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The Project
In 1957, the Rosen Brothers and the Gulf American Corporation laid out a grand plan to develop the 
‘‘Venice of America’’ on a little-known peninsula once used for hunting and fishing.  Cape Coral and 
its sibling developments, Lehigh Acres and Golden Gate Estates, are infamously known as the quint-
essential Florida land scams.  Most of these developments remain unsettled and unfinished, their 
undeveloped tracts shocking when seen from the air.  However, Cape Coral has a different story.  In 
the 1960s the Rosen Brothers undertook an aggressive campaign to bring people to the Cape, and 
come they have.  Homesites were laid out along 400 miles of canals with many homes having direct 
access to the Gulf of Mexico or the Caloosahatchee River.  In early plans, Downtown was shown 
with a grid of streets, varying block sizes, and parking lots, but little access to the waterfront.  Forty 
years later, the need to accommodate additional businesses, stores, civic opportunities, and housing 
choices is still evident, along with the desire to create waterfront locations for dining and shopping.  
Momentum has been building to enhance the sense of community and civic-mindedness that already 
exists in Downtown.  Dover, Kohl & Partners worked with Hall Planning and Engineering, Spikowski 
Planning Associates, and ZHA to create the long-awaited plan for Downtown Cape Coral.

Process and Plan Principles
In late September 2001, a charrette was held in Downtown Cape Coral.  During the series of inter-
active workshops, the planning team and citizen participants identified several first principles that 
would guide the formation of the plan.  Key goals were to connect to the water, tame through-traffic, 
provide smart parking, and create a walkable environment.  The need for evening activities and out-
door dining were emphasized as were a mix of uses and price points, better public gathering spaces, 
urban architecture, and business-friendly street details.

Status
To help stimulate redevelopment and fund infrastructure improvements, Downtown was designated 
a Community Redevelopment Area (CRA) in 1994.  The new master plan for the CRA, named Design-
Downtown, was unanimously approved by the Community Redevelopment Agency, the Planning and 
Zoning Board, and the City Commission in early 2002.  A Form-Based Code proposing revised land 
development regulations for the area was adopted by the City of Cape Coral in November 2005.

The Form-Based Code provides the regulations to 
create a more pedestrian-friendly Downtown.

Club Square, a home to civic buildings and club 
headquarters, is reconfigured to utilize proximity 
to the existing canal and increase waterfront ac-
tivities Downtown.

A basin formed at the eastern entrance to Down-
town creates a formal civic space which can be 
framed by mixed-use buildings and outdoor dining.
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Examples of Signs
Flat Against the Facade:

Internally lit letters

This wall sign is centered 
within the symmetrical 
arrangement of the 
window above and 
shopfront below

Internally lit letters

This wall sign runs 
horizontally along the 
expression line

This wall sign is centered 
above the main entrance at 
the top of the facade

Lamps for external 
lighting

The top edge of the facade 
is sculpted to create a 
special focal spot for this 
wall sign

Lamps for external 
lighting

Elegant and reserved cast 
bronze professional 
nameplate located at 
pedestrian eye level

Individual letters are 
mounted directly on the 
facade above the main 
entrance

Figure 2-25

3. Lighting.  All lighted signs in the
Downtown zoning districts must be
externally lit, except for individual
letters and symbols which may be
internally lit or backlit.

4. Permitted Finish Materials  (other
materials are not permitted).
a. Wood: painted, stained, or natural,
b. Metal,
c. Plastic, when used for individual

letters and symbols only,
d. Painted canvas (no glossy-finish or

back-lit canvas),
e. Neon (non-flashing), or
f. Painted/engraved directly on

facade surface.
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Figure 2-19

Figure 2-20                   

C. Architectural Standards

1. Purpose and Intent  The purpose and intent of these architectural standards is to encourage
traditional building forms that reinforce a pedestrian orientation and create usable outdoor
space through the arrangement of buildings of compatible types and scale.  Durable materials
and creative ornamentation are encouraged using varied architectural styles, as illustrated in
the Downtown Community Redevelopment Plan.

2. Building Walls  The following requirements apply to all principal buildings:
a. Expression Lines and Cornices:

i. An expression line shall delineate
the division between the first
story and the second story of
every facade, and a cornice shall
delineate the top of every facade,
on all principal buildings.  Figure
2-19 provides an illustration of an
expression line and a cornice, and
Figure 2-20 shows desirable and
undesirable extensions of
expression lines and cornices.

ii. Expression lines and cornices
shall either be moldings
extending a minimum of 2 inches,
or jogs in the surface plane of the building wall a minimum of inches.

iii. Fixed canopies may conceal or replace expression lines for the length of the canopy,
but awnings may not conceal expression lines.

b. Permitted Finish Materials for Exterior Walls (other materials are not permitted):
i. Concrete block with stucco finish (CBS)
ii. Reinforced concrete (with stucco finish)
iii. Stone or brick, including cast (simulated) stone or brick
iv. Wood (pressure-treated or termite-resistant), painted or stained 
v. Fiber-reinforced cement panels or boards
vi. Synthetic stucco (an exterior cladding system with a stucco-like outer finish applied

over insulating boards or composite materials) is permitted only on the second story
and above and it must have a troweled finish.
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Figure 2-7

Figure 2-8

B. Architectural Elements

1.  AWNINGS & CANOPIES:

a. Awning or canopies extending from the first story and facing the street must conform to
the following dimensions:
i. Depth =  5 feet (minimum), but no closer than 2 feet to an existing curb
ii. Height = 8 feet minimum clear, including suspended signs
iii. Length/width: In the Downtown Core district, a minimum of 75% of the building’s

facade must provide shade with awnings, canopies, balconies, colonnades, or arcades.

b. The depth and height requirements apply to first-floor awnings and canopies on building
facades; there are no minimum requirements for awnings or canopies above the first floor
or on walls that are not facades.

c. Awnings and canopies may occur
forward of the build-to line and
may encroach within the
right-of-way, but shall not
interfere with any lawfully
existing trees.

d. Awnings shall be made of fabric
(colors must comply with Section
2.7.15.C.5.b.v below). 
High-gloss or plasticized fabrics
are prohibited.

e. Canopies must be constructed of
cast, stainless, painted, or
enameled metals, wood, or glass,
and may incorporate signs.  No
other materials are allowed.

f. Figure 2-7 indicates typical cross-
sections of awnings and canopies
and Figure 2-8 illustrates the
proper use of awnings and canopies.



Vision for Downtown Cape Coral

Redevelopment in Downtown Cape Coral 
will rely on a combination of private development 
and public initiatives.  The master plan, shown 
above, illustrates the future of Downtown.  Not-
ed are the initial improvements to the area, all of 
which are oriented towards building the founda-
tion for a sustainable, vibrant place.

Many of the first initiatives draw upon basic 
design elements that are found in nearly every 
successful downtown.  A mix of housing types is 
critical to establishing a diverse – and viable – 
downtown community.  Apartments, rowhouses, 
and live-work units located close to services and 
entertainment provide unique housing options 

new mixed-use 
buildings with 
parking garages

potential  
connections for 

a continuous 
waterway

public 
green & 
plaza

canal extension with potential 
connection to Viceroy Canal

new street  
connection

Bimini Basin Club Square Bikini Basin

Club Square

live-work units

new canal

future parking 
garages

mixed-use buildings

rowhouses lofts

garden style  
apartments

shade trees added  
to the street

renovated buildings 
built up to  

the street edge

new public park

Illustrative Master Plan

Bimini Basin Bikini Basin

alleys and rear parking lots

offices &  
apartments

mixed-use build-
ing with parking 
garage

civic  
building

renovated 
buildings

rowhouses 
along a 
canal

civic  
building

mixed-use 
building with 
parking garage

boat 
docks

as well as personal convenience.  Downtown 
residents are also potential customers for area 
businesses, and the increased pedestrian activity 
throughout the day and evening provides addition-
al security by having more ‘‘eyes on the street.’’

Other improvements center around creating in-
teresting, comfortable, and safe places for peo-
ple.  Street trees have been added to create shade, 
drive-ways and parking have been placed in the 
rear of buildings rather than along primary streets, 
and buildings are oriented to face the street.

Once the basic elements for a successful down-
town are in place, future improvements within 
the major centers of Downtown Cape Coral will 
create neighborhoods of varied character.  Plans 
for Bimini Basin, Club Square, and Bikini Basin in-
tegrate historic buildings with new civic spaces, 
provide new housing options and a mix of uses, 
and offer a diverse range of waterfront opportu-
nities that will enhance this unique experience.


