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Article 8.  
Form Based Code  

Section 8.1 Purpose, Intent, and Applicability 
A. Purpose and Intent. The intent of the Form Based Code is to preserve, protect, and enhance the unique 

character of Cascade Village. The Form Based Code allows for a wide range of uses and encourages 
vertical mixed use development, while also providing standards on building massing, form, architectural 
features, and their relationship to the public realm. Rather than being based on Use and Dimensional 
Standards, the Form Based Code zone districts achieves this by regulating Building Types and Building 
Envelopes in the 4 Sub-Districts.  

B. Refer to Article 2, Section 2.5 for individual descriptions of the Form Based Code Districts.  
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C. Applicability.  
1. Compliance with the requirements of this Article shall be required whenever a new principal building is 

constructed, or when the footprint or height of a principal building are expanded.  

2. Site Plan Approval as described in Section 14.7 shall be required for all developments subject to this 
Article. Developments subject to this Article shall not be eligible for Administrative Site Plan Approval 
under Section 14.7.D. 

3. All lots within the Form Based Code Districts existing prior to the effective date of this Ordinance shall 
be considered conforming and buildable 

4. Village Design Review Committee. Prior to the Planning Commissions consideration of a Site Plan, 
the Cascade Village Design Review Committee shall review the Site Plan in accordance with the 
requirements and procedures in Section 14.6.  

5. Relationship to Planned Unit Developments.  
a. The provisions of this Article shall not be waived or altered through a Planned Unit Development 

Agreement.  

b. For lots where Planned Unit Developments have been approved, the Planned Unit Development, 
as approved, shall supersede the Overlay. However, any amendment to the Planned Unit 
Development after the effective date of this Ordinance must include provisions replacing all 
conflicting provisions of the Planned Unit Development with provisions that comply with this Article. 
Alternatively, the property owner may choose to void the Planned Unit Development, and utilize the 
provisions of this Article to govern the expansion, improvement, alteration, or redevelopment of the 
lot in question. 

6. Conflicts. In the event of a conflict, the regulations of this Article shall supersede all other regulations in 
this Ordinance. 

Section 8.2 Permitted Uses and Dimensional Requirements 
A. Permitted and Special Uses. The Permitted and Special Uses shall be as described in Article 5.  

B. Residential Density.  
1. No more than two dwelling units shall be constructed on any property, unless that property also 

contains a commercial use. All dwelling units accessory to a commercial use shall be located on the 
second floor of a mixed use building.  

2. The maximum number of dwelling units on a property shall be as follows: 

a. Lots under 0.5 acres: 2 dwelling units. 

b. Lots between 0.5 and 1 acres: 4 dwelling units 

c. Lots between 1 and 3 acres: 6 dwelling units 

d. Lots over 3 acres: 2 dwelling units per acre 

C. Lot Splits: No new lot in the Form Based Districts shall be created that has an area of less than one acre. 
Lots existing at the time of adoption of this Ordinance shall be buildable if they have an area of at least 4,000 
square feet and a width of 50 feet.  

D. Schedule of Dimensional Regulations in Form-Based Districts. Refer to Section 6.1. 

Section 8.3 Street Hierarchy and Corridor-Specific Regulations 
A. Cascade Road and 28th Street. As high-traffic, high-speed thoroughfares, these corridors require special 

and specific design of the built environment to support walkability and fine-grain village form. For that reason, 
the following shall apply:  
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1. Special setbacks shall apply along the Cascade Road and 28th Street frontages, as described in 
Section 6.1. 

2. All buildings on lots abutting Cascade Road or 28th Street must have a working front entrance open to 
the general public facing Cascade Road and/or 28th Street. Entrances shall be designed so that 
architectural details enhance their appearance and prominence so that they are recognizable from the 
street and parking areas, and shall meet the requirements of Section 8.4.D.1. 

3. A sidewalk, at least six feet wide, open to the general public, and connecting to any existing sidewalks 
at the side lot lines, must be constructed along the road frontage, if one does not already exist. 

4. A clear, obvious, attractive, and safe pathway perpendicular to the nearest section of the adjacent street 
must be created from the sidewalk to the front entrance, consisting of walkways and crosswalks. 
Curbed and landscaped islands or bump-outs, featuring walkways, must be created within parking lots 
to ensure no crosswalk exceeds 30 feet in length. 

5. Frontage Landscaping: 

a. Along 28th Street and/or Cascade Road, within all Form Based Districts, 1 tree and 2 shrubs per 
40 feet must be planted between the sidewalk and the curbline of the roadway, unless such 
landscaping is prohibited by MDOT or the Kent County Road Commission.  

b. An additional 1 tree and 4 shrubs per 80 feet must be planted within the front setback between the 
right-of-way line and the front of the building, unless the setback is under 15 feet, in which case the 
Planning Commission may waive or reduce the tree requirement, but the shrubs shall still be 
required  

c. This section shall supersede all other frontage landscaping requirements in this Ordinance but shall 
not be understood to exempt lots in the Form Based Code Districts from all other requirements of 
Article 11.  

6. New driveways to 28th Street or Cascade Road shall not be created, unless the applicant can 
demonstrate to the Planning Commission’s satisfaction that there are no existing driveways, abutting 
public streets, or abutting private/internal streets that can provide access to the lot in question. 

7. Driveways must be designed to have symmetrical curbs on either side, and to encourage slow speeds 
entering parking lots and crossing public sidewalks. The Planning Commission may allow the relocation 
of a driveway to meet this standard.  

8. Parking lots shall be setback from the Cascade Road or 28th Street by at least the minimum setback 
distance required for principal buildings.  

9. Parking lots visible from a public street, sidewalk, or adjacent residential district or use shall be 
screened by a decorative masonry wall, constructed along the edge of the parking lot pavement, that is 
not less than three (3) feet, and no greater than four (4) feet high. The design of the knee wall must be 
consistent with the Cascade Township Streetscape Design Plan. However, the wall must provide a 
break at intervals no greater than 50 ft. to allow pedestrian access, and at those breaks, a walkway 
must be provided to the public sidewalk.  

10. The 50 feet of the first floor of a building closest to the roadway along 28th Street or Cascade Road shall 
not be a residential use.  

11. Within the first 250 feet from 28th Street, any residential uses must be Mixed Use, and adhere to all 
applicable standards.  

B. Other Public Roadways: The following shall apply to all other public roadways within the Form Based Code 
Districts, including, but not limited to, Thornapple River Drive, Old 28th Street, Orange Street, and Thornhills 
Drive.  

1. All buildings must have a working front entrance facing all public roadways, open to the public unless 
the entire frontage is occupied by residential uses. Entrances shall be designed so that architectural 
details enhance their appearance and prominence so that they are recognizable from the street and 
parking areas, and shall meet the requirements of Section 8.4.D.1. For lots that abut Cascade Road or 
28th Street, the Planning Commission may waive this requirement for frontages other than Cascade 
Road or 28th Street, provided that the requirements of Sections 8.3.A.2-4 are met.  
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2. A sidewalk, at least six feet wide, open to the general public, and connecting to any existing sidewalks 
at the side lot lines, must be constructed along the road frontage, if one does not already exist. 

3. For buildings built with a front setback, a clear, obvious, attractive, and safe pathway must be created 
from the sidewalk to the front entrance, consisting of walkways and crosswalks. Curbed and landscaped 
islands or bump-outs, featuring walkways, must be created within parking lots to ensure to no crosswalk 
exceeds 30 feet in length. 

4. Frontage landscaping as described below shall be required. This section shall supersede all other 
frontage landscaping requirements in this Ordinance, but shall not be understood to exempt lots in the 
Form Based Code Districts from all other requirements of Article 11. 

a. Roadways within the F-VC District. 1 tree 40 feet must be planted between the sidewalk and the 
curbline of the roadway, unless such landscaping is prohibited the Kent County Road Commission. 
An additional 1 tree and 4 shrubs per 80 feet must be planted within the front setback between the 
right-of-way line and the front of the building, unless the setback is under 15 feet, in which case the 
Planning Commission may waive or reduce the tree requirement, but the shrubs shall still be 
required. Except for the required walkway in Subsection 4, the first 6 feet closest to the sidewalk 
must have a permeable ground cover such as grass or mulch. 

b. Roadways within the F-O28 District. 1 tree and 2 shrubs per 40 feet must be planted between 
the sidewalk and the curbline of the roadway, unless such landscaping is prohibited the Kent 
County Road Commission. An additional 1 tree and 4 shrubs per 80 feet must be planted within the 
front setback between the right-of-way line and the front of the building, unless the setback is under 
15 feet, in which case the Planning Commission may waive or reduce the tree requirement, but the 
shrubs shall still be required.  

c. Roadways within the F-VF and F-TC Districts. 1 tree and 2 shrubs per 40 feet must be planted 
between the sidewalk and the curbline of the roadway, unless such landscaping is prohibited the 
Kent County Road Commission. An additional 1 tree and 4 shrubs per 80 feet must be planted 
within the front setback between the right-of-way line and the front of the building, if the building 
has a setback of 20 feet or greater. An additional 1 tree and 4 shrubs per 80 feet must be planted 
within the front setback between the right-of-way line and the front of the building, unless the 
setback is under 15 feet, in which case the Planning Commission may waive or reduce the tree 
requirement, but the shrubs shall still be required. Except for the required walkway in Subsection 4, 
the first 6 feet closest to the sidewalk must have a permeable ground cover such as grass or 
mulch. 

5. Driveways must be designed to have symmetrical curbs on either side, and to encourage slow speeds 
entering parking lots and crossing public sidewalks. 

6. Parking lots visible from a public street, sidewalk, or adjacent residential district or use shall be 
screened by a decorative masonry wall, constructed along the edge of the parking lot pavement, that is 
not less than three (3) feet, and no greater than four (4) feet high. The design of the knee wall must be 
consistent with the Cascade Township Streetscape Design Plan. However, the wall must provide a 
break at intervals no greater than 50 ft. to allow pedestrian access, and at those breaks, a walkway 
must be provided to the public sidewalk.  

C. Private Roadways: The Form Based Code Districts shall be exempt from the Township’s ban on private 
streets in Section 10.2.B, provided that all of the following requirements are met. All new public roads 
constructed within the Form Based Districts shall also be subject to the requirements of this Section. 

1. The private road must meet all requirements of Section 10.2, except those that conflict with this Section, 
in which case this Section shall supersede.  

2. The private road must be contained within an easement or right-of-way at least 66 feet wide, and must 
allow permanent, unrestricted access to the general public. The private road must also be subject to a 
permanent maintenance agreement, with a dedicated funding mechanism approved by the Planning 
Commission and Township Attorney. The easement, maintenance agreement, and funding mechanism 
shall not be altered without approval of the Township Board.  

3. The easement or right-of-way must include the following:  

DRAFT

C
as

ca
de

 C
ha

rte
r T

ow
ns

hi
p 

A
ug

us
t 1

8,
 2

02
5 

Pl
an

iin
g 

C
om

m
is

si
on

 P
ac

ke
t, 

Pa
ge

 1
43

 o
f 2

78



Zoning Ordinance · Cascade Township, MI 8-111 

a. Two-way drive lanes, at least 10 feet in width each. 

b. A sidewalk, at least five feet wide, open to the general public, and connecting to any existing 
sidewalks at the side lot lines, on both sides of the road. 

c. Curbs and associated stormwater infrastructure along both sides of the roadway. 

d. A landscape tree lawn, at least 5 wide, between the sidewalk and the curb containing at least one 
tree per 40 feet of road frontage. 

e. On-street parallel or angled parking, if proposed, shall meet the dimensional requirements of Article 
10.  

f. The private road shall have a name and assigned addresses as approved by the Kent County 
Road Commission. The name must be approved by the Planning Commission, and shall reflect 
and enhance the historic character of Cascade Village.  

4. Road networks must meet the following standards: 

a. Existing Abutting Roadways. All new road networks shall connect to all existing public streets 
that abut the lot in question, unless the applicant demonstrates to the satisfaction of the Planning 
Commission there is a physical, legal, public safety, or environmental preservation reason why a 
connection is not possible, or why a road connection should be replaced by a non-motorized 
pathway connection instead. 

b. Existing Stub Streets. When a lot is developed, connections must be made to all existing stub 
streets, rights-of-way, or other access points that connect to the lot in question, unless the 
applicant demonstrates to the satisfaction of the Planning Commission there is a physical, legal, 
public safety, or environmental preservation reason why a connection is not possible, or why a road 
connection should be replaced by a non-motorized pathway connection instead. 

c. Creation of New Stub Streets. For any development that includes the construction of new 
roadways, stub streets must be built to connect to all property lines that are 300 feet or longer. One 
stub street is required for every 300 feet of property line, though the minimum distance between 
stub streets shall only be 150 feet, to give flexibility in design. The Planning Commission may 
waive or alter this requirement, including allowing a non-motorized pathway connection in lieu of a 
stub street, if the applicant demonstrates to the satisfaction of the Planning Commission there is a 
physical, legal, public safety, or environmental preservation reason why a connection is not 
possible. 

d. Cul-de-sacs or dead-end streets shall be prohibited, unless the applicant demonstrates to the 
satisfaction of the Planning Commission there is a physical, legal, public safety, or environmental 
preservation reason why a connection is not possible.  

e. Gated Communities Prohibited. All private roads shall be open and available to the general 
public for access to the properties served by the street. Streets shall not be barricaded, gated, or 
blocked in any way to prevent access by the general public. 

f. Street Intersections. Streets shall intersect one another at right angles or as nearly at right angles 
as conditions permit. Roads shall maintain consistent alignment through intersections. Street jogs 
with offsets of less than 125 feet shall not be permitted. Wherever more than two streets would 
coverage at one point, an appropriate design solution must be presented for approval by the 
township engineer and the planning commission.  

5. Existing private drives or drive aisles located on private property may be converted to private roadways 
under this Ordinance, and thereafter be used as the primary access for buildings constructed along the 
private roadway. In order for the private drive to be approved, all requirements of Subsection 3 must be 
met, except that the Planning Commission may allow the easement to be under 66 feet wide, if the 
existing private drive or drive aisle is below 66 feet, and all other provisions of Subsection 3 can be met.  

6. If approved, private roadways shall be treated like public roads for all regulations of the Article, 
including, but not limited to, front setback requirements. 

7. In addition, the following shall apply to lots taking access from private roads: 
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a. All buildings on lots taking access from an approve private road must have a front entrance facing 
the private roadway. Entrances shall be designed so that architectural details enhance their 
appearance and prominence so that they are recognizable from the street and parking areas, and 
shall meet the requirements of Section 8.4.D.1. For lots that abut public roadways as well as a 
private roadway, the Planning Commission may waive this requirements provided that an entrance 
meeting all applicable requirements is included facing a public roadway. 

b. For buildings built with a front setback, a clear, obvious, attractive, and safe pathway must be 
created from the sidewalk to the front entrance, consisting of walkways and crosswalks. Curbed 
and landscaped islands or bump-outs, featuring walkways, must be created within parking lots to 
ensure no crosswalk exceeds 30 feet in length. 

c. Parking lots visible from a street, sidewalk, or adjacent residential district or use shall be screened 
by a decorative masonry wall, constructed along the edge of the parking lot pavement, that is not 
less than 3 ft. and no greater than 4 ft. High. If the wall abuts the sidewalk, it shall be no more than 
4 feet in height. However, the wall must provide a break at intervals no greater than 50 ft. to allow 
pedestrian access, and at those breaks, a walkway must be provided to the sidewalk. 

Section 8.4 Regulations Applicable to New Construction 
A. Architectural Design Options. All newly constructed buildings be designed to achieve key characteristics of 

one of three Midwestern vernacular architectural styles - Craftsman, Main Street, or Victorian. The 
characteristics of those styles follow. The Planning Commission shall determine whether a design 
adequately addresses the key design aspects of each style, based on the specific requirements of 
Subsections C and D as well as the Planning Commission’s interpretation of the design as compared to the 
following descriptions:  

1. Craftsman Style. The architectural style emphasizes homes ranging from 1 to 2.5 stories in height, 
featuring low-pitched gabled or pitched roofs with wide overhangs, often adorned with prominent 
dormers and exposed rafters. Facades may be asymmetrical but maintain balanced proportions. A 
defining element is the large, covered front porch supported by tapered or square columns resting on a 
pier. Horizontal design lines, large double-hung windows with deep sills, and intricate decorative trims 
enhance the aesthetic, maximizing natural light and craftsmanship. Traditional Craftsman-style 
showcase detailed woodwork, decorative moldings, and exposed beams, especially in cases where 
second-story patios exist. This style encompasses subcategories such as Prairie style, American 
Foursquare, and Craftsman Bungalow, offering flexibility for both small and large homes, typically 
ranging from 1,200 to 2,600 square feet. 
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2. Main Street. Italianate-style commercial architecture, commonly 
found in 19th-century downtown Main Street buildings across the 
U.S., particularly in the Midwest, is characterized by its ornate 
detailing and vertical proportions. These buildings typically 
feature tall, narrow windows with arched or segmental tops, often 
adorned with decorative moldings or lintels. Elaborate bracketed 
cornices define the roofline, while decorative window hoods and 
contrasting trim further emphasize the façade. Constructed 
primarily of brick, these buildings are often painted in various 
colors to highlight architectural details. The ground level typically 
features large display windows suited for retail use, with office or 
residential spaces above. Entrances are positioned directly along 
the sidewalk, often recessed within the storefront, with secondary 
access points at the side or rear. Parapets and cornices add 
visual interest and height variation. Parking is generally not 
located in the front; instead, shared lots or rear alley-loaded 
parking are common. 

3. Victorian. Victorian-style buildings are characterized by their ornate, intricate detailing and vertical, 
asymmetrical forms. Typically ranging from 2 to 3 stories in height, these homes feature steeply pitched 
gabled or hipped roofs, often adorned with multiple gables. The façades are complex and asymmetrical, 
with vertical design lines that enhance the sense of height. Prominent towers, usually positioned at the 
corners, add to the dramatic presence of the home. Roof overhangs, beams, and gable ends are highly 
detailed, often featuring ornamental trims. Some Victorian homes are distinguished by colorful exteriors 
that highlight their intricate features. Additionally, bay windows are a common element, contributing to 
the home's unique, dynamic appearance. 

 

 
 

 

B. Architectural Variation Requirement. The following shall apply to all new construction within the Form 
Based Code Districts: 

1. For developments consisting of a single building, the Architectural Design Option shall not be the same 
as more than one adjacent building. Buildings across a street shall not be counted for this purpose.  

a. Each Main Street style building must have a vertical architectural element or other architectural 
differentiation every 20 feet to break up the design of the façade. 

2. For developments containing more than one building: 
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a.  No two buildings shall be identical in design. 

b. No more than 60% of the buildings shall be the same Architectural Design Option.  

c. Each Architectural Design Option must represent at least 20% of the buildings, except for 
developments with 5 or fewer buildings, which shall be exempt from this requirement.  

C. Building Materials. Materials shall reflect and complement the materials and construction techniques of 
West Michigan's regional architecture. The following materials are permitted on exterior facades and building 
walls, for each Building Design Option. Within the Form Based Code Districts, all exterior facades shall be 
subject to these requirements. The Planning Commission may allow the use of materials that give the 
appearance of the materials listed below, provided that the replacement material will retain a high-quality 
appearance, without degradation, over the long term. A sample of proposed building materials must be 
submitted to the Village Design Review Committee and Planning Commission for consideration during 
review of the proposed building design. 

1. Craftsman 
a. Brick: Used for chimneys, accent features, and exterior construction. Colors must be dark and 

muted, not bright or pastel. 

b. Wood: Employed for sidings, beams, and shingles. 

c. Stone: Used for chimneys, piers, and base accents. 

d. Stucco: For textured finishes. 

e. Stained Glass: Adds decorative and functional elements. 

f. Fiber Cement: A modern, durable alternative to wood siding. 

g. Asphalt Shingles: Commonly used for roofing. 

2. Victorian 
a. Wood Siding: Predominantly used for the walls, offering a warm, textured finish. 

b. Brick: In red, brown, or tan hues, adding a sturdy and traditional aesthetic. 

c. Stone: Limestone or sandstone is often used for its durability and luxurious appearance, especially 
in more upscale constructions. 

d. Stucco: Employed in Italianate Victorian styles, providing a smooth, refined exterior. 

e. Roofing: Slate, asphalt, and wood shingles are used to create distinct rooflines and contribute to 
the home’s character. 

f. Metal: Cast iron or copper trims and cresting add decorative elements that highlight craftsmanship 
and fine detail. 

3. Main Street 
a. Brick. Typically red, brown, blonde, or tan clay brick. Can feature painted or glazed surfaces. Often 

arranged in Flemish bond or running bond patterns, though other patterns may be approved by the 
Planning Commission. For a Main Street building, at least 80% of the front facade must be brick or 
a brick-like material approved by the Planning Commission.  

i. There must be a predominant brick color. Other colors shall only be used for Horizontal 
Expression lines, accenting doors and windows, and other detailing as approved by the 
Planning Commission. 

b. Stone: Limestone or sandstone used for lintels, sills, and decorative banding. Granite or marble 
are also acceptable. Stone should be used at the bottom of buildings, with brick above.  

c. Metalwork: For architectural detailing only.  
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D. Building Design Elements  
1. Entrances 

a. When Required. The regulations of this section shall apply to all entrances facing public streets, or 
private streets approved under Section 8.3.C. 

b. Entry door threshold shall be at the same elevation as adjacent sidewalk grade (zero step entry), 
except where a porch has been approved under Subsection D.2.  

c. The doorway must be recessed at least four (4) feet, and may be recessed up to a maximum of 10 
feet, behind the front wall of the building.  

d. The entrance shall either be designed as a storefront, with a doorway flanked by windows meeting 
the requirements of Subsection 4 that are at least 12 feet wide on either side, and extend from 2 
feet above grade to a point even with the top of the door, or as a door yard with a unique 
decorative architectural feature consistent with the description of the chosen Architectural Design 
Option that differentiates the entrance from the rest of the facade in Subsection A and a canopy or 
awning meeting the requirements of Subsection D.6. 

e. For a residential building with three or fewer dwelling units, only one front entrance is permissible. 
Side and rear entrances are permitted. Residential buildings with four dwelling units, up to two front 
entrances are permitted. In residential buildings with five or more residential units all dwelling units 
are permitted to have a front entrance. 

2. Porches. Porches shall be permitted if they meet the following requirements, and where a zero step 
entry has been provided elsewhere in the building with barrier-free access to both ADA-compliant 
parking spaces and a public sidewalk.  

a. Victorian. Porches on Victorian-style buildings shall be at least 6 feet in depth, and shall feature a 
decorative railing and pillars. The porch must extend across at least one entire frontage of the 
building facing a roadway, and must wrap around on at least one other side, covering at least 20% 
of the second facade. The porch must be covered with a roof, which must be pitched as required in 
Subsection D.5. 

b. Craftsman. Porches on Craftsman-style buildings shall be at least 6 feet in depth, and shall feature 
columns consistent with the description of Craftsman architecture in Subsection A. They shall 
extend across at least 60% of a facade facing a roadway. The porch must be covered with a roof, 
which must be pitched as required in Subsection D.5.  

c. Main Street: Porches shall not be permitted. 

3. Corner Treatments. All buildings on corner lots, including lots with frontage on both public and private 
roadways, must include corner architectural features designed to provide a welcoming gateway to the 
block. Acceptable corner architectural features include the following. The Planning Commission may 
approve alternate architectural features upon determining that they meet the intent of this section, and 
may reject proposed corner treatments for being too duplicative with nearby corner treatments.  

a. Peaked or decorative roof angled towards the corner.  

b. Exterior wall angled towards the corner. If this option is chosen, the angled portion of the wall may 
exceed the required maximum setback. This option must include an entrance on the angled wall, 
facing the corner. The entrance must meet all requirements for entrances in this Article, except for 
the requirement for recessed entrances. The entrance shall count as the required entrance facing 
both roadways. 

c. Clocktower or similar tower feature, with a minimum width, along both streets, of at least 10 feet. 
The tower may exceed the height of the main roof by up to 15 feet and may exceed the maximum 
height for the district without requiring Special Use Approval. For buildings utilizing the Victorian 
Architectural Design Option, the Planning Commission may require a tower as the required corner 
treatment.  
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d. Support column for upper floors, leaving open, shaded pedestrian space. This option shall include 
an entrance to the building from the covered space, as described in Subsection D.3.B. The 
maximum setback shall be measured to the support column, not the wall. The open space shall not 
exceed 10% of the building footprint.  

e. Another option as approved by the Planning Commission that meets the spirit of this subsection.  

4. Windows. Windows shall meet the following requirements:  

a. All Facades: The following shall apply to all building frontages, regardless of whether they face a 
street: 

i. Windows shall not span vertically more than one story.  

ii. Windows shall correspond to interior space and not span horizontally across the building. 

iii. Windows must have distinguishing architectural feature surrounding them, with at least a 
section of the surrounding architectural feature above the window, consistent with 
Architectural Design Options in Section 8.4.A. Changing color does not count to fulfill this 
requirement. 

iv. Windows shall not be covered by interior equipment or retail displays.  

v. Windows shall have horizontal or vertical grills or other decorative internal features, except for 
first floor windows on buildings using the Main Street Architectural Design Option, for which 
grills shall be optional. The grills or other decorative features may be applied to the exterior of 
the glass and need not be integral to the window itself. Grills must intersect each other and the 
surrounding walls at 90 degree angles.  

vi. Windows shall have a minimum transparency of 80% Visible Light Transfer (VLT). 

b. Street Facing and Other Facades: The following table includes applicable standards for facades 
that face a street (Street Facing Facades) and ones that do not face a street (Other Facades). No 
transparency shall be required on side or rear walls with zero setback.  

Façade Type Required Transparency Percentage Victorian Craftsman Main Street 

Street-Facing Facades First Floor (Windows and Glass Doors) 50% 60% 70% 

Upper Floor (Windows) 30% 30% 40% 

Other Facades First Floor (Windows and Glass Doors) 50% 50% 40% 

Upper Floor (Windows) 30% 30% 40% 
 

5. Roofs. Roofs shall meet the following requirements, based on the proposed Architectural Design 
Option:  

a. Victorian: The roof must be pitched between 10:12 and 18:12. The Planning Commission may 
Victorian-style buildings that exceed the maximum height due to a high roof pitch without a Special 
Use Permit, upon determining that the proposed design is appropriate for the character of the 
Cascade Village.  

b. Craftsman: The roof must be pitched between 4:12 and 6:12, and must include dormer windows 
facing at least one direction.  

c. Main Street. Pitched roofs shall not be permitted. A flat roof is required, and must include a cornice 
that extends at least 36 inches above the roofline along the entirety of all street-facing frontages. 
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6. Expression Line.  
a. Main Street: A horizontal line on the façade known as the Expression Line (EL) shall distinguish 

the base of the building from the remainder to enhance the pedestrian environment. The EL shall 
be set so that the bottom of the line is no higher than fourteen (14) feet above grade. The EL shall 
be created by a change in material, a change in design, or by a continuous setback, recess, or 
projection above or below the EL. Elements such as cornices, belt courses, corbelling, molding, 
stringcourses, ornamentation, and changes in material or color or other sculpturing of the base, are 
appropriate design elements to include with an EL. 

Section 8.5 Expansion of Existing Buildings 
A. Any expansion of a principal building, including a dimensionally non-conforming building or a building 

containing a non-conforming use, shall be allowable, but must be approved by the Planning Commission 
using the Site Plan Approval process. The following shall apply to the Site Plan Review: 

1. Dimensional non-conformities shall not be required to be brought into compliance with Section 8.2.C, 
but no dimension shall be made more non-conforming than it was previously. 

2. The building must be brought into full compliance with all applicable standards of Section 8.3. 

3. The exterior design of the building must be brought into compliance with the requirements of Section 
8.4, to the extent determined practical by the Planning Commission, based on the factors described 
below: 

a. The applicant shall select an Architectural Design Option based on the requirements of Section 
8.4.B and the Planning Commission shall evaluate the design against the descriptions in Section 
8.4.A. 

b. Any new building materials added to the building must comply with Section 8.4.C. The Planning 
Commission may allow existing building materials to remain in place, upon determining that the 
building material is consistent with the spirit of the Architectural Design Option as described in 
Section 8.5.A. 

c. The applicant shall provide a written description of how the proposed design complies, or does not 
comply, with all applicable requirements of Section 8.4.D. The Planning Commission may waive 
aspects of Section 8.4.D upon determining that the requirement is not practical given the pre-
existing design of the building, and that the building still reflects the spirit of the Architectural 
Design Option as described in Section 8.4.A, even without meeting the requirement in question. 

4. Any permanent demolition of a portion of a structure must result in a conforming resulting structure, or 
must reduce any previously existing non-conformities. 

5. All other applicable requirements of this Article shall be met. 

Section 8.6 General Site Design Provisions 
A. Lighting. Light fixture design must be approved by the Planning Commission as part of the Site Plan Review 

Process, and shall meet the requirements of Article 12, except for the follow requirements and allowances, 
which shall supersede Article 12. 

1. No freestanding light fixture shall exceed 12 feet in height, and no building mounted lighting shall be 
installed more than 12 feet above grade.  

2. Light fixture design shall be evaluated against the Architectural Design Option descriptions in Section 
8.4. 

3. Light fixtures may be approved which do not meet the requirements of Article 10 if they are consistent 
with light fixture design standards developed by the Downtown Development Authority.  

4. Uplighting of architectural features may be permitted by the Planning Commission, even if the light 
fixture would otherwise violate a standard of Article 10.  

B. Landscaping. Landscaping shall meet the requirements of Article 11, except as described below: 
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1. The provisions of Section 8.4 and any other provisions of this Article that conflict with Article 11 shall 
supersede Article 11. 

2. Parking lots with fewer than 20 parking spaces shall not be subject to the requirements of Section 11.5. 

C. Parking. The minimum parking requirement for non-residential uses shall be 75% of the requirement listed in 
Article 10. Residential uses shall meet the full minimum parking requirement listed in Article 10.  

D. Fences. Chain link fences shall be prohibited in the Form Based Districts, except accessory to single family 
homes. 

E. General Architectural Waivers. During the Site Plan Approval Process, and upon recommendation of the 
Village Design Review Committee, the Planning Commission may waive up to two provisions of Section 8.4 
upon determining that the building design meets the spirit of the chosen Architectural Design Option as 
described in Section 8.4.A despite not meeting the specific regulations. 

F. Shared Trash Receptacles. Shared dumpster agreements may be approved by the Planning Commission 
for multiple lots sharing a single dumpster or dumpster enclosure. 

Section 8.7 Signage 
A. General. The Provisions of the Cascade Township Sign Ordinance (Ordinance 14 of 1997, as amended) 

applicable to the GB Zone District shall apply within the Form Based Districts, except the provisions of this 
section shall supersede any conflicting regulations in the Sign Ordinance. 

B. Freestanding Signs. Freestanding signs shall only be permitted along road frontages where the principal 
building is set back at least 25 feet from the right-of-way. No freestanding sign shall exceed 8 feet in height 
and 48 square feet in area.  

C. Projecting Signs.  
1. One projecting sign shall be permitted per entrance 

to a retail or office use. 

2. The projecting signs must be along a street 
frontage. 

3. Projecting signs shall not exceed 16 square feet. 

4. Projecting signs shall not be square or rectangular, 
but should instead be circular or irregular shapes to 
promote visual interest. 

5. The lowest point on a projecting sign must be at 
least 8 feet above the ground, and shall not be 
higher than 12 feet. The highest point on the sign 
shall not be higher than 18 feet above of the 
ground.  

6. Projecting signs may extend over a public right-of-
way or private road easement.  

D. Illumination. No sign in the Form Based Districts shall be internally illuminated. 

E. Electronically Changeable Display. No electronically changeable display shall be permitted in the Form 
Based Districts.  

Section 8.8 Landmark Buildings and Other Waivers 
A. Landmark Buildings. The Planning Commission may approve, by Special Land Use Approval, a proposed 

new building as a Landmark Building. A Landmark Building shall be exempt from the requirements of Section 
8.4, but shall meet all other requirements of this Article. The Planning Commission may grant a waiver from 
the maximum building height for an architectural feature, such as a cupola or steeple. To be approved as a 
Landmark Building, the Planning Commission shall find that:  

Figure 8.1: Form Based District Signage DRAFT
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1. The building contains one or more of the following uses. Additional uses may also be present in the 
building, so long as at least one of the uses below will be included.  

a. Worship Space for a Religious Institution  

b. Civic/Municipal/Library Use  

2. The building addresses all street frontages to promote a safe and attractive pedestrian environment, 
and proactively enhances the vision for Cascade Village as expressed in the Master Plan. 

3. The proposed use of the building would be significantly hindered in a building designed to meet the 
Architectural Design regulations. 

B. Incompatible Regulations. If, during the Site Plan Approval process, the Planning Commission finds that 
two or more requirements of this Article cannot be met simultaneously due to the specific conditions of the 
site in question, the Planning Commission shall choose which incompatible provision to waive.  
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