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Bonanza Park Area Plan 
Form-Based Code 101 



Bonanza Park Background 



Bonanza Park - Existing Conditions 



Bonanza Park - Community Visioning 



1. Reconnect to the History of the Locale 

2. Form Partnerships 

3. Promote Inward Migration 

4. Protect & Enhance View Corridors 

5. Improve Circulation & Connectivity 

6. Redevelop in a Sustainable Manner 

7. Foster Economic Development 

8. Create a Place for Locals to Live, Work & Play 

9. Address Housing & Social Needs of the Diverse Population 

10. Create an Authentic District via Good Design 

 

 
 

Bonanza Park – Planning Principles 





Why are we here? 

• Implement the vibrant vision for Bonanza Park 

• Encourage sustainable economic development 

• Provide Investment Security and Predictability 

• Encourage redevelopment and reinvestment 

• Streamline development standards 

 



Why a Form-Based Code for BoPa? 



 
 

Value Capture What type of development sustains value? 

• Sustaining value, not just cash flow, is the new business model 



Tools to Transform Bonanza Park 

Bonanza Park Today 
(Conventional Zoning) 
• Auto-dependent 
• Aging buildings 
• Separation of uses 
• No coherent public realm 

Future Bonanza Park 
(Form-Based Zoning) 
• Diverse uses and users 
• Planned to endure 
• Broad market potential 
• Vibrant character 

Conventional Development 

Sustainable Development 



Use 

Operations 

Form 

Form 

Operations 

Use 

A Different Approach  
to Regulating Development 

• Conventional Zoning 
• (focus on use) 

• Form-Based Code 
• (focus on form and design) 



What is a Form-Based Code? 

• Zoning that is based on building form and replaces 
use-based zoning 

• Standards (building form and land uses) are tailored 
to achieve different desired character along the 
corridor 

• About the relationship of the building to the street 

• Streamlined administrative approval process  

• Minimize the need for rezoning for redevelopment 







Why should a community want Form-Based Codes? 

• Promote community ownership of 
the public realm   

• Shows the development industry what 
the community wants  

• Catalyzes or attracts certain 
desirable changes, rather than 
merely controlling permit-processing 
procedures 

• Eases the disconnect between a 
community’s vision and zoning 

 



Why should owners want Form-Based Codes? 

• Focus on administrative review – 
streamlined process for small 
projects 

• Mix of uses by right 

• Standards for the public realm 

• Multiple-owner friendly 

• Not one size fits all 

• Emphasizes design graphics over 
words 



2012 

2003 



Precedents 





Proposed Regulating Plan – Character Zones 



• Building scale: Max. 3 stories (plus incentive) 
• Retail, restaurant, office buildings, and hotels (no gas 

stations or auto-service uses) 
• Multi-family residential (for sale or apartments) permitted 

within full service hotels and related amenities only 
• Drive through uses permitted along Type “B” Streets only 
• FPZ along Park Ave (30’) and Kearns Blvd. (50’) 

Resort Gateway 
 



Mixed Use Center 
 

• Building scale:  Max. 3 stories (plus incentive) 

• Vertical mixed use along retail-ready frontages 

• Mix of retail (large and small tenants, national and local chains), 
restaurants, urban living, professional offices, business incubation and 
specialized education (e.g., film, culinary)  

• Activated Common Green 

• Structured parking 



Bonanza Park Residential 
• Building scale: Max. 3 stories (plus incentive) 
• Predominantly residential uses (multi-family and town-homes) and some 

live-work uses as transitions to adjoining character zones 
• Live-work – professional offices, personal service, artist studios, and similar 

uses  
– Small scale (under 2,000 sq.ft.) with 1 – 2 employees 
– Provides small and local business incubation opportunities 
– Limit signage to be residentially compatible   

• No nightly rentals 
• Deeper setbacks along Homestake frontage; more private/shared open 

space internal to the blocks 



Iron Horse District 

 



Iron Horse 
 

• Building Scale:  Max. 3 stories (plus 
incentive)  

• Cottage industrial and services 
• Live – Work 
• More flexible building materials 
• Allow gas station and auto service 

uses along Type “B” Streets 
• Greater variation in setbacks (10’ – 

30’) to allow current buildings to be 
conforming 



Hillside Residential 
• Maintain existing residential on steep slopes 
• Maintain building scale: 3 stories max. (plus incentive) 
• Maintain existing private/common open spaces 
• No nightly rentals 
• Address current zoning (Estate zoning) which is 

inconsistent with existing density 
• Residential uses only (no live-work) 

 



Proposed Regulating Plan – Character Zones 



Next Steps 

• Joint work session:  Tonight 

• Final Code Refinements:  Summer 2014 

• PC Review and Recommendation :  Aug – Oct 2014 

• City Council Review and Adoption: Nov – Dec 2014 
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