
PROJECT NAME

Bonita Springs Downtown Code
PROJECT NUMBER PROJECT LOCATION

1812 Bonita Springs, Florida

MAP

Regulating Plan
ID DATE

TF-400 07/24/18

ORIENTATION SCALE

The above drawings, ideas and designs are the property of DPZ Partners.  No part thereof shall be copied, disclosed to others, or used in connection with any work 
other than for the specific project for which they have been prepared without the written consent of the architects/town planners. Preliminary-this is a conceptual 
drawing not to be used for engineering, surveying, or construction.

0 200 400 800 1200 1600 2000 Feet

O
ld

 4
1 

R
d

W Terry St

Pennsylvania Ave

Ragsdale St

Dean St

Fe
lts

 A
ve

D
or

tc
h 

Av
e

Fr
on

t S
t

Kentucky St

Childers St

Wilson St

Hampton St

O
ld

 4
1 

R
d

T-5 Core

T-5 Edge

T-4

T-3 Restricted

T-3 Open

Special District

Civic

Mandatory “Retail Ready”

T-5 E

T-4

T-4

T-3 O

T-3 O

T-5 C

T-3 R CIVIC

T-4

T-5 E

SD

CIVICIntroduction to a:
Form-Based Code for 
Downtown Bonita Springs



2 Introduction to a FBC



3Introduction to a FBC

Introduction ..................................................... .4

The Transect .................................................. 10

Draft Regulating Plan ..................................... 12

Urban Form .................................................... 14

Street Hierarchy ............................................. 18

Architectural Character .................................. 20

Parking ........................................................... 22

Signs  ............................................................ 24

Appendix ........................................................ 27

 Conceptual Site Studies ....................... 28

 Building Height Studies ........................ 36

 Synoptic Survey ................................... 38

Contents



4 Introduction to a FBC

EXISTING CONTEXT

Downtown Bonita Springs is in an exciting new period 
of its evolution. Two years after completing ambitious 
streetscape improvements along Old 41 that included 
new sidewalks, parallel parking and two round-abouts, 
there are signs that private development is beginning 
to reciprocate with several downtown projects in 
various stages of development.  As private development 
continues to build steam, now is the time to reexamine 
existing zoning regulations to ensure that new design 
and construction will produce the best possible results 
for the community.  

EXISTING CODE

The current land development code includes the “Old 
US 41 Redevelopment Overlay District” that governs 
design within the downtown core area.  The code was 
based on the Old US 41 Corridor Redevelopment Master 
Plan prepared in 2005.  On the positive side, the existing 
code incorporates many elements of a FBC including:

• Building and parking placement on the site

• Building height setbacks

• Mandatory commercial frontage on some streets

• Flexible and reduced parking standards

While the code incorporates many elements of a FBC, 
there are some deficiencies with the code and the Town 
Center Concept Plan that informed the code:

• The Concept Plan on which the existing code is 
based, is too “plan specific.”  A FBC should allow for 
greater flexibility and a mixture of uses within each 
sub-zone (or transect zone).

DPZ CoDESIGN was retained by the City 
of Bonita Springs in the summer of 2018 
to lay the groundwork for a streamlined 
Form-Based Code to facilitate the design 
of infill development that is compatible 
with the vision for a walkable, vibrant, 
and attractive downtown.

Introduction 

The conceptual illustrations for the “Bamboo Site” provide 
a clear vision for a mixed-use entertainment district on the 
banks of the Imperial River

Previous planning efforts have focused more on the 
public open space, including Riverside Park and the 
Town Square. Less attention has been given to the built 
environment.

• In lieu of the Concept Plan, a simplified Regulating Plan 
would facilitate greater flexibility 

• The  graphics and illustrations can be improved and 
made more user-friendly

• The current review process is ambiguous and somewhat 
ineffectual.  A more objective, tiered review process that 
streamlines the review process, especially for smaller 
projects, is recommended.

While the existing overlay zone represents a step in the right 



5Introduction to a FBC

direction, DPZ recommends a more comprehensive Form-
Based Code that will set forth clear standards, allow for 
greater diversity in uses and building types, and simplify 
the review process. 

WHAT IS A FORM-BASED CODE?

Form-Based Coding (FBC) is an approach to zoning that 
represents a fundamental shift in the way the built 
environment has been regulated.  FBCs are different than 
conventional land-use based codes that are primarily 
based on use and statistics, none of which envision or 

require any particular physical outcome.  Instead, a form-
based code is a land development regulation that fosters 
predictable built results and a high-quality public realm by 
controlling the physical form (rather than separation of 
uses) as the main organizing principle for the code.  FBC’s 
place a secondary focus on land use regulations.  FBC’s 
have been proven much more effective in regulating 
development to achieve a specific urban form within a 
mixed use, walkable urban environment. 

The exsiting school on Dean Street is an essential 
part of the civic infrastructure in downtown.

The recently completed streetscape improvements along 
Old 41 are intended to catalyze new development

Downtown has many civic amenities, including these artist 
cottages in Riverside Park 

While there has been a major public investment in 
downtown, the private investment has lagged behind.  
This appears to be changing. 
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The Town Center Concept Plan was the basis 
for the existing Overlay Zone.

Subdivision II. - Old U.S. 41 Redevelopment Overlay District  

Sec. 4-866. - Exhibits I through III.  

EXHIBIT I  

 

EXHIBIT II  
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INTENT of the CODE:

A new Form-Based Code should incentivize desirable 
vertical development in the Bonita Springs Downtown 
and Old 41 Main Street area to complement the award-
winning investment in horizontal infrastructure. A FBC 
should be part of a streamlined entitlement process that 
rewards code-compliant projects with expedited, 
by-right, administrative approvals. 

The requirements set forth in a Downtown Bonita Springs 
Form-Based Code would seek to: 

(a) Preserve and maintain the urban pattern and 
architectural character of the Bonita Springs Downtown.

(b) Encourage new construction that is compatible with 
the area’s Old Florida & Cracker Vernacular heritage, but is 
also reflective of its time. 

(c) Improve the physical appearance of the community 
with standards that provide more predictable results in 
terms of the form and character of buildings. 

(d) Support the removal of blight within the community 
by encouraging quality redevelopment. 

(e) Support the future growth of the Bonita Springs 
Downtown to ensure development that remains resilient 
long-term, and to support the goals, objectives and 
policies of the City’s Comprehensive Plan and Land 
Development Code. 

(f ) Coordinate the placement, orientation, and design of 

A FBC functions like a thermostat; it 
can be turned up or down according 
to the community’s vision and “com-
fort level” 

At the most basic level, a FBC pre-
scribes the placement and orienta-
tion of the buildings on the site.

At the higher end of the spectrum, 
a FBC may address architectural 
features, such as window and roof 
configuration, and materials and 
color pallette. 

buildings to ensure a coherent and walkable streetscape 
and traditional urban character by creating well-defined 
street edges with continuous building walls, articulated 
facades, and architectural features that create visual 
interest and an attractive pedestrian environment. 

(g) Capitalize on opportunities to attract and grow a 
variety of residential building types, retail, service, and 
cultural establishments to serve local needs, create 
regional attractions and a robust economic base. 

(h) Enable and encourage mixed-use development within 
the downtown area in support of viable and diverse 
locally-oriented business and cultural institutions. 

(i) Achieve context-based development and complete 
streets. 

CALIBRATING THE CODE

Like a thermostat, the degree of regulation in a FBC can 
be turned up or down to suit the context and “comfort 
level” of the community.   For example, along the primary 
“Main Street” - in this case the four blocks of Old US 41 
located in the core - the regulations may be more 
stringent in order to insure a high quality pedestrian 
environment, while outside the core area, more lenient 
standards may be in place.  The idea is to have just the 
right amount of regulation to produce the intended 
results - no more, no less.
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ADMINISTERING THE CODE

The methods used to administer the code are a critical 
component of the FBC.  DPZ recommends a tiered review 
process that streamlines the review process for smaller 
projects (which incentives incremental development), 
while requiring a more comprehensive review of larger 
projects that will have a greater impact on the built 
environment.   Whenever possible, minor elements such 
as signage, repairs, and minor modifications should be 
handled at the staff review level in order to expedite the 
permitting process.

For more significant projects (to be defined at a later date), 
DPZ recommends a Design Review Board (DBR) be formed 
to review and approve applications.  The board should be 
composed of community professionals, the majority of 
which should have some experience in the design and 
construction fields (architects, planners, contractors, etc.).  
Those with non-design areas of expertise should represent 
the best interests of the community and defer to a strict 
interpretation of the design standards.

DPZ recommends that the City Council act in the role of an 
appeal board in the event that the design application is 
rejected by the Design Review Board and the applicant 
requests that the decision be over-turned.

DENSITY or SCALE?

A FBC puts less emphasis on density and more emphasis 
on scale and character.  Although traditional density 
calculations can be helpful for planning infrastructure, 
they can also be misleading.  For example,  the two-story 
duplex unit shown below could just as easily be a single-
family house.  As a duplex, it would have twice the density 
per acre as a single-family house - same building footprint 
and height, but different densities.  As part of the coding 
process, DPZ recommends that the concept of density be 
revisited with more emphasis on scale and character.

LEVERAGING ASSETS

The Imperial River, a meandering waterway which 
intersects downtown, provides an opportunity to create a 
unique entertainment destination for the community.  
Renderings prepared by James Lease illustrate the city’s 
vision for a village-like cluster of restaurants and shops 
located along the river.  The architectural character 
exemplified in the renderings may help to inform the 
design standards in the FBC.  For example, the buildings 
incorporate light-weight, columned galleries which 
provide shade and protect from rain.   This is a frontage 
type that may be extended to other areas of downtown.

DPZ produced this conceptual design for an infill site on Wilson 
Street to examine issues of scale and density.  The design, which 
incorporates modest 2-story buildings, has a density of approxi-
mately 20 units/acre.
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The concpetual rendering shows traditional “Old 
Florida” venacular achitecture lining each side of the 
Imperial River. 

The galleries and porches are a character-defining ele-
ment of the architecture; a frontage type that may be 
employed in other areas of downtown.
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The Transect

© 2016 DPZ PARTNERS     MIDTOWN OMAHA 2050 77

conceptual FoRM-BaSeD coDe

NATURAL RURAL RESERVE URBAN EDGE URBAN TRANSITION URBAN CENTER URBAN CORE

Consists of areas approximating a 
wilderness condition, including lands 
unsuitable for settlement due to 
topography, hydrology or vegetation.

Consists of sparsely settled areas in 
open or cultivated states. These include 
woodland, agricultural land, grassland, 
and upland areas. Typical buildings are 
farmhouses, agricultural buildings, cot-
tages and individual houses.

Consists primarily of lower density res-
idential areas, that has some mixed use. 
Home working buildings and outbuild-
ings are allowed. Planting is naturalistic 
and setbacks are relatively deep. Blocks 
may be large and the roads irregular to 
accommodate natural conditions.

Consists of a mixed use but primarily resi-
dential urban fabric. It contains a wide range 
of building types. Setbacks and plantings 
are variable. Streets define medium-sized 
blocks with buildings set near to Sidewalks.

Consists of higher density mixed use 
buildings that accommodate retail, 
offices, Townhouses and apartments. 
It has a tight network of streets, with 
wide Footpaths, steady street tree 
planting and buildings set adjacent to 
the sidewalks.

Consists of the highest density and 
height, with the greatest variety of 
uses, and civic buildings of regional 
importance. Streets have steady 
street tree planting and buildings are 
set close to wide Sidewalks. Typically 
only large towns and cities have an 
Urban Core Zone.

General Character Natural landscape 
with some agricultural use

General Character Primarily 
agricultural with woodland & wetland 
and scattered buildings

General Character
Lawns, and landscaped yards surrounding 
detached single-family houses; pedestri-
ans occasionally  

General Character
Mix of Houses, Townhouses & small 
Apartment buildings, with scattered 
Commercial activity; balance between 
landscape and buildings; presence of 
pedestrians 

General Character
Stores mixed with Townhouses, larger 
Apartment Houses, Offices, workplace, 
and Civic buildings; predominantly 
attached buildings; trees within the 
public right-of-way; substantial pedes-
trian activity

General Character
Medium to High-Density Mixed 
Use buildings, entertainment, Civic 
and cultural uses. Attached buildings 
forming a continuous street wall; 
trees within the public right-of-
way; highest pedestrian and public 
transport activity

Building Placement
Not applicable 

Building Placement Variable Setbacks Building Placement
Large and variable front and sideyard 
Setbacks

Building Placement
Doorfront to medium front and side-
yard Setbacks  

Building Placement
Doorfront Setbacks or none; buildings 
oriented to street defining a street wall

Building Placement 
Doorfront Setbacks or none; build-
ings oriented to street, defining a 
street wall

Frontage Types
Not applicable 

Frontage Types
Yard, fences, naturalistic tree planting, 
walls and dykes

Frontage Types
Yard, fences, naturalistic tree planting, 
walls and dykes

Frontage Types
Yard, fences, frontstrips, Forecourt

Frontage Types
Stoops, Shopfront, Galleries, Arcades

Frontage Types
Stoops,  Terraces, Frontstrips, Fore-
courts, Shopfront, Galleries, and
Arcades

Building Height
Not applicable

Building Height
1- to 2-Stories with some 3-Stories

Building Height
1- to 2-Stories with some 3-Stories

Building Height
2- to 3-Stories with a few taller Mixed 
Use buildings

Building Height
3- to 4-Stories with some variation 

Building Height 
4- to 6-Stories with a few shorter 
buildings 

Type of Civic Space
Not applicable

Type of Civic Space
Parks, Greenways

Type of Civic Space
Parks, Greenways

Type of Civic Space
Squares, Greens

Type of Civic Space
Parks, Plazas and Squares, median 
planting

Type of Civic Space 
Parks, Plazas and Squares; median 
planting

T1 T2 T3 T4 T5 T6

NATURAL RURAL RESERVE URBAN EDGE URBAN TRANSITION URBAN CENTER URBAN CORE

RURAL-TO-URBAN TRANSECT

One of the principles of Transect-based planning is that 
certain forms and elements belong in certain environments.  
For example, an apartment building belongs in a more 
urban setting, whereas a farm belongs in a more rural 
setting.  The Rural-to-Urban Transect is a means for 
considering and organizing the human habitat according 
to intensities that range from the most rural condition to 
the most urban. The Transect zones are primarily classified 
by the physical intensity of the built form, the relationship 
between nature and the built environment, and secondly 
by the complexity of uses within the zone. 

To arrange the analysis and coding of traditional patterns, 
a prototypical Rural-to-Urban Transect has been divided 
into six Transect Zones, or T-zones, for application on 
zoning maps.  These six habitats vary by the level and 
intensity of their physical and social character, providing 
immersive contexts within each T-Zone.  

This zoning system replaces the conventional single-use 
zoning system that has encouraged a car-dependent 
culture,  and land-consuming sprawl. The six Transect 
Zones instead provide the basis for real neighborhood 
structure, which requires walkable streets, mixed use, 
transportation options, and housing diversity.   

The Transect for Downtown Bonita Springs will be 
calibrated to reflect local character and form.  While the 
standard transect includes six T-zones: Natural Zone (T1), 
Rural Zone (T2), Urban Edge (T3), General Urban (T4), 
Urban Centre (T5), and Urban Core (T6), the code for Bonita 
Springs is anticipated to be edited to down to three 
transect zones (T3, T4, and T5) to better reflect the existing 
context. The components of the code include the 
Disposition, Configuration, and Function of buildings, 
Thoroughfares and Open Space, which are coordinated by 
T-zone number to ensure “immerse environments,” i.e., 
human habitats with distinctive character.   
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conceptual FoRM-BaSeD coDe

NATURAL RURAL RESERVE URBAN EDGE URBAN TRANSITION URBAN CENTER URBAN CORE

Consists of areas approximating a 
wilderness condition, including lands 
unsuitable for settlement due to 
topography, hydrology or vegetation.

Consists of sparsely settled areas in 
open or cultivated states. These include 
woodland, agricultural land, grassland, 
and upland areas. Typical buildings are 
farmhouses, agricultural buildings, cot-
tages and individual houses.

Consists primarily of lower density res-
idential areas, that has some mixed use. 
Home working buildings and outbuild-
ings are allowed. Planting is naturalistic 
and setbacks are relatively deep. Blocks 
may be large and the roads irregular to 
accommodate natural conditions.

Consists of a mixed use but primarily resi-
dential urban fabric. It contains a wide range 
of building types. Setbacks and plantings 
are variable. Streets define medium-sized 
blocks with buildings set near to Sidewalks.

Consists of higher density mixed use 
buildings that accommodate retail, 
offices, Townhouses and apartments. 
It has a tight network of streets, with 
wide Footpaths, steady street tree 
planting and buildings set adjacent to 
the sidewalks.

Consists of the highest density and 
height, with the greatest variety of 
uses, and civic buildings of regional 
importance. Streets have steady 
street tree planting and buildings are 
set close to wide Sidewalks. Typically 
only large towns and cities have an 
Urban Core Zone.

General Character Natural landscape 
with some agricultural use

General Character Primarily 
agricultural with woodland & wetland 
and scattered buildings

General Character
Lawns, and landscaped yards surrounding 
detached single-family houses; pedestri-
ans occasionally  

General Character
Mix of Houses, Townhouses & small 
Apartment buildings, with scattered 
Commercial activity; balance between 
landscape and buildings; presence of 
pedestrians 

General Character
Stores mixed with Townhouses, larger 
Apartment Houses, Offices, workplace, 
and Civic buildings; predominantly 
attached buildings; trees within the 
public right-of-way; substantial pedes-
trian activity

General Character
Medium to High-Density Mixed 
Use buildings, entertainment, Civic 
and cultural uses. Attached buildings 
forming a continuous street wall; 
trees within the public right-of-
way; highest pedestrian and public 
transport activity

Building Placement
Not applicable 

Building Placement Variable Setbacks Building Placement
Large and variable front and sideyard 
Setbacks

Building Placement
Doorfront to medium front and side-
yard Setbacks  

Building Placement
Doorfront Setbacks or none; buildings 
oriented to street defining a street wall

Building Placement 
Doorfront Setbacks or none; build-
ings oriented to street, defining a 
street wall

Frontage Types
Not applicable 

Frontage Types
Yard, fences, naturalistic tree planting, 
walls and dykes

Frontage Types
Yard, fences, naturalistic tree planting, 
walls and dykes

Frontage Types
Yard, fences, frontstrips, Forecourt

Frontage Types
Stoops, Shopfront, Galleries, Arcades

Frontage Types
Stoops,  Terraces, Frontstrips, Fore-
courts, Shopfront, Galleries, and
Arcades

Building Height
Not applicable

Building Height
1- to 2-Stories with some 3-Stories

Building Height
1- to 2-Stories with some 3-Stories

Building Height
2- to 3-Stories with a few taller Mixed 
Use buildings

Building Height
3- to 4-Stories with some variation 

Building Height 
4- to 6-Stories with a few shorter 
buildings 

Type of Civic Space
Not applicable

Type of Civic Space
Parks, Greenways

Type of Civic Space
Parks, Greenways

Type of Civic Space
Squares, Greens

Type of Civic Space
Parks, Plazas and Squares, median 
planting

Type of Civic Space 
Parks, Plazas and Squares; median 
planting

T1 T2 T3 T4 T5 T6

NATURAL RURAL RESERVE URBAN EDGE URBAN TRANSITION URBAN CENTER URBAN CORE

These zones can be found, and 
further reinforced, within the 
downtown area
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Draft Regulating Plan
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A Regulating Plan is used to identify the 
Transect Zones for an area.  The Regulating 
Plan can also identify special requirements 
such as required sidewalk-level retail 
frontage. A draft Regulating Plan for 
Downtown Bonita Springs is shown here.
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T-4T-3

SPECIAL DISTRICT

T-5

CIVIC

Sub-urban zone, primarily detached 
single family houses, typically with a 
generous front setback . Home 
occupations and outbuildings, 
sometimes with an accessory dwelling 
unit, are also permitted.  

The industrial area to the south of 
downtown is proposed to be a Special 
District which may have more lenient 
design standards

General Urban Zone that includes 
mixture of uses and building types  
generally occurring within 
neighborhood nodes. Building types 
include single family houses, 
sometimes with accessory dwelling 
unit; townhouses, live/work units/ 
small apartment houses, corner stores 
and small commercial storefronts.

Urban Center Zones consist of higher 
density mixed use buildings that 
accommodate retail, offices, live-
works and apartments. It has a tight 
network of streets, with wide 
sidewalks, steady street tree planting 
and buildings set close to the 
sidewalks. This transect zone has 
been divided into low-rise and mid-
rise subcategories.

The Civic zone is intended for public 
buildings and open spaces.  
Generally, civic buildings are exempt 
from most FBC standards while being 
held to a high quality of design.  
Above is a rendering of the new Library 
by BSSW Architects.
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T he primary intent of the form-based code is to 
encourage, and require, that new developments 
adhere to good urban form, a form that is 
compatible with the vision for a walkable 

attractive downtown.  There are three main parameters 
that establish the urban form of the building or 
development.  They are: the building’s placement on the 
site, the building height, and the frontage type.  

Urban Form
Urban Form may be 

expressed as a formula:

URBAN FORM =  
BUILDING PLACEMENT 
+ FRONTAGE TYPE 
+ BUILDING HEIGHT

Conventional zoning often leads to this: buildings set 
back from the street with parking located in the front 
of the site.  While this works well for cars, it does not 
work well for downtown areas where pedestrians take 
precedence. 

This google street view illustrates the lack of spatial defi-
nition that is apparent in downtown Bonita Springs.  The 
buildings do not adequately frame the street.

A FBC better controls the building and parking placement.  
This model shows a more urban condition, with buildings 
located closer to the street.  Parking is located on the 
street and behind the building with pedestrian passages 
to access the front of the building. 

In this example, the buildings clearly define the pub-
lic space of the street and create an inviting walkable 
environment.
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BUILDING PLACEMENT includes criteria for minimum and maximum setbacks and the 
location of parking - the control of which is critical to creating a walkable environment. 
The standards may also address the occupation of the building - that is, the required 
minimum dimension of the facade as a percentage of the lot dimension.

T-4

T-3

T-5
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Porch frontage

Stoop frontage

FRONTAGE TYPES are used to identify the way that the building addresses the 
public street, including the location of the entry. Some frontages are 
appropriate for some T-Zones and not for others.  For example, you would not 
use a storefront frontage in a T3, single family zone. 

Gallery frontage
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BUILDING HEIGHT is typically 
measured in feet for residential 
buildings and in the number 
of stories for commercial and 
mixed-use buildings. Setbacks 
can be used for taller buildings 
to give the impression of a 
smaller scale at the sidewalk.

Common entry frontage

Storefront frontage
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Street Hierarchy

I t is a reality of our modern world that cars and other 
vehicles must be accommodated in urban areas.  
Unfortunately, the presence of parkings lots and 
loading docks can degrade the quality of the sidewalk 

experience.  For this reason, it is useful to establish a 
hierarchy of streets with more prescriptive standards for 
streets that are intended to be the focus of pedestrian 
activity.  These are referred to as the A Streets.  The remaining 
streets  - which can be graded as B and C streets - then can 
have more flexible guidelines that can better accommodate 
the auto-related infrastructure that is needed.  

Diagram showing a range of street frontage conditions from A to C

A

B

C
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PROJECT NAME

Bonita Springs Downtown Code
PROJECT NUMBER PROJECT LOCATION

1812 Bonita Springs, Florida

MAP

Thoroughfares
ID DATE

TF-400 08/08/18

ORIENTATION SCALE

The above drawings, ideas and designs are the property of DPZ Partners.  No part thereof shall be copied, disclosed to others, or used in connection with any work 
other than for the specific project for which they have been prepared without the written consent of the architects/town planners. Preliminary-this is a conceptual 
drawing not to be used for engineering, surveying, or construction.

0 200 400 800 1200 1600 2000 Feet

A  Street

B  Street

C Street

O
ld

 4
1 

R
d

W Terry St

Pennsylvania Ave

Ragsdale St

Dean St

Fe
lts

 A
ve

D
or

tc
h 

Av
e

Fr
on

t S
t

Kentucky St

Childers St

Wilson St

Hampton St

O
ld

 4
1 

R
d

A draft A-B street network that is proposed for the T5 zone



20 Introduction to a FBC

Architectural Character

FENESTRATION refers to the quantity and configuration of windows on a building facade.  
It can be expressed as a percentage of windows (or glazing) to solid wall.  Windows can 
also be further regulated according to their height to width ratios and how they are 
grouped on a facade.

Similar to Urban Form, Architectural 
Character may be expressed in terms 
of the following “formula”:

ARCHITECTURAL CHARACTER =  
FENESTRATION + ROOF FORM + 
MATERIALS + COLOR PALETTE

A Form-based code may stop at urban form 
standards as previously discussed, but when a 
community desires to create a true “sense of 
place” it must also address architectural 

character as well.  DPZ projects that have the most defined 
architectural standards, such as Seaside and Alys Beach, are 
also the most recognizable.  As with the urban form 
standards, the FBC may be calibrated, i.e., some ares of 
downtown, such as the core area, may wish to have more 
stringent guidelines, while other areas on the edge may 
have more relaxed standards.  
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ROOF FORMS are a major character-defining element of the building’s 
architecture.  Some roof forms are appropriate for certain T-zones, while others 
are not.  For example, a parapet type roof is generally more compatible with 
commercial buildings in a T-5 zone.  

By selecting MATERIALS that are 
compatible with the local character, 
the FBC can provide an element of 
harmony while allowing other 
variables, like style, to vary. This is 
one of the most effective ways to 
create an identifiable and 
memorable place. 

Hip roofLow slope roof with parapetGable roof
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Parking

T he accommodation and careful management of parking is critical to the 
creation of a walkable downtown.  Too little parking can negatively 
impact the viability of commercial businesses and the desirability of 
residential uses; while too much parking, or parking in the wrong 

location, can degrade the urban character and produce a more suburban, less 
walkable, environment.  The trend toward ride sharing, as well as the impending 
arrival of autonomous vehicles, may significantly reduced future parking demands. 
It should be noted that the current Downtown Overlay utilizes several best 
practices including the utilization of on-street parking and shared parking 
reductions. DPZ recommends going a step further with various strategies for 
dealing with this dynamic, evolving, issue.

Parking Strategies:
1. The majority of parking in the downtown core area 

should be shared parking to encourage the concept 
of “park-once-and-walk” - in lieu of driving from 
business to business.  Shared parking may be 
provided by on-street parking, municipal and private 
parking lots, and parking garages.  Accessible 
handicap parking spaces should be included in all 
public parking areas, including on-street parking. 

2. Establish a parking management authority to plan 
and coordinate parking needs, establish metered 
parking when appropriate, and provide clear way-
finding systems (signs) for visitors to the downtown. 

3. Whenever possible “un-bundle” parking from building 
occupancy.  For example, encourage developers to 
sell or rent parking spaces separately from the 
dwelling unit. By doing this, some will choose not to 
park a car on site, while others may want several 
spaces. In addition to encouraging fewer parked cars 
in the downtown area, it also will make units more 
affordable by allowing occupants to “opt out” of the 
this costly amenity.

4. Consider allowing private, for-profit parking lots as a 
permitted use as a way to supplement shared parking.  
This use should have criteria for screening and 
“activating” the street frontage (see example on 
facing page).  These lots become future development 
sites and require less public investment.

Proposed BBR Street Section at Tamiami Trail - Increased mobility for all

An example of the suburban approach to parking, 
with parking located in front of the building. How 
likely are you to walk along this sidewalk?

In the urban approach, on-street parking provides 
convenient “teaser” parking for shoppers and pro-
vides a safety barrier for pedestrians.  The majority 
of parking is located in garages or in surface lots  
behind the buildings
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Accessible On-Street Parking: The “Proposed 
Accessibility Guidelines for Pedestrian Facilities in the 
Public Right-of-Way”, published by the U.S. Access 
Board in 2011, includes guidelines for accommodat-
ing accessible on-street parking spaces.  The draw-
ing above shows an ideal condition when the sidewalk 
allows for the encroachment of the access aisle. 
Accessible spaces should also be accommodated in 
municipal parking lots.  Consult with state and federal 
agencies to ensure compliance.

Parking lot shop liners: In Muskegon Michigan, the 
city used small movable wood shops, approximately 
12’x12’,  to screen a vacant lot that is used for park-
ing.  Shipping containers and food trucks can be used 
in a similar way to activate sidewalks.  Although this 
example is on public property, this strategy may be 
required for private parking lots that border ‘A’ streets.

T-4T-3 T-5
Base standard: typically, codes require 
two spaces minimum per dwelling 
unit, although it is sometimes 
regulated by number of bedrooms.

Current Standard: 1-1/2 spaces per 
dwelling unit.

Recommended standard: One space 
per dwelling unit.  This standard 
should be revisited periodically as 
parking demand changes.  A more 
aggressive standard would be to let 
the market determine the number of 
spaces.

Base standard: typically, codes require 
two spaces minimum per dwelling 
unit. 

Current Standard: 1-1/2 spaces per 
dwelling unit. On street parking along 
the building frontage may be applied 
toward the required parking.

Recommended standard: Ideally, 
parking is located at the rear of the 
building and accessed from an alley. 
Garage structures may be used an 
additional dwelling unit in the form of 
a “granny flat”. A more aggressive 
approach would reduce the parking 
to one space per dwelling unit, or, let 
the market determine the number of 
spaces.

Base standard: for residential, one-
two spaces per unit, and for 
commercial uses, 3-5 spaces per 1000 
SF of area.

Current Standard:  1 space/dwelling 
unit, and a reduction for mixed-use 
shared parking. On-street parking 
counts toward required parking.

Recommended standard: Shared 
parking, especially for retail/
commercial uses, should be 
encouraged or required in lieu of 
on-site parking. Some resident-only 
parking may be desired, but the real 
estate market may be allowed to 
determine the exact number. 

Figure R309.2.1
Wide Sidewalks

Public Rights-of-Way Accessibility Guidelines

95  

R309.2.1.1 Alterations.  In alterations where the street or sidewalk adjacent to the parking 
spaces is not altered, an access aisle shall not be required provided the parking spaces are 
located at the end of the block face.

R309.2.2 Narrow Sidewalks.  An access aisle is not required where the width of the adjacent 
sidewalk or the available right-of-way is less than or equal to 4.3 m (14.0 ft).  When an access aisle is 
not provided, the parking spaces shall be located at the end of the block face.   

Advisory R309.2.2 Narrow Sidewalks.  Vehicle lifts or ramps can be deployed on a 2.4 m 
(8.0 ft) sidewalk if there are no obstructions.  
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Signs

A sign that is seen from the viewpoint of a pedestrian is quite 
different than one that is designed to be viewed at 50 mph.  
Large billboards and garish signs may give an impression of 
blight, while signs that are designed to the human scale and 

integrated with the building will add to the overall quality of the urban 
environment.  

Billboards and free-standing signs are intended to be viewed by 
fast-moving cars.  They tend to degrade the quality of the street and 
sidewalk environment.

Urban signs are smaller in scale and oriented to the pedestrian.  
Unlike billboards, they contribute to the overall quality of the built 
environment. 
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Sign diagrams from a DPZ Form-based Code that illustrate the type and placement of urban signage
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Appendix
 Conceptual Site Studies
 Building Height Studies - Old 41
 Synoptic Survey
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PROJECT NAME

Bonita Springs Downtown Code
PROJECT NUMBER PROJECT LOCATION

1812 Bonita Springs, Florida

MAP

Regulating Plan
ID DATE

TF-400 07/24/18

ORIENTATION SCALE

The above drawings, ideas and designs are the property of DPZ Partners.  No part thereof shall be copied, disclosed to others, or used in connection with any work 
other than for the specific project for which they have been prepared without the written consent of the architects/town planners. Preliminary-this is a conceptual 
drawing not to be used for engineering, surveying, or construction.
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A s part of the FBC workshop that was 
conducted at the offices of DPZ, urban 
designers prepared site plans to illustrate 
opportunities for infill development, which 

can also be used to inform a future code for downtown.  
In consultation with city staff, at least one infill site was 
chosen in each proposed transect zone.  

Indiana St

N
ev

ad
a 

St

O
re

go
n 

St

Kentucky St

Site 1: T3
This example infill site illustrates the 
potential to rehabilitate existing alley 
right-of-ways so that garages may be 
located behind the house.  Narrow 
allies will require a greater setback 
from the alley centerline to 
accommodate an adequate turning 
radius into the garage.

3

3

4

1

1

6

5

2

1 Existing alley right-of-way

2 Single family house

3 Detached, or semi-detached  
garage, potentially with a granny 
flat above

4 Garages set back from the alley a 
minimum of 15ft from the alley 
centerline to allow for turning 
radius into the garage

5 New garages/granny flats for 
existing houses

6 Corner infill utilizes a semi-
detached garage that is accessed 
from the site street
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Cochran St

W Terry St

Site 2: T3 & T4

1

2

3 5

4

6

7

7

1 4-6 unit “Mansion Apartment” 

2 Possible small corner 
commercial use on ground 
level

3 Parking on side streets is 
screened with garage

4 New alley is inserted behind 
apartment units to access 
parking

5 Surface parking

6 New single family infill makes 
use of alley for garage access

7 Single family house, the 
garage is set back to allow for 
parking behind the front 
facade of the house

This example infill illustrates the 
potential for the “missing middle” 
housing types along Terry Street.  
Small 4-6 unit apartment 
buildings, also known as “Mansion 
Apartments” because they 
resemble large houses, are located 
in the T4 zone.  This zone would 
also allow for small commercial 
uses which is proposed for the 
corner of Terry Street and Pine 
Avenue. 

Singe family houses are shown in 
the T3 area with garages set back 
from the front facade.
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Examples of the “missing middle” housing types that might be 
compatible for a T4 zone in downtown Bonita Springs

Example of a “Mansion Apartment” which is 
designed to look like a large house.  The buildings 
can be either two or three stories.

Examples of three-story Mansion 
Apartments
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Site 3: T4

1 New alley

2 Central green

3 Liner buildings with garages below 
and residential units above

4 Single family detached houses

5 Duplex units

6 On-street parking with shade trees

This opportunity site illustrates 
how multiple dwelling types may 
be combined on a small site to 
create a memorable “sense of 
place.”  

The key to this plan is the 
incorporation of the alley which 
mitigates the negative impact of 
the parking lot.  A central green 
provides a gathering place for 
residents.  

The plan includes 19 units on a 
site of approximately one acre.  
The design shows how relatively 
high densities can be achieved 
while still maintaining a human 
scale that is compatible with the 
vision for Bonita Springs.

Ariel view shows multiple unit types that are in scale with the 1-2 story neighborhood
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A common green area creates a memorable space and 
becomes the focal point of the development

Example of houses and duplexes on a shared green
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1 Imperial River

2 Shops lead pedestrians to 
Riverwalk

3 Pedestrian-only riverwalk

4 Restaurant with outdoor deck 
dining overlooking river

5 Restaurant with detached deck

6 Parking garage can be used for 
shared parking for other 
downtown destinations. The 

garage shown would 
accommodate about 100 spaces 
per level

7 Service area

8 Garage pedestrian entry/exit

9 Mixed use liners wrap garage 
with office/retail on the the 
ground floor, and office or 
residential above.

10 Small apartment building with 

surface parking

11 Live/work townhouse units

12 Small event lawn

13 Liner residential units screen 
parking behind

14 Connection to Center Avenue

15 Potential for development of 
downtown housing

16 Existing Riverside Park

Site 3: T5 (Bamboo Site)
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These city-owned properties along the Imperial 
River (also known as the “Bamboo Site”), have 
been identified as a potential shopping and 
entertainment destination for the city of Bonita 
Springs.  Several renderings have been produced 
that illustrate the vision for an “Old Florida” style 
village with waterfront dining and shopping.  

Several similar precedents were studied 
including the San Antonio Riverwalk in Texas, 
and the more natural creek setting that is found 
in San Luis Obispo, California. 

The conceptual plan shown here combines the 
village character of the renderings while 
maintaining a more natural, greener edge along 
the waterway.  

A parking garage is proposed for the southern 
side of the river where it provides shared parking 
for the riverwalk and other downtown 
destinations.

Waterfront dining in San Luis Obispo, California

The San Antonio Riverwalk.  The “river” is actually a canal that 
has a controlled water level, unlike the Imperial River.

The illustrative site plan was informed by the rendering of the Bamboo Site pre-
pared by James Lease The scale and character of the buildings seems to be 
about right, however, the design team thought that the river’s edge could be 
more natural and green.
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Building Height Studies - Old 41

1-story

2-story

3-story

T hree dimensional study models were created 
during the charrette to study the impacts of 
various buildings heights on the existing 
right-of-way along Old 41.  The community 

had expressed a concern about creating a “canyon 
effect” along the corridor.  In addition to building 
height, the studies looked at upper level setbacks and 
gallery (attached roof and columns) frontage types.
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4-story

3-story with 2nd floor setback

Mixed height - 1-4 stories

Note: Building height is less 
apparent at the sidewalk level.  
As illustrated in the image to 
the left, the presence of street 
trees, in particular, helps to 
mitigate the impacts of tall 
buildings. 
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Synoptic Survey

Disect Address: 10811 Dean StreetQuadrat

Existing Zoning: TFC-2 (Townhome Overlay)

PUBLIC FRONTAGE

Public Frontage Street

Right-Of-Way Width 50’

Travel Lanes 2

Parking N/A

Pavement Width 20’

Sidewalk Width 4’

Planter Type Strip

Planting Pattern None

Street Lighting -

Curb Type -

PRIVATE FRONTAGE

Private Frontage Stoop

Principal Building Ht 1 Story

Outbuilding Height 1 Story

Building Type Single Family

Garage Access Front-Loaded in Rear

Lot Width 50’

Frontage Buildout 25’

Front Setback 25’

Side Setback 0’-20’

GRND Level Use Residential

Upper Level Use -
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Block Perimeter 1,800’
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T ypically used for environmental analysis, the 
synoptic survey examines the characteristics 
of a given site by documenting the urban 
metrics of each sub-zone. The best of the 

representative types are then analyzed in depth by 
means of the synoptic survey, as shown on the following 
pages. The survey then informs the development of an 
urban code, which will regulate the development of the 
site and ensure that the settlement is respective of its 
local context. 

Methodology: The design team identifies the best 
examples of each identifiable character zone, looking for 
examples that correlate to the common building types 
found in each transect zone.  Once the example has been 
identified, its basic characteristics are recorded, including 
setbacks, frontage type, and streetscape environment.  
These characteristics can then be used to develop 
location-specific criteria in the Form-Based Code. 

Following are results of the Synoptic Survey prepared for 
Downtown Bonita Springs based on on-site observation
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Disect Address: 10351 Pennsylvania AvenueQuadrat

Existing Zoning: RS-1 (Single Family Overlay)

PUBLIC FRONTAGE

Public Frontage Street

Right-Of-Way Width 50’

Travel Lanes 2

Parking N/A

Pavement Width 20’

Sidewalk Width 4’

Planter Type Strip

Planting Pattern None

Street Lighting Cobra Head

Curb Type -

PRIVATE FRONTAGE

Private Frontage Stoop

Principal Building Ht 1 Story

Outbuilding Height 1 Story

Building Type Single Family

Garage Access Side-Street Loaded

Lot Width 150’

Frontage Buildout 20’

Front Setback 30’

Side Setback 0’-20’

GRND Level Use Residential

Upper Level Use -
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Disect Address: 27161 S. Riverside DriveQuadrat

Existing Zoning: RS-1 (Single Family Overlay)

PUBLIC FRONTAGE

Public Frontage Street

Right-Of-Way Width 40’

Travel Lanes 2

Parking N/A

Pavement Width 20’

Sidewalk Width -

Planter Type -

Planting Pattern -

Street Lighting -

Curb Type -

PRIVATE FRONTAGE

Private Frontage Porch & Fence

Principal Building Ht 1 Story

Outbuilding Height 1 Story

Building Type Single Family

Garage Access Side-Street Loaded

Lot Width 100’

Frontage Buildout 35’

Front Setback 25’

Side Setback 10’

GRND Level Use Residential

Upper Level Use -
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3



40 Introduction to a FBC

Disect Address: 10699 Wilson StreetQuadrat

Existing Zoning: TFC-2 (Multi-Family Overlay)

PUBLIC FRONTAGE

Public Frontage Street

Right-Of-Way Width 40’

Travel Lanes 2

Parking N/A

Pavement Width 20’

Sidewalk Width -

Planter Type -

Planting Pattern -

Street Lighting Cobra Head

Curb Type -

PRIVATE FRONTAGE

Private Frontage Stoop

Principal Building Ht 1 Story

Outbuilding Height 1 Story

Building Type Single Family

Garage Access Front-Loaded

Lot Width 100’

Frontage Buildout 40’

Front Setback 20’

Side Setback 20’

GRND Level Use Residential

Upper Level Use -
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Disect Address: 27583 Pullen AvenueQuadrat

Existing Zoning: TFC-2 (Townhome Overlay)

PUBLIC FRONTAGE

Public Frontage Street

Right-Of-Way Width 50’

Travel Lanes 2

Parking N/A

Pavement Width 20’

Sidewalk Width -

Planter Type -

Planting Pattern -

Street Lighting Cobra Head

Curb Type -

PRIVATE FRONTAGE

Private Frontage Stoop

Principal Building Ht 1 Story

Outbuilding Height -

Building Type Single Family

Garage Access -

Lot Width 50’

Frontage Buildout 25’

Front Setback 15’

Side Setback 10’

GRND Level Use Residential

Upper Level Use -
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Avg. Units/Acre 6.0
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Disect Address: 27306 Old 41 RoadQuadrat

Existing Zoning: C-1 (Commercial Overlay)

PUBLIC FRONTAGE

Public Frontage Boulevard

Right-Of-Way Width 70’

Travel Lanes 2

Parking Parallel - 2-sides (UM)

Pavement Width 20’

Sidewalk Width 12’

Planter Type Tree Grate

Planting Pattern Formal

Street Lighting Post

Curb Type Header

PRIVATE FRONTAGE

Private Frontage Shopfront

Principal Building Ht 1 Story

Outbuilding Height -

Building Type Commercial

Garage Access Alley Loaded

Lot Width 50’

Frontage Buildout 40’

Front Setback 20’

Side Setback 5’

GRND Level Use Commercial

Upper Level Use -
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Disect Address: 27301 Old 41 RoadQuadrat

Existing Zoning: C-1 (Mixed-Use Overlay)

PUBLIC FRONTAGE

Public Frontage Boulevard

Right-Of-Way Width 70’

Travel Lanes 2

Parking Parallel - 2-sides (UM)

Pavement Width 20’

Sidewalk Width 12’

Planter Type Tree Grate

Planting Pattern Formal

Street Lighting Post

Curb Type Header

PRIVATE FRONTAGE

Private Frontage Gallery

Principal Building Ht 1 Story

Outbuilding Height -

Building Type Commercial

Garage Access Side-Street Loaded

Lot Width 50’

Frontage Buildout 40’

Front Setback 20’

Side Setback 0-10’

GRND Level Use Commercial

Upper Level Use -
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Disect Address: 10421 Kentucky StreetQuadrat

Existing Zoning: C-1 (Commercial Overlay)

PUBLIC FRONTAGE

Public Frontage Street

Right-Of-Way Width 60’

Travel Lanes 2

Parking Parallel - 2-sides (UM)

Pavement Width 22’

Sidewalk Width 8’

Planter Type Strip

Planting Pattern None

Street Lighting Post

Curb Type Header

PRIVATE FRONTAGE

Private Frontage Stoop

Principal Building Ht 1 Story

Outbuilding Height -

Building Type Commercial

Garage Access -

Lot Width 60’

Frontage Buildout 40’

Front Setback 35’

Side Setback 10’

GRND Level Use Office

Upper Level Use -
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Disect Address: 10530 Wilson StreetQuadrat

Existing Zoning: C-1 (Mixed-Use Overlay)

PUBLIC FRONTAGE

Public Frontage Street

Right-Of-Way Width 50’

Travel Lanes 2

Parking Parallel - 1-side

Pavement Width 22’

Sidewalk Width 8’

Planter Type None

Planting Pattern -

Street Lighting Post

Curb Type Header

PRIVATE FRONTAGE

Private Frontage Porch & Fence

Principal Building Ht 1 Story

Outbuilding Height -

Building Type Commercial

Garage Access -

Lot Width 100’

Frontage Buildout 30’

Front Setback 20’

Side Setback 5’

GRND Level Use Commercial

Upper Level Use -
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Disect Address: 27142 S. Riverside DriveQuadrat

Existing Zoning: RS-1 (Single Family Overlay)

PUBLIC FRONTAGE

Public Frontage Street

Right-Of-Way Width 40’

Travel Lanes 2

Parking N/A

Pavement Width 20’

Sidewalk Width -

Planter Type -

Planting Pattern -

Street Lighting -

Curb Type -

PRIVATE FRONTAGE

Private Frontage Porch & Fence

Principal Building Ht 1 Story

Outbuilding Height 1 Story

Building Type Commercial

Garage Access Side-Street Loaded

Lot Width 100’

Frontage Buildout 50’

Front Setback 20’

Side Setback 0’-20’

GRND Level Use Office

Upper Level Use -
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Disect Address: 27766 Industrial StreetQuadrat

Existing Zoning: C-1/IL (Industrial Overlay)

PUBLIC FRONTAGE

Public Frontage Road

Right-Of-Way Width 70’

Travel Lanes 2

Parking -

Pavement Width 70’

Sidewalk Width -

Planter Type None

Planting Pattern -

Street Lighting Cobra Head

Curb Type -

PRIVATE FRONTAGE

Private Frontage -

Principal Building Ht 1 Story

Outbuilding Height -

Building Type Light Industrial

Garage Access Front-Loaded

Lot Width -

Frontage Buildout -

Front Setback 20’

Side Setback -

GRND Level Use Light Industrial

Upper Level Use -
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