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Typical Zoning Code: Organized by USE & DENSITY



Zoning Code: Existing – Organized by Use & Density



Single-Use Districts Out-compete 
mixed-use districts (e.g. 

downtowns, waterfronts) by
Providing Predictability for 

Investors









Mixed-Use Districts Are Typically 
Unattractive to Risk-Averse 

Investors due to their 
characteristic lack of predictability





USE: Multifamily resid.             Single family residential Comm/Light Industrial
Height: 3 stories 2 stories                                    1 story
Setback: Minimal (5’)                     Front yard (20’ w/ldscp.)           Deep (~45’)
Fr. Yard: Shrubs Lawn & garden Parking lot
Side Yd: Minimal w/windows         Minimal w/landscape               Zero with blank walls
Curb Cut: Double width None Triple width
Charctr: Stucco “dingbat” Victorian cottage                       Cinderblock box





1. Very Restrictive Use Control (Use 
Separation)

2. Very Specific Density & FAR Control

3. Not Enough Building Type, Form & 
Character Control

Conventional Zoning

Hard to envision and predict physical
outcomes







Typical Zoning Code: Organized by USE & DENSITY



Disposition
R-AC, OP, CB

Form/Type



Development under 
Existing Zoning (CG)



Consistent Form Inconsistent Form



1. Creating and shaping public realm with buildings
2. Rules for building forms are as important as land 

use
3. Emphasis on mixed-uses and mixed-housing types

Alternative Coding System

Visible and Predictable Physical Outcomes

“Form-Based Code”

Focus on “Place Making”



The Code visually describes a
building’s physical characteristics
such as orientation, scale, 
relationship to the street, and 
articulation.

“Form-Based Code”



Districts:
Primary Organizing Principle



• A District is an area whose physical form 
has a unique character.

• The physical differences between Districts 
distinguish one part of the Plan Area from 
another.

• Site Development, Street & Open Space, 
Parking, Architecture, and Signage 
Standards are all adjusted by District.

Districts: Primary Organizing Principle













Land Use Zones
Form-Based Districts



Code Organization: Start with 
Districts

The fundamental organizing principle 
of a Form-Based Code



The specific Requirements for each 
regulation are determined by 

District in order to
implement the Community Vision 

outlined in the Plan 





Step 1: Locate
Property



Step 2: Refer to District Requirements 
(Charts)



Optional: Review Community Intent:
shown here: Downtown Core



Step 3:
Refer as needed to:

1. Regulatory Definitions
• How to measure Height
• How to measure Setbacks
• Definition of parking types

2. General Requirements
3. Guidelines



Site Development 
Regulations





Use Categories

• Ground Floor: Retail –
Required

• Upper Floor: Civic, Office,  
Lodging, Residential –
Permitted

• All Other Uses –
Not Permitted



Building Height Regulations
For each district, building heights are 
regulated by both the number of floors 
permitted and total feet permitted.



Special Height Limit
Special height limits maintain an appropriate scale and 
character for the historic portions of Downtown and an 
appropriate relationship to housing



• Where required, buildings 
must be located along and 
oriented towards new or 
existing street(s).

Building Orientation to Streets



Public Frontage : Definition
Public Frontage is the area between the 
thoroughfare centerline and the back of sidewalk 
line, including the sidewalk and any sidewalk 
landscape areas.

Specific
requirements will 
be determined by 
the City of Bothell 
Design and 
Construction
Standards and 
Specifications



Private Frontage : Definition
Private frontage includes both:
1) Portions of a property between the back of 

sidewalk line and the primary building façade 
along any street.

2) Portions of all primary building facades up to the 
top of the first or second floor.



“Corridor” Definition of Terms



Private Frontage Types - Shopfront



Private Frontage Types - Shopfront



Private Frontage Types



Street, Surface 
Water Management, 

and Open Space 
Regulations





In order to code an area 
where the block & street 

pattern has not been 
established…

(e.g. a large assembled 
redevelopment site)



Large Site – Street Network has not been established

Envisioned FutureExisting Conditions



Maximum Block/Parcel Size
In order to create a 
pedestrian-friendly and 
walkable district, any 
development proposed 
on a single parcel or 
assembled parcel 
larger than the 
maximum parcel size 
must provide a new 
street(s). The perimeter of block shall 

NOT exceed 1500 feet



Street Types (New Street Design)

For each district, 
permitted Street 
Types are 
determined for the 
design of new 
streets.



Parking,
Architecture, and 

Signage
Regulations





Parking Types

Examples of Parking Types

Permitted parking 
types are determined 
by District



Architectural Styles



Sign Types



Strategic Action Areas / Priorities

Pattern of Centers & Segments
Land Use & Development Framework



Five Points – Core



Five Points - District



Neighborhood Center



• Required:
Ground floor 
retail shopfronts

• Permitted:
Housing, office, 
lodging above

• 3 – 8 Floors

• Urban frontage 
treatments: Wide 
sidewalks with 
trees in grates 
and pedestrian 
scale streetlights

5-Points
Core

5-Points
District

• Permitted:
Housing, Office, 
Lodging,
Neighborhood
Retail

• 2 – 6 floors

• Urban frontage 
treatments: Wide 
sidewalks with 
trees in grates 
and pedestrian 
scale streetlights



Neighborhood Center

• (Neighborhood centers are limited to acreage shown in District Zones 
map)

• Neighborhood- serving retail required on ground level
• Upper level housing, office or lodging permitted
• Frontage Coverage @ 50% with building entrances opening out onto

public sidewalks
• Sidewalks minimum 12 ft wide; planting strips or curb-side parking 

required



• Permitted: Retail,
Auto Sales, 
Office, lodging, 
housing

• 1 – 4 floors

• Development 
fronts Beach 
Blvd./Edinger

• Moderate
setbacks w/ 
formal
landscaping

Town Center 
Boulevard

Neighborhood
Parkway

Residential
Parkway

• Permitted:
Housing, office, 
and lodging

• 1 – 4 floors

• Conditional:
Neighborhood
/Commercial
Corridor Retail; 
(with screening)

• Development 
oriented to 
SIDE STS.

• Setback zone: 
substantial
landscaping

• Permitted :
Residential; 
Corner Store 
Retail

• 1 – 4 floors

• Development 
oriented to SIDE 
STS.

• Setback Zone: 
substantial
planting and/or 
decorative walls 
& fences

• Permitted:
Medical, Office, 
lodging, and 
housing;
Neighborhood
Serving Retail & 
Auto Sales

• 1 – 4 floors

• Development 
fronts Beach 
Blvd.

• Moderate
setbacks w/ 
formal
landscaping

Neighborhood
Boulevard



Town Center Boulevard



Residential Parkway

Side street frontage 



Neighborhood Parkway

Side street frontage 



Neighborhood Boulevard



Form-Based Code Essentials

• Form-based code that visually describes 
the building’s physical characteristics such
as orientation, volume, relationship to the 
street, articulation.

• Provides investment security by insuring
that buildings will be located nearby 
buildings of similar type.



Regulating Code Essentials

• A form-based code’s detailed, graphic-
based specifications can streamline the 
development application, review, and 
approval process by providing complete, 
detailed, and concise specifications.



For more information:

www.formbasedcodes.org

www.smartcodecentral.org

www.ftscities.com


