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Agenda

• Zoning History and Purpose – Erik Peterson

• Regulatory Need for Zoning 

and City Experiences – Jennifer Codo-Salisbury

• Polk County One Map Examples – Chanda Bennett



WHY DO WE PLAN?

WHY DO WE ZONE?
And, how did we get here?



Why do we 

Zone?

• Health

• Safety

• Morals

• Convenience

• Order

• Prosperity

• General Welfare of the Public

We began Zoning in Polk 

County 15 years before we 

began Planning.

Polk voters went to the 

polls on November 2nd

1970 and voted for zoning 

by over 79%. The first 

ordinance became effective 

on November 4th.

Polk County 

Ordinance 70-03

In 1970, this is why we zoned:



Forms of 

Zoning

• Euclidian Zoning

• Performance Zoning

• Form Based Zoning

I’m sure there are many more, 

but these I’ve lived through…

➢ Separate it

➢ Limit it

or

➢ Stratify it.

(Linear relationships)

“This goes here, that 

goes there”

“It’s not what you do, but 

how much you do of it”

“It’s not what you do, but 

how you design it”



Why do we 

Zone?

• Conserve the Value of Land

• Protect the Character

• Maintain Stability

• Provide for the Appropriate Use of Land

• Health, Safety and General Welfare 

We changed the 

zoning ordinance 

twice before we 

began Planning.

Polk County

Ordinance 83-02

In 1983, this is why we zoned:



Development Booms and Busts

What happens 

without planning?

Each boom brings 

excitement and each bust 

leaves the County with more 

to manage.

Late 60s 

–Early 

70s

Energy 

Crisis

Reagan 

Boom

Black 

Monday

Big Developments build  

with water and sewer 

plants

More Big Developments 

build  with water and 

sewer plants

County takes over water 

and sewer plants from 

failed developments

County takes over water 

and sewer plants from 

failed developments

Note: water and sewer facilities are 

not the only thing the County has 

received from past development 

busts; parks, roads, and fire 

stations have also been included. 

We even got a town hall once 
(Homeland). 
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1985

Growth 

Management Act
• Development should go where infrastructure and 

services are provided.

• Growth and development shall be timed.

• Cities may extend services, but not in conflict with 

the Plan.

• Residential neighborhoods should be protected.

• We want business, agricultural, commercial, and 

industrial enterprises.

• Natural resources are vital.

• Environmentally sensitive lands and endangered 

natural communities are valuable. 

• Property rights are to be protected. 

Planning could not have 

come at a better time for 

us.

Polk County

Ordinance 91-06 

and later 92-36

In 1991, We decided to Plan:

BASIC PRINCIPLES

It took about 10 years 

and several pitfalls to 

really embrace the Plan.



Why does Polk 

County have to Plan?

• 3-Polks (Urban, Suburban and Rural)

• 6 Regional Water Systems (75,127 connections)

• 6 Regional Wastewater Systems (61,563 connections)

• 3 Regional Reclaimed Water Systems

• 2,692 miles of roads

• 3,947 acres of parks and 14,047 acres of 

conservation lands

• 46 Professional Fire Stations

• 18 EMS Stations

• 27 Mass Transit Routes

• 3 Solid Waste Landfills, ±140,000 households and ±

750,000 tons of waste each year

• 17 Different Municipalities

• and 2,010 square miles!

Cities have to provide the 

same level of government 

services to all their 

residents, Counties have 

to make choices that are 

in the best interest of the 

tax payers.

We got a lot of Stuff:



Why do we 

Plan?

1. Saving Taxpayer Money

2. Efficient use of land

3. Economic Sustainability

4. Public Safety

5. Protection of Community 

Assets

Since the inception of the 

Growth Management Act in 

1985, Polk County Staff 

have learned that it is best 

to be pragmatic about 

growth management by 

expressing planning 

principles in terms that all 

interested parties can stand 

behind.



We have the largest portion of the 

Green Swamp Area of Critical State Concern

On the ground 

in Polk County 

today….

…In your 

sink in 

Tampa 

tomorrow



What is 

Planning?

Many have called it 

nasty words like 

socialism, idealistic, and 

ivory tower.  Many agree 

it is needed, but few 

admit to it.

We are 
Here

We want to be 
here (some day)

“We don’t plan 
to fail, we 

fail to plan”

But, how many times have you 

heard an elected official say:



Access

Water

Waste DisposalFor 

Public 

Safety

Delivery of 

Goods and 

Services

Solid 

Waste

Sewage

Drainage

For 

Public 

Health

Why do we Plan?

“The Biology of Land Development”

(food)



 T r a n s p o r t a t i o n
▪ Highways

▪ Streets

▪ Sidewalks

▪ Mass Transit  (buses)

▪ Traf f ic  S ignals

▪ Street  Light ing

 P o t a b l e  W a t e r
▪ Wellf ie lds

▪ Treatment  and i ts  re lated fac i l i t ies

▪ Distr ibut ion

▪ Re-use

 S a n i t a r y  S e w e r
▪ Col lect ion

▪ Lif t ing  and Pumping

▪ Treatment  and i ts  re lated fac i l i t ies

▪ Re-use or  re -appl ica t ion

▪ Sludge Disposal

 F i r e  P r o t e c t i o n
▪ Manpower  (Womanpower  too)

▪ Equipment

▪ Response

▪ Faci l i t ies  (Stat ions)

▪ Hydrants

▪ Communicat ion and Dispatch (E -911)

 P o l i c e  P r o t e c t i o n  ( S h e r i f f )
▪ Manpower  (Womanpower  too)

▪ Equipment

▪ Response

▪ Faci l i t ies  ( Ja i ls ,  Prec incts)

▪ Patro ls

▪ Communicat ion and Dispatch (E -911)

 E m e r g e n c y  ( E M S )  a n d  N o n - E m e r g e n c y  M e d i c a l  S e r v i c e  

( D o c t o r s )
▪ Manpower  (Womanpower  too)

▪ Equipment

▪ Response

▪ Faci l i t ies  (Hospita ls ,  Cl in ics)

▪ Doctors

▪ Communicat ion and Dispatch (E -911)

 E d u c a t i o n

▪ Classrooms and Teachers

▪ Access (Bussing and sidewalks)

 S o l i d  W a s t e
▪ Col lect ion

▪ Disposal

▪ Recycl ing

 P a r k s ,  R e c r e a t i o n ,  a n d  C u l t u r a l  F a c i l i t i e s
▪ Land

▪ Equipment

▪ Faci l i t ies

 S t o r m  S e w e r /  D r a i n a g e
▪ Col lect ion

▪ Distr ibut ion

▪ Treatment

▪ Disposal

▪ Street  Sweeping

 C o d e  E n f o r c e m e n t
▪ Manpower  (Womanpower  too)

▪ Equipment

 A n i m a l  C o n t r o l
▪ Manpower  (Womanpower  too)

▪ Equipment

▪ Var iety  of  Animals  Contro l led (e .g .  Mosquitos ,  dogs,  

cats ,  farm animals ,  a l l igators ,  etc . )  

 T y p i c a l l y  P r i v a t e  U t i l i t i e s
▪ Electr ic

▪ Gas

▪ Telephone

▪ Cable T .V .

 P u b l i c  A s s i s t a n c e
▪ Housing

▪ Subsistence

▪ Socia l  Protect ion

 E l e c t r i c  P o w e r
▪ Substat ions

▪ Transmiss ion Lines

 C o m m u n i c a t i o n  f a c i l i t i e s
▪ Telephone

▪ Cable TV

▪ Fiber  opt ics

▪ Wi-F i

▪ Local  Access Televis ion

URBAN SERVICES



The complexity can be overwhelming

We can get into the weeds quickly



Development Areas!

TSDA

UGA

SDA

RDA

UEA

Also known as 
“Urban Service Boundaries” 

just a more positive spin

Note: Counties 

have to pick and 

choose who gets 

what and who 

does not.



often a linear form of analysis

This next to That

always multidimensional:

Zoning Planning

Compatibility

Context

Roadways

Transit

Drainage

Water

Sewer 

Schools

Fire

Police

EMS

Garbage

Recreation

Surface Waters

Wetlands

Floodplain

Species Habitat

Soils

Market



In 2000 Zoning is 

repealed and 

replaced by the 

Land Development 

Code

•10 Chapters 
• Standards for everything Roads, Drainage, 

Utilities, Surface Water Protection, Floodplain 

Management etc.

• Subdivision Regulations

• Numerous ordinances consolidated and repealed 

(e.g. Alcohol Beverage Sales, E-911 addressing, 

mining etc.) 

•Technical appendices

•Tables 

•Graphics Polk County

Ordinance 00-09

Goodbye Zoning, Hello LDC

And with it the 

zoning map was 

repealed as well.



Future Land Use Map

One Map!

….with many layers



• Convenience Center (CC)

• Neighborhood Activity Center (NAC)

• Community Activity Center (CAC)

• Regional Activity Center (RAC)

Commercial Districts are Different: Market Based

CC
RAC

CAC
NAC

Remember 

Central Place 

Theory?

Things would be different……



Sub-districts and Planned Developments

In only 3 Future Land Use Map Designations:

Residential Low (RL)

RL-1 (1/ac)

RL-2 (2/ac)

RL-3 (3/ac)

RL-4 (4/ac)

Institutional (INST)

INST-1 (Infrastructure We Like)

INST-2 (Infrastructure We DON’T Like)

Business Park Center (BPC)

BPC-1 (Enclosed)

BPC-2 (Outside, but screened)

Rural Cluster Center (RCC)

RCC (Commercial)

RCC-R (Residential)

Because we couldn’t let go of zoning entirely……

However, Planned 

Development became a 

Conditional Use and not 

a district.



Transition Areas: 
Non-Residential to Residential

660’

Self Storage

660’ 660’ 660’

Where Residential Districts Are Not Residential

Industrial

Development

Commercial 

Development

High Density 

Multifamily 

Development

Office

660’ 660’Office 

Development

660’ 660’ 660’

High Density 

Multifamily
Medium Density 

Multifamily
Single-family 

Development

660’

Future Land Use 

Map Districts



www.Polk-County.net



TYPICAL ZONING AND FLU 

PROCESSES
City Experiences



Future Land Use and Zoning

2 MAPS

2 PROCESSES

2 Bites at the 

Apple



Future Land Use & Zoning Consistency

FLU: Residential Low

(4 du/ac)

Zoning: RL-3

(12,000 SF Lots)







Future Land Use Map 

Amendment Hearing



Rezoning to Planned Development



Rezoning to Planned Development



Concept Plan

PUD - Concept & Preliminary

PUD – 2 OR MORE BITES AT THE APPLE

2.  Preliminary Plan – Hearing 2 or more1.  Concept Plan – Hearing 1



PUD – 2 OR MORE BITES AT THE APPLE



PARCEL SPECIFIC FUTURE 

LAND USE AMENDMENT
Progression back to zoning



PROGRESSION BACK 

TO ZONING
Florida Statutes

Polk County Establishment

First Conditional CPA

Success Story

Summary



Florida Statutes 163.3187

2011 Legislative Session



How it started

FLU amendment from Residential Low to Business Park Center

Land Use RL-1 RL-2 RL-3 RL-4 BPC

Intensity

Unit/acre
1 2 3 4 Warehouse

RL-4-2



Old Tampa Highway

Old Tampa Highway

Comp Plan & Code



N

Medical/Retail

Church

Church

Success Story



RS

South 

Lakeland 

Church of 

God

Activity Center Plan 

Boundary

Area of Land 

Use Change

Activity Center 

Plan Boundary

Area of Land 

Use Change

RL-3

RL-2

RL-1

St. 

Stephen’s 

Church

RL

South 

Lakeland 

Church of 

God

One Map



Area of Land Use 

Change

RL-3

RL-2

RS

RL-1

South 

Lakeland 

Church of 

God

St. 

Stephen’s 

Church

Site Plan



Site - 1

Site - 3

Site - 2

Site - 4

Site Photos

W

S

EN

41
2

3



Land Development Code



Buffers / wall and master drainage 

Light source, height & setback limitations

Sidewalks & monument signs regulations

200 

Feet

10,000 square feet retail/building

Within 200’ of High Glen Drive centerline
• break the wall plane or residential
• Corner entries shall be allowed.
• Deliveries, docking, loading or 

unloading 6 a.m. to 8 p.m.
• No Drive-Thru/Drive-In 

Restaurants or Transit Facilities

Conditions



Before and After

Child Care



Before and After

412

3

Site - 1

Before - 2014

After - 2017

N

N



Site -2

Before - 2014

After - 2017

Before and After

412

3NE

NE



After - 2017

Site - 3

Before - 2014

Before and After

412

3S

S



Site - 4

Before - 2014

After - 2017

Before and After

412

3
NW

NW



How to Change the Conditions

RM

Old Tampa Highway

Old Tampa Highway



Summary

Zoning FLU Population

Minimum 5 8 8,242

Maximum 85 36 2,751,796

Average 45 65 19,525

County’s without zoning 8



Eriks graph

Area of Land Use 

Change

RL-3

RL-2

RS

RL-1

South 
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nd 
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Site - 1

Site - 3

Site - 2

Site - 4

Before and After

S

E

NWAfter - 2017 After - 2017

After - 2017

After - 2017
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How it started

FLU amendment from Residential Low to Business Park Center

Land Use RL-1 RL-2 RL-3 RL-4 BPC

Intensity

Unit/acre
1 2 3 4 Warehouse

RL-4-2



County Zoning Districts FLU Designations Population

Alachua 23 17

Baker 25 12

Bay 19 9

Bradford 17 13

Brevard 49 17

Broward 18 21

Calhoun 5 13

Charlotte 6 29

Citrus* 23 21

Clay 46 36

Collier 26 28

Columbia 24 18



County Zoning Districts FLU Designations Population

Desoto 27 14

Dixie 13

Duval (COJ) 24 20

Escambia 34 11

Flagler 23 14

Franklin 20 11

Gadsden* 12 14

Gilchrist * 10

Glades 15 12

Gulf* 11 8

Hamilton

Hardee 13 14



County Zoning Districts FLU Designations Population

Hendry 23 20

Hernando 30 10

Highlands 28 13

Hillsborough 49 30

Holmes 21

Indian River 37 19

Jackson* * 15

Jefferson * 14

Lafayette** 23 13

Lake 21 31

Lee 70 29

Leon 62 25



County Zoning Districts FLU Designations Population

Levy 11 13

Liberty 17 11

Madison 12 11

Manatee 42 21

Marion 26 13

Martin 85 20

Miami-Dade 38 25

Monroe*** 31 18

Nassau 21 10

Okaloosa 19 13

Okeechobee** 17 17

Orange 30 32



County Zoning Districts FLU Designations Population

Osceola 51 21

Palm Beach*** 41 15

Pasco*** 27 25

Pinellas 48 34

Polk** 10 30

Putnam 20 12

St. Johns 34 22

St. Lucie 32 17

Santa Rosa 62 22

Sarasota 33 15

Seminole 33 24

Sumter 22 9



County Zoning 

Districts

FLU 

Designations
Population

Suwannee 30 15

Taylor No Zoning 10

Union 28 15

Volusia 51 18

Wakulla 30 19

Walton No zoning 38

Washington No zoning 13

** - blended and may not have zoning that matches 

their flu

*** - Combined LDC (Districts) with concept of 

zoning



More of Jennifer's Slides



Polk County vs Traditional

One Map System 
(FLU/zoning)

• Faster Development 
Approvals

• Offers subdistricts similar to 
Euclidian Zoning

• Limited hearings (reliance on 
LDRs and staff review)

• Less review by elected 
officials

Two Map System 
(FLU/Zoning)

• Two separate hearings 

• FLU Map Amendment

• Rezoning

• Hearings unlimited (Example 

of at least 5 in Lakeland)



Polk County vs Traditional

One Map System 
(FLU/zoning)

✓Comprehensive Plan

✓Future Land Use Map

✓Land Use Categories

✓Conditional Comprehensive 
Plan Amendments

✓Land Development Regulations

✓Special Land Use Districts

✓Appendix housing all site-specific 
development conditions

Two Map System 
(FLU/Zoning)

✓Comprehensive Plan

✓Future Land Use Map

✓Land Use Categories

✓Land Development Regulations

✓Zoning Map

✓Zoning Districts



Activity Center 

Plan Boundary

Area of Land 

Use Change

RL-3

RL-2

RS

RL-1

South 

Lakeland 

Church of 

God

St. 

Stephen’s 

Church NAC

RL



• Landscaping and Buffering for Incompatible Uses

• Reduces the potential negative impacts caused by glare, 

noise, dust, dirt, litter, odors and view of various land 

uses on adjacent land uses 

• Buffer includes land and planting trees and shrubs

Example – FLU, PUD (level of detail)



Hearings

Pros

• One Step Process for 

FLU & Rezoning 
(No need to rezone property after FLU 

Amendment)

• Reduces confusion with 

general public 
(Many do not realize there is also FLU 

to consider)

Cons

• Perceived loss of control

• Future Complexity of 

housing all site-specific 

conditions in LDC


