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C O M M O N W E A L T H O F V I R G I N I A 

C O U N T Y OF H E N R I C O 

Virgil R.Hazelett, p.E. 
County Manager 

December 18, 2012 

Highwoods Properties 
c/o Mr. Paul W. Kreckman 
4501 Highwoods Parkway, Suite 400 
Glen Allen, VA 23060-6153 

Re: Provisional Use Permit P-10-11 

Dear Mr. Kreckman: 

The Board of Supervisors at its meeting on December 11, 2012, granted your request 
for Provisional Use Permits under Sections 24-32.1 (a), 24-32.1 (e), 24-32.1 (f), 24-
32.1(g), 24-32.1(i), 24-32.1(j), 24-32.1(k), 24-32.1(1), 24-32.1(n), 24-32.1(o) 24-32.1(q), 
24-32.1(s), 24-32.1(t), 24-32.1(z), 24-32.1(aa), and 24-34.1(bb) of Chapter 24 of the 
County Code, to permit certain uses and exceptions to density, height, setbacks and 
square footages of uses within the proposed Urban Mixed Use Development on Parcels 
749-765-7952, 750-765-0494, 750-765-4697, 750-766-3162, and 750-767-3526, 
subject to the following conditions: 

1. Master Plan. Density Limitations and Percentage of For-Lease Multifamily Units. 
All development on the property shall be in general conformance with the 
Innsbrook Urban Mixed-Use District Urban Design Guidelines (see case file). 
Development on the property shall not exceed 2,324,000 square feet, excluding 
square footage within parking structures. 

2. Square Footage Limitations. The maximum square footage of any use other than 
an office building shall not exceed 10,000 square feet in floor area, except that: 

• Medical offices, clinics or laboratories shall have no limit as to floor area, 
except that any clinic or laboratory exceeding 30,000 square feet shall be part 
of a multi-story, multi-tenant building. 

• Indoor recreational facilities including fitness centers, theaters, bowling alleys, 
skating rinks, and similar activities shall have no limit as to floor area, except 
that any facility exceeding 10,000 square feet shall be part of a multi-story, 
multi-tenant building. 

• Colleges and universities shall have no limit as to floor area, except that any 
college or university exceeding 10,000 square feet shall be part of a multi
story, multi-tenant building. 

(804) 501-4206 PARHAM & HUNGARY SPRING ROADS / PO. BOX 90775 / HENRICO, VIRGINIA 23273-0775 
FAX (804) 501-4162 
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a Amphitheaters shall have no limit as to floor area, subject to Condition 7-
below. -^/^ 

• Parking structures shall have no limit as to ftoor area, subject to Condition 14 
below. 

3. Building Height. Buildings on the Property may exceed 60' in height provided: 
o The maximum height of buildings within 150' of the property line of a lot 

containing an existing one-family dwelling shall not exceed 45' in height, 
except that architectural enclosures not exceeding 25% of the linear distance 
along any face of a building may be permitted up to 60' in height. 

o The maximum height of buildings between 150' and 300' of the property line 
of a lot containing an existing one-family dwelling shall not exceed 80' in 
height, except that architectural enclosures not exceeding 25% of the linear 
distance along any face of a building may be permitted up to 95' in height. 

• Other buildings on the property shall not exceed 200' in height, except that 
architectural enclosures not exceeding 25% of the linear distance along any 
face of a building may be permitted up to 215' in height. 

4. Vendor Areas. Areas of the Property may be designated on the master plan, 
which may be revised from time to time, or a Plan of Development, for the 
preparation of food or beverages or the sale or display of merchandise conducted 
in an open area or structure by one or more individual vendors operating from 
stalls, stands, carts, vehicles or other spaces which are rented or otherwise made 
available to such vendors. Such activities may include a market, sale of 
merchandise as part of a permitted festival or other similar special event, or the 
outdoor display or sale by a single food or beverage vendor, operated as an 
incidental part of retail activity regularly conducted from within a permanent 
building on the premises. Sidewalk widths adjacent to outdoor vending areas shall 
not be reduced to less than five (5) feet, except to accommodate a permitted 
festival or other similar special event. Trash receptacles shall be provided and 
conveniently located for each block that contains an outdoor vending area. 

5. Emergency Communication Systems. The owner shall install a fire command 
center and emergency radio communication equipment within any new building 
exceeding 60 feet in height to allow for adequate public safety and radio coverage 
within and between the buildings. A communications consultant shall certify such 
equipment as compatible with the County's emergency communication system 
within 90 days of the owner or tenant obtaining a Certificate of Occupancy for any 
such building. The County shall be permitted to perform communications testing 
within the buildings at any time. 
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6. Fire Protection-Structured Parking. A 3" standpipe for fire protection shall be 
provided within all structured parking at approximately 200' intervals. The exact 
location of these improvements will be determined during Plan of Development 
review. 

7. Auditoriums and assembly halls, including conference centers, performing arts 
areas and amphitheaters. Auditoriums and assembly halls seating no more than 
1,000 persons may be permitted provided the design of such facility is consistent 
with the Innsbrook Urban Mixed-Use District Urban Design Guidelines (see case 
file) as determined at the time of Plan of Development Review. Outdoor 
amphitheaters may be permitted without limitation as to attendance, provided any 
required permits, such as music festival permits, are obtained. For any use of 
such facility that extends beyond 10:00 p.m., at least one (1) uniformed security 
officer shall be on duty. The security officer shall periodically monitor the exterior 
of the premises as well as the interior for possible criminal activity. Any security 
officer shall be an off duty uniformed law enforcement officer. 

8. Billiard Pariors. Billiard parlors shall only be permitted as an accessory use, 
provided that evidence (i.e. police calls to the premises, complaints from other 
businesses or the residential community, etc.) does not indicate that the 
establishment and operation of a billiard parior is having an adverse effect (i.e. 
increased public nuisance: loitering, excessive noise outside the building, criminal 
assaults, traffic, etc.) on the surrounding area. 

9. Drive-through Service Windows. Any use incorporating a drive-through service 
window shall be part of a multi-tenant building. Drive-through service windows 
shall be designed to minimize negative impacts to the pedestrian environment and 
shall be accessed from secondary access aisles such as alleys, unless othenwise 
approved at the time of Plan of Development review. 

10. Heliports. Heliports shall include only landing facilities with no fueling or service 
facilities permitted, and shall be subject to the following requirements: 

a. Heliport locations shall be consistent with the Innsbrook Urban Mixed-Use 
District Urban Design Guidelines (see case file) as determined at the time 
of Plan of Development Review. 

b. Any heliport shall be designed, constructed, and marked in compliance 
with Federal Aviation Administration regulations and recommendations, 
including Advisory Circular 150-5390-2B. 

c. All heliport operations shall conform to Federal Aviation Administration 
regulations and recommendations, including those related to training and 
oversight of flight crews, and safety equipment on helicopters. 
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d. Any heliport shall be located on the roof of a building at least 300' from the 
property line of a lot containing an existing one-family dwelling. 

11. Radio and Television Stations and Television Receiving Antennas. Any 
communications equipment such as satellite dishes or antennas associated with a 
radio or television station shall be screened from public view at ground level in a 
manner approved at the time of Plan of Development Review. No stand-alone 
television or radio antennas shall be permitted. 

12. Vehicle Rental Facilities. Only passenger vehicles or light-duty trucks with a gross 
weight of less than 10,000 pounds shall be rented. Storage and washing of 
vehicles for vehicle rental uses shall be provided entirely within a parking structure 
and screened from sidewalks and adjacent streets. 

13. Parking Plan. The applicant shall provide a minimum of 3,415 parking spaces on 
the property in a manner consistent with that described in the Innsbrook Shared 
Parking Study prepared by Walker Parking Consultants dated July 16, 2012 (see 
case file). Each Plan of Development submitted for the property shall include a 
tabulation of all parking required per the parking study. Shared parking information, 
including updates to the parking study demonstrating the parking rate is meeting 
the needs of approved development on the property, shall be provided with each 
Plan of Development or as requested by the Director of Planning. Each plan of 
development submitted shall identify the location and means of creating additional 
parking that could accommodate the difference between the reduced parking 
standard approved by this permit and the standards contained in Section 24-34(m) 
ofthe Henrico County Code. 

14. Parking Structures. Parking structures without ground floor retail uses aiong at 
least one fagade or without usable floor space for residential or nonresidential uses 
along any fagade that faces a one-family use or public or private street shall be 
permitted, provided the design of such structures is consistent with Innsbrook 
Urban Mixed-Use District Urban Design Guidelines (see case file) as determined at 
the time of Plan of Development Review. 

15. Crime Prevention. Prior to occupancy of any structure containing commercial or 
office uses, the applicant and the Crime Prevention Unit of the Division of Police 
shall conduct a security survey of the property, The applicant shall implement 
mutually agreed upon security recommendations. 
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The Planning Department has been advised of the action of the Board of Supervisors 
and requested to revise its records and to place a copy of this notification in the 
Provisional Use Permit Index. 

Sincerely, 

Virgil R. Hazelett, P.E. 
County Manager 

pc: 4521 Highwoods Parkway, LLC 
4501 Highwoods Parkway, LLC 
4600 Cox Road II, LLC 
Nuckols Corner Land, LLC 
Sadler Road Land, LLC 
James W. Theobald, Esquire 
Tiffany S. Hinton, Ph.D., Dir. Research & Planning - Schools 
Director, Real Estate Assessment 
Provisional Use Permit Index 
Police, Special Services 
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The Innsbrook Urban Mixed Use District (UMUD) is to be developed as a 
high-quality, pedestrian-oriented, mixed-use environment. The Innsbrook 
Urban Mixed Use District will transform the existing Innsbrook Corporate 
Center from a suburban offi ce park that is now inhabited primarily during 
weekday daytime working hours, into a vibrant, urban community. This 
environment will provide the backdrop for a rich and vital urban experience 
for residents, employers, workers, and visitors alike. Weaving together a 
variety of uses, the Innsbrook Urban Mixed Use District will have places for 
both the routine aspects of everyday life and the occasional grand, celebra-
tory public events of civic display. This will be a neighborhood to live in, 
work in, play in, celebrate, and remember.

The streets and blocks of the Innsbrook Urban Mixed Use District form an 
easy, comprehensible network for the organization of public life. Frequent 
intersections provided by a gridded street pattern offer the public numer-
ous options and alternative routes, creating the basis for easy and effi cient 
communication throughout the district. The streets are narrower, slow-
ing vehicular traffi c and, consequently, more pedestrian-friendly. While 
designed to accommodate vehicular movement, they are detailed to 
encourage pedestrian usage.

Sidewalks constitute the basic armature for successful urban areas; they 
are the lifeblood of community. They are to be provided with street trees 
and, potentially, lighting, seating, and other street furniture in commercial 
areas. These elements both buffer the pedestrian from vehicular traffi c 
and enrich the public walk. The sidewalks will be regularly inhabited with 
pedestrians as they traverse to places of business, nearby shops, restau-
rants, and entertainment venues in the course of their daily lives. Sidewalk 
cafés can further enliven the pedestrian experience.

The architecture is to be designed to offer a variety of visual experiences. 
Fronting on the public sidewalks, buildings will frame the street, with main 
entries generally accessed directly from the public way. Buildings are 
designed as a composition to engage open space and unify the urban fabric.

Open spaces and landscaped areas will be linked together to create a 
network of public plazas, parks, and courtyards. Such open spaces will 
engage the lakefront whenever possible to maintain public enjoyment of 
the water. Street trees and plants will typically buffer pedestrians from 
vehicular traffi c, provide shade to pedestrians, and visually frame special 
points of interest. Amenities could include esplanades, gardens, pools and 
other water features, sculptures, and other items.

Signage throughout the district is to provide order and visual clarity. A 
variety of signage types, each appropriately scaled for its purpose and 
location, will contribute to the maintenance of a pleasant and harmonious 
environment. The placement, size, shape, material, color, and lighting for 
the signs will be coordinated to complement the overall character of the 
surrounding environment.

These design standards are intended to promote a rich and varied urban 
environment, encouraging the design of streets, streetscapes, buildings, 
landscaping, and signage to contribute to the development of an exciting 
urban lifestyle.

ARCHITECTURAL REVIEW COMMITTEE

The Innsbrook Owners Association has a long established Architectural 
Review Committee whose purpose is to review all building designs and con-
struction documents to ensure harmonious development in conformance 
with the Innsbrook Covenants.  At the December, 2010 Annual Meeting, 
the property owners of Innsbrook expanded the role of the Architectural 
Review Committee to review and approve proposed zoning cases and plans 
of development for the types of projects specifi cally covered by this Design 
Guide.
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I. LOCATION AND ACCESS

The Innsbrook Urban Mixed Use District is located within Henrico 
County Land Bay B as shown in the Innsbrook Area Land Use Study 
adopted by the Board of Supervisors on September 14, 2010, and as 
indicated in the diagram below right.

II. GENERAL LAYOUT

The Innsbrook Urban Mixed Use District is organized along a gridded 
network of streets which interface with the existing lake network. 
Existing broad expanses of surface parking lots are replaced with 
buildings that incorporate vertically integrated parking structures. 
This allows for a dramatic increase in building density, while simulta-
neously providing adequate parking for the new and existing uses. By 
integrating a mix of building uses, shared parking will permit reduced 
parking ratios, preserving and enhancing open space.
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III. STREETS AND BLOCKS

A. Existing Arterial and Collector Streets

Located Northwest of Richmond, Innsbrook has immediate 
access to I-295 to the North and I-64 to the South. Cox Road is a 
four-lane divided arterial connecting the Innsbrook Urban Mixed 
Use District with Nuckols Road to the north and Broad Street 
to the south. Existing secondary collector streets within the 
Innsbrook Corporate Center which currently tie into Cox Road 
will be maintained in the Innsbrook Urban Mixed Use District, 
but additional streets will be added, in order to establish a street 
hierarchy and create an urban-scale street grid system.

B. Existing Waterways

New streets and proposed buildings have been arranged to rein-
force the existing Innsbrook lake system. The existing lakefront 
recreational areas form an urban central park system and should 
be maintained and enhanced as much as possible. Mixed-use 
buildings with ground fl oor retail and restaurant uses arranged 
along the lakefront walking paths will create a lively, pedestrian 
pathway overlooking the lakes.

C. New Streets

The existing street network has been extended and further 
refi ned through the insertion of new streets into the existing 
collector road structure. Existing offi ce building locations have 
been maintained, although the surface parking lots which 
currently serve them have been supplanted by new parking 
structures. These will serve both the existing buildings and the 
new proposed buildings. The new streets work in conjunction to 
form the constitutive pattern of blocks for the district. They sub-
divide the former surface parking and open lots into street blocks, 
creating parcels of land appropriately sized for the development 
of multi-building, pedestrian-oriented streets typical of urban 
environments. The newly formed blocks are of limited extent, 
approximately 250 to 500 feet in length, and capable of being 
walked around in about 10 minutes. In areas where larger blocks 
have been maintained, pedestrian plazas, vehicular parking 
access roads, and/or walks will be utilized to limit the perceived 
extent of the street blocks.

D. The Street Grid Network

Collectively, these newly created streets form an interwoven 
street network in the form of a “grid” running parallel and per-
pendicular to Cox Road and the lake system.

The newly inserted street system, in conjunction with the exist-
ing surrounding streets, work together to form the nexus of the 
public domain; they provide the connective tissue for inhabit-
ants, workers, and visitors alike. Yet in addition to gathering 
the population along its network, the street system also serves 
to quickly and effi ciently disperse vehicular traffi c, providing 
options and alternative routes for traffi c to fl ow in a multitude of 
directions away from the primary collector roads. Future plans 
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of development (POD’s) will promote street connectivity between 
individually owned parcels and adjacent properties.

The street layout and the building architecture must work 
together to form a cohesive whole. Streets which terminate at 
architectural elements should be treated so as to enhance the 
overall community’s character and foster an iconic architectural 
image. 

E. Street Hierarchy

The new streets within the Innsbrook Urban Mixed Use District 
provide an additional level of hierarchy to the existing streets 
in this area. The new streets are both narrower and more 
pedestrian-oriented. These narrower street widths, designed to 
slow the fl ow of traffi c, provide for a single lane of traffi c in each 
direction together with parking along each side, allowing for the 
safe interaction of vehicular use and pedestrian activity.

F. Rotary Intersections

Where appropriate, especially at unique geometrical conditions, 
roundabouts should be considered as an alternative to signalized 
intersections.  Roundabouts typically shorten vehicle stack-
ing, and may provide for increased intersection effi ciency.  By 
lowering travel speeds and presenting fewer confl ict points, they 
also provide for enhanced safety.  Roundabouts offer aesthetic 
benefi ts, shortening the perceived length of streets by providing 
locations for the display of public amenities, whether fountains, 
sculptures, or other special elements.  Yet, special attention 

needs to be given to the route of pedestrian and bicycle circula-
tion around the rotary.

IV. PARKING DISTRICT

A. Off-Street Parking - Surface

Surface parking is permitted within the Innsbrook Urban Mixed 
Use District and where provided should be integrated into the 
urban fabric. Landscaping is also encouraged to screen the lot 
from view and integrate it into the overall urban context. The 
layout of parking lots including ingress and egress points should 
complement the overall design of the master plan as approved 

Proposed Master Plan and Road Grid for Innsbrook Urban Mixed-Use District. Tertiary streets, pedestrian plazas, and walks may be 
incorporated as required to create smaller walkable blocks.

N
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Public Streets

Private Streets

Recommended 45’ Maximum Height 
150’ From Property Line

Recommended 80’ Maximum Height 
300’ From Property Line

Possible Future Road Connection
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by the Architectural Review Committee. From a design viewpoint, 
major routes through the lot should be regarded as the equiva-
lent of streets. Larger parking lots should be clearly demarcated 
to establish a clearly recognizable movement system. The 
streetscape areas adjacent to these routes should generally be 
provided with pedestrian walks sufficient to accommodate the 
resulting pedestrian traffic.

B. Off-Street Parking - Structured

While it may initially be possible to increase density solely 
through the provision of surface parking, with expansion and 
growth over time, structured parking will be required to provide 
adequate spaces for the facility requirements, as proposed. 
These structures should be conveniently located, and also 
serve to organize the locations of delivery, trash pickup, and 
loading areas. Developed as required, they should be dispersed 
throughout the property to provide for a maximum pedestrian 
travel distance of 1,000 feet from parking space to anticipated 
destination.

C. On-Street Parking

On street parking is provided throughout the narrower con-
necting streets at the Innsbrook Urban Mixed Use District. On 
street parking spaces shall be clearly delineated by pavement 
markings and signage where appropriate. Signage and pavement 
markings shall also clearly identify loading spaces where they 
occur. Turning radii at street intersections should be held to a 
maximum of 20’-0” to maintain necessary space for pedestrian 

activity on the corners and to allow sufficient space for buildings 
to front along the street. Turning radii may be further reduced, 
where required. At intersections requiring maneuverability of 
larger delivery trucks and fire equipment , a roll down curb may 
be provided. Bulb-outs, extensions of the sidewalk paving into 
the street at intersections, may be used to define the parking 
areas and to shorten the distance across streets, making street 
crossings safer and more pedestrian-friendly. 

D. Shared Parking Facilities

In a mixed-use development, parking facilities are used twenty-
four hours a day, albeit with different users sharing the same 
facility at different times throughout the course of the diurnal 
cycle. During the day, the structure serves area businesses and 
shoppers visiting retail operations while, at night, the structure 
provides parking for visitors to entertainment venues, and res-
taurants, as well as for area residents. Parking structures shall 
be sited and signed so as to attract vehicular drivers. All parking 
facilities are to be ADA compliant. Wherever practical, bicycle 
racks should be considered to encourage alternate forms of 
transportation.

e. alternative Forms of transportation

In the mixed used development consideration should be given to 
all forms of transportation. Bicycle lanes and bike racks should 
be provided for alternative transportation needs. Wider multiple 
use travel lanes could also be provided in the public right of way 
of Cox Road to provide transportation routes for both vehicles 
and bicycles. Speed limits in secondary streets should be set 
so as to enable safe bicycling activity. Building amenities such 
as showers and locker rooms are also encouraged. As they are 
defined, care should be exercised to protect public transporta-
tion transit corridors and stations. Planning of the transit corridor 
will require close coordination with the development as it occurs. 
In the event technology advances, creating reasonable accom-
modations for electric vehicle charging stations, such stations 
should also be considered.

Bulb-outs both contain the on-street parking areas and 
shorten the lengths of pedestrian crosswalks.

Roll-down curbs provide for increased maneuverability 
of larger vehicles.
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V. CROSSWALKS & SPECIAL PAVED AREAS

Crosswalks at intersections highlight the presence of the pedestrian in 
the street environment. Pavement markings shall be  used to identify 
sidewalk locations. Alternate materials may be provided as identifi ca-
tion at pedestrian crossings and vehicular drives. Textured patterns 
slow traffi c so that pedestrians can more easily and safely traverse 
the walk. The entire roadbed may also be raised up to the level of the 
public walk to allow for an uninterrupted fi eld of paving throughout the 

intersection. In addition, specially designated streets may be paved 
with alternate materials refl ecting brick or stone patterns. Electric 
crosswalk signals should be provided where required for pedestrian 
safety.

VI. STREET SECTION

The street sections on the following pages are examples of the typical 
street proportions and characters of private roads within the Innsbrook 
Urban Mixed Used District. The road grid diagram below illustrates 
where such street types are likely to occur. These streetscapes will be 
distributed throughout the district.

Example of typical street section type locations in the Innsbrook Urban Mixed Use District.

Paving patterns on the street should match or complement 
adjoining patterns on the sidewalk.
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I. STREETSCAPES

A. Narrative

The success of a mixed-use district lies in the constant use of 
its sidewalks and the various pedestrian ways provided along 
its parks and through its plazas. Innsbrook UMUD urban scape 
environment utilizes streetscapes, pocket parks, and plazas for 
pedestrian movement. Continuous pedestrian activity means 
ongoing opportunity for the interaction and exchange of people 
with each other and with the shop owners and service providers 
who own and operate the street level shops or the employers 
and employees who work in the offi ce spaces above. A vibrant 
mixed-use district has many of the basic activities of daily life 
placed within walking distance of each other, and provides a 
continuous stream of walks and routes linking together the vari-
ous elements of the neighborhood.

B. Standards

1. Provide the streetscape as a continuous space with a 
clear division of four (4) fundamental spatial zones:  the 
building easement and maintenance zone, the clear move-
ment zone, the street furniture zone, and the passenger 
curb transition zone.  The total width should be a minimum 
of 15 feet. The typical layout of these zones within the 
overall streetscape is illustrated in Sidewalk Zones 
Diagram on the following page.

a. The building easement and maintenance zone is 
the easement/encroachment area where private 
property owner elements may extend into the 
streetscape area.  Through zoning regulations, the 
building easement and maintenance zone may be 
deemed an easement or an encroachment.  Along 
mixed-use and commercial streets, building founda-

tions typically project into this zone below grade, 
while transition elements (ramps, stairs, etc.) as well 
as decorative accoutrements (e.g., fl ower boxes) 
project into this zone above grade.  Along residential 
streets, transitional elements such as porches and 
stoops, together with balconies and bay windows, 
typically project into this zone. 

b. The clear movement zone is the minimum width 
of the pedestrian path that must remain open and 
unobstructed.  In commercial areas, the minimum 
width should be 5’-0”.  Along residential streets, the 
width should be a minimum of 5’-0.”  For pedestrian 
paths, the widths should be a minimum of 6’-0.” For 
multipurpose paths (those which are intended for 
bicycles as well as pedestrians) the width should 
be a minimum of 10’-0.” The clear movement zone 
is excluded from the open space calculation, but all 
other streetscape components are included.

Bicycle paths can be adjacent or seperate from pedestrian paths. 
A bicycle path is encouraged along the lake front for recreation 
and for alternative transportation.



III  | STREETSCAPE DESIGN STANDARDS

16 | Innsbrook Urban Mixed-Use District | Urban Design Guidelines, 8th Draft | November 18, 2011

c. The street furniture zone typically contains many of 
the pedestrian-oriented amenities of the sidewalk.  
These include kiosks, directories, lighting, seating, 
fl agpoles, banners, and waste receptacles.  Street 
furniture zones are typically placed between the clear 
movement and the passenger transition zone.  Street 
furniture elements should be visually coordinated, 
predictably distributed, and neatly displayed in an 
orderly manner.  Street furniture may not project into 
the passenger transition zone. 

 As a standard, all street furniture zones should have 
street trees as their main component.  If street trees 
cannot be accommodated, other landscaping should 
be provided.  Tree grates and the reduction in tree 
well size required to accommodate a tree grate 
should only occur as the last option to retain trees 
along the street.  If an alternate street tree area is not 
available, provide appropriate planting for the avail-
able area.  See the Landscape Design Guidelines for 
further information on street trees.

d. The passenger transition zone is the area directly 
behind the back of the curb allowing for passenger 
movement between the sidewalk and the automobile.  
It falls between the street furniture zone and the curb 
and is meant to give space to vehicular passengers 
getting in and out of automobiles within parallel park-
ing spaces.

2. In general, providing the (4) fundamental zones of a 
streetscape may be accomplished with a variety of means.  
While the standard pattern may be typical, it is not intended 
to eliminate options and variations.  Indeed, variations in 
streetscapes are certain and necessary, as different types 
of streets serve different purposes, requiring unique and 
individual design.  A variety of options may be anticipated:

a. A street, or portion thereof, with the street furniture 
placed directly adjacent to the building, in the build-
ing easement and maintenance zone.  This may be 

expected in areas which have sidewalk cafes and/or 
outdoor dining, or when a building entry is set back 
from the street to accommodate an entry plaza.  

b. A street, or portion thereof, with an arcade or colon-
nade providing covered passage along a portion of 
the sidewalk.  This covered passage may extend out 
towards the sidewalk and occupy the street furniture 
zone.

c.  A street, or portion thereof, with diagonal parking, 
street trees provided in tree islands along the block, 
street lighting provided from wall sconces affi xed to 
the building, and a clear movement zone provided 
from the back of curb line to the building.  This proto-
type is typically found in dense, commercial areas. 

d. A street, or portion thereof, with a continuous land-
scaped verge, occupying the street furniture zone as 
well as the as the passenger transition zone.

e. A street, or portion thereof, along which the 
streetscape area may become an extension of a 
building entry plaza extending across all of the 

BUILDING EASEMENT AND 
MAINTENANCE ZONE

5’ MIN. CLEAR MOVEMENT ZONE

STREET FURNITURE ZONE

PASSENGER TRANSITION ZONE

CURB AND GUTTER

Spacing between tree wells and lampposts allows easy access to 
the sidewalk from cars dropping off passengers along the curb.

Sidewalk Zones Diagram

15
’ M

in
.
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streetscape zones.  This is typically found at the 
entrances to theatres, conference halls, hotels and 
other buildings with a high volume of public use. 

 In each case, however, while accommodating the 
variations required for a vibrant community life, the 
required clear movement zones must be maintained.

3. The overall width of the streetscape (i.e., the strip of land 
between the back of curb line and any building elements) 
should be 15’-0” minimum.  This area may be a continuous 
planted verge along some roads, or a continuous sidewalk 

along some streets, depending upon the purposes of the 
street and the adjacent buildings. However, this area will 
typically contain both plantings as well as hardscape 
features.  

4. Finish patterns should emphasize the zones of the side-
walk, and should particularly distinguish the edge of the 
streetscape as it adjoins the street, visually marking this 
area of transition.

5. Finished surfaces of sidewalks should be of brick, concrete 
or stone, or an appropriate combination of these materi-
als.  The clear movement zone should consist mostly of 
slip-resistant surfaces and textures.  Various methods 
of fi nishing concrete provide for slip-resistant surfaces.  
Compliance with the current ADA Guidelines for sidewalks 
and crosswalks is required throughout the district. 

6. At special intersections and as an optional design, side-
walk street corners may be laid as an uninterrupted fi eld in 
a brick like herringbone pattern.  The fi nish materials and 
pattern of the sidewalk should be maintained through the 
area of the curb ramp.  The  use of “two curb ramp cross-
walks”  is encouraged to provide for a safer pedestrian 
environment.

7. At service entry drives which cross a sidewalk or other 
pedestrian path, the paving material should continue 
across the drive to reinforce the clear movement zone and 
highlight the pedestrian way.  However, a distinguishing 
band of material should clearly highlight the edge of the 
drive, visually demarking the transition from the sidewalk 
to the crossing driveway.  The apron of these entry drives 
would typically be concrete. Service drive locations 
should be carefully planned so as not to disturb pedestrian 
activities

8. Services such as car washes and bank drive throughs 
must be designed for compatibility with pedestrian activity. 
Preferably such functions should be integrated within the 
design of the overall block or, where required, be accessed 
from secondary vehicular alleys.

Changes in the sidewalk pattern may highlight the base of a 
building and its arcade columns . . .

. . . the turn of a corner . . .

. . . and the principal building entrances.

Brick or brick like materials are used to define sidewalk edges or bounds, 
with a  herringbone pattern used as the field of special areas of the sidewalk.

Car washes are preferred to be internal to the block structure and 
not visible from the street.
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II. PEDESTRIAN WAYS

A. Standards

1. Pedestrian ways through parks and plazas should orient 
the pedestrian to signifi cant destinations, while connecting 
to other public ways.  Pedestrian ways shall comply with 
the current ADA Guidelines.

2. Along pedestrian ways, recesses resulting from build-
ing setbacks along the sidewalk should be enhanced as 
special urban places.  These recesses may become pocket 
plazas, landscaped gardens, or seating areas.

3. Pedestrian paths or trails through parks and landscaped or 
natural areas should be a minimum of 6’-0” wide.  Bicycle 
trails through parks and landscaped or natural areas 
should be a minimum of 4’-0” in width.  Multi-purpose 
pathways, those which are intended for shared-use by 
bicyclists and pedestrians, should be a minimum of 10’-0” 
wide (see diagram on page 15).

4. Pedestrian pathways and trails that extend through parks 
and landscaped or natural areas should be provided with 
seating and lighting along walkways and at places of inter-
est.  Provide openings to views along pedestrian ways, with 
seating areas at the viewing points.  Provide pedestrian 
scale lighting suffi cient to illuminate the walkway and any 
seating areas.

An optional paving finish material at sidewalk corners is an 
uninterrupted field of brick arranged in an herringbone pattern.

Driveway aprons should interrupt the clear movement zone of the 
sidewalk and should extend to the building frontage line.

An arcade can provide welcome cover to the pedestrian on hot 
sunny days. 

Plazas should not disrupt pedestrian passage in the clear 
movement zone of the sidewalk.

Plazas may work as their own sculptural contribution to the urban 
landscape while still fitting into the context.
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III. ARCADES/COLONNADES

A. Standards

1.  Arcades/colonnades may be extended over sidewalks 
as a shading alternative to street trees.  If proposed, the 
required clear movement zone must be maintained.  Yet, the 
necessity of a clear movement zone should not prohibit the 
leasing of space within the arcade/colonnade.

2.  The interiors of arcades should be adequately lit to provide 
the pedestrian with a continued sense of security and 
safety.  The lighting from decorative fi xtures attached to 
the building may be used to supplant street lighting if it is 
supplied in suffi cient quantity.  Similarly, planters and other 
landscaping may be used to supplant the street trees.

IV. OUTDOOR PLAZAS

A. Standards

1. Outdoor plazas may be located to highlight a main entrance 
to a major building or to provide a series of outdoor 
spaces to accommodate pedestrians.  Typically, plazas are 
pedestrian-oriented open spaces with decorative paving, 
lighting, and additional street furniture.  Plazas may include 
sculpture, fountains, and/or additional landscaping.

2. Outdoor plazas should not restrict or in any way interfere 
with the clear movement zone of the sidewalk.  Plaza 
paving patterns, however, should be able to extend into the 

sidewalk area upon approval of the Architectural Review 
Committee.

3. Provide durable surface fi nishes for plaza paving.  The 
materials selected, colors, patterns, and fi nishes should 
coordinate with the adjoining architecture.

V. POTENTIAL SHUTTLE/BUS STOPS

A. Standards

Planning should include provision for future mass transit. Route 
development should be planned so as to best serve the users and 
not confl ict with development as it occurs.

1. Shelters for future shuttle stops should provide seating, 
trash receptacles, and protection from the elements.  If 
shuttles are operating during the evening, lighting at 
adequate levels should be provided.

2. Locate future shuttle stops to most conveniently service 
the  Innsbrook Urban Mixed Use District.  Locations near 
parking structures and major buildings as well as points of 
special interest are recommended.

3. Provide future shuttle stops within walking distance to com-
mercial and retail areas.

Shuttle stops should match the character of Innsbrook’s Urban 
Mixed-Use District while providing for the comfort of its users.

Use street lighting as an additional expression of the area’s unique 
environment.
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VI. OUTDOOR LIGHTING

A. Narrative

Lighting extends the use of a district beyond the daylight hours 
and into the evening, providing for the continued use of the 
streets and public spaces throughout the diurnal cycle.  Lighting 
provides a sense of security and safety for the pedestrian, giving 
a sense of continuous habitation and oversight.  This makes it 
a prerequisite to consistent pedestrian activity throughout the 
evening hours. A well-lit environment establishes the basis for 
the vitality of evening activities promoting public attendance, 
whether they are theatrical performances, concerts, dining, 
or late-night shopping.  Lighting reactivates urban spaces for 
evening use, and allows the district to be a nighttime destina-
tion point.  The adequacy of outdoor lighting is vital to securing 
the ongoing vibrancy of a mixed-used district.  Street lighting 
practices which minimize the use of energy and reduce glare are 
encouraged.

B. Standards

1. Provide lighting for the pedestrian along the street at the 
sidewalk, within plazas, and along pedestrian ways and 
access routes within parks, as well as in landscaped gar-
dens and natural areas.  Provide signalized traffi c lighting 

Bike racks should be provided at or near entrances for workers 
and visitors alike.

Ordering street furniture makes a more favorable presentation of 
the street and respects pedestrian sensibility.

Trash receptacles should be stationary and should be provided 
with replaceable liners.

An example of stylized metal bollards used to protect a principal 
entrance along a boulevard. Metal bollards should be treated to 
resist the deteriorating effects of the elements.

Provide street pole and fixture designs that complement each 
other.
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in conjunction with the development of vehicular routes 
and traffi c patterns.  Develop the design and selection of 
building-mounted decorative fi xtures in coordination with 
both the street lighting and the individual buildings.  Provide 
lighting that both enhances the character of the district and 
subtly reinforces the distinct aspects of its neighborhoods.

2. Maintain outdoor lighting at a pedestrian scale that 
supplies adequate illumination for both pedestrian use of 
the sidewalk and street, and vehicular use of the street. 
Fixtures with concealed light sources are preferred.

3. Lighting at the sidewalk along local streets in the Innsbrook 
UMUD should maintain a pedestrian scale.  A total height 
(pole and light fi xture) of 14’-0” is preferred.  Pole and fi x-
ture design should be complementary.  A consistent street 
fi xture should be provided throughout the district. Light 
poles should be foundation supported.

4. Building mounted fi xtures will vary from building to building, 
but should be complementary to the overall character of 
the district as well as its individual buildings.

5. The lighting of selected building facades should contribute 
and reinforce the overall sense of building organization, 
massing, and façade treatment throughout the  Innsbrook 
UMUD.  The light sources which illuminate building facades 
should be located, aimed, and shielded such that light is 
directed only onto the building façade and not onto adjoin-
ing properties.  Light fi xtures should not be directed toward 
adjacent streets or roads.  The use of shields and baffl es 
are recommended to help mitigate light spread. 

6. In plazas, pocket parks, and along pedestrian pathways, 
consider the use of low-level outdoor lighting integrated 
into plaza walls, stair side-walls and/or risers, and even 
seat- walls.  The lighting levels provided should illuminate 
changes in elevation such as steps, ramps, and steep 
embankments.

7. Bollards may also be internally lit, reinforcing the visual 
separation of vehicular and pedestrian routes.

VII. OUTDOOR FURNITURE

A. Narrative

Street furniture establishes the actual “making” of a place, 
contributing the physical elements of human habitation along the 
street.  The provision of street furniture “accessorizes” the public 
space, refi ning the identity of a place.  Street furniture typically 
includes seating, lighting, bollards, trash receptacles, bicycle 
racks, mail boxes, newspaper boxes, public telephone stations, 
and poles for signs, fl ags, and banners.

Street furniture promotes pedestrian street life with amenities 
and conveniences which encourage the ongoing and regular use 
of sidewalks and pedestrian ways.  It humanizes the scale of the 

street, placing everyday pedestrian elements within the context 
of the urban environment.

B. Standards

1. Street furniture should not restrict the width of the clear 
movement zone of the sidewalk, whether placed in the 
designated street furniture zone, under an arcade, or in the 
easement/encroachment zone.

2. Coherent compositions of street furniture that utilize unify-
ing elements should be used throughout the Innsbrook 
UMUD.  An understandable order or pattern for the location 
of these elements should be provided, foreshadowing  the 
location of these elements to the pedestrian.  Furniture 
style, material, and colors should complement each other to 
produce cohesive arrangements and designs. 

3. Environmental factors such as sunlight, shadow, glare 
refl ection, wind, and rain should be considered in the 
placement of seating areas.

4. Seating areas should be considered at plazas, parks, 
landscaped and natural areas, viewing points, and points 
of special interest as well as at transit stops, entrances to 
major buildings, and at the entry points to parking struc-
tures, eating facilities and vendor kiosks.  Seating areas 
should be coordinated with the locations of bicycle racks.  
Seating areas should not obstruct building entrances and 
should not restrict clear movement zones.  Care should 
be taken to insure that seating areas are suffi ciently 
illuminated.

5. Where appropriate, individual benches should have inter-
mediate armrests for individual seating on the bench.

6. Bicycle racks should be provided at grade level in park-
ing structures, at plazas, and at or near the entrances to 
major buildings for workers and visitors alike.  Bicycle 

Metal bollards should 
be treated to resist the 
deteriorating effects of the 
elements.

An example of stylized metal 
bollards used to protect a 
principal entrance along a 
boulevard.
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racks can be readily accommodated in the recessed 
spaces of buildings adjacent to the entrances.  In addition, 
bicycle racks should be provided along trails and at major 
destination points.  Bicycle racks should not obstruct build-
ing entrances and should not restrict clear movement zones.

7. Bicycle racks should be of hardened steel that can 
withstand hacksaws and hammers.  They should be 
securely anchored in concrete foundations or mechanically 
attached with bolts that cannot be readily removed.  Care 
should be taken to insure that bicycle racks are suffi ciently 
illuminated.

8. Public trash receptacles should be distributed throughout 
the Innsbrook UMUD.  Visible and conveniently located for 
pedestrians, receptacles should be placed at corners, in 
plazas, and possibly at mid-block locations along lengthy 
streets.  Public trash receptacles should be located in 
proximity to restaurants, outdoor dining facilities, vendor 
kiosks, public gathering areas, and areas designated to 
hold scheduled public events.

9. Public trash receptacles should consist of an outer decora-
tive shell and a replaceable, impact-resistant liner.  The 
receptacle should coordinate with other street furniture 

– particularly street lights – in terms of material, color, and 
fi nish.

10. Bollards may be metal or textured concrete, stone, or a 
combination of these materials.  While bollards are typi-
cally permanent, they may be removable where they are 
intended for intermittent use, such as in multifunctional 
spaces.

11. Sign poles, such as stop and advisory signs, should be of a 
uniform size and form and should be capped.  The edge of 
the walk should conceal the anchorage. 

12. Street furniture should be designed for long-term use 
and shall be of a durable material and fi nish.  All exposed 
metals should be coated or otherwise treated to withstand 
oxidation/corrosion, abrasion, and damage from airborne 
salts.  Maintenance will be required at regular intervals 
to keep the furniture items looking well kept.  All street 
furniture should be set plumb and level.

VIII. OUTDOOR DINING AND SIDEWALK 
CAFÉS

A. Narrative

Outdoor dining/cafes are seasonal social gathering areas when 
weather permits.  They provide safe, comfortable places where 
people can stop to rest, view, socialize, and relax while they dine.  
They are encouraged when possible and where space permits.  

The clear movement zone of the sidewalk should be maintained at five (5) feet at outdoor cafes.
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Successful outdoor dining areas activate and energize the street, 
attracting more people to participate in the life of the street, to 
see and be seen.  A staple of the street life of contemporary 
culture, outdoor dining areas and sidewalk cafes assist in main-
taining an active street scene.  Their ability to regularly attract 
people throughout the day and evening assists in the promotion 
of adjoining shops and businesses.

B. Standards

1. Locate outdoor dining areas and cafes to take advantage 
of views, such as parks and plazas, as well as along streets 
with larger streetscape widths.  In addition, outdoor dining 
areas and cafes should be considered for interior court 
spaces.

2. Typically, outdoor dining areas and sidewalk cafes front 
along the restaurant of an adjacent building and should not 
extend beyond the length of the leased space.

3. The design of outdoor dining areas and sidewalk cafés 
should be compatible to the architecture of the “parent” or 

“host” building.  They should also be designed to comple-
ment the character of the street context.  

4. No element affi liated with an outdoor dining area/sidewalk 
café, whether perimeter railings, fencing, plantings, menu 
board, or other item, may obstruct the width of the required 
clear movement zone. Wherever possible, entrances to 
outdoor dining areas should be from inside the building.

5. Canopies, awnings, or table umbrellas are encouraged and 
may be used to provide shading and screening for the diners. 

6. Exterior fl ooring other than sidewalk materials may be used 
at outdoor dining areas set back from the established right-

of-way.  Paint, grass, artifi cial turf, carpet, platforms and 
any interior fi nish materials or treatments should not 
be allowed.

7. The design of perimeter railings or fencing should comple-
ment the concept and materials of the restaurant’s exterior 
and the context of the adjoining public realm.  Railings and 
posts may be of metal, wood, and/or stone.  Landscaping 
elements should also be complementary with the adjacent 
structures.

8. Fencing may be designed and constructed for permanent 
or temporary/seasonal installation.  If the fencing is to be 
left in place during the off-season, it must be maintained in 
a well-kept fashion.  Temporary posts and railings are not 
permitted to be stored within public view.

9. Except for wall sconces or bracketed light fi xtures, all other 
furnishings, amenities, accessories, and service items 
should be removed from the outdoor café area off season.  
When stored, any outdoor café items or furnishings should 
be concealed from public view.

These are examples of acceptable fencing and railing components 
for outdoor cafes.

Design railings to have a smooth transition around the corners 
and ends.
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IX. UTILITY SERVICES

A. Narrative

Utility services should be located under the sidewalk adjoining 
the curb where practical. This will provide a sidewalk clear of 
unsightly elements impinging upon the fl ow of pedestrian traffi c 
while also maintaining a means of access to them. In situations 
where this is not practical, they should at least be concealed 
within the architectural design.

This will also minimize the disruption to both pedestrian and 
vehicular fl ow during service and maintenance operations.

B. Standards

The Architectural Review Committee shall maintain and regulate 
standards for the location, design, and detailing of all utility con-
nections, including, but not limited to:

1. Transformers

2.  Building generators

3. Dumpster enclosures

4. Electric, gas, or other meters

5. Telecommunication equipment

6. Security cameras

Utilities should not be exposed 
at the sidewalk because they 
run the risk of damage. 

The utilities should be 
concealed within the 
architectural design.
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I. BUILDING SITE PLACEMENT

A. Statements of Intent

1. Locate and orient the buildings so that a balanced environ-
ment is created for the comfort, visibility, and accessibility 
of both the pedestrian and the automobile.

2. Ensure build-to lines and allowable building setbacks pro-
vide adequate circulation routes with sidewalk space at 
the street for expected pedestrian densities and intended 
amenities.

3. Promote greater pedestrian traffi c at the street by provid-
ing a street of adjacent buildings.

4. Promote mixed-usage of both the buildings and the street 
blocks.

5. Promote suffi cient levels of massing and density to 
achieve an intensifi ed level of pedestrian activity.

6. Provide the means for increased densities at the block 
while promoting light, air, and movement at the street.

7. Use building street façades to defi ne a more pedestrian/
intimate experience at street level.

B. Narrative

Building site placement is a critical element in determining 
how people will use the public space to get from one place to 
another. Its development follows from the layout of streets and 

blocks, in this case a grid framework of pedestrian-oriented 
blocks. Building site placement is essential in framing the space 
of a street and providing a sense of enclosure. Yet the siting of 
buildings also determines how accessible private spaces are 
from the public realm, encouraging frequent exchange between 
inside and outside, and enhancing pedestrian activity.

Building site placement is also one of the initiating factors of 
the character of a place. A consistent placement of adjoining 
buildings at the edge of the right-of-way gives the public realm 
a pedestrian sensibility; street-walls (the vertical plane resulting 
from a contiguous line of buildings) are created, providing a 
more intimate urban form. Places are more easily accessible to 

Dispersed buildings let space “leak out” – spatial 
definition is weakened. Buildings located close to the 
street and close to each other enclose the street – space 
is well-defined.
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pedestrians, and crossing the street feels safer because vehicles 
move more slowly in an environment that brings pedestrians and 
vehicles closer together. The details of everyday objects take on 
greater signifi cance in this environment, as they are more readily 
observed. In other words, pedestrian oriented environments 
establish public space as the backdrop of daily human activity 
and experience.

The Innsbrook Urban Mixed Use District unites commercial, retail, 
cultural, entertainment, and residential uses within a single dis-
trict. Street-walls and building frontages should be designed to 
invite pedestrian use of the plazas and sidewalks. Framed streets 
and plazas will convey a sense of protection, safety, and security 
while providing spaces for public enjoyment.

C. Standards

1. Building frontages should tend to align along the street at 
the property line or front onto the surface parking lot.  Of 
course, building setbacks are allowed to accommodate 
outdoor dining, plazas, landscaping and other amenities. 

2. Consider the placement and form of buildings at corners 
and how both factors may promote pedestrian activity.

3. Locate the district’s major building structures at walk-
able distances from each other (1/4 mile) and distributed 
throughout the district.  Orient their major entrances to 
local streets.

4. Locate smaller shops, businesses and retail services in the 
fi eld of the block between major offi ce buildings and park-
ing structures and between other signifi cant destinations 
within the district. 

5. Parking structures and lots should not be clustered but 
dispersed at walkable distances along the length of the 
Innsbrook Urban Mixed Use District (UMUD).  Such place-
ment will reduce the traffi c volume within the district by 
providing easy vehicular access and exit to major traffi c 

corridors.  Diffused placement will also encourage drivers 
and their passengers to take a short walk past stores and 
restaurants on the way to their intended destinations. 

6. For long blocks or buildings with open interior courts, 
coordinate the location of openings with regard to climatic 
conditions; sunlight, prevailing winds, etc.

7. For ease of access, multiple building entrances should be 
provided wherever compatible with building uses.

8. Surface parking may be provided where required to 
service the district. It should be carefully implemented so 
as to complement the overall surrounding character and 
screened from view with landscaping.

II. ARCHITECTURAL MASSING

A. Statements of Intent

1. Present a unifi ed form for the Innsbrook Urban Mixed Use 
District at both grand and human scales.

2. Highlight the signifi cance for the Innsbrook Urban Mixed 
Use District as seen from a distance while maintaining its 
human scale and approachability at the street.

3. Provide for greater densities while safeguarding the provi-
sion of light, air, and views at the street.

4. Distinguish major buildings and parking structures within 
the district as destination points from the more pedestrian-
oriented walking environment.

5. Create an architectural character which is respectful of 
and complements its surrounding context.

B. Narrative

A coherent and legible urban form results from the orchestrated 
placement of building masses throughout an area. Building 
massing simultaneously presents an overall image of a district 
when viewed from a distance, and involves an orderly arrange-
ment of buildings within the district, one that allows for sun, air, 
and light to fi lter to the street level. Building masses derive not 
only from the programmed use of the spaces within, but also 
from the physical constraints of the site (zoned height limitations 
and required setbacks). Implicit massing relationships suggested 
by the adjoining context may also infl uence the massing of 
buildings.

The overall visual impression of building masses is further 
refi ned and brought into human scale through articulations of the 
building façade. The articulation of the façade transforms build-
ings from abstract volumes into backdrops for human activity. 
The greatest level of detail is both required and provided at the 
building’s ground level. For it is here, at the street level, where 
the conduct of daily life is experienced.

Rendering of possible future townhome development at Innsbrook.
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C. Standards

1. Develop a coherent system of coordinated building masses.  
Integrate differing volumes by using similar and/or comple-
mentary materials and a coordinated system of horizontal 
datum lines.  Provide building forms that step down to the 
street within a block.  Conversely, massing should step 
back from the build-to line with increasing heights.

2. Locate buildings of smaller mass within the fi eld of the 
block between major buildings and parking structures.  
Locate buildings of greatest mass along arterials, within 
the interior of the block, and stepped back from the street.

3. Relate building massing both to frame and reinforce view 
corridors and to establish gateways.  Design forms for each 
block that create a coherent mass which presents the area 
as unifi ed when viewed from a distance.

4. Maintain an adequate provision of light, air, and views at 
the street.  Consider the relationship of building heights 
at the block to the impact of solar access at the street.  
Consider daylight factors and access to light for busi-
nesses and stores located at or near the ground level.

5. Organize buildings to control the impact of shadows both 
on the other buildings and on the street, as well as to miti-
gate against the impact of wind currents and downdrafts.

6. Buildings may be defi ned in terms of their height:

a. A low-rise building is any building less than 35’-0” in 
height, measured above the grade plane.

b. A mid-rise building is any building between 35’-0” 
and 75’-0” in height, measured above grade plane.  
Parking structures may be mid-rise buildings, and 
it is recommended that they contain retail uses at 
the ground fl oor level to encourage and maintain 
pedestrian activity.

c. A high-rise building is any building greater than 75’-0” 
in height, measured above the grade plane.  No part 
of the building or any approved vertical attachment 
should exceed the height limits established for air 
navigation safety.  Building setbacks may be con-
sidered for the increasing heights of the building to 
allow additional daylight to reach the street.  Parking 
structures may be incorporated into high-rise building 
structures both as a means of conjoining parking 
and vertical development and as a means of visually 
screening parking structures and incorporating them 
into the streetscape.  As much as possible, retail uses 
should be maintained at grade.

D. Example

The illustrations below indicate one possible scenario for the 
development of the Innsbrook Urban Mixed Use District. These 

The corner can offer one of the best opportunities for an 
establishment to gain the attention of passersby.  How the building 
meets the corner is critical.

Coordinated massing within the block can provide a monumental 
scale while also stepping down to a pedestrian scale.

Existing Massing Existing with Urban Grid Example of Full Build-Out
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images do not intend to show actual designs for this area, but 
rather exemplify the general massing, density, and open space 
provisions that would apply to all areas of the Innsbrook UMUD.

III. BUILDING FORM

A. Statements of Intent

1. A cohesive urban vision can be maintained as the district 
develops over time by taking a form-based approach 
to the desired outcome. Building form will be regulated 
within the Innsbrook Urban Mixed-Use District through 
the establishment of several acceptable building lot 

typologies. These Building Lot Types will be used as a 
pattern book to help developers and designers visualize 
appropriate building forms for various uses. The Building 
Lot Types will also provide diagrams for building setbacks 
and lot coverage. While the following examples attempt to 
document the building typologies that will likely become 
part of the UMUD, other Building Lot Types may be deemed 
to be acceptable if approved by the Architectural Review 
Committee.

Existing Aerial Example of Full Build-Out

Highwoods Parkway - Existing Highwoods Parkway - Full Build-Out
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B.  Standards

1. Building Lot Types

a.  Retail-Residential Building Lot:
A lot located and designed to accommodate commercial 
and service uses on the ground fl oor occupying most of 
the lot, and multiple dwellings on the upper fl oors, step-
ping back from the fl oor level below in order to create 
balcony and roof terraces for the residential units.

b. Plaza Building Lot: 
A lot located and designed to accommodate com-
mercial uses on all fl oor levels, arranged in front of a 
public plaza. The building steps back on the second 
fl oor level in order to create terraces for outdoor 
dining overlooking the plaza.

c.  Mixed-Use Building Lot:
A lot located and designed to accommodate commer-
cial and service uses on the ground fl oor occupying 
most of the lot, and business uses on the upper fl oors.

Character Examples - Note: Roof configurations and massing may vary.

 Retail-Residential Building Lot

Character Examples - Note: Roof configurations and massing may vary.

Multi-Family Lot

Character Examples - Note: Roof configurations and massing may vary.

Offi ce Building Lot

Plaza Building Lot

Character Examples - Note: Roof configurations and massing may vary.

Lined Building Lot

Character Examples - Note: Roof configurations and massing may vary.

Mixed-Use Building Lot

Character Examples - Note: Roof configurations and massing may vary.
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d. Lined Building Lot:
A lot located and designed to accommodate commer-
cial and service uses on the ground fl oor occupying 
most of the lot, and business uses on the upper fl oors.

e. Multi-Family Building Lot:  
A lot located and designed to accommodate multiple 
dwelling units on the upper fl oors, with multiple levels of 
parking below the building, at, above, or below grade level.

f. Offi ce Building Lot:  
A lot located and designed to accommodate offi ce 
uses on all fl oor levels, with parking provided by 
adjacent surface parking or parking deck.

g. Civic Lot:  
A lot located and designed to accommodate recre-
ation areas, common areas, and open space. These 
areas will be privately owned and maintained, but will 
be available for use by the general public. Buildings, 
or structures of one story in height for public use 
may be acceptable within a civic lot, subject to the 
approval of the Architectural Review Board.

h. Townhome Building Lot
A lot located and designed to accommodate a 
residential building with common (party) walls on both 
side lot lines and a private garden to the rear.

i. Parking Lot
A lot located and designed to accommodate surface 
parking use only.

Character Examples - Note: Roof configurations and massing may vary.

Civic Lot

Character Examples - Note: Roof configurations and massing may vary.

Townhome Building Lot

Character Examples - Note: Roof configurations and massing may vary.

Parking Lot
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C. Lot Coverage Ratio Table

The Lot Coverage Ratio Table (below ) provides dimensional 
requirements applicable to each designated Lot Type. Note that 
other Building Lot Types may be acceptable, if approved by the 
Architectural Review Committee

Street Side Rear

Retail 
Building Lot 

(Single 
Use)

no min. / 
no max. 100 / 500 80% / 100% 100% 0 / 10 0 0 1 / 2 stories; 45' 1 / 3 stories; 80'

Retail-
Residential 
Building Lot

no min. / 
no max. 100 / 500 80% / 100% 100% 0 / 10 0 0 2 / 4 stories; 45' 2 / 8 stories; 80'

Plaza 
Building Lot

no min. / 
no max. 100 / 500 70 / 100% 75% 20 / 100 0 0 1 / 4 stories; 45' 2 / 8 stories; 80'

Office 
Building Lot 

(Single 
Use)

no min. / 
no max. 100 / 500 80% / 100% 100% 0 / 20 10 10 1 / 3 stories; 45' 1 / 7 stories; 80'

Multi-Family 
Building Lot

no min. / 
no max. 100 / 500 80% / 100% 100% 0 / 10 5 10 2 / 4 stories; 45' 2 / 8 stories; 80'

Lined 
Building Lot

no min. / 
no max. 100 / 500 80% / 100% 100% 0 / 10 0 0 2 / 4 stories; 45' 2 / 8 stories; 80'

Mixed-Use 
Building Lot

no min. / 
no max. no min. / 500 80% / 100% 100% 0 / 10 0 0 No. of stories 

varies; 45'
No. of stories 

varies; 80'

Townhome 
Building 
Lot(see 
note 4)

no min. / 
no max. no min. / 500 100% / 100%  (see 

note 4) 90% 0 / 10 0 20 2 / 4 stories; 45' 2 / 5 stories; 60'

Civic Lot no min. / 
no max. no min. / no max. not applicable 10% not 

applicable
not 

applicable
not 

applicable 1 story; 20' 1 story; 20'

Parking Lot no min. / 
no max. no min. / no max. not applicable 0% not 

applicable
not 

applicable
not 

applicable not applicable not applicable

Lot 
Area Lot Width Frontage 

Percentage

Buildings beyond 300' 
of existing residential 

development

Within 150' of 
property 

boundary if 
adjacent to 

existing 
residential 

development

Lot Coverage 
by All Buildings

Height

(min/max. in stories;  max in feet)

Yards

2.  Lots containing existing buildings shall be exempt from compliance with the above requirements, until such time that the existing building is demolished and the lot is redeveloped.

3.   At building lots in which a stormwater detention pond fronts on a street at the building's primary entrance, the effective lot width used to calculate lot coverage shall be measured to the 
edge of the pond adjacent to the building.

1.  Buildings must comply with both maximum heights, as measured in stories and feet. Mezzanines that exceed the percentage of floor area for a mezzanine defined in the International 
Building Code are counted as a story for the purposes of measuring height. 

Lot Type (min. / 
max.     
in sf)

(min. / max. in 
feet) (min. / max.) (min.) (min.)(max.)

Notes:

Two Hundred Fifty 
(250) feet in height in 
Land Bays B-1, B-2, 
and B-3;                        
Three Hundred Fifty 
(350) feet in height in 
Land Bay A-2; and        
Four Hundred (400) 
feet in height in Land 
Bay A-1

4.   Townhome requirements are applicable to each individual dwelling unit.  Minimum frontage percentage for Townhome Building Lots that occupy a corner lot shall be 60%.

Between 150'  to 
300' of property 

boundary if 
adjacent to 

existing 
residential 

development

(min / 
max.)

Lot Coverage Table



IV | ARCHITECTURAL DESIGN STANDARDS

32 | Innsbrook Urban Mixed-Use District | Urban Design Guidelines, 8th Draft |November 18, 2011

D. Layout and Orientation

The primary entrance of every building must directly face a street 
or civic space. Depending on the lot’s location and shape, the 
building may face multiple streets. In such cases, it is generally 
preferred that the primary building entrance face the primary 
street. For lots facing multiple streets, designation of the primary 
street shall be up to the Architectural Review Committee.

E. Frontage Percentages

Frontage Percentage is the percentage of the width of a lot that 
is required to be occupied by a building’s primary facade. The Lot 
Coverage Table provides a range of minimum and maximum front-
age percentages for each lot type.

1. Up to 50% of the width of the primary facade may be 
counted as meeting the frontage percentage requirement, 
even though it may be set back up to ten feet further from 
the street than the primary facade’s principal plane.

2. The location of the primary facade’s principal plane is 
not changed by facade extensions, such as bay windows, 
awnings, porches, balconies, arcades, or by upper stories 
that are closer to or further from the street.

3. The width of a porte cochere may be counted as part of the 
primary facade.

F. Forecourts

A portion of the building’s primary facade may be set back up to 
20 feet further from the street than the primary facade’s, if this 
space is constructed as a forecourt or pedestrian entryway that 
is open to the sidewalk. This recessed portion may be up to 40% 
of the total width of the primary facade and may not be used by 
vehicles.

Frontage Percentage is the percentage of width of a lot 
that is required to be occupied by the primary facade

Forecourts are permitted providing they comply with the 
design guidelines 

Note: The Architectural Review Committee shall 
interpret the lot coverage table for buildings facing 
multiple streets as shown here.

Lot examples
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Distinguish the corner from the building face.  Note also the 
distinctive transition line above the second floor.

A three-part ordering of the building face is achieved at grade with 
the careful application of building finishes.  Note the greater sense 
of weight the darker finishes provide at the base.

IV. FAÇADE TREATMENT

A. Narrative

Building facades frame a street. In so doing, they put shops and 
architectural elements directly adjacent to the pedestrian’s path, 
and well within the street level cone of vision. As such, additional 
features and greater detailing of the facade should be provided 
at the street level for the interest and comfort of the pedestrian. 
In addition, buildings should provide a visual, and perhaps 
structural, framework for the orderly presentation of street level 

businesses and shops. This sense of rhythm will both modulate 
and syncopate pedestrian travel along the street, providing 
discrete visual fi elds of focus.

In general, if a street’s built environment is to remain of interest 
to the pedestrian, architectural forms and features need to be 
bold enough and clear enough to make the whole building easily 
comprehensible. Within the close view the pedestrian has from 
the street, however, the provision of detail and the layering of its 
presentation is essential to invite repeated daily viewing from 
passersby.

These standards are not meant to eliminate contemporary build-
ing designs, like those with glazed façades that extend unbroken 
from the street to the sky above. What they do encourage, how-
ever, is the considered placement of such dramatic designs or 
other less articulated and detailed structures. Their placements 
should serve as accents to the urban fi eld rather than become 
the fi eld itself.

B. Standards

1. Provide coordinated building compositions that use a very 
readable system of building divisions.  The ease with which 
a consistent human scale can be seen or sensed along the 
urban sidewalk will determine the comfort level and sense 
of security for the pedestrian at the street.

2. Provide designs that express a base, middle, and top.  This 
provides a visual order to the building, particularly for 
high-rises.  These simple divisions allow the pedestrian to 
understand the building scale in relation to himself/herself – 
a component of human comfort. 

3. Provide façade designs that allow the base to visually 
anchor the building to the ground.  The expressed height of 
the base should be proportional to the overall height of the 
building.  The vertical extent of the base lets the pedestrian 

The urban building façade should be visibly divided into three 
parts – a top, middle and base.  This ordering device allows 
the pedestrian to determine a sense of scale within his context.  
Studies have found people feel more comfortable and less 
alienated in spaces from which they can measure its size and their 
place within it.
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understand the relative heights of the buildings along the 
street.

4. Horizontal projections (base, belt courses, frieze panels, 
cornices) and other linear elements should continue 
visually from one adjoining building to another.  This will 
provide the greatest sense of enclosure and comfort to the 
pedestrian.  

5. Linear bands need not align precisely; variation can occur - 
coursing can step up or down, projecting elements can be 
reversed, and even new lines can be added.  Variations will 
occur, within the fi eld of a single building or along the span 
of a street block, though the sense of continuity should be 
maintained.

6. Provide façade treatments with the greatest amount of 
detail and refi nement at the street.  A variety of the fol-
lowing features should be incorporated into each building 
façade design:

• Recesses or projections

• Overhangs

• Peaked or articulated roof forms

• Raised corniced parapets

• Fine Architectural detailing at the building’s grade 
level

• Arcades

• Arches

• Canopies or porticos

• Parapets over entryways

• Display windows

Provide a maximum line of transparency at the street level.  Keep 
opaque building walls to a minimum.

Pedestrian provided with a sense of safety and security along full 
length of street with transparency glass storefronts.

Building transparency is a “no pressure” way to welcome 
pedestrians into their business establishments.

Street with transparency glass storefronts.

Parking structure can be integrated into the overall building design 
as shown on the second, third and fourth floors of this photo.
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• Integrated landscaping, including the use of planters 
and/or seating at recessed areas

7. Façade design should vary along the street block, as 
opposed to presenting a single face for the block along all 
or great extents of the street.

8. Building corners should address their street corners with 
principal entrances, chamfered or curved building corners, 

or other means that distinguish the building at the corner 
from the fi eld of the building facade.  Towers, turrets, bay 
windows, or other devices are encouraged as a means 
of articulating street corners.  However, it is not the 
intention of the guidelines that every corner have a strong 

“attention-getting” device.

9. Buildings should have their principal pedestrian entrances 
along local streets rather than along collectors or arterials.

10. Design the exteriors of parking structures to visually inte-
grate with their surroundings.  Design parking structures 
façades so that the sloping fl oors of the interior ramp are 
hidden from view.

11. Dominant exterior building materials (exposed to view 
on public rights-of-way) should be brick, natural stone, 
architectural metal, architectural concrete, glass, and 
cementitious siding for some residential buildings.   
Secondary or accent exterior building materials should be 
anodized aluminum, stainless steel, copper, bronze, brass 
or painted steel.  Mortar and caulking colors should be 
compatible with the predominant material.  Provide durable 
materials at the ground fl oor to ensure and maintain a high 
quality built environment.

12. As development progresses and blocks develop, attention 
should be given to exposed building elevations intended 
to be concealed by future phases. Paint or other forms of 
treatment are recommended to provide a temporary fi nish 
while such areas are exposed to view. Such treatments are 
subject to review  and approval by the architectural review 
committee.

13. The maximum amount of glazing should be provided at the 
fi rst and second levels to provide a sense of continuous 
human presence and of ongoing habitation and activity.  

14. Integrate roofl ines and articulate prominent roof tops.  The 
tops of fl at-roofed buildings should be visually articulated, 
with projections providing visual interest and shadow lines. 

15. Rooftop equipment should be screened or concealed from 
public view.  Rooftop amenities such as garden terraces, 
restaurants, or recreational courts and pools that also 
conceal mechanical and other equipment are encouraged.  
Rooftop equipment should be neatly organized, taking into 
account views onto the roof from the other adjacent struc-
tures.  The roof should be considered as the “fi fth facade.

16. Development which is committed to providing ameni-
ties such as fi tness centers and swimming pools are 
encouraged.

V. STOREFRONTS AND GRADE-LEVEL 
SPACES

A. Statements of Intent

1. Provide the pedestrian with an inviting urban environment 
that encourages daily movement, evening activities, social 
gatherings at the street, and the viewing of shops and 
businesses.

2. Emphasize the importance of the pedestrian by providing 
direct access and multiple primary entryways from the 
sidewalk to the street level and at above-grade businesses.

3. Provide the pedestrian with a sense of safety and security 
along the full length of the street with transparent glass 
storefronts, particularly at the fi rst two or three stories.

Well detailed and correctly proportional parking structures can 
enhance the streetscape.

Parking structures with no connection to the surrounding context 
should be avoided.
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B. Narrative

Grade-level businesses have a reciprocal relationship with 
pedestrians – each needs the other. Transparent storefronts and 
direct access at grade makes them both aware of each other’s 
existence and also signals that there is a constant opportunity 
for meeting and exchange between them. With transparency, 
communication is easy; without it, products cannot be seen 
and spontaneous interest cannot develop. Ideally, glazing at the 
street forms a continuous rhythm of openings and entrances that 
maintain the interest of the pedestrian. When that transparent 
line becomes opaque, however, it should be of limited extent and 
designed to maintain a sense of rhythm.

When storefronts and grade level spaces provide opportunities 
for pedestrians to view interesting merchandise or to view daily 
commercial and business activity, the public will explore the 
street.

C. Standards

The Architectural Review Committee shall maintain and regulate 
standards for storefront and grade-level exterior construction, 
including but not limited to:

1. Customer entrances should be clearly defi ned and highly 
visible.  Provide primary entry from the street into busi-
nesses at grade, and provide additional secondary entries 
into the building from the street where appropriate.

2. Portions of the storefront at the building line may be set 
back to further articulate grade-level spaces and to provide 
opportunities for additional pedestrian amenities. Seats, 
landscaping, and other pedestrian conveniences must 
remain out of the clear movement zone of the sidewalk.  
Building setbacks offer possible locations for these ameni-
ties as well as for bicycle racks.

3. Provide a pattern of transparent glazing at both grade 
and second fl oor levels to increase visual communication 
between inside and outside and to increase the pedes-
trian’s sense of safety. Consider integrating transparency 
into building entryways located near storefronts.

4. To the greatest extent possible, maintain glazing at the 
street level as an uninterrupted pattern.  Where it must 
be broken, minimize the amount of opaque wall surface 
between window segments.

5. Grade level businesses should provide loading and trash 
collection accessways placed between storefronts.  
However, trash collection, service, and loading areas 
should be, to the greatest extent possible, screened from 
public view.

6. Grade-level businesses and storefronts should provide 
features and pedestrian-oriented amenities at the street, 
such as display windows, awnings, etc.

7. Exterior lighting at the storefront or grade-level business 

along its full length is encouraged.  Where lighting is 
provided, fi xtures should be attached to the façade with the 
bottom of the fi xture at no less than 8 feet above fi nished 
grade.

VI. RESIDENTIAL BUILDINGS & FRONTAGES

A. Statements of Intent

1. Residential uses are encouraged throughout the Innsbrook 
Urban Mixed Use District, including apartments, condo-
miniums, and town homes. Building forms and façades that 
are both urban and residential are recommended. Likewise, 
mixed-use residential buildings, with retail space below 
residential units, are encouraged.

2. Building frontages and entrances are encouraged to be at 
or near the sidewalk.

3. The use of intermediate spaces between the public 
and private realms, such as porches and balconies, is 
recommended.

4. Encourage design that provides the resident with a sense 
of privacy and the pedestrian with a sense of security 
resulting from visual oversight of the street by residents.

B. Narrative

Urban centers require residents to bring them to life creat-
ing an animated community throughout the day and night. The 
continuous use of the streets, shops, restaurants, walks, and bike 
trails by residents - and by those who visit – creates a comfort 
and interest that attracts newcomers and assures return visi-
tors. Nothing draws people to a place like an active community. 
Continuous use communicates that a place has already estab-
lished itself as a safe environment, as well as one that invites 
repeated exploration and promises new features to discover.

Residential portions of the Innsbrook Urban Mixed Use District 
should be designed to feel like a neighborhood that is safe and 
secure, yet has access to all the amenities and features an urban 
environment makes possible. Porches and balconies serve as 

“transition” elements between the private residences and the 

Residential buildings offer urban centers the opportunity to 
populate sidewalks and shops, which in turn, attract visitors to join 
them.
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public street. Off-street parking, either in parking structures or 
hidden from view behind surrounding buildings, reinforce the 
pedestrian-oriented character of the street.

In addition, small landscaped plazas may be provided at principal 
entrances and corners where people can relax and observe in 
comfort and shade. All of these features reaffi rm that residents 
belong in an urban environment, and that their homes can be 
inviting, safe and comfortable, with an urban sensibility.

C. Standards

1. The design and scale of the architectural façade and the 
provision of its details and features, particularly at grade 
and second levels, should be residential.  Provide a select 
combination of features, including porches, balconies, 
recessed entries, bay windows, trim and window detailing, 
brick patterning and belt courses, articulated corners, and 
cornice detailing.

2. Provide an ordered, human-scaled system of architectural 
elements on the building’s face.  Windows and doors should 
tend to align, and a sense of rhythm and pattern should be 
present.

3. Principal residential building entrances should be high-
lighted and made distinct from any adjoining store and 
business fronts.

4. The ground fl oor should be elevated above fi nished grade 
to achieve a greater sense of privacy and security from the 
street for the resident.  Where exterior handicap access is 
required, it should be designed to complement the overall 
site and building design.

5. Consider articulating or emphasizing building corners with 
quoins, medallions, patterned brick, or stonework.

6. Parking for residents may be made available in the parking 
courts enclosed by residential perimeter block apart-
ment buildings, in the parking structures throughout the 
Innsbrook UMUD, or as is available on the street.

VII. CANOPIES AND AWNINGS

(Note: see outdoor dining section for additional information.)

A. Statements of Intent

1. Protect the pedestrian from rain, wind, glare, direct sunlight, 
and refl ections. Utilize systems that are multi-functional and 
multi-seasonal.

2. Incorporate architectural design elements to the street that 
serve as visual cues to the pedestrian about nearby shops 
and business services.

3. Ensure that awnings and canopies complement their archi-
tectural context and are appropriate for both the individual 
building and the entire street, while still providing establish-
ments with the opportunity for individual expression.

B. Narrative

The architecture along the street frames the public domain, while 
its detailing acknowledges those who walk along its length. The 

Awnings provide protection from the elements and draw attention 
of passersby to the establishment.

With parking placed behind the buildings, the building front can 
again adjoin the sidewalk.
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optimal street environment allows continuous communication to 
occur between the inside and outside, and its detailing encour-
ages such exchanges. Awnings and canopies are accents 
or exclamation points to architectural statements, and mark 
thresholds between inside and outside and the transition from 
public to private. They therefore should communicate on two 
levels: as a defi ner of the public realm, and as an expression of 
the establishment’s individuality. They dramatize the context of 
the urban space as well as entice the passersby into the shops 
and businesses they enhance.

C. Standards

1. Weather-protection features such as awnings, canopies, 
porticos and entry elements should be provided at building 
entrances.  Canopies typically refer to elements extend-
ing perpendicular from a main building entry towards 
the street.  Awnings typically refer to elements which 
extend over and shade storefront windows of commercial 
businesses.  Awnings may also be used as decorative 
architectural features, such as in the mid-height fl oor 
windows of a hotel.

2. Canopies should frame entrances.  Posts which support 
a canopy should not interfere with the clear movement 
zone of the sidewalk.  Consider the design of other 
methods of structural support, such as cables or rods 
attached to the building and extended out to hold the 
canopy from above.

3. A series of awnings provided along an establishment’s 
facade should maintain a consistent design.

4. Awnings may be located at grade- and second level 
windows.  The width of an awning would typically match 
the width of the building’s opening for the window.  
Other locations for awnings may be considered, but are 
subject to review and approval.

5. Canopies and awnings should be of fi re-resistant 
material, or of metal and/or glass treated to withstand 
oxidation, corrosion, and deterioration from airborne 
salts.  Awning fabrics will vary, and the basis for selec-
tion should include color retention and durability.

6. Awnings can be of various forms and sizes, but should 
not extend more than 4 feet from the face of the building 
and should not be lower than 8 feet above fi nished grade.  

VIII. FENCING AND RAILINGS (AND 
TEMPORARY BARRICADES)

A. Narrative

Fencing in urban contexts should work with the spatial defi nition 
of the street as well as complement the adjacent architecture. It 
can also be used to conceal service and loading areas as well 
as reduce the negative impact of noise and wind on an important 
open space. Fencing can also convey a sense of protection and 
privacy.

A railing should express the character of the architectural 
façade to which it is attached. Railings may be located at 
parapets, at balconies, or act as accents over fenestration. 
Metal railings should be appropriately protected from deteriora-
tion, with colors and fi nishes that complement the architectural 
façade. Railing design brings scale and detailing to the building’s 
facade and establishes a fi ner visual amenity at the street.

Fencing can be both functional and serve as a decorative 
architectural feature to the street.
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In the Innsbrook Urban Mixed Use District, fencing may be of 
metal, masonry, a combination of both, or any other materials 
approved by the Architectural Design Committee. Metal fencing 
design is developed through a selection of picket styles and 
their repetition between posts, as well as through the detailing 
of the posts and various connection points. Its overall height, the 
thickness of the pickets, and their regular spacing will convey its 
particular sense of enclosure.

The design of a masonry “fence,” or screenwall, is articulated 
through the choice of its brick patterning and the coordination 
of its colors and textures. The location and emphasis of shadow 
lines can also be used as a design element when the placement 
of brick projections is considered.

Temporary barricades, on the other hand, are used at street 
entrances to allow only short-term alterations of its function as 
a vehicular passageway. They play no permanent role in the 
routine life of the street, but they are critical in allowing the com-

munity to periodically claim their public realm for certain special 
or festive occasions.

B. Standards

1. Railing design is typically the manipulation of metal bars 
into new or traditional forms that are then applied as 
features of the architectural facade.  When placed in suc-
cession along a length of a façade, they create a pattern.  
In the Innsbrook Urban Mixed Use District, those forms 
and patterns may be innovative or traditional, as well as 
referential to the area’s historical importance.

2. Railing design may use metal bars that vary from 3/4 of an 
inch to 2 inches or greater. Bar thickness should be deter-
mined by the level of refi nement desired in the design and 
the distance or height from which it will be viewed.  For any 
continuous fencing, metal color fi nishes should be coordi-
nated and complementary to their architectural context.    

3. Exposed metal should be treated to withstand oxidation, 
corrosion, and deterioration from airborne salts in coastal 
environments.  Fencing may be of metal, stone, masonry, 

Decorative and functional railings at a parking structure.  One acts as a cornice, the other secures grade-level interior space.
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or an approved combination thereof.  Metals should be 
bronze, brass, stainless steel, steel painted of a color or 
colors which are compatible with fi nishes of adjacent 
buildings, or other approved materials.

4. Metal fencing and gates typically are made up of hori-
zontal rails that attach to thicker metal posts.  This basic 
framework provides an adequate structure that can then 
easily support a variety of picket designs and panels. 

5. Metal fence posts may be 1-4 inches thick of square or 
round tubing that may be steel or aluminum.  They are 
typically set in concrete footings.  Metal fence rails may 
be 3/4”-1” thick of square or round tubing or solid bars 
that may be steel or aluminum.

6. Consider maintenance access when selecting the 
location or placement of fencing and railings.  It should 
remain easy to reach all sides that require periodic paint 
or coating applications, mortar replacement, anchoring, 
inspection, and cleaning.

7. Drainage along the bases of metal fencing and scre-
enwalls should be provided so that unintended surface 
water does not collect behind these elements.

IX. LOADING & TRASH COLLECTION 
AREAS

A. Statements of Intent

1. The visual screening of loading and trash collection will 
assist to maintain the street space as an environment for 
pedestrian comfort and safety.

2. In intensely developed areas, building service functions 
should be concealed from view, preferably with either 
internal truck docks or screened service courts. At a mini-
mum, landscape shielding should conceal service areas 
from major views, while maintaining materials delivery 
and trash collection points as functional and accessible 
spaces.

3. Minimize curb cuts and service access points along build-
ing frontages.

4. Minimize the linear frontage of service areas along the 
street and maximize the amount of storefront space.

B. Narrative

Locating loading and trash collection areas within and/or 
along the block should be designed to maintain a high quality 
public realm for pedestrians in the Innsbrook Urban Mixed Use 
District. Distributing the minimum number of service access 
areas around the perimeter of the block should help to maintain 
the building line as continuous and unbroken at the street. The 
less separated one store, one offi ce, one entrance or glazed 
window is from another, the more continuous will be the pedes-
trian experience.

Where possible, internal docks are preferred. A single service 
area located within the block should be accessible to the com-
mercial, retail, and residential tenants. Otherwise, loading and 
trash collection areas adjacent to multiple buildings should be 
provided to allow the best use of shared service facilities. The 
streetscape remains hospitable and the most effi cient use is 
made of the building’s total square footage.

C. Standards

1. Conceal loading and trash collection areas within the 
building or within the interior or “back” of the block. 

2. Disperse or consolidate service areas as deemed best to 
minimize service area frontage along the street.

3. Avoid or minimize service access into buildings from 
primary pedestrian streets within the district.  Where 
exceptions must occur, provide screen walls or other 
devices to minimize the impact of the service court along 
the street.

4. Link internal service areas to each other with corridors 
and to the fl oors above with service elevators.

5. Provide recessed, automatic roll-up service door systems 
with unobtrusive materials or subdued, durable paint 
fi nishes on the exterior face.  Metal surfaces should be 
coated or otherwise treated to withstand oxidation, corro-
sion, and other deterioration from airborne salts. 

6. The loading and trash collection spaces within the build-
ing should be arranged so that no maneuvering directly 
incidental to entering or leaving a loading space will be 
on any public street, alley, or walkway.

7. Each loading and trash collection space should have 
maneuvering areas with adequate and direct access to 
the street and adequate vertical clearance.

8. Loading and trash collection areas and entrances should 
be provided and maintained with a concrete surface.

9. Loading and service areas should be provided with drains 
and wash-down facilities.

10. On street parking should have time limits to best serve 
transient visitors, loading/unloading conditions, and bus 
stops.
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I. TREE & PLANTING RECOMMENDATIONS

A. Introduction

Trees and plants serving as a buffer between the sidewalk and 
the street encourage regular pedestrian use of the sidewalk. 
The summer sun becomes less glaring with a leafy tree canopy, 
the vehicular traffi c becomes less intrusive to the pedestrian 
with a buffer of green placed between them, and the environ-
ment becomes more appealing for a comfortable walk to a 
nearby destination.

A quick glance at the trees and plants lining an urban street 
reveals the variety of purposes they serve. Some act as buffers, 
keeping pedestrians at a safe distance from traffi c. Others 
provide much desired shade on hot summer days. Still others 
frame points of interest along the streetscape, or call atten-
tion to a particular entrance to a building. Some may even 
provide a pleasant place to sit while enjoying a lunch from the 
neighborhood deli. In general, plants and trees enhance the 
street environment, reinforcing the public realm of the street as 
a place for the pedestrian, and as a place for social interaction 
within an urban setting.

A well-planned urban landscape encourages individuals to walk 
rather than drive when traveling distances of a quarter-mile 
or less. Pocket parks linked by continuous street landscaping 
make the street feel more comfortable. Extended throughout and 
between districts, street landscaping allows pedestrians to feel 
that the sidewalk is a realm of the pedestrian.

Streetscape, open space landscape and hardscape areas, 
as well as parking lots and lakefront improvements shall be 
landscaped in a manner approved by the Architectural Review 
Committee.

B. Standards

1. Street trees and plants selected should be appropriate 
for the street conditions they are placed within.  Consider 
whether or not trees and plants will be in shade or sun 
most of the day, or at what times of the day they will be 
impacted by direct sun or shadow.  Consider varying tree 
types or strategies on north and south sides of the same 
street.  Consider varying tree species per street or block to 
avoid widespread tree blight in the future.

2. In the street furniture zone of the sidewalk, provide trees 
spaced at regular intervals and centered in tree wells.  The 
spacing should not be less than 35 feet on center except in 
special use areas such as outdoor cafés or loading areas.  
Tree species proven to be appropriate for streetscape 
applications should be used.  Trees shall also be placed so 
as not to interfere with utility connections.

3. Coordinate alignment between trees on both sides of the 
street and maintain that alignment as much as possible.  
Street tree intervals may be interrupted by vehicular 
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accessways, utility access locations, street furniture 
requirements, or the approved highlighting of special build-
ing signage or façade aspects.

4. Shrubs or other low plants may be used in place of street 
trees when tree canopies will block a view to a special 
building façade, architectural feature, sculpture, or signage.  
The alternative planting should be coordinated with the 
feature being highlighted.

5. Between street tree wells provide ground cover plants or 
shrubs that are capable of withstanding dry or drought con-
ditions.  Maintain ground cover year-round.  Otherwise, the 
tree well becomes a depository for litter and degrades the 

appearance of the sidewalk and the adjacent businesses.

6. Soil conditions should be considered in the selection of 
tree well sizes.  For more clay-based soils, a 5-ft. x 8-ft. or 
5-ft. x 6-ft. tree well is recommended.  In soil conditions 
more favorable to growth, tree well sizes may be reduced, 
but should not be less than 5-ft. x 5-ft.

7. Tree grates should be limited to sidewalks where 
conditions contribute to a narrow clear movement zone.  
ADA-compliant grates for such conditions shall be utilized.  
Grates should be installed on ledges so that a minimum of 
6 inches of air space is maintained between the bottom of 
the grate and the top of the graded soil in the tree well.

The preferred spacing of street trees is 25 feet on center.
The line of street trees may need to be broken where parking 
access, critical signage, major hotel and theatre entrances, and 
arcades need to be seen from the street
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8. The caliper of a planted tree should be dictated by the size 
of the tree well and soil conditions.  Provide trees with a 
minimum 3-1/2” caliper in an appropriately sized tree well.

9. Ornamental trees should be planted no further than 12 feet 
on-center.  They may be used to highlight special features 
of the urban landscape.  They may also be used to provide 
color and variety to the landscape.  Ornamental tree usage 
at street intersections can supplement regular street tree 
plantings on roadways with medians, greens, roundabouts 
and squares.

10. All  utility lines, particularly lateral sanitary sewer lines, 
should be designed so they will not interfere with tree well 
locations.

11. Irrigation should be provided where required.

12. Development should occur so as to best maintain 
Innsbrook's natural landscaping features and growth as an 
urban central park system.

II. URBAN PARK LANDSCAPING

Urban parks, plazas, and squares should provide the Innsbrook 
Urban Mixed Use District with a variety of public gathering 
places. They should be linked by tree-lined pedestrian walkways 
and furnished with a range of seating types, water features, 
planting schemes, recreational opportunities, and attractive light-
ing. Parks, landscaped plazas, and squares should harmoniously 
blend the fabric of the Innsbrook Urban Mixed Use District with 
nature and the public realm. They should be safe, comfortable, 
and interesting.

Landscape plazas should have numerous entrances and exits, 
be free of high hedges and walls, offer a variety of seating, and 
directional choices. They should provide opportunities for lavish 
fl ower and shrub beds, as well as provide for relaxation and 
neighborly conversations in a tree-shaded environment. Timely 
security checks and daily maintenance will assist in the creation 
of safe places for the community.

Open space should be provided to include such uses as commu-
nity parks, picnic areas, a variety of passive recreation areas, pet 

parks, tot lots, and open lawns and shall be designed in a manner 
approved by the Architectural Review Committee.

III. PLANTERS

A. Introduction

In an urban environment, planters offer the opportunity for 
vegetation in spatially constricted areas. Planters bring an 
aesthetically pleasing element to the public realm and provide an 
urban environment encouraging and inviting to pedestrian travel. 
Planters offer an opportunity to present vegetation together with 
architectural detailing. They both add character to, and unify the 
character of, the public realm, enlivening the urban experience.

Planters are, in fact, a clear indication of the signifi cance of 
pedestrian activity in urban environments. They allow plants to act 
as sunscreens as well as wind buffers. They may serve to delineate 
special features within the streetscape such as entry points or small 
seating areas. They may also be used to provide privacy for outdoor 
diners, separating eating areas from travel paths.

Planters need to be selected for their association with a given con-
text as well as their appropriateness for the plants they are intended 
to support. Plants and their containers need to be compatible, i.e., 
the container (and liner, if used) need to be of a construction, volume, 
form, and size to ensure the healthy life of the plant.

In summary, for planters to be a successful addition to the urban 
context, they must work on three levels: they must complement 
the architectural context in form, detailing, color, and materials; 
they must be appropriate to the plants they will contain; and they 
must be properly maintained for their continued enhancement of 
the public realm. Planters and their placement shall be approved 
by the Architectural Review Committee.

B. Standards

1. Planters, or the plants they contain, should not extend 
into the clear movement zone of the sidewalk.  See the 
streetscape guidelines for clear movement zone widths.

2. Planter locations should coordinate with other functions 
at the sidewalk, pedestrian way, public plaza, and setback 
areas along building frontages.  Planters outside the 
sidewalk’s street furniture zone should be encouraged 
at the following locations in the public realm: storefronts, 
perimeter railings of outdoor cafes and dining areas, plazas, 
and building entrances.  

3. Container or planter gardens may be utilized in outdoor 
cafes to defi ne their outer boundaries, to soften the “feel” 
of the space, and to provide visual interest and enjoyment 
for the café’s patrons as well as passersby. 

4. Planter design, material, and construction should be 
appropriate for the plants they contain and sustain the plant 
for its expected life.  Planters should provide for adequate 
drainage, and conversely, be able to retain adequate water 

Landscaping, plants, and planters should work with the 
architecture. Planters form and color coordinate with the 
building’s façade.
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amounts, depending on the requirements of the plant.

5. Planter design, materials, size, and form should comple-
ment their contexts and be of a scale appropriate to their 
environment.  Planter shells or outer decorative covers 
should be stone, freeze-proof clay, decorative fi nished 
concrete, metal, select woods, or an appropriate combina-
tions thereof.

6. Recommended select woods are teak, cedar, and pine.  
They are to be stained, oiled, and/or clear-coated and 
are to be maintained with periodic refi nishing.  Painting 
of selected or approved wood for planters might also be 
considered.

7. Planters that are plastic or obviously plastic in nature are 
prohibited.  Planters of composite materials appropriate to 
the urban environment may be approved by the regulating 
authority.

8. The establishment owning and providing the plants and 
planters shall be responsible for the well maintained 
appearance and proper maintenance of the planters and 
the plants they contain.  The owner should ensure plants 
and planters do not obstruct the clearance required in the 
movement zone of the sidewalk.

9. Planters and their contents are subject to review and 
approval.

Shade, beauty, presentation – landscaping should be both functional and aesthetic
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I. STATEMENTS OF INTENT

The intent of these guidelines is to ensure that the signage 
throughout the Innsbrook Urban Mixed Use District is of an 
appropriate size and scale to its location on the individual 
buildings and serves to create a pleasant and harmonious envi-
ronment. It is also the intent of these guidelines to provide order 
and to avoid visual clutter in the area by requiring consistency in 
the placement and arrangement of various types of signage.

Signage can either disrupt or reinforce a district’s character. 
Erratic placements, uncoordinated colors, unsuitable shapes 
and sizes, and lighting that is too brilliant or intense for the 
context – all these and more can impair the cohesion underlying 
the urban context. However, coordinated signage can make an 
area understandable and easy to maneuver through. Clarity also 
strengthens a district’s identity.

Signage on the perimeter of the Innsbrook Urban Mixed 
Use District should be respectful of adjacent development 
particularly existing single family homes. Signage facing arterial 
roadways such as Cox Road, Nuckols Road and Sadler Road 
should be respectful of the adjacent uses. All signage is to be 
provided in accordance with the guidelines and is subject to 
review and approval by the Architectural Review Committee.

Signage has hierarchies vertically and horizontally on a build-
ing’s face. Generally, the higher a sign goes on a building’s 
façade, the more monumental in scale it becomes. Signage 
must be exact in size, shape, lighting, color, and placement. The 
lower or closer to the street level, the more pedestrian in scale 
a sign becomes. Between these two points, signage may exist 
as the design of a building’s façade permits.
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II. DEFINITIONS

A-Frame Sign: A sign which, typically, folds open to be self-
supporting, and which is typically placed along a pathway to 
serve as a form of advertisement. A-frame signs may be adjacent 
to but may not obstruct the minimum clear movement zone.

Awning Sign: A sign painted on, printed on, or attached fl at 
against the surface of a shelter projecting from, and supported 
by, the exterior wall of a building constructed of non-rigid mate-
rial on a supporting framework.

Blade Sign: A sign physically inscribed upon, or attached to, a 
panel which is suspended from, or supported on, brackets run-
ning perpendicular to the face of the building to which they are 
attached.

Building Frontage: The length or width of each side of a building which 
side either faces a right-of-way or provides public access into the building.

Building Identifi cation Sign: A sign, the purpose of which is to 
identify, name, or provide other form of distinction to a particular 
building, though not to an owner or tenant of the building.

Building Sign: A sign physically inscribed upon, affi xed to, or 
supported by a building including, without limitation, awning 
signs, nameplate signs, and wall signs, but excluding window 

signs. A sign painted on, or attached to and erected parallel to, 
the face of an outside wall of a building, and not projecting more 
than 18 inches from the wall.

Channel Letter Sign:  Illuminated storefront signs and lighted 
letters.  Channel Letters are individually illuminated letters and 
graphics.

Commercial/Offi ce Directories: A non-advertising sign, attached 
to a wall, that lists the building occupants.

Major Building Signage: Sign which comprise the primary build-
ing identifi cation. Varies in size depending on application.

Name Plate: Professional name plates and signs denoting the 
name and, perhaps, address of the occupants of the premises, 
which signs shall not exceed one (1) square foot in sign area. 
Such signs shall also include estate identifi cation and signs used 
by churches, synagogues or civic organizations.

Projecting Sign: A sign attached to a structure wall and extend-
ing outward from the wall more than twelve inches (12”).

Sign: Any fabricated sign or outdoor display structure consisting 
of any letter, fi gure, character, mark, point, plane, marquee sign, 
design, poster, pictorial, picture, stroke, stripe, line, trademark, 
reading matter or illuminating device, which is constructed, 
attached, erected, fastened or manufactured in any manner so 
that the same shall be used for the attraction of the public to any 
place, subject, person, fi rm, corporation, public performance, 
article, machine or merchandise, and displayed in any manner 
out of doors for recognized advertising purposes. 

Wall Sign: Any sign attached parallel to, but within six inches of, 
a wall, painted on the wall surface of, or erected and confi ned 
within the limits of an outside wall of any building or structure, 
which is supported by such wall or building, and which displays 
only one sign surface.

Window Sign: A sign which is physically affi xed to a building 
window or within 4’-0” of the plane of the window.

III. ENVIRONMENTAL SIGNAGE

A. Gateway Signage

Gateways highlight entrances to destinations: they mark the 
point at which a transition takes place. An ordering of gateways 
will direct the traveler to central or peripheral entrances and 
may, as well, indicate the proximity to a destination. These por-
tals are a visitor’s fi rst and last reference to a site. As such, they 
should be both memorable and complementary to the Innsbrook 
Urban Mixed Use District.

The gateways of the Innsbrook Urban Mixed Use District mark its 
bounds. They indicate a place of unique character, and should 
maintain design elements common to the character of the urban 
center itself.

This photo illustrates a variety of signage types including A-frame, 
blade, window, and awnings.
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Four types of gateways are to be used along the roadways 
encompassing the Innsbrook Urban Mixed Use District. They 
correspond to the scale of the street and distance from the site. 
The gateway types are:

1. Collector Gateway Markers

Identifi able gateway elements will be provided at the 
entries to the different community areas as these develop. 
This signage will highlight the transition from one district 
to another, with masonry walls and signage elements. The 
signs are to be sized appropriately for legibility of vehicular 

traffi c at posted speeds and distance from the roadway to 
ensure safe passage for pedestrians as well as vehicles at 
these transitions. These community signage entries will be 
lit to ensure visibility during nighttime hours. These signs 
are intended for overall community identifi cation. Each sign 
shall be no greater than 48 square feet and no greater than 
18 feet tall.

2. Community Entry Signage

Masonry entry monuments are to be provided at certain 
key access points to the Innsbrook Urban Mixed Use 
District. These will be smaller scaled feature elements 
similar to the collector gateway signs. Each sign shall be no 
greater than 24 square feet and no greater than 10 feet tall.

3. Pedestrian Wayfi nding Signs 

In addition to signage elements oriented towards vehicular 
traffi c, additional signage for pedestrian orientation and 
public celebration are also encouraged.

a. Pedestrian Way-Finding Signs

These are text-based signs used to guide pedestri-
ans along travel routes to particular destinations. 
They should be located along designated street 
routes in the street furniture zone of the sidewalk. 
In green spaces, they should be located along 
pathways. They are encouraged to be provided at 
regular intervals and at signifi cant changes in the 
direction of travel. Each sign shall not exceed 25 
square feet.

Collector gateway marker signage is typically provided at the 
entries to different community areas.

Example of community entry signage.

Collector gateway markers highlight the transition between 
community districts.
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b. Area Directories

These are simplifi ed maps, or graphic diagrams, 
with accompanying text used to orient the pedes-
trian. These elements are generally located within 
the street furniture zone of the sidewalk. They are 
encouraged to be in public plazas and at the entry 
points to parking areas/structures and, possibly, at 
transit stops and signifi cant street intersections.

Area directories should be sized as appropriate for 
the scale and context of their proposed location. 
Lighting, whether overhead or internal, should be 
considered, and a “you are here” indicator should 
be incorporated to orient the viewer. They should 
be designed to the pedestrian scale and be ADA 
compliant.

These three levels of signage should be designed with a 
progressive level of detail. Less articulation and greater 
monumentality should be evident for the gateways along 
connector and arterial routes. Yet, for elements located 
at the principal entrances into individual zones of the 
Innsbrook Urban Mixed Use District, greater articulation 
and detail with more consideration for the pedestrian scale 
and the context of the street should be provided.

When calculating the signage area, the feature to which 
the actual sign is affi xed, whether building, garden wall, 

free-standing column, or other architectural element shall 
not be considered as part of the square footage area 
of the sign, providing that this element serves as visual 
background for the sign, and is not, itself, a sculptural, 
promotional element.

4. Public Event/Festival Banners

Public event and festival banners are signs that provide 
information on upcoming public events or privately-spon-
sored festivals. Such events may overlap onto portions of 
the right-of-way. Approved banners may be proposed for 
location on either public or private property. Banners are 
typically constructed of treated cloth, canvas, or fabric. 
Other light materials that are appropriate for exterior appli-
cations may also be used. Banners over public right-of-way 
may be subject to county approval.

Banners may be:

a. On building façades.

b. Suspended from gateways in private or public plazas 
on structural posts.

c. Temporary or permanent, erected specifi cally for the 
display of the public event/festival banner.

d. Within the space of the sidewalk, plaza, or other 
pedestrian areas, the bottom of the banner should be 
at least 8 feet above the pedestrian way.

e. Within the space of the street, the bottom of the 
banner should meet the minimum height requirements 
determined by the County.

Signage of appropriate size and scale provides clarity, 
strengthening a district’s identity.

Pedestrian way-finding signs serve to guide the pedestrian 
throughout the community.
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5. Permanent Street Banners

Permanent Street Banners on the light poles shall be 
allowed in the Innsbrook Urban Mixed Use District to help 
draw attention to “place” and to help identify the area.  The 
permanent banners will also be used to promote special 
events happening in the Urban Mixed Use District, or can 
be changed seasonally. These banners are of a small scale, 
as shown in the picture below, and must be affi xed to light 
poles as shown.  They will not require separate permits and 
shall have no time limit so long as the banners are attrac-
tive and in good condition.

IV. BUILDING SIGNAGE CRITERIA

A. High-Rise Buildings (buildings greater than 75’-0” in 

height, measured above grade plane)

1. Building Identifi cation Signage (adjacent to entry 

locations)

a. A maximum of one (1) sign is permitted per public 
entry door location.

Banner signage can be an attractive addition to the streetscape.

An example of building identification signage on a high-rise 
building.

Banner signage enlivens the streetscape and reinforces community 
identity.

Placement for a building identification sign adjacent to entry door. 
Each building identification sign may be a maximum of 8 square feet.
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b. The maximum size of each building identifi cation 
sign is 8 square feet.

c. The permitted sign may be located between 2’-0” 
and 8’-0” above the fi nished fl oor and typically 
adjacent to the public entry door.

d. The permitted sign may be located directly above 
the public entry door location, between 8’-0” and 
15’-0” above the fi nished fl oor.

e. For residential buildings, a maximum of one (1) sign 
per public entry door location shall be permitted.

2. Commercial Directories (adjacent to entry locations)

a. A maximum of two (2) directory signs are permitted 
per public entry door location.

b. The maximum size of each directory sign shall be 8 
square feet.

c. The permitted signs may be located directly adja-
cent to the public entry door location, between 2’-0” 
and 8’-0” above the fi nished fl oor.

d. For residential buildings, a maximum of one (1) sign 
per public entry door location shall be permitted.

3. Major Tenant Signage (atop building)

a. A maximum of two (2) signs are permitted on each 
building, representing one (1) major tenant.

b. The maximum size of any major tenant sign shall be 
200 square feet.

c. No more than one (1) sign per building facade shall 
be permitted.

d. A major tenant sign shall be located at the top two 
(2) fl oors of the building.

e. No portion of any major tenant sign may project 
above the roof line or parapet wall of the building.

4. Second Floor Tenant Signage (at lower 2 fl oors of 

building)

a. See Signage Guidelines for Low-Rise Buildings.

5. First Floor Tenant Signage (at lower 2 fl oors of 

building)

a. See Signage Guidelines for Low-Rise Buildings.

Commercial directory signs are permitted adjacent to entry door. 
Each to be a maximum of 8 square feet.

A maximum of two major tenant signs are permitted per building.



November 18, 2011 | Innsbrook Urban Mixed-Use District | Urban Design Guidelines, 8th Draft | 51

SIGNAGE DESIGN STANDARDS | VI

B.  Mid-Rise Buildings (buildings between 35’-0” and 75’-0” 

in height, measured above grade plane)

1. Building Identifi cation Signage (adjacent to entry 

locations) 

a. A maximum of one (1) sign is permitted at each 
public entry door location.

b. The maximum size of each building identifi cation 
sign is 6 square feet.

c. The permitted sign may be located adjacent to the 
public entry door location, between 2’-0” and 8’-0” 
above the fi nished fl oor. 

d. The permitted sign may be located directly above 
the public entry door location, between 8’-0” and 
15’-0” above the fi nished fl oor.

2. Commercial Directories (adjacent to entry locations) 

a. A maximum of one (1) directory is permitted per 
public entry door location.

b. The maximum size of each directory sign shall be 6 
square feet.

c. The permitted signs may be located directly adja-
cent to the public entry door location, between 2’-0” 
and 8’-0” above the fi nished fl oor.

3. Major Tenant Signage (atop building) 

a. A maximum of two (2) signs are permitted on each 
building, representing one (1) major tenant.

b. The maximum size of a major tenant sign shall be 
150 square feet.

c. No more than one (1) sign per building façade shall 
be permitted.

d. A major tenant sign shall be located at the top fl oor 
of the building.

e. No portion of any major tenant sign may project 
above the roof line or parapet wall of the building.

Placement for a building identification sign adjacent to entry door. 
Each building identification sign may be a maximum of 6 square feet.

Commercial directory signs are permitted adjacent to entry door. 
Each to be a maximum of 6 square feet.
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4. Parking Structure Signage - Readily identifi able 
signage should be provided to encourage the use of 
parking structures

a.  Major Building Signage

1) A maximum of two (2) major building signs shall 
be permitted on each  building.

2) The maximum size of any single sign shall be 125 
square feet.

3) No more than one (1) sign per building face shall 
be permitted.

4) The major building sign shall be located at 
the top fl oor of the building, unless other-
wise approved by the Architectural Review 
Committee.

5) No portion of the major building sign may project 
above the roof line or parapet wall of the build-
ing.

b.  Building Identifi cation Signage (at vehicular entry 
locations)

1) A maximum of one (1) sign is permitted at each 
public entry location.

2) The maximum size of a building identifi cation 
sign shall be 60 square feet.

3) The permitted sign shall be located directly 

above the vehicular entry location(s).

c.  Building Identifi cation Signage (at pedestrian entry 
locations)

1) A maximum of one (1) sign is permitted at each 
public entry location.

2) The maximum size of each building identifi cation 
sign shall be 6 square feet.

An example of major tenant signage on a mid-rise building. 
Maximum size of major tenant sign is 150 square feet.

Building identification signs at vehicular entry locations shall be a 
maximum of 60 square feet.

Prominent signage should be used to encourage use of parking 
structures. This photo illustrates successful use of blade parking 
signs, building identification signage, and banners.
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3) The permitted sign may be located adjacent 
to the entry location, between 2’-0” and 8’-0” 
above the fi nished fl oor, or directly above the 
public entry location, between 8’-0” and 15’-0” 

above the fi nished fl oor.

d.  Inner Illuminated Blade-Type “Parking” Directional 
Sign

1) A maximum of one (1) sign is permitted per entry 
location.

2) The maximum size of each blade-type “parking” 
directional sign shall be 80 square feet.

5. Second Floor Tenant Signage (at lower 2 fl oors of 

building)

a.  See Signage Guidelines for Low-Rise Buildings.

6. First Floor Tenant Signage (at lower 2 fl oors of 

building)

a.  See Signage Guidelines for Low-Rise Buildings.

C. Low-Rise Buildings (Buildings less than 35’-0” in height, 

measured above grade plane)

(Note: No commercial or fi rst fl oor tenant signage shall be per-
mitted to project above the level of a residential fl oor.)

1. Building Identifi cation Signage

a. A maximum of one (1) building identifi cation sign is 
permitted per public lobby entrance.

b. The maximum size of each building identifi cation 
sign is to be 4 square feet.

c. The permitted sign may be located adjacent to the 
entry doors, between 2’-0” and 8’-0” above the 
fi nished fl oor.

2. Commercial Directories 

a. A maximum of one (1) directory sign is permitted 
per public lobby entrance.

b. The maximum size of each building identifi cation 
sign is to be 4 square feet.

c. The permitted sign may be located adjacent to the 
entry doors, between 2’-0” and 8’-0” above the 
fi nished fl oor.

3. Second Floor Tenant Signage

a.  Major tenant signage (atop building on 1 and 2 
story buildings, or between second fl oor window 
heads and third fl oor window sills on taller 
buildings)

1) No more than one (1) second fl oor major tenant 
sign shall be permitted per building frontage. 

Low rise buildings may have one building identification sign per 
public entrance lobby. Maximum size is 4 square feet.

Second floor major tenant signage shall be a maximum of 60 
square feet.
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2) The maximum size of a major tenant sign for a 
second fl oor tenant shall be 60 square feet. 

3) The permitted sign shall not be located above 
the roof line or parapet wall of the building or 
above the third fl oor window sill line for tenants 
in taller buildings.

b.  Commercial Directory Signage

1) Second fl oor tenants are permitted to have iden-
tifi cation on the building commercial directories.

2) The permitted identifi cation shall be in confor-
mance with the character of the directory.

4. First Floor Tenant Signage

a. First fl oor tenants are permitted four (4) signs total.

b. Corner signage which establishes a visual presen-
tation to both streets shall be counted as two (2) 
signs.  Corner signs are only available for tenants 
that are leasing the corner space.

c. First fl oor tenants may select from the following 
sign types: major tenant signage, typical fi rst fl oor 
tenant storefront signage, window signage, awning 
signage, and blade signage.

1) Major tenant signage (atop building on 1 and 
2 story buildings, or between second fl oor 
window heads and third fl oor window sills on 
taller buildings)

(a)  Major tenant signage is only permitted for a 
fi rst fl oor tenant leasing a minimum of 60’-0” 
in length of building frontage.

(b)  The maximum size of a major tenant sign for a 
fi rst fl oor tenant shall be 60 square feet. 

(c)  No portion of the sign may project above 
the roof line or parapet wall on 1 and 2 story 
buildings

(d)  On taller buildings, no portion of the sign may 
project above the third fl oor window sill line.

2) Typical fi rst fl oor tenant storefront signage 
(above tenant entry doors yet beneath the 
second fl oor window sill)

(a)  The maximum size of typical storefront 
signage shall be 40 square feet.

(b)  Typical storefront signage shall be located in 
the signage panel provided above the fi rst 
fl oor window head and below the second 
fl oor window sill. 

3) Window Signage 

(a)  A window sign is any sign, emblem, or 
logo which is affi xed to the storefront or 
suspended within the front plane of the 
storefront.

(b)  The maximum size of any window sign shall 
be 20 square feet or 10% of the cumulative 
window area which ever is less.

A maximum of one second floor major tenant sign is permitted per 
second floor tenant. Signage may be mounted to the parapet, but 
may not project above the parapet cap.

Effective window signage can compliment the storefront.



November 18, 2011 | Innsbrook Urban Mixed-Use District | Urban Design Guidelines, 8th Draft | 55

SIGNAGE DESIGN STANDARDS | VI

(c)  Window signage may be located anywhere 
within the fenestration opening. 

4) Awning Signage

(a)  The maximum size of an awning sign shall be 
25 square feet, but shall not be greater than 
25% of the size of the awning.

(b)  A maximum of two (2) names, emblems, logos, 
or inscriptions shall be permitted per awning. 

(c)  Awnings shall not be permitted to cover any 
portion of upper fl oor windows.

 5) Blade Signage

(a)  The maximum size of any blade signage shall 
be 10 square feet.

Example of first floor tenant window signage.

A maximum of two names, emblems, logos, or inscriptions per 
awning.

First floor awning signage example.

An example of a blade sign.

Blade signs provide easy identification for pedestrians.
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(b)  A blade sign shall be mounted such that 
the bottom edge of the sign, or supporting 
element, is no lower that 8’-0”, and the top 
edge of the sign, or supporting element, is no 
higher than 14-0” above the fi nished fl oor. 

 (c)  Blade signs shall not project more than 5’-0” 
from the face of the building.

5. Eating/Drinking Establishments Menu Display Signs

(a)  A maximum of two (2) menu display signs are 
permitted per eating/drinking establishment.

(b)  The maximum size of any sign shall be 8 
square feet.

(c)  The sign shall be orderly displayed, and 
compatible with the overall design of the 
establishment.

(d)  Menu display signs are subject to the 
approval of the Design Review Committee.

V.  REAL ESTATE SIGNS

A. Undeveloped Sites

1. One (1) free-standing sign shall be permitted on 
undeveloped sites.

2. The permitted sign shall be no more than 16 square 
feet in area.

3. The permitted sign shall be no more than 6 feet in 
height.

4. No more than one (1) sign shall be permitted per site.

B. Developed Properties

(Note: Real estate signs for individual residential units are not 
permitted in any location.) 

1. Only one (1) sign shall be permitted per lease unit 
(existing demised area) for commercial and retail 
property; and one (1) sign per each on-site leasing 
offi ce for each residential property or complex.  

2. The permitted sign shall be no more than 6 square 
feet in area.

3. The permitted sign shall be removed immediately 
upon signing of a lease or purchase agreement for the 
advertised space or property.                 

Menu display sign shall be a maximum of 8 square feet.

Each establishment is permitted a maximum of two menu display 
signs.

A maximum of one free-standing real estate sign is permitted per 
site.
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VI. PROBIBITED SIGNS

1. Discontinued Business Signs - Any sign which advertises 
or publicizes any activity, business, product or service no 
longer produced or conducted on the premises upon which 
the sign is located.

2. Permanent High Intensity Signs - Signs which contain or 
consist of fl ags, pennants, ribbons, streamers, spinners, 
strings of light bulbs, fl ashing lights, or other similar moving 
devices, with the exception of special event signs, decora-
tions, or LED signs approved by the Architectural Review 
Committee pursuant to the Temporary Use Regulations. 
These devices when not part of any sign are similarly 
prohibited.

3. Snipe Signs - Independent advertisements attached to 
trees, telephone poles, public benches, street lights or 
placed on any public property or right-of-way.

4. Signs Resembling Offi cial Signs and Signals - Signs imitat-
ing or resembling offi cial traffi c or government signs or 
signals except approved private traffi c signs.

5. Signs on Vehicles - Signs placed on vehicles or trailers 
which are parked or located for the primary purpose of 
displaying such sign. This does not apply to allowed tempo-
rary signs or to signs or lettering on buses, taxis or vehicles 
operating during the normal course of business.

6. Illegal Activities - Signs advertising activities which are 
illegal under federal, state or county laws or regulations.

7. Signs Above Roof Lines - Signs which are mounted so as to 
be displayed above the roof line or parapet of the building 
to which they are attached.

8. Portable Signs - Portable signs, with the exception of those 
approved by the Architectural Review Committee.

9. Off Premises Signs - Unless specifi cally authorized by this 
Section.

10. Box Sign - A three-dimensional container with four sides 
perpendicular to the base and with a face plate which 
displays the names, marks, emblems, logos, or other char-
acters. (This is not permitted within the Innsbrook Urban 
Mixed Use District.)

Real estate signage is permitted providing each is no more than 16 
square feet.

Decorative LED signs, as shown above, are permitted if approved 
by the Architectural Review Committee.
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Henrico County requires site, landscaping, architectural, signage and 
other plans proposed for development within the Innsbrook Urban 
Mixed Use District to be submitted for review and approval. A process 
has been established to give developers design guidance prior to 
formal submission of plans to the Innsbrook ARC for formal plan 
approval.  

To ensure all work meets the expectations of these “Urban Mixed Use 
Design Guidelines” standards, the Innsbrook Owners Association, at 
its December 2010 Annual Meeting, authorized the Innsbrook ARC to 
review and approve all Urban Mixed Use and similar higher density 
rezoning cases, as well as all subsequent Plan of Development 
requests.  Various exceptions to the Innsbrook Covenants will be 
required in order to utilize the UMU zoning classifi cation and the 
Innsbrook Owners Association has instituted this approval process as 
an aid to all property owners in the park.

Prior to submitting a rezoning case to Henrico County, a property 
owner will submit the rezoning request to the Innsbrook ARC.  Four 
(4) copies of the proposed Henrico County rezoning request will be 
submitted to the Innsbrook ARC.  Within thirty (30) days, the Innsbrook 

ARC will meet with the owner/developer to discuss the case and 
either approve or disapprove the request.  Upon approval, the owner/
developer will submit its rezoning case to Henrico County, along with 
a certifi cation of approval from the Innsbrook ARC.  Henrico County 
has the ultimate authority to grant rezoning approvals.  The Innsbrook 
ARC has the authority to grant exceptions to the Innsbrook Covenants 
for any owner/developer who follows this procedure.

A similar process has been instituted for the approval of Plan of 
Development requests.  Again, Henrico County has the ultimate 
authority to grant POD approvals.  The Innsbrook ARC has the 
authority to grant exceptions to the Innsbrook Covenants for any 
owner/developer who follows this procedure.  These procedures 
are included in a set of recorded Amended and Restated Innsbrook 
Covenants and may be viewed on the www.Innsbrook.com website 
under the Governance tab.

The Innsbrook ARC is composed of three members. Meetings occur 
whenever requests are submitted by owners or developers.  It is the 
intention of the Innsbrook ARC to assist property owners to move 
expeditiously through both the private and public approval processes.

I. INNSBROOK ARCHITECTURAL REVIEW 
COMMITTEE
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I. PROCEDURES

Prior to the commencement of any rezoning request, plan of 
development submittal or site improvements such as construc-
tion or alteration of building materials, colors or any exterior 
visual change, exterior enclosure, paving, grading, drainage 
or any other permanent improvements on any site, the owner, 
lessee or occupant of any site shall fi rst submit Plans and 
Specifi cations for such improvements to the Innsbrook ARC 
for its written approval and approval by the County of Henrico.  
Submit (4) copies of the package in accordance with the rezon-
ing requirements of Henrico County.  At that time an application 
fee, to be determined by the Innsbrook ARC, will be required 
from the Applicant.

II. REVIEW OF SUBMITTAL

Four (4) complete sets of plans shall be submitted for each 
review. One (I) set shall be retained for the Innsbrook ARC’s fi les.

Plans shall be submitted to the Innsbrook ARC at the following 
stages of planning and design:

• Rezoning Package

• Schematic Design Review

• Construction Document Review

The developer shall obtain approval of the Innsbrook ARC before 
submitting them to the County of Henrico.

A. When rezoning, the following items shall be submitted.

1. Submit (4) copies of the package in accordance with the 
rezoning requirements of Henrico County. 

B. At Schematic/Preliminary/P.O.D. Review, the following 

items shall be submitted:

1. Site Plan - (Scale: 1” = 50’-0” minimum) 

a. Site design and site coverage ratio: Building, paving 
and greenspace.

b. Building location, overall dimensions, height, fi nish 
fl oor elevations.

c. Setback lines.

d. Site signage location.

e. Grades, existing and proposed.

f. Connections to existing utility lines.

g. Proposed overall water and sewer layout.

h. Site drainage.

i. Landscaping: existing trees and vegetation to remain 
and the proposed landscape planting concept. Defi ne 
seed and sod limits.

j. Identify irrigation.

k. Amount and location of employee and guest parking.

l. Location of trash collection area or dumpsters includ-
ing screen walls for loading area.

m. Location of walks and drives.

n. Site lighting.

o. Site signage locations.

2. Building Design - (Scale: I/ 16” = 1’-0’ minimum)

a. Floor plans.

b. Elevations of all building sides, in color and with 
material/color samples. Elevations shall show all roof 
top units drawn to scale with appropriate screening.

c. Perspective rendering desirable (but not required).

d. Building materials specifi cation list.

e. Preliminary review shall be concerned with building 
materials, colors of fi nishes, architectural treatment, 
roofl ines and location size and screening of exterior 
mechanical equipment roof top equipment.

f. Building mounted signs.

g. Specifi cations.

C. At Construction Document Review, the Following Items 

Shall be Submitted

1. Approval of architectural, engineering and landscape 
architectural working drawings and specifi cations shall be 
obtained from the Innsbrook ARC prior to commencement 
of any construction.

2. Site Design - Scale: 1” = 50’-0” minimum.

a. Site Plan and Related Details.

b. Erosion Control Plan.

c. Building location, overall dimensions, height, fi nish 
fl oor elevations.

d. Setback lines.

e. Site circulation.

f. Site signage location.

g. Grades, existing and proposed.
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h. Connections to existing utility lines.

i. Screen wall for loading areas.

j. Site drainage.

k. Existing vegetation to be removed and to remain.

l. Amount and location of employee and guest parking.

m. Location of trash collection area.

n. Location of walks and drives.

o. Site coverage ratio.

3. Landscape Planting Plan: Minimum Scale: 1”= 50’. 
Innsbrook Urban Mixed Use District requires that these 
drawings be prepared by a certifi ed or registered land-
scape architect with the following issues addressed on the 
drawings:

a. Planting lists including location, species, and sizes of 
proposed trees, shrubs, ground covers and fl owers.

b. Extent of sodding and seeding.

c. Extent of clearing. 

d. Existing trees and wooded areas to be removed and 
to remain.

e. Areas to be irrigated (the entire site shall be irrigated).

f. Location of trash collection area, backfl ow preventor 
or wells and irrigation control panel.

g. Proposed building footprint, proposed walks, steps, 
and retaining walls.

h. Building entrances and plazas with materials 
identifi ed.

i. Location of exterior site signage.

j. Site lighting.

k. Landscape cost estimates.

l. Zoning of adjoining land.

m. Landscape Architect’s seal.

4. Building design submittal of all exterior building materials 
shall be in accordance with the specifi cations and contract 
drawings.

a. Floor Plans. (min. 1/16” = 1’- 0”)

b. Elevations of all sides of building and exterior material 
sample board. (min. 1/16” = 1’- 0”)

c. Colored elevation indicating all exterior materials. 
Perspective colored rendering preferred but not 
required.

d. Location and screening of root top mechanical units.

e. Structural Plans.

f. Mechanical Plans.

g. Electrical Plans.

h. Plumbing Plans.

i. Section and Details.

j. Specifi cations

k. Building Signage.

III. BASIS OF APPROVAL

1. Review and approval by the Innsbrook ARC will be based 
on standards set forth in the Innsbrook UMUD Urban 
Design Guidelines. Plans will be reviewed not only for the 
quality of the specifi c proposal, but also the project’s effect 
and impact on its neighbors and on the general park char-
acter. Evaluation will be made of spatial relations among 
and between buildings and other surrounding elements. 
Careful concern will be given to location and treatment of 
utility and service facilities with the intent of minimizing 
detrimental visual and environmental impact.

2. If plans and specifi cations are not suffi ciently complete or 
are otherwise inadequate, the Innsbrook ARC may reject 
them as being inadequate or may approve or disapprove 
part, conditionally or unconditionally, and reject the bal-
ance. Approval of design will be good for a one (1) year 
period after which time, if construction has not started, the 
building developer will be required to resubmit.

IV. DESIGN REVIEW COMMITTEE

1. The Innsbrook ARC has been established by the Innsbrook 
Owners Association as described in a set of recorded, 
amended and restated Innsbrook Covenants.

2. When questions of judgement or interpretation arise, the 
decision of the Innsbrook ARC is fi nal and binding to all 
parties.

3. Any revisions, additions, or alterations to any portion of 
approved plans shall be subject to follow up review and 
approval.

V. PUBLIC APPROVAL

1. All pertinent requirements of public agencies shall be 
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followed in the development of this property, and all plans 
must be approved by the County of Henrico.

2. Each buyer must verify code requirements at the time of 
purchase and development. Although based on local zoning 
and subdivision regulations, Innsbrook Urban Mixed Use 
Design Guidelines may be more restrictive in land use, site 
development standards, landscape requirements, or in 
other matters. In every case in which this criteria is at vari-
ance with public agency requirements, the more restrictive 
regulations shall govern.
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