g ,  I n c .

Focus
Neighborhoods 

Analysis
Cincinnati, OH

Cincinnati Form-Based 
Code Consultation

FBC Focus 
Neighborhoods Analysis

March 1, 2010

Neighborhood Overview

Avondale Hyde Park SquareClifton Hyde Park EastCollege Hill

Zoning
streetcl
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Opticos Des ign, Inc.

1285 G i lman Stree t

Berkeley, CA 94706 

5 1 0 . 5 5 8 . 6 9 5 7

w i t h :

L i s a  Wi s e  C o n s u l t i n g ,  I n c .

Focus
Neighborhoods 

Analysis
Cincinnati, OH

Cincinnati Form-Based 
Code Consultation

FBC Focus 
Neighborhoods Analysis

March 1, 2010

Neighborhood Overview
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Madisonville Pleasant RidgeNorthside O’BryonvilleOakley Square
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Opticos Des ign, Inc.

1285 G i lman Stree t

Berkeley, CA 94706 

5 1 0 . 5 5 8 . 6 9 5 7

w i t h :

L i s a  Wi s e  C o n s u l t i n g ,  I n c .

Focus
Neighborhoods 

Analysis
Cincinnati, OH

Cincinnati Form-Based 
Code Consultation

FBC Focus 
Neighborhoods Analysis

March 1, 2010

Neighborhood Overview
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Roselawn Walnut Hills
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College Hill: Existing Zoning & Figure Ground

Feet 250 500 750 1000

AVONDALE

EVANSTON

NORTH AVONDALE

CORRYVILLE

WALNUT HILLS

IR

IR

RMX

RMX

RMX

SF-4

RM-1.2

SF-6

MG

MG

PR

RMX
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RM-1.2
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SF-10
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PD
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SF-10
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RM-0.7
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SF-20

PD

CC-M

RMX

CC-A
PR
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SF-2
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RM-2.0 OL
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SF-4
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SF-6

CN-P

CC-A

SF-10

SF-4
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Zoning
SF-20

SF-10

SF-6

SF-4

SF-2
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RM-2.0
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RM-0.7
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OG

CN-P

CN-M

CC-P

CC-M

CC-A

CG-A

DD

MA

ML

MG

ME
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Key

COLLEGE HILL
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College Hill
Cincinnati, OH
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Opticos Des ign, Inc.

1285 G i lman Stree t

Berkeley, CA 94706 
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w i t h :

L i s a  Wi s e  C o n s u l t i n g ,  I n c .

Cincinnati Form-Based 
Code Consultation

FBC Focus 
Neighborhoods Analysis

March 1, 2010

Existing Zoning Map
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College Hill: Overlays

Feet 250 500 750 1000
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Key

Urban Design Districts

Neighborhood Business Districts
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Next Steps

1. Citywide charrette and Form-Based 
Code Drafted in Spring/Summer 
2011

2. This gives the neighborhoods the 
Form-Based Code as a tool to 
implement a neighborhood vision

3. Neighborhood process is primarily 
about creating a vision and drafting 
a Regulating Plan to replace 
existing zones with form-based 
zones (transect zones)

Livermore Village: Opticos Design
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Thoughts about  the Neighborhoods
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Not all Focus Neighborhoods are Created Equal

1. Economic existing conditions

2. Physical existing conditions

3. Degree to change (or preservation) 
intended for each area

4. The size and number of 
opportunity sites within the focus 
areas

Friday, October 8, 2010
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Neighborhood Main Streets: Primary Focus
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R-2

C-M

R-3

OLIVE AVE

G ST

H ST

TULARE ST

FR
E

S
N

O
 S

T

E ST

FI
R

S
T 

S
T

M ST

41
 H

W
Y

O ST

A ST

VAN NESS AVE

F ST

GRANT AVE

BUTLER AVE

P ST

ILLINOIS AVE

VENTURA ST

PA
LM

 A
V

E

C ST

FI
FT

H
 S

T

WASHINGTON AVE

GRANT AVE

WASHINGTON AVE

-

B
R

O
A

D
W

AY

FU
LT

O
N

 S
T

A
B

B
Y 

S
T

KERN ST

R ST

TUOLUMNE ST

NEVADA AVE

STA
NISLAUS ST

LANE AVE

16
8 

FW
Y

M
O

D
O

C
 S

T

CHINA ALY

P
LU

M
A

S
 S

T

THOMAS AVE

TH
IR

D
 S

T

Q ST

C
H

A
N

C
E

 A
V

E

TR
IN

IT
Y 

S
T

U ST

W
IN

E
R

Y 
AV

E

TH
E

S
TA

 S
T

KINGS CANYON RD

ALY

AMADOR ST

CLAY AVE

S
A

N
 P

A
B

LO
 A

V
E

SANTA FE AVE

HUNTINGTON BLVD

MONO ST

MCKENZIE AVE

CALAVERAS ST

KERCKHOFF AVE

HAZELW
OOD BLVD

WHITE AVE

IOWA AVE

E
IG

H
TH

 S
T

D
IA

N
A 

S
T

BALCH/MONO ALY

PA
R

K
 A

V
E

E
C

H
O

 A
V

E

TURNER AVE

LOWE AVE

L ST

MAYOR AVE

PARALLEL AVE

MONO/VENTURA ALY

VERRUE AVE

INYO ST

E
LE

V
E

N
TH

 S
T

TH
O

R
N

E
 A

V
E

G
LE

N
N

 A
V

E

S ST

W
IL

S
O

N
 A

V
E

BALCH/HUNTINGTON ALY

N ST

FE
R

G
E

R
 A

V
E

T ST

TOPEKA AVE

CARMEN AVE

FULTON MALL

P
O

P
LA

R
 A

V
E

LEWIS AVE

C
O

LL
E

G
E

 A
V

E

M
A

R
IP

O
S

A 
S

T

HEDGES AVE

STROTHER AVE

FAGAN ALY

N
IN

TH
 S

T

HUNTINGTON/KERCKHOFF ALY

VA
LE

R
IA

 S
T

W
O

O
D

R
O

W
 A

V
E

A
B

B
Y

/E
FF

IE
 A

LY

BALL AVE

D
IA

N
A

/E
FF

IE
 A

LY

C
A

LL
IS

C
H

 S
T

E
FF

IE
 S

T

D
E

L 
M

A
R

 A
V

E

S
IE

R
R

A 
V

IS
TA

 A
V

E

B
O

N
D

 S
T

TYLER AVE

LOS ANGELES ST

S
A

FF
O

R
D

 A
V

E

FI
N

E
 A

V
E

ALTA/LOWE ALY

P
E

A
R

L 
S

T

LEISURE AVE

HEATON AVE

A/B ALY

SAN BENITO ST

W
AY

TE
 L

N

C
LA

R
K

/D
IA

N
A 

A
LY

G
A

R
D

E
N

 A
V

E

FI
S

H
E

R
 S

T

ELIZABETH ST

ONEIL AVE

KERCKHOFF/PLATT ALY

BEND AVE

BREMER AVE

S
TE

P
H

E
N

S
 A

V
E

LI
N

D
E

N
 A

V
E

ALTA AVE

A
R

C
H

IE
 A

V
E

R
O

O
S

E
V

E
LT

 A
V

E

OSLIN AVE

LIBERTY/LOWE ALY

TOWNSEND AVE

LIBERTY AVE

LU
C

E
R

N
E

 L
N

RACO AVE

W
H

IT
N

E
Y 

AV
E

D
E

A
R

IN
G

 A
V

E

R
A

IS
IN

A 
S

T

H
AY

S
TO

N
 A

V
E

LYELL AVE

M
E

R
ID

IA
N

 A
V

E

PLATT/TULARE ALY

P
O

P
LA

R
/S

A
N

 P
A

B
LO

 A
LY

FR
E

S
N

O
/U

 A
LY

LIBERTY/LYELL ALY

HEATON/ORLEANS ALY

S
E

V
E

N
TH

 S
T

HOME AVE

PLATT AVE

FERN AVE

MERCED ST

P
IC

K
FO

R
D

 A
V

E

LAMONA AVE

HAMILTON/ORLEANS ALY

HEATON/TOWNSEND ALY

HAMMOND AVE

GILBERT ST

HUNTINGTON AVE

ENGLEWOOD AVE

BALCH AVE

- ALY

LAUREL AVE

KERN M
ALL

O
R

C
H

A
R

D
 S

T

DIVISADERO ST

FU
LT

O
N

/V
A

N
 N

E
S

S
 A

LY

DONAHOO ST

M
A

R
IP

O
S

A
/U

 A
LY

EL MONTE WAY

C
LA

R
K

/V
A

LE
R

IA
 A

LY

B/C ALY

HOME RUN ALY

TH
E

S
TA

/V
A

LE
R

IA
 A

LY GRANT/MADISON ALY

PLA
ZA D

R EPLAZA DR E

HARVEY AVE

SOONER DR

MONTECITO AVE

FILLMORE AVE

ORLEANS AVE

SACRAMENTO ST

LA SIERRA DR

BROADW
AY PLZ

D
E

LP
H

IA
 A

V
E

LA SALLE AVE

H
E

R
W

A
LD

T 
D

R

WEBSTER AVE

KASHIAN LN

A
LP

IN
E

 A
V

E

BELMONT/WHITE ALY

ALHAMBRA AVE

PATTERSON AVE

H
O

W
A

R
D

 S
T

D
IA

M
O

N
D

 S
T

41
/O

R
C

H
A

R
D

 A
LY

A
U

G
U

S
TA

 S
T

WEATHERMAKER AVE

COLLEGE/PARK ALY

ALTA/MONTECITO ALY

MERCED M
ALL

BUTLER/TOWNSEND ALY

MAIN ST

S
H

E
R

M
A

N
 S

T

FR
E

S
N

O
/H

O
W

A
R

D
 A

LY

MARIPOSA M
ALL

S
H

E
R

M
A

N
 C

T

NORMANDIE AVE

EL MONTE/MONTECITO ALY

A
N

G
U

S
/D

IA
M

O
N

D
 A

LY

MCKENZIE AVE

HAMMOND AVE

ALY

ALY

B
O

N
D

 S
T

G
LE

N
N

 A
V

E

TOWNSEND AVE

ALY

ALY

C
LA

R
K

 S
T

PINE AVE

A
LY

BROADW
AY

FE
R

G
E

R
 A

V
E

A
LY

KERN ST

DUDLEY AVE

ALY

W
O

O
D

R
O

W
 A

V
E

FULTON ST

WASHINGTON AVE

IOWA AVE

ILLINOIS AVE

D
E

A
R

IN
G

 A
V

E

P
R

IVATE
 D

R

A
N

G
U

S
 S

T

HOME AVE

COLLINS AVE

ALY

B ST

ALY

A
LY

HARVEY AVE

MERCED ST

-

E
FF

IE
 S

T

ALY

A
LY

FE
R

G
E

R
 A

V
E

-

ALY

PRIVATE DR

MONO ST

FRANKLIN AVE

ALY

FO
U

R
TH

 S
T

B
A

R
TO

N
 A

V
E

M
A

R
IP

O
S

A 
S

T

- A
LY

ALTA AVE

FLORADORA AVE

S
E

C
O

N
D

 S
T

FI
R

S
T 

S
T

FI
S

H
E

R
 S

T

THOMAS AVE

ALY

A
LY

LYELL AVE

MARIPOSA ST

ALY

PINE AVE

ALY

PINE AVE

LA SALLE AVE

A
LY

ALY

N ST

A
LY

ALY

VOORMAN AVE

41 H
W

Y

R
O

O
S

E
V

E
LT

 A
V

E

PATTERSON AVE

MARIPOSA ST

CLAY AVE

ALY

A
R

C
H

IE
 A

V
E

A
LY

ALY

HOME AVE

ALY

FILLMORE AVE

TE
N

TH
 S

T

W
IN

E
R

Y 
AV

E

THOMAS AVE

LYELL AVE

MONTECITO AVE

ALY

B
A

C
K

E
R

 A
V

E

TURNER AVE
FO

U
R

TH
 S

T

LIBERTY AVE

FI
FT

H
 S

T

S
IX

TH
 S

T

E
IG

H
TH

 S
T

A
LY

MAT
US 

AV
E

WHITE AVE

R
O

O
S

E
V

E
LT

 A
V

E

G
A

R
D

E
N

 A
V

E

LA SIERRA DR

ALY

CLAY AVE

ALY

ALY

HEDGES AVE

LAMONA AVE

HOME AVE

FA
R

R
IS

 A
V

E

S
IX

TH
 S

T

A
U

G
U

S
TA

 S
T

KERN ST

BREMER AVE

S
IE

R
R

A 
V

IS
TA

 A
V

E

PINE AVE

A
LY

A
LY

CARMEN AVE

WHITE AVE

C
A

LA
V

E
R

A
S

 S
T

HOME AVE

PINE AVE

EL MONTE WAY

HEDGES AVE

ALY

ALY

ALY

ALY

W
IN

E
R

Y 
AV

E

A
LY

N
IN

TH
 S

T

ALY

ALY

O
R

C
H

A
R

D
 S

T

ALY

BREMER AVE

HOME AVE

E
C

H
O

 A
V

E

CARMEN AVE

ALY

FI
N

E
 A

V
E

A
LY

AMADOR ST

A
LY

CLAY AVE

HAMMOND AVE

TH
E

S
TA

 S
T

TOWNSEND AVE

EL MONTE WAY

LIBERTY AVE

C ST

ALY

LOWE AVE

C
H

ER
R

Y 
AV

E

ALY

A
LY

D
E

A
R

IN
G

 A
V

E

E
LE

V
E

N
TH

 S
T

L ST

WHITNEY AVE

FI
N

E
 A

V
E

BALCH AVE

ALY

FAGAN ALY

N
IN

TH
 S

T

C
H

E
S

TN
U

T 
AV

E

ALY

ALY

WEBSTER AVE

ALY

A
LYALY

HOME AVE

D
IA

M
O

N
D

 S
T

LIBERTY AVE

ALY

FRONTAGE RD

HEATON AVE

TH
IR

D
 S

T

ALY

FR
O

N
TA

G
E

 R
D

A
LY

ALY

D
E

A
R

IN
G

 A
V

E

TYLER AVE

ALY

BALCH AVE

ALY

BELMONT AVE

A
LY

ALY

ALY

BELMONT/WHITE ALY

LYELL AVE

ORLEANS AVE

ILLINOIS AVE

A
LY

A
LY

A
LY

LAUREL AVE

INYO ST

ORLEANS AVE

HAWES AVE

ALY

M
IL

LB
R

O
O

K
 A

V
E

E
C

H
O

 A
V

E

THOMAS AVE

FI
FT

H
 S

T

G
A

R
D

E
N

 A
V

E

PRIVATE

ALY

TOWNSEND AVE

NEVADA AVE

G
LE

N
N

 A
V

E

P
O

P
LA

R
 A

V
E

A
LY

ALY

FULTON ST

W
IN

E
R

Y 
AV

E

G
A

R
D

E
N

 A
V

E

B
A

C
K

E
R

 A
V

E

S
IE

R
R

A 
V

IS
TA

 A
V

E

PINE AVE

A
R

C
H

IE
 A

V
E

CLAY AVE

C
O

LL
E

G
E

 A
V

E

SANTA
 CLARA ST

R
O

U
G

H
R

ID
E

R
 A

V
E

HEDGES AVE

N ST

MCKENZIE/WASHINGTON ALY

BALCH AVE

ALTA AVE

DUDLEY AVE

MONO ST

R
O

O
S

E
V

E
LT

 A
V

E

A
LY

HEDGES AVE

P
R

IV
AT

E
 D

R

ALY

ALY

TYLER AVE

ALY

CLAY AVE

PLATT AVE

ALY

MADISON AVE

TYLER AVE

JA
C

K
S

O
N

 A
V

E

B
A

R
TO

N
 A

V
E

TYLER AVE

ALY

TH
O

R
N

E
 A

V
E

B
A

C
K

E
R

 A
V

E

E
FF

IE
 S

T

MONO ST

ALY

R
O

W
E

LL
 A

V
E

KERCKHOFF/PLATT ALY

ALY

C
LA

R
K

 S
T

HAMMOND AVE

CARMEN AVE

FLORADORA AVE

WEBSTER AVE

ALY

ALY

LI
N

D
E

N
 A

V
E

ALY

OLEANDER AVE

S
E

V
E

N
TH

 S
T

ALY

LEMON AVE

KERN M
ALL

ALY

ALY

S
E

C
O

N
D

 S
T

HOME AVE

LAMONA AVE

FI
S

H
E

R
 S

T

PINE AVE

ALY

ALY

ALTA AVE

ALY

ALY

LAMONA AVE

LIBERTY/LYELL ALY

P ST

G
LE

N
N

 A
V

E

ALY

SANTA
 CLARA ST

SAN JOAQUIN ST

ALY

ALY

ALY

LAMONA AVE

CLAY AVE

HAMMOND AVE

A
LY

FI
FT

H
 S

T

JA
C

K
S

O
N

 A
V

E
JA

C
K

S
O

N
 A

V
E

ALY

ELIZABETH ST

HARVEY AVE

ALY

A
LY

HEATON AVE

ALY

ALY

ALY

ALY

HAMMOND AVE

FILLMORE AVE

A
LY

MONTEREY ST

PRIVATE DR

A
LY

P
O

P
LA

R
 A

V
E

MONTECITO AVE

CHINA ALY

ALY

A
LY

FILLMORE AVE

HARVEY AVE

ALY

C
LA

R
K

 S
T

L ST

EL DORADO ST

MARIPOSA ST

ALY

ALY

EL D
ORADO ST

A
LY

LOWE AVE

S
IE

R
R

A 
V

IS
TA

 A
V

E

CARMEN AVE

DIVISADERO ST

D
IA

N
A 

S
T

R
E

C
R

E
AT

IO
N

 A
V

E

ALY

CARMEN AVE

ALY

N
IN

TH
 S

T

A
LY

ALY

A
LY

HEDGES AVE

ALY

FLORADORA AVE

W
IL

S
O

N
 A

V
E

ALY

TH
E

S
TA

 S
T

ALY

FO
U

R
TH

 S
T

INYO ST

ALY

A
LY

ALY

A
LY

G
A

R
D

E
N

 A
V

E

SAN JO
AQUIN ST

ALY

S
A

N
 P

A
B

LO
 A

V
E

KERCKHOFF AVE

ALY

DIVISADERO ST

L ST

FR
O

N
TA

G
E

 R
D

TE
N

TH
 S

T

ALY

MCKENZIE AVE

A
LY

FLORADORA AVE

PLATT AVE

MARIPOSA ST

ALY

PA
R

K
 A

V
E

FI
FT

H
 S

T

FRONTAGE RD

E
LE

V
E

N
TH

 S
T

ALY

E
IG

H
TH

 S
T

C
LA

R
K

 S
T

ALY

ALY

A
LY

S
IE

R
R

A 
V

IS
TA

 A
V

E

R
E

C
R

E
AT

IO
N

 A
V

E

ALY

FRANKLIN AVE

THOMAS AVE

ALY

ALY

WHITE AVE

A
LY

A
LY

G
A

R
D

E
N

 A
V

E

FAGAN ALY

LANE AVE

ALY

M
IL

LB
R

O
O

K
 A

V
E

ORLEANS AVE

PINE AVE

ALY

B
A

R
TO

N
 A

V
E

TYLER AVE

ALY

MADISON AVE
MADISON AVE

BELMONT AVE

E
LE

V
E

N
TH

 S
T

ALY

LEWIS AVE

ALY

GRANT AVE

HEDGES AVE

ALY

R
O

W
E

LL
 A

V
E

E
FF

IE
 S

T

HOME AVE

HUNTINGTON AVE

O
R

C
H

A
R

D
 S

T

A
N

G
U

S
 S

T

TH
IR

D
 S

T

S
E

C
O

N
D

 S
T

FI
R

S
T 

S
T E

IG
H

TH
 S

T

S
IE

R
R

A 
V

IS
TA

 A
V

E

R
E

C
R

E
AT

IO
N

 A
V

E

B
A

C
K

E
R

 A
V

E

S
IX

TH
 S

T S
E

V
E

N
TH

 S
T

FI
FT

H
 S

T

JA
C

K
S

O
N

 A
V

E

M
A

P
LE

 A
V

E

FO
U

R
TH

 S
T

N
IN

TH
 S

T

E
LE

V
E

N
TH

 S
T

C
E

D
A

R
 A

V
E

R
O

W
E

LL
 A

V
E

B
A

R
TO

N
 A

V
E

A
LY

ENGLEWOOD AVE

ALY

O ST

ALY

ALY

ALY

BALCH AVE

A
LY

FI
N

E
 A

V
E

HOME AVE

ALY

TE
N

TH
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T

MERCED ST

NEVADA AVE

ALY

ALY

P
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P
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R
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V
E
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S
A
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O
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D
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V

E

ALY
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T2

T1

T3

T4

T5

T6

Civic

E
ROUTE

66

E BUTLER AVE

N
B

E
AV

E
R

S
T

IN
TE

RSTA
TE

40

S
M

IL
TO

N
R

D

N
LE

R
O

U
X

S
T

N
PINE

CLIFF
DR

N
S

A
N

F
R

A
N

C
IS

C
O

S
T

W BIRCH AVE

N THORPE RD

N
B

O
N

ITO
S

T

W ASPEN AVE

N
SWITZER

CANYON
DR

W CHERRY AVE

S
B

A
B

B
ITT

D
R

N
A

ZTE
C

S
T

E
DAVID

DR

K
N

O
LE

S
D

R

N
TURQUOISE

DR

W BEAL RD

N
H

U
M

P
H

R
E

Y
S

S
T

S
O

'LE
A

R
Y

S
T

S
S

A
N

FR
A

N
C

IS
C

O
S

T

S
B

E
AV

E
R

S
T

W ELM AVE

E CHERRY AVE

W CLAY AVE

E FRANKLIN AVE

N
K

E
N

D
R

IC
K

S
T

N
N

AVA
JO

D
R

W
R

O
U

TE
66

S
LO

N
E

T
R

E
E

R
D

N
A

G
A

S
S

IZ
S

T

S
LE

R
O

U
X

S
T

N
FO

R
T

VALLEY
R

D

N
LO

C
U

S
T

S
T

W
COCONIN

O
AVE

W
KAIB

AB
LN

E SAWMILL RD

W FOREST AVE

N
P

A
R

K
S

T

E BIRCH AVE

W SANTA FE AVE

E
PONDEROSA

PKWY

W PHOENIX AVE

W
LOW

ER
COCONIN

O
AVE

N
V

E
R

D
E

S
T

W RIORDAN RD

W DALE AVE

N
BERTRAND

ST

N
GEMIN

I
DR

N
S

IT
G

R
E

A
V

E
S

S
T

N
R

O
C

K
R

ID
G

E
R

D

E ASPEN AVE

N
M

O
G

O
LL

O
N

S
T

W BUTLER AVE

E ELM AVE

W
CHATEAU

DR

W NAVAJO RD

W DUPONT AVE

S
W

IN
D

S
O

R
LN

W OAK AVE

N
E

LD
E

N
S

T

N
H

O
P

I
D

R

N
O

E
LL

E
LN

N
W

E
S

T
S

T

W FINE AVE
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