
Mobility & Community Form

A Guide to Linking the

Circulation and Land Use Elements

of  the Municipal Master Plan





“A building or town is given its character,

essentially, by those events which keep on

happening there most often.” Christopher Alexander
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Communities should be designed to 

serve the cycle of  the day and the 

cycle of  the lifetime. -Andrés Duany





There is a quality even meaner than outright ugliness 

or disorder, and this meaner quality is the dishonest 

mask of  pretended order, achieved by ignoring or 

suppressing the real order that is struggling to exist 

and to be served.”

Jane Jacobs 
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IF: Form follows Function

AND: Function is derived from Activity 

Patterns

THEN: Activity Patterns determine Form



TownRural Low Density Dense Suburb City
C

en
te

r
C

o
rr

id
o
r

W
at

er
fr

o
n
t



• Circulation

• Shopping Streets

• Parking

• Transit Stops

• Neighborhoods

• Public Places

• Natural Environment

Pattern Groups:



There is a quality even meaner than outright 

ugliness or disorder, and this meaner quality is the 

dishonest mask of  pretended order, achieved by 

ignoring or suppressing the real order that is 

struggling to exist and to be served.”

Jane Jacobs 



Connectivity

Create interconnected street

networks with frequently spaced

intersections and interconnected

pedestrian pathways and bicycle

networks.

Circulation Principles:







Multi-Use Streets

Design “complete streets” and

intersections that serve pedestrians,

persons with disabilities, bicyclists,

transit vehicles, and trucks as well

as motorists.

Circulation Principles:
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How do we get there?



Community Visioning

How would we like to live

in the future?



Community Visioning

What activity patterns should

be encouraged in our community?



Community Visioning

What community forms & features

Will help support those activities?



Community Visioning

How should our transportation

system be formed to support desired

activities and community form?



• “Mobility and Community Form”

Element of  the Master Plan

• Form-Based Development Codes

• Infrastructure Planning

• Regional Context

• Working With State Partners

Implementing The Vision



Replace the 

traditional 

Circulation and  

Land Use 

Elements of  

the Master 

Plan with a 

combined 

“Mobility and 
Community 

Form 
Element”.

Implementing The Vision



What is an MCF?

Conventional Land Use 

Element

Conventional Circulation Element

Use Management Form



What is an MCFE?

Mobility & Community Form Element

Use Management Form



What is an MCF?

Streetscape Plan

Land Use Plan



What is an MCF?



Elements of  the 

Visual Field

Pedestrian access

Vehicular access

Setbacks

Building massing

Bicycle facilities

Open spaces

Signage

Landscaping

Elements of  the 

Pedestrian 

Realm

Curb

Landscaping

Streetscaping

Signs

Lighting

Sidewalks

Transit amenities

Utility

Open drainage 

system

Elements of  the 

Cartway Realm

Vehicular travel lanes

Medians

Bicycle Lanes

Pavement type

Parking

Transit stops

Traffic calming 

measures

Pedestrian crossings

Intersection design

Gutter

Definitions

Sensory Street Realm: the space 

experienced by a motorist, bicyclist or 

pedestrian

Cartway Realm: the physical space 

devoted to vehicular and/or bicycle 

travel

Pedestrian Realm: area where 

pedestrian travel is a priority

Visual Field: private or public uses 

abutting the street



What is an MCF?



Form-based codes replace traditional

Euclidian (use based) zoning with massing

and design criteria based on the function of

the adjacent public spaces.

Implementing The Vision



What is a Form-Based Code?



What is an MCF?



Infrastructure planning proceeds at a

different pace from land development, but

they should be clearly linked together.

Implementing The Vision



Local transportation planning requires 

thinking about the regional context.

Implementing The Vision



State agencies, MPOs, counties and other 

regional planning partners can offer technical 

assistance, financing, in-kind services, permit 

expediting and other incentives.

Implementing The Vision



Developed by Steve Price 
in association w/ Dover Kohl & Partners 

& Glatting Jackson
for Johnson City Tennessee




