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Small: South Main Live Work
Flexible Space, Walkable Frontage









Medium: Sante Fe Courtyard Housing
Small Building Footprint, Small Ecological Footprint
Shared Space
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Large: Livermore Village
Orientation, Civic Space, Livability
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How: Getting to Medium Density
Small Building Footprint and Small Ecological Footprint
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Getting to Medium Density
1.“Cottage Ordinances” - The Cottage Company
2.Form-Based Codes
3.Building Type Regulations
4.“Think Small” - Housing and related 

Improvements - “Tactical Urbanism”
5.Target the right places

1.Pre-WWII neighborhoods
2.Aging/outdated corridors
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ZONE SD   

SPECIAL 
DISTRICT

SmartCode (Image Credit: DPZ)

Wrong place for density

Looking at Density along the Transect



“Missing Middle” Densities

What is the Intent?
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“Purpose...is to provide areas 
for the location of low density, 

multiple-family residential 
dwellings...It is intended that 

the district be used in the 
higher density areas 

designated in the general 
plan...”

City of Livermore, CA Development Code
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T1 T2 T3 T4
T1NP

T1 Natural Preserve

Intent

To preserve areas that contain 
sensitive habitats, open space, and 
limited agricultural uses. This Zone 
typically does not contain buildings, 
however small civic buildings or 
interpretive centers  may be located 
within this Zone.

The T1 Natural Zone implements the 
resource protection standards of the 
existing code.

Desired Form

Natural environments, with distantly 
spaced, detached, low rise form, 
setback from the street.

Building Height

Where allowed, 2 stories max.

General Use

Resource Conservation, with limited 
Residential and Open Space Uses

Parking Characteristics

Low Parking Requirements

Individual Parking Lots, No On-
Street Parking

Roadway Characteristics 

Narrow travel lanes, with open drain-
age swales and broad planting strips

T2R      

T2 Rural

Intent

To preserve the rural character of 
Beaufort County. This Zone applies 
to areas that consist of sparsely set-
tled lands in open or cultivated state. 
It may include large lot residential, 
farms where animals are raised or 
crops are grown, parks,  woodland, 
grasslands, trails, and open space 
areas.

T2 Rural Zone implements the 
comprehensive plan goals of preserv-
ing the rural character of portions of 
Beaufort County.

Desired Form

Distantly spaced, detached, low rise 
form, setback from the street.

Building Height

2 stories max.

General Use

Rural Residential and Agricultural, 
with limited Civic/Open Space and 
Service Uses

Parking 

Moderate Parking Requirements

Individual Parking Lots, No On-
Street Parking

Roadway Characteristics 

Narrow travel lanes, with open drain-
age swales and broad planting strips

T3HN

T3 Hamlet Neighborhood

Intent

To reinforce established neighbor-
hoods, to maintain neighborhood 
stability and provide a transition 
between the walkable neighborhood 
and rural areas.

T3 Hamlet Neighborhood Zone 
implements the comprehensive plan 
goals of preserving the rural residen-
tial character of portions of Beaufort 
County, the City of Beaufort and 
Town of Port Royal.

Desired Form

Detached, low rise form, setback 
from the street.

Building Height

2.5 stories max.

General Use

Residential and limited Agricultural 
uses, with some Civic/Open Space 
and Service Uses

Parking 

Low to moderate Parking Require-
ments to promote walkability and 
minimize visual impact. 

Individual Parking Lots, Some On-
Street Parking

Roadway Characteristics 

Narrow travel lanes, with open drain-
age swales and broad planting strips

T3N

a

T3 Neighborhood

Intent

To provide a walkable, predomi-
nantly single-family neighborhood 
that integrates compatible multifam-
ily housing types such as duplexes, 
and bungalow courts within walking 
distance to transit and commercial 
areas.

T3 Neighborhood Zone implements 
the comprehensive plan goals of 
preserving and building upon the 
walkable character of portions of 
Beaufort County, the City of Beaufort 
and Town of Port Royal.

Desired Form

Closely spaced, detached, low rise 
form, setback from the street.

Building Height

2.5 stories max.

General Use

Residential, with some Civic/Open 
Space, and Service Uses 

Parking 

Low to moderate Parking Require-
ments to promote walkability and 
minimize visual impact.

Individual Parking Lots, On-Street 
Parking

Roadway Characteristics 

Narrow to moderate travel lanes, 
with open drainage swales or valley  
gutters, and broad planting strips

T4NC

T4 Neighborhood Center

Intent

To integrate vibrant main-street 
commercial and retail environments 
into neighborhoods, providing ac-
cess to day-to-day amenities within 
walking distance, creating potential 
for a transit stop, and serving as a fo-
cal point for the neighborhood.

T4 Neighborhood Center  Zone 
implements the comprehensive plan 
goals of creating areas of  higher 
intensity residential and commercial 
uses in the City of Beaufort and Town 
of Port Royal.

Desired Form

Attached or detached low rise form, 
located close to or at the street edge.

Building Height

3 stories max.

General Use

Residential, with limited Retail, and 
some Civic/Open Space and Service 
Uses

Parking 

Low Parking Requirements to pro-
mote walkability, Commercial park-
ing handled as a part of Downtown 
Commercial District with off-street 
(surface or structured) residential 
parking.

Shared or Individual Parking Lots, 
On-Street Parking

Roadway Characteristics 

Narrow to moderate travel lanes, 
with structured drainage and narrow 
planting strips or tree wells

T4HC

T4 Hamlet Center

Intent

To integrate appropriate, medium-
density residential building types 
such as duplexes, townhouses, small 
courtyard housing, and mansion 
apartments with limited retail and 
service uses in an environment con-
ducive to walking and bicycling.

T4 Hamlet Center is appropriate for 
more rural areas, implementing the 
comprehensive plan goals of creating 
areas of  medium intensity residen-
tial with limited commercial uses in 
portions of Beaufort County, the City 
of Beaufort and Town of Port Royal.

Desired Form

Predominantly detached, closely 
spaced low rise form, setback from 
the street.

Building Height

3 stories max.

General Use

Residential, with limited Retail, and 
some Civic/Open Space and Service 
Uses

Parking 

Low to moderate Parking Requirements 
to promote walkability and minimize 
visual impact. On street parking should 
be counted toward required nonresiden-
tial parking in selected areas.

Shared or Individual Parking Lots, 
On-Street Parking

Roadway Characteristics 

Narrow to moderate travel lanes, 
with structured drainage and narrow 
planting strips

T5UC

T5 Urban Core

Intent

To integrate medium intensity, 
vertically mixed use development in 
districts that support a high degree 
of pedestrian activity and serve as 
important civic, commercial, and 
institutional centers of the County.

T5 Urban Core Zone implements the 
comprehensive plan goals of creating 
areas of higher intensity commercial 
with supporting residential uses in 
portions of the City of Beaufort.

Desired Form

Attached mid rise form, located at 
the street edge.

Building Height

2 stories min., 5 stories max.

General Use

Mixed Uses, with Residential, Retail, 
Civic/Open Space, and Service Uses

Parking 

Low to no Parking Requirements to 
promote walkability; Commercial 
parking handled as part of a Down-
town Commercial District, with off-
street (often structured) residential 
parking.

Shared Parking Lots, District Wide 
Parking Program, On-Street Parking

Roadway Characteristics 

Moderate to wider travel lanes, with 
structured drainage and tree wells

T5
T5MS

T5 Main Street

Intent

To integrate medium intensity, 
vertically mixed use development in 
districts that support a high degree 
of pedestrian activity.

T5 Main Street Zone implements the 
comprehensive plan goals of creating 
areas of higher intensity commercial 
with supporting residential uses in 
portions of the City of Beaufort and 
Town of Port Royal.

Desired Form

Attached mid to high rise form, 
located at the street edge.

Building Height

2 stories min., 4 stories max.

General Use

Mixed Uses, with Residential, Retail, 
Civic/Open Space, and Service Uses

Parking 

Low to no Parking Requirements to 
promote walkability; Commercial 
parking handled as part of a Down-
town Commercial District, with off-
street (often structured) residential 
parking.

Shared Parking Lots, District Wide 
Parking Program, On-Street Parking

Roadway Characteristics 

Moderate to wider travel lanes, with 
structured drainage and tree wells



Parking

Required Spaces
Residential Uses 1 space/1,000sf  min.1

1 No parking spaces are required for affordable or senior housing units, 
Ancillary Buildings less than 500sf

Location (Distance from Property Line or ROW)
Front 50' min.
Side Street 10' min.
Side 5' min.
Rear 5' min.

Miscellaneous
Parking Drive Width
  Front 12' max.
  Side Street 20' max.
See additional general parking requirements for all Transect Zones 
on page 2-47.
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Frontage Types and Encroachments

Encroachments
Front 12' max.
Side Street 12' max.
Side, Setbacks ≥10' 5' max.
Rear, Setbacks ≥10' 5' max.
Encroachments are not allowed within a street Right of Way, or 
across a property line.

Frontage Types1

Allowed Frontage Types: Porch
Forecourt
Stoop
Entry Lobby

1  See Frontage Type Standards  for descriptions and regulations. 
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2-1123rd Street Corridor Form-Based Code
Opticos Design, Inc.

Article 15.04.XXX.020: Building Form Standards

O

Draft: August 31, 2009Building Placement

Setback (Distance from Property Line or ROW)
Front 10' min1.;15' max
Front facade within Facade Zone 50% min.
Side Street 5' min.;10' max.
Side facade within Facade Zone 50% min.
Side
  Main Building 5'
  Ancillary Building 0'
Rear
  in Building 5'
  Ancillary Building 0'
1  Where existing adjacent buildings are in front of the regulated 

front setback, the building may be set to align with the facade of 
the front most immediately adjacent property.

A
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D

Building Form

Height
Building Height 2-1/2 Stories max.
Ground Floor Finish Level 18" min.1

Ground Floor Ceiling 10' min. clear
Upper Floor(s) Ceiling Upper Floor 

Ceilings
9' min. clear

1Ground floor lobbies and common areas in multi-unit buildings 
may have a 0" to 6" ground floor finish level.

Footprint
Width 50' max.
Depth, Ground-floor Residential Space 12' min.

Miscellaneous
Service entries may not be located on front or street-facing facades.
All ground floor units fronting a street must have a direct entry to 
the unit from the street or from a forecourt along the street.
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T4 Neighborhood (T4N) Standards
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2-10 23rd Street Corridor Form-Based Code
Opticos Design, Inc.

Article 15.04.XXX.020: Building Form Standards Draft: August 31, 2009

Building Placement

Encroachments

Building Form

Parking Location

T4 Neighborhood Flex (T4NF) & T4 Neighborhood (T4N)

“Missing Middle” Densities
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Building Placement

Setback (Distance from Property Line or ROW)
Front 10' min1.;15' max
Front facade within Facade Zone 50% min.
Side Street 5' min.;10' max.
Side facade within Facade Zone 50% min.
Side
  Main Building 5'
  Ancillary Building 0'
Rear
  in Building 5'
  Ancillary Building 0'
1  Where existing adjacent buildings are in front of the regulated 

front setback, the building may be set to align with the facade of 
the front most immediately adjacent property.

A

B

C

D

Building Form

Height
Building Height 2-1/2 Stories max.
Ground Floor Finish Level 18" min.1

Ground Floor Ceiling 10' min. clear
Upper Floor(s) Ceiling Upper Floor 

Ceilings
9' min. clear

1Ground floor lobbies and common areas in multi-unit buildings 
may have a 0" to 6" ground floor finish level.

Footprint
Width 50' max.
Depth, Ground-floor Residential Space 12' min.

Miscellaneous
Service entries may not be located on front or street-facing facades.
All ground floor units fronting a street must have a direct entry to 
the unit from the street or from a forecourt along the street.
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2-10 23rd Street Corridor Form-Based Code
Opticos Design, Inc.

Article 15.04.XXX.020: Building Form Standards Draft: August 31, 2009

Building Placement

Encroachments

Building Form

Parking Location

T4 Neighborhood Flex (T4NF) & T4 Neighborhood (T4N)
T4 Hamlet Center (T4HC)
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� � � � . 2

� . 2� � )7 %

 )$ 4( � � � � - ).� � � � � � � � - !8�

� %04( � � � � � - ).� � � � � � � � - !8�

� )1# %++!-%. 31

� ( )3� � 5),$ ).'� � 9 0%� 3( !,,� ./4� " %� 53%$ � /.� #/2.%2� ,/43�

� � � � 3, " %0� . &� � -)21

� .)43 	 � - ).� � � � � � - !8�

� � � � 3)+$)-'� � )7 %� !-$� � !11)-'

� %)'( 2

� %)'( 4 � � = � 34/2)%3� - !8�

� !)- � � . $6

 )$ 4( 	 � � � - !8�

� %04( � 
 � � - !8� �

� %# . -$!06�  )-'� 1�

 )$ 4( � 
 � � - !8�

� %04( � � � � - !8�

 # # %11. 06� � 203# 230%

 )$ 4( � 
 � � - !8�

� %04( � 
 � � - !8�



�

�

�

�

�

� � �  ++. 5 %$� � 0. -2!'%1

� /2#( � � � 2/*%#4).'

� 4//0

� � � � %$%120)!-�  # # %11

� !).� � .42!.#%� � /#!4)/.

� /- - /.� � /5249 !2$ � 2/.4

� .)4 � /- - /.� � /5249 !2$

� � � � %( )# +%�  # # %11� !-$� � !0*)-'

� !2+).'� - !9 � " %� !##%33%$ � &2/- � 4( %� !,,%9 � � 3)$ %� 342%%4� /2� &2/.4�

� !2+).'� - !9 � " %� !##%33%$ � &2/- � 4( %� &2/.4� /.,9 � 7 ( %.� 4( %2%�

)3� ./� !$ *!#%.4� !,,%9 � /2� 3)$ %� 342%%4�

� !2+).'� 30!#%3� - !9 � " %� %.#,/3%$ � � #/6%2%$ � /2� /0%.�

� � � � /%- � � /!# %

� . , , . - � � . 3026!0$

 )$ 4( � � � � - ).�

� %04( 
 � � � - ).�

� 2%!  � � � 3&� - ).�

� 0)4!2%� � /%- � � /!# %

� / � 02)6!4%� /54$ //2� 30!#%� )3� 2%15)2%$ �

� %15)2%$ � 342%%4� 3%4" !#+3� !.$ � $ 2)6%7!9 3� 3( !,,� ./4� " %�

).#,5$ %$ � ).� 4( %� /0%.� 30!#%� !2%!� #!,#5,!4)/.�

�

�

�

� 2/.4 � 2/.4

� ,,%9 � ,,%9

�

� �

� �

� �

�

�

�



� ��� �

� �

�

� �  � � � � 2/0%249 � � ).%

� %4" !#+� � ).%

� 5),$ ).'
� %6 �

� �  � � � � 2/0%249 � � ).%

� %4" !#+� � ).%

� 2/.4!'%

� 2)6!4%� � 0%.� � 0!#%

� %6 � � �


 � � � � 	� %!3&. 02� � . 3-26� � %4%+. /, %-2� � . $% � 0!&2� �  3'312� � � � �


 � � � � �� � 3)+$)-'� � 6/%� � 2!-$!0$1

� 3-'!+. 5 � � . 302

� � � � � � � � *$ � "%, � � %*')

� � � � � � � � 	 � � � � � 
 � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � �

� � � � � (� '!& )!%$

� *$ � "%, � � %*') � 	 � � � � � � � �  � � � � 	 � � � � � � � � � � � � � � � � 
 � � � � � � � � � � �
� � 
 � � � �  � � 
 � � �  � � � � � � � � � � � � � � � � � �  � � � � � � � � � � � � � � � � � � � 
 � � 
 � � �  �
� � � � � �  � � � � � 
 � � � � � � � � � � � � 
 � � � � � � � � � � � � � � � � � � � � �  � � � � � � � � � � �
� � � � � � � � � � � � 	 � � � � � 
 � �  � � � � � � � � 
 � � � � � � � � � � 
 � � � � � � 
 � � � � � 
 � � � � � 
 � �

 �  � � � � � � � � � 
 � � � � � � � � 
 � � � � � � � � � � � � � � � � 
 � � � � � � � � � � � � � �
� 	 � � 
 � � � � � � � � � � 
 � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � � 
 �  �
� � � � 
 � � � � � � � � � � � � � 
 � � � � � � � � � �  � � � �  � � � � � � � � � � � � � � � � � �  � � � � � �
� � 
 � � � � � 
 � � � � � � � 
 � � � � � � � 
 � �  � � � � � � �  � � � � � �  � � � � � � � �  � � � � � � � � �

 �  � � � � � � � � � � 
 � � � � � � � � � � � �  � � � � 
 � � � � 
  � � � � � � � � � � � � � � � � � � �
� � � � � � 
 �  � � � � � � � � � � � � 
 � � 
 � � � � � � �

� ""%, � � � !$� � '� $(� � )� � %$� (

� � � �
� � � � �
� � � � � � � � � �
� 	 � � � � 	 � � � �
� 
 � � � � 
 � � �

� � -

� � � � � � � � �  � � � � � � � � � � � � � � � � � � � � � � 

� � � � � � � � � � �  � � � � � � � � � � � �  � � � � � � � � � � � � � � � � � � � � � � � � � � � �


 � � � � � � � � � � � � � � � � � � � � � �  � � � � � � � � � � � � � � � � � � � � � � � � � � � � � �

� � � � � � � � �  � � � � � � � � � � � � � � � � � � � � � � � � �  � � � � �  � � � �

� � � � � 	 � � � * � %')� � %*$)-� � � +� "%& # � $)� � % � �� '� � ) � � * *()� � � � �

� � � � � � � � *!"� !$ � � -& � � � )� $� � '� (Building Types




 � �  �  � � � � !� � �

� !� � � 	 � � "� � & � #' �  � � � � � � (  � ,"� � � - #%� #' ! � #+� ' � � *� ,"� �
 *(' ,� ! � � %#' � � � ' � � ,"� � � %� .� ,� � � +,(() � � ' ! � ! � +� ,"� �
+#� � / � %$� � � "� � +,(() � +"� %%� � � � � %� .� ,� � � � � (.� � ,"� � +#� � / � %$�
,(� � ' +- *� � ) *#.� � 1� / #,"#' � ,"� � � - #%� #' ! � � � ,� #*+�  *(& � ,"� �
+,(() � & � 1� %� � � � � #*� � ,%1� ,(� ,"� � +#� � / � %$� (*� & � 1� � � � +#� � �
%(� � � � � � � "#+� � 1) � � #+� � ) ) *() *#� ,� �  (*� *� +#� � ' ,#� %� - +� +� / #,"�
+& � %%� +� ,� � � $+�

� � � � � %�

� #� ,"� � � %� � * 	 � � & #' � � � � � � & � 0 �

� � ) ,"� � � %� � * 	 � � & #' � � � � � � & � 0 �

� � #! ",� � � %� � * � � � & #' �

� � #! ", � � +,(*1� & � 0 �

� � ) ,"� (  � � � � � ++� � � � ' ,*#� + 
 � � & � 0 �

� #' #+"� � � .� %� � � (.� � � #� � / � %$ � � � � & #' �

� � � � �  � � � � � � � � "  

� ,� #*+� & � 1� � � � ) � *) � ' � #� - %� *� (*� ) � *� %%� %� ,(� ,"� � � - #%� #' ! �
 � � � � � �

� � & ) +� +"� %%� � � � ) � *� %%� %� ,(� ,"� �  � � � � � � (*� � %(' ! � ,"� � +#� � � (  �
,"� � � - #%� #' ! �

� "� � � ' ,*1� � ((*� +"� %%� � � � � (.� *� � � (*� *� � � ++� � � ,(� ) *(.#� � �
+"� %,� *�  *(& � ,"� � � %� & � ' ,+�

� � ,� +� � *� � ' (,� ) � *& #,,� � �

 %%� � ((*+� & - +,�  � � � � ,"� � +,*� � ,�




�

�



� � � � � � � � !� � �

� � ,� � � $ � � ,� � � $� � � � � �� ,*� � , � ,*� � ,

�






�

� � � � � � � *() � *,1� � #' � � � ,� � � $� � #' �
� � $�

�

� � � �  � 	 � � � � � � � � � � � � � �  � � � 	 � 
 � �  � � � � � 	 � �  � � �

� � � 	 �  	 � � � 
 � � � � � � � � � � � � � � � � � � � 	 � � �  � � � � � �  �  � � � � � 	 � � � � � �
	 � � � � 	 � � � 	 � � � � 	 	 � �

� � � � �� � !$� � � � � � � " � � � !�  � # � � � � � � � !� � � � �  � � � !	 � 
 " � "  !� � � � �

� � � � � �� � � � # � !� � � � � � !� � � � � !� � � � � �  

“Missing Middle” Densities

Frontage Types
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“Missing Middle” Densities

Regulate for Blended Density

Townhouse
18 du/acre

Single Family
9-13 du/acre

Courtyard
30 du/acre

Mews House
15 du/acre



Courtyard Apartment: 30 du/acre

“Missing Middle” Densities
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