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LISTENING SESSIONS (7/12-17/23)

Areas of agreement:

1. Preserve the small-town character of 
downtown.

2. It is very difficult for new development and 
infill to meet current parking requirements.

3. Don’t need to require a particular 
architectural style, but need standards to 
ensure the Walnut Street commercial core 
preserves its character and new development 
in other areas feature quality design.

4. A coordinated and prominent wayfinding
program is needed.

Diverse opinions:

1. Some would rather keep the entire downtown 
at a maximum building height of two stories, 
while others were more inclined to allow 3 or 4 
stories in specific areas. 

2. There was no unified opinion on the desired 
character for development along Orange 
Avenue or Ferris Street. Some have given up 
on these roadways as being highways that 
carry fast moving traffic and desire a greenbelt 
feel, with landscaping and trees lining up the 
road. Others would like to see development 
taking a more prominent role, slowing down 
traffic, and letting passers-by know they are 
going through Green Cove Springs.



PUBLIC WORKSHOP #1 (8/8/23)

Urban Form Preference

Preferences by Corridor

• Maximum of 2 stories; possibly 3 in 
some areas.

• Future development to be sensitive 
to historic fabric.

• Pedestrian and bicycle safety.
• Central public parking facilities.
• Diverse architecture with form 

standards.
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PUBLIC WORKSHOP #2 (1/18/24)

• Transect / Zoning Comparison

• Development Review Processes

• Site Design Standards 

• Building Design Standards  

• Community Idea Wall
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PUBLIC WORKSHOP #2 (1/18/24)
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FORM-BASED CODE

• an alternative to conventional zoning

• regulations, not guidelines

• focused on the appearance and design 
of buildings, rather than their use

• concerned with how the site is accessed 
by a range of transportation options

purpose / framework

Form-Based Codes

can be described as …



FORM-BASED CODE purpose / framework

Form-Based Codes

are intended to …

• create walkable, vibrant places

• cultivate economic development  

• support redevelopment

• improve the safety of the 
transportation system

• retain community character



FORM-BASED CODE purpose / framework

Form-Based Codes

must consider …

• property rights

• existing land ‘entitlements’ (e.g., 
permitted uses, building height, etc.)

• current infrastructure capacity



zonesFORM-BASED CODE

URBAN CORE ZONE



FORM-BASED CODE

CBD

GCC
GCN

C1

zones



FORM-BASED CODE
Regulating Plan

zones



FORM-BASED CODE
DOWNTOWN CORE

Walnut Street and Magnolia (Walnut to Center Street)

zones



FORM-BASED CODE

MAIN CORRIDOR

Orange Avenue and Ferris Street

zones



FORM-BASED CODE

SECONDARY CORRIDOR

Palmetto Avenue, Palmer Street, and Spring Street

zones



FORM-BASED CODE

TRANSITION

Bay Street and Pine Avenue

zones



FORM-BASED CODE zones



SITE ONE
minor addition/modification

FORM-BASED CODE applicability



FORM-BASED CODE applicability

SITE ONE
major addition/modification



FORM-BASED CODE applicability

SITE ONE
redevelopment



• Minor - Admin. approval

• Major- Council approval
• >1 acre 

• >5,000 sq. ft.

• SE required

• Variance requested 

• complex/controversial

• Consistency with code and 
comprehensive plan

• No impact (or adequate 
mitigation) on adjacent uses

• Allows superior design

• Necessary to enhance natural or 
cultural resources

• Code compliance not feasible or 
results in inferior design

• No impact on public facilities, 
land use, traffic, or environment

FORM-BASED CODE applicability

Site Plan Approval

• Admin: up to 10% of 
dimensional requirement

• Planning & Zoning Board:
• >10% up to 30%*

• Non-dimensional provisions

* >30% deemed a variance

Flexibility

Review Criteria for 
modifications



Buildings close 

to the street

Parking behind 

the building

Future Regional 

Stormwater

Most intensive 

development along 

Orange and Ferris

FORM-BASED CODE site design



Building Setbacks

FORM-BASED CODE site design



Public Realm

FORM-BASED CODE site design



BUILDING TYPOLOGY

DOWNTOWN 

CORE

PRIMARY 

CORRIDOR

SECONDARY 

CORRIDOR TRANSITION

Mixed Use Y Y Y N

Non-Residential Single Use Y Y Y N

Non-Residential Multiple Use Y Y Y N

Multi-Family Y Y Y N

House N N Y Y

FORM-BASED CODE building design



Building and Floor Height

PROPOSED DOWNTOWN 

CORE

PRIMARY 

CORRIDOR
SECONDARY 
CORRIDOR TRANSITION 

Building Height
20’ min.

2 stories max.
20’ min.

3 stories max.
16’ min.

2 stories max.
16’ min

2 stories max.

Height with Bonus NA 4 stories 3 stories NA

Ground Floor Elevation (above 
sidewalk or finished grade)

24” min. 
residential

24” min. 
residential

24” min. 
residential

24” min. 
residential

Ground Floor Ceiling Height 12’ min./20’ max. 12’ min./20’ max. 9’ min./14’ max. 9’ min./14’ max.

Height Bonuses

• Vertical Mixed-Use

• Affordable Housing

• Parking Garages

• Public Open Space & 
Amenities

FORM-BASED CODE building design

CURRENT



STANDARD

DOWNTOWN 

CORE

PRIMARY 

CORRIDOR

SECONDARY 

CORRIDOR TRANSITION 

Required Frontage 80% min. 60% min. 40% min. 40% min.

Building Frontage

FORM-BASED CODE building design



FORM-BASED CODE building design



Gallery Arcade Forecourt Stoop Porch

Storefront Canopy Awning

FORM-BASED CODE building design



1. Awning or canopy.

2. Gallery, arcade, forecourt, stoop, or porch.

3. Vertical or horizontal offset, column, band, cornice, or 

similar element 6” deep.

4. Expression line between floors (not color bands).

5. Balcony.

6. Window.

7. Door.

8. Other treatment

Facade Articulation Entrances

Fenestration Materials

Ground Floor Upper Stories

Buildings with 

storefront 40% min.; 90% max. 15% min.; 50% max.

Other buildings 25% min.; 90% max. 15%; 50% max.

FORM-BASED CODE building design



Accent Lighting

ALLOW:

1. String or LED rope lights outlining the roof edge.

2. Lights that automatically change colors 

(<once/hour).

3. Spotlights illuminating downward are allowed.

4. Seasonal lighting. 

5. Security lighting.

PROHIBIT:

1. Lights outlining windows, doors, or other features.

2. Flashing or moving accent lights.

3. Lights shining up. 

4. Lights that exceed 3.0 footcandles (measured at edge 

of lot, 5’ high). Incandescent lights limited to 75 watts; 

fluorescent 20 watts; LED 15 watts.

FORM-BASED CODE building design



Gas Stations Drive-through

FORM-BASED CODE building design



Vehicle Repair Auto Sales

FORM-BASED CODE building design



Permitted Permitted Prohibited

on-site parking  |  shared parking  |  on-street parking  |  satellite parking  |   pay-in-lieu

FORM-BASED CODE parking design



2.5 feet to 5 feet. The portion above 2.5 feet shall be transparent 

(e.g., wrought iron or similar material). Street walls shall have 

columns/posts (one foot by one foot minimum) spaced every 24 

feet.

FORM-BASED CODE landscaping / buffers



FORM-BASED CODE signs



DISCUSSION



NEXT STEPS



NEXT STEPS



QUESTIONS


