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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

13



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

West Baltimore MARC Transit-Centered Community Development Strategy 114



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
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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 isa sam ple com m unity benefits agreem entdrafied by the W estB altim ore C oalition. The
textbelow describesw hata com m unity benefits agreem ent is, specifies the types of public
subsidies that could be provided to developers, and lists the types of com m unity benefits should
be provided n retum.

DraftW estBaltim ore C oalition C om m unity Benefits A greem ent
for theW estBaltim oreM ARC Station A rea

A Community Benefits A greem entor "CBA ” isa legally enforceable contract signed by
com m unity groups and a developer setting forth a range of com m unity benefits that the
developeragrees to provide as partof a developm entproject.

Comm unity B enefits A greem ents developed by ndividual com m unities in W estB altim ore w ith
the supportof the W BC w ill ensure thatprojects receiving public benefits — including butnot
Iim ited to public land, subsidies, zoning changes, tax relief and deferm ents, eagem ents, even
priorty approval processing — create angible benefits and am enites forthe W estB altin ore
Comm unites and give residents the pow erto shape progcts to theirneeds. These benefitsm ay
nclude, butare not Iim ited to, living-w age jobs, affordable housing, first-cource hiring program s
for local residents, fimding forparks, space forcom m unity services, and m onies for local
nvestm ent.



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 B A FORM -BASED CODE (FBC)?

Traditional Euclidian zoning focuses on land use w ith little consideration given to the
physical form and character of neighborhoods and individual developm ents. Zonig
regulations are often applied w ithout a clear vision of what the desired developm ent
character should be. Fomm -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 formm -based code is developed
as an outcom e of this process.

Pay greater attention to the design of the public realm and the in portance
that streetscape design and mdividual building character have in defining
public spaces and a special sense of place. Of gpecial significance is the
ntegration of street standards w ith the desired physical character of the
abutting developm ent.

Em phasize site design and building form over density and use regulations.
Form Jbased codes pay m ore attention to the buildings, which w ill Jast m any
years, instead of uses that change overtime.

Encourage a m ix of uses and housing types to reduce the need to travelas
part of one’s daily routine.

. Make much greateruse of illustrations to explain In portant design elem ents

rather than relying on num eric standards and text.



ADVANTAGES OF THE FBC APPROACH

To a large extent, the ultin ate success of the developm ent concept w ill rely upon
thoughtful design solutions. Forexam ple, creating safe and pleasant pedestrian
places mvolvesm ore than just fumishing sidewalks. & requires locating different uses
and destinations closer together, carefully designing the streetscape, and ntegrating
private and public developm ent to create a safe and viting public realm . This
careful attention to detail represents the overall strength of a w ell-executed form -
based code. Additionally, som e othernotable advantages of the form based code
approach inclide:

1. Encouraging active public participation in creating the regulating plan and
related design elem ents. This public participation and consensus-building at
the begihning increases public understanding of the plan and its desired
results, thereby reducing m isunderstanding and conflict during
In plem entation.

2. Focusingon what the com m unity w ants and not what it dislkes. This
attention to what is desired m akes it m uch easier for developers, citizens, and
decision-m akers to be “on the sam e page” when ndividual developm ent
projects are proposed.

3. Providing inform ation that is easier to use than conventional zoning codes
because they are shorter, m ore concise, and em phasize illustrations over text.
Therefore, form based codes are m ore engaging and com prehensible to non-
professionals.

4. Tailoring the requirem ents to fit a specific place or neighborhood, by
reflecting a neighborhoods vemacular architecture and overall character.

West Baltimore MARGC Transit-Centered Community Development Strategy 122
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ADVANTAGES OF THE FBC APPROACH

To a large extent, the ultin ate success of the developm ent concept w ill rely upon
thoughtful design solutions. For exam ple, creating safe and pleasant pedestrian
places mvolvesm ore than just fumishing sidewalks. I requires locating different uses
and destinations closer together, carefully designing the streetscape, and integrating
private and public developm ent to create a safe and viting public realm . This
careful attention to detail represents the overall strength of a w ell-executed fomm -
based code. Additionally, som e othernotable advantages of the form -based code
approach inclide:

1. Encouraging active public participation in creating the regulating plan and
related design elem ents. This public participation and consensus-building at
the beginning increases public understanding of the plan and its desired
results, thereby reducing m isunderstanding and conflict during
in plem entation.

2. Focusig on what the com m uniy w ants and not what it dislkes. This
attention to what is desired m akes it m uch easier for developers, citizens, and
decision-m akers to be “on the sam e page” when ndividual developm ent
projects are proposed.

3. Providing inform ation that is easier to use than conventional zoning codes
because they are shorter, m ore concise, and em phasize illustrations over text.
Therefore, fom -based codes are m ore engaging and com prehensible to non-
professionals.

4. Taibring the requirem ents to fit a specific place or neighborhood, by
reflecting a neighborhoods vemacular architecture and overall character.



FBC IN PRACTIE

FBC Elem ents

Consistent w ith the notion that one-size-does-not-fit all, the application of form Jbased
code techniquesw illalso vary from one situation to another. How ever, they w ill
typically include a requlating plan, requirem ents and guidelnes, and supporting
provisions.

Regulating Plan

Public mvolvem ent and creation of a clear vision provides the foundation fora fomm -
based code. The regulating plan translates this vision into a plan and m ap of the
regulated area designating the locations, which are to em body specific physical
characteristics. Thisplan is often very detailed, considering specific desion

treatm ents for an all subareas or ndividualblocks. A regulating plan m ap w ill show
w here different design standards apply, providing the 1nk betw een the com m unity
vision and the formm Joased code elem ents that w illhelp in plem ent it.

Requirem ents and Guidelines

Supportt for the regulating plan is provided by requirem ents and guidelnes that
articulate the details of the planning concepts n the regulating plan. Although the
organization w ill vary som ew hat from plan to plan, requirem ents and guidelnes
typically fall nto five categories:

1. Public Realm and Street Standards. These standards focus prin arily on the
design treatm ent of streets, plazas, and otherpublic areas. The standards are
developed in concert w ith the site and building standards to create a cohesive
set of requirem ents, which are m utually supportive.

2. Site Design and Circulation Standards. Building placem ent on the site,
pedestrian circulation, surface parking, protection of environm ental features,
and sin ilar site design issues are addressed by these standards.

3. Building Form Standards. Surrounding buildings, the street system , and the
neighborhood context are very m portant n detemm ining how buildings should
be designed to establish an appropriate relationship w ith their surroundings.
Building form standards, relating to building size, formm , orientation (especially
to the street), entrances, w ndow treatm ent, and w eather protection are
designed to create an inviting and functionalpublic realm and a com patble
relationship w ith surrounding developm ent.

4. Land Use Requirem ents. Although land use regulations are the comerstone of
traditional zoning ordinances, this aspect of zoning is typically mcorporated
w ith a FBC approach. Pemm itted, conditional, and prohbited land uses are
controlled in a sin ilarm anner as a conventional zonng ordinance, but they are
not “m icro-m anaged” w ith the long lists pemm itted uses com m only found n
conventional zoning ordinances. Aspart of a FBC, land use is typically
regulated m ore broadly w ith land use categories n lieu of long lists. This is
because form based code relies prin arily on the other four elem ents to address
how developm ent should behave in the context of the surrounding com m unity.

West Baltimore MARGC Transit-Centered Community Development Strategy 124



5. ArchitecturalStandards. Detailed standards regarding exterior building design
features and/or finish m aterials m ay be included in a form -based code. They
provide com plem entary requirem ents to the building form standards.

Supporting Provisions
Successful In plem entation of a FBC relies upon tw o key supporting provisions:

1. Adm nnistrative Procedures. Sin ilar to conventional zoning and land use
regulations, FBC requirem entsm ust be applied to developm ent applications
usihg a clear adm istrative process.

2. Glossary. Tem sassociated w ith a FBC m ust be defined and included w ith the
code . Mustrations and diagram s should be Included to enhance clarity.

Build-to Ling__

72 Right of Weay S

|1

Optional Green Strip
Parking
Bike Lani
Bike Lang
Parking
Optiomal Green Stoap
Sicdewalk
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FBC Organization
Fom based codes generally follow one of four basic organizational approaches.

1. Transect-Based. The rural-to-urban transect is a concept orignally developed

for form based code application by Duany Plater-Zyberk & Com pany. It
organizes developm ent form mto six categories from ruralareas featuring
natural environm ents and m Inim aldevelopm ent to urban core areasw ith the
highest densities and greatest variety of uses. Each of the six transect zones is
given a num ber from T1 -NaturalZone to T-6 —-Urban Core Zone. The

fundam ental character elem ents of each zone, such asbuilding types and
setbacks, are described w ith flustrations and diagram s.

RURALIIDIONNRDITOIRREINRERININ I TRARSECT IR RIRIARIIITNRIININNIURBAN
[Fremes zoves [ IReaszmwEs 1

o | o -
---""'i---H — ‘i

T4 oowemarwmsn | TH onnsmcewren | T canse coss

W hile the transect is a useful tool for analyzing and visualizing developm ent
form , com m unities often do not conformm to the basic transect concept w ith
one urban center transitioning out mn all directions to natural and ruralareas.
For exam ple, it is com m on for com m unities to have m ore than one center or
uniform urban developm ent along m ajor thoroughfares. The transect concept
can then continue to used as an organizational tool, but m odified to fit the
localconditions. Thism ight nclide developing several zonesw ithin one
transect zone type.
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Building Type-Based. This FBC construct focuses on specific building types and
how they should be arranged relative to surrounding developm ent. This

m ethod w as first used for larger private developm ent projects, and has
recently been ncorporated into public developm ent requirem ents. Specific
standards are developed forbuilding types deem ed appropriate for different

locationsw ithin the planning area.

Type I: Mixed-Use Building

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

Wb
d aenls

o

L TR TR TR T

#

Additional Standards

Lot Sizeddrea

T4 Minirmun 16 faet lot width

T3 Mo minmouan lot size. Lot frontages ame
limired to o more than sixey (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 comer locadons, and by
the parking requirement. Lodzing bedrooms are
restricted to no more than 12.

T3: Festricted only by the parking requirement.

Allowable Frontages

= =

saorefrong

gilk v

ilvaaryand

Blue Springs Dow ntown Developm ent Code, 4.2.07



3.

Street-Based. The focushere ison the design and location of streets. The
associated standards w ill typically feature street cross sections and design
standards for travel lanes, on-street parking, bike lanes, sidewalks, street
trees, landscaping, and other am enities. Specific building frontage standards
are aleo ncluded to provide an ntegrated design intent for the public space
form ed by the street In provem ents and adjoning building facades. The
requirem ents w ill vary by identified street types depending upon their mtended
function and character.

Legend

s [our Lane Avenue (p. [I-3)
Two Lane Avenue (p. [1-4)

« MainStreet (p. 11-3)

Town Center Street (p. 11-6)
Town 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)

. RN\ o

™

Regulating Code for the CentralHercules Plan, 7.16.01
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4. Frontage-Based. This is gin ilar to the street-based approach except that
building frontage treatm ents and street design are not Inked. This technique
dentifies different building form and function requirem ents based upon the
desired urban character dentified in the requlating plan. Building frontage
requirem entsm ay then vary along one street, such as different treatm ents on
comers and m id-block locations.

WAREHOUSE DISTRICT

[ warehouse District - General

HEIGHT
g Pl
Sk

FE SN ~EET
=

FBL =] pereers s oe

‘Builning Heignt

. The Reiget of e pincinal ting is measueg in stories

2, £ pincem buicing snal be 31 least 2 S10nes in PGS, DUt Mo
‘greater 5N 8 sivies in PG, exvepl as alnenwise provided on e
reguiating plan.

3. An i slory shall ot cou: agains: ihe maKmUm stary height

pamin Haignt

WNETE 3 parsing STNSITE iS WA 40 et of any prcipal uicing Bz

3ME1 2006] T3l perion Of Ne SIUCANE SNal n1 ExoEed nE Dldings

‘eave o parapet egt

‘Ground Siory Hsight. Commeroatndusy Usss
e qreand siaty frisned floar elevadon snall e 63l 13, \:rgrealﬁr

wa

The grouns stery sna ave 2 fees of Gear Frsior negt
1 he required buiding

depih of at least 25 feet

3. The Paximum stery heght for the ground story s 25 feet.

Grouna Siory Haignt: Reaidsniial Units

. The finsnes oor sevation 3wl o 1 835 fnan 3 st and i more
man 7 feet coove M EXafar sideak SElon ot e requTed
uiging Ine.

2 Tl‘.e(rs si0ry snal have an inencr ciear heig 1o celing) of at

#eet and a maximum figor 1o fioar story heght of 22 feet.
Unw Stary Heignt
Tre maximum Thar-to-icor sy NSQU for SIS omEr Inan e

qeund sxxy s 20 e

2. B least 80% of e3cn upper slory snall have an inleror clear Pegr
{foor 1 celing) of atleast & feet

Mezzanings

MEZZANITES AaVng 3 S00r 33 QREATEF N 13 OF e S00r 318 0F e
S0y 11 W T MEZZINNE 5 SNL%D SN BE COUNIEG % L e
‘sirast wai Heignt

. A SUEEt W31 0L S5 TN 6 RSN NEN O QrEZker nan 18 et
el snal b2 requed Song any requred Dulding Ine foniage et
5 rot omenwise cccupied by e pince bulding an e lol.

The neignt o¢ e srest wai <nall be madsiren fom e agjacent
PUDIC Si3EaIK Or, WEn not 3330 10 3 SOERII, M e Jreund
‘=23t0" orce CONSTCN S CompEtE

SITING

[CE

sirsst Facade
1. 0n eacn ot e Duicing agace snal be Dl T TE KequTED
Buicing ine r at least 80% of tne ecrired ouicing ine (REL)

fengn.

2. The builcing fagade shal be bl  the requied buicing lne wilkin
30 feel of a iock corner.

3. These paricas of the buiking a0e (e reguired mivmLm bula
1) My mclude jogs o Nt more ian 18 incnes n o= excent as
amenuse proiided 1o ait bay Wndows snopans, and
Daiceries.

Buiabls &roa

1. Buldings may toougy e porion of e ot specifed by tnese
Buicing enveiape siandarts

2. A COMtiquoUs pen are3 qual o at least % of the 1l bulaabie
0% 57l B eSS o &y 0L SUST COMUOLS open area
may b localeg anymhere behing Ihe parting selback, sther 3l
‘grace or al he second o Ihid slory.

3. Mo part of any buiding, excepl veanging eaves, awnings, o
acenies snal ceoupy e remaining lat area

sits Lot sstback

There ate n recuined ste ct semacks

Garags and Farking

Garage eniries or driveways <nal be located ot east TE fest away

#0m any Bock comer of anoMEr garage enu-, an the same biock,

iS5 oinenhise GSIGratea on ne reguts

Garage Entriss snal nave 3 CEAF NG of i ;na\!l han 16 sest

03 CIET W Sxceesing 24 et

“encle parking areas on priale propery shall be lecaied benin

e parking selback Ine, EXcpt whew paring s proviced bW

grace.

. Tress requrements s not apoicae 1o onestest paing

Alleya

Thess is ro requita selack om aleys. O ol NIRQ o Ay
access, mere 5| b 5 MM SeTSCK 0 25 feet lom e rear it
ine

‘Comer Lols

Comer i s saSsfy ne code reqUTeTENts S e W tequied
Zuicing 7 e~ uniass omenase speciied in nis coas

unouilt Requir=d Bulicing Lina and Cammon Lot Lina Trsztment
1. A streel wall snal be required asng any requred buidng ine
#oriage Mal is nol oinermise accuped Dy 3 Duiting. The Siresl
wal 573l b ocd N mare § incnes befing e requred buiding
ine

Briiaty fEnces a3y 2 CONSILCIE g NGt poriR of 3 comman
ot line ot cnerwise Docupies oy 3 Dulging.

Heart of Peoria Land Developm ent Code, Draft, 10.10.06



FBC In plem entation

Fom based codesneed to work in ham ony w ith the existing Jand use regulatory
structure using one of three generalm ethods for proper in plem entation.

1. Mandatory Requirem ents

Description. A regulating plan and FBC requirem ents are applied to allnew
developm ent n specified areas on the zonlngmap. W ith the FBC “rules” n
place, new developm ent m ust com ply w ith these requirem ents.

Application. The FBC design elem entsm ay either be corporated w ith other
land developm ent regulations as a separate, stand alone docum ent or they can
be mtegrated mto the body of existing regulations.

. Floating Zone

Description. The FBC provisions and zoning district are developed m a s ilar
m anner to the m andatory approach, but they are not applied to specific areas
on the zonlng m ap. The FBC zoning district “floats” because it isnot applied
to a gpecific property until requested by a developer. I a developerelects to
develop under the FBC provisions during the review process, the FBC

requirem ents becom e m andatory.

Application. A developerw ishing 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

developm ent review process to be approved. Project often results n the FBC
zoning designation being applied to the property on the zoningm ap.

. Optional -Parallel

Description. Sim ilar to the floating zone approach, the FBC provisions are
prepared In advance of being applied to a specific property or area. How ever,
I this case, the eligble properties are described, comm only by a m Inin um
size. Ifa developerelects to develop under the FBC provisions during the
review process, the FBC requirem ents becom e m andatory.

Application. This functions in the sam e way as the floating zone.
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DEVELOPING A FBC FOR THE W EST BALTIMMORE
MARC STATDON AREA

htroduction

The prin ary focus of the W est Baltin ore MARC Station Area Transit-Centered

Com m unity Developm ent Strategy is in proving housing, econom ic developm ent, and
transportation w ithin the study area. The developm ent of a form based code isa
possible toolthe city m ay contrdbute to advance the In plem entation of the ideas and
concepts from the Strategy. Although this planning effort was not nitiated w ith the
expressed Mntention of creating an adoptable, fnalcode docum ent, m uch of the
planning w ork could be used as a first step tow ards creating a regulating plan and
form -based code.

This section review s the recom m end stops for creating a form -based code as one of
the m any tools the city and com m uniy m ay want to em ploy to in plem ent the
Strategy. The FBC steps are described follow ed by a com m ent regarding how the
com pleted work m ay be applied and what additionalw ork rem ains to be com pleted.

Because the “Transform Baltin ore: Zoning Code Rew rite” isunderw ay to com pletely
review and update the city’s Zoning Code, this could be an opportune tin e to consider
a FBC as an in plem entation tool n the W est Baltin ore MARC Station Area. T part,
the Zoning Code Rew rite project ntent is to preserve the unigue characteristics of
Baltin ore City and to create m ore opportunities form xed-use and transit-ordiented
developm ent - core elem ents of the developm ent strategy. The Zoning Code Rew rite
is scheduled to be in the code drafting stage from thisw nter to spring of 2009.
htroduction of FBC elem ents In the W est Baltin ore MARC Station Area and/or other
locations in the city should be considered as this code am endm ent project m oves
forward.

Developm ent Steps

Although the specific activities In creating a form based code m ay vary, a devlopm ent
process should nvolve five basic steps consisting of nitial scoping and organization
follow ed by the rem aining steps, which focus on answ ering four questions:

Project Scoping and O rganization
. WhatDo W e Have?

. WhatDo W e W ant?

. WhatDo W e Need?

. How Do W e Get There?

Ul W N R



Project Scoping and O rganization

Before the planning project gets underw ay, prelin lnary scoping and organization are
essential for successful and tim ely com pletion of the project. These activities should
nclide generally defining the planning area and the desired outcom e. The preferred
results w ill vary depending upon any num ber of factors. The FBC could be a toolto
help preserve existing neighborhood character, to encourage enhancem ent of an area,
to facilitate the evolution of an area to develop a different characterover tin e, or to
help transform an area nto a different place over a short period.

The FBC organization (transect, street-based, etc.) and regulatory approach

fm andatory, optional, etc.) should be considered. The professional team of local
planning staff and/or consultants should be determm ined along w ith a project schedule
to com plete the follow Ing four steps.

Comm ent: This step hasbeen largely com pleted as part of the
strategy. How ever, if a FBC project is Initiated, this step would need
to be revigited to consider any changes that occurred follow ing

com pletion of the strategy docum ent. T addition, the FBC
organization and regulatory approach would need to be determ ined.
The developm ent strategy calls for focused in provem ents and
redevelopm ent In several centers and along selected streets corridors
aswellas In provem ent and stabilization of residential neighborhoods.
A street-based FBC approach for centers and corridors com bined w ith a
building-ased approach for the residential areaswould be one
appropriate way to organize FBC requirem ents.
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W hatDo W e Have?

Define the Planning Area

Because a form based code applies to mdividual properties n the sam e way as
traditional zonng districts and regulations, a FBC m ust be tied to a specific planning
area or district. Although the exact boundaries of the planning area m ay change as
the project m oves forw ard, a prelin mary planning area should be established.

Comm ent: The planning area has been generally defined in the
strategy. To begin the FBC developm ent process, this boundary is
sufficient. How ever, as the FBC creation progresses, clearly defined
boundaries m ust be established to identify specific properties, which
w ill be subject to the FBC.

Analysis of Existing Conditions

A clearunderstanding of the current developm ent characteristics of the com m unity is
essential to best understand how to m ove forward. This analysis should focus on the
special com m unity attrbutes regarding:

e DPublic Realmn and Street Character and the degree to which they create safe
and nviting pedestrian environm ents and public spaces.

e Site Design and Circulation and the extent it generally prom otes com patibility
and easy access betw een nearby properties.

e Building Form and how it creates mviting and functionalpublic spaces and
com patible relationships w ith surrounding developm ent.

e TLand Use Requirem ents and how they prom ote or mhibit a pedestrian-oriented
environm ent w ith a proper Integration of uses.

e ArchitecturalDetailing and the degree to which it com plem ents com m unity
character and sense of place.

Comm ent: A generalanalysis of the prim ary character-defining aspects
of the plan area mcluding the basic neighborhood character and
circulation, hasbeen com pleted as part of the developm ent strategy.
Next, the details of existing developm ent should be understood by
evaluating typicalbuilding form s, locations on building sites, building
setbacks, building features (e.g., ground floor com m exrcial space,
balconies), drivew ays, parking, and streetscapes. Much of thishas
been done to create the developm ent strategy, but these com m unity
attributes should be review ed and supplem ented to provide sufficient
detail about current developm ent character m term s of the five
categories above.
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Code Audit

W est Baltin ore MARC Station Area

Transit-Centered Com m unity Developm ent Strategy

T addition to describing and recognizing the key physical characteristics of the
planning area, it is equally in portant to understand how the current ordinance
requirem ents support the W est Baltim ore MARC Station Area Transit-Centered

Com m unity Developm ent Strategy. The follow ing checklist sum m arizes these

In portant characteristics organized according to the five FBC com ponents. This shares
m any comm on elem entsw ith the city’s “Checklist for Transit-O riented Developm ent”,
which ispart of the “Developm ent Guidebook” .

Public Realm and Streetscape

Sidew alks forurban developm ent

Pleasant, com fortable and safe pedestrian environm ent

Fine-grained, Interconnected street grid —easy access forallm odes
Frequent opportunities to cross streets

Provide additional street, pathw ay 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 flooruses along m ajor street frontages

Redevelop and im prove existing streetscapes

Streetscape am enities mcluding landscaping and street trees

Building features that provide shade and w eather protection for pedestrians
Public buildings and open spaces serving as focalpoints

M nin ize In pervious surface devoted to roadw ays and parking

Utilize “Green Street” technigues to reduce the am ount and enhance the
quality of storm w ater runoff

Site Design and Circulation

Locate buildings for easy pedestrian access betw een them
Direct access to building entrances from the street
htemalpedestrian circulation that is separate from vehicles
Connections betw een buildings, transit and surrounding areas
M Inin ize on-site parking requirem ents

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 ncreased density over tin e

Locate building frontages up to the street In com m ercial and m xed-use areas

West Baltimore MARGC Transit-Centered Community Development Strategy 134



135

Building Form

Building scale and setbacks that provide com fortable pedestrian-scale
streetscapes

Active ground flooruses n com m ercialand m xed-use areas

Building scale and setback transitions betw een different uses/building types
Encourage taller buildings in appropriate circum stances

Utilize structured parking in higher density areas

Land Use

Allow m ixed-use on one site

Allow verticaland horizontalm xed-use on one site

Require/encourage active ground floor uses in com m ercial and m ixed-use areas
Thcrease density m axim um s

Require m Inin um densities

Allow fora range of housing types In m xed-use projects

Allow affordable housing types near transit

Encourage redevelopm ent of areas that are appropriate for higher density
and/orm xed-use

Allow different land uses and destinations w ithin w alking distance of each
other and to transit

Require the highest densities and m ix of uses near transit

Architecture

Building features that provide shade and w eather protection for pedestrians
Along in portant com m ercialand m xed-use area street frontages, require
building desion to accom m odate active ground floor uses

Retamn localarchitectural styles and character

Design infill developm ent to be com patible w ith the character or historic value
of adjoining sites

Building incorporate architectural features that convey a sense of place
hteresting building features and w indow s facing the street

Design buildings to reduce energy dem and



Audit Checklist

Using a checklist, the current zoning regulations should be evaluated system atically
for the degree to which they would enable in plem entation of a form based code,

w hich prom otes the com m unity characteristics noted in the checklist. This analysis
should also consider the redevelopm ent proposals contained In the W est Baltin ore
MARC Station Area Transit-Centered Com m unity Developm ent Strategy. The current
code deficiencies should be identified and sum m arized.

An exam ple checklist fram ew o1k is presented on the follow Ing page to provide a
possble structure for identifying the FBC elem ents reflected 1n the developm ent
strategy, the applicable Zoning Code regulations, and an assesam ent of the Zoning
Code provisions that should be am ended to 1) not conflict and 2) better support the
developm ent strategy.

Comment: Thisanalysisw ill give a clear picture regarding how the
existing city land use and zoning requirem ents support or inhibit the
com m unity In provem ent and redevelopm ent proposals contained in the
strategy. As part of the Transform Baltin ore: Zoning Code Rew rite, a
FBC could be considered as a tool to be ntegrated w ith the new Zoning
Code.

West Baltimore MARC Transit-Centered Community Development Strategy
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WhatDo W e W ant?
Com m unity Outreach and hvolvem ent

Because a FBC ism ore proactive and context-based, the com m unity — residents,
business owners, developers, and agencies - m ust be nvolved from the beginning. The
In portance of active public participation cannot be overstated. For any plan to
succeed, and fora FBC to help a com m unity attain its goals, there m ust be general
com m unity consensus about where it is today and what it wants in the future. As
noted above, one of the shortcom ngs of conventional zoning is that it is often
generically applied w ithout a detailed planning process in advance to identify what
the zoning regulations should achieve.

Comm ent: The developm ent strategy project inchided a significant
am ount of public nvolvem ent, establishing closer relationships
betw een citizens, neighborhoods groups, and public agencies -
egpecially the W BC and the city planning staff. I a FBC project is
nitiated, this active public mvolvem ent would need to continue the
discussion about the physical character of the im provem ents and
redevelopm ent described In the strategy.

Create a Vision and Regulating Plan

Specific m ethods to reach a com m on com m unity vision vary, but a key ingredient is
active participation and discussion using com m unity w orkshops, design charrettes, and
focus nterview s w ith key stakeholders. A visioning process should nclude specifically
defining the planning area. W ith the com m unity actively engaged, a vision and
supporting action plan fora defined area are created. The regulating plan w ill show
how ndividualproperties n the planning area w illbe affected by the form based
code. Thisexercise m ay also conclude w ith an action plan, which sin ply outlines the
In plem entation steps and the parties responsble for their com pletion.

Comm ent: Com m unity understanding and support is absolutely
essential to the success of a FBC or any other com m unity plan for that
m atter. The public nvolvem ent leading to the creation of the
developm ent strategy dem onstrates how much com m unity
support for a redevelopm ent vision for the com m unity. While the
vision provides clear com m unity direction, it m ust be further refined in
a regulating plan, which describes specific design treatm ent for streets
and properties.

A charrette has proven to be an idealm ethod for bringing the technical
ckills, stakeholders, and citizens together for an ntensive, m ulti-day
planning process. The m ost In portant benefits are: 1) shortened
visioning and code developm ent process, and 2) a collaborative public
process that effectively builds public understanding and support for the
vision and FBC in plem entation m ethod.
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W hat Do W e Need?
Hentify In portant Regulatory Elem ents to Achieve the Vision

W ith the guidance provided by a vision and plan, specific In plem entation elem ents
m ust be developed to support them . A form -based code w illnom ally address the
follow ing urban design aspects of a com m unity vision:

Public Realn and Streetscape.
Site Design and Circulation.
Building Fomm .

Land Use.

Architecture.

Land use regulations are the comerstone of traditional zoning, and they are nom ally
ncorporated aspart of a FBC for their value n identifying the desired locations for
different types of land use activities, such asm ixed-use districts, residential
neighborhoods, and em ploym ent zones. Although land use regulation is in portant, it
is alw ays secondary elem ent when used w ith a FBC.

The em phasis given to the other four design elem ents w ill vary based on the specific
circum stances. For exam ple, the prin ary concem for a historic downtown district

m Ight be building form and architecture, while a strip com m ercial corridorm ight call
fora focus on site desion and streetscape issues.

Comm ent: The developm ent strategy identifies im portant centers and
street corridors for In provem ent and redevelopm ent. T addition, the
need for com patible infill developm ent n residential neighborhoods is
identified as a significant elem ent In the strategy.

htegrate FBC and Conventional Zoning

The audit should provide a clear understanding about the current policies and
requlations that apply to the planning area aswell as an understanding of the
provisions, which m ay need am endm ent to be consistent w ith the FBC. The audit
conducted as part of the previous step w illunderscore the strengths and w eaknesses
of the existing ordinances. Thisw illhelp the city detemm ne which provisionsw il
need m odification to allow in plem entation of the vision, regulating plan, and fom -
based code elem ents.

Comm ent: The Transform Baltinm ore: Zoning Code Rew rite is scheduled
to create a draft code by spring 2009. T part, thisnew code is
ntended to support m ixed-use developm ent, transit-oriented

developm ent, and the preservation of the unique character of the city.
A FBC approach is an excellent tool to accom plish these objectives, and
it can be incorporated as part of the city-w ide Zoning Code to apply In
specific districts, such as station areas.

Standards v. Guidelnes



Standards should generally be used for developm ent and design elem ents that are 1)
essential for successful plan im plem entation; and/or 2) are relatively easy to apply
using clear and objective language. Guidelnes should generally be used for

developm ent and design elem ents that are 1) desirable but not essential for successful
plan i plem entation; and/or 2) are m ore subjective in nature and difficult to distill
nto quantifiable standards.

Comm ent: This should be created In coordination w ith the Zoning Code
Rew rite project to ensure intemal consistency in the basic philosophy
and approach for the use of standards and guidelines.

Regulations v. hcentives

Asnoted above, a FBC can be m andatory orbe used w ith a floating zone and be
voluntary. T the second mstance, incentives are a com m on m ethod for encouraging
property owners and developers to use the FBC routes rather than com pliance w ith
nom alzonig standards. I is In portant to rem em ber that once the optional course is
selected, the FBC regulations then becom e m andatory. O ffering a shorter and m ore
certam application review and approvalprocess isa comm on w ay to encourage use of
the FBC approach. T addition, m andatory standards can be used to establish a
threshold forbasic com pliance w ith mcentives being used to create developm ent,

w hich goes further n m eeting com m unity objectives. Forexam ple, m axin um building
height requirem ents m ight be relaxed when specified affordable housing criteria are
met.

Comm ent: Regardless of the approach —FBC or conventional zoning -
the city w ill need to be aware of m arket and econom ic realities in
drafting and in plem enting the regulations. The code needs to clearly
distinguish betw een developm ent strategy elem ents that m ust be
adhered to versus other elem ents w here m ore flexibility m ay be
appropriate to encourage private investm ent.

West Baltimore MARGC Transit-Centered Community Development Strategy 140



How Do W e Get There?
Proper htegration w ith the Zoning Code

Because the current Zoning Code w illbe totally rew ritten, the city has a perfect
opportunity to consider the use of a FBC for gpecific areas in the city. Prom otion of
m xed-use and transit-oriented developm ent aligns perfectly w ith a form Jbased
approach. The city should consider the needs of the W est Baltin ore MARC Station
Area and how the Zoning Code Rew rite could prom ote the redevelopm ent and

n provem ent described m the developm ent strategy.

Comm ent: Probably the least disruptive m ethod for including a FBC
for the W est Baltin ore MARC Station Area w ill be to create a separate
district on the city’s zoning m ap along w ith a corresponding ordinance
FBC chapter for this area.

Make It Readable

As illustrated in the FBC exam ples, this code approach relies heavily on supporting
graphics and diagram s. The city should fomm at 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 docum ents

w ithout highlighted section headings, should be avoided.

Comment: The new Zoning Code, w ith orw ithout FBC elem ents, offers
an excellent opportunity for the city to create a user-friendly
ordinance, which is easy to read and understand for developers,
decision m akers, and citizens alike. The graphics and illustrations in
the developm ent strategy provide a good start from which m ore
detailed code diagram sm ay be created.

Road Test

Once the draft Zoning Code and/or FBC are com pleted, they should be tested using
past and/or anticipated developm ent applications to detemm ine how well the draft
addresses realw orld developm ent and design issues. The city staff should apply the
new FBC and other zoning ordance procedures and requirem ents to determm mne if the
draft code would enable successful developm ent strategy in plem entation w ithout
beng unnecessarily burdensom e to the applicant. All staff responsble for

developm ent review and approval should be nvolved in this evaluation including but
not lim ited to: planning, public w orks, em ergency sexvices, and building officials.

This test should nclide m ultiple developm ent types and circum stances, which would
be representative of the actualdevelopm ent proposals. The staff should pay
particular attention to the follow Ing questions:
e Does the code yield developm ent outcom es that are consistent w ith the
com m unity vision?
e Are there any ciy ordiance requirem ents or standards that are Inconsistent or
conflict?
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e Do the application subm ittal requirem ents provide sufficient imform ation 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
terpreted yielding predictable results, which support the vision?

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

Comm ent: The developm ent strategy provides specific direction about
the types of projects and im provem ents, w hich should be encouraged in
the station area. These developm ent concepts should be tested to
determm ine how well the new code provisions support the strategy.

Monitoring Perform ance

After the code provisions have been adopted, itsperform ance should be m onitored by
jurisdiction staff. The questionsused during the nitial road test should contiue to be
asked as developm ent application review s are com pleted. Problem areas should be
recorded, and an annualupdate am endm ent process is recom m ended.

Comment: The new code requirem ents for the station area should be
m onitored to identify regulations or procedural elem ents, which are
not m eeting city objectives. This should Involve city staff, property
owners, developers, and residents to be sure to understand code

In plem entation issues from different perspectives.
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