






Sacramento Form-Based Codes Pretest  Page 39 of 60 
City of Sacramento  October 2007 

  

  
Housing Types in East Sacramento 

 

In addition to identifying desirable land uses, form-based codes can address the 
relationship of the built environment to the public realm using a minimum of text 
and easily comprehensible graphics.  The application of a “street hierarchy” can 
provide design standards defining such elements as: 

• building envelopes; 

• relationship of buildings to the site and to the public realm; 

• size and type of building extensions into the public realm; 

• width and location of sidewalks, parking lanes, bike lanes, and travel 
lanes; and 

• location of planting strips and landscaped areas. 

Additional Standards and Guidelines for Historic Districts 
East Sacramento has not been subject to a historic preservation survey and district 
designation. As was noted in the Alkali Flat discussion, the City’s Historic 
Preservation Department currently employs the U.S. Secretary of the Interior’s 
standards for review of structural modifications to buildings within the historic 
districts.  However, the Secretary of the Interior’s standards address primarily 
architectural elements, leaving site design and landscape elements to be addressed 
by local ordinances.  Thus, such features as setbacks are not addressed by the 
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Secretary of the Interior’s standards.  The adoption of additional guidelines could 
address these site elements. 

In addition, like Alkali Flat, East Sacramento possesses a wide variety of 
architectural styles and types.  A pattern book identifying the various styles and 
their predominant features would be a useful tool that could provide guidance for 
infill development constructed in keeping with the existing context. 

In summary, planning efforts in East Sacramento should include the commercial 
corridors as well as residential neighborhoods.  The application of form-based codes 
should take into consideration the neighborhood’s diversity of built form and site 
design, with codes tailored to address specific corridors, residential areas, and 
commercial and opportunity sites. 
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Conclusion 

The pretest project has been useful in identifying the values and priorities that 
applicants, stakeholders, and other residents have for their respective pretest areas 
and wider neighborhoods.  The stakeholder and neighborhood meetings associated 
with the pretest have also provided the information necessary to generate a set of 
potential implementation steps.  All three pretest neighborhoods could benefit from 
the application of the following measures. 

 Coordination of Planning Efforts 
Efforts taken by the City’s Planning Division to implement measures 
suggested by the pretest process can be enhanced by incorporating the 
results of other concurrent planning efforts, when appropriate.  For instance, 
the City’s Historic Preservation Department is carrying out an Oak Park 
Historic Survey, which could potentially be applied to the Oak Park pretest 
area.  A second example is the Sacramento Urban Design Plan Update, which 
is currently underway.  This document could address such issues as massing, 
streetscape, and circulation along the 12th Street corridor in Alkali Flat. 

 Definition of Planning Area Boundaries 
The pretest areas, as defined in the original applications, may not be large 
enough or sufficiently unique to warrant establishment as separate planning 
areas supported by distinct planning documents.  The boundaries of the 
three pretest areas should therefore be reviewed and appropriate boundaries 
established by planning staff before follow-on efforts are carried out. 

 Inclusion of Local Residents in the Implementation Process 
Some stakeholders and residents have expressed interest in participating in 
the implementation of the pretest process.  Neighborhood support for 
implementation will be strengthened if planning staff enlists local residents  
to assist with specific tasks.  For example, residents could take photographs 
of their respective neighborhoods to develop a database of local architectural 
and streetscape forms. 

 Application of Existing Resources  
To make the best use of the City’s resources, existing planning documents 
should be considered for application to the pretest areas when appropriate.  
For example, the Oak Park Design Standards and Guidelines, sponsored by 
Sacramento Housing and Redevelopment Agency for the Oak Park 
Redevelopment Area, could be extended to include adjacent portions of the 
neighborhood located outside of the Redevelopment Area.  

 Emphasis on Hybrid Form-Based Codes 
Form-based codes, while relatively new, have been in practice long enough 
to warrant some useful commentary and review. Critiques of form-based 
codes suggest that they are most effective when applied in combination with 
more conventional planning techniques that address land use and design 
issues. Emphasis should be placed on developing a hybrid form-based code 
approach that is tailored to include these components in combination. 



Sacramento Form-Based Codes Pretest  Page 42 of 60 
City of Sacramento  October 2007 

Therefore, this report recommends that any form-based code that is adopted 
by the City for application to a pretest area will address, at a minimum: 

• built form, 

• architectural elements, 

• site design, 

• relationship of buildings to the public realm, and 

• streetscape design and amenities. 

These aspects of neighborhood design will best be achieved through a 
combination of a form-based code and design guidelines, as deemed 
suitable. 

While not necessary for all pretest areas, measures that address desired land 
uses will benefit development in rapidly changing areas, such as the 
commercial portions of East Sacramento.  This is particularly important for 
Alkali Flat where significant infill and redevelopment efforts are underway or 
are likely to occur in the near future. 

In addition to the general steps noted above, the following specialized measures 
should be considered for application to individual neighborhoods. 

 Oak Park 
 

• Apply enhanced commercial corridors design guidelines to the section of 
Broadway between Martin Luther King Jr. Boulevard and Stockton 
Boulevard, and to Martin Luther King Jr. Boulevard south of Broadway to 
address the need for additional guidance regarding architectural style and 
massing. 

• Implement historic districts in commercial and residential areas, as 
identified by the Historic Preservation Department.   

• Apply the citywide Minimum Design Standards For New Construction of 
Single and Two Family Dwellings developed to assist design review of single-
family and multi-family homes and promote high-quality new 
construction. 

• Apply architectural pattern books in combination with design guides 
where supported by neighborhood residents to protect the established 
character of residential streets and neighborhoods. 

Alkali Flat 
 

• Apply the citywide Neighborhood Historic District & Infill Standards to 
historic districts in Alkali Flat, which are currently under development by 
the Historic Preservation Department.  The new standards will supplement 
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the Secretary of the Interior’s standards by addressing the unique 
conditions of Sacramento’s historic districts. 

• Of the three pretest neighborhoods, Alkali Flat is the only one that 
justifies the development of a form-based code, due to its strategic 
location as a transitional area between the railyards to the north and the 
Central Business District to the south; the potential for infill development 
and redevelopment of opportunity sites; the large number of historic 
districts; and the great variety of style and form displayed by existing 
structures.   

• The proposed form-based code should supplement the Neighborhood 
Historic District & Infill Standards with a hybrid form-based code that 
addresses built form, site design, and streetscape conditions for the entire 
Alkali Flat neighborhood.  Coordinate with the Sacramento Area Council of 
Governments, which is developing a Form-Based Codes Production 
Manual, with Alkali Flat as the test case.  Consider extending the study 
area to include a portion of Mansion Flats extending to 16th Street. 

 East Sacramento 
 

• Develop neighborhood pattern books and/or design guidelines to 
supplement the East Sacramento Design Review Ordinance (Ordinance 
Number 2007-026).  Because the ordinance primarily addresses massing, 
additional guidance is needed for architectural elements and site design.  

• Develop commercial guidelines to address commercial corridors (H and J 
Streets) and opportunity areas, which are not currently covered by other 
planning documents. 
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Appendices 
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Meeting Notes 
Oak Park Neighborhood Meeting 

Sacramento Form-Based Codes Pretest 
January 18, 2007 

 
Summary 
Participants were provided with a large map of the Oak Park neighborhood and were 
encouraged to identify assets and issues. The resulting comments are summarized below. 
 
Neighborhood Assets 

• Broadway Victorians, Victorian styled homes 
• Broadway corridor and area north of Broadway, south of Y Street and west of Stockton 

is a cleaner area with more ownership and pride in neighborhood, homes not as 
crowded together 

• There is an area that may have been part of Curtis Park but divided by the freeway - 
nice area and feel of the 1950s and 1960s, street details and character are charming 
with shade trees and fewer trees in area around 33rd and sound wall (east of 99, north 
of 12th Ave. along 99) 

• Old theater near Broadway and Stockton - like the renovation and look of building 
• Garages detached in the back with alley or deep driveway 
• Like city feel with quaint mom and pop stores - local retail rather than corporate 
• Stable residents 
• Trees 
• Smaller, older homes with landscaping 
 

Concerns 
• Two dwelling units on small lot - too cramped 
• Rolled curbs/sidewalks provide less space for pedestrians to walk because cars park on 

the sidewalks 
• Parking along street should be replaced by parking in back or side 
• MLK is drab farther south, more industrial 
• Alleys north of 12th Ave. are too long and have some prostitution and illegal dumping 
• No buffer between sidewalks and street 
• Dilapidated housing and storefronts 
• Big multi-story houses with large massing on a street with mainly single-story homes, 

especially at 36th and Broadway by the church and 34th and 2nd Ave. by the bike shop 
• More economic growth south of 12th Ave. that supports local retail 
• More trees and groomed streets 
• More attractive homes that promote home ownership 
• More neighborhood serving businesses; locally owned businesses 
• Pedestrian friendly streets 
• Area south of 12th Ave., west of MLK and east of 99, infill single-family homes on vacant 

lots 
• Need development at intersection of MLK and Broadway 
• Mixed use on Broadway near Y Street 
• Area along 99 near Y Street needs cleanup 
• Apply medians all the way down Broadway 
• Better entrance into Oak Park off of Stockton 
• Area indicated on map as having cool character that should influence development, such 

as the use of brick (south of Miller, north off Y Street, west of Stockton) 
• More access across 99 
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Potential Planning Tools 

• Hybrid code that can control visual aspects and use 
• Support diversity of neighborhood uses (range of retail) 
• Prevent gentrification and allow uses that fit the community, target market that is 

consistent with the neighborhood and diversity of community 
• Support long-term residents (shopping and affordable housing) 
• New infill that looks like surrounding buildings 
• Important to preserve existing character of commercial and residential neighborhoods 
• Stoops and front porches that encourage social interaction 
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Appendix B 
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Meeting Notes 
Alkali Flat Neighborhood Meeting 

Sacramento Form-Based Codes Pretest 
February 15, 2007 

 
 

Summary 
 
Meeting participants divided into four groups, each of which was provided with a large map of 
the Alkali Flat/Mansion Flats neighborhoods and a sheet with potential building types that could 
be constructed in the neighborhoods.  Participants were then encouraged to identify issues and 
preferred development forms.  The resulting comments are summarized below. 
 
Several areas of emerged from the break-out group discussion:  

• The neighborhood’s existing historic character, diversity, and location are highly 
valued 

• There is an interest in more commercial particularly along 12th and 16th Streets, with 
a willingness to consider higher residential densities than currently exist 

• Opportunities to identify potential open space should be considered as new 
development is proposed 

 
Break-out Groups and Mapping Exercise 
 
Group 1 

• Need parks and open space with connectivity to other parts of the neighborhood, and 
destinations beyond; open space could be identified in the Crystal Dairy 
redevelopment 

• Need more historic lighting and pedestrian walkways 
• Prefer residential component for proposed County office building on 8th and 9th 

 
 Preferred Building Types: 

• 12th and 16th Streets – 3+ story office; higher density residential, such as live-work 
and condominiums with structured parking 

• 12th Street – vertical mixed use 
• C Street – 3+ story office; live-work  
• Interior – diverse residential types (single-family homes, townhomes, garden court 

condominiums) as long as historic structures are protected 
 
Group 2 

• Neighborhood qualities that are valued include: 
o Historic character 

 Infill should complement historic buildings with similar materials and 
massing 

 Want to avoid Disney character 
o Diversity of culture and physical forms 

 Affordability; opportunities for families with children 
o Mature trees and landscaping 
o Good walkability 
o Light rail is a key asset 

• Crystal Dairy should be focal point of the neighborhood, with open space and a 
community center 
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• Supportive of railyard development, but concerned that architectural styles 
complement Alkali Flat 

• The Alkali Flat neighborhood should be involved in the railyard decision-making 
process 

• More neighborhood commercial is desirable on 12th and 16th to encourage greater 
use 

• Concerns: 
o Too many vacant lots 
o Poorly maintained industrial 
o Lack of streetlights 

• 12th and 16th Streets not used as benefits to neighborhood, but as expressway 
o Should be designed so that people have a reason to stop, not simply pass 

through 
o Need higher density/intensity 

 
Group 3 

• Block by block diversity is valued 
• Prefer a mix of uses on each block, not monolithic development 
• Appreciate the value of the “developed garage,” which provides parking, but adds 

uses 
 
Preferred Building Types: 
12th and 16th Streets– vertical mixed use  
F Street – higher density residential, including townhomes, live-work, and condominiums 
with structured parking 
7th Street – Neighborhood commercial, and vertical mixed use  

 
Group 4 

• Garden could be combined with multi-family housing 
• Development at the Crystal Dairy site should be 5 stories max 
• The County property on 8th and 9th Streets should be 7-9 stories max 
• Hotels on the east side of 16th Street could be converted to residential 
• Mixed use and live-work units could be used for adaptive reuse of light industrial 

buildings 
• Desirable features on live-work units: 

o Varied colors 
o Ground floor windows 
o Option for ground floor retail 

• Desirable features on all buildings 
o Energy efficiency 
o Room for gardens 
o Community owned and operated businesses 

 
Preferred Building Types: 
• Large infill areas – vertical mixed use; live-work units 
• 12th Street – Live-work and vertical mixed use 
• 8th Street – townhomes 
• F Street – vertical mixed use, live-work, condominiums with structured parking 
• Crystal Dairy – condominiums with structured parking 
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Follow-up Discussion 
• Should guidelines or code be used (“should” versus “shall”); some individuals prefer 

tighter regulations 
• Foster more mixed use, neighborhood serving uses 
• Participants in the 2/15 meeting include 8 local residents.  19 people from the Alkali 

Flat/Downtown/Midtown area participated.  All expressed interest in form-based 
codes. 
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Comment Card Responses 
Alkali Flat Neighborhood Meeting 

Sacramento Form-Based Codes Pretest 
February 15, 2007 

The comment card questions are organized below by the number of respondents (in 
parentheses) giving each answer.   

What do you like best about the Alkali Flat/Mansion Flats neighborhoods?  What features 
would you like to see preserved? 

(10) Historic character and districts, Victorian homes  

(9) Mature trees 

(8) Diversity of income, architecture, residents 

(6) Proximity to work, Downtown, railyard, entertainment  

(5) Walkability on residential streets 

(3) Light rail 

(2) Historic lighting 

(2) Open space, parks 

(1) Community Garden 

(1) County jury parking at F and 8th Streets 

(1) Variety of birds 

What kind of infill development might be appropriate for Alkali Flat/Mansion Flats, and 
where should it go?  

(9) Mixed use, including:  

• High density infill mixed uses on 12th and 16th Streets 
• Community serving retail 
• Create a destination location – would like a sidewalk café  
• Food stands, stores more than just the transit stop  
• Give people a stop rather than just a drive through 
• Commercial uses should be encouraged in residential blocks, and residences add 

diversity to blocks that are heavily commercial  
• See Santa Cruz downtown 

(6) Open Space: 

• Need more and larger community gardens 
• More natural areas or community garden – benches and areas to interact with other 

community members 
• Open Space (nature/garden areas), park benches  
• Community Center/park – maybe at Crystal Dairy 
• Crystal Dairy should develop under a comprehensive concept – perfect opportunity 

to create a neighborhood center (park, community center) 
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(5) Family friendly: 

• Need schools 
• Family housing 
• Housing co-op 

(4) Architecture: 

• Within historic districts, new projects should not detract from listed resources, while 
not trying to replicate historic structures.  

• Enhance – make user friendly buildings that are moderate, but not necessarily 
“historic.” Don’t replicate historic structure, but don’t detract/blend with existing 
structures. Don’t have “blocky” development.  

• Whatever a given block lacks – areas that have tall buildings should be protected 
from becoming canyons.  

• Areas that are low and flat could accommodate tall sculptural buildings. Stop 
characterizing areas as “residential,” “commercial,” etc. We need various reasons for 
people to come to each block each time of day. 

(3) Need more street lighting 

(3) Neighborhood serving retail and grocery store (Ray Kerridge promised at NA6 for within 
Crystal Dairy) 

(3) Minimize traffic and other impacts of railyard development 

(2) Need a school 

(2) Make 12th, 16th, 15th streets more pedestrian and bike friendly and more like J Street in 
midtown.  

(2) Transit oriented development at Light Rail Station on 12th Street   

(2) Mix of housing, affordability for lower-income families and workers. More high-density 
housing 3–5 stories would be okay.  

(2) Human-scaled, pedestrian-scaled - break up mass 

(2) Preserve separate landscape strips for sidewalk. 

(1) Key development area: jury parking lots 

(1) Sustainability 

(1) Walkability 

What detracts from the physical appearance of Alkali Flat/Mansion Flats? (Examples: 
buildings needing rehabilitation, vacant properties, landscape, streets, etc.) 

(10) Run-down areas, poorly maintained industrial properties, buildings that need 
rehabilitation, ailing infrastructure (sidewalks, etc.), vacant buildings, vacant spaces in 
functional buildings which are not in use due to traffic/parking  

(8) Vacant lots, unused spaces where trash accumulates 
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(4) 12th, 15th, and 16th Streets have traffic that moves too fast and not a benefit to Alkali 
Flat 

(3) Large ugly parking structures, blocky office buildings, horrible 1970s architecture, 
outdated building designs 

(1) Lack of street parking on 12th Street and 16th Streets 

Are there any related land use issues that were not covered tonight?  Please note your 
comments here. 

• Use green energy building standards for new development. Solar panel usage could lead to 
these buildings generating more electricity than they use. This is also less harmful to the 
environment. 

• Avoid just moving in Starbucks, Subway, etc., and encourage community owned and 
operated businesses. 

• Convert hotels to housing opportunities such as co-op housing. 

• Bring nonexistent business/services to area such as ice cream parlor, unisex barber, 
Icee/Slurpee machine inside grocery stores with limited liquor license. 

• 12th, 15th, and 16th Streets are good locations for denser development and higher buildings 
with a significant residential component. 

• Dairy property is a good opportunity to create a community center, including park, 
community meeting spaces, school, etc. 
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Meeting Notes 
East Sacramento Neighborhood Meeting 
Sacramento Form-Based Codes Pretest 

June 4, 2007 
 
Summary 
 
Participants at the June 4 workshop were asked to identify areas of potential change and other 
issues that might be influenced by form-based codes, as shown below. 
 
Group 1 
Most Vulnerable 

• Lack of code enforcement 
• New development on B Street; traffic at Elvas/Alhambra 
• Putting in mother-in-law looking at back side neighbors 
• East Sacramento has eclectic street image based on remodels in past 
• One bath homes 
• 2–3 bdrm-1-bath house typical 
• Remodels location of garage to front trees 
• Commercial area needs help 

Risk Areas  
• Transition residential to commercial 
• Example-Michael Dunlevy business next to homes 
• Small strip mall vs. Camellia Center (Dean Dance Center) 
• Don’t want to drive out to get to malls 
• Big malls, big traffic  
• Cannery Integration in residential area. But they have high rents and like large 

organizations i.e., state to rent to 
• Keeping small businesses from going out on the freeway and commute to more 

affordable areas 
• North Alhambra and B - large development, little traffic mitigation 
• Affordable space for small business and mom & pop 
• Put teeth in design approval process - not rubber stamps 

 
Group 2 
Areas of Change 

• The Cannery (north of C) form-based 
• Maryanne’s Bakery (west of Alhambra) form-based 
• The Village (north of C) form-based 
• Mercy (J from Alhambra to 42nd) form-based 
• Alhambra and Q form-based 

Form-based influences and threats 
• Traffic safety, quality of life 
• Quality of design-(poor) not in character 
• Landscape-if none 
• High density in residential area 
• Regular type of commercial that goes on 
• Lighting-safety 
• Walkability-too much traffic going by 
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Group 3 
Form-based code can influence 

• Poor quality design 
• Incompatibility with neighborhood-McMansion 
• Density 
• Mixed use-transit 

Area of potential Change-where form-based code might influence 
• Centrage area  
• C Street-Cannery (American Can) 
• Elvas Corridor 
• CSUS/Armory area 
• Folsom Commercial Corridor 

 
Group 4 
Areas of change 

• Cannery 
• Centrage 
• Sutter Hospital may go 
• Mercy Hospital bigger 
• Alhambra corridor 
• 65th/Folsom-TOD 
• Mercy outpatient goes 

Issues 
• Elvas-impacts 
• Whole area at risk 
• Out of scale structures 
• Traffic-air quality impacted by congestion 
• Jobs housing imbalance 

 
Group 5 
Priorities 

• Scale, quality of design (keep the community spirit in quality of design)  
• Sensitive areas that form-base can help 
• 34th street at Stockton Blvd-T Street-what will the future bring to this area in 

development? 
• Mercy Hospital and Sacred Heart School and the intense cannery development 
• The proposed village development and impact on East Sacramento and Elvas Avenue 
• Limit in size and scale of remodels and new houses 
• Major concerns with historic preservation and the lack of tough laws to stop demolition of 

homes and neighborhoods. 
 
Group 6 
Areas of Change 

• All of J Street (Mercy Hospital Area) 
• Elvas and C street/residential/the Cannery 
• Alhambra Commercial area 
• Camellia shopping center-need landscaping 
• St. Francis High School-adding a cafeteria 
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• Area around Mercy Hospital-should not go west of 39th 

Issues 
• Poor quality of design 

o Camellia Shop Center 
o Rite Aid 48/J 

• Parking lot on Alhambra/Rite Aid 
• Safeway parking lot on Alhambra 
• Increased density 

o Not a lot at Cannery 
 
Group 7 
What is form-based design? 
Concern-increase development will occur along 

• Alhambra/Capitol City freeway 
• Stockton Blvd. 
• Folsom 48th and 65th 
• Elvas near Sacramento State 

Issues 
• Commercial encroachment on housing 
• Too much density 
• Does form-based code recognize energy efficiency?-solar roofs etc. 
• How does this respond to storm water runoff and infiltration 
• Respond to changes in technology 

 
Group 8 
Issues 

• Existing neighborhood 
• Reasonable remodel/teardown rebuilds 

Areas of Change 
• Cannery 
• Mary Ann’s Bakery-upper Alhambra 
• Mercy 
• Sutter Memorial - Future? 
• Village 
• Elvas Avenue-demand for commercial 
• 56th and Elvas Commercial 

 
Group 9 
Areas of Change 

• Cannery and “Centrage” 
• Mercy Hospital area 
• Sutter Memorial Hospital 
• North end of Alhambra 

Issues 
• Preservation of single family homes, maintaining architectural integrity of the area 
• Anything that brings more traffic or diverts traffic to residential streets, causing lower 

safety and lower quality of life, more noise 
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• Think Green in all projects! 
• No freeway bypass through East Sacramento 
• Enforcement of existing codes and laws 
• Compromising the treasure that East Sac is 
• Strategies to decrease asphalt not expand asphalt 
• Sustainable development 
 

Group 10 
Issues 

• McMansionization - too much house for the lot size 
• Generic design that could be anywhere in California, no sense of place as you travel 

through 
• Height that blocks trees and light and looks down on other yards and houses invading 

privacy. 
• Bare concrete with no trees and landscape 
• Line and design must be in harmony even if style are different 
• “Mother in law” expansions all over US high density apartment complexes like 65th 

Street as a way to increase density without condo-ization 
• Common architectural themed streets vs. mixed architecture streets-different rules 

needed, especially residential 
• Maintain large and small mixed housing so people don’t have to leave neighborhoods as 

they cycle through family start up to empty nest 
• Live and work in same area-home based offices 
• Affordable space for mom and pop business 
• 65th and Folsom to east to change - needs form-based codes 
• Traffic Issues 

Areas of Change 
• Conversion of commercial corridors H/J/ Folsom from small neighborhood shops to 

larger chain-based stores with corporate architecture 
• Caltrans/Cannery and other large spaces that define the image of nearby neighborhoods 
• Neighborhood serving businesses as destination sites that bring added traffic 
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SECTION 1: PURPOSE OF THE HANDBOOK

Subsection 1.1: Facilitate Blueprint Project Implementation

A)  What is the Blueprint?

A paragraph summarizing the Blueprint Project and the desired outcome. 

B)  Growth Principles

Discuss that a strong link between land use and transportation, good urban design, inviting pedestrian 
environments, a mix of land uses, etc., are all important for creating the livable communities envisioned in 
the Blueprint. Indicate that much of the Blueprint is based on 7 Growth Principles (a summary description of 
each will be provided).

Transportation Choices

Mixed-Use Developments

Compact Development

Housing Choice and Diversity

Use of Existing Assets

Quality Design

Natural Resources Conservation

C)  What Is a Form Based Code?

As will be explained in more detail in this handbook, a form based code is much more focused on the 
design of buildings and the public realm rather than a zoning ordinance focus on uses with less concern 
about design. Because the successful implementation of the Blueprint principles will require a regulatory 
approach, which is more attuned to design, a form based code is regarded as a potentially valuable tool help 
communities shape their future. 

Subsection 1.2: Provide Guidance to Cities and Counties

A)  Part One – What Is a Form Based Code?

The form based code techniques are described and compared with conventional zoning techniques. 

B.  Part Two – Creating a Form Based Code

This part of the handbook provides the general process and recommendations to develop a FBC and 
integrate it with the community’s zoning and development regulations.

C.  Part Three - Case Studies

To help illustrate how a form based code might be applied to real world situations, this portion of the 
handbook will examine how it could be used in four example situations with very different characteristics and 
planning issues.

•

•

•

•

•

•

•
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SECTION 2: WHAT IS A FORM BASED CODE?

Subsection 2.1: Conventional Zoning and Form Based Code Comparison

A)  Conventional Zoning Regulations

This will include a discussion of the following:

Originally developed to segregate incompatible uses (e.g., industry from residences).

Continue to retain an emphasis on regulating uses within identified districts.

Often pay minimal attention to building form and site design.

Many zoning ordinances originated during the ‘50’s and ‘60’s. Although amended since then, many 
continue to have an auto-oriented bias from that era (e.g., detailed parking standards but no on-site 
circulation requirements for pedestrians).

Standards and design requirements often apply generally throughout a district or the entire community.

Zoning requirements are not always directly linked to the implementation of a specific planning vision. 

B)  Form Based Code (FBC) regulations

This will include a discussion of the following:

Minimal emphasis is placed on regulating uses.

Mixed-use is encouraged.

A focus on building form and design is used to promote compatibility between different uses.

Emphasis is placed on creating pleasant and comfortable streetscapes and public areas by integrating 
the building edge with the street environment and public realm.

A clear and articulate vision of what the community wants is the necessary foundation for a form based 
code.

Subsection 2. 2: Form Based Code in Practice

A)  FBC Elements

This would include a short discussion about how there are essential elements, such as uses, basic setback/
building height standards, landscaping, buffering requirements, environmental regulations, etc., which 
appear in both conventional zoning and FBC. As discussed above, it is mainly a matter of emphasis given 
to these and design issues, which define the difference between the two regulatory approaches.  Also, FBC 
is often applied to specific planning areas as a supplement to the community’s zoning and development 
regulations.  

B)  Advantages of the FBC approach

The following items will be discussed:

A brief discussion in this section will indicate that to some extent, all of the seven growth principles require 
thoughtful design solutions to be successful.  For example, providing transportation choices requires more 
than just furnishing sidewalks and bike lanes.  It requires locating different uses and destinations closer 
together, careful design of the streetscape, and integrating private and public development to create a 
safe and inviting public realm. 

More focus on what the community wants, not what it doesn’t.

More emphasis on how development works for people by providing a good urban environment.

Tailored to fit a specific place or neighborhood.

Requires community involvement and planning upfront to establish a clear vision, sense of purpose, and 
direction.
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The plan vision coupled with a form based approach enable communities to create places to come back 
to and not just travel through.

C)  Examples of FBC 

Short summaries of FBCs will be provided, especially as they relate to the context of the four case studies:

Hercules, CA

Petaluma, CA

Rancho Cordova, CA 
Provide examples from these codes that relate to all, or at least some, of the four case study situations.

Section 3: The Workbook—DEVELOPING A FBC
The important steps in creating a form based code are:

Developing a Community Vision

Determining What Should be Regulated and Why?

Auditing the Existing Code

Choosing a Regulatory Approach

Organizing and Simplifying the Code

Conducting a “Road Test” and Monitoring

Subsection 3.1: Community Vision

A)  Community Outreach and Involvement

Public

Developers

Agencies/Departments

Property owners 
Note here that because a FBC is more place- and context-based, there needs to be active involvement at 
all levels from the beginning.  Maybe the Sacramento FBC “pretest” for Alkali Flat could be an example.  
Perhaps some editorial comments about how the FBC needs to work from the perspective of these four 
general groups.

B)  Creating a Vision

The key is for the community to identify the desired outcome as it relates to the seven growth principles.  The 
key elements for the plan’s success must be identified.

Subsection 3.2: What Should be Regulated and Why?

A)  Define the Affected Area

Indicated that a FBC needs to be tied to a specific area or district, and give examples. 

B)  Identify Important Regulatory Elements to Achieve the Vision

The plan and vision will have specific elements that define the desired outcome for the community.
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Subsection 3.3: Existing Code Audit

A)  Create a Checklist

The important elements identified in the plan document should be listed into a checklist.

B)  Code Evaluation

Using the checklist, the current zoning regulations should be evaluated systematically for the degree to 
which they would enable implementation of the plan (perhaps a range from very supportive to contrary).  The 
current code deficiencies should be identified and summarized.

 

Subsection 3.4: Choose a Regulatory Approach

A)  Conventional or FBC Tools

Have a discussion here about using the audit to determine the right regulatory approach.  Indicate that some 
type of blend between conventional and FBC is appropriate.

B)  Standards v. Guidelines

Indicate that standards should generally be used for development and design elements that are 1) essential 
for successful plan implementation and/or 2) are relatively easy to apply clear and objective language.  
Guidelines should generally be used for development and design elements that are 1) desirable but not 
essential for successful plan implementation and/or 2) are more subjective in nature and difficult to distill 
into quantifiable standards.

C)  Regulations v. Incentives

Discuss how regulations should be used to set the “floor” and that incentives can be a good way to encourage 
developers going beyond the minimum.

  

Subsection 3.5: Organize and Simplify the Code

A)  Proper integration with existing code

B)  Amendment v. rewrite 

C)  Make it readable

D)  Use of illustrations/diagrams

Subsection 3.6: Road Test and Monitoring

A)  Road Text

A description will be provided about trying to apply the draft code provisions to actual past development 
applications to determine how well the draft addresses real world development and design issues.  
Determine if the draft code would enable successful plan implementation without being unnecessarily 
burdensome to the applicant.  Amend the draft as necessary to respond to issues identified during the test.

B)  Monitoring Performance

Indicate that this is a continuation of the road test after the code provisions have been adopted.  
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section 4: CASE STUDIES
Subsection 4.1: Introduction

The purpose of the case studies is to illustrate how the FBC development process described in Section 3 could 
be applied in different situations.  It must be emphasized that while these are real places, they are hypothetical 
examples to only show how the FBC process might be applied – not to provide a plan and ordinance for the city 
to implement. 

Subsection 4.2: Development Scenarios

A)  Urban Infill – Sacramento

City Profile

Study Area Context and Issues

Developing a FBC

Developing a Community Vision

Determining What Should be Regulated and Why?

Auditing the Existing Code

Choosing a Regulatory Approach

Organizing and Simplifying the Code

Conducting a “Road Test”

B)  Suburban Infill – Citrus Heights

City Profile

Study Area Context and Issues

Developing a FBC

Developing a Community Vision

Determining What Should be Regulated and Why?

Auditing the Existing Code

Choosing a Regulatory Approach

Organizing and Simplifying the Code

Conducting a “Road Test”

C)  Small City Downtown Redevelopment – Auburn

City Profile

Study Area Context and Issues

Developing a FBC

Developing a Community Vision

Determining What Should be Regulated and Why?

Auditing the Existing Code

Choosing a Regulatory Approach

Organizing and Simplifying the Code

Conducting a “Road Test”
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D)  Greenfield Development – Roseville

City Profile

Study Area Context and Issues

Developing a FBC

Developing a Community Vision

Determining What Should be Regulated and Why?

Auditing the Existing Code

Choosing a Regulatory Approach

Organizing and Simplifying the Code

Conducting a “Road Test”

Subsection 4.3: Conclusion

The conclusion will stress the importance of customizing the approach to fit the context and specific needs of 
each community. The discussion will be organized around the six bullets (“Developing a Community Vision,” 
“Determining What Should be Regulated and Why,” etc) detailed in each case study.
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