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Introduction 
 
As part of the effort to update the Pinellas County Transportation Impact Fee Ordi-
nance, the Pinellas County Metropolitan Planning Organization’s (MPO) Transportation 
Impact Fee Task Force, later renamed the Livable Communities Task Force, recom-
mended the development of model policies and land development codes that support 
livable community strategies for the purpose of creating and sustaining urban areas 
where walking, bicycling and transit service is safe, comfortable and efficient and 
where the physical environment offers an interesting and unique experience from the 
standpoint of street, land and building design.  Livable community strategies also seek 
to allow for people to live closer to their points of destination such as shopping and 
work locations in order to reduce demand for single occupant vehicle travel.   
 
This MPO’s livable communities initiative involves two major projects.  The first is to 
develop a set of model objectives and policies as contained in this document that can 
be incorporated into the local government comprehensive plans, as applicable.  The 
second is to develop model land development codes that the local governments can 
use to implement the recommended objectives and polices of the MPO, in whole or in 
part, as well as those in their comprehensive plans.  
 
The MPO has contracted with Renaissance Planning to develop the model compre-
hensive plan policies and land development codes. In task one of the project, Renais-
sance reviewed draft and adopted Evaluation and Appraisal Reports of the municipali-
ties in Pinellas County to ascertain the level of support and desire for livable commu-
nity policies. In short, most of the EARs expressed some form of interest in implement-
ing at least one of the “livable community” elements, mainly streetscape improvements. 
Roughly half of the communities are in tune with the Pinellas County EAR in that they 
identified the need to craft policies and regulations that encourage infill and redevelop-
ment to foster economic viability and growth. At the same time, these communities also 
want to regulate the location and appearance of new or infill development in order to 
protect the area’s existing character and define and enhance the community’s “sense 
of place.” In particular, Pinellas County identified the need to encourage development 
that supports compact, walkable areas with a complementary mix of uses in proximity 
to transit stops.  
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 The Four “Ds” 
 
For the purpose of organization, major issues identified in the EARs were grouped in 
terms of the “four D’s” of creating a livable community.  These include Density, Diver-
sity, Design and Destinations.  
 

Density  
 
Density refers to the number of dwelling units that can financially support transit rider-
ship and neighborhood retail, as well as the proximity and connectivity of those dwell-
ing units to destinations such as work, school, parks, and shopping. Poorly designed 
density will only exacerbate problems such as traffic congestion, but places designed 
correctly- with buildings oriented to the street, parking in the rear, wide, tree-lined 
sidewalks that connect to a compact and concentrated mix of uses- encourage peo-
ple to walk and use transit. Additionally, when jobs and housing are in relative bal-
ance with site design that integrates land uses, people take fewer trips by auto and 
their trips tend to be shorter. Recent national research indicates that for every 10 per-
cent increase in housing in a jobs-rich area (or employment in a primarily residential 
area), there is a corresponding three percent decrease in vehicle miles traveled 
(VMT). 
 
The model policy framework suggests that relatively higher density and intensity is 
appropriate in proximity to downtown districts, employment centers and transit corri-
dors or transfer points with proper design. However, it is recognized that each of 
communities in the county has a different scale and sense of character.  Policies ad-
dressing density as well as other livable community characteristics should be tailored 
to meet the needs of each community prior to incorporation into the local comprehen-
sive plan.  

 
Diversity  
 
Diversity refers to a mix of land uses that support the livability concept. The mix can 
be vertical or horizontal, and includes a range of housing prices and types as well as 
the mixture of residential units with retail, office, and institutional or civic uses.  Plac-
ing retail, housing and job sites in proximity to one another while using pedestrian 
friendly street and building design and landscaping encourages people to walk, bicy-
cle or use public transportation.    
 
Design  
 
Design refers to the architectural style of buildings and how they relate to the street in 
terms of scale, mass, and placement on the lot.  Additionally, design refers to street 
design, including landscaping, sidewalks, on-street parking, street width, block size, 
and the number of street connections between and among various destinations. De-
sign makes higher density palatable by integrating it into the fabric of the surrounding 
area and recognizing the context, whether it is urban, suburban, employment-based 
or mostly residential.   
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Destinations 
 
Through the combined use of design, appropriate increased density, and diversity of 
land uses, housing types, and housing prices, unique and interesting destinations are 
created. The concept of destinations also includes creating community focal points, 
such as parks, town centers, vibrant downtowns, civic buildings, and other public 
spaces and connecting those focal points to residential, retail, employment, and insti-
tutional centers with walkable streets and paths. Communities that have well con-
nected, attractive and diverse destinations become desirable places to live, work, 
and visit in turn increasing the community’s tax base and economic viability.   
 
All of the 4 D’s have been woven into the model objectives and policies. Rather than 
identifying polices for specific elements of a comprehensive plan, such as Future 
Land Use, Transportation, and Housing, the model objectives and policies may be 
integrated into whichever element(s) are appropriate for the individual comprehen-
sive plans.  The word “community” has been used instead of “county” or 
“municipality”, and the policies can be tailored to fit the appropriate situation.  

 
The objectives and policies in this document provide the policy framework for commu-
nities to develop and adopt specific Land Development Regulations that will encourage 
and control the development of walkable, transit friendly mixed use destinations. The 
model objectives and policies recommended in this document are not intended to be a 
one size fits all approach for Pinellas County’s local governments.  Rather they should 
consider the most relevant and appropriate elements given their local context.   
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Development Forms 
 
The effective application of livable community policies and codes is dependent upon 
recognizing the different types of development forms that exist in Pinellas County.  
These forms of development can be generally categorized as neighborhoods, activity 
centers, corridors and districts.  These categories are further defined in the following 
section.   
 
1. Neighborhoods 
 

a.  Traditional – Traditional neighborhoods are the historic small towns and villages 
that were established in isolated locations not adjacent to a downtown.  Several 
of them are located on the coast since travel was by water prior to the railroads.  
Unlike the suburban neighborhoods, they tend to contain more of a mix of hous-
ing types.  Small scale commercial uses may be present within these neighbor-
hoods on small lots, sometimes as non-conforming uses. Some examples are 
listed below: 
 
i. Crystal Beach 
ii. Old Palm Harbor (formerly known as Sutherland) 
iii. Ozona 
iv.  Lealman east of 49th Street 
v. Ridgecrest (portions)  
vi.  Highpoint (portions) 
vii. Anclote 

 
b.  Suburban 

 
i. Most  post World War II neighborhoods located outside downtown areas in 

Pinellas County are suburban in character.  
ii. Typical lot sizes - ≤ 7,000 square feet.  .    
iii. Some of the County’s suburban communities contain a mixture of residential 

dwellings and are not solely single-family homes.  These different housing 
types are not integrated, but are constructed in separate locations within the 
neighborhood or development.  For example, Feather Sound contains sin-
gle-family homes, town homes, multi-family structures (both condominiums 
and apartments).  The East Lake Tarpon Area also contains a mix of resi-
dential types although they are usually segregated into different areas of the 
community.   

 
c.   Mobile Home and Manufactured Home Communities – The uniform housing 

type found in these communities distinguishes them from other neighborhoods.  
These neighborhoods often exhibit a strong social support structure and sense 
of community.   

 
d. Large Multi-family Communities and Resorts (e.g. Top of the World, Five 

Towns, and Innisbrook) 
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2.  Mixed-Use Development  
 

a. Mixed-Use Project  
 Mixed-use development projects combine single-use buildings, typically on dis-

tinct contiguous parcels, and a range of land uses on one site.  The mix of land 
uses may occur vertically through a common structure as well as horizontally in 
separate buildings or through a combination of the two.  The overall project must 
result in a walkable area and there must be significant physical and functional 
integration of the different uses.  These projects may occur within a mixed-use 
walkable area or they may be located in a more suburban setting.   

 
b. Mixed-Use Areas 

Areas where there is a mixing of different land uses – e.g. residential, shopping, 
eating establishments, employment, lodging, civic, cultural – in one relatively dis-
crete area.  These areas usually have multiple ownerships, and combine both a 
vertical and horizontal mix of uses where there is significant physical and func-
tional integration of the different uses, resulting in a walkable area.  Urban cen-
ters and town centers usually exhibit these characteristics; examples in Pinellas 
County include Downtown St. Petersburg, Downtown Dunedin, Downtown Palm 
Harbor, and Downtown Largo.  A mixed-use area may or may not include a 
mixed-use project. 

 
c. Mixed-Use Areas- Neighborhood Scale 

Areas where there is a mixing of land uses at a neighborhood scale in one rela-
tively discrete area.  The range of uses is generally more restricted focusing on 
neighborhood retail and services, eating establishments, and residential.  These 
areas may be under one ownership or have multiple owners, and often empha-
size a horizontal mix of uses, although some vertical mix may occur.  There is 
significant physical and functional integration of the different uses that result in a 
walkable area.  The collection of retail, service, office, and civic uses in Ozona in 
north Pinellas County exemplifies these characteristics.  A mixed-use area may 
or may not include a mixed-use project. 

 
d.  Mixed Use Centers 

 
i.  Urban Centers - Characterized by intense development and major employ-

ment supported by residential uses that produce a significant amount of multi-
modal activity because walking, bicycling, and transit are more convenient 
than using the automobile. Urban centers consist of longer, denser blocks 
(generally a range of 400’-800’ in length) that contain a variety of uses, mixed 
both horizontally and vertically. Densities generally range between 15 and 32 
dwelling units per acre, while non-residential floor area ratios may range be-
tween 1.0-4.0. Urban centers predominate as the downtowns of major munici-
palities, such as Clearwater and St. Petersburg, but may also be appropriate 
for other areas of the County, such as the Gateway area. 
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ii. Town Centers - Characterized by a significant areas of development that are 
smaller than an Urban Center but provide convenient daily retail and personal 
service within walking distance of surrounding residential areas. Town Cen-
ters are also characterized as traditional “Main Street” communities organized 
around a focal point with a sense of community identity. Town centers consist 
of short, compact blocks (generally between 200-400 feet in length) that con-
tain a variety of uses, mixed both horizontally and vertically. Densities typi-
cally range between ten and twenty dwelling units per acre, while non-
residential floor area ratios may range between 0.5-2.0. Local examples of 
town centers are the downtown areas of Largo, Oldsmar, Tarpon Springs, 
Safety Harbor, Dunedin, Pinellas Park, Palm Harbor, Gulfport, Madeira 
Beach, and St. Pete Beach. 

 
iii. Suburban Centers - Characterized by concentrations of non-residential uses 

located at major intersections of arterials and collectors. Suburban centers, 
such as big box retail and home improvement stores, have been developed 
to be convenient to automobiles and are generally set far back from the street 
with generous parking in the front. Although not currently characterized as 
transit or pedestrian friendly, suburban centers can be re-developed to be 
more livable while still serving an automobile oriented customer.  Local exam-
ples of suburban centers include regional malls such as Tyrone and Westfield 
Countryside Mall, Largo Mall, and larger shopping centers generally greater 
than 10 acres and adjacent/nearby nonresidential development. 

 
iv. Neighborhood Centers - Neighborhood Centers typically consist of a limited 

number of commercial establishments that fulfill the basic needs of residents 
within one mile of the center. Densities typically range between eight and fif-
teen dwelling units per acre and non-residential floor area ratios between 0.5 
and 1.0. This category is typically applied to historic neighborhood or smaller 
town environments with a main street, but is also appropriate for neighbor-
hoods with higher levels of connectivity that may have commercial areas that 
can be redeveloped to be more transit and pedestrian friendly.  Local exam-
ples of neighborhood centers are LaBelle Plaza at the intersection of High-
land Avenue and Belleair Road, the shopping center at the intersection of 
CR1 and Tampa Road, and Oakhurst Plaza Shopping Center at the intersec-
tion of Oakhurst Road and Antilles Drive.  

 
3.  Corridors 
 

a. Interstate – Located along I-275 from the Howard Frankland Bridge and Cause-
way to the Sunshine Skyway Bridge and Causeway.  This is a limited access 
roadway with no parallel local access roads.   There is no direct access to any 
property from this federal roadway.  

 
b. Commercial Corridors – These corridors are located along municipal, county, or 

state arterial facilities where the primary orientation is toward providing easy ac-
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cessibility for the automobile.  There is often little connectivity between the com-
mercial uses along the arterial facility and the adjacent neighborhoods.  The 
“strip” development within these corridors typically consists of surface parking in 
front of one- or two-story commercial establishments.  A commercial corridor 
generally serves a larger trade area than the immediate neighborhood.  Apart-
ment complexes may also be found along these corridors interspersed among 
the nonresidential uses.  The “big box” national chains are often located within 
these corridors. 

 
c. Employment Corridors – These corridors are distinguished from commercial cor-

ridors in that they also include a significant number of jobs that are typically 
found in employment centers.  In this case, the employment center is linearly 
oriented along a major roadway.  Development along U.S. Highway 19 in north 
Pinellas County contains a substantial quantity of office space as well as the re-
tail and personal services typically found within a commercial corridor. 

 
d. Residential Corridors – These corridors are formed when residential develop-

ment (single-family and multi-family) is adjacent to an arterial roadway and have 
direct access onto that roadway.  In some cases, the residential structures were 
constructed prior to the roadway being upgraded to a larger facility (e.g. from a 
two-lane to a four-lane facility).  

 
e. Scenic/Non-Commercial Corridors – Roadways and the adjacent lands desig-

nated by the Board of County Commissioners to protect their traffic-carrying ca-
pacity and scenic qualities.  These corridors are usually, though not exclusively, 
found in conjunction with residential corridors. 

 
f. Coastal Corridor – This is a unique roadway corridor in Pinellas County that 

runs the length of the barrier island chain to Clearwater Beach, and then contin-
ues northward on the mainland along the coast from Downtown Clearwater 
through Dunedin, Palm Harbor, Tarpon Springs to the Pasco County line.  This 
corridor includes the major centers of tourism along the County’s Gulf beaches, 
and connects the historic downtowns on the west coast of north Pinellas 
County.  

 
4.   Districts 
 

a. Employment Districts – Historically, these are larger areas that have been prin-
cipally devoted to manufacturing, warehousing, businesses and business ser-
vices, professional services, other office uses, research and development, and 
hotel accommodations.  They also include industrial and office developments of 
regional impact (DRIs) such as Carillon, Gateway Areawide, Bay Vista and 
Oldsmar DRI. Recently, residential uses and supporting retail and personal ser-
vices have been introduced or planned within selected employment districts.   

 



b. Industrial areas not part of a planned development (Joe’s Creek, Airport Indus-
trial Park, Clearwater Airpark Industrial Park, Mid-county Industrial Area, Tyrone 
Industrial Park, Dome Industrial Park)  

 
c. Historic Districts – These are districts containing a number of historically-

significant structures that are designated on the National Register and/or by the 
local government as being historically significant.  Historic Districts can be resi-
dential or commercial in character.  

 
d. Arts and Cultural Districts – These districts are typically mixed-use areas in 

which concentrations of cultural facilities serve as economic and cultural an-
chors.  Their defining characteristic is the prevalence of cultural facilities, arts 
organizations, individual artists, and art-based businesses.  

 
e.  Airport District – The St. Petersburg-Clearwater International Airport, Coast 

Guard Air Operations, Black Hawk Training Center, and businesses and opera-
tions supporting the Airport.  

 
f. University/College Campuses – The campuses of USF- St. Petersburg, Eckerd 

College, and St. Petersburg College. 
 
g. Medical District – These districts represent the major hospitals in the County 

and the concentration of medical offices and services that occur in the vicinity of 
the hospital campuses.  Examples include Morton Plant Hospital in Clearwater, 
All Children’s Hospital in St. Petersburg and Mease Countryside Hospital in 
Safety Harbor. 
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GOAL STATEMENTGOAL STATEMENT  

 

Improve the quality of life in Pinellas County by providing di-

verse, well designed and walkable destinations while creating 

and maintaining choices in housing, offices, retail, work-

places, and travel modes. 
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OBJECTIVE 1: WALKABLE STREETS 
Create livable streets that are designed and oriented towards a 

multimodal transportation system. 

Policy 1.1   
Where appropriate, development and re-development in 
commercial and employment corridors and/or mixed-use 
centers should include the following pedestrian-friendly 
design features:  
 
a. Continuous sidewalks with a minimum width of five 

feet, buffered from traffic by on-street parking and/or 
landscaping, and that include pedestrian amenities 
such as benches, trash receptacles, bus shelters, and 
lighting.  

 
b. Minimal front setbacks, building heights within a com-

parable range, and street trees to provide a sense of 
vertical enclosure on streets. Building heights should 
occur within a comparable range of surrounding struc-
tures.       

 
c. Buildings should be served by primary walkways that 

directly link the building’s main entryway to the street 
and parking lot. These primary walkways should be 
visually distinct from parking lot and driveway surfaces 
and may include textured or colored materials.  

 
d. Permanent structures such as utility poles and traffic 

control poles within the sidewalk that restrict pedestrian 
movement should be discouraged.  

 
e. Direct routes between destinations, especially between 

adjacent parcels, to create walking and bicycling con-
nections between neighborhoods and neighborhood 
(activity) centers.  Potential conflicts between pedestri-
ans and motor vehicles should be minimized.  

 
f. Clear passage zones equal to the required minimum 

sidewalk width in areas with movable obstructions, 
such as outdoor seating. Benches should be placed on 
a separate pad behind the back of sidewalk or between 
the sidewalk and the street to avoid clear passage 
zone obstruction. 

 
g. Drive-through windows along building façades facing 

the public right-of-way should be discouraged. 
 
h. Access across property lines that allow vehicular and 

pedestrian movement between properties without re-
turning to the street.  



i. Build-to lines are used as an alternative to setbacks in 
order to form a continuous street edge and provide a 
sense of enclosure. 

 
j.  Parking located to the side or rear of the structure.  
 
k.  Land development regulations that ensure signage re-

quirements do not create visual clutter.  
 
Policy 1.2  
When appropriate, implement the following livable road-
way strategies within the public right-of-way on commercial 
corridors, employment corridors, and in mixed-use areas:  
 
a. Construct sidewalks on both sides of the street with a 

landscape strip; 
b. Provide bike lanes, wider sidewalks, landscape strip, 

raised median, or other roadway treatment;  
c. For roads that contain more than 4 travel lanes, con-

sider pedestrian crossing treatments such as bulb-
outs, crossing islands, pedestrian refuge islands in the 
median, in-pavement pedestrian lights, countdown sig-
nals, mid-block signals, and “hot response” signals; 

d. For roads that have blocks more than 800 linear feet in 
length, consider the use of mid-block crossings; and 

e. Require accommodation of bicycle travel and pedes-
trian needs in plans for future arterial and collector 
road construction, widening or reconstruction projects.  

 
Policy 1.3 
Where there is not enough existing right-of-way to accom-
modate the design features in policy 1.1, consider requir-
ing or providing an incentive for the dedication of addi-
tional right-of-way.  
 
Policy 1.4  
In areas where arterial roadway volumes and speeds are 
not appropriate for the design standards in policy 1.1, con-
sider the use of these roadway designs on parallel service 
roads or perpendicular collector roads.  
 
Policy 1.5    
The following criteria should be used in prioritizing side-
walk improvements needed to fill gaps: (1) proximity to 
public schools; (2) proximity to major public parks or cul-
tural facilities; (3) proximity to high density residential and 
commercial areas, or any area exhibiting (or potentially 
exhibiting) a high volume of pedestrian activity; (4) location 
alongside arterial and collector streets; (5) proximity to 
transit routes; and (6) proximity to identified redevelop-
ment areas.  
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OBJECTIVE 2: TRANSIT STOPS 
Design and provide safe, attractive, convenient, and comfortable 

transit stops. 

Avoid 

Avoid 

Policy 2.1   
Where feasible, provide transit stops with amenities includ-
ing weather protection, ample paved walkways, sidewalks, 
lighting, and landscaping, and ancillary uses that provide 
conveniences to transit patrons such as cafes, news 
stands and food kiosks. Where transit stops  can be retro-
fitted to meet these standards, the  re-design of these 
stops may be prioritized in areas where higher residential 
densities or higher intensity commercial, employment, 
mixed use centers exist.  
 
Policy 2.2    
Land development regulations should ensure that parking, 
landscaping, or other design requirements do not contain 
barriers to transit.  
 
Policy 2.3 
The provision of landscaping near the transit stop in the 
form of shade or ornamental/palm trees is encouraged to 
maximize passenger comfort.  
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OBJECTIVE 3: PARKING & DRIVEWAYS 
Parking lots and driveways should be designed to support pe-

destrian safety, connections and comfort by reducing the number 

of curb cuts and providing interconnectivity between and through 
sites. 

Policy 3.1   
Allow a parking requirement reduction for properties that 
share both cross access and a common entrance drive. 
 
Policy 3.2    
New commercial, office, and retail buildings and centers 
should be planned to reduce the number of curb cuts and 
driveways. Where possible, projects should share drive-
ways and parking access with adjacent sites to provide an 
interconnected system of auto and service access points. 
 
Policy 3.3    
The location and width of driveways should be reviewed 
through local site plan review processes to identify oppor-
tunities for shared driveways with neighboring properties 
and to reduce access points on the surrounding road net-
work to the extent possible.  
 
Policy 3.4   
Parking lots and driveways should provide pedestrian con-
nections to entrances. Dedicated walkways through park-
ing lots and sidewalks should be included in the design of 
access roadways. 
 
Policy 3.5   
Parking lots should include trees to provide shade and re-
duce temperature for pedestrians.  
 
Policy 3.6     
Service windows and stacking lanes for drive-through busi-
nesses should not face public streets. 
 
Policy 3.7   
Mid-block and rear alleys should be utilized where feasible 
for access to parking, utilities, service and unloading areas 
in order to minimize the number of required curb cuts along 
primary access routes.  
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OBJECTIVE 4: MIXED USE DEVELOPMENT 

Support efforts to create, recreate, and sustain areas of mixed-

use development at appropriate locations to achieve the follow-

ing objectives: 

• Provide vibrant and safe walkable areas;  
• Concentrate growth in relatively discrete areas that are 

compatible with the community character, local tradi-

tions, and historic heritage;  

• Place housing in proximity to employment opportunities, 

services and amenities; 

• Establish urban areas that support transportation 

choices other than privately-owned vehicles and that are 

more efficiently served by transit;  

• Establish quality-designed urban environments that cre-

ate vibrant, livable places;  

• Provide locations that create a range of housing opportu-

nities and choices, including the provision of affordable 

housing;  

• Provide urban areas that incorporate well-designed pub-

lic spaces; 

• Encourage development at an intensity and scale that is 

compatible with proximate residential neighborhoods; 

• Provide adequate buffering and a transition gradient be-

tween non-residential and/or higher density residential 

development and proximate residential neighborhoods 

and/or less intensive nonresidential development; and 

• Encourage development that is compatible with the 

natural environment and the overall vision of the commu-

nity.  

Policy 4.1  
The following criteria should be used in determining ap-
propriate locations for mixed-use development: 

 
a.  Locations where underutilized or vacant commercial 

strips or centers exist;  
 
b. Locations that are walkable destinations for proxi-

mate residential areas; and 
 
c. There are transportation choices other than the auto-

mobile that service the area.  At least one of the fol-
lowing public transit services is available to serve the 
mixed-use development, or is scheduled to be avail-
able within the next 5 years:  

  
• The area is served, or is scheduled to be served 

within 6 months, by enhanced bus service with no 
more than 20-30 minute headways during morn-



ing and evening peak hours.  Service by more 
than one bus route is preferred, and the presence 
of a public or private circulator system that serves 
the area and has a service interconnection with 
the bus system may improve the area’s suitability 
for mixed-use development; 

 
• The area is served by a Bus Rapid Transit (BRT) 

route that is in operation or that has been se-
lected for BRT service through the MPO process 
and there is a firm funding commitment to estab-
lish BRT service and have it operational within 5 
years. The BRT stop should preferably be within 
the mixed-use development and not more than 
500 to 1,000 feet from places of employment or 
more than ¼ to ½ mile from residences; and 

 
• The area would be served by a commuter rail line 

or a guideway system where funding is commit-
ted for constructing the line or system and it will 
be operational within the next 5 years. The guide-
way or commuter rail terminal should preferably 
be within the mixed-use development and not 
more than 500 to 1,000 feet from places of em-
ployment or more than ¼ to ½ mile from resi-
dences.  

 
d. The location has direct access or is proximate to a 

segment of the countywide or a local multi-use path or 
trail system; 

 
e. The location can accommodate a mix of land uses, 

including a residential component, that are able to 
blend with surrounding uses without juxtaposing in-
compatible uses or building types. 

 
f. The mixed-use development will create opportunities 

for providing a mix of housing types in a range of 
prices, a certain percentage of which will meet the 
local government’s affordable housing criteria. 

 
g. The mixed-use development can accommodate one 

or more of the local government’s targeted industries 
or businesses. 

 
h. The mixed-use development is of sufficient size to 

allow a decrease in density/intensity from the center 
of the mixed-use development to the periphery that is 
compatible with the surrounding land uses.   
 

Page 15 Livable Communities Model Comprehensive Plan Objectives and Policies 



Page 16 Livable Communities Model Comprehensive Plan Objectives and Policies 

i. The mixed-use development will provide services 
(e.g. convenience groceries, dry cleaners, and per-
sonal care) and amenities within walking distance of 
residential development within the mixed use project 
or of residents in the surrounding community, if appli-
cable.  

 
j. Compatibility of mixed-use development with other 

goals, objectives, and policies of local comprehensive 
plans. 
 

Policy 4.2  
The mixed-use development may be eligible for a density 
or intensity bonus, as determined by the local govern-
ment, if the development will create opportunities for pro-
viding a mix of housing types in a range of prices.  Den-
sity/intensity bonuses should be based in part, if not en-
tirely, on the extent to which the project meets the  local 
government’s affordable housing criteria or economic de-
velopment objectives related to employment and the re-
cruitment or expansion of targeted industries.   

 
Policy 4.3 
Mixed-use development should be integrated into a walk-
able area, which exhibits most, if not all, of the following 
characteristics:  
 
a.  A pedestrian-friendly environment that results in ac-

tive, walkable streets;  
b.  Building setbacks are reduced; 
c.  Buildings are interconnected by a continuous network 

of safe, convenient, comfortable, and interesting side-
walks, paths, and bicycle routes; 

d.  If residential neighborhoods and other walkable desti-
nations are located nearby, mixed-use development is 
interconnected with the surrounding community by a 
network of safe, convenient, comfortable, and inter-
esting sidewalks, paths, and bicycle routes; 

e.  Pedestrian-scale streetlights and other amenities are 
installed;  

f.  There is safe, convenient access to public transit;  
g.  The development will provide well-designed public 

spaces (e.g. pocket parks and plazas) and space for 
civic uses such as libraries and community centers; 

h.  Applicable livable community characteristics identified 
in these model objectives and policies; 

i.  Building heights should be proportional to the width of 
the street; and 

j. Sidewalk links are connected within public rights-of-
way.  



Policy 4.4      
In order to promote compact and walkable development, 
all uses should be within walking distance and intercon-
nected with sidewalks.  
 
Policy 4.5  
In order to encourage mixed use centers, the land devel-
opment regulations, should allow for maximum parking 
standards. 
 
Policy 4.6  
Establish a future land use map category to recognize 
those areas of the County that are appropriate locations 
for mixed use development as described in  these model 
objectives and policies.  The category should be consis-
tent with the Countywide Plan rules. 
 
Policy 4.7  
Implementation of policy 4.6 should require a special area 
plan approved by the local government.  The special area 
plan should, at a minimum, address the following: 
  
a. Permitted uses and location criteria; 
b. Density and intensity standards; 
c. Provisions for mixed use; 
d. Design guidelines; 
e. Provisions for affordable housing and employment;  
f. Provisions that achieve a walkable area; 
g. Impacts on public services and facilities;  
h. Integration with planned and existing mobility sys-

tems; 
i. Integration and compatibility with the surrounding 

community; 
j. Incentives that may be offered to encourage develop-

ment that has an overall community benefit; and 
k. Consistency with the local comprehensive plan. 
 
Policy 4.8  
Special area plans, as described in Policy 4.7, may re-
quire that in order to exceed an established base residen-
tial density or intensity of use, a project should provide 
public benefits and amenities that support Objective 4. 
The applicable local government would determine what 
public benefits and amenities would be acceptable for re-
ceiving additional development rights, and the extent of 
those additional development rights.    
 
Policy 4.9    
Special area plans may require that development above 
an established base residential density or intensity of use 
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rely upon the transfer of development rights from other 
properties to the subject property or properties.  
 
Policy 4.10    
Future land use map categories established to identify 
locations appropriate for mixed-use development as de-
scribed in these model objectives and policies should 
enhance, and not compromise, the integrity and viability 
of existing and planned residential neighborhoods.  
 
Policy 4.11  
Local adoption of future land use map categories that 
are appropriate for mixed-use projects as described in  
these model objectives and policies should encourage 
development that creates a strong sense of community 
identity through consideration of such mechanisms as 
optional and/or required urban design and architectural 
design criteria, recognition of historic setback patterns 
and lot sizes, creation of places oriented toward pedes-
trians, bicyclists and transit users, provision of green 
space and landscaping in public spaces, and application 
of other appropriate mechanisms that may be specific to 
a particular location.  
 
Policy 4.12  
When considering adoption of an amendment to desig-
nate a mixed-use future land use map category, the local 
government should take into consideration the following: 
a. The area’s historic development pattern; 
b. The interrelationship of the proposed designation with 

the surrounding community; 
c. Whether the area has historically served as a commu-

nity focal point; 
d. The impact that approval of the amendment would 

have on the surrounding traffic circulation system; and 
e. The extent to which it would encourage pedestrian 

activity and other non-motorized modes of travel. 
 
Policy 4.13 
Local governments should consider amendments to their 
land development codes to support redevelopment of 
commercial and employment corridors within Pinellas 
County that are consistent with these model objectives 
and policies. 
 
Policy 4.14 
In order to encourage the development of mixed use 
centers, the adoption of transportation concurrency miti-
gation strategies such as Transportation Concurrency 
Exception Areas or Multimodal Transportation Districts 
should be considered.  
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OBJECTIVE 5: DESIGN STANDARDS 
Promote high quality design standards that support the commu-

nity’s image and contribute to its identity and unique sense of 

place.  

Policy 5.1   
Encourage building design to provide an ordered variety 
of entries, porches, windows, bays and balconies along 
public rights-of-way where it is consistent with neighbor-
hood character. 
 
Policy 5.2  
Buildings with facades greater than 50 feet in length 
should be broken down in scale by means of the articula-
tion of well-proportioned and separate areas. Strategic 
elements include the variation of architectural treatment 
and elements such as colors, materials, and heights. 
  
Policy 5.3    
For ground-level facades that face a right-of-way, a mini-
mum standard should be established for the percentage 
of the exterior wall containing transparent structures such 
as windows and doors.  This standard should apply to 
both facades of a building on a corner lot. 
 
Policy 5.4  
Buildings should include street level elements oriented to 
the pedestrian, such as awnings, arcades, and signage. 
 
Policy 5.5   
In areas of the County having a historic or consistent de-
sign character, new development should be designed to 
maintain and support the existing character.  
 
Policy 5.6  
Preserve the character of existing residential neighbor-
hoods by requiring infill or remodeled structures to be 
compatible with the neighborhood and adjacent struc-
tures. 
 
Policy 5.7   
To promote housing diversity and to avoid creation of ho-
mogenous developments, promote the inclusion of a variety 
of housing types in all residential communities through local 
land development regulations. 
 



Policy 5.8   
Local setback requirements should allow porch ease-
ments in subdivision design and to require living areas of 
the structure to be closer to the street than garage areas. 
 
Policy 5.9   
Encourage single family attached and multi-family devel-
opments to be designed to include orientation of the front 
door to a neighborhood sidewalk and street.  
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OBJECTIVE 6: WORKFORCE HOUSING 

Increase workforce housing opportunities, particularly within 

proximity to places of employment and transit facilities. 
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Policy 6.1  
Workforce housing should be defined as the housing 
needed for people whose median household income is 
between 80 and 120 percent of the area’s median in-
come, with no more than 30 percent of their income spent 
on housing costs.  
 
Policy 6.2   
As a means to reduce vehicle miles traveled and vehicle 
hours traveled for work trips, encourage the creation of 
workforce housing and employment in proximity to each 
other where analysis of existing conditions and future 
growth reveals a significant disparity between the number 
of housing units and jobs.    
 
Policy 6.3    
Mixed-use development projects and mixed-use walk-
able areas that contain both residential units and jobs 
aligned with local employment objectives should be sup-
ported at appropriate locations as determined by the loca-
tion criteria for mixed-use development and other perti-
nent policies within these model objectives and policies.  
 
Policy 6.4  
Priority should be given to assisting affordable work force 
housing projects which are proximate to employment cen-
ters, public transportation, and are easily accessible to a 
range of public services. 
 
Policy 6.5  
Density bonuses should be considered for residential and 
mixed-use developments proximate to an existing or 
planned transit stop or station or a major employment 
center in accordance with locally adopted development 
criteria. 
 
Policy 6.6  
Granny flats or other accessory dwelling units should be 
permitted in residential or mixed use districts where com-
patible with the character of the neighborhood and not 
within coastal high hazard areas. 



APPENDIX 
 

 

COMPREHENSIVE PLAN BEST PRACTICES 

 

This section contains examples of local govern-

ment comprehensive plan language related to the 

promotion of livable community features and 

strategies that were used as a reference for the 

development of the model objectives and policies 

for Pinellas County. 
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City of Gainesville  
 
The City of Gainesville has three elements in their Comprehensive Plan that support the livable 
community concept: the Future Land Use Element, the Transportation Element, and an op-
tional Urban Design Element.  
 
The Future Land Use Element generally encourages mixed use development, the redevelop-
ment of malls and strip centers into mixed-use activity centers, parks and plazas, neighbor-
hoods that are balanced with housing and jobs, walkable neighborhoods with a defined center 
and edge, and transit-oriented design in mixed-use centers. Specifically, the element estab-
lishes six separate mixed-use future land use categories with a wide range of densities and 
intensities, as well as specifications for heights and requiring minimal front yard setbacks.  
 
The Transportation Element promotes a pedestrian friendly environment through encouraging 
small blocks with sidewalks on both sides of the street, mid block crossings, and requiring that 
the city complete a sidewalk inventory to be added to their GIS data. The city also promotes tran-
sit and bicycle use by striving to provide bus service within 80% of all medium and high density 
developments, a bicycle connection to every destination, evaluating needs of existing bus stops 
such as shelters, bike racks, and benches, and requiring accommodation of bicycles on all col-
lector and arterial roadways, park and ride lots, on buses, and at all transit stops. Additionally, 
the element has an objective and supporting policies that contribute to the creation of “livable 
streets” that “promote a mix of uses such as car travel, transit, and bicycling by designing streets 
for: (1) slow motor vehicle speeds, (2) quiet neighborhoods, (3) safety for children, people with 
disabilities, and seniors along residential streets, (4) a livable community featuring neighborhood 
pride, a sense of place, and a pleasant tree canopy; and (5) that support a sidewalk system sup-
portive of socializing.” 
 
Lastly, the city has adopted an optional Urban Design Element that promotes pedestrian-friendly 
design features that many cities would relegate to their land development codes. These include the 
following:  
1)  Modest commercial build-to lines that pull the building up to a wide street side sidewalk 

with a row of trees;  
2)  Modest instead of abundant off-street parking located at the rear or side of buildings, and 

away from pedestrian areas;  
3) Building facades facing the street and aligned to form squares, streets, plazas or other 

forms of a pleasant public realm;  
4)  A vertical mix of residences above non-residential uses within the center, and a required 

percentage of Center floor area that is residential and retail;  
5)  No free-standing retail establishment within the center exceeding 30,000 square feet (or 

some set maximum) of first floor area;  
6)  First floor uses promoting entertainment and retail uses and;  
7)  Articulation and glazing for pedestrian interest. Additionally, this element identifies redevel-

opment areas with specific targets and design standards in order to make each area a 
walkable destination.  

 
The full text of the elements are available at http://www.cityofgainesville.org/comdev/plan/compplandocs.shtml. 
 
 



Hillsborough County and the City of New Port Richey  
 
Hillsborough County is in the process of creating an optional Livable Communities Element. 
The purpose of the element is to provide distinct lifestyle choices for its residents in urban, ru-
ral, or suburban style communities and provide design standards that create a distinctive char-
acter for each. Although the rural and suburban styles of development in Hillsborough County 
may not be applicable, the general urban standards are relevant to the pattern of development 
throughout Pinellas County.  
 
The City of New Port Richey will soon transmit a Livable Cities Element to the Department of 
Community Affairs for review. The element was created by the same consultant assigned to 
the Hillsborough County element, and has several similar policies and graphics. However, the 
New Port Richey element is much more narrow in scope. The element concentrates on a town 
and employment center scale and design while preserving existing residential areas.  
 
The sections of both elements that are applicable to Pinellas County highlight the importance 
of mixed-use and public spaces and providing a comfortable connection between those places. 
Specific policies designed to encourage new development and redevelopment to utilize tradi-
tional neighborhood development (TND) principles that can be used to guide Pinellas County 
in attaining a livable community include the following: 
a. Neighborhood identity: Compatibility of neighborhood components, distinctively designed 

streets and public spaces and gateways and emphasis on natural features; 
b. Residential variety and diversity: Varied residential densities, a mixture of housing types, 

ancillary dwellings, and home-based employment opportunities; 
c. Coordinated community planning: Create synergies through connected open spaces, active 

uses facing public spaces, collocation of school sites and parks, and coordinated utilities 
placement; 

d. Central places: Neighborhood serving uses at a central gathering place with high quality pe-
destrian environments; 

e. Linkages: Interconnectivity of neighborhoods internally and to surrounding neighborhoods 
via a grid network of streets, sidewalks and open space (e.g., greenways); 

f. Mobility choices: Walkable-scale blocks and streets system providing alternative trip routes 
(i.e., grid network), sidewalks, crosswalks, bicycle facilities and transit stops; 

g. Cars and streets: Streets scaled to discourage speeding, with on-street parking, where fea-
sible; 

h. Parking: Cars stored toward the back of the lot, accessible by alleys, when feasible; shared 
driveways; and duplex or quadriplex garages at the rear lot line; 

i. Street-friendly housing: Housing close to and facing the street with active areas such as 
porches, windows and doorways oriented to the street; garages located to the side or rear, 
or set back deeper than the main part of the house; 

j.  Social space: A variety of sizes and types of open space in each neighborhood encouraging 
both active and passive uses and fostering interaction between neighbors; and 

k. Design: Design sensitivity to established natural, physical or cultural contexts.  
 
Hillsborough County may also adopt its Livable Roadways Guidelines as part of the element 
as well. The guidelines illustrate the desired design of pedestrian facilities, bicycle facilities, 
trails, parking, and transit facilities. The guidelines also depict how various roadways should be 
designed, including:  
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• Two-Lane Main Streets with Parking;  
• Two-Lane Undivided Urban Corridors;  
• Two-Lane Divided Urban Corridors;  
• Two-Lane Undivided Urban Corridors with Parking; 
•  Four-Lane Divided Urban Corridors;   
• Two-Lane Undivided Residential Corridors;  
• Two-Lane Undivided Rural Corridors; and  
• Four-Lane Divided Rural Corridors.  

For the full text of the Livable Roadways Design Guidelines, go to: http://
www.hillsboroughmpo.org/pubmaps/pubmaps_folders/folderother/otherplans_files/080106-
Livable%20Roadways-final.pdf 

Livable Roadways Main Street Design Example: 
http://www.hillsboroughmpo.org/pubmaps/pubmaps_folders/folderother/otherplans_files/080106-
Livable%20Roadways-final.pdf 



City of Tampa  
 
The City of Tampa’s Future Land Use Element (FLUE) allows for a 100% increase in densities 
without a Future Land Use Map Amendment within certain future land use categories if the pro-
ject falls within the urban service area and meets the City’s standards for Traditional Neighbor-
hood Development (TND).  
 
The requirements for Traditional Neighborhood Development include:  
• A town center that is pedestrian friendly, located on a public square, and provides for resi-

dents daily needs, such as a post office, banks, retail stores, attached residential units, res-
taurants, and civic uses such as churches and community centers;  

• A mixed residential area that includes single family attached and detached units, multifam-
ily units, parks and rights-of-way through open space. The mixed residential area may also 
include some commercial and civic uses, such as restaurants and churches;  

• An employment center area that mixes office and other commercial uses of greater inten-
sity than the town center; and  

• A minimum of 20% of the total area of the project must be open space, such as pocket 
parks, plazas, greenbelts and parks.  

 
In addition to this form of development, the Future Land Use Element also offers several other 
mixed use designations that range in density and intensity from very low (3 du/acre, 0.25 FAR) 
to high (75 du/acre, 3.5 FAR). Table 1 below summarizes the various mixed use categories.  
 
Table 1: Mixed Use Categories  
 

 

 
The city’s transportation element allows the city to reduce parking standards if a developer pro-
vides bicycle amenities such as secure storage and locking, weather protection of bicycles, 
shower heads and clothes storage lockers.  
 
For the full text, go to: 
 http://www.theplanningcommission.org/tampa/tampacompplan 
 

FLUE Category 
  

Max DU/
Acre  

FAR 

Suburban Mixed Use 3  3  0.25  

Suburban Mixed Use 6  6  0.50  

General Mixed Use  24  1.5  

Transitional Use 25 1.5 

Urban Mixed Use 50 2.5 

Regional Mixed Use 100 3.5 
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City of Fort Myers Beach  
 
In 1999, the City of Fort Myers Beach developed an optional Community Design Element in 
order to provide the policy framework for a form-based land development code. The purpose of 
the element is to reinforce “the small-town character of Fort Myers Beach, a place where per-
manent residents coexist comfortably with tourism. The policies reflect an appropriate balance 
among neighborhood needs, economic vitality, and tourist development, and the balance be-
tween the need to move cars and all other types of movement (on foot or by bicycle or boat).” 
 
The Element encourages the development of traditional, pedestrian friendly neighborhoods 
throughout the city. The element calls for landscaping and design solutions for Estero Boule-
vard, the main artery through the city. Specifically, the element directs the city to amend its 
land development code to allow for the following design solutions for Estero Boulevard:  
 
• Bringing buildings closer to the sidewalk; 
• Encouraging or requiring compatible means of meeting the mandatory flood elevation re-
quirements (for example; using dry-floodproofing techniques, or designs such as the old 
hardware store which is built close to the street with outside steps up, but with added steps 
up inside to reach the flood elevation); 

• Locating most parking to the rear of buildings, limiting curb cuts, and promoting shared 
parking areas; 

• Facilitating pedestrian and bicycle access and contributing to the interconnectedness of the 
circulation system; 

• Adopting design guidelines that encourage architecture and urbanism along Estero Boule-
vard that contributes to the human scale and “beach cottage character.”  

 
The element also contributes to the pedestrian environment by encouraging the visual im-
provement of all public spaces, such as parks and rights-of-way though burying utilities, land-
scaping with native vegetation, and the placement of monuments or other forms of landscape 
treatments; landscaping neighborhood streets; creating a “hidden path” network of pedestrian 
and bicycle paths throughout the city; converting the auto- oriented Santini Plaza and Times 
Square area into mixed use town centers; and directing the land development code to be 
amended to reduce lot sizes, setbacks, and parking requirements.  
 
The Future Land Use Element promotes the preservation of existing the city’s existing small-
scale beach character while encouraging redevelopment of commercial areas to be a “park 
once and walk” atmosphere. Specifically, the element “grandfathers in” higher density condo-
miniums and resort rentals, but limits density and high-rise buildings by directing the land de-
velopment regulations to be amended to limit heights no taller than two stories above the base 
flood elevation.  
 
 
For the full text of Fort Myers Beach’s comprehensive plan, go to:  
http://www.ci.fort-myers-beach.fl.us/oldfmb/comp_plan/ 
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Palm Beach County  
 
Palm Beach County’s Future Land Use Element offers a “Traditional Town Development 
(TTD)” Future Land Use category. The category requires that the proposed development meet 
all of the following criteria:  
 
• Have neighborhoods which are pedestrian oriented, physically recognizable, developed at a 
human scale, limited in size (allowing residents to walk to the neighborhood center within 
approximately five minutes), and efficiently organized to provide for the daily needs of the 
residents; 

• Have residences, shopping, employment and recreational uses which are all located within 
the neighborhoods, and within close proximity to each other; 

• Have a hierarchy of streets to serve the needs of the pedestrian and the motorist; 
• Be primarily pedestrian-oriented design and secondarily for vehicles, through the develop-
ment of pedestrian and bikeway circulation systems which serve to functionally and physi-
cally integrate the various land use activities; 

• Have physically defined and linked squares and parks within neighborhoods which provide 
places for social activity and active/passive recreation. The linking of these places through 
the use of greenways increases accessibility to the recreational facilities; 

• Have well placed civic buildings and squares provide places for social, cultural and religious 
activities, and become symbols of community identity; 

• Have commercial uses supportive of the residential development; 
• Be predominantly residential, requiring a minimum of 55% of the development area be de-
voted to residential uses primarily as Traditional Neighborhood Developments. (Up to 10% 
of the area of a Traditional Town Development (TTD) may be Planned Urban Develop-
ments.) In addition, each Traditional Neighborhood Development should contain mixed-use 
development allowing for the horizontal and vertical integration of, as well as the clustering 
of, living, working, recreational, open space, shopping, and civic uses; 

• Contain a centrally located Traditional Mixed Use Development comprising shopping, em-
ployment and civic uses; 

• Meet all adopted levels of service, as specified in the Comprehensive Plan, and all urban 
services should be available concurrent with the impacts of development; 

• Provide for a variety of housing types, including low and very low income housing, and 
neighborhoods should contain a variety of these housing types; 

• Include building setback requirements, which allow buildings to abut front sidewalks; how-
ever, streetscape requirements must be met as outlined in the Urban Land Development 
Code; 

• Allow for the provision of alleys; allow for the provision of on-street parking to buffer walk-
ways from the road and increase overall pedestrian safety; 

• Include standards for parking, which acknowledge the pedestrian nature of the community, 
permit pervious surface parking, and provide parking behind buildings; 

• Achieve a 20% internal capture rate for transportation; 
• Be designed to include mass transit (including land for bus stops) and accessibility to exist-
ing mass transit, where available, and provide alternative 

• modes of transportation, such as bikeways and pedestrian paths; 
• Be designed to provide for well defined public spaces, buildings, and vistas which terminate 
on focal points. Usable public open space should comprise a minimum of five (5) percent of 
the developable area. Linkages between open spaces, in the form of pedestrian and bike 
paths, should be provided for within and outside the development; 

• Incorporate detailed performance standards which allow for regulating buildings by general 



category of use (building type) rather than by specific use; 
• Provide for and maintain extraordinary landscaping/recreation facilities/sign control/design 
and development standards; 

• Reduce the intensity/density of that portion of the development which is contiguous to any 
priority acquisition sites designated by the Conservation Lands and; 

• Have neighborhood centers, which contain civic and commercial uses that serve the daily 
needs of the residents within a quarter mile walk of 90% of the neighborhood’s residential 
areas. 

• The Traditional Town Development, by virtue of its function and design is unique in charac-
ter; however, the development should demonstrate: 1) sector balancing; 2) compatibility and 
integration with existing development; and, 3) consistency with the goals, objectives and 
policies of the Comprehensive Plan. Through the Regional Analysis the Traditional Town 
Development should identify the need and provide employment opportunities for both exist-
ing and future residents, and contribute to the alleviation of existing imbalances in the area 
relative to lack of affordable housing, employment, retail, infrastructure, etc. 

 
For the full text of Palm Beach County’s Comprehensive Plan, go to:  
http://www.pbcgov.com/pzb/Planning/comprehensiveplan/tableofcontent.htm 
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Cities of Boca Raton and Winter Park  
 
Mizner Park in Boca Raton and Winter Park Village in Winter Park were constructed on sites 
that were formerly enclosed, suburban-style shopping malls that had become obsolete. Both 
were redeveloped into successful walkable, main street town centers. Although both were 
planned prior to the comprehensive planning requirements that are enforced today, each city 
has comprehensive plan policies that support mixed use development.  
 
Winter Park’s Plan encourages the construction of “village-style” development by maintaining 
residential densities and limiting building heights to 40 feet.  
 
Boca Raton’s Plan establishes a mixed use future land use category in order to establish a pol-
icy framework for a “village center” zoning district. The category allows for up to 20 dwelling 
units per acre and a floor area ratio of up to 0.30, and also established a minimum and maxi-
mum mix of uses in the category, as follows:  
 

 

 
* Retail uses include general retail, specialty retail, restaurant, entertainment, cultural uses, 

and community-serving institutional uses. The implementing zoning district regulations 
should specify permitted uses in a manner that is consistent with these general categories. 

** Office uses include general office, professional office, and medical office.  

Village Center: distribution of land uses,  
as % of master plan approved floor area  

Use Minimum  Maximum  

Residential 50% 85% 

Retail* 5% 23% 

Office** 0% 10% 

Mizner Park Master Plan, Boca Raton, Florida. Image cour-

tesy of Thomas Dolan Architecture. 
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For the full text of Boca Raton’s Plan, go to: http://www.ci.boca-raton.fl.us/dev/
pdf/1989compr060104final.pdf 
 
For Winter Park’s plan, go to: http://www.ci.winter-park.fl.us/2005/depts/planning.shtml 
 

Winter Park Village plan, Courtesy Dover Kohl and Associates 
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City of Destin  
 
The City of Destin, Florida, was the first city to adopt a multimodal transportation district 
(MMTD) into its comprehensive plan. The plan objectives and policies included in the language 
related  to the MMTDs is currently being marketed by the Florida Department of Transportation 
as model language. Several other cities are considering MMTDs, and the language will likely 
evolve over time. However, this language could be used as a model for Pinellas County and its 
municipalities in adopting its own MMTD.  
 
OBJECTIVE 2-1.3:  ADOPT A MULTIMODAL TRANSPORTATION DISTRICT.  The City 
should implement a multimodal transportation district (MMTD) that allows for a more balanced 
approach to designing the City’s transportation system.  Rather than focusing solely on in-
creasing roadway capacity to meet the needs of future development, the MMTD should de-
crease the emphasis on automobile mobility and help reduce vehicle miles of travel per person 
while promoting accessibility by all modes through redevelopment of the built environment and 
improvement of cycling, pedestrian, and transit networks.  While the operations of the existing 
road network will be maintained and enhanced with strategic new connections, reconstruction, 
and widening projects as appropriate, investment in sidewalks, cycling facilities, and transit 
service will be significantly increased.  Urban design standards should ensure that develop-
ment is designed to be integrated and accessible, encouraging increased use of non-auto 
forms of transportation. 
 
Policy 2-1.3.1:  Establish Boundaries for the MMTD.  The established boundaries for the 
MMTD are Kelly and Main Streets, the Destin-Fort Walton Beach Airport, and the City bound-
ary with Okaloosa County along US 98 to the north, the Gulf of Mexico to the south, the City 
boundary with Walton County to the east and the Marler Bridge to the west.  This district is es-
tablished pursuant to Florida Statutes - Chapter 163.3180(15)(a) and as designated on the 
Multimodal Transportation District Map (Map 2-3) and the Future Land Use Map (Map 1-1).   
 
Developments proposed in the MMTD that satisfy the following two conditions should be 
deemed in compliance with transportation concurrency requirements for automobile traffic: 

 
1. Follows urban form and multimodal facility design standards as described in Policy 2-1.3.3; 

and 
 
2. Contributes towards achieving the adopted multimodal level of service standard designated 

in Policy 2-1.3.2 through the provision of on-site and off-site improvements necessary to 
mitigate transportation impacts in the immediate project vicinity.  The amount of mitigation 
required will correspond to the project’s impact as calculated through application of the 
City’s transportation impact fee.  Eligible capital improvements are outlined in Policies 2-
1.3.4 through 2-1.3.9 and included in the Capital Improvements Element of this Plan 

 
Policy 2-1.3.2:  Adopt Multimodal Level of Service Standards.  The existing LOS standard 
for each mode is based on the measured existing conditions in the MMTD and should serve as a 
baseline to ensure that the LOS mode does not degrade below these levels.  Adopted LOS stan-
dards are based on the maximum achievable LOS grade given implementation of multimodal im-
provements on all arterial and collector roads within the MMTD and pedestrian-oriented urban 
design.  Establishing interim adopted LOS standards reflects the long-term implementation of 
multimodal improvements and urban design standards. 
 



The existing and adopted LOS standards in the MMTD are as follows: 
 
Table 2-1: 
Existing and Adopted Multimodal Level of Service Standards for Major Collector Roads 
 

 

 
 
Table 2-2: 
Existing and Adopted Multimodal Level of Service Standards for Harbor Boulevard/
Emerald Coast Parkway  
 

 

 
 
Policy 2-1.3.3:  Design Development to be Supportive of Multimodal Transportation.  De-
velopment within the Village, Calhoun, North Harbor, South Harbor, Harbor CRA, East Harbor, 
Holiday Isle, Town Center CRA, and Gulf Resort sub-areas, as designated in the Future Land 
Use Element, should meet standards of intensity, diversity, design, and connectivity of land 
uses to establish a high concentration and variety of destinations that can be easily accessed 
by a variety of transportation modes.  The standards should be applied in conjunction with 
Section 7.09 (Tiered Land Use System) of the Land Development Code governing special de-

  
Bicycle 

LOS Standard 

Pedestrian 

LOS Standard 

Transit LOS 

Standard 

  

Existing 

  

C 

  

C 

  

F 

  

Adopted (2006) 

  

C 

  

C 

  

F 

  

Adopted (2011) 

  

B 

  

B 

  

E 

  

Adopted (2020) 

  

A 

  

B 

  

E 

  

    

Bicycle 

LOS Standard 

  

Pedestrian 

LOS Standard 

  

Transit LOS 

Standard 

Existing 

  

E 

  

E 

  

D 

  

Adopted (2006) 

  

E 

  

E 

  

D 

  

Adopted (2011) 

  

D 

  

D 

  

C 

  

Adopted (2020) 

  

C 

  

D 

  

C 

  

Page A11 Livable Communities Model Comprehensive Plan Objectives and Policies 



sign criteria and density/intensity bonuses.  These standards should address the following: 
 
1. Intense and dense development to establish a high concentration of activities and destina-

tions.  Residential density up to 40 dwelling units per acre and non-residential intensity up 
to a 2.30 floor-to-area ratio should be allowed through the City’s tiered land use system. 

2. Diversity in land uses to serve multiple functions within a concentrated area.  A minimum 
of two land uses should be required in mixed-use zoning districts with additional uses en-
couraged through impact fee credits. 

3. Complementary land uses to increase transportation efficiency. 
4. Maximum front setbacks to improve access between buildings and the multimodal trans-

portation network.  Setback requirements should range from zero to 35 feet depending on 
the height of the building. 

5. Site design characteristics such as building location, parking location, and landscaping to 
maximize access to the multimodal transportation network. 

6. Building orientation to increase accessibility to the public street with a secondary emphasis 
towards on-site parking. 

7. A continuous façade lined with significant ground floor transparency to provide a continu-
ous and attractive streetscape. 

8. On-site multimodal transportation infrastructure to provide connections to public sidewalks, 
cycling facilities, transit stops, buildings, parking, and adjacent land uses. 

9. Shade trees, lighting, street furniture, and other amenities along sidewalks and at transit 
stops to improve the design and accessibility of the on-site multimodal transportation infra-
structure. 

10. On-site connections in and surrounding the North and South Harbor Areas to facilitate ac-
cess to and within the North and South Harbor Areas. 

 
Development within the Crystal Beach sub-area, as designated in the Future Land Use Ele-
ment, should serve as a transition area between the MMTD and areas outside of the MMTD.  
Given its limited number of vacant parcels, limited redevelopment potential, and lack of desig-
nated intense and mixed use future land uses, the City should focus its efforts in the Crystal 
Beach sub-area on increasing connectivity and constructing multimodal infrastructure to im-
prove linkages within the sub-area and to surrounding areas of the City and adjacent Counties.  
These standards should address, at a minimum, the following: 
 
1. On-site multimodal transportation infrastructure to provide connections to public sidewalks, 

cycling facilities, transit stops, buildings, parking, and adjacent land uses. 
2. Shade trees, lighting, street furniture, and other amenities along sidewalks and at transit 

stops to improve the design and accessibility of the on-site multimodal transportation infra-
structure. 

 
The City should amend the LDC to include multimodal design standards within one year of 
adopting an ordinance to amend the Comprehensive Plan.  Additionally, the City should pro-
duce a document within one year of adopting the Ordinance ______  to amend the Compre-
hensive Plan that outlines the MMTD standards with the requirements and acceptable ranges 
for each urban design element and incentive programs for enhanced design.  This document 
should be distributed as a component of the development review process. 
 
Policy 2-1.3.4:  Expand Pedestrian and Cycling Infrastructure.  The City should enhance 
the existing pedestrian and cycling network through filling gaps in the network and providing 
new pedestrian and cycling facilities throughout the city.  These facilities should provide a con-
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tinuous pedestrian and cycling network between residential areas, the Community Redevelop-
ment Areas (CRA), and transit connections.   
 
The City should construct pedestrian and cycling facilities as a component of any publicly-
funded road construction or reconstruction project. As referenced in Policy 2-1.3.3 above, the 
City should update the Land Development Code to require developers to construct additional 
on-site multimodal facilities as a component of development. 
 
The City should create additional, safe crossings on Harbor Boulevard/Emerald Coast Parkway 
between the Marler Bridge and the eastern edge of the Town Center CRA, with particular em-
phasis on strengthening the connection between the Town Center and the Harbor.  Additional 
crossings should be evaluated and designed to provide maximum pedestrian visibility, safety, 
and convenience, consistent with all applicable standards and guidelines.  The City should co-
ordinate with FDOT to ensure adequate signal locations and timing as new crossings are 
planned along Harbor Boulevard/Emerald Coast Parkway for safe crossing of that facility. 
 
The City should amend the LDC within one year of adopting an ordinance to amend the Com-
prehensive Plan to include bicycle parking requirements designed to increase bicycle accessi-
bility at business and recreational destinations. 
 
Policy 2-1.3.5:  Expand and Enhance Transit Coverage and Service.  The City should con-
tinue to coordinate with Okaloosa County and provide financial support through a local match 
to Okaloosa County Transit to extend service coverage to the north of Harbor Boulevard/
Emerald Coast Parkway and expand the existing service on Harbor Boulevard/Emerald Coast 
Parkway to year-round operation at 20-minute headways for 14 hours of service per day.  Map 
2-4 indicates the existing and proposed transit service, including a proposed route parallel to 
Harbor Boulevard/Emerald Coast Parkway to the north and providing additional connections 
between the parallel route and existing service on Harbor Boulevard/Emerald Coast Parkway.  
The City should coordinate with Okaloosa County on future updates of the Transit Develop-
ment Plan to ensure continued enhancement of transit service within the City. 
 
The City should amend the LDC to include revised transit development standards within one 
year of adopting an ordinance to amend the Comprehensive Plan.  Each development should 
contribute towards establishing transit stops at a maximum of 1/4-mile spacing on Harbor 
Boulevard/Emerald Coast Parkway through dedication of right-of-way or provision of infrastruc-
ture; creating an unobstructed, paved path between an existing or planned transit stop and the 
development; and providing a financial contribution towards the costs of expanding transit ser-
vice coverage.  The city should also encourage the implementation of private shuttle services 
as a component of planned development. 
 
Policy 2-1.3.6:  Promote Water Taxi Service.  The City of Destin should amend the LDC 
within one year of adopting an ordinance to amend the Comprehensive Plan to include require-
ments to provide space for water taxi docking facilities, multimodal connections to water taxi 
locations, and developer contributions towards the creation of water taxi service in the City.  
The objective of the water taxi service should be to reduce vehicle trips on Harbor Boulevard 
by providing an alternative means of travel for residents and tourists on Holiday Isle that are 
destined for the north side of the Harbor.  In addition, the City should promote expanded water 
taxi operations that serve potential patrons along Choctawhatchee Bay, Joe’s Bayou, Indian 
Bayou, and other strategic shoreline access points. 
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Policy 2-1.3.7:  Develop Interconnected Street Network.  The City should implement the 
recommendations of the Transportation Corridor Management Plan, with the objective of de-
veloping an interconnected road network providing an alternative to Harbor Boulevard/Emerald 
Coast Parkway for local traffic.  The alternative corridor should provide a continuous connec-
tion from Danny Wuerffel Way in Okaloosa County along Commons Boulevard and through the 
city to Stahlman Avenue.  Additional north-south alternatives east of Main Street should also 
be considered to further the creation of a grid network.   In addition to the area covered by the 
Corridor Management Plan, the City should continue exploring additional multimodal connec-
tions between Two Trees Road and the eastern City limits. 
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