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TRADITIONAL NEIGHBORHOOD DISTRICT

Note: This entire Chapter was adopted by Ordinance No. 2007-42, 11-20-2007.
DIVISION 10-17-001 TRADITIONAL NEIGHBORHOOD DISTRICT
The Traditional Neighborhood District is modeled on the contents and structure of the SmartCode. The
SmartCode is a model unified land development code that incorporates Smart Growth and New Urbanism
principles, Transect-based planning, environmental and zoning regulations, and regional, community and
building-scaled design outcomes (See Appendix C). Traditional neighborhoods as set forth in Chapter
10-17 Traditional Neighborhood District are defined by 13 elements as described in Appendix C.
The Traditional Neighborhood District established in Chapter 10-17 uses the same numbering system as
the SmartCode; therefore, it does not follow the usual format and numbering conventions of the Land
Development Code. Where sections of the SmartCode do not apply (for example Article 2, Sector Plans),
they are noted as [Reserved] and are available for future use. The SmartCode is also a template for a
Form-based Code (See Appendix C). Therefore, while the Traditional Neighborhood District establishes
broad parameters and standards for new development inspired by Smart Growth concepts and principles
and the SmartCode, it is expected that a Form-based Code required for a new Traditional Neighborhood
development will be calibrated to suit local site conditions using the SmartCode as a template.

1.0

GENERAL TO ALL PLANS

1.1
1.1.1

INSTRUCTIONS
The Traditional Neighborhood District as described in Chapter 10-17 shall only apply to land
designated as Traditional Neighborhood Development or Mixed-use in the Regional Plan, or
other areas of the City as approved by the City Council considered for Infill planning and
development.

1.1.2.

The Traditional Neighborhood District zoning designation allows greater flexibility in planning
and design, and as a consequence, more creative and imaginative development than is typically
possible under conventional zoning regulations. Therefore, the performance based standards
described elsewhere in this Code (including for example, the District Performance and Capacity
Analysis calculations of Chapter 10-04) do not apply to Traditional Neighborhood Districts,
except as specifically provided in Section 10-04-004-0004 where special resource protection
standards for Traditional Neighborhood Districts are established.

1.2
1.2.1

INTENT AND PURPOSE.
The Traditional Neighborhood District (TND) zoning designation is intended to provide options
and standards for development that emphasize the features of Traditional Neighborhoods. As
such, the Traditional Neighborhood District is intended to accommodate, encourage and promote
innovatively designed developments involving residential and non-residential land uses, which
together form an attractive and harmonious Mixed Use development with an internally consistent
hierarchy of building and street types using Traditional Neighborhood design principles. Such a
development may be designed as a large scale separate entity able to function as an individual
neighborhood (See Section 3.0 New Community Plans), or as a smaller scale urban Infill project
(See Section 4.0 Infill Community Plans). This Section therefore provides alternatives to the
requirements of the Subdivision Regulations in Chapter 10-11, and the other zoning districts and
regulations in the Chapters of this Code.

1.2.2

This Traditional Neighborhood District Chapter recognizes that the suburban development pattern
of the late twentieth century has produced a separation of land uses, excessive vehicular trip
generation, inefficient public transportation, and infrastructure costs that exceed available
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resources. It is the intent of Chapter 10-17 to provide for a sustainable urban development pattern
that can for example, reduce trip demand, infrastructure costs, promote walkability and a healthy
lifestyle, and create more viable communities by adapting the land development principles that
guided our country’s first settlements, towns, cities and suburbs. The components of good
Traditional Neighborhood development as promoted by the Congress for the New Urbanism are
provided in Appendix C.
1.2.3

The purpose of the Traditional Neighborhood District therefore, is to assist in the fulfillment of
the goals, objectives and policies of the Regional Plan, and to enable and encourage development
within the City of Flagstaff consistent with the Smart Growth principles set forth in Appendix C.

1.3
1.3.1

APPLICABILITY.
The provisions of Chapter 10-17 are activated by "shall" when required; "should" when
recommended; and "may" when optional.

1.3.2

The Traditional Neighborhood District shall only be applied to land designated as Traditional
Neighborhood Development or Mixed Use in the Regional Plan or areas of the City as approved
by the City Council considered for Infill planning and development.

1.3.3

The requirements of Chapter 10-17 shall apply to all new subdivisions, developments and new
land uses on property designated with the Traditional Neighborhood District (TND) zoning
designation after January 18, 2007, instead of the applicable provisions of the Land Development
Code, except where this Section explicitly defers to specific requirements of the Land
Development Code. Where a provision in the Traditional Neighborhood District varies from the
regulations provided in other codes, ordinances, regulations, and standards of the City of
Flagstaff, (collectively, “Existing Local Codes”) except the local codes and ordinances addressing
health and safety matters, the provisions in the Traditional Neighborhood District and its
associated Form-based Code shall govern.

1.3.4

In the event of any conflict or inconsistency between the provisions of Chapter 10-17 and any
applicable state or federal law, rule or regulation governing similar subject matter, the state or
federal law, rule or regulation shall control.

1.3.5

Capitalized terms used throughout Chapter 10-17 may refer to Section 10-14-005-0001
Definitions of Terms for Traditional Neighborhood Districts. This Section contains regulatory
language that is integral to Chapter 10-17. Those terms not defined in Section 10-14-005-0001
Definitions of Terms for Traditional Neighborhood Districts shall have their commonly accepted
meanings. In the event of conflicts between these definitions and those of the Existing Local
Codes, those associated with Chapter 10-17 shall take precedence.

1.3.6

For the purposes of these regulations upon application by a property owner or the City, and
adoption by the City Council, the Traditional Neighborhood District zoning designation shall
apply to:
a.

A Mixed Use walkable and compact New Community with a minimum site area of forty
(40) contiguous acres as defined in Section 3.3; or

b.

An Infill Community with a minimum site area of ten (10) contiguous acres as defined in
Section 4.2.2; or

c.

A smaller site may be rezoned to the Traditional Neighborhood District if the City Council
determines that:
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i.

The intent and purpose (See Section 1.2) of the Traditional Neighborhood District
can still be achieved on the smaller property or by including surrounding adjacent
development into the Traditional Neighborhood District; or

ii.

The project will provide an appropriate and logical extension of an existing Infill
Community that was developed in compliance with this Section; or

iii.

Development in compliance with this Section will more appropriately respond to
sensitive environmental conditions, surrounding community character, or issues of
consistency with the Regional Plan than the City zoning regulations would
otherwise allow; or

An existing Infill Community or Character District identified by the City Council for
redevelopment.

1.3.7

A Traditional Neighborhood District established for either a New Community or Infill
Community shall be developed according to comprehensive and detailed plans and supporting
documents formulated as a Form-based Code, as well as the Principles of Traditional
Neighborhood development described in Appendix C. While the Traditional Neighborhood
District provides the overall framework of standards and rules for development, a Form-based
Code is also required to specifically calibrate the general standards of the Traditional
Neighborhood District. The Form-based Code shall include the elements listed in Section 5.1.3.

1.4
1.4.1

TRADITIONAL NEIGHBORHOOD DISTRICT REZONING APPROVAL PROCESS
An application for rezoning a property to the Traditional Neighborhood District shall follow the
process, procedures and submittal requirements established in Section 10-10-004-0011
(TRADITIONAL NEIGHBORHOOD DISTRICT REZONING APPROVAL PROCESS).

1.4.2

The standards for each Community type and the standards for each Transect Zone within the
Community shall be determined through a process of public consultation (including design
Charrettes), with final approval by the City Council. Once the Traditional Neighborhood District
has been approved with its associated Regulating Plan and Form-based Code, and as necessary
required public infrastructure accepted by the City as part of the platting process for the
development, a developer or property owner may file for Development Review Board and
construction permit approval without further public consultation. However, if the approved plan
is subject to change, the requirements of Section 1.5 shall apply.

1.4.3

The effect of rezoning and designating a site with the Traditional Neighborhood District zoning
designation is to allow the filing and approval of one or more Preliminary Plats in compliance
with Division 10-11-007 (Preliminary Plat Submittal), followed by City review and issuance of
any other City permits required for development. As established in Section 1.6, no Conceptual
Plat review process is required for applications for Traditional Neighborhood designation
provided that the minimum requirements for a Preliminary Plat are submitted either on the
Regulating Plan or the Preliminary Plat. No tree removal or development (grading or other
construction) is allowed on a site within the Traditional Neighborhood District until the City has
approved a Final Plat, Regulating Plan and Form-based Code, and issued applicable grading or
building permits to authorize construction.

1.5
1.5.1

AMENDMENTS AND DEVIATIONS
An amendment to, or deviation from, the originally approved Traditional Neighborhood District
shall follow the procedures established in Section 10-10-004-0011D.
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INCENTIVES
To encourage the use of the Traditional Neighborhood District, the City Council shall grant the
following incentives, to the extent authorized by State law:
a.

With an application for a Traditional Neighborhood District, separate Development Review
Board review of a Conceptual Plat is no longer necessary as it will be combined with the
review for the Traditional Neighborhood District. Similarly, an application for a
Preliminary Plat and Regulating Plan with its associated Form-based Code may be
considered together. This has the advantage of reducing the amount of time required for
project review and reduces otherwise applicable fees.

b.

A request for rezoning may occur concurrent with the request for Regional Plan
amendment to the Traditional Neighborhood or Mixed Use land use designation.

c.

Following approval of the Traditional Neighborhood District, all applications for site plan
and architectural review shall be reviewed by the City Architect and processed through the
Development Review Board subject to the reduced fees established in Appendix B.

d.

Reductions in the natural resources calculations for forest resources shall comply with the
provisions of Section 10-04-004-0004.

1.7

TRANSECT ZONES
1.7.1 The Traditional Neighborhood District is based on the delineation of Transect Zones.
Transect Zones or “T”-zones are ordered from the most natural to the most urban as
illustrated in Table 17l. Chapter 10-17 and the SmartCode are based upon six (6) Transect
Zones which describe the physical character of place at any scale according to the density
and intensity of Urbanism.

2.0

[RESERVED]

3.0

NEW COMMUNITY PLANS

3.1
3.1.1

INSTRUCTIONS
This Section provides the standards for New Community Plans to be addressed and incorporated
into a Form-based Code and Regulating Plan for a proposed Traditional Neighborhood District
development. The Form-based Code should incorporate the structure and content of the
SmartCode, specifically Article 3, New Community Plans, and it must calibrate these standards to
address for example, specific topographical, environmental, site layout and design constraints
unique to that site or its location within the City. The standards provided in Section 3.0 are
minimum requirements. The Form-based Code for a New Community may also incorporate more
restrictive design principles and standards than those established in Section 3.0, provided they are
consistent with the principles of Smart Growth and Traditional Neighborhood development
(Refer to Appendix C). The resulting New Community Plan is then regulated by those standards.

3.1.2

New Community Plans shall be prepared in a process of public consultation (including design
Charrettes), and shall require approval by the City Council following the procedures established
in Section 1.4. Once the City Council approves a Traditional Neighborhood District for a New
Community, the Zoning Map shall be amended to include the new Traditional Neighborhood
District. Within the Traditional Neighborhood District, the adopted Form-based Code shall be
the exclusive and mandatory zoning regulation, and its provisions shall be applied in their
entirety.
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3.1.3

New Community Plans may be prepared by a landowner, a developer, or by the City.

3.1.4

New Community Plans shall include a Regulating Plan consisting of one or more maps and/or
descriptive narratives showing the following consistent with the standards described in Chapter
10-17 :
a.
Transect Zones
b.

Civic Zones

c.

Thoroughfare network

d.

Special Districts, if applicable

e.

Special Requirements, if applicable

f.

Numbers of any Variances and amendments approved by the City Council.

3.2
3.2.1

SEQUENCE OF COMMUNITY DESIGN
Before planning and design commences, a comprehensive site analysis examining a site’s
physical properties, amenities, special opportunities and constraints, character, and neighboring
environment is required. Refer to 10-10-004-0011B-2 for details on submittal requirements.

3.2.2

New Community Plans shall structure the site using one or several Pedestrian Sheds. The design
and layout of the New Community shall respond to the existing conditions of the site, adjacent
developments, connecting Thoroughfares, natural features and man-made features identified in
the comprehensive site analysis.

3.2.3

The site or any Community may be smaller than its associated Pedestrian Shed. See Table 17h.

3.2.4

New Community Plans shall allocate Transect Zones, Civic Zones, and Densities as specified
within each Pedestrian Shed.

3.2.5

Remnants of the site outside the Pedestrian Sheds shall be assigned to Transect Zones, Civic
Space, or Special Districts.

3.2.6

The Thoroughfare network in New Community Plans shall be designed according to the
provisions of Section 3.8 and Chapter 10-12 Traditional Neighborhood Thoroughfare Standards
of the City of Flagstaff Engineering Design and Construction Standards and Specifications.
Arterial roads shall be designed and constructed in accordance with the Regional Plan, and should
be located on the periphery of a proposed New Community.

3.2.7

New Community Plans shall be detailed with any applicable Special Requirements described in
Section 3.9.

3.2.8

New Community Plans shall include a set of Building Design Standards prepared in accordance
with the requirements of Section 5.0.

3.3
3.3.1

NEW COMMUNITY – TRADITIONAL NEIGHBORHOOD DEVELOPMENT
A New Community Traditional Neighborhood development shall:
a.
Be structured by one Standard or Linear Pedestrian Shed, and shall be no less than forty
(40) contiguous acres and no more than one-hundred and sixty (160) acres.
b.

Include Transect Zones as allocated in Table 14a.
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c.

Larger sites shall be designed and developed as multiple Communities, each subject to
the individual Transect Zone requirements as specified in Table 14a. The simultaneous
planning of adjacent parcels is encouraged.

d.

In the T-4 General Urban Zone a minimum Residential mix of three Building Placement
types shall be required, selected from Table 9. No single Building Placement type may
represent more than sixty (60) percent of the total number of units.

e.

Based on the site analysis completed for the proposed Traditional Neighborhood District,
land appropriate for dedication to the public, such as areas of steep slope or floodplains,
shall be permanently allocated to a T1 Natural or T2 Rural Zone. The Planning Director
may recommend, and the City Council may approve, a greater percentage of the site to be
allocated to a T1 Natural or T2 Rural Zone based upon existing site conditions such as
topographical constraints or existing tree resources.

3.4
3.4.1

TRANSECT ZONES
Transect Zones shall be assigned and mapped on each New Community Plan according to the
percentages allocated in Table 14a.

3.4.2

In accordance with the Intent and Purpose (Section 1.2) and the standards summarized in Table
14, a Transect Zone may include any of the elements indicated for its Transect-zone number.

3.5
3.5.1

CIVIC ZONES
General
a.
Civic Zones dedicated for public use shall be required for each Traditional Neighborhood
District and shall be designated on the Regulating Plan as Civic Space (CS) and/or Civic
Building (CB).
b.

Civic Space zones are public sites permanently dedicated to Civic Space as described in
Table 13. If the City chooses not to accept dedication of these Civic Space Zones, then a
home owners association or similar entity shall be responsible for maintenance, liability,
etc.

c.

Civic Building zones are sites dedicated for buildings generally operated by non-profit
organizations dedicated to culture, religion or education, government, transit, and
municipal parking, or for a use approved by the City Council.

d.

The amount of required parking for Civic Zones shall be determined as part of the review
and approval of a Regulating Plan and Form-based Code for the New Community.

3.5.2

Civic Uses Specific to T1 and T2 Zones
a.
Civic Buildings and Civic Spaces are permitted within T1 Natural and T2 Rural Zones.

3.5.3

Civic Space (CS) Specific to T3-T5 Zones
a.
Each Pedestrian Shed shall assign at least five (5) percent of its Urbanized area to Civic
Space.
b

Civic Spaces shall be designed as generally described in Table 13 and distributed
throughout Transect Zones as described in Table 14e.

c.

Those portions of the T1 Natural Zone that occur within a development site shall be
included in the Civic Space allocation, and shall conform to the Civic Space types specified
in Tables 13a or 13b.
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d.

Each Pedestrian Shed shall contain at least one Main Civic Space. The Main Civic Space
shall be within eight-hundred (800) feet of the geographic center of each Pedestrian Shed,
unless topographic conditions, pre-existing Thoroughfare alignments, or as other
circumstances dictate otherwise. A Main Civic Space shall conform to one of the types
specified in Tables 13b, 13c, or 13d.

e.

A Civic Space designed and equipped as a Playground shall be provided within one
thousand (1,000) feet of every Residential Lot. A Playground shall conform to Table 13e.

f.

Each Civic Space shall have a minimum of forty (40) percent of its perimeter fronting a
Thoroughfare, except for Parks forming the edge of a neighborhood(s) and Playgrounds.

g.

Parks are encouraged, and may be permitted in the T4 General Urban and T5 Urban Center
Transect Zones.

Civic Buildings (CB) Specific to T3-T5 Zones
a.
A Meeting Hall or a Third Place is required in proximity to the Main Civic Space of each
Pedestrian Shed. Its corresponding Public Frontage should be equipped with a shelter and
bench for a transit stop.
b.

One Civic Building Lot should be reserved for a public or private school (K-12) serving the
neighborhood. The school site may be located within any T3 Sub-Urban, T4 General
Urban or T5 Urban Center Transect Zone.

c.

One Civic Building Lot suitable for a childcare building should be reserved within each
Pedestrian Shed.

d.

Civic Building sites should be located within or adjacent to a Civic Space, or at the axial
termination of a significant Thoroughfare.

e.

Civic Buildings shall be subject to the standards of Section 5.0, Building Design Standards.
The design of Civic Buildings shall be approved by the City Architect and the
Development Review Board in accordance with the procedures and standards established in
Section 10-10-004-0003 DEVELOPMENT OR SITE PLAN REVIEW.

3.6
3.6.1

SPECIAL DISTRICTS
Special District designations shall be assigned to areas that by their intrinsic size, Use, or
Configuration, cannot conform to the requirements of any Transect Zone, or combination of
zones.

3.6.2

Special Districts proposed in a New Community shall be governed by the standards established in
Table 16 of the Form-based Code and the Regulating Plan approved for the Traditional
Neighborhood District for that New Community.

3.7
3.7.1

DENSITY CALCULATIONS
Net Site Area is the portion of the site on which development is permitted by Chapter 10-17 (i.e.
T1 Natural and T2 Rural Transect Zones are excluded from Net Site Area). The Net Site Area
shall be allocated to the various Transect Zones according to the parameters specified in Table
14a.

3.7.2

Density is expressed in terms of housing units per acre as specified for the area of each Transect
Zone by Table 14b. For the purposes of Density calculation, the area of each Transect Zone
includes the Thoroughfares in the T3 Sub-Urban, T4 General Urban and T5 Urban Core Transect
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Zones, except for arterials as defined in the Regional Plan and Thoroughfares in exclusively
commercial areas. Land allocated to Civic Zones is also excluded from the site area for Density
calculations.
3.7.3

There is a close relationship between building form and Density, and as a result the residential
and other Uses for each Transect Zone will be further adjusted at the building scale according to
Tables 9 and 10, and the provisions of Section 5.9 of the SmartCode (See Section 5.0).

3.8
3.8.1

THROROUGHFARE STANDARDS
General
a.
Thoroughfares are intended for use by vehicular and pedestrian traffic and to provide
access to Lots and Open Spaces.

3.8.2

b.

Thoroughfares generally consist of Vehicular Lanes (and where appropriate Bicycle
Lanes), and Public Frontages (Table 4A).

c.

Thoroughfares shall be designed in context with the urban form and desired design speed
of the Transect Zones through which they pass. The Public Frontages of Thoroughfares
that pass from one Transect Zone to another shall be adjusted accordingly. Alternatively,
the Transect Zone may follow the alignment of the Thoroughfare to the depth of one Lot,
retaining a single Public Frontage throughout its length.

d.

Within the more rural Transect Zones (T1 and T2), pedestrian comfort shall be a
secondary consideration of the Thoroughfare. Design conflict between vehicular and
pedestrian movement shall be generally decided in favor of the vehicle.

e.

Within the more urban Transect Zones (T3 through T5), pedestrian comfort shall be a
primary consideration of the Thoroughfare. Design conflict between vehicular and
pedestrian movement shall be decided in favor of the pedestrian.

f.

The Thoroughfare network shall be designed to define Blocks not exceeding the size
prescribed in Table 14c.

g.

All Thoroughfares shall terminate at other Thoroughfares, forming a network. Internal
Thoroughfares shall connect wherever possible to Thoroughfares on adjacent sites or
developments. Cul-de-sacs may be permitted only to accommodate specific site
conditions, such as when justified by natural topographical constraints when all other
design options have been exhausted.

h.

Each Lot shall Front a vehicular Thoroughfare, except that up to twenty (20) percent of
the Lots within each Transect Zone may Front a Passage.

i.

The standards for Thoroughfares within Traditional Neighborhood Districts are provided
in Chapter 10-12 Traditional Neighborhood Thoroughfare Standards of the City of
Flagstaff Engineering Design and Construction Standards and Specifications.

j.

The standards for Thoroughfares within Special Districts are provided in Chapter 10-12
Traditional Neighborhood Thoroughfare Standards of the City of Flagstaff Engineering
Design and Construction Standards and Specifications.

Vehicular Lanes
a.
Thoroughfares may include Vehicular Lanes in a variety of widths for parked and
moving vehicles, including bicycles. The standards for Vehicular Lanes are established
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in Chapter 10-12 Traditional Neighborhood Thoroughfare Standards of the City of
Flagstaff Engineering Design and Construction Standards and Specifications.
b.

3.8.3

3.9
3.9.1

A bicycle network consisting of Bicycle Trails (BT), Bicycle Routes (BR) and Bicycle
Lanes (BL) should be provided throughout the Traditional Neighborhood District as
allocated in Table 14d. The bicycle network shall be connected to existing or proposed
trail networks in the Flagstaff Urban Trail System wherever possible.

Public Frontages.
a.
General to all Transect Zones (T1-T5)
i. The Public Frontage contributes to the character of the Transect Zone, and includes a
combination of the types of Sidewalk, Curb, Planter, Bicycle Lanes, and street trees.
ii. Public Frontages shall be designed as shown in Table 4A and 4B, and allocated
within Transect Zones as specified in Table 14d.
iii. Within the Public Frontages the prescribed types of Public Planting and Public
Lighting shall conform to the Form-based Code developed for the Traditional
Neighborhood District.
b.

Specific to Transect Zones T1, T2 and T3
i. The Public Frontage (Table 4A) shall include trees of various species suitable to
Flagstaff’s natural environment, clustered in a natural manner, with other appropriate
landscape materials.
ii. The introduced landscape shall consist of native and adaptive species requiring
minimal irrigation, fertilization and maintenance (Refer to Title 18 of the City of
Flagstaff Engineering Standards).

c.

Specific to Transect Zones T4 and T5
i. The Public Frontage (Table 4A) shall include trees of various species suitable to
Flagstaff’s natural environment, planted in a regularly-spaced Allee pattern of single
or alternated species with shade canopies of a height that at maturity clears at least
one Story.
ii. At Retail Frontages the spacing of the trees may be irregular to avoid obscuring
Shopfronts.
iii. Introduced landscape materials shall consist primarily of durable species tolerant of
soil compaction, and requiring minimal irrigation, fertilization and maintenance.
(Refer to Title 18 of the City of Flagstaff Engineering Standards).

SPECIAL REQUIREMENTS
A New Community Plan shall designate any of the following applicable Special Requirements:
a.

Mandatory and/or recommended Gallery Frontages requiring or advising that a building
provide a permanent cover over the Sidewalk, either cantilevered or supported by columns.
The Gallery Frontage designation may be combined with a Retail Frontage designation.
See Table 7.

b.

Coordinated Frontages requiring that the Public Frontage (Table 4A) and Private Frontage
(Table 7) shall be coordinated as a single, coherent landscape and paving design.

c.

Mandatory or recommended Terminated Vista locations requiring or advising that the
building should be provided with architectural articulation of a type and character that
responds to the location.

d.

Cross block Passages requiring a minimum eight (8) foot-wide pedestrian access to be
reserved between buildings.
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e.

Identify the national, state or local designation of historic buildings or structures and other
heritage resources. Any addition to or modification of a historic building or structure that
has been designated as such by the Historic Preservation Commission or is actually or
potentially eligible for inclusion on a state, local or national historic register, shall be
subject to approval by the Historic Preservation Commission.

f.

Provide standards and locations for street vendors such as mobile carts, information kiosks,
entertainment and other outdoor temporary uses.

4.0

INFILL COMMUNITY PLANS

4.1
4.1.1

INSTRUCTIONS
This Section provides the standards for Infill Community Plans (“Infill Plans”) to be addressed
and incorporated into a Form-based Code and Regulating Plan for a proposed Traditional
Neighborhood. An Infill Community Plan is different from a New Community Plan (See Section
3.0) because it provides for the redevelopment or Infill of a project within existing Urban fabric
where infrastructure is already in place. This is an important component of planning policy as
described in the Regional Plan. Areas considered for Infill planning are typically located close to
the center of an Urban region or within areas of existing Urbanism so that public services do not
have to be extended to more distant locations, land is conserved on the periphery of the Urban
area, and neglected Urban areas are invigorated.

4.1.2

The Form-based Code should incorporate the structure and content of the SmartCode, specifically
Article 4, Infill Community Plans, and it shall calibrate these standards to address for example,
specific topographical, environmental, site layout and design constraints unique to that site, and
its urban context and location within the City. The standards provided in Section 4.0 are
minimum requirements. The Form-based Code for an Infill Community may also incorporate
more restrictive design principles and standards than those established in this Section, provided
they are consistent with the principles of Smart Growth and Traditional Neighborhood
development (Refer to Appendix C). The resulting Infill Community Plan is then regulated by
those standards.

4.1.3

The City shall prepare or have prepared on its behalf, Infill Plans to guide further development.

4.1.4

Infill Plans shall be prepared in a process of public consultation (including design Charrettes),
and shall require approval by the City Council following the procedures established in Section
1.4. The requirements of an approved Infill Plan (i.e. its Regulating Plan and associated Formbased Code) shall be mandatory within the area subject to that plan. Once the City Council
approves a Traditional Neighborhood District for an Infill Community, the Zoning Map shall be
amended to include the new Traditional Neighborhood District.

4.1.5

Infill Plans shall identify, assign and follow the requirements of the Community types described
in Section 4.3.

4.1.6

Infill Plans shall indicate the outline(s) of the Pedestrian Shed(s). Pedestrian Shed types include
Standard, Linear, and Network as defined in Division 10-14-005 Definitions of Terms for
Traditional Neighborhood Districts. Network Pedestrian Sheds shall be used in Infill planning
whenever possible.
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4.1.7

Infill Plans shall identify and assign Transect Zones and Civic Zones within each Community as
described in Sections 4.4 and 4.5 based upon an analysis of existing conditions and future needs,
and completed in conjunction with citizen participation, including design Charrettes.

4.1.8

Infill Plans shall include a Regulating Plan consisting of one or more maps showing the various
Transect Zones, Civic Zones and Special Districts for the Community, and assigning the Special
Requirements as provided in Section 4.8.

4.1.9

For any Infill site of at least forty (40) contiguous acres, a landowner, developer or the City may
initiate the preparation of a New Community Plan subject to Section 3.0 (other than the minimum
acreage requirements).

4.1.10 Within the Traditional Neighborhood District approved for an Infill Community, property owners
shall be subject to the provisions of Section 5.0 Building Design Standards, in accordance with
any Transect Zones and Special Requirements mapped in the Regulating Plan.
4.1.11 Any urbanized land outside the Pedestrian Shed(s) but within an Infill Plan shall be designated as
one or more Transect Zones, Civic Zones (CS or CB), or Special Districts. See Table 17I
4.2
4.2.1

SEQUENCE OF COMMUNITY DESIGN
Before planning and design commences for an Infill site, comprehensive site analysis examining
the site’s and planning area’s physical properties, amenities, special opportunities and challenges,
character, and urban context shall be performed.

4.2.2

Infill Community Plans shall structure the site using one or several Pedestrian Sheds. The design
and layout of the New Community shall respond to the existing conditions of the site, adjacent
developments, urban context, connecting Thoroughfares, and the natural- and man-made features
identified in the comprehensive site analysis.

4.2.3

The Infill site or any Community may be smaller than its associated Pedestrian Shed. (See Table
17h).

4.2.4

Infill Community Plans shall allocate Transect Zones, Civic Zones, and Densities as specified
within each Pedestrian Shed.

4.2.5

Remnants of the Infill Plan outside the Pedestrian Sheds shall be assigned to Transect Zones,
Special Districts, or Civic Zones.

4.2.6

Infill Community Plans shall lay out the Thoroughfare network according to the provisions of
Section 3.8 and Chapter 10-12 Traditional Neighborhood Thoroughfare Standards of the City of
Flagstaff Engineering Design and Construction Standards and Specifications.

4.2.7

Infill Community Plans shall be detailed with any applicable Special Requirements described in
Section 4.8.

4.2.8

Infill Community Plans shall include a set of Building Design Standards prepared in accordance
with the requirements of Section 5.0.

4.3
4.3.1

COMMUNITY TYPES
Infill Plans shall consist primarily of the following Community types as approved by the City
Council.
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Infill Traditional Neighborhood
a.
An Infill Traditional Neighborhood shall be an Urbanized area of at least ten (10) acres
structured as part of a Standard Pedestrian Shed, which may be adjusted to a Network
Pedestrian Shed oriented around one or more existing or planned Common Destinations.
b.
The edges of an Infill Traditional Neighborhood should blend into adjacent neighborhoods
and/or the Downtown through consistency of land uses and building forms, and without
Buffers.
4.3.3 [Reserved]

4.4
4.4.1

TRANSECT ZONES
Transect Zone standards for Infill Plans should be assigned to Table 14 based on a survey of
exemplary conditions identified within the Community and guided by Table 17l.

4.4.2

In accordance with the Intent and Purpose (Section 1.2) and the standards summarized in Table
14, a Transect Zone may include any of the elements indicated for its Transect-zone number.

4.5
4.5.1

CIVIC ZONES
General
a.
Infill Plans shall designate Civic Space (CS) and Civic Buildings (CB).

4.5.2

Civic Space (CS)
a.
Civic Spaces shall be generally designed as described in Table 13 according to the
surrounding or adjacent Transect Zone.

4.5.3

Civic Buildings (CB)
a.
Civic Buildings may be approved in any Transect Zone within Civic Zones reserved for
Civic Buildings.
b.

Civic Buildings shall be subject to the standards of Section 5.0, Building Design
Standards. The design of Civic Buildings shall be approved by the City Architect and
Development Review Board in accordance with the procedures and standards established
in Section 10-10-004-0003 DEVELOPMENT OR SITE PLAN REVIEW.

4.6
4.6.1

SPECIAL DISTRICTS.
Special Districts are areas dedicated for certain uses that by virtue of their intrinsic size, Use or
Configuration, cannot conform to the requirements of any Transect Zone or combination of
zones. Special Districts, if necessary, shall be created and established by the City or developer in
the process of preparing an Infill Plan or Traditional Neighborhood development.

4.6.2

Special Districts proposed in an Infill Community shall be governed by the standards established
in Table 16 of the Form-based Code and the Regulating Plan approved for the Traditional
Neighborhood District for that Infill Community.

4.7
4.7.1

PRE-EXISTING CONDITIONS
Existing buildings and structures that do not conform to the provisions of Chapter 10-17 may
continue in use subject to the provisions of Division 10-10-005, Nonconformities.

4.7.2

The modification of existing buildings consistent with the Intent and Purpose (Section 1.2) of the
Traditional Neighborhood District is encouraged and permitted By Right if such changes result in
greater conformance with the Form-based Code and Regulating Plan for the Traditional
Neighborhood.
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4.7.3

Where buildings exist on adjacent lots, a proposed building may match one or the other of the
adjacent Setbacks and heights as defined on the Regulating Plan, rather than the provisions of
Chapter 10-17.

4.7.4

Any addition to or modification of a historic building or structure that has been designated as
such by the Historic Preservation Commission or is actually or potentially eligible for inclusion
on a state, local or national historic register, shall be subject to approval by the Historic
Preservation Commission.

4.7.5

The restoration or rehabilitation of an existing building or structure excluding additions shall not
require the provision of (a) parking in addition to that which is existing, or (b) on-site stormwater
retention/detention in addition to that existing, except to the extent required by City of Flagstaff
stormwater regulations. Existing parking requirements that exceed the parking requirements
established in Chapter 10-17 may be reduced as provided in Tables 10 and 11.

4.8
4.8.1

SPECIAL REQUIREMENTS
An Infill Plan shall designate any of the following applicable Special Requirements:
a.
Thoroughfares designated as A-Grid and B-Grid Thoroughfares. Buildings along the AGrid shall be held to the highest standard of Chapter 10-17 in support of pedestrian
activity. Buildings along the B-Grid may allow less pedestrian-oriented standards and
Residential Uses on the first floor provided the overall intent and purpose of the Traditional
Neighborhood District is not weakened. The frontages assigned to the B-Grid shall not
exceed thirty (30) percent of the total length of Frontages within a Pedestrian Shed.
b.

Mandatory or recommended Retail Frontages requiring or advising that a building provide
a Shopfront at Sidewalk level along the entire length of its Private Frontage. The Shopfront
shall be no less than seventy (70) percent glazed in clear glass and shaded with an awning
overlapping the sidewalk as generally illustrated in Table 7. The first floor shall be
confined to Retail use through the depth of the second Layer. (See Table 17d).

c.

Mandatory and/or recommended Gallery Frontages requiring or advising that a building
provide a permanent cover over the Sidewalk, either cantilevered or supported by columns.
The Gallery Frontage designation may be combined with a Retail Frontage designation.
See Table 7.

d.

Coordinated Frontages requiring that the Public Frontage (Table 4A) and Private Frontage
(Table 7) shall be coordinated as a single, coherent landscape and paving design.

e.

Mandatory or recommended Terminated Vista locations requiring or advising that
buildings should be provided with architectural articulation of a type and character that
responds to the location.

f.

Cross block Passages requiring a minimum 8-foot-wide pedestrian access to be reserved
between buildings on the first floor.

g.

Identify national, state or local designation of historic buildings or structures and other
heritage resources. Any addition to or modification of a historic building or structure that
has been designated as such by the Historic Preservation Commission or is actually or
potentially eligible for inclusion on a state, local or national historic register, including
without limitation the architectural harmony (similar materials, window proportions, color
range, mass/void ratio, roof type and pitch), shall be subject to approval by the Historic
Preservation Commission.
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Provide standards and locations for street vendors such as mobile carts, information kiosks,
entertainment and other outdoor temporary uses.

5.0

BUILDING DESIGN STANDARDS

5.1
5.1.1

INSTRUCTIONS
This Section provides the requirements for Traditional Neighborhood developments at the finest
scale, i.e. the site and the building. These requirements are also the essential building blocks for
good Urbanism that need to be addressed and incorporated into the Form-based Code and
Regulating Plan for the proposed Traditional Neighborhood development. The Form-based Code
should be based on the structure and content of the SmartCode, specifically Article 5, Building
Scale Plans. The proposed Form-based Code must also calibrate these standards to address for
example, specific topographical, environmental, site layout, and design constraints unique to the
site or its location within the City.

5.1.2

All Traditional Neighborhood Districts shall at a minimum comply with the general design
guidelines established in Chapter 10-16, and shall maintain and support Flagstaff’s design
traditions and unique mountain architectural vernacular. The Form-based Code submitted with
an application for a Traditional Neighborhood District shall demonstrate that the architectural
vernacular selected for the development and coded in the Form-based Code meets or exceeds the
provisions of Chapter 10-16 and supports Flagstaff’s design traditions and unique mountain
architectural vernacular. In addition, the Form-based Code for each Traditional Neighborhood
development shall be calibrated to suit unique site, environmental and contextual characteristics,
yet each Form-based Code and Traditional Neighborhood District will be consistent in terms of
structure and content based on the provisions of Chapter 10-17 and Article 5 of the SmartCode.

5.1.3

The Form-based Code submitted in conjunction with an application for Traditional Neighborhood
District approval, shall include the following in compliance with the standards described in
Article 5, Building Scale Plans, in the SmartCode:
a.
b.
c.

Illustrative Plan
Regulating Plan
Documents detailing Urban Design Standards addressing the following;
i.
Building Placement (i.e. Building “Disposition” as used in the SmartCode),
including for example:
• Building setbacks
• Basic building types (See Tables 9 and 17)
• Lot width
• Lot coverage
• See also Section 5.6 of the SmartCode
ii.

Building Configuration, including for example:
• Private Frontages
• Standards for Layers
• Building Height
• Massing
• Principal Buildings
• Outbuildings
• See also Section 5.7 of the SmartCode

iii.

Building Use and Density (Note that the SmartCode uses the term “Function” to
describe “Use”), including for example:

Chapter 10-17: Traditional Neighborhood District

•

Page 15

See Section 5.8 and Table 12 of the SmartCode

iv.

Parking standards, including for example:
• See Tables 10 and 11 of the SmartCode

v.

Architectural standards, including for example:
• Building materials and colors
• Streetscreens
• Details on openings such as doors and windows
• Roof details
• Fence details

vi.

Sign standards, including for example:
• Details on sign type, size, illumination, number of permitted signs, material,
etc.

vii.

Landscape standards, including for example:
• Species recommendations
• Tree, shrub and ground cover quantities
• Spacing requirements, if applicable
• Requirements for compensatory landscaping, if applicable
• Impermeable surface standards

viii. Lighting standards (i.e. “Ambient” standards as used in the SmartCode), including
for example:
• Number and type of light fixtures
• Allowable lumens per fixture consistent with Chapter 10-08 of this Code

5.1.4

ix.

Thoroughfare or street standards, including for example:
• Right-of-Way width
• Travel lane and parking lane widths
• Sidewalk widths
• Parkway widths
• Bicycle lane widths, if applicable
• Thoroughfare landscaping standards

x.

Environmental and Resource standards, including for example:
• Floodplains
• Steep slope areas
• Single trees or tree clusters that should be preserved
• Rock outcrops

xii.

Special Requirements, including for example:
• Mandatory or recommended Retail Frontage
• Mandatory or recommended Gallery Frontage
• Designated Coordinated Frontages
• Mandatory or recommended Terminal Vista locations
• Designation of historic or heritage resources

The required standards described in Section 5.1.3 above shall be applied to all Transect Zones
based on the structure and content of Article 5 of the SmartCode.
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5.1.5

In addition to the requirements of Section 5.1.3, the Form-based Code for a Traditional
Neighborhood District should promote the achievement of LEED certification (Leadership in
Energy and Environmental Design) by the US Green Building Council for all Residential and
Mixed Use buildings. Also, LEED-ND certification (Leadership in Energy and Environmental
Design for Neighborhood Development) for the Traditional Neighborhood should be pursued.

5.1.6

The standards provided in this Section 5.0 are minimum requirements. More restrictive standards
consistent with the principles of Smart Growth and Traditional Neighborhood development
(Refer to Appendix C) may be established in the Form-based Code for the Traditional
Neighborhood.

5.2
5.2.1

REVIEW
Following approval of the Traditional Neighborhood District, all applications for site plan and
architectural review shall be reviewed by the City Architect and through the Development
Review Board to ensure consistency with the Regulating Plan and Form-based Code for the
Traditional Neighborhood District, subject to the reduced fees established in Appendix B.

6.0

TABLES AND STANDARDS
The Tables and their associated metrics are an integral part of the Traditional Neighborhood
District as they provide the standards upon which a Traditional Neighborhood District will be
reviewed. The Tables also are an integral component of a Form-based Code and Regulating Plan
submitted with an application for a Traditional Neighborhood development. They may be
calibrated further within a specific Traditional Neighborhood development and its associated
Form-based Code and Regulating Plan provided that it can be demonstrated that further
calibration is necessary to address for example, specific topographical, environmental, site layout
and design constraints unique to that site or its location within the City.
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TABLE 1: TRANSECT ZONE DESCRIPTIONS This table describes the intent of each Transect Zone.

T1

T-1 NATURAL
General Character:
Building Placement:
Frontage Types:
Typical Building Height:
Type of Civic Space:

T2

T-2 RURAL
General Character:
Building Placement:
Frontage Types:
Typical Building Height:
Type of Civic Space:

T3

Building Placement:
Frontage Types:
Typical Building Height:
Type of Civic Space:

Building Placement:
Frontage Types:
Typical Building Height:
Type of Civic Space:

T6

Landscaped yards surrounding detached single-family houses; pedestrians
occasionally
Large and variable front and side yard Setbacks
Porches, fences, naturalistic tree planting
1- to 2-Story; occasional 3-Story. Max. height 35 feet
Parks, Greenways, Greens

T-4 GENERAL URBAN
General Character:

T5

Sparsely settled land in open or cultivated state, including Parks and Open
Space areas
Variable setbacks
Not applicable
1- to 2-Story
Parks, Greenways

T-3 SUB-URBAN
General Character:

T4

Natural forest landscape of the Flagstaff area.
Not applicable
Not applicable
Not applicable
Parks, Greenways

Mix of Houses, townhouses and small Apartment buildings with some
scattered Commercial activity; balance between landscape and buildings;
pedestrians present
Shallow to medium front and side yard Setbacks
Porches, fences, Dooryards, Stoops, Forecourts
Max. 4-Story
Squares, Greens

T-5 URBAN CENTER
General Character:

Shops mixed with Townhouses, larger Apartment houses; Offices, work
place and civic Buildings; predominantly attached buildings; trees within the
public right-of-way; substantial pedestrian activity

Building Placement:
Frontage Types:
Typical Building Height:
Type of Civic Space:

Shallow or no Setbacks; buildings oriented toward the street defining a
Stoops, Shopfronts, Galleries, Dooryards, Forecourts
2- to 6-Story with some variation
Plazas, Greens, Squares; median landscaping

T-6 URBAN CORE
General Character:

Building Placement:
Frontage Types:
Typical Building Height:
Type of Civic Space:

Downtown Flagstaff; Medium to high-Density Mixed Use buildings,
entertainment, Civic and cultural uses. Attached buildings form a
continuous street wall; trees within the public right-of-way; highest
pedestrian and street activity
Shallow or no Setbacks; buildings oriented toward the street defining a
Stoops, Dooryards, Forecourts, Shopfronts, and Galleries
Undefined at this time
Plazas and Squares; median landscaping
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TABLE 3A: VEHICULAR/PARKING/RIGHT-OF-WAY ASSEMBLIES
This table is provided to assist designers and reviewers in selecting appropriate design specifications for Thoroughfares in Traditional
Neighborhood Districts. The table recognizes that different design criteria apply in different Transect zones. Primary design criteria are
Movement Type, Design Speed (equivalent to Posted Speed), Travel Lane Width, and Parking Lane Width. Also included are columns for
parkway widths and sidewalk widths, which together determine the total Right-of-Way required. This table may be modified in the Formbased Code for a Traditional Neighborhood District.
This table is adopted into Chapter 10-12 Traditional Neighborhood Thoroughfare Standards of the City of Flagstaff Engineering Design
and Construction Standards and Specifications, and is provided here for reference purposes.

TRANSECTS 1 AND 2

(Natural and Rural Transect)

MOVEMENT TYPE

SPEED

TRAVEL LANE

SLOW
FREE
SPEED
RURAL

20 mph
25 mph
30 mph
35 mph

8' *
9' *
10' *
11' *

TRANSECT 3

(Sub-Urban Transect)

MOVEMENT TYPE

SPEED

TRAVEL LANE

YIELD
(Lots >1acre)
SLOW
FREE
SPEED
REAR LANE

20 mph
20 mph
20 mph
25 mph
30 mph

12' **
9'
9'
10'
10'
12' **

TRANSECT 4

SPEED

TRAVEL LANE

YIELD
SLOW

20 mph
20 mph
20 mph
25 mph
25 mph
30 mph

12' **
9'
12'
10'
12'
10'
21' **

TRANSECT 5

EDGE

PARKWAY

PATH

R
5'-10'
8-10'
■
R or C
5'-10'
8-10'
■
■
R or C
5'-10'
8-10'
■
■
R or C
5'-10'
8-10'
□
Where a bike lane is provided, the path width can be reduced to 5'
BIKE LANE

PARKING

EDGE

PARKWAY

SIDEWALK

7'

■

7'
8'
8'

C
R or C
C
C
C

5'-10'
5'-10'
5'-10'
5'-10'
5'-10'
4'

5' min.
5' min.
5' min.
5' min.
5' min.

BIKE LANE

PARKING

EDGE

PARKWAY

SIDEWALK

□

7'
7'
18'
8'
18'
8'

C
C
C
C
C
C
RIBBON

5' min.
5' min.
7' min.
5' min.
7' min.
5' min.

6' min.
6' min.
6' min.
6' min.
6' min.
6' min.

BIKE LANE

PARKING

EDGE

FURNISHING

SIDEWALK

□

7'
18'
8'
18'
8'

C
C
C
C
C
RIBBON

5' min.
5' - 7'
5' min.
5' - 7'
5' min.

8' min.
8' min.
8' min.
8' min.
8' min.

■
■
■
■
□

□

□
■
■
■
■
■
■

(Urban Center Transect)

MOVEMENT TYPE

SPEED

TRAVEL LANE

SLOW

20 mph
20 mph
25 mph
25 mph
30 mph

9'
12'
10'
12'
11'
21' **

SLOW (w/45 deg. angle parking)
FREE
FREE (w/45 deg. angle parking)
SPEED
ALLEY

PARKING

(General Urban Transect)

MOVEMENT TYPE

SLOW (w/45 deg. angle parking)
FREE
FREE (w/45 deg. angle parking)
SPEED
ALLEY

BIKE LANE

□

■
■
■
■
■
■

Curb Radius
MOVEMENT TYPE

SPEED

Curb Radius
with Parking

YIELD
SLOW
FREE
SPEED
RURAL

20 mph
20 mph
25 mph
30 mph
35 mph

10'
5-10'
10-15'
15-20'
25'

■ By Right
R = Rural edge treatment

□ By DRB

C = Curb edge treatment
RIBBON =Ribbon Curb (18 inches)

NOTES:
1. * In Transects T1 and T2, add 1.5 feet to the travel lane width if curb and gutter is used and there is no on-street parking. Otherwise, all lane dimensions in all
other Transects shall be measured to the face of the curb. Where no curb and gutter is provided, the lane dimension shall be to the edge of the asphalt.
2. ** Assumes two-way traffic. The 12' dimension for a Yield street is a single lane for 2-way traffic when vehicles are parked on both sides.
3. Bike Lanes shall be 4' adjacent to rural edge, 5' adjacent to parking, and 5 1/2' adjacent to curb and gutter measured to the face of the curb. Where cyclists share
a travel lane with a car, shared lane marking for bicycles and vehicles shall be provided. Also refer to Section 10-12-012 in the City of Flagstaff Engineering
Standards.
4. Bike lanes may also be required where uphill grades exceed 7% or to provide continuity between neighborhoods.
5. Right-of-Way shall be 2' from back of sidewalk or at the back of sidewalk when adjacent to buildings.
6. Arterial roads as defined in the Regional Plan may be designed as Boulevards (See Table 4A and Section 10-12-012 in the City of Flagstaff Engineering
Standards.
7. Thoroughfares shall be designed according to the type of vehicle expected to use each thoroughfare on a daily basis. Occasionally, large vehicles are expected
on all Thoroughfares. All Thoroughfares shall allow these vehicles to safely pass without major difficulty. It is expected that large vehicles may cross the centerline
when making turning movements.
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TABLE 3B: VEHICULAR LANE ASSEMBLIES
Requirements for pedestrian safety and mobility establish Thoroughfare design speed. Design speed then determines the dimensions of
each Thoroughfare element, such as Vehicular Lanes and turn radii. This table may be modified in the Form-based Code for a Traditional
Neighborhood District.
This table is adopted into Chapter 10-12 Traditional Neighborhood Thoroughfare Standards of the City of Flagstaff Engineering Design
and Construction Standards and Specifications, and is provided here for reference purposes.

2 LANE
MOVEMENT
TYPE
DESIGN
SPEED

T3

YIELD

SLOW

FREE

SPEED

RURAL

<20 MPH

20 MPH

25 MPH

30 MPH

35 MPH

Rear Lane

T1 T2 T3

T1 T2 T3

T1 T2 T3

T1 T2

NO PARKING

In T1 and T2 add 1.5 feet if curb and gutter is used and there is no on-street parking.

T4 T5

NO PARKING

Rear Alley

T3 T4

LIMITED
PARKING

T4 T5

T4 T5

T3 T4 T5

T3 T4 T5

T3 T4 T5

T3 T4 T5

ONE SIDE
PARKING

T3 T4

TWO SIDE
PARKING
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TABLE 3B: VEHICULAR LANE ASSEMBLIES (Continued)
2 LANE
MOVEMENT
TYPE
DESIGN
SPEED

YIELD

SLOW

FREE

SPEED

RURAL

<20 MPH

20 MPH

25 MPH

30 MPH

35 MPH

T4 T5

T5

T4 T5

T4 T5

ANGLE
PARKING

MEDIANS
WITH
PARKING

T5
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TABLE 3B: VEHICULAR LANE ASSEMBLIES (Continued)
4 LANE
MOVEMENT
TYPE
DESIGN SPEED

FREE

SPEED

RURAL

25 MPH

30 MPH

35 MPH

T1 T2

T1 T2 T3

NO PARKING

T4 T5

TWO SIDED
PARKING

T5
T5

ANGLE PARKING

T4 T5

MEDIANS WITH
PARKING

Median

T5

T1 T2
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TABLE 3C: THOROUGHFARE ASSEMBLIES
The graphic provided below is taken from the SmartCode and is included here as a sample of the type of graphics that should be
developed and included within a Form-based Code applied within a Traditional Neighborhood District for Thoroughfare Assemblies
specific to that District. Note that the standards provided in this sample may not be consistent with the standards established in
Chapter 10-17. These Thoroughfares Assemblies would be developed from the elements that appear in Tables 3A and 3b, and
incorporate the Public Frontages from Table 4A. The key gives the Thoroughfare type followed by the Right-of-Way width and
pavement width. This table may be calibrated further within a specific Traditional Neighborhood development and its associated
Form-based Code.
This table is adopted into Chapter 10-12 Traditional Neighborhood Thoroughfare Standards of the City of Flagstaff Engineering
Design and Construction Standards and Specifications, and is provided here for reference purposes.

SAMPLE
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TABLE 4A: PUBLIC FRONTAGES - GENERAL
The Public Frontage is the area between the Curb of the Vehicular Lanes and the Frontage Line. Dimensions are
provided in Table 4B. This table may be modified in the Form-based Code for a Traditional Neighborhood District.
This table is adopted into Chapter 10-12 Traditional Neighborhood Thoroughfare Standards of the City of Flagstaff
Engineering Design and Construction Standards and Specifications, and is provided here for reference purposes.

(RD) For Road: This Frontage has open Swales drained by percolation
and a walking path or Bicycle Trail along one or both sides and parking on
one or both sides requiring Yield traffic movements. The landscaping
consists of the multiple species arrayed in naturalistic clusters.

T1
T2
T3

(ST) For Street: This Frontage has raised Curbs drained by inlets and
Sidewalks separated from the vehicular lanes by individual or continuous
planters, with parking on one or both sides. The landscaping consists of
street trees of a single species, or alternating species clustered as three or
more trees, or alternating species aligned in a regularly spaced Allee.

T3
T4
T5

(DR) For Drive: This Frontage has raised Curbs drained by inlets and a
wide Sidewalk or paved path along one side, related to a Greenway. It is
separated from the vehicular lanes by individual or continuous planters.
The landscaping consists of street trees of a single species, or alternating
species clustered as three or more trees, or alternating species aligned in
a regularly spaced Allee.

T3
T4
T5

(AV) For Avenue: This Frontage has raised Curbs drained by inlets and
wide Sidewalks separated from the vehicular lanes by a narrow continuous
planter with parking on both sides. The landscaping consists of a single
tree species aligned in a regularly spaced Allee.

T3
T4
T5

(CS) (AV) For Commercial Street or Avenue: This Frontage has raised
Curbs drained by inlets and very wide sidewalks along both sides
separated from the vehicular lanes by separate tree wells with grates and
parking on both sides. The landscaping consists of a single tree species
aligned with regular spacing where possible but clears the storefront
entrances.

T5

(BV) For Boulevard: A Boulevard may correspond to arterial roads as
defined in the Regional Plan. It should be designed to accommodate
bicycles. This Frontage has Access Roads on both sides. It consists of
raised Curbs drained by inlets and Sidewalks along both sides, separated
from the vehicular lanes by Planters. The landscaping consists of double
rows of a single tree species aligned in a regularly spaced Allee.

T3
T4
T5

(RA) For Rear Alley: This Frontage is located to the rear of Lots. It
consists of a paved surface and ribbon curb at the edges adjacent to
property lines or buildings. Alleys are typically not landscaped.

T4
T5

(RL) For Rear Lane: This Frontage is located to the rear of Lots. It
consists of a paved surface and compacted gravel or similar material
placed on the outer edges. Lanes are typically not landscaped.

T3
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TABLE 4B: PUBLIC FRONTAGES - SPECIFIC
This table assembles prescriptions and dimensions for the Public Frontage elements - Curbs, walkways, and Planters - relative to
specific Thoroughfare types within Transect Zones. Table 4B-a assembles all of the elements for the various street types. This table
may be modified in the Form-based Code for a Traditional Neighborhood District.
This table is adopted into Chapter 10-12 Traditional Neighborhood Thoroughfare Standards of the City of Flagstaff Engineering Design
and Construction Standards and Specifications, and is provided here for reference purposes.

TRANSECT ZONE
Public Frontage Type

Most RURAL
T1 T2

T1 T2

TRANSECT
T3

Most URBAN
T4

T5

RD-ST

RD-ST

ST-DR-AV

ST-DR-AV-BV

CS-CR-AV-BV

13-22 feet

13-22 feet

10-17 feet

12-16 feet

12-19 feet

Type

Rural*

Raised Curb

Raised Curb

Raised Curb

Radius

25 feet

10-30 feet

Raised Curb*
* (Lots > 1ac. - Rural)
5-20 feet

5-20 feet

5-20 feet

Path
5-10 feet

Sidewalk
5 feet min.

Sidewalk
5 feet min.

Sidewalk
5-7 feet

Sidewalk
7-10 feet

Clustered
Multiple
Continuous Planter
5-10 feet

Clustered
Multiple
Continuous Planter
5-10 feet

Clustered/Regular
Multiple
Continuous Planter
5-10 feet

Regular
Alternating
Continuous Planter
5 feet

Regular
Single
Tree well
3-5 feet
(Furnishing Strip)

a. Assembly: The
principal variables are
the type and dimension
of Curbs, walkways,
Planters and landscape.

Total Width

b. Edge: The detailing
of the edge of the
vehicular pavement
incorporating drainage.

c. Walkway: The hard
surface dedicated
exclusively to
pedestrian activity.

Type
Width

d. Planter: The layer
which accommodates
street trees and other
landscape materials.

Arrangement
Species
Planter Type
Parkway Width

e. Landscape: The
recommended plant
species. (See Table 6)
f. Lighting: The
recommended Public
Lighting. (See Table 5)
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TABLE 5: PUBLIC LIGHTING
Lighting varies in brightness and also in the character of the fixture according to the Transect. This table shows the types of light poles
and fixtures that may be approved by the City of Flagstaff Public Works Department assigned to the Transect Zones. This table may be
calibrated further within a specific Traditional Neighborhood development and its associated Form-based Code. However, the City of
Flagstaff Public Works Department must be included in the selection of light poles and light fixtures.
This table is adopted into Chapter 10-12 Traditional Neighborhood Thoroughfare Standards of the City of Flagstaff Engineering Design
and Construction Standards and Specifications, and is provided here for reference purposes.
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TABLE 6: PUBLIC PLANTING
This table shows five common types of street tree types and their appropriateness within the Transect Zones. Title 18 of the City of
Flagstaff Engineering Design and Construction Standards and Specifications provides detailed specifications for landscaping within
Thoroughfares. This table may be calibrated further within a specific Traditional Neighborhood development and its associated
Form-based Code provided that it can be demonstrated that selected tree and vegetation types are compatible with Flagstaff’s high
altitude forest and mountain environment.
This table is adopted into Chapter 10-12 Traditional Neighborhood Thoroughfare Standards of the City of Flagstaff Engineering
Design and Construction Standards and Specifications, and is provided here for reference purposes.
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TABLE 7: PRIVATE FRONTAGES
The Private Frontage is the area between the Frontage Line and the line of the exterior wall of the Principal Building extended
to the side Lot Lines. This table may be modified in the Form-based Code for a Traditional Neighborhood District.

a. Common Yard: a planted Frontage where the Façade is set
back substantially from the Frontage Line. The front yard created
remains unfenced and is visually continuous with adjacent yards,
supporting a common landscape. The deep Setback provides a
buffer from the higher speed Thoroughfares.

T2
T3

b. Porch & Fence: a planted Frontage where the Façade is set
back from the Frontage Line with an attached porch permitted to
Encroach. A fence at the Frontage Line maintains street spatial
definition. Porches shall be no less than 8 feet deep.

T3
T4

c. Terrace or Lightwell: a frontage where the Façade is setback
back from the Frontage Line by an elevated terrace or sunken
Lightwell. This type buffers Residential use from urban Sidewalks
and removes the private yard from public encroachment.
Terraces are suitable for conversion to outdoor cafes. Syn:
Dooryard.

T4
T5

d. Forecourt: a Frontage where the Façade is close to the
Frontage Line and the central portion is set back. The forecourt
created is suitable for vehicular drop-offs. This type should be
allocated in conjunction with other Frontage types. Large trees
within the Forecourts may overhang the Sidewalks.

T4
T5

e. Stoop: a Frontage where the Façade is aligned close to the
Frontage Line with the first Story elevated from the Sidewalk
sufficiently to ensure privacy for the windows. The entrance is
usually an exterior stair and landing. This type is recommended
for ground-floor Residential use.

T4
T5

f. Shopfront: a Frontage where the Façade is aligned close to
the Frontage Line with the building entrance at the grade of the
sidewalk. This type is conventional for Retail use. It has
substantial glazing on the Sidewalk level and an awning that
should overlap the Sidewalk to within 2 feet of the Curb. Syn:
Retail Frontage.

T4
T5

g. Gallery: a Frontage where the Façade is aligned with the
Frontage Line with an attached cantilevered shed or lightweight
colonnade overlapping the sidewalk in the Right-of-Way. This
type is conventional for Retail use. The Gallery should be no less
than 10 feet wide and should overlap the sidewalk to within 2 feet
of the Curb. In the alternative the Lot Line must be aligned with
the edge of the Gallery, and the Sidewalk is established within an
easement under the Gallery.

T4
T5
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TABLE 8: BUILDING CONFIGURATION
This table shows the Configurations for different building heights for each Transect Zone. It may be modified in the Form-based Code for a
Traditional Neighborhood District to show actual calibrated heights for local conditions.

T1 T2 T3

T4

T5

PRINCIPAL BUILDINGS

illustration

Building height shall be measured vertically
from the top plate height to natural grade
or finish grade at the lowest point adjacent
to the building exterior, whichever yields
the greatest height, excluding unfinished
Attics and posts or masonry piers
supporting decks.

Building height shall be measured as the number of Stories, excluding unfinished Attics.
1 Stories in the T4 and T5 T-Zones shall not exceed:
First floor commercial uses: Min. 11 feet; max. 16 feet measured from FF to FF.
All other floors: Not to exceed 12 feet max. measured from FF to FF; except that the
upper most Story shall not exceed 10 feet max. measured from FF to the top plate.
2 If any Story exceeds the height limit permitted for that Story, then it shall count as two
Stories.

T1 T2 T3

T4

T5

OUTBUILDINGS

illustration

Building height for Outbuildings shall be
measured vertically from the top plate
height to natural grade or finish grade at
the lowest point adjacent to the building
exterior, whichever yields the greatest
height, excluding unfinished Attics and
posts or masonry piers supporting decks.

Building height shall be measured as the number of Stories, excluding unfinished Attics.
1 Stories in the T4 and T5 T-Zones shall not exceed:
First floor: Min. 9 feet; max. 11 feet measured from FF to FF.
Second floor: min. 8 feet; max. 10 feet measured from FF to the top plate.
2 If any Story exceeds the height limit permitted for that Story, then it shall count as two
Stories.

Notes:
1. Height limits for all buildings do not apply to masts, steeples, clock towers,
chimneys, elevator bulkheads, and similar non-habitable architectural
projections.
2. A finished Attic used as living space as defined in the International Building
is included in building height in all Transect Zones.

Code

3. Exposed Understory shall not exceed 5 feet in height measured from the lowest finish
floor to natural grade.
4. For the purposes of compliance with the provisions of Chapter 17, Table 8 shall be
used to determine the height of buildings in Traditional Neighborhood Districts. However,
the International Building Codes determine height differently for purposes of establishing
type of construction, egress, lateral bracing and fire protection.
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TABLE 9A: BUILDING PLACEMENT
This table approximates the location of the structure relative to the boundaries of each individual Lot, establishing suitable
basic building types for each Transect Zone. This table may be modified in the Form-based Code for a Traditional
Neighborhood District.
a. Edgeyard: Specific types - Single-family House, Estate House, Cottage, Duplex,
Mansion Apartment Building. A building that occupies the center of its Lot with
Setbacks on all sides. This is the least urban of building types as the front yard sets it
back from the Frontage, while the side yards weaken the spatial definition of the public
Thoroughfare space. The front yard is intended to be visually continuous with the
yards of adjacent buildings. The rear yard can be secured for privacy by fences and a
well placed Backbuilding and/or Outbuilding.

T3
T4

b. Sideyard: Specific types - Charleston single-House, double house, zero-lot-line
house, twin house or corner store. A building that occupies one side of the Lot with the
Setback to the other side. A shallow Frontage Setback defines a more urban
condition. If the adjacent building is similar with a blank party wall, the yard van be
quite private. This type permits a systematic climatic orientation in response to sun or
prevailing winds. If a Sideyard abuts a neighboring Sideyard House, the type is known
as a Twin or double house. Energy costs, and sometimes noise, are reduced by
sharing a party wall.

T4
T5

c. Rearyard: Specific types - Townhouse, Rowhouse, Live-work unit, loft building,
Multifamily building, Mixed use Block, Flex building, perimeter block. A building that
occupies the full Frontage, leaving the rear of the Lot as the sole yard. This is a very
urban building type as the continuous facade steadily defines the public Thoroughfare.
The rear Elevations may be articulated for functional purposes. In its Residential form,
this type is a roughhouse. for its Commercial form, the rear yard can accommodate
substantial parking.

T4
T5

d. Courtyard: Specific types - Courtyard House, patio house. A building that occupies
the boundaries of its Lot while defining one or more private patios or courtyards. This
is the most urban of building types, as it is able to shield the private realm from all
sides while strongly defining the public Thoroughfare space. It is recommended for
workshops, Lodging and schools because of its ability to accommodate incompatible
activities masking them from all sides. The high security provided by the continuous
enclosure is useful for crime-prone areas.

T5

e. Specialized: A building that is not subject to categorization. Buildings dedicated to
manufacturing and transportation are often distorted by the needs of machinery. Civic
buildings, which may express the aspirations of institutions, are also included.

SD
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TABLE 9B: PRIVATE OUTDOOR LIVING SPACE
This table provides the requirements for the provision of Private Outdoor Living Space for each Transect Zone. The Formbased Code for a Traditional Neighborhood District shall detail how the Private Outdoor Living Space in the District shall be
applied, e.g. whether it is allowed in front yards or if balconies may overhang the Private Outdoor Living Space. This table
may be modified in the Form-based Code for a Traditional Neighborhood District.

Private Outdoor Living Space for Transect zones T4 and T5 shall be provided as follows:
Ground Floor Units
Required Private Outdoor Living Space
Studio unit
100 square feet
1 bedroom unit
120 square feet
2 bedroom unit
140 square feet
3+ bedroom unit
160 square feet
Second Floor Units and Above
Studio unit
1 bedroom unit
2 bedroom unit
3+ bedroom unit

Required Private Outdoor Living Space
60 square feet
72 square feet
84 square feet
96 square feet

Private Outdoor Living Space areas shall have a minimum dimension in any direction as follows:
Ground Floor Units
10 feet
Second Floor Units and Above
6 feet

Chapter 10-17: Traditional Neighborhood District
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TABLE 10: BUILDING USE
This table categorizes Building Uses within Transect Zones. Parking requirements are correlated to functional intensity, and are
characterized as Restricted, Open or Limited. For specific Uses permitted with Transect Zones, see Table 12. This table may be modified in
the Form-based Code for a Traditional Neighborhood District.

T3

T4

T5

Limited Residential: The number of
dwellings on each Lot is limited by the
requirement of 1.5 parking spaces for
each dwelling, a ratio which may be
reduced according to the the shared
parking standards (See Table 11).

Open Residential: The number of
dwellings on each Lot is limited by the
requirement of 1.0 parking places for
each dwelling, a ratio which may be
reduced according to the shared parking
standards (See Table 11).

Limited Lodging: The number of
bedrooms available on each Lot for
lodging is limited by the requirement of
1.0 assigned parking place for each
bedroom, up to twelve, in addition to the
parking requirement for the dwelling.
The Lodging must be owner occupied.
Food service may be provided in the
a.m. The maximum length of stay shall
not exceed 14 days. Additional parking
shall be provided according to the
standards for Retail use if food will be
served to patrons not staying in the
Lodging use.

Open Lodging: The number of
bedrooms available on each Lot for
lodging is limited by the requirement of
1.0 assigned parking place for each unit.
Food service may be provided at all
times. Additional parking shall be
provided according to the standards for
Retail use if food will be served to
patrons not staying in the Lodging use.

Limited Office: The building area
available for office use on each Lot is
limited to the first Story of the Principal
Building and/or the Accessory Building,
and by the requirement of 3.0 assigned
parking places per 1,000 square feet of
net office space in addition to the
parking requirement for each dwelling.

Open Office: The building area
available for office use on each Lot is
limited by the requirement of 2.0
assigned parking places per 1,000
squarefeet of net office space.

Limited Retail: The building area
available for Retail use is limited to the
first Story of buildings at corner
locations, not more than one per Block,
and by the requirement of 4.0 assigned
parking places per 1,000 square feet of
net Retail space in addition to the
parking requirement of each dwelling.
The specific use shall be further limited
corner store or a restaurant seating no
more than 40.

Open Retail: The building area
available for Retail use is limited by the
requirement of 3.0 assigned parking
places per 1,000 square feet of net
Retail space.

e. CIVIC See Table 12.

See Table 12.

See Table 12.

f. OTHER See Table 12.

See Table 12.

See Table 12.

a. RESIDENTIAL Restricted Residential: The number of
dwellings on each Lot is restricted to one
within a Principal Building (requires 2 parking
spaces) and one Accessory Dwelling Unit
(requires 1 parking space). Both dwellings
shall be under single ownership. The
habitable area of the Accessory Dwelling
Unit shall not exceed 500 square feet.

b. LODGING Restricted Lodging: The number of
bedrooms available on each Lot for lodging
is limited by the requirement of 1.0 assigned
parking place for each bedroom, up to five,
in addition to the parking requirement for the
dwelling. The Lodging must be owner
occupied. Food service may be provided in
the a.m. The maximum length of stay shall
not exceed 14 days. Additional parking shall
be provided according to the standards for
Retail use if food will be served to patrons
not staying in the Lodging use.

c. OFFICE Restricted Office: The building area
available for office use on each Lot is
restricted to the first Story of the Principal or
the Accessory Building and by the
requirement of 3.0 assigned parking places
per 1,000 square feet of net office space in
addition to the parking requirement for each
dwelling.

d. RETAIL Restricted Retail: The building area
available for Retail use is restricted to a
Block corner location at the first story and by
the requirement of 4.0 assigned parking
places per 1,000 squarefeet of net Retail
space in addition to the parking requirement
of each dwelling. The specific use shall be
further limited to a corner store or a
restaurant seating no more than 20.
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TABLE 11: PARKING CALCULATIONS
The Required Parking table summarizes the parking requirements of Table 10 for each site or, conversely, the amount of building
allowed on each site given the parking available. This table may be modified in the Form-based Code for a Traditional
Neighborhood District.
REQUIRED PARKING (See Table 10)

T2 T3
RESIDENTIAL
ADU
LODGING
OFFICE
RETAIL
CIVIC
OTHER

T4

SHARED PARKING FACTOR

T5

2.0 / Dwelling
1.5 / Dwelling
1.0 / Dwelling
1.0 / Dwelling
1.0 / Dwelling
1.0 / Dwelling
1.0 / Bedroom
1.0 / Bedroom
1.0 / unit
3.0 / 1,000 sq. ft.
3.0 / 1,000 sq. ft.
2.0 / 1,000 sq. ft.
4.0 / 1,000 sq. ft.
4.0 / 1,000 sq. ft.
3.0 / 1,000 sq. ft.
To be determined by the Regulating Plan and Form-based Code
To be determined by the Regulating Plan and Form-based Code

The Sharing Factor is used in the event of Mixed-use. The actual parking
required is calculated by adding the total number of spaces required by each
separate Use and dividing the total by the appropriate factor from the Sharing
Factor Matrix. For example, if a residential Use requires 10 spaces and an office
Use requires 12 spaces, a total of 22 spaces would be required if calculated
independently, but when divided by the Sharing Factor of 1.4, only 16 spaces
would be required. Alternatively, if there is a total of 22 spaces available for
offices and residential use, multiplying this by the Sharing Factor of 1.4 results in
the equivalent of 30 spaces. Buildings may be then be designed to a functional
density corresponding to 30 parking spaces.
Note: When three Uses share parking, the lowest Sharing Factor should be
used so that enough parking is assured.
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TABLE 12: SPECIFIC USE BY TRANSECT
This table expands the categories of Table 10 to delegate specific uses within Transect Zones. This table may be calibrated further
within a specific Traditional Neighborhood development and its associated Form-based Code.

A. RESIDENTIAL

T1 T2 T3 T4 T5 T6 SD

Mixed-use Block
Mixed Use Building
Live/Work Unit
Rowhouse
Duplex
Courtyard Building
Mansion Apartment
Multi-family Building
Sideyard House
Cottage
House
Accessory Dwelling Unit
Estate House
S. R. O. Building

■

■
■
■
■
■

■
■
■
■
■
■
■
■
■
■
■
■

■
■
■
■
■
■
■
■
■

■

■

■
■

■

■
■

■
■

■
■

OTHER: AGRICULTURE
Greenhouse
Stable
Kennel

■
■
■

OTHER: AUTOMOTIVE
Gasoline
Automobile Service
Drive-through Facility
Roadside Stand

■

■

■
■
■

■
■
■
■

■

■

■

■

■

■

■

■

■

■

■
■

■
■
■
■
■
■
■
■

■

■
OTHER: CIVIL SUPPORT
■

S. R. O. Hostel
School Dormitory

■

■

■

■

■

■

■
■

■
■

C. OFFICE

Office Building/Block
Work-Live Unit
Neighborhood Office
Veterinary Office

■

■

■

E. CIVIC

Bus Shelter
Conference Center less than
10,000 sq. ft.
Fountain or Public Art
Library
Museum
Outdoor Auditorium
Parking Structure
Passenger Transfer Station

■

Fire Station

Hotel (No room limit) with
conference rooms
Inn (up to 12 rooms)
Bed & Breakfast (max. 5 rooms)

D. RETAIL

T1 T2 T3 T4 T5 T6 SD

Playground
Surface Parking Lot

B. LODGING

Open Market Building
Retail Building/Block
Display Gallery
Restaurant
Kiosk
Mobile Cart
Liquor Selling Establishment
Corner Store
Live Theater
Movie Theater

E. CIVIC (Continued)

■
■

■

■

■

Police Station
Funeral Home/Crematorium
Hospital
Medical Clinic

■

OTHER: INSTITUTIONAL
College
High School
Trade School
Elementary School
Childcare Center
Home Day Care
Preschool
Religious Assembly

■
■
■
■

■
■
■
■

■
■

■
■
■
■
■

■
■
■
■
■
■
■
■
■
■

■
■
■
■
■
■
■

■

■

OTHER: OUTBUILDING USES

■

■

■
■
■
■
■
■

■
■
■
■
■

Accessory Dwelling Unit
Garage
Home occupation
Workshop

■
■

■
■
■

Notes:
1. Parking Structures shall have Liner Buildings lining the first
Story or higher.

■
■

■
■

■
■
■
■
■

■
■
■
■
■

■
■
■
■
■
■
■

OTHER: INDUSTRIAL
Light Industrial Facility
Business Park
Laboratory Facility
Utility Facility
Wireless Transmitter
Warehouse
Produce Storage
Mini-storage

■
■

■
■

■

■

■
■

■

■

■

■
■
■

■
■
■

■
■
■

■
■
■
■
■
■
■
■
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TABLE 13: CIVIC SPACE
This table shows five common types of Civic Space and describes their appropriateness within the Transect Zones. Civic Space
types are defined by the combination of certain physical constants including the relationship between their intended use, size,
landscaping and Fronting buildings. This table may be modified in the Form-based Code for a Traditional Neighborhood District.
a. Park: A natural preserve suitable for unstructured recreation. A Park may be
independent of surrounding building Frontages. It shall be landscaped naturally, and
shall consist of paths and Trails, meadows, water bodies, woodland and open
shelters. Parks may be lineal following the alignment of natural Corridors. The
minimum size of a Park shall be 8 acres. Larger Parks may be approved as Special
Districts in all Transect Zones.

T1
T2
T3

b. Green: An Open Space available for unstructured recreation. A Green may be
spatially defined by landscaping rather than building Frontages. It shall be naturally
landscaped with grass and trees. The minimum size shall be one-half acre, and the
maximum shall be 5 acres.

T3
T4
T5

c. Square: An Open Space available for unstructured recreation and Civic purposes.
A Square is spatially defined by building Frontages. It shall be landscaped in a more
formal manner with grass and trees. Squares shall be located at the intersections of
important Thoroughfares. The minimum size shall be one-half acre, and the
maximum shall be 5 acres.

T4
T5

d. Plaza: An Open space available for Civic purposes and Commercial activities. A
Plaza shall be spatially defined by building Frontages. It shall be landscaped with a
hard surface such as asphalt or pavers. Trees are optional. Plazas should be located
at the intersection of important streets. The minimum size shall be one-half acre, and
the maximum shall be 2 acres.

T5

e. Playground: An Open Space designed and equipped for children's recreation. A
Playground should be fenced and may include an open shelter. Playgrounds shall be
interspersed within Residential areas and may be placed within a Block. Playgrounds
may be included within Parks and Greens. There is no minimum or maximum size.

T1
T2
T3
T4
T5
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TABLE 14: TRADITIONAL NEIGHBORHOOD DISTRICT SUMMARY
Note: All requirements in this table are subject to calibration in the Form-based Code proposed for each Traditional Neighborhood District.
T1 Natural

T2 Rural

T3 Sub-Urban

a. ALLOCATION OF ZONES per Pedestrian Shed (applicable to Article 3 only)
TND requires
no minimum
no minimum
10 - 30%
b. BASE RESIDENTIAL DENSITY (See Section 3.4)
Minimum
not applicable
1 unit/20 acre avg.
5 units/acre net
As approved by City As approved by City
Other Uses
Council
Council
10 - 20% min.
c. BLOCK SIZE
Block Perimeter

no maximum

no maximum

3,000 ft. max.

T4 General Urban

T5 Urban Center

30 - 60%

10 - 30%

12 units/acre net

20 units/acre net

20 - 30% min.

30 - 50% min.

2,400 ft. max.

2,000 ft. max.

T6 Urban Core

d. THOROUGHFARES (See Tables 4A and 4B)
The information in this section of the table will be adopted into Chapter 10-12 Traditional Neighborhood Thoroughfare Standards of the City of
Flagstaff Engineering Design and Construction Standards and Specifications, and will provided here for reference purposes.

BV
AV
CS
DR
ST
RD
Rear Lane
Rear Alley
Path
Passage
BT
BL
BR

not permitted
not permitted
not permitted
not permitted
not permitted
permitted
permitted
not permitted
permitted
not permitted
permitted
permitted
permitted

permitted
permitted
not permitted
permitted
permitted
permitted
permitted
not permitted
permitted
permitted
permitted
permitted
permitted

permitted
permitted
permitted
permitted
permitted
not permitted
not permitted
permitted
permitted
permitted
not permitted *
permitted
permitted

e. CIVIC SPACES (See Table 13)
Park
permitted
Greenway
permitted
Green
not permitted
Square
not permitted
Plaza
not permitted
Playground
permitted

permitted
permitted
not permitted
not permitted
not permitted
permitted

permitted
permitted
permitted
not permitted
not permitted
permitted

f. LOT OCCUPATION
Lot Width
not applicable
Lot Depth
not applicable
Lot Coverage
not applicable

not applicable
not applicable
not applicable

35' min. 140' max. 18' min. 140' max.
50' min. 160' max. 50' min. 160' max.
70% max.
[See 80% max.
Note 1]

permitted
permitted
permitted
permitted
permitted
not permitted
not permitted
permitted
not permitted
permitted
not permitted
not permitted
permitted

* permitted within Open Spaces

not permitted
not permitted
permitted
permitted
not permitted
permitted

not permitted
not permitted
permitted
permitted
permitted
permitted
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18' min. 180' max.
50' min. 160' max.
100% max.

PLACEMENT

SECTION 5.0

SECTIONS 3.0 AND 4.0

not permitted
not permitted
not permitted
not permitted
not permitted
permitted
permitted
not permitted
permitted
not permitted
permitted
permitted
permitted
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TABLE 14: TRADITIONAL NEIGHBORHOOD DISTRICT SUMMARY (Continued)
Note: All requirements in this table are subject to calibration in the Form-based Code proposed for each Traditional Neighborhood District.
T1 Natural
g. SETBACKS - PRINCIPAL BUILDING
Front Setback
(Principal)
not applicable
Front Setback
(Secondary)
not applicable
Side Setback
not applicable
Rear Setback
not applicable
Frontage Buildout
not applicable

T2 Rural

T3 Sub-Urban

T4 General Urban

T5 Urban Center

48' min.

12' min.

4' min. 12' max.

0' min. 12' max.

48' min.
96' min.
96' min.
not applicable

12' min. combined
12' min.
no minimum

0' combined min.
0' min. 24' max.
3' min.
3' min.
50% min. at setback 70% min. at setback

20' min.

40' max. from rear
prop. line
0' min.
3' min.

T6 Urban Core

h. SETBACKS - OUTBUILDING
Front Setback
Side Setback
Rear Setback

not applicable
not applicable
not applicable

20' min. + bldg.
setback
3' or 6'
3' min.

3' min. 6' max.
3' min.

20' min.+ bldg.
setback
0' min. 3' max.
3' min.

not permitted
not permitted
not permitted
not permitted

permitted
not permitted
not permitted
not permitted

permitted
permitted
permitted
not permitted

not permitted
permitted
permitted
permitted

not applicable

See Table 9B

See Table 9B

See Table 9B

j. PRIVATE FRONTAGES (See Table 7)
Common Yard
not applicable
Porch and Fence
not applicable
Terrace / Lightwell
not applicable
Forecourt
not applicable
Stoop
not applicable
Shopfront & Awning not applicable
Gallery
not applicable

permitted
not applicable
not applicable
not applicable
not applicable
not applicable
not applicable

permitted
permitted
not permitted
not permitted
not permitted
not permitted
not permitted

not permitted
permitted
permitted
permitted
permitted
permitted
permitted

not permitted
not permitted
permitted
permitted
permitted
permitted
permitted

k. BUILDING HEIGHT (See Table 8)
Principal Building
35 feet max.
Outbuilding
25 feet max.

35 feet max.
25 feet max.

35 feet max.
25 feet max.

4 stories max.
2 stories max.

6 stories max.
2 stories max.

CONFIGURATION

l. BUILDING USE (See Tables 10 and 12)
Residential
not applicable
Lodging
not applicable
Office
not applicable
Retail
not applicable

not applicable
not applicable
not applicable
not applicable

restricted use
restricted use
restricted use
restricted use

limited use
limited use
limited use
limited use

open use
open use
open use
open use

USE
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Notes:
1. Lots larger than 22,400 sq. ft. in area may be approved if justified by unique site conditions and if they are located on
the periphery of a neighborhood adjacent to Transect Zones T1 or T2. Lot coverage for these lots shall be established in
the Form-based Code for the Traditional Neighborhood District.

PLACEMENT

SECTION 5.0

SECTIONS 3.0 AND 4.0

i. BUILDING TYPE (See Table 9)
Edgeyard
not permitted
Sideyard
not permitted
Rearyard
not permitted
Courtyard
not permitted
Private Outdoor
Living Space
not applicable
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TABLE 15A: SAMPLE FORM-BASED CODE GRAPHICS
The graphics included as Tables 15A through 15C for Transect Zones T3 to T5 are taken from the SmartCode and are
included here as a sample of the type of graphic that should be developed and included within a Form-based Code applied
within a Traditional Neighborhood District. The standards provided in this sample may not be consistent with the standards
established in Chapter 10-17.

SAMPLE

Chapter 10-17: Traditional Neighborhood District
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TABLE 15B: SAMPLE FORM-BASED CODE GRAPHICS
The graphics included as Tables 15A through 15C for Transect Zones T3 to T5 are taken from the SmartCode and are included
here as a sample of the type of graphic that should be developed and included within a Form-based Code applied within a
Traditional Neighborhood District. The standards provided in this sample may not be consistent with the standards established
in Chapter 10-17.

SAMPLE
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TABLE 15C: SAMPLE FORM-BASED CODE GRAPHICS
The graphics included as Tables 15A through 15C for Transect Zones T3 to T5 are taken from the SmartCode and are included
here as a sample of the type of graphic that should be developed and included within a Form-based Code applied within a
Traditional Neighborhood District. The standards provided in this sample may not be consistent with the standards established
in Chapter 10-17.

SAMPLE
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TABLE 16: SPECIAL DISTRICT STANDARDS
This Table would only be used if a Special District was proposed in a Traditional Neighborhood District. The metrics for each
column in this table (SD1, SD2, etc.) are to be filled in for each Special District as they currently exist (e.g. in an Infill
Community), or as they are proposed (e.g. in a New Community). More pages can be added.
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TABLE 17: DEFINITIONS ILLUSTRATED
This Table illustrates important concepts described in Chapter 17, Traditional Neighorhood District, and the Definitions provided in
Section 10-14-005-0001.
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TABLE 17: DEFINITIONS ILLUSTRATED (Continued)
This Table illustrates important concepts described in Chapter 17, Traditional Neighorhood District, and the Definitions provided in
Section 10-14-005-0001.
h. NEW COMMUNITY

i. INFILL COMMUNITY

k. BUILD-TO LINE

l. TRANSECT ZONES

j. PRIVATE OUTDOOR LIVING AREA

Chapter 10-17: Traditional Neighborhood District

THIS PAGE INTENTIONALLY BLANK

Page 44

