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WELCOME
Design Review for Small Towns:
the Good, the Bad, the Ugly
...the ongoing evolution of design review for
small towns
Greg Hoch

Director of Planning and Community Development,
City of Durango, CO

Nore Winter Principal, Winter and Company, Boulder, CO
Keith Walzak Special Programs Manager, City of Durango, CO
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Overview
The evolution of Design Review in Small Towns
•Durango, Colorado
•Other Intermountain West Communities
•Recent Development Strategies (TND and Sustainability)
•Staff Perspective and a Consultant Perspective
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Insights
Practical advice in approaching and administering design
guidelines
Review of comparative case studies
Lessons learned in various communities
New directions in design review
New Urbanism
Smart Growth and Smart Codes
Traditional Neighborhood Development
Sustainability and Livable Communities
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Ten Tips for Successful Design Review
1. Research, legal advice and purpose
Craft your approach based upon solid research and legal
advice, properly tying your guidelines to permissible legal
purpose.

2. Define your community context
Base your guidelines on the perceived community character,
identifying your community design themes through citizen
involvement processes, visual surveys or design review
studies.
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Ten Tips for Successful Design Review
3. Reflect your community’s design vision
Define goals and policies in an adopted plan

4. Raise your community’s design awareness
Through education and cultivation of citizen support for
seeing the big picture
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Ten Tips for Successful Design Review
5. Be aware of the procedural but primarily
substantive due process challenges to design
guidelines, including:
Is the regulation reasonable?
Are the terms sufficiently defined?
Does the regulation contain illustrations and graphics that give local
context to the issues?
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Ten Tips for Successful Design Review
6. Develop unique Guidelines for your
community
Do not adopt, or cut and paste other communities’ design
guidelines

7. Involve your local citizens
The creation and approval process for design guidelines
should be inclusive

8. Create a clear understandable administrative
process
Include provisions for appeals and waivers
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Ten Tips for Successful Design Review
9. Pay attention to your design review board
Provide training on a continuing basis
Clarify and maintain the role of staff
Familiarize the Board to the language, and dialogue process, of design
review
Understand the group psychology of your Board
Never underestimate the importance of a good chairman
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Ten Tips for Successful Design Review
10. Acknowledge your design community’s
contribution to making the guidelines work;
Reward outstanding work and volunteer efforts
Publicize accomplishments

Design Review and
Community Character
… defining Place in small town
western communities

Trends in Design Review
Regulating the Built Form
New Urbanism & ‘Smart Codes’
Three Springs TND: Durango, CO

Key Considerations
RMLUI Denver, CO
March 12, 2004

The Making of America
‘It shall not be smaller than two hundred feet wide and three
hundred feet long nor larger than eight hundred feet long and
three hundred feet wide. A well-proportioned medium-size
plaza is one that is six hundred feet long and four hundred feet
wide’.
John W. Reps (1965)

Where is the Cutting Edge?
Traditional Urban Design
New York City, NY
Long history in design regulations (1800’s)
Highly visible leader worldwide
Aftermath of September 11, 2001

Austin, Texas / Seattle, Washington / San Diego, California
Deliberate processes, excellent standards, long term results

Small Town Rocky Mountain Communities
Scale and Character
Resort Destination and Tourism Communities

Western Mountain Communities Survey
30 Communities Contacted - 18 Replies

Town

Design Guidelines

Aspen, CO
Y
Banff,CA
Boise, ID
Boulder, CO
Breckenridge, CO
Crested Butte, CO
Flagstaff, AZ
Fort Collins, CO
Glenwood Springs
Hailey, ID
Jackson, WY
Moab, UT
Park City, UT
South Tahoe, NV
Steamboat Springs,CO
Y
Telluride,CO
Tempe, AZ
Truckee, NV
Tucson, AZ

Green Building

Y
Y
Y
Y
Y
Y
Y
Y
N
Y
Y
N
Y
Y

Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
Y
N
C
N

Y
Y
Y
Y
Y

Dark Sky
Y
N
Y
N
Y
Y
Y
Y
Y
Y
N
Y
Y
N

Y

N

C
Y

Y
Y

No response: Bend, OR; Golden, CO; Grand Junction, CO; Ketchum, ID; Missoula, MT;Parker, AZ; Sante Fe, MN;

Commercial Corridor
Guidelines
Defining Corridor Design
Guidelines
Design Traditions in Durango
Design Goals and Objectives
Level 1 - Neighborhood Design
Level 2 - Site Design Guidelines
Level 3 - Building Design
Guidelines
Signage

Traditional Suburban
Design
Design Guidelines
Codes, Covenants & Restrictions
Home Owners Associations
Design Review Committee’s
Town Architects

Regulating the Built Form - New Urbanist
Style
Smart Growth Strategies (1990’s)
Traditional Neighborhood Development (TND)
Transit Oriented Development (TOD)
Sustainable and Livable Community Design

Congress for New Urbanism
‘Codes Book’
Traditional Zoning
Enforced by Law
Segregation of Land Use
LUDC

Urbanist Codes (The Transect)
Private Covenants
Mixed Use
Urban & Architectural Codes
Pattern Books
Eliminate Controls

Key Considerations
Relationship w/ Existing Community Character
Impact of Design Review Board and Staff Responsibilities
Governance Systems within the Development (CC&R’s
HOA’s)
Implementation (Sustainability Performance Targets)

Three Springs Development Durango, CO
Traditional Neighborhood Development Project

Integrating TND (Smart Growth) Development with Traditional Development
Impacts of new Smart Codes on Existing Community Design Guidelines

Grandview Area Plan
Durango, CO

Three Springs
Design Features
Owner Applicant: Tierra Group, LLC
(Southern Ute Indian Tribe Growth Fund)
Architect: Duany Plater-Zyberk &Company
Planned Development (PD) Zone - 682acre
Focus: 3 Mixed-Use Urban Villages
Traditional Neighborhood Development
Pedestrian Friendly / Walkable Community
Narrow Street Cross Section
Rear Alleyway Access
Front Porch
Flexibility in Development
Auxiliary Units ‘Granny Flats’
Civic, Parks, School (K-8)
Open Space and Trails
Transect Model (T-3, T-4, T-5, Special
District)
3-4 Phases of Development
30-40 Year Build-Out
Proposed Allowable Uses
Residential
2,283 units
Lodging Units
300 maximum
Commercial Office/ Light Industrial
864,000 GSF
MRMC Hospital
320,224 GSF

Three Springs
Design Features
Regional Medical Center Campus
60 acre campus
Hospital Facility
Medical Office Campus
On-Site Employment Opportunities
(1,100 employees for hospital)

Environmental Design Priority
Preserved Open Space (40%)
Wetland Avoidance (404 Permit)
Wildlife Mitigation Plan
Integrated Drainage-ways and Irrigation
Canals
Parks, Trails and Public Transit Connections
Buffering Adjacent Land Uses
Comprehensive Landscape Master Plan

Integrated Civic and School Functions

Three Springs
Design Features
Variety in Architectural
Styles
and Densities
Village Concept - Walkability
Defined Theme Approach

Mid-Range Housing Target
($250,00-$350,000)
Affordable Housing Goal - 10%
Attainable Housing Goal - 15%

Provisions for Utility Access
to Grandview Area

The Transect
System of Land
Classification
Natural Zone
Rural Zone
General Urban
Urban Core
Based on Organizing Uses
Defines Allowable Uses
Based on Individual
Transects
Establishes criteria for:
Mixed Use
Parking
Bldg. Lots/Setbacks
Bldg. Heights

Three Springs - TND Design
Approach
Codes and Standards

Regulating Plan
Urban Design Standards
Street Thoroughfare Standards
Architectural and Landscape Regulations

Project Design Guidelines (Pattern Book)
Covenants, Code and Regulations
Parking Requirements
Shared use
Tandem
On-street Parking

Sustainable Development Implementation
Strategy
Built Green Checklist
Storm Water Master Plan
Performance Targets and Measures
Landscape Master Plan
Wildlife Mitigation Plan

Development Agreement

TND and Design Review
Question:
1. Can new TND / sustainable planned
communities be integrated into the existing built
community form in small towns?
..or, are these new planned
communities really just extensions of the existing
town with their own character and qualities?

2. Can an integrated Design Review process
help make a difference in creating a complete
holistic community?

Key Considerations
If Design Review can contribute to integrating the TND community
as a part of the whole, what steps need to be considered?
•Ensure that the development
understands and responds to the local
character and vernacular of the region.
- one size does not fit all
•Establish what the appropriate method
of regulation should be early in the
process.
Define the placement of
neighborhoods,
districts, streets, types of architectural
and land patterns (civic and private
buildings)

Key Considerations
•Determine if existing City Design
Review processes will/can provide a
role.
•Determine if a separate code will
be developed and obtain early
input from various agencies
Urban Code (social realm)
Architectural Code / Guidelines
Pattern Books

Who/What is Subject to Design
Review?
•Determine what is to be subject to review and establish a
process that defines roles and expectations
Private Builders
Owner Design / Build
Municipal / Civic Projects
Infrastructure (Trails, Open Space, Parks)
Long Term Maintenance
Signage
Gardens
Fencing
Flamingo’s
Public Art

Key Considerations
•Be inclusive and comprehensive
The New Urbanist Code should
encompass all public areas as well
as the public realm of private
buildings
Design Guidelines should be
comprehensive yet allow for
creative expression - find the
balance between control and
design freedom
Community - Civic Buildings and
public spaces should be a focus of
attention
Urban Codes provide for the social
qualities of the development
Architectural Codes are developed
to ensure the town is well-built

Key Considerations
•Determine what the primary goal is..
Authenticity
Affordability
Quality
Diversity
...and develop the strategies that best
strive to accomplish that goal.

Design Review in Small Towns
Noré Winter • Winter & Company • Boulder, CO

Durango, CO

T

Park City, UT
Telluride, CO

Ketchum, ID

winterandcompany.net

Winter & Company Services:
•
•
•
•
•
•

Preservation Plans
Design Guidelines
Review Systems
Facility Planning
Rehab Strategies
Neighborhood Plans

winterandcompany.net

Design Management Tools
•
•
•
•
•

Public policies
Public investment
Regulations
Education
Incentives

Ketchum, ID

winterandcompany.net

Design Review Goals
• Maintain character in
established contexts.
• Build a sense of
neighborhood in new
areas
• Enhance Livability
• Protect Investment
• Convey community
character & values

Crested Butte, CO

winterandcompany.net

Features of a Successful Design
Review Program
• It is FAIR.
• It is PREDICTABLE.
• It is EFFICIENT.
Aspen, CO

winterandcompany.net

Typical Design Review Topics
•

Neighborhood-wide
features
– Urban design framework

•

Site plan elements
– Building location, setback
& orientation; yards

•

Building design
– Mass, scale and form

•

Signs & other special
features

Flagstaff, AZ

winterandcompany.net

Telluride, CO - System Features
• Townwide
• Review by HARC
• Joint review
option
• Regular training
• Updates

winterandcompany.net

Preservation Guidelines:
Additions and Accessory Structures

2. New Additions
A. Design an addition such that it will not obscure or
destroy the character of the original building.
winterandcompany.net

Infill Guidelines
Based on
context

winterandcompany.net

Warehouse
Area

Building Mass & Scale

The height and pitch
of roof elements
should be varied so as
to appear to be
distinct modules.
Provide a variety of
roof places. For
every 50 feet of
building frontage,
the rooflines shall be
articulated with a
minimum difference
of 5 vertical feet
between any two
roof ridges.

Roof line is divided into smaller parts.

winterandcompany.net

Design Guidelines
Breckenridge, CO
• Context analysis
• Guidelines for 8
character areas
• Guidelines for
the historic
district
Main Street Breckenridge

winterandcompany.net

Design Guidelines
Breckenridge, CO
Design
guidelines
for the Main
Street
commercial
context

QuickTime™ and a
Photo CD Decompressor
are needed to use this picture

Main Street development trends BEFORE design
guidelines update - street edge eroded
winterandcompany.net

Design Guidelines
Breckenridge, CO
• Guideline:
Build to
the
sidewalk
edge.
Main Street development character
AFTER design guidelines update street edge respected
winterandcompany.net

C

Forecast future character.

BRECKENRIDGE
MASSING STUDY
• Lot Size=
• Building mass =
• Building Footprint=
• FAR =

3125 SF
1350 SF
750 SF
43%

Plan View

Perspective
winterandcompany.net

A
BRECKENRIDGE
MASSING STUDY
• Lot Size =
• Building mass =
• Builidng Footprint =
• FAR =

30000 SF
9933 SF
7263 SF
33%

Plan View

Birdseye View
winterandcompany.net

B

BRECKENRIDGE
MASSING STUDY
• Lot Size=
• Building mass =
• Building Footprint=
• FAR =

30000 SF
15150 SF
10,500 SF
50%

Plan View

Birdseye View
winterandcompany.net

Ketchum, ID - Design Standards
•
•
•
•

Commercial core
In zoning chapters
Prescriptive
Issues:
– Building mass
– Form and scale
– Parking
– Street edge

winterandcompany.net

Ketchum, ID - Objectives
• Ease of
administration
• Maximize
predictability

winterandcompany.net

Ketchum, ID - Testing Alternatives

3 Story Commercial w/ Gable
Three stories
FAR:1.75
Setbacks:
Front: 5 ft.
1st fl: 5ft.
2nd fl: 15ft.
Rear: 5 ft.
Ht: 40ft.

Stepped building form

winterandcompany.net

Ketchum, ID

3-block corner
Three stories
FAR:1.75
Three lots
Setbacks:
1st fl: 8ft.
Rear: 5 ft.
Ht: 35ft.
FA: 17,200sf
* Open space includes
1st fl. courtyard

winterandcompany.net

Carmel, CA

This map illustrates theoximate
appr boundaries ofesidential
six r
eas
ar that many people
ecognize
r
as having distinctive
es.featur

winterandcompany.net

• Design
Traditions
Project
• Town-wide
program
• Combines
regulations
with other
tools.

The Problem:
• Eroding community character
• Lack of clear understanding
about “What makes Carmel.”
• Concern about impacts on
property values
• Balancing predictability with
flexibility

The vast majority of new homes in Carmel are two-stories.

winterandcompany.net

Development Issues
• General issues:
– Views are declining.
– Trees are threatened.
– Loss of rural street
edge.

Carmel, CA

winterandcompany.net

Supporting Facts
• Building permit volumes
• Increasing number of
demolitions
• Increasing number of
infill projects on side
yards
Demolition/Build Two
or more Homes
14 (14%)

Vacant/Build Two or
more Homes
3 (3%)

Demolition/
Build One Home
49 (48%)

Fire/Build One Home
3 (3%)

Vacant:
Vacant/
Build One
Home
Build
One
33 (32%)

Home 32%

Demolition
Build 1
42%

winterandcompany.net

The vast majority of new homes in Carmel are two-stories.

Documenting The Value of Place
• Four components of
property value
–
–
–
–

Carmel address
Neighborhood premium
The lot itself
The house itself

Carmel-by-the-Sea, CA

• About half the value
comes from outside
the property.

winterandcompany.net

Testing the guidelines
Assignment:
design a house
that meets the
guidelines.

Carmel, CA

winterandcompany.net

Character Management System
Components:
• Zoning regulations
– FAR relates to lot size

• Design guidelines
– Encourage diversity

• Incentives
– FAR bonuses

• Education/assistance
– Workshops; publications

winterandcompany.net

Flagstaff, AZ

Section 10-16-001-0001
Intr oduction

Section 10-16-002-0001
Administration and
Procedur es

Section 10-16-003-0001
Design Traditions
of Flagstaff

Organization of the
Guidelines:

Section 10-16-004-0001
Design Goals
and Objectives

Division 10-16-001.
Introduction

Section 10-16-005-0001
Level 1: Neighborhood
Design

Section 10-16-006-0001
Level 2: Site
Design Guidelines

Section 10-16-007-0001
Level 3: Building
Design Guidelines

winterandcompany.net

Site Design

Site Drainage & Erosion
Control

Where it is to be
used, a site
drainage system
shall be designed
as a site amenity.
• Slopes of the
walls of a
drainage way
should not
exceed a 3:1
slope when
grass-lined.
winterandcompany.net

Flexible Measures
• Level 2: Site Design Guidelines
•
•

D. Topography
5. Where one must be used, a retaining wall shall blend with the natural features
of the setting

•

A 5% reduction in required
off-street parking spaces is
permitted when a terraced
retaining wall is utilized

winterandcompany.net

Flexible Measures
• Level 1: Neighborhood Design Guidelines
•
•
•
•

C. Pedestrian and Bicycle Connections
1. Provide convenient connections to regional pedestrian and bikeway
circulation systems
D. Public Transit Connections
1. Provide a convenient walkway to an abutting public transit stop

•

A substitute of a FUTS trail for
sidewalk in cases where function
is interchangeable and equally
accessible is permitted

•

If a public transit stop is required,
a reduction in required off-street
parking spaces by 5% is
permitted

winterandcompany.net

Flexible Measures
• Level 3: Building Design Guidelines
•
•
•

E. Roof Form
1. Using sloping roof forms to reduce the perceived scale of a building is
encouraged
2. All roof forms shall have no less than two of the following features: A flat roof
w/parapet; A cornice or molding to define the top of a parapet; Overhanging eaves; Sloping
roofs w/ a minimum pitch of 4:12; Multiple roof planes

•

A building may exceed the district
maximum building height (heights
over 60 feet require approval via
Conditional Use Permit) by 5 feet

when a sloping roof with a
minimum pitch of 4:12 is utilized.

winterandcompany.net

Providing Flexibility
1.

2.
“By right”
standards
are applied.

3.
If needed,
staff apply
defined
exceptions.

winterandcompany.net

Board
Review

The Design Review System for
Downtown
Truckee, California

QuickTime™ and a
DV - NTSC decompressor
are needed to see this picture.

winterandcompany.net

Design Review System Components:
•

Planning
–
–
–
–

•

Policy base in General and Specific plans
Analysis of economic impacts
New design guidelines
Updated design standards in development code

Identification
– Updated survey
– Designation of special overlay district
– National Register nomination

•

Protection
– Local design review overlay
– Incentives program

•

Outreach
– Brochures
– Workshops
winterandcompany.net

The Character Areas
1. Brickelltown
2. Commercial District
3. Burckhaulter
4. River Character Area
5. Church Street
5. McGlashan Addition
7. Railroad Character Area
8. South River
9. Hilltop

winterandcompany.net

Brickelltown

4. Building and Roof Form

A. Use building forms
similar to those found
traditionally.
winterandcompany.net

General Observations
• Design Review is a high performance
tool.
• It requires careful planning and a
commitment to maintaining it.
• Demand for design review tools
continues to grow.

winterandcompany.net

Participants establish goals for the
district in a public workshop.

• Memphis, TN

C HAPTER 13

Define key
characteristics

Design Guidelines for Infill Construction in Main Street

D ESIGN GUIDELINES FOR
N EW CONSTRUCTION IN THE
MAIN A VENUE CHARACTER A REA
This chapter presents design guidelines for the
construction of new buildings within the boundaries of the MainAvenue CharacterArea. The design guidelines are organized into a series of relevant design topics. Within each category, individual policies and design guidelines are presented, which the City will use in determining the
appropriateness of the work proposed.

Summary of Key
Characteristics

2.

This area is the core of the downtown and much
of it is a National Register Historic District. Key 3.
design characteristics of this area are:
•
Building fronts align with adjacent historic
structures at the sidewalk edge.
•
One- to three-story, traditional commercial 4.
buildings (some buildings reach greater
heights, however).
•
Masonry construction dominates
•
Transparent ground floor with smaller win- 5.
dows “punched” into predominantly solid upper floors
•
Flat-roof buildings
•
Sidewalk uses and activities

In This Chapter:
Building setbacks
Mass and scale
Building form
Building materials
Architectural character

Buildings with first floor storefronts that
are predominantly glass
are the most typical type of structure.
Buildings vary in height, but the range is
limited to buildings between one and four
stories.
Virtually, all of the storefronts are built right
up to the inside edge of the sidewalk, creating a uniform wall of storefronts.
Taller buildings are located on corner lots
.
This is probably because these were considered the more valuable, and more substantial buildings went up on these sites.

Specific characteristics that help tie the street together visually are:
1.

A variety of building materials exist:
Brick,
stone, terra cotta, stucco and glass are major materials used for building fronts. o
Wod
and metal are found as trim materials.

winterandcompany.net
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Set clear goals

Design Goals

A typical building in the area also has its primary
entrance oriented to the street.This helps estabThe Main Avenue Area should continue to develop
lish a “pedestrian-friendly” quality
. Entryways are
in a coordinated manner so that an overall sense
evenly spaced along a block, creating a rhythm
of visual continuity is achieved.
The dominant charthat also contributes to the sense of visual contiacter of this area should be that of a retail-oriented,
nuity . These entrances are also typically recessed
commercial environment, with an active street from the sidewalk edge.
edge that is pedestrian friendly
.

Mass and Scale

The design goals for MainAvenue are:
•
To preserve and rehabilitate existing historic
Patterns are created along the street by the repcommercial buildings
etition of similarly-sized building elements. For ex•
To continue the use of traditional building maample, uniform, evenly spaced facade widths creterials found in the area
ate a rhythm that contributes to the visual conti•
To maintain the traditional mass, size and nuity of the area.
form of buildings seen along the street
•
To reinforce the retail-oriented function of the
street and enhance its pedestrian character
One of the most prominent unifying elements of
•
To promote friendly, walkable streets
the Main Avenue CharacterArea is the similarity
•
To provide site amenities to enhance the pedestrian experience and complement the in building forms. Commercial buildings are simple
rectangular solids.This characteristic is important
historic character of the area
and should be continued.Also, commercial roof
forms appear flat, although there is typically a slight
pitch to it for water to drain. This characteristic is
Building fronts align immediately at the inside edge
important and should be preserved.
of the sidewalk.This contributes to a sense of visual continuity.

Building Form

Building Setbacks

Historically, buildings aligned at the sidewalk.
(Photo: Ft. Lewis College)
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Buildings that are similar in scale and overall character
to those seen historically are strongly encouraged.

Guideline example

Design Guidelines for Infill Construction in Main Street

A building should appear similar in scale to traditional commercial buildings.
Policy:

Building heights vary in the Main
Avenue Character Area and yet there is a strong sense of similarity in scale.This is in part because most buildings
are one to two stories in height, though some significant structures are taller
.
13.4 Maintain the traditional range of building
heights seen in the historic core.
•
Traditional floor heights should be expressed
with horizontal moldings, alignment of windows and other architectural details.
•
Alignment of horizontal elements, such as
window sills, moldings and cornices should
also be maintained.
13.5 Buildings shall appear similar in width to
those seen historically in the block.
Maintain the established building scale of one to three
•
Traditionally , buildings were built in 20- to 30stories in height, though some significant structures are
foot increments. Buildings should reflect this
taller.
pattern.
13.6 Consider dividing a larger building into
“modules” that are similar in scale to buildings seen traditionally
.
•
If a larger building is divided into “modules,”
they should be expressed three-dimensionally throughout the entire building facade.
13.7 Floor-to-floor heights shall appear to be
similar to those seen traditionally
.
This single infill building is divided into four smaller
•
In particular , the windows in a building should
building modules that reflect traditional building widths.
appear similar in height to those seen tradi-Upper floors step back from the front, thus maintaining
tionally.
the traditional two-story scale of the street.

winterandcompany.net

.

Coordinated code revisions and
guidelines
Guideline:

Zoning Code:
Sec. 29-119. Bulk, area, appearance and
location requirements.
(7) All exterior walls of a building
that are greater than six (6) feet in length
shall be constructed parallel to or at right
angles to the side lot lines of the lot
whenever the lot is rectilinear in shape.
(8) The primary entrance to a
dwelling shall be located along the front
wall of the building, unless otherwise
required for handicap access.

winterandcompany.net

Questions for choosing an approach:
• What are the key features of the
area?
• What is the potential for change?
• What tools are available?
• What are the design objectives?
• What is the administrative
capacity?
• What is the level of community
support?

Aspen, CO

winterandcompany.net
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DESIGN MANAGEMENT SYSTEMS IN THE WEST

March 1, 2004

In recent years, communities throughout the West have used a variety of tools to manage the
character of development. The first tools used underlying zoning regulations to establish the
basic “envelope” of potential construction by setting limits for building setbacks, floor area
ratios and height. Later, special review tools were adopted, including historic districts, design
review overlays and conditional use permits. More recently, some western communities have
coordinated these tools in a system, in which combinations of regulations and incentives shape
the character of development. This paper summarizes some of the key tools in use.

Design Management Components
Typically, basic approaches for promoting appropriate design include city design elements, regulations, education initiatives and special improvement
projects. These options can be grouped into five general categories:

A STRATEGY FOR
DEVELOPING DESIGNORIENTED
REGULATIONS:

• Public Policy
• Design-focused Regulations
• Education
• Incentives
• Public Investment

•
•
•

These tools can be combined to provide a comprehensive design review system
to help direct public and private sector investment such that underlying urban
design goals can be achieved. Each of these categories is discussed in this paper
and examples of their application in western communities are provided.

•
•
•
•

Many design guidelines begin with an analysis of existing features that
contribute to the character of the area. This sketch illustrates characteristics
in downtown Durango.
[1]

Use a review process that can
be administered efficiently.
Anchor the system in community policies.
Set clear goals for the desired
character of the area.
Choose tools strategically to
address specific goals.
Tailor design standards to fit
the context.
Test the potential effects of the
design standards
Maintain the system with updates and training

Design Systems in the West
Logan, Utah

Design Policy Component
The fundamental basis for design review is established in city-wide and
neighborhood-focused plans. These
provide the underlying rationale for
regulations that address specific design
issues. These documents generally
serve as the foundation for regulations,
incentives and public investment actions and sometimes may be used directly in reviewing a proposed project,
such as when a new subdivision or
annexation is proposed.

City Plan Design Elements

Logan, Utah established basic
design principles in its
Comprehensive Plan. These are
used in some development review.
They also provide a foundation for
more specific design guidelines
which were adopted in the late
1990s. The guidelines are used by
staff and the Planning Commission in
reviewing proposals for development
citywide.

Many communities in the West have
adopted design elements as part of
their comprehensive plans. These vary
in their level of detail and policy direction depending on the community’s
rate of change and growth, natural setting and assets, and existing community design resources and character.
Community design elements contain
some or all of the following features:
•

•

•
•

Overall community character
goals, objectives, policies, and
implementation plans
Design framework plans identifying a city-wide concept of gateways, edges, nodes, and districts
Design image objectives for key
districts and corridors
Specific character, design, and development policies for selected
neighborhoods and districts

Increasingly, communities are seeking
methods to integrate community character polices with land use and economic development strategies at a citywide level. These more comprehensive
design elements become key components of revitalization and marketing
strategies while also improving predictability for property owners and
developers. Most important, design
elements identify how public sector
investment can support community
[2]

character and economic development
objectives in a way that will complement private sector investment.
For example, a city may adopt a distinct streetscape design for a designated
area as a part of its General Plan. This
may include a special street light standard, sidewalk paving detail and planting palette. This can help establish a
sense of identity for a series of individual properties and businesses along
a commercial corridor such that they
are considered as a “place” rather than
simply a collection of isolated sites.

Neighborhood and Area
Plans
For some western cities, the rate of
growth has accelerated to the point they
need to plan comprehensively for expansion areas, and in some cases existing urbanized areas. These cities
have a system of specific or area plans
identified in their city-wide comprehensive plan. Each of the specific plan
areas represent existing neighborhoods
or districts, or logical urban expansion
areas. Within these planning areas,
comprehensive strategies are prepared
with property owners and citizens.
These plans can include a variety of
development guidelines and standards
depending on the issues for each area.
They can be prepared with as much
flexibility or specificity as necessary
or desired. They also often include land
use designations, circulation patterns,
design and development standards, and
implementation phasing and financing.

Logan Comprehensive Plan
An example is the Comprehensive Plan
for Logan, Utah, where the plan serves
as a policy document that establishes
basic goals for design in the community. It calls for construction that will
create a pedestrian-friendly street edge
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reflects the design traditions of the area
and that helps link adjoining properties to create a sense of neighborhood.
In some cases, development projects
are reviewed with these basic goals as
set forth in the plan. These policy level
statements also provide the foundation
of more detailed design standards that
have been adopted.

Montrose Downtown Plan
At a neighborhood-specific level,
Montrose, Colorado adopted a downtown master plan that lays out basic
design characteristics for development,
including new construction that reinforces traditional development patterns. Development proposals that fit
with the image set forth in the plan will
receive city support and property owners are encouraged to follow the design policies adopted in the plan. It also
outlines design guidelines for public
sector improvements, including
streetscapes.

The Montrose Downtown Plan identifies a series of subareas and established
design character goals for each of them.

COMPONENTS OF A
DESIGN MANAGEMENT
SYSTEM:
• Public Policy
• Regulations
• Education
• Incentives
• Public
Investment

[3]

Design Systems in the West
Durango, Colorado

Durango has employed design
guidelines in the downtown area
since 1980. It also reviews
development in its commercial
corridors. New guidelines are under
development for those areas.

Design Regulations Component
Many cities have incorporated designrelated standards directly into their
zoning ordinances and other have
adopted design guidelines to address
contextual concerns, including density,
lot coverage, setbacks, mass and scale,
architectural character, site planning
and landscape design. These programs
have the most direct ability to influence the character of development and
help to establish a “level playing field”
for construction.
While regulatory programs provide the
greatest degree of predictability of the
outcome, they do require careful administration and the objectives of the
regulations must be clearly understood.
The most frequently used regulatory
programs are:

Design guidelines for downtown
emphasize preservation of historic
buildings. (Downtown Durango, ca.
1985)

•
•

•

•

Design standards incorporated as
a part of the basic zoning ordinance
Design standards written as a separate, stand-alone document, which
is attached to a zoning overlay
Design standards and guidelines
applied in a more discretionary
design review procedure
Design standards applied to a conditional use review

Regulatory Options
The success of the design review
program is well-understood, in terms
of economic development. (After
renovation, ca. 2000)

Within the scope of the regulatory options outlined above, four basic approaches are typically used:
• Basic zoning
• Zoning overlays
• Conditional use reviews
• Design standards reviews
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Basic Zoning
Systems
Basic design standards may be integrated into the underlying zoning regulations. They apply to all parcels that
are zoned within a designated land use
classification. For example, standards
could apply to all properties zoned for
multifamily residential use.
These are generally prescriptive standards, those that can be measured.
Compliance can be calculated by staff
“at the counter.” A minimum requirements for landscaping, building setbacks and maximum building height
may be standards of this type. Recently,
some communities have also introduced standards that address more specific character-related aspects of development. These may include standards
for building design articulation, facade
treatment and pedestrian orientation,
for example.
Typically, this review is conducted by
planning staff. Since the criteria are
generally measurable and objective, it
is possible to determine compliance
rather directly. Appeals are referred to
the planing commission. These typically relate to disagreements over the
manner in which the criteria are interpreted.

Zoning Standards
Examples:
Flagstaff, Arizona
In the late 1990s, Flagstaff conducted
a “Community Design Review
Project,” in which standards for new
development were crafted and incorporated into the development code. The
design standards were based on goals
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established by the community in the
Flagstaff 2020 process, which established general plan principles for development. The Community Design
Review Project was identified by the
Flagstaff 2020 as an implementation
recommendation. It builds on this
popular effort by exploring ways to
communicate the community’s image
objectives, and refine its design review
system and related tools appropriate for
Flagstaff. The design standards are integrated into sections of the development code.

The city also adopted zoning regulations for its core area residential neighborhoods that require parking pads and
garages to be set behind the fronts of
houses. They also require that each
house have a porch which faces the
street. Development is conducted by
planning staff.

Summit County, Colorado

Finally, the city adopted standards for
mixed use and commercial development to promote human scale design
and to encourage attractive street
fronts. These standards require buildings to connect to walkways, establish
“build-to” lines (rather than setback
lines) to create active streets, require
masses to be broken up, and describe
appropriate facade treatments.

Summit County, Colorado recently
adopted design standards for all development in its B3 zoning classification,
which is located in a few “strip commercial” areas within the county. This
zone includes a mix of commercial and
residential uses. The design standards
require that curb cuts along highways
be minimized and that abutting properties coordinate internal circulation
when feasible. Building forms must
draw upon those seen traditionally in
the ranching industry that once flourished in the areas now zoned B3 and
they require pedestrian systems to be
linked among abutting parcels.

Ft. Collins, Colorado
Fort Collins, Colorado has established
an extensive set of development regulations that address design.
The city adopted standards for infill in
the older, core area neighborhoods, that
require new buildings to be compatible with the character of existing development. These standards address architectural character (roof lines, building proportions, relationships to the
street, window types and building materials), compatibility between uses,
and operational compatibility (hours of
operation, and impact generating activities such as noise, trash, loading and
lighting).

Also in Ft. Collins, the city adopted
“big box” regulations that require a
landscaped edge be provided along the
highway. Development review is conducted by staff.

Ketchum, Idaho

Ketchum uses design-based
standards in its zoning code to
influence the character of
development in the downtown.

The Ketchum standards encourage
sloping roof forms that help to
maintain views to the surrounding
mountains.

Ketchum, ID
Ketchum incorporated a set of formbased standards into its zoning ordinance for commercial land use categories in the downtown.
The standards address such issues as
orienting buildings to open spaces,
clustering parking into parking courts,
and using landscape design to direct
pedestrians from parking areas to
building entries. Guidelines are also
provided for architecture, to ensure
building facades and roofs are articulated, to address exterior stairs and balconies, and similar matters.
The guidelines emphasize a contextbased approach to zoning. Instead of
prescribing a uniform setback or height
limit for a zone district, these dimensional limitations are derived by averaging the actual setback or height
found in the immediate neighboring
structures. These standards are in[5]

Standards also establish a maximum
length of building front. Larger
projects, such as this are divided into
modules that reflect traditional
building scale.

In order to test the potential effects of
alternative massing standards,
computer models were used.

Design Systems in the West
Silverthorne, CO

tended to ensure greater compatibility
for infill development than would normally be achieved through traditional
zoning standards.

Jackson, WY

Silverthorne incorporated basic
standards for design into its zoning
ordinance.

The Town of Jackson, Wyoming has
adopted a limited set of architectural
standards that apply to residential and
nonresidential development outside of
its historic district. These standards
focus primarily on building materials,
including the requirements that materials be non-reflective and that external surfaces use earth tones.

Design-based
Zoning Overlays

One standard in the Silverthorne
code requires screening parking or
placing a building at the sidewalk
edge.

In this approach, prescriptive standards
are applied to a geographic area. This
may coincide with a zoning boundary,
or it may apply only to portions of a
zoning category or a combination of
categories. For example, an overlay
may apply to any development within
100 feet of the right-of-way of designated highways. Typically, overlays
address three types of issues:
•

•
•
Other guidelines in Silverthorne are
attached to special planned
developments, such as the Town
Center site. In this case, the Town
will offer development sites on the
property, with design guidelines.

Environmental protection (such as
ridge line development, wildlife
protection, hillside development,
etc.)
Historic preservation
Highway corridor and gateway
entrance design

They are applied when the lands involved include more than one zoning
category, or when only a portion of a
zoning category is to have the special
provisions.

Zoning Overlay Examples:
Silverthorne, Colorado
Silverthorne has grown to become the
service center for Summit County,
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which is a key recreation-based county
east of Denver. The town adopted design standards for commercial development along the Highway 9 corridor
which carries four lanes of traffic with
a divided median. Originally developed with a series of freestanding commercial properties, the new standards
seek to establish a pedestrian-oriented
environment while acknowledging the
basic automobile transportation system. The standards, which first were
identified in the comprehensive plan,
were then adopted into the town’s zoning code as an overlay for properties
along the highway. They require that
new buildings be built to the front of
the property, with parking to the side
and to the rear. Pedestrian systems also
must be linked among parcels.

Telluride, Colorado
Telluride, Colorado has adopted zoning overlays along its river edge. Lands
there fall into a series of zoning classifications, which include general commercial, accommodations and residential. The overlay provides special design standards for buildings that abut
the river and its trail system, requiring
massing to step down in scale along
the trail edge.

Durango, Colorado
Durango employs a design review
overlay system in its downtown. The
area subject to review includes portions
of its main street as well as the nearby
highway commercial area (Camino
Real).

Denver, Colorado
Denver, Colorado has adopted zoning
overlays in some single family neighborhoods where “pop top” developments were threatening to change the
scale of the area. The overlay provides
a formula for calculating the height and
roof angle of buildings such that a
sense of open space is maintained for
adjoining properties.
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Gunnison, CO
In Gunnison, Colorado, an Entrance
Overlay (EO) was adopted by the city
to address the character of nonresidential development along the entrances
to the community along U.S. 50 and
State highway 135. The overlay provides both minimum and maximum
building setbacks, sets requirements
for street walls, establishes specific
landscaping standards, requires screening of storage areas, loading docks and
trash areas, and requires consolidation
of curb cuts.

Jackson, WY
The Town of Jackson, Wyoming, together with Teton County, Wyoming,
adopted a Scenic Resources Overlay
(SRO) to protect the spectacular entrance vistas in this gateway community to Grand Teton National Park. The
overlay establishes standards for the
location of development (to preserve
meadows and views), places requirements on the color and type of materials that can be used, limits the use of
earth berms, and controls the locations
of roads and driveways. Also included
are standards addressing development
along skylines. The town also uses design guidelines in the downtown.

Conditional Use
Review Systems
A city may attach design standards to
certain uses that would be permitted
only by special review. For example,
auto-oriented businesses in a neighborhood commercial center might be permitted only by special review and, as
a condition of approval, certain design
standards could be applied.

Design Review
Systems
In many cases, communities have
adopted design standards or guidelines
that are considered in a design review
step that complements review for compliance with basic zoning requirements. An owner must gain approval
for this step before obtaining a building permit.
The design standards provide an opportunity to take a more comprehensive view of a project’s design, considering the interaction of the various
design variables that may be involved
in a specific context.

Design guidelines in downtown
Flagstaff, AZ were originally
promoted through a Main Street
program and were later adopted as
part of a downtown historic district.
Compliance is mandatory.

Typically, design review is conducted
by a city-appointed commission, such
as a planning commission, preservation commission
or architectural review board. In order to streamline
administration,
however, the commission often delegates review responsibilities for
smaller projects to
staff, reserving
board decisions Before and after images of building renovations serve to
for complicated illustrate the design guidelines for downtown Durango.
proposals and ap- They also demonstrate the success of maintaining
peals.
consistent design review policies over a twenty-year
period.

Design review
guideline are often used in historic districts, and in other districts where
greater detail in design is a concern.
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Design Systems in the West
Telluride, Colorado

Design Review Examples:
Breckenridge, CO

Telluride has applied design
guidelines town-wide since the mid1970s. The Historic and Architectural
Review Commission administers
them.

Guidelines for outlying areas in
Telluride include principles for
building near sensitive areas,
including wetlands.

Breckenridge, Colorado employs a
variety of design review techniques
throughout the town. For the core area,
special guidelines apply to a variety of
“character areas.” Some of these have
high concentrations of historic buildings, and preservation principles are at
the foundation of the regulations. Other
areas are more transitional, and the
guidelines here promote a general compatibility with traditional building
forms and street plans, but are more
flexible with respect to design details.
The guidelines address site plans, landscaping, building mass and scale and
architectural character.
Other, broader design principles apply
in the outlying areas of town, where
newer development is occurring on
vacant lands.

Aspen, Colorado
The City of Aspen has enacted residential design standards to preserve neighborhood scale and character in areas
outside of Aspen’s established historic
districts. These are composed of a limited number of prescriptive standards,
which focus on maintaining the scale
of buildings as seen from the street,.
They anticipate a wide range of individual building designs. The standards
address building orientation, build-to
lines and building design.
In addition to these residential design
standards, the city uses preservation
guidelines to apply in the downtown
and Main Street historic districts, as
well as numerous individual historic
landmarks. These preservation guidelines are more performance-oriented,
and therefore include qualitative guidelines that are interpreted by a citizen
commission.
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Telluride, CO
Telluride has town-wide design review.
Standards are written for a series of
“Treatment Areas,” which generally
follow the boundaries of land use zoning categories. These standards address
architectural character, environmental
concerns and basic urban design principles.
The guidelines were first adopted in the
mid 1970s and have been periodically
updated. In the core of town, which is
an historic district, the guidelines focus on protecting the established context. In newer, outlying areas, the
guidelines are more flexible with respect to building design, and stress
environmental considerations, such as
treatment on steep slopes and along
riparian corridors.

Monterey, California
Another variation on the use of design
review guidelines is in Conservation
Districts. These are usually areas with
some older buildings of historic value,
but that lack the level of significance
to merit historic district designation.
Monterey is currently developing
guidelines for a proposed Cannery
Row Conservation District. They draw
upon the traditional development patterns for inspiration, but provide more
flexibility in new construction.
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Aspen, Colorado

Monterey, California

Illustrations in the Aspen Preservation Guidelines help to clarify the
interpretation of the document.

Design guidelines for the proposed
Cannery Row Conservation District
draw upon traditional building types,
including historic canneries.

Front Yard

Irrigation Ditch

Sidewalk

Planting Strip

Preserve historically significant landscape designs and features such as the
arrangement of trees, shrubs, plant beds, irrigation ditches and sidewalks in
the public right-of-way.

The traditional massing of
warehouses is a part of the design
context that guidelines for the
Cannery Row Conservation District
seek to promote in new construction.

Historic building materials or features should not be covered.
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Education Component
Many western communities now work
to help sensitize builders to the design
goals of the town through publications,
events and discussions that highlight
the features valued. For some builders,
understanding what the community
wants to see built helps orient them in
an appropriate direction. Others, however, could continue to develop in ways
considered inappropriate, if an educational program were not accompanied
with other design review requirements,
and therefore education programs are
most effective as a supplement to regulations.

Truckee, California Design
Awareness Program
As a part of implementing its comprehensive program for design in the
downtown, Truckee publishes a brochure that describes the key features
of the review process and summarizes
important guidelines. This serves as an
introductory orientation to the town’s
review system.

The effectiveness of an education program depends upon an ongoing commitment to fund and operate it. The
most effective programs are those that
have a sustained source of funding and
staff are assigned to maintain the education programs. Otherwise, the information is not widely distributed.

Telluride, Colorado Design
Awareness Programs

Regular training of staff and officials
who conduct design review is an
essential part of effective
maintenance of a Character
Management System.

For example, the Town of Telluride,
Colorado conducts a public workshop
on its design guidelines and design review system every two years. This
event provides an opportunity for citizens, as well as people associated with
design and construction, to better understand the design objectives that underlie the town’s development regulations and it also give them an opportunity to provide suggestions for its improvement. The town also has featured
excerpts from its design guidelines in
the local newspaper, as a “guideline of
the month” column. Telluride also
schedules annual training sessions for
its Historical and Architectural Review
Commission to refine skills in design
review.
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Truckee distributes a brochure that
explains the preservation program for
downtown as an outreach initiative.

Winter & Company
San Jose, California

Incentives Component
Some special planning tools may be
employed to promote respect for a
community’s design traditions. These
might, for example, encourage property owners to retain a higher percentage of open space or increase planted
areas beyond the minimum requirements. Incentives that may be offered
could include flexibility in parking and
setback requirements and additional
uses.
The issue associated with incentives
such as these is that these same variables can often be the problems in a
development. Increasing density as a
reward for complying with design
guidelines, for example, may simply
complicate a design problem. Incentives, therefore, must be applied carefully and with clear design criteria.

Main Street Incentive
Programs
A familiar application of incentives is
seen in Main Street programs, in which
property owners may be offered low
interest construction loans if they comply with design guidelines. Durango
operated such a program for several
years, and Flagstaff Main Street also
provided some incentives to encourage
rehabilitation. Montrose has offered
small design assistance grants to encourage improvements to downtown
buildings that comply with the city’s
preservation guidelines, which otherwise are voluntary.

that are offered, including low interest
loans and construction grants. Compliance with the guidelines is required
when these incentives are used.

Regulatory Flexibility
Similarly, many cities, including Flagstaff, use a planned unit development
(PUD) process, which allows some
flexibility in prescriptive standards.
This, in essence, is an incentive for
developers to be more creative in their
plans.

Before

In another example, Aspen has offered
some flexibility in allowing additional
floor area in additions to historic buildings and in dividing lots that retain historic structures. These serve as incentives for designating properties as historic landmarks.
Flagstaff, in its design guidelines for
development, provides some flexibility in parking ratios, lot coverage and
requirements for landscaping when
other guidelines are met to the fullest
degree.

After
Design guidelines in San Jose show
options for rehabilitation of historic
structures.

Flagstaff, Arizona

San Jose, California
San Jose recently adopted design
guidelines for historic properties within
older neighborhoods in which the redevelopment agency and housing authority are working on revitalization
projects. The design guidelines are
used in conjunction with incentives

Design guidelines for commercial
development in Flagstaff include
options for how buildings and parking
areas may be treated.
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Design Systems in the West
Flagstaff, Arizona

Public Investment Component
A key element in defining and protecting community character is the role of
public-sector investment. The city may
acquire property and hold it as open
space, or it may develop it for public
amenities that can become characterdefining features within a neighborhood. Similarly, the city may establish
distinct design characteristics for the
streetscape and town entry points.
These in essence establish a framework
for private sector investment.

Flagstaff Street Design
Prototypes

the number of traveling and parking
lanes, the position of sidewalks and
landscape areas. These standards influence the character of development
along them by defining the relationship
of property edges to the street. They
may include “build to” lines along the
sidewalk, for example, where an urban
character is desired, or require that
structures be set back “in the woods”
in more rural character areas. The street
standards are to be applied when special overlays are adopted for established corridors, or when new ones are
developed.

In Flagstaff, the city adopted a set of
street prototype designs, which define
Flagstaff uses citywide design
standards for development other
than single family structures. Special
guidelines apply to the downtown
historic district.

Some of the Flagstaff guidelines
address the manner in which
properties may link their circulation
and open space systems to create a
sense of neighborhood.

Plan view for a “Modified Strip
Commercial Street” in Flagstaff. This
applies as a retrofit to older
commercial corridors.

Plan view of the “Forest Road” street
type to be used in wooded areas of
Flagstaff.

[ 12 ]

Cross section through the Flagstaff
“Forest Road” street type.
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Coordinated Character Management Systems
Many communities employ a combination of the tools described in the preceding section as a means of managing design character. In each case, it is important to establish a review process that is efficient and cost-effective while also
providing adequate opportunity to consider the merits of a project and to offer
the applicant due process. In general, most communities use a combination of
review by staff and by appointed commissions. Technically speaking, the ultimate design review authority is vested in the city council, which then will
typically assign this responsibility to the planning commission, which may, in
turn, delegate certain daily tasks to staff.
In a more recent trend, communities are developing “Character Management
Plans,” in which the interaction of regulations, education and incentives tools
are combined with broader public policy documents.

Carmel, California Design
Traditions Project
In Carmel, the city updated underlying zoning regulations and design
guidelines within a comprehensive
analysis of the factors that influence
development in the community. In a
coordinated project, citizens defined
the key features of the community that
they valued and crafted design goals
for individual neighborhoods. An
analysis of the economics of real estate determined that a portion of the
value of a lot is derived from the character of the neighborhood, and that protecting traditional design features
added value. Incentives were provided
in the zoning ordinance that encourage
property owners to reduce the mass of
new buildings. The overall Character
Management Plan also included recommendations for education and outreach as well as public open space initiatives.

Truckee, California
Downtown Design Program
Truckee, which is a gateway to the
Lake Tahoe area, recently developed a
comprehensive set of tools to manage
design in the core of town. A special
set of custom-tailored design guidelines organizes the old town area into

a series of nine different “Character
Areas.” Each of these has specific design goals and related guidelines.
The guidelines are informed by policies for compatible design and historic
preservation that are set forth in the
General Plan and are further described
in a series of design policies adopted
in the Downtown Specific Plan. A new
survey of historic resources is customtailored to be used as a reference document in the review process. A package
of incentives and benefits is also offered to promote preservation, based
on an Incentives Strategy Paper which
acts as an informal work program for
town staff in continuing to expand benefits to property owners who make special efforts to comply with the standards and guidelines.
The town also has general design standards that apply in the remainder of the
community. These focus on basic principles of urban design, defining the
character of the street edge and promoting architecture that fits with the
mountain settings.
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Carmel, California

Citizens in Carmel, CA test draft
design guidelines by constructing
their own house on a typical village
lot.

Design Systems in the West

A special custom-tailored poster was developed for Truckee that summarized their Preservation Program.

Contact Winter & Co. for
information about these
projects:
Aspen, CO Preservation Guidelines
Contractor licensing program
Carmel, CA Character Management Plan and Design
Guidelines
Durango, CO Downtown Design Guidelines
Design Guidelines for Commercial Corridors
Flagstaff, AZ Downtown plan and design guidelines
Citywide design standards

Ft. Collins, CO Old Town Design Guidelines
Core area residential design guidelines
Ketchum, ID Core area design standards
Logan, UT Citywide design guidelines
Montrose, CO Downtown Design Plan
Silverthorne, CO Downtown Urban Design Plan
Telluride, CO Town-wide Design Guidelines

For Additional Information
Noré Winter
Winter & Company
775 Poplar Avenue
Boulder, CO, 80304
303-440-8445
admin@winterandcompany.net
winterandcompany.net

Truckee, CA Preservation Plan
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