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Today’s discussion
• Setbacks
• Height
• Lot Coverage

“bulk regulations” aka. “lot 
layout”

Presenter Notes
Presentation Notes
This evening’s talk focuses on three planning concepts that are part of what we call “bulk regulations” I’ve been a planner for 20 years, and I’m just beginning to really get bulk regulations, so if this is the first time you’ve heard about these concepts, you are not alone, but concepts like these affect how a city looks and functions. 
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Bulk regulations



Bulk regulations
How tall is it?

“Building Height” “Lot coverage”
“Setbacks”

Where does building sit?
How much is green vs grey?

Presenter Notes
Presentation Notes
So these are the concepts we are going to focus on.  So the talk will have 3 sections and after each section, I’ll try to answer any questions if you have any about each concept. And then at the end once you are experts we can have a larger discussion about these topics in general.



Bulk regulations

How tall?

Grey – 100% CoveredHow much front yard? 

Where does building sit on the lot?
How much is green vs grey?

Green – 25% Covered

Presenter Notes
Presentation Notes
I think it is easiest to see from examples around OKC so I’ve tried to use pictures from here, so two disclaimers:
these pictures are just examples of concepts. We are not making fun of any particular type of residence or or endorsing or not endorsing any type of housing in this presentation, I’m just trying to get you to understand the concepts.  
Some of these pictures are mine, some are from internet searches and some from Google Street View, so lets give a round of applause for Google Street View in advance because they make a planner’s job a lot easier and I want to give them the credit.



Bulk regulations

“Setbacks”

Where does building 
sit on the lot?

FRONT

SIDE

REAR

Most OKC zones, except downtown:

Front: 25 feet back from property line

Side: 5 feet from property line, usually 
that means 10 feet between neighbors

Rear: 10 feet from property line

Rural areas: setbacks are larger

Presenter Notes
Presentation Notes
Let’s start with setbacks. Front, side rear:  Side, don’t have much room to go lower because fire code is at least 6 feet between buildings; rear, don’t have much room to change because utilities wants 10 feet from line 
Can anyone tell me what is in violation of our code in this picture? 



Bulk Regulations – Front Setbacks

Setback – 0 feet

Setback – 10 feet

Setback – 5 feet

Presenter Notes
Presentation Notes
Front setbacks are the measure we have most flexibility on.



Bulk Regulations – Front Setbacks

25 feet – front yards, current standard for most single-family residential

Presenter Notes
Presentation Notes
25-foot setback, and usually see green in the front 



Bulk Regulations – Front Setbacks

Commercial building setbacks: all 25 feet, except downtown; and special districts like the Plaza district
Apartments adjacent to Braums are 0 feet setback from the property line (SPUD) , Braums building is 90 feet back 

Presenter Notes
Presentation Notes
Commercial setbacks



Bulk Regulations – Front Setbacks, ROW varies

Tan = City ROW

Presenter Notes
Presentation Notes
A couple of details about setbacks. 



Bulk Regulations – Front Setbacks, ROW varies

Right of Way
• car travel lanes
• utility lines
• grass 
• sidewalk

Blackwelder – 5-foot building setback but 75 feet of 
ROW looks like a little more “front yard”

Presenter Notes
Presentation Notes
ROW widths vary by street, in a neighborhood ROW is mostly 50 feet wide, but on some streets particularly in the older parts of town, there was a larger street platted and some are 70 to 90 feet of ROW, but only the driving lanes and sidewalks are built out so that is hard to see.



Bulk Regulations – Front Setbacks, ROW varies

15-foot setback + large ROW

5-foot setback + on 75-foot ROW



Bulk Regulations – Front Setbacks, changes over 
time

Building Setbacks, most zones 
25 feet from property line

Setback – 25 feet next to 5 feet
Setback – all 5 feet

Presenter Notes
Presentation Notes
The other point I want to make about setbacks, is that when they are allowed to change say from 25 feet to 5 feet as you can see in the pitcture to the left; it kind of takes your breath away. What a difference, right. But if this whole block were to be re-built and changed, then it starts to look more like on the right, where its all the same, and its not as noticeable. The question we have to discuss as we re-write the new code is what do we want to see and where, I worked in one town where all they could agree on in a new code was 35-foot front setbacks, they all wanted to see green as they drove down the streets. Are there pros and cons to that, yes, and we need to learn what those are and then express our opinions about what we want, and sometimes there are tradeoffs to make. . 



Questions
(Setbacks)

Presenter Notes
Presentation Notes
Are there any questions related to setbacks?



Bulk regulations
How tall is it?

“Building Height”

Presenter Notes
Presentation Notes
Height for me was kind of harder to understand than setbacks, because I don’t think very 3D, I’m pretty short and its hard for me to understand how tall something is, , but when you start measuring and comparing you begin to be able to understand scale.  



Bulk Regulations - Height
• How tall?

18’

35’ 33.5’

Presenter Notes
Presentation Notes
Most ranch style homes which we have a lot of in OKC are like the red one above. Anywhere from 16’ to 20’ tall. 



Bulk Regulations - Height

16’

28’

28’

24’

• How tall?

Presenter Notes
Presentation Notes
The other point is that what you see depends on your vantage point, if you are in a car, or walking depending on the angle buildings could look taller or shorter than they are. I only know the true heights of these because I looked at the building permit and saw the measurement. 



Bulk Regulations - Height

21.5’
24’

21.5’

24’

• How tall?

Presenter Notes
Presentation Notes
Two garage apartments next to each other



Bulk regulations - Height

Union Plaza, looking northeast from closest 
neighborhood

Founders 
Tower, 
looking south 
from nearest 
neighborhood

• Blending heights. Different heights not adjacent 
but nearby

Embassy 
Suites, 
looking 
southwest 
from nearest 
neighborhood

250’

275’

150’

Google images

Presenter Notes
Presentation Notes
These buildings are 300 to 500 feet away from these homes. Streets are in between the homes and the larger buildings.



Base Districts - Height
How is height measured? 

Lot Coverage – 50%

28’
25’

Building Height: The vertical distance from grade to the highest 
point of a coping of a flat roof, or to the deck line of a mansard 
roof, or to the average height of the highest gable of a pitched or 
hip roof



Base Districts - Height
Solutions when heights are different? 

Stepbacks: one tool

Current code: Buildings of higher 
intensity can be only 20 feet 
high within 60 feet of residential 
up to a triplex My Edmonds News, Edmonds, WA

34’
24’

24’

34’



Base Districts - Height
Solutions when heights are different? 

Stepbacks: one tool

Front stepbacks could 
help: 
• Around parks
• To be more friendly to 

a pedestrian
• To increase light and 

views between 
buildings

• To control building 
mass

City of Pacifica, Ca

Google image, Marriott Austin



Questions
(Building Height)

Presenter Notes
Presentation Notes
So any questions that occur to you about height?



Bulk regulations

“Lot coverage”

How much is green vs grey?

Current rules regulate lot coverage 
by zone

Other ways to consider concept:
• Building Coverage
• Impervious Coverage

Definition of Lot Coverage: The proportion of a lot or site covered by 
principal and accessory buildings or structures (paving/sidewalks)

Presenter Notes
Presentation Notes
Bulk Standards are stated for each zone.



Bulk Regulations – Lot Coverage

Example of 45% Lot Coverage

Most R-1 lot coverage = 25 to 50%
Up to 50% lot coverage allowed



Bulk Regulations – Lot Coverage

Most older commercial zoning – 100% lot coverage



Bulk Regulations – Lot Coverage

80%
45%

Effects of lot coverage
• Compatibility
• Flooding
• Heat island

Presenter Notes
Presentation Notes
When we think about lot coverage, planners think about in terms of the following list: 
Are different coverages compatible and if not what can we do to make it more compatible? 
If you have more grey, you have less areas for water to seep into the ground when it rains which means more work for stormwater systems in the streets, 
And third, something called heat island effect, which has to do with how much heat the ground retains rather than reflecting it off the surface. have you ever driven from downtown out to the more rural areas of town and gotten our of your car and felt a temperature change. Our newest plan called adaptokc  points out that In Oklahoma City, we experience hotter temperatures by up to 15°F and approximately 22 more days above 90°F each year than nearby rural areas.



Bulk Regulations – Lot Coverage
Effects of lot coverage
• Heat island

Urban Heat Island: What It Is & Why It Matters to Construction 
| DOZR, https://dozr.com/blog/urban-heat-island

Presenter Notes
Presentation Notes
What is happening is that: Grass, trees and other vegetation have a natural ability to cool the air through moisture evaporation, back into the air. Vegetation provides shade to the ground, helps to reflect UV rays back at the sky so it doesn’t retain heat. When building a city, trees, grass, plants and shrubs are cleared away to build roads, buildings, parking lots and stores. The new materials that take the place of the plants retain heat instead of reflecting or dispersing it. Concrete alone can be up to 50 degrees warmer than the air temperature through this heat absorption.


https://dozr.com/blog/urban-heat-island


Bulk Regulations – Lot Coverage
Infill vs lot coverage ways to mitigate 
impacts
• Tree coverage/shade
• Water infiltration areas
• Building materials/light colors

Presenter Notes
Presentation Notes
So when we think about lot coverage rules we have to think about the tradeoffs between say enough parking spaces, and ways to reduce the effects of the “grey” like landscaping and trees, building materials that reflect light like glass and lighter colors, and ways for water to infiltrate a site and cool the air around it like roof gardens, shade trees and other considerations.




Questions 
(Lot Coverage)

Presenter Notes
Presentation Notes
So any questions that occur to you about height?



planokc LUTAS

planokc.org

31

“The LUTAs are oriented around a 
spectrum of development intensities –
from undeveloped Open Space, to the 
high intensity of Downtown.”
- planokc Development Guide

Presenter Notes
Presentation Notes
So hopefully this was an interesting talk, but why are we doing this talk now. The City adopted its comprehensive plan planokc in which we looked at tradeoffs like environmental protection vs developing farther and farther out into the Metroplex which creates more roads and infrastructure to maintain, and community appearance overall. And the City council adopted this vision for the city, in which the outer areas stay rural and intensity of development gets larger as you come into downtown. The problem is our codes don’t match this concept, because as you saw on the first bulk regulations slide, all the setbacks, heights, and other regulations are all the same whether you are located on NW 164th or SW 8th street. Except for downtown areas which have different rules. 


http://planokc.org/


Where we are in the code update

Up Next

Presenter Notes
Presentation Notes

We are in the first phase = Input. Focus groups on many of the topics in the code. The City hired consultants from Kansas City and Houston to actually write the code and they are working 

Provide Input: Come to Code Update events, email us, and take surveys throughout Phase 2 to voice your opinion

Drafting: Review drafts and make sure all the zones and guidelines you would like are in the text during DRAFT commenting phases prior to Council adoption



Feedback – Take our Survey

Survey open through Nov. 11, 2022

Presenter Notes
Presentation Notes
Now that you are experts, you need to go and take the code update survey on residential development which asks questions about your preferences for residential buildings in your neighborhoods. You can also sign up fro emails at okc.gov/codeupdate to be on the list to get more information about the code update project.

The other things we have been doing is hosting open houses at libraries. We have two left, one in Capitol Hill on Oct. 1st and the other at Southern Oaks Library on Oct. 22. 



Discussion



OKC Code Update 
Contact Information
Marilyn Lamensdorf Allen, AICP, CNUa

Program Planner, City of Oklahoma City Planning Dept.
codeupdate@okc.gov; 405-297-1692
https://www.okc.gov/departments/planning/current-
projects/development-codes-update

mailto:codeupdate@okc.gov
https://www.okc.gov/departments/planning/current-projects/development-codes-update
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