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Form-Based Code T2 Rural T3 Sub-Urban T4 General Urban T5 Urban Center T6 Urban Core Other

Whittier Uptown 
Specific Plan

U-E: Uptown Edge U-G: Uptown General U-CT: Uptown Center

City of Grass Valley  
Development Code

NG-2: Neighborhood 
General-2

NG-3: Neighborhood General-3 
NC: Neighborhood Center
NC-Flex: Neighborhood Center-Flex

TC: Town Core

Miami 21 T3: Sub-Urban, with Re-
stricted, Limited, and 
Open subsets

T4: Urban General, with Restricted, Lim-
ited, and Open subsets

T5: Urban Center, with 
Restricted, Limited, and 
Open subsets

T6: Urban Core, with Restricted,  
Limited, and Open subsets, and T6-8, 
-12, -24, -36, and -48 subzones based 
on allowable number of floors

CI: Civic Institutional
DI: Work Place District
D2: Industrial District

Santa Ana Renaissance 
Specific Plan

UN-1: Urban 
Neighborhood-1

UN-1: Urban Neighborhood-1
CDR: Corridor

UC: Urban Center RR: Rail Station Zone R/I: Resident/Industrial

Benicia Downtown 
Form-Based Code

NG: Neighborhood 
General

NG-O: Neighborhood General-Open
TC-O: Town Core-Open

TC: Town Core

Montgomery 
SmartCode

T2: Rural T3: Sub-Urban T4: General Urban T5: Urban Center T6: Urban Core T1: Natural

Sarasota County Edge General Core Preserve

Peoria Development 
Code

West Main-Local Sheridan Triangle-Neighborhood Center
Prospect Road-Neighborhood Center
West Main-Neighborhood Center
West Main-Local Commerce

Warehouse District-
General

Warehouse District-
Local

St. Lucie County Edge General Center Core Countryside: Rural Fringe

Leander SmartCode T3: Sub-Urban T4: Neighborhood General T5: Neighborhood Center T6: Urban Core

Downtown Ventura  
Specific Plan

T4.1: Urban General
T4.2: Urban General 2
T4.3: Urban General 3
T4.4: Thompson Corridor

T5.1: Neighborhood Center T6.1: Urban Core

Blue Springs, MO Down-
town Development Code

T3: Sub-Urban T4: General Urban T5: Urban Center CS: Civic Space

Advanced Application of the Transect in FBC Organizing Principles

Comparing Transect Applications



Form-Based Code T2 Rural T3 Sub-Urban T4 General Urban

Whittier Uptown 
Specific Plan

U-E: Uptown Edge U-G: Uptown General

City of Grass Valley  
Development Code

NG-2: Neighborhood 
General-2

NG-3: Neighborhood General-3 
NC: Neighborhood Center
NC-Flex: Neighborhood Center-Flex

Miami 21 T3: Sub-Urban, with Re-
stricted, Limited, and 
Open subsets

T4: Urban General, with Restricted, Lim-
ited, and Open subsets

Santa Ana Renaissance 
Specific Plan

UN-1: Urban 
Neighborhood-1

UN-1: Urban Neighborhood-1
CDR: Corridor

Benicia Downtown 
Form-Based Code

NG: Neighborhood 
General

NG-O: Neighborhood General-Open
TC-O: Town Core-Open

Montgomery 
SmartCode

T2: Rural T3: Sub-Urban T4: General Urban

Sarasota County Edge General

Peoria Development 
Code

West Main-Local Sheridan Triangle-Neighborhood Cente
Prospect Road-Neighborhood Center
West Main-Neighborhood Center
West Main-Local Commerce

St. Lucie County Edge General Center

Advanced Application of the Transect in FBC Organizing Principles



T5 Urban Center T6 Urban Core Other

U-CT: Uptown Center

TC: Town Core

- T5: Urban Center, with 
Restricted, Limited, and 
Open subsets

T6: Urban Core, with Restricted,  
Limited, and Open subsets, and T6-8, 
-12, -24, -36, and -48 subzones based 
on allowable number of floors

CI: Civic Institutional
DI: Work Place District
D2: Industrial District

UC: Urban Center RR: Rail Station Zone R/I: Resident/Industrial

TC: Town Core

T5: Urban Center T6: Urban Core T1: Natural

Core Preserve

ter
er

Warehouse District-
General

Warehouse District-
Local

Core Countryside: Rural Fringe

Advanced Application of the Transect in FBC Organizing Principles

Form-Based Code

Whittier Uptown 
Specific Plan

City of Grass Valley  
Development Code

Miami 21

Santa Ana Renaissance 
Specific Plan

Benicia Downtown 
Form-Based Code

Montgomery 
SmartCode

Sarasota County

Peoria Development 
Code

St. Lucie County



The Transect in a Prototypical 
Small Town Downtown-Transitioning from Main Street

Downtown Benicia, California Form-Based Code
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Defining Mixed-Use
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Neighborhood General-Open (NG-O) = T3-O 

Form = residential

Use = residential or commercial

Mixed use = flexible uses as 
market demands



Transect as the Framework for Comp Plans

Ventura, California  and West Sacramento, California



FBC Framework in Comprehensive Plans Ventura, CA General Plan

Ventura CA









Regional Application for a FBC Template

Lake Tahoe Regional Plan Implementation
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Figure 1
Draft Land Use Map

Regional Planning Applications Lake Tahoe Regional Plan

South Lake Tahoe

Lake Tahoe



H. ENVIRONMENTAL THRESHOLD CARRYING CAPACITIES 
(ETCC) 

 

1. Adopt updated definitions related to Environmental Threshold Carrying 
Capacities. 

 

Threshold Category

Goal/Value Statement
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Mixed Mode Main Streets

      

Water Transit

Land Use

Wilderness (T1)

Roadless Area (T2)

General Conservation (T3)

Recreation (T4)

Developed Recreation (T5)

LDR (T6)

HDR (T7)

Mixed Use (T8)

Town Center (T9)

Tourist (T10)

Special Districts (T11)

.
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New Transit Services
 

Regional Bike/Ped Facilities

Water Taxi Connections 

Non-auto Recreation Access

Figure 5
Transportation Map

Regional Planning Applications Lake Tahoe Regional Plan



Building Types and FBCs Regional Planning Applications

Tahoe Region Transect-Before

Proposed Transect Categories T-1 T-2 T-3 T-4 T-5 T-6 T-7 T-8 T-9 T-10

Proposed Land Use Districts Wilderness Roadless General
Conservation

Intensive
Recreation

Low Density 
Residential

LDR

High Density 
Residential HDR

Neighborhood Mix 
Use

Town Center
Core

 Core Tourist Mix 
Use

Special District

Existing TRPA Land Use Classifications Tourist Commercial

Example Plan Area Statements/CPs Desolation
Meiss Meadow, Freel 

Peak
Truckee Marsh

Camp Richardson,
Heavenly Ski Resort

Montgomery Estates Sierra Tract
Sierra Tract, Lake 

Forest

Tahoe Valley, Bijou-Al 
Tahoe,  Tahoe City, 

Kingsbury 

North and South 
Stateline 

CSLT 
Industrial/Kings 

Beach Industrial CP 
Areas

Conservation Residential Commercial/Public Service

 



Regional Planning Applications Lake Tahoe Regional Plan
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Conservation

Rural Recreation

Desolation
Meiss Meadow, Freel 

Peak
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Camp Richardson,
Heavenly Ski Resort

T-1: Natural/Conservation

Conservation

Before After
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Regional Planning Applications Lake Tahoe Regional Plan
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Regional Planning Applications Lake Tahoe Regional Plan

T-9 T-10

 Core Tourist Mix 
Use

Special District

Tourist Commercial

 
North and South 

Stateline 

CSLT 
Industrial/Kings 

Beach Industrial CP 
Areas

T6-Town Core SD-Special 
District

T6: Town Core Special District

Tourist Commercial

 
North and South 

Stateline 

CSLT 
Industrial/Kings 

Beach Industrial CP 
Areas

Before After



Recommended Adjusted Transect Categories
T2-Rural Recreation T3-Sub-Urban T5-Town 

Center 
T6-Town Core SD-Special 

District

Proposed Transect Zones T1-W: Wilderness T1-R: Roadless T1-G: General
Conservation

Rural Recreation T3:  Sub-Urban 
T4-N: Urban 

Neighborhood
T4:  General Urban

T5: Town Center
T6: Town Core Special District

Existing TRPA Land Use Classifications Tourist Commercial

Example Plan Area Statements/CPs Desolation
Meiss Meadow, Freel 

Peak
Truckee Marsh

Camp Richardson,
Heavenly Ski Resort

Montgomery Estates Sierra Tract
Sierra Tract, Lake 

Forest

Tahoe Valley, Bijou-Al 
Tahoe,  Tahoe City, 

Kingsbury 

North and South 
Stateline 

CSLT 
Industrial/Kings 

Beach Industrial CP 
Areas

T-1: Natural/Conservation T4-General Urban

Conservation Residential Commercial/Public Service

Building Types and FBCs Regional Planning Applications

Tahoe Region Transect-After
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Advanced Application of the Transect in FBC Common Mistakes

Final Thoughts

Transect is often modified when 
applied to existing conditions

-Minimize number of zones

Transect often is applicable but not 
always

-ex Benicia Arsenal SP

Use T-Zone in name even if 
changing the name

ex. Neighborhood General-T4     
(NG-T4)



Form-Based Codes 
Resources 
Book Available in mid to late 

March 2008 from John Wiley 

& Sons but you can pre-

purchase now

Save 15% if you purchase it 

at www.opticosdesign.com

Resources:

CNU XVI-Austin: April 2-6

FBC 202, and FBC Track  

FBCI    

www.formbasedcodes.org

Opticos  

www.opticosdesign.com

Form-Based Codes

A Guide for Planners, Urban Designers, 
Municipalities, and Developers

Daniel G. Parolek, AIA  •  Karen Parolek  •  Paul C. Crawford, FAICP
Forewords by Elizabeth Plater-Zyberk and Stefanos Polyzoides


