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Section 1:  Administrative and technical matters
1.1
General purpose of this code


The purpose of this Code is to permit sustainable development as it relates to the surrounding built and un-built environment.  To accomplish this, the Code organizes sustainable development patterns along an urban-to-rural transect so that urban-type development occurs within urban areas and rural-type development occurs within rural areas.  

1.2
Authority for this code
1.2.1
The Municipality is authorized to adopt this Code pursuant to [Cite to State and Local Enabling Legislation].

1.2.2 
The adoption of this Code is necessary to promote the health, safety, convenience, and general welfare of the citizens of the Municipality and to assist in the coordinated, efficient, and economical development of the city.  This Code is implemented in order to advance the purposes of the Local Comprehensive Plan.
1.2.3
This Code was adopted by vote of the Local Planning Commission and the City Council. 
1.3
Applicability and scope of this Code
1.3.1
The provisions of this Code, when in conflict, shall preempt the provisions of other local codes, ordinances, regulations and standards except the Municipal Building Code, Municipal Engineering Regulations, and the Municipal Life/Safety Regulations (collectively the “Local Technical Codes”). In addition, other existing development regulations that govern issues not governed by this Code shall continue to be applicable to development in this jurisdiction.

1.3.2
If any provision of this Code is held, by a court of competent jurisdiction, to be invalid, then the validity of the remaining provisions of this Code shall not in any way be affected or impaired.

1.4
PROCESS FOR USING THIS CODE  
1.4.1
 This Code regulates greenfield and infill projects within the jurisdiction.  This section outlines the chronological process for the review and approval of these project applications.  For projects limited to a Section 3 Building Plan, only Steps #6-9 shall apply.  Prior to submitting an application under this Code, the Applicant must have the land re-zoned from its current zoning category to a transect zone category.  Individual lot owners may not have a lot rezoned unless the municipality has previously adopted a plan identifying the boundaries of each transect zone.

1.4.2
To review applications submitted under this Code, the Municipality, establishes an Application Review Committee (“ARC”).  The ARC shall be composed of the following:  [Members of ARC].  The operating procedures for the ARC shall be determined by the ARC, approved by the City Council, and published as ARC Operating Procedures.  These operating procedures shall be in writing and available for review by the general public in the same manner as this Code.  


Step #1:  Applicant submits an Initial Section 2 Master Plan to the ARC. As part of the application, the Applicant shall list all Administrative Exceptions that it is requesting pursuant to Section 1.5.  The ARC shall then schedule a review session within [#] days.  At this session, the ARC shall review the application with the Applicant and determine whether it complies with Section 2 and the relevant Section 5 Regulatory Graphics.  If the application is compliant, the ARC shall approve it.  If it is not compliant, the ARC shall notify the Applicant in writing within [#] days of each non-compliant aspect of the application or, if the Applicant has requested an Administrative Exception, vote on that request. 


Step #2:  Once the ARC has approved the Initial Section 2 Master Plan, Applicant is then eligible to submit Infrastructure and Engineering Plans for final approval to the Municipal Engineering Department.  The Infrastructure and Engineering Plans are not regulated by this Code but by the [Relevant Technical and Engineering Regulations].


Step #3:  Once the Municipal Engineering Department has approved the Infrastructure Plans, the Applicant is eligible to submit a Final Section 2 Master Plan to the ARC that conforms to the approved Infrastructure Plans.


Step #4:  The Final Section 2 Master Plan shall identify any changes from the originally-approved Initial Section 2 Master Plan and, if any of those changes have created a non-compliance, then the Applicant shall request an Administrative Exception at a ARC hearing.


Step #5:  If the changes to the Final Section 2 Master Plan do not create a non-compliance under this Code, then the ARC shall approve the Final Section 2 Master Plan.

Step #6:  After the Final Section 2 Master Plan is approved by the ARC, the Applicant is eligible to submit a Section 3 Building Plan to the ARC. As part of the application, the Applicant shall list all Administrative Exceptions that it is requesting pursuant to Section 1.5.  The ARC shall then schedule a review session within [#] days.  At this session, the ARC shall review the application with the Applicant and determine whether it complies with Section 3 and the relevant Section 5 Regulatory Graphics.  If the application is compliant, the ARC shall approve it.  If it is not compliant, the ARC shall notify the Applicant in writing within [#] days of each non-compliant aspect of the application or, if the Applicant has requested an Administrative Exception, vote on that request.  


Step #7:  Once the Applicant has obtained approved Infrastructure Plans, an approved Final Section 2 Master Plan, and an approved Section 3 Building Plan, then the Applicant shall be eligible to obtain a building permit and begin construction.

Step #8:  Before the Applicant may sell lots or buildings, the Applicant shall obtain final plat approval from the Planning Commission. The review and approval of the Final Plat shall be governed by the Existing State/Local Final Plat Provisions except that, if any of the Existing State/Local Final Plat Provisions conflict with this Code, then the provisions of this Code shall preempt any such conflicting provisions.

Step #9:  After obtaining final plat approval, the Applicant may then apply for a Certificate of Occupancy.
1.4.3
An Applicant may appeal a decision of the ARC to the Planning Commission and may appeal a decision of the Planning Commission to the City Council.
1.4.4
Applications under this Code shall be processed with priority over others under the existing conventional zoning code, including those with prior filing dates, and shall be reviewed and approved or disapproved by the ARC.
1.4.5
Should a violation of an approved application occur during construction, the ARC has the right to require the Applicant to stop, remove, and/or mitigate the violation, or to require the Applicant to request an Administrative Exception or Variance to remedy the violation.  

1.5
ADMINISTRATIVE EXCEPTIONS
1.5.1
If an Applicant seeks to deviate from a requirement of this Code, the Applicant may seek a Variance as permitted under state and local law.  In the alternative, the Applicant may seek an Administrative Exception. 

1.5.2
An Administrative Exception is a minor, technical deviation from this Code that, if granted, would further the purpose of this Code. The ARC shall have the authority to administratively approve or disapprove a request for an Administrative Exception.  The basis for granting an Administrative Exception shall be determined by the ARC pursuant to ARC operating procedures established by the ARC and approved by the City Council.  These operating procedures shall be in writing and available for review by the general public in the same manner as this Code.  
1.5.3
The request for a Variance or Administrative Exception shall not subject the entire application to public hearing, but only that portion necessary to rule on the issue requiring a Variance. 
Section 2:  regulations for multi-lot pROJECTS
2.1
instructions for using this section
2.1.1
This section regulates the development of Multi-Lot Projects under this Code.  
 
2.1.2
If the Applicant proposes to develop a Multi-Lot Project under this Code, then the Applicant shall submit a Master Plan to the ARC.  An Applicant shall not begin any development of a Multi-Lot Project under this Code prior to the approval of the Master Plan by the ARC. 
2.2
GENERAL Requirements for Submitting Master Plans
2.2.1
Table 1 shall govern the allocation of Transect Zones on Section 2 Master Plans. When calculating the percentage for Table 1 allocation of Transect Zones, the allocation shall apply to all land except for land designated as a Street or Civic Area on the Master Plan.
2.2.2
Master Plans shall classify land within the project but outside a Pedestrian Shed as Natural Zones (T1), Rural Zones (T2), Sub-Urban Zones (T3) or as Civic Area (CA). 

2.2.3
To the extent that a Master Plan incorporates new Streets within the project, Section 2.3.2 shall govern the Street network for a Master Plan.

2.2.4
To the extent that a Master Plan incorporates new Civic Areas within the project, Section 2.3.3 shall govern Civic Areas on a Master Plan.
2.3
SPECIFIC Requirements for Submitting Master Plans
2.3.1
Project Type Requirements

An Applicant shall submit a Master Plan that complies with one of the following Project Types:

a. A Cluster Land Development (CLD) shall consist of a partial Pedestrian Shed.  A CLD shall satisfy the individual Transect Zone requirements in Table 1.  This requirement applies to both the Pedestrian Shed and the project as a whole.  A CLD shall be comprised of a minimum 20 contiguous acres. 

b. A Traditional Neighborhood Development (TND) shall consist of at least one partial or entire Pedestrian Shed.  A TND shall satisfy the individual Transect Zone requirements in Table 1. This requirement applies to both the Pedestrian Shed and the project as a whole.  A TND shall be comprised of a minimum 40 contiguous acres.


c. A Regional Center Development (RCD) shall consist of at least two adjacent Pedestrian Sheds.  An RCD shall satisfy the individual Transect Zone requirements in Table 1.  This requirement applies to both the Pedestrian Sheds and the project as a whole.  An RCD shall be comprised of a minimum 80 contiguous acres.

d.  A Small Scale Project is a project that comprises multiple lots but insufficient total acreage to meet the requirements of a CLD, TND, or RCD.  A Small Scale Project shall only be built if the Municipality has previously adopted a plan that designates Transect Zones for the lots that comprise the Small Scale Project.

2.3.2
Street Requirements
 

a. Vehicular lanes shall comply with the pre-approved Street Dimensions and Street Types set forth in Table 7.  A deviation from these requirements shall require an Administrative Exception or Variance.


b. The Street network shall create blocks that comply with the block size requirements set forth in Table 1. The size of the blocks shall be measured as the sum of the Public Frontage Lines for each block. The Master Plan shall designate each Street as a Primary Street or a Secondary Street. Secondary Streets shall not exceed 30% of the total length of all Streets within a Pedestrian Shed.

c. 80% of all Streets shall terminate at other Streets, forming an interconnected network of Streets.  Streets shall provide connections to adjacent sites unless natural site conditions reasonably prevent connections. Cul-de-sacs shall not be permitted by right and shall only be considered by Administrative Exception when required by natural site conditions. 

d. Streets designated as a Secondary Street are exempt from Table 7 and Table 2. 
2.3.3
Civic Area Requirements

a. A Civic Area is comprised of Civic Spaces and/or Civic Buildings.   This      
    
section regulates the requirements for Civic Spaces and Civic Buildings located in 
T3-T6 Zones.  Any development of Civic Areas located in T1 or T2 shall conform 
with Table 6 requirements and shall also require approval by the ARC.

b. The form of Civic Areas shall comply with Table 6.  Each Pedestrian Shed shall assign a minimum of 5% of its total acreage to Civic Areas. 



c. Civic Buildings are exempt from Section 3. The building plan requirements for each Civic Building shall require approval by Administrative Exception by the ARC on a case by case basis.
Section 3: regulations for single lot projects
3.1
Instructions for using this section
3.1.1
This section regulates the development of Single Lot Projects under this Code. 

3.1.2
In order to be eligible to obtain a Building Permit, an application submitted under this section shall demonstrate that the following conditions are in compliance with the regulations described in this Section:
· Form of the Lot

· Form of the Principal Building

· Form of Additional Buildings 

· Form and Amount of Parking

· Use of the Principal Building

· Use of Additional Buildings

· Use of the Lot (other than the buildings)
3.1.3
In order to be eligible to obtain a Certificate of Occupancy, an application submitted under this section shall further demonstrate that the following conditions are in compliance with the regulations described in this Section: 
· Basic Design Regulations

· Signage Regulations
3.2       GENERAL Regulation for T1 Zones
3.2.1
Privately-owned buildings are not permitted in T1 Zones.  


3.3       GENERAL Regulations for T2-T6 Zones
3.3.1
Form of the Lot

a. Table 1 shall govern the dimensions of individual lots in T2-T6.
3.3.2
Form of the Principal Building

a. Table 1 shall govern the maximum lot coverage for Principal Buildings in T2-T6.


b. Table 1 shall govern the setbacks for Principal Buildings in T2-T6.

c. Table 1 shall govern the building height for Principal Buildings in T2-T6.

d. Table 3 shall govern the permissible form of Private Frontages in T2-T6.
3.3.3
Form of Additional Buildings

a. Table 1 shall govern the maximum lot coverage for Additional Buildings in T2-T6.


b. Table 1 shall govern the setbacks for Additional Buildings in T2-T6.

c. Table 1 shall govern the building height for Additional Buildings in T2-T6.
3.3.4
Form and Amount of Parking

a. Table 5 shall govern the form and amount of parking required in T2-T6.  


b. The required parking for a building may be satisfied by counting on-street parking spaces along the Public Frontage Line of the lot on which the building sits.

c. The required parking for a building may also be satisfied by counting Reserved Spaces within one-quarter mile of the building.

d. Parking lots for buildings on Primary Streets shall be placed behind the building.  Parking lots shall be accessed by a rear alley or rear lane when such exist at the rear of a lot.  Parking lots for buildings on Secondary Streets may be allowed in front of a building by Administrative Exception.

e. Driveways shall not exceed [#] feet in width.

3.3.7
Use of the Lot


a. 
Table 4 shall govern the permitted uses of Lots located in T2-T6 other than those uses permitted for Primary and Additional Buildings.
3.3.6
Use of the Principal Building


a. 
Table 4 shall govern permitted uses for Primary Buildings located in T2-T6.
3.3.7
Use of Additional Buildings


a. 
Table 4 shall govern permitted uses for Additional Buildings located in T2-T6.
3.3.8
Basic Design Regulations

a. [General Regulations for Basic Building and Lot Design Standards]
3.3.9
Signage Regulations

a. [General Regulations for Signage]
3.4
SPECIFIC REGULATIONS FOR T2-T6 ZONES
[Ed. Note:  This section is only used if the municipality elects to add additional regulations than those set forth in Section 3.3 for a specific transect zone]

3.4.1
Form of the Lot


a. [Specific Regulations T2-T6 Zones]

3.4.2
Form of the Principal Building


a. [Specific Regulations T2-T6 Zones]

3.4.3
Form of Additional Buildings

a. [Specific Regulations T2-T6 Zones]

3.4.4
Form and Amount of Parking


a. [Specific Regulations T2-T6 Zones]

3.4.5
Use of the Lot

a. [Specific Regulations T2-T6 Zones]

3.4.6
Use of the Principal Building

a. [Specific Regulations T2-T6 Zones]
3.4.7
Use of Additional Buildings


a. [Specific Regulations T2-T6 Zones]
3.4.8
Basic Design Regulations

a. [Specific Regulations T2-T6 Zones]

3.4.9
Signage Regulations

a. [Signage Size, Location, and Lighting Regulations T2-T6 Zones]
3.5
DENSITY REGULATIONS 


a. Table 1 shall govern the permitted density for each Transect Zone.


Section 4: Regulatory definitions
[Ed. Note:  Additional definitions may be added as determined to be necessary during the local customization process] 

Additional Building: an accessory building, usually located towards the rear of the same lot as a Principal Building. 
Administrative Exception: is a minor, technical deviation from this Code that, if granted, would further the purpose of this Code.
Applicant: the individual or entity submitting an application under this Code. 
 


Certificate of Occupancy: the official document from the municipality that permits permanent occupancy of the built structure.
Civic Space: an outdoor area dedicated for public use. Civic Space types are defined by the combination of certain physical constants including the relationships among their intended use, their size, their landscaping and their enfronting buildings. 
Civic Building: a building that operated by not-for-profit organizations dedicated to arts, culture, education, recreation, governmnet, transit, and municipal parking, or for use approved by the legislative body.
Layer: the portion of a lot, measured by depth, within which certain elements are permitted.  This Code utilizes three layers:  the First Layer, Second Layer, and Third Layer.  For the specific characteristics of each layer, see Table 8.

Liner Building: a building specifically designed to mask a parking lot or a parking garage located on a Frontage. A Liner Building, if less than 30 feet deep and two stories, shall be exempt from parking requirements. 

Lot Line: the boundaries that demarcate the legal dimensions of a lot.

Lot Width: the length of the Main Public frontage line of a lot. 
Main Public Frontage Line: the Lot Line on a Public Frontage where the Principal Entrance of the Principal Building is located. 

Mixed Use: multiple uses within the same building or on the same lot.
Multi Lot Project:  a project that includes two or more platted lots.

Pedestrian Shed: an area that is centered on a common destination. It is an average ¼ mile radius or 1320 feet, about the distance of a five-minute walk at a leisurely pace. 

Primary-Secondary Streets: Buildings designated as a Primary Street shall be held to the highest standard of this Code in support of pedestrian activity. Buildings designated as a Secondary Street may be more readily considered for Administrative Exceptions and Variances allowing automobile-oriented standards. 
Principal Building: the main building on a lot. 

Principal Entrance: the main point of access of pedestrians into a building.

Private Frontage: the privately held layer between the Public Frontage Line and the façade of the Principal Building. 

Public Frontage: the area between the curb of the vehicular lanes and the Public Frontage Line.
Public Frontage Line: a Lot Line located on a Public Frontage. 


Reserved Spaces: parking spaces that the developer has secured either by purchase or by a minimum five-year lease. 

Sidewalk: the paved layer of the Public Frontage dedicated exclusively to pedestrian activity.  

Story: a habitable level within a building from finished floor to finished ceiling. Attics and raised basements are not considered Stories for the purposes of determining building height. 

Streetscape: the urban element that establishes the major part of the public realm.  The streetscape is composed of Streets (travel lanes for vehicles and bicycles, parking lanes for cars, and sidewalks or paths for pedestrians) as well as the visible Private Frontages and the amenities of the Public Frontages. 


Streetscreen: a freestanding facade built along the Public frontage line or coplanar with the Public frontage line facade, often for the purpose of masking a parking lot from the Street. Streetscreens over 4 feet high should be 30% permeable or articulated to avoid blank facades.

Substantial Modification: alterations to a building that are valued at more than 50% of the replacement cost of the entire building, if new.

Street: traffic lanes intended for vehicular and/or pedestrian use. Table 7 sets forth the permissible types of Streets under this Code.

Variance: a ruling that would permit a practice that is not consistent with either a specific provision or the intent of this Code.

Section 5:  Regulatory graphics
important note for all regulatory graphic tables: 

For recommended regulatory measurements and requirements for use on the following tables, please see [Exhibit “A”].  While every jurisdiction is unique, these recommended measurements and requirements, if adopted, provide for a generally improved level of urban and rural development.  All of these recommended measurements and requirements should be considered for further local customization.
Table 1 regulatory content:

this table sets forth the:

· PERMITTED TRANSECT ZONE ALLOCATION BY PROJECT TYPE (DESIGNATED AS A RANGE)

· PERMITTED BLOCK SIZES BY TRANSECT ZONE (DESIGNATED AS A MAXIMUM)

· PERMITTED LOT DIMENSIONS BY TRANSECT ZONE (DESIGNATED AS A RANGE)
· PERMITTED LOT COVERAGE BY TRANSECT ZONE (DESIGNATED AS A MAXIMUM)

· PERMITTED bUILDING HEIGHT BY TRANSECT ZONE (DESIGNATED AS A MAXIMUM AND MINIMUM FOR PRIMARY AND Additional BUILDINGS)

· PERMITTED SETBACKS BY TRANSECT ZONE (DESIGNATED AS A RANGE FOR PRIMARY AND Additional BUILDINGS)

· pERMITTED DENSITY BY TRANSECT ZONE (DESIGNATED AS A RANGE BASED UPON TYPE OF USE)
TABLE 2 regulatory content:

· this table sets forth the PERMITTED PUBLIC FRONTAGE TYPES BY TRANSECT ZONE
TABLE 3 regulatory content:

· this table sets forth the PERMITTED PRIVATE FRONTAGE TYPES BY TRANSECT ZONE
TABLE 4 regulatory content:

· the table sets forth the PERMITTED BUILDING USES BY TRANSECT ZONE AND WHETHER THE BUILDING IS A PRIMARY OR additional BUILDING
TABLE 5 regulatory content:

· this table sets forth the REQUIRED PARKING AMOUNTS BY TRANSECT ZONE (DESIGNATED AS A RANGE)
TABLE 6 regulatory content:

· this table sets forth the REGULATIONS GOVERNING THE DIMENSIONS AND USE OF CIVIC SPACE TYPES
TABLE 7 regulatory content:

· this table sets forth the REGULATIONS GOVERNING THE DIMENSIONS AND DESIGN OF STREETS BY STREET TYPE AND TRANSECT ZONE
section 6.
non-regulatory graphics
table a
this table includes pictorial examples OF DIFFERENT REGULATORY situations, INCLUDING PICTURES DEMONSTRATING COMPLIANT AND NON-COMPLIANT EXAMPLES.  These graphics are only for illustrative or example purposes and shall not be considered as regulatory content.

table b
this table includes non-pictorical examples (such as renderings or computer generated images) OF DIFFERENT REGULATORY CONDITIONS, INCLUDING PICTURES DEMONSTRATING COMPLIANT AND NON-COMPLIANT EXAMPLES. These graphics are only for illustrative or example purposes and shall not be considered as regulatory content.
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