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what is Shaping the Avenue?

… putting the guidelines in place that will lead 

the Michigan/Grand River Avenue corridor 

toward its full potential to support residents, 

businesses, cars, bikes, pedestrians and transit 

users.



Building on the 

visioning completed 

for the 

Capitol Corridor

Regional Vision



A method of regulating development to 

achieve a specific urban form. Form-Based 

Codes create a predictable public realm by 

controlling physical form primarily, and land 

uses secondarily, through city or township 

regulations.

what are form-based codes?



Conventional Form-Based

Results from different zoning approaches



Shaping commercial corridors

Rear of bldg. faces the street/sidewalk

Parking lot is to the front

Front of bldg. faces the street/sidewalk

Parking lot is to the rear



Sept 12, 2017: Young Pros Event

Sept 13, 2017: City of Lansing

Sept 14, 2017: Meridian Township

Sept 18, 2017: East Lansing

Open House (Sept 2017)



DRAFT

Shaping the Avenue in Meridian Township



Meridian Township Master Plan, Okemos PICA



pages from Meridian Township Master Plan



Existing 

Conditions

Potential Transformation of Okemos Village 

DRAFT



pages from Meridian Township Master Plan



pages from Meridian Township Master Plan



Existing Conditions along Grand River Avenue, Meridian Township

DRAFT



Potential for change-over-time along Grand River Avenue, Meridian Township

DRAFT



DRAFT

Potential for change-over-time along Grand River Avenue, Meridian Township



DRAFT

Potential for change-over-time along Grand River Avenue, Meridian Township



DRAFT

Potential for change-over-time along Grand River Avenue, Meridian Township



1. Purpose and Intent

2. Administration and Applicability

3. Regulating Plans

4. Building Form Standards

5. Public Realm Standards

6. Architectural Standards

7. Parking Standards

8. Building Uses

9. Definitions

Draft Code Elements:



• Create more walkable pedestrian-friendly and 

transit-supportive mixed-use environments in 

the Okemos Village center and along the 

Grand River Avenue corridor 

• Places a primary emphasis on placemaking 

(physical form and character), and has a 

secondary focus on land uses

Part 1: Purpose & Intent



• Grand River Avenue Form District 

– OPTIONAL: if opt in, must follow standards

• Okemos Village Form District 

– MANDATORY: thresholds for compliance (p 5)

• Establishes process and authority for 

review / approval

Part 2: Administration



• Expedited approvals: fewer special uses and 

public hearings for projects that comply

• Increased height/density, reduced parking

• Allow greater mixture of uses 

• Recommended: Fewer studies required (e.g. 

traffic impacts) for mixed use

• Recommended: Amend C District, restrict  uses / 

add MU-PUD design standards 

your questions: 

What are the benefits to opting in to 
the form-based code? 



1. Purpose and Intent

2. Administration and Applicability

3. Regulating Plans

4. Building Form Standards

5. Public Realm Standards

6. Architectural Standards

7. Parking Standards

8. Building Uses

9. Definitions

Draft Code Elements:

Parts 3 to 6 

define form & 

character



Part 3: Regulating Plans

Grand River Avenue Form District Regulating Plan



Okemos Village Form District Regulating Plan



Grand River Reg Plan:
– Sets district boundary

– Assigns Building Form (Part 4)

– Locates future streets (Part 5)

Okemos Reg Plan: 
– Same as Grand River plus

– Locates RBL (Required 

Building Line)

– Locates Parking Setback Line





• Frontage Type (from Reg 

Plan): rules about height, 

placement, building 

elements, uses

– Townhouse / Small Apartment

– General Flex Avenue

– General Flex Village

– Storefront (Village only)

Part 4: Building Form Standards













• General Provisions that apply to all 

(start p 16):

– Height 

– Placement

– Elements

– On-site Parking and Access (curb cuts)

– Frontage Designation Flexibility

– Civic Buildings



• Special Requirements for General Flex 

and Storefront Frontages (start p 33):

– Façade Composition

– Neighborhood Manners

– Bonus Height

– Private Open Area



your questions: 

Why is residential ground finished floor raised? 

Without raised finished floor: reduced privacy; ground-floor units less desirable; 

reduced unit values; curtains stay closed; fewer eyes on the street



your questions: 

How do you make the building accessible? 



your questions: 

What is private open space, how does it work?

In General Flex: 10% of area “C”, Townhouse: 15% of area “C”

67% in no more than 2 areas; Gen Flex 5 may be above grade



your questions: 

What is private open space, how does it work?



your questions: 

Where do Neighborhood Manners apply?

From page 34





your questions: 

How is the RBL impacted by the presence of 
the floodplain?



• Street Type Specifications

• Bus Stop Connectivity & Location 

Guidelines

• Mid-Block Pedestrian Crossing 

Guidelines

• Streetscape Standards

• Squares and Civic Greens

Part 5: Public Realm Standards



• Intent: Promote a more walkable street system 

in collaboration with applicants, Ingham 

County Roads Department, and MDOT

• Township CIA or DDA Right-of-Way and 

public space projects

• Streetscapes for new developments

• Road reconstruction projects

• Any new street / side access lane or 

redesigned street

Public Realm Standards - Applicability



Street Atlas assigns street type for new and existing streets



Neighborhood Streets



Major Arterial Street (Grand River Ave)



approx. ROW

Required Building Lines (RBL)



your questions: 

How do Regulating Plan and Street Atlas work?

Regulating Plan assigns Frontage Type and location of new streets



your questions: 

How do Regulating Plan and Street Atlas work?

Street Atlas assigns Street Type and location of RBL



your questions: 

What if Grand River Ave or other street designs 
are not implemented? The Township has no 

control over the roads.

Will the code work with the existing street 
designs?

How do we account for piecemeal look of 
development if code is optional on Grand River 

Ave? 



Existing Conditions along Grand River Avenue

DRAFT



DRAFT

Potential for change-over-time along Grand River Avenue



DRAFT

Potential for change-over-time along Grand River Avenue



Existing Conditions along Grand River Avenue



Existing Conditions along Grand River Avenue



Potential for change-over-time along Grand River Avenue

DRAFT



Potential for change-over-time along Grand River Avenue

DRAFT



Potential for change-over-time along Grand River Avenue

DRAFT



Potential for change-over-time along Grand River Avenue

DRAFT



Potential for change-over-time along Grand River Avenue

DRAFT



Potential for change-over-time along Grand River Avenue

DRAFT



your questions: 

When/how are street improvements done?



your questions: 

When/how are street improvements done?

Streetscape Elements 

Redevelopment Timing 
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Require for new site plans. 
Project funded by developer. x x x x x x x

Require a financial guarantee or payment 

in lieu of changes. Funds go into a pool for future 

implementation when there is a larger project area.

Project funded by the CIA or DDA. 
Funding assistance could be provided for closing driveways and 

redesign of frontage roads and access changes. If property owners 

participate, funding will be covered by the project. If not, property 

owners pay for it themselves later. 

x x x x x x

Wait to include with ICRD/ MDOT project 

to reconstruct the road curb-to-curb. 
Since they are not likely to budget for all the desired improvements, 

this is the least preferred option.

x

Funded by CATA. x



• Building Walls

• Roofs & Parapets

• Street Walls

• Windows & Doors

• Signage

• Lighting & 

Mechanical

Part 6: Architectural Standards



Part 7: Parking Standards

• Minimum Requirements (p 71)

• Shared Parking (p 71)

• Location: on-site or within 800’; must 

be on same side of Grand River or 

within 1/8 mile of crosswalk (p 72)



Part 7: Parking Standards

Input needed!  (p 72)



Part 8: Building Uses



your questions: 

In other communities, is governing body 
unwilling to give up authority on projects and 

delegate to staff?



your questions: 

It would be helpful to take one or more 
hypothetical projects through the entire process 
under the draft code; from finding the property 
on the regulating plan all the way through the 

application and approval process.



other questions?



Thanks!


