Goebel Partners
matt@goebelpartners.com
1514 Curtis Street, Suite 200
Denver, CO 80202

MEMO

TO: City of Waco (Staff and Interested Parties)
FROM: Consultant Team
Hunt Companies
Goebel Partners
Overland Partners
EBF Development and Design Studio
DATE: January 27, 2026
RE: Waco Downtown Form-Based Code: Consolidated Draft

This Consolidated Draft brings together the Downtown Form-Based Code materials into a single, cohesive
document for public review. The draft reflects refinements made since earlier installments, including new
introductory material, updates to the street framework, and the addition of a Downtown-specific
administration section. The intent remains to implement adopted policy (primarily the Strategic Roadmap)
through clear, place-based standards that emphasize building form, street character, and the public realm
within the Downtown Form-Based Code boundary, in coordination with the City of Waco Zoning Code.

Key Updates in this Draft

This draft includes several notable refinements from earlier installments intended to improve clarity,
usability, and implementation:

e Expanded and reorganized introductory material to better explain how the Form-Based Code
works and how it fits within Downtown Waco’s broader planning framework.

e Updates to street classifications and dimensional standards to better reflect Downtown conditions
and the differing roles of streets within the district.

¢ A new Administration section that clarifies review procedures and introduces Form-Based Code
submittals as a supplement to the City’s existing Site Development Plan process, rather than as a
separate urban design plan.

Document Organization and Contents

Executive Summary

Provides a concise overview of the Downtown Form-Based Code, including its purpose, applicability, and
relationship to the City’s zoning ordinance.

Background

Summarizes the planning and policy context that led to the creation of the Downtown Form-Based Code.

Form-Based Code Overview

Explains how the Code is intended to be used and organized, including:
e How to use the Form-Based Code
e Purpose of the Form-Based Code
e Overview of Downtown districts



Design in Waco
Establishes the design context that informs the Code’s standards, including:
e  Why regulate design?
e Historic architectural patterns and styles in Downtown Waco
e The Downtown architectural inventory
e New development along a continuum of architectural styles

Beyond the Code
Identifies complementary tools and actions that support Downtown quality and implementation
beyond regulatory standards alone.

Regulatory Chapters

1.

General Provisions
Establishes the purpose, applicability, and interpretation of the Form-Based Code, including its
relationship to the Downtown Strategic Roadmap and the underlying zoning code.

Downtown Districts

Defines district-specific intent, character, and standards for four districts:
e Barron’s Branch

e Waco Square

e Mary Avenue

e Sports & Entertainment

Site Development Standards

Addresses site-level requirements that shape the public realm and day-to-day function of
development, including:

e landscaping, buffering, and fences

e Off-street parking and loading

e Exterior lighting

e Signs

Streets, Access, and Connectivity

Establishes the Downtown street framework, including:

e Street type classifications and maps

e Street design expectations and dimensional standards
e Connectivity and access requirements

Building Standards

Defines the form and design of buildings through:
e Building types

e Building frontage types

e Building design standards

e Allowed encroachments

Uses Allowed

Includes the Downtown use framework, including:
e Purpose and applicability

e Usetable

e Use definitions

Administration

Introduces Downtown-specific procedures to support consistent implementation of the Form-Based
Code, including:

e Preapplication meetings



e Form-Based Code submittals coordinated with Site Development Plan review
e Minor modification procedures and administrative flexibility

8. Definitions and Rules of Interpretation

Provides rules of interpretation, rules of measurement, and defined terms to support consistent
application of the Code.

Public Comment

The City welcomes public review and feedback on this Consolidated Draft of the Downtown Form-Based
Code. Comments may be submitted online through February 20, 2026. Instructions for submitting
comments are available on the City’s Downtown Form-Based Code project webpage.

Next Steps in the Adoption Process
The Downtown Form-Based Code is moving forward through the City’s formal adoption process.

e Planning Commission review was originally scheduled to begin with an introduction on January 27,
followed by a recommendation vote on February 24. The January 27 meeting was postponed due
to weather, and the Planning Commission schedule is currently under reconsideration.

e Following Planning Commission action, the Downtown Form-Based Code will be scheduled for City
Council consideration, including an introduction and a subsequent public hearing and vote.

Updated dates and additional information regarding Planning Commission and City Council review will be
announced soon and shared through the City’s project webpage and public notices.
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