PLANT CITY COMPREHENSIVE PLAN TABLE OF CONTENTS

Contents
Y [ o PP PPPRRRPPPR 1
ST o] o] PP PP PPPPRPPPPPRR 6
= Lo OSSR 16
FUTURE LAND USKE ... .ot ettt e e et s e e e e ettes oieeeeeettti e e e seeettaaaaaaes  eetttaaseeeeeestsnaaeeraentnsns  teeeeeessssnsseeeeennnns 17
PUAI CAIOGOIIES™ ... oo eeseets ettt e es oottt e ettt e e sttt e e et ees eeistee ettt e e et e e ettt e es eessteeesieee e st e et aaes eesisreeesiineeeia 30
Relationship to Facilities and Services e EE  Aeeeeeeseseteseeeeeesiiiiiiiiies Sesssssssssssttttttetetttttates  aeeesissssssesesessssssssiniiiss  eesessrseses 38
Relationship to Natural Resources and Features e eeeeeeeee eeeretetettittttttttats eeeeeeieseseseseseseseseeessiess eeseeereetesereraseieeeees 38
GOAIS, OBJECHVES, QNGO PONCIES ...........voeeeeeeeeeciiies e e e es s ecttttt e e essststts ostttssssssssssttasseassssssse  sissstssssssssssssssssssssssisss  tasssssensssssssissssnssssnnss 56
SUALEGIES FOF IMPICIMEINIALION™ .........ccoooeeeeieie et ettt et ttee et ettt e sttt e esis tttessisses st s e st asasits anesssinesessintesansnesens 77
LU MAP 1= PLANT CITY VISION MARPB.......oooeeeisesciiiiss aetitessitts sttt assistassss tsutttsassstsassstsssssssasass tsisstssssisessssisssssssssesass  tasisessssissesssssses 93
LU MAP 2- FUTURE LAND USE MAPR ..o eesiiie st atiee ettt e esttta e ssstaaase tistaessistasssssessasistsaass wvtstssssisssssssssessssisesaass  avisessssissessnssses 94
LU MAP 3i" WELLHEAD RESOURGCE PROTECTION MAR ......oeeeieesiiis ettt etstteesttaeasists ttaassisissasitsasassstsassisss taesssssessssisesssnisses 95
LU MAP 4i FUTURE LAND USE SCENERIO MAP OF THE NORTHEAST PLANT CITY AREA MASTER.PLAN.........ccccccccoe vvvvvireeeaannanns 96
LU MAP 5i" INTERSTATEL TECH CORRIDOR OVERLAY MAPR ...t ettt e e e e et tttttissse teeaastasttsstsssssasssasssssss tvvsssessssssenis 97
LU MAP Bi' SOILE MAPE ..eeeeeeeeeeeeeeeeeee ettt sttt e e et etttttts o ttvtttaeeeestet st ssssseaaaaas  tettsssssssesssastssssssssssss  teeessssssssssssssanssssssssssns  vvsres 98
LUMAP 7it COMMERCIALLY VALUABLE MINERALS MAPR ... eeeeeeieeesi teeeestiee s tteesttitaessise taeessistasasistasassssassssiss reesssissnsasissesssses 99
LU MAP 8i" 100 YEAR FLOODPLAIN MAPR .....oooeeeeeeesciie st ttieeestte e sstta e asistaassis sistaessissasessiseseasistaaasss sistssssissssssssessssisinsssss  siressssisss 100
LU MAP 9i° NATURAL RESOURGCES, WETLANDS MARY ... oo esiiieess avtieessiie e asitiaeasititeass tvitiasassisassssistasasissasass tvissesssssessssissssssins 101
LU MAP 10i NATURAL SYSTEMS AND LAND USE COVER INVENTORY MARX ... eeesciiies et esteasttsesiiaes tevsiiaasasisesansinenns 102
LUMAP 117 NATURAL SYSTEMS AND LAND USE COVER INVENTORY MAPR .ot ettt e e eeeettttttsisees aaaaaaestisiisssanaaananns 103
o RO T =y I o L] o N P 104
0 | PR 104
GOAIS, OBJOCHVES, QNG PONCIES  ...........eveeieeeesseciiss ctetiee e sss sttt ttaseessssissts svssettsssssssssssttssssassssss  wvssssssssssssssssssssssssssssss  wevsssssssssssssssssisssenss 114
SUALEGIES FOr IMPIEIMENIALION™ .........coooeeee e et ettt st e sttt ctteeess e e st e e st taeass otseeesiseseassteeassesaanes aiseasssssessssisenesnnes 121
MBY MAP 1i' 2010 LOCAL AND FEDERAL FUNCTIONAL CLASSIFICATIQN c....oveeeesieeeeiiiiis esteeeeeseettitisisaaes aaastaisiissssaaasassssssnns 150
MBY MAP Zi' 2010 LEVEL OF SERVICE..........ouieisiiiiisiiiiss ettt e ssitteastasassisiss aessssssssssstsssssassssissss  aassissssssssesessisssssssises  aesssiressssires 151
MBY MAP 3i" PEDESTRIAN LEVEL OF SERV/ICE.......ccciieesiiieesiis ttiteasititeessstaeasisiaaasiss orttessisstssssistssssissssssiss trtassssssessssissssssissnssssss  orees 152
MBY MAP 4" BICYCLE LEVEL OF SERV/ICE . .....ccoo o iieesiiieisis ttieeasitite e sstttaeasistaaasis ststaassissassssisassasisanassss  sistssssisssssssisessssisinnasss  siriesssisss 153




PLANT CITY COMPREHENSIVE PLAN

TABLE OF CONTENTS

MBY MAP 5I' MULTFUSE TRAILS & SIDEPATHS ... eveeieeeeesiiiits tttttttaeasssissttssaeasssissss svvissssssssssssissssssssasssiss  aesssissssssssssssisssssssnsniss . 154
MBY MAP 6 NORTHEAST PLANT CITY AREA MASTER PLAN RECOMMENDED IMPROVEMENISY.......c.ccccceevvee e 155
MBY MAP 71 FUTURE TRANSPORTATION NETWORK ....coooooeeeeeeese ettt ettt e e ees teeeeesssts et e e e ess st ttaaes tttaaaessssssiaasasssninns 156
MBY MAP 8 2040 COST AFFORDABLE PLANX......ooooeeeeeeeeees et ttteeee etteeetas sttt e e e e essssstaes oasteessssssssssnansssssssisnne aesn 157
MBY MAP GF' 2040 LEVEL OF SERVICET ........eieeeeesesiiiiss ottttteessssitstttaaassssiisssss tisttstassssssssssssasssssssssss  svissssssssssssisssssssnssssisss  wvvvisssssseees 158
MBY MAP 10 PLANT CITY MOBILITY FEE ZONES..........veieeeesiiiiss aveittitasassssiisstsssassssiss  tvssssssssssssssssssssssssesiiss  taesssssssssssssssssissssssseens . 159
PUBLIC SCHOOL FACILITIES. ... oot es it ettt e et e e e ettes eeeteeeestaeesataeeettaaeeets  teeeetaeeesstnseesstnaeeestneees  aeeeees 160
GOAIS, OBJOCHVES, QNGO PONCIES ™ ...........oveeeeeeeeseciiies oteiee e ees sttt tte e e e sssitste sttistttssessssssssttssesssssiss  tasissssssssssssssssstnnsassssss  wesssssssssnssssssssssseess 160
o O 10 101\ . 173
Lo T o= Tor I  T a o) o1 = X S S 178
SHALEQIES O IMPIEIMIEIIIAIION ...t ettt ettt ettt ettt e teses tvtissssssssssssetttststststasss  teaessssssssssssssssssssssssssns  tastssssssssssasasasesesnees 183
] I O e O 1 I8 184
WASTEWALEE SUD-ETBIMEIIL ..o ettt et ees ettt e e e e ettt e e ees —eteeetassts e et e e e e as s st eaes htttsessassisseanaeaasssisnnes aian 184
SO WEASHE SUBEIBITIONL ... ettt et ete oottt e et ettt e eee tteeetas sttt e e e e e asssntaaes htttaesasssissaeaeaaasssisnnes oian 186
SEOMMWALEE SUD-ETOITIEIIL ..o ettt e et ess oottt e e et e sttt e ees —tteeetas st tteeeeas st aaes htttsasssssisneeaeeeasssisnnes oian 188
Y0z 1) I =T YN o = L= = g S .192
GOAIS, OBJOCHVES, QNGO PONCIES ™ ............veeeeeeeesecies tetie e ees sttt te e e e essiiste sosastttasessssssstassesassssss tasssssessssssssssssstansansssss  tessssssssssssssssssssseess 196
N D= ST o F= (oL OO PP PP PP PP 204
L AN AV @ ]I 1Y 8 O N N 205
GOAIS, OBJECHVES QNG PONCIES™.........ooeeeeeeeieieeees ettt ettte e e e esstistess ottttaeesssssstttsssesssssstss  tasstssssssssssssansssssssssssss  avssssesssssssssssannnssnns 214
SUALEGIES FOF IMPICIMEINIALIONT .........ooooeieeee e ettt e ettt ttteee s ee e et e et teeass otstaesseseas e e es e eanes oiseaessosseeessseseannes 226
ENV MAP 1i" MAJOR DRAINAGE BASINS, RIVERS, BAYS, LAKES, & HARBQORSX . ......ooeeeeeeciiies e eeeseieeaeeesssirias tritinasaasssinnsenns 229
ENV MAP Zi' POTENTIOMETRIC SURFACE CONTOURS OF THE FLORIDAN AQUIFER. .........ooooveeevies aeeesiiieiiaeeessiiieiaaaaaiss aaeesisissens 230
ENV MAP 3i' REPORTED SINKHOLES............oeeeeeeeeseciis tetttate e esttitstttte e attsiiss tvstssssssaaasssissssasasasssss teessssssssssassssssssssssasasss  aaaessssssssssseees 231
ENV MAP 4i AREAS OF NATURAL RECHARGE TO THE FLORIDAN AQUIEER...............ccvvevs reeeeeeeestciteeeaeeeestiisiies tsteesaaasssisssanasanns 232
ENV MAP 5" AREAS SUSCEPTIBLE TO GROUNDWATER CONTAMINATIQN,......oooeeesciiiirs oreieeeeessciriiiaeaeessiisiins anriaasssssssissnsnnnnnns 233
RECREATION AND OPEN SPACKE ... .o it ottt ettt eitees it e ettt e e et e e e e eates eeetteeeetaeeeetaeeestaaaeens . 234
GOAlS, OBJECHVES, QNGO PONCIES............oeeeeeeeeeeee ettt sttt e e oottt e e e e es et oeasseete e e e e s et e e e e e asses teaassssneaaeeaassnneeeas 238
SHAIEQIES FOI IMPIEIMIOIIALION® ...t et e oottt oottt ee e et e sttt e e eassees 4esiisseeaaeeassess et eaaeaaass teeassssneaasessssssnneeeas 241




PLANT CITY COMPREHENSIVE PLAN TABLE OF CONTENTS

Governance and IMPIEMENTALION...............iiiiiiiiiiiis e s arttittaeaeaaaaaeeaaateeteaerees  teeeeeeeeesssenrrrrrnnnns s 243
INTERGOVERNMENTAL COORDINATION. . ot ceeveii e e e s e e stisees iteeeataaeeatn e e eat e eertns  tetneesennnseeennnaeees 243
GOAIS, OBJOCHVES, QNGO PONCIES  ...........oveiiiseessiciiiiss otitiee e e st s ttttttassessssissts vvtsststssssssssssssssssesssssss  tvssssssssssessssssssssssessssss  aessssssssssssssssssssssssss 251
SUAICQIES FOI IMPIEITIONIALION® .....ococeeseiieeeeescciiics tvttttte e e e sttt ttaaessssisss tvvissssssssssssisssessasasssiss  tesssssssssssssssssssssssnsssss  taesssssssssssssssssssssesss 257
CAPITAL IMPROVEMENT ... it ettt e e eir e e et eeeetaaeeeet e e e et e e eatraees  oteeeetansesetnnseeennsaarnnnres  rnreeeennns 258
GOAals, OBJECHVES, AN POICIES............ooeeeeeeeiis ettt ette ettt e e st te tteeits e as st e et s e nts eeesinee e et e 258
SUAIEQIES FOI IMPIEITIONIALION® .....ococeeieiieeeeeseciiics eeetttte e e e sttt ttaaessssisss tvvisssessssssssssssassnsasssiss  tesssssssssassssssssssssaasssss  taesssssssssssssssssisssesss 264

] N 8 I8 1 1 S 274

* Denotes adopted section







PLANT CITY COMPREHENSIVE PLAN

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 935 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 ofthe Met r opol i tan Pl anning

Range Transportation Plan. There has been great progress
made in the restructuring and streamlining of these plans,
largely due to the collaborative efforts among all the
jurisdictional staffs, elected officials and reviewing agencies.

VISION , People , Places, Natural Spaces,
Governance and Implementation

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 Plaris
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 practically apply those

Or g arewns trabwtllibeonmmo$t benéfidibiPtOthe nhost nsgrs 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

Introduction
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PLANT CITY COMPREHENSIVE PLAN VISION , People, Places, Natural Spaces,
Governance and Implementation

supposed to be a general guide to do just that. One component 1 Avibrant, diverse, bustling metropolitan area that is the
of the plan cannot be viewed singularly without taking all facets center of an interconnected Tampa Bay region;

of the plan into consideration. That is the nature and focused 9 Our community offers choices for its residents,
intent of a comprehensive plan. businesses and visitors;

1 Urban, suburban or rural areas with the ability to live
work and play in the same neighborhood, and;

1 Safe reliable and connected transportation systems
including walking, biking, driving, transit and goods
movement.

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 rangesfrom sea | evel. to 1606

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

'nﬁhbpﬁ@oﬁt the course for future growthusingan iat a gl anc e

Hillsborough County, represented by Unincorporated perspective. The purpose of this vision map is to, in a simple
Hillsborough County and the municipalities of Tampa, Temple way, graphicallgtsheaw fiiishaeoughi gf pi

Terrace and Plant City, is Flor iC(auQ_%sThfe(Sl?r g 0y fodtOtp Pdu10Pd I Pd Lrituy €
with over 1.2 million people and is viewed as the geographic t[he vision map. Geographically, onecanseetheé ay of the | a

and business center of the region. Hillsborough County is also illTustrating feansblishatio aneasditt
home to the regionds | armutpe ai9FOWB pofential fopjphs and papylajion. Iy adgition, areas

office districts and significant agricultural lands, making it the proposed for inclusion into the Urban Service area or lands
economic hub of the Gulf coast. Hillsborough County wil being considered for future annexation into Plant City or Temple

continue to be an attr active destination for individuals and Terrace are also reflected. The long-range transportation plan
families migrating from the Midwest and Northeast United is also represented, including proposed options for future major

States and Canada, with its mild winters and low cost-of-living. capacity projects and transit improvements

THE VISION FOR HILLSBOROUGH COUNTY

Page?2 Introduction



VISION , People , Places, Natural Spaces,

PLANT CITY COMPREHENSIVE PLAN .
Governance and Implementation

Focus Hillsborough’s Vision for Future Growth

The Planning Commission got feedback on how participants would like to see the community grow and develop over the next 25 years. The Vision Map on the
following page indicates where citizens and planners believe additional growth and higher density should occur and where neighborhoods should remain
unchanged and stable. The “heat map” uses 6 colors to indicate where that development should be focused and how intense it should be. The darker the color the
higher the intensity and density. The photos and descriptions below indicate the type of development for eachintensity level (1-6).

Areas of Opportunity Areas of Opportunity
DOWNTOWN (LEVEL 6) HIGH INTENSITY URBAN
« A mixture of mid- and high-rise buildings. (LEVEL 5)

| = Buildings oriented toward adjacent right-
of-ways.

* A mixture of uses mostly within vertically
integrated structures.

= A high variety of rapid transit modes
available 24 hours a day.

* A high concentration of employment and
commercial services.

« Parking on street, integrated into
buildings or separate parking structures.

Commercm
—T.ET’_

Areas of Opportunity
URBAN (LEVEL 4)

e Mid-rise buildings, with some opportunities
for low-rise structures.

* Most buildings oriented toward adjacent
right-of-ways.

* A mixture of uses, including residential and
commercial services, within vertically
integrated or single use structures.

* Transit available within walking distance.

* Parking on street, integrated into buildings,

« High to mid-rise buildings are predominant.

 Buildings oriented toward adjacent right-of-
ways.

= A mixture of uses, including residential and
employment, mostly within vertically
integrated structures.

{ | = Avariety of transit modes available.

® Parking mostly within structures, with some
on street or surface parking available.

Areas of Opportunity‘
HIGH SUBURBAN (LEVEL 3}

* Low-rise buildings, with some opportunities
for mid-rise structures.

= Most buildings oriented to surface parking
lots

= Mostly single use structures, with some
opportunities for vertically integrated
buildings.

 Limited transit availability.

® Parking on street or within surface parking
lots. Some opportunities for structured

separate parking structures or surface lots. parking.
Areas of Opportunity ESTABLISHED AREAS ( BASE LEVEL) || RURAL AREAS
SUBURBAN (LEVEL 2) No Significant Change in Current Areas Typically Reserved Agricultural,

Agricultural Related Uses and Large Lot

Development Pattern - Some Infill Anticipated * :
Residential Development

« * Predominantly low-rise buildings.
. Buildings oriented to surface parking lots

. Mosﬂ\gsingle use ST“:,C‘tWES- EXPANSION STUDY AREAS PARKS AND ENVIRONMENTAL AREAS
e Limited transit available. ‘ s —
« lirmited onstrest:paring. Most parking Areas Iclientlﬁed for Potent|a|,' Long Range EX|s.t|ng Land Reserved for Parks'.State and
- ) Expansion of the Urban Service Area Regional Areas, Natural Preservation and
Boundary. *Future Study Needgd Where Development is Not Encouraged

Introduction Page 3
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VISION , People , Places, Natural Spaces,

Governance and Implementation

2010 and 2040

Total 2040 Total 2040 Change in Change in
| Population | Employment | Population | Employment |
{Brandon/Paim Riec 237847, 187,640 61832 79412 |
Central Tampa 204,867 105,548, 38,858 26859
Downtown & Surrounding Neighborhoods 104,878 154,321 48545 55,664 R
East County 77,565 11,717 23,206 3409
Little Manatee South 33,798 6076 28450 4,658 |
New Tampa 75,158 23829 9822 5,665 | 3
Keystone/Lutz 88,157, 2378 19419 1963 |
pareciy PO 7T | S - S — )
Seffner/Thonotosassa 108,318 57432 51819 29670 |
South County. 284,856 89,801 148,099 56,641 i A
South East Rural 22887 B Griboie
South Tampa 78038 Pt G groctPrjackCatiy\ArcmapiNEWY, NXDMAremyideras_of Staity, it Blobs il
Town 'n' Country & Northwest 165,970
/ Temple Terrace 38515
/ usF 64,691
Westshore/West Tampa - 94573 For more information aboul cur argeization visit website: wriow. theplanningcannission.org

HILLSBOROUGH COUNTY, FLORIDA
VISION MAP

LEGEND

AREAS OF POTENTIAL GROWTH
LEVEL

1 ESTABLISHED
2 SUBURBAN
3 HIGH INTENSITY SUBURBAN

O6 ¢« rean
@8 5 HIGH INTENSITY URBAN
®8 © cownTon
NATURAL FEATURES
PARKS AND ENVIRONMENTAL AREAS
WATER
ROADS AND BOUNDARIES
/\/ COUNTY BOUNDARY
/. JURISDICTION BOUNDARY

#™%¢° TAUPA SERVICE AREA

AN/ URean seRVICE AREA

EXISTING MAJOR ROAD NETWORK
LTED Access RoADs

“\.~ COASTAL HIGH HAZARD AREA BOUNDARY

] exansionsrovaress

RURALAREA

S o s, 4t o oy o o e At e e
e v o posedr

FOR ILLUSTRATIVE PURPOSES ONLY.

reDITS
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VISION , People , Places, Natural Spaces,

Governance and Implementation

THE VISION FOR PLANT CITY Plant City Vision Map

AEmMbraci ng t he Futur e, wiB ithe e F
celebrated vision for the City of Plant City. It captures the
residents desire to adapt and plan for expected growth, but
protect the enduring fiassetso a
City. To build value into the neighborhoodsé t hat Rlantmpr i
City we must protect t he ti mel ess fiasset s
charmo that make the City a spec
the vision of the City of Plant City the reader should reference

Land UseElement.

The City of Plant Cityds Compretrt
t he Ci t yd genefatiohsua cemef Plant City is a great

city to live in, offering a diverse and rich community life that
nurtures residentsd creatithety
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. ¥

Sot:thwesl Quadrant

Introduction

Page5
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PLANT CITY COMPREHENSIVE PLAN Vision , PEOPLE, Places, Natural Spaces,
Governance and Implementation

HILLSBOROUGH COUNTY ESTIMATES 2015

Population Jobs Households
P e O p | e Unincorporated 857,723 355,309 332,326
County
Tampa 355,850 372,077 145,066
DEMOGRAPHIC INFORMATION, ECONOMIC TRENDS, Plant City 40,530 27,397 14,316
POPULATION AND JOB PROJECTIONS Temple Terrace 36,245 7,261 15,292
Total 1,290,348 762,044 507,000

. - - - . - * 1 1 7 1
The greatest single asset a town, city or jurisdiction can lay Planning Commission estimates based on 2010 Census

claim to is its people. The people who make up these places CURRENT COMMUNITY PROFILE
are the harshest critics, biggest cheerleaders and best
ambassador s. | n essence, they A&ASFeéS t he Afheartbeato of t he

community. The economic health and overall vitality of a
jurisdiction is predicated on how well a community 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 Ahomed too.

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

Hillsborough County and its municipalities are appealing to to the US Census 2013 Estimate,which totals over 2.8 million

many businesses, investors and people wishing to move here, people. Hillsborough County capturesmosto f 't he regi onds
largely due to its diverse population, low cost of living, mild space as well as major business and commercial centers

climate and strategic location to a number of economic engines, concentrated among the major employment centers: the

in addition to accessible recreational uses, both natural and Tampa Central Business Disrict, the Westshore Commercial

man-made. District and the University of South Florida. P1 ant Cityo6s str

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.

Page 6 People



PLANT CITY COMPREHENSIVE PLAN

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.

Vision , PEOPLE, Places, Natural Spaces,
Governance and Implementation

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.

People

Page7



Vision , PEOPLE, Places, Natural Spaces,

Governance and Implementation

What you liked

Redevelop
older areas

Redevelop
older areas New homes
in urban area

expansions Develop

Transit
SiEUNIEICES

New jobs ‘in
urban area
expansions

Develop
Transit
Station areas

Fill in existing
suburban and
urban areas

Fill in existing
suburban and
urban areas

Your Desired Housing M ix Your Desired Job Centers Growth M iX

Page 8 People
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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 the 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 askedto use the remaining
budgeto n Atbhiicgk et 0 i twideméng &f mnajon roaalss
building express toll lanes, or rapid transit systems.

Vision , PEOPLE, Places, Natural Spaces,
Governance and Implementation

The medium investment level was the preferred funding level
for Preserve the System, Redice 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 following provides information of what groups will be mostly
represented.

There are three groups that comprise most of the workforce

and consumer base: the Baby Boomers, the GenXder s and

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)

People
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1 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.

1 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)

= =4

GEN X@&RS1T 1965 -1976 (49.6 MILLION)

1 In 2009, represented about 16% of the U.S. population.
1 By 2030 ages 54-65 and make up 13% of the U.S.
population.

MILLENIALS 1977 -1995 (77 -80+ MILLION)

1 Younger Millennials (18-27) - Older Millennials (28-36).

1 Presently represent 24% of the US population.

9 According to US Census Bureau, the largestgenerational
cohort in history .

Most diverse generation, racially and ethnically.

High entrepreneurial tendencies.

The Adigital o generation

= =4 =4
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Millennials will comprise the majority of the workforce by 2025

‘ ‘ . a Bl suilders
. Boomers

A
Millennials

. Next Gen

2015 2020 2025 2030 2040

Source: U.S. Census Bureau
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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

AAging i n Pl ac e oBaly Soormenswald liké to n
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
AContinuing Caredo Lifetime
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+

Vision , PEOPLE, Places, Natural Spaces,
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Communi ties, whi ch

group will grow, representing almost 25% of the overall total
with the younger 16 -24 age group decreasing.

mo s t

of fer support
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2040 Population Projections by
Jurisdiction

1,800,000

1,600,000
1,400,000 -
1,200,000
1,000,000
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2040 Employment Projections by
Jurisdiction

1,200,000

1,000,000

800,000 -
600,000 <
400,000
200,000
0
2010 2015 2020 2025 2030 2035 2040
m City of Temnple Terrace m City of Plant City
u City of Tampa ® Unincorparated Hillsborough County
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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
i t s mun i mabiftyafér moveneest 6f goods and people.
It is clear that the ability to compete globally should be linked

to the provision of 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. Al s o Metro Tampa
product numbers continue to grow, but according to the U.S.
Department of Commerce, still lags behind other metro areas
t hat have higher GDPO6s attai
as Charlotte, Indianapolis and Orlando. Of the top 25 metro

Vision , PEOPLE, Places, Natural Spaces,
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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 fo leverage the
Countydbés consi derabl e

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.

Bay 0 s Thgcooysetition bribwsmessandaevelopment that can lead

fo economic prosperity has never been greater, as
communities throughout the United States must measure

up | against eavnl bthee and pegipns laraund then globes u ¢ h

Ensuring that a foundation of trust, leadership and

Page 14
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cooperation are Inherent in the culture of Hillsborough
Countydbés governance will allow the County to be a [ eader in
pursuing innovative economic development opportunities.
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Places

Understanding the areas we live in, play and move around

n.

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 Placeshave 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 Placesis 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
accommaodate solid waste and wastewater must be planned to
ensure that Ouwur Places function well. The quality of

Vision , People , PLACES, Natural Spaces,
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infrastructure systems 1 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
itds citizens desire it to

In this Section of the Comprehensive Plan the framework for
community building will be established in the goals, objectives
and policies that will create
of Plant City can thrive and continue to grow as the center of
Eagern Hillsborough County. The section is composed of
Elements which set forth the policy direction 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.

Page 16
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Future Land Use

Introduction

Plant City has a rich history dating back tothe mid-1 8 0 0 6 s .
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
/' ts Origin hyMudntlE Geer Brutom and David E.
Bailey, John Keasler notes:

Aéto have Plant City fFfor a
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 ti meéo

Originally, the municipality was a large cotton center, but over
time changed its focus to strawberries. Today, over three -
guarters of the nationés
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

Vision , People , PLACES, Natural Spaces,
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APl ant

mi dwi

years, transiti ondmag /f tToonmbmbSirede | at i v
C/ t Asaf 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 th
at only 1.5% in 1980, rose to 8.3% in 1990, 17.4% in 2 000 and

noy ;ta}ng,s’at 28.8% in 2010.

Not only is Plant Citybs popul ati
dramatically growing in size. In 2000 the community was

h Fowprised oohﬂpprqxiglgtely i 17,229 pcges, Avpile foday 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

nvolyement progegsyne2PO/p9eand netingdhe arowthythatis, e a s
expected over the next decade, an overarching concept or

theme emerged from this effort, which is AEmbr aci ng t h
Futur e, whi | e Pr eThiethemé capture®the Past .
residents desire to adapt and plan for expected growth, but

protect the enduring /ia s sand & met o wn otPhaatr mo

City. This overarching concept or theme was reconfirmed

during the latest public outreach campaign entitled /i/ ma g i n e

2 0 4 @leich was conducted in 2013/14.

For cities to meet their /7 v / sthep must successfully master
change and lead; the rewards of these efforts are extraordinary.

B |3
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It is also a challenging prospect to be resilient in the face of The Imagine 2040 - Plant City Comprehensive Plarcan be seen
limited resources, and to champion constant change in the as the blueprint for the continued enhancement of this
marketplace, so the municipality can distinguish itself A homet own and theafutureddevelopment of the City of
competitively and move forward to a bright future. Building Plant City. Definitions of land use categories and distribution of
sustainable value is a constant process of mastering change, those categories on the land use map will result in a
while protecting and enhancing the timeless /7a s s ands 0 development pattern that reflects the goals, objectives and
A homet ownofthehCayoffifdant City. What components policies of the Plant City Comprehensive Plan

make upthe 7 h o me t o w nof lantaCity dt is a myriad of

things, such as the: Strategic Guide or Vision for the City of Plant City

Further guidance was provided by the ist rat egbrc gui d

9 Diversity and Friendliness of its People; Avi s deweboped and adopted by the Plant City City
A Sense of Belonging; Commission in 2004 and later updated in 2008, which states:
9 Historic Downtown and Neighborhoods; ) ) ) ]
1 History, Honoring its Past and Celebrating its Heritage; APl ant City /s a diverse and vibra
1 Excellent Hospital, Schools, Fire Protection, Library and People work together to solve problems and ensure a better
Parks; future for their children. Local businesses grow and prosper
1 Good Business Climate; _ _ through innovation and hard work. Local government
T Churches that provide a strong Community Foundation; makes prudent investments in infrastructure and services.
1 Low Crime Rate, Effective Police Department; The safety and wellbeing of our ci
1 Historic Schools and other Educational Facilities;
T Center for the surrounding Farming Community, and; Goals to implementthis is t r at e goi Bv igs/ii @ed cover
1 Good place to raise a Family. . ]
topics as.
WhyisAihomet owh ebarmportantisthe Pl il rUhiquéSehse&fPlace
collective image that the citizens of the municipality see § Thriving Local Economy
themselves as being, it is their identity. The desire is to 91 Superior Education/Skills
maintain and build upon this image and this can be 1 Quality Services & Infrastructure
M Citizen Involvement

accomplished by addressing each of these topical areas and
acknowledging this as an important issue in the decision making
processes of Plant City.

COUNTYWIDE AND CITY VISION MAPS

|
B | &
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Purpose of a Countywide and City Vision Map A The o B/will continue, which has been further strengthened by
Pictureo numerous provisions within the Plant City Comprehensive Plan
Basedonthe/ist r at e gadeptedyhy the Rlamt City City
Commission, along with interviews with elected and appointed
officials, the business community, staff and local residents

A v i smapsiwere developed for the City of Plant City and
Hillsborough County. The purpose of these /7 v / smapsae

to, in a very simple way, graphically show At he b/ gof pi ¢
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.

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
Irlztel;s}agg —04. 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

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,

What do the Vision Maps tell us about Plant City?

The /i v i smiapfar @lant 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). Inthe future, these quadrants

will help staff prioritize and guide future vision, sector and
neighborhood planning efforts in Plant City.

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

Identified in the center of the 74 v / smap 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

B |3
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the Midtown Redevelopment District (85t 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

Vision , People , PLACES, Natural Spaces,
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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 municipalitybés empl oyment
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 Year Total
Type 2010 2040 Change
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

City 913 mu%i!:ipsality? Hhave '\9& B -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
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

Vision , People , PLACES, Natural Spaces,
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Other Races NorHispanic 0.5% 3.2%

Total Hispanic (All Races) 1.5% 28.8%

t hat

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/ Plant City Plant City
Ethnicity 1980 2010
White Non-Hispanic 72.2% 53.4%
Black NonHispanic 25.9% 14.5%

Source. SOCDS Database U.S. Census Data
Ret'S/rcl/e%t/a/ Db ¢t pa lityos
Plant City is predominantly developed with single family homes,
in all quadrants of the municipality, 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 ReynoldsStreets. 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 Communiy Redevelopment Agency).

B |3
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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 Plarhas
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
ar ea i ncl uoffiees, gdharmdcies; réssaurants, banking
facilities, and related uses. Commercial uses that support the
hospital are encouraged in this area through the South Florida
Baptist Hospital Overlay District.

Vision , People , PLACES, Natural Spaces,
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During the | ate
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 Pak 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

Semipublic 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/semipublic, 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
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(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

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

Existing Land 2014 Percent Density/
Use Acreage of Intensity Range
Total
Residential 4,318 24.1% 0 to 20 DU/GA
Commercial 769 4.3% 0to .35 FAR
Industrial 1,678 9.3% 0to .50 FAR
Agricultural 4,933 27.5% N/A
Recreational 322 1.8% 0to .25 FAR
Conservation 90 5% N/A
Educational 245 1.4% 0t0.35 FAR
Public/Utilities/
Right-of-Way 3,850 21.4% 0to .35 FAR
Vacant/
Undeveloped 1,748 9.7% N/A
Total 17,953 100% N/A
Environmentally 5,195 28.9% N/A
Sensitive

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. Th e
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
Mi ner al s Il ncorporated
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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PLANT CITY COMPREHENSIVE PLAN

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

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

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 municipalitybés neighborh
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 | -4. Residents identified neighborhoods as
the backbone and fundamental building block of any good
community, and encouraged future development to preserve
and enhancethe i h o me t o w nof elanaCitym o
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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 technigues, 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.

Vision , People , PLACES, Natural Spaces,
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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 involvement 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
opportunities 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.

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

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
Lakeside Station Logistics Park and along County Line Road,
south of Interstate -4. The municipality encourages industrial
uses, which are smokeless, odorless, nontoxic, 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

Greggds Businstan€CelRt eybds fi
use devel opment is Greggds
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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PLANT CITY COMPREHENSIVE PLAN

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 remainder 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 was studied and
designated (250+ acres) with a new land use plan category
called i Ga t eDistigta 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 smoath, 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.

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

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 this area and its
lack of many public facilities, the municipality proactively
developed a /i v / s i o for this/ar@a; 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, | -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
Avi sfioornot hi s areabés future
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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PLANT CITY COMPREHENSIVE PLAN

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 11 2025)
of the Northeast Plant City Area Master Plan, whichis 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.

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

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 District 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)

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

Downtown Core 85 0.5%
Industrial 3,820 21.3%
Public/SemiPublic 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

Future Land Use Acreage Percent . L e . .
Plan Cateqor 2014 2014 agricultural rella.ted actlyltles qnd limited rurall r§5|dent|al
Residential - 4 3,536 19.7% development, if in compliance with the goals, objectives, and
Residential - 6 3,973 19.9% policies of the Imagine 2040: Plant City Comprehensive Plan
Residentiali 9 0 0% and applicable land development regulations of Plant City.
Residential - 12 1,338 7.4% ) i )
Residential - 20 278 1.5% Typical uses include farmsteads, ranches, churches, public uses
Mixed Use-Residential/Commercial 310 1.7% such as parks, large-lot single-family home sites, and uses
Mixed Use-Residential/Commercial/Ind. 1,367 7.6% related to agricu|tura| production_

Gateway District 290 1.6%

Light Commercial/Office 59 0.3% Relationship to Other Areas of Use:

Commercial 1,610 9.0%
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A A minimum density -1 dlowsdhe
consideration of residential densities up to a maximum of
one dwelling unit per
agricultural products produced on site is allowed, if in
compliance with applicable land development regulations
(i.e., parking, setbacks, etc.) of Plant City.

A  Churches (and associated
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.

A The placement of new mobi
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., parking, setbacks, buffering,
etc.) of Plant City.

A Nesidential structures and farm labor housing shall be
buffered and screened from adjacent uses in compliance
with the land development regulations of Plant City.

A As these areas tend to
municipality, when development is proposed in these areas,
staff will seek input on land use and transportation issues
from Hillsborough County.

gross

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

requll rMastbyofA/ Rhese | ands will

intense and/or dense suburban and urban land uses once

a ¢ r agleqate publid infeagtructure Aas Helereprosided By Plant
City.

tran:

Relationship to Facilities and Services:
A Existing, permitted and
d a y ¢ avasewalerssgsternsofdr shurehést single-faanilyshontes aaah
agricultural uses may continue to be used after the
associated parcel is annexed into Plant City

A A new chur c-tamilg fome@on @vacamt pagél e
may be permitted with on-site water and wastewater
systems, where soil and aquifer capabilities can support

| e h suohesystemsn an iif there ar® noewatpraor kastewater
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.

proper

A A parcel subdivided or platted
is only allowed if provided concurrently with water and
wastewater services by Plant City.

A Chur c h e s -family homesimugi beeserved by a
opaved lbcal stpeet rsysterh ¢hatymeetsf the tddsign and
engineering standards of Plant City.

be

A  These areas are |l ocated
emergency services are or can be provided by Plant City.

where p
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Relationship to Natural Resources and Features.:
A Environmentally
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.

A Development within
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, largelot single-family home sites, and uses
related to agricultural production.

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

sensitive

Relationship to Other Areas of Use:

consideration of residential densities up to a maximum of
two dwelling units per gross acre (2 DU/GA).

A The sale of
allowed, if in compliance with applicable land development

A  Churches (and associated
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.

A The placement of new mobi
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., parking, setbacks, buffering,
etc.) of Plant City.

A Nuesidential structures and farm labor housing shall be
buffered and screened from adjacent uses in compliance
with the land development regulations of Plant City.

AL As these areas tend to
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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A Most of these 1l ands wil!l
intense and/or dense suburban and urban land uses once
adequate public infrastructure has been provided by Plant
City.

Relationship to Facilities and Services:
A Existing, permitted 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.

A A new chur c-family tome@on @vacamt pagél e
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.

A A parcel subdivided or
is only allowed if provided concurrently with water and
wastewater services by Plant City.

A Chur c h e s -family homesimug beeserved by a
paved local street system that meets the design and
engineering standards of
located where police, fire protection, and emergency
services are or can be provided by Plant City. Relationship
to Natural Resources and Features:

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

p | at tdevelopédaesidentialarnead ef Rlant Gity.

trakisEnmnviomo rorveerrt atlil ye steasmoi & e

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.

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 i 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
devel

Single family homes on individual lots are the predominant use
in these areas, although other housing and development
approaches can also be integrated within Residentiat4. Within
this plan category densities will be no more than four (4) units

P | a nper grass acke.. Neidhboihdod saeks, seanie apen space eand

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:

1 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.

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

T 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 Residential4.

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

Relationship to Facilities and Services.

9 Public water and wastewater
programmed for the area.

1 Infire protection, police and EMS service areas.

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

91 Public, semtpublic 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

service available or

Vision , People , PLACES, Natural Spaces,
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standards of the Comprehensive Plan and applicable Land
Development Regulations.

Relationship to Natural Resources and Features:

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

I 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 i 6 (R-6)

Description:

These areas should offer safe, quiet and attractive
environments for people to live. An important aim in
Residentiat6 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 Residentiat6 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 accommodatal 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:

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

1 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 Residential6.

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

1 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.

9 Public water and wastewater
programmed for the area.

1 Infire, police and EMS service areas.

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

service available or

Vision , People , PLACES, Natural Spaces,
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Relationship to Natural Resources and Features.

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

1 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 i 9 (R-9)

Description:

These areas should offer safe, quiet and attractive
environments for people to live. An important aim in
Residentiat9 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:

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

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

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

T 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 Regulatins.

Relationship to Facilities and Services:

9 Public water and wastewater
programmed for the area.

1 Infire, police and EMS service areas.

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

service available or

Relationship to Natural Resources and Features.

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

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

Vision , People , PLACES, Natural Spaces,
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RESIDENTIAL - 12 (R -12)

Description:

Similar to those in Residentiali 9, 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:

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

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

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

1 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 Regulatins.

Relationship to Facilities and Services:

T

)l
)l

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:

1

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 i 16 (R -16)

Vision , People , PLACES, Natural Spaces,
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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.qg., 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:

1 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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9 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.

1 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

M Public water and wastewater service available or

programmed for the area.
1 Infire, police and EMS service areas.

1 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

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

1 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 i 20 (R -20)

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

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 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 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.

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

1 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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9 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.

1 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 Developmert Regulations.

Relationship to Facilities and Services:

9 Public water and wastewater
programmed for the area.

In fire, police and EMS service areas.

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

service available or

)l
)l

Relationship to Natural Resources and Features:

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

9 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

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

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:

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

1 Adjacent neighborhoods should be integrated into the
downtown activities.

1 No FAR or density limitations.

Relationship to Facilities and Services:

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

9 Fire protection available and adequate.

1 Infire, police and EMS service areas.

9 Public spaces should be provided for leisure opportunities
and integrated into overall design.

Relationship to Natural Resources and Features:

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

9 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

Commercialland-useplanc at egory due t o t
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 devel opment 6s
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 C1B, G-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:

Vision , People , PLACES, Natural Spaces,
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physical

1

1
1
1

edaycare centers, etc. |

Professional business offices for lowtraffic professions,

a such as attorneys, accountants, professional engineers,

mental-health professionals, smallpractice 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,
such as bul k and
Low-volume retail stores, such as florists, quick-print shops,
cell-phone outlets, bicycle shops, locksmiths, etc.
Smaltscale, 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

1
1

1
1

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 AccessManagement Criteria.
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Relation ship to Facilities, Services, Natural Resources
and Features:

9 Available public facilities.

1 Infire, police and EMS service areas.

i Protects Environmental Areas.

1 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:

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

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

Commercial areas shall be accessed from collectors an¢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 mmmercial uses at intensities up to 1.0 FAR may
be allowed in appropriate locations (with ¥4 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 Devipment
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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1 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
devel opment . ( P ®et this trigerion, bu t
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.)

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

9 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

Vision , People , PLACES, Natural Spaces,
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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
floor area ratio (FAR) or affecting the overall calculations for
meeting the mix of commercial (80%) to residential (20%).

Relationship to Facilities and Services:
9 Public water and wastewater service available or

programmed for the area.
In fire, EMS and police service area.

1 Separated from schools and recreation areas by other uses

or extensive open space.

Relationship to Natural Resources and Features.
1 Well drained areas where soils are suitable for structures,

streets and parking.

1 Urban runoff must be adequately handled by development.
91 Tree cover and scenic views must be considered in
d o ncommercial areas and maximum retention of these features

must be considered.

INDUSTRIAL (1)

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:

1

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: Largesite 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 NonOn-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 busnesses include construction and
product-servicing businesses, and productdelivery services.
Support Commercial Uses: Limited amounts of convenience
commercial uses and businessservice commercial uses can
be incorporated into these areas when they are developed

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

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.] through 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.

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

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

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

T 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.

9 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.

)l
)l

Relationship to Natural Resources and Features:

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

1 Runoff must be adequately handled by development.

i 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.

Vision , People , PLACES, Natural Spaces,
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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 RobinsonRrad is to be considered
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:

1 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.

9 Should be within fire, EMS, and police service areas.

9 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:

9 Public and semipublic 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:

1 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.

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

Vision , People , PLACES, Natural Spaces,
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them. Passive or neighborhood serving parks may have
access from local streets.
1 The maximum FAR shall not exceed .25.

Relationship to Facilities and Services:

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

Relationship to Natural Resources and Features.

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

Additional Allowed Uses for Privately Owned Lands

Lands designated as fPar ks,
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 noamotor
coaches shall not be allowed, and camping in other than motor
coaches shall be prohibited. A transportation impact analysis,
as described in the Cityéos
zoning applications, may be required to be prepared by a City
selected consultant, at the expense of the applicant, for any
proposed MCPcreating 100 or more motor coach sites.
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An application for an MCP shall include, if not addressed in the
Citybés Land Devel opment Regul at
accompanying proposed development conditions which shall
address, at a minimum, the following:

1 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. Temp orary 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.

9 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.

1 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.

T A minimum of 15% of the MCPOSs
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 ofa howd enotari doaehd onsboarde wagtd with bea n d
disposed. The MCP shall be subject to the approval of the
Southwest Florida Water Management District, Floida
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
126 wide travel l anes 1
MCPs shall be subject to all the applicable provisions of the

Comprehensive Planand Pl ant Citybs Code

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.
total area must be provided

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

1 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.

9 Itis 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.

1 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 wetlands rules and
procedures of Plant City, Hillsborough County and the State
of Florida.

Vision , People , PLACES, Natural Spaces,
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Relationship to Natural Resources and Features
These areas can effectively be used as open space buffers.

GATEWAY DISTRICT (G)

Intent T The intent of the Gateway District i Future Land Use
Plan Category (formerly known as the Mixed Use i 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 1 The general characteristics of the
Gateway District - Future Land Use Plan Category are:

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

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

1 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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1 Projects shall be developed using a Planned Development
(Zoning) District, unless otherwise provided for in Plant
Cityo6s Zo npplinagts, iCrequiested, ghall submit a
detailed site plan and building renderings to demonstrate
the design concept in response to the intent of the Gateway
District.

9 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 1 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 T 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 T 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.

Vision , People , PLACES, Natural Spaces,
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General Development Standards i The general
development standards for uses within the Gateway District are:

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

1 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
i mpacting the projectds

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

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

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

1 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 T 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 T 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:

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

1 Continue to coordinate and work with the Florida
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 i 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

Vision , People , PLACES, Natural Spaces,
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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 .

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

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

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

1 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.

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

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

1 Governmental uses, schools, neighborhood recreation, and
small-scale semipublic 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.

Vision , People , PLACES, Natural Spaces,
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1 Perimeters should be buffered from other incompatible use
areas by open space, visual screening, and other similar
professional planning techniques used in site planning.

1 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.

1 Residential: 65% minimum and 85% maximum.

1 Commercial, including office development and research
corporate park uses: 15% minimum and 35% maximum.

1 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 |-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%.

1 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: Residentiali 35% minimum and 85% maximum.
Commerciali 15% minimum and 65% maximum.
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Calculations for percentages of land shall be based on land used
for density/intensity calculations as described in the
Al mpl ementationdo section of t

MIXED USE T RESIDENTIAL/
INDUSTRIAL (MU -RCI)

COMMERCIAL/

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, retalil
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.

Vision , People , PLACES, Natural Spaces,
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Residential Density:

A density of up to 12 dwelling units per acre (12 du/ac) is
pe@nitterh Clastegng of idwekling Briitsanmay 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  -RCl| Plan Category:

1 The minimum size for the MU-RCI category is 1000 acres.

1 The MU-RCI category must have direct access to an arterial
roadway.

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

1 The MU-RCI category must be located within fire, police,
and EMS service areas.
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1 The MU-RCI category must be located in an area where it separated residential areas, to provide internal access
can be demonstrated that environmental damage will not between these uses.
ocedr: Minimum  Required  and  Maximum  Allowable
Rezoning and Site Plan Requirements Percentages of Land:
Development shall be considered for approval through a 1 Residential: 10% minimum and 50% maximum
planned development rezoning process which requires, at a 1 Commercial, including office development and research
minimum, an integrated site plan controlled through site - corporate park uses: 5% minimum and 35% maximum
specific design features and specified development conditions T Light-industrial: 45% minimum and 85% maximum
to achieve developments that are compatible with surrounding, Calculations for percentages of land shall be based on land used
and internal, land uses and consistent with the Goals, for density/intensity calculations as described in the
Objectives, and Policies of the Plant City Comprehensive Plan. Al mpl ementati ond section of the Fut
q Retall commercial uses must be clustered 'at intersectiqns ENVIRONMENTALLY SENSITIVE AREAS OVERLAY (ESA)
with at least one collector street. Strip commercial
development shall be prohibited. Description:

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

9 Industrial uses within the mixed -use project must be made
compatible with existing and proposed surrounding

These are environmentally sensitive lands which are classified
as conservation or preservation areas by the Environmental
Protection Commission of Hillsborough County, Southwest

development. Perimeters should be buffered from other Florida Water Management District and/or Florida Department
incompatible use areas by open space, visual screening, and of Environmental Protection. In Plant City, these lands
other similar professional planning techniques used in site generally include those areas that are wetlands and/or within
planning. the 100 year flood occurrence. Development in these areas is

T Governmental uses, schools, neighborhood recreation, and restricted by federal, state, and/or local environmental
small-scale semipublic uses, such as churches, must be regulations.

integrated into the site plan and be accessible to residential
neighborhoods being served via pedestrian, as well as
vehicular, means.

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

Relationship to Other Areas of Use:

1 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.:

1 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:

1 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.

Vision , People , PLACES, Natural Spaces,
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Relationship to Facilities and Services:

1 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 empl oyment
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
Ar egi onalsuchasd/S/92 ar |-4e Blant City is working
closely with both Hillsborough County and FDOT to ensure that
these roadway needs are addressed.

Vision , People , PLACES, Natural Spaces,
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generating

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.
capacity of the

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 | -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 /i L a ke s /St awhichdsnmabout 1,300 acres
located east of Park Road. However, these loses are offset 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 visian 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 pentup demand for this
type of development at this locale, along | -4.

Plant City has adequate residential and nonresidential 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
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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
A homet ownanddchaacter 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 /7 7 o me t o wnandsbuherm o
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 Hanning
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 i h o met o wn
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 A HOME T O WN

C HA R M+ 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

Vision , People , PLACES, Natural Spaces,
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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 Obijective 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 v 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.
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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.).
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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 rnHomet own Char mo
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 /A homet own  cafdacharagter 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

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

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;

1 Intergovernmental coordination efforts to ensure integrated
Land Use Patterns and the coordinated provision of
Transportation and other Public Facilities, and;

9 Orderly Annexation and Land Use Growth Patterns.

1
1

LU Policy 2.6.4: The Northeast Plant City AreaSpecific 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

these areas to preserve the overall 7 # 0 me t o wnofldnta r mahis policy, which is based on provisions in the Northeast 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 Plarmand the Northeast Plant City
Area Master Plan.

LU Policy 2.6.3: The Northeast Plant City Area General Growth
and Development Guidelinesi The City will coordinate future

City Area Master Planp which are as follows:

T The Cityds |l ong term goal is t
thriving and attractive part of the municipality, creating a
highly appealing and l'ivabl e

northeast Plant City.

1 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.

1 The City adopts the following maps as a general vision for
future growth and development - Phase | - Future Land
Scenario Map 2025, and Northeast Plant City Master Plan
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Recommended Improvements (a.k.a. Phase | - 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 parallel 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;

0 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:

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

Vision , People , PLACES, Natural Spaces,
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0 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
Avillageo;

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

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

1 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 | - 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 | - Future Land
Scenario Map 2025 or Phase | 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.

1 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
lines. To promote this, the City will require that property
owners adjoining land proposed for annexation are asked if they
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muni cipalityods

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
municipalityd s proposed new |j
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

ur i sdi

cti

on

plagemens and magsing of new samimergial anthrmaixed boundar y

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.

Vision , People , PLACES, Natural Spaces,
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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
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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 i 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 381 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.
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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 Atrticle V - Wellhead Protectioni n
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, encourage the
development of target industries within identified competitive
sites and the 1-4 Tech Corridor Owerlay 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 noiserelated 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.
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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
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 faciliies as adopted by the City
Commission. Inthe 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
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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 Palicy 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:

9 Creation of like uses;
1 Creation of complementary uses; or
1 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
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.

- Transportation) -
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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:

I 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;

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

1 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;

1 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 future 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

B |3

Future Land Use

Page 67



PLANT CITY COMPREHENSIVE PLAN

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 inthe  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.
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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.
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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 | -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 orderly growth and development within the boundaries of Plant

hazards of future wildfires in Plant City. City.

Intergovernmental Coordination Economic Growth

LU Obijective 7.10: Coordinate growth and development LU GOAL 8: RECOGNIZE THE IMPORTANCE OF A

with surrounding jurisdictions in order to promote and HEALTHY AND VIBRANT LOCAL ECONOMY FOR THE

to protect inter  -jurisdictional interests. CITIZENS OF OUR MUNICIPALITY, AND SET A
DELIBERATE AND THOUGHTFUL DIRECTION AND

LU Policy 7.10.1:  Coordinate inter-jurisdictional development COURSE OF ACTION FOR BUILDING THE ECONOMY OF

review through use of the Environmental Protection PLANT CITY.

Commission of Hillsborough County, the Planning Commission

and the Metropolitan Planning Organization. LU Objective 8.1: In cooperation with the Plant City

Chamber of Commerce, continue to update and

LU Policy 7.10.2:  Encourage the use of joint boards and implement the Strategic Guide for the City of Plant City.

councils as a means of coordinating the regulation and
management of growth and development. LU Policy8.1.1: | dentify the Cityds economi
those assets can be used to their fullest potential to increase

LU Policy 7.10.3:  Coordinate with adjacent jurisdictions in the local economic impacts

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

shall participate in negotiation meetings, as needed, which will LU Policy 8.1.2:  Identify, develop, build and market an image
consider factors such as the area of population served, impacts of the City that wi || be used to
on land development patterns, natural resources and cost- investors.

effectiveness of service delivery. ) o o . N
LU Policy 8.1.3: Give first priority to economic opportunities

LU Policy 7.10.4: Coordinate the implementation of the that are linked to existing economic assets.
Comprehensive Planwith 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 councils in order to provide for the

LU Policy 8.1.4: Be careful of expending resources for
economic opportunities that are completely new for the City and
candét be |l inked to existing economi

|
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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:
local leadership.

Maintain strong, effective and collaborative

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 Poalicy 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.
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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.

=A =4 =4 =441

LU Policy 8.3.1: Target Development: Encourage private
investment that results in the creation and establishment of
itarget devel opment o i n Pl
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 /nterstate -
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

1 The minimum land area shall be five (5) acres of buildable
uplands within or recently annexed into the City of Plant
City.
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LU Policy 8.3.3: General Guidelines and Standards
Development within the overlay will be guided by three
development patterns:

Corporate Village I A master planned mixedZise
development under unified ownership or control that combines
offices and flex spaces for target industries, with retalil,
restaurants and lodging as secondary support uses. Retalil,
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
deévielopynent may Dealocatesl in mided use buiddimga erron 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 Patterrs.

Corporate Campus/Business Park T 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 | -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/Buwsiness 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 |1 -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.

Vision , People , PLACES, Natural Spaces,
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LU EXHIBIT A - DEVELOPMENT PATTERNS

SUITABLE

DEVELOPMENT
DESCRIPTION | MAGES

PATTERN

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

LOCATIONS

Business uses that
are limited to
indoor operations
can be integrated
with neighborhood
development.

Corporate business site or in mixed use buildings in support of | Areas of outdoor
Village target development. For further details see Plant | production and

City Land Development Regulations. operations should
be limited and
concealed from

FARS range up to 1.0, with the more intensive sites | Public view where

serving as the mixed use village core. allowed.
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DEVELOPMENT SUITABLE
DESCRIPTION | MAGES
PATTERN

LOCATIONS

A development that often is centered around and
managed by a single corporate entity, which includes | Business uses that
offices and flex spaces for target industries with | are limited to
limited support retail and restaurants located within | indoor operations
buildings or clustered in nodes at the entries of the | can be integrated

Corporate development. For further details see Plant City Land | with neighborhood
Campus/ Development Regulations. development.
Business Park Areas of outdoor

FARs range up to 0.85. production and

operations should
be limited and
concealed from
public view where
allowed.
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DEVELOPMENT
PATTERN

Industrial Park
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DESCRIPTION

A planned area that provides locations for
production, distribution and office uses. For further
details see Plant City Land Development Regulations.

FARSs range up to 0.75.

SUITABLE

LOCATIONS

Suitable in
agricultural
research areas and
in areas where
outdoor production
and/or operations
can be adequately
buffered from
residential
development.

| MAGES
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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 Plaip.

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.

Vision , People , PLACES, Natural Spaces,
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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 /nterstate -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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A homet own of thés muniopality; criteria for calculating boundaries, surface utility rights -of-way, railroad tracks, rivers,
development intensities and densities for individual projects; streams or other water bodies or wetlands shall be interpreted
locational criteria and development standards for commercial as flexible boundaries as follows:

uses; density credits for infill residential development; and

density credits for protection of upland habitat in Plant City. Boundary Intepretation Provision

In those land use category boundaries on the Future Land Use

Future Land Use Map Map whose location cannot be directly determined from an

The Future Land Use Map is a graphic illustration of the inspection of the map to coincide with any natural or man -made

muni ci palityds policy gover ni ng fedtureeor where¢ therrenorchckeadrly indicates thatantersorwasa t t er n
of development to, among other things, preserve and enhance made in the location of the line on the map, the boundary shall

the i h o me t o wn of @land Cityn through the year 2040. be determined by the City Commission.

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

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

in Plant City.

City Commission. The request for the appeal shall be provided
The Future Land Use Map shall be used to make an initial in writing to the Executive Director of the Planning Commission
determination regarding the permissible locations for various within 20 days from the date of the initial interpretation having
land uses and the maximum possible levels of residential been rendered. To obtain their recommendation, the Executive
densities and/or non-residential intensities, subject to any Director shall refer the request to the Plant City Planning Board
special density provisions and exceptions of the Comprehensive and then the Planning Commission. After receiving their
Plan. Additionally, each regulation or regulatory decision and recommendations, the appeal shall be heard at the next
each development proposal shall comply with the overall intent regularly scheduled meeting of the Plant City City Commission.
of all applicable provisions within the Plant City Comprehensive Based upon its findings of fact and to achieve the purposes of
Plan the Plan, the City Commission shall decide to either uphold or

not uphold the interpretation of text or map boundary by a

All land use category boundaries on the Future Land Use Map simple majority vote

coincide with and delineated by man-made or natural features,
such as but not limited to roads, section lines, property
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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 detalil
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

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

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.

Vision , People , PLACES, Natural Spaces,
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LU TABLE 7 - RESIDENTIAL DENSITIES WITHIN FUTURE
LAND USE PLAN CATEGORIES (* ONLY INCLUDED
AFFECTED PART OF TABLE 6)

Maximum Residential

Land Use Category 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

16 du/ga (20 du/ga in the

Commercial Midtown Redevelopment Area)
Industrial No Residential Allowed
Parks, Recreation and No Residential Allowed
Open Space

MU: R/C 12 du/ga

MU: R/C/I 12 du/ga

Gateway District 16 du/ga

Public/SemiPublic
Natural Preservation
Environmentally Sensitive
Areas Overlay
* 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.

No Residential Allowed
No Residential Allowed

No Residential Allowed

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
al so be considered a
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overall densities (and intensities) such as the Downtown and
the Midtown Redevelopment District. In applying densities to
acreages, certain norntresidential 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.

Vision , People , PLACES, Natural Spaces,
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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 projectds
within each land use plan category on which a project or
portions thereof is proposed as provided for above:

1 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 DevelopmentRegulations.
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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.

Vision , People , PLACES, Natural Spaces,
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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 other provisions in the
Comprehensive Plan from being construed as granting higher
density uses in those locations.

Vision , People , PLACES, Natural Spaces,
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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
definition, 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 nonresidential 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:

1 Conservation, Natural Preservation and Environmentally
Sensitive Areas, as described in the Definitions, with the
exception of natural water bodies.

1 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 this 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
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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
classified as conservation as defined.

portion is

Total non-residential acreage = 40 non-environmentally
sensitive acres (nonresidential 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
Development Codes

Plant City's land use categories were designed to accommodate
the existing zoning framework. Therefore, major revisions to
the municipalityés devel opment

a result of adoption of the Plant City Comprehensive Plan

City

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

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
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.

Residential Density Credits for Infill

i 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 consicered for locations shown
on the Future Land Use Map as Residentiald (R-4),
Residentiat6 (R-6), Residential-9 (R-9), Residential-12 (R-
12), Residential16 (R-16) or as Residentiat20 (R-20), and
shall be subject to the following limitations or conditions:
That density in locations shown on the Future Land Use Map
as Residentiat4 may not be increased higher than 6
dwelling units pre gross acre. Residential6 may not be
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increased higher than 9 dwelling units per gross acre.
Residential9 may not be increased higher than 12 dwelling
units per gross acre. Residential12 may not be increased
higher than 16 dwelling units per gross acre. Residentiat
16 may not be increased higher than 20 dwelling units per
gross acre. Residentiat20 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:

0 Strip commercial development presently exists; or

0 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
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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, Obijectives, 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.

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

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.
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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 density 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

_ 4 d.u. per
Land Use Plan Category R4 = Gross Acre
Total allowed dwelling u_nlts W|th_out 400 Dwelling
Upland Forest Community Density Units

Credit: 100 ac x 4 du/ga =

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 this credit could be considered.
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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
_ 4 d.u. per

Land Use Plan Category R4 = Gross Acre
Total allowed d.u. without Upland Forest .

. . o 40 Dwelling
Community Density Credit: 10 acre wetland x Units

4 d.u. per gross acre =

(Full density credit is given because wetland makes up less than
25% of project).

360 Dwelling
90 acre developable land x 4 d.u. per gross acre  Units
Total units without upland Forest Community 400 Dwelling
Density Credit = 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. 250 d.u.

per gross acre) =

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. 160 d.u

per gross acre) =
250 d.u. +40d.u. +160d.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
UpIar_1d_Forest Community eligible for Density 35 Acres
Credit =
Wetlands = 10 Acres

— 4 d.u. per
Land Use Plan Category R4 = Gross Acre
Total allowed d.u. without upland Forest 400 Dwellin
Community Density Credit: 100 Acres x 4 d.u. Units 9

per gross acre =
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

175 d.u.
gross acre) =
10 ac wetland x 4 (R-4 d.u. per gross acre )=. 40d.u
55 acres developable land x 4 (R-4) d.u. per 220 d.u

gross acre =
Total units allowed with
upland preservation =

40 d.u. +175d.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 within 8 units per net acre which is double the
R-4 allowed gross density and could be allowed for
consideration.
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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.
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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
Managemernt 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:

1 Provide a means of ensuring appropriate commercial
development without requiring that all commercial sites be
designated on the Future Land Use Map;

9 Establish a maximum FAR to ensure that the scale of
commercial development is generally consistent with
surrounding residential character; and

1 Ensure that commercial uses may be considered for
approval only where:

0 adequate access can be provided to commercial uses;

0 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;

0 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
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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

Residential6, Residential9, Residential12, Residentiat16, and
Residentiat20 (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:

1 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;

1 Maximum Floor Area Ratio (FAR) of .25
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Residential 19, 12,16 and 20:

1 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;

1 Maximum Floor Area Ratio (FAR) of .35

Exceeding the maximum nodal distance requirements in a
residential land use category may be considered when:

1 Seventy five (75) percent of the frontage associated with
the use is within the linear frontage of the commercial node,
or;

9 Fifty (50) percent of the blockface has existing commercial
development, or;

9 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 Devebpment Regulations.

1 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:

A Northern Boundary - North right-of-way
of Risk Street;

A Western Boundary - Western right-of-
way of Mobley Street;

A Southern Boundary - Northern right-of-
way of CSX Railroad, and

A Eastern Boundary - A line following the
eastern right-of-way of Dort Street,
Baranca Street (excluding Lot 14, Block

Vision , People , PLACES, Natural Spaces,

Governance and Implementation

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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LUMAP 3 I WELLHEAD RESOURCE PROTECTION MAP*
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LU MAP 4 i FUTURE LAND USE SCENERIO MAP OF THE NORTHEAST PLANT CITY AREA MASTER PLAN *
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