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Massing Types: Gable “L”

Large Addition

Buildable Area

The buildable area for an addition is 
defined by the following criteria:

-
posed accessory buildings

Overall Massing

The footprint of the existing house is 
used for the overall massing of the ad-
dition. The massing of the second floor 
should be broken down to help maintain 
and enhance the character of the neigh-
borhood. Considerations include main-
taining a usable rear-yard, providing 
indoor/outdoor transition rooms (e.g., 
porches), and maintaining the character 
of the existing building.

B
C

A

Massing Standards

 Provide large addition by ex-
truding ground floor footprint 
to rear of existing form and 
adding a full second story

 Maintain usable rear-yard 

 Match roof form (e.g., gable, 
hip, etc), pitch and details

 Break down two story façade 
with architectural elements 
(e.g., porches, balconies, chim-
neys)

 Do not provide a horizontal 
band between stories 

 Maintain detached garage

 * See additional standards for lift-
ing houses, high-pitched roofs 
and existing attached garages
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Does This Image Bring Up Thoughts About Compatibility?
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Today’s Agenda

9:00–9:05: Welcome –Laura Morrison, City Council Member 

9:05-9:20    Exploring Compatibility  

9:20-9:45 Panel Discussion   

9:45-10:15  Presentation of Tools Used by Other Communities 

10:15-10:20 Stretch Break (10 minute) 

10:20-11:20   Table Discussions   

11:20-11:30  Break      

11:30-11:55   Team Response to Table Questions 

11:55-12:00   Recap and Next Steps 

12:00pm     Adjourn 
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1 What Does Compatible Mean?
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Compatible |kəәmˈpatəәbəәl| 
!
!
…Let’s take a look at some other definitions

Definition for Compatible 

How Would You Define?

http://www.austintexas.gov/codenext
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Definition for Compatible and Compatibility 

New Oxford American 
Dictionary
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Compatible |kəәmˈpatəәbəәl| 
(of  two things) able to exist or occur together 
without conflict 
Compatibility |kəәmˌpatəәˈbilitē| 
a state in which two things are able to exist or 
occur together without problems or conflict

http://www.austintexas.gov/codenext
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Compatible |kəәmˈpatəәbəәl| 
The term compatible is used in many locations 
in the code, but no definition is provided. One 
general definition is…

Definition for Compatible 

Land Development Code

http://www.austintexas.gov/codenext
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Compatible |kəәmˈpatəәbəәl| 
A development, building and/or land use that 
is designed to be able to exist or occur without 
conflict with its surroundings - in terms of  its 
uses, scale, height, massing and location on its 
site.

Definition for Compatible 

Land Development Code

http://www.austintexas.gov/codenext


Tools in the Existing Land Development Code that 
Work to Create Compatible Development

Existing Tools

9



http://www.austintexas.gov/codenext 10

Article 10 

Compatibility

Commercial Standards 

Subchapter E 

Mixed-Use 

Compatibility 

Standards
McMansion 

Subchapter F 

Residential Design 

and Compatibility 

Standards
Neighborhood Plans

Regulating Plans

Multiple approaches each 
implementing important 
standards to adjust base 
zoning districts to encourage 
compatible development.

Existing Tools in the 

Land Development Code

http://www.austintexas.gov/codenext
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Article 10 

Compatibility

Commercial Standards 

Subchapter E 

Mixed-Use 

Compatibility 

Standards
McMansion 

Subchapter F 

Residential Design 

and Compatibility 

Standards
Neighborhood Plans

Regulating Plans

How Many of  You are Familiar with These 
Sections of the Land Development Code? 

http://www.austintexas.gov/codenext
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A Few Technical Terms Defined

FAR = Floor Area Ratio

Square Footage of Building 
Square  Footage of Lot

http://www.austintexas.gov/codenext


http://www.austintexas.gov/codenext 13

Floor Area Ratio (FAR) Illustrated

FAR=.5 FAR=1 FAR=2

http://www.austintexas.gov/codenext
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Issue with FAR: Unpredictable Built Result

FAR=1 FAR=1 FAR=1

http://www.austintexas.gov/codenext
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A Few Technical Terms Defined

Dwelling Units Per Acre= DUA

Common Density Regulation

http://www.austintexas.gov/codenext
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Dwelling Units Per Acre (DU/Acre): Density Calculation Example

15,000 square feet (sf) 
43,560 square feet per acre

= .34 acres

!
100 x150’ lot = 15,000 square feet (sf)

!
15,000  
square 

feet

!
150’

!
100’

http://www.austintexas.gov/codenext
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Dwelling Units Per Acre (DU/Acre): Density Calculation Example

number of acres  x 
allowed density per acre

= Allowed  
Number of 

Units on the lot

.34 acres x 
 20 dwelling units per acre (du/a)

= 6 units 
allowed

http://www.austintexas.gov/codenext
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Definition for Compatible 

Article 10 Compatibility

Image: Steve Oliver, OPA Design Studio
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How the LDC Addresses Compatibility 
Article 10 Compatibility 
Height and Setbacks

LOW-‐RISE	  	  
2-‐4	  STORY	  DEVELOPMENT

MID	  RISE	  5-‐9	  STORY	  
DEVELOPMENT

11

Most often floors  
6 thru 9 are not 
economical to build

After	  540’,	  
building	  heights	  
limited	  by	  
zoning	  only

In	  this	  area,	  building	  heights	  are	  limited	  by	  both	  zoning	  and	  
compatibility	  standards

Limits building height 
• Building setbacks 
• Some design standards  
(lighting, noise, signage, parking).

http://www.austintexas.gov/codenext
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Allowed Heights: Regulated by Article 10 
Lack of Long Term Predictability

20

What Happens if 

this single family 

house changes to a 

commercial 

building and use?
What Happens if a 

single family house 

or use is built here?

Allowed Heights

http://www.austintexas.gov/codenext
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How the LDC Addresses Compatibility 

McMansion 
Subchapter F: Residential 
Design and Compatibility 
Standards

http://www.austintexas.gov/codenext
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How the LDC Addresses Compatibility 
Subchapter F: Residential Design and 
Compatibility Standards
Maximum Development(FAR) and 
Building Height

http://www.austintexas.gov/codenext
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How the LDC Addresses Compatibility 
Subchapter F: Residential Design and 
Compatibility Standards

Averaged Front Setback

15’ 20’ 25’

http://www.austintexas.gov/codenext
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How the LDC Addresses Compatibility 
Subchapter F: Residential Design and 
Compatibility Standards

Setback Planes

http://www.austintexas.gov/codenext
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How the LDC Addresses Compatibility 
Subchapter F: Residential Design and 
Compatibility Standards

Massing Setback Planes

http://www.austintexas.gov/codenext
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How the LDC Addresses Compatibility 

Neighborhood Plans

Policies and Goals 
Protect Neighborhood Character from 
development out of  scale with neighborhoods
Land Use Changes 
Non-compatible land uses were removed from 
the list of  allowed land uses in base zoning 
districts.
Future Land Use Map (FLUM) 

http://www.austintexas.gov/codenext
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How the LDC Addresses Compatibility 

East Riverside Corridor 
Regulating Plan

• Creating good transitions…to create a great place 
– Customized to location 
– Design standards  
– Improved connections  
– Land use districts provide transitions in  

uses and scale of development

http://www.austintexas.gov/codenext
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How the LDC Addresses Compatibility 
ERC Modified Compatibility Standards

✓ Great sidewalks, streetscapes &   
public spaces 

✓ Buildings brought up to the street 
with display windows 

✓ Walkable connections to destinations 

✓ Required shade 

✓ Building stepbacks over 3 stories 

✓ Land Use district transitions 

✓ Additional landscape requirements 
at property line 

✓ Lighting standards 

✓ Screen mechanical equipment  
from view 

✓ No Dumpsters within 50 feet  
of single-family home 

✓ Noise limitations 

✓ Building articulation 

✓ Compatible building materials 

✓ Screen parking garage lighting from 
neighborhood properties 

✓ Line parking garages with 
secondary use or “green” wall

Developers are required to meet 
additional design requirements

http://www.austintexas.gov/codenext
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How the LDC Addresses Compatibility 
ERC Modified Compatibility Standards

120’	  (9-‐10	  story) 
	  (if	  allowed	  through	  development	  
bonus)

After	  300’,	  building	  heights	  
limited	  only	  by	  zoning	  or	  
development	  bonus

60’	  (4-‐5	  story)	   
allowed

Note:	  No	  change	  in	  first	  100’	  from	  current	  compatibility	  standards	  
except	  increased	  design	  guidelines.

In exchange they compressed  
the distance of  the stepping

http://www.austintexas.gov/codenext
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How the LDC Addresses Compatibility 

PUD: Mueller

http://www.austintexas.gov/codenext


2 Panel Discussion
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Panel Members
Lee Einsweiler 
Principal, Code Studio 

Carol Lee 
Former President Austin Neighborhoods Council (ANC), former Vice-Chair, 
Lake Austin Task Force, CEO, Sinus Technologies 

Karen McGraw, 
Architect, Karen McGraw Architect Office; Vice-Chairman City of Austin 
Residential Design and Compatibility Commission; Former Chairman Hyde 
Park Neighborhood Contact Team 

Terry Mitchell 
Developer, Momark Development 
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How is Compatibility Positively or 
Negatively Impacting Austin?

33

What is or is not working well?









What Could Be Improved?

37

**During the code revision process, 	

if you could improve one thing concerning 
compatibility, what would it be?



3
Tools that have been used in other communities

Tools To Consider 

38
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Most Cities Need to Sharpen Their Compatibility Tools
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Different Solutions for Different Contexts

The Importance of Understanding 
Different Contexts

40
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Portland’s Infill Design Toolkit

The Infill Design Toolkit:
Medium-Density Residential Development

A Guide to Integrating Infill Development  
into Portland’s Neighborhoods

December 2008

1
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Infill D
esign Strategies

Infill Design Strategies
Best practices for  
context-responsive infill design

This section presents a summary of best practices for integrating new medium-
density housing into the fabric of existing neighborhoods. The strategies 
presented are particularly oriented to development in the R1, R2, and R3 

multidwelling zones, but can also be relevant to infill development in the R2.5 and 
RH zones and to medium-density residential projects in commercial zones.

Components
Respond to Basic Neighborhood Patterns  . . . . . . . . . . . . . . . . . . . . . . . . . . .  3
Integrate Parking  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  15
Minimize Scale Contrasts  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  29
Limit Privacy Impacts  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  35
Create Usable Outdoor Spaces  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  39
Alternative Housing Types  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  45

The Infill Design Toolkit: 
Medium-Density  
Residential Development
A Guide to Integrating Infill Development 
into Portland’s Neighborhoods

December 2008

http://www.austintexas.gov/codenext
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Key to Approach: Defining Context-Specific Solutions

v
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Introduction

Note that in many cases, these typologies refer more to desired future character, rather than existing character. This is particu-
larly so regarding areas where growth and change are intended to be concentrated, such as mixed-use centers, main streets, 
and corridors; where the low-lying buildings that predominate in some areas will be replaced by more intense development 
over time. Outside of these areas, along nearby residential side streets, the continuation of existing character tends to be 
a greater community priority. The focus of this guide is on the design of development along the residential side 
streets, and therefore places an emphasis on strategies for responding to existing context.

Residential side 
streets—inner 
neighborhoods
A green edge of landscaped 
setbacks and courtyards, com-
bined with a less continuous 
street wall of buildings, dif-
ferentiate these streets from 
the hardscape of mixed-use 
centers and main streets. The 
rhythm of buildings along 
these streets typically reflects 
patterns established by houses 
on 50'-wide lots.

Residential side 
streets—outer 
neighborhoods 
Trees and vegetation define 
the cherished character of 
these areas, often to a greater 
extent than building-defined 
street edges or architecture.

http://www.austintexas.gov/codenext
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Community Character Manual:  
Intent

43

A Tool for Effective Planning 

• Provide an understanding of the 

range of different types of places 

that exist throughout Austin.  

• Establish a common foundation 

and vocabulary for CodeNEXT 

and future planning efforts in the 

City of Austin based on 

Community Character.  
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Community Character Manual:  
Chapter 4: Places in Austin

44



What Does Your Code Actually Encourage?

Fixing Zoning with Right Intent,  
but Wrong Standards

45



Existing Community Context: Intent is to Maintain Character
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Livermore, CA Development Code Update: Driehaus Form-Based Code Winner
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Illustrating What is Allowed by the Existing Code
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Livermore, CA Development Code Update: Driehaus Form-Based Code Winner

http://www.austintexas.gov/codenext


Writing a Code to Ensure a Happier Ending to the Story
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Livermore, CA Development Code Update: Driehaus Form-Based Code Winner
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Does Your Code Incentivize the Incompatible Design?
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Livermore, CA Development Code Update: Driehaus Form-Based Code Winner

Zone Regulations
Lot Area 2,500 sf/du min. or

10,000 sf min. 4+ units
Lot Width 50' min.
Lot Coverage (footprint) 50% GLA max.
Frontage Requirements none
Floor Area Ratio (FAR) none
Green Space (open space) 300 sf/du
Density (units/acre)

4 units or less 17.4 du/acre
5 units or more 34 du/acre

General Plan Density none

Setbacks
Front 15' min.
Side 5' + 5' for every floor 

above 1st floor
Rear 5' + 5' for every floor 

above 1st floor
Parking

Primary Unit
3 units or less 2 spaces/du
4 units or more 1.75 spaces/du

Secondary Unit
<640sf or 1 bedroom or less 1 space
≥640sf or 2 bedroom or more 2 spaces

Height

Principal building height 3 stories  
( 2 above parking)

Accessory building height 15' max.

Miscellaneous
Minimum Site area requirements 
per dwelling unit for 5+ units

Bedrooms Per 

Dwelling Unit

One 

Story

Two 

Story

Three 

Story

One 1,800 1,500 1,400
Two 2,200 1,800 1,650
Three or more 2,400 1,950 1,750

Constraining Factors

1.5 spaces/du where 80 percent of the units are less than 800 
square feet each in size and contain no more than one bedroom)

buildable area is multiplied by GP allowed density to establish 
max # units (Sec 3-05-080)

Regulations contributing to poor design

1. Regulations encourage "lifted" buildings by allowing additional 
3rd floor if the ground floor is devoted only to parking

2. Regulations encourage lot aggregation because 50' wide lots can-
not accommodate parking requirement for multifamily units

3. Lack of FAR allows potentially large single buildings (e.g. 14,980 
sf total area on a 100x150 typical lot)

4. Parking requirement discourages construction of small units

the front yard setback (Sec 3-20-050B)

Case Study
Lot Area 10,000 sf
Lot width 100'
Lot Depth 10'
Buildable Area 4,900 sf
Lot Coverage 49% / 4,900 sf
Total Floor Area 9,800 sf
Floor Area Ratio (FAR) 0.98
Number of Units 5 du
Open Space Provided 2,100
Open Space Required 1,500
Density as Built 21.8 du/ac

Setbacks
Front 15' sf
Sides 15' sf
Rear 15' sf

Lot coverage controls building footprint and the parking count 
controls number of units, open space requirement does not effect 
unit count. At three stories the unit mix may be any combination 
of One, Two or Three+ bedroom configurations.

Parking
Parking Provided 10 spaces

Height
Building Height 35' (no limit in code)
Accessory Building n/a

Constraining Factors

11'

35' 11'

10'

100'

24'

15' 15'

15'

100'

15'

Zone RM: Regulations Zone RM: Case Studies
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5 units or more 34 du/acre

General Plan Density none
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Side 5' + 5' for every floor 
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Rear 5' + 5' for every floor 

above 1st floor
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Bedrooms Per 
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1.5 spaces/du where 80 percent of the units are less than 800 
square feet each in size and contain no more than one bedroom)

buildable area is multiplied by GP allowed density to establish 
max # units (Sec 3-05-080)
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1. Regulations encourage "lifted" buildings by allowing additional 
3rd floor if the ground floor is devoted only to parking

2. Regulations encourage lot aggregation because 50' wide lots can-
not accommodate parking requirement for multifamily units

3. Lack of FAR allows potentially large single buildings (e.g. 14,980 
sf total area on a 100x150 typical lot)

4. Parking requirement discourages construction of small units

the front yard setback (Sec 3-20-050B)
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Lot Area 10,000 sf
Lot width 100'
Lot Depth 10'
Buildable Area 4,900 sf
Lot Coverage 49% / 4,900 sf
Total Floor Area 9,800 sf
Floor Area Ratio (FAR) 0.98
Number of Units 5 du
Open Space Provided 2,100
Open Space Required 1,500
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Setbacks
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Lot coverage controls building footprint and the parking count 
controls number of units, open space requirement does not effect 
unit count. At three stories the unit mix may be any combination 
of One, Two or Three+ bedroom configurations.
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Regulating Maximum Building 
Footprint Size
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Why This Might Be the Most Important Regulation

Similar Densities. Very Different Size

http://www.austintexas.gov/codenext
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Different Maximums Footprints for Each Type

1703-3.100 Multi-plex: Small

General Note: Photos on this page are illustrative, not 
regulatory.

A. Description

The Multi-plex: Small Building Type is a medium structure 
that consists of 3–6 side-by-side and/or stacked dwelling 
units, typically with one shared entry or individual entries 
along the front. This Type has the appearance of a 
medium-sized family home and is appropriately scaled to 
fit sparingly within primarily single-family neighborhoods 
or into medium-density neighborhoods. This Type enables 
appropriately-scaled, well-designed higher densities and is 
important for providing a broad choice of housing types 
and promoting walkability. 

T3E  T3N  
T4N.MF  T4N.SF   

T5MS  T5N.LS  T5N.SS  T5F  
T6C    

Key

T#  Allowed       T#  Not Allowed

A small Multi-plex with front entrance porch and balcony

A Multi-plex, scaled to a medium-density neighborhood, with all units accessed from a central entry

A Multi-plex with unique Art Deco entrance detailing

3-18 City of Cincinnati Form-Based CodeFinal Draft 2/15/13

1703-3.100 �6SHFLÀF�WR�%XLOGLQJ�7\SHV

B. Number of Units

Units per Building 3 min.; 6 max.

Small Multi-plexes per Lot 1 max.

C. Building Size and Massing

Height

Per transect zone standards in Section 1703-2 (Specific 

to Transect Zones).

Main Body

Width 48' max.

Depth 48' max.

Secondary Wing(s)

Width 30' max.

Depth 30' max.

The footprint area of an accessory structure may not 

exceed the footprint area of the main body of the 

building.

A

B

C

D

D. Allowed Frontage Types

Porch: Engaged 1703-4.60

Porch: Projecting 1703-4.50

Stoop 1703-4.70

E. Pedestrian Access

Main Entrance Location Front street 

Each unit may have an individual entry.

F. Private Open Space

Width 8' min.

Depth 8' min.

Area 100 sf min.

Required street setbacks and driveways shall not be 

included in the private open space area calculation.

Required private open space shall be located behind the 

main body of the building.

E

F

G

Front Street Front Street
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E E

F
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ROW / Lot Line

Setback Line

Building
Key 

ROW / Lot Line

Setback Line

Frontage

Private Open Space

Key   

D
C

3-19City of Cincinnati Form-Based Code Final Draft 2/15/13

1703-3.100�6SHFLÀF�WR�%XLOGLQJ�7\SHV
Multi-plex: Small

B. Number of Units

Units per Building 3 min.; 6 max.

Small Multi-plexes per Lot 1 max.

C. Building Size and Massing
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F. Private Open Space
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1703-3.100�6SHFLÀF�WR�%XLOGLQJ�7\SHV
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Case Study: Infill at 20 du/acre in Medium Density Zone
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48

Components

Hints for Implementation

larger than the main building, unless the 
area has been specifically chosen in the vi-
sion plan to evolve to a more urban form. 

building depth for the main building to help 
regulate the minimum open space on a lot.

buildings to help ensure an appropriate rela-
tionship between the main building and an-
cillary building.

Maximum Ancillary Building Size

The largest allowed size of a secondary build-
ing, regulated as a maximum depth along with 
a maximum footprint square footage.

This helps ensure that ancillary buildings are 
hierarchically secondary to the primary build-
ings, which helps establish a rich urban form, 
and that they are not intrusive on neighboring 
parcels.

Maximum 
Building 

Width

These diagrams represent a hypothetical situation in 
which a historic neighborhood had been previously 
zoned for 20 units per acre without any maximum 
building width regulations.

The first image (top) shows the existing condition 
with primarily small to medium lot single-family 
building types on the block with ancillary units and a 
vacant lot that is 60 feet wide and 150 feet deep.

The second image (middle) shows an infill apartment 
building that meets the density requirements but is 
completely out of scale and character with the adja-
cent buildings. Allowing infill at this inappropriate 
scale will ultimately devalue the neighborhood.

The third image (bottom) shows how by simply add-
ing a maximum building width regulation of 25 feet 
along with maximum building depth, you can get ap-
propriate infill that achieves the 20 units per acre 
(43,560 sf per acre ÷ 9,000 sf for the lot × 4 total 
units = 19.4 units/acre) through the use of single-
family homes on smaller lots and ancillary or second 
units typical of the existing neighborhood charac-
ter. Note: The same appropriate regulations of form 
could be achieved by regulating only single-family 
and ancillary unit building types in the zone as well.

Existing Conditions 
Typical Lot: 150’ deep x 100’ wide = 15,000 sf 
15,000 sf /43,560 sf per acre = .3 acres 
Existing zoning allows 20 du/acre = 6 units 
What does 20 du/acre look like?

http://www.austintexas.gov/codenext
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Inappropriate Infill at 20 du/acre: Building Too Big
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Components

Hints for Implementation

larger than the main building, unless the 
area has been specifically chosen in the vi-
sion plan to evolve to a more urban form. 

building depth for the main building to help 
regulate the minimum open space on a lot.

buildings to help ensure an appropriate rela-
tionship between the main building and an-
cillary building.

Maximum Ancillary Building Size

The largest allowed size of a secondary build-
ing, regulated as a maximum depth along with 
a maximum footprint square footage.

This helps ensure that ancillary buildings are 
hierarchically secondary to the primary build-
ings, which helps establish a rich urban form, 
and that they are not intrusive on neighboring 
parcels.

Maximum 
Building 

Width

These diagrams represent a hypothetical situation in 
which a historic neighborhood had been previously 
zoned for 20 units per acre without any maximum 
building width regulations.

The first image (top) shows the existing condition 
with primarily small to medium lot single-family 
building types on the block with ancillary units and a 
vacant lot that is 60 feet wide and 150 feet deep.

The second image (middle) shows an infill apartment 
building that meets the density requirements but is 
completely out of scale and character with the adja-
cent buildings. Allowing infill at this inappropriate 
scale will ultimately devalue the neighborhood.

The third image (bottom) shows how by simply add-
ing a maximum building width regulation of 25 feet 
along with maximum building depth, you can get ap-
propriate infill that achieves the 20 units per acre 
(43,560 sf per acre ÷ 9,000 sf for the lot × 4 total 
units = 19.4 units/acre) through the use of single-
family homes on smaller lots and ancillary or second 
units typical of the existing neighborhood charac-
ter. Note: The same appropriate regulations of form 
could be achieved by regulating only single-family 
and ancillary unit building types in the zone as well.

Architecture alone cannot make 
this compatible

http://www.austintexas.gov/codenext
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Same Number of Units, But Appropriate Scale and Form
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Components

Hints for Implementation

larger than the main building, unless the 
area has been specifically chosen in the vi-
sion plan to evolve to a more urban form. 

building depth for the main building to help 
regulate the minimum open space on a lot.

buildings to help ensure an appropriate rela-
tionship between the main building and an-
cillary building.

Maximum Ancillary Building Size

The largest allowed size of a secondary build-
ing, regulated as a maximum depth along with 
a maximum footprint square footage.

This helps ensure that ancillary buildings are 
hierarchically secondary to the primary build-
ings, which helps establish a rich urban form, 
and that they are not intrusive on neighboring 
parcels.

Maximum 
Building 

Width

These diagrams represent a hypothetical situation in 
which a historic neighborhood had been previously 
zoned for 20 units per acre without any maximum 
building width regulations.

The first image (top) shows the existing condition 
with primarily small to medium lot single-family 
building types on the block with ancillary units and a 
vacant lot that is 60 feet wide and 150 feet deep.

The second image (middle) shows an infill apartment 
building that meets the density requirements but is 
completely out of scale and character with the adja-
cent buildings. Allowing infill at this inappropriate 
scale will ultimately devalue the neighborhood.

The third image (bottom) shows how by simply add-
ing a maximum building width regulation of 25 feet 
along with maximum building depth, you can get ap-
propriate infill that achieves the 20 units per acre 
(43,560 sf per acre ÷ 9,000 sf for the lot × 4 total 
units = 19.4 units/acre) through the use of single-
family homes on smaller lots and ancillary or second 
units typical of the existing neighborhood charac-
ter. Note: The same appropriate regulations of form 
could be achieved by regulating only single-family 
and ancillary unit building types in the zone as well.

Building Footprint (width and depth) 
are the two most critical elements to 
regulate!

http://www.austintexas.gov/codenext


Too Much Parking Can Negatively Impact 
Community Character

Careful Consideration  
of Parking Requirements
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Thinking Big: xxx
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How Does Too Much Parking Impact Compatibility?
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Still Historic Home Form. Is It Compatible?
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More Clearly and Predictably  
Regulating by Context

Integrating Compatibility into Base 
Zoning Districts
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Zone to Reinforce Small Footprint Forms in One Context
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Small Footprint Urban Neighborhood  Zone

Cincinnati Form-Based Code

T4 Neighborhood Small Footprint (T4N.SF)

A. Intent

To provide variety of urban 
housing choices, in small-to-
medium footprint, medium-to-
high density building types, which 
reinforce the walkable nature 
of the neighborhood, support 
neighborhood-serving retail and 
service uses adjacent to this Zone, 
and support public transportation 
alternatives. The following are 
generally appropriate form elements 
in this Zone:

Detached or Attached

Narrow-to-Medium Lot Width

Small-to-Medium Footprint

Building at or Close to ROW

Small to No Side Setbacks

Up to 2½ Stories

Elevated Ground Floor

Primarily with Stoops and Porches 

1703-2.70 T4 Neighborhood Small Footprint (T4N.SF)

B. Sub-Zone(s)

T4N.SF-Open Zone (T4N.SF-O)

The open sub-zone provides the 
same building form but allows for a 
more diverse mix of uses. 

General note: The drawing above is 
intended to provide a brief overview 
of this Transect Zone and is 
illustrative only.
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T4 Neighborhood Medium Footprint (T4N.MF)

A. Intent

To provide variety of housing 
choices, in medium footprint, 
medium-density building types, 
which reinforce the walkable nature 
of the neighborhood, support 
neighborhood-serving commercial 
adjacent to this Zone, and support 
public transportation alternatives. 
The following are generally 
appropriate form elements in this 
Zone:

Detached

Medium-to-Large Lot Width

Medium Footprint

Medium-to-Large Front Setback

Small-to-Medium Side Setbacks

Up to 2½ Stories

Elevated Ground Floor

Primarily with Stoops and Porches

1703-2.60 T4 Neighborhood Medium Footprint (T4N.MF)

B. Sub-Zone(s)

T4N.MF-Open Zone (T4N.MF-O)

The open sub-zone provides the 
same building form but allows for a 
more diverse mix of uses.

General note: The drawing above is 
intended to provide a brief overview 
of this Transect Zone and is 
illustrative only.

2-17City of Cincinnati Form-Based Code Final Draft 2/15/13
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Same Densities, Different Form: Fine Tune Regulations for Place
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Medium Footprint Urban Neighborhood Zones

Cincinnati Form-Based Code

T4 Neighborhood Medium Footprint (T4N.MF)

A. Intent

To provide variety of housing 
choices, in medium footprint, 
medium-density building types, 
which reinforce the walkable nature 
of the neighborhood, support 
neighborhood-serving commercial 
adjacent to this Zone, and support 
public transportation alternatives. 
The following are generally 
appropriate form elements in this 
Zone:

Detached

Medium-to-Large Lot Width

Medium Footprint

Medium-to-Large Front Setback

Small-to-Medium Side Setbacks

Up to 2½ Stories

Elevated Ground Floor

Primarily with Stoops and Porches

1703-2.60 T4 Neighborhood Medium Footprint (T4N.MF)

B. Sub-Zone(s)

T4N.MF-Open Zone (T4N.MF-O)

The open sub-zone provides the 
same building form but allows for a 
more diverse mix of uses.

General note: The drawing above is 
intended to provide a brief overview 
of this Transect Zone and is 
illustrative only.
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Differences in Contexts are Reinforced by Zone Standards
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T4 Neighborhood Medium Footprint (T4N.MF)

A. Intent

To provide variety of housing 
choices, in medium footprint, 
medium-density building types, 
which reinforce the walkable nature 
of the neighborhood, support 
neighborhood-serving commercial 
adjacent to this Zone, and support 
public transportation alternatives. 
The following are generally 
appropriate form elements in this 
Zone:

Detached

Medium-to-Large Lot Width

Medium Footprint

Medium-to-Large Front Setback

Small-to-Medium Side Setbacks

Up to 2½ Stories

Elevated Ground Floor

Primarily with Stoops and Porches

1703-2.60 T4 Neighborhood Medium Footprint (T4N.MF)

B. Sub-Zone(s)

T4N.MF-Open Zone (T4N.MF-O)

The open sub-zone provides the 
same building form but allows for a 
more diverse mix of uses.

General note: The drawing above is 
intended to provide a brief overview 
of this Transect Zone and is 
illustrative only.

2-17City of Cincinnati Form-Based Code Final Draft 2/15/13
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Medium Footprint Urban Neighborhood Zones

Cincinnati Form-Based Code

Small Footprint Urban Neighborhood Zone
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Context-based Approach



Context-based Approach



Context Based



USEform



USE & 
FORM



Clarity=Confidence



Clarity AND Flexibility



• Context	  and	  Form-‐based	  Standards:	  
– DO	  NOT	  “lock-‐in”	  architectural	  style	  
– DO	  allow	  for	  future	  reinvestment	  to	  accommodate	  market	  demands	  
– DO	  facilitate	  change	  that	  is	  compatible	  with	  existing	  building	  forms	  in	  a	  

neighborhood

Design Diversity



Colfax Corridor Plan

Strengthen the relationship between the corridor 
and adjacent land use and neighborhoods.

Colfax Avenue

Downing

York

Colorado

I-25
I-70

Pa
rk

City Park

Cherry 
Creek

UCHSC

Downtown



Identify pulse points as catalyst sites for 
investment

Downing

York

Colorado

Colfax

Colfax Corridor Plan



B-4: What could  be built?



B-4: What couldn’t be built?



Main Street Returns to Main Street
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Mueller 

Housing Choice
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Mueller 

Garden Court Cottages
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Mueller 

Zero Lot Line Yard Homes
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Mueller 

Zero Lot Line Yard Homes
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Mueller 

Rowhouses
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Mueller 

Live/Work Shop House
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Mueller 

Garden Court Row House

http://www.austintexas.gov/codenext


http://www.austintexas.gov/codenext 92

Mueller 

Garden Court Row House
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Mueller 

Paseo Rowhouses
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Mueller 

Four and Six-plex
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Mueller 

Liner Building
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Mueller 

Range of Housing Choices

10 
du/ac

du/ac = dwelling units per acre

30 
du/ac

20 
du/ac

15 
du/ac

25 
du/ac
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4 Table Discussions
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5 Response to Questions
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A Few Concluding Thoughts
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Thinking Big: xxx
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Most Cities Need to Sharpen Their Compatibility Tools
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Must Carefully Consider the Context Before Discussing Solution
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Drivable TransitionalWalkable 
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Community Character Manual:  
Intent

102

A Tool for Effective Planning 

• Provide an understanding of the 

range of different types of places 

that exist throughout Austin.  

• Establish a common foundation 

and vocabulary for CodeNEXT 

and future planning efforts in the 

City of Austin based on 

Community Character.  



Thinking Big: xxx
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Important: Need Different Pencils for Different Tasks
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NextSteps

Community Character in a Box 

• Round 2 due July 31st 

Discuss Community Character Manual 

Code Approaches 

• Public Draft released Mid-August 

CodeTALK 

• Next CodeTALK in Late August / Early September 

• Topic T.B.D.
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