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Applications



Zoning types
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Conventional

Form-Based

Composite 

Performance-Based

Hybrid



Conventional Zoning
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Regulates development by separating different land uses and 

concentrating similar land uses into distinct areas or zones

Each zone has its own height, setback, parking, landscaping, 

and building volume restrictions that vary with intensity

Residential districts are usually located away from other 

intensified zoning districts

Development standards tend to be sparse because of the 

emphasis on use classification



Conventional Zoning
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Advantages Disadvantages

Familiarity 

Effective at controlling 

development scale 

Protects low-intensity uses 

from more intensive uses

Good for auto-centric 
communities 

Not much emphasis on 

development design

Segregates uses 
(exclusionary)

Outdated dimensional 

and development 

regulations 

Not much ability for 

unique or mixed-use 

development 

Unpredictable 



Form-Based Zoning
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Regulates development by focusing on the scale, design, and 

placement of buildings

Particular attention is given to development’s relationship with 

the street and other public spaces 

Belief that the look and arrangement of buildings better define 

a community’s character than the actual uses that take place 

within those buildings 

Typically includes a regulating plan that establishes the 

boundaries where Form-Based Zoning applies 

Good approach if the goal is to increase site attractiveness, 
maintain community character, maximize use diversity, and 
promote walkable/pedestrian-friendly style developments 



Form-Based Zoning
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Typical Elements included 

in FBZ
Scale

Site

Mass

Materials

Building Typology 

Window and Roof Styles 
Parking 

Access 



Form-Based Zoning
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Advantage(s) Disadvantage(s)

Addresses site design 

Outcome specific

More use allowances = more 

landowner flexibility  

Good for dense or walkable 

areas

Community compatibility 

Not much familiarity 

Complicated and layered 

regulations

Limited scope

Not too popular with 

developers

Less public input



Form-Based Zoning
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Typical Elements included 

in FBZ
Scale

Site
Mass

Materials

Building Typology 

Window and Roof Styles 

Parking 
Access 



Form-Based Zoning
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Form-Based Zoning: 

McKinney MTC



Form-Based Zoning
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Form-Based Zoning: 

McKinney MTC



Form-Based Zoning
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Form-Based Zoning: 

McKinney MTC



Form-Based Zoning
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Form-Based Zoning: 

McKinney MTC



Form-Based Zoning
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Form-Based Zoning: 

McKinney MTC



Form-Based Zoning
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Form-Based Zoning: 

McKinney MTC



Form-Based Zoning
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Form-Based Zoning: 

McKinney MTC



Form-Based Zoning
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Form-Based Zoning: 

McKinney MTC



Composite Zoning
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A customizable approach that utilizes three development 

components – use, form, and site - to create a variety of 

zoning districts

• Use – establishes the types of land uses (residential, commercial, industrial, 

etc.) permitted within a zoning district and relates them to form

• Form – height limits, entryway typologies, façade design standards, etc. 

classified to the permitted use.

• Site –  The arrangement of the site, building location, landscaping, parking, 

and accessibility are addressed after use and form are established



Composite Zoning

18

Advantages Disadvantages

Addresses site design 

More flexibility  

Customizable menu and 

limitless options 

Context sensitive 

Land use mix

Reduction in zoning districts

Not much familiarity 

Complicated and layered 

regulations



Composite Zoning
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Composite 

Zoning Examples
Leander, TX

Boulder, CO



Composite Zoning
Use Component Site Component Architectural Component 

Development 
Outcome

SFR Single-Family Rural
SFE Single-Family Estate
SFS Single-Family 
Suburban
SFU Single-Family Urban
SFC Single-Family 
Compact
SFL Single-Family Limited
SFT Single-Family 
Townhouse 
SFU/MH Single-Family 
Urban, Manufactured 
Home
TF Two-Family
MF Multi-Family

→

Type 1 - Utilized with developments not requiring site 
intensive uses and contains high standards that help to 
ensure a type and scale of development that is 
compatible with residential neighborhoods. 

→

Type A – Includes the highest 
architectural standards.

LO Local Office
LC Local Commercial
GC General Commercial
HC Heavy Commercial
HI Heavy Industrial

Type 2 - Utilized with developments that want to 
maintain high site standards and do not have a need to 
utilize the outdoor site area for commercial activities but 
may require drive-through service lanes.

Type B – Includes high architectural 
standards.

Type 3 - Utilized with single family developments that 
have accessory dwellings or nonresidential 
developments that have a need to utilize the outdoor 
site area for commercial activities such as outdoor fuel 
sales and / or limited outdoor display, storage and 
accessory buildings.

Type C – Includes moderate 
architectural standards (not 
applicable to residential uses).

Type 4 - Utilized with non-residential developments that 
have moderately intense outdoor site requirements and 
a need to utilize the outdoor site area for significant 
outdoor display, storage and / or accessory buildings, 
etc.

Type D – Includes moderate 
architectural standards (not 
applicable to residential uses). 

Type 5 - Utilized with non-residential developments that 
have intense outdoor site requirements and a need to 
utilize the outdoor site area for maximum outdoor 
display, storage and / or accessory buildings.

Leander, TX

20



Composite Zoning

21

Leander Use Component



Composite Zoning
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Leander Site Component



Composite Zoning
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Leander Architectural 

Component



Performance-Based Zoning
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Regulates the effects of impact of land uses on surrounding 

properties through metrics

The metrics - quantifiable performance standards – are 
generally allocated into 2 categories regulating site and 

activity

• Site Standards – lot size, setbacks, impervious surface ratios, stormwater 

management, landscaping, etc. – regulate the appearance to maintain 

community character

• Activity Standards – nuisance standards, daily vehicle trips, traffic 

congestion, water use, waste generated, etc. – regulate the intensity or 

outputs of a use 



Performance-Based Zoning
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Advantages Disadvantages

Addresses site design 

More flexibility  

Not use-based

Predictable 

Comprehensive 

Environmentally conscious 

Not much familiarity

 

Complicated and layered 

regulations

Involved formulas and 

calculations 

Formless and lacks 
community context 



Performance-Based Zoning
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Performance-

Based Zoning 

Examples

Lumpkin County, 

GA

Frederick, MD

Portland, OR



Performance-Based Zoning
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Performance-Based 

Zoning: Frederick, MD



Performance-Based Zoning
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Performance-Based 

Zoning: Frederick, MD



Performance-Based Zoning
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Performance-Based 

Zoning: Frederick, MD



Hybrid Zoning
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Incorporates the best practices from the various zoning 

approaches – conventional, form-based, performance-based, 
composite - to create appropriate zoning regulations 

Typically, hybrid zoning has a base layer like a conventional 

zoning approach with additional regulations noticed in form-

based and performance-based zoning codes 

It’s a context-sensitive approach that requires different 

regulations for certain areas within a city 



Hybrid Zoning
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Advantages Disadvantages

Innovative

Comprehensive  

Effective balance of 

flexibility and certainty

Customizable menu 

Mix of conventional and 

modern techniques 

Not much familiarity

 

Complicated and layered 
regulations



Hybrid Zoning
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Hybrid Zoning 

Examples

Brownsville, TX

Fort Collins, CO

Rockwall, TX



Hybrid Zoning
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Hybrid Zoning: Brownsville, 

TX

Conventional Zoning 

District



Hybrid Zoning
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Hybrid Zoning: Brownsville, 

TX

Composite Component



Hybrid Zoning
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Hybrid Zoning: Brownsville, TX

Form-Based Zoning District



Hybrid Zoning
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Hybrid Zoning: Brownsville, 

TX

Composite Component



Areas of consideration for specific 
zoning approaches
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Downtown

Arcadia Lake 

I-35 Corridor 

Route 66 Corridor

Broadway Corridor 



Areas of consideration for specific 
zoning approaches
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Zoning Type →
Area ↓

Conventional Form-Based Composite Performance-Based

Downtown ○○○ ●●● ●○○ ●○○

Arcadia Lake ●○○ ●●● ●●○ ●●○

I-35 Corridor ●●○ ●●○ ●●○ ●○○

Route 66 Corridor ●●○ ●●○ ●●○ ●●○

Broadway Corridor ●●○ ●●○ ●●○ ●●○

Rural Edmond ●●○ ○○○ ●○○ ●●●

Suburban 
(established) 
Edmond

●●● ○○○ ●●○ ○○○

Key

○○○ = Not Appropriate 
●○○ = Somewhat Appropriate 
●●○ = Appropriate
●●● = Most Appropriate



Downtown

39

Downtown Master Plan 

Boundaries 

CEUD Boundaries ULI Report Boundaries 



Downtown
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Downtown
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Downtown Highlights (Master 

Plan & Comp Plan)
Vibrancy required

Walkable area where one can live-work-

play

Pedestrian-scaled development 

Encourage multi-story mixed-use 

development

Promote small-scaled public spaces

Preserve form 

Right-size parking 

Development flexibility needed

Clear processes



Arcadia Lake
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Arcadia Lake Considerations 
What are the boundaries?

What type of development do we want 

to see? 

Are there any building materials we 

want to prevent?

How tall do we want to go?



Arcadia Lake
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Preserve rural character

Protect forestry 

Promote recreational 
opportunities 

Establish town square and 

village place types

More mixed-use and less 

single-use development where 

growth is planned

Implement TDR

Explore density bonuses 

Provide adequate 

infrastructure that can support 
development 



I-35 Corridor
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I-35 Corridor Considerations
What are the boundaries?

What type of development do we want 

to see? 

Are there any building materials we 

want to prevent?

How tall do we want to go?



I-35 Corridor Highlights (Comp Plan)
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Vibrant commercial corridor that attracts 

visitors and employers from across the 

region 

Serve as a gateway to Edmond and a 

feature that binds community’s fabric

Employment and retail destination 

Feature high intensity activity

Automobile-oriented but quality 

development is preferred

High sales tax developments 

Vertical developments warranted 

Integrate access appropriately 

Incorporate open space to enhance 

development aesthetics 

Simplify the development process 

Update the boundaries 



Route 66 Corridor
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Route 66 Corridor Considerations

Is development difficult along Route 66?

Does this corridor need to be established 

on the Zoning Map?

What type of development do we want 

to see? 

What uses are problematic?

Does the corridor have consistent 

development patterns from east to 

west?



Broadway Corridor
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Broadway Corridor Considerations

What type of development do we want 

to see? 

What uses are problematic?

Does the corridor have consistent 

development patterns from north to 

south?

Are there many requests to redevelop?



Broadway Corridor Highlights (Comp 
Plan) 

48

Promote infill development

Continue rehabilitating and renovating existing developments

 

More mixed-use and less single-use development

Convert large surface parking areas into higher intensity 
development 

More efficient access management 

Incorporate more public spaces



Discussion
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