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INTRODUCTION

WHAT IS A FORM-BASED CODE?

Form-Based Codes (FBC) represent a paradigm shift in the way that we regulate
the built environment. This shift was necessary because the conventional, use-
based approach to zoning has been shown to be ineffective for regulating diverse,
urban, mixed-use environments.

The City of Traverse City is using Form-Based Coding to implement and achieve
the vision, goals, and outcomes related to the built form that were established
by previous planning endeavors conducted by the City in collaboration with
stakeholders, business leaders, property-owners, and citizens. These plans include
the 2009 City of Traverse City Master Plan (including approved Sub Plans) and
the 2013 City of Traverse City Corridors Master Plan. These plans and strategies
envision a city that is a walkable, mixed-use, urban place with a diversity of housing
choices, vibrant retail and restaurants, neighborhood-based services, and a mix of
job opportunities.

The formal short definition of a Form-Based Code is as follows:

Form Based Codes foster predictable built results and a high-quality public realm by using physical form (rather than
separation of uses) as the organizing principle for the code. These codes are adopted into city or county law as regulations,
not mere guidelines. Form-Based Codes are an alternative to conventional zoning.

- Form-Based Codes Institute

Unlike conventional codes that utilize use as a framework, FBCs use the intended form and character of a place (or context) as the
organizing principle of the code and regulate a series of important elements not just to create good individual buildings, but rather
a high-quality urban place.

The naming conventions in FBCs reflect the infended physical form and hierarchy of different places, so instead of a zone being
labeled “single-family residential,” it might be called “Neighborhood Edge,” and instead of a zone being called “commercial” or
“mixed use,” it might be called “Main Street.” The terms “neighbornood” and “main street” tie back to the intended physical form
or place. Both of these Context Areas likely include a mix of uses and different building types that create vibrant walkable urbanism.

Itis also important to note that while FBCs primarily regulate an intended physical form, they also regulate use secondarily. FBCs often
allow a range of uses that are carefully chosen to maximize compatibility between use and the intended physical form. The use
tables are simplified and categorized by use type, and clearly defined, to allow a greater degree of administrative decision-making
related to particular uses.

TRAVERSE CITY Form-Based Code




INTRODUCTION

TRAVERSE CITY FORM-BASED CODE WAYFINDING

The following graphic is a guide to finding your way around the Traverse City Form-Based Code by providing a quick
reference to where to find the answers to common questions that a user of this code may have.

Where is my parcel located?

( )

Where can | put my desired use
(ie - restaurant, apartments, clothing
store, etc.)?

. J

(' )

How do | determine where my building
is placed on the site? And what are the

&— — — — — ________SECTION 200505 CONTEXT AREA MAP
The map will tell you the Context Area that your parcel

is located within. Context Areas are similar to the zoning

districts of conventional zoning and are the basis for

regulation in the Traverse City Form-Based Code.

SECTION 2005 CONTEXT AREAS AND USE

The Use Tables in this Section tell you what uses are
permitted and where they are permitted.

SECTION 2005 CONTEXT AREAS AND USE

setback requirements?

. J
What is a build-to-zone
or a build-to-line?
How tall can my building be?

4 )
How many parking spaces do | need?
. J
4 )
Where is it appropriate to put my
parking lot?

. J

Each Context Area conveys the requirements of building
placement on the site. Some locations require setbacks,
whereas other locations will require that the building be
placed at the property line or within a build-to-zone.

—_—— — — — — —  _SECTION 2009 DEFINITIONS

Will tell you what these terms are. These items replace
setbacks and typically require buildings to be closer to the
street in order to have a more active and vibrant street.

SECTION 2005 CONTEXT AREAS AND USE

Will tell you how many stories your building can be.
SECTION 2006 BUILDING TYPE STANDARDS

Will tell you the requirements for height (in feet) of each
story per specific building type.

SECTION 2007 OFF-STREET PARKING STANDARDS

Will tell you the required number of parking spaces for your
use and Context Area

SECTION 2005 CONTEXT AREA AND USE_.
Will tell where on the site it is appropriate to place parking

What is transparency?

(note that it is typically not appropriate to have parking lofs
facing the street)

—_— ION 2003.03 GENERAL PROVISIQNS_(TRANSPARENCY) o
Will tell you how transparency is measured
SECTION 2004 BUILDING TYPE STANDARDS

7 7 Willfell you required transparency for buildings
& ______ SECTION 2009 DEFINITIONS o
Will tell you what transparency is

TRAVERSE CITY Form-Based Code



INTRODUCTION

HOW TO USE THE TRAVERSE CITY FORM-BASED CODE

FORM BASED CODES AND THE PUBLIC REALM

The Traverse City Form-Based Code (FBC) is a development
regulation (a type of zoning code) that emphasizes the physical
character of development (its form) and de-emphasizes the
regulafion of land use.

The Traverse City FBC emphasize the design of the public realm
by regulating individual building character and the public
realm.

The public realm is the area defined by the building walls, the
streetscape and the street.

The Traverse City Form-Based Code is organized by Contfext
Areas (similar to conventional zoning districts) and Building
Types with Frontage Types. Frontage Types are specific to
each Building Type and regulate how the building engages
the public realm.

The Traverse City Form-Base Code also regulates land use,
parking requirements, signs, and subdivision standards.

The Context Areas in the Traverse City FBC are within a Form-
Based Code Area, which is the area on the City of Traverse
Zoning Map (located Part 13, Title 2, Chapter 1359 of the City
Zoning Ordinance) that is zoned as a Form Based Code District.

The Public Realm illustration on this page depicts the
components of the public realm and references where each
component is regulated within the Traverse City Form-Based
Code.

Building Type: Secfion 2006 contains standards for
Building Types that describe the various forms of

buildings that are permitted as part of this Form-Based
Code. Each Building Type has its own specific massing,
composition, and vertical dimension.

Building Types also offer a variety of Fronfage opftions
that can be selected as part of the development.
Fronfages define the architecture and design
components for the buildings entrance and street-
facing facades.

Public Realm (streets): Streets are not part of the
regulation for this Form-Based Code.

Use: Section 2005 contains use requirements for
each Context Area. Confext Areas are similar fo
conventional land use zoning districts. Each Context
Area includes permitted Building Types, building
height, site placement, and includes permitted and
special uses.

ILLUSTRATION: PUBLIC REALM AND RELATED FORM-BASED REGULATIONS

L
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2001.00 TITLE
The following document shall be known as the Traverse
City Form-Based Code.

2001.01 PURPOSE

The Traverse City Form-Based Code is intended fo
support redevelopment within Traverse City through
the establishment of Context Areas, Building Types,
frontage types by creating a compact, transit-oriented
development pattern that fosters walkable corridors,
mixed uses, and a diversity of residential development.

The Traverse City Form-Based Code reflects the desires
and outcomes of the 2009 City of Traverse City Master
Plan (including approved Sub Plans) and the 2013 City of
Traverse City Corridors Master Plan.

Redevelopment within the Form-Based Code Area shall
adhere to the provisions and standards established in this
form-based code in order to realize the vision set forth in
the previously referenced Plans.

The Traverse City Form-Based Code is a legal document
regulatfing Building Types and frontage types wherever its
Context Areas are applied. It shall do so in conjunction
with the municipal Zoning Ordinance for areas zoned
Form-Based Code (FBC) on the zoning map, by regulating
land development to ensure a compact, urban form.

2001.02 SCOPE

The Traverse City Form-Based Code is a mandatory code
that applies to all new development and redevelopment
within the boundaries of the Zoning Map or other
locations within the municipality where the applicable
Context Areas have been applied as outlined in 2002.00,
Applicability.

The boundaries generally include all lands that abut West
Front Street beginning just west of North Division Avenue
and extending east fo all parcels on both sides of Hall
Street.

Within the Traverse City Zoning Ordinance, properties zoned
and thus regulated by the Traverse City Form-Based Code are
within the Form Based Code (FBC) district. This district directs
property owners and applicants to this Code for development
standards. Wherever there is a conflict between the Traverse
City Form-Based Code and other sections of the City's Zoning
Ordinance (as applied to particular development within the
FBC district), the requirements specifically set forth in the Form-
Based Code shall prevail.
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SECTION 2001 TITLE, PURPOSE, AND SCOPE

For development standards not covered by the Traverse
City Form-Based Code, the other applicable sections
in the municipal Zoning Ordinance shall apply. All
development shall also comply with all other local, state
or federal regulations and ordinances.

Throughout this Form Based Code, photographs are used
forillustrative purposes only.
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SECTION 2002 APPLICABILITY AND PROCEDURES

2002.00 APPLICABILITY 2002.01 SITE PLAN REVIEW

The Traverse City Form-Based Code shall apply tfo
development within the boundaries of the Form-Based
Code District depicted on the Traverse City official Zoning
Map. Development shall include the following:

A. New development.

B. Modifications to existing buildings:

1. Building Footprint. Increasing or
decreasing a building footprint by
twenty-five percent (25%) or greater in
area or when the cost of the addition
is greater than or equal to fifty percent
(50%) of the current assessed value of the
building or structure. Phased construction
tfo avoid compliance with this standard
or breaking up construction such that
the thresholds are avoided shall be
prohibited.

2. Building Facade.

i. Increasing or decreasing the
building facade fransparency
by more than fifty percent (50%).
Phased construction to avoid
compliance with this standard or
breaking up consfruction such that
the 50% threshold is avoided shall
be prohibited.

ii. For properties listed in the State or
National Register of Historic Places
or are located within a Local
Historic District, the Secretary of
Interior Standards for Rehabilitation
shall supercede this Form Based
Code.

C. Any change in land use impacting parking
requirements.

D. The Planning Commission may, at the request

A. Full Site plan/plot plan. To expedite the

development process, development zoned
Form-Based Code that comply with the provisions
of this Code shall require site plan review and
approval by the City’s Planning Director or Zoning
Administrator.

1. Section 1366.01 in the Traverse City
Zoning Ordinance shall govern the type
of submittal required, being either a full
site plan or site diagram, and the waiver
process.

2. Review and approval shall  be
conducted by the City’s Building Official
for single-family detached dwellings and
modifications to comply with accessibility
requirements.

. Site Plan review procedures and requirements.

Site plan submittal and review shall follow the
processes set forth in Sections 1366.02 of the
Traverse City Zoning Ordinance, except review
and approval shall be conducted by the City's
Planning Director or his or her designee. Site
plan required data shall adhere to Section
1366.03 of the Traverse City Zoning Ordinance,
unless waived or required by the City's Planning
Director per Section 1366.03, b.

. Standards for Granting Site Plan Approval. Site

plan approval shall follow the standards of
Sections 1366.04 and 1366.05.

. Planning Commission review. Full site plan

review by the Planning Commission shall be
required for any Master Site and Facilities Plan.
Review standards are included in Section
1366.08 for Master Site and Facilities Plans.

of the applicant, waive the applicability of 2002.02 SPECIAL LAND USES

this Code upon a finding that adhering to
the Code would place undo hardship on the
applicant. Should the Planning Commission
waive the applicability of the Form-Based Code,
the underlying district provisions shall apply.
Underlying district provisions shall be determined
as the previous zoning district prior to the rezoning
to the Form-Based Code district.
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A. Special Land Uses. Certain uses may require

special land use review and approval by the
Planning Commission. The special land use
review and approval process shall adhere
to Section 1364 of the Traverse City Zoning
Ordinance. Specific standards for special land
uses are determined by Context Area and Use,
refer o Section 2005.




SECTION 2002 APPLICABILITY AND PROCEDURES

2002.03 FORM-BASED CODE DEPARTURES

A. Minor Departures. The Zoning Administrator may,

at the request of an applicant, waive certain
minor adjustments to context area boundaries,
building frontage standards and building type
standards as outlined in Table 2002.03a.

. Major Departures. The Planning Commission

may, at the request of the Zoning Administrator
or applicant, waive certain major deviations
fo context area boundaries, building frontage
standards and building type standards.
Table 2002.03b provides a summary of major
departures.

. Findings for Code Departures. The applicable

reviewing body shall find that a departures to
the Form-Based Code:
1. Doesnot materially change the circulation
and building location on the site;
2. Does not alter the relationship between
the buildings and the street;
3. Does not allow a use not otherwise
permitted in this Form-Based Code; and
4. The departure is the minimum required
necessary to meet the intent of the Form-
Based Code.

2002.03a MINOR DEPARTURES (by Zoning Administrator)

2002.04 ADOPTION AND EFFECTIVE DATE
A. City of Traverse City

1. Adopftion. The City of Traverse City
Form-Based Code was adopted at a
regular meeting of the Traverse City City
Commission on xxxx.

2. Effective Date. The City of Traverse City
Form-Based Code shall take effect and
be in force on and after xxxx in the City of
Traverse City.

2002.03b MAJOR DEPARTURES (by Planning Commission)

TYPE MODIFICATION|  FINDINGS TYPE MODIFICATION
|

Area or
boundary of

SECTION 2005
CONTEXT
AREA

context area

I Noft to exceed
15% increase or

I Changed
I condifions, existing

I decrease in area | development

I or dimension

| pattern, or

| consistency with

I Master Plan,
When possible,

I boundaries shall

| follow parcel lines

l

Location
requirement,
including

line

BUILDING
FRONTAGE
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required building

| Not to exceed
| 1" deviationin
| standard

| Constraints

| related to

| topography,

I pattern of
existing adjacent

I facades, or lot

: dimensions

Sign Band/
Horizontal

SECTION 2006
BUILDING
COMPOSITION

or pilaster

Transparency

Expression Line

Storefront base

: deviation < 5%

| deviation < 6"
|
|

: deviation < 2"
|

I Constraints
Irelated to

| topography,

| pattern of

| existing adjacent
| facades, or lot

I dimensions

Enfrance
intervals

TYPE

Story height

SECTION 2006
BUILDING

Size and massing

| Not fo exceed
10% deviation in
standard

| Constraints

I related to
topography,

I pattern of

I existing adjacent

I facades, or lot

| dimensions

|

|
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2003.00 APPLICABILITY
Section 2003 identifies provisions that are general to all
Traverse City Form-Based Code Context Arecs.

Each Context Area established in this code shall meet
the requirements of Section 2003. If there is a conflict
between this Section and the individual requirements of
the Context Area or Building Size and Massing Standards,
the requirements of the Context Areas or Building Size and
Massing Standards shall govern.

2003.01 HEIGHT MEASUREMENT OF BUILDINGS
A. Building heights shall be measured in number of
stories.

B. Story height shall be measured from floor to ceiling
for each floor of a building as indicated by specific
building type.

C. Aftic and basements are not counted as stories.

D. Overall building height (in feet) shall be measured
as the vertical distance from the established grade
to the highest point of the roof for flat roofs, to the
deck line for mansard roofs, and to the mean
height for gable, hip, gambrel and A-frame roofs.

2003.02 OUTDOOR SEATING
A. Outdoor seating shall be permitted with the
following building envelope types:

1. Mixed Use Building
Retail Building
Flex Building
Cofttage Retail Building
Live/Work Building
Civic Building

S O

B. Outdoor seating shall require sketch plof review
and approval by the Zoning Administrator.

C. A minimum pedestrian clear space of six (6)
feet shall be provided at all fimes.

D. Outdoor dining areas shall be designed so as
fo be architecturally compatible with existing
structures on the site.

E. If located on public property or within the
public right-of-way, an encroachment permit
shall be required. Such permit shall be obtained
through the applicable City department(s).
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SECTION 2003 GENERAL PROVISIONS

2003.03 TRANSPARENCY

Facade Transparency requirements for building elevations
facing principal and secondary frontage lines are
indicated as a percentage of clear glass to solid wall in
Section 2006 Building Type Standards. Transparency shall
be subject to the following requirements:

A. Clear Glass. Only clear or lightly tinfed glass in
windows, doors and display windows shall be
shall considered transparent.

B. Calculation. The calculation of the percentage
of transparency shall include only the glass
within the windows, doors and display windows.

C. Reflective Surfaces. The use of highly reflective
surfaces, including reflective glass and mirrors is
prohibited on the ground floor.

D. Security Shutters. Exterior steel barriers, huricane
curtains and other security devices are not permitted
on the exterior of the building. If they are located in
the interior of the building, they may not be visible
from the sidewalk or public right-of-way during
business hours.

E. Interior Display. Inferior display shelves and
merchandise are not permitted to block or olbscure
clear views info or out of the building at windows,
doors or display windows that are included as part of
the required fransparency.

F. Stairwells. Where stairwells are infroduced fo the
outer building wall of a building, the exterior of
the stairwell and exit door shall be at least forty
(40) percent fransparent at the ground floor and
twenty (20) percent fransparent at upper floors.

2003.04 ROOF TOP SCREENING

All rooftop mechanical, communication, and similar
devices shall be screened from view of adjacent
properties and streetfs. Screening shall be so designed
as to be an integral part of the building. The screening
material shall match the building’s material and color or
be another material or color that is compatible with the
building exterior.

2003.05 TRASH ENCLOSURES

Open storage or refuse areas, including frash enclosures

shall adhere to the following:

A. Opaque Screen Wall. An opaque screen wall (ver-

tical structured barrier to visibility at all times such
as a fence or wall) is required around three (3)
sides of the dumpster and tfrash bin area. Height
shall not exceed six (6) feet.

B. Trash enclosures shall not be placed or face a front
or side street.

C. Trash enclosures shall be located behind the front
building wall.




SECTION 2003 GENERAL PROVISIONS

2003.06 ACCESSORY BUILDINGS AND STRUCTURES 2003.07 NONCONFORMITIES
Accessory buildings and structures shall adhere to the Any lawful use of any land or building existing on INSERT
following when accessory to these building types: ADOPTION DATE and located in a zoning district in which it
would not be permitted as a new use under the regulations
ACCESSORY BUILDINGS AND STRUCTURES of the Traverse City Form-Based Code is hereby declared

SR e IR INeR 93] o nonconforming use and not in violation of this section,

subject to the regulations of this Section.
I Two; review and.
approval by Zoning A. Nonconforming Uses of Buildings and Structures.
Administrator is required . -
Nonconforming uses of buildings and sfructures
in the Form-Based Code shall adhere to the

I Less than principal provisions of Chapter 1370.
building; review and
| approval by Zoning
| Administrator is required B. Nonconforming Due to Building Size and

: Massing. For buildings and structures that do
One story, up to 14, unless Carriage House Building notf conform fo "rhe building size and massing
Type (Refer to Carriage House Building Type in standards of this Form-Based Code, but are
Section 2006.19 for height requirements) otherwise conforming to use, certain relief is
- provided and such buildings and structures

Setbacks shall adhere to those of the applicable hall be d d f . Alterati
Context Area and shall be setback from front shall -be deemed  conforming. eranons,
property line by 40’ repair, maintenance or other activities requiring
building permit shall conform to the provisions
of this Form-Based Code when such actions
meet the Applicability provisions contained in

One per lof

NUMBER
OF UNITS

Up to 1080 square feet

SIZE OF
UNIT

HEIGHT OF
UNIT

Shall be separated from main building by 10’

ACCESSORY
BUILDING
SETBACKS

Shall not be closer to property lines than the main

building
Section 2002.
o
PO = - .
Tl o) checceron padng eng o o, G- Noncorforming Sigrs. Nenconforing sign
g 5 9 requirements of the main building, per Building shall meet the provisions of Chapter 1476.
O2 g Type Standards, Section 2006. 1. Nonconforming Sign Removal Incentive.
< 9 In an effort to encourage the eventual
Z Accessory buildings : elimination of nonconforming signs,
g \S/G?A| gglobcehggrhmcﬁgg | Accessory buildings and protect public health, safety, and
a containing o camaae | sfructures are permitted welfare, as well as reduce visual clutter
B 9 9 Iin all Context Areas. . .
(>_<) house on the same | and improve the aesthetics of the areaq,
L property. I the following incentive is established to

encourage conformance with Section
2009. The removal of a non-conforming
sign and replacement with a conforming
sign shall afford the applicant an
additional 10% of sign area, exceeding
the maximum permitted in Section 2009.
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2003.08 LIGHTING
A. Exterior site lighting, other than flag and
decorative lighting, shall be confined to the
development site and conform fo the following:

1. Lamps and luminaries shall be shielded,
hooded and/or louvered to provide a
glare free area beyond the property line
and beyond any public right-of-way, and
the light source are not directly visible
from beyond the boundary of the sife.

2. Thelight from any illumination source shall
be designed so that the light intensity or
brightness at any property line shall not
exceed one (1) foot candle.

3. Lighting fixtures shall have one hundred
percent (100%) cut off above the
horizontal plane at the lowest part of
the point light source. The light rays may
not be emitted by the installed fixture
at angles above the horizontal plane.
No light fixture shall be mounted higher
than fiffeen (15) feet above the average
grade of the site.

4. There shall be no lighting of a blinking,
flashing, or fluttering nature, including
changes in light infensity, brightness or
color. Beacon and search lights are not
permiftted.

5. No colored lights shall be used at any
location or in any manner so as fo be
confused with or construed as ftraffic
control devices.

2003.09 FENCING

Fencing shall be permitted with approval of the Zoning
Administrator. Fencing shall adhere to the following
additional provisions:

A. Fencing shall be permitted in rear and side yards
only, and located behind the front building walll.

B. Fencing shall be a maximum of three (3) feet in
height along side property lines; and six (6) feet
in height at rear property lines and permitted in
the NE context area for detfached house building
types only.

C. Chain link fencing shall be prohibited.
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SECTION 2004 SUBDIVISION AND ACCESS STANDARDS

2004.00 APPLICABILITY

The subdivision of lands within the Form-Based Code district
shall adhere to Chapter 1244 and 1246 of the Traverse
City Code of Ordinances, except as provided herein.
Note that where the Design Standards within Chapter
1246 contradict the standards herein, the standards
herein shall take precedence.

2004.01 PROCESS AND PROCEDURES
The subdivision process and procedures shall adhere to
those identified in Chapter 1244, as amended.

2004.02 STREETS, CROSSWALKS AND PEDESTRIAN
WALKWAYS
A. Alleys. Alleys may be permittedin platsintended
for all building types.
B. Cul-de-sacs. Cul-de-sacs shall not be permitted
within the Form-Based Code district.
C. Curvilinear pattern. Residential streets may be
curvilinear or rectilinear.

2004.03 BLOCKS
Block length shall not be less than 500 nor more than 1,250
feet, centerline to centerline.

2004.04 LOTS

A. Corner lots. Corner lots in a residential plat shall
have sufficient extra width to permit building
setbacks and build-to requirements on both
primary and side streefs.

B. Residential lots for detached house types shall
have frontage noft less than 40’ on af least one
street. Lots serving live/work and/or rowhouse
building types shall be not less than 18'.

C. Lots for non-residential building types, including
mixed use, shall be at least 25" in width.
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2005.00 PURPOSE

Section 2005 identifies the Context Areas and Uses
established for the Traverse City Form-Based Code and
provides the attributes that are allowed in each Area.
These attributes include use, building types, and building
height. These Context Areas ensure that proposed
development is consistent with the desires and outcomes
of the 2009 City of Traverse City Master Plan (including
approved Sub Plans) and the 2013 City of Traverse City
Corridors Master Plan.

Each of the Context Areas described in this Section
represent a spectrum of development character and
intensity, ranging from the most urban intense (Downfown
Edge) to the least urban intense (Neighborhood Edge).
Each Context Area establishes character through its use
of Building Types (Section 2006).

2005.01 APPLICABILITY

Each Context Area established in the Context Area Map
shall meet the standards of this Section. Each Context
Area includes permitted and special uses (if applicable),
Building Types, and building height. Key maps are provided
to quickly discern the context area location within the City
of Traverse City.

2005.02 CONTENTS OF THIS SECTION
The properties subject to the Traverse City Form-Based
Code are regulated in one of the following Context Zones.
1. Downtown Edge (DE). Refer to Section
2005.08 for the intent and purpose, physical
form requirements, range of land uses, and
requirements for off-street parking placement.

2. Main Street (MS). Refer to Section 2005.09 for the
infent and purpose, physical form requirements,
range of land uses, and requirements for off-
street parking placement.

3. Gateway (GW). Refer to Section 2005.10 for the
infent and purpose, physical form requirements,
range of land uses, and requirements for off-
street parking placement.

4. Neighborhood Edge (NE). Refer to Section
2005.11 for the intent and purpose, physical
form requirements, range of land uses, and
requirements for off-street parking placement.
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SECTION 2005 CONTEXT AREAS AND USE

2005.03 REQUIRED CRITERIA

In order for applications to be approved, each application

shall meet the following criteria, as applicable

1. Maintains the unique Context Areas identified

on the Context Area Map (2005.04) and this
Section to effectively implement the physical
character envisioned in the 2009 City of
Traverse City Master Plan (including approved
Sub Plans) and the 2013 City of Traverse City
Corridors Master Plan.

2. Generates or maintains the intended physical
character of the Context Area based on
the policies and direction of the 2009 City of
Traverse City Master Plan (including approved
Sub Plans) and the 2013 City of Traverse City
Corridors Master Plan.

2005.04 SITES WITH MULTIPLE BUILDINGS
Sites that are larger than the loft size required by applicable
Building Type and Context Area may either:
1. Leave the excess land open, in compliance
with the requirements of the Context Area; or

2. Design the site fo accommodate multiple
buildings per the site placement requirements
for each Context Area.




SECTION 2005 CONTEXT AREAS AND USE
2005.05 CONTEXT AREA MAP

This Map depicts Context Areas for the Traverse City Form-Based Code
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CONTEXT AREA MAP KEY

The DE Context Area is applied to parcels adjacent to the downtown core to provide a transition into downtown from
other less infense areas. The Context Area promotes mixed-use commercial activities that reinforce and enhance a vi-
brant and walkable city.

The Context Area is characterized by mixed-use buildings set next to the sidewalk in order to create a defined street wall
and promote commerce and shopping. These buildings contain street level retail uses with residential and office uses on
the upper floors.

The MS Context Area is applied to parcels along commercial streets and adjacent side streets fo promote a high level
of walkability and vibrancy. The Context Area promotes a mixed of uses, diversity of building fypes, and higher density
residential buildings.

The Context Area is characterized by a variety of buildings at or near the sidewalk in order to create a defined streef wall
and promote commerce and shopping. Buildings may contain retail uses and higher intensity residential uses at the street
level, with residential and office uses on the upper floors.

The GW Context Area is applied to parcels near and surrounding arterials and state highways to provide for appropriately
scaled commercial nodes that can act as a gateway info downtown.

The Context Area is characterized by primarily commercial buildings at or near the sidewalk in order to create a defined
street wall and promote commerce and shopping. Buildings may contain street level commercial uses with residential
and office uses on the upper floors.

NE neicHBORHOOD EDGE

The NE Context Area is applied to parcels directly adjacent to residential neighborhoods to act as a transition from com-
mercial areas. The Context Area promotes a mix of uses with a focus on residentially scaled building types.

The Contfext Area is characterized by primarily residential buildings at or near the sidewalk in order to create a defined

street wall and promote street vitality. Buildings may contain retail uses and higher intensity residential uses at the street
level, with residential uses on the upper floors.
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SECTION 2005 CONTEXT AREAS AND USE

2005.06 CONTEXT AREA OVERVIEW

Context Areas for the Traverse City Form Based-Code are summarized as follows:

MORE URBAN LESS URBAN

R it

i NE

| NEIGHBORHOOD EDGE

FORM and CHARACTER
A. Attached and
detached buildings

FORM and CARACTER
A. Attached and
detached buildings

FORM and CHARATER
A. Attached buildings

FORM andCHARACTER
A. Detached buildings

B. Medium to small
building footprint

B. Medium to large
building footprint B. Medium to large

building footprint

B. Medium to large

building footprint

C. Building frontage at
Build-to-Line (BTL)

C. Varied frontage within
C. Building frontage at Build-to-Zone (BTZ)

Build-to-Zone (BTZ)

C. Building frontage at
Build-to-Zone (BTL)

D. No side setbacks D. Primarily residentially
scaled frontages like

porches and stoops

D. Varied frontages

with emphasis on
commercial frontages
on the ground floor

D. Varied frontages

with emphasis on
commercial frontages
on the ground floor

E. Storefront frontages

USES ' USES ' USES l'uses

Commercial uses requwed Mix of uses throughout with I Mix of uses throughout with ! Limited and/or small scale
on the ground floor with mix ;an emphasis on commercial el emphasis on commercial | commercial uses with an
of uses on upper floors. juses on the ground floor. juseson the ground floor. | emphasis on residential uses.
| | |
BUILDING HEIGHT : BUILDING HEIGHT I | BUILDING HEIGHT I | BUILDING HEIGHT

2 to 5 stories with floor heights | 2 to 3 stories with floor he|ghfs 2 to 3 stories with floor heights | 2 stfory maximum with floor
per the requirements of per the requirements of per the requirements of | heights per the requirements
specific Building Types. Also |speC|fc Building Types. Also specific Building Types. Also | of specific Building Types.

refer to Section 2005.07 |refer to Section 2005.07 refer to Section 2005.07 | Also refer to Section 2005.07.
| I |
| |
BUILDING TYPES PERMITTED | BUILDING TYPES PERMITTED | BUILDING TYPES PERMITTED | BUILDING TYPES PERMITTED
= Mixed Use | m Mixed Use I m Mixed Use | m Coftage Retail
m Civic | m Retail I m Refail I m Live / Work
| m Flex | m Flex I m Small Multi-plex
I m Live / Work I m Live / Work I m Rowhouse
| m Large Multi-plex | | m Duplex
I w Small Multi-plex I | w Detached House
I m Rowhouse I | w Carriage House
I w Carriage House I I w Civic
I'a Civic I I
| | |
I I |
PARKING PARKING PARKING I PARKING

Off-street porklng shall beIOff -street porklng shall be Off-street porklng shall be Off street porkmg shall be

provided in the rear of provided in the rear of | provided in the rear of jprovided in the rear of

buildings with access by 5|de|bU||d|ngs or olfemofwely,buﬂdlngs or olfemohvely,bundlngs or alternatively

streets and/or rear alleys. |in the side yard screened|in the side yard screened|in the side yard screened
| with landscaping and a Iow with landscaping and a Iow|W|fh landscaping and a low
| masonry wall. | masonry wall. | masonry wall.
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SECTION 2005 CONTEXT AREAS AND USE

MIXED-USE
BUILDING
TYPE

BUILDING TYPE
WITH FRONTAGE OPTIONS

2005.07 SUMMARY: PERMITTED BUILDING TYPE & HEIGHT PER CONTEXT AREA

RETAIL
BUILDING
TYPE

FLEX
BUILDING
TYPE

BUILDING
TYPE

COTTAGE RETAIL

BUILDING

LIVE / WORK
TYPE

CONTEXT AREAS
NE
| with STOREFRONT 5Story MAX | 3 Sfory MAX | 3 Story MAX
"# (depicted in photo) 2 Story MIN 2 Story MIN 2 Story MIN
with BALCONY 5 Story MAX 3 Story MAX 3 Story MAX
2 Story MIN 2 Story MIN 2 Story MIN
with DRIVE-THROUGH 3 Story MAX
2 Story MIN
—= \vith LIGHTWELL 5 Story MAX 3 Story MAX 3 Story MAX
2 Story MIN 2 Story MIN 2 Story MIN
| with STOREFRONT 1 Story 1 Story
(depicted in photo) building limit | building limit
with DRIVE-THROUGH 1 Story
building limit
& with LIGHTWELL 1 Story 1 Story
building limit | building limit
with .STOR.EFRONT 3 Story MAX 3 Story MAX
(depicted in photo) 2 Story MIN 2 Story MIN
with TERRACE 3 Story MAX 3 Story MAX
2 Story MIN 2 Story MIN
with FORECOURT 3 Story MAX 3 Story MAX
2 Story MIN 2 Story MIN
# With DOORYARD 3story MAX | 3 Story MAX
(depicted in photo) 2 Story MIN 2 Story MIN
with STOREFRONT 2 Story MAX
with DOORYARD 2 Story MAX
i with STOOP
(depicted in photo) 2 Story MAX
with STOREFRONT 3 Story MAX | 3 Story MAX
2 Story MIN 2 Story MIN
with DOORYARD 3Story MAX | 3 Story MAX 2 Sory
cepeteaene 28ty MN_| 2SIy MIN | requied
with LIGHTWELL 3 Story MAX 3 Story MAX
2 Story MIN 2 Story MIN
with STOOP 3 Story MAX | 3 Story MAX guﬁijoi%
2 Story MIN 2 Story MIN required

Context Areas that are shaded indicate Building Type and Frontage are not permitted in Context Area.

(5.4 |
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BUILDING
TYPE

LARGE MULTI-PLEX

SECTION 2005 CONTEXT AREAS AND USE

2005.07 SUMMARY: PERMITTED BUILDING TYPE & HEIGHT PER CONTEXT AREA (continued)

BUILDING TYPE
WITH FRONTAGE OPTIONS

BUILDING
TYPE

SMALL MULTI-PLEX

ROWHOUSE
BUILDING
TYPE

DUPLEX
BUILDING
TYPE

TYPE

DETACHED HOUSE
BUILDING

HOUSE
BUILDING TYPE

CARRIAGE

CIvIC
BUILDING
TYPE

CONTEXT AREAS
NE
with FORECOURT 3 Story MAX
2 Story MIN
with DOORYARD 3 Story MAX
2 Story MIN
with STOOP 3 Story MAX
(depicted in photo) 2 Story MIN
with PROJECTING PORCH 3 Story MAX
2 Story MIN
" with STOOP 3 Story MAX b? Slzjcyry
vilding
I 2doyMIN | required
with PROJECTING PORCH 3 Story MAX b2$|:jqry
depicted in ohot vilding
e __ PSSR 2oy MIN B ] requied_
with ENGAGED PORCH 3 Story MAX b? ﬁgc?"\/
2 Story MIN uliaing
required
g with LIGHTWELL 3 Story MAX
2 Story MIN
with STOOP 3 Story MAX t32 SII:IO'W
fl (depicted in phot utaing
. ST S 2stovMIN B ] requied_
with PROJECTING PORCH 3 Story MAX b2 ﬁg?“/
2 Story MIN uliaing
= required
with STOOP
. (depicted in photo) 2 Story MAX
gg with PROJECTING PORCH 2 Story MAX
with ENGAGED PORCH 2 Story MAX
with STOOP
2 Story MAX
with PROJECTING PORCH 2 Story MAX
. l| with ENGAGED PORCH
I i (depicted in photo) 2 Story MAX
Frontages not applicable to
this Building Type.
) ) 2 Story 2 Story
This Type shall only be used in building building
conjunction with Detached required required
House, Duplex, Rowhouse,
or Live/Work Building Types.
Frontages are not
applicable fo this Buildin
e, I| sstoymax | 3stoyMAX | 3Story MAX | Hei iy
2Story MIN' | 2Story MIN® | 1 Story MIN Y

Context Areas that are shaded indicate Building Type and Frontage are not permitted in Context Area.
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SECTION 2005 CONTEXT AREAS AND USE

A. CONTEXT AREA INTENT, DESCRIPTION AND FORM

INTENT

To reinforce, enhance, and support the downtown
city core by providing local and regional service, retail,
entertainment, civic, and public uses, as well as a variety
of urban housing choices.

DESCRIPTION

The DE Context Area is applied to parcels adjacent to the
downtown core to provide a transition info downtown
from other less intense areas. The Context Area promotes
mixed-use commercial activities that reinforce and en-
hance a vibrant and walkable city.

The Context Area is characterized by mixed-use buildings
set next to the sidewalk in order to create a defined street
wall and promote commerce and shopping. These build-
ings contain street level retail uses with residential and of-
fice uses on the upper floors.

FORM and CHARACTER
The following are generally appropriate form elements in
this Context Area:
1. Aftached buildings
Medium to large building footprint
Building frontage at Build-fo-Line (BTL)
No side setbacks
Storefront frontages

oMOD

B. CONTEXT AREA LOCATION

— THIRD STREET ————

|

GILLIS STREET —

—Division

Oak

L

WEST FRONT STREET ———

FIFTH STREET

N. DIVISJON AVENUE

-N..MAPLE STREET

[ N..OAK STREET
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SECTION 2005 CONTEXT AREAS AND USE

C. STANDARDS FOR DOWNTOWN EDGE (DE) CONTEXT AREA

BUILDING SITE PLACEMENT

To deftermine the location of the building on the site
including required Build-to-Line (BTL) and required
setbacks refer to 2005.08.D.

BUILDING FRONTAGE SITE PLACEMENT
To determine the location of the building required building
frontages on the site refer to 2005.08.E.

Specific requirements of permitted building frontages are
located in Section 2006.

OFF-STREET PARKING SITE PLACEMENT
To determine the location of off-street parking on the site
refer to 2005.08.F.

Number of parking spaces required and other specific
parking requirements are located in Section 2007.

OFF-STREET PARKING ACCESS
To deftermine the access requirements for off-street
parking on the site refer to Section 2005.08.G.

BUILDING ENCROACHMENTS
To determine what building elements can encroach
into required setbacks, required Build-to-Zones, or public
rights-of-way refer to 2005.08.H.

BUILDING HEIGHTS
To determine required building heights refer to Section
2005.08.1.

BUILDING TYPES CHARACTERISTICS

To determine permitted Building Type, permitted
frontages, floor height, lot sizes, and building sizes refer to
Section 2005.08.J.

Specific Building Type requirements are in Section 2006.
LAND USE

To determine permitted Land Uses in this Context Area
refer o Section 2005.08.K.

DRAFT TRAVERSE CITY Form-Based Code



SECTION 2005 CONTEXT AREAS AND USE
[ D BULDINGSTEPLACEMENT |

D. BUILDING SITE PLACEMENT

Buildings shall be located within the site per the following DIAGRAM 5.01 BUILDING SITE PLACEMENT
requirements and Diagram 5.01.
1. Front Build-to-Line (BTL)(at primary street): @
m Required BTL (no setback is permitted in
this Context Area, building facade shall ALLEY (IF AVAILABLE]
be at front property line).
_ REAR PROPERTY LINE__ \

Exception: Properties with Front Street as
primary street shall have the BTL setback 4 r INTERIOR LOT CORNER LOT
feet from front property line.

Excepfion:  Buildings  with  Lightwell
Frontage may be setback from the
property line per the requirements of the
Lightwell Frontage.

2. Side Build-to-Line (BTL) (aft side street):
m Required BTL (no setback is permitted in
this Context Area, building facade shall
be at side property line).

SIDE STREET

Excepfion:  Buildings  with  Lightwell
Frontage may be setback from the
property line per the requirements of the
Lightwell Frontage.

SIDE PROPERTY LINE
SIDE PROPERTY LINE

3. Side Setback (at non-street locations): FRONT PROPERTY LINE Y.
m O feet from side property line.
PRIMARY STREET
4. Rear Setback: @ @
m 0 feet from rear property line when no

alley or street is present.

m 5 feet fromrear property line when alley or
street is present.

E. BUILDING FRONTAGE SITE PLACEMENT (refer to Building Types in Section 2006 for permitted frontages)

Building frontages shall be located per the following DIAGRAM 5.02 FRONTAGE PLACEMENT
requirements and Diagram 5.02.

I  Indicates location of required building frontage

1. Required Frontage: ALLEY (IF AVAILABLE)
m Buildings shall incorporate one (1)
permitted frontage on sides facing primary — REAR PROPERTY LINE

streets, side streets, public rights-of-way, INTERIOR LOT | - '--_|
1
]

and/or civic space. Refer to specific I ; CORNER LOT
Building Type for permitted frontages 1 : T
(Section 2006).

SIDE STREET

Exception: Flex Building Type may
incorporate multiple Frontages as allowed
by specific Building Type requirements
(refer to Section 2006).

SIDE PROPERTY LINE _/J

2. Frontage at Primary Street
m Fronfages on primary streets shall extend
the entire length of the front building wall.

)
_/

SIDE PROPERTY LINE

m For corner sites, the frontage shall begin at
the corner.

FRONT PROPERTY
3. Frontage at Side Street LINE j

m Fronfages on side streefs shall extend PRIMARY STREET
minimum 70% along side building wall,

beginning at the corner. @ @

TRAVERSE CITY Form-Based Code DRAET




SECTION 2005 CONTEXT AREAS AND USE

F. OFF-STREET PARKING SITE PLACEMENT
Parking shall be located within the site per Diagram 5.03.

1. Front Setback:
m 40 feet minimum from front property line.

m Parking shall be screened from the primary
street by a building.

2. Side Setback (from side street):
m 5 feet minimum from side property line.

m Parking shall be screened from side street
by a building and/or wall or landscaping
(refer to Section 2007.04).

3. Side Setback (from non-street locations):
m O feet from side property line.

m Parking is not required to be screened,
except when residential use is adjacent
(refer to 2007.04).

4. Rear Setback:
m O feet from rear property line.

m Parking is not required to be screened,
except when adjacent to existing
detached houses (refer to 2007.04).

DIAGRAM 5.03 PARKING SITE PLACEMENT

O

ALLEY (IF AVAILABLE)

4

 REAR PROPERTY LINE _

15
®

SIDE PROPERTY LINE |
SIDE STREET

w
e
s}
>
—
o
w
o
@]
g
o
w
a
(%]

()
N

1
I INTERIOR LOT i CORNER LOT

FRONT PROPERTY LINE /

PRIMARY STREET

G. OFF-STREET PARKING ACCESS
Parking access shall be located per Diagram 5.04.

I Indicates parking entry and access.

1. Parking / service areas shall not be accessed
from primary street.

Exception: Parking / service areas may be
accessed from a primary street if there is no
available access from an alley, rear street, or
side street.

2. If parking / service areas are accessed from
a primary streef, only one parking entry is
permitted.

3. Parking Entry Location for Corner Lot:
m 50 feet minimum from street corner at side
streefts.

4. Parking Entry Location for Interior Lot (when
alley or rear street is not available):
m Not to exceed 25 feet to outer edge of
pavement from property line.
m Entry locations on adjacent sites shall not
be next fo each other. Shared access is
strongly encouraged.

5. Parking entry width shall be 20 feet maximum,
measured from pavement edge.

6. Cross access between parking / service areas
is sfrongly encouraged.

DIAGRAM 5.04 PARKING ACCESS

ALLEY (IF AVAILABLE)

4

REAR PROPERTY LINE

I CORNER LOT

nNTERIOR LOT

SIDE PROPERTY LINE

SIDE STREET
(o)
N

SIDE PROPERTY LINE

i IIII@III

]

FRONT PROPERTY LINE /

5
w PRIMARY STREET

@ﬂz
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H. BUILDING ENCROACHMENTS

SECTION 2005 CONTEXT AREAS AND USE

Building elements may project into required setbacks or
public rights-of-way per the following requirements and
Diagram 5.05.

I ndicates area where building elements
may encroach. Elements shall maintain
a 3 foot clearance from back of curb. An
encroachment permit shall be obtained from
the applicable City department(s).

Balconies: A balcony with a minimum ground clearance
of twelve (12) feet above adjacent grade may extend six
(6) feet maximum from the exterior wall of the building.

Awnings and Canopies: An awning or canopy with a
minimum ground clearance of ten (10) feet above adjacent
grade may extend five (5) feet maximum from the exterior
wall of the building.

Eaves and Cornices: Building eaves with a minimum ground
clearance of twelve (12) feet above adjacent grade may
extend eighteen (18) inches maximum from the exterior wall
of the building.

Bay Windows: Bay windows with a minimum ground
clearance of twelve (12) feet above adjacent grade may
extend three (3) feet maximum from the exterior wall of the
building.

Projecting Signs: Projecting signs with a minimum ground
clearance of eight (8) feet above adjacent grade may
extend two (2) feet maximum from the exterior wall of the
building.

|. BUILDING HEIGHT

Building heights shall comply with the
requirements and Diagram 5.06.

following

1. Ground floor height: Per the requirements of
specific Building Types (refer to Section 2006).

2. Upper floor height (floor to ceiling):
= Maximum: No maximum.

m Minimum: 9 feet.

3. Overall building height:
® Maximum, number of floors: 5.

m Maximum, feet to roof deck: 75 feet.

4. Parapet height:
m Maximum: 4 feet, measured from roof
deck.
m Minimum: 1 footf, measured from roof
deck.

TRAVERSE CITY Form-Based Code

DIAGRAM 5.05 BUILDING ENCROACHMENTS

A MINIMUM 3' CLEAR AREA SHALL BE
MAINTAINED BETWEEN ENCROACHMENTS
AND THE BACK OF CURB |

ALLEY (IF AVAILABLE)

REAR PROPERTY LINE
- - -

——

INTERIOR LOT CORNER LOT

SIDE PROPERTY LINE

SIDE PROPERTY LINE

FRONT PROPERTY LINE

PRIMARY STREET

SIDE STREET

DIAGRAM 5.06 BUILDING HEIGHT

X

FIFTH FLOOR

FOURTH FLOOR

THIRD FLOOR

SECOND FLOOR

(o)
_/
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SECTION 2005 CONTEXT AREAS AND USE

J. PERMITTED BUILDING TYPES, HEIGHTS, LOT SIZES, and BUILDING SIZE

BUILDING TYPE BUILDING BUILDING

MIXED-USE
BUILDING

BUILDING

RETAIL

FLEX
BUILDING

COTTAGE RETAIL
BUILDING

LIVE / WORK
BUILDING

TYPE

TYPE

TYPE

TYPE

with STOREFRONT

o (depicted in photo)

5 Story MAX
2 Story MIN
5 Story MAX
2 Story MIN

5 Story MAX
2 Story MIN

Lot Width:
20" MIN /100" MAX
Lot Depth: 80" MIN

Lot Width:
20" MIN / 100" MAX
Lot Depth: 80" MIN

Lot Width:
20" MIN /100" MAX
Lot Depth: 80" MIN

Ground floor not to
exceed 6,000 gross
square feet

Ground floor not to
exceed 6,000 gross
square feet

Ground floor not to
exceed 6,000 gross
square feet

with STOREFRONT
(depicted in photo)

with STOREFRONT
(depicted in photo)

#| with DOORYARD

(depicted in photo)

Lot Width:
20" MIN /180" MAX
Lot Depth: 80" MIN

Lot Width:
20" MIN /180" MAX
Lot Depth: 80" MIN

Lot Width:
20" MIN /180" MAX
Lot Depth: 80" MIN

Lot Width:
20" MIN /180" MAX
Lot Depth: 80" MIN

Ground floor retail use
not to exceed 6,000
gross square feet

Ground floor retail use
not to exceed 6,000
gross square feet

Ground floor retail use
not to exceed 6,000
gross square feet

Ground floor retail use
not to exceed 6,000
gross square feet

with STOREFRONT

(depicted in photo)

with STOREFRONT

with DOORYARD
(depicted in photo)

with STOOP

Shaded cell indicates Building Type and Frontage are not permitted in Context Area.

DRAFT
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SECTION 2005 CONTEXT AREAS AND USE

J. PERMITTED BUILDING TYPES, HEIGHTS, LOT SIZES, and BUILDING SIZE (continued)

BUILDING TYPE BUILDING BUILDING

with FORECOURT

with STOOP
(depicted in photo)

with PROJECTING PORCH

LARGE MULTI-PLEX
BUILDING

7 \with STOOP

+ with PROJECTING PORCH
y (depicted in photo)

BUILDING

with ENGAGED PORCH

SMALL MULTI-PLEX

with STOOP
i (depicted in photo)

BUILDING
TYPE

with PROJECTING PORCH

ROWHOUSE

with STOOP
. (depicted in photo)

DUPLEX
BUILDING
TYPE

L with STOOP
(%2]
o
O o o e s - [
A Zw with PROJECTING PORCH
mOo% =
R e A . [ O O
< [ with ENGAGED PORCH
) [ (depicted in photo)
L Frontages not applicable to
o 0 g . this Building Type.
é =) (ZD ¥ This Type shall only be used in
'f( 9 ol conjunction with Detached
O S House, Duplex, Rowhouse,
@ or Live/Work Building Types.
5 Fron’(oges are nQ’r o
g % w %]y%pellcoble to this Building 5 Story MAX 20 I\l/ilcl)\r y\lllg(gb:MAX Building square
52 = 2 Story MIN Lot Depth: 80' MIN footage not limited
[aa]

Shaded cell indicates Bqumg Type and Frontage are not permitted in Context Area.
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SECTION 2005 CONTEXT AREAS AND USE

K. PERMITTED USES TABLE 5.01

BUILDING TYPE

BUILDING TYPE
FLEX

RETAIL

| © | MIXED USE

Accessory building and use

Art gallery P
Banquet hall and conference room P
Brewpub P

Kennel

landomat ] o
lodgng ] P
Membership organization | -
Mcrobrewery/Distilery | P
ofice ] P2
Pesonalsenvice P

Restaurant, family P

P = Permitted Use

P! = Permitted Use on first floor only

P2+ = Permitted Use on floors two and above

Blank cell = Use not permitted in this Context Area

Shaded areas represent Building Types that are not permitted in this Context Area.

5.14 DRAFT

BUILDING TYPE

COTTAGE RETAIL
BUILDING TYPE
LIVE / WORK

BUILDING TYPE

LARGE MULTI-PLEX
BUILDING TYPE

SMALL MULTI-PLEX
BUILDING TYPE

ROWHOUSE

BUILDING TYPE

DUPLEX

BUILDING TYPE

DETACHED HOUSE
BUILDING TYPE

CARRIAGE HOUSE
BUILDING TYPE

CIvIC

BUILDING TYPE

TRAVERSE CITY Form-Based Code



SECTION 2005 CONTEXT AREAS AND USE

K. PERMITTED USES TABLE 5.01 (continued)

> < L L
= Loy I )
w w |.u,<£|.|.| w8 w|ow w w|lOw|Qw w
o o D_|_|JD_¥D_|:D_':D_ o D_ID_IO_ o
> > Sle>|Eg>-|S> |58 |w> > > > >
w — L= |~~~ Flo~|w~ —
30| o o|lge|20|z0|z0|3Q| . 0|20|20| ©
SZ|uZ| z|zz|3z|lwz|Sz|RzZ|xZ2|5Z2|22), 2
el -aal aleg|>g8|log|Zg|lza|Z8|<8|g8|Qg
>_<='._='ﬁ=lozlg='cz='<§<=lo=' 52| z2%2|5=2
S2|ea|lc2|02|3a|323|32|xa|0a|02|0xa|0a
Restaurant, fine P
Service station and repair shop P
Store, retail and miscellaneous P

P = Permitted Use

P! = Permitted Use on first floor only

P2+ = Permitted Use on floors two and above

Blank cell = Use not permitted in this Context Area

Shaded areas represent Building Types that are not permitted in this Context Area.
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SECTION 2005 CONTEXT AREAS AND USE

A. CONTEXT AREA INTENT, DESCRIPTION AND FORM
G,

INTENT

To reinforce, enhance, and support the downtown city
core and surrounding neighborhoods by providing local
and regional service, retail, entertainment, civic, and
public uses, as well as a variety of urban housing choices.

DESCRIPTION

The MS Confext Area is applied to parcels along com-
mercial streets and adjacent side streets to promote a
high level of walkability and vibrancy. The Context Area
promotes a mixed of uses, diversity of building types, and
higher density residential buildings.

The Context Area is characterized by a variety of build-
ings at or near the sidewalk in order to create a defined
street wall and promote commerce and shopping. Build-
ings may contain retail uses and higher infensity residen-
fial uses at the street level, with residential and office uses
on the upper floors.

FORM and CHARACTER
The following are generally appropriate form elements in
this Context Area:
1. Attached and detached buildings
Medium to large building footprint
Building frontage within Build-to-Zone (BTZ)
No side setbacks
Varied frontages with emphasis on street level
retail and commercial uses

oMOD

B. CONTEXT AREA LOCATION

)

THIRD STREET ————

—
GILLIS STREET —

—Division

Oak

| |

L

WESF FRONT STREET ——

FIFTH STREET

L-N. DIVISJON AVENUE

L'N.-MAPLE STREET

[ N..OAK STREET
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SECTION 2005 CONTEXT AREAS AND USE

C. STANDARDS FOR MAIN STREET (MS) CONTEXT AREA
BUILDING SITE PLACEMENT
To deftermine the location of the building on the site

including required Build-to-Zone (BTZ) and required
setbacks refer to 2005.09.D.

BUILDING FRONTAGE SITE PLACEMENT
To determine the location of the building required building
frontages on the site refer to 2005.09.E.

Specific requirements of permitted building frontages are
located in Section 2006.

OFF-STREET PARKING SITE PLACEMENT
To determine the location of off-street parking on the site
refer to 2005.09.F.

Number of parking spaces required and other specific
parking requirements are located in Section 2007.

OFF-STREET PARKING ACCESS
To deftermine the access requirements for off-street
parking on the site refer to Section 2005.09.G.

BUILDING ENCROACHMENTS
To determine what building elements can encroach
into required setbacks, required Build-to-Zones, or public
rights-of-way refer to 2005.09.H.

BUILDING HEIGHTS
To determine required building heights refer to Section
2005.09.1.

BUILDING TYPES CHARACTERISTICS

To determine permitted Building Type, permitted
frontages, floor height, lot sizes, and building sizes refer to
Section 2005.09.J.

Specific Building Type requirements are in Section 2006.

LAND USE
To defermine permitted Land Uses in this Context Area
refer to Section 2005.09 K.
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SECTION 2005 CONTEXT AREAS AND USE
[ D BUILDINGSTEPLACEMENT |

D. BUI