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Problem Statement

• Current zoning code is not capable of 
promoting the types of building and 
neighborhood character that residents 
envisioned for Morristown. 

• A new zoning code is needed that can 
regulate building form, public spaces, 
density patterns and neighborhood 
character.  

• The adoption of a Form-Based Code 
(FBC) is listed as the first “Big Move” 
in the master plan’s implementation 
section
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Project Goals

Goal #1: Exemplary Design & Engaging Public Spaces

Goal #2: Create Incentives & Requirements for Public Benefit

Goal #3: Simplify & Increase Regulatory Efficiency

Goal #4: Promote Smart Growth for Land Use

Goal #5: Promote Smart Mobility and Integrated Thinking

Goal #6: Protect Community Resources
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RESIDENTIAL ZONES
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Residential Zones

R1 Low Density Residential

R2 Suburban Neighborhood Residential

R3 Urban Neighborhood Residential

R4 High Density Residential

R5 PUD Residential

R6 Historic Estate District

Community Form Zones

TC-3

TC-3

TC-2

TC-2

TC-2

TC-2 NR-2

NR-2

Live-Work

NR-2

NR-1

NR-1

NR-1

NR-1

NR-1

NR-1

RDV

NC

NC

NC

RDV

RDV
RDV

CMU-1

SNR-3

SNR-3

SNR-3

SNR-2

SNR-1

SNR-1

SNR-2

SNR-2

SNR-2

SNR-2

SNR-2

SNR-2

SNR-2

SNR-2

SNR-2

SNR-2

SNR-3

TC-1

TC-1

CR-1

CMU-2

CMU-2

CR-2

Open Space

ALM  Artisan Light 
Manufacturing Zone 

TC-2  Town Core Medium Intensity

TC-3  Town Core High Intensity CMU-2  Corridor Mixed Use

TC-1  Town Core Low Intensity CR-2  Corridor Residential High Density

CMU-1  Corridor Mixed Use Suburban

NC  Neighborhood Center

CR-1  Corridor Residential Medium Density

NR-2  Neighborhood Residential High Density

SNR-3  Suburban Neighborhood Res. High Density

NR-1  Neighborhood Residential Medium Density

SNR-1  Suburban Neighborhood Res. Low Density

SNR-2  Suburban Neighborhood Res. Medium Density
Cemetery

RDV  Redevelopment Plan Area

Communty Form

287

202

202

 Morris Street

Washington Street

South Street

NR-2: Neighborhood Res. High Density

NR-1: Neighborhood Res. Medium Density

SNR-3: Suburban Neighborhood Res. High

SNR-2: Suburban Neighborhood Res. Medium

SNR-1: Suburban Neighborhood Res. Low

Community Form Zones

Existing Zones

R1: Single-Family Residential

R2: Single-Family Residential

R3: Single-Family Residential

R3-M: Single-Family Residential (Modified)

RC: Cluster Residential

RT-1: One- and Two-Family Residential

RT-2: One- to Four-Family Residential

RG: Garden Apartment Residential

RG-M: Garden Apartment (Modified)

RG-R: Medium Density Residential

M1: Mid-Rise Apartment



THE ZONING CONTEXT
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Relevant Master Plan Goals

Goal 1: Healthy Residential Neighborhoods

Objective 1: Preserve the physical character and fabric of 
existing neighborhoods

Objective 2: Promote healthy, complete neighborhoods, where 
residents have safe and convenient access to the goods, 
services, and institutions they require every day



EXISTING CONDITIONS 
ANALYSIS
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Historical Analysis: How did we get here?

“Residential neighborhoods fan out from the town core, with 
high-density urban building types and apartment buildings 
around the downtown and along corridors giving way to 

townhouses and single-family lots on neighborhood interiors.”
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Historical Analysis: 1920s

Legend
Residential by Year
YR_Constr2

0

1 - 1920

1921 - 1940

1941 - 1970

1971 - 2010

287

202

202

 Morris Street

Washington Street

South Street

• Residential structures 
with 5 or fewer 
families

• Based on MOD-IV Tax 
data distributed by 
the State of NJ Office 
of Taxation

Analysis
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Historical Analysis: 1920s

Legend
Residential by Year
YR_Constr2

0

1 - 1920

1921 - 1940

1941 - 1970

1971 - 2010

287
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 Morris Street

Washington Street

South Street

Before 1920
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Legend
Residential by Year
YR_Constr2
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1921 - 1940

1941 - 1970

1971 - 2010
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 Morris Street

Washington Street

South Street

Historical Analysis: 1920s

Before 1920
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Legend
Residential by Year
YR_Constr2

0

1 - 1920

1921 - 1940

1941 - 1970

1971 - 2010

287

202

202

 Morris Street

Washington Street

South Street

Historical Analysis: 1920s

• Narrow Lots

• Smaller homes

• Shallow front lawns

• “Intimate” streets

Dense Neighborhoods

Before 1920
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Legend
Residential by Year
YR_Constr2

0

1 - 1920

1921 - 1940

1941 - 1970

1971 - 2010

287
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 Morris Street

Washington Street

South Street

Historical Analysis: Pre-1920s

• Large Lots

• Lots of Square Feet

• Deep Street Setbacks

• Historically Significant 
Architecture 

Estate Neighborhood

Before 1920
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Legend
Residential by Year
YR_Constr2

0

1 - 1920

1921 - 1940

1941 - 1970

1971 - 2010
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 Morris Street

Washington Street

South Street

1920 - 1940

Historical Analysis: 1920s
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Legend
Residential by Year
YR_Constr2
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1 - 1920

1921 - 1940

1941 - 1970

1971 - 2010
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Washington Street

South Street

1940 - 1970

Historical Analysis: 1940 - 1970
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Legend
Residential by Year
YR_Constr2

0

1 - 1920

1921 - 1940

1941 - 1970

1971 - 2010

287

202

202

 Morris Street

Washington Street

South Street

1940 - 1970

• Larger homes on 
Larger Lots

• “Curvy” Streets

• Big Front Yards

Contemporary Suburb

Historical Analysis: 1940 - 1970
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Legend
Residential by Year
YR_Constr2

0

1 - 1920

1921 - 1940

1941 - 1970

1971 - 2010

287

202

202

 Morris Street

Washington Street

South Street

1940 - 1970

• Suburban in nature

• “Super” self-contained 
blocks

• Not connected into 
the “grid”

1st Pocket Developments

Historical Analysis: 1940 - 1970



18 FBC Baseline Conditions

GROUPmelvinDESIGN

Legend
Residential by Year
YR_Constr2

0

1 - 1920

1921 - 1940

1941 - 1970

1971 - 2010

287
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 Morris Street

Washington Street

South Street

Historical Analysis: 1920 - 1970

1920 - 1970
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Legend
Residential by Year
YR_Constr2

0

1 - 1920

1921 - 1940

1941 - 1970

1971 - 2010

287

202

202

 Morris Street

Washington Street

South Street

1920 - 1970

• Tree-lined Streets with 
large front yards

• Mix of auto and non-
auto orientation

• consistent use of 
“modern” building 
materials + techniques

First Suburbs

Historical Analysis: 1920 - 1970
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Legend
Residential by Year
YR_Constr2

0

1 - 1920

1921 - 1940

1941 - 1970

1971 - 2010
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 Morris Street

Washington Street

South Street

1970 - Present

Historical Analysis: 1970+
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“Residential neighborhoods fan out from the town core, 
with high-density urban building types and apartment build-
ings around the downtown and along corridors giving way to 
townhouses and single-family lots on neighborhood interiors.”

Historical Analysis
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Legend
Residential by Year
YR_Constr2

0

1 - 1920

1921 - 1940

1941 - 1970

1971 - 2010

287

202

202

 Morris Street

Washington Street

South Street

“Residential neighborhoods 
fan out from the town core, 

with high-density urban 
building types and apart-

ment buildings around 
the downtown and along 
corridors giving way to 

townhouses and single-fam-
ily lots on neighborhood 

interiors.”

Historical Analysis
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“Overall, Morristown contains a wide variety of residential 
building and apartment types, as well as price points, for a 

town of its size.”
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Lot Size

Legend
4 Family or Less Residential by Lot Size
Square Feet

300 - 5474 (<.12 Acre)

5475 - 11000 (0.25 Acre)

11001 - 22000 (0.5 Acre)

22001 - 33000 (.75 Acre)

33001 - 44000 (1 Acre)

44001 - 178531 (1+ Acre)

5 or more Families

287
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202

 Morris Street

Washington Street

South Street

<1/8 Acre

1/8 - 1/4 Acre

1/4 - 1/2 Acre

1/2 - 3/4 Acre

3/4 - 1 Acre

1+ Acre
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Dwelling Type

Legend
Bld_Type

0

1FAM

2FAM

3FAM

4FAM

CONDO

TOWNHOUSE

Residential by Building Type

287
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Washington Street

South Street

1 family

2 family

3 family

4 family

Condo

Townhouse
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Legend
Residential by Year
YR_Constr2
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< 29’

30’ - 39’

40’ - 49’

50’ - 59’

60’ - 74’

75’ - 99’

100’ - 124’

Lot Width



THE RESULTS
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KEY PLACE CHARACTER 
QUALITIES
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 Building Setback
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Front setback patterns
Some streets feature consistent front building setbacks that help define neighbor-
hood character.

principle: Continue established building setback patterns, where this is a neighbor-
hood priority and is practical. Note: deep front setbacks can compromise the ability 
to provide backyard space and/or rear parking, particularly at higher densities.

 

Shallow setbacks along a Lair Hill street

Generous setbacks along an Irvington street 
lined by a mix of apartment buildings and 
houses

Neighborhood Character
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Neighborhood Character
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green street frontages
Most neighborhood residential streets in Portland are characterized by landscaped 
setbacks between the fronts of buildings and sidewalks. This “green edge” provides 
residential streets with a clearly-identifiable character that serves as a counterpoint 
to the “hardscape” of commercial main streets. In many areas, this green edge is 
reinforced by planting strips and street trees.

principle: Along residential side streets, limit interruptions to front setback land-
scaping. A key way of achieving this is by minimizing the amount of frontage 
devoted to paved vehicle areas (see pages 15–28).

 

Contemporary infill (upper)—front 
landscaping ties these attached houses 
into the neighborhood fabric (City Life 
demonstration project—1995). This 
provides a stronger contextual fit than the 
rowhouses (lower), despite the latter’s more 
traditional architectural details. That shed 
roof forms are used instead of gables is of 
less consequence than the continuation 
of neighborhood street frontage 
arrangements.

Front “Yard”
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Neighborhood Character

Front “Yard”
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Neighborhood Character

Front “Yard”
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RHytHM oF developMent along tHe stReet

Rhythm of development along the street 
Neighborhood block frontages are often characterized by a consistent rhythm of 
development created by recurring building patterns. In inner neighborhoods this 
is typically defined by development patterns established by the original platting 
pattern of 50’-wide lots.

principle: Continue established building rhythms along street frontages.

Street lined with houses, duplexes, and fourplexes built in the early 20th Century. The 
rhythm of development along the street is consistent, despite differences in density.  

Avoid monolithic massing—disrupts fine-
grain neighborhood pattern

Contemporary infill continues street 
frontage rhythm

Projects on sites larger than nearby houses can continue such patterns by dividing buildings into volumes reflective of the 
established building rhythm. Conversely, projects of small-lot land divisions (such as those comprised of 25'-wide lots) can 
often best respond to neighborhood context by including attached houses, instead of using of narrow houses on each lot. 
In older neighborhood houses, paired attached houses can achieve a much more successful continuation of established pat-
terns than is possible with narrow, detached houses, which can disrupt established neighborhood patterns characterized by 
houses on 50'-wide lots.

Rhythm of Homes

Neighborhood Character
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Neighborhood Character
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Neighborhood Character
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street orientation
Buildings oriented toward streets are a key characteristic of Portland’s neighbor-
hoods. This orientation is achieved by having features such as windows, main 
entrances, and porches oriented toward the street. This street orientation also con-
tributes toward a pedestrian-friendly street environment, providing a visually-rich 
street edge; and contributes to safety by allowing residents to survey street activity 
(the “eyes-on-the-street” concept).

principle: Along street frontages, orient windows, main entrances, and other pri-
mary building façade elements toward the street. Care should be taken to avoid the 
appearance of buildings turning their backs or sides toward the street. Courtyard 
buildings can contribute to this by orienting main entrances toward courtyards that 
serve as a semi-public extension of the public realm of adjacent streets.

 
Contrasting images of similarly-configured apartment developments, but 
featuring very different street orientations. Left example includes main entrances 
and many windows oriented toward the street. Porches bring additional prominence to 
the street-facing entrances, while architectural details and façade articulation provide 
additional visual interest that contributes to a pedestrian-friendly street environment. Right 
example appears to “turn its back” to the street, with no main entrances along the street 
frontage and large areas of blank wall.

 

Triplex with “front” doors and most 
windows oriented toward side, away from 
street. 

Triplex with main entrances, windows, and 
porches oriented toward street.

Windows and Building Elements

Neighborhood Character
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Windows and Building Elements

Neighborhood Character



43 FBC Baseline Conditions

GROUPmelvinDESIGN

Windows and Building Elements

Neighborhood Character
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Neighborhood Character

Windows and Building Elements
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Parking Location

Street Front Yard Side/Rear Yard

Neighborhood Character
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Parking Location

Neighborhood Character

Parking Indirectly Affects:

• Architecture Composition

• Character of front yard

• Spacing between buildings

• Overall character of the Street



EXAMPLE
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Neighborhood Character
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Neighborhood Character
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Neighborhood Character
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Neighborhood Character
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Neighborhood Character



CURRENT CODE:

ISSUES AND OPPORTUNITIES



THE ZONING CODE IS 
WRITTEN TO ENCOURAGE 

SUBURBAN 
STYLE DEVELOPMENT* 

*does not match existing character that residents value



Issue: Key Lot Regulating 
Standard is Minimum Lot Size
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Min Lot 
Width

Min Lot 
Depth

Implied 
Min Area

R-1 Single Family 125 125 15,625

R-2 Single Family 90 100 9,000

R-3 Single Family 75 100 7,500

RT-1 Single Family 50 100 5,000

“Controlling” Regulation

Issue: Key regulating standard is minimum lot size
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Min Lot 
Width

Min Lot 
Depth

Implied 
Min Area

Actual 
Min Area

R-1 Single Family 125 125 15,625 21,780

R-2 Single Family 90 100 9,000 11,250

R-3 Single Family 75 100 7,500 9,300

RT-1 Single Family 50 100 5,000 6,250

“Controlling” Regulation

Issue: Key regulating standard is minimum lot size
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Issue: Key regulating standard is minimum lot size

• Assuming minimum lot depths and widths are acceptable, 
property owners are required to either have very deep lots 
or very wide lots. 

• There are no maximum lot sizes

• Meeting lot size minimums will not guarantee that a property 
“fits” within the character of the area

“Controlling” Regulation
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“McMansion”

Typical Home
10’ side yard setbacks

10’ side yard setbacks

“Controlling” Regulation



Issue: Oversized Lot 
Standards
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• Early Street between Mill 
Street and Aton Ave.

• Homes located in RT-1 Zone

• Many homes date to 
between 1880 and 1920

Oversized Lot Standards
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Oversized Lot Standards

65 EARLY ST. Min Lot Area Min Lot Width Front Yard (min)

RT-1 Single Family 6,250 50 25

• 8,063 sqft lot

• 40’’ wide lot

• 22’’ front yard
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Oversized Lot Standards

65 EARLY ST. Min Lot Area Min Lot Width Front Yard (min)

RT-1 Single Family 6,250 50 25

• 8,063 sqft lot

• 40’’ wide lot

• 22’’ front yard
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Legend
Residential by Year
YR_Constr2
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1 - 1920

1921 - 1940

1941 - 1970

1971 - 2010
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Washington Street

South Street

Oversized Lot Standards

land in Residential areas 

does NOT meet 

Minimum Lot Area 

requirements

47% 
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Legend
Residential by Year
YR_Constr2
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1921 - 1940

1941 - 1970

1971 - 2010
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Washington Street

South Street

Oversized Lot Standards

Locations of C 
Variances in the past 
5 years



Issue: All Uses Permitted... 
(aka Trickle Down Zoning)
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Current Zoning

Min Lot Area Min Lot Width Front Yard

R-1 Single Family 21,780 125 40

R-2 Single Family 11,250 90 35

R-3 Single Family 9,300 75 30

RT-1 Single Family 6,250 50 25

Issue: All uses permitted... (aka Trickle Down Zoning)
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Min Lot Area Min Lot Width Front Yard (min)

RT-1 Single Family 6,250 50 25

Current Zoning

Issue: All uses permitted... (aka Trickle Down Zoning)
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• 18,750 sqft lot

• 125’ wide

• 40’ front yard

Min Lot Area Min Lot Width Front Yard (min)

R-1 Single Family 21,780 125 40

Current Zoning

Issue: All uses permitted... (aka Trickle Down Zoning)



Opportunity: Make Lot Width 
the Key Regulating Element
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“Controlling” Regulation
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Legend
Residential by Year
YR_Constr2
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RESIDENTIAL ZONES

R1 R2 R3 R4 R5 R6

L
o

t 
W

id
th

Narrow - - P P - -

Small - P P P - -

Medium - P P P - -

Large - P - - - -

Wide P P - - - -

XXL P - - - - -

Estate - - - - - P

Existing PUD 
Requirements - - - - P -

Recommend: Key regulating can be lot width

 Narrow Small Medium Large Wide XXL Estate

Lot

Frontage Width
min 30’ 40’ 50’ 60’ 75’ 125’ 50’

max 39’ 49’ 59 74’ 124’ -- --

Minimum Lot Depth 80’ 80’ 80’ 80’ 80’ 80’ 100’

Minimum Lot Size 2,400 3,200 4,000 4,800 6,000 12,500 5,000

“Controlling” Regulation
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Advantages: Key regulating can be lot width

• Continues to prevent unwanted subdivision of larger lots

• Prevents oversized lot construction that interrupts 
neighborhood character

• Allows other regulations (setbacks, building regulations, 
accessory structure standards, and others) to be adjusted 
based on lot size. 

• Allows municipality to control for “McMansionization” of lots

• More accurately aligns standards to existing conditions

“Controlling” Regulation



Issue: Code is silent on key 
“Place Character” Standards
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Place Character Standards
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Place Character Standards
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Place Character Standards



Opportunity: Regulate Key 
“Form” Elements
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Opportunity: Regulating Vertical Elements

Regulating Character
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Opportunity: Regulating Building Elements

• Stoops

• Porches

• Balconies

• Bay Windows

• Wings

• Terraces

• Garages 
(Attached)

Regulating Character
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Key: We’re NOT regulating Architectural “Style”



Issue: Small Multi-Family 
Development
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Multi-Family

Legend
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Multi-Family

Issue: Limited Multi-Family

• Discourages development of owner-occupied units 

• Drives those looking for multi-family units into larger 
apartment buildings or subdivided single-family homes

• Makes it unlikely that there will be units that have own yard, 
own garage, and other key amenities that attract buyers



Issue: Garden Apartment



87 FBC Baseline Conditions

GROUPmelvinDESIGN

Multi-Family 

Issue: Garden Apartments

• Requires Large Lots (at least 
21,780 sqft but as much as 8 
Acres)

• Have large lot depths, as well as 
front, and side yard setbacks that 
are inconsistent with many of the 
existing multi-family zones

• Do not provide an opportunity 
for modern small multi-family 
construction



Opportunity: Multi-Family 
Building Types



89 FBC Baseline Conditions

GROUPmelvinDESIGN

A-7

100’ X 100’ Site (10,000 Sf), r2 Zone H
ousing Prototypes
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1c contextual rowhouses

Site Axonometric View

5 rowhouse units (1,050–1,300 sq.ft  ■
each).

Massing intended to blend with sur- ■
rounding single-family context.

Parking in detached garages to the  ■
rear of each unit, accessed by alley 
easement.

Small private gardens between each  ■
unit and the garages.

Additional square footage is pos- ■
sible if living space is added in a full 
third story or above garages.  

Precedents  Neighborhood Context

Suggested: Regulation through “Building Types”

Regulating Character
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100’ X 100’ Site (10,000 Sf), r2 Zone H
ousing Prototypes
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1d contextual rowhouses variant

Site Axonometric View

4 rowhouse units (1,300–1,600 sq.ft  ■
each).

Units grouped in pairs, providing  ■
building forms reflective of typical 
neighborhood patterns, avoiding 
the wall-like effect of four attached 
units.

Double-loaded rear alley makes  ■
efficient use of site area, allowing 
larger backyards than possible with 
conventional rear parking (also 
possible to locate garages closer to 
each other, further reducing imper-
vious surface area).  

Precedents  Neighborhood Context

Regulating Character

Suggested: Regulation through “Building Types”
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50’ X 100’ Site (5,000 Sf), r1 Zone H
ousing Prototypes
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2a townhouse cluster

Site Axonometric View

Two sets of paired townhouses, 4  ■
units total (1,000–1,300 sq.ft each, 
not including garages).

This configuration has become one  ■
of the most common owner-occu-
pied infill housing types in Seattle. 
Possible in Portland as either condo-
miniums or rental units.

This prototype illustrates the use  ■
of driveway paving blocks as an 
alternative to a grade-separated 
walkway for access to rear units.

Cantilevering living space over  ■
vehicle areas provides efficient use 
of limited site area.  

Precedents  Neighborhood Context

Regulating Character

Suggested: Regulation through “Building Types”
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Advantages: Key regulating with Building Types

• Provides a high level of predictability for township officials 
and residents

• Gives clear direction to developers while providing them with 
flexibility

• Ensures new development is consistent with the character of 
the area

• Allows for the possibility that owner occupied multi-family 
units can be developed in residential areas

Regulating Character
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NEXT STEPS
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Next Steps

Next Steps

• Market Interview

• Baseline Interview

• Public Review

• Presentation of DRAFT Standards


