
PROJECT DETAILS

For more information, visit doverkohl.com.

A segment of 14th Avenue is added to complete 
the grid of streets.  New buildings are sited to front 
onto the new street segment.

The Project
From 2000 to 2009, the City of Bradenton embarked on a series of planning exercises that sought to 
reverse a long decline of the downtown core and surrounding historic neighborhoods, and to protect 
local industries such as citrus processing. In 2010, the City hired Dover, Kohl & Partners to lead 
a public process, the goal of which was the creation of a form-based code implementing the com-
munity’s goals of revitalization, sustainability, and preservation of community character. While the 
previous Euclidian-based zoning included regulations such as setbacks and buffers that promoted 
formulaic sprawl development, the form-based code includes metrics that were derived from the 
historic, walkable, city fabric in Bradenton. The form-based code unleashes development potential 
in the city by removing suburban parking ratios, making zero-foot setback developments legal, and 
eliminating minimum lot-size requirements that kept parcels from being redeveloped.  Unlike the pre-
vious code, the form-based code includes designs for pedestrian-friendly, multi-modal thoroughfares, 
Architectural Standards that promote climate-responsive, authentic buildings, Landscape Standards 
that encourage habitat creation and local food production, and Sustainability topics such as dark-sky 
lighting, renewable energy generation, and low-imprint stormwater design. All regulations in the 
code are tied to the transect-based regulating plan. Karin Murphy Planning & Consulting, Inc. and 
Hall Planning and Engineering, Inc. collaborated with the creation of the form-based code.

The Process
During the hands-on design session, Dover Kohl & Partners asked citizens and stakeholders to perform 
urban design surveys and measure parts of the city that embody the walkable, attractive, and enduring 
character of Bradenton. Next, Dover Kohl & Partners helped the citizens to use the metrics that they 
extracted in the first exercise to demonstrate how to repair eroded portions of the city, and propose 
infill and redevelopment. The drawings and documents that resulted became the basis for the content 
of the form-based code. This exercise was an innovation to the usual charrette process.  Rather than 
merely visioning, the participants became acquainted with the "DNA" of their city and how to equate 
good urban "DNA" with healthy urban fabric. Over the following months, drafts were reviewed by vari-
ous City Departments, citizens, and stakeholders and the code was refined.

Status
The City Council voted to adopt the Form-Based Code on June 8, 2011.  The Code won the 2012 
Driehaus Award for Form-Base Codes on May 10, 2012.
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An urban-format grocery store provides doors and 
windows on the street, as well as a public plaza at 
its entrance.

New buildings are constructed in the parking lots 
that currently are a barrier to pedestrian connec-
tivity between Downtown and the Village of the 
Arts. Renderings are meant to show the develop-
ment potential under the form-based code.  



A Transect-Based Regulating Plan
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Development potential was increased around the historic Downtown train station, a property that could 
be revitalized and returned to its original use should passenger rail service resume in the region.

9.2

ARTICLE 9. LIGHT IMPRINT STORMWATER MANAGEMENT

BRADENTON FORM-BASED CODE

a. The landscape installed shall consist primarily of native and/or edible species 
requiring minimal irrigation, fertilization, and maintenance.

9.2.3 Specific to Zones T3, T4-R
a. Native plant and/or edible perennial landscapes should replace turf grass 

wherever possible and be highly diverse.  These should be placed lower than 
walkways, not mounded up.

9.2.4 Specific to Zones T4-O, T5, T6
a. The landscape installed shall consist primarily of durable species tolerant of 

soil compaction.
b. Planter boxes should be bottomless, flow-through boxes with native plants, 

placed next to buildings and designed to capture building runoff.  They may be 
placed in courtyards or adjacent sidewalks with runoff sent to them via French 
drains or hidden pipes.

Rainwater planters work by intercepting rainwater before it has a chance to accumulate in larger concentrated 
flows.  Breaks in curbs between the sidewalk and street allow water to accumulate in small, controlled land-
scape depressions.  When planters are designed for infiltration, the collected water can be infiltrated back into 
the ground, aiding in aquifer recharge.

5.44 BRADENTON FORM-BASED CODE

ARTICLE 5. ARCHITECTURAL STANDARDS - STYLES
“CRAFTSMAN” 

5.5.4 crAftsMAn

Brackets support deep 
overhangs

Cladding is siding or 
shingles

Wood railing

Squat stone or brick "bat-
tered" piers support one or 
two short wooden columns

Raised finished floor 
with crawl space

Awnings under gable 
ends

Shingle roof

Porch and carport often 
feature horizontally pro-
portioned openings

Dormer aligned with 
front entry

Exposed rafter tabs

4.30 BRADENTON FORM-BASED CODE

BUILDING CONFIGURATION
1. Building height shall be mea-

sured in number of Stories, 
excluding Attics and raised 
basements.

2. Stories may not exceed 14 feet 
in height from finished floor to 
finished ceiling, except for a 
first floor Commercial Function 
which must be a minimum of 
11 ft with a maximum of 25 ft.

3. Height shall be measured to the 
eave or roof deck as specified 
on Table 4.5.

4. Stepbacks, Recess Lines, and 
Extension Lines  shall be as 
shown on Table 4.5.

SETBACKS - PRINCIPAL 
BLDG

1. The Facades and Elevations 
of Principal Buildings shall be 
distanced from the Lot lines 
as shown.

2. Facades shall be built along 
the Principal Frontage to the 
minimum specified width in 
the table.

PARKING PLACEMENT
1. Uncovered parking spaces may 

be provided within the third 
Layer as shown in the diagram 
(see Table 4.14d).

2. Covered parking shall be 
provided within the third Layer 
as shown in the diagram (see 
Table 4.14d).

3. Trash containers shall be stored 
within the third Layer and shall 
not be visible from the street.

T6

(see Table 4.1)

l. BUILDING FUNCTION (see Table 4.7)

k. BUILDING HEIGHT (see Table 4.4,4.5) 
Principal Building 8 stories max. 2 min.
Outbuilding N/A

f. LOT OCCUPATION  (see Table 4.11f)
Lot Width 18 ft. min
Lot Coverage 90% max

i. BUILDING DISPOSITION (see Table 4.6)
Edgeyard not permitted
Sideyard not permitted
Rearyard permitted
Courtyard permitted

g. SETBACKS - PRINCIPAL BUILDING (Table 4.11g)

(g.1) Front Setback Principal 0 ft. min. 8 ft. max.
(g.2) Front Setback Secondary 0 ft. min. 8 ft. max.
(g.3) Side Setback 0 ft. min. 24 ft. max.
(g.4) Rear Setback 0 ft. min.
Frontage Buildout 80% min. at setback

h. SETBACKS - OUTBUILDING (see Table 4.11h)
Front Setback N/A
Side Setback N/A
Rear Setback N/A

j. PRIVATE FRONTAGES (see Table 4.3)
Common Yard not permitted
Porch & Fence not permitted
Terrace or Dooryard not permitted
Forecourt permitted
Stoop permitted
Shopfront & Awning permitted
Gallery permitted
Arcade permitted

Refer to Summary Table 4.11

PARKING PROVISIONS
See Table 4.8 & Table 4.9

*or 15 ft. from center line of alley
'N' stands for any Stories above those shown, up to the 

maximum. Refer to metrics for exact minimums and 
maximums
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TABLE 4.12. FORM-BASED CODE GRAPHICS - T6
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The Regulating Plan deploys T6 just east 
of Old Main Street and the blocks surrounding 
the historic rail station. This will preserve the 
scale of the Main Street, which is compatible 
with heights suggested by T5, the zone found 
in the rest of downtown. The corridors are des-
ignated T4-O, which has shorter buildings than 
T5 but mixes  uses more and has more spatial 
enclosure than T4-R or T3, the zones that consti-
tute the residential fabric of the in-town neigh-
borhoods. Special Districts are assigned to two 
major employment centers, including Tropicana, 
whose main processing plant is located in the 
city and whose building envelopes and opera-
tions are deliberate exceptions to the metrics 
found in other transect zones.

Architectural Standards provide guidance on 
the design of climate-responsive buildings that 
are authentic to Bradenton. Photographs and 
diagrams, mostly of local buildings, illustrate the 
proper composition, details, and materials that 
contribute to aesthetics, durability, sustainabil-
ity, and resilience to hurricanes. Architectural 
Standards and other Articles are transect-based 
and are tied to the Regulating Plan.


