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Where We Have Been
• Community planning initiative   (2013-2014)

• Zoning-in-progress resolutions   (April 2015)

• Planning contract with Spikowski/Harry   (May 2015)

• Public meeting on interim comprehensive plan 
amendments   (August 2015)  

• Process paused to consider objections

• Meetings to discuss counter-proposals, including a 
density incentive structure   (October 2015)

• Workshop today to brief Village Council









How is What’s Left Different?

• Much smaller tracts

• Adjacent to major thoroughfares
& infrastructure

• Zoning mismatch

• Fundamentally different market context



Zoning Mismatch…

Regional-scale retail market already well 
served.  Need to balance any new retail 
supply with new consumer demand

RCLCO

Demographic trends are  showing 
an unprecedented convergence in 
demand for walkable, mixed-use 
development



Zoning Mismatch…



Strategic Response:

• Place-making

• Neighborhood Structure
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Neighborhood-Scale Parks and Amenities:



Variety of residential and lifestyle options…



Workplaces… 

“5 Places to live next:

Where you’ll want

to be in 2016….”

Seattle Metropolitan



Complete Streets:

Complete streets use a 
combination of a diffuse 
network, and context 
appropriate street design, to 
ensure mobility for walkers, 
bicyclists, motorists and 
transit users, regardless of 
age or physical capacity.



Diversity of residential types,
serving different housing and care needs…

Aging at home
 In-home care

 Facilitated  care
(in-home monitoring, etc.)

 Easy, direct access to daily needs,
recreational and cultural amenities

 Home delivery – food/medication/etc.

 Easy access to transit, or personalized
transportation services at low cost

Continuing care 
retirement community

 Independent Living

 Assisted Living

 Critical Care



Diversity of residential types,
serving different housing and care needs…

From cottages 
& apartments, 
to courtyard 
and single-
family homes…



A full range of daily needs and activities
• within easy walking distance
• or a short shuttle ride or phone call away…



Fine-Grained Street Networks:

• Distribute traffic efficiently, reducing 
congestion by providing  exponentially more 
route options between destinations, that 
are both shorter and more convenient, 
maximizing capacity per lane-mile

• Inherently flexible – easily able to support
a full range of building types and land-uses 
on attractive, walkable, complete streets

• Allow convenient access to daily needs 
without having to use large capacity
arterial networks

Pros:

Cons: • Not ideal for long-distance travel



Large Arterial-Dependent Street Networks:

• Provides a theoretical ability to carry large 
volumes of traffic at relatively high speeds,
for long distances

Pros:

Cons: • Concentrates traffic, increasing congestion,
and typically require much longer routes

• Tends to create environments not well-suited 
for walking or bicycling 

• Has problematic interface between high-speed 
environment and low-speed environments 
necessary to access adjoining land uses

• Tends to favor large-scale regional destination 
uses, over neighborhood-scale businesses

• Theoretical capacity per lane-mile constrained 
by intersection capacity



Why is this important?

Small Network = Big Roads

Big Network = Small Roads

Mixed Network…

=

=

=



Coral Way (Miracle Mile), 
Downtown Coral Gables, Florida –
37,000 ADT

Corkscrew Road



Typical Node: (Village Center/River North)

ANCHORS:

 Civic Center

 Transportation Hub

 Entertainment

• New Main Entrance to
Estero Community Park

• Potential Site for Village Hall

• Possible Commuter Rail
or Bus Rapid Transit Station

• Performing Arts Theater?





Place-making/
Neighborhood Structure

Case Study
Examples



Naples, Florida
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Middle School

Naples, Florida



Dining and Shopping

Middle School

Naples, Florida



Sarasota, Florida
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Sarasota, Florida



Shops and Dining

Elementary School

Sarasota, Florida



Celebration, Florida
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Celebration, Florida



Park

Park

K-8
Neighborhood
School

Playground

Celebration, Florida



K-8 
Neighborhood
School

Shops and Dining
Celebration, Florida



Zoning Mismatch…





CONVENTIONAL ZONING

• Zoning districts assigned to large areas

• Designed to separate incompatible uses

• Ideal for uniform suburban areas



RS-1

RS-1
RS-1



‘PLANNED DEVELOPMENT’  ZONING

• Public hearing for each development

• Site plans – negotiation -- conditions

• Ideal for providing latitude to developers



PUD

MPD

RPD

MPD

RS-1

RS-1
RS-1



• Conventional zoning

• Planned development zoning

Both types can be modified with

“form-based” coding techniques

“Form” refers to the size and 
configuration of buildings AND streets 

AND public spaces 



Many Codes:

…building placement can be 

fairly random

Form-based:
…focus on building placement



Most codes:

…ignore streets

Form-based:

…include streets



Most codes:

…mostly text

Form-based:

…highly illustrated



Most codes:

…focus on uses of land

Form-based:

…more focus on form of 

buildings and streets

19.   Baths, Turkish

25.   Boxing arena

28.   Chinchillas, retail sales

41.   Eleemosynary institutions

42.   Embalming business

95.   Physical culture institution

109. Potato chip manufacturing

127. Tombstones, retail sales

135. Turkish bath





Recent adjustments for Village Center

• Will create new categories on the Future Land 
Use Map for the Village Center

• Categories will allow Village Council to 
authorize density bonuses for “above and 
beyond” commitments such as design, 
landscaping, river access, public spaces

• A framework plan will ensure connectivity of 
streets and paths, replacing earlier idea for the 
Village to create conceptual regulating plans
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Spikowski Planning 

Form-based zoning district Fort Myers Beach



Form-based overlay Fifth Avenue South, Naples



Form-based planned development Sarasota County


