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Initial Steps – Assessment Report 

• No clear connection between 
area plans and zoning. 

• Zoning is able to implement 
land use policies but it is often 
necessary to use conditional 
rezonings. 

• The document is challenging to 
use. 

• New zoning tools are needed to 
implement the vision of the 
City’s area plans. 

Zoning Ordinance 
Assessment Report 
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Presenter
Presentation Notes
Charlotte’s current Zoning Ordinance was originally adopted in 1992. It has since grown to over 800 pages, a mix of original and revised text that continues to struggle to keep pace with the city’s growth.
 
In 2012 we contracted with Clarion Associates to help us assess how well our current zoning ordinance helps us achieve the vision within our plans and policies, such as Centers, Corridors, and Wedges and our area plans and station area plans.
Clarion completed the Zoning Ordinance Assessment Report in July 2013. Here are some of its conclusions:
 
It is difficult to draw a clear connection between the area plans and related zoning standards.
As a rule, zoning districts are available to implement the land use policies in the plans. However, tailoring is often necessary through tools such as conditional rezonings.
The document is challenging to use (poor organization, repetitive text, missing definitions, lack of graphics and illustrations, etc.) 
New zoning tools (such as new mixed-use districts and enhanced design standards) are needed to implement the vision of the City’s area plans.



Initial Steps – Approach Report 

• Consider 
Consolidating Zoning 
and Other 
Development 
Regulations 

• Determine the 
Organizing Approach  

• Conventional 
• Negotiated 
• Performance 
• Form-Based 
• Hybrid 

• Determine the Key 
Elements of an 
Effective Ordinance 

• Revision Process: 
• Comprehensive 

change or targeted 
change? 

 

• Practical issues: 
• Staffing 
• Political feasibility 
• Budget 
• Time 
• Accountability 

Zoning Ordinance 
Approach Report 
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Presenter
Presentation Notes
Next we asked Clarion to provide and evaluate some options for undertaking a major revision or rewriting of the ordinance. This information is provided in a companion report, the Zoning Ordinance Approach Report. Here are some important considerations pulled from this report:
 
Consider Consolidating Zoning and Other Development Regulations
Unified Development Ordinance (UDO)
Determine the Organizing Approach 
Conventional (or Euclidian)
Negotiated (our Conditional zoning districts are a form of negotiated zoning)
Performance (regulates effects of development through performance standards)
Form-based
Hybrid
Determine the Key Elements of an Effective Ordinance (what content do we want to make sure we include)
Revision Process:
Comprehensive change or targeted change?
Practical issues:
Staffing
Political feasibility
Budget
Time
Accountability



City Council Support 
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July 25, 2013 

Clarion Associates presented the 
findings of both reports to City 
Council’s Transportation & 
Planning Committee, the Planning 
Commission, and the public. 

City Council members were 
supportive of Staff’s plans to move 
ahead with a Zoning Ordinance 
update initiative. 
 

 

Presenter
Presentation Notes
Clarion held 3 separate presentations on July 25, 2013 to present the findings of its Assessment and Approach Reports. The first was to the Council’s T&P Committee, the next to this Commission, and another to the public in the evening.
 
City Council members were supportive of our proposal to proceed with a comprehensive update of the Zoning Ordinance. 



City Council Support 

September 2013 

City Council voiced 
approval of a Planning 
Staff proposal to 
modify Transit Oriented 
Development (TOD and 
TS) zoning districts in 
an effort to better 
achieve the vision of 
the station area plans.   

 

Sponsor Conditional 
Rezonings 1 
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Presenter
Presentation Notes
On a parallel track, Staff was developing a plan to modify the Transit Oriented Development district and the closely related Transit Supportive Overlay (TS) district in response to enhanced interest by City Council, as well as stakeholders in both the South transit corridor and along the Blue Line Extension.
In September we presented a plan for how we can try to improve the way the TOD and TS districts can be more effective in achieving the goals we have set out in our station area plans. Here are the five action items we proposed:
Sponsor Conditional Rezonings to TOD or TS Overlay (up until now, we have only sponsored “straight-up” rezonings to TOD/TS. If a petitioner wanted or needed a conventional rezoning they had to pay the filing costs. Now, however, our BLE Station Area Plans have policies that can only be assured through conditional rezonings, so we should sponsor them to make sure we get what we want.
Better Links Between the Zoning Ordinance and the Station Area Plans’ Vision (this would provide more direct…
Pre-Zone Critical Sites or Areas within Station Areas to TOD or TS
Modify the Standards of the TOD and TS Overlay Districts
Revise the Zoning Ordinance
City Council supported proceeding with these action items.
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Immediate Next Steps (2014) 

Clarion Associates will assist Staff in the following tasks as 
part of the next phase of the Zoning Ordinance update effort: 

• Update TOD and TS Overlay Districts  
Can this effort serve as a model for future zoning districts in 
a new or revised ordinance? 

• Unified Development Ordinance (UDO) 
Should Charlotte work toward developing a UDO? 

• Further Study of Form-Based Codes and 
Regulating Plans 

How could form-based zoning fit into the Zoning 
Ordinance approach for Charlotte?  
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Presenter
Presentation Notes
We elected to continue to work with Clarion as we move forward with our efforts, and recently signed a new contract with them. They will assist Staff in the following tasks as part of the next phase of the Zoning Ordinance update process:
Unified Development Ordinance (UDO)
	Should Charlotte work toward developing a UDO?
Further Study of Form-Based Codes and Regulating Plans
	How could form-based zoning fit into the Zoning Ordinance approach 	for Charlotte? 
Update TOD and TS Overlay Districts 
	Can this effort serve as a model for future zoning districts in a new or 	revised ordinance?



TOD/TS Overlay Update 
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The TOD/TS update can serve as a model for how a future 
revised Zoning Ordinance could look and work. 

Current Charlotte Zoning 
Ordinance Sample Page 

Presenter
Presentation Notes
Comprehensive revisions to the Transit Oriented Development (TOD) and Transit Supportive (TS) Overlay zoning districts will result in a text amendment to the current ordinance. The TOD/TS update can also serve as a model for how a future revised Zoning Ordinance could look and work.
 
For example, here is a random page from the TOD section of the Zoning Ordinance. Most of the 800-plus pages in the ordinance are similar to this in appearance. (next slide)
 
Here is what a revised ordinance page might look like. It is typical of the newer ordnances that are being developed and adopted by towns and cities across the country. These newer zoning ordinances typically make liberal use of graphics, drawings, and photos, and almost always have fewer lines of text than the codes they replaced.
 
Our idea with the TOD and TS Overlay update is that these new sections will be designed to look and work in a different way than what we have now. We can use these newly designed TOD and TS sections for a while to see how residents, developers, and staff react to them. Lessons we learn in this process can be applied as we moved ahead with future revisions to the ordinance.
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The TOD/TS update can serve as a model for how a future 
revised Zoning Ordinance could look and work. 

Current Charlotte Zoning 
Ordinance Sample Page Sample Revised Ordinance Page 

Presenter
Presentation Notes
Comprehensive revisions to the Transit Oriented Development (TOD) and Transit Supportive (TS) Overlay zoning districts will result in a text amendment to the current ordinance. The TOD/TS update can also serve as a model for how a future revised Zoning Ordinance could look and work.
 
For example, here is a random page from the TOD section of the Zoning Ordinance. Most of the 800-plus pages in the ordinance are similar to this in appearance. (next slide)
 
Here is what a revised ordinance page might look like. It is typical of the newer ordnances that are being developed and adopted by towns and cities across the country. These newer zoning ordinances typically make liberal use of graphics, drawings, and photos, and almost always have fewer lines of text than the codes they replaced.
 
Our idea with the TOD and TS Overlay update is that these new sections will be designed to look and work in a different way than what we have now. We can use these newly designed TOD and TS sections for a while to see how residents, developers, and staff react to them. Lessons we learn in this process can be applied as we moved ahead with future revisions to the ordinance.



Unified Development Ordinance 

A UDO would 
consolidate the 

various regulations 
that control how 

land is developed. 

Unified Development Ordinance 
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Presenter
Presentation Notes
Let’s stop here to talk about the Unified Development Ordinance concept. There are numerous regulations  for developing land in Charlotte, scattered throughout several different ordinances.
Charlotte could continue with a freestanding Zoning Ordinance, maintaining the status quo. However, another option that should be considered early in the drafting of new zoning regulations is whether to combine the various sets of development regulations into a consolidated document, frequently referred to as a “Unified Development Ordinance” (UDO).  Many communities have found that a UDO streamlines the development process, is simpler for the user to understand, and easier for the city to administer.  
A UDO can often result in a more concise document overall (as compared with multiple separate ordinances), since repetition can be avoided. For example, terms used in separate ordinances can be defined once, rather than multiple times.  
A UDO also can lead to fewer internal conflicts, since there is less risk of inconsistent updates over time. This is a common problem in communities that maintain multiple related ordinances.  For example, a definition of a key term may be updated in the zoning ordinance, but the definition of that same term is not updated in the subdivision regulations. 
According to Clarion, who works with cities and towns across the country, every single large city that has recently undertaken a comprehensive revision of its zoning ordinance has chosen to create a Unified Development Ordinance in the process. We can look at Raleigh as a local example, which just completed its own zoning ordinance update and developed a UDO as part of the process.
Whether this is the right approach for Charlotte is something that we need to carefully consider. It is possible that we could phase into a UDO gradually, adding to it over time.



Unified Development Ordinance 
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Hypothetical Challenge Posed by  
Multiple Development Ordinances 

A property owner wishing to develop residentially-zoned 
land for a multiple-lot commercial use must review 
procedures and standards for rezonings and site plan 
approval in the Zoning Ordinance, and procedures and 
standards for division of the property and provision of 
public improvements in the Subdivision Ordinance, 
standards for protecting trees in the Tree Ordinance, and 
standards for stormwater management in the Sediment 
and Erosion Control Ordinance. If the property abuts a 
waterway or lies in a floodplain, the owner must also 
consult the Floodplain Ordinance. The property owner 
must be able to find all the applicable regulatory 
provisions from among the separate ordinances, 
determine how they interrelate (i.e., which approvals 
come first), and resolve any conflicts and ambiguities 
created where different ordinances address the same or 
similar aspects of development or development review. 
 

Presenter
Presentation Notes
Here is a hypothetical (but potentially very real) scenario that may be encountered by someone who wished to develop a parcel of land in Charlotte. I’ll read it to you:
	A property owner wishing to develop residentially-zoned land for a multiple-lot commercial use must review procedures and standards for rezonings and site plan approval in the Zoning Ordinance, and procedures and standards for division of the property and provision of public improvements in the Subdivision Ordinance, standards for protecting trees in the Tree Ordinance, and standards for stormwater management in the Sediment and Erosion Control Ordinance. If the property abuts a waterway or lies in a floodplain, the owner must also consult the Floodplain Ordinance. The property owner must be able to find all the applicable regulatory provisions from among the separate ordinances, determine how they interrelate (i.e., which approvals come first), and resolve any conflicts and ambiguities created where different ordinances address the same or similar aspects of development or development review.



• Primarily emphasize the physical 
form, rather than the separation 
of uses. 

• Are used to reinforce, support, 
and encourage a variety of place 
types, from residential 
neighborhoods to mixed-use 
environments. 

• Are usually highly prescriptive, 
and can provide a greater level of 
detail. 

• Emphasize walkability, high 
quality design, and building upon 
existing character of places. 

Form-Based Codes… 
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Morrisville, NC 

Presenter
Presentation Notes
Let’s talk about form-based codes. Here are a few bullet points about what makes form-based codes (FBCs) different from conventional (or Euclidian) zoning codes. 
They emphasize the physical form, rather than the separation of uses. They don’t disregard land use but place less importance on it.
They can be used to reinforce, support, and encourage a variety of place types, from residential neighborhoods to mixed-use environments.
They are usually highly prescriptive, and can provide a greater level of detail.
And they emphasize walkability, high quality design, and building upon existing character of places.



Form-Based Codes 
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• Regulating Plan 

• Public Space 
Standards 

• Building Form 
Standards 

Rural-to-Urban Transect 

Area Plan Streetscape Cross-Section 

BLE Structure Plan 

Form-based codes usually 
include a set of minimum 
components, including: 

Presenter
Presentation Notes
FBCs are commonly structured to include a set of minimum components, including the following (based on the standards of the Form-Based Codes Institute):
A Regulating Plan.  A plan or map of the regulated area that designates the locations where different building form standards apply, based on clear community intentions regarding the physical character of the area being coded.  A Regulating Plan may be synonymous with a zoning map, or can be created as a requirement of a zoning district. (talk about how we started using Structure Plans in the BLE Station Area Plans and how it regulates building type and height)
Public Space Standards.  Specifications for elements within the public realm, such as sidewalks, travel lanes, on-street parking, and street trees. (talk about how we already refer to adopted Streetscape Plans in our urban districts)
Building Form Standards.  Regulations controlling the configuration, features, and functions of buildings that define and shape the public realm. 



Proposed Project Schedule 
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2015-2016 

2014 
• Revisions to TOD and TS Overlay Zoning Districts 
• Further study on UDO and Form-Based 

Codes/Regulating Plans 
 

• Determine the ordinance type/approach 
• Develop ordinance outline 
• Initiate Phase 1 changes 
• Determine/develop implementation strategy 

2016-2017 
• Finalize Phase 2 ordinance changes 
• Implementation phase 
• Revise zoning map 

2018 • Full implementation 

Presenter
Presentation Notes
Need to indicate these are early ideas and that all of this will happen with citizen input




Planning Commission Involvement 
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Ideas for Near Term Activities 

• Representatives assist in review of TOD/TS 
updates 

• Work sessions on TOD/TS Overlay updates 
• Consultant presentations on UDO and Form-

Based Codes for Planning Commission Feedback 
• Provide advice and feedback on overall citizen 

engagement/public involvement strategies 
• Other ideas? 
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Questions  

and Discussion 
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