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Site Tour Photos

The Design Guidelines Team was given a 
tour of the East Rockville Planning Area 
on August 27, 2018.  The tour highlighted 
a few properties that had been recently 
built or added-onto, as well as some homes 
that represent the character of the neigh-
borhood. 

An example of East Rockville’s historic character. An example of East Rockville’s historic character.

An example of a typical addition made to an original home. An example of a typical addition made to an original home (third story).
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City of Rockville

Comprehensive 
Master Plan 

Approved and Adopted
November 12, 2002

City of Rockville, Maryland

City of Rockville Comprehensive Master Plan 
(2002) 

Planning Area 2:  East Rockville 

East Rockville Neighborhood Plan (2004)

Chapter 1:  Introduction 

Chapter 3:  Neighborhood Land Use 

Lincoln Park Neighborhood Plan (2007)

(Reference only)

City of Rockville

Lincoln Park 
Neighborhood 

Plan 

Approved and Adopted 
February 26, 2007

City of Rockville, Maryland

Lincoln Park Neighborhood Conservation 
District Plan (2007) 

(Entire Document)

  

 
 

APPROVED AND ADOPTED 

LINCOLN PARK NEIGHBORHOOD 
   CONSERVATION DISTRICT PLAN 

 
 
 

 
 

FEBRUARY 26, 2007 

 
CITY OF ROCKVILLE 

MARYLAND 

Stonestreet Corridor Study (2018)

(Reference only)

CITY OF ROCKVILLE

STONESTREET 
CORRIDOR STUDY

May 21, 2018

Rockville Zoning Ordinance:  (Article 10 – 
Single Dwelling Unit Residential Zones)

  

 
City of Rockville, Maryland 
Zoning Ordinance – Article 10 
Zoning Ordinance  
 

1 

Article 10 –Single Dwelling Unit Residential Zones 

 
25.10.01 – Purpose 
 

The purpose of the Single Dwelling Unit Residential Zones is to: 

 
1. Provide appropriately located areas for residential development that are consistent 

with the Plan and public health and safety;  

 

2. Consistent with the Environmental Guidelines, ensure adequate light, air, privacy, 

and open space for each dwelling;  

 

3. Protect residents from adverse environmental effects;  

 

4. Promote a suitable environment for residential living through the provision of 

recreational, religious, and educational facilities as basic elements of a balanced 

neighborhood; 

 

5. Stabilize and protect the essential characteristics of existing residential 

development; and 

 

6. Foster development compatible with the topography and other natural 

characteristics of the area. 

 
25.10.02 - Zones Established 
 

The individual Single Dwelling Unit Residential Zones include the following:  
 

Type of Zone Distinguishing Feature Name of Zone 

Residential – 
Single unit 
dwellings 

(detached and 
semi-detached) 

40,000 square feet minimum lot area Residential Estate Zone ("R-400") 
20,000 square feet minimum lot area Suburban Residential ("R-200") 
15,000 square feet minimum lot area Low Density Residential ("R-150") 

9,000 square feet minimum lot area Single unit Detached Dwelling, 
Restricted Residential ("R-90") 

7,500 square feet minimum lot area. Single unit Detached Dwelling, 
Residential ("R-75") 

6,000 (or 5,000) square feet minimum lot 
area 

Single unit Detached Dwelling, 
Residential ("R-60") 

 4,000 square feet minimum lot area Single unit Semi-detached Dwelling, 
Residential ("R-40") 

NOTES:   1.  Provisions for Medium Density Residential Zones are contained in Article 11. 
2. Provisions for development in Planned Development areas are contained in  
    Article 14. 

East Rockville Design Guidelines Discussion and Survey
February 13, 2018

Very 
Important

Somewhat 
Important

Not 
Important Total

2 points 1 point 0 points
Building Mass and Scale

22 0 0 22

Building Height
18 1 0 19

Building Articulation 
(ex: breaking up building mass or blank walls with windows, changes in building materials, varying roof lines, etc.)

14 4 0 18

Lot Coverage 
(percentage of the lot covered by buildings)

12 4 0 16

Front Yard Paving 
(percentage of paving from driveways, porches, walkways)

10 4 0 14

Building Orientation
(ex: where the house has its front)

8 6 0 14

Home Additions
8 6 0 14

Building Placement
(ex: where the house is placed on the lot/how far from or close to the street)

8 4 0 12

Porches and Stoops 
(ex. should new homes have them? certain styles?)

4 6 0 10

Driveways and Garage Placement/Location
2 7 0 9

Window and Door Types/Styles
(architectural desgin)

4 3 0 7

Roof Styles
(architectural design)

2 4 0 6

Building Material Types
0 6 0 6

October 25, 2018

16+

12-14

10-

East Rockville Neighborhood Survey



S M A R T C O D E
V  9 . 2

T1

T2

T3

T5

T6

T4

T4 Neighborhood Medium Footprint 

(T4N.MF)
T3 Neighborhood (T3N)T3 Estate (T3E)

Table: 1703-P.70.A The Cincinnati Transect: Summary Table

Less Urban More Urban

P-11City of Cincinnati Form-Based Code Approved by City Council 5/8/13

1703-P.70Preamble: A Place-Based Approach to Zoning

SmartCode Leander SmartCode Cincinnati Form-Based CodeKey

Author

Jurisdiction

Jurisdiction Type

Scale

Includes Graphics

Includes Images

See Also (Similar Codes)

DPZ & Co. and Others 

N/A

N/A

Region to Private Lot

Yes

No

MWA and Sandy Sorlien

Leander, Tex.

City

Region to Private Lot

Yes

No

Opticos Design

Cincinnati, Oh.

City

Region to Private Lot

Yes

Yes

Summary & Notes The SmartCode is a form-based code that in-
corporates Smart Growth and New Urbanism 
principles.  It is a unified development ordi-
nance, addressing development at all scales of 
design, from regional planning on down to the 
building signage.  It is based on the rural-to-
urban transect rather than separated-use zon-
ing, thereby able to integrate a full range of 
environmental techniques.  Because the Smart-
Code envisions intentional outcomes based on 
known patterns of urban design, it is a more 
succinct and efficient document than most 
conventional codes.

The City of Leander, Texas adopted a Smart-
Code in 2005, but after the recession in 2008, 
needed to rewrite it in order to incentivize de-
velopment.  The updated Code utilizes growth 
sectors to create structured development while 
maintaining maximum flexibility for future 
changes.  The code also focuses on a smaller 
subject area in the city to reflect the current 
market demand.  Another change was a re-
duction of required building heights to allow 
incremental urbanism, rather than prescribing 
the climactic condition at the outset.

The form-based code for Cincinnati by Opti-
cos Design graphically communicates the tra-
ditional development patterns that Cincinnati 
wanted to resurrect when this code was cre-
ated.  The code prioritizes 42 walkable neigh-
borhoods in the city and since adoption of the 
code in 2013, the city has seen a resurgence 
of development in many of its neighborhoods.  

Sample Pages See page 13 for sample pages. See page 26 for sample pages. See page 20 for sample pages.

High River Land Use Bylaw

Town of High River / McElhanney

High River, Alb., Canada

Town

Town

Yes

Yes

This form-based code was adopted in 2017.  
The land use bylaw divides the town into a 
number of rural-urban transects rather than 
traditional land use districts.  The document 
outlines a process for evaluating planning ap-
plications based on promoting pedestrian com-
fort and achieving sustainable design.  In order 
to promote a variety of housing forms within 
traditional Neighborhoods and neighborhood 
districts, the code provides variance powers to 
the development officers to allow subdivision 
of residential lots into various of sizes.  Each 
land use district also establishes the level aspira-
tion for mixed land use and promotes trans-
formation of traditional Neighborhoods into 
vibrant, pedestrian-oriented communities.

See page 23 for sample pages.
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Key

Author

Jurisdiction

Jurisdiction Type

Scale

Includes Graphics

Includes Images

See Also (Similar Codes)

Summary & Notes

Sample Pages

Westmount Architectural 
Heritage Area Direct Control

Character Home Retention 
Incentive District

City of Edmonton / GSA

Westmount Architectural Heritage Area

Neighborhood

Neighborhood

Yes

Yes

City of Calgary

Calgary, Alb. Canada

City

Private Lot and Building

Yes

Yes

The Westmount Architectural Heritage Area 
direct control district provides neighborhood 
scale urban design and architectural control di-
rection for new infill developments within the 
neighborhood.  The draft regulations provide 
flexibility to ensure that the traditional style 
and feel of the neighborhood is maintained 
while providing framework for redevelopment 
and infill opportunities.  The proposed regula-
tions build on architectural language evident 
in styles such as foursquare homes, craftsman 
homes and craftsman bungalows.

The Character Home Retention Incentive Di-
rect Control District is a planning code cre-
ated by the City of Calgary to facilitate and 
incentivise the preservation and retention of 
identified “character homes” throughout the 
city.  The code is not specific to any one heri-
tage area or architectural style, but any home 
that was built prior to 1945, retains original 
form/scale of the building, has not been modi-
fied, and a host of other technical criteria.  The 
code also contains a number of development 
regulations which guide redevelopment and 
renovation of character homes, conversion into 
multi-unit dwellings, live-work developments, 
etc.

See page 46 for sample pages. See page 26 for sample pages.

Edmonton Mature  
Neighborhood Overlay

City of Edmonton, Alb., Canada / GSA

Edmonton, Alb. Canada

City

City and Neighborhood

Yes

Yes

The Mature Neighborhoods Overlay (MNO) 
is a subset of the city of Edmonton’s Zoning 
Bylaw which governs land use in its Mature 
Neighborhoods.  The goal of the overlay is to 
establish a series of development regulations 
which are responsive to local context and help 
to create pedestrian-oriented streetscapes in 
mature Neighborhoods.  The overlay contains 
regulations related to building setbacks, build-
ing height, veranda projection, vehicular access, 
and facade articulation, all of which will ensure 
new development is sensitive to existing built 
form in mature Neighborhoods.  Each prop-
erty needs to apply MNO regulations in addi-
tion to base residential zone applicable to the 
subject lot.

See page 25 for sample pages.

Analysis of Zoning Codes
East Rockville Residential Design GuidelinesMichael Watkins Architect, llc 

LSG Landscape Architecture
DRAFT  Page 8 of 40

2.  Background Review:  2C.  Best Practices
October 24, 2018

GSA Urban Design and Planning



 

 
 
 

ACCESSORY DWELLING UNITS 
 
 

Category: Residential Construction 

Revised:  June 22, 2016  [Paul L. Scarlett]  , Director  
Responsible Bureau Sections: Development Services Center 
      1900 SW Fourth Avenue 
      Portland, OR 97201 
      503-823-7310 
 
      Residential Inspections 
      1900 SW Fourth Avenue 
      Portland, OR 97201 
      503-823-7388 
 
I. BACKGROUND 

The Portland Zoning Code allows Accessory Dwelling Units (ADUs) to be added to a 
site accessory to a house, attached house, or manufactured home in all Residential 
zones, all Commercial zones, and the Central Employment (EX) zone as described 
in Chapter 33.205 of the City Zoning Code.  ADUs provide additional housing units 
that are compatible with the look and scale of single dwelling development, make 
more efficient use of existing housing stock and infrastructure, and provide a mix of 
housing options.  They can be created by converting part of an existing house, 
adding area to an existing house, converting an existing structure, or constructing a 
new building.   
 
This program guide outlines the application and review procedures for obtaining a 
permit to create an ADU and provides a summary of key zoning and construction 
standards.  This guide does not address the use of additional kitchen agreements 
which address additional kitchens that are not part of an ADU.  For information 
regarding the use of additional kitchen agreements, please see City Code Guide 
CC/33/#2 at http://www.portlandoregon.gov/bds/article/174914 . 

 
 
II. ADU DEFINITION  

The Zoning Code defines an Accessory Dwelling Unit as a smaller, auxillary dwelling 
unit on the same lot or within a house, attached house or manufactured home.  The 
unit includes its own independent living facilities with provisions for sleeping, 

Portland ADU Code
Gaithersburg Urban Cottage 

Text AmendmentKey

City of Gaithersburg, Md.

Gaithersburg, Md.

City

Private Lot and Building

Yes

Yes

No

Not required

1200 s.f. maximum

No

No

City of Portland, Ore.

Portland, Ore.

City

Private Lot and Building

No

No

No

Case-by-case

75% of primary dwelling or 800 s.f. max. 

No

No

Author

Jurisdiction

Jurisdiction Type

Scale

Owner Required to Live on Property

Parking Required

On-street Parking Counts

Separate Utilities

Square footage

Includes Graphics

Includes Images

Summary & Notes The Portland ADU Program Guide outlines 
zoning, construction and utility standards for 
ADU construction.  In 2003, Portland dropped 
the requirement that properties with ADUs 
be owner-occupied, a decision informed by a 
study that found that owners were often not 
living on the property despite the requirement 
and there were few complaints about it.

The Accessory Dwelling Unit portion of the 
Fayetteville Code of Ordinances allows ADUs 
to be built but requires that the property own-
er occupy either the principal building or the 
ADU itself, which ensures landlord responsi-
bility by proximity.  It also requires that ADUs 
be architecturally compatible with the prin-
ciple building on the property.  

Sample Pages

10/15/18, 5(37 PMFayetteville, AR Code of Ordinances

Page 1 of 4about:blank

(A)

(B)

(1)

(2)

(3)

(4)

(5)

(C)

(1)

(2)

(3)

(4)

(5)

164.19 - Accessory Dwelling Units (ADU)

Purpose. The purpose of the accessory dwelling unit ordinance is to authorize accessory dwelling units in

certain zoning districts on lots already developed or that will be developed concurrently with single-family

dwellings.

Intent. Planning Staff shall evaluate the following criteria for the review and approval of an accessory

dwelling unit application:

Exterior design of the accessory dwelling unit should be compatible with the principal dwelling unit

through architectural use of building forms, height, construction materials, and colors.

The property shall have infrastructure (water, sewer, gas, electric, etc.) that meets City standards to

serve the accessory dwelling unit.

A two (2) story accessory dwelling unit should generally limit the major access stairs, decks, entry

doors, and major windows to the walls facing the principal dwelling, or to the alley if applicable.

Windows that impact the privacy of the neighboring side or rear yard should be minimized. The design

of the accessory unit should relate to the design of the principal residence and not visually dominate it

or the surrounding properties.

The orientation and location of buildings, structures, open spaces and other features of the site

should protect and maintain natural resources including significant trees and shrubs to the extent

feasible and minimize alteration of natural land forms. Building profiles, location and orientation

should relate to natural land forms.

The site plan should incorporate low impact storm water mitigation techniques, such as cisterns, rain

barrels, permeable pavers, rain gardens, indigenous plants and landscape berms.

Administrative Design Review and Approval. All accessory dwelling units shall meet the following standards

for administrative approval by the Zoning and Development Administrator. Prior to approval of an

accessory dwelling unit, the Zoning and Development Administrator shall find that:

Maximum Square Feet and Number of Bedrooms. The accessory dwelling unit shall not be greater

than 950 square feet of habitable space. Detached accessory dwelling units located above garage

space shall be permitted so long as they meet the height requirement herein.

Zoning . The accessory dwelling unit shall comply with all underlying zoning requirements including

but not limited to building area, bulk and area, and setbacks with the exception of density limits.

Parking . One (1) parking space shall be provided on-site for each accessory dwelling unit. Required

parking for the accessory dwelling unit is in addition to the required parking for the principal dwelling

unit. On-street parking may be counted towards the total parking requirement where it is allowed in

the public right-of-way adjacent to the subject property.

Existing Development on Lot . A single-family dwelling shall exist on the lot or shall be constructed in

conjunction with the accessory dwelling unit. No building permit shall be issued until this requirement

is satisfied.

Maximum Number of Accessory Dwelling Units per Lot . A maximum of one accessory dwelling unit

Fayetteville ADU Code 

City of Fayetteville, Ark.

Fayetteville, Ark.

City

Private Lot and Building

Yes

Yes

Yes

Required where accessible

950 s.f. maximum

No

No

The Accessory Dwelling Unit portion of the 
Fayetteville Code of Ordinances allows ADUs 
to be built but requires that the property own-
er occupy either the principal building or the 
ADU itself, which ensures landlord responsi-
bility by proximity.  It also requires that ADUs 
be architecturally compatible with the prin-
ciple building on the property.  

See page 39 for sample pages.See page 67 for sample pages.

Austin ADU Code

City of Austin, Tex.

Austin, Tex.

City

Private Lot and Building

No

1 required / 0 if within .25 mile of transit

No

Not required 

1100 s.f. & 550 s.f. second story max. 

No

No

Austin began allowing ADUs in the 1980s, The 
Austin ADU Code requires that the ADU be 
a separate structure from the principle build-
ing (as opposed to a basement apartment or 
the like).  In 2015, Austin changed the mini-
mum lot size for ADU construction to be sig-
nificantly smaller than it previously was and 
relaxed parking requirements in areas near fre-
quent transit, allowing for more ADUs to be 
built.  Also, in 2015 the requirement for sepa-
rate utility connections was waived, which can 
save $10,000-20,000 in construction costs.

See page 40 for sample pages. See page 41 for sample pages.
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Flag Shaped Lots  
Pilot ProgramGarden Suites:  How-to Guide

City of Edmonton

Edmonton, Alb., Canada

City 

City

No

Yes unless wheelchair accessible or near transit

No

No

484 s.f. maximum

Yes

Yes

City of Edmonton

City of Edmonton

City

Private Lot and Building 

No

Yes

No

Yes

484 s.f. maximum

Yes

No

The Garden Suite How-to Guide lays out a 
framework for the development of ADUs.  The 
code was developed to promote residential in-
fill in mature Neighborhoods.  The code pro-
vides direction for permitted and discretionary 
uses, site/dwelling access, lot size, dwelling sep-
aration, height, roofs, and maximum site cover-
age.  These regulations vary based on applicable 
land use district, the presence of laneways, and 
any additional accessory buildings on the prop-
erty.  The policies contained in this code are 
enacted via the overarching Land Use Bylaw.

The Flag Shaped Lot Pilot is a small scale pilot 
project exploring the feasibility of developing/
accommodating accessory dwelling units on a 
separate title within the City of Edmonton’s 
mature Neighborhoods.  The flag lot pilot pro-
poses the subdivision of residential rear lane 
properties to create accessory dwelling units 
on their owned separately, while retaining rear 
lane access for servicing and access of the pri-
mary dwelling.  The pilot is currently being 
implemented via DC2s on 3 properties in the 
City.

See page 43 for sample pages. See page 44 for sample pages.

  

20.810 - 1 
 

Chapter 20.810 

ACCESSORY DWELLING UNITS 

Sections: 

20.810.010 Purpose 
20.810.020 Definition 
20.810.030 Applicability 
20.810.040 Development Standards. 
20.810.050 Submission Requirements 
20.810.060 Conversions of Existing Accessory Structures. 
 
 
 
Section 20.810.010 Purpose 
Purpose.  The purpose of these code provisions for accessory dwelling units (ADUs) is to: (1) provide 
homeowners with flexibility in establishing separate living quarters within or adjacent to their homes for the 
purpose of caring for seniors, providing housing for their children or obtaining rental income; (2) increase the 
range of housing choices and the supply of accessible and affordable housing units within the community; and 
(3) ensure that the development of accessory dwelling units does not cause unanticipated impacts on the 
character or stability of single-family neighborhoods. 
(M-4209, Amended, 08/07/2017, Sec 2-Effective 9/6/2017; M-3643, Added, 01/26/2004) 
 
 
Section 20.810.020 Definition 
Accessory Dwelling Unit (ADU). One or more rooms with private bath and kitchen facilities comprising an 
independent, self-contained dwelling unit within or attached to a single-family dwelling or in a detached 
building on the same lot as the primary dwelling unit. An ADU is distinguishable from a duplex in that, unlike 
a duplex, it is clearly subordinate to the primary dwelling unit, both in use and appearance. 
(M-4209, Amended, 08/07/2017, Sec 2- Effective 09/06/2017; M-3931, Amended, 11/02/2009, Sec 25-Effective 12/2/2009; 
M-3643, Added, 01/26/2004) 
 
 
Section 20.810.030 Applicability 
A. Accessory dwelling unit applicability. ADUs shall be allowed as limited uses in all residential zoning 
districts (R-2, R-4, R-6, R-9, R-18, R-22, R-30, and R-35) if in compliance with all of the development 
standards contained in Section 20.810.030 VMC below. ADUs shall not be allowed within non-residential 
zoning districts or in the following circumstances: 
 

1. On properties not containing a detached single family dwelling 
 
2. On properties containing activities requiring a home occupation permit pursuant to  VMC  20.860.  

 
B. Approval process. A proposed ADU shall be reviewed by means of a Type I procedure, pursuant to 
Section 20.210.040 VMC, subject to the development standards contained in Section 20.810.040 VMC 
below. An ADU use is not subject to Site Plan Review.  
(M-4209, Added, 08/07/2017, Sec 2-Effective 09/06/2017) 
 
 

Vancouver ADU Code

City of Vancouver, B.C.

Vancouver, B.C.

City

Private Lot and Building

No

No

Yes

Not required

50% of primary dwelling or 800 s.f. max

No

No

Vancouver is the leader in ADU development 
in North America.  Vancouver currently allows 
ADUs by-right, so there are no conditional re-
views to have one built.  Historically, ADUs 
were allowed in Vancouver, but in the 1950s 
the city outlawed them.  In the 2000s, Planning 
and Housing Council proposed to have them 
re-legalized and was successful.  

See page 42 for sample pages.

Key

Author

Jurisdiction

Jurisdiction Type

Scale

Owner Required to Live on Property

Parking Required

On-street Parking Counts

Separate Utilities

Square footage

Includes Graphics

Includes Images

Summary & Notes

Sample Pages
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Key

Author

Jurisdiction

Jurisdiction Type

Scale

Includes Graphics

Includes Images

See Also (Similar Codes)

Summary & Notes

Sample Pages

Design Standards

Municipalities that value their unique identity 
should have in place Design Standards that of-
fer direction to property owners regarding the 
architecture and design issues that matter to 
the town.  

Zoning ordinances typically address planning 
or “urban” issues-most notably such things 
as building form, placement and use.  Design 
Standards pick up where zoning ordinances 
often leave off and address such things as con-
struction materials, configurations and tech-
niques.  Design Standards come in all shapes 
and sizes and vary widely in their degree of 
specificity and detail.  

“Adopt” These Books

Various

N/A

N/A

Private Lot and Building

Yes

Yes

One very inexpensive means of improving the 
aesthetic quality of architecture would be to 
“adopt” appropriate design references as either 
recommended or required design standards.  
Listed above are some of the best.  In some 
cases, most importantly with the style guides, 
it would be important to identify only those 
portions that are appropriate for East Rock-
ville.  See “Bibliography” on page 36 for fur-
ther resources.  

No Sample Pages

A Two-Page Code

DPZ & Co.

Kentlands Citizens’ Assembly

Neighborhood Association

Private Lot and Building

Yes

No

Seaside, Fl.

“The Kentlands Code” is a set of standards con-
tained on two pages prepared for Kentlands in 
Gaithersburg, Maryland.  The code still guides 
changes to homes in the community.  

See page 28 for sample pages.

Principle-Based Guide Books

Style-Based Guide Books

Details and techniques for renovating and building Norfolk houses

n or f o l k  n e igh bor h o od s
c i t y o f  n o r f o l k

a  pa t t e r n  bo o k for

a  pat t e r n  b o o k f or

Details and techniques for building and
renovating Gulf Coast houses

m i s s i s s i p p i  r e n e wa l  f o r u m

gulf coast neighborhoods

Style-Based Pattern Book Principle-Based Pattern Book

Urban Design Associates

Norfolk, Va.

City, Neighborhood

Private Lot and Building 

Yes

Yes

Norton Commons,Ky., Celebration, Fl., 

A style-based pattern book is a great tool for 
a community that has identified the styles they 
would like to see in their community.  Style-
based standards direct designers to the massing, 
materials and details appropriate to particular 
styles thus ensuring that even designers who 
may not have training or experience in the se-
lected styles can execute buildings correctly.

Urban Design Associates

Various Coastal Mississippi Towns

City, Town, Neighborhood

Private Lot and Building

Yes

Yes

A Living Tradition (Architecture of the 
Bahamas) by Steve Mouzon

A principle-based pattern book identifies local 
architecture and construction patterns, without 
regard for style, and identifies the underlying 
principle.  This principle becomes the design 
standard.  An example might be to identify the 
pattern of very steep roofs in New England and 
identify that they are so because of the need to 
shed large amounts of snow.  Thus the principle 
would be that roofs shall be steeply pitched to 
shed snow, regardless of the architectural style.  
This method offers designers greater freedom. 

No Sample Pages No Samples Pages

Analysis of Architectural Standards
East Rockville Residential Design GuidelinesMichael Watkins Architect, llc 
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Opticos Des ign, Inc.

1285 G i lman Stree t

Berkeley, CA 94706

p: 5 1 0 . 5 5 8 . 6 9 5 7

f: 5 1 0 . 8 9 8 . 0 8 0 1

w: opticosdesign.com

City of Cincinnati, Ohio

Form-Based Code  
Best Practices Report 

Opticos Design, Inc. 
with Lisa Wise Consulting

March 1, 2010

4-6 Downtown Mixed Use Master Plan
Opticos Design, Inc.

Chapter 4: Form-Based Code

Property Line

Build-to Line (BTL)

Setback Line

Building Area 

Building Placement

Build-to Line (Distance from Property Line)

Front  0' 

Side Street 0'

Setback (Distance from Property Line)

Side  0'

Rear

Adjacent to NG Zone 8'

Adjacent to any other Zone 5'

Building Form

Primary Street Façade built to BTL 80% min.*

Side Street Façade built to BTL  30% min.*

Lot Width 125'  max.

Lot Depth 100' max.

*Street façades must be built to BTL along first 30' from every corner.

Notes

All floors must have a primary ground-floor entrance that 

faces the primary or side street.

Loading docks, overhead doors, and other service entries are 

prohibited on street-facing façades.

Any building over 50' wide must be broken down to read as a 

series of buildings no wider than 50' each.

1" = 15'-0"

Key 
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Town Core (TC) Standards

O

L

Use

Ground Floor Service, Retail, or  

  Recreation, Education & 

  Public Assembly*

Upper Floor(s) Residential or Service*

*See Table 4.1 for specific uses. Ground floors that face the wa-

terfront shall be nonresidential and shall not include parking, 

garages, or similar uses. 

Height

Building Min. 22' 

Building Max. 2.5 stories and 40' 

Max. to Eave/Top of Parapet 35'

Ancillary Building Max. 2 stories and 25' 

Finish Ground Floor Level 6" max. above sidewalk

First Floor Ceiling Height 12' min. clear

Upper Floor(s) Ceiling Height 8' min. clear.

Notes

Mansard roof forms are not allowed.

Any section along the BTL not defined by a building must be 

defined by a 2'6" to 4'6" high fence or stucco or masonry wall.

T2

T1

T3

T4

T5

T6

Civic

T2

T1

T3

T4

T5

T6

Civic

0 200' 400'

1 Acre¼ Acre

Regulating Plan
Flagstaff, Arizona

October 9, 2009

0 200' 400'





THE TOWN OF HIGH RIVER 
LAND USE BYLAW

BYLAW 4510/2017

Adopted April 24, 2017 

PART 3: LAND USE DISTRICTS

Town of High River Land Use Bylaw 26

(b) Vision The Traditional Neighbourhood District (TND) is intended to transition over time to 
incorporate a variety of housing forms and local services. 



Mature 
Neighbourhood 
overlay

regulatioNs
July 2016

Mature Neighbourhood Overlay Regulations

18.3m or more

roAD

REGULATION 03
Where the Site Width is 18.3 m or greater:

a. Side Setbacks shall total 20% of the 
Site Width but shall not be required to 
exceed 6.0 m in total;

b. the minimum interior Side Setback shall 
be 2.0 m; and

c. on a Corner Site, the Side Setback 
requirements on the flanking public 
roadway, other than a Lane, shall be in 
accordance with the requirements of the 
underlying Zone.

PurPose

Specifying special side setback 
requirements for wide lots. Contextually, 
wider lots generally have larger side yard 
setbacks.

RF1-RF5 side 
setback regulations 
apply to flanking 
setback along a road.

Must total 20% of  
site width up to 6 m

Interior setback 
shall be 2.0 m.



Mature Neighbourhood Overlay Regulations
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REGULATION 10
Regardless of whether a Site has existing 
vehicular access from the front or 
flanking public roadway, there shall be 
no such access where an abutting Lane 
exists, and

a. a Treed Landscaped Boulevard is 
present along the roadway adjacent to 
the property line;

b. the Site Width is less than 15.5 m; or

c. fewer than 50% of principal Dwellings 
on the blockface have vehicular access 
from the front or flanking roadway.

PurPose

a. To maintain the pedestrian 
environment and protect the treed 
boulevard by limiting curb cuts for 
driveways.

b. To only allow front driveways on wider 
lots.

c. To only allow front driveways in areas 
where 50% or more of the dwellings on 
a block have front access driveways.

6/10 lots have front access

Treed Boulevard is present

Site width is less than 15.5m 

Mature Neighbourhood Overlay RegulationsREGULATION 04
Where a structure is two or more storeys 
and an interior Side Setback is less than 
2.0 m, the applicant may be required 
to provide information regarding the 
location of windows and Amenity Areas 
on adjacent properties, and the windows 
of the proposed development shall be 
located to minimize overlook into adjacent 
properties.

PurPose

To ensure that the placement of windows 
in new developments is contextually 
sensitive to the adjacent existing 
development ensuring adequate privacy.

Location of windows and 
Amenity Area of existing 
home are required to ensure 
that windows on the new 
development are placed to 
minimize overlook

existing Home

Less than 2m

2 or more
stories

New Home
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ACCESSORY DWELLING UNITS 
 
 

Category: Residential Construction 

Revised:  June 22, 2016  [Paul L. Scarlett]  , Director  
Responsible Bureau Sections: Development Services Center 
      1900 SW Fourth Avenue 
      Portland, OR 97201 
      503-823-7310 
 
      Residential Inspections 
      1900 SW Fourth Avenue 
      Portland, OR 97201 
      503-823-7388 
 
I. BACKGROUND 

The Portland Zoning Code allows Accessory Dwelling Units (ADUs) to be added to a 
site accessory to a house, attached house, or manufactured home in all Residential 
zones, all Commercial zones, and the Central Employment (EX) zone as described 
in Chapter 33.205 of the City Zoning Code.  ADUs provide additional housing units 
that are compatible with the look and scale of single dwelling development, make 
more efficient use of existing housing stock and infrastructure, and provide a mix of 
housing options.  They can be created by converting part of an existing house, 
adding area to an existing house, converting an existing structure, or constructing a 
new building.   
 
This program guide outlines the application and review procedures for obtaining a 
permit to create an ADU and provides a summary of key zoning and construction 
standards.  This guide does not address the use of additional kitchen agreements 
which address additional kitchens that are not part of an ADU.  For information 
regarding the use of additional kitchen agreements, please see City Code Guide 
CC/33/#2 at http://www.portlandoregon.gov/bds/article/174914 . 

 
 
II. ADU DEFINITION  

The Zoning Code defines an Accessory Dwelling Unit as a smaller, auxillary dwelling 
unit on the same lot or within a house, attached house or manufactured home.  The 
unit includes its own independent living facilities with provisions for sleeping, 



BUILDING SIZE 

The total size of your building is determined by two 
regulations—floor area and site coverage. 

 • Floor area is the total square footage of your building. 

 • Site coverage is the size of your building’s footprint,  
or in other words, the amount of your property the  
building covers. 

There are some restrictions on where the 75 m2 living space 
can go—specifically how big your second storey can be. The 
maximum second storey floor area in the RF1, RF2, RF3, RF4, 
RF5, RF6, RA7, RA8, and RA9 zones is 50 m2. 

Table 3: Maximum Site Coverages

 Zone  Maximum Site Coverage  
for the Garden Suite

Maximum Total  
Site Coverage for All 
Structures

 Maximum Site Coverage for 
Parking Areas in the Garden 
Suite, and Other Accessory 
Buildings

RF1, RF2, RF3,  
RF4, RF5, RF6, 
RA7, RA8, RA9

18%

PRINCIPAL 
DWELLING

GARDEN 
SUITE

SHED, 
ETC.

42%

PRINCIPAL 
DWELLING

GARDEN 
SUITE

SHED, 
ETC.

12%

PRINCIPAL 
DWELLING

PARKING 
AREA

SHED, 
ETC.

All Other Zones Add +2% to the maximum 
accessory building coverage  
in your zone

PRINCIPAL 
DWELLING

GARDEN 
SUITE

SHED, 
ETC.

Add +2% to the maximum total 
site coverage in your zone

PRINCIPAL 
DWELLING

GARDEN 
SUITE

SHED, 
ETC.

Equal to the maximum accessory 
building coverage in your zone

PRINCIPAL 
DWELLING

PARKING 
AREA

SHED, 
ETC.

Zone total +2%

42%

Zone total +2%

18%

= Accessory 
coverage in zone

12%

Building Footprint (Site Coverage) - The total footprint of your 
building is calculated as a percentage of your property’s overall 
size. The percentage of your property your garden suite can 
cover depends on: 

 • Your property’s zone 

 • Whether you have a large main house

In the RF1, RF2, RF3, RF4, RF5, RF6, RA7, RA8, and RA9 zones, 
your garden suite can cover up to 18% of your lot. However, the 
total amount that all the buildings on your property can cover 
is 42%. This means that if you have a larger house that covers 
more than 24% of your lot, your suite’s footprint will be limited 
to less than 18%.

In all cases, the garage parking areas and other accessory 
buildings (such as sheds) on your property cannot cover more 
than 12% of your property. The extra site coverage can only 
be used to accommodate living spaces on the ground floor, 
including storage and staircases.

In all other zones, your garden suite can cover 2% more of 
your lot than you’d be allowed for a normal accessory building, 
like a detached garage. You’re also allowed 2% more total site 
coverage for all the buildings on your property. 

To determine the site coverage you’re allowed, look to your 
property’s zone and find the site coverage regulations. Add 2% 
to the number specified for accessory building coverage to find 
the maximum footprint for your garden suite. Add 2% to the 
number specified for total site coverage to find the maximum 
footprint for all structures on your property. 

In all cases, the garage parking areas and other accessory 
buildings (such as sheds) on your property cannot cover more 
than the number specified for accessory building coverage. 
The extra site coverage can only be used to accommodate 
living spaces on the ground floor, including storage and 
staircases.

In every other zone, the maximum second storey living space 
can be 60 m2. You can have an additional 15 m2 at grade if 
desired. 

Because the size of the second storey is limited, you may want 
to build a split-level suite in order to get as much living space as 
possible. Some cities, like Vancouver, have a lot of suites built 
this way that you can look to for inspiration. 

On larger sites, you might also consider doing a single storey 
garden suite, with all living space at ground level.

50 m2

25 m2

60 m2

75 m2

Floor Area (Square Footage) - The floor area of a garden suite 
includes the living area (bedrooms, kitchen, etc.) and garage 
parking spaces. 

The maximum total floor area allowed for a garden suite 
is 120 m2, including living area and garage parking spaces.

The maximum floor area of living space is 75 m2 and the 
minimum is 30 m2. 

If you’re installing a staircase or elevator inside the building, you can exclude up to 4 m2 from the living space for the stairs 
and 6 m2 for the elevator and any landing areas.

The space underneath balconies and other structures higher than 1 m above the ground are counted in site coverage.

10 11

2

BACKGROUND
Action 10 in Edmonton’s Infill Roadmap (2014) is to 

“Identify and support a range of pilot projects that explore creative and new forms of infill in order to 
provide learning opportunities for everyone. This will allow the City, builders and residents to test and 
learn from new ideas in creative and exciting ways.”

The Flag Lot was an entry into the 2016 Edmonton Infill Competition (Action 8 of Edmonton’s Infill 
Roadmap). It was originally titled the “Pork Chop Lot” and submitted by local architect Sherri Shorten. A flag 
lot subdivides a small parcel off of the rear end of an existing lot to accommodate a garden suite on its own 
separate title. The larger lot will retain street frontage plus access and utility servicing from the back lane 
through a narrow strip of land. The second, smaller lot will only have access and utility servicing via the lane.

Ongoing interest in garden suites and flag lots has been expressed through public engagement for Evolving 
Infill and the creation of the YEGarden Suites community organization. 

SCENARIO 1 SCENARIO 2
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Figure 1. East Rockville Planning Area 
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Alley-served vs. Front-loaded Lots
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East Rockville Design Guidelines Discussion and Survey
February 13, 2018

Very 
Important

Somewhat 
Important

Not 
Important Total

2 points 1 point 0 points

Building Mass and Scale
22 0 0 22

Building Height
18 1 0 19

Building Articulation 
(ex: breaking up building mass or blank walls with windows, changes in building materials, varying roof lines, etc.)

14 4 0 18

Lot Coverage 
(percentage of the lot covered by buildings)

12 4 0 16

Front Yard Paving 
(percentage of paving from driveways, porches, walkways)

10 4 0 14

Building Orientation
(ex: where the house has its front)

8 6 0 14

Home Additions
8 6 0 14

Building Placement
(ex: where the house is placed on the lot/how far from or close to the street)

8 4 0 12

Porches and Stoops 
(ex. should new homes have them? certain styles?)

4 6 0 10

Driveways and Garage Placement/Location
2 7 0 9

Window and Door Types/Styles
(architectural desgin)

4 3 0 7

Roof Styles
(architectural design)

2 4 0 6

Building Material Types
0 6 0 6

10-

October 25, 2018

16+

12-14
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SMARTCODE
Municipality

SM ARTCO DE VER SIO N 9.2 SC43

T3

(see Table 1)

l. BUILDING FUNCTION (see Table 10 & Table 12)
Residential restricted use
Lodging restricted use
Office restricted use
Retail restricted use

k. BUILDING CONFIGURATION (see Table 8) 
Principal Building 2 stories max.
Outbuilding 2 stories max.
f. LOT OCCUPATION  (see Table 14f)
Lot Width 72 ft. min 120 ft. max
Lot Coverage 60% max

i. BUILDING DISPOSITION (see Table 9)
Edgeyard permitted
Sideyard not permitted
Rearyard not permitted
Courtyard not permitted

g. SETBACKS - PRINCIPAL BUILDING (see Table 14g)
(g.1) Front Setback Principal 24 ft. min
(g.2) Front Setback Secondary 12 ft min.
(g.3) Side Setback 12 ft min.
(g.4) Rear Setback 12 ft min.
Frontage Buildout 40% min at setback

h. SETBACKS - OUTBUILDING (see Table 14h)
(h.1) Front Setback 20 ft. min. + bldg setback
(h.2) Side Setback 3 ft. or 6 ft at corner
(h.3) Rear Setback 3 ft. min

j. PRIVATE FRONTAGES (see Table 7)
Common Lawn permitted
Porch & Fence permitted
Terrace or L.C. not permitted
Forecourt not permitted
Stoop not permitted
Shopfront & Awning not permitted
Gallery not permitted
Arcade not permitted

Refer to Summary Table 14

PARKING PROVISIONS
See Table 10 & Table 11

 *or 15 ft. from center line of alley
 ”N” stands for any Stories above those shown, up to 

the maximum. Refer to metrics for exact minimums 
and maximums

BUILDING CONFIGURATION
1. Building height shall be mea-

sured in number of Stories, 
excluding Attics and raised 
basements.

2. Stories may not exceed 14 feet 
in height from finished floor to 
finished ceiling, except for a first 
floor Commercial function which 
must be a minumum of 11 ft with 
a maximum of 25 feet.

3. Height shall be measured to the 
eave or roof deck as specified 
on Table 8.

SETBACKS - PRINCIPAL BLDG
1. The Facades and Elevations 

of Principal Buildings shall be 
distanced from the Lot lines 
as shown. 

2. Facades shall be built along 
the Principal Frontage to the 
minimum specified width in 
the table.

SETBACKS -  OUTBUILDING
1. The Elevation of the Outbuilding 

shall be distanced from the Lot 
lines as shown.

PARKING PLACEMENT
1. Uncovered parking spaces 

may be provided within the 
second and third Layer as 
shown in the diagram (see 
Table 17d). 

2. Covered parking shall be 
provided within the third Layer 
as shown in the diagram (see 
Table 17d). Side- or rear-entry 
garages may be allowed in 
the first or second Layer by 
Warrant.

3. Trash containers shall be 
stored within the third Layer.

N

1 

Max. height
Max. height

1 

2  

(g.1)

(g.2)

(g.3)

(g.4) Corner Lot
Condition

Mid-Block
Condition

Corner Lot
Condition

Mid-Block
Condition(h.2)

(h.3)
(h.1)

(h.2)

(g.4)(g.1)

(h.1) (h.3)

Secondary Frontage
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inc

ipa
l F

ro
nta

ge

TABLE 15A. FORM-BASED CODE GRAPHICS - T3

2nd 
Layer

1st
Layer

3rd 
Layer

20 ft
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SMARTCODE
Municipality

SMARTCOD E VER SION 9.2SC48

   

Thoroughfare (R.O.W.)

a. THOROUGHFARE & FRONTAGES

1-Radius at the Curb
2-Effective Turning Radius (± 8 ft)

b. TURNING RADIUS

1-Frontage Line 
2-Lot Line 
3-Facades 
4-Elevations 

e. FRONTAGE & LOT LINES 

1st layer

2nd layer

3rd layer

20
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d. LOT LAYERS

1- Principal Building
2- Backbuilding
3- Outbuilding

c. BUILDING DISPOSITION
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Lanes

Public 
Frontage

Private 
Frontage

Building

Private LotPrivate Lot
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f. SETBACK DESIGNATIONS
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TABLE 17. DEFINITIONS ILLUSTRATED
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Norton Commons Pattern Book

©2004 PlaceMakers, llc and ©2011 Michael Watkins Architect, llc

D•8

SURFACES

Paved areas should be kept to an absolute minimum in T3, limited in T4, and abundant in 
T5.  As the Transect zone becomes more urban, the paved surfaces increase.  In T3 and T4 the 
use of tire strip drives and shared drives are encouraged to minimize paving.  Private drives 
and parking pads may be poured concrete, brick or gravel, with appropriate borders.  Private 
walkways may be concrete, brick, stone, gravel or pine straw, but must be appropriately 
bordered.  Where paved areas are adjacent to the public right-of-way, choice of color shall 
be determined by what is compatible with the public area.  With the exception of poured 
surfaces, all paving should be dry-set.  To reduce overall lot imperviousness the more porous 
surfaces are recommended.  For the same reason, shared driveways that served two or more 
lots are encouraged.

Landscape Standards:  Surfaces

T3 T4 T5

Gravel Tire Strips Flagstone in grass Poured Concrete

Pine Straw Flagstone Grouted Brick

Crushed Stone Brick Pavers Stamped Concrete

Addi t iona l  Note s
Terraces.  Terraces visible from frontages shall be brick, brick pavers, flagstone or slate.  

They shall be faced with brick or stone and have low walls or balustrades of brick or precast 
concrete.

Walks.  Walks and lead walks (those approaching doors to buildings) shall be brick, brick 
pavers, stained concrete or concrete.  Walks and lead walks shall be flush with the ground.  
Lead walks shall be of the same or better material than the adjoining public walk and shall 
not be extended into the planting strip in the R.O.W. Materials are listed in descending 
order with the best listed first.

Paths.  Paths shall be stone, slate or stone dust, or, at Private Yards, pine straw and pine 
bark.

Driveways.  Driveways are only permitted on lots without alley access and shall be a max. 
of 10' wide where they cross a sidewalk.

Driveways, Garage Aprons, and Parking Materials.  Driveways, garage aprons and 
parking materials shall be granite, brick, grass blocks, concrete pavers, concrete (preferably 
stained) or asphalt.

Grass.  Grass is prohibited at T5.
Mulch.  Hard wood mulch (natural colors only - brown, gray and black), and pine straw 

are permitted.
Rock and Gravel.  Rock, lava rock, gravel, stone and the like is prohibited as a ground 

cover, except where not visible from frontages, inside yards enclosed by hedges, fences and/
or garden walls or where used as a drainage conveyance of 12" in width or less.
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SMARTCODE
Municipality

SMARTCOD E VER SION 9.2SC48

   

Thoroughfare (R.O.W.)

a. THOROUGHFARE & FRONTAGES

1-Radius at the Curb
2-Effective Turning Radius (± 8 ft)

b. TURNING RADIUS

1-Frontage Line 
2-Lot Line 
3-Facades 
4-Elevations 

e. FRONTAGE & LOT LINES 

1st layer

2nd layer

3rd layer
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d. LOT LAYERS

1- Principal Building
2- Backbuilding
3- Outbuilding

c. BUILDING DISPOSITION
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Norton Commons Pattern Book

©2004 PlaceMakers, llc and ©2011 Michael Watkins Architect, llc

A•10

The Regulating Plan & Urban Standards:  Parking Standards

PARKING STANDARDS

These standards deal only with parking on private property.  Large numbers of on-street 
parking spaces are available, which may be used for guests, clients, customers and family.  On-
street parking spaces may be counted toward the required parking for a lot with the approval 
of the Town Architect.  These on-site parking standards do not allow cars to dominate the 
faces of the buildings.

Access Preference.  Alleys or rear lanes shall be used for vehicular access for every lot 
at which they exist unless otherwise allowed by the Town Architect.  Street frontage may be 
used for access at lots where alleys or rear lanes do not exist, in which case, driveways shall 
be a max. of 10' wide where they cross a sidewalk.

Parking Lots.  Reduce the overall imperviousness associated with parking lots by 
providing compact car spaces, minimizing stall dimensions, incorporating efficient parking 
lanes, and using pervious materials in the spillover parking areas where possible. 

Front
Detached Outbuilding
This method works best where the 
space between adjacent houses is 24' 
wide or less, which helps to hide the 
garage. 

Side Street
Outbuilding

This method shall only be used with 
approval of the Town Architect.   The 
outbuilding may be freestanding or 
attached.

Front
Attached Outbuilding

Outbuilding may be freestanding, or attached, 
but must be a minimum of 20' behind the front 
of the house.

Rear
Park Within

This method shall only be 
used with approval of the 
Town Architect.

Rear
Park Behind

Rear
Park Beside

At street corner lots place spaces 
at far side of lot as shown.

Rear
Outbuilding

The method of choice where 
alleys or rear lanes exist.  At 
street corner lots place garage at 
far side of lot as shown.

Rear
Outbuilding 

Court
Court should be fenced or walled.  
At street corner lots place garage 
at near side of lot as shown.

20
' m

in
im

um
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SMARTCODE
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Thoroughfare (R.O.W.)
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1-Radius at the Curb
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A Pattern Book for Norfolk Neighborhoods

Building a Norfolk H ouse

Most traditional houses are distinguished by a Main Body that
is always the most important form. Additional space is treated
as secondary additions to this Main Body. The first step in
designing a house is to determine the Main Body Massing
Type. This will guide the development of your house plan or
the modifications to your existing house.

In general, additions are treated as Wings. Side wings can be
either one, or one-and-one-half stories, set back from the front
facade of the Main Body. Two-story additions can be added
to two-story Main Bodies, but should be set back from the
front facade and limited in width to a maximum of one-third
the width of the Main Body. Side wings and rear wings can
be added in many combinations.

Once the massing and the floor-to-floor heights are deter-
mined, various Door and Window Compositions can be
explored. Most styles have very definite patterns that were used
to produce balanced or picturesque compositions that produce
a harmonious and pleasing image. Window proportions, loca-
tion and spacing were all important and well understood by
early house builders.
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The History & Character Page of the Norfolk 
Colonial Revival Architectural Style

The Massing & Composition Page of the Norfolk
Colonial Revival Architectural Style

Historic photos of Norfolk Colonial Revival houses

Massing Diagrams for Additions
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A Pattern Book for Norfolk Neighborhoods

W hile windows and doors are available today from a wide
range of manufacturers and come in almost any shape and size,
correctly proportioned and detailed Windows and Doors are
key to the design of the house. The Pattern Book illustrates
standard window and door types used for each architectural
style and special windows and doors used as accents.

Porches are important elements in the Norfolk environment
and find expression in almost every architectural style or vocab-
ulary. Setting the appropriate column types, porch cornices,
railings, and balustrades is key to establishing the character of
the house. The Pattern Book offers options found within a
particular style complete with sample profiles that illustrate
the correct dimensions and components.

The final assembly of the various components should produce
a house of recognized character and quality no matter what
the size. Appropriate materials are discussed in the Appendix.
A series of illustrated possibilities within each style section
demonstrates the effective application of the Pattern Book
guidelines.
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The Doors & Windows Page of the Norfolk 
Colonial Revival Architectural Style

The Porches Page of the Norfolk Colonial Revival
Architectural Style

Illustration of the correct assembly of a Norfolk
house in the Colonial Revival Style
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3. The mean height level between the eaves and ridge or peak of a gable, hip, or 
gambrel roof, except as set forth in Section 25.10.09 (relating to special height 
provisions in the R-60, R-75, and R-90 zones) 

(b) Exceptions: 

1. Greater Than 35’ Setback – If a building is set back 35 feet or more from 
the street line, the building height is measured from the average elevation of 
the finished grade along the front of the building. 

2. Corner Lot Exceeding 20,000 Square Feet – On a corner lot exceeding 
20,000 square feet of area, the height of a building may be measured from 
either adjoining street grade. 

3. Terraces above Street Grade – If the building is located on a terrace above 
the street grade, the height is measured from the top of the terrace. 

4. Through Lots – For a through lot, the height may be measured from either 
street grade, provided that the maximum height permitted on the higher street 
extends to a point 150 feet from the lower street line, at which point the 

maximum height must be measured from the lower street. 

5. Special Provision for Lots in the R-60, R-75, and R-90 Zones – (from 
Section 25.10.09) –  

 
a. Height of Residential Buildings – The height of residential dwellings in 

the R-60, R-75, and R-90 Zones is limited to 35 feet, measured at the mid-
point of the front of the building from the surface of the pre-existing grade 
to the mid-point of a gable, hip, or mansard roof or to the roof surface of a 
flat roof.  In the case of a gable, hip or mansard roof, the height to the peak 
of the roof cannot exceed 40 feet. 

b. In cases where the existing grade of the lot slopes below the street grade, 
building height will be measured from the finished street grade, provided 
that construction of the dwelling required re-grading of the lot for 
purposes of positive drainage of wastewater and stormwater to the street. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

- Pre-Existing Grade (from Zoning Ordinance Definitions, §25.03.02) – The height of 
the ground prior to construction or earth moving by human means as of March 16, 
2009. 

 
Attic – The Rockville Code does not define attic.  The Code does adopt the ICC International 
Building Code, 2015 Edition (Section 5-86).  As “attic” is not one of the words modified by the 
City to replace any definitions in the IBC, the City would apply whatever definition of that term 
would be found in that Code. I do not have a copy of the 2015 version, however, to say what is 
that definition. 
 
 
 
 
Basement  (from Zoning Ordinance Definitions, 
§25.03.02) – That portion of a building below the first 
floor joists, at least half of whose clear ceiling height is 
above the level of the adjacent finished grade (compare 
with Cellar) 
 
 
 

 
 
 
 

Note, “cellar” is defined as:  That portion of a 
building below the first floor joists at least half of 
whose clear ceiling height is below the level of 
the adjacent ground (compare with Basement) 
 

 
 
 
Story – (from Zoning Ordinance Definitions, 
§25.03.02) – A story is: 

1.  That portion of a building included between the surface of any floor and the surface 
of the floor next above it or, if there be no floor above it, the space between such floor 
and ceiling next above it. 

2. A basement will be counted as a story if its ceiling is over five feet (5’) above the 
level from which the height of the building is measured or if it is used for dwelling 
purposes. 

3. A mezzanine floor will be counted as a story if it covers over one-third (1/3) of the 
area of the floor next below it or if the vertical distance between the floor next below 
it and the floor next above it is 20 feet or more. 

Note, the Building Code (§5-68) generally defines “story” the same way, but includes 
that a basement can be counted as a story “if it is used for business or dwelling purposes” 
(emphasis added).  

  
Story, half (from Zoning Ordinance Definitions, §25.03.02 and Building Code Definitions §5-
68) – A story under a gable, hip, or gambrel roof, the wall plates of which on the least two (2) 
opposite exterior walls are not more than two feet (2’) above the floor of such story. 
 
 
Since we’re talking about measurements, I also want to point out that under the Zoning 
Ordinances, Rules of Measurement, all measured distanced are rounded to the “nearest integral 
foot.”  If it is 0.49’ feet or less, round down (unless it is a parking calculation, then round up).  If 
it is .5’ or more, round up. 
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A Pattern Book for Norfolk Neighborhoods

Transformations of
Post-War Houses
The population of the United States
mushroomed after the Second World
War as young GIs returned home to their
families. Builders met the demand for
housing through the mass construction
of simple, modest, though well-built
houses. Today, these post-war houses dot
the American landscape and provide
homes for millions of Americans. In Nor-
folk, these houses are typically found in
the neighborhoods that form the outer
ring of the city, such as Norview, Azalea
Acres to the east, and Bayview Beach and
Oceanair to the north.

Because these houses were built all
across the country, they lack regional dis-
tinction. These transformation pages
provide you and your architect with direc-

floor living space, to a grander addition
of a full second floor providing for more
bedrooms and bathrooms, and finally to
a full transformation of a house which
incorporates several additions: a new
front porch, a partial second floor and the
enclosure of the carport into a garage.

We’ve given names to some of these
methods, such as pop-up, nose, and wing,
which are illustrated above. Any of these
will provide more living space in your
house.

POP-U PS (FU LL &  HALF-STORY)

You can add space by building a partial
or full second floor on your house. Or, if
your house is already a one-and-one-half-
story structure, you can add more living
space on the second floor by adding a
shed dormer to either the front or rear.

N OSES

Essentially a wing, noses project into the
front yard. Noses are never more than half
the width of the house and are never less
than 8 feet deep. They typically provide
more space for a living or family room.

W IN GS

The quintessential addition to houses,
wings may project from the side or rear
of the building and may be one or two
stories depending on the existing house.

PORCH ADDITION S (N OT SHOW N )

Usually the smallest, most economical
and least obtrusive addition, porches can
add a great deal to the appearance and
usability of a house.

tion on the appropriate means of enlarg-
ing an existing house in terms of massing
and location while also enhancing any
existing architectural style references in
your house. W here no distinct style is
apparent, the pages will help you select
an appropriate, distinctly Norfolk archi-
tectural character from the Architectural
Patterns section based on the massing
and proportions of the house.

Type of House Additions
W hen it comes to additions, post-war
houses provide more possibilities than
their older counterparts. On the follow-
ing pages, we illustrate a variety of meth-
ods to increase the usability of your
house, ranging from the simple addition
of an outdoor living space via a new
porch, to the modest addition of a first

Full story pop-ups Half-story pop-ups WingsNoses

Transformations

The main body The main body The main bodyThe main body

The garage addition The side wing addition The open breezeway and garage additionThe enclosed breezeway and garage addition
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A Pattern Book for Norfolk Neighborhoods

Porches & Eaves
Porches can be one or two stories tall with
either flat, shed, gabled, or hipped roofs.
Shed or hipped porches have a 2 to 4 in
12 pitch, while classically proportioned
temple-front porch roofs have a 5 to 7 in
12 roof pitch.

Columns & Railings
Columns include 10-inch diameter Doric
columns, and 12-inch diameter Ionic
columns. Single-story porches have 9-to
10-foot-tall columns. Two-story porches
use 10-inch diameter, 8-to 9-foot-tall
columns on the second story and 12-inch
diameter 9-to 10-foot-tall columns on
the first floor. Porch column bays should
be more narrow than wide. Balusters have
a square or turned cross section, and
should be spaced no more than 4 inches
on center.

Porch Location & Massing
Entry porticos and three-bay front porch-
es are encouraged on Norfolk Classical
Revival houses. Porches are generally cen-
tered in the facade composition of this
style. Minimum porch depth is 8 feet. For
wood deck porches, the gaps between
brick piers have lattice infill panels. Solid
porches should be faced in brick, stone or
stucco if appropriate.

DoricIonic

12" dia. 10" dia.

COLU M N  TYPES

6
12

A B C

6'
 to

 8
'

6'
 to

 8
' 8'

7'9'
2'

8'-10''
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2'

-4
''
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-8

''

8'
-6

 ''
2'

-4
''

TYPICAL PORCH LOCATION S

Portico

Full front porch

Three-fifths
front porch

12''

20
''

8'
'

EAVE SECTION S

12'' 12
''

8'
'

8''

A

B and C

Align

Porches
PORCH TYPES

3½" 

3½" 

3¼
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3"
 

RAIL DETAILS
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 2"
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Partial elevation
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C•20

Style-Specific Architectural Standards:  Classical Vernacular

ground floor

upper floor

Doors & Windows

Doors:	 Wood doors with panels and/or glazing.  Panels are most often 
raised, but may be flat or v-grooved.  See Section B, Items 18 & 
24.  Main entry doors shall be single.

Windows:	 Wood or clad double-hung windows.  Both upper and lower 
sashes are most often 6 panes, but may be 2 or 4 pane.  See 
Section B, Items 19, 24, 27 & 28.  Windows may be single or 
paired.

Muntins:	 Indistinguishable from true divided light muntins.  See Section 
B, Item 23.

Casing:	 See Section B, Item 33.

Shutters:	 May occur at single windows only.  See Section B, 19 & 31.

Typical Classical Vernacular doors & windows.

Door Styles

Classical Vernacular doors are usually simple raised or flat panel patterns. All of the raised panel 
patterns above may also be flat.

Opening Ar rangements

Door & window arrangements shown are the most composed options. Windows may be doubled, or the 
arrangement may be somewhat more relaxed, especially concerning column placement.

Opening Sur rounds
	 Plain	 Overhang ing	 Capped	 Backbanded
	

Casings are quite simple, and fairly limited by type. Jamb casings are usually 1x4, rarely larger, never 
smaller; head casings typically 1x6, occasionally 1x4.

Window Styles

Classical Vernacular windows are almost always double-hung with simple divided light patterns.
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Norton Commons Pattern Book B•7

©2004 PlaceMakers, llc and ©2011 Michael Watkins Architect, llc

Concrete.  Concrete with a smooth parged finish (no evidence of the mark of the trowel) 
may be used for foundations walls with less than 3' exposed above grade at frontages and of 
any height when not easily visible from frontages.

Arches and Piers.  Arches and piers shall be stone, brick or stucco and no less than 12" 
x 12".

Posts.  Posts shall be wood or synthetic wood and no less than 6" x 6".
Colors.  Colors for all exterior materials (siding, trim, brick, stone, stucco, etc.) shall be 

selected appropriate to the building style and to local precedent. 
Facade Articulation, General.  Buildings shall have a clear base, middle, and top by 

providing string courses and/or horizontally differentiating surface treatment, as may be 
required by the Town Architect. 

Facade Ratio.  The percentage of void area (windows and other openings) in a building 
facade shall be between 20% and 60%, except at street-level retail Frontages, where it shall 
not be lower than 75%.

Blank Walls.  Walls at Frontages may not be blank at the street level; first floor walls 
at Frontages shall have at least one window per structural bay, in a pattern that suggests 
habitation.  Exposed basement walls at Frontages shall have at least one small window per 
structural bay as appropriate to an occupied foundation.

Masonry Watertable.  Masonry water tables shall be either a slightly projected soldier 
course or a water table brick.

Skirt Board.  A minimum 5/4" x 10" skirt board with a minimum 5/4" x 2" cap is 
required for siding walls.

Wood Siding.  Board and batten is permitted if appropriate to the style.

Addi t iona l  Note s

General Architectural Standards:  Walls

Don’t Do

17 Wal l  Mater i a l  Jo in t s

 Heavier, more basic or more unadorned materials shall be below lighter or more refined 
materials with the transition occurring at a horizontal joint such as rough stone below 
brick or brick below wood siding.  Traditional buildings generally become lighter and more 
adorned as they approach the sky.  Vertical joints between different materials should occur 
only at inside corners except in rare instances which are appropriate to the style.  This 
naturally occurred when additions to buildings were built of a different material.  It is 
common in some areas to see original houses of wood, for example, with additions of brick 
because the family became more prosperous over the years.  Material changes at outside 
corners, however, are unnatural.  Such a joint practically screams that the owner of the 
building is trying to build something beyond their means.  This gives the entire building an 
aura of fakeness and shall not be permitted.

Expansion joints shall be a rational part of the composition of the wall and colored to 
match the wall.  Expansion joint gaps shall be colored to match the surrounding wall.

>
Changing 

materials at 
outside corner 
makes front 
material look 
pasted-on.

?
Vertical joint 

properly located 
at inside corner.
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Definition of Type
East Rockville Residential Design GuidelinesMichael Watkins Architect, llc 

LSG Landscape Architecture
DRAFT  Page 26 of 39

3.  Existing Conditions and Issue Analysis:  3A.  Inventory of Neighborhood
October 25, 2018

GSA Urban Design and Planning

Type is form, determined by function, confirmed by culture.

- The Lexicon of the New Urbanism

Definition of Type

Typology:  the process of creation, selection and transformation of type as follows:

1.  Archetype:  the platonic ideal, e.g. the generic urban dwelling providing a habitable private realm while defining the public 
realm.

2.  Prototype:  the first example to be created or perfected, e.g. the 18th century London terrace house with a rear mews. 

3.  Type:  the prototype appropriated and transformed through a process of emulation, e.g. the Philadelphia rowhouse enfronting 
a mixed-use street, with a walled yard and an alley to the rear.

4.  Stereotype:  the misuse or misunderstanding of a type, which thereby undermines its function and meaning, e.g. the suburban 
townhome with its front on a parking lot and an open lawn at the rear.

- The Lexicon of the New Urbanism
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GSA Urban Design and Planning

Type is form, determined by function, confirmed by culture.

- The Lexicon of the New Urbanism

Definition of Type

Typology:  the process of creation, selection and transformation of type as follows:

1.  Archetype:  the platonic ideal, e.g. the generic urban dwelling providing a habitable private realm while defining the public 
realm.

2.  Prototype:  the first example to be created or perfected, e.g. the 18th century London terrace house with a rear mews. 

3.  Type:  the prototype appropriated and transformed through a process of emulation, e.g. the Philadelphia rowhouse enfronting 
a mixed-use street, with a walled yard and an alley to the rear.

4.  Stereotype:  the misuse or misunderstanding of a type, which thereby undermines its function and meaning, e.g. the suburban 
townhome with its front on a parking lot and an open lawn at the rear.

- The Lexicon of the New Urbanism

Style is a permanent attribute of design, based upon the motifs and manner of arrange-
ment of given times and places.

- The Lexicon of the New Urbanism


	Cover Page with schedule .pdf
	1.  Site Visit
	Site Tour Photos

	2.  Background Review
	2A.  Relevant Plans and Policies
	Rockville Plans and Documents 

	2C.  Best Practices
	Analysis of Zoning Codes
	Analysis of ADU Codes
	Analysis of Architectural Standards


	3.  Existing Conditions and Issue Analysis
	3A.  Inventory of Neighborhood
	East Rockville Context
	Rockville Planning Areas
	Planning Area:  East Rockville Boundary
	Subdivisions of East Rockville
	Topography and Slope 
	Lot Slope Analysis
	Existing Zoning (2016)
	Alley-served vs. Front-loaded Lots
	Narrow and Deep vs. Wide and Shallow Lots
	Owner Occupied vs Renter Occupied Lots
	Age of Structures
	Speed Limits
	Traffic Counts (2004)
	Vacant Lots
	Recent Builds & Additions



	Codes.pdf
	Cover Page with schedule .pdf
	1.  Site Visit
	Site Tour Photos

	2.  Background Review
	2A.  Relevant Plans and Policies
	Rockville Plans and Documents 

	2C.  Best Practices
	Analysis of Zoning Codes
	Analysis of ADU Codes
	Analysis of Architectural Standards


	3.  Existing Conditions and Issue Analysis
	3A.  Inventory of Neighborhood
	East Rockville Context
	Rockville Planning Areas
	Planning Area:  East Rockville Boundary
	Subdivisions of East Rockville
	Topography and Slope 
	Lot Slope Analysis
	Existing Zoning (2016)
	Alley-served vs. Front-loaded Lots
	Narrow and Deep vs. Wide and Shallow Lots
	Owner Occupied vs Renter Occupied Lots
	Age of Structures
	Speed Limits
	Traffic Counts (2004)
	Vacant Lots
	Recent Builds & Additions




	Blank Page
	Cover Page with schedule.pdf
	1.  Site Visit
	Site Tour Photos

	2.  Background Review
	2A.  Relevant Plans and Policies
	Rockville Plans and Documents 

	2C.  Best Practices
	Analysis of Zoning Codes
	Analysis of ADU Codes
	Analysis of Architectural Standards


	3.  Existing Conditions and Issue Analysis
	3A.  Inventory of Neighborhood
	East Rockville Context
	Rockville Planning Areas
	Planning Area:  East Rockville Boundary
	Subdivisions of East Rockville
	Topography and Slope 
	Lot Slope Analysis
	Existing Zoning (2016)
	Alley-served vs. Front-loaded Lots
	Narrow and Deep vs. Wide and Shallow Lots
	Owner Occupied vs Renter Occupied Lots
	Age of Structures
	Speed Limits
	Traffic Counts (2004)
	Vacant Lots
	Recent Builds & Additions



	Cover Page with schedule.pdf
	1.  Site Visit
	Site Tour Photos

	2.  Background Review
	2A.  Relevant Plans and Policies
	Rockville Plans and Documents 

	2C.  Best Practices
	Analysis of Zoning Codes
	Analysis of ADU Codes
	Analysis of Architectural Standards


	3.  Existing Conditions and Issue Analysis
	3A.  Inventory of Neighborhood
	East Rockville Context
	Rockville Planning Areas
	Planning Area:  East Rockville Boundary
	Subdivisions of East Rockville
	Topography and Slope 
	Lot Slope Analysis
	Existing Zoning (2016)
	Alley-served vs. Front-loaded Lots
	Narrow and Deep vs. Wide and Shallow Lots
	Owner Occupied vs Renter Occupied Lots
	Age of Structures
	Speed Limits
	Traffic Counts (2004)
	Vacant Lots
	Recent Builds & Additions



	Cover Page with schedule.pdf
	1.  Site Visit
	Site Tour Photos

	2.  Background Review
	2A.  Relevant Plans and Policies
	Rockville Plans and Documents 

	2C.  Best Practices
	Analysis of Zoning Codes
	Analysis of ADU Codes
	Analysis of Architectural Standards


	3.  Existing Conditions and Issue Analysis
	3A.  Inventory of Neighborhood
	East Rockville Context
	Rockville Planning Areas
	Planning Area:  East Rockville Boundary
	Subdivisions of East Rockville
	Topography and Slope 
	Lot Slope Analysis
	Existing Zoning (2016)
	Alley-served vs. Front-loaded Lots
	Narrow and Deep vs. Wide and Shallow Lots
	Owner Occupied vs Renter Occupied Lots
	Age of Structures
	Speed Limits
	Traffic Counts (2004)
	Vacant Lots
	Recent Builds & Additions



	Cover Page with schedule.pdf
	1.  Site Visit
	Site Tour Photos

	2.  Background Review
	2A.  Relevant Plans and Policies
	Rockville Plans and Documents 

	2C.  Best Practices
	Analysis of Zoning Codes
	Analysis of ADU Codes
	Analysis of Architectural Standards


	3.  Existing Conditions and Issue Analysis
	3A.  Inventory of Neighborhood
	East Rockville Context
	Rockville Planning Areas
	Planning Area:  East Rockville Boundary
	Subdivisions of East Rockville
	Topography and Slope 
	Lot Slope Analysis
	Existing Zoning (2016)
	Alley-served vs. Front-loaded Lots
	Narrow and Deep vs. Wide and Shallow Lots
	Owner Occupied vs Renter Occupied Lots
	Age of Structures
	Speed Limits
	Traffic Counts (2004)
	Vacant Lots
	Recent Builds & Additions






