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Need for an Update: LDC is 30 Years Old and Showing Its Age
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Presentation Overview

1.Introduction
2.Top 10 LDC Issues
3.Conclusion

Northwest Hills: Residential Character CODEONEXT
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Introduction

Foundation for the Process and Process to Date
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Next Steps: Major Deliverables

Austin Land Develpoment Code Rewrite Schedule

Austin, Texas
February 2014
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LISTENING TO THE COMMUNITY REPORT

What We Heard

» Compiled thousands of comments from nearly 800 Austin participants.
 Comments were analyzed using a key word identification approach.

» Method identified patterns to identify the main issues, or themes.

» Most frequently mentioned themes are listed here.

 Participant’s comments were categorized under the themes that best
represented their ideas.

» Themes may not be fully representative of the all the key issues or points of
view of the community at large.
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LISTENING TO THE COMMUNITY REPORT

What We Heard: Six Key Theme Categories

gt

e Affordability

 Environment/Open
Space

* Neighborhood
Characteristics

* Design of Development
e Transportation
e Code Issues
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LISTENING TO THE COMMUNITY REPORT

What We Heard: Six Key Theme Categories

Affordability

Business Costs
Housing Costs and Diversity
Policies & Incentives for Affordable Housing

Environment/Open Space
Green Building & Infrastructure
Parks & Open Space — includes urban agriculture

Environmental Protection — includes clean air and water,
habitat, trees

Neighborhood Characteristics
Historic Preservation

Gentrification

Neighborhood Plans

Social Values — ideals and beliefs such as family-
friendly, diverse, inclusive, safe, quiet

CODEGONEXT
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Design of Development

Site Design — How buildings are located on a site, access,
parking, watershed, drainage, impervious cover limits and
landscape

Subdivision Design — includes block length, multi-modal
road network, lot types and sizes, open space and trails,
connectivity to surrounding areas

Building Form & Design — includes building height, density,
design and relation to nearby buildings

Land Uses and Mixed Use — includes the range and
combination of uses allowed on a site or in an area

Compatibility — regulations to achieve compatible buildings
and developments

Special Agreements — includes incentives, density bonuses,
Planned Unit Developments (PUDs)



LISTENING TO THE COMMUNITY REPORT

What We Heard: Six Key Theme Categories

Transportation
Parking Accessibility— the ease or difficulty of finding a
space to park, either on-street or off-street

Traffic Congestion — the ease or difficulty of driving in an
area

Bicycling — the ease or difficulty of bicycling in an area
Walkability - the ease or difficultly of walking in an area

Transit — the ease or difficulty of using public
transportation

CODEGONEXT
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Code Issues
Clarity, Flexibility, Predictability — how understandable and
consistent are the rules

Structure and Organization of the Code
Complexity & Usability of the Code
Staff Interpretation & Enforcement — how consistent and

coordinated are development reviews, inspections and
enforcement



What Are the Top 10 Issues With the Land Development Code?

Summary of Key Findings: Providing Focus to the
Rewrite
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Overview of Top 10 Land Dev. Code Issues

Ineffective Base Zoning Districts

Competing Layers of Regulations
Complicated “Opt-in, Opt-Out” System

Lack of Household Affordability and Housing
Choice

. Auto-Centric Code

_DC Not Always In Line with Imagine Austin
_ack of Clarity and Usability

neffective Digital Code

. Code Changes Adversely Affect Department
Organization

10.Incomplete and Complicated Administration and
Procedures
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Ineffective Base
Zoning Districts

Base Zone Districts Do Not Recognize Appropriate
Form or Different Types of Places

ConteE
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COMMERCIAL
ZONING
DISTRICTS

BASE ZONING

DISTRICT WITH

OVERLAY arruien
54%

RESIDENTIAL
ZONING
DISTRICTS

Graphs representing the
percentape of lang citywide
and how it 1s regulateo
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Less than 50% of City is Regulated without Overlays

ZONING NOT

BASED on Base
ZONING DISTRICT
13%

BASE ZONING
DISTRICT WITH

OVERLAY apPLED
45%
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Assessing Where the Overlays (CDs) Apply Geographically

Rl SV ﬁ
GRS = : fé\
The ineffectiveness of the curmrent roning code s evident
when mapping the combining districts, which exist

primarily in these pre-1950s neighborhoods
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Regulating Single Family Too Broadly: Example SF-3
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One Issue: Duplex as a Use Can Have a Wide Range of Forms

Considering Different Types of Duplexes

A code |5 most effective at addressing compatibility in different neighborhoods when duplexes are treated as a range of allowed forms, rather than just allowed uses,
Austin's older duplex types have small building footprints (widths and depths) and are primarily one or two stories, thus enabling them to be compatible with single-
family neighborhoods, Most new duplexes being built in the city today are simply two large, single-family homes placed front-to-back, which may be appropriate in some
neighborhoods but not others.

Side-by-Side Duplex

Stacked Duplex Front-to-Back Duplex

. : “remg " . a = = ’ e

This duplex building type consists of structures that This duplex building type consists of structures that This duplex building type consists of structures that

contain two side-by-side dwelling units, both facing contain two units, one on top of the ather, contain two dwelling units, one set in front of the

the street and sharing one common party wall, other, potentially with one unit facing the street and
one not, and with bath units sharing a common party
wall.

Thinking more fine grain: Certain forms may be ok and others not in different neighborhoods
CODEONEXT
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Need to Establish Hierarchy Along Corridors
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Form-based approach to regulating the same corridor. Clear Hierarchy. Focused Flexibility.

CODEONEXT ;

SHAPING THE AUSTIN WE IMAGINE http://www.austintexas.gov/codenext |



Rich Palette of Base Zones Must Recognize Different

M

Walkable Urban Transitional Suburban
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Competing Layers
of Requlations

Many Layers of Regulations Create Competing
Systems

ConteE
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- Not all over-
lays can be
appled to all

Base Zoning Combining Possitble base zoning
Districts Districts Combinations districts.

400+

Found Combinations in the LDC
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How Did You Get Here?
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How Did You Get Here?
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How Did You Get Here?
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The Potential Combinations are Complex

Base District Combining Districts

NO MU o> H = NP

: Mixed S Neighborhood
Nelgg%cz:@ood LIJXS A Historic 'Y ptfan

NO-MU-H-P
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Complicated
“Opt-in, Opt-Out” System

This is Over-Complicating the Code

ConteE
28



Tools: Good Intent. Ineffective Application

Applicability of Neighborhood Plan Tools
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The maps above represent the areas within the represented on the 2oning map and instead must be
neighborhood plans that use or may use additional referenced separately, adding an additional layer of
planning tools. Note that these areas are not complexity to the usability of the code.

29
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Conditional Overlay Combining District: Good Intent. Wrong Tool

Need to rethink allowed uses in districts based on application of CO
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Lack of Household Affordability and Housing Choice

Household Affordabllity “Gap” Continues to Grow

GODESNEXT
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Household Af" pumrst sw

Restrictive Limits on
Density in Some Areas
Unduly Impacts
Construction Costs

nefficient Approval and
Permitting Processes
Drive Up Development
Costs

Few Policy Levers in
Place to Preserve or i VS
Enhance EXlStlng Duplex —_— Masf?‘nﬂpartm?nm-lan—nr Hou
Affordable Housing s ol e
Current Density Bonus
Programs Are Not
Yielding Needed
Results

GOREGNEXT
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1.

Impacts Construction &

Development Cost

A. Inefficient Approval
and Permitting

Processes

B. Restrictive Limits on
Density in Some
Areas

Few Policy Levers in
Place to Preserve or R
Enhance Existing sl
Affordable Housing g NS DV
Current Density Bonus
Programs Are Not
Yielding Needed
Results
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Limited Housing Choices Regulated by Existing Code

34
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Mid-Rise
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Limited Housing Choices Regulated by Existing Code

Bungalow
Court

Triplex &
Fourplex

Duplex

Single Unit
Detached

Mid-Rise

Apartment

Ing Types

Missing Middle Housj

These Types are Critical to Provide Choice & Affordability

35
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Auto-Centric Code

An Obstacle to a Compact, Connected Austin and
Protection of Community Character

CODESNEXT
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Regulations are Creating Auto-Dependent Density

Farking surrounding buildings First 3 floors are reserved for parking Lots paved over for parking
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Parking Regs are Prohibiting Small Scale, Compatible Infill
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LDC Not Always In Line with Imagine Austin

Current Land Development Code Does Not
Proactively Implement Imagine Austin

GODESNEXT
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Priority Program 1: Invest in a Compact and Connected Austin

City and partners have invested In transit, bicycle and

pedestrian infrastructure, but...

http://www.austintexas.gov/codenext
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Transportation Infrastructure Has Not Kept Pace

F T e
T MILSON PRETT 4
 WEAL ESTATE (=
= ]
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Stormwater Regulations
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Priority Program 2: Sustainably Manage Water Resources

Less Urban — More Urban

Vegetated Swale U rb o i
Channel

Stormwater Tools: Choose Right Tool Based on Context

CODESNEXT
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Priority Program 4: ....and Integrate Nature into the City

Projects are finding creative
ways of preserving existing

CODEGONEXT
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Lack of Clarity and Usability

Adversely Affect LDCs Effectiveness

GODESNEXT
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Inconsistent Structure and Location of Content
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Basic Graphic Design and Usability in New Code

» Specific to Building Types

1703-3.120

Stacked Flats

Allgy

1
V > &
From: Street Fron Strest
Key Key
—--— ROVY /Lot Line [ Building —— ROWY / Lot Line [0 Frontage
- SetbackLine = Setbacle Line [ Open Space
B. Number of U D. Allowed Frontage Types
Units per Building 12 min Porch: Projecting 1703-4.50
0\ Stacked Flat Building per Lot | max. Stoop |1703-4.70
Forecourt 1 703-4.80

Height

Height 2 stories min !

E. Pedestrian Access

Units shall enter from a courtyard or a street.

in Section [703-2 (Specific to Transect Zones)

THeight shall also comply with transect zone standards

Main Body/Secondary Wing(s)

Widrh 200" max.

Depth 200" max.

[~]
(5]

Accessory Structure(s)

No accessory structures are alowed.

City of Cincinnati Form-Based Code

Courtyards shall be accessible from the front G
street.

Each unit may have an individual entry.

F. Private Open Space

No private open space requirament

G. Courtyard(s)

Width 40" min; 150" max. ®
YWidth-to-Height Ratio 12102
Depth 40" min; 150 max. [£]
Depth-to-Height Ratio 121031

Arsa (Total) 400 ¢f min.;

50 sffunit min

Final Drafe 2/15/13 3-23

‘\.
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Section 1703-2: Specific to Transect Zones
Subsections:
1703-2.10 Purpose
1703-2.20  Applicability
|- 1703-2.30  Transect Overview
1703-2.40 T3 Estate (T3E)
1703-2.50 T3 Neighborhood (T3}
1703-2.60 T4 Neighborhood Medium Footprint (T4M. MF)
1703-2.70 T4 Neighborhood Small Footprint (T4MN.5F)
1703-2.80 TS5 Main Street (TSMS)
1703-2.90 T5 MNeighborhood Large Setback (TSM.LS)
1703-2.100  T5 MNeighborhood Small Setback (T5N.55)
1703-2.110 TS5 Flex (TSF)
1703-2.120 T8 Core (T6C)
1703-2.10 Purpose
This Section provides regulatory standards governing building form and other topics, such
as land use and signage, within the transect zones, The form-Based Code is a reflection of the
community vision for implementing the intent of the Comprehensive Plan to create places
of walkable urbanism. These standards are intended to ensure that proposed development is
compatible with existing and future development on neighboring properties, and produces an
environment of desirable character,
1703-2.20 Applicability
L8

A, The standards of this Sectionshall apply to all proposed development within transect
zones, and shall be considered in combination with the standards in Sections 1703-
3 (Specific to Building Types), 1703-4 (Specific to Frontage Types), and 1703-5
(Supplemental to Transect Zones). If there is a conflict between any standards, the stricter
standards shall apply.

o s L N Lo il L e il

() Strong headers and footers explain where you are
inside the document.

1703-2.30 1
1
: 9 Table of Contents in each new section.
\. City of Cincinn

0 Clear indenting, section breaks, and labeling.

(® Clear graphics and illustrations visually explain
regulations.

http://www.austintexas.gov/codenext |



Ineffective Digital Code

Feels Like Stepping Back To 1984

GODESNEXT
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Code Usability Further Hindered by Dated System

Quick Search:

austintexas+gov —
—_ & pecument \ Search I Results = Print E save = Emall ld Hoip

[ a._:l'g:as Li+Previcus Doc %Nc}c: Doc rPrev Match EbNex'. Maich |E| New Window
= [1# Austin City Code
[E] THE CODE OF THE CITY OF AUSTIN, TEXAS -
I cHarTER. [JARTICLE 1. SITE PLANS GENERALLY.
[ TITLE 1. GENERAL PROVISIONS,
[ TITLE 2. ADMINISTRATION.
i . ANIMAL REGULATION.
. BUSINESS REGULATION AND PERMIT REQU
. CIVIL RIGHTS.
. ENVIRONMENTAL CONTROL AND CONSERV)
. LIBRARIES AND CULTURAL ACTIVITIES.
. PARKS AND RECREATION. (1) aperson may change the use of property;
I . PROHIBITED ACTIVITIES,
[ TITLE 10. PUBLIC HEALTH SERVICES AND SANITATIC (2) a person may develop property; or
[} TITLE 11. TAXATION.
L TITLE 12. TRAFFIC REGULATIONS,

SRR G s TR Source: Section 13-1-600; Ord. 990225-70: Ord. 031211-11.
TITLE 14. USE OF STREETS AND PUBLIC PROPERTY.

[)Division 1. Site Plan Requirement and Notice.

|1§ 25-5-1 SITE PLAN REQUIRED.

Except as provided in Section 25-5-2(Site Plan Exemptions), a site plan must be approved and released under this chapter before:

HERERREE

Ei

(3) the building official may issue a building permit.

IEEE

FHEHEBEEHHE IS EE HEE

&
?
5
3
:
:

|1§ 25-5-2 SITE PLAN EXEMPTIONS.
= [1# TITLE 25. LAND DEVELOPMENT.

+ [=] CHAPTER 25-1. GENERAL REQUIREMENTS AND Pi (A) The director shall determine whether a project is exempt under this section from the site plan requirement of Section 25-5-1(Site
+ [Z] CHAPTER 25-2. ZONING. submit information necessary to make a determination under this subsection. The director may require an applicant to revise a previous
+ [Z] CHAPTER 25-3. TRADITIONAL NEIGHBORHOOD C  Released Site Plans).

+ [Z] CHAPTER 25-4. SUBDIVISION.

+ 5] (B) A site plan is not required for the following development:

+ [Z] CHAPTER 25-6. TRANSPORTATION. : ; ) ] o ) - o ) )

+ (E] CHAPTER 25-7. DRAINAGE. (1) construction or alteration of a single-family residential, single-family attached residential, duplex residential, two-family reside
# [Z] CHAPTER 25-8. ENVIRONMENT. accessory structure, if:

2 E CHAPTER 25-9. WATER AND WASTEWATER.

e & 9E f0. S BES R AAONE (a) not more than one principal residential structure is constructed on a legal lot or tract; and

+ [5] CHAPTER 25-11. BUILDING, DEMOLITION, AND R (b) a proposed improvement is not located in the 100 year flood plain, or the director determines that the proposed improvement
+ [=] GHAPTER 25-12. TECHNICAL CODES.
* (5] CHAPTER 25-13. ATRPORT HAZARD AND COMPAT, (2) removal of a tree not protected by this title;

+ [T TITLE 30. AUSTIN/TRAVIS COUNTY SUBDIVISION RE e ) o e j s o

+ [} TABLE OF SPECIAL ORDINANCES. (3) interior alteration of an existing building that does not increase the square footage, area, or height of the building;

# [ PARALLFL REFERENCES. :
(4) construction of a fence that does not obstruct the flow of water;

(5) clearing an area up to 15 feet wide for surveying and testing, unless a tree more than eight inches in diameter is to be removed;

(6) restoration of a damaged building that begins within 12 months of the date of the damage;

CODEASNEXT
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Code Changes Adversely Affect Department Organization

A Complex Code Generates a Complex Entity

GODESNEXT
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LDC Complexity Impacts the Organizational Structure

1. M U|ti-|—ayefe_d SyStem Planning and Development Review Department
Lacks a by-right
discipline

2. Difficulty of Maintaining
a Common

Interdepartmental
Mission

3 " COntI nuous Site/Subdivision Dev .
ame nd me ntS inspections ssistance
complicate

Building

adl_‘ninistration and staff [
training

information
Technology

This Effort Is the
Opportunity to Break Down
Silos to Improve Integration

AAAAAAAAAAAAAAAAAAAAAAAAA



Side Effects of LDC Complexity

1. Strains the
Development
Assistance Center
Workspace

2. Increases Potential for
Conflicting Department
Requirements

CODEGONEXT 52
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Incomplete and Complicated Administration and Procedures

Creates Inconsistent and/or Lengthy Reviews

GODESNEXT
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Creates Inconsistent and/or Lengthy Reviews

1) Process not well defined

Commercia 2) Administration information
Permit Subdivision Site Plan Building New Residential Spl‘ead throughout document

Fiscal Year 2013 2012 2013 2012 2013 2012 2013 2012
30 29 28 33 34

Application Review Time Table

Average Days 33

UPNER S 41%  59%  42%  42%  25%  22%  B2%  BA% 3) Missing or incomplete code
Source: City of Austin, Development Process Tracking, September 2013 ad m | N |Strat|0n Informatlon
e Thae i 4) Inconsistent interpretations
Commoercial .

Permit Subdivision Site Plan Building New Residential 5) Overlapplng |ayerS Of bOardS
Fiscal Year 2013 2012 2013 2012 2013 2012 2013 2012 1 !
il and commissions
it 6) Convoluted variance and
Source: City of Austin, Developmenlt Process Tracking, Seplember 2013 appeal process’ etC

Director Land Use =

28 days 11 - 180 days 14 days

from application from report after hearing

To put the above tables in context, the graphic above provides fargeted time frames for site plan review and approval.
(The time frames do not include the applicant request for a review extension of up to 180 days.)

Lack of Flexibility to Add Staff During Upswings - Inability to Respond
CODEGONEXT 54
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Lengthy, Unpredictable Review Process

1) Involvement of numerous city

Application Review Time Table S departments’ Clty boards and
Parmit Subdivision Site Plan Building New Residential comm ISSIOﬂS , and Outs|de

Fiscal Year 2013 2012 2013 2012 2013 2012 2013 2012 -

Average Days a3 30 29 28 a3 34 ent|t|e81

Percent On-Time 41%  59%  42%  42%  25%  22% B2% 84% .

Source: City of Austin, Development Process Tracking, September 2013 2) Lengthy and u n pred |Ctab|e

Review Process;

Cycle Time Table

3) Process not well defined;

Commercial
Permit Subdivision Site Plan Building New Residential

Fiscal Year 2013 2012 2013 2012 2013 2012 2013 2012 4) Convoluted Variance and
Average Days Appeal PI’OCeSS, etc.

Approved within

120 Days
Source: City of Austin, Developmenlt Process Tracking, Seplember 2013

_ Director Land Use

28 days 11 - 180 days 14 days
from application from report after hearing

To put the above tables in context, the graphic above provides fargeted time frames for site plan review and approval.
(The time frames do not include the applicant request for a review extension of up to 180 days.)

Lack of Flexibility to Add Staff During Upswings - Inability to Respond
CODEGONEXT
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Clarity is Needed in the Process

Simple Process Diagram
Instructions Code Article
X
Find zone for your parcel 12 Zoning Map
\. J
) N
Fomply with all applicable standards 2 Gl Al
in General to All
7
N
Comply with standards specific to your 3 Shecific to Zonies
zone
4 g
Comply with standards general to all 4 B
zones
e J
_"\
Follow the procedures and comply Permit Procedures
with requirements for permit 9 and Nonconfaorming
application Provisions
X A

Sample Process Diagrams from Livermore Development
Code

CODEGONEXT
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Conclusion

What's Next & a Few Final Thoughts

57



This Is a Foundation for Making a Plan to Untangle the

GOREGNEXT
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Hybrid Code is Likely Good Approach

Uil

Tl one city overbauled it zoning code

ANNING PRAC Ti(

while combining form-based and conventional elements.

By Roger E, Fastman, aice, withy Dandel Parolsk end Lisa Wise

LAGS TAFIE ARIZONA, entered ar exclusive club in
Novembier. Iris now onc of the fow citics in the U.S,
thar Tave adopieal @ hybrid zonivg ardinanoe wich
both form-hased components and eonventonal Fa-
elidean clemerts as part of 2 complete oode rewrire,
“Simplificd, socamlined, predictable” raved an edito-
rizl in the Arizosa Daify Ses while praising both the
code and the arocess used to adopt it. Cetdng the

rew eode adopted wasn't casy, buemany city residents
think the: effors will e repaid in a more efficiant, more equitehle, and
casicr-ro-se zonirg svstem. ‘I e adapdon of the new zoning oode
alvo caps off o suecesstul public engagement process taat has changed
the generally aegativee percepton ot ciry planners.

TIME FOR AN UPDATE TRz, now taasect-based aydad cods
Ar irpeemct firat atep in apeviceaing < resolod het detialz © poomoting and al-

2 srerfariog artwon whee  lowing lor waluble whanian while scu-
rbenger sl Swalkahe ure Jessdy Dicorporaticg refinad pot olieva s
w “irvale wibor ee” e osoventicn:l Eoclicean zonrg weols for the
Press F008). ooz sl sabardan s, Bocss Ui mogula-
Sis distaction, | lameab covle  woos for he veo diffocat s ol avas oo
ger code i tae welivble ot aaddlad weaden e furexaed cude
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Hybrid codes apply
different zoning tools
In different places
within a city.

Abllity for city to “right-
size” the zoning tools
needed in a
predictable and clear
manner.
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Form-Base Zones-Good Starting Point for Simplicity & Compatibility

eincinnati Form-Based Code

Small Footprint Urban Nei yﬁ Zone
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We Will Continue to Provide Information and Best

Form-Based Codes

F B ‘ I Form-Based
Codes Institute

il sy www.formbasedcodes.org

A Guide for Planners, Urban »Désigners,
Municipalities, and Developers

Daniel G. Parolek, AIA « Karen Parolek e Paul C. Crawford, FAICP
Forewords by Elizabeth Plater-Zyberk and Stefanos Polyzoides
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Next Steps: Major Deliverables

Austin Land Develpoment Code Rewrite Schedule

Austin, Texas
February 2014

Code Advisory Group &
Cizy Council City Council

Work Session Spmecial Session
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