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Colin Scarff
Principal

	+ Code Studio Co-Founder
	+ 25+ years experience and project manager for 40+ 

planning and zoning projects
	+ Recent code projects: Los Angeles, Denver, 

Raleigh, Detroit, Cleveland, Houston, Memphis, 
Durham, Richmond, St. Louis

Renė Biberstein 
Associate Principal

	+ 15+ years experience in urban design and project 
management

	+ Project manager for current work in Richmond, VA
	+ Recent code projects: Richmond, St. Louis, plus 

zoning studies in Prince George’s County, MD 
and Fredericksburg, VA

WHO WE ARE



Founded in Austin in 2006, Code Studio works on plans and codes that 
yield vibrant, mixed use, walkable communities through creative urban 

infill and redevelopment strategies.
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4OFFICE
LOCATIONS

33WORKED IN STATES

Los Angeles, CA
Atlanta, GA

Austin, TX

Toronto, ON
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Est. 2006

13
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88

Plans23

TOTAL
PROJECTS

CODE STUDIO BY THE NUMBERS BY THE NUMBERS
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•	 Portales Downtown Master Plan and Code
•	 Simsbury Center Form-Based Code
•	 Tuscaloosa Recovery Area Zoning
•	 Virginia Beach Oceanfront Form-Based Code

AREA CODES
•	 Amherst Mixed Use Activity Center Zoning 

Update
•	 Arvada Downtown Design Guideline 

Implementation
•	 Charleston Calhoun Street East/Cooper River 

Plan and Zoning Recommendations
•	 Dallas Mixed Use & TOD Districts
•	 Fredericksburg Area Plan Code 

Recommendations
•	 Jackson District 1 Zoning 
•	 Jackson District 2 Zoning
•	 Jackson Districts 3-6 Zoning
•	 Mansfield Mixed Use Transition Zone
•	 Missoula Design Excellence Code
•	 Nashville Downtown Sign Code
•	 Prince George’s County Mixed Use & TOD 

Districts
•	 Sandy Springs North End Districts
•	 Savannah Zoning Consultation
•	 San Antonio VIA Metropolitan Transit TOD 

Districts
•	 Sun Valley Comprehensive Plan Implementation

MODEL CODES 
•	 CPEX Louisiana Model Coastal Toolkit
•	 CPEX Louisiana Model Land Use Toolkit
•	 Teton Valley Model Sustainability Code
•	 VDOT Urban Development Area Implementation

AREA PLANS 
•	 Broad Avenue Area Plan
•	 Fischer Steel Area Plan
•	 Galveston Height and Density Study
•	 Georgetown Williams Drive Corridor 

Transportation and Land Use Plan
•	 Glenview Milwaukee Avenue Corridor Plan
•	 Glenview Waukegan Road Corridor Plan
•	 Harrisonburg Vision & Action Plan
•	 Portales Downtown Comprehensive Plan
•	 Prince George’s County Green Line 

Implementation
•	 Prince George’s County Port Towns Sector Plan
•	 Prince George’s County Subregion 4 Centers
•	 Providence I-195 Relocation Study
•	 Simsbury Route 10 Corridor Study

CITYWIDE PLANS
•	 Atlanta Comprehensive Development Plan
•	 Charlottesville Comprehensive Plan Update
•	 Fate Comprehensive Plan
•	 Jena Town Plan
•	 Sandy Springs Comprehensive Plan
•	 St Louis Strategic Land Use Plan Update

TECHNICAL STUDIES 
•	 AARP Missing Middle Study
•	 Denver On-Call Services
•	 Dubai 2020 Expo Design Guidelines
•	 Essential Smart Growth Fixes for Urban and 

Suburban Zoning Codes
•	 Green Building Toolkit Implementation 

Workshops
•	 Morrisville Missing Middle Code Amendments
•	 Tacoma Urban Design Review Program

DEVELOPMENT/ZONING CODES
•	 Atlanta Zoning Code
•	 Bozeman Development Code Update
•	 Buffalo Unified Development Code
•	 Chapel Hill Land Use Management Ordinance 

Diagnostic Review
•	 Charlotte Urban Street Design Guidelines -  

Subdivision Code Revisions
•	 Charlottesville Zoning Ordinance
•	 Cincinnati Land Development Code
•	 Concord Zoning Code Update
•	 Decatur Unified Development Code
•	 Denver Zoning Code Update
•	 Detroit Zoning Ordinance Update
•	 Durham Unified Development Code
•	 Driggs Land Development Code
•	 Encinitas Housing Plan Zoning Implementation
•	 Fort Myers Growth Management Code
•	 Fort Worth Infill Subdivision Code
•	 Grand Junction Zoning and Development Code
•	 Greenville Development Code
•	 Jackson/Teton County Land Development 

Regulations
•	 Jubail Industrial City Development Code
•	 Honolulu Land Use Ordinance
•	 Houston Livable Places Code Updates
•	 Los Angeles Zoning Code 
•	 Lynnwood Development Code
•	 Memphis/Shelby County Unified Development 

Code
•	 Montrose Land Use Code Critique
•	 Newton Zoning Code
•	 Ogden City Development Code
•	 Pflugerville Development Code Diagnostic
•	 Piqua Development Code
•	 Pittsburgh DesignPGH + ArtPGH
•	 Pomona Zoning Update
•	 Raleigh Unified Development Ordinance

•	 Raleigh Hillside Code Amendments
•	 Redmond Urban Design Amendments
•	 Roswell Unified Development Code
•	 Sammamish Development Code
•	 San Marcos Development Code
•	 Sandy Springs Development Code
•	 Sarasota Subdivision Code
•	 Spotsylvania County Urban Development Area 

Code
•	 Stafford County Urban Development Area Code
•	 Steamboat Springs Code Amendments
•	 Victor Land Development Code
•	 West Feliciana Parish Toolkit Implementation
•	 West Palm Beach Historic District Mass & Scale

FORM-BASED CODES
•	 Asheville Haywood Road Form-Based Code
•	 Asheville River Arts District Form-Based Code
•	 Binghamton Main St/Court St Form-Based Code
•	 Broken Arrow New Orleans Square Form-Based 

Code 
•	 Chapel Hill Ephesus/Fordham Form-Based Code
•	 Charlottesville Main Street Form-Based Code 
•	 Chattanooga Downtown Form-Based Code
•	 Cleveland Pilot Area Form-Based Codes
•	 Fort Worth Stockyards Form-Based Code and 

Historic District Guidelines
•	 Fort Worth TCU/Berry Street Form-Based Code
•	 Harvard Ayer Rd Form-Based Code
•	 Hattiesburg Midtown Form-Based Code
•	 Havre de Grace Form-Based Code
•	 Heart of Peoria Development Code 
•	 Ithaca Collegetown Form-Based Code
•	 Knoxville Cumberland Avenue Form-Based Code
•	 Knoxville South Waterfront Form-Based Code
•	 Malta Downtown Form-Based Code
•	 Merrriman Valley Form-Based Code
•	 Milwaukee Equitable Growth through TOD Study
•	 Newport North End Urban Plan 
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Foster Infill + Diverse 
Housing Development

Downtown Chattanooga Form-Based Code   Chattanooga, TN DRAFT  September 15, 20155-12

Sec. 5.3.6. PUBLIC REALM 

Transparency

A Ground story 20% min

B Upper story  20% min

C Blank wall area 30' max

Story Height

D Ground floor elevation 2' min/5' max

E Ground story, floor to floor 10' min

F Upper story, floor to floor 9' min

Pedestrian Access

G entrance facing primary street Required 

H entrance spacing along primary 
street 50' max

Building Elements

Balcony, porch, stoop Sec. XX

Yard

I Yard depth see Sec. XX 

Pedestrian Zone

J clear pedestrian walkway 6' min

Street Tree/Furniture Zone

K Street tree/furniture zone 
depth 6' min

Street tree planting type Tree lawn

Tree spacing 30' Avg. on center

Create User-Friendly + 
Easy to Administer Codes

Bridge Vision to 
Implementation

 Craft Innovative 
Code Approaches

2.5Stories 3 3.5 4 5 8

14’
12’

65’

105’

42’
54’

Draft Codes with 
Predictable Outcomes

We work with communities 
across the US  to...
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SAMPLE UNIT CONFIGURATIONS

2-24 Development Code | Greenville, South Carolina

June 12, 2023

2.3.6. RNX-C NEiGHBOrHOOD FLEX C

A. SITE

1. LOT SIZE
Sec. 2.11.2.

A Area  (min)
None

B Width  (min)

Front access
40'

Side/rear access
25'

2. DENSITY
Sec. 2.11.3.

Dwellings per lot  (max)

Base
12

Bonus
16

3. COVERAGE
Sec. 2.11.4.

C Building coverage  (max)

Up to 12 units
70%

13 to 16 units
75%

D Outdoor amenity space  (min) 10%

4. BUILDING SETBACKS
Sec. 2.11.5.

E Primary street lot line  (min/max) 5' / 20'

F Side street lot line  (min/max) 5' / 20'

G Side lot line  (min)
4'

H Rear/alley lot line  (min)
4'

5. TRANSITIONS
Sec. 2.11.6.

Transition type
Type A

6. BUILD-TO
Sec. 2.11.7.

Build-to width  (min)

I Primary street
65%

J Side street
40%

7. PARKING SETBACKS
Sec. 2.11.8.

Primary street  (min)
20'

Side street  (min)
5'

8. FENCES AND WALLS
Sec. 2.11.9.

Front yard height  (max) Type B | 3'

Side street yard height  (max) Type C | 6'

Side/rear yard height  (max) Type E | 6'

 neiGhbOrhOOD-scale

ARTICLE 19-2 
ZONING DISTRICTS

2-25 

Greenville, South Carolina | Development Code

June 12, 2023

B. BUILDING 

1. HEIGHT
Sec. 2.11.10.A Overall height  (max stories/feet) 3 / 42'2. MASSING

Sec. 2.11.11.B Building width  (max)
100'C Building depth  (max)
100'Active depth  (min)

D Primary street
15'E Side street
9'3. GROUND STORY

Sec. 2.11.12.F Story height  (min)
10'G Finish floor elevation  (min/max)Residential

0' / 5'Nonresidential
-2' / 5'

Primary St. Side St.4. TRANSPARENCY
Sec. 2.11.13.H Ground story  (min)

Residential
35% 30%Nonresidential
50% 30%I Upper story  (min)
20% 20%J Blank wall width  (max) 10' 20'5. ENTRANCES

Sec. 2.11.14.K Street-facing entry spacing  (max)
30' 50'Entry feature

Yes Yes

RNX-C

neiGhbOrhOOD-scale

ARTICLE 19-2  ZONING DISTRICTS
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TODAY’S PRESENTATION

Exploring ideas and best practices for the path ahead.
What is the right approach to zoning?3.

How to pave the way for better zoning.
Where do we go from here?4.

What is a Form-Based Code?
“Form-Based Code” or just better zoning?

1.

Understanding the role that zoning can play.
Why do our cities need better zoning?2.



QUESTION 1:

WHAT IS A 
 FORM-BASED CODE?
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FIRST, WHAT ISN’T A FORM-BASED CODE
Traditional “Euclidean” zoning focused on land use, with only minimal controls on 
form (most commonly maximum height). 

Euclid, OH zoning map (1926). 
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OTHER STANDARDS
Over time, other non-form standards have been introduced, like residential density, 
FAR (Floor Area Ratio) or parking minimums. Intended to control negative impacts, 
they have sometimes resulted in unintended and undesirable outcomes. 

FAR regulates bulk on a site, but can 
result in very different forms. These three 
buildings all have the same FAR.

So what is this standard saying?
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CHANGING FOCUS TO FORM
Rigid separation of uses can be unfriendly to 
pedestrians, pushing residences apart from 
workplaces and shops. Often, form outlasts use 
and has more impact on its surroundings–so 
why not focus on what counts most? 

In the past few decades, zoning has increasingly 
turned to regulating form and using it to restore 
traditional patterns of urbanism. 

Rossi’s “The Architecture of the City” (1966), one of the 
first popular calls for a renewed emphasis on form and 
reexamination of traditional urban patterns. 
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“FORM-BASED CODE” OR JUST BETTER ZONING?

Ultimately, Euclidean and form-based zoning are part of a spectrum with a range of 
possibilities. 

Treating a “form-based code” as an entirely separate category can be misleading, so 
we prefer to call it “form-focused,” “form-forward,” or simply... better zoning. 
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BASICS ELEMENTS OF FORM? BUILDING PLACEMENT
MIxeD USe DISTRICTS

ARTICLE 2. ZONING DISTRICTS

2-22 ZONING ORDINANCE | RICHMOND, VA

DRAFT | MARCH 10, 2025

2.3.2. Rx-4 reSiDeNtiAl MiXeD USe 4A. Lot Standards

1. Lot Size
A Lot width (min)

0’2. Dwelling Units
Dwelling units per building (max) n/a3. Coverage

B Building coverage (max)
80%C Amenity space (min)
15%

4. Building Setbacks
D Primary street (min/max)

5’/15’E Side street (min/max)
5’/15’F Side (min)

0’Rear (min)

0’G Alley (min)

3’5. Build-to
H Primary street (min)

70%I Side street (min)
35%6. Parking Location

Parking between building & street Not allowed

MIxeD USe DISTRICTS

ARTICLE 2. ZONING DISTRICTS

2-22 ZONING ORDINANCE | RICHMOND, VA

DRAFT | MARCH 10, 2025

2.3.2. Rx-4 reSiDeNtiAl MiXeD USe 4A. Lot Standards

1. Lot Size
A Lot width (min)

0’2. Dwelling Units
Dwelling units per building (max) n/a3. Coverage

B Building coverage (max)
80%C Amenity space (min)
15%

4. Building Setbacks
D Primary street (min/max)

5’/15’E Side street (min/max)
5’/15’F Side (min)

0’Rear (min)

0’G Alley (min)

3’5. Build-to
H Primary street (min)

70%I Side street (min)
35%6. Parking Location

Parking between building & street Not allowed

MIxeD USe DISTRICTS

ARTICLE 2. ZONING DISTRICTS

2-22 ZONING ORDINANCE | RICHMOND, VA

DRAFT | MARCH 10, 2025

2.3.2. Rx-4 reSiDeNtiAl MiXeD USe 4A. Lot Standards

1. Lot Size
A Lot width (min)

0’2. Dwelling Units
Dwelling units per building (max) n/a3. Coverage

B Building coverage (max)
80%C Amenity space (min)
15%

4. Building Setbacks
D Primary street (min/max)

5’/15’E Side street (min/max)
5’/15’F Side (min)

0’Rear (min)

0’G Alley (min)

3’5. Build-to
H Primary street (min)

70%I Side street (min)
35%6. Parking Location

Parking between building & street Not allowed
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BASICS ELEMENTS OF FORM? PARKING LOCATION
MIxeD USe DISTRICTS

ARTICLE 2. ZONING DISTRICTS

2-22 ZONING ORDINANCE | RICHMOND, VA

DRAFT | MARCH 10, 2025

2.3.2. Rx-4 reSiDeNtiAl MiXeD USe 4A. Lot Standards

1. Lot Size
A Lot width (min)

0’2. Dwelling Units
Dwelling units per building (max) n/a3. Coverage

B Building coverage (max)
80%C Amenity space (min)
15%

4. Building Setbacks
D Primary street (min/max)

5’/15’E Side street (min/max)
5’/15’F Side (min)

0’Rear (min)

0’G Alley (min)

3’5. Build-to
H Primary street (min)

70%I Side street (min)
35%6. Parking Location

Parking between building & street Not allowed

MIxeD USe DISTRICTS

ARTICLE 2. ZONING DISTRICTS

2-22 ZONING ORDINANCE | RICHMOND, VA

DRAFT | MARCH 10, 2025

2.3.2. Rx-4 reSiDeNtiAl MiXeD USe 4A. Lot Standards

1. Lot Size
A Lot width (min)

0’2. Dwelling Units
Dwelling units per building (max) n/a3. Coverage

B Building coverage (max)
80%C Amenity space (min)
15%

4. Building Setbacks
D Primary street (min/max)

5’/15’E Side street (min/max)
5’/15’F Side (min)

0’Rear (min)

0’G Alley (min)

3’5. Build-to
H Primary street (min)

70%I Side street (min)
35%6. Parking Location

Parking between building & street Not allowed
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BASICS ELEMENTS OF FORM? BUILDING MASSING

MIxeD USe DISTRICTS

ARTICLE 2. ZONING DISTRICTS

2-23 

ZONING ORDINANCE | RICHMOND, VA

DRAFT | MARCH 10, 2025

Primary St. Side St.
4. Windows
F Ground story (min)

Residential
20% 20%Nonresidential
40% 20%G Upper story (min)
15% 15%H Blank wall width (max)
15’ 25’5. Doors

I Street-facing entry spacing (max)
50’ 75’

Rx-4
B. Building Standards

1. Massing
A Building height (max)

4 stories/55’B Building width (max)
175’2. Active Depth

C Primary street (min)
9’D Side street (min)
9’3. Ground Story

E Ground story height (min)
Residential

10’Nonresidential
12’Finished floor elevation (min/max) -2’/4’

MIxeD USe DISTRICTS

ARTICLE 2. ZONING DISTRICTS

2-23 

ZONING ORDINANCE | RICHMOND, VA

DRAFT | MARCH 10, 2025

Primary St. Side St.
4. Windows
F Ground story (min)

Residential
20% 20%Nonresidential
40% 20%G Upper story (min)
15% 15%H Blank wall width (max)
15’ 25’5. Doors

I Street-facing entry spacing (max)
50’ 75’

Rx-4
B. Building Standards

1. Massing
A Building height (max)

4 stories/55’B Building width (max)
175’2. Active Depth

C Primary street (min)
9’D Side street (min)
9’3. Ground Story

E Ground story height (min)
Residential

10’Nonresidential
12’Finished floor elevation (min/max) -2’/4’
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BASICS ELEMENTS OF FORM? ACTIVATION  

MIxeD USe DISTRICTS

ARTICLE 2. ZONING DISTRICTS

2-23 

ZONING ORDINANCE | RICHMOND, VA

DRAFT | MARCH 10, 2025

Primary St. Side St.
4. Windows
F Ground story (min)

Residential
20% 20%Nonresidential
40% 20%G Upper story (min)
15% 15%H Blank wall width (max)
15’ 25’5. Doors

I Street-facing entry spacing (max)
50’ 75’

Rx-4
B. Building Standards

1. Massing
A Building height (max)

4 stories/55’B Building width (max)
175’2. Active Depth

C Primary street (min)
9’D Side street (min)
9’3. Ground Story

E Ground story height (min)
Residential

10’Nonresidential
12’Finished floor elevation (min/max) -2’/4’

MIxeD USe DISTRICTS

ARTICLE 2. ZONING DISTRICTS

2-23 

ZONING ORDINANCE | RICHMOND, VA

DRAFT | MARCH 10, 2025

Primary St. Side St.
4. Windows
F Ground story (min)

Residential
20% 20%Nonresidential
40% 20%G Upper story (min)
15% 15%H Blank wall width (max)
15’ 25’5. Doors

I Street-facing entry spacing (max)
50’ 75’

Rx-4
B. Building Standards

1. Massing
A Building height (max)

4 stories/55’B Building width (max)
175’2. Active Depth

C Primary street (min)
9’D Side street (min)
9’3. Ground Story

E Ground story height (min)
Residential

10’Nonresidential
12’Finished floor elevation (min/max) -2’/4’



CODE STUDIOCOALITION FOR SMARTER GROWTH  |  APRIL 23, 2025

BASICS ELEMENTS OF FORM? OPEN SPACE  
MIxeD USe DISTRICTS

ARTICLE 2. ZONING DISTRICTS

2-22 ZONING ORDINANCE | RICHMOND, VA

DRAFT | MARCH 10, 2025

2.3.2. Rx-4 reSiDeNtiAl MiXeD USe 4A. Lot Standards

1. Lot Size
A Lot width (min)

0’2. Dwelling Units
Dwelling units per building (max) n/a3. Coverage

B Building coverage (max)
80%C Amenity space (min)
15%

4. Building Setbacks
D Primary street (min/max)

5’/15’E Side street (min/max)
5’/15’F Side (min)

0’Rear (min)

0’G Alley (min)

3’5. Build-to
H Primary street (min)

70%I Side street (min)
35%6. Parking Location

Parking between building & street Not allowed

MIxeD USe DISTRICTS

ARTICLE 2. ZONING DISTRICTS

2-22 ZONING ORDINANCE | RICHMOND, VA

DRAFT | MARCH 10, 2025

2.3.2. Rx-4 reSiDeNtiAl MiXeD USe 4A. Lot Standards

1. Lot Size
A Lot width (min)

0’2. Dwelling Units
Dwelling units per building (max) n/a3. Coverage

B Building coverage (max)
80%C Amenity space (min)
15%

4. Building Setbacks
D Primary street (min/max)

5’/15’E Side street (min/max)
5’/15’F Side (min)

0’Rear (min)

0’G Alley (min)

3’5. Build-to
H Primary street (min)

70%I Side street (min)
35%6. Parking Location

Parking between building & street Not allowed
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BASICS ELEMENTS OF FORM? PUBLIC REALM  

2-80 Neighborhood Form-Based Code | Cleveland, Ohio

DRAFT November 22, 2023

2.5.6. C5 COMMUNITY 5
A. SITE

1. Size

2.2.2A Width  (min)
Front access

35’Side/rear access
15’2. Dwelling Units

2.2.3Max per site
Unlimited3. Amenity

2.2.4B Outdoor amenity space  (min) 10%4. Walls & Fences
2.2.5Front yard height  (max)

Type C4 | 6’Side street yard height  (max) Type C4 | 6’Side/rear yard height  (max) Type C5 | 6’ 5. Streetscape
2.2.6C Pedestrian zone  (min)
7’D Furniture zone  (min)
6’Planting strip type Tree lawn/

gratesTrees in planting strip 30’ avg. on 
center

6. Setbacks
2.2.7E Primary street  boundary line  (min/max)

5’/15’F Side street  boundary line  (min/max)
3’/15’G Rear/side boundary line  (min)

0’Alley boundary line
3’ or 20’ min7. Transitions 

2.2.8Setback from transition boundary line (min)
10’8. Street Build-Out 

2.2.9H Primary street  (min)
75%I Side street  (min)
45%9. Parking Location

2.2.10No parking between the building and the street

CHAPTER 2  
ZONING DISTRICTS

SEC. 3002.5. COMMUNITY-SCALE

2-80 Neighborhood Form-Based Code | Cleveland, Ohio

DRAFT November 22, 2023

2.5.6. C5 COMMUNITY 5
A. SITE

1. Size

2.2.2A Width  (min)
Front access

35’Side/rear access
15’2. Dwelling Units

2.2.3Max per site
Unlimited3. Amenity

2.2.4B Outdoor amenity space  (min) 10%4. Walls & Fences
2.2.5Front yard height  (max)

Type C4 | 6’Side street yard height  (max) Type C4 | 6’Side/rear yard height  (max) Type C5 | 6’ 5. Streetscape
2.2.6C Pedestrian zone  (min)
7’D Furniture zone  (min)
6’Planting strip type Tree lawn/

gratesTrees in planting strip 30’ avg. on 
center

6. Setbacks
2.2.7E Primary street  boundary line  (min/max)

5’/15’F Side street  boundary line  (min/max)
3’/15’G Rear/side boundary line  (min)

0’Alley boundary line
3’ or 20’ min7. Transitions 

2.2.8Setback from transition boundary line (min)
10’8. Street Build-Out 

2.2.9H Primary street  (min)
75%I Side street  (min)
45%9. Parking Location

2.2.10No parking between the building and the street

CHAPTER 2  
ZONING DISTRICTS

SEC. 3002.5. COMMUNITY-SCALE



QUESTION 2:

WHY DO OUR CITIES NEED 
BETTER ZONING?
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ISSUE 1: URBAN QUALITY OF LIFE 

Badly-crafted zoning has contributed to bad quality of life in our cities, suburbs and 
towns. Scenes like this are a product of use separation, and badly-regulated form.
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CURRENT LAWS FAVOR SUBURBAN DEVELOPMENT

	+ Requires each development to meet its own development 
standards: access, parking, stormwater, open space.

	+ Generally requires separation of uses.
	+ Results in larger parcels required for each development.

	+ Shared access to infrastructure to meet development 
standards: access, parking, stormwater, open space.

	+ Mix of uses and building types generally allowed.
	+ Results in tighter-knit development patterns.

CONVENTIONAL SUBURBAN 
DEVELOPMENT PATTERN

TRADITIONAL INFILL 
DEVELOPMENT PATTERN
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PRE-WWII
DEVELOPMENT PATTERN

SUBURBAN
DEVELOPMENT PATTERN

SUBURBAN REGULATIONS
APPLIED TO CITIES

THOSE LAWS GOT APPLIED TO CITIES
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1919 TODAY

AND PRODUCED UNINTENDED OUTCOMES

Misapplied zoning has contributed to urban degradation by directing landowners to 
apply suburban approaches to urban areas. 
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New development is often 
out of character and reduces 

the diversity and affordability 
of housing stock.

Neighborhood-serving 
buildings and businesses are 
“illegal” under existing zoning.

Many beloved parts of cities 
can’t be rebuilt today.

INCLUDING LOSS OF HOUSING DIVERSITY
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INCLUDING LOSS OF HOUSING DIVERSITY

NON-CONFORMING

NON-CONFORMING

NON-CONFORMING

NON-CONFORMING

NON-CONFORMING

NON-CONFORMING

New development is often 
out of character and reduces 

the diversity and affordability 
of housing stock.

Neighborhood-serving 
buildings and businesses are 
“illegal” under existing zoning.

Many beloved parts of the 
city can’t be rebuilt today.
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WILL BETTER ZONING REPAIR MY NEIGHBORHOOD?

Yes and no. Zoning can’t force the market to build what it doesn’t want to, but often 
development follows the path of least resistance. 



When Suzanne D’Amico moved from Dallas an hour north to Celina, Texas, there was one grocery store, longhorn cattle

down the road and no lights on the horizon at night. Farmers wearing overalls gathered for morning coffee, teenagers

packed the local pizzeria after Friday night football games, and neighbors prayed together at church on Sunday. 

“It felt like we were on another planet,” said D’Amico, who has lived for nearly 30 years in Celina where she raised her

children. “We weren’t just outside the city, we were completely gone from anything we considered at the time remotely

civilized.”

By Shannon Pettypiece

Nov. 29, 2024, 8:00 AM CST

The affordable housing shortage is reshaping parts of rural America 

A surge in home prices over the past several years is pushing homebuyers further out from city centers with big implications for

America's small towns.

ECONOMICS

The city's water tower in Celina, Texas. City Government of Celina, Texas
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No quick fix for Georgia’s affordable

housing shortage
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 Georgians are struggling to find a place to live as housing shortages and rising rents persist

after the pandemic’s peak. This tent city is a short walk from the state Capitol in downtown

Atlanta. John McCosh/Georgia Recorder
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U.S. homelessness jumps to another record high, amid affordable housing

shortage

DECEMBER 27, 2024 · 6:03 PM ET

Jennifer Ludden

Staff for the Miami-Dade County Homeless Trust in Florida tally the number of people living unsheltered in

downtown Miami, late on Jan. 26, 2024. The annual point-in-time count is a nationwide census mandated by the

U.S. Department of Housing and Urban Development.

Rebecca Blackwell/AP

More than 770,000 people were living in shelters or outside in January, according

to an annual federal report on homelessness by the Department of Housing and

Urban Development. The number is up 18% from last year's count — which had

also jumped from the year before — and is the largest number since HUD started

doing this report in 2007.

HUD released its report Friday, based on the January "point-in-time" survey in

cities around the country. The results punctuated a trend advocates for homeless
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The Popular Vision 
 of the American Household 

Is Inaccurate and Outdated

In the minds of many, the “typical American 
household” is a nuclear family consisting of a 

mother, a father and two children (give or 
take). Reality significantly differs:

• Nuclear families account for just 20 percent 
of today’s households. 

• The largest demographic, at 28 percent,  
is single adults who live alone. (They account 
for more than nuclear and single-parent 
families combined.)

• As of the mid-2010s, almost half of America’s 
households were either adults living alone or 
adults sharing a home with other adults, such 
as roommates or relatives. 

Not only does the popular image of the 
American household need updating, but so 

do our collective assumptions about the type of 
housing we need. A review of the nation’s 
overall housing stock by unit type is revealing.

• More than 80 percent of the nation’s 
apartments and houses are built with two, 
three or four bedrooms. 

• These residences are designed with a nuclear 
family in mind: one larger “master bedroom” 
for parents and smaller, secondary bedrooms 
for children.

• Additionally, there are more than twice as 
many two-bedroom units as there are studios 
and one-bedrooms combined. 

Historically, the smallest units have received short shrift,  
but today’s largest household category consists of singles living alone. That’s a significant mismatch.  

The Bottom Line: Our current housing stock isn’t nearly as diverse as we are.

U.S. Housing Stock by Number of Bedrooms

Source: 2015 Am
erican H

ousing Survey, U.S. Census Bureau

53%
OF AMERICAN 
HOUSEHOLDS

12.5%
OF HOUSING 

STOCK

CHANGING DEMOGRAPHICS

D20459

The Making Room: Housing for a Changing America exhibition at the National 

Building Museum was made possible through the generous support of AARP 

Foundation, which works to end senior poverty by helping vulnerable older 

adults build economic opportunity and social connectedness. 

AARPFoundation.org

The National Building Museum 
inspires curiosity about the world  

we design and build through 
exhibitions and programming that 

explore how the built world shapes 

our lives. Located in Washington, D.C., the Museum 

believes that understanding the history and impact 

of architecture, engineering, landscape architecture, 

construction, and design is important for all ages.

NBM.org

AARP is the nation’s largest nonprofit, nonpartisan 

organization dedicated to empowering people 50 

and older to choose how they live as they age. The  

AARP Livable Communities initiative works nationwide 

to support the efforts of neighborhoods, towns, cities 

and rural areas to be livable for people of all ages.

AARP.org | AARP.org/Livable

Just as the housing needs of individuals change over a lifetime, 

unprecedented shifts in both demographics and lifestyle have 

fundamentally transformed our nation’s housing requirements. 

• Adults living alone now account for nearly 30 percent  

of American households. • While only 20 percent of today’s households are nuclear families, 

the housing market largely remains fixated on their needs. 

• By 2030, 1 in 5 people in the United States will be age  

65 or over — and by 2035, older adults are projected to 

outnumber children for the first time ever. 

• The nation’s housing stock doesn’t fit the realities of a  

changing America. Featuring infographics, ideas, solutions, photographs and floor plans 

from the National Building Museum exhibition of the same name, 

Making Room: Housing for a Changing America is a rallying cry  

for a wider menu of housing options. Visit AARP.org/MakingRoom to download a PDF 

of this publication or order a free printed edition.

AARP and the National Building M
useum
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Single-Person Households Exceed  
Nuclear Family Households

America's Households  
by the Numbers
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Single-Person Households Exceed  
Nuclear Family Households

America's Households  
by the Numbers
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The Popular Vision 
 of the American Household 

Is Inaccurate and Outdated

In the minds of many, the “typical American 
household” is a nuclear family consisting of a 

mother, a father and two children (give or 
take). Reality significantly differs:

• Nuclear families account for just 20 percent 
of today’s households. 

• The largest demographic, at 28 percent,  
is single adults who live alone. (They account 
for more than nuclear and single-parent 
families combined.)

• As of the mid-2010s, almost half of America’s 
households were either adults living alone or 
adults sharing a home with other adults, such 
as roommates or relatives. 

Not only does the popular image of the 
American household need updating, but so 

do our collective assumptions about the type of 
housing we need. A review of the nation’s 
overall housing stock by unit type is revealing.

• More than 80 percent of the nation’s 
apartments and houses are built with two, 
three or four bedrooms. 

• These residences are designed with a nuclear 
family in mind: one larger “master bedroom” 
for parents and smaller, secondary bedrooms 
for children.

• Additionally, there are more than twice as 
many two-bedroom units as there are studios 
and one-bedrooms combined. 

Historically, the smallest units have received short shrift,  
but today’s largest household category consists of singles living alone. That’s a significant mismatch.  

The Bottom Line: Our current housing stock isn’t nearly as diverse as we are.

U.S. Housing Stock by Number of Bedrooms

Source: 2015 Am
erican H

ousing Survey, U.S. Census Bureau

53%
OF AMERICAN 
HOUSEHOLDS

39%
OF HOUSING 

STOCK

CHANGING DEMOGRAPHICS

D20459

The Making Room: Housing for a Changing America exhibition at the National 

Building Museum was made possible through the generous support of AARP 

Foundation, which works to end senior poverty by helping vulnerable older 

adults build economic opportunity and social connectedness. 

AARPFoundation.org

The National Building Museum 
inspires curiosity about the world  

we design and build through 
exhibitions and programming that 

explore how the built world shapes 

our lives. Located in Washington, D.C., the Museum 

believes that understanding the history and impact 

of architecture, engineering, landscape architecture, 

construction, and design is important for all ages.

NBM.org

AARP is the nation’s largest nonprofit, nonpartisan 

organization dedicated to empowering people 50 

and older to choose how they live as they age. The  

AARP Livable Communities initiative works nationwide 

to support the efforts of neighborhoods, towns, cities 

and rural areas to be livable for people of all ages.

AARP.org | AARP.org/Livable

Just as the housing needs of individuals change over a lifetime, 

unprecedented shifts in both demographics and lifestyle have 

fundamentally transformed our nation’s housing requirements. 

• Adults living alone now account for nearly 30 percent  

of American households. • While only 20 percent of today’s households are nuclear families, 

the housing market largely remains fixated on their needs. 

• By 2030, 1 in 5 people in the United States will be age  

65 or over — and by 2035, older adults are projected to 

outnumber children for the first time ever. 

• The nation’s housing stock doesn’t fit the realities of a  

changing America. Featuring infographics, ideas, solutions, photographs and floor plans 

from the National Building Museum exhibition of the same name, 

Making Room: Housing for a Changing America is a rallying cry  

for a wider menu of housing options. Visit AARP.org/MakingRoom to download a PDF 

of this publication or order a free printed edition.

AARP and the National Building M
useum
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UNDER SUPPLY OF HOUSING
HousingUnderproduction 

in the U.S. 2024

National Housing Underproduction
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Housing Underproduction persists 
across geographies and typologies 
of place. 
Underproduction is present in all 50 
states and the District of Columbia. It 
is present in urban, suburban, and rural 
areas. 

There are national and regional 
dynamics at play. 
Underproduction decreased in 26 states 
and 28 of the top 50 underproduced 
metros. Where and why those 
improvements occurred yields clues about 
how and where the crisis is spreading.

Housing production hasn’t kept pace 
with household formation. 
From 2021 to 2022, only 0.88 new homes 
were built for every household formed 
across the country.

markets that adequately 
produced continued to 

meet or exceed housing needs 
through 2021.

markets are trending 
toward underproduction.

 markets have 
worsened.

Metropolitan Markets Since 2012
77
25% 
of total

down from 
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69
22.3% 
of total

down from 
23.9% in 2021

underproduced markets 
are recovering.11
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33underproduced markets 
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9
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of total
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33.3% in 2021
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TARGET NUMBER OF HOUSING UNITS UNITS THAT ARE RENTER OR
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What is housing underproduction? 
The gap between the housing we have and the housing we need.

How do we calculate it? 

The total number of metros experiencing 
underproduction increased from 193 to 198, 
with 83% (256) of all markets and 24 states 
worsening. 
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Housing Underproduction persists 
across geographies and typologies 
of place. 
Underproduction is present in all 50 
states and the District of Columbia. It 
is present in urban, suburban, and rural 
areas. 

There are national and regional 
dynamics at play. 
Underproduction decreased in 26 states 
and 28 of the top 50 underproduced 
metros. Where and why those 
improvements occurred yields clues about 
how and where the crisis is spreading.

Housing production hasn’t kept pace 
with household formation. 
From 2021 to 2022, only 0.88 new homes 
were built for every household formed 
across the country.
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What is housing underproduction? 
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with 83% (256) of all markets and 24 states 
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THE 5 L’S OF DEVELOPMENT COST
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$
COST TO DELIVER 
UNIT OF HOUSINGLUMBER
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+
+
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Influenced by 
the MARKET

THE 5 L’S OF DEVELOPMENT COST

LENDING

LAND
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LABOR



CODE STUDIOCOALITION FOR SMARTER GROWTH  |  APRIL 23, 2025

Influenced  
by REGULATION 

passed by 
legislatures
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Set the PATH OF 
PREDICTABILITY. 

Where there 
is certainty, 
development 

dollars will follow.

THE 5 L’S OF DEVELOPMENT COST

LENDING

LAND

LAWS

LUMBER

LABOR
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PUTTING PUBLIC DOLLARS TO THE BEST USE

LENDING

LAND

LAWS

LUMBER

LABOR

Allow for SUPPLY 
of more housing 

by-right.

Focus subsidy on 
AFFORDABILITY 

+ STABILIZATION.
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IF REGULATIONS AREN’T ADDRESSED
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LAND
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LUMBER

LABOR

SUBSIDY is 
needed to navigate 

regulations.

LESS MONEY to 
deliver affordable 

units.
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ONE OUTCOME: POOR ZONING
AFFORDABILITYQUALITY OF LIFE

	+ Limitations on density combined with minimum lot size requirements 
force large, expensive units.  

	+ Minimum parking requirements add cost, which is downloaded to 
residents. 

	+ Suburban standards applied to urban areas incentivize auto-
oriented infill development. 

	+ Existing buildings are “non-conforming,” adding red tape to updates 
and modifications.  

	+ Separation of uses and poor interface with the public realm 
discourages walking and cycling. 
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ANOTHER OUTCOME: BETTER ZONING
AFFORDABILITYQUALITY OF LIFE

	+ Flexible approach to density and lot size allow for gentle 
intensification of neighborhoods and diversity of housing types, 
including more affordable options.

	+ Removal of parking requirements reduces burden on residents. 

	+ Standards tuned to traditional urban patterns, including lot sizes, 
setbacks and mix of uses.

	+ Encourage infill that matches these patterns by permitting it by 
right.

	+ Transform suburban and auto-oriented areas by gradually 
applying more urban standards to them. 



QUESTION 3:

WHAT IS THE RIGHT 
APPROACH TO ZONING?
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Future Land Use Map
RESIDENTIAL

Limited commercial uses allowed in all residential districts, to be further described in 
the Zoning Ordinance. Zoning tools will regulate affordability and maximum allowable 
development for all residential and mixed-use categories.
Description

General Residential: Allow for additional housing choice within existing residential 
neighborhoods throughout the city.
General Residential (Sensitive Community Areas): Allow for additional 
housing choice, and tools to mitigate displacement, within existing residential 
neighborhoods that have high proportions of populations that may be sensitive to 
displacement pressures. 
Medium Intensity Residential: Increase opportunities for housing development 
including affordable housing, along neighborhoods corridors, near community 
amenities, employment centers, and in neighborhoods that are traditionally less 
affordable.
Higher-Intensity Residential: Provide opportunities for higher density, multi-family 
focused development. Incentivize affordability and increased intensity to meet 
Affordable Housing Plan goals.

MIXED USE NODES AND CORRIDORS
Neighborhood Mixed Use Corridor: Neighborhood-scaled mixed use areas 
arranged along corridors that support existing residential districts.

Neighborhood Mixed Use Node: Compact neighborhood centers that encompass 
a mix of land uses arranged in smaller scale buildings.

Business and Technology Mixed Use: Light industrial and production uses, with 
other commercial and residential uses (where appropriate).

Urban Mixed Use Corridor: Higher intensity mixed use development arranged 
along corridors between employment, commercial, and civic hubs of the city.

Urban Mixed Use Node: Urban mixed use districts that support community 
housing, employment, and commercial development.

Downtown Core: A primary, central mixed use activity hub for the city.

OTHER CATEGORIES
Open Spaces and Parks: Includes both public and private spaces

Cemetery: Includes both public and private cemeteries

Civic: Includes governmental buildings

Education: Charlottesville City Schools and Non-City Schools

UVA: Properties owned by the University of Virginia

Stream Buffer: 100’ buffer

City of Charlottesville Boundary and Urban Development Area

On the next page, you can view 
a version of this map with parcel 
boundaries.

October 5, 2021
Draft

Click here to view 
precedent examples 
for residential and 
mixed-use categories.
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THE PLAN COMES FIRST: CHARLOTTESVILLE, VA



64

29

250

250

29

29

250

250

250

302

302

302

64

29

29

29

29

302

64

29

656

29

656

29

29

250

250

302

302

64

29

250

20

250

250

250

250

64

250

20

20

64

20

317

338

338

250

250

250

20

64

250

Garth Rd

FARMINGTON
COUNTRY

CLUB

Bellair
Farmington

Ednam Forest

BIRDWOOD
GOLF COURSE

Sherwood
Farms

Montvue

Colthurst

Ivy Rd

Barracks Rd

Old Ivy Rd

Barracks

A
ld

erm
an

R
d

Ivy Rd

Ivy Rd Old Ivy Rd

M
assie Rd

UNIVERSITY OF
VIRGINIA

University
Heights

Je
f fe

rs o
n

P
a rk

Ave

O
ld

Ly
nc

h
b

ur
g

Rd

C
h

er
ry

Ave

W
illard

D
r

Fontaine Ave

Buckingham
Circle

AZALEA PARK

G
eorg

eto
w

n
Rd

H
yd

ra
ul

ic
R

d

Commonwealth

R
ug

b
y

R
d

Barracks
Rd

Barracks Rd

H
yd

raulic
Rd

G
eorg

eto
w

n
Rd

Em
m

et St
N

Em
m

et
St

N

THE SHOPS AT
STONEFIELD

Hessian Hills

Canterbury
Hills

Rugby Rd

Rugby Ave

Grady Ave

P
re

sto
n

A
ve

Preston
Ave

1
0

th
St

N
W

Jefferson Park Ave

University Ave

E
m

m
e

t
S

t
S

W Main St

E
m

m
e

t
S

t
N

UNIVERSITY
HOSPITAL

C
he

rry
Ave

Harris Rd

5t
h

St
SW

Rid
ge

St

FOREST HILLS
PARK

TONSLER PARK

A
vo

n
St

Ex
t

5th
St SW

5th
St

5TH ST
STATION

Rio Rd

E

E
R

io
R

d

Se
m

in
ole

Tr
l

CHARLOTTESVILLE
FASHION
SQUARE

Wakefield

Northfields

D
ai

ry
R

d

M
elb

o
urne

R
d

Grove Rd

GREENBRIAR
PARK

GREENLEAF
PARK

R
o

se
H

il
l

D
r

Rugby Ave

Park

St

US-250-BYP W

MCINTIRE
PARK

Charlottesvi l le

E W ater St

A
vo

n
St

Carl
to

n
R

d

OAKWOOD
CEMETERY

QUARRY ROAD
PARK

MEADE PARK

RIVES PARK

Belmont

Thom
as Jeffe

rs
on

Pkwy

PIEDMONT
VIRGINIA

COMMUNITY
COLLEGE

E
R

io
R

d

MEADOW
CREEK GOLF
COURSE AT
PEN PARK

Rio

Sto
ny

Po
in

t
R

d

E High St

Long St

Richmond Rd

DARDEN TOWE
MEMORIAL

PARK

RIVERVIEW
CEMETERY

RIVERVIEW
PARK

SENTARA
MARTHA

JEFFERSON
HOSP

CV

R-A

NX-8 CX-5

CM
R-B

R-A

R-A
CX-5

CV

R-A

R-C

CV

RX-3

NX-8 R-A
RX-5

R-A

R-A

CV

CV

CM

NX-5

R-A R-BR-C R-B

CM

R-C

NX-5

CM

R-A
R-A

CV

R-BRX-5

CV

CV
R-B R-A

R-A

RX-3

CM
R-C

R-A
R-B

CM

R-A
R-A

R-B

CM

CV

CM

R-AR-A R-C

R-BCX-5
R-A

CVNX-3
CX-8 NX-3

R-A

RX-3
R-B

CM
CV

CX-3
R-C

R-A
IX-5

R-C
RX-3

RX-3
IX-5 R-B

NX-3

R-AR-B CX-8
RX-3

R-A CM
R-A

NX-3

NX-5
R-B CX-3

R-A

IX-8
CM

R-C
CV R-A

RX-3CX-5
RX-5

R-BCX-3 CX-8 R-B
RX-5

R-C
CX-8CX-3 R-BNX-8

R-A

CX-5

NX-10
NX-5

NX-8

CM
R-A

DX
CX-5CX-8

CX-5CX-8 CX-5NX-8
CX-8 CX-8CM RX-3 NX-10

DX
R-B

CVCM R-B
CX-5 R-AR-CRX-3

CV

RX-5
RX-5 NX-8

CM NX-10
R-A

RX-5
R-BR-CR-A CX-3

R-A
R-A

R-CR-BCX-8

NX-8

CX-5
RX-3

R-B
NX-5

NX-3R-B

CV

RX-3
CX-3

NX-3
RX-5

R-C
R-A

R-A

CM

R-B

CM
IX-5

CV

R-A

R-B
R-A

R-C
RX-3

R-CRX-3
R-A R-A

CX-3

NX-3

CV

R-A
R-C

RX-3 R-B

CV R-A
R-BR-AR-B

CV

R-A
R-B

R-A

CM

CX-8 RX-3
NX-3

CV

R-C
CX-5

CV

CV

CV

CV

RX-5

RX-3

RX-5

NX-5

NX-3

IX-5

CV

R-C
R-B

R-B

CV

CV

CV
R-B

CV

R-C

CX-3

CX-5

RX-5

R-B

R-A

CV

Esri Community Maps Contributors, WVU Facilities, VGIN, Esri, HERE, Garmin, SafeGraph, GeoTechnologies, Inc, METI/NASA, USGS, EPA, NPS, US Census Bureau, USDA

11

22

33

44

55

66

77

88

99

1010

1111

K

K

J

J

I

I

H

H

G

G

F

F

E

E

D

D

C

C

B

B

A

A

KEY
PROPOSED  ZON I N G

R-A

R -B

R -C

RX-3

RX-5

CX-3

CX-5

CX-8

N X-3

N X-5

N X-8

N X-1 0

DX

I X-5

I X-8

CV

CM

STREET TYPOLOGY

Down town

I n du stri a l

M i xed  U se  A

M i xed  U se  B

N e i gh borh ood  A

N e i gh borh ood  B

° 0 0 . 5 10 . 25
M i l es

Ch arl ottesvi l l e  P roposed  Zon i n g DRAFT -  2/1 /2023

THE PLAN COMES FIRST: CHARLOTTESVILLE, VA

64

29

250

250

29

29

250

250

250

302

302

302

64

29

29

29

29

302

64

29

656

29

656

29

29

250

250

302

302

64

29

250

20

250

250

250

250

64

250

20

20

64

20

317

338

338

250

250

250

20

64

250

Garth Rd

FARMINGTON
COUNTRY

CLUB

Bellair
Farmington

Ednam Forest

BIRDWOOD
GOLF COURSE

Sherwood
Farms

Montvue

Colthurst

Ivy Rd

Barracks Rd

Old Ivy Rd

Barracks

A
ld

erm
an

R
d

Ivy Rd

Ivy Rd Old Ivy Rd

M
assie Rd

UNIVERSITY OF
VIRGINIA

University
Heights

Je
f fe

rs o
n

P
a rk

Ave

O
ld

Ly
nc

h
b

ur
g

Rd

C
h

er
ry

Ave

W
illard

D

r

Fontaine Ave

Buckingham
Circle

AZALEA PARK

G
eorg

eto
w

n
Rd

H
yd

ra
ul

ic
R

d

Commonwealth

R
ug

b
y

R
d

Barracks
Rd

Barracks Rd

H
yd

raulic
Rd

G
eorg

eto
w

n
Rd

Em
m

et St
N

Em
m

et
St

N

THE SHOPS AT
STONEFIELD

Hessian Hills

Canterbury
Hills

Rugby Rd

Rugby Ave

Grady Ave

P
re

sto
n

A
ve

Preston
Ave

1
0

th
St

N
W

Jefferson Park Ave

University Ave

E
m

m
e

t
S

t
S

W Main St

E
m

m
e

t
S

t
N

UNIVERSITY
HOSPITAL

C
he

rry
Ave

Harris Rd

5t
h

St
SW

Rid
ge

St

FOREST HILLS
PARK

TONSLER PARK

A
vo

n
St

Ex
t

5th
St SW

5th
St

5TH ST
STATION

Rio Rd

E

E
R

io
R

d

Se
m

in
ole

Tr
l

CHARLOTTESVILLE
FASHION
SQUARE

Wakefield

Northfields

D
ai

ry
R

d

M
elb

o
urne

R
d

Grove Rd

GREENBRIAR
PARK

GREENLEAF
PARK

R
o

se
H

il
l

D
r

Rugby Ave

Park

St

US-250-BYP W

MCINTIRE
PARK

Charlottesvi l le

E W ater St

A
vo

n
St

Carl
to

n
R

d

OAKWOOD
CEMETERY

QUARRY ROAD
PARK

MEADE PARK

RIVES PARK

Belmont

Thom
as Jeffe

rs
on

Pkwy

PIEDMONT
VIRGINIA

COMMUNITY
COLLEGE

E
R

io
R

d

MEADOW
CREEK GOLF
COURSE AT
PEN PARK

Rio

Sto
ny

Po
in

t
R

d

E High St

Long St

Richmond Rd

DARDEN TOWE
MEMORIAL

PARK

RIVERVIEW
CEMETERY

RIVERVIEW
PARK

SENTARA
MARTHA

JEFFERSON
HOSP

CV

R-A

NX-8 CX-5

CM
R-B

R-A

R-A
CX-5

CV

R-A

R-C

CV

RX-3

NX-8 R-A
RX-5

R-A

R-A

CV

CV

CM

NX-5

R-A R-BR-C R-B

CM

R-C

NX-5

CM

R-A
R-A

CV

R-BRX-5

CV

CV
R-B R-A

R-A

RX-3

CM
R-C

R-A
R-B

CM

R-A
R-A

R-B

CM

CV

CM

R-AR-A R-C

R-BCX-5
R-A

CVNX-3
CX-8 NX-3

R-A

RX-3
R-B

CM
CV

CX-3
R-C

R-A
IX-5

R-C
RX-3

RX-3
IX-5 R-B

NX-3

R-AR-B CX-8
RX-3

R-A CM
R-A

NX-3

NX-5
R-B CX-3

R-A

IX-8
CM

R-C
CV R-A

RX-3CX-5
RX-5

R-BCX-3 CX-8 R-B
RX-5

R-C
CX-8CX-3 R-BNX-8

R-A

CX-5

NX-10
NX-5

NX-8

CM
R-A

DX
CX-5CX-8

CX-5CX-8 CX-5NX-8
CX-8 CX-8CM RX-3 NX-10

DX
R-B

CVCM R-B
CX-5 R-AR-CRX-3

CV

RX-5
RX-5 NX-8

CM NX-10
R-A

RX-5
R-BR-CR-A CX-3

R-A
R-A

R-CR-BCX-8

NX-8

CX-5
RX-3

R-B
NX-5

NX-3R-B

CV

RX-3
CX-3

NX-3
RX-5

R-C
R-A

R-A

CM

R-B

CM
IX-5

CV

R-A

R-B
R-A

R-C
RX-3

R-CRX-3
R-A R-A

CX-3

NX-3

CV

R-A
R-C

RX-3 R-B

CV R-A
R-BR-AR-B

CV

R-A
R-B

R-A

CM

CX-8 RX-3
NX-3

CV

R-C
CX-5

CV

CV

CV

CV

RX-5

RX-3

RX-5

NX-5

NX-3

IX-5

CV

R-C
R-B

R-B

CV

CV

CV
R-B

CV

R-C

CX-3

CX-5

RX-5

R-B

R-A

CV

Esri Community Maps Contributors, WVU Facilities, VGIN, Esri, HERE, Garmin, SafeGraph, GeoTechnologies, Inc, METI/NASA, USGS, EPA, NPS, US Census Bureau, USDA

11

22

33

44

55

66

77

88

99

1010

1111

K

K

J

J

I

I

H

H

G

G

F

F

E

E

D

D

C

C

B

B

A

A

KEY
PROPOSED  ZON I N G

R-A

R -B

R -C

RX-3

RX-5

CX-3

CX-5

CX-8

N X-3

N X-5

N X-8

N X-1 0

DX

I X-5

I X-8

CV

CM

STREET TYPOLOGY

Down town

I n du stri a l

M i xed  U se  A

M i xed  U se  B

N e i gh borh ood  A

N e i gh borh ood  B

° 0 0 . 5 10 . 25
M i l es

Ch arl ottesvi l l e  P roposed  Zon i n g DRAFT -  2/1 /2023



THE PLAN COMES FIRST: CHARLOTTESVILLE, VA

Em
m

et
 S

t. 
N

Je
ffe

rs
on 

Par
k 

Ave
.

Cherry Ave.

West Main St.

U
niversity 

Ave,.

10
th

 S
t.

 N
W

Grove Rd.

Lo
cu

st
 A

ve
.

High St.

A
vo

n 
S
t.

R
io

 R
d
.

B
arracks R

d.

Monticello Ave.

M
ea

d
e 

A
ve

.

Carlton Ave.

E. Market St.

M
o

n
tic

e
llo

 R
d

.

5t
h 

St
.

Harris Rd.

Preston Ave.

R
o

se
 H

il
l 
D

r.
M

ea
do

w
br

oo
k 

H
ei

gh
ts

 R
d.

Kenwood Ln.

Greenbrier Dr.

M
e
lb

o
u
rn

e
 R

d
.

Jo
hn

 W
. W

ar
ne

r 

P
kw

y.

M
cI

nt
ire

 R
d.

Pa
rk

 S
t.

Le
xi

ng
to

n 
A

ve
.

Calhoun St.

Watson Ave.

R
iv

er
 R

d.

250-BYP

H
ydraulic Rd.

Angus Rd.

C
ed

ar
 H

ill
 R

d.

M
ic

hi
e 

D
r.

Rug
by

 R
d.

Rugby Ave.

Gentry Ln.

H
ar

ris
 S

t.

Westwood Rd.

Ivy Rd.

A
ld

er
m

an
 R

d.

Rugby Rd.

J
P
A

Fontaine Ave. Ext.

Strib
ling Ave.

Cleveland Ave.

Cherry Ave.

9
th

 S
t.

 S
W

R
id

g
e 

St
.

Elliott Ave.

Linden Ave.

R
iv

er
si

d
e 

A
ve

.

Chesapeake St.

Poplar St.
High St.

Water St.

Market St.

2
n
d

 S
t.

 N
E

Arlington Blvd.

M
ill

m
on

t S
t.

Future Land Use Map
RESIDENTIAL

Limited commercial uses allowed in all residential districts, to be further described in 
the Zoning Ordinance. Zoning tools will regulate affordability and maximum allowable 
development for all residential and mixed-use categories.
Description

General Residential: Allow for additional housing choice within existing residential 
neighborhoods throughout the city.
General Residential (Sensitive Community Areas): Allow for additional 
housing choice, and tools to mitigate displacement, within existing residential 
neighborhoods that have high proportions of populations that may be sensitive to 
displacement pressures. 
Medium Intensity Residential: Increase opportunities for housing development 
including affordable housing, along neighborhoods corridors, near community 
amenities, employment centers, and in neighborhoods that are traditionally less 
affordable.
Higher-Intensity Residential: Provide opportunities for higher density, multi-family 
focused development. Incentivize affordability and increased intensity to meet 
Affordable Housing Plan goals.

MIXED USE NODES AND CORRIDORS
Neighborhood Mixed Use Corridor: Neighborhood-scaled mixed use areas 
arranged along corridors that support existing residential districts.

Neighborhood Mixed Use Node: Compact neighborhood centers that encompass 
a mix of land uses arranged in smaller scale buildings.

Business and Technology Mixed Use: Light industrial and production uses, with 
other commercial and residential uses (where appropriate).

Urban Mixed Use Corridor: Higher intensity mixed use development arranged 
along corridors between employment, commercial, and civic hubs of the city.

Urban Mixed Use Node: Urban mixed use districts that support community 
housing, employment, and commercial development.

Downtown Core: A primary, central mixed use activity hub for the city.

OTHER CATEGORIES
Open Spaces and Parks: Includes both public and private spaces

Cemetery: Includes both public and private cemeteries

Civic: Includes governmental buildings

Education: Charlottesville City Schools and Non-City Schools

UVA: Properties owned by the University of Virginia

Stream Buffer: 100’ buffer

City of Charlottesville Boundary and Urban Development Area

On the next page, you can view 
a version of this map with parcel 
boundaries.

October 5, 2021
Draft

Click here to view 
precedent examples 
for residential and 
mixed-use categories.
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R-A R-NA R-B R-C
•	 Up to 3 units allowed

•	 Up to 4 units allowed if you 
keep existing structure

•	 Up to 8 units allowed if bo-
nus units are affordable to 
households at / below 80% 
AMI

•	 Up to 1 unit allowed

•	 Up to 2 units allowed if you 
keep existing structure

•	 Up to 6 units allowed if bo-
nus units are affordable to 
households at / below 80% 
AMI

•	 Up to 6 units allowed

•	 Up to 12 units allowed if 
bonus units are affordable to 
households at / below 80% 
AMI

•	 Up to 8 units allowed

•	 Up to 16 units allowed if 
bonus units are affordable to 
households at / below 80% 
AMI

RESIDENTIAL DISTRICTS: CHARLOTTESVILLE, VA
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REMOVING BARRIERS: DURHAM, NC
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Primary Implementing 
Zoning Districts
- RU-5

- RU-5(2)

- RS-8

- RS-10

- RS-20

- RR (Suburban Tier)

Duke University, Wake County, State of North Carolina DOT, Esri, TomTom, Garmin, SafeGraph, GeoTechnologies, Inc, METI/NASA, USGS, EPA, NPS, USDA, USFWS

Within UGB: 21,788 acres 23% of land area

DURHAM: RESIDENTIAL FUTURE LAND USE 
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RU-5: Corner
 

60' x 150' site
9,000 SF area

3 detached units
3,000 SF lot

15 u/a
1,200 SF unit size

2 stories 
3 parking spaces

RU-5: Mid-Block
 

60' x 175' site
10,500 SF area

5 detached units
2,100 SF lot

21 u/a
1,200 SF unit size

2 stories 
5 parking spaces

RS-10: Mid-Block
 

90' x 175' site
15,750 SF area

6 detached units
2,625 SF lot area

17 u/a
1,200 SF unit size

2 stories 
6 parking spaces

DURHAM: RU-5 & RS-10 MODELING 
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RU-5 Corner For Sale
Durham, NC

BUILDING FORM
Lot area 9,000                   sf
Lot area 0.21                     acres
Lot Dimensions (width/depth - feet) 60                        150             
Building Footprint 1,800                   sf
Parking Footprint (Adjacent) 1,530                   sf
Height 2                          stories
Floor-area ratio 0.40                     FAR

DEVELOPMENT PROGRAM
Use Gross Net
Residential 3,600                   3,600          
Retail -                       -              
Office -                       -              
Internal Parking -                       -              

UNITS AND EMPLOYEES
Housing Units 3                          15               /acre
Average unit size 1,200                   sf
Employees -                       -              /acre

PARKING & OPEN SPACE
Residential 3.00                     1.00              / per unit
Retail -                       -                / 1000 sq ft
Office -                       -                / 1000 sq ft

Total parking spaces 3                          RENTS AND SALES PRICES
Landscaping and open space area 63% Residential per Unit Sales Price 395,139$     $329.28 /sf

Residential Unit Rent N/A N/A /sf
Monthly Mortgage (PITI) ($2,603)

CONSTRUCTION COSTS Median Income Ratio 98%
TOTAL COSTS (1,034,946)$      
Land Costs (200,000)$            $22 /sf FINANCIAL PERFORMANCE
Hard Costs (660,000)$            Rental

Residential (630,000)$          $175 /sf Cash-on-Cash (After Year 3) 0.0%
Retail -$                   $180 /sf IRR on Project Cost (Unleveraged Return) 0.0%
Parking (30,000)$            IRR on Investor Equity (Leveraged Return Before Tax) 0.0%

Debt Service Coverage Ratio (Year 3)                     -   
Soft Costs (155,046)$            

Due Diligence (5,000)$              Owner
Land Carry (10,000)$            Project Return on Cost 15.0%
Land Entitlement / Legal Fees (1,640)$              
Professional Fees (13,515)$            Gap Funding

Funding Amount  $                 -   
Other Costs (19,900)$              % of Project Costs 0%

Demolition Costs -$                   
Site Prep (15,750)$            
Impact Fees (3,900)$              
Permit Fee (250)$                 
Off-site Improvements -$                   

20%

63%

17%

Site Layout

Building Footprint

Landscaping or Open Space

Parking Area Next to
Building

DRAFT: 5/2/2024

RU-5 Mid-Block For Sale
Durham, NC

BUILDING FORM
Lot area 10,500                 sf
Lot area 0.24                     acres
Lot Dimensions (width/depth - feet) 60                        175             
Building Footprint 3,000                   sf
Parking Footprint (Adjacent) 2,750                   sf
Height 2                          stories
Floor-area ratio 0.57                     FAR

DEVELOPMENT PROGRAM
Use Gross Net
Residential 6,000                   6,000          
Retail -                       -              
Office -                       -              
Internal Parking -                       -              

UNITS AND EMPLOYEES
Housing Units 5                          21               /acre
Average unit size 1,200                   sf
Employees -                       -              /acre

PARKING & OPEN SPACE
Residential 5.00                     1.00              / per unit
Retail -                       -                / 1000 sq ft
Office -                       -                / 1000 sq ft

Total parking spaces 5                          RENTS AND SALES PRICES
Landscaping and open space area 45% Residential per Unit Sales Price 395,139$     $329.28 /sf

Monthly Mortgage (PITI) ($2,603)
Residential Unit Rent N/A N/A /sf

CONSTRUCTION COSTS Median Income Ratio 98%
TOTAL COSTS (1,603,600)$      
Land Costs (233,333)$            $22 /sf FINANCIAL PERFORMANCE
Hard Costs (1,100,000)$         Rental

Residential (1,050,000)$       $175 /sf Cash-on-Cash (After Year 3) 0.0%
Retail -$                   $180 /sf IRR on Project Cost (Unleveraged Return) 0.0%
Parking (50,000)$            IRR on Investor Equity (Leveraged Return Before Tax) 0.0%

Debt Service Coverage Ratio (Year 3)                     -   
Soft Costs (245,141)$            

Due Diligence (5,000)$              Owner
Land Carry (11,667)$            Project Return on Cost 23.7%
Land Entitlement / Legal Fees (1,913)$              
Professional Fees (22,368)$            Gap Funding

Funding Amount  $                 -   
Other Costs (25,125)$              % of Project Costs 0%

Demolition Costs -$                   
Site Prep (18,375)$            
Impact Fees (6,500)$              
Permit Fee (250)$                 
Off-site Improvements -$                   

29%

45%

26%

Site Layout

Building Footprint

Landscaping or Open Space

Parking Area Next to
Building

DRAFT: 5/3/2024

RS-10 Mid-Block C For Sale
Durham, NC

BUILDING FORM
Lot area 15,750                 sf
Lot area 0.36                     acres
Lot Dimensions (width/depth - feet) 90                        175             
Building Footprint 3,600                   sf
Parking Footprint (Adjacent) 1,956                   sf
Height 2                          stories
Floor-area ratio 0.46                     FAR

DEVELOPMENT PROGRAM
Use Gross Net
Residential 7,200                   7,200          
Retail -                       -              
Office -                       -              
Internal Parking -                       -              

UNITS AND EMPLOYEES
Housing Units 6                          17               /acre
Average unit size 1,200                   sf
Employees -                       -              /acre

PARKING & OPEN SPACE
Residential 6.00                     1.00              / per unit
Retail -                       -                / 1000 sq ft
Office -                       -                / 1000 sq ft

Total parking spaces 6                          RENTS AND SALES PRICES
Landscaping and open space area 65% Residential per Unit Sales Price 396,000$     $330.00 /sf

Monthly Mortgage (PITI) $2,608
Residential Unit Rent N/A N/A /sf

CONSTRUCTION COSTS Median Income Ratio 99%
TOTAL COSTS (2,005,521)$      
Land Costs (350,000)$            $22 /sf FINANCIAL PERFORMANCE
Hard Costs (1,320,000)$         Rental

Residential (1,260,000)$       $175 /sf Cash-on-Cash (After Year 3) 0.0%
Retail -$                   $180 /sf IRR on Project Cost (Unleveraged Return) 0.0%
Parking (60,000)$            IRR on Investor Equity (Leveraged Return Before Tax) 0.0%

Debt Service Coverage Ratio (Year 3)                     -   
Soft Costs (299,909)$            

Due Diligence (5,000)$              Owner
Land Carry (17,500)$            Project Return on Cost 19.0%
Land Entitlement / Legal Fees (2,870)$              
Professional Fees (26,951)$            Gap Funding

Funding Amount  $                 -   
Other Costs (35,613)$              % of Project Costs 0%

Demolition Costs -$                   
Site Prep (27,563)$            
Impact Fees (7,800)$              
Permit Fee (250)$                 
Off-site Improvements -$                   

23%

65%

12%

Site Layout

Building Footprint

Landscaping or Open Space

Parking Area Next to
Building

DRAFT: 5/2/2024

$395,139
98% of AMI

$395,139
98% of AMI

$396,000
99% of AMI

DURHAM: RU-5 & RS-10 FOR-SALE PRO-FORMA 
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DURHAM: RU-5 & RS-10 RENTAL PRO-FORMA 

$3,240 / month
122% of AMI

$2,976 / month
 112% of AMI

$3,221 / month
122% of AMI
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4 units on a lot
Existing max 8 dwelling units per acre 

120' x 175' lot
21,000 SF area 

4 x 1,000 SF units
4 parking spaces

4 units on a lot
Removal of max density 

 
60' x 175' lot

10,500 SF area 
4 x 1,000 SF units
4 parking spaces

8 units on a lot 
Increase max number of units on a lot

 
60' x 175' site

10,500 SF area 
8 x 1,000 SF units
8 parking spaces

DURHAM: MODELING RU-5 “MISSING MIDDLE”



CODE STUDIOCOALITION FOR SMARTER GROWTH  |  APRIL 23, 2025

(74% AMI)
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RS-M
Residential Suburban 

 
150' x 150' lot

22,500 SF area
2 stories

4 x 865 SF units
4 parking spaces

8 u/a

RU-M
Residential Urban 

 
150' x 150' lot

22,500 SF area
3 stories

6 x 865 SF units
6 parking spaces

12 u/a

RC
Residential Compact 

 
150' x 150' lot

22,500 SF area
3 stories

20 x 980 SF units
20 parking spaces

40 u/a

DURHAM: MODELING MULTI-FAMILY DISTRICTS
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RS-M
Residential Suburban 

 
150' x 150' lot

22,500 SF area
3 stories

32 x 600 SF units
32 parking spaces

62 u/a

RU-M
Residential Urban 

 
150' x 150' lot

22,500 SF area
4 stories

54 x 600 SF units
54 parking spaces

104 u/a

RC
Residential Compact 

 
150' x 150' lot

22,500 SF area
6 stories

67 x 600 SF units
67 parking spaces

130 u/a

DURHAM: MULTI-FAMILY DISTRICTS
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Existing or new highly-walkable 
urban neighborhoods that are 
predominantly residential with a 
small, but critical, percentage of 
parcels providing retail, office, 
personal service, and institutional 
uses. 

Development Style: These areas 
feature a variety of building types 
that are close to one another and 
create a unified street wall. The 
building size, density, and zoning 
districts for these areas vary 
depending on historical densities 
and neighborhood characteristics. 
Future development should 
generally complement existing 
context. Setbacks, plazas, and 
parks create a sense of place 
and community gathering areas. 
New developments on larger 
parcels continue or introduce 
a gridded street pattern to 
increase connectivity within the 
neighborhood and to adjacent 
neighborhoods. In historic 

neighborhoods, small-scale 
commercial uses exist today or 
should be allowed to reestablish. 
In new neighborhoods, small scale 
commercial buildings should be 
introduced.

Ground Floor: Regardless of 
use, buildings should engage the 
street with features such as street-
oriented façades with windows 
and door openings along street 
frontages. Appropriate setbacks, 
open space, front porches, 
elevated ground floors, and other 
features that provide a sense of 
privacy should be provided for 
residential uses.

Mobility: Pedestrian, bicycle, and 
transit access are prioritized and 
accommodated. Bike parking 
is provided. New driveways 
are prohibited on Priority and 
Principal Street frontages. 
Vehicular access to parcels should 
use alleys wherever possible. 

Parking areas should be located 
to the rear of street-facing 
buildings.

Intensity: Building heights are 
generally two to four stories. 
Buildings taller than four stories 
may be found along major streets 
(see Street Typologies Map). 
Parcels are generally between 
1,500 and 5,000 sq. ft. 

Primary Uses: Single-family 
houses, accessory dwelling units, 
duplexes, small multi-family 
buildings (typically 3-10 units), 
and open space. 

Secondary Uses: Large multi-
family buildings (10+units), 
retail/office/personal service, 
institutional, cultural, and 
government. 

Neighborhood Mixed-Use Diagram
A mix of housing types with features that engage the street and opportunities for small-scale commercial uses 
at the corner.

Neighborhood Mixed-Use
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Neighborhood Mixed-Use

THE PLAN COMES FIRST: RICHMOND, VA
STARTING WITH THE RIGHT FOOT FORWARD

	+ Richmond’s “Richmond 300” Plan was completed in 2020, 
setting up a relatively direct path to code implementation. 

	+ It maps out proposed land use categories and establishes a 
built form approach for each, overlaying them with nodes and 
other special features. 

VISION AND CORE CONCEPTS | 79AMENDED - JULY 2023
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Final | September 29, 2020

Amended | July 10, 2023

A Guide for Growth

Designing an equitable, 

sustainable, and beautiful 

Richmond for its 300th 

birthday in 2037
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RICHMOND: ‘PATTERN BOOK’ ANALYSIS
UNDERSTANDING TRADITIONAL FORMS

	+ Many of Richmond’s traditional neighborhoods are currently 
underzoned or have suburban-style zoning applied to them. 
This has resulted in many non-conformities.

	+ As a result, most developments require a cumbersome 
process of ‘Special Use Permits’ (SUPs) that allows for 
exceptions to the zoning. 

	+ To understand the metrics that define the city’s traditional 
neighborhoods, a ‘Pattern Book’ analysis was carried out. 

20 RICHMOND 300 ZONING ORDINANCE REFRESH - Pattern Book DRAFT

Mapping nonconformities 

SPECIAL USE PERMITS

Neighborhood SUP Count

The Fan 151

The Museum District 66

Church Hill 60

Church Hill North 52

Three Chopt 47

Jackson Ward 42

Monroe Ward 42

Carytown 37

Shockoe Bottom 33

Carver 32

Westhampton 31

Scott’s Addition 29

Swansboro 29

Manchester 28

Northern Barton Heights 27

Ginter Park 26

Union Hill 21

VCU 21

Oregon Hill 18

Concentration of Special Use Permits (SUPs)
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RICHMOND: ‘PATTERN BOOK’ ANALYSIS

9 RICHMOND 300 ZONING ORDINANCE REFRESH - Pattern Book DRAFT

R-6/R-63: DETACHED URBAN HOUSES
Description
Two or more detached urban houses that grouped in a 
continuous massing but do not share a common sidewall and 
their architectural elements are independent of each other. 

Building Frontage
Frontage Components
• Individual roofed porches or stoops encroaching on the front 

yards. Average porch depth of about 5-6 ft.
Frontage Elevation
• Ground floor is raised from the street level by 2-3 feet.
Front Yard Landscaping
• Mixed presence of landscaped and hardscape front yards 

and mixed presence of fences, no taller than 3 ft. 

Setbacks
Front Setback: Between 12-18 ft deep
Side Setbacks:
• Principal building sits at the side lot line with one or both 

sides of the building touching the neighboring sidewall.
• The end of the building group tends to have a narrow side 

setback of about 3ft.
Corner condition
• Principal buildings in corner lots tend to have only one 

principal facade and no side street yard, with exceptions,

Character
Roofline
• Most buildings have a shed or flat roofline.
• Third story is commonly done by adding a mansard.

Example 3: Grouped Detached 
Urban Houses

Jackson Ward

Distinct mansard roof 
for the third story

Independent and distinct 
sidewalls touching the 
neighboring building

Facade has a plane 
change with respect of 
the other buildings No side street facade, 

nor side street yard. 
Minimum windows.

Porches are independent between 
buildings, with clear unique roofs, 
structures, and architectural detailing Mixed presence of landscaped 

and hardscaped front yards 
and mixed presence of fences

Building sits right 
at the lot line.

23 RICHMOND 300 ZONING ORDINANCE REFRESH - Pattern Book DRAFT

COMPARISON MATRIX

SWANSBORO / 
SWANSBORO WEST

OAK GROVE

NORTHERN 
BARTON HEIGHTS

THREE CHOPT /
WESTHAMPTON

WASHINGTON 
PARK

Nonconformities 
(form and use)

Special Use Permits Land Use Residential Typology Historic Pattern Urban Fabric Pattern
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RICHMOND: LAND USES TO ZONING DISTRICTS

RICHMOND 300 ZONING ORDINANCE REFRESH | FEBRUARY 20259

PRELIMINARY DISTRICTS

RICHMOND 300 LAND USES

RESIDENTIAL NEIGHBORHOOD 
MIXED USE

COMMUNITY 
MIXED USE

CORRIDOR  
MIXED USE

DESTINATION 
MIXED USE

DOWNTOWN 
MIXED USE

INDUSTRIAL 
MIXED USE INDUSTRIAL INSTITUTIONAL PUBLIC OPEN 

SPACE

RESIDENTIAL RESIDENTIAL 
MIXED USE MIXED USE COM. INDUSTRIAL 

MIXED USE INDUSTRIAL INST. OPEN SPACE

RC RD-A RD-B RD-C RA-A RA-B RA-C RX-3 RX-5 MX-3 MX-5 MX-8 MX-13 MX-U CG-3 IX-5 IX-8 IL IH INS PRK CON CEM
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RICHMOND: SAMPLE ZONING DISTRICT

RICHMOND 300 ZONING ORDINANCE REFRESH | MARCH 202512

HOW TO READ THE DRAFT DISTRICTS

Lot size/width

Building coverage 
amenity space

Maximum units per 
building

Space between buildings 
and property lines

Where parking is located

Percentage of lot frontage 
building must occupy

EXAMPLE: MX-4 LOT STANDARDS

MIxeD USe DISTRICTS
ARTICLE 2. ZONING DISTRICTS

2-26 ZONING ORDINANCE | RICHMOND, VA DRAFT | MARCH 12, 2025

2.3.4. Mx-4 MiXeD USe 4

4. Building Setbacks

D Primary street (min/max) 0’/15’

E Side street (min/max) 0’/15’

F Side (min) 0’

Rear (min) 0’

G Alley (min) 3’

5. Build-to

H Primary street (min) 80%

I Side street (min) 40%

6. Parking Location

Parking between building & street Not allowed

A. Lot Standards

1. Lot Size

A Lot width (min) 0’

2. Dwelling Units

Dwelling units per building (max) n/a

3. Coverage

B Building coverage (max) 80%

C Amenity space (min) 15%
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RICHMOND: SAMPLE ZONING DISTRICT

RICHMOND 300 ZONING ORDINANCE REFRESH | MARCH 202513

HOW TO READ THE DRAFT DISTRICTS

Height and width

Ground story height 
and elevation

Minimum active depth of 
building frontages

Transparency and limits on 
blank walls

Distance between entrances

EXAMPLE: MX-4 BUILDING STANDARDS

MIxeD USe DISTRICTS
ARTICLE 2. ZONING DISTRICTS

2-27 ZONING ORDINANCE | RICHMOND, VADRAFT | MARCH 12, 2025

B. Building Standards

1. Massing

A Building height (max) 4 stories/60’

B Building width (max) 175’

2. Active Depth

C Primary street (min) 20’

D Side street (min) 9’

3. Ground Story

E Ground story height (min)

Residential 10’

Nonresidential 12’

Finished floor elevation (min/max) -2’/4’

Mx-4

Primary St. Side St.

4. Windows

F Ground story (min)

Residential 30% 30%

Nonresidential 50% 30%

G Upper story (min) 15% 15%

H Blank wall width (max) 15’ 25’

5. Doors

I
Street-facing entry spacing 
(max)

40’ 60’
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Property Regulations:
	+ SUBDIVISION CODE
	+ ZONING CODE
	+ Tree Ordinance
	+ Stormwater Ordinance
	+ Engineering Standards

Building Regulations:
	+ Building Codes
	+ Energy Codes
	+ MEP Codes
	+ Fire Codes
	+ Accessibility Requirements (ADA)

MUNICIPAL CODE OF ORDINANCES
REGULATING THE BUILD ENVIRONMENT

Land development codes are a key tool 
to implement plans.

Plans create a vision for cities.

CITY OF ATLANTA2021 COMPREHENSIVE DEVELOPMENT PLANReleased October 26, 2021Pending Final Approval Pursuant to Atlanta City Charter Section 2-403.

POLICY SHOULD BE REFLECTED IN REGULATIONS



CODE STUDIOCOALITION FOR SMARTER GROWTH  |  APRIL 23, 2025

GETTING THE BASICS RIGHT FOR REGULATIONS

COMMON SENSE, 
PREDICTABLE 

REQUIREMENTS

CLEAR, 
PREDICTABLE 
PROCESSES
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HOW REGULATIONS INTERACT MATTER
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BUILD UP KNOWLEDGE
	+ Continue striving to understand the link between high-level 

policy goals and technical regulations. The details matter!

	+ Host interactive education sessions to understand 
development process, trade-offs, and encourage collaborative 
vision-setting.

FOCUS ON THE “WHY”
	+ Use personal stories to make technical ideas more tangible.

	+ Use graphics to illustrate intended development outcomes.

	+ Annually evaluate regulations to ensure they are working to 
achieve policy goals.

BETTER COMMUNICATION + STRATEGY
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PREDICTABILITY MATTERS
	+ Organize the code document to be accessible and easily 

understood

	+ Allow housing to be build by-right, limit discretionary review

RIGHT-SIZE REVIEW TIMES
	+ Streamline permitting for smaller-scale and affordable 

projects

	+ Have a system in place to review projects across all permitting 
departments early in the process

	+ Have a process to allow minor administrative modifications or 
paths for alternative compliance to reduce variance requests

	+ Consider pre-approved plans

BETTER PROCESSES
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BETTER BUILDING + USE STANDARDS
ALLOW FOR DIVERSE HOUSING TYPES

	+ Remove minimum unit sizes
	+ Remove density limits (du/acre) and rely on building form 

(building width and height in stories)
	+ Allow accessory dwelling units (ADUs)

•	 Allow an attached and detached unit, up to 1,200 sf total
•	 Careful of poison pills! Owner occupancy and parking

	+ Allow house-scale plexes, cottage courts, etc.
•	 Control for # units/lot, not FAR
•	 Allow for fee-simple ownership with sublots

ALLOW FOR MORE USES IN NEIGHBORHOODS
	+ Allow small-scale commercial

•	 Can limit to corner lots, certain streets, or where 
commercial uses existed at one time

•	 Up to 2,000 sf
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BETTER SITE STANDARDS
ALLOW FOR LOWER COST LOTS

	+ Reduce or remove minimum lot sizes, rely on lot width
•	 Lot area: 2,000 sf or less
•	 Lot width: 25 ft or less (especially corner lots or lots with 

alleys)
•	 Allow subdivision of lots as flag lots or sublots

ALLOW FOR BETTER USE OF LOTS
	+ Reduce side and rear setbacks for house-scale buildings

	+ Reduce or remove parking minimums

	+ Reduce transitional yards between residential and small-scale 
commercial uses

	+ Work with stormwater and fire code officials to develop 
strategies for small projects
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BETTER ZONING DOCUMENTS

GRAPHICS TABLES EASY TO 
UNDERSTAND 

EXPLANATIONS

SIMPLE 
LANGUAGE AND 
CLEAR INTENT

2-13 Cleveland, Ohio | Neighborhood Form-Based CodeDRAFT August 12, 2021

B. BUILDING

1. Massing Sec. 2.10.11

A Height  (max stories/feet) 2.5/32’

Width  (max)

B Primary street 40’

C Side street 90’

D Active depth  (min) 9’

Dwelling units per building (max) 8

2. Story Height Sec. 2.10.12

E Ground story height  (min) 10’

F Ground floor elevation  (min/max) 2’/5.5’

Primary St. Side St.

3. Windows Sec. 2.10.13

G Ground story  (min) 35% 30%

H Upper story  (min) 15% 15%

I Blank wall width  (max) 15’ 25’

4. Doors Sec. 2.10.14

J
Street-facing entry 
spacing  (max) 30’ 50’

N2.5

CHAPTER 2  
ZONING DISTRICTS

NEIGHBORHOOD-SCALE

2-16 Neighborhood Form-Based Code | Cleveland, Ohio DRAFT August 12, 2021

2.3.4. Summary of Allowed Uses

Base Flex Summary of Use Standards Add. Stds.

1. Residential

Household Living P P

Group Living P* P Residents: 10 max 3.2.3.B

Social Services -- C

2. Open

Parks & Open Space P P

Urban Agriculture P* P* 3.2.3.C

3. Public

Community Service P* P Building size: 5,000 SF max 3.2.3.D

Day Care -- P

Education P* P Parcel size: 4 acres max 3.2.3.E

Government P P

Religious Assembly P* P Building size: 5,000 SF max 3.2.3.F

Transit Station -- --

4. Commercial 

Adult Entertainment -- --

Animal Care -- --

Auto-Related -- --

Eating & Drinking -- P* Tenant size: 3,000 SF max 3.2.3.H

Indoor Entertainment -- --

Lodging P* P* Lodging units: Base: 5 max   Flex: 10 max 3.2.3.J

Medical Hospital  -- --

Medical Laboratory  -- --

Medical Services -- P* Tenant size: 3,000 SF max 3.2.3.K

Office -- P* Tenant size: 3,000 SF max 3.2.3.L

Outdoor Recreation -- --

Personal Service -- P* Tenant size: 3,000 SF max 3.2.3.M

Retail -- P* Tenant size: 3,000 SF max 3.2.3.N

Self-Storage  --  --

Vehicle Sales & Rental -- --

5. Industrial

Heavy Industrial  -- --

Light Industrial  -- --

Makerspace  -- P* Tenant size: 3,000 SF max 3.2.3.P

Research & Development  --  --

Warehouse & Distribution  --  --

Key:      P  Permitted Use      *  Use Standard applies      C  Conditional Use      --  Not Permitted

CHAPTER 2  
ZONING DISTRICTS

NEIGHBORHOOD-SCALE

2-17 Cleveland, Ohio | Neighborhood Form-Based CodeDRAFT August 12, 2021

Div. 2.4. Community-Scale

2.4.1. Intent
A walkable neighborhood environment intended to accommodate a variety of medium-intensity housing 
options including single-family homes, duplexes, triplexes, fourplexes, townhouses up to larger apartment 
complexes supporting and within walking distance of neighborhood-serving retail, food and service uses. The 
Community-Scale Flex districts allow for additional neighborhood-serving commercial uses that are limited in 
scale and extent.

C3 CX3 C4 CX4 C5 CX5
No density 
restrictions

No density 
restrictions

No density 
restrictions

No density 
restrictions

No density 
restrictions

No density 
restrictions

15’ side width 15’ side width 15’ side width 15’ site width 15’ side width 15’ side width

3 stories/42’ in 
height

3 stories/42’ in 
height

4 stories/55’ in 
height

4 stories/55’ in 
height

5 stories/68’ in 
height

5 stories/68’ in 
height

175’ building 
width

175’ building 
width

275’ building 
width

275’ building 
width

275’ building 
width

275’ building 
width

Allows limited 
small-scale 
commercial

Allows limited 
small-scale 
commercial

Allows limited 
small-scale 
commercial

CHAPTER 2  
ZONING DISTRICTS

2-101 Cleveland, Ohio | Neighborhood Form-Based CodeDRAFT August 12, 2021

B. Ground Floor Elevation

The finished floor height associated with the story of a building having its finished floor elevation 
nearest to the finished ground surface.

1. Intent 

To promote “eyes” on the street, increase the perception of safety and encourage visual 
connections between the public realm and the exterior of a building. 

2. Applicability

a. The ground floor elevation standards apply to all buildings that contain habitable space on the 
ground story that are located within 20 feet of a primary street or side street boundary line. 

b. The ground floor elevation standards apply only to the required ground floor active depth. 

20’

Active
Depth
(min)

Street
Boundary

Line

APPLICABLE

Street
Boundary

Line

NOT APPLICABLE

20’

c. The ground floor elevation standards do not apply to accessory structures, unless the ground 
story of the accessory structure contains habitable space for a dwelling unit. 

20’

Active
Depth
(min)

Street
Boundary

Line

APPLICABLE
Accessory
Structure

Street
Boundary

Line

NOT APPLICABLE

20’

No Ground Story
Habitable

Space



QUESTION 4:

WHERE DO WE GO FROM 
HERE?
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STEPS TO BETTER ZONING

3.

4.

Get to know your elected officials, share your support for 
change, or run for office.

Show up to your local community meetings and advocate 
for incremental improvement to zoning.

Push for plans that are form-focused, setting the stage 
for better comprehensive zoning.

When zoning is being updated, roll up your sleeves and 
get involved! Don’t be afraid to push the envelope. 

1.

2.


