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Auto-Oriented Suburban Pattern 

Organizing Principle: Land Use 

Best Zoning: Conventional

Walkable Urban Pattern 

Organizing Principle: Physical Form 

Best Zoning: Form-Based

mailto:tony.perez@opticosdesign.com?subject=Articulating%20Community%20Character
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3 systems to implement your vision

Land Use

Administration

Public Realm

Building Height

Density / FAR

Physical Character

Public Realm

Land Use

Clarity in Administration

Compatibility

Use-Based Zoning Form-Based ZoningNegotiated Zoning (PUD)

Land Use

Administration

Public Realm

Building Height

Density / FAR
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Base Zoning

Negotiated
Zoning

The Trend
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Conventional Zoning

  95.  Physical culture institution 
109.  Potato chip manufacturing 
127.  Tombstones, retail sales 
135.  Turkish bath

19.  Baths, Turkish 
25.  Boxing arena 
28.  Chinchillas, retail sales 
41.  Eleemosynary institutions 
42.  Embalming business

• Emphasis on regulation by use

• Disconnect between land use, urban form, and design

• Exceptions become the rule
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Great at what it wants to prevent

But not at what it intends  to make
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Base Zoning Standards Ineffective (Use Based) 
The Response:  Add Layers of Form Regulations 
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Use Based Zone
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Use Based Zone

Form

Form

Form

Problem: Never 
Fixed Ineffective 
Base Zone
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New Form Based 

Zone

A More Direct and Effective System Based on Form
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Base Zoning

Negotiated
Zoning

The Trend
Form-Based

Zoning
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Form-Based Principles

Rules: Building form as important as land use regulation 

Emphasis: Mixed-use and mixed housing types 

Public Realm: Greater attention to streetscape, design, role of buildings 

Standards: Intentionally based on context and/or desired context 

Public Process: Design-focused / informed by existing conditions analysis 
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Form-Based Codes (FBC) in California

THE PEOPLE OF THE STATE OF CALIFORNIA DO 
ENACT AS FOLLOWS:  

SECTION 1. Section 65302.4 is added to the 
Government Code, to read:  

65302.4. The text and diagrams in the land use element 
that address the location and extent of land uses, and 
the zoning ordinances that implement these provisions, 
may also express community intentions regarding 
urban form and design. These expressions may 
differentiate neighborhoods, districts, and corridors, 
provide for a mixture of land uses and housing types 
within each, and provide specific measures for 
regulating relationships between buildings, and between 
buildings and outdoor public areas, including streets. 

2004  

AB 1268  

Form-Based Codes become a 
legally viable zoning technique
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Is your Zoning working to an integrated purpose?
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Is your Zoning working to an integrated purpose?
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The Intent
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Building Form
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Allowed Uses
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Frontages
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Streets and Civic Spaces
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The built environment: Repeating Patterns

20
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Streets, Buildings, Frontages, Civic Spaces, Land Uses…….
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Density = 30

Use-based zoning says they’re nearly the same

= 29
180  units 5  units
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Density = 53

Physically, they’re nearly the same

= 82

3  units 6  units



Cupertino Charrette 1  Brown Bag Session on Form-Based Codes  12 April 2018 © 2018 Opticos Design, Inc. 

Intended context?

Intended outcomes?

Adjacencies and Compatibility?

Potential is applied despite size differences

Conventional zoning formula applied regardless of lot size

Small LargeMedium

typically 
over-zoned

typically 
under-zoned
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The built environment: Physical Character and Scale
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Regulating Plan

Urban Design 
and intensity 

are clear

• Regulating Plan does more than regulate land 
uses, height and setbacks 

• Also regulates thoroughfares and your plan’s 
urban design intentions 

• Regulates by environment and its components 
and characteristics
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But that’s not how conventional zoning does it

© 2018 Opticos Design, Inc.  |Cupertino Charrette 1  Brown Bag Session on Form-Based Codes  12 April 2018



Cupertino Charrette 1  Brown Bag Session on Form-Based Codes  12 April 2018 © 2018 Opticos Design, Inc. 

FAR = 1.2

Use-Based zoning says they’re the same
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Compliant but incompatible
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Two different, adjacent environments affecting each other
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Make the Zoning 
predictably 
deliver the vision


