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APPENDIX C: ACTION ITEM ACRONYM AND ABBREVIATIONS LIST

ABAG - Association of Baltimore Area Grantmakers
AECF — Annie E. Casey Foundation

AF — Abell Foundation

BCDOT - Baltimore Department of Transportation
BCDPW - Baltimore City Department of Public Works
BCF — Baltimore Community Foundation

BCPA — Baltimore City Parking Authority

BCPD - Baltimore City Police Department

BCDOP - Baltimore City Department of Planning
BCPSS — Baltimore City Public School System

BCRP — Baltimore City Recreation and Parks

BDC - Baltimore Development Corporation

BH — Baltimore Housing

BMGF - Bill & Melinda Gates Foundation

BMZA — Board of Municipal and Zoning Appeals
BNC - Baltimore Neighborhood Collaborative

BSH — Bon Secours Hospital

BOPA —Baltimore City Office of Promotion and the Arts
BOTD - Baltimore City Library Board of Trustees

BR — Baltimore Rising

CAF — The Carmelo Anthony Foundation

CBT — Chesapeake Bay Trust

CDBG — Community Development Block Grant
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CIP — Baltimore City Capital Improvements Budget

CL — Community Legacy Program

DAT — Maryland Department of Assessments and Taxation

DHCD - Maryland Department of Housing and Community Development
FBC - Local Faith-based Community

GBUL — Greater Baltimore Urban League

HDF — Home Depot Foundation

KF — Kellogg Foundation

LCEF - Lowe’s Charitable and Educational Foundation

LGIF — Local Government Infrastructure Financing

LIHTC - Low-Income Housing Tax Credits

MCIP — Microsoft Community Investment Program

MDDBED - Maryland Department of Business and Economic Development
MJF — The Magic Johnson Foundation

MDQOT — Maryland Department of Transportation

MOED - Mayor’s Office of Employment Development

MTA — Maryland Transit Administration

SBDC - Maryland Small Business Development Center

SBRC - Small Business Resource Center

TEVO - Targeted Enforcement toward Visible Outcomes (Specialized code enforcement initiative of BH)
UDARP - Urban Design and Architecture Review Panel

VF - Verizon Foundation

WBC — West Baltimore Coalition

WFF — Wieler Family Foundation
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APPENDIX D: HISTORIC ICE HOUSE IMAGES
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APPENDIX E: WEST BALTIMORE MARC TRANSIT-CENTERED COM-
MUNITY DEVELOPMENT - RESOURCE LIST

American Public Transportation Association
Transit Resource Guide, Transit-Oriented Development
http://www.apta.com/research/info/briefings/briefing_8.cfm

Baltimore City Comprehensive Master Plan

http://www.liveearnplaylearn.com/

This 2006 comprehensive plan for the City of Baltimore sets out strategies for
coordinating and leveraging City investment, policy and programming to maximize
economic opportunity and the quality of life for Baltimore citizens. Appendix D
outlines a TOD Strategy for implementing projects around transit stations that meet
TOD obijectives.

Baltimore City, Department of Planning http://www.baltimorecity.gov/government/
planning/tod/

Includes materials presented at the New Directions/ReConnections: Baltimore
Regional Summit on Transit Oriented Development which took place from
December 10-11, 2007

Baltimore Neighborhood Collaborative: Transit Centered Community Development
Initiative:

http://www.bncbaltimore.org/info-url4834/info-url_show.htm2doc_
id=3847508&cat_id=1289

Development Guidebook: Requirements for Building in Baltimore City
http://www.baltimorecity.gov/government/planning/images/
DevelopmentGuidebook.pdf

Includes a checklist for Transit Oriented Development which is intended to guide
Baltimore City agencies in reviewing proposed projects near transit stations, and in
assessing the transit-friendliness of land-use plans, codes, and ordinances.

Federal Transit Administration: http://www.fta.dot.gov/planning/planning
environment_6932.html

Maryland Department of Transportation:
http://www.e-mdot.com/Planning/TOD/index
http://www.mdot-realestate.org/tod.asp

Reconnecting America

Center for Transit-Oriented Development

The Center for Transit-Oriented Development is the only national nonprofit effort
dedicated to providing best practices, research and tools to support market-based
transit-oriented development.

www.reconnectingamerica.org

West Baltimore MARG Transit-Centered Community Development Strategy 116



117

B'More Mobile: http://www.bmoremobile.org/

Baltimore Environmental Justice and Transportation Project: http://www.brejtp.com/
Baltimore Region Transit Plan: http://www.baltimoreregiontransitplan.com/
Baltimore Region Transportation Board: http://www.baltometro.org/

Central Maryland Transportation Alliance: http://www.cmtalliance.org/

MARC Growth and Investment Plan:
http://www.mtamaryland.com/projects/marc%20plan%20full. pdf

Maryland Transit Administration: http://www.mtamaryland.com/

Mayor’s Red Line Summit and Community Compact:
www.mayorsredlinesummit.com

Morgan State University: National Transportation Center: http://www.eng.morgan.edu/~ntc/

Transit Riders Action Council of Metropolitan Baltimore: http://www.getontrac.org/

Art on Purpose: http://www.artonpurpose.org/

Baltimore City Base Re-alignment Action Plan
http://www.baltimorecity.gov/mayor/downloads/BRACtion%20Plan.pdf

Baltimore City Comprehensive Economic Development Strategy
http://www.baltimorecity.gov/government/planning/ceds/

Baltimore Neighborhood Indicators Alliance: http://www.bnia.org/
Black United Fund: http://www.nbuf.org/profile_affiliates.html

Bon Secours of Maryland Foundation: http://bonsecoursbaltimore.com/pages/bon-secours-of-
maryland-foundationcommunity-services.php

Citizens’ Planning and Housing Association: http://www.cphabaltimore.org/

Coppin Heights Community Development Corporation: http://www.coppin.edu/chcdc/



Culture Works Project - Ashley Milburn: http://www.soros.org/initiatives/baltimore/focus_areas/
community_fellowship/case_studies/milburn_2007

Empower Baltimore Management Corporation: http://www.ebmc.org/home/about.html
Enterprise Community Partners: http://www.enterprisecommunity.org/local_work/baltimore/
Greater Baltimore Committee: http://www.gbc.org

Greater Baltimore Urban League: http://www.bul.org/

Neighborhood Design Center: http://www.ndc-md.org/

Parks and People: http://parksandpeople.org/home.html

Good Jobs First: http://www.goodjobsfirst.org/accountable development/community_benefit_vic.cfm

Partnership for Working Families: http://www.communitybenefits.org/article.php?list=type&type=39
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APPENDIX F: SAMPLE COMMUNITY BENEFITS AGREEMENT

Below is a sample community benefits agreement drafted by the West Baltimore Coalition. The
text below describes what a community benefits agreement is, specifies the types of public
subsidies that could be provided to developers, and lists the types of community benefits should
be provided in return.

Draft West Baltimore Coalition Community Benefits Agreement
for the West Baltimore MARC Station Area

A Community Benefits Agreement or “CBA” is a legally enforceable contract signed by
community groups and a developer setting forth a range of community benefits that the
developer agrees to provide as part of a development project.

Community Benefits Agreements developed by individual communities in West Baltimore with
the support of the WBC will ensure that projects receiving public benefits — including but not
limited to public land, subsidies, zoning changes, tax relief and deferments, easements, even
priority approval processing — create tangible benefits and amenities for the West Baltimore
Communities and give residents the power to shape projects to their needs. These benefits may
include, but are not limited to, living-wage jobs, affordable housing, first-source hiring programs
for local residents, funding for parks, space for community services, and monies for local
investment.



APPENDIX G: WEST BALTIMORE MARC STATION AREA
POTENTIAL FOR A FORM-BASED CODE APPROACH

INTRODUCTION

The West Baltimore MARC Station Area Transit-Centered Community Development
Strategy includes a long-term vision for housing, economic development, and
transportation as well as a phased implementation plan. Although an important
component of this strategy is focused upon preserving and enhancing the physical
character of the community, the planning concept also envisions development in key
neighborhood centers and along the streets which connect them.

Traditional zoning regulations are not particularly well-suited for predictably creating
desired public spaces or relationships between adjoining developments. Form-based
codes have gained popularity for their ability to guide new development and
redevelopment in a manner that achieves more predictable results. The city and
community should consider the form-based code approach as an implementation tool
for the West Baltimore MARC Station Area Transit-Centered Community Development
Strategy.

This report describes, generally, some background information regarding form-based
codes and, more specifically, recommendations about how to advance the
development of a form-based code for the area - given the point in the process. It is
divided into the following sections:

What is a Form-Based Code (FBC)?

Advantages of the FBC Approach

FBC in Practice

Developing a FBC for West Baltimore MARC Station Area

West Baltimore MARC Transit-Centered Community Development Strategy
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WHAT IS A FORM-BASED CODE (FBC)?

Traditional Euclidian zoning focuses on land use with little consideration given to the
physical form and character of neighborhoods and individual developments. Zoning
regulations are often applied without a clear vision of what the desired development
character should be. Form-based codes differ from traditional zoning because they:

1. Are the result of a public design process, which creates a clear and articulate
vision for a defined district or neighborhood. A form-based code is developed
as an outcome of this process.

2. Pay greater attention to the design of the public realm and the importance
that streetscape design and individual building character have in defining
public spaces and a special sense of place. Of special significance is the
integration of street standards with the desired physical character of the
abutting development.

3. Emphasize site design and building form over density and use regulations.
Form-based codes pay more attention to the buildings, which will last many
years, instead of uses that change over time.

4. Encourage a mix of uses and housing types to reduce the need to travel as
part of one’s daily routine.

5. Make much greater use of illustrations to explain important design elements
rather than relying on numeric standards and text.



ADVANTAGES OF THE FBC APPROACH

To a large extent, the ultimate success of the development concept will rely upon
thoughtful design solutions. For example, creating safe and pleasant pedestrian
places involves more than just furnishing sidewalks. It requires locating different uses
and destinations closer together, carefully designing the streetscape, and integrating
private and public development to create a safe and inviting public realm. This
careful attention to detail represents the overall strength of a well-executed form-
based code. Additionally, some other notable advantages of the form-based code
approach include:

1. Encouraging active public participation in creating the regulating plan and
related design elements. This public participation and consensus-building at
the beginning increases public understanding of the plan and its desired
results, thereby reducing misunderstanding and conflict during
implementation.

2. Focusing on what the community wants and not what it dislikes. This
attention to what is desired makes it much easier for developers, citizens, and
decision-makers to be “on the same page” when individual development
projects are proposed.

3. Providing information that is easier to use than conventional zoning codes
because they are shorter, more concise, and emphasize illustrations over text.
Therefore, form-based codes are more engaging and comprehensible to non-
professionals.

4. Tailoring the requirements to fit a specific place or neighborhood, by
reflecting a neighborhoods vernacular architecture and overall character.
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FBC IN PRACTICE

FBC Elements

Consistent with the notion that one-size-does-not-fit all, the application of form-based
code techniques will also vary from one situation to another. However, they will
typically include a regulating plan, requirements and guidelines, and supporting
provisions.

Regulating Plan

Public involvement and creation of a clear vision provides the foundation for a form-
based code. The regulating plan translates this vision into a plan and map of the
regulated area designating the locations, which are to embody specific physical
characteristics. This plan is often very detailed, considering specific design
treatments for small subareas or individual blocks. A regulating plan map will show
where different design standards apply, providing the link between the community
vision and the form-based code elements that will help implement it.

Requirements and Guidelines

Support for the regulating plan is provided by requirements and guidelines that
articulate the details of the planning concepts in the regulating plan. Although the
organization will vary somewhat from plan to plan, requirements and guidelines
typically fall into five categories:

1. Public Realm and Street Standards. These standards focus primarily on the
design treatment of streets, plazas, and other public areas. The standards are
developed in concert with the site and building standards to create a cohesive
set of requirements, which are mutually supportive.

2. Site Design and Circulation Standards. Building placement on the site,
pedestrian circulation, surface parking, protection of environmental features,
and similar site design issues are addressed by these standards.

3. Building Form Standards. Surrounding buildings, the street system, and the
neighborhood context are very important in determining how buildings should
be designed to establish an appropriate relationship with their surroundings.
Building form standards, relating to building size, form, orientation (especially
to the street), entrances, window treatment, and weather protection are
designed to create an inviting and functional public realm and a compatible
relationship with surrounding development.

4. Land Use Requirements. Although land use regulations are the cornerstone of
traditional zoning ordinances, this aspect of zoning is typically incorporated
with a FBC approach. Permitted, conditional, and prohibited land uses are
controlled in a similar manner as a conventional zoning ordinance, but they are
not “micro-managed” with the long lists permitted uses commonly found in
conventional zoning ordinances. As part of a FBC, land use is typically
regulated more broadly with land use categories in lieu of long lists. This is
because form-based code relies primarily on the other four elements to address
how development should behave in the context of the surrounding community.
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5. Architectural Standards. Detailed standards regarding exterior building design
features and/or finish materials may be included in a form-based code. They
provide complementary requirements to the building form standards.

Supporting Provisions
Successful implementation of a FBC relies upon two key supporting provisions:
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1. Administrative Procedures. Similar to conventional zoning and land use
regulations, FBC requirements must be applied to development applications

using a clear administrative process.

2. Glossary. Terms associated with a FBC must be defined and included with the
code. lllustrations and diagrams should be included to enhance clarity.
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FBC Organization

Form-based codes generally follow one of four basic organizational approaches.

1. Transect-Based. The rural-to-urban transect is a concept originally developed
for form-based code application by Duany Plater-Zyberk & Company. It
organizes development form into six categories from rural areas featuring
natural environments and minimal development to urban core areas with the
highest densities and greatest variety of uses. Each of the six transect zones is
given a number from T1 - Natural Zone to T-6 - Urban Core Zone. The
fundamental character elements of each zone, such as building types and
setbacks, are described with illustrations and diagrams.

RURALIINIONRE IRt innentniniTRARSECT IIA0DNRITTARTITIOIRRIININIURB AN
FIoRAL ZIHES [ IReaszmwEs 1

T4 ooeemarwmsn | TH onnsmcewren | T canses coss

While the transect is a useful tool for analyzing and visualizing development
form, communities often do not conform to the basic transect concept with
one urban center transitioning out in all directions to natural and rural areas.
For example, it is common for communities to have more than one center or
uniform urban development along major thoroughfares. The transect concept
can then continue to used as an organizational tool, but modified to fit the
local conditions. This might include developing several zones within one
transect zone type.

West Baltimore MARG Transit-Centered Community Development Strategy
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2. Building Type-Based. This FBC construct focuses on specific building types and

how they should be arranged relative to surrounding development. This
method was first used for larger private development projects, and has

recently been incorporated into public development requirements. Specific
standards are developed for building types deemed appropriate for different

locations within the planning area.

Type I: Mixed-Use Building

Allowable Heizght

T4: 2 vo 3 sones permaed
T4: 2 vo 3 stories permatied

¥
JE

Additional Standards

Lot Sizeddrea

T4: Minmmnun 148 faet lot width

T3 Mo minmouam lot size. Lot frontages are
limired to o more than sty (60) feet in widt

Of-Streer Parking (also refer to Shared Park-
ing Standard)

T4: Cme space’dwealling unit or lodzing bedroom;
2 spaces/']1,000 5F for office or remil

T3: Cme space’dwealling unit or lodzing bedroomn;
2 spaces'] 000 5F for office or remil

Function Intensity

T4: Fesmicted to block corner locatons, and by
the parking requirement. Lodzing bedrooms are
restricted to no more than 12.

T3: Festricted only by the parking requirement.

Deefinition:

A structure with a vertical mixture of uses. The upper
floors may be usad for office, residential, lodging or
storage and the zound floor (lot frontaze at the strest
level) may be used for retail or office uses.

Transect Lones:

T5: Allowad
T4: Allowed by Condifional Use
T3: Not Allowed

Allowable Frontages

—

gilke

ALLEY

STREET

Blue Springs Downtown Development Code, 4.2.07



3. Street-Based. The focus here is on the design and location of streets. The

associated standards will typically feature street cross sections and design
standards for travel lanes, on-street parking, bike lanes, sidewalks, street
trees, landscaping, and other amenities. Specific building frontage standards
are also included to provide an integrated design intent for the public space
formed by the street improvements and adjoining building facades. The
requirements will vary by identified street types depending upon their intended
function and character.

Legend

s [our Lane Avenue (p. [I-3)
wese Tiwrp Lane Avenue (p. 11-4)
wwewee Main Street (p. 11-5)

s Town Center Street (p. 11-6)
w T'own Center Street B (p. 11-7)
Meighborhood Street (p. [1-8)
Neighborhood Lane (p.11-9)
Two-Way Edge Drive (p. 11-10)
Ome-Way Edge Drive (p. 1I-11)

Regulating Code for the Central Hercules Plan, 7.16.01
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4. Frontage-Based. This is similar to the street-based approach except that
building frontage treatments and street design are not linked. This technique
identifies different building form and function requirements based upon the
desired urban character identified in the regulating plan. Building frontage
requirements may then vary along one street, such as different treatments on

corners and mid-block locations.
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FBC Implementation

Form-based codes need to work in harmony with the existing land use regulatory
structure using one of three general methods for proper implementation.

1. Mandatory Requirements

Description. A regulating plan and FBC requirements are applied to all new
development in specified areas on the zoning map. With the FBC “rules” in
place, new development must comply with these requirements.

Application. The FBC design elements may either be incorporated with other
land development regulations as a separate, stand alone document or they can
be integrated into the body of existing regulations.

2. Floating Zone

Description. The FBC provisions and zoning district are developed in a similar
manner to the mandatory approach, but they are not applied to specific areas
on the zoning map. The FBC zoning district “floats” because it is not applied
to a specific property until requested by a developer. If a developer elects to
develop under the FBC provisions during the review process, the FBC
requirements become mandatory.

Application. A developer wishing to develop using the FBC regulations, would
create a regulating plan to identify how the adopted FBC provisions would be
applied to the property. This application would then go through the
development review process to be approved. Project often results in the FBC
zoning designation being applied to the property on the zoning map.

3. Optional - Parallel
Description. Similar to the floating zone approach, the FBC provisions are
prepared in advance of being applied to a specific property or area. However,
in this case, the eligible properties are described, commonly by a minimum
size. If a developer elects to develop under the FBC provisions during the
review process, the FBC requirements become mandatory.

Application. This functions in the same way as the floating zone.
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DEVELOPING A FBC FOR THE WEST BALTIMORE
MARC STATION AREA

Introduction

The primary focus of the West Baltimore MARC Station Area Transit-Centered
Community Development Strategy is improving housing, economic development, and
transportation within the study area. The development of a form-based code is a
possible tool the city may contribute to advance the implementation of the ideas and
concepts from the Strategy. Although this planning effort was not initiated with the
expressed intention of creating an adoptable, final code document, much of the
planning work could be used as a first step towards creating a regulating plan and
form-based code.

This section reviews the recommend stops for creating a form-based code as one of
the many tools the city and community may want to employ to implement the
Strategy. The FBC steps are described followed by a comment regarding how the
completed work may be applied and what additional work remains to be completed.

Because the “Transform Baltimore: Zoning Code Rewrite” is underway to completely
review and update the city’s Zoning Code, this could be an opportune time to consider
a FBC as an implementation tool in the West Baltimore MARC Station Area. In part,
the Zoning Code Rewrite project intent is to preserve the unique characteristics of
Baltimore City and to create more opportunities for mixed-use and transit-oriented
development - core elements of the development strategy. The Zoning Code Rewrite
is scheduled to be in the code drafting stage from this winter to spring of 2009.
Introduction of FBC elements in the West Baltimore MARC Station Area and/or other
locations in the city should be considered as this code amendment project moves
forward.

Development Steps

Although the specific activities in creating a form-based code may vary, a deviopment
process should involve five basic steps consisting of initial scoping and organization
followed by the remaining steps, which focus on answering four questions:

Project Scoping and Organization
What Do We Have?

What Do We Want?

What Do We Need?

How Do We Get There?

a b wNPE



Project Scoping and Organization

Before the planning project gets underway, preliminary scoping and organization are
essential for successful and timely completion of the project. These activities should
include generally defining the planning area and the desired outcome. The preferred
results will vary depending upon any number of factors. The FBC could be a tool to
help preserve existing neighborhood character, to encourage enhancement of an area,
to facilitate the evolution of an area to develop a different character over time, or to
help transform an area into a different place over a short period.

The FBC organization (transect, street-based, etc.) and regulatory approach
(mandatory, optional, etc.) should be considered. The professional team of local
planning staff and/or consultants should be determined along with a project schedule
to complete the following four steps.

Comment: This step has been largely completed as part of the
strategy. However, if a FBC project is initiated, this step would need
to be revisited to consider any changes that occurred following
completion of the strategy document. In addition, the FBC
organization and regulatory approach would need to be determined.
The development strategy calls for focused improvements and
redevelopment in several centers and along selected streets corridors
as well as improvement and stabilization of residential neighborhoods.
A street-based FBC approach for centers and corridors combined with a
building-based approach for the residential areas would be one
appropriate way to organize FBC requirements.
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What Do We Have?

Define the Planning Area

Because a form-based code applies to individual properties in the same way as
traditional zoning districts and regulations, a FBC must be tied to a specific planning
area or district. Although the exact boundaries of the planning area may change as
the project moves forward, a preliminary planning area should be established.

Comment: The planning area has been generally defined in the
strategy. To begin the FBC development process, this boundary is
sufficient. However, as the FBC creation progresses, clearly defined
boundaries must be established to identify specific properties, which
will be subject to the FBC.

Analysis of Existing Conditions

A clear understanding of the current development characteristics of the community is
essential to best understand how to move forward. This analysis should focus on the
special community attributes regarding:

¢ Public Realm and Street Character and the degree to which they create safe
and inviting pedestrian environments and public spaces.

¢ Site Design and Circulation and the extent it generally promotes compatibility
and easy access between nearby properties.

e Building Form and how it creates inviting and functional public spaces and
compatible relationships with surrounding development.

e Land Use Requirements and how they promote or inhibit a pedestrian-oriented
environment with a proper integration of uses.

e Architectural Detailing and the degree to which it complements community
character and sense of place.

Comment: A general analysis of the primary character-defining aspects
of the plan area including the basic neighborhood character and
circulation, has been completed as part of the development strategy.
Next, the details of existing development should be understood by
evaluating typical building forms, locations on building sites, building
setbacks, building features (e.g., ground floor commercial space,
balconies), driveways, parking, and streetscapes. Much of this has
been done to create the development strategy, but these community
attributes should be reviewed and supplemented to provide sufficient
detail about current development character in terms of the five
categories above.
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Code Audit

West Baltimore MARC Station Area

Transit-Centered Community Development Strategy

In addition to describing and recognizing the key physical characteristics of the
planning area, it is equally important to understand how the current ordinance
requirements support the West Baltimore MARC Station Area Transit-Centered
Community Development Strategy. The following checklist summarizes these
important characteristics organized according to the five FBC components. This shares
many common elements with the city’s “Checklist for Transit-Oriented Development”,
which is part of the “Development Guidebook”.

Public Realm and Streetscape

Sidewalks for urban development

Pleasant, comfortable and safe pedestrian environment

Fine-grained, interconnected street grid - easy access for all modes
Frequent opportunities to cross streets

Provide additional street, pathway and open space connections
Pedestrians buffered from traffic

Easy access to open space areas/plazas

Building frontages and entries oriented to the street

Active ground floor uses along major street frontages

Redevelop and improve existing streetscapes

Streetscape amenities including landscaping and street trees

Building features that provide shade and weather protection for pedestrians
Public buildings and open spaces serving as focal points

Minimize impervious surface devoted to roadways and parking

Utilize “Green Street” techniques to reduce the amount and enhance the
quality of storm water runoff

Site Design and Circulation

Locate buildings for easy pedestrian access between them
Direct access to building entrances from the street

Internal pedestrian circulation that is separate from vehicles
Connections between buildings, transit and surrounding areas
Minimize on-site parking requirements

Allow shared parking

Surface parking to the rear or side of buildings

Secure and convenient bike parking

Allow greater building coverage

Design projects to allow increased density over time

Locate building frontages up to the street in commercial and mixed-use areas
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Building Form

Building scale and setbacks that provide comfortable pedestrian-scale
streetscapes

Active ground floor uses in commercial and mixed-use areas

Building scale and setback transitions between different uses/building types
Encourage taller buildings in appropriate circumstances

Utilize structured parking in higher density areas

Land Use

Allow mixed-use on one site

Allow vertical and horizontal mixed-use on one site

Require/encourage active ground floor uses in commercial and mixed-use areas
Increase density maximums

Require minimum densities

Allow for a range of housing types in mixed-use projects

Allow affordable housing types near transit

Encourage redevelopment of areas that are appropriate for higher density
and/or mixed-use

Allow different land uses and destinations within walking distance of each
other and to transit

Require the highest densities and mix of uses near transit

Architecture

Building features that provide shade and weather protection for pedestrians
Along important commercial and mixed-use area street frontages, require
building design to accommodate active ground floor uses

Retain local architectural styles and character

Design infill development to be compatible with the character or historic value
of adjoining sites

Building incorporate architectural features that convey a sense of place
Interesting building features and windows facing the street

Design buildings to reduce energy demand



Audit Checklist

Using a checklist, the current zoning regulations should be evaluated systematically
for the degree to which they would enable implementation of a form-based code,
which promotes the community characteristics noted in the checklist. This analysis
should also consider the redevelopment proposals contained in the West Baltimore
MARC Station Area Transit-Centered Community Development Strategy. The current
code deficiencies should be identified and summarized.

An example checklist framework is presented on the following page to provide a
possible structure for identifying the FBC elements reflected in the development
strategy, the applicable Zoning Code regulations, and an assessment of the Zoning
Code provisions that should be amended to 1) not conflict and 2) better support the
development strategy.

Comment: This analysis will give a clear picture regarding how the
existing city land use and zoning requirements support or inhibit the
community improvement and redevelopment proposals contained in the
strategy. As part of the Transform Baltimore: Zoning Code Rewrite, a
FBC could be considered as a tool to be integrated with the new Zoning
Code.
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What Do We Want?

Community Outreach and Involvement

Because a FBC is more proactive and context-based, the community - residents,
business owners, developers, and agencies - must be involved from the beginning. The
importance of active public participation cannot be overstated. For any plan to
succeed, and for a FBC to help a community attain its goals, there must be general
community consensus about where it is today and what it wants in the future. As
noted above, one of the shortcomings of conventional zoning is that it is often
generically applied without a detailed planning process in advance to identify what
the zoning regulations should achieve.

Comment: The development strategy project included a significant
amount of public involvement, establishing closer relationships
between citizens, neighborhoods groups, and public agencies -
especially the WBC and the city planning staff. If a FBC project is
initiated, this active public involvement would need to continue the
discussion about the physical character of the improvements and
redevelopment described in the strategy.

Create a Vision and Regulating Plan

Specific methods to reach a common community vision vary, but a key ingredient is
active participation and discussion using community workshops, design charrettes, and
focus interviews with key stakeholders. A visioning process should include specifically
defining the planning area. With the community actively engaged, a vision and
supporting action plan for a defined area are created. The regulating plan will show
how individual properties in the planning area will be affected by the form-based
code. This exercise may also conclude with an action plan, which simply outlines the
implementation steps and the parties responsible for their completion.

Comment: Community understanding and support is absolutely
essential to the success of a FBC or any other community plan for that
matter. The public involvement leading to the creation of the
development strategy demonstrates how much community
support for a redevelopment vision for the community. While the
vision provides clear community direction, it must be further refined in
a regulating plan, which describes specific design treatment for streets
and properties.

A charrette has proven to be an ideal method for bringing the technical
skills, stakeholders, and citizens together for an intensive, multi-day
planning process. The most important benefits are: 1) shortened
visioning and code development process, and 2) a collaborative public
process that effectively builds public understanding and support for the
vision and FBC implementation method.
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What Do We Need?

Identify Important Regulatory Elements to Achieve the Vision

With the guidance provided by a vision and plan, specific implementation elements
must be developed to support them. A form-based code will normally address the
following urban design aspects of a community vision:

Public Realm and Streetscape.
Site Design and Circulation.
Building Form.

Land Use.

Architecture.

Land use regulations are the cornerstone of traditional zoning, and they are normally
incorporated as part of a FBC for their value in identifying the desired locations for
different types of land use activities, such as mixed-use districts, residential
neighborhoods, and employment zones. Although land use regulation is important, it
is always secondary element when used with a FBC.

The emphasis given to the other four design elements will vary based on the specific
circumstances. For example, the primary concern for a historic downtown district
might be building form and architecture, while a strip commercial corridor might call
for a focus on site design and streetscape issues.

Comment: The development strategy identifies important centers and
street corridors for improvement and redevelopment. In addition, the
need for compatible infill development in residential neighborhoods is
identified as a significant element in the strategy.

Integrate FBC and Conventional Zoning

The audit should provide a clear understanding about the current policies and
regulations that apply to the planning area as well as an understanding of the
provisions, which may need amendment to be consistent with the FBC. The audit
conducted as part of the previous step will underscore the strengths and weaknesses
of the existing ordinances. This will help the city determine which provisions will
need modification to allow implementation of the vision, regulating plan, and form-
based code elements.

Comment: The Transform Baltimore: Zoning Code Rewrite is scheduled
to create a draft code by spring 2009. In part, this new code is
intended to support mixed-use development, transit-oriented
development, and the preservation of the unique character of the city.
A FBC approach is an excellent tool to accomplish these objectives, and
it can be incorporated as part of the city-wide Zoning Code to apply in
specific districts, such as station areas.

Standards v. Guidelines



Standards should generally be used for development and design elements that are 1)
essential for successful plan implementation; and/or 2) are relatively easy to apply
using clear and objective language. Guidelines should generally be used for
development and design elements that are 1) desirable but not essential for successful
plan implementation; and/or 2) are more subjective in nature and difficult to distill
into quantifiable standards.

Comment: This should be created in coordination with the Zoning Code
Rewrite project to ensure internal consistency in the basic philosophy
and approach for the use of standards and guidelines.

Regulations v. Incentives

As noted above, a FBC can be mandatory or be used with a floating zone and be
voluntary. In the second instance, incentives are a common method for encouraging
property owners and developers to use the FBC routes rather than compliance with
normal zoning standards. It is important to remember that once the optional course is
selected, the FBC regulations then become mandatory. Offering a shorter and more
certain application review and approval process is a common way to encourage use of
the FBC approach. In addition, mandatory standards can be used to establish a
threshold for basic compliance with incentives being used to create development,
which goes further in meeting community objectives. For example, maximum building
height requirements might be relaxed when specified affordable housing criteria are
met.

Comment: Regardless of the approach - FBC or conventional zoning -
the city will need to be aware of market and economic realities in
drafting and implementing the regulations. The code needs to clearly
distinguish between development strategy elements that must be
adhered to versus other elements where more flexibility may be
appropriate to encourage private investment.

West Baltimore MARC Transit-Centered Community Development Strategy
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How Do We Get There?

Proper Integration with the Zoning Code

Because the current Zoning Code will be totally rewritten, the city has a perfect
opportunity to consider the use of a FBC for specific areas in the city. Promotion of
mixed-use and transit-oriented development aligns perfectly with a form-based
approach. The city should consider the needs of the West Baltimore MARC Station
Area and how the Zoning Code Rewrite could promote the redevelopment and
improvement described in the development strategy.

Comment: Probably the least disruptive method for including a FBC
for the West Baltimore MARC Station Area will be to create a separate
district on the city’s zoning map along with a corresponding ordinance
FBC chapter for this area.

Make It Readable

As illustrated in the FBC examples, this code approach relies heavily on supporting
graphics and diagrams. The city should format the new Zoning Code so that text and
headings are easy to read, topics are logically organized and presented, and all
standards are thoroughly illustrated to support the text. Text-heavy documents
without highlighted section headings, should be avoided.

Comment: The new Zoning Code, with or without FBC elements, offers
an excellent opportunity for the city to create a user-friendly
ordinance, which is easy to read and understand for developers,
decision makers, and citizens alike. The graphics and illustrations in
the development strategy provide a good start from which more
detailed code diagrams may be created.

Road Test

Once the draft Zoning Code and/or FBC are completed, they should be tested using
past and/or anticipated development applications to determine how well the draft
addresses real world development and design issues. The city staff should apply the
new FBC and other zoning ordinance procedures and requirements to determine if the
draft code would enable successful development strategy implementation without
being unnecessarily burdensome to the applicant. All staff responsible for
development review and approval should be involved in this evaluation including but
not limited to: planning, public works, emergency services, and building officials.

This test should include multiple development types and circumstances, which would
be representative of the actual development proposals. The staff should pay
particular attention to the following questions:
o Does the code yield development outcomes that are consistent with the
community vision?
o Are there any city ordinance requirements or standards that are inconsistent or
conflict?



e Do the application submittal requirements provide sufficient information and
detail to evaluate the application according to the FBC and other ordinance
criteria?

e Are the FBC and other ordinance standards clear, objective, and easily
interpreted yielding predictable results, which support the vision?

Following this review, the draft FBC and/or any other ordinance provisions should be
amended as necessary to respond to issues identified during the test.

Comment: The development strategy provides specific direction about
the types of projects and improvements, which should be encouraged in
the station area. These development concepts should be tested to
determine how well the new code provisions support the strategy.

Monitoring Performance

After the code provisions have been adopted, its performance should be monitored by
jurisdiction staff. The questions used during the initial road test should continue to be
asked as development application reviews are completed. Problem areas should be
recorded, and an annual update amendment process is recommended.

Comment: The new code requirements for the station area should be
monitored to identify regulations or procedural elements, which are
not meeting city objectives. This should involve city staff, property
owners, developers, and residents to be sure to understand code
implementation issues from different perspectives.
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