


TONIGHT’S AGENDA

1. Timeline & Process

2. What is a Form-Based Code? 

3. Downtown Development Code Review & Preliminary Recommendations
• Updates to reflect community vision based on Downtown Strategic Plan process
• Clarifications to the code

4. Comments and Questions

AGENDA



TIMELINE & PROCESS



WHY ARE WE UPDATING THE CODE?

• The Downtown Strategic Plan process has provided additional insight into the community’s vision for 
Downtown, which need to be incorporated into the code.

• The Downtown Development Code is over 13 years old and has seen 3 real estate cycles. This is an 
opportunity to address the evolution of real estate since code was first created.

• The Village has learned through application of the code that certain elements could be clarified to better 
define intent and to limit areas of misinterpretation.





Traditional Zoning (Euclidean Zoning) 
focuses on the type of use allowed and the 
segregation of those uses:

• Use
• Density
• Height
• Setbacks
• Lot Coverage
• FAR (Floor Area Ratio)
• Open Space

Most of Glenview’s Zoning falls into this 
category and is effective when regulating 
single uses or a range of narrowly defined 
uses. 

WHAT IS A FORM-BASED CODE?

TRADITIONAL ZONING 



Form-Based Codes focus on the building 
form as it relates to the street and 
surrounding buildings:

• Street Types
• Building Types
• Building Frontages (how buildings 

address the street)
• Massing & Form
• Height
• Architectural Character & Materials

Form-Based Codes are more effective at 
protecting the character of a district, 
regulating mixed-use, and encouraging 
development to support a walkable district

WHAT IS A FORM-BASED CODE?

FORM-BASED CODE

Regulating Plan for a 
regional activity center in 
Hallandale Beach, Florida



From the Form Based Code Institute:

Form-based codes address the relationship between building facades and the public realm, the form 
and mass of buildings in relation to one another, and the scale and types of streets and blocks. 

This approach contrasts with conventional zoning’s focus on the micromanagement and segregation of 
land uses, and the control of development intensity through abstract and uncoordinated parameters (e.g., 
FAR, dwellings per acre, setbacks, parking ratios, traffic LOS), to the neglect of an integrated built form.

WHAT IS A FORM-BASED CODE?

DEFINITION OF FORM-BASED CODE



Traditional Zoning focuses on use and 
development intensity (height, density, etc.), 
but rarely regulates architecture, character, 
or how buildings address the street or 
contribute to placemaking. 

WHAT IS A FORM-BASED CODE?

TRADITIONAL ZONING



Form-Based Codes regulate setbacks at a 
site level to establish an envelope where 
buildings can be sited and specificity about 
how buildings address primary and 
secondary streets.

Additionally, Form-Based Codes provide 
guidance on:

• Allowable Building Materials
• Architectural Character
• Building Design Elements (arcades, 

canopies)
• Building Massing & Articulation

WHAT IS A FORM-BASED CODE?

HOW DOES A FORM-BASED CODE WORK?

Conventional Zoning
Density use, FAR (floor area 
ratio), setbacks, parking 
requirements, maximum building 
heights specified

Form-Based Codes
Street and building types (or mix of 
types), build-to lines, number of 
floors, and percentage of built site 
frontage specified.



WHAT IS A FORM-BASED CODE?

HOW DOES A FORM-BASED CODE WORK?

Form-Based Codes rely on four key 
elements to form the basis of regulation:

Regulating Plan(s) & 
Framework

Street Frontages 
(elements within the 

street-space)

Architectural Design 
Standards

Administration



WHAT IS A FORM-BASED CODE?

HOW DOES A FORM-BASED CODE WORK?

Regulating Plan 

A Regulating Plan is a map or diagram that 
designates the locations of different 
building standards apply.

Each category defined in the regulating plan 
will refer to specific building envelope 
standards and architectural standards for 



WHAT IS A FORM-BASED CODE?

HOW DOES A FORM-BASED CODE WORK?

Regulating Framework

The framework defines:

• Standards for permitted use(s)

• Location of ground level commercial

• Building heights

• Location of parking



WHAT IS A FORM-BASED CODE?

HOW DOES A FORM-BASED CODE WORK?

Street Frontages

• Locates Building Lines (location of where 
the building and street meet)

• Defines Street Standards and Frontages

• Provides standards for each street type 
in the study area, including:

• Sidewalks
• Travel lanes
• On-street parking
• Street trees and furniture, etc.



WHAT IS A FORM-BASED CODE?

HOW DOES A FORM-BASED CODE WORK?

Design Standards

• Defines Objectives and Character

• Describes Standards for: building types, 
design standards, and materials

• Building Types
• Design Standards
• Materials
• Lighting
• Outdoor Dining
• Parking
• Streetscape/Landscape



WHAT IS A FORM-BASED CODE?

HOW DOES A FORM-BASED CODE WORK?

Administration

• Outlines process for project review and 
approval

Tonight’s meeting will not discuss possible 
changes to the Administration section.





Code Components

How to Use the Code

Defines the purpose of each section

Explains how to use the code for:
• Redevelopment 
• Changing permitted use within an existing building 
• Rezoning of a property 
• Subdividing a property
• Non-conforming uses or buildings

Lists other codes or ordinances that may apply

Updates to this section will be minimal – mainly focused on 
formatting and updating graphics

DOWNTOWN DEVELOPMENT CODE REVIEW

INTRODUCTION



1.1 Title
1.2 Applicability
1.3 Effective Date – update to reflect updated code
1.4 Purpose & Authority – review to determine if Downtown 
Strategic Plan adds/alters purpose
1.5 Intent – review to determine if Downtown Strategic 
Plan adds/alters purpose
1.6 Adopted Plans – update to include Downtown Strategic 
Plan
1.7 Minimum Requirements
1.8 Conflicting Provisions
1.9 Severability

DOWNTOWN DEVELOPMENT CODE REVIEW

ARTICLE 1. GENERAL PROVISIONS



2.1 Purpose

Update Graphic to reflect and expand on intent of 
Downtown Strategic Plan

DOWNTOWN DEVELOPMENT CODE REVIEW

ARTICLE 2. GENERAL PROVISIONS



2.2 Permitted Uses
Defines allowable Land Uses within Downtown

2.2.1 Full Ground-Floor Retail:
2.2.2 Partial to Full Ground Floor Retail
2.2.3 Ground Floor Retail/Office/Service Encouraged
2.2.4 Residential Uses Only
2.2.5 Retail/Office/Service Uses Only
2.2.6 Institutional Uses
2.2.7 Below-Ground Uses
2.2.8 Depths of Use

Review to determine applicability of standards and 
update uses based on Strategic Plan 
recommendations

DOWNTOWN DEVELOPMENT CODE REVIEW

ARTICLE 2. GENERAL PROVISIONS



2.2 Permitted Uses
Defines allowable Land Uses within Downtown

2.2.1 Full Ground-Floor Retail:
2.2.2 Partial to Full Ground Floor Retail
2.2.3 Ground Floor Retail/Office/Service Encouraged
2.2.4 Residential Uses Only
2.2.5 Retail/Office/Service Uses Only
2.2.6 Institutional Uses
2.2.7 Below-Ground Uses
2.2.8 Depths of Use

Consider new standards to clearly define transition 
of use around corner and update uses based on 
Strategic Plan recommendations 

DOWNTOWN DEVELOPMENT CODE REVIEW

ARTICLE 2. GENERAL PROVISIONS



Figure 2.5: Downtown Uses

Update graphic to reflect Downtown Strategic Plan

DOWNTOWN DEVELOPMENT CODE REVIEW

ARTICLE 2. GENERAL PROVISIONS



ARTICLE 2. GENERAL PROVISIONS

2.3 Minimum Commercial Depth
Defines depth of ground floor commercial 

2.4 Uses on Same Floor
Standards for how uses are mixed within a building

2.41 While uses can be “mixed” within  buildings by floor 
as noted above, residential and commercial (retail, 
service, or office) uses cannot be mixed on the same 
floor in a building (i.e. a floor with housing units cannot 
contain retail, office or service uses.)

Residential and Commercial might mix on the ground 
floor (especially on side streets). Consider adding 
standards to define where and how this could occur

DOWNTOWN DEVELOPMENT CODE REVIEW



ARTICLE 2. GENERAL PROVISIONS

2.4.3 Parking is allowed on the ground floor behind 
commercial uses in buildings with retail, service, or 
office uses on the ground floor.

Consider adding residential to list of uses with 
allowable ground floor parking.

DOWNTOWN DEVELOPMENT CODE REVIEW



ARTICLE 2. GENERAL PROVISIONS

2.5 Building Heights
Defines building heights for Downtown
Building heights are regulated for mixed use 
buildings (Table 2.1) and Multi-family Residential 
(Table 2.2). Sections 2.5.4 Additional Height allows 
for conditions to increase heights. Consider 
simplifying to a maximum height to include all 
additional height conditions so there is clarity on 
permitted heights.
2.5.8 Decks/Terraces
Active use is permitted on terraces created by building 
stepbacks. Decks or terraces are not permitted on 
rooftops or above enclosed ground floor parking.
Consider revising to allow terraces above parking. 
Further define terrace locations in Urban Design 
Elements.

DOWNTOWN DEVELOPMENT CODE REVIEW



ARTICLE 2. GENERAL PROVISIONS

Figure 2.9 Maximum Building Heights

Update to reflect Downtown Strategic Plan

DOWNTOWN DEVELOPMENT CODE REVIEW



DOWNTOWN DEVELOPMENT CODE REVIEW

Visual Preference Images 
presented at Open House #1



ARTICLE 2. GENERAL PROVISIONS

2.6 Parking
2.6.1 Minimum Parking by Use 

2.6.2 Exemptions from Minimum Parking

2.6.3 Minimum Parking – Glenview Road Street 
Frontage

2.6.4 Shared Parking

Utilize ULI (Urban Land Institute) Shared Parking 
Standards for mixed-use developments and update 
residential and commercial parking requirements to 
match current industry standards 

DOWNTOWN DEVELOPMENT CODE REVIEW



3.1 Purpose & Intent
Street frontages define a “building envelope” that will 
foster new development that enhances the “Main 
Street” Scale of Downtown.
3.2 Building Line
Establishes a line that a building façade must be built to 
in order to create consistent “street walls”.

Consider adding allowances for relief from building 
line for inclusion of existing trees, pocket parks, 
plazas, major building entrances, and other means of 
articulation (usually defined as a percentage).

ARTICLE 3. STREET FRONTAGES

DOWNTOWN DEVELOPMENT CODE REVIEW



Street Wall Relief for Pocket Park

REPRESENTATIVE IDEAS

DOWNTOWN DEVELOPMENT CODE REVIEW



3.3 Street Standards 
Standards to define consistent level of quality for the 
streets within Downtown
3.4 Street Frontages
Designates Five major street types

• Glenview Road
• Waukegan Road
• Secondary Streets
• Transition Streets
• River Corridor

Figure 3.2: Street Frontages

Update graphic to reflect Downtown Strategic Plan

ARTICLE 3. STREET FRONTAGES

DOWNTOWN DEVELOPMENT CODE REVIEW



3.5 – 3.9 Street Standards for each of the five frontages.
Each are organized in the same manner:
• Purpose & Intent
• Street/Sidewalk Standards
• Typical Street Sections
• Building Setbacks
• Parking Placement
• Access
• Use
• Conditional Use
• Building Types

Purpose & Intent, Street Sidewalk Standards, & 
Street Sections require minimal updates.

Address standards for parklets, food trucks, 
wayfinding, and enhanced streetscape.

ARTICLE 3. STREET FRONTAGES

DOWNTOWN DEVELOPMENT CODE REVIEW



DOWNTOWN DEVELOPMENT CODE REVIEW

Food Trucks Enhanced Streetscape

REPRESENTATIVE IDEAS



3.5 – 3.9 Street Standards for each of the five frontages.

Building Setbacks define Front, Side, and Rear Setbacks

Clarify setback standards with diagrams for each site 
within Building Frontages categories. There has been 
past confusion about which setback applies. 

Pay special attention to corner sites that include 
multiple Building Frontage categories. 

Introduce optionality for stepbacks and setbacks 
(pocket parks, parklets, etc.)

ARTICLE 3. STREET FRONTAGES

DOWNTOWN DEVELOPMENT CODE REVIEW



Design Standards maintain and enhance the physical 
character of Downtown & set minimum standards of 
quality for new development. 

4.1 Purpose
4.2 Village Character
4.3 Objectives
4.4 Context
4.5 Organization
4.6 Building Types

Update text to relate to recommendations from 
Downtown Strategic Plan.

ARTICLE 4 DESIGN STANDARDS

DOWNTOWN DEVELOPMENT CODE REVIEW



4.6.1 Mixed Use
4.6.2 Retail/Office
4.6.3 Condominium/Apartment

Visual representations of detailed design elements 
reflecting building siting, massing, and articulation 

Sections should be reviewed for consistency and 
clarity and updated to reflect Downtown Strategic 
Plan

ARTICLE 4 DESIGN STANDARDS

DOWNTOWN DEVELOPMENT CODE REVIEW



DOWNTOWN DEVELOPMENT CODE REVIEW

Mixed Use

REPRESENTATIVE IDEAS

Residential 



4.7 Building Design

4.7.1 General
4.7.2 Articulation
4.7.3 Entries
4.7.4 Fenestration
4.7.5 Service Areas
4.7.6 Building Projections
4.7.7 Building Colors
4.7.8 Materials
4.7.9 Lighting
4.7.10 Outdoor Cafes
4.7.11 Parking
4.7.12 Streetscape/Landscape

Sections should be reviewed for consistency and 
clarity and updated to reflect Downtown Strategic 
Plan

ARTICLE 4 DESIGN STANDARDS

DOWNTOWN DEVELOPMENT CODE REVIEW



DOWNTOWN DEVELOPMENT CODE REVIEW

Outdoor Cafes Lighting

REPRESENTATIVE IDEAS



4.7.2 Articulation

Consider integrating additional Urban Design 
Elements to further clarify massing and articulation 
strategies to lessen the impact of height on the 
street.

• Building Setbacks 
• Terraces & Corner Terraces
• Wedding Cake Stepbacks
• Building Articulation

Include details regarding percentages or other 
minimum standards to control proportion.

ARTICLE 4 DESIGN STANDARDS

DOWNTOWN DEVELOPMENT CODE REVIEW



4.7.2 Articulation

4.7.2.10 Commercial and mixed-use buildings should 
have new facades at least every 75 feet. Long buildings 
should be "broken up" with articulation and contribute to 
a "built over time" appearance.

Consider redefining this standard. Past experience 
has shown that too many changes to a building 
façade can create buildings that are too “busy”, 
lacking consistency and visual harmony.

One strategy might be to require material changes, 
the addition of architectural features, or mandate 
articulation/terraces/setbacks in a façade.

ARTICLE 4 DESIGN STANDARDS

DOWNTOWN DEVELOPMENT CODE REVIEW



DOWNTOWN DEVELOPMENT CODE REVIEW

“Wedding Cake” Stepbacks Façade Articulation

REPRESENTATIVE IDEAS



Additional Considerations

Based on the Downtown Strategic Plan, 
provide standards for :

Food Trucks
Pop Up/Temporary Retail
Public Art
Paseos/Pedestrian Connections
Urban Parks

ARTICLE 4 DESIGN STANDARDS

DOWNTOWN DEVELOPMENT CODE REVIEW

Visual Preference Images 
presented at Open House #3 





NEXT STEPS

• New Development Commission (NDC) to host Public Open House to collect feedback on 
potential code updates  

• Feedback and Downtown Strategic Plan recommendations would be utilized to create updated 
code requirements for consideration during the August 25th NDC Public Hearing
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