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Vision  
INTRODUCTION  

Each local government in Florida is required to adopt, maintain 

and implement a comprehensive plan that, at a minimum meets 

the requirements prescribed by the State of Florida.  In 2011, 

the State of Florida Legislature made significant changes to the 

Growth Management Act of 1985.  Sections 9J-5 and 9J-11.023, 

of the Florida Administrative Code were repealed, with portions 

of both rules incorporated into the Community Planning Act. 

The new legislation shifts oversight of development from the 

State to local governments, while giving the state the final say 

over those development plans that affect regions or sensitive 

land considered "areas of critical state concern."  In essence, 

more control has been given to the local jurisdictions as to how 

to best oversee and direct their future growth.  

Viewing this as an opportunity, the Planning Commission, with 

multi-jurisdictional support, has undertaken the task of 

simultaneously updating the Comprehensive Plans of all four 

jurisdictions in Hillsborough County, in coordination with the 

update of the Metropolitan Planning Organizationôs (MPO) Long 

Range Transportation Plan.  There has been great progress 

made in the restructuring and streamlining  of these plans, 

largely due to the collaborative efforts amon g all the 

jurisdictional staffs, elected officials and reviewing agencies.  

One of several new things that came about from this 

collaborative effort was the development of a County -wide 

vision map that generally illustrates the course and anticipated 

growth of Hillsborough County and its representative 

jurisdictions, including Plant City.  

PLAN ORGANIZATION  

The general framework of the Plant City Comprehensive Plan is 

comprised of an Introduction and four major components that , 

when combined, represent the City of Plant City as a whole: 

PEOPLE, PLACES, NATURAL SPACES and GOVERNANCE.  These 

four components are representative of those fundamental 

growth management elements required by state law . 

Planning for growth and change is a collaborative effort 

between the jurisdictions, residents, business owners and 

investors whose activities affect the community. It also  includes 

government providers of services such as education and health, 

community organizations, developers, authorities, and 

transportation agencies. 

HOW TO USE THE PLAN  

This Plan has been structured in a way to practicall y apply those 

areas that will be most  beneficial to the most users of the Plan. 

The legal status of the Plan requires that all policies will be 

considered in making legal determinations of consistency with 

the Comprehensive Plan, pursuant to State Laws and Statutes. 

In successful planning for growth , everything is interconnected 

in context to everything else.  A comprehensive plan is 
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supposed to be a general guide to do just that. One component 

of the plan cannot be viewed singularly without taking all facets 

of the plan into consideration. That is the nature and focused 

intent of a comprehensive plan. 

A COMMUNITY VISION  

Hillsborough County  

Hillsborough County is located in west-central Florida, bounded 

on the north by Pasco County, the south by Manatee County, 

the east by Polk County and the west by Pinellas County and 

Tampa Bay, the largest estuary in Florida. The county contains 

a total of  1,266.4 square miles. Of this, 1,051 are land; 215.4 

are water, with 39.2 miles of coastline along Tampa Bay. 

Topography ranges from sea level to 160ô inland. 

Hillsborough County, represented by Unincorporated 

Hillsborough County and the municipalities of Tampa, Temple 

Terrace and Plant City, is Floridaôs fourth most populous county 

with over 1.2 million people and is viewed as the geographic 

and business center of the region. Hillsborough County is also 

home to the regionôs largest airport, port, university, multiple 

office districts and significant agricultural lands, making it the 

economic hub of the Gulf coast.  Hillsborough County will 

continue to be an attr active destination for individuals and 

families migrating from the Midwest and Northeast United 

States and Canada, with its mild winters and low cost -of-living.    

THE VISION FOR HILLSBOROUGH COUNTY  

¶ A vibrant, diverse, bustling metropolitan area that is the 

center of an interconnected Tampa Bay region; 

¶ Our community offers choices for its residents, 

businesses and visitors; 

¶ Urban, suburban or rural areas with the ability to live 

work and play in the same neighborhood, and;  

¶ Safe reliable and connected transportation systems 

including walking, biking, driving, transit and goods 

movement. 

The Hillsborough County Vision Map is a composite of 

accumulated data that graphically depicts a general plan for 

guiding future growth. The vision map is not regulatory, but 

rather illustrative in its intent. It is the blueprint used for 

mapping out the course for future growth using an  ñat a glanceò 

perspective.  The purpose of this vision map is to, in a simple 

way, graphically show ñthe big pictureò future of Hillsborough 

County.  There is a lot of óbig pictureô information displayed on 

the vision map. Geographically, one can see the ólay of the landô 

illustrating ñestablishedò and ñtransitionalò areas that reflect 

growth potential for jobs and population. In addition, areas 

proposed for inclusion into the Urban Service area or lands 

being considered for future annexation into Plant City or Temple 

Terrace are also reflected.  The long-range transportation plan 

is also represented, including proposed options for future major 

capacity projects and transit improvements
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THE VISION FOR PLANT CITY  

ñEmbracing the Future, while Preserving Our Pastò is the 

celebrated vision for the City of Plant City.  It captures the 

residents desire to adapt and plan for expected growth, but 

protect the enduring ñassetsò and ñhometown charmò of Plant 

City.  To build value into the neighborhoodsô that comprise Plant 

City we must protect  the timeless ñassetsò and ñhometown 

charmò that make the City a special place.  To further appreciate 

the vision of the City of Plant City the reader should reference 

Land Use Element. 

The City of Plant Cityôs Comprehensive Plan is designed to shape 

the Cityôs future for generations to come.  Plant City is a great 

city to live in, offering a diverse and rich community life that 

nurtures residentsô creativity and entrepreneurial spirit.  The 

Plant City Vision Map is not intended to be detailed, but rather 

to give general guidance and to further support the policy 

direction contained within the Plant City Comprehensive Plan.  

The map divides the City into quadrants and highlights 

commercial activity centers, residential neighborhoods, 

transportation infrastructure and various community assets.   

Plant City Vision Map  
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People  
DEMOGRAPHIC INFORMATION, ECONOMIC TRENDS, 

POPULATION AND JOB PROJECTIONS  

The greatest single asset a town, city or jurisdiction can lay 

claim to is its people.   The people who make up these places 

are the harshest critics, biggest cheerleaders and best 

ambassadors. In essence, they are the ñheartbeatò of the 

community. The economic health and overall vitality of a 

jurisdiction is predicated on how well a communi ty and its 

leaders know what its assets are and develops the necessary 

measures to preserve and improve upon those assets, so 

residents, their children and future residents will want to call 

this place ñhomeò too. 

Hillsborough County and its municipalities are appealing to 

many businesses, investors and people wishing to move here, 

largely due to its diverse population, low cost of living, mild  

climate and strategic location to a number of economic engines, 

in addition to accessible recreational uses, both natural and 

man-made.  

 

 
 

 

 
 

HILLSBOROUGH COUNTY ESTIMATES 2015  
 Population  Jobs  Households  

Unincorporated 
County  

 857,723  355,309  332,326 

Tampa   355,850  372,077  145,066 

Plant City   40,530  27,397  14,316 
Temple Terrace   36,245  7,261  15,292 

Total  1,290,348 762,044 507,000 
*Planning Commission estimates based on 2010 Census  

CURRENT COMMUNITY PROFILE  

Assets  

Economic Base   

The opportunities afforded Hillsborough County and its 

municipalities are directly related to its standing  as the 

economic center of the Tampa Bay Region. The Tampa Bay 

Metropolitan Area is the 18th largest metropolitan statistical 

area in the country, and the second largest in Florida according 

to the US Census 2013 Estimate, which totals over 2.8 million 

people. Hillsborough County captures most of the regionôs office 

space as well as major business and commercial centers 

concentrated among the major employment centers: the 

Tampa Central Business District,  the Westshore Commercial 

District and the University of South Florida. Plant Cityôs strategic 

location in eastern Hillsborough County provides for an 

expanding industrial base and established agricultural hub.  In 

2013, Hillsborough County employed over 688,000 people with 

that number projected to increase to over three -quarters of a 

million by 2021. 
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Hillsborough  County Employment by 
Industry  

Management 37,817 
Business and Financial Operations 46,610 

Computer and Mathematical 23,216 
Architecture and Engineering 9,574 

Life, Physical, and Social Science 4,232 
Community and Social Services 8,514 

Legal 9,962 
Education, Training, and Library 36,391 

Arts, Entertainment, Sports, and Media 9,825 
Healthcare Practitioners and Technical 37,648 

Construction and Extraction 27,179 
Healthcare Support 15,573 

Office and Administrative Support 125,957 

Sales 86,584 
Personal Care and Service 18,882 

Food Preparation and Serving Related 53,795 
Installation, Maintenance, and Repair 28,796 

Production 25,409 
Transportation and Material-Moving 38,563 

Farming, Fishing and Forestry 6,936 
Building and Grounds Cleaning 22,759 

Protective Services 14,157 
Source: Florida Department of Economic Opportunity 2013 

Imagine 2040 Outreach 

Looking to 2040, Hillsborough County is projected to increase 

in population by 600,000 people with an additional 500,000 

jobs. Where will they live? What kind of residence will they live 

in? Where will they work? Where will they play? How will they 

get there? The Imagine Hillsborough 2040 public outreach 

process was initiated to help guide the update of the 2040 Long 

Range Transportation Plan and the Comprehensive Plans for 

Tampa, Temple Terrace, Plant City and Hillsborough County.   

Phase one of the public outreach effort was between August 

and November of 2013, and had more than 3,500 people 

respond to an online survey, with an additional 500+ taking a  

paper survey, offering more than 91,000  opinions. In the 

survey, three growth strategies were offered: Suburban Dream 

which showed what would happen if growth continued outward; 

Bustling Metro, focusing growth within our cities and  towns and 

New Corporate Centers, focusing growth along major highways. 

Bustling Metro was the choice preferred by most of the 

stakeholders of Hillsborough County.  

Using this scenario and taking the most important elements of 

the three growth strategies in addition to other statistical 

information, a county -wide vision map has been created to be 

used as a tool in guiding development to those areas that can 

best accommodate growth for businesses and residents. 
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Part 2 of the Imagine 2040 outreach started shortly after the 

4th of July weekend and ended on Labor Day weekend, 2014. 

Over 2,400 responses were received during this time frame. The 

public outreach was coordinated using a series of public 

meetings and presentations (speakers bureau), in addition to 

established kiosks throughout Hillsborough County. Concurrent 

with the presentations, the second part of the Imagine 2040 

county-wide survey was administered.  

The survey asked respondents to first choose their top three 

priorities from both a County standpoint and a neighborhood 

standpoint. This second phase of outreach consisted of sharing 

what t he preferred responses were in Part 1, in addition to 

conducting an exercise/survey to gauge potential scenarios to 

capture the big picture that included: building homes near 

transit; reducing development rules;  building job centers; 

keeping neighborhood choices; encouraging walkable places, 

and; filling in and reusing spaces developed spaces.  

Next, the survey respondents were asked to prioritize their 

infrastructure including preserving the system, reducing crashes 

and vulnerability, minimizing traffic  for drivers and shippers, 

and real choices when not driving. Additionally, survey 

respondents were given a limited budget in which to allocate 

funds for the infrastructur e choices over a 20-year period of 

spending.   

Lastly, the survey respondents were asked to use the remaining 

budget on ñbig-ticketò items such as widening of major roads, 

building express toll lanes, or rapid transit systems.  

The medium investment level was the preferred funding level  

for Preserve the System, Reduce Crashes and Vulnerability, and 

Minimize Traffic for Drivers and Shippers. The Real Choices 

When Not Driving was nearly tied for all investment level 

choices with the low investment level the top rated choice, 

followed by the medium and high investment levels 

respectively. 

Future Population Trends   

Hillsborough County has always been viewed as a microcosm of 

the nation, similar demographically, in many ways. Now that  a 

direction has been established as to the most preferred 

locations for future residents and workers with the county -wide 

vision map, coupled with input from the Imagine 2040 outreach, 

the fol lowing provides information of what groups wi ll be mostly 

represented.  

There are three groups that comprise most of the workforce 

and consumer base: the Baby Boomers, the Gen-Xôers and the 

Millennials. Of these three, the Baby Boomers and Millennials 

will factor the most in societal and economic changes to come, 

most noticeably in the areas of housing and the labor force, 

going to 2040 and beyond. 

 

 

BABY BOOMERS - 1946 -1964 (77.3 MILLION)  
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¶ For the next 15 years, boomers will be turning 65 at a rate 
of about 8,000 a day (AARP). 

¶ By 2020, all of the baby boomers will be 55 or older.  
¶ Persons 65 years or older numbered 39.6 million in 2009 

(the latest year for which data is available), representing 
12.9% of the U.S. population. 

¶ By 2030, there will be about 72.1 million older persons, 
more than twice their number in 2000 and will represent  
19% of the U.S. population.  

(source: Administration on Aging, Dept. of Health and 
Human Services) 

GEN XôERS ï 1965 -1976 (49.6 MILLION)  

¶ In 2009, represented about 16% of the U.S. population. 

¶ By 2030 ages 54-65 and make up 13% of the U.S.  
population. 

MILLENIALS  1977 -1995 (77 -80+ MILLION)   

¶ Younger Millennials (18-27)  - Older Millennials (28-36). 
¶ Presently represent 24% of the US population. 
¶ According to US Census Bureau, the largest generational 

cohort in history . 
¶ Most diverse generation, racially and ethnically. 
¶ High entrepreneurial tendencies. 
¶ The ñdigitalò generation. 
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These age groups represent a significant percentage of the 

working force and resident population that will be part of those 

600,000 people and 500,000 jobs arriving between now and 

2040.    

Housing 

ñAging in Placeò is an option most Baby Boomers would like to 

have, mainly because of what their community has to offer (bus 

stop, grocery store, pharmacy and park were the top rated). 

Housing options are moving towards Master Planned 

ñContinuing Careò Lifetime Communities, which offer support 

facilities, and a range of housing options. Other retirement 

options include assisted living facilities, nursing homes and 

independent living. A more congregate lifestyle with expanded 

transit choices offers safety, convenience and accessibility to 

services.   

Many Millennials, burdened by economic forces and mounting 
personal debt (mainly student loans), will be forced to rent out 
of necessity rather than by choice. They also have postponed 
marriage and having children to a later time. Millennials are 
more mobile, are less interested in larger homes and two-thirds 
of all millennials say access to high quality public transportation 
is a top three criteria when deciding where to live. 

Employment  

The projected growth rate of the national labor force will be 

affected by the aging of the Baby Boomer generation and wi ll 

grow at a slower rate than it  has in several decades. The overall 

US workforce will continue to shrink as it ages, but the 55+ 

group will grow, representing almost 25% of the overall  total 

with the younger 16 -24 age group decreasing. 
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CHALLENGES 

Infrastructure  

Hillsborough County and its municipalities are expanding and 

maturing at the same time.  Investment towards the 

improvement of aged infrastructure is vital to keep pace with 

the increased pressure of business and population growth. 

Funding has been allocated for some needed updates, largely 

aided by Tax Increment Financing, Capital Investment Taxes 

and other mechanisms; however, the sources of identified 

revenue falls short of the expected growth and maintenance 

over time. The increased development trend has made County 

and City leaders more aware and vigilant in finding ways to 

address this need. 

Connectivity  

The Port, Tampa International Airport , and the Interstate 

Highway System all contribute significantly to the County and 

its municipalitiesô mobility for movement of goods and people. 

It is clear that the ability to compete globally should be linked 

to the provision o f highly functional transportation  options that 

include managed toll lanes, bus rapid transit and rail.   

Jobs   

Florida is faced with an average annual wage lower than the 

national average. Also Metro Tampa Bayôs gross domestic 

product numbers continue to grow, but according to the U.S. 

Department of Commerce, still lags behind other metro areas 

that have higher GDPôs attained with smaller populations such 

as Charlotte, Indianapolis and Orlando. Of the top 25 metro 

areas, Miami and Tampa Bay were the only two with a median 

household income under $50,000.  To address this locally, the 

leaders of the four jurisdictions  must continue to work together, 

identifying targeted businesses and industries that include:  

financial services, life sciences, manufacturing as well as major 

distribution centers and national headquarters that will bring 

economic growth and higher paying jobs.  Another area of need 

is finding qualified people to fill technical jobs. In a competitive 

job market  with advances in communication and information 

technology, a well-educated, well-trained workforce can live 

pretty much anywhere they choose. 

As the County moves forward, its potential can best be summed 

up by a closing statement offered by the ULI Institute Advisory 

Services Panel that visited Hillsborough County in 2012: 

By focusing on the most effective ways to leverage the 

Countyôs considerable economic assets and resources, the 

community will be able to accomplish much, even in todayôs 

uncertain global economic climate. Investment in 

transportation infrastructure and in  restructuring the 

development approval and comprehensive planning process 

to provide maximum transparency is especially important. 

Hillsborough County is at a critical juncture for its future. 

The competition for business and development that can lead 

to economic prosperity has never been greater, as 

communities throughout the United States must measure 

up against each other and regions around the globe. 

Ensuring that a foundation of trust, leadership and 
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cooperation are inherent in the culture of Hillsborough 

Countyôs governance will allow the County to be a leader in 

pursuing innovative economic development opportunities. 
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Places  

Understanding the areas we live in, play in, and move around 

in. 

Building a vibrant community requires the collective vision of 

the people whom call the area home, utilizing the wisdom and 

knowledge of those who want what is best now and for future 

generations, all the while learning from the lessons of our past. 

Our community has many facets that make life in Plant City 

unique and inspiring. Our Places have special meaning to each 

of us and yet they have many moving parts which operate 

together in a seamless fashion to make life in Plant City 

something to celebrate. A key component of Our Places is the 

relationship between land use and mobility. Understanding and 

strategically managing the relationship between land use and 

mobility is critical to maintaining and improving our quality of 

life. We must understand and advocate that land -use and 

mobility decisions be made in conjunction with each other. 

Equally, important are the choices which we make about land 

use and how these choices affect the way we live, work and 

play. In order to provide for a variety of land use choi ces there 

must be adequate infrastructure to serve the growing needs of 

Plant City. The provision for proper stormwater management, 

clean and safe water resources, adequate facilities to 

accommodate solid waste and wastewater must be planned to 

ensure that Our Places function well. The quality of 

infrastructure systems ï including transportation, utilities, and 

telecommunications is an important factor influencing 

employment, real estate investment and development decisions 

in communities nationwide. Our community must be prepared 

to address the long-term operations and maintenance of 

infrastructure integrating it into the decision making process of 

growth management. 

This Comprehensive Plan provides a flexible framework that can 

be updated, revised and improved upon over the years to stay 

relevant to the issues our community must address as well as 

the ambitions that unincorporated Hillsborough County, the 

Cities of Tampa, Temple Terrace and Plant City choose to 

pursue. This Plan can serve as a tool to evaluate new 

development requests and direct capital improvement 

expenditures and to provide guidance in public policy in a way 

that ensures that Plant City continues to be the community that 

itôs citizens desire it to become. 

In this Section of the Comprehensive Plan the framework for 

community building will be established in the goals, objectives 

and policies that will create the ñPlacesò in which our community 

of Plant City can thrive and continue to grow as the center of 

Eastern Hillsborough County. The section is composed of 

Elements which set forth the policy d irection for land use, 

mobility, housing, schools and infrastructure these components 

are the building blocks which help define the Places that we live, 

work and play.  
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Future Land Use  

Introduction  

Plant City has a rich history dating back to the mid -1800ôs.  It was 

incorporated in 1885.  Plant City derives its name not from the 

surrounding agricultural industry, but from the railroad builder, 

Henry B. Plant.  In the historical respective entitled, ñPlant City, 

Its Origin and Historyò, by Quintilla Geer Bruton and David E. 

Bailey, John Keasler notes: 

ñéto have Plant City for a home town is, in the first 

place, to have received a fine gift from life.  A valuable 

present.  Something of real worth.  And, like all truly 

worthwhile things, the gift increases in value with the 

passing of timeéò 

Originally, the municipality was a large cotton center, but over 

time changed its focus to strawberries.  Today, over three -

quarters of the nationôs midwinter strawberries come from areas 

surrounding the City of Plant City.  This has brought the 

jurisdiction national recognition and to acknowledge this 

important heritage, the municipality holds the annual Florida 

Strawberry Festival.  For those unfamiliar with Plant City, it is 

located in the northeastern part of Hillsborough County, and 

abuts the City of Lakeland, which lies to the east in Polk County.  

Due to its agricultural heritage and industrial development, Plant 

City is bisected by several railway lines. 

Even though the municipality has very rural origins, it has not 

remained stagnant and has grown significantly over the last ten 

years, transitioning from a relatively ñSmall Townò to a ñMid-Sized 

Cityò.  As of 2010, the population stood at 34,721, which is about 

a 16.1% jump since 2000.  The municipality is becoming more 

diversified as well.  Many of the new residents identify themselves 

as Hispanic, whose percentage of the total Cityôs population stood 

at only 1.5% in 1980, rose to 8.3% in 1990, 17.4% in 2 000 and 

now stands at 28.8% in 2010.  

Not only is Plant Cityôs population increasing, but it is also 

dramatically growing in size. In 2000 the community was 

comprised of approximately 15,229 acres, while today that 

number stands at 17,953 (2014).  Much of these annexed lands 

are being planned and programmed for future residential and 

industrial development.  Based on these indicators, it is expected 

that rapid growth will continue over the for eseeable future in the 

City of Plant City. 

In reviewing all the local comments gathered during the public 

involvement process in 2008/09, and noting the growth that is 

expected over the next decade, an overarching concept or 

theme emerged from this effort, which is ñEmbracing the 

Future, while Preserving Our Past.ò  This theme captures the 

residents desire to adapt and plan for expected growth, but 

protect the enduring ñassetsò and ñhometown charmò of Plant 

City.  This overarching concept or theme was reconfirmed 

during the latest public outreach campaign entitled ñImagine 

2040ò, which was conducted in 2013/14. 

For cities to meet their ñvisionò they must successfully master 

change and lead; the rewards of these efforts are extraordinary.  
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It is also a challenging prospect to be resilient in the face of 

limited resources, and to champion constant change in the 

marketplace, so the municipality can distinguish itself 

competitively and move forward to a bright future.  Building 

sustainable value is a constant process of mastering change, 

while protecting and enhancing the timeless ñassetsò and 

ñhometown charmò of the City of Plant City.  What components 

make up the ñhometown charmò of Plant City?  It is a myriad of 

things, such as the: 

¶ Diversity and Friendliness of its People; 
¶ A Sense of Belonging; 
¶ Historic Downtown and Neighborhoods; 
¶ History, Honoring its Past and Celebrating its Heritage; 
¶ Excellent Hospital, Schools, Fire Protection, Library and 

Parks; 
¶ Good Business Climate; 
¶ Churches that provide a strong Community Foundation; 
¶ Low Crime Rate, Effective Police Department; 
¶ Historic Schools and other Educational Facilities; 
¶ Center for the surrounding Farming Community, and;  
¶ Good place to raise a Family. 

Why is ñhometown charmò so important to Plant City?  It is the 

collective image that the citizens of the municipality see 

themselves as being, it is their identity.  The desire is to 

maintain and build upon this image and this can be 

accomplished by addressing each of these topical areas and 

acknowledging this as an important issue in the decision making 

processes of Plant City. 

The Imagine 2040 - Plant City Comprehensive Plan can be seen 

as the blueprint for the continued enhancement of this 

ñhometown charmò and the future development of the City of 

Plant City.  Definitions of land use categories and distribution of 

those categories on the land use map will result in a 

development pattern that reflects the goals, objectives and 

policies of the Plant City Comprehensive Plan. 

Strategic Guide or Vision for the City of Plant City  

Further guidance was provided by the ñstrategic guideò or 

ñvisionò developed and adopted by the Plant City City 

Commission in 2004 and later updated in 2008, which states: 

ñPlant City is a diverse and vibrant ñhometownò community.  

People work together to solve problems and ensure a better 

future for their children.  Local businesses grow and prosper 

through innovation and hard work.  Local government 

makes prudent investments in infrastructure and services.  

The safety and wellbeing of our citizens is a priority.ò 

Goals to implement this ñstrategic guideò or ñvisionò cover such 

topics as: 

¶ Unique Sense of Place 
¶ Thriving Local Economy 

¶ Superior Education/Skills 
¶ Quality Services & Infrastructure 
¶ Citizen Involvement 

 

COUNTYWIDE AND CITY VISION MAPS  
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Purpose of a Countywide and City Vision Map  ñThe óBig 

Pictureò 

Based on the ñstrategic guideò adopted by the Plant City City 

Commission, along with interviews with elected and appointed 

officials, the business community, staff and local residents 

ñvisionò maps were developed for the City of Plant City and 

Hillsborough County.  The purpose of these ñvisionò maps are 

to, in a very simple way, graphically show ñthe big pictureò of 

the future of the City of Plant City and Hillsborough County.  It 

is not intended to be detailed, but rather to give general 

guidance and to further support the policy direction contained 

within the Plant City Comprehensive Plan.  These two maps are 

not an adopted part of the Plan, so it can remain flexible and 

react to the ever changing conditions that may impact the City 

of Plant City. 

What do the Vision Maps tell us about Plant City?  

The ñvisionò map for Plant City divides the municipality into four 

major planning quadrants roughly divided by the CSX Railroad 

tracks (East/West) and Wheeler Street/Collins Street/James L. 

Redman Parkway (North/South).  In the future, these quadrants 

will help staff prioritize and guide future vision, sector and 

neighborhood planning efforts in Plant City. 

Identified in the center of the ñvisionò map and acknowledged 

as the heart of the community is the historic downtown of the 

City of Plant City.  This is where the municipality began in the 

late 1800s and is the location of numerous business offices, 

commercial enterprises and civic uses, including Plant City City 

Hall.  Its role as the physical and social center of the community 

will continue, which has been further strengthened by 

numerous provisions within the Plant City Comprehensive Plan. 

Also depicted are the three major commercial activity centers 

of the community generally located at the intersection of 

Alexander Street and James L. Redman Parkway, and the 

interchanges of Thonotosassa Road and Park Road with 

Interstate -4.  Further commercial development will be directed 

to these nodes, which are expected to continue to meet the 

majority of retail and service commercial needs of the residents 

of Plant City. 

As noted elsewhere, Plant City does not want to be a bedroom 

community for the Cities of Tampa and Lakeland.  To ensure 

job opportunities, located in the southwestern quadrant is the 

municipalityôs major industrial park (near build-out), which 

surrounds Plant City Airport.  Although some redevelopment is 

expected in this area, for the most part, to meet the future 

needs of the community, industrial development has been 

planned for and is expected in the southeastern quadrant, 

primarily located in or near Greggôs Business Center (US 92/Park 

Road) and along County Line Road. 

To offer a greater variety of living and working environments, 

major mixed use developments have been planned for and are 

expected in three locations in Plant City.  The first, as you enter 

the municipality from the south, along James L. Redman 

Parkway from the existing municipal limits to Charlie Griffin 

Road. Known as the Gateway District it encompasses more than 

290 acres.  The second, mixed use development is expected in 
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the Midtown Redevelopment District (85± acres) south of the 

historic downtown of Plant City.  The third, a new village center 

is envisioned in the northeastern quadrant, located near the 

intersection of Midway and Charlie Taylor Roads.  This location 

was identified as part of the adopted Northeast Plant City Area 

Master Plan. Each of these mixed use districts are supported by 

policy direction and the future land use map contained in the 

Plant City Comprehensive Plan. 

The whole heart of the municipality is connected by a looped 

transportation system, which is composed of Alexander Street, 

Sam Allen Road and Park Road.  Additional major transportation 

corridors include: James L. Redman Parkway/Collins 

Street/Wheeler Street/Paul Buchman Highway, Baker Street/US 

92, Reynolds Street/SR 574 and Interstate-4.  Residential 

neighborhoods have developed in all quadrants of the 

municipality and those of historical significance are generally 

located north and west of the Downtown.  Most of the existing 

neighborhoods are at or near build-out; therefore the vast 

majority of future residential growth is expected in the 

northeastern quadrant, predominantly located north of 

Interstate -4.  As neighborhoods are the fundamental building 

block and backbone of Plant City, policy direction has been 

included to ensure these areas are enhanced and protected 

from intrusion by non -residential activities.  In support of these 

neighborhoods, parks, schools and other important public 

facilities are well distributed and conveniently located around 

the City of Plant City.  The Countywide Vision Map builds upon 

and is consistent with the Cityôs Vision Map.   

EXISTING LAND USE ANALYSIS  

Planning Timeframes  

A base year of 2010 (Census) and an overall population 

projection to 2040 are being used to update the Plant City 

Comprehensive Plan.  This timeframe and the intermediate year 

population projections were developed by the Planning 

Commission and are based on building activity through 2010. 

Employment Trends  

The municipalityôs employment base is distributed between the 

service, commercial and industrial sectors.  Commercial 

development to the south with industrial growth to the east has 

enhanced the employment opportunities for the residents of the 

City of Plant City.   

LU TABLE 1 -  EMPLOYMENT GROWTH - 2010 TO 2040  

Employment  
Type  

Year  Total  
Change  2010  2040  

TOTAL 26,313  34,562  8,250  
Source: The Planning Commission, 2014 

Population Trends  

Plant City was incorporated in 1885.  A hundred years ago (in 

1905), its population stood at only 1,544.  Over the last few 

years population growth has occurred at a fairly high rate, with 

the U.S. Census indicating that between 2000 and 2010 Plant 

City experienced a total population change of 4,806.  The areas 

to the northeast, which most recently voluntarily annexed into 

the municipality, have yet to show any significant population 
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growth.  However, this growth is expected in very short order 

over the next 5 to 10 years.  

Projections for 2040 show that the municipalityôs population 

could increase by much as 36,802.  Stated another way, 

population could increase from 34,721 to 71,523 residents.  

Population growth is summarized as follows: 

LU TABLE 2 -  POPULATION GROWTH - 2010 TO 2040  

 Total  Absolute  
Year  Population  Change  

2010 Census 34,721 N/A 

2015 Projection 40,530 5,809 

2020 Projection 44,146 3,616 

2025 Projection 49,740 5,594 

2030 Projection 64,555 14,815 

2035 Projection 69,113 4,558 

2040 Projection 71,523 2,410 
Source:  The Planning Commission, 2014 

 

In addition, the City of Plant City is becoming more diversified.  

Many new residents identify themselves as Hispanic, whose 

percentage of the total population stood at only 1.5% in 1980, 

rose to 8.3% in 1990, continued to increase to 17.4% in 2000 

and now stands at 28.8% in 2010.  

LU TABLE 3 -  RACE/ETHNIC CHANGE - 1980 TO 2010  

Race/  

Ethnicity  

Plant City  

1980  

Plant City  

2010  

White Non-Hispanic 72.2% 53.4% 

Black Non-Hispanic 25.9% 14.5% 

Other Races Non-Hispanic 0.5% 3.2% 

Total Hispanic (All Races) 1.5% 28.8% 
Source:  SOCDS Database U.S. Census Data 

Residential Uses  

Plant City is predominantly developed with single family homes, 

in all quadrants of the munici pality, which began with the  

historic neighborhoods to the north and west of downtown Plant 

City.  In 2010, single family residential uses comprised 17.2 

percent of the total land area of Plant City, while, multi -family 

development comprised only 5.9 percent.  However due to 

rising land and construction costs, several areas of the 

municipality are now planned for multi -family development.  

Therefore it is expected that the overall percentage of 

multifamily complexes will increase significantly by 2040.  All 

housing types accounted for 24.1 percent of the total acreage 

within Plant City. 

Commercial and Industrial Uses  

The retail and office center of the muni cipality is the downtown  

business district, which is located in the vicinity of the 

intersection of Collins and Reynolds Streets.  Over one hundred 

years ago, this center was established in this area due to the 

intersection of two major railroad lines, which are still utilized 

today, owned and operated by CSX Railroad. 

The central business district is subject to the Plant City 

Community Redevelopment Plan, adopted in 1984.  Future 

development and redevelopment in the downtown area is 

guided by the Community Redevelopment Agency (the City 

Commission serves as the Community Redevelopment Agency).  
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The redevelopment plan anticipates increased office and 

commercial activity through the attraction of new businesses 

and rehabilitation of existing structures within the downtown 

central business district, much of which has already been 

accomplished by 2010.  The Plant City Comprehensive Plan has 

been developed with the consideration of and to further the 

redevelopment of Downtown.  

Additional commercial development has been greatly influenced 

during the last thirty years due to the location of the interstate 

system along the northern edge of Plant City.  Commercial areas 

are located at the Interstate -4 interchanges of Thonotosassa 

Road, Alexander Street, Paul Buchman Highway/Wheeler 

Street, Park Road and County Line Road.  Commercial areas 

around these interstate interchanges have developed with 

highway commercial uses such as gas/service stations, 

restaurants, automobile dealerships and hotels.  Vacant land in 

these areas will continue to allow for additional  commercial 

development to occur near Interstate -4. 

Another area of the municipality, which has developed with 

commercial uses, is located along the Alexander Street, 

Reynolds Street and Baker Street node in conjunction with 

South Florida Baptist Hospital.  Commercial uses around this 

area include doctorôs offices, pharmacies, restaurants, banking 

facilities, and related uses.  Commercial uses that support the 

hospital are encouraged in this area through the South Florida 

Baptist Hospital Overlay District. 

During the late 1970ôs and early 1980's, the City annexed lands 

in the southwest area of the municipality for a mixed use 

residential planned unit development known as Walden Lake.  

This development proved to be very successful, incorporating 

over 2,000 homes, which was built-out around 2002.  In the 

early 1980's, the City approved a commercial node at the 

intersection of Alexander Street and James L. Redman Parkway 

to provide for general and community commercial activities for 

Walden Lake and other existing and future neighborhoods on 

the south side of Plant City. 

Industrial land uses are found primarily in the western portion 

of the municipality, north of Sydney Road, south SR 574, west 

of Alexander Street.  Much of this land area was annexed in the 

early 1970's for the specific purpose of allowing development 

for industrial uses in proximity to Plant City Airport.   As this 

industrial park is near build-out, trends indicate a shift to  the 

east along Park and County Line Roads.  Industrial uses 

developed within the City include light manufacturing and 

warehouses, while heavy or obnoxious industrial uses are not 

allowed by Plant City. 

Commercial development comprises approximately 4.3 percent 

and industrial development comprises approximately 9.3 

percent of the total land area of Plant City.  

Public and Semi -Public Uses  

Semi-public uses include privately-owned establishments 

generally for public use, such as churches, day care centers, 

private schools, nursing homes, clinics, hospitals, clubs, utilities, 
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communication and transportation facilities.  Public facilities are 

those facilities, except for recreational facilities, owned and/or 

operated by a public entity for a public purpose such as public 

schools, the community college and governmental buildings.  

Over 21 percent of all land uses in the municipality can be 

classified as public/semi-public, which includes public building 

and facilities, utilities, and right -of-ways for transmission lines 

and roadways within Plant City. 

Parks, Recreation  and Open Space  

The municipality has a well distributed and excellent park 

system, which has been historically praised by the residents of 

Plant City.  Approximately 1.8 percent of all land uses in the 

municipality can be classified as parks, recreation and open 

space.  Major facilities include Mike E. Sansone Park, Ellis-

Methvin Park, Plant City Stadium and the Otis M. Andrews 

Sports Complex. Public parks, recreation, cemeteries, and open 

space, are separated from other public and semi-public uses 

because of their characteristically low development intensity.  

Agriculture  

Most lands within the municipality that are in agricultural uses 

are expected to transition to other uses within the planning 

horizon year of 2040.  Approximately 27.5 percent of the land 

area falls within this category in Plant City.  Uses include general 

agriculture, citrus groves, row crops, and fenced pasture land.  

The City has permitted farms, citrus groves and truck farming 

(row crops) to occur in the least intensive residential areas of 

the municipality, as part of the Land Development Regulations 

(LDRs).  These trends are expected to continue with agricultural 

uses allowed as permitted uses within the City of Plant City. 

Natural Environment and Vacant Lands  

Approximately 28.9 percent of the total land area can be 
classified as environmentally sensitive within Plant City.  
Environmentally sensitive areas (wetlands) and floodplains are 
mapped, as overlays, on the Future Land Use Map.  
Environmentally sensitive areas, as well as floodplains are 
deterrents to development, posing a potential health, safety 
and welfare problem, as well as a drainage problem, creating 
the need to properly protect and regulate these important 
resources for the benefit of the natural e nvironment and the 
citizens of Plant City. 
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LU TABLE 4 -  EXISTING LAND USE  

Existing Land 
Use 

2014 
Acreage  

Percent 
of  

Density/ 
Intensity Range  

Total  
Residential 4,318 24.1% 0 to 20 DU/GA 

Commercial 769 4.3% 0 to .35 FAR 

Industrial  1,678 9.3% 0 to .50 FAR 

Agricultural 4,933 27.5% N/A 

Recreational 322 1.8% 0 to .25 FAR 

Conservation 90 .5% N/A 

Educational 245 1.4% 0 to.35 FAR 

Public/Utilities/ 

Right-of-Way 
3,850 21.4% 0 to .35 FAR 

Vacant/ 

Undeveloped 
1,748 9.7% N/A 

Total  17,953  100%  N/A  

Environmentally 

Sensitive 
5,195 28.9% N/A 

Source: Property Appraiser Tax Roles, Planning Commission, 2014 

GROWTH PATTERNS ANALYSIS  

Plant City was incorporated in 1885 and encompassed only one 

square mile in land area, while today (2014), the municipality 

encompasses almost twenty-eight square miles.  Over 10 

percent of the acreage has been annexed during the last ten 

years alone, mostly to the northeast of Plant City.  From 2000 

to 2010 over 1,700 acres have voluntarily annexed into the City 

of Plant City. 

This pattern is somewhat different from 1973 and 1974, when 

the municipality annexed approximately six square miles in the 

west and southwest areas of Plant City.  Later, during 1987 and 

1988, the municipality annexed an additional four square miles 

in the east and southeast areas of Plant City.  The municipalityôs 

growth pattern was influenced by the railroad in its early days, 

while the agricultural economy and interstate roadway system 

played a vital role in the recent past through today.  Recently, 

development activities have indicated a future with a more 

diversified industrial base supplanting a strictly agricultural 

economy in eastern Hillsborough County. 

To promote this, the City has offered its excess capacity in the 

provision of water and wastewater facilities to foster the 

diversification.  However, the diversification in the economy has 

brought about a redirection of growth.  The City is growing to 

the south, generating commercial development along James L. 

Redman Parkway.  Industrial growth has all but filled the 

developable lands in the industrial park on the west side of 

town, and th ere is a shift to the east side  of Plant City, linking 

the municipality with the City of Lakeland/Polk County.  

Each new development proposal is measured against the City's 

abilities to serve it.  Major approved developments have been 

evaluated and it has been determined that there is sufficient 

potable water and wastewater capacity to serve them.  

Developments of regional impact such as the Consolidated 

Minerals Incorporated (a.k.a. Greggôs Business Center or 

Lakeside Station Logistics Park) and the Walden Woods 

industrial Parkhave both been determined to be within the 

capacities to be served by the City of Plant City.  Overall, 

roadways level-of-service have been somewhat reduced, but 
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funding to mitigate these impacts is being collected by local 

government or the private sector, through such mechanisms as 

mobility fees set by the Plant City City Commission. 

Where once the central business district held command over the 

retail market, now the shopping centers located on the 

periphery are attracting the customers in eastern Hillsborough 

County.  Today, the downtown remains the office and finance 

center, promoted through the Community Redevelopment 

Agency. 

Residentially, the City of Plant City has seen a diversification in 

its housing types.  The traditional detached single family 

centrally-located dwelling has been augmented by a variety of 

housing styles that provide for townhomes, cluster 

developments, zero lot line and apartments.  The single family 

detached dwelling is still the preferred housing type within Plant 

City. 

Throughout the City there is a significant amount of vacant land, 

predominately east of Park Road.  The useable vacant lands are 

found mostly in the northeast and southeast quadrants of Plant 

City. 

Residential Growth  

Plant City continues to experience a high demand for single 

family building types.  This residential character is reflected in 

the 2010 Census, which reported that a clear majority (66.5%) 

of all dwelling units in the City were single family units.  The 

dominance of single family building types is expected to 

continue through the planning period, although the ratio of 

single family to multi -family units will decrease somewhat.  This 

is due to rising land and construction costs, as well as the 

differentials in density between the two dwelling unit types, 

which allows more multi -family than single family units to be 

built per acre of available land. 

The municipalityôs neighborhoods have a predominant single 

family character.  The existing development pattern will be 

maintained in these areas with some infill encouraged in 

selected areas.  Vacant lands northeast of the municipality can 

be expected to continue developing with single family uses 

though higher intensity residential development is expected 

near the envisioned village center, noted in the Northeast Plant 

City Area Master Plan. 

A trend to increasing multi -family uses will continue where more 

intense land use programming is expected that result in 

residential densities up to 20 du/ga. Residential redevelopment 

will occur as neighborhood infill occurs.  Substandard units are 

scattered throughout the municipality and will be gradually 

removed or brought up to standard over time through 

redevelopment and infill housing programs. 

Most new residential growth is expected east of Paul Buchman 

Highway, north of I -4. Residents identified neighborhoods as 

the backbone and fundamental building block of any good 

community, and encouraged future development to preserve 

and enhance the ñhometown charmò of Plant City. 
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In this regard, all future land use s must be supported by 

acceptable provision of facilities and services in compliance with 

the adopted non-transportation level-of-service standards of 

Plant City.  This plan has coordinated the demands of the future 

populations with the capabilities and resources available to the 

municipality; however, as capacities are approached, 

modifications in infrastructure programs will have to be ma de 

by Plant City. 

Continued housing demands, coupled with the high cost of 

available vacant land, along with the rising cost of development, 

will encourage development of innovative housing projects 

during the planning period (2040).  New developments will 

include cluster and planned unit developments, apartments and 

townhouses, as well as the traditional single-family detached 

homes on suburban lots.  The following section describes three 

innovative residential techniques, which can be expected to 

develop in increasing numbers over the planning horizon 

(2040).  

Cluster Developments:  The cluster pattern of development 

groups housing sites close together around an access court or 

cul-de-sac, while the remainder of the tract is left in its natural 

state as common open space. Introduced with the Radburn plan 

in 1928, cluster development allows for increased densities on 

a portion of a site, while providing greater traffic safety, privacy 

and many amenities not found in traditional subdivisions. 

Cluster developments are possible on parcels of land as small 

as one acre and would be compatible with most existing 

residential areas. 

Townhouses and Condominiums : Increasing development 

costs in single family subdivisions have sparked renewed 

interest in townhouses and condominiums as an acceptable 

compromise between detached homes and apartments.  The 

major age groups likely to purchase this type of housing are 

young couples and the elderly who are seeking suburban 

amenities at a moderate cost.  Architectural and design 

innovations can, and have, transformed these types of dwelling 

units from drab, monotonous row houses into attractive h omes 

for rent or ownership.  

Planned Developments:  The planned development can be 

used very successfully to "master plan" large tracts of land for 

a mixture of housing types and non -residential uses.  The 

planned development was an outgrowth of the cluster 

development concept and retains many of its advantages.  The 

technique has become popular in recent years not only because 

of the flexibility it allows the development community in 

responding to changing market conditions, but also because of 

its requirement for local government invo lvement in 

development of the site plan.  Planned development site plans 

can only be developed as approved by the local government 

and require criteria for overall density, open space, subdivision 

standards, water supply and wastewater disposal. 

Commercial Growth  

Commercial development and redevelopment have emerged as 

important community issues in Plant City.  One of the major 

issues noted in recent public outreach efforts is the municipality 

does not want to become a bedroom community for the Cities 
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of Tampa and Lakeland.  It is important to offer employment 

opportunities, especially to young adults, to ensure the deep 

multi-generational roots are maintained within Plant City.  To 

this end, the municipality has sought to improve employment 

opportuniti es through redevelopment programs in Downtown 

and Midtown, as well as the establishment of the Gateway 

District, along James L. Redman Parkway. 

In the noted redevelopment areas, aging infrastructure has 

placed increasing demands on local repair and replacement 

programs.  This problem is particularly evident in areas, where 

existing water and wastewater pipe sizes, traffic congestion and 

other factors tend to constrain redevelopment potential.  

Renovation and replacement of this infrastructure will be 

necessary before substantial increases in development intensity 

necessary to make redevelopment financially feasible can occur. 

Historically, commercial development was concentrated in the 

downtown with strip commercial infilling along major roadways, 

such as Collins, Reynolds and Baker Streets.  Today, major 

commercial growth has occurred in the southern area of the 

municipality, along James L. Redman Parkway where several 

shopping centers have been developed, near its intersections 

with Park Road and Alexander Street.  To the north along 

Interstate -4 at the interchanges of County Line Road, Park 

Road, Paul Buchman Highway/Wheeler Street and 

Thonotosassa Road, numerous commercial developments have 

been built and more are planned.  These major developments 

have generated the need to address development and condition 

issues of the older commercial areas within Plant City. 

Plant City has an active downtown revitalization organization in 

the Community Redevelopment Agency (CRA), which is 

composed of the members of the Plant City City Commission.  

The agency was brought into existence to help provide a 

coordinated direction to maintain the downtown as an active 

business center of Plant City.  The CRA receives its operational 

and project funding from Plant City and through the monies 

generated through the tax increment process for Downtown.  

Industrial Growth  

Plant City has experienced steady industrial growth over the 

past years with almost total utilization of its industrial park 

around Plant City Airport.  Vacant and developable lands in the 

eastern side of the municipality will allow for the development 

of additional industrial uses in Greggôs Business Center (a.k.a. 

Lakeside Station Logistics Park) and along County Line Road, 

south of Interstate -4.  The municipality encourages industrial 

uses, which are smokeless, odorless, non-toxic, and generally 

not a health hazard or a nuisance to adjacent properties in Plant 

City, Hillsborough County, Lakeland or Polk County.  There is 

adequate potable water and wastewater capacity to serve the 

projected industrial growth within the municipality and maintain 

the current  adopted levels of service of Plant City. 

Mixed -Use Growth  

Greggôs Business Center:  Plant Cityôs first large scale mixed 

use development is Greggôs Business Center (a.k.a. Lakeside 

Station Logistics Park), which is approximately 1,370 acres and 

located south of US 92 and east of Park Road. In 2002, a Mixed 
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Use: Residential/ Commercial/Industrial Land Use Plan Category 

was developed and applied to this site in eastern Plant City. 

This category is intended to encourage and provide for large-

scale mixed-use planned developments to meet local market 

demands, as well as those for eastern Hillsborough County and 

central Florida.  Maximum residential densities are established 

at 12 du/ga .  An intensity of up to .35 FAR is allowed for 

commercial and office uses, while light industrial and research 

corporate park uses are allowed up to a .50 FAR.  To date over 

1,000,000 square feet of light industrial uses have been built, 

with the remainde r expected to develop by the horizon year of 

2040. 

Gateway District :  In 2005, as lands within the commercial 

node of Alexander Street and James L. Redman Parkway neared 

build-out, an area directly to the south wa s studied and 

designated (250+ acres) with a new land use plan category 

called ñGateway Districtò.  This new district is designed to create 

a strong community presence, orientation and image when 

entering Plant City.  Through the requirement of mixed uses, 

design criteria and access management tools it will foster 

economic development, promote smooth, safe traffic flow and 

provide for a sense of arrival on this entry corridor into the City 

of Plant City.  The district is located on both sides of James L. 

Redman Parkway between Charlie Griffin and Kilgore Roads, 

and allows up to a .35 FAR and 16 du/ga.  To date there has 

been little activity; however significant commercial and 

residential development is expected well before the horizon 

year of this plan, 2040.  

Northeast Plant City Area Master Plan:  Based on several 

voluntary annexations and discussions with other large property 

owners, it is anticipated that the majority of annexations over 

the next ten to twenty years, will be to the northeast of Plant 

City.  Due to the anticipated expansion into th is area and its 

lack of many public facilities, the municipality proactively 

developed a ñvision planò for this area, which was named the 

Northeast Plant City Area Master Plan.  This plan is generally 

bounded by Knights Griffin Road to the north, the extension of 

Alexander Street to the west, I -4 or US 92 to the south and Polk 

County to the east. 

The recommendations from this study will assist in the planning 

and programming of needed public improvements to serve the 

higher intensities and densities anticipated when these lands 

voluntarily annex into Plant City.  The most important reason to 

undertake this planning effort was the need to establish a 

ñvisionò for this areaôs future development, to ensure that new 

residents are well integrated into the social fabric of the City of 

Plant City. 

The preferred land use scenario of this study promotes a village 

center concept, with higher intensity and density mixed uses at 

its core, while leaving areas in the periphery in a more rural 

lifestyle in unincorporated Hillsborough County.  Rural areas will 

remain generally north of Knights Griffin Road and in those 

areas just west of County Line Road, north of Swindell Road.  

Non-residential uses (industrial and commercial) are envisioned 

at the three interchanges with Interstate -4, at Paul Buchman 

Highway, Park Road and County Line Road.  Environmentally 
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sensitive areas will be protected with a land use designation of 

Natural Preservation. 

This preferred land use scenario, which covers some twenty 

square miles, has been adopted into the Plant City 

Comprehensive Plan.  Another key component is the map 

depicting the recommended roadway network (Phase 1 ï 2025) 

of the Northeast Plant City Area Master Plan, which is part of 

the adopted map series.  Major east-west roadways 

recommended to be improved include Knights Griffin, Midway 

and Sam Allen Roads.  Along with more in-depth site analysis 

at the time of annexation, the information contained in both of 

these maps will be used to generally guide development within 

northeast Plant City. 

Also, as another implementation measure, mechanisms such 

as a Mobility Fee have been put in place that requires 

developers to provide the funding to construct needed 

transportation infrastructure improvements when these areas 

annex and develop within the City of Plant City. 

Midtown Redevelopment Vision Plan:  Just south of the 

Downtown is an area referred to as Midtown.  The general size 

of Midtown is approximately 85± acres and can be described as 

an area of under-utilized assets, in some cases poorly laid out 

streets, with many existing buildings in deteriora ted condition.  

Midtown was oriented towards heavy commercial and industrial 

uses, which do not complement the improvements made in 

Downtown. 

In response to this, Plant City completed and adopted a 

Midtown Redevelopment Vision Plan in 2007.  This plan calls for 

additional residential multi -family uses to support increases in 

retail, commercial and office space development.  Thus, future 

redevelopment projects within this area will be consistent [in 

form, character, intensity and density] with the key elements 

and other provisions contained within the adopted Midtown 

Redevelopment Vision Plan. 

In the intervening years since its adoption, the City has been 

working diligently to implement the Midtown Redevelopment 

Vision Plan.  For example, to prime and facilitate future 

development, land has been acquired and assembled; derelict 

buildings have been removed, along with addressing 

environmental concerns and stormwater attenuation permitting 

issues.  The creation of the village green and the realignment 

of Wheeler Street have been completed, which improves the 

overall transportation system and grid p attern of Midtown.  

Late 2013, the City Commission adopted a form based code 

called the Midtown District [MTD].  The intent of this district is 

to promote the redevelopment of this area consistent with the 

principles and neighborhood development pattern set forth in 

the Midtown Redevelopment Vision Plan.  The language for the 

Midtown District articulates the concepts and regulations 

needed to create the desired building and development pattern 

for Midtown.  The City Commission rezoned Phase 1 (35.5± 

acres) of the Midtown Distr ict on September 22, 2014. 
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Agricultural  

The City supports agricultural uses as they presently exists or 

when this use comes into the municipality through voluntary 

annexation.  The City accepts its role as the urban center of 

eastern Hillsborough County and will pursue policies to restrict 

urban sprawl through a transition from agricultural to a more 

urban and suburban character that is present in Plant City. 

Plan Categories *  

The following land use categories appear on the Future Land 

Use Map of Plant City.  The land use category descriptions are 

intended to provide a narrative and standards to guide land use 

through the overall planning period.  Any map amendments will 

require that amended areas conform to the standards 

prescribed by the plan categories. 

LU TABLE 5 -  FUTURE LAND USE PLAN CATEGORY 

TOTALS (* ONLY INCLUDED AFFECTED PARTS OF TABLE 

5)  

Future Land Use  Acreage  Percent  
Plan Category  2014  2014  

Residential - 4 3,536 19.7% 

Residential - 6 3,573 19.9% 
Residential ï 9 0  0% 

Residential - 12 1,338 7.4% 
Residential - 20 278  1.5% 

Mixed Use-Residential/Commercial 310  1.7% 

Mixed Use-Residential/Commercial/Ind. 1,367 7.6% 
Gateway District 290  1.6% 

Light Commercial/Office 59  0.3% 
Commercial 1,610 9.0% 

Downtown Core 85  0.5% 
Industrial  3,820 21.3% 

Public/Semi-Public 546  3.1% 
Parks, Recreation and Open Space 610  3.4% 

Natural Preservation 406  2.3% 

Subtotal  17,828   
Transitional Area (Due to Annexation)*  125  0.7% 

Total  17,953  100.00%  

Environmentally Sensitive Overlay 5,195 28.9%  

Source:  Planning Commission, 2014. 
 
Per Florida Statutes Chapter 171.062 (2), the annexed areas are subject to 

the Hillsborough County Comprehensive Plan, in effect at the time of the 

annexation.  

AGRICULTURAL/RESIDENTIAL - 1 (A/R -1)  

Description:  

These areas recognize the existing rural character of areas, 

parcels with limited development potential due to 

environmental constraints (i.e., wetlands, floodplains, etc.) or 

are currently engaged or have the potential for agricultural 

production. This category is primarily designed to permit 

agricultural related activities and limited rural residential 

development, if in compliance with the goals, objectives, and 

policies of the Imagine 2040: Plant City Comprehensive Plan 

and applicable land development regulations of Plant City. 

Typical uses include farmsteads, ranches, churches, public uses 

such as parks, large-lot single-family home sites, and uses 

related to agricultural production.  

Relationship to Other Areas of Use:  
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Å A minimum density is not required by A/R-1. Allows the 

consideration of residential densities up to a maximum of 

one dwelling unit per gross acre (1 DU/GA). Å The sale of 

agricultural products produced on site is allowed, if in 

compliance with applicable land development regulations 

(i.e., parking, setbacks, etc.) of Plant City.  

Å Churches (and associated daycares/schools with less than 

thirty children), public uses and structures used for 

agricultural production are limited to 30,000 square feet or 

a .25 floor area ratio (FAR), whichever is less intense, if in 

compliance with applicable land development regulations 

(i.e., parking, setbacks, etc.) of Plant City.  

Å The placement of new mobile homes, mobile home parks 

or recreational vehicle resorts is not permitted, with the 

exception of temporary housing used exclusively for 

seasonal farm labor that complies with applicable land 

development regulations (i.e., park ing, setbacks, buffering, 

etc.) of Plant City.  

Å Non-residential structures and farm labor housing shall be 

buffered and screened from adjacent uses in compliance 

with the land development regulations of Plant City.  

Å As these areas tend to be on the periphery of the 

municipality, when development is proposed in these areas, 

staff will seek input on land use and transportation issues 

from Hillsborough County.  

Å Most of these lands will transition over time to more 

intense and/or dense suburban and urban land uses once 

adequate public infrastructure has been provided by Plant 

City. 

 Relationship to Facilities and Services:  

Å Existing, permitted and properly functioning water and 

wastewater systems for churches, single-family homes and 

agricultural uses may continue to be used after the 

associated parcel is annexed into Plant City. 

Å A new church or one single-family home on a vacant parcel 

may be permitted with on -site water and wastewater 

systems, where soil and aquifer capabilities can support 

such systems, and if there are no water or wastewater 

services provided or programed (within 250 feet) by Plant 

City. In cases such as this, when these services become 

available (within 250 feet), the church or single -family home 

must connect to the system, if requested by Plant City.  

Å A parcel subdivided or platted for residential development 

is only allowed if provided concurrently with water and 

wastewater services by Plant City.  

Å Churches and single-family homes must be served by a 

paved local street system that meets the design and 

engineering standards of Plant City.  

Å These areas are located where police, fire protection, and 

emergency services are or can be provided by Plant City.  
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Relationship to Natural Resources and Features:  

Å Environmentally sensitive lands (i.e., wetlands) will be 

protected per the regulations of all agencies that have local 

authority, including the Environmental Protection 

Commission of Hillsborough County and the City of Plant 

City.  

Å Development within identified floodplains is discouraged 

and if allowed must meet the regulations of all agencies that 

have local authority, including the Southwest Florida Water 

Management District and the City of Plant City. 

 AGRICULTURAL/RESIDENTIAL -  2 (A/R -2)  

Description:   

These areas recognize the existing rural character of areas, 

parcels with limited development potential due to 

environmental constraints (i.e., wetlands, floodplains, etc.) or 

are currently engaged or have the potential for agricultural 

production. This category is primarily designed to permit 

agricultural related activities and limited rural residential 

development, if in compliance with the goals, objectives, and 

policies of the Imagine 2040: Plant City Comprehensive Plan 

and applicable land development regulations of Plant City. 

Typical uses include farmsteads, ranches, churches, public uses 

such as parks, large-lot single-family home sites, and uses 

related to agricultural production.  

Relationship to Other Areas of Use:  

Å A minimum density is not required by A/R-2. Allows the 

consideration of residential densities up to a maximum of 

two dwelling units per gross acre (2 DU/GA).  

Å The sale of agricultural products produced on site is 

allowed, if in compliance with applicable land development 

regulations (i.e., parking, setbacks, etc.) of Plant City.  

Å Churches (and associated daycares/schools with less than 

fifty children), public uses and structures used for 

agricultural production are limited to 60,000 square feet or 

a .25 floor area ratio (FAR), whichever is less intense, if in 

compliance with applicable land development regulations 

(i.e., parking, setbacks, etc.) of Plant City.   

Å The placement of new mobile homes, mobile home parks 

or recreational vehicle resorts is not permitted, with the 

exception of temporary housing used exclusively for 

seasonal farm labor that complies with applicable land 

development regulations (i.e., park ing, setbacks, buffering, 

etc.) of Plant City.  

Å Non-residential structures and farm labor housing shall be 

buffered and screened from adjacent uses in compliance 

with the land development regulations of Plant City.  

Å As these areas tend to be on the periphery of the 

municipality, when development is proposed in these areas, 

staff will seek input on land use and transportation issues 

from Hillsborough County. 
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Å Most of these lands will transition over time to more 

intense and/or dense suburban and urban land uses once 

adequate public infrastructure has been provided by Plant 

City.  

Relationship to Facilities and Services:  

Å Existing, permitted and properly functioning water and 

wastewater systems for churches, single-family homes and 

agricultural uses may continue to be used after the 

associated parcel is annexed into Plant City.  

Å A new church or one single-family home on a vacant parcel 

may be permitted with on -site water and wastewater 

systems, where soil and aquifer capabilities can support 

such systems, and if there are no water or wastewater 

services provided or programed (within 250 feet) by Plant 

City. In cases such as this, when these services become 

available (within 250 feet), the church or single -family home 

must connect to the system, if requested by Plant City.  

Å A parcel subdivided or platted for residential development 

is only allowed if provided concurrently with water and 

wastewater services by Plant City.  

Å Churches and single-family homes must be served by a 

paved local street system that meets the design and 

engineering standards of Plant City. Å These areas are 

located where police, fire protection, and emergency 

services are or can be provided by Plant City. Relationship 

to Natural Resources and Features:  

Å Environmentally sensitive lands (i.e., wetlands) will be 

protected per the regulations of all agencies that have local 

authority, including the Environmental Protection 

Commission of Hillsborough County and the City of Plant 

City.  

Å Development within identified floodplains is discouraged 

and if allowed must meet the regulations of all agencies that 

have local authority, including the Southwest Florida Water 

Management District and the City of Plant City. 

RESIDENTIAL ï 4 (R -4)  

Description:  

These areas should offer safe, quiet and attractive 

environments for people to live.  An important aim in these 

areas is to allow individuals to enjoy personal space and time 

with greater opportunities to control their exposure to people 

and activities outside their home.  These areas are located at 

the core of residential neighborhoods and are the least intensely 

developed residential areas of Plant City. 

Single family homes on individual lots are the predominant use 

in these areas, although other housing and development 

approaches can also be integrated within Residential-4.  Within 

this plan category densities will be no more than four (4) units 

per gross acre.  Neighborhood parks, scenic open space, and 

certain small scale institutional uses (e.g. churches) and public 

facilities serving neighborhood residents are often integral parts 

of these residential areas.  Agricultural uses are supported in 
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accordance with the Goals, Objectives, and Policies of the 

Comprehensive Plan and applicable Land Development 

Regulations. 

Relationship to Other Areas of Use and the Street 

System:  

¶ A minimum density is not required by R-4.  Lower densities 
than four units per acre may be required based on an 
approved master plan, annexation agreement, compatibility 
with adjacent uses or other issues, which would be 
implemented through a PD Planned Development District. 

¶ Perimeters should be buffered from other use areas by open 
space, streets and/or visual screening techniques used in 
site planning. 

¶ Work, trade and community service activities should be 
readily accessible via collector and arterial streets.  Arterials, 
however, should be at or beyond the edge of areas 
designated as Residential-4. 

¶ Local street systems in these areas should be designed to 
discourage through traffic.  

Relationship to Facilities and Services:  

¶ Public water and wastewater service available or 
programmed for the area.  

¶ In fire protection, police and EMS service areas. 
¶ Schools, neighborhood recreation, and small scale semi-

public uses such as churches and associated daycare 
facilities integrated into area and accessible via collector 
streets. 

¶ Public, semi-public and civic uses (e.g. municipal buildings, 
schools, churches) may be considered with a maximum 
intensity of 0.25 FAR in accordance with the development 

standards of the Comprehensive Plan and applicable Land 
Development Regulations. 

Relationship to Natural Resources and Features:  

¶ Areas where most land is not subject to flooding and where 
soil conditions are suitable for bearing structures, streets, 
etc. 

¶ Areas where land contour, tree cover and views can be used 
in site design to add scenic amenity and diversity to the 
residential neighborhood. 

RESIDENTIAL ï 6 (R -6)  

Description:  

These areas should offer safe, quiet and attractive 

environments for people to live.  An important aim in 

Residential-6 areas is to allow individuals to enjoy personal 

space and time with greater opportunities to control their 

exposure to people and activities outside their home. 

Single-family homes on individual lots are the predominant use 

in these areas, although other housing and development 

approaches can also be integrated at lower densities.  

Residential development within Residential-6 will be no more 

than six (6) units per  gross acre.  Neighborhood parks, scenic 

open space, institutional uses (e.g. churches) and public 

facilities serving neighborhood residents are often integral parts 

of these residential areas.  Convenience commercial 

establishments can also be accommodated under controlled 

conditions that protect the basic quality of the residential 

environment.  Mixed use residential developments that are 
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planned projects designed to serve the local residents may be 

considered in accordance with the Goals, Objectives, and 

Policies of the Comprehensive Plan and applicable Land 

Development Regulations. 

Relationship to Other Areas of Use and the Street 

System:  

¶ Perimeters should be buffered from other use areas by open 
space, streets and/or visual screening techniques used in 
site planning. 

¶ Work, trade and community service activities should be 
readily accessible via collector and arterial streets.  Arterials, 
however, should be at or beyond the edge of areas 
designated as Residential-6. 

¶ Local street systems in these areas should be designed to 
discourage through traffic.  

¶ Neighborhood office/commercial uses shall be located only 
at intersections of arterials, arterials with collectors or 
collectors and developed at a maximum intensity of 0.25 
FAR in accordance with locational criteria and development 
standards of the Comprehensive Plan and applicable Land 
Development Regulations. 

Relationship to Facilities and Services:  

¶ Public water and wastewater service available or 
programmed for the area.  

¶ In fire, police and EMS service areas. 
¶ Schools, neighborhood recreation, and small scale semi-

public uses such as churches and home daycare facilities 
integrated into area and accessible via collector streets. 

Relationship to Natural Resources and Features:  

¶ Areas where most land is not subject to flooding and where 
soil conditions are suitable for bearing structures, streets, 
etc. 

¶ Areas where land contour, tree cover and views can be used 
in site design to add scenic amenity and diversity to the 
residential neighborhood. 

RESIDENTIAL ï 9 (R -9)  

Description:  

These areas should offer safe, quiet and attractive 

environments for people to live.  An important aim in 

Residential-9 areas is to allow individuals to enjoy personal 

space and time in a cohesive neighborhood setting. 

Single family attached and detached homes on individual lots 

and multi-family (duplexes, townhouses, and mid-rise 

apartments) dwellings are the predominant uses in these areas, 

although other housing and development approaches can also 

be integrated.  Residential-9 will allow no more than nine (9) 

units per gross acre.  Neighborhood parks, scenic open space, 

and certain institutional uses serving neighborhood residents 

are often integral parts of these residential areas.  Limited 

neighborhood commercial uses and public facilities (e.g., 

assisted living facilities and day care centers integrated into the 

character of the neighborhood) can also be accommodated 

under controlled conditions that protect the basic quality of the 

residential environment.  Mixed use residential developments 

that are planned projects designed to serve the local residents 

may be considered in accordance with the Goals, Objectives, 
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and Policies of the Comprehensive Plan and applicable Land 

Development Regulations. 

Relationship to Other Areas of Use and the Street 

System:  

¶ Perimeters should be buffered from other use areas by open 
space, streets and/or visual screening techniques used in 
site planning. 

¶ Major work, trade and community service activities should 
be readily accessible via collector and arterial streets. 

¶ Local street systems in these areas should be designed to 
discourage through traffic.  

¶ Neighborhood office/commercial and semi-public uses may 
be developed at intensities up to 0.35 FAR in appropriate 
locations in accordance with locational criteria and 
development standards of the Comprehensive Plan and 
applicable Land Development Regulations. 

Relationship to Facilities and Services:  

¶ Public water and wastewater service available or 
programmed for the area.  

¶ In fire, police and EMS service areas. 
¶ Schools, neighborhood recreation, and small scale semi-

public uses such as churches and home daycare facilities 
integrated into area and accessible via collector streets. 

Relationship to Natural Resources and Features:  

¶ Areas where most land is not subject to flooding and where 
soil conditions are suitable for bearing structures, streets, 
etc. 

¶ Areas where land contour, tree cover and views can be used 
in site design to add scenic amenity and diversity to the 
residential neighborhood. 

RESIDENTIAL -  12 (R -12)  

Description:  

Similar to those in Residentialï9, these areas should offer safe, 

quiet and attractive environments for people to live, with slightly 

higher densities.  An important aim in Residential-12 areas is to 

allow individuals to enjoy personal space and time in a cohesive 

neighborhood setting. 

Single family attached and detached homes on individual lots 

and multi-family (duplexes, townhouses, and mid-rise 

apartments) dwellings are the predominant uses in these areas, 

although other housing and development approaches can also 

be integrated.  Residential-12 will allow no more than twelve 

(12) units per gross acre.  Neighborhood parks, scenic open 

space, and certain institutional uses serving neighborhood 

residents are often integral parts of these residential areas.  

Limited neighborhood commercial uses and public facilities 

(e.g., assisted living facilities and day care centers integrated 

into the character of the neighborhood) can also be 

accommodated under controlled conditions that protect the 

basic quality of the residential environment.  Mixed  use 

residential developments that are planned projects designed to 

serve the local residents may be considered in accordance with 

the Goals, Objectives, and Policies of the Comprehensive Plan 

and applicable Land Development Regulations. 
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Relationship to Other Areas of Use and the Street 

System:  

¶ Perimeters should be buffered from other use areas by open 
space, streets and/or visual screening techniques used in 
site planning. 

¶ Major work, trade and community service activities should 
be readily accessible via collector and arterial streets. 

¶ Local street systems in these areas should be designed to 
discourage through traffic.  

¶ Neighborhood office/commercial and semi-public uses may 
be developed at intensities up to 0.35 FAR in appropriate 
locations in accordance with locational criteria and 
development standards of the Comprehensive Plan and 
applicable Land Development Regulations. 

Relationship to Facilities and Services:  

¶ Public water and wastewater service available or 
programmed for the area.  

¶ In fire, police and EMS service areas. 

¶ Schools, neighborhood recreation, and small scale semi-
public uses such as churches and home daycare facilities 
integrated into area and accessible via collector streets. 

Relationship to Natural Resources and Features:  

¶ Areas where most land is not subject to flooding and where 
soil conditions are suitable for bearing structures, streets, 
etc. 

¶ Areas where land contour, tree cover and views can be used 
in site design to add scenic amenity and diversity to the 
residential neighborhood. 

RESIDENTIAL ï16 (R -16)  

Description:  

These areas should offer safe, quiet and attractive 
environments for people to live.  In exchange for less personal 
space, the area should offer benefits such as more immediate 
accessibility to work and shopping areas, more common 
recreational facilities, and housing cost savings. 

Housing types are typically townhouses or multi-family 
dwellings although single family dwellings can also be 
permitted.  Residential-16 will allow no more than sixteen (16) 
units per gross acre.  Some types of neighborhood 
commercial, institutional and public uses, (e.g., assisted living 
facilities and day care centers), when limited so as not to 
distract from the area's primary function and use for 
residences, can also be accommodated.  Mixed use 
residential developments that are planned development 
districts designed to serve the local residents may be 
considered in accordance with the Goals, Objectives, and 
Policies of the Comprehensive Plan and applicable Land 
Development Regulations. 

Relationship to Other Areas of Use and the Street 

System:  

¶ Perimeters should be buffered from other use areas by 
open space, streets and/or visual screening techniques 
used in site planning. 

¶ These areas should border on or be near collector or 
arterial streets and should be in close proximity to major 
community trade and service activities.  They should not 
be located where their traffic would flow along collectors 
or local roads that pass-through low-density areas leading 
to trade and service activities. 
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¶ Local street systems in these areas should be designed to 
discourage through traffic.  Points of access from the 
area's local street system to collectors or arterials should 
be limited. 

¶ Neighborhood office/commercial and semi-public uses 
developed at intensities up to 0.35 FAR may be allowed in 
appropriate locations in accordance with locational criteria 
and development standards of the Comprehensive Plan 
and applicable Land Development Regulations. 

Relationship to Facilities and Services : 

¶ Public water and wastewater service available or 
programmed for the area. 

¶ In fire, police and EMS service areas. 

¶ Schools, neighborhood recreation and public/semi-public 
uses accessed via collector or arterial streets.  Open 
space in individual developments should provide some 
recreational facilities to meet resident needs. 

Relationship to Natural Resources and Features : 

¶ Areas where most land is not subject to flooding and 
where soil conditions are suitable for bearing structures, 
streets, etc. 

¶ Areas where land contour, tree cover and views can be 
used in site design to add scenic amenity and diversity to 
the residential area. 

RESIDENTIAL ï 20 (R -20)  

Description:  

These areas should offer safe, quiet and attractive 

environments for people to live.  In exchange for less personal 

space, the area should offer benefits such as more immediate 

accessibility to work and shopping areas, more common 

recreational facilities and open space, and housing cost savings. 

Housing types are typically townhouses or multi-family 

dwellings although single family dwellings can also be 

permitted.  Residential-20 will allow no more than twenty (20) 

units per gross acre.  Some types of neighborhood commercial, 

institutional and pub lic uses, (e.g., assisted living facilities and 

day care centers), when limited so as not to distract from the 

area's primary function and use for residences, can also be 

accommodated.  Mixed use residential developments that are 

planned projects designed to serve the local residents may be 

considered in accordance with the Goals, Objectives, and 

Policies of the Comprehensive Plan and applicable Land 

Development Regulations. 

Relationship to Other Areas of Use and the Street 

System:  

¶ Perimeters should be buffered from other use areas by open 
space, streets and/or visual screening techniques used in 
site planning. 

¶ These areas should border on or be near arterial streets and 
should be in close proximity to major community trade and 
service activities.  They should not be located where their 
traffic would flow along collectors that pass through low 
density areas leading to trade and service activities. 
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¶ Local street systems in these areas should be designed to 
discourage through traffic.  Points of access from the area's 
local street system to collectors or arterials should be 
limited. 

¶ Neighborhood office/commercial and semi-public uses 
developed at intensities up to 0.35 F.A.R. may be allowed in 
appropriate locations in accordance with locational criteria 
and development standards of the Comprehensive Plan and 
applicable Land Development Regulations. 

Relationship to Facilities and Services:  

¶ Public water and wastewater service available or 
programmed for the area.  

¶ In fire, police and EMS service areas. 
¶ Schools, neighborhood recreation and public/semi-public 

uses accessed via collector or arterial streets.  Open space 
in individual developments should provide some recreational 
facilities to meet resident needs. 

Relationship to Natural Resources and Features:  

¶ Areas where most land is not subject to flooding and where 
soil conditions are suitable for bearing structures, streets, 
etc. 

¶ Areas where land contour, tree cover and views can be used 
in site design to add scenic amenity and diversity to the 
residential area. 

DOWNTOWN CORE ( DC)  

Description  

This area shall be the center for financial, governmental, retail, 

office and institutional uses within the City of Plant City.  

Housing opportunities shall be provided and promoted within 

the downtown core.  The area shall be urban in character, 

including intensity and density of land use to encourage 

pedestrian movement within the downtown core.  

Developments within the downtown core shall be coordinated 

with the objectives of the Communit y Redevelopment Plan. 

Relationship to Other Areas of Use and the Street 

System:  

¶ Non-downtown core traffic should be directed away from 
the core. 

¶ Adjacent neighborhoods should be integrated into the 
downtown activities.  

¶ No FAR or density limitations. 

Relationship to Facilities and Services:  

¶ Water and wastewater service available or programmed for 
the area. 

¶ Fire protection available and adequate. 
¶ In fire, police and EMS service areas. 
¶ Public spaces should be provided for leisure opportunities 

and integrated into overall design.  

Relationship to Natural Resources and Features:  

¶ Landscaping and streetscape shall be provided by both 
public and private interests as part of an overall design 
concept. 

¶ Soils shall be capable of handling structural intensities. 

LIGHT COMMERCIAL/OFFICE (LC/O)  

Description:  

The Light-Commercial/Office land-use plan category is intended 

for areas where limited, less-intensive commercial/office uses 
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are more appropriate than all of the  uses permitted in the 

Commercial land-use plan category due to the areaôs proximity 

to residential, institutional, and/or recreational areas.  Such a 

designation may be appropriate in areas of existing, established 

light commercial/office development, and where single -family 

residential uses are not anticipated or appropriate.  New light 

commercial/office uses should be considered based on the 

proposed developmentôs physical attributes, such as bulk and 

scale compared to surrounding non-commercial uses, level of 

off-site impacts, including traffic impacts, lighting levels, 

general noise generation, and/or hours of operation.  Parking 

requirements must be minimal and transportation trip -

generation limited. 

Non-residential uses are limited to a floor -area ratio (FAR) of 

0.35.  Where possible joint and/or cross-access agreements 

between parcels shall be made part of the development 

approval.  When multiple uses are proposed they shall be 

developed in a cohesive and compatible development pattern.  

All new development in this designation, which are not already 

commercially zoned and, therefore, requires rezoning action, 

shall be rezoned C1-B, C-1C or Planned Developments. 

Light Commercial/Office uses are community or neighborhood-

serving uses, such as personal service, small office, low-

intensity retail, where manufacturing, wholesale distribution, 

warehousing and mini-storage, outside storage, or other visible 

signs of intensive-commercial enterprise will not be permitted.  

Examples of Light-Commercial/Office uses include: 

¶ Professional business offices for low-traffic professions, 
such as attorneys, accountants, professional engineers, 
mental-health professionals, small-practice medical offices 
(not multiple medical -discipline clinics), etc. 

¶ Low-traffic personal-service establishments, such as barber 
and beauty shops, nail salons, photography studios, dry 
cleaners, mortgage companies, insurance agents, interior 
decorators, electronic-equipment repair, shoe repair, 
daycare centers, etc. 

¶ Low-volume retail stores, such as florists, quick-print shops, 
cell-phone outlets, bicycle shops, locksmiths, etc. 

¶ Small-scale, limited-seating restaurants and sandwich shops 
(not fast food and/or drive -through-service establishments). 

¶ Worship-only small religious centers. 

Relationship to Other Areas of Use and the Street 

System  

¶ Does not allow intense commercial uses. 
¶ Perimeters should be buffered from adjacent residential, 

institutional, and recreational areas. 
¶ Non-residential uses shall be limited to 0.35 FAR. 
¶ Residential densities may be considered up to a maximum 

of 10 DU/GA. 
¶ Uses shall be limited to light commercial or office uses, 

which have limited transportation trip -generation attributes 
and parking requirements, and that have negligible impact 
on adjacent non-commercial uses. 

¶ Light Commercial/Office areas shall have direct frontage on 
arterial or collector streets, or shall be accessible from 
arterial or collector streets via connecting local streets that 
do not pass through existing or planned residential areas. 

¶ Subject to Access-Management Criteria. 
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Relation ship to Facilities, Services, Natural Resources , 

and Features:  

¶ Available public facilities. 
¶ In fire, police and EMS service areas. 
¶ Protects Environmental Areas. 
¶ Adheres to all Land Development Regulations. 

COMMERCIAL (C)  

Description:  

These areas contain activities that offer goods and services for 

residents and businesses of the urban area.  Uses can range 

from individual retail/wholesale sales and office uses to more 

intense uses such as office complexes, shopping centers, auto 

dealerships, mixed use developments as well as governmental 

and public uses.  Existing agricultural uses as an interim are 

provided for and allowed to expand.  

Commercial areas should be developed as cohesive units that 

offer safe and convenient movement from one activity to 

another.  Residential uses may be included as a secondary 

component of planned developments that provide convenience 

or specialty retail goods and services for the residents within 

the project and/or the immediate area.  

Relationship to Other Areas of Use and the Street 

System:  

¶ Perimeters should be buffered from residential and 
institutional areas by open space, streets and/or visual 
screening techniques used in site planning. 

¶ Commercial areas shall be accessed from collectors and/or  
arterials. 

¶ Larger commercial centers offering goods and services for 
the daily needs of the residents should be in close proximity 
to medium and high density residential areas to facilitate 
direct access. 

¶ General commercial uses at intensities up to 0.35 FAR may 
be allowed in appropriate locations in accordance with 
locational criteria and development standards of the 
Comprehensive Plan and applicable Land Development 
Regulations.  Development patterns within Midtown [with a 
MTD Zoning] will be allowed that are consistent with those 
in the Midtown Redevelopment Vision Plan, which was 
adopted in June 2007. 

¶ General commercial uses at intensities up to 1.0 FAR may 
be allowed in appropriate locations (with ¼ of a mile of 
intersections of arterials and Interstate -4) in accordance 
with locational criteria and development standards of the 
Comprehensive Plan and applicable Land Development 
Regulations. 

¶ Residential densities up to a maximum of 16 du/ga are 
allowed, except for those commercial areas located within 
the Midtown Redevelopment District, where up to an  overall 
maximum of 20 du/ga may be allowed through the use of 
MTD Zoning.  The Midtown Redevelopment District is shown 
below. 

Midtown Redevelopment District  
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¶ A proposed development cannot be exclusively residential, 
but must contain predominantly commercial uses (except 
within the Midtown Redevelopment District).  Non -
residential uses must comprise at least 80% of the overall 
development.  (Parcels that donôt meet this criterion, but 
were developed or permitted prior to the adoption of this 
provision (April 25, 2007) will be considered in compliance 
with the Plant City Comprehensive Plan.) 

¶ Projects that incorporate a residential component must be 
developed under a PD Planned Development District except 
within the Midtown Redevelopment District.  

¶ If residential uses are proposed, a detailed site plan shall be 
developed that promotes their integration into the overall 
project, not separation.  Compatibility shall be addressed by 
providing effective alternatives to buffering, such as (but 
not limited  to) building scale and orientation, street 
alignment, screening, pedestrian connectivity, building 

articulation, building heights at the edge of the project and 
controlled window views. 

¶ Residential uses may be incorporated vertically on the 
second or third floors without impacting the projectôs overall 
floor area ratio (FAR) or affecting the overall calculations for 
meeting the mix of commercial (80%) to residential (20%).  

Relationship to Facilities and Services:  

¶ Public water and wastewater service available or 
programmed for the area.  

¶ In fire, EMS and police service area. 
¶ Separated from schools and recreation areas by other uses 

or extensive open space. 

Relationship to Natural Resources and Features:  

¶ Well drained areas where soils are suitable for structures, 
streets and parking. 

¶ Urban runoff must be adequately handled by development.  
¶ Tree cover and scenic views must be considered in 

commercial areas and maximum retention of these features 
must be considered. 

INDUSTRIAL (I)  

Description:  

This category is for the provision of areas suitable for industrial 

activities, and other compatible uses through site plan review 

that create a minimal degree of impact to the surrounding 

environment, particularly in terms of non -objectionable levels of 

noise, vibration, dust and/or odor.  New residential 

development is not allowed to occur within the Industrial Land 

Use Plan Category. 
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However, as long as it is in effect, new homes are permitted 

and existing homes may be maintained and improved within the 

Robinson Road Neighborhood Protection Overlay District. 

Uses allowed within the Industrial Land Use Plan Category, 

subject to meeting the standards established within the Land 

Development Regulations, would include: 

¶ Light Industrial Businesses: Manufacturing, warehouse/ 
distribution, processing, or product assembly facilities where 
the use does not create any nuisance, including 
unreasonable dust, odors, noise, vibration, or glare. 

¶ Business Park Facilities:  Large-site facilities where a 
campus-type site layout is desirable.  Included as typical 
uses under this subcategory would be scientific laboratories, 
research-and-development enterprises, warehouse 
showrooms with associated sales, corporate headquarters, 
and technical and medical services establishments and 
related educational facilities. 

¶ Site Intensive Commercial Businesses: Commercial uses 
which have a propensity to need outside storage for 
materials and/or products, such as heavy-equipment sales 
or parking of large-vehicles (including Motor Coach Parks). 

¶ Service Oriented Non-On-Site Customer Businesses: 
Businesses whose main activity is to provide a service at a 
site other than where the business is located, and which do 
not have any, or very few, customers or clients coming to 
the business site.  Such businesses include construction and 
product-servicing businesses, and product-delivery services. 

¶ Support Commercial Uses:  Limited amounts of convenience 
commercial uses and business-service commercial uses can 
be incorporated into these areas when they are developed 

as an integrated, internalized and accessory portion of a 
large-scale project. 

¶ Indoor Recreation Uses requiring Industrial Scale Buildings:  
Indoor recreation uses that are able to demonstrate a 
special or unique building need [such as, but not limited to, 
higher than standard ceiling heights, large unobstructed 
floor areas, etc.] th rough a Planned Development Zoning 
District.  These uses shall not be located in areas that would 
be expected to cause conflicts with local truck traffic or in 
other ways impede the industrial activities of adjacent or 
nearby businesses. 

¶ Agricultural Uses:  Existing agricultural uses are supported 
in accordance with the Goals, Objectives, and Policies of the 
Comprehensive Plan and applicable Land Development 
Regulations. 

¶ Industrially Related Support Uses:  Educational facilities, 
union halls, and other industrial support -businesses and 
facilities that provide support and services to industrial 
businesses. 

Relationship to Other Areas of Use and the Street 

System:  

¶ Industrial areas should be located in proximity to residential 
areas to provide close proximity to workforce and to provide 
employment opportunities.  

¶ Perimeters should be buffered from residential and 
commercial areas by open space, streets, visual screening, 
or other effective techniques.  

¶ Located on or have direct access to arterials or collector 
roadways.  Access to industrial areas shall not be through 
existing or planned residential areas. 

¶ Maximum FAR of .5 for industrial uses; convenience 
commercial uses are limited to a maximum 10% of planned 
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development square footage in accordance with locational 
criteria and development standards of the Comprehensive 
Plan and applicable Land Development Regulations. 

Relationship to Facilities and Services:  

¶ Public water and wastewater service must be available or 
programmed for the area.  

¶ Must be in Fire, EMS and Police Service Areas. 
¶ Separated from schools and recreation areas [this does not 

include indoor recreation facilities approved via a Planned 
Development Zoning District] by other uses or an extensive 
open space buffer. 

Relationship to Natural Resources and Features:  

¶ Well drained areas where soils are suitable for structures, 
streets and parking. 

¶ Runoff must be adequately handled by development. 
¶ Tree cover and scenic views must be considered and 

maximum retention of these features must be considered.  

Relationship to  the Robinson Road Neighborhood 

Protection Overlay District  

Description:  

The Robinson Road Neighborhood Protection Overlay District is 

established and delineated on the Future Land Use Map for the 

purpose of protecting an existing, viable neighborhood, and 

allowing it to continue to thrive and prosper, until such time as 

the entire area is someday acquired and redeveloped in 

accordance to the underlying Industrial Land Use Plan Category. 

Development Criteria:  

Development shall be in accordance with the existing land use 

pattern of one home per existing parcel (approximately one 

dwelling unit per acre).   This overlay district provision is 

intended to allow for the expansion of existing dwelling units, 

and for the placement of new dwelling units on existing vacant 

parcels, so long as any and all new development complies with 

the requirements of one home per existing parcel 

(approximately 1 du/ac) and applicable Land Development 

Regulations (LDRs).  New industrial development is prohibited 

and Robinson Road is to be considered a ñresidentialò local 

street, and non-residential traffic shall not be allowed to access 

neighboring non-residential parcels via this street. 

 

 

 

PUBLIC/SEMI -PUBLIC (P/SP)  

Description:  

These are activities that provide major community service 

functions and vary greatly in character and locational need.  A 

primary consideration in locating these uses is to place each 

where its intended function for the developed area can be most 

efficiently and economically accomplished. 
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Relationship to Other Areas of Use and the Street 

System:  

¶ These uses will be integrated into areas with similar land 
use and transportation characteristics and have access to 
an efficient road network, public facilities, with a maximum 
Floor Area Ratio (FAR) of .35. 

Relationship to Facilities and Services:  

¶ Should be within fire, EMS, and police service areas. 
¶ Utilities or maintenance facilities that may create noise, 

odors or glare should be effectively buffered from all other 
uses. 

Relationship to Natural Resources and Features:  

¶ Public and semi-public buildings should be located in well 
drained areas where soils are suitable for structures, streets 
and parking and will not negatively affect the environment.  

PARKS, RECREATION , AND OPEN SPACE (ROS)  

Description:  

These are areas that contain existing and proposed parks and 

recreational facilities available for public use.  Neighborhood 

and community parks, which exist or are proposed, are located 

in proximity to residential areas.  

Relationship to Other Areas of Use and the Street 

System:  

¶ Each park or open space area should be located in relation 
to its scale so as to most efficiently serve community and 
neighborhood level recreation and open space needs. 

¶ Parks with active recreational facilities should be adjacent 
to arterial or collector streets and accessed primarily from 

them.  Passive or neighborhood serving parks may have 
access from local streets. 

¶ The maximum FAR shall not exceed .25. 

Relationship to Facilities and Services:  

¶ Recreation buildings and facilities should be within fire, 
police and EMS response area. 

Relationship to Natural Resources and Features:  

¶ Poorly drained areas can be effectively used as passive 
recreational space. 

Additional Allowed Uses for Privately Owned Lands : 

Lands designated as ñParks, Recreation and Open Spaceò on 

the Future Land Use Map, which are not owned by the City or 

by another governmental entity, in addition to the other uses 

permitted in this category, may be considered for a motor coach 

park (MCP) via a site-specific development approval.  Such 

approval may be via what is currently referred by the City as a 

PD Planned Development District, or another site-specific 

approval as allowed by the Land Development Regulations. 

A site shall contain at least five acres to be considered for an 

MCP.  The maximum gross density of a MCP shall be 12 motor 

coach (MC) sites per gross acre.  Use of MC sites by non-motor 

coaches shall not be allowed, and camping in other than motor 

coaches shall be prohibited.  A transportation impact analysis, 

as described in the Cityôs Land Development Regulations for PD 

zoning applications, may be required to be prepared by a City 

selected consultant, at the expense of the applicant, for any 

proposed MCP creating 100 or more motor coach sites. 
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An application for an MCP shall include, if not addressed in the 

Cityôs Land Development Regulations, a detailed site plan and 

accompanying proposed development conditions which shall 

address, at a minimum, the following:   

¶ Methods to manage the MCP so that it is used only for the 
temporary lodging of tourists and travelers and is not used 
for the permanent housing of residents or for the long term 
parking or storage of any type of motor vehicle, boat, or 
travel trailer. Temporary storage of motor coaches may be 
approved for a limited area of a MCP, or prohibited from 
certain areas or the entire MCP, as part of the site plan 
review and approval process as established by 
implementing Land Development Regulations to be adopted 
by the City.  Management methods may include, but shall 
not be limited to, restrictive covenants, declarations, and/or 
deed restrictions for the benefit of the C ity as well as for the 
owners of property within the MCP. 

¶ Buffering, setback distances, glare-and-noise control 
features, and other strategies to address the mitigation of 
compatibility impacts for other uses adjacent to the MCP. 

¶ Transportation issues, to include at a minimum, off -site and 
site access transportation impacts and an on-site circulation 
plan to ensure the safe movement of vehicles and 
pedestrians. 

¶ A minimum of 15% of the MCPôs total area must be provided 
for outdoor recreational uses (excluding motor coach sites).   

In addition to a detailed site plan and accompanying 

development conditions, the application shall include a 

contamination control plan that addresses, at a minimum, the 

prevention and monitoring of potential land and groundwater 

contamination due to motor  coaches, recreational uses of the 

site, etc.  The contamination control plan shall include a 

description of how motor coach on-board waste will be 

disposed.  The MCP shall be subject to the approval of the 

Southwest Florida Water Management District, Florida 

Department of Environmental Protection, and other agencies 

which have jurisdiction within the City of Plant City.  

A MCP shall be required to connect to municipal utility services, 

including potable water, wastewater, and reuse water.  

Vehicular access to an MCP shall be via a road with no less than 

12ô wide travel lanes ī preferably an arterial or collector road.  

MCPs shall be subject to all the applicable provisions of the 

Comprehensive Plan and Plant Cityôs Code of Ordinances. 

For purposes of this section, a "motor coach" is defined as a 

"Class A" motor home at least 24 feet in length.  A motor coach 

is a self-propelled, completely self-contained vehicle designed 

to serve as temporary living quarters for travelers and 

vacationers containing cooking, sleeping, and integrated 

sanitation facilities, and has a driving compartment which is 

directly accessible in a walking position from the living quarters.  

Mobile homes, manufactured homes, and travel trailers, as 

defined in Section 320.01, F.S., are not motor coaches. 

NATURAL PRESERVATION (N):  

Description:  

To recognize public or privately owned lands of significant 
environmental importance set aside primarily for conservation 
purposes.  No development is permitted except for facilities 
determined necessary to serve a caretaker/property manager 
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or compatible passive recreational/educational development.  
Educational uses may be limited to those which utilize the 
natural amenities found on the site (i.e. the study of flora, fauna 
or wildlife). Natural Preservation (N) designations are 
generalized, may represent only major systems, are not 
exhaustive and require on-site evaluation for specific project 
review to determine actual extent of these Environmentally 
Sensitive Areas. 

Relationship to Other Areas of Uses : 

¶ On-site delineation and evaluation prior to development and 
site design review will ensure protection of the natural 
systems of the City of Plant City.  If available, approved 
wetland delineations by state designated environmental 
reviewing agencies will be utilized to depict natural 
preservation areas on the Future Land Use Map. 

¶ It is not the intent of this plan category to impose additional 
restrictions on environmentally sensitive lands above what 
is required by the Environmental Protection Commission 
(EPC) of Hillsborough County, Florida Department of 
Environmental Protection, Southwest Florida Water 
Management District, U.S Army Corps of Engineers and 
other environmental agencies which have jurisdiction within 
Plant City. 

¶ Minimal traffic access points to adjacent uplands may be 
considered through these areas, as long as there is no 
reasonable alternative access and the required wetland 
impact permits receive approval and are appropriately 
mitigated in accordance with the we tlands rules and 
procedures of Plant City, Hillsborough County and the State 
of Florida. 

Relationship to Natural Resources and Features : 

These areas can effectively be used as open space buffers. 

GATEWAY DISTRICT  (G)  

Intent  ï The intent of the Gateway District ï Future Land Use 

Plan Category (formerly known as the Mixed Use ï Gateway) is 

to support economic development, reinforce a sense of entry, 

promote transportation efficiency, and provide a specific 

location where a mixing of working, shopping, office, lodging 

and residential uses can occur.  The gateway is intended 

primarily to be  more urban in character, with a supportive mix 

of uses, creating a sense of place and identity when entering 

Plant City. 

General Characteristics  ï The general characteristics of the 

Gateway District - Future Land Use Plan Category are: 

¶ Mixed use projects are preferred and encouraged in the 
Gateway District.   

¶ To promote a sense of community quality and character  in 
Plant City. 

¶ Compatibility shall be established between uses and 
developments in a mixed use environment.  The intent of 
mixed use is to promote an integration of land uses, not to 
require separation.  Compatibility shall be addressed by 
providing effective alternatives to buffering, such as 
building/street alignment and orientation, screening, 
provisions of bicycle and pedestrian facility continuity, 
building articulation,  and controlled heights and other 
regulatory tools. 
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¶ Projects shall be developed using a Planned Development 
(Zoning) District, unless otherwise provided for in Plant 
Cityôs Zoning Code. Applicants, if requested, shall submit a 
detailed site plan and building renderings to demonstrate 
the design concept in response to the intent of the Gateway 
District. 

¶ Unless the City Commission upon further analysis deems 
otherwise, when property abutting James L. Redman 
Parkway north of State Road 60 are annexed into the 
municipality, such property will transition to the Gateway 
District pursuant to a Comprehensive Plan Amendment. 

Primary Uses  ï The following uses are allowed within this 

future land use plan category: 

Civic Uses  - Public functions under the auspices of a 

government body and includes offices, public schools and 

colleges, public hospitals, community centers, libraries, 

museums, fire and police stations, and courthouses. 

Commercial /Office  ï Retail, office, services, restaurants, 

clubs and lodging.  All commercial uses shall be encouraged to 

be built on a neighborhood scale and character. Such uses shall 

have no open storage or off-site impacts (i.e. lighting, noise, 

etc.). 

Housing /Residential  ï Detached homes, duplexes, triplexes, 

townhouses, mid-rise apartment buildings and assisted living 

facilities. Buildings for multi-family residential use may have 

limited office and retail use, cafes, and live-work uses on the 

first floor .   

General Development Standards  ï The general 

development standards for uses within the Gateway District are: 

¶ The maximum density for the land use plan category is 
sixteen (16) units per acre.  In t he corridor, residential units 
shall be integrated with compatible non -residential uses to 
create a mixed use environment. 

¶ The maximum floor area ratio (FAR) for non-residential uses 
is 0.35, however, as a bonus residential uses may be 
incorporated vertically above the first floor  without 
impacting the projectôs overall FAR.   

¶ A build-to line, vehicular drive, and/or other features  shall 
be negotiated during the zoning processes of Plant City. 

¶ Properties or projects within the Gateway District shall be 
interconnected with abutting uses and streets to promote 
automotive, bicycle and pedestrian linkages. 

¶ Strip commercial development shall be prohibited in the 
Gateway District. 

¶ Projects will comply with the development and planning 
parameters as articulated in the Gateway District 
Supplemental Regulations of the Plant City Zoning Code. 
 

Supporting Transportation Networks  ï Property owners 
shall be allowed the option of widening roadways, improving 
intersections and other transportation improvements to meet 
the mobility requirements of Plant City.  Easements or right -of-
ways may be donated for widening and/or provision of 
infrastructures delivery, due to constrained right -of-way widths 
within the Gateway District . 

As development occurs, the City shall facilitate and encourage 

the provision of a supporting transportation (vehicular, bicycle 

and pedestrian) network, to carry traffic and foster  
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development in the Gateway District.  Development agreements 

may be utilized to assist in creating this supporting 

transportation network, thereby reducing unnecessary vehicular 

trips on James L Redman Parkway.   

Coordinated Implementation  ï Intergovernmental 

coordination, service delivery and infrastructure provision issues 

need to be addressed in and around the Gateway District. 

Therefore, to address these issues, coordination needs to 

continue between the City of Plant City, Hillsborough County 

and the Florida Department of Transportation . These factors 

reinforce the need to:  

¶ Work with Hillsborough County staff to evaluate and 
address land use compatibility issues and transportation 
impacts, for projects in the Gateway District. 

¶ Continue to coordinate and work with the F lorida 

Department of Transportation in the review process for 

those developments on the State Road System (i.e. James 

L. Redman Parkway/SR 39). 

MIXED USE ï RESIDENTIAL/COMMERCIAL (MU -RC) 

Description  

This category is intended to encourage and provide for mixed-

use planned developments within areas determined to be 

appropriate for a suitable mix of uses due to existing 

development patterns, the availability of adequate public 

facilities, and market demands.  The MU-RC area is generally 

urban in intensity and density of uses, with development 

concurring with the provision and timing of non -transportation 

public facility services necessary to support these intensities and 

densities. 

Permitted Uses:  

Uses permitted within this district are residential, retail 

commercial, office, research and corporate park, recreation 

(private and public), public and civic uses, and agriculture.  Non-

residential land uses must be compatible with residential uses 

through established techniques of transitioning, buffering, 

and/or separation of incompatible uses. 

Residential Density:  

A density of up to 12 dwelling units per acre (12 du/ac) is 

permitted.  Clustering of dwelling units may be considered for 

approval to achieve a mixture of housing types and to preserve 

open spaces left in a natural state. 

Density bonuses and credits may be considered in this category 

as described elsewhere in the Plant City Comprehensive Plan.  

The residential density allowed is limited further by Goals, 

Objectives, and Policies and applicable development regulations 

being complied with, especially those regarding compatibility of 

the proposed development with both internal and surrounding 

land uses, existing and/or approved, and with regard to the 

adequacy and availability of public facilities. 

Non -Residential Intensity:  

An intensity of up to 0.35 Floor Area Ratio (FAR) shall be 

allowed for any single or mixed use.  All FAR calculations shall 
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be on the basis of gross acreage as calculated in applicable 

portions of the Future Land Use Map and applicable Land 

Development Regulations. 

Requirements for the MU -RC Plan Category : 

¶ The minimum size for the MU-RC category is 20 acres. 

¶ The MU-RC category must have direct access to a collector 
or arterial roadway. 

¶ Public water and wastewater service must be available or 
available concurrent with development. 

¶ The MU-RC category must be located within fire, police, and 
EMS service areas. 

Rezoning and Site Plan Requirements  

Development shall be considered for approval through a 

planned development rezoning process, which requires, at a 

minimum, an integrated site plan controlled through site -

specific design features and specified development conditions 

to achieve developments that are compatible with surrounding, 

and internal, land uses and consistent with the Goals, 

Objectives, and Policies of the Plant City Comprehensive Plan. 

¶ Retail commercial uses must be clustered at intersections 
with at least one collector street.  

¶ Strip development with separate driveway access for non-
residential uses to arterial streets shall be prohibited. 

¶ Governmental uses, schools, neighborhood recreation, and 
small-scale semi-public uses, such as churches, must be 
integrated into the site plan and be accessible to residential 
neighborhoods being served via pedestrian, as well as 
vehicular, means. 

¶ Perimeters should be buffered from other incompatible use 
areas by open space, visual screening, and other similar 
professional planning techniques used in site planning. 

¶ There shall be integrated, multi -modal (vehicular, 
pedestrian, and bicycle) transportation systems between 
non-residential and residential areas, and between 
separated residential areas, to provide internal access 
between these uses. 

Minimum Required and Maximum Allowable 

Percentages of Land:  

¶ Residential: 65% minimum and 85% maximum.  
¶ Commercial, including office development and research 

corporate park uses:  15% minimum and 35% maximum.  
¶ The Urban Mixed Use Village Center area of the Northeast 

Plant City Area Master Plan (Master Plan) is intended to be 
a mixed use activity center. The extent of the activity center 
shall include lands within one-quarter mile (except for the 
northeast quadrant) of the intersection of Midway Road and 
Charlie Taylor Road.  Implementing the objectives of the 
Master Plan, the activity center is envisioned to reduce 
vehicle trips on I -4.  General retail/residential mixed-use 
development within the activity center may yield a higher 
range of commercial/office uses, not to exceed 65%. The 
percentage of residential uses may be reduced to 35%. 

¶ Properties associated with the development of a new mixed-
use activity center (aka sports village) on the northwest 
corner of Jim Johnson Road and East Park Road may have 
residential densities up to 24 du/ga and non -residential 
intensities up to a .75 FAR.   The required mix of uses are 
as follows: Residential ï 35% minimum and 85% maximum. 
Commercial ï 15% minimum and 65% maximum.  



PLANT CITY COMPREHENSIVE PLAN  
Vision , People , PLACES, Natural Spaces,  

Governance and Implementation  
 

 

 

Future Land Use     Page 51 

 

Calculations for percentages of land shall be based on land used 

for density/intensity calculations as described in the 

ñImplementationò section of the Comprehensive Plan. 

 

MIXED USE ï RESIDENTIAL/ COMMERCIAL/ 

INDUSTRIAL (MU -RCI)  

Description:  

This category is intended to encourage and provide for large-

scale mixed-use planned developments, which typically are 

expected to have a long-term build out and/or are areas 

determined to be appropriate for a suitable mix of uses due to 

existing development patterns, the availability of adequate 

public facilities, and market demands.  The MU-RCI area is 

generally urban in intensity and density of uses, with 

development concurrent with the provision and timing of non -

transportation public facility services necessary to support these 

intensities and densities. 

Permitted Uses:  

Uses permitted within this district are residential, retail 

commercial, office uses, research and corporate park uses, light 

industrial, and agriculture.  Non -residential land uses must be 

compatible with residential uses through established techniques 

of transitioning, buffering, and/or separation of incompatible 

uses. 

Residential Density:  

A density of up to 12 dwelling units per acre (12 du/ac) is 

permitted.  Clustering of dwelling units may be considered for 

approval to achieve a mixture of housing types and to preserve 

open spaces left in a natural state. 

Density bonuses and credits may be considered in this category 

as described elsewhere in the Plant City Comprehensive Plan.  

The residential density allowed is limited further by Goals, 

Objectives, and Policies and applicable development regulations 

being complied with, especially those regarding compatibility of 

the proposed development with both internal and surrounding 

land uses, existing and/or approved, and with regard to the 

adequacy and availability of public facilities. 

Non -Residential Intensity:  

An intensity of up to 0.35 Floor Area Ratio (FAR) shall be 

allowed for commercial and office uses, and up to 0.50 for light 

industrial, and research and corporate park uses.  All FAR 

calculations shall be on the basis of gross acreage as calculated 

in applicable portions of the Future Land Use Map and 

applicable Land Development Regulations. 

Requirements for the MU -RCI Plan Category:  

¶ The minimum size for the MU-RCI category is 1000 acres. 
¶ The MU-RCI category must have direct access to an arterial 

roadway. 
¶ Public water and wastewater service must be available or 

available concurrent with development. 
¶ The MU-RCI category must be located within fire, police, 

and EMS service areas. 
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¶ The MU-RCI category must be located in an area where it 
can be demonstrated that environmental damage will not 
occur. 

Rezoning and Site Plan Requirements  

Development shall be considered for approval through a 

planned development rezoning process which requires, at a 

minimum, an integrated site plan controlled through site -

specific design features and specified development conditions 

to achieve developments that are compatible with surrounding, 

and internal, land uses and consistent with the Goals, 

Objectives, and Policies of the Plant City Comprehensive Plan. 

¶ Retail commercial uses must be clustered at intersections 
with at least one collector street.  Strip commercial 
development shall be prohibited. 

¶ Strip development with separate driveway access for non-
residential uses to arterial streets shall be prohibited. 

¶ Industrial uses within the mixed -use project must be made 
compatible with existing and proposed surrounding 
development.  Perimeters should be buffered from other 
incompatible use areas by open space, visual screening, and 
other similar professional planning techniques used in site 
planning. 

¶ Governmental uses, schools, neighborhood recreation, and 
small-scale semi-public uses, such as churches, must be 
integrated into the site plan and be accessible to residential 
neighborhoods being served via pedestrian, as well as 
vehicular, means. 

¶ There shall be integrated, multi -modal (vehicular, 
pedestrian, and bicycle) transportation systems between 
non-residential and residential areas, and between 

separated residential areas, to provide internal access 
between these uses. 

Minimum Required and Maximum Allowable 

Percentages of Land:  

¶ Residential: 10% minimum and 50% maximum  
¶ Commercial, including office development and research 

corporate park uses:  5% minimum and 35% maximum  
¶ Light-industrial:  45% minimum and 85% maximum  

Calculations for percentages of land shall be based on land used 

for density/intensity calculations as described in the 

ñImplementationò section of the Future Land Use Element. 

ENVIRONMENTALLY SENSITIVE AREAS OVERLAY (ESA)  

Description:  

These are environmentally sensitive lands which are classified 

as conservation or preservation areas by the Environmental 

Protection Commission of Hillsborough County, Southwest 

Florida Water Management District and/or Florida Department 

of Environmental Protection.  In Plant City, these lands 

generally include those areas that are wetlands and/or within 

the 100 year flood occurrence.  Development in these areas is 

restricted by federal, state, and/or local environmental 

regulations. 

Relationship to Other Areas of Use:  

¶ Each environmentally sensitive area should be evaluated as 
development proposals are made.  On-site evaluation prior 
to development and site design review will ensure 
protection of natural systems of Plant City.  
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Relationship to Natural Resources and Features:  

¶ Environmentally sensitive areas can be effectively used as 
open space buffers. 

FLORIDA STRAWBERRY FESTIVAL SPECIAL USE 

DISTRICT OVERLAY (FSFSUDO)  

Description:  

The Florida Strawberry Festival Special Use District Overlay 

(FSFSUDO) designates the Florida Strawberry Festival (FSF) 

grounds as a special use.  The FSFSUDO includes a designated 

area that lies beyond the FSF grounds (see Future Land Use 

Map).  This area will allow associated uses that support the FSF.  

The associated uses shall be temporary and operate concurrent 

with the schedule of the FSF event.  The FSFSUDO does not 

replace, alter, enhance or mitigate the underlying land use plan 

categories or the zoning districts except to allow for the special 

use and associated uses during FSF events.  All current 

development guidelines otherwise remain in effect.  The 

FSFSUDO provides a means for the City to facilitate activities 

that support the FSF event(s) which have proven to be a major 

economic booster for the City of Plant City. 

Relationship to Other Areas of Use and the Street 

System:  

¶ Within the FSFSUDO, parking and outside vendors are 
permitted, as long as the health, safety and access to the 
FSF events via the roadway network are not compromised. 

Relationship to Facilities and Services:  

¶ Adequate fire, police and EMS shall be provided during 
events. 

LAND USE ALLOCATION ANALYSIS  

Most of the future land use demands will be for single and multi -

family housing and industrial lands in Plant City.  The housing 

demand will be accommodated primarily in the northeast sector 

of Plant City.  The industrial demand will be accommodated 

within still to be built -out planned developments, and on other 

vacant and undeveloped land available for industrial uses, along 

Park and County Line Roads. 

Methodology for Analysis  

The land capacity is based on the acreages within Plant City, 

which are currently undeveloped and includes projects which 

have received development approvals, but are not complete, as 

of 2010.  The analysis does not assume any residential or 

commercial absorption as a result of redevelopment.  Although 

this plan focuses on redevelopment as part of its Goals, 

Objectives and Policies, it is not possible to estimate the 

potential additional absorption these activities may generate 

since the municipality has not initiated a redevelopment 

program, except along Laura Street (11±  acres) and in the 

Midtown Redevelopment District (85± a cres). 

The gross residential capacity assumes maximum development 

based on the plan category or existing approvals and is adjusted 

with occupancy rate and right -of-way factors, where 

appropriate.  Plant City's population per household factors for 
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single family and multi -family units are used to derive the 

potential population absorption of the remaining residential 

land.  The adopted population projections estimate a future 

2040 population of 71,523. 

The non-residential analysis is based on available acreages for 

non-residential uses.  Square feet per acre, vacancy rate and 

employees per square foot factors were used to derive the 

potential employment generating capacity of the municipalityôs 

available commercial and industrial lands.  Based on this 

analysis, an additional 8,249 employees could be added to the 

employment base of Plant City by 2040. 

Availability of Public Facilities  

The City of Plant City has adequate potable water, wastewater, 

solid waste, stormwater and park facilities to meet its projected 

growth to well beyond the planning horizon year of 2040.  The 

municipality has few areas that are flood prone, to ensure 

development and redevelopment does not adversely impact 

these areas, drainage regulations are in place and implemented 

through the Plant City City Engineer. 

However, it is projected that if additional transportation 

improvements are not planned and programmed, some 

roadway segments will exceed their desirable level-of-service 

standard by 2040 [see Mobility Element].  Many of these are 

ñregional facilitiesò, such as U.S. 92 or I-4.  Plant City is working 

closely with both Hillsborough County and FDOT to ensure that 

these roadway needs are addressed. 

Vacant and Undeveloped Lands  

A vacant land suitability analysis was conducted to determine if 

the municipality had sufficient developable vacant land to 

support its anticipated increase in population and employment 

to the planning horizon year of 2040.  The population and 

employment projections assume a continuation of population 

and employment growth, and economic prosperity within the 

City of Plant City. 

This analysis notes that primarily due to voluntary annexations, 

there are over 6,650 acres of developable land within the 

current municipal boundaries of Plant City.  These lands are 

concentrated in the recently annexed parcels in the northeast 

sector of the municipality, most of which is north of I -4.  A 

majority of these lands are available for future residential 

development; however, some areas that once were seen as 

sites for future homes are now transitioning to industrial uses.  

An example is ñLakeside Stationò, which is about 1,300 acres 

located east of Park Road.  However, these loses are off-set by 

areas that have more recently annexed into the municipality in 

the northeast sector of Plant City.  To proactively and better 

plan for this new residential and mix ed use development, the 

municipality has adopted the Northeast Plant City Area Master 

Plan. 

Determining the amount of land necessary to accommodate 

non-residential growth is a complex matter.  Plant City's 

economy cannot be separated from the larger markets of 

Hillsborough County/Polk County/City of Lakeland.  Local 

shopping centers in the municipality serve non-city residents 
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and vice versa.  Local employment includes commuter 

employees, as well as persons residing in Plant City.  Local 

market conditions provide the clearest guide to non -residential 

demand.  Currently, the population is adequately served by a 

wide variety of commercial uses located at key activity nodes in 

all quadrants of Plant City. 

In 2014, there were over 4,000 acres available for non -

residential development and of that, over 3,200 acres were 

earmarked for industrial uses in Plant City.  In part, to avoid 

becoming a bedroom community, the municipality has 

developed an economic vision or strategy.  A component of 

which is to increase the amount of available vacant industrial 

lands within the City of Plant City.  Lands that are projected to 

transition from residential and mixed use development to 

industrial uses are south of Interstate -4, along Park and County 

Line Roads.   There appears to be a pent-up demand for this 

type of development at this locale, along I -4. 

Plant City has adequate residential and non-residential lands to 

serve its expected population through the planning horizon year 

of 2040.  They envision themselves becoming a mid-sized 

municipality and need to plan for its surrounding environs.  They 

have begun this effort with the adopted Northeast Plant City 

Area Master Plan. 

Need for Redevelopment  

The municipality has determined there is a need to redevelop 

several areas of Plant City.  Two of the first areas to be identified 

for redevelopment were Laura Street and Downtown.  Both of 

these areas were extensively studied.  Policy direction and 

recommendations were developed and implemented, resulting 

in the revitalization of these areas as major contributors to the 

ñhometown charmò and character of Plant City. 

The latest area to be identified for redevelopment is Midtown.  

In 2007, the City Commission adopted a vision plan for this 

area, as the first step in improving 85± acres of under -utilized 

assets located adjacent to the central business district of Plant 

City.  Through an extensive public-participation process, the 

area is envisioned as being a very walkable, mixed-use 

community that promotes the ñhometown charmò and southern 

character of Plant City.  A village green will be a magnet to 

anchor neighborhood businesses and residences within the 

study area, as well as being a new focal and gathering point for 

the residents and visitors of Plant City.  The Midtown 

Redevelopment Vision Plan won an Award of Excellence in 

Master Planning and Urban Design from the Planning 

Commission. 

Based on this background data, the following Goals, Objectives 

and Policies have been developed over time to ensure a healthy 

and bright future for the residents of Plant City.  Realizing 

change is inevitable, policy direction has been formulated to 

promote and enhance the historic ñhometown charmò and 

character of Plant City. 
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Goals, Objectives, and Policies *  

Neighborhood Conservation  

LU GOAL 1: TO ACHIEVE A WELL -BALANCED AND WELL 

ORGANIZED COMBINATION OF RESIDENTIAL, NON -

RESIDENTIAL, RECREATIONAL AND PUBLIC USES 

SERVED BY A CONVENIENT AND EFFICIENT 

TRANSPORTATION NETWORK, WHILE PROTECTING 

AND PRESERVING THE CHARACTER AND ñHOMETOWN 

CHARMò OF PLANT CITY.  

Residential Development  

LU Objective 1.1: Continue to maintain adequate land 

designated for residential uses, which can 

accommodate the projected population and provide 

safe, decent, sanitary and affordable housing 

opportunities for the citizens of Plant City.  

LU Policy 1.1.1:  Through its land development review and 

counseling processes, promote infilling of residential 

development on vacant land designated for residential use on 

the Future Land Use Map. 

LU Policy 1.1.2:  Eliminate incompatible land uses or blighting 

influences from potentially stable, viable residential 

neighborhoods through active code enforcement and other 

regulatory measures. 

LU Policy 1.1.3:  Encourage the development of a wide variety 

of housing types consistent with the housing needs 

characteristic of the socio-economic profiles of households 

through the provision of varying residential densities in the 

Comprehensive Plan and Land Development Regulations. 

LU Policy 1.1.4:  Encourage the development of housing 

opportunities for low - and moderate-income households, and 

counsel developers and potential homeowners on the benefits 

of energy saving systems and appliances to reduce overall 

household expenses, through the use of federal and local 

Neighborhood Improvement Programs. 

LU Objective 1.2: Permit the development of housing for 

the elderly in single, multiple or grouped living facilities 

within Plant City.  

LU Policy 1.2.1:  Encourage assisted living facility options in 

character with surrounding neighborhoods through Land 

Development Regulations. 

LU Policy 1.2.2:  Encourage development of projects serving 

the elderly that are accessible to medical services, 

transportation, and other necessary support systems through 

locational criteria within the Comprehensive Plan and applicable 

Land Development Regulations. 

LU Policy 1.2.3:  Calculate total beds permitted in assisted 

living facilities (ALF) by determining the number of housing 

units, which would be permitted on site and multiplying the 

units by the average persons per household for Plant City in the 

most recent U.S. Census.  As long as the proposed ALF facility 

maintains the overall character of the area, density bonuses up 
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to 20% may be considered when it is part of a PD Planned 

Development District. 

LU Policy 1.2.4:  Support increased residential densities for 

developments that provide assisted elderly housing.  Increased 

residential densities shall be in compliance with the adopted 

policies of the Plant City Comprehensive Plan. 

LU Objective 1.3:  Protect single family residential 

neighborhoods by requiring that any other land uses within 

single family areas meet applicable locational criteria. 

LU Policy 1.3.1:  Higher density residential uses shall be 

located in close proximity to office and commercial activity 

centers to minimize the use of the automobile.  

LU Policy 1.3.2:  Higher intensity non-residential land uses that 

are adjacent to established neighborhoods shall be restricted to 

collectors and arterials and to locations external to established 

and developing neighborhoods.  Recognizing that interstate 

interchanges are an important and limited resource, commercial 

and mixed use developments may be considered on a local 

roadway within ӎ of a mile of an interchange of Interstate -4.  

Provided that concurrently, the roadway is improved to meet 

collector roadway standards, access would not be through an 

existing or planned residential area and to ensure compatibility 

with adjacent parcels through such mechanisms as buffering, 

developed under a PD Planned Development District. 

Community Development  

LU GOAL 2:  TO SUSTAIN THE VIABILITY OF EXISTING 

AND EMERGING COMMERCIAL AND INDUSTRIAL 

AREAS TO ACHIEVE AN INTEGRATED LAND USE FABRIC 

WHICH WILL OFFER A FULL RANGE OF EMPLOYMENT, 

SHOPPING, AND LEISURE OPPORTUNITIES TO 

SUPPORT THE RESIDENTIAL AREAS OF PLAN T CITY.  

Non -Residential Development  

LU Objective 2.1:  Continue to require all non -

residential development to meet applicable locational 

criteria contained in the Comprehensive Plan and 

applicable Land Development Regulations.  

LU Policy 2.1.1:  Prohibit the expansion or replacement of 

commercial uses, which do not meet applicable locational 

criteria and have an adverse impact on adjoining or nearby 

uses. 

LU Policy 2.1.2:  Locate neighborhood commercial uses at the 

intersections of collector and/or arterial roads in areas 

accessible by residential neighborhoods.  Neighborhood 

commercial uses shall not be located interior to residential 

neighborhoods nor located in a manner which will encourage 

the use of local streets for non-residential traffic.  

LU Policy 2.1.3: Buffer residential uses from the negative 

impacts of non-residential development (physical, visual, or 

auditory) through the use of walls, berms,  landscaped areas, or 

distance requirements. 
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LU Policy 2.1.4:  In recognition of their developed intensity 

that was in place prior to the original adoption of t he Plan in 

1989, the 1914 High School and the South Florida Baptist 

Hospital may have up to a 1.0 FAR. 

LU Objective 2.2:  Infill and redevelop existing 

commercial areas in lieu of permitting new areas to 

commercialize.  

LU Policy 2.2.1:  Encourage the development of shopping 

nodes rather than scattered unplanned commercial 

development in order to limit the number of curb cuts and to 

reduce conflicts in land uses, particularly along collectors and 

arterials. 

LU Policy 2.2.2:  Encourage public/private partnership and 

redevelopment/revitalization strategies for private reinvestment 

in underutilized commercial areas. 

LU Objective 2.3:  Preserve the residential integrity of 

neighborhoods in Plant City by prohibiting intrusion of 

traffic, parking lot access or other non -essential 

activity.  However, passive non - intrusive uses, such as 

stormwater retention and wetland mitigation areas in 

support of commercial and industrial development, may 

be considered on adjacent or nearby residential lands 

uses  

LU Policy 2.3.1:  Protect residential neighborhoods from cut-

through non-residential traffic by providing appropriate traffic 

control mechanisms (e.g. signalization, four-way controls, etc.).  

LU Policy 2.3.2:  Encourage the reorientation and combined 

use of existing curb cuts and/or parking lots to minimize the 

negative impacts of non-residential development on adjacent 

residential uses and the transportation system through the 

policy direction contained in the Comprehensive Plan and 

applicable Land Development Regulations. 

LU Policy 2.3.3:  Prohibit construction of commercial or 

industrial parking lots with ingress/egress into residential 

neighborhoods.  When access is required to be located off a 

major roadway, such access shall conform to the City's and/or 

state's minimum curb cut separation distance requirements, as 

applicable. 

LU Objective 2.4: Support commercial activity centers.  

LU Policy 2.4.1:  Encourage development and redevelopment 

of the major office and commercial activity centers as 

pedestrian friendly places (e.g., signage, landscaping, public 

art, public spaces, etc.). 

LU Objective 2.5: Support the downtown, midtown, 

stadium, community college, hospital, airport and the 

industrial areas as the major employment and regional 

attractors of Plant City.  

LU Policy 2.5.1:  Ensure that adequate water, wastewater, 

solid waste, and drainage facilities will be provided concurrent 

with the impacts of development to serve the major 

employment centers and attractors through the implementation 
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of the Capital Improvements Program and public/private 

agreements. 

Enhance ñHometown Charmò -  

Vision/Sector/Neighborhood Planning  

LU Objective 2.6:  Areas or neighborhoods that are 

undergoing rapid development, redevelopment, land 

use transition, becoming blighted or other changing 

conditions, as staff resources and funding permits, will 

be studied and governing policies developed with the 

aim (among o ther identified issues) of preserving and 

enhancing the ñhometown charmò and character of 

Plant City.  

LU Policy 2.6.1:  As resources allow, the City, with the 

assistance of the Planning Commission, will conduct future 

Corridor and Select Area Studies, along with Vision, Sector 

and/or Neighborhood Plans that primarily focus on enhancing 

these areas to preserve the overall ñhometown charmò of Plant 

City. 

LU Policy 2.6.2:  As appropriate, implement the 

recommendations and policy direction of Corridor and Select 

Area Studies, along with Vision, Sector and/or Neighborhood 

Plans, such as the Collins Street Corridor Study, Midtown 

Redevelopment District Vision Plan and the Northeast Plant City 

Area Master Plan. 

LU Policy 2.6.3:  The Northeast Plant City Area General Growth 

and Development Guidelines ï The City will coordinate future 

growth and development in the northeast quadrant (study area) 

of the municipality with land uses and the provision of public 

facilities, in part, through the application of existing policy 

direction as articulated in the Comprehensive Plan that 

addresses: 

¶ Orderly Extension of Public Facilities; 
¶ Development of a Transportation Network that serves the 

adopted Land Use Pattern; 
¶ Intergovernmental coordination efforts to ensure integrated 

Land Use Patterns and the coordinated provision of 
Transportation and other Public Facilities, and; 

¶ Orderly Annexation and Land Use Growth Patterns. 

LU Policy 2.6.4:  The Northeast Plant City Area Specific Growth 

and Development Guidelines - The City will coordinate future 

growth and development in the northeast quadrant (study area) 

of the municipality with the provision of public facilities, 

transportation and land uses, in part, through the appli cation of 

this policy, which is based on provisions in the Northeast Plant 

City Area Master Plan, which are as follows: 

¶ The Cityôs long term goal is to develop the study area into a 
thriving and attractive part of the municipality, creating a 
highly appealing and livable ñvillageò environment in 
northeast Plant City. 

¶ Land uses within the study area shall be governed by the 
adopted future land uses maps of either Plant City or 
Hillsborough County, as appropriate. 

¶ The City adopts the following maps as a general vision for 
future growth and development - Phase I - Future Land 
Scenario Map 2025, and Northeast Plant City Master Plan 



PLANT CITY COMPREHENSIVE PLAN  
Vision , People , PLACES, Natural Spaces,  

Governance and Implementation  
 

 

 

Page 60  Future Land Use  

 

Recommended Improvements (a.k.a. Phase I - Roadway 
Network Map 2025).  Also, the municipality incorporates, by 
reference, the Northeast Plant City Area Master Plan (May 
2008) as supporting background data and analysis into the 
Plant City Comprehensive Plan.  The conceptual 
transportation and land use map scenarios are 
interdependent and allow for future growth and 
development to occur in part, by establishing a mechanism, 
i.e. Mobility Fees, to mitigate impacts to Interstate -4 by 
providing funding for paral lel roadway capacity.  
Development in the area shall be guided by the following 
concepts: 

o Creates a village center that is a mixed-use focal point 
providing a balance of housing, employment and civic 
uses, while enhancing opportunities for internal trip 
capture; 

o Clusters residential density; 
o Builds a series of greenways that provide an alternative 

to vehicular travel and recreation opportunities;  
o Allows for the continuation of some agricultural uses, 

and; 
o Provides for roadway improvements that creates a 

parallel road network to Interstate -4. 

¶ Future growth and development will occur incrementally, 
and as development projects are proposed, each will be 
assessed to determine how it implements the overall future 
land and roadway network scenarios.  That assessment will 
include: 

o How much the proposed land use pattern differs from 
the scenario and why; 

o How that difference potentially affects the overall land 
use scenario and the future ability to establish the 
mixture of land uses and patterns needed to create a 
ñvillageò; 

o The impact on growth assumptions, including the 
potential effect on the overall transportation scenario 
and impacts to Interstate -4, and; 

o The ability to provide public facilities to future growth 
areas and any potential costs to Plant City. 

¶ Based on the results of this assessment, the City will 
determine if it is in the best public interest to proceed with 
development proposals that differ from the general vision.  
Circumstances such as present market conditions, public 
input, availability of  roadway funding opportunities, the 
willingness of a landowner to dedicate land for parks or 
right-of-way (to name but a few), may present additional 
circumstances and opportunities that necessitate minor 
changes to the specific location of land uses and road 
corridors shown in the general vision. 

¶ Additional coordination of growth and development with 
transportation. 

¶ Exact location and alignments of the road network as shown 
on the Phase I - Roadway Network Map 2025 will be 
identified as properties are developed in those proposed 
road corridors.  

¶ The City shall consult with the Florida Department of 
Transportation on any changes to the Phase I - Future Land 
Scenario Map 2025 or Phase I Roadway Network - 2005 
Maps. The City will continue to work with the Metropolitan 
Planning Organization, Florida Department of 
Transportation and Hillsborough County through 
coordination and dialogue to determine exact alignments 
and pursue funding through the transportation 
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improvement planning process and other means to 
implement the envisioned road corridor scenario for 
northeast Plant City. 

¶ The City will work with Hillsborough County and pursue an 
intergovernmental coordination mechanism to define 
responsibilities for road improvements, access and 
maintenance. 

Future Growth -  Annexations  

LU Objective 2.7:  Use the following set of policies as a 

cohesive strategy to address the issue of future land 

annexations into Plant City and how they interface with 

rural land development patterns which remain in 

unincorporated Hillsborough County.  

LU Policy 2.7.1: The future annexation area included on the 

Vision Map shall be used to plan for the orderly future growth 

of Plant City.  The boundaries of this area generally include 

lands that may annex into the municipality in the future and are 

considered to be part of greater Plant City. 

LU Policy 2.7.2: Consider entering into agreements with 

potential property owners seeking annexation and requiring, if 

appropriate, the dedication of lands for right -of-way for future 

or expanded roadways and other public facilities. 

LU Policy 2.7.3: It is the aim of the City that future 

annexations will occur in an orderly and logically contiguous 

pattern from the municipalityôs existing jurisdictional boundary 

lines.  To promote this, the City will require that property 

owners adjoining land proposed for annexation are asked if they 

wish to be part of that annexation, if their inclusion will help to 

achieve this goal.  (For example, squaring off a boundary line if 

there is a small property surrounded on three sides by the 

municipalityôs proposed new jurisdictional boundary line or 

extending this boundary line to the edge of a major natural or 

man-made feature.)  

Commercial Development  

LU GOAL 3:  TO PROVIDE A FRAMEWORK WITHIN 

WHICH COMMERCIAL AREAS ON MAJOR ARTERIALS 

CAN BE DEVELOPED IN A MANNER WHICH ENHANCES 

THE CHARACTER (HOMETOWN CHARM) AND AMBIENCE 

OF PLANT CITY.  

LU Objective 3.1:  Provide guidelines which encourage 

clear and efficient patterns of movement and access 

management on commercial streets through the Land 

Development Regulations.  

LU Policy 3.1.1:  Continue to evaluate and implement existing 

guidelines for the placement of access points from the street 

onto commercial properties, requiring the minimum number of 

access points, and encouraging the joint use of access points, 

and/or auto circulation be tween commercial areas. 

LU Objective 3.2:  Provide design standards and 

incentives for principal entry corridors which affect the 

placement and massing of new commercial and mixed 

use structures/projects through the Land Development 

Regulations.  
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LU Policy 3.2.1:  Through the rezoning and site plan review 

process, encourage the placement and orientation of buildings 

to address their relationship with other buildings and the street, 

the promotion of energy conservation and to produce a 

comfortable pedestrian environment. 

LU Objective 3.3:  Continue to provide guidelines and 

incentives, which establish a well -designed and unified 

landscape treatment along the entire length of 

commercial streets.  

LU Policy 3.3.1:  Encourage generous and consistent 

landscaped buffers between the street and commercial uses, 

and across frontages of adjacent properties. 

LU Policy 3.3.2:  Encourage the generous use of landscaping 

in parking lots and at building edges, to buffer commercial uses 

from residential uses. 

LU Objective 3.4:  Continue to provide guidelines and 

incentives which produce desirable configurations of 

parking.  

LU Policy 3.4.1:  Encourage the design of parking patterns 

which enhance the safety and convenience of pedestrians, 

through pedestrian and landscape amenities. 

LU Policy 3.4.2:  Encourage the design of parking layouts 

which allow for circulation between properties.  

LU Objective 3.5:  Provide for Gateway  Districts  on 

identified arterials that serve as entries into Plant City.  

LU Policy 3.5.1:  Projects will comply with the intent and spirit 

of the Gateway District Supplemental Regulations of the Plant 

City Zoning Code.  

Downtown and Midtown Redevelopment  

LU GOAL 4:  PROMOTE THE DOWNTOWN AND 

MIDTOWN AREAS OF PLANT CITY.  

LU Objective 4.1:  Continue to assess and implement the 

findings of the Redevelopment Vision Plans for the 

defined Downtown (Central Business District) and 

Midtown Area, which will further the Goals, Objectives, 

and Policies of the Plant City  Comprehensive Plan . 

LU Policy 4.1.1:  Periodically review and update the 

Redevelopment Plans for Downtown and Midtown and update 

the data of the Plant City Comprehensive Plan. 

LU Policy 4.1.2:  Coordinate with the Hillsborough County City-

County Planning Commission, other city and county agencies, 

and private groups to acquire the best professional and 

technical planning assistance available when updating the 

redevelopment plans for Downtown and Midtown. 

LU Objective 4.2:  Continue to implement incentive 

programs and urban design guidelines that will promote 

high quality private and public development in 

Downtown and Midtown.  
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LU Policy 4.2.1:  Continue to implement landscaping plans 

adjacent to the arterial road rights -of-way in the redevelopment 

areas of Plant City. 

LU Policy 4.2.2:  Continue to encourage high quality site 

designs through incentives and specific development standards 

for on-site lighting, perimeter landscaping, and signage. 

LU Policy 4.2.3:  Continue to require that amenities such as 

landscaped buffer areas, bikeways and pedestrian walkways be 

provided in site development plans to promote pedestrian use 

amenities in site designs. 

LU Policy 4.2.4:  Where feasible, encourage more open space 

than specified by the zoning code through site design 

techniques (e.g., clustering of structures) in order to promote a 

park-like quality in developments. 

LU Policy 4.2.5:  Require barrier-free accessibility as design 

requirement in redevelopment areas to be incorporated into 

structural designs, landscaped areas, walkways, transportation 

systems and other amenities. 

LU Policy 4.2.6:  Promote Downtown and Midtown 

redevelopment through the use of zoning or other incentives, 

which will encourage mixed use of residential, office and 

commercial developments, thereby reducing the number of 

trips generated through internal capture.  

LU Policy 4.2.7:  Continue to establish public/private 

partnerships which will identify, plan, finance, and operate a 

system of outstanding community amenities in the Downtown  

and Midtown. 

Historic Preservation  

LU GOAL 5:  TO PRESERVE AND PROMOTE THE 

HISTORICAL, ARCHITECTURAL, ARCHAEOLOGICAL, 

AND CULTURAL RESOURCES FOR TODAYS AND THE 

FUTURE RESIDENTS OF THE CITY OF PLANT CITY.  

LU Objective 5.1:  Continue to utilize the most accurate 

and up -to -date data base for the continued 

identification and preservation of the historical, 

architectural and cultural resources of the City of Plant 

City.  

LU Policy 5.1.1:  Coordinate with the Florida Department of 

State to promote the historical, architectural, and cultural 

resources of Plant City. 

LU Objective 5.2: Implement ordinances and other 

programs to protect the historical, architectural and 

cultural resources of Plant City.  

LU Policy 5.2.1:  Continue to implement Chapter 38 ï Historic 

Preservation of the Plant City Code of Ordinances. 

LU Objective 5.3:  Continue to protect the special 

historic, architectural, aesthetic or cultural resources 

through the future designation of historic landmarks 

and districts within Plant City.  
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LU Policy 5.3.1:  Encourage the adaptive use of historic 

landmarks instead of demolition or destruction through Land 

Development Regulations, Chapter 38 ï Historic Preservation of 

the Plant City Code of Ordinances and other special ordinances 

designed to support adaptive reuse in Plant City. 

LU Policy 5.3.2:  Maintain a high quality of design for infill and 

new development within historic districts through the adopted 

Plant City Historic District Design Standards. 

LU Policy 5.3.3:  Encourage the restoration and rehabilitation 

of historic landmarks through appropriate incentive programs.  

LU Policy 5.3.4:  Archaeological sites shall be evaluated for 

significance using state or federal criteria to determine if they 

are eligible for listing on the National Register of Historic Places 

or other appropriate local, regional or state programs.  If they 

are eligible, they shall be either preserved or excavated prior to 

destruction. 

Natural Environment  

LU GOAL 6:  TO ENSURE PROPER MANAGEMENT AND 

CONSERVATION OF THE NATURAL ENVIRONMENT OF 

THE CITY OF PLANT CITY.  

LU Objective 6.1: All new development and applicable 

redevelopment must be coordinated with topographic, 

soil conditions and meet all applicable environmental 

regulations of Hillsborough County and the State of 

Florida.  

LU Policy 6.1.1:  Regulate land use and development in all 

areas subject to flooding by prohibiting all development within 

the 100 year floodplain, which is not in strict conformance with 

the provisions of the City of Plant City Flood Hazard Ordinance. 

LU Policy 6.1.2:  Coordinate the review and approval of 

development proposals with applicable federal, state, and local 

environmental agencies. 

LU Policy 6.1.3: Maintain a comprehensive wellhead protection 

program that shall include the determination of wellhead resource 

protection areas, per Article V - Wellhead Protection in Plant Cityôs 

Code of Ordinances. 

LU Policy 6.1.4: Develop strategies to identify and address 

issues related to climate adaptation in cooperation with EPC, 

the Planning Commission and other agencies. 

LU Policy 6.1.5: To promote job creation, e ncourage the 

development of target industries within identified competitive 

sites and the I -4 Tech Corridor Overlay by considering the 

potential for mitigating  minor impacts to low quality  wetlands 

and other natural resources. 

LU Policy 6. 1.6: New development in and around existing 

residential neighborhoods shall consider noise-related impacts 

and attempt to minimize those impacts on residential 

communities through landscaping and site design. 
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Growth Management  

LU GOAL 7:  MANAGE GROWTH TO DISCOURAGE URBAN 

SPRAWL, ACHIEVE ENERGY EFFICIENT LAND USE 

PATTERNS, PROMOTE COMPACT DEVELOPMENT, 

ENCOURAGE WALKING AND CYCLING, REDUCE 

GREENHOUSE GAS EMISSIONS AND DELIVER PUBLIC 

FACILITIES AND SERVICES IN A FISCALLY 

RESPONSIBLE MANNER IN PLANT CITY.  

General Development  

LU Objective 7.1:  In all actions, urban sprawl shall be 

discouraged and a compact urban pattern of 

development shall be provided for in a manner which 

will promote the conservation of energy resources, the 

reduction of greenhouse gases, the utilization of  

existing public infrastructure, and allow for the orderly 

extension and expansion of municipal facilities in a 

fiscally responsible manner within Plant City.  

LU Policy 7.1.1:  Permit new development to infill on vacant 

land within urbanized areas where public facilities are provided 

and capacity is adequate, or in the case of transportation 

facilities, if the appropriate mobility fee is paid, through the 

development review process (including but not limited to 

rezoning and subdivision reviews).  The City shall review the 

Capital Improvement Program on a yearly basis to determine 

appropriate areas where replacement or extension of public 

facilities is warranted. 

LU Policy 7.1.2:  Permit redevelopment of lands where public 

facilities are provided and capacity is adequate, or in the case 

of transportation facilities, if the appropriate mobility fee is paid, 

through the development review process (including but not 

limited to rezoning and subdivision reviews). 

LU Policy 7.1.3:  Permit new development which lies 

contiguous to existing urbanized lands only if public facilities are 

available, or in the case of transportation facilities, if the 

appropriate mobility fee is paid.  

LU Policy 7.1.4: Support infill development, the use of master 

plans (e.g. Midtown Redevelopment Vision Plan, Northeast 

Plant City Area Master Plan, etc.) and employ mixed-use land 

use plan categories, as appropriate, during the land 

development review (map amendments, rezonings, site plans) 

process to reduce energy consumption, discourage urban 

sprawl and advance efficient land use patterns in Plant City. 

LU Policy 7.1.5: To cultivate entrepreneurs of small, home 

based businesses, for the consideration of home occupations 

in residential areas, pursuant to specific performance and 

compatibility standards set forth in Plant Cityôs Land 

Development Code. 

LU Objective 7.2:  Manage the use of land by approving 

new development and redevelopment only if the 

necessary public facilities, or other approved mitigation 

measures are provided prior to or concurrent with 

impacts of the development.  
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LU Policy 7.2.1:  Issue no development orders or permits 

which would result in a reduction of the level of service (LOS) 

established for public facilities as adopted by the City 

Commission.  In the case of transportation facilities, the impacts 

to the desirable levels of service may be mitigated through the 

payment of the appropriate mobility fee.  

LU Policy 7.2.2:  Locate public facilities and utilities so as to:  

(a) maximize the efficiency of services provided; (b) minimize 

their cost; (c) minimize their impacts upon the natural 

environment; and (d) to promote energy conservation within 

Plant City. 

LU Policy 7.2.3:  Concentrate and infill new development on 

vacant land with priority given to redevelopment areas where 

facility capacity is available. 

LU Policy 7.2.4:  Extend public facilities into areas, which are 

under served or without service in conformance with the Plant 

City Comprehensive Plan. 

LU Policy 7.2.5:  Implement transportation improvements with 

minimum land use, social and environmental disruption. 

LU Objective 7.3:  Ensure that suitable lands and/or 

easements are available for the provision of utility 

facilities necessary to support proposed development.  

LU Policy 7.3.1:  Continue to review and revise, as necessary, 

Land Development Regulations to include provisions for the 

dedication of suitable lands for utility facilities, easements and 

other public purposes. 

LU Policy 7.3.2:  Require the dedication of suitable lands for 

utility facilities to support proposed development as needed, 

through the development review process, including but not 

limited to rezonings and subdivision reviews. 

Redevelopment Strategies  

LU Objective 7.4:  Initiate and support public and 

private redevelopment efforts in the residential and 

non -residential areas of Plant City.  

LU Policy 7.4.1:  Adopt redevelopment and revitalization 

strategies and incentives for private reinvestment in 

underutilized residential and/or commercial areas where 

adequate infrastructure to support redevelopment exists.  

LU Policy 7.4.2:  Use financial and regulatory incentives and 

local participation in related state and federal programs to 

encourage redevelopment and maintenance of declining areas.  

Regulatory incentives shall not be used to compromise design 

standards or codes of Plant City. 

LU Policy 7.4.3:  Continue to implement plans to facilitate the 

provision of public facilities in conjunction with the location and 

timing of neighborhood and commercial redevelopment.  

LU Policy 7.4.4:  Give priority to neighborhood and commercial 

redevelopment projects in those areas where conditions of 

physical, economic, and/or social blight exist. 
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LU Policy 7.4.5:  Development and redevelopment shall be 

integrated with adjacent land uses through:  

¶ Creation of like uses; 
¶ Creation of complementary uses; or 
¶ Mitigation of adverse impacts. 

LU Policy 7.4.6:  Emphasize rehabilitation and recycling of 

existing building stock, when appropriate, and the development 

of adaptive reuse programs. 

LU Policy 7.4.7: Redevelopment projects shall not destroy the 

existing social/cultural framework and character of the area.  

LU Policy 7.4.8:  Use community groups to advise and assist 

the Hillsborough County City-County Planning Commission and 

the City Commission. 

LU Policy 7.4.9:  Actively pursue clean non-polluting, non-

offensive industrial development in order to diversify the 

economic base and provide for expanded employment 

opportunities in Plant City. 

Provision of Public Facilities (Non -Transportation) -  

General Considerations  

LU Objective 7.5:  Service all new development and 

redevelopment (including the provision of suitable land 

for utilities) with potable water, wastewater and 

stormwater management facilities, solid waste disposal 

and parks that meet or exceed the adopted levels of 

service  established by the City Commission.  

LU Policy 7.5.1:  Ensure that the location and timing of new 

development will be coordinated with the provision of public 

facilities through the implementation of growth management 

measures, such as development phasing, programming of 

public facilities and zoning and subdivision regulations. 

LU Policy 7.5.2: Governmental uses, institutional not-for-

profit uses, and public or private utility distribution lines may be 

considered in any land use plan category subject to the 

following conditions and limitations:  

¶ Within any natural preservation land use plan category, only 
those uses that are compatible with and enhance the 
preservation of such environmental lands may be 
considered; 

¶ Gas, electric, cable and telephone utility distribution facilities 
shall be located only as specifically authorized by their 
franchise agreement with Plant City; 

¶ Water, wastewater or reclaimed water facilities may be 
considered only if they further the efficient utilization of the 
water, wastewater or reclaimed water system and are 
consistent with the Comprehensive Plan, and; 

¶ All governmental, institutional and utility facilities must be 
of a design, intensity and scale consistent with the 
surrounding neighborhood or non-residential development 
in which it occurs, and it must be compatible with the 
surrounding existing and futu re land uses and zoning 
classifications. 

LU Policy 7.5.3:  Support public/private partnerships among 

state government, local governments and the private sector to 

identify and build needed public facilities and allocate the costs 
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of such facilities among the partners in proportion to the 

benefits accruing to each. 

LU Policy 7.5.4:  Support the development of innovative, cost 

effective potable water and wastewater treatment techniques, 

facility designs, and reclaimed water reuse programs, which will 

allow for maximum flexibility in the design and construction of 

public facility systems of Plant City. 

LU Policy 7.5.5:  Consider the location and timing of new public 

facility construction in requests for land use plan amendments.  

LU Policy 7.5.6:  Provide for expected growth by developing 

public facilities in areas programmed for growth in conjunction 

with the City's abilities and private sector participation.  

Provision of Public Facilities -  Transportation  

LU Objective 7.6:  Service all new development and 

redevelopment with transportation facilities funded 

through the mobility fee and other funding sources as 

identified in the Plant City  Comprehensive Plan . 

LU Policy 7.6.1:  Coordinate land use and mobility fees to 

provide for desirable levels of service. 

LU Policy 7.6.2:  Maximize arterial capacity by supporting the 

acquiring and/or protecting of adequate rights -of-way. 

LU Policy 7.6.3:  Restrict direct access to arterial roadways 

from development projects when access can be provided via a 

collector facility or internal road system.  

LU Policy 7.6.4:  Protect the capacity and integrity of interstate 

highways as high volume interstate traffic corridors through the 

development of an adequate arterial and collector support 

system. 

LU Policy 7.6.5:  Land use planning efforts shall make a 

distinction between the land uses that may be considered within 

areas adjacent to limited access highways but which are not 

directly accessible to an interchange, and those areas that are 

directly accessible to an interchange. 

LU Policy 7.6.6:  Discourage curb cuts and intersections with 

local streets (non-collectors) on planned arterial roadways 

through the development review process and utilization of 

applicable Land Development Regulations. 

LU Policy 7.6.7 : When lands rezone within the study area of 

the adopted Northeast Plant City Area Master Plan, a PD 

Planned Development District shall be required.  Parcels in 

existence and recorded as of July 14, 2008 that are under 10 

acres and proposed for residential development or public/civic 

uses are exempt from the requirement of a PD Planned 

Development District. Transportation improvements that may 

be identified through the rezoning process may be mitigated by, 

but not limited to, payment of mobil ity fees, proportionate fair 

share mitigation, right -of-way dedication, or the construction of 

facilities. 

LU Policy 7.6.8: New development will require the payment of 

mobility fees at the time customarily due in accordance with the 
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City of Plant City Transportation Mobility Fee Ordinance.  The 

payment of mobility fees may be offset by the construction of 

certain transportation facilities and/or the dedication of right of 

way for such facilities, as more specifically provided in the City 

of Plant City Transportation Mobility Fee Ordinance.  Based on 

economic considerations, the City Commission may enact a 

temporary moratorium on Mobility Fees to spur local job growth 

in Plant City. 

Agriculture -  General Considerations  

LU Objective 7.7:  Foster the economic viability of 

existing agricultural activities within and outside of 

Plant City.  

LU Policy 7.7.1:  Continue to promote the development and 

maintenance of the municipality as an agricultural market 

center through the use of promotional and educational 

materials fostering agriculture in eastern Hillsborough County. 

LU Policy 7.7.2: Where legally appropriate, defer charging an 

ongoing agriculturally used property for any public water or 

wastewater line extended through or adjacent to the property 

until such time as a connection is required based on proposed 

development. 

Agriculture -  Compatibility  

LU Objective 7.8:  Support the compatibility between 

existing agricultural and non -agricultural uses through 

the enforcement of appropriate regulatory mechanisms.  

LU Policy 7.8.1:  Permit the continuation, on -site expansion, 

and changing of commodities for agricultural uses even as non-

agricultural development is introduced around it, provided that 

the agricultural uses or zoning for agricultural uses existed at 

the time of the adop tion of the Plant City Comprehensive Plan. 

Land Development Regulations  

LU Objective 7.9:  Continue to review and revise as 

necessary all existing and future Land Development 

Regulations to be consistent with the Plant City  

Comprehensive Plan.   All subsequent development 

approvals shall be consistent with those Land 

Development Regulations.  

LU Policy 7.9.1:  Development shall not exceed (except as 

noted elsewhere for infill or in the I -4 Tech Corridor Overlay) 

the densities and intensities established and shall be consistent 

with the Plant City Comprehensive Plan. 

LU Policy 7.9.2:  Developments will comply with the 

requirements of all Land Development Regulations as 

established and adopted by the City of Plant City, the State of 

Florida and the federal government, unless such requirements 

have been previously waived by those governmental bodies. 

LU Policy 7.9.3:   As part of the Development Review 

Committee (DRC) process, the Fire Chief (or Designee) will 

evaluate new projects for their vulnerability to wildfires and 

also, as part of this process, annually evaluate the land 

development code to ensure appropriate criteria, standards, 
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methodologies and procedures are in place to mitigate the 

hazards of future wildfires in Plant City.  

Intergovernmental Coordination  

LU Objective 7.10:  Coordinate growth and development 

with surrounding jurisdictions in order to promote and 

to protect inter - jurisdictional interests.  

LU Policy 7.10.1:  Coordinate inter-jurisdictional development 

review through use of the Environmental Protection 

Commission of Hillsborough County, the Planning Commission 

and the Metropolitan Planning Organization. 

LU Policy 7.10.2:  Encourage the use of joint boards and 

councils as a means of coordinating the regulation and 

management of growth and development.  

LU Policy 7.10.3: Coordinate with adjacent jurisdictions in the 

siting of locally unpopular public and private land uses.  The City 

shall participate in negotiation meetings, as needed, which will 

consider factors such as the area of population served, impacts 

on land development patterns, natural resources and cost-

effectiveness of service delivery. 

LU Policy 7.10.4:  Coordinate the implementation of the 

Comprehensive Plan with the activities of state agencies, the 

Southwest Florida Water Management District and Tampa Bay 

Water when provisions for public facilities are made within the 

jurisdiction of Plant City.  Coordination shall be implemented 

through joint boards and cou ncils in order to provide for the 

orderly growth and development within the boundaries of Plant 

City. 

Economic Growth  

LU GOAL 8:  RECOGNIZE THE IMPORTANCE OF A 

HEALTHY AND VIBRANT LOCAL ECONOMY FOR THE 

CITIZENS OF OUR MUNICIPALITY, AND SET A 

DELIBERATE AND THOUGHTFUL DIRECTION AND 

COURSE OF ACTION FOR BUILDING THE ECONOMY OF 

PLANT CITY.  

LU Objective 8.1: In cooperation with the Plant City 

Chamber of Commerce, continue to update and 

implement the Strategic Guide for the City of Plant City.  

LU Policy 8.1.1:  Identify the Cityôs economic assets, and how 

those assets can be used to their fullest potential to increase 

local economic impacts. 

LU Policy 8.1.2:  Identify, develop, build and market an image 

of the City that will be used to ósellô the City to economic 

investors. 

LU Policy 8.1.3:  Give first priority to economic opportunities 

that are linked to existing economic assets. 

LU Policy 8.1.4:  Be careful of expending resources for 

economic opportunities that are completely new for the City and 

canôt be linked to existing economic assets. 
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LU Policy 8.1.5:  Periodically identify global trends, the 

potential impacts they may have on the local economy and 

opportunities that could give the City a competitive advantage.  

LU Policy 8.1.6:  Strive to develop a highly skilled and/or 

educated work force. 

LU Policy 8.1.7:  Maintain strong, effective and collaborative 

local leadership. 

LU Policy 8.1.8:  Develop and maintain strong ties with 

regional economic groups that can help build the economy of 

Plant City. 

LU Policy 8.1.9:  Invest in infrastructure that will support and 

attract economic growth to Plant City.  

LU Policy 8.1.10:  Identify target industries and develop a 

marketing program to attract these industries to Plant City.  

LU Policy 8.1.11:  Identify lands suitable for different types of 

economic activity, rank their suitability and discourage their 

conversion to other uses. 

LU Policy 8.1.12:  Develop and maintain a knowledge base of 

business assistance plans and foster business participation in 

them. 

LU Policy 8.1.13:  Recognize that incentives can be useful to 

target the specific types of industry wanted by Plant City.  

LU Policy 8.1.14:  Continue using the Chamber of Commerce 

as the entity to actively seek and develop opportunities for 

economic growth in Plant City. 

LU Policy 8.1.15:  One of the implementation strategies the 

City shall use to attract business and economic investment is to 

build an appealing and livable city.  Some of the elements of an 

appealing and livable city include: economic opportunity, a 

sense of place and community, attractiveness, mobility options, 

feeling of safety, a mix of uses and open spaces. 

LU Objective 8.2:  Factor economic considerations in 

local decision making of Plant City.  

LU Policy 8.2.1:  Include simple qualitative economic 

assessments in local government decision making as a means 

to build awareness that most decisions have an economic 

impact. 

LU Policy 8.2.2:  The types of local government decisions 

where it is appropriate to include simple qualitative economic 

assessments include: capital expenditures, planning, provision 

of City services and intergovernmental coordination activities. 

LU Policy 8.2.3:  The information used in a simple qualitative 

economic assessment shall include at least a subjective 

weighing of direct and indirect costs and benefits.  

LU Policy 8.2.4:  Require or include, where appropriate, more 

complex types of economic analysis such as: risk management, 
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leverage, direct and indirect economic impact analysis, 

cost/benefit analysis, competitive analysis and trend analysis. 

LU Objective 8.3:  Increase the supply of land available 

for light industrial, research, and office development 

with the aim of increasing the total number of jobs in 

the following target industries in Plant City:  

¶ Professional, Scientific & Technical Services; 
¶ Medical, Bioscience and Research Facilities; 
¶ Manufacturing and Distribution Facilities; 

¶ Finance & Insurance Services; 
¶ Management Services, and; 
¶ Administrative & Support Services. 

LU Policy 8.3.1:  Target Development: Encourage private 

investment that results in the creation and establishment of 

ñtarget developmentò in Plant City.  Target developments 

include one or more of the above listed industries in Objective 

8.3. 

LU Policy 8.3.2:  Overlay: The target industries noted above 

may be considered within the areas identified on the Interstate -

4 Tech Corridor Overlay.  No future land use map amendment 

shall be required for development within the mapped areas, 

provided it is consistent with the policies established under 

Objective 8.3 and applicable Land Development Regulations. 

¶ The minimum land area shall be five (5) acres of buildable 
uplands within or recently annexed into the City of Plant 
City. 
 

 

LU Policy 8.3.3:  General Guidelines and Standards  

Development within the overlay will be guided by three 

development patterns: 

Corporate Village ï A master planned mixedȤuse 

development under unified ownership or control that combines 

offices and flex spaces for target industries, with retail, 

restaurants and lodging as secondary support uses.  Retail, 

restaurants and lodging support uses will be located within 

buildings or clustered in nodes at the entries of the 

development.  Support uses including retail, hotels, motels and 

restaurants may not exceed 10% of the total floor area ratio of 

the Corporate Village.  Warehousing and distribution facilities 

are only allowed as an accessory use.  Limited residential 

development may be located in mixed use buildings or on the 

periphery of the site in support of target development provided 

that jobs to housing unit ratio of at least 20 to 1  is maintained, 

up to 12 du/ga.  This pattern allows for a floor area ratio of up 

to .75, with the implementation of incentives noted in the land 

development code a maximum floor area ratio of 1.0 may be 

considered.  Also see Exhibit A: Development Patterns. 

Corporate Campus/Business Park ï A master planned 

development under unified ownership or control that includes 

offices and flex spaces for target industries with retail, 

restaurants and lodging as secondary support uses.  Retail, 

restaurants and lodging support uses will be located within  

buildings or clustered in nodes at the entries of the 
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development.  Support uses including retail, hotels, motels and 

restaurants may not exceed 10% of the total floor area ratio of 

the Corporate Campus/Business Park.  This development 

pattern may be considered in all areas of the I -4 Tech Corridor 

Overlay.  This pattern allows for a floor area ratio of up to .65, 

with the implementation of incentives noted in the land 

development code a maximum floor area ratio of .85 may be 

considered.  No new residential development is allowed within 

the Corporate Campus/Business Park.  Also see Exhibit A: 

Development Patterns. 

Industrial Park -  A master planned development under 

unified ownership or control that provides locations for 

production, ancillary distribution and office uses.  This 

development pattern may be considered in all areas of the I -4 

Tech Corridor Overlay.  This pattern allows for a floor area ratio 

of up to .5, with the implementation of incentives noted in the 

land development code a maximum floor area ratio of .75 may 

be considered.  No new residential development is allowed 

within the Industrial Park.  Also  see Exhibit A: Development 

Patterns. 
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LU EXHIBIT A -  DEVELOPMENT PATTERNS 

DEVELOPMENT 

PATTERN 
DESCRIPTION  

SUITABLE  

LOCATIONS  
I MAGES 

Corporate 

Village  

The corporate village pattern shall be a component 

of master-planned mixed use areas that combines 

offices and flex spaces for target industries, with 

retail, restaurants and lodging as secondary support 

uses.  Limited residential development (up to 12 

du/ga) may be located on the periphery of the 

business site or in mixed use buildings in support of 

target development.  For further details see Plant 

City Land Development Regulations. 

 

FARs range up to 1.0, with the more intensive sites 

serving as the mixed use village core. 

 

Business uses that 

are limited to 

indoor operations 

can be integrated 

with neighborhood 

development. 

Areas of outdoor 

production and 

operations should 

be limited and 

concealed from 

public view where 

allowed.   
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DEVELOPMENT 

PATTERN 
DESCRIPTION  

SUITABLE  

LOCATIONS  
I MAGES 

Corporate 

Campus/ 

Business Park  

 

 

 

A development that often is centered around and 

managed by a single corporate entity, which includes 

offices and flex spaces for target industries with 

limited support retail and restaurants located within 

buildings or clustered in nodes at the entries of the 

development.  For further details see Plant City Land 

Development Regulations. 

FARs range up to 0.85. 

 

Business uses that 

are limited to 

indoor operations 

can be integrated 

with neighborhood 

development. 

Areas of outdoor 

production and 

operations should 

be limited and 

concealed from 

public view where 

allowed.   
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DEVELOPMENT 

PATTERN 
DESCRIPTION  

SUITABLE  

LOCATIONS  
I MAGES 

Industrial Park  

A planned area that provides locations for 

production, distribution and office uses. For further 

details see Plant City Land Development Regulations. 

 

FARs range up to 0.75. 

 

Suitable in 

agricultural 

research areas and 

in areas where 

outdoor production 

and/or operations 

can be adequately 

buffered from 

residential 

development. 
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LU Policy 8.3.4:  Phasing Target development shall be 

encouraged in an orderly growth pattern where water, 

wastewater and transportation capacity is available or funded 

(planned in the Comprehensive Plan). 

LU Policy 8.3.5 : Compatible Design Objectives Ensure 

high-quality development through the standards of the Land 

Development Regulations that promotes development that is 

compatible with abutting land uses in Plant City and 

Hillsborough County.  Compatibility shall be achieved through 

standards that address the landscaping, height, scale, use and 

design of target development abutting residential development 

and environmental features.  Also, for applicable lands, ensure 

these targeted developments are compatible and support the 

overall concepts of the Northeast Plant City Area Master Plan.  

Sustainability shall be encouraged through site and building 

practices that address low impact development, energy efficient 

building design/construction, improved mobility, and ecological 

conservation through an incentive based program outlined in 

the Land Development Regulations. 

LU Policy 8.3.6:  Transportation Planning Coordination  

Coordinate with the Metropolitan Planning Organization (MPO), 

Hillsborough County and the Florida Department of 

Transportation (FDOT) in planning for and providing adequate 

transportation capacity to serve economic growth along I -4 and 

the adjacent roadway network within Plant City and 

Hillsborough County. 

LU Policy 8.3.7:  Workforce Development Coordinate with 

the University of South Florida (USF), Hillsborough Community 

College (HCC), the Hillsborough County School District (HCSD) 

and all other applicable local and state economic development 

agencies in institutional strategic planning efforts t o facilitate 

the creation of the required workforce to supply target 

industries and help grow the local economy of Plant City. 

LU Policy 8.3.8: Coordinated Development Incentives 

Coordinate with other public and private agencies and entities 

to develop a comprehensive toolbox of incentives to encourage 

target development within appropriate preferred economic 

development areas as shown on the Interstate -4 Tech Corridor 

Overlay.  Base incentives on the achievement of the 

performance measures implemented by a development or 

specific business that result in production of jobs in target 

industries, job training, development of sites for  target 

development, sustainable building development or sustainable 

site development. 

Strategies for Implementation *  

General  

The primary tools of implementation for the Comprehensive 

Plan are the Future Land Use Map, the land use plan categories 

and the Goals, Objectives and Policies that set the future vision 

of the City of Plant City.  These are followed by other 

implementation tools that further define the intent of the Future 

Land Use Map and the land use plan categories for Plant City.  

They include:  measures to preserve and enhance the 
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ñhometown charmò of the municipality; criteria for calculating 

development intensities and densities for individual projects;  

locational criteria and development standards for commercial 

uses; density credits for infill residential development; and 

density credits for protection of upland habitat in Plant City.  

Future Land Use Map  

The Future Land Use Map is a graphic illustration of the 

municipalityôs policy governing the determination of its pattern 

of development to, among other things, preserve and enhance 

the ñhometown charmò of Plant City through the year 2040.  

The map is adopted for use as an integral part of the 

Comprehensive Plan.  It depicts, using colors, patterns, and 

symbols, the locations of certain land uses and man-made 

features and the general boundaries of major natural features 

in Plant City. 

The Future Land Use Map shall be used to make an initial 

determination regarding the permissible locations for various 

land uses and the maximum possible levels of residential 

densities and/or non-residential intensities, subject to any 

special density provisions and exceptions of the Comprehensive 

Plan.  Additionally, each regulation or regulatory decision and 

each development proposal shall comply with the overall intent 

of all applicable provisions within the Plant City Comprehensive 

Plan. 

All land use category boundaries on the Future Land Use Map 

coincide with and delineated by man-made or natural features, 

such as but not limited to roads, section lines, property 

boundaries, surface utility rights -of-way, railroad tracks, rivers, 

streams or other water bodies or wetlands shall be interpreted 

as flexible boundaries as follows: 

Boundary Interpretation Provision  

In those land use category boundaries on the Future Land Use 

Map whose location cannot be directly determined from an 

inspection of the map to coincide with any natural or man -made 

feature, or where the record clearly indicates that an error was 

made in the location of the line on the map, the boundary shall 

be determined by the City Commission. 

Appeal of Interpretation of Text or Map Boundary  

An appeal of an interpretation of text or map boundary of the 

Plant City Comprehensive Plan by either the Planning 

Commission or municipal staff shall be decided by the Plant City 

City Commission. The request for the appeal shall be provided 

in writing to the Executive Director of the Planning Commission 

within 20 days from the date of the initial interpretation having 

been rendered. To obtain their recommendation, the Executive 

Director shall refer the request to the Plant City Planning Board 

and then the Planning Commission. After receiving their 

recommendations, the appeal shall be heard at the next 

regularly scheduled meeting of the Plant City City Commission.  

Based upon its findings of fact and to achieve the purposes of 

the Plan, the City Commission shall decide to either uphold or 

not uphold the interpretation of text or map boundary by a 

simple majority vote.  



PLANT CITY COMPREHENSIVE PLAN  
Vision , People , PLACES, Natural Spaces,  

Governance and Implementation  
 

 

 

Future Land Use     Page 79 

 

Land Use Plan Categories  

The land use plan categories shown on the Future Land Use 

Map are named according to the predominant land use or 

maximum level of intensity intended for that category of land 

use.  Other uses may be permitted in any land use category as 

described within the individual plan category descriptions.  

Specific locations for other such uses are not shown graphically 

because to do so would predetermine locations of individual 

uses, particularly neighborhood-related uses, at a level of detail 

beyond the scope of the Future Land Use Map.  All uses shall 

be reviewed for conformance with all applicable provisions 

contained within the Comprehensive Plan and with the 

applicable Land Development Regulations. 

The character of each land use category is defined by building 

type, residential density, functional use, and the physical 

composition of the land.  The integration of these factors sets 

the general atmosphere and character of each land use 

category.  Each category has a range of potentially permissible 

uses, which are not exhaustive, but are intended to be 

illustrative of the character of uses permitted within the land 

use designation.  Not all of those potential uses are routinely 

acceptable anywhere within that land use category.  Each 

potential use must be evaluated for compliance with the Goals, 

Objectives, and Policies of the Comprehensive Plan and with the 

applicable Land Development Regulations. 

The compatibility of new development in relation to existing 

development as well as the availability of public facilities and 

the presence of environmentally sensitive areas will be taken 

into account in determining if the maximum densities permitted 

can be achieved.  If an area has been identified with a land use 

plan designation that permits different densities and uses other 

than its existing uses, it is the intention of the Plan to tran sition 

that area over time to the densities and uses permitted in th e 

adopted land use plan category.  The compatibility of new 

development in relation to existing development is not 

necessarily a limiting factor, and compatibility issues should be 

addressed through more stringent review of site plans and 

application of site specific land development regulations, such 

as buffering, rather than simply making new development 

compatible with the existing development densities and uses. 

Residential Densities  

All land use categories allowing residential development may 

permit clustering of residences within the gross residential 

density limit for the land use category, providing that such 

clustering does not contribute to potential flooding, subject to 

applicable land development regulations including the zoning 

ordinance of Plant City. 

All land use categories shall permit the consideration of 

churches, schools, and sites for compatible public facilities, 

when in compliance with the Goals, Objectives, and Policies of 

the Comprehensive Plan and the applicable Land Development 

Regulations. 

Only non-residential planned development projects may be 

considered for development approval within the Industrial Land 

Use Category, except as noted within the Robinson Road 
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Overlay District.  All proposed planned development projects 

are subject to the Goals, Objectives, and Policies and related 

provisions of the Comprehensive Plan and the applicable land 

development regulations, including the provisions of the zoning 

ordinance of Plant City. 

LU Table 7 defines the maximum residential densities allowed 

within the general land use plan categories under standard 

development conditions.  However, there are circumstances 

that support an increase in the maximum residential densities.  

Such exceptions include: (1) density credits in residential areas 

where infill or an alternative to commercial development is the 

goal; (2) provisions for increased residential densities for 

assisted elderly housing; and (3) provisions for increased 

intensities for other alternative housing types. 

 

 

 

 

 

 

 

 

LU TABLE 7 - RESIDENTIAL DENSITIES WITHIN FUTURE 

LAND USE PLAN CATEGORIES  (* ONLY INCLUDED 

AFFECTED PART OF TABLE 6)  

Land Use Category  
Maximum Residential 

Density Allowed  
Residential - 4  4 du/ga 

Residential - 6  6 du/ga 

Residential - 9  9 du/ga 
Residential - 12  12 du/ga 

Residential - 20  20 du/ga 
Downtown Core No Density Limitations 

Light Commercial/Office  10 du/ga 

Commercial 
16 du/ga (20 du/ga in the 

Midtown Redevelopment Area) 

Industrial  No Residential Allowed 
Parks, Recreation and 

Open Space 
No Residential Allowed 

MU: R/C  12 du/ga 

MU: R/C/I  12 du/ga 

Gateway District  16 du/ga 
Public/Semi-Public No Residential Allowed 

Natural Preservation No Residential Allowed 
Environmentally Sensitive 

Areas Overlay 
No Residential Allowed 

* Residential densities are expressed in "dwelling units per gross acre" (du/ga). The 

densities allowed are the maximum possible; lower densities may be necessitated or 

required as a result of the application of the zoning ordinance, environmental 

regulations, or other applicable development regulations. 

Application of Residential Densities  

Densities are applied on a gross residential basis, which means 

that each development proposal is considered as a "project".  

Areas designated by the municipality for redevelopment may 

also be considered a ñprojectò, for the purposes of calculating 
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overall densities (and intensities) such as the Downtown and 

the Midtown Redevelopment District.  In applying densities to 

acreages, certain non-residential land use types that fall within 

a project's boundaries, such as office, commercial, or industrial, 

are excluded.  Also, only those lands specifically within a 

project's boundaries may be used for calculating any density 

credits.  Density and other calculations may be based on a site 

plan or the development potential inherent in the requested or 

existing zoning district, whichever is applicable.  To better 

understand the manner in which densities are applied and 

acreages calculated, it is necessary to define the term "gross 

residential density". 

Gross Residential Density  

Gross residential density refers to dwelling units per acre within 

a given project.  A project's total residential acreage, for 

purposes of calculating its density, includes those lands to be 

used for residential land uses to which the owner or owner's 

agent or developer has surface development rights, and 

includes the following lands within the residential portion(s) of 

the project to be used for: street and/or their rights -of-ways, 

utility rights -of-way, public and private parks and recreation 

sites, sites for schools and churches, open space sites and other 

public uses, community centers, wellfields, utility substations, 

and drainage areas.  Notwithstanding the above, for purposes 

of calculating gross residential density, a project's total 

residential acreage does not include those lands designated as 

conservation/ preservation and/or water bodies unless as 

provided for below. 

Lands for commercial, office, industrial and other non -

residential uses except as listed above, shall not be included in 

a project's total residential acreage, for purposes of calculating 

gross residential density.  With the exception of lands, which 

are separated only by roadways, streams, rivers or lakes, no 

density credit can be transferred from one parcel of land to 

another when such parcels are physically separated from each 

other. 

All of the following lands and waters shall be included for 

purposes of calculating gross residential densities provided that, 

the total acreage for those areas described below does not 

exceed 25% of the projectôs total upland residential acreage 

within each land use plan category on which a project or 

portions thereof is proposed as provided for above:  

¶ Conservation, Natural Preservation or Environmentally 
Sensitive Areas, as descried in the Definitions, with the 
exception of natural water bodies.  

¶ Man-made water bodies. 

Nothing in this section or in any other language contained in 

this plan shall be assumed to guarantee approval of maximum 

gross residential density on any proposed project in any 

category which permits the consideration of residential 

development.  Approval of residential densities shall be fully 

subject to other policies contained in this plan on compatibility 

of surrounding land uses, existing or approved, the adequacy 

and availability of public facilities, and subject to other 

applicable Land Development Regulations. 
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Examples for Calculation of a Project's Total Residential 

Acreage for Purposes of Calculating Gross Residential 

Densities:  

In an effort to assist interested parties in their own 

determination of maximum development potential on any area 

of land, the following examples are provided to illustrate the 

manner in which lands, water covered lands, and/or private or 

public facilities become eligible for, or are excluded from, the 

calculation of total residential acreage for purposes of 

calculating gross residential density. 

Example A  

Assume:  Total project = 100 acres.  
 Entire parcel proposed for residential land uses. 
 10 acres conservation/preservation. 
 90 acres non-environmentally sensitive lands. 

Total residential acreage = 90 non-environmentally sensitive 

acres plus 10 acres of other creditable lands (note: all 10 acres 

are creditable because they comprise less than 25% of the 90 

acres of non-environmentally sensitive lands). 

Total acreage eligible for calculating maximum number of 

dwelling units permissible = 100 acres. 

 

 

 

 

 

Example B  

Assume: Total project = 100 acres.  
 50 acres to be developed for non-residential uses. 
 50 acres to be developed for residential land uses. 
 16.66 acres in residential portion is conservation. 

Total residential acreage = 33.34 non-environmentally sensitive 

acres (residential area only) plus 8.33 acres (i.e., 25% of 33.34 

acres). 

Total acreage eligible for calculating maximum number of 

dwelling units permissible = 41.67 acres. 

Permitted gross residential density shall be applied by 

multiplying the density of the land use category within which 

the project is located by the total project acreage as computed 

and described in the examples to determine the maximum 

number of residential units allowed. 

For projects whose boundaries encompass more than one land 

use category, the process mentioned in the preceding sections 

will be applied to the project acreage in each respective land 

use category.  In addition, where a project contains areas of 

more than one of the same land use category, density credits 

shall be calculated independent of other identical land use 

category areas. The total number of dwelling units possible 

under all the above mentioned land use categories will be used 

as a ceiling for review purposes.  This provides maximum design 

flexibility for those projects, because the location or clustering 

of those units on the project site need not conform to the land 

use category boundary on the site as long as the maximum 
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number of dwelling units permitted for the project is not 

exceeded. 

When a project is being considered for development to include 

uses other than residential, such as commercial, office, or 

industrial, only those environmentally sensitive area acreages 

or portions thereof occurring within the residential part of the 

project shall be counted for purposes of determining density.  

Application of Densities to Lands Fronting Water Bodies  

In addition to the restrictions on the calculations of densities 

and on the prohibition against the use of naturally occurring 

open water bodies for density credits, the determination of the 

appropriate levels of density during the development review 

process for lands fronting on water bodies, as previously 

defined, shall be further limited to a density level comparable 

and compatible with other development parcels and lots 

fronting on lakes and streams.  In the case of lakes, comparable 

and compatible development shall be determined by at least 

51% of the land area adjacent to the lake having been 

developed in a similar fashion.  In the case of streams, the 51% 

development pattern described above shall extend one-half mile 

from the subject parcel along eith er side of the stream.  The 

purpose of this restriction is to insure the continuation and 

protection of the established large lot, lower density residential 

land uses and character of lands fronting on lakes and streams; 

and to prevent the application of o ther provisions in the 

Comprehensive Plan from being construed as granting higher 

density uses in those locations. 

Application of Non -Residential Intensities  

For purposes of calculating the maximum permitted gross 

building square footage for non-residential uses within a 

development proposal the following procedure shall apply: 

In applying floor area ratios (FAR) to acreages, all residential 

land use types that fall within a project's boundaries are 

excluded.  Also, only those lands specifically within a project's 

boundaries may be used for calculating maximum permitted 

gross building square footage.  Notwithstanding the above, no 

non-residential intensity may be transferred from one parcel of 

land to another when the parcels are physically separated from 

each other by any land, except when separated only by 

roadways, streams, rivers or lakes. 

Calculation of gross building square footage for all non-

residential uses shall be based upon a site plan.  Gross building 

square footage for non-residential uses in other plan categories, 

which do not specify a maximum non-residential FAR in their 

definit ion, may be based upon a site plan and/or the 

development potential inherent in the requested or existing  

zoning district. 

Gross Non -Residential Intensity  

Gross non-residential intensity refers to gross building square 

footage of non-residential land use types within a given project 

or, in the case of mixed use projects, portion(s) of a project.  A 

project's total non -residential acreage, for purposes of 

calculating its gross non-residential land uses to which the 

owner or owner's agent or developer has surface development 
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rights, includes the following land within the non -residential 

portion(s) of the project to be used for:  street and their rights -

of-way, public and private parks and recreation sites, sites for 

schools and churches, open space sites and other public uses, 

community centers, wellfields, utility substations, and drainage 

areas. 

Lands designated for residential uses shall not be included in a 

project's total non -residential acreage for purposes of 

calculating gross non-residential intensity. 

Provided that the total acreage for areas described below does 

not exceed 25% of the project's total upland non -residential 

acreage within each land use plan category on which those 

areas being proposed for non-residential uses are located, then 

all of the following lands and waters shall be counted towards 

a project's total non -residential acreage for purposes of 

calculating gross non-residential intensity:  

¶ Conservation, Natural Preservation and Environmentally 
Sensitive Areas, as described in the Definitions, with the 
exception of natural water bodies.  

¶ Man-made water bodies. 

Where the language in this plan or in applicable development 

regulations, including but not limited to the adopted zoning 

code, establishes maximum floor area ratios for non-residential 

uses, nothing in this section or in any other language contained 

in th is plan, shall be assumed to guarantee approval of 

maximum gross non-residential intensity on any proposed 

project.  Approval of non -residential intensities shall be fully 

subject to other policies contained in this plan on compatibility 

of surrounding land uses, existing or approved, the adequacy 

and availability of public facilities, and subject to other 

development regulations. 

Examples for Calculation of a Project's Total Non -

Residential Acreage for Purposes of Calculating Gross 

Non -Residential Intensities:  

In an effort to assist interested parties in their own 

determination of maximum non -residential development 

potential on any area of land, the following examples illustrate 

the manner in which land, water -covered lands, and/or private 

or public facilities become eligible for, or are excluded from, the 

calculation of gross non-residential intensity. 

Example A  

Assume: Total project = 100 acres.  
 Entire parcel proposed for non-residential  
 land uses. 
 10 acres conservation as defined. 
 90 acres non-environmentally sensitive. 

Total non-residential acreage = 90 non-environmentally 
sensitive acres plus 10 acres of other creditable lands (note: all 
10 acres are eligible for credit because they comprise less than 
25% of the 90 acres of non -environmentally sensitive lands).  

Total acreage for calculating maximum FAR permissible = 100 
acres. 

 

Example B  
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Assume:  Total project = 100 acres.  
 50 acres to be developed for residential uses. 
 50 acres to be developed for non-residential uses. 

16.66 acres within the non-residential portion is 
classified as conservation as defined. 

Total non-residential acreage = 33.34 acres non-
environmentally sensitive plus 8.33 acres environmentally 
sensitive (i.e., 25% of 33.33 acres).  

Total acreage for calculating maximum FAR permissible = 41.67 
acres. 

Example C  

Assume:  Total project = 100 acres.  
 20 acres residential uses proposed. 
 80 acres non-residential uses proposed. 
 40 acres within the non-residential portion is 

classified as conservation as defined. 

Total non-residential acreage = 40 non-environmentally 
sensitive acres (non-residential area only) plus 10 acres 
environmentally sensitive (i.e., 25% of 40 acres).  

Total acreage for calculating maximum FAR permissible = 50 
acres. 

Implement ation and Conformance with City 

Development Codes  

Plant City's land use categories were designed to accommodate 

the existing zoning framework.  Therefore, major revisions to 

the municipalityôs development codes will not be necessary as 

a result of adoption of the Plant City Comprehensive Plan.  

However, as conditions change, a need for revisions to the 

zoning code may be necessary.  Plant City's development codes 

are the framework within which the community's goals for 

neighborhood conservation, community development, 

commercial development, Downtown and Midtown 

redevelopment, historic preservation, environmental protection, 

and growth management will be reached.  

Density Credits Residential Density Credits for Infill 

Development  

The maximum level of residential density may be considered by 

the City Commission, for increase without a plan amendment, 

subject to the limitations and conditions herein provided, when 

the purpose of the request for density increase is either to 

promote residential infill on vacant sites within developed 

urbanized areas, which are residential in character, or to provide 

a residential development alternative to strip commercial 

development. 

¶ These density increases may be requested during the 
permitting of residential development requiring the 
submittal and approval of a general development plan as 
defined in applicable development regulations of Plant City.  
Such requests shall only be considered for locations shown 
on the Future Land Use Map as Residential-4 (R-4), 
Residential-6 (R-6), Residential-9 (R-9), Residential-12 (R-
12), Residential-16 (R-16) or as Residential-20 (R-20), and 
shall be subject to the following limitations or conditions:  

¶ That density in locations shown on the Future Land Use Map 
as Residential-4 may not be increased higher than 6 
dwelling units pre gross acre.  Residential-6 may not be 



PLANT CITY COMPREHENSIVE PLAN  
Vision , People , PLACES, Natural Spaces,  

Governance and Implementation  
 

 

 

 Page 86  Future Land Use  

 

increased higher than 9 dwelling units per gross acre.  
Residential-9 may not be increased higher than 12 dwelling 
units per gross acre.  Residential-12 may not be increased 
higher than 16 dwelling units per gross acre.  Residential-
16 may not be increased higher than 20 dwelling units per 
gross acre.  Residential-20 may not be increased higher 
than 25 dwelling units per gross acre.  Also, the City 
Commission concurs that the purpose of the request for 
density increase is to promote residential infill on vacant or 
redeveloping sites within existing, developed, urbanized 
areas, which are residential in character, or to provide a 
residential development alternative to strip 
commercialization in areas where: 

o Strip commercial development presently exists; or 
o There is a trend toward strip commercial development; 

or 
o Existing zoning lots, although vacant, constitute a 

potential for the establishment or expansion of strip 
commercial development. 

¶ In all cases of requests for consideration of density 
increases pursuant to this section, each of the following 
shall also be applicable: 

¶ Nothing in this section shall be construed as guaranteeing 
the achievement of the density increases, or any portion 
thereof, provided for in this section; nor shall this section be 
construed as guaranteeing even the achievement of the 
maximum density limit , or any portion thereof, established 
in other sections for the R-4, R-6, R-9, R-12, R-16 and R-20 
plan categories.  This section shall only be construed as 
providing for the conditions and limitations under which 
requests for consideration for density increases may be 
filed.  In no case is the City Commission required to grant 

the request, or any portion thereof.  However, if a request 
has met all the conditions, limitations, and requirements of 
this section, and if the City Commission finds that a request 
fulfills the stated intent and public purpose of this section, 
and meets the Goals, Objectives, and Policies of the Plan, 
the City Commission may then have the option of granting 
a request for a density increase without a plan amendment, 
as provided herein, after receiving the recommendation of 
the Planning Commission staff. 

¶ Any density increase shall be compatible with existing, 
proposed, or planned surrounding development.  Net 
project densities within a particular project located within 
surrounding developments shall not be used as a measure 
of such compatibility. Compatible densities need not be 
interpreted as "comparable" or "the same as" surrounding 
developments, if adequate provision for transitioning to 
higher densities is required and met by, but not limited to, 
such means as buffering, setbacks, and graduated height 
restrictions.  Notwithstanding the above, any density 
increase considered under this section is required to be 
consistent with all applicable provisions contained in the 
Plant City Comprehensive Plan. 

¶ All applicable development regulations pertaining to any 
request for higher densities shall be adhered to. 

¶ Nothing in this section shall be construed as creating an 
argument for increasing intensities for non -residential uses 
allowed in residential land use categories. 

Uplands Density Credit Incentives  

Because certain upland forest areas are desirable to protect but 

do not fall into the same degree of environmental sensitivity as 

protected wetland areas, a method of providing an incentive for 

their preservation needed to be considered.  The upland forest 
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communities identified as desirable to be preserved are defined 

as Sandhill Pine Flatwoods, Sand Pine Scrub, Xeric Hammock 

and upland Mesic Hammock.  The preservation of these upland 

forest communities would help provide additional wildlife 

habitat and increase the aesthetic attractiveness of the 

developments of which they would be a part.  Encouraging the 

conservation of upland forest communities would also assist in 

the preservation of an important resource that has been difficult 

to protect.  

This density credit incentive provides a mechanism to 

encourage developers to preserve upland forest communities, 

but still provide flexibility in cases where conservation would be 

difficult, and it will designate agency responsibility for 

determining on-site inspection of significant upland habitats 

eligible for density credits. 

A blanket protection of upland communities would be more 

difficult than the system of protection established for wetlands.  

Upland communities often make up a much larger percentage 

of a development site and are generally located on land that is 

very suitable for development.  Wetlands, in most cases, 

represent the most difficult sites to develop.  

Any acreage used to calculate credit for the upland density 

credit incentive shall be recorded as a permanent conservation 

easement on the subdivision plat and lot deed and may not be 

eligible for any future development rights.  

The density credit formula for protection of wetlands would 

remain as presently defined in the Comprehensive Plan.  

Wetlands would receive full density credit if they made up less 

than 25% of a development's upland acreage.  A project that 

contained more than 25% of its acreage in a wetland 

classification would receive a credit of 25% of the developable 

upland acreage.  Before the upland forest community incentive 

could be considered the wetland credit must be calculated.  The 

combination of the wetland den sity credit and the upland 

density credit incentive can never result in a net density on the 

developed project acreage of more than double the gross 

density of the land use category where the development is 

located. 

Example 1:  

If a project is in the Residential -4 Land Use Plan Category, 

which allows consideration of up to 4 dwelling units per gross 

acre, the net density on the acreage actually being developed 

could never be higher than 8 dwelling units per net acre with a 

combination of both wetland and upland density credits.  

The density credit incentive for upland forest preservation 

would provide a 25% extra credit for Sand Hill Pine Flatwoods, 

Sand Pine Scrub, Xeric Hammock or Mesic Hammock.  This 25% 

density credit incentive would work in the following manner.  

For any upland forest community 1 acre or greater in size, a 

25% bonus density credit incentive would be given for the land 

that will be designated on the final plat as a conservation area 

and protected from development.  The following examples 
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illustrate how the density credit incentive could be applied to an 

actual development: 

Project not using Upland Forest Community Density 
Credit:  

Total Project =  100 Acres  

Upland Forest Community  
eligible for Density Credit =  

25 Acres 

Land Use Plan Category R-4 =  
4 d.u. per 

Gross Acre 

Total allowed dwelling units without 
Upland Forest Community Density 

Credit:  100 ac x 4 du/ga =  

400 Dwelling 

Units 

 
Same project using Upland Forest Community Density 
Credit:  

Total with Upland Forest Community Density Credit: 
25 ac (upland preservation) x 1.25 (additional 25% credit) =  

31.25 eligible acres for credit x 4 du/ga =  125 Dwelling Units 
75 acres remaining developable land x 4 du/ga =  

300 d.u. + 125 du from density credit incentive =  

425 dwelling units total allowed units per project with upland 
credit 

Therefore an incentive of 25 extra units for saving the 25 acre 
upland forest community would be given to developer.  This 
would equal a net density of 5.66 units per net acre on 
developable land.  Since this density is less than double gross 
figure t his credit could be considered. 

 

 

 

Example 2:  

Project not using Upland Forest Community Density 
Credit:  

Total Project =  100 Acres  

Upland Forest Community 
eligible for Density Credit =  

50 Acres 

Wetlands = 10 Acres 

Land Use Plan Category R-4 =  
4 d.u. per 
Gross Acre 

Total allowed d.u. without Upland Forest 

Community Density Credit:  10 acre wetland x 
4 d.u. per gross acre =   

40 Dwelling 

Units 

 
(Full density credit is given because wetland makes up less than 
25% of project).  

 

90 acre developable land x 4 d.u. per gross acre 

=  

360 Dwelling 

Units 

Total units without upland Forest Community 
Density Credit =  

400 Dwelling 
Units 

Total with Upland Forest Community Density Credit: 
50 ac. (upland preservation) x 1.25 (additional 25% credit) =  

62.5 eligible acres for credit x 4 (R-4 d.u. 

per gross acre) =  
250 d.u. 

10 ac wetland x 4 (R-4 d.u. per gross acre) = 40 d.u.  

40 acres developable land x 4 (R-4 d.u. 
per gross acre) =  

160 d.u. 

250 d.u. + 40 d.u. + 160 d.u. =  450 Dwelling Units 

However, because maximum net density is limited to only 2 
times d.u. per gross acre allowed in land use category, total 
units would be limited to 320 units.  (2 x 4, R -4 d.u. per acre) 
x 40 acres developable = 320 units. 
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Therefore, maximum upland area that could be protected and 
still receive maximum density credit would be 35 acres on a 100 
acre site with a 10 acre wetland. 

Example 3:  

Project not using Upland Forest Community Density 
Credit:  

Total Project =  100 Acres 

Upland Forest Community eligible for Density 

Credit =  
35 Acres 

Wetlands =  10 Acres 

Land Use Plan Category R-4 =  
4 d.u. per 
Gross Acre 

Total allowed d.u. without upland Forest 

Community Density Credit: 100 Acres x 4 d.u. 
per gross acre = 

400 Dwelling 
Units 

Total with Upland Forest Community Density Credit =  

35 ac (upland preservation) x 1.25 (additional 25% credit) =  
43.75 eligible acres for credit x 4 (R-4 d.u. per 

gross acre) =  
175 d.u. 

10 ac wetland x 4 (R-4 d.u. per gross acre )=.  40 d.u 
55 acres developable land x 4 (R-4) d.u. per 

gross acre =  
220 d.u. 

Total units allowed with 

upland preservation =  

40 d.u. +175 d.u. + 220 d.u. = 

435 Dwelling Units 

Since maximum net density of developable land is limited to 

only 2 times du/ga (allowed in land use category) 55 

developable acres divided by 435 units = 7.90 units per net 

developable acre) and therefore, 7.90 units per net developable 

acre would fall wit hin 8 units per net acre which is double the 

R-4 allowed gross density and could be allowed for 

consideration. 

In cases where the allowed number of units is a fraction 

exceeding the whole number, the number will be rounded to 

the lower whole number.  For example, 12.5 units calculated 

will be interpreted as 12.0 units.  

The upland forest density credit incentive provides an 

encouragement to creative developers who want to take 

advantage of a method of conservation by providing them an 

economic incentive for doing so.  The limitation of the net 

density of a project's developable acres to only double the gross 

density allowed in the development's land use category protects 

surrounding neighborhoods from densities that might be 

incompatible. 

Locational Criteria and Development Standards for 

Commercial Uses in Residential and Industrial Land 

Use Categories  

Under the classification system, commercial uses are eligible for 

consideration in residential land use categories if, among other 

things, they meet certain "development standards" described in 

this section.  These standards would be applied during the 

review of proposed rezonings, or during the review of any 

proposed "development order". 

The locational criteria and development standards are not the 

only factors which would have to be considered for approval of 

a commercial or office use. Considerations involving land use 

compatibility, adequacy and availability of public services, 

environmental impacts, adopted service levels of effected 

roadways and other policies of the Comprehensive Plan and 
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zoning regulations would carry more weight than the locational 

criteria and development standards in the approval of the 

potential commercial use.  The locational criteria and 

development standards would only designate locations that 

could be considered, and they in no way guarantee the approval 

of a particular commercial or office use in a possible node.  The 

following statements explain the policies of the Comprehensive 

Plan and zoning regulations that will be used to determine 

whether a commercial use is appropriate that is being 

considered under the locational criteria and development 

standards. 

Land Use Compatibility  

All proposed commercial uses must be compatible with existing 

surrounding development.  Commercial and offices uses that 

would have a negative or blighting influence on adjacent 

residential neighborhoods, or individual residences should not 

be permitted.  Any commercial or office development approved 

must provide proper buffering between adjacent land uses.  

Services and Facilities  

All proposed commercial or office development must maintain 

the adopted non-transportation levels of services such as water, 

wastewater and other services found necessary, or be able to 

provide these services in a manner consistent with other 

adopted levels of service within the Comprehensive Plan, zoning 

regulations, health standards, and other appropriate 

governmental agencies' policies. 

Environmental Considerations  

All proposed commercial or office development shall be allowed 

only in areas where it can be demonstrated that environmental 

damage will not occur if the applicable development regulations 

of environmental agencies such as Southwest Florida Water 

Management District, Environmental Protection Commission of 

Hillsborough County (EPC) and Florida Department of 

Environmental Protection (FDEP) are followed. 

Transportation  

All proposed commercial or office development shall only be 

allowed at nodes and shall mitigate its transportation impacts 

through the payment of the appropriate Plant City Mobility Fee.  

Development Standards and Locational Criteria  

These standards will apply to all retail, office and other 

commercial uses and are intended to: 

¶ Provide a means of ensuring appropriate commercial 
development without requiring that all commercial sites be 
designated on the Future Land Use Map; 

¶ Establish a maximum FAR to ensure that the scale of 
commercial development is generally consistent with 
surrounding residential character; and 

¶ Ensure that commercial uses may be considered for 
approval only where: 

o adequate access can be provided to commercial uses; 
o such uses are located with access to types of roadways 

which carry vehicular traffic between residential areas, 
or between residential and non-residential uses; 
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o their location is directed to appropriate "nodes" and 
roadways so as to facilitate the determination of areas 
within which commercial uses may, and may not, be 
expected to develop in the future, and;  

o such uses are located so as to maintain the vehicular 
capacity of public roads by discouraging linear ("strip") 
commercial development and the multiple access points 
which are likely to accompany such linear commercial 
development.  Frontage roads will be located where the 
City has established a policy for them.  

These proposed standards are not, however, the only 

mechanisms in the plan to be relied on for ensuring that 

commercial uses are of a type, scale, location, and design, 

which is best suited for achieving the objectives listed.  Policies 

in the Comprehensive Plan ensure the compatibility of nearby 

land uses, conserve wetlands and other natural resources, and 

ensure the adequacy and availability of public facilities and 

services will also limit location, size and design of commercial 

uses through the development review and approval process. 

Certain existing commercial uses may not demonstrate 

consistency with either the applicable maximum FAR, or the 

locational criteria, or both, but may represent viable existing 

development that should be recognized.  However, in all cases, 

new development must be consistent with the adopted Plant 

City Comprehensive Plan. 

These standards for commercial uses are directly linked to the 

land use classification system by limiting size, and by requiring 

consistency with certain locational criteria, based on the land 

use category within which a commercial use exists or is 

proposed.  The following text indicates the "level" of commercial 

uses which may be considered under each land use category.  

Collector and arterial roads shall be defined in accordance with 

the Comprehensive Plan. 

Maximum building square footage per project is 3,000 square 

feet without a PD Planned Development District approval from 

Plant City.  All proposed commercial uses must be located on 

property to which primary vehicular access is provided from 

roadways functionally classified as collector or higher. 

The maximum building FAR represents the most intense 

development potential that may be considered on the parcel.   

All proposed commercial uses must be located in accordance 

with the following locational criteria:  

Residential Land Use Categories  

Residential-6, Residential-9, Residential-12, Residential-16, and 

Residential-20 (R-6, R-9, R-12, R-16, and R-20) Land Use 

Categories may have neighborhood commercial development 

considered according to the following criteria:  

Residential -6:  

¶ Nodal development at the intersection of collectors and/or 
arterials at a maximum linear distance of 250 feet measured 
from the property line along a collector or arterial;  

¶ Maximum Floor Area Ratio (FAR) of .25 
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Residential ï9, 12 , 16  and 20:  

¶ Nodal development at the intersection of collectors and/or 
arterials at a maximum linear distance of 500 feet measured 
from the property line along a collector or arterial;  

¶ Maximum Floor Area Ratio (FAR) of .35 

Exceeding the maximum nodal distance requirements in a 

residential land use category may be considered when: 

¶ Seventy five (75) percent of the frontage associated with 
the use is within the linear frontage of the commercial node, 
or; 

¶ Fifty (50) percent of the blockface has existing commercial 
development, or;  

¶ The commercial use is proposed to be developed as an 
integrated support component of a residential planned 
development and utilities are available, along with 
conformance with the urban design criteria established in 
this Plan and Land Development Regulations. 

¶ The use is a medical office or clinic, associated medical uses 
that supports or is the South Florida Baptist Hospital.  Such 
use shall be approved as an adopted Planned Development 
District if: 

o It is within the area described as:  
Á Northern Boundary - North right -of-way 

of Risk Street; 
Á Western Boundary - Western right-of-

way of Mobley Street; 
Á Southern Boundary - Northern right -of-

way of CSX Railroad, and 
Á Eastern Boundary - A line following the 

eastern right-of-way of Dort Street, 
Baranca Street (excluding Lot 14, Block 

5, Poinsettia Place to the northern right -
of-way of the CSX Railroad. 

o It supports the infill policies of the Plant City 
Comprehensive Plan. 

o It is generally compatible with the surrounding area in 
scale, intensity, activity, impact, and is harmonious with 
the adjacent architectural style.  

Industrial Land Use Category  

Commercial development in the Industrial Land Use category is 

limited to ten (10) percent of the development's building square 

footage. 
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LU MAP 1  -  PLANT CITY VISION MAP  
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LU MAP 2  -  FUTURE LAND USE MAP*  
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LU MAP 3  ï WELLHEAD RESOURCE PROTECTION MAP*  
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LU MAP 4  ï FUTURE LAND USE SCENERIO MAP OF THE NORTHEAST PLANT CITY AREA MASTER PLAN *
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LU MAP 5  ï INTERSTA TE-4 TECH CORRIDOR OVERLAY MAP *  
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LU MAP 6  ï SOILS M AP*  

  


































































































































































































































































































































































