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Today’s Discussion:
In three different communities where each 
decided it was important to implement a 

Form Based Code…

 Circumstances, reasons, community 
vision

 Successes

 Obstacles and Challenges 

 Developing and adopting the code

 Implementation of the code

 Lessons Learned

Is the current reality of new 
development meeting expectations of 

the original vision?



3 Locations:



3 Case Studies:



Form Based Code
Definition: 

“A form-based code is a land development 

regulation that fosters 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. A form-based 

code is a regulation, not a mere guideline, 

adopted into city, town, or county law. A form-

based code offers a powerful alternative to 

conventional zoning regulation.”

(https://formbasedcodes.org)



Conventional Code vs. Form Based Code

Zoning Map, Street Standards 

and a list of uses…

For each permitted use: 

 Building Height, Setbacks

 Density or FAR

 Parking and Circulation

 Lot Coverage, Lot size

 Landscape, Lighting, Signage

 Etc…

Community vision based, 
Regulating Plan with 
emphasis on:
 Public spaces and civic involvement

 Neighborhoods

 Connectivity/walkability/recreation

 Form and Type of structure more important 
than 
land use

 Mix of uses- variety of uses

 Hierarchy of Streets - relationship of streets to 
buildings

 Shared parking/transit friendly

 Sustainable/environmentally sound

 Diagrammatic/graphic

 Design Standards



Form Based Code
 Why?

 Primary components:

 Visioning /Public participation

 Transects

 Regulating Plan

 Full code vs. partial or specific area 

 Define implementation process



Town of Babylon, NY
 Wyandanch (2014)

 East Farmingdale (2017)



A New Transit Oriented Development





Property purchased for Wyandanch Village

SITE

ASSEMBLAGE OF

APPROXIMATELY

40 ACRES OF KEY

PROPERTY



Urban Renewal Area





The Transect





East Farmingdale TOD











Regulating Plan

PART 2: Regulating Plan

T6: Station Area Mixed Use

T5: Town Center Mixed Use

T4: General Mixed Use

Special District / Civic

Property Line

Build-to-Line

Mandatory Shopfront

Terminated Vista

Landmark Building



airport constraints



Suffolk County Executive Steve Bellone
T6: Station Area Mixed Use

PART 3: Transect Standards



T6: Station Area Mixed Use:

• 0’ to 6’ Build-to-Zone 

(from right-of-way)

• 80% min. Frontage Occupancy 

(primarily attached buildings)

• Height: 2 Story min, 5 Story max

PART 3: Transect Standards



Support pedestrian-friendly, transit-oriented 

future development:

• Permitted Uses

• Parking

• Signage

• Lighting

• Landscape

• Open Spaces

• Stormwater

• Sustainable Design

• Affordable Housing

PART 4: General Development Standards



Facade Composition

PART 5: Architecture Standards



Street Atlas

PART 6: Street Design Standards



Street Types

PART 6: Street Design Standards



City of Mount Vernon, NY
 Mount Vernon West - Transit Oriented Development -

Form Based Zoning Ordinance (2017)



Mount Vernon West
Transit Oriented Form Based Zoning





 The area features a mix of residential, commercial and light 
industrial properties anchored by the MetroNorth commuter rail 
station.

 Mount Vernon Avenue is an important point of entry into Mount 
Vernon from Yonkers immediately to the west. It is a heavily 
trafficked street with an eclectic mix of commercial uses and 
varied architecture. 

 Although the area is reasonably lively near the station, an 
increasing number of properties are vacant or available for sale or 
rent beyond the station.

 Within a short walk of the station a number of light industrial 
buildings are present, some in active use, but others are 
underutilized. 



Fall 2010 – 2 strategic visioning sessions were conducted, facilitated by Pace University. The first 
identified issues, concerns and actions - and in turn planning goals. The second prioritized 
actions.

 Opportunities:

 The historic train station

 Transit access

 Pedestrian access

 Underutilize land 

 The Bronx River

 MacQuesten Parkway

 Issues:

 Property ownership

 Station operations

 Mulit-modal connections

 Pedestrian access

 Neighborhood character

 Parking

 Traffic

 Truck access

 Zoning



1. Position Mount Vernon West as a 
concentrated investment area.

2. Strengthen the Mount Vernon Avenue 
gateway from Mount Vernon from Yonkers.

3. Explore high-density options through 
rezoning and the assembly of vacant parcels 
(buildings) and underutilized sites.

4. Develop a strategy for streetscape and façade 
improvements that ensures street frontage 
along principal streets.

5. Make general improvements to the public 
realm throughout the area including open 
space, landscaping, lighting, signage and 
graphics.

6. Renovate the train station and create a more 
inviting pedestrian environment and 
accommodate taxis and “kiss-and-ride” drop 
offs.

7. Enhance the aesthetic quality and 
functioning of the intersection of Mount 
Vernon Ave. with Lincoln Ave. and Stevens 
Ave.

8. Work with property owners wishing to 
upgrade or repurpose existing buildings.



Relying on one or two key projects to “jump-start” the overall 
revitalization of the area would not guarantee that the City’s planning 
goals would necessarily be achieved. 

A much more comprehensive and inclusive approach was determined to 
be necessary. The zoning approach selected to facilitate the goals of the 
Mount Vernon West area reflects combination of zoning tools; 
incorporating:

• Form Based zoning
• Transit Oriented Development (TOD) zoning
• Smart Growth and New Urbanism principles
• Green Building based on LEED Neighborhood Development 
standards   



• Form Based Zoning
A method of regulating development to achieve a specific urban form. Unlike traditional zoning 

which regulates primarily by use, Form-Based Zoning Codes create a predictable public realm 
primarily by controlling physical form, with a lesser focus on land use.

• Transit Oriented Development (TOD) zoning
Zoning that concentrates sustainable, compact,  mixed-use development around a transit hub and 
facilitates pedestrian activity. By combining a full array of land uses, including residences, work 
places and shopping, all within a ¼ mile area, dependence on individual automobile trips are 
reduced. Proximity to a transit hub solves the “last mile problem.”

• Smart Growth and New Urbanism
Smart Growth and New Urbanism are community planning concepts that promote the creation of 
compact, transit-oriented neighborhoods through thoughtfully conceived “place making.” 
Following these theories neighborhoods should be diverse in use and population, designed for 
pedestrians and transit as well as the car, shaped by physically defined and universally accessible 
public spaces and community institutions and framed by architecture and landscape design that 
celebrate local history, climate, ecology, and building practice.

• Green Building based on LEED Neighborhood Development standards 
Building  that is environmentally responsible and resource-efficient throughout a building's life-
cycle. LEED ND  integrates the principles of smart growth, new urbanism and green building into the 
first national independent third-party Green Building rating system for neighborhood design.  



1. General Provisions
a) Overview

b) Applicability

c) Purpose & Intent

d) Organization

e) Relationship to Comprehensive Plan

f) Planning Principles

g) Non-Conforming Uses and Buildings



2. Regulating Plan



3. Allowable Building Types



4. Permitted Building Types by District



5. Building Type Regulations

Mixed-Use Building Type



6. Permitted Uses



7. Parking Requirements

A.  Off-Street Parking Requirements

B.  Shared Parking

C.  Design & Layout



8. Design Guidelines

a. Architectural Details

b. Ground Floor Facades

c. Corner Building Wraps

d. Functional Entries

e. Building Off-Sets

f. Building Transitions

g. Building Materials

h. Windows and Doors

i. Awnings

j. Signs

k. Site Lighting

l. Building Services

m. Project Open Spaces

n. Streetscape

o. Traffic Calming

p. Pedestrian & Bicycle Circulation

q. Landscaping

r. Sustainability & Green Building



Examples of Design Guidelines



Examples of Design Guidelines



 The new zoning must comply with SEQRA.

 The City prepared a Generic Environmental Impact Statement (GEIS) 
to evaluate the potential impacts of the proposed zoning, and to 
identify the required mitigation measures.

 Future projects that are consistent with the review thresholds 
established in the GEIS would need no further SEQRA review, or only 
well defined and limited review.

 This process will greatly reduce uncertainty and time delays in the 
approval process.





Given the City’s limited resources, funding for the Mount Vernon West 
Rezoning Initiative was sought from potential developers. 

Developers were eager to participate, recognizing the benefits in timing, 
costs and approval certainty for conforming projects.

Potential developers funded an escrow account, which was drawn from to 
fund the rezoning initiative.

The rezoning initiative was a City action. Now that the MVW zoning has 
been adopted, developers are free to advance individual development 
applications.



Three track review process:

No Review – Type II Actions

Expedited Review (approval by Expedited Review Committee):

• Project wholly located within MVW zone

• No waivers or variances

• Complies with SEQR Findings

• Not a Type I Action

• Does not exceed 249 dwelling units or 99,000 square feet of non-residential 
floor area.

Full Review



City of Yonkers, NY
 Downtown rezoning (2011)



Rezoning Downtown Yonkers

Presentation to

Downtown Rezoning City Council Real 
Estate Committee

by 

Commissioner Louis C. Kirven
9-14-2011





3-D Visual Modeling



FORM BASED vs. TRADITIONAL ZONING

Form-based Traditional

Regulatory 

Focus

• Physical Urban Form • Land Use

Goals • Desirable Urban Form

• Pedestrian Environment

• Preservation of 

Community Character

• Land Use Separation

• Management of Density & 

Building Height

• Parking 

Tools • Smaller Area Layered 

Regulation

• Build To vs. Set Back

• Building Façade Crucial

• Block or Larger Districts

• Set Back & Building 

Separation Regulations

• Site Planning vs. Site & 

Building



Existing Downtown Districts



Proposed Zoning Maps



Key Streets

The purpose of the Key Streets is to 

 preserve and enhance the pedestrian-oriented 

commercial environment.

 promote economic development focused on 

active uses such as retail, restaurants, service  

and entertainment uses.

To achieve this,

 Regulations require certain ground floor uses, 

a storefront design at the street level and 

increased transparency requirements. 





Downtown Rezoning Consultants

 Urban Design Associates (UDA) – Urban Design

 Fuss & O’Neill – Traffic and Transportation

 RCLCO – Market Analysis/ Economic Development

 Urban Simulation Project – Urban Design & Visual Simulation

 Camiros, Ltd. – Zoning

 Buckhurst Fish & Jacquemart – Environmental Analysis









Panel Discussion
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