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FUTURE LAND USE ELEMENT

Introduction

The Future Land Use Element (FLUE) establishes the geographic framework for growth in Dade City. As such, the element is central to planning for and management of natural resources, public facilities, housing and urban design. The element is also important to the City’s system of land development regulation and to private property rights.

The purpose of the FLUE is to guide decision-making by the City on regulatory, financial, and programmatic matters pertaining to land use. Most directly, the FLUE controls the location, type, intensity, and timing of new or revised uses of land. The distribution of the City’s adopted future land use categories as displayed on Map 1-10 Future Land Use Map (FLUM).

The land use strategy in this element is closely coordinated with a strategy for provision of public facilities as found in the Capital Improvements and Infrastructure elements of this comprehensive growth management plan. Through the FLUE, the City intends to promote compatible development that will maximize, enhance, and maintain the unique and attractive characteristics of the City in a manner consistent with the economic, physical, and social needs, capabilities, and desires of the community.

All elements of this Comprehensive Plan are mutually supportive and interactive. The entire planning process involves a series of reiterative modifications to reflect refinement of data and changes of existing conditions. Thus, a decision by another unit of government or private entity can cause the City of Dade City to rethink an entire series of assumptions and prior decision.

Underlying Concepts

Protection of Natural Resource Systems

Natural resources including air, water, and vegetative communities perform functions that are vital to the health, safety, and welfare of the human population, and serve to promote commerce by attracting visitors and residents to the Dade City. Protection and management of natural resources for their long-term viability are essential to support the human population, ensure a high quality of life, and facilitate economic development. Important to this concept is management of natural resources on a systemwide basis.

The FLUE is designed with the intent to protect and manage natural resource systems in several ways. Intensive land uses on the Future Land Use Map are located and configured to guide concentrated population growth and intensive land development away from The City’s limited areas of environmental sensitivity toward areas more capable of supporting development.

Coordination of Land Use and Public Facilities

At the heart of Florida’s Growth Management Act (Chapter 163, FS) is the requirement that adequate service by public facilities must be available at the time of demand by new development and redevelopment. This requirement is achieved by spatial coordination of public facilities with land uses designated on the FLUM, and through temporal coordination of level of service (LOS) standards. LOS standards are binding. No local development order may be issued which is not consistent with the locally adopted Concurrency Management System (CMS). LOS standards have been established for roads, potable water, sanitary sewer, stormwater drainage, solid waste, parkland, and recreational facilities. While these LOS standards in the Capital Improvements, Infrastructure, Transportation, and Recreation and Open Space elements serve to guide public provision of infrastructure, in the context of the FLUE these standards serve to assure the availability of adequate facilities (either public or private) for designated land uses on the FLUM.

Provision of Adequate and Affordable Housing

The availability of adequate and affordable housing for low and moderate income must be analyzed in the Comprehensive Plan. The FLUE encourages the creation of affordable housing through the provision for different housing types in all residentially designated future land use categories, except the Low Density Residential (LDR) category which is a single family dwelling unit category. Additionally, the City participates in affordable housing programs associated with Pasco County administered affordable housing programs, as well as the Community Development Block Grant (CDBG) Small Cities program.

Improved Efficiency and Effectiveness in the Land Use Regulatory Process

Important to every facet of this element is the balancing of private property rights and the general interest of the public. Although sound land use management by definition establishes limits on the use of property, care has been taken to ensure the limits are rational, fair, based on health, safety, and welfare of the public, and that due process is provided. 

Future Land Use Map

The Future Land Use Map, which is adopted by the City Commission, is an important tool for implementation of the Dade City Comprehensive Plan. The FLUM depicts the desired extent and geographical distribution of land uses and is one of the means to ensure that development is compatible with adjacent uses, the natural environment, and support facilities and services. The FLUM is also used to protect natural resources; restrict the proliferation of urban sprawl and strip commercial development; control densities in flood prone areas; promote economic development; and encourage redevelopment efforts. 

Development within the City must conform to the various characteristics and standards provided in each of the FLUM categories, which are defined later in the Goals, Objectives, and Policies section of this element.

Data and Analysis

This section provides information on existing and forecasted land use conditions in Dade City. The section is designed to fulfill the data and analysis requirements of Rule 9J-5, FAC, and to provide a basis for the Future Land Use Element goals, objectives and policies and Future Land Use Map. The greatest value of the FLUE Technical Support Document (TSD) is that it inventories existing land use and population and makes projections for both during the comprehensive plan planning period (2000–2010). Through this effort, opportunities and constraints in the City’s management of land use become evident.

Existing Land Use Analysis

Map 1-1, Existing Land Use and Table 1-1 provide the basis for this section and were created using existing land use data collected in Pasco County’s annual property appraisal process. Acreage totals by existing land use category and average density and intensity for applicable existing land uses are indicated in Table 1-1. Existing Land Use categories are defined as follows:

Residential. This category includes the full range of residential uses including single family detached units, single family attached (duplex/triplex) units, mobile homes, multiple family developments, mobile home parks and subdivisions, and recreational vehicle campgrounds.

Commercial/Office.  This category encompasses a variety of activities that are predominantly connected with the sale, rental, and distribution of products or the performance of services. In Dade City, these uses range from businesses in stand alone buildings to multi-unit shopping centers. 

TABLE 1-1

EXISTING LAND USE, 2000

CITY OF DADE CITY

EXISTING LAND USE CATEGORY
1991
1995
2000
CHANGE

(1991-2000)
AVERAGE DENSITY


ACRES
%
ACRES
%
ACRES
%
ACRES


Residential
851.5
43.7
875.0
41.5
597.1
25.3
(254.4)
2.7 DU/A1

Commercial
171.5
8.8
186.0
8.8
148.1
6.3
3


Office
2
2
2
2
56.7
2.4
3


Industrial
15.9
0.8
15.9
0.7
10.4
0.4
(5.5)


Agricultural
6.8
0.3
6.8
0.3
0.0
0.0
(6.8)


Recreation/Open Space
15.7
0.8
15.7
0.7
32.8
1.4
17.1


Public/Semi-Public
103.2
5.3
173.0
8.2
178.5
7.6
75.3


ROW (Railroad / Road)
253.0
13.0
253.0
12.0
347.8
14.7
94.8


Educational
221.8
11.4
221.8
10.5
244.5
10.4
22.7


Conservation
24.3
1.2
80.0
3.8
125.7
5.3
101.4


Vacant
281.3
14.5
281.3
13.3
425.0
18.0
143.7


Pending FLUM Amndmt
N/A
N/A
N/A
N/A
195.1
8.3
195.1


TOTAL
1,944.9
100.0
2,109.0
100.0
2361.6
100.0
416.7


1 DU/A - dwelling units per acre.

2 Included in commercial totals.

3 Since commercial and office categories were combined in 1991 and 1995, year 2000 commercial and office acreages had to be combined for this comparison. The net change was an increase of 33.3 acres.

SOURCE: Pasco County Property Appraisers Office and City of Dade City, 2000.

Industrial. The industrial land use covers a broad range of activities. These activities can be classified in two general subcategories: light industry and heavy industry. Light industrial activities range from ones that are very land intensive but require few public services or facilities, such as open storage and warehousing, to others that require less land but need a full range of public services and facilities, such as light manufacturing. Heavy industrial activities are land intensive. Large machine shops, foundries, chemical plants, cement plants, steel fabrication plants, and transportation manufacturing plants are among the industrial activities that would be considered heavy industrial. A variety of light industrial and heavy commercial land uses are located north of Pond Avenue to the city limits and northeast of the Seaboard Coastline Railroad corridor along Whitehouse Avenue. Heavy industry has never been a significant land use activity in Dade City and growth under this category is expected to emphasize light industrial activities. 

Recreation/Open Space. These lands include City, County, and School Board owned parkland, recreational facilities, and open space, as well as private recreational and open space areas such as those found in subdivisions and mobile home parks.

Public Buildings/Semi-Public. This category includes lands that are owned, leased, or operated by a public or quasi-public entity. Activities on these lands may include civic and community centers; hospitals; libraries; police stations; fire stations; and government administrative buildings; residential retirement homes; privately owned hospitals; cemeteries; property owned by utilities; churches and church-owned buildings; literary, scientific, and cultural organizations and facilities; and non-profit membership organizations.

Right-of-Way. This category on the Existing Land Use Map denotes public transportation rights-of-way. 

Conservation. This category denotes public and private lands that are conservation easements, wetlands, or water bodies on the Existing Land Use Map.

Vacant. Vacant land is considered to be land that has not been developed but is presumed to be suitable for development (i.e., not wetlands). 

Existing Land Use Patterns

This section of the FLUE describes the existing land use patterns of Dade City and the unincorporated areas around the City. Dade City is bounded on the east by the Green Swamp in unincorporated Pasco County. This area contain extensive wetlands, few roads, and a very sparse population. Much of the wetland area is owned by the Southwest Florida Water Management District (SWFWMD) or is included in the Green Swamp Wildlife Management Area designated by the Legislature as an Area of Critical State Concern. To the west and north, the City is bounded by unincorporated Pasco County.

Commercial uses are found primarily along major arterial roadways and in Downtown Dade City. Early commercial development was concentrated in Downtown, in close proximity to residential development. Mixtures of retail, office, and residential uses on one parcel could be found. Later development in Dade City, especially since the advent of the automobile and expansion of the road system, became more single use in character. Commercial and residential uses were segregated as strip commercial developments began accumulating along US 301. 

Availability of Facilities and Services to Serve Existing Land Uses

Traffic Circulation

Most areas of the City are currently served by adequate transportation facilities. Roadways operating at unacceptable levels of service include the US 98 Bypass and US 301/7th Avenue in the downtown. Strides are being made in the development of bicycle and pedestrian facilities and transit services in the northeast region of Pasco County. 

Sanitary Sewer

The wastewater collection and treatment system is expected to have adequate capacity during the 2010 plan horizon. The effluent disposal component of the wastewater treatment system was recently retrofitted to address a pollution issue. Also, major wastewater treatment plant modifications are identified in the City’s five year LOS-related Schedule of Capital Projects.

Solid Waste

The Pasco County Resource Recovery Facility, with a design capacity of 1,050 tons per day, provides adequate solid waste disposal for the County, its municipalities, and municipalities outside Pasco County. The City contracts with a private hauler for solid waste collection. 

Drainage
There are few areas of the City which experience flooding with average rain events. The City’s drainage system appears to be operating at a satisfactory level relative to the issue of flooding. As new development and redevelopment are permitted, stormwater facilities are being brought up to current standards per Southwest Florida Water Management District rules.

Potable Water

The Public Facilities Element indicates that the potable water supply and distribution system will be adequate during 2010 plan horizon.  

Vacant Land Use Analysis

There are presently 425 acres of vacant land within the city (refer to Map 1-1 Existing Land Use and Table 1-1). Most of this land is presumed to be suitable for development.

Natural Resources

Floodplains

Physiographically, the City lies within the Central Highlands and is characterized by relatively hilly terrain. Areas south of the City are relatively flat and poorly drained, with a system of small perched lakes and scattered cypress swamps. Elevations around the City range from approximately 75 feet to the northeast, above 175 feet to the west, and 140 feet to the south. There are no major streams within the City. The southwestern part of the City drains to Hester Lake.

Most of the City lies in the Withlacoochee River watershed. The Withlacoochee River flows generally west northwesterly past the eastern edge of the City from the vicinity of Green Swamp in Polk County to the Gulf of Mexico.

The history of flooding in Dade City indicates that it results primarily from stormwater runoff and ponding in low lying areas due to inadequate drainage during severe storms.

Surface water

Areas south of the City are relatively flat and poorly drained, with a system of small perched lakes and scattered cypress swamps. There are no major streams within the City. 

Groundwater

Groundwater is found in usable quantity and quality in geologic formations called aquifers. An aquifer is commonly defined as a geologic formation, group of formations, or part of a formation containing enough saturated permeable material to yield significant quantities of water. Two aquifers, the Surficial and the Upper Floridan underlie Pasco County. The Upper Floridan Aquifer serves as the principal source of water for domestic, agricultural, and industrial supplies for the County and most of west central Florida. The Surficial Aquifer, which occurs within sand overlying the Upper Floridan Aquifer, is used primarily for lawn irrigation. Generally, the confining units that separate the two aquifers are thin and discontinuous in some parts of the County. The Upper Floridan Aquifer is under artesian conditions in most of the County.

Wetlands

Wetlands are an important, though commonly overlooked natural resource that provide both aesthetic and functional benefits. Wetlands by definition are transitional lands between terrestrial and aquatic systems where the water table is usually at or near the surface, or the land is covered with shallow waters.  Wetland functions are interconnected with the hydrology of the area. This connection determines the presence, extent, movement, and quality of water in the wetland. There are a few remaining wetlands within Dade City. Wetlands are more frequent in areas east of the City that are associated with the Green Swamp.

Soils

Soils are an important aspect in land development. The physical and chemical properties of soils restrict the intensity of development through limitations on road construction, landfill siting, septic tank operation, and building placement.  

Map 1-5 General Soils shows the locations of general soil associations in the City. This map is referenced by City staff during the development review process to ensure soils are compatible with development. The Pasco County Soil Conservation Service Manual is referenced for specific information and data provided on the soil types.

Existing and Planned Waterwells and Cones of Influence

The City’s Wellfield Ordinance protects existing and planned waterwells and associated cones of influence in the City.

Population Estimates and Projections

Overview

The principal function of the comprehensive growth management plan is to guide the City’s decision making on the use of land, the provision of public facilities, management of natural resources, and availability of housing. Critical to these functions is a foundation of knowledge on the magnitude, geographic distribution, and character of the City’s population. Thus, successful comprehensive planning depends to a great extent on the accuracy of population estimates and projections. In this section, information is provided on historic population growth and existing and projected year round resident and seasonal resident populations.

Three principal sources of information have been relied upon in this analysis: the Bureau of Economic and Business Research (BEBR), University of Florida; the U.S. Census of Population and Housing; and the Affordable Housing Needs Assessment, Shimberg Center for Affordable Housing, University of Florida. The plan projects population growth to the year 2010.

History of Growth

Dade City’s population growth has been slow and relatively stable for the past 50 years. Growth in the City has been linked to directly to citrus, poultry, and cattle industries. Through the early part of the 20th century, the City grew very slowly, reaching 1,811 persons by 1930. By 1950, the population had climbed to 3,806 representing an average growth rate of 2.6 percent per year. City residents grew by an average 2.0 percent a year from 1950 to 1960 when the population reached 4,759. Although population growth countywide began to boom in the 1960’s with the countywide population almost doubling, Dade City’s growth rate was significantly less than one percent per year. This trend continued through the 1970’s. Slight increases have occurred more recently; for example, the period between 1980 (population 4,923) and 1990 (population 5,633) experienced annual increases of 1.3 percent. From 1990 to 1998 (population 6,131), the growth rate was 1.0 percent per year.

TABLE 1-2

POPULATION GROWTH 1970-1998

CITY OF DADE CITY AND PASCO COUNTY

JURISDIC-TION
1970

POPULATION
1980

POPULATION
1990

POPULATION
1998

POPULATION

ESTIMATE
CHANGE

1970-1980
CHANGE

1980-1990
CHANGE

1990-1997

Dade City
4,241
4,923
5,633
6,131
682

(16.8%)
710

(14.4%)
498

(8.8%)

Pasco County
59,370
136,130
281,131
315,785
76,760

(183.2%)
145,001

(106.5%)
48,743

(17.3%)

SOURCE: Data from 1970, 1980, and 1990 Census of Population. Data from Pasco County Census Tracts Estimated from Bureau of Economics and Business Research (University of Florida), 1998.

Projected Population
The effectiveness of a local government’s comprehensive plan depends principally on the accuracy of population projections for both resident and seasonal populations; thus, the first step in planning for growth is to project the number of persons that will reside in the City. These predictions for the future are the basis of planning for future land use, housing, recreation and open space, and public services and infrastructure needs.

Resident Population.  In this analysis, the resident population means inhabitants counted in the same manner as by the US Bureau of the Census, in the category of total population. Resident population does not include seasonal population. 


Six methodologies were employed in calculating resident population projections following the University of Florida’s Bureau of Economic and Business Research (BEBR) approach to small area population forecasts. The highest and lowest of the results of these six methods are dropped, and the remaining four are averaged. Finally the results are adjusted to sum to the mid-range county projections, which is obtained from BEBR. Trends established during a particular base period (e.g., 1980-1998) are measured and continued through a growth period or projection horizon (e.g., 1998-2010) to establish the population projection. The population change between 1980 and 1998 or 1990 and 1998 is divided by 18 or eight [years] to compute an average annual population increase (or decrease). This annual increase is multiplied by the number of years in the projection horizon to generate the total population growth for the area. This growth is added to the areas launch year population (1998) to establish its population.

Seasonal Population. Seasonal population means part time inhabitants who utilize or may be expected to utilize public facilities or services, but are not residents. The seasonal population includes tourists, migrant farm workers, and other short- and long-term visitors.

The most difficult aspect of projecting future population is the requirement for inclusion of the seasonal population. This is largely due to the lack of statistical data by county relating to seasonal inhabitants. In Dade City, the seasonal population is made up of two groups: those who own permanent housing but stay less than six months out of the year and those who stay in temporary lodging. 

In determining the seasonal population, existing and approved, yet undeveloped, hotel/motel lodging and housing associated with seasonal residents (e.g., recreational vehicles) were considered.

TABLE 1-3

RESIDENT AND SEASONAL POPULATION PROJECTIONS

CITY OF dade city

FUNCTIONAL

POPULATION
1998
2000
2005
2010
CHANGE 1998-2000
CHANGE 1998-2005
CHANGE 1998-2010

Resident
6,131
6,234
6,485
6,717
103
354
586

Seasonal 
300
300
437
575
0
137
275

Total
6,431
6,524
6,922
7,292
103
491
861

SOURCE:
Affordable Housing Assessment, Shimberg Center for Affordable Housing, University of Florida, 1998, US Census of Population and Housing, 1990, and URS Corp., 2000.

Future Land Use

Pursuant to Section 163.3177(6)(a), FS and Section 9J-5.006(4), FAC, this section provides a discussion of future land use in Dade City. Future land use categories on the Future Land Use Map (FLUM), respective densities and intensities, and acreage totals for each FLUM category are used in an analysis of the amount of land needed to accommodate the projected population for the City. 

Future Land Use Map

The FLUM, which is adopted by the City Commission, is an important tool for implementation of the Dade City Comprehensive Plan. The FLUM is intended to display the geographical distribution and extent of those land use categories identified as being appropriate to and in conformance with the character and desires of the residents of Dade City through the year 2010. The FLUM is one of the means to ensure that development is compatible with adjacent uses, the natural environment, and support facilities and services. The FLUM is also used to protect natural resources; restrict the proliferation of urban sprawl and strip commercial development; control densities in flood prone areas; promote economic development; and encourage redevelopment efforts. 

The FLUM is part of a map series that includes the following maps:

· Existing Land Use

· Adjacent Existing Land Use

· Natural Resources

· Archaeological and Historical Resources
· Community Facilities

· Topography

· Soils

· Future Land Use

Future Land Use Map Categories

The FLUM categories listed below are individually defined in policies in the Goals, Objectives, and Policies section of this element. These policies establish maximum densities/intensities, locational and use characteristics, and additional standards and criteria necessary to assist in managing the development of land in Dade City. Such policies serve to aid decision-makers and the general public in understanding what the appropriate uses are in each category, where they should be located, and how intensively a parcel can be developed.

The FLUM categories include: 

· Low Density Residential (LDR)

· Medium Density Residential (MDR)

· High Density Residential (HDR)

· Downtown (DT)

· General Commercial (GC)

· Residential/Office (R/O
· Residential/Office/Retail (R/O/R)

· Industrial (IN)

· Recreation and Open Space (ROS)

· Public/Semi-Public (P/SP)

· Conservation/Preservation (C/P)

· Agriculture (AG)

Implementation of the Future Land Use Map and Goals, Objectives, and Policies

When reviewing and acting upon land use related proposals, the first step the City must take is to examine the proposal against the adopted Dade City Comprehensive Plan FLUM And Goals, Objectives, and Policies. The purpose of this step is to ensure consistency between the proposal and the Comprehensive Plan before further action is taken (e.g., rezoning or site plan approval). Ideally, land use proposals would not only be consistent with the Comprehensive Plan but also would further community objectives as stated in the adopted Goals, Objectives, and Policies.

Future Land Use Concept

Introduction

Too much of community planning is reactive, a contradiction of terms that explains much about the haphazard layout of suburban places. While urban
 areas are likely to have been developed from a master scheme, the basic form of suburban places has been left to real estate and development industries driven solely by formulae that ensure a commercially viable “product.” Civic values and community needs, however, have been left out of the process. Local government planners entrenched in a reactive mode, wait for requests for development permits, then try to exact a few community “amenities” project by project, acre by acre, parking space by parking space – all without a clear vision of what the community wanted to achieve community-wide.

Perhaps the ultimate outcome of this process is the suburban commercial center, with its undifferentiated malls and commercial strips, which now substitute as “downtowns” for most suburban places. The shopping centers, office parks, and planned communities built in the last 40 years grew out of public policy to segregate land uses and market forces that promoted an automobile-oriented society. The result is a landscape characterized by linear development patterns, reduced connectivity between neighborhoods, pedestrian and bicycle unfriendly roadways, deep building setbacks, and expansive parking lots separating sidewalks from businesses. 

In most situations, the problem is not with development per se, but rather its pattern, scale, location, and design--all functions of duly adopted local policies, codes, and regulations.
 Development, if designed sensitively and located appropriately, can be a good neighbor by complementing and enhancing the character of the community.

Existing Urban Form in Dade City

The early urban form of Dade City may be best described as a village. There was a discernable center (Downtown) with most dwellings located within a five minute walk of that center. Businesses at the center were sufficiently varied to supply the weekly needs of a household. Buildings at the center were placed close to the sidewalk creating a strong sense of spatial definition and close access by pedestrians to Downtown businesses. Certain prominent sites were reserved for civic buildings, and public places were evident. Thoroughfares were relatively narrow and shaded by street trees, slowing traffic and creating a comfortable, safe environment for pedestrians and bicyclists.

Later, with the advent of zoning, “modern” regulations prescribed the segregation of land uses, and employed standards (e.g., large building setbacks and wide roadways) to accommodate the automobile, the increasingly popular mode of travel. As a result, land uses started to become less integrated and more spread out. Single use zoning districts emerged. Commercial development took on the linear pattern of the highway and has grown increasingly distant from established neighborhoods. The results – walking and bicycling to obtain convenience items become impractical (too distant) or dangerous (crossing wide roads with fast moving vehicles). Vast parking lots make the walk that much farther. 

A continuing trend is the linear growth of commercial development southward along US 301, into the scenic rolling hills region of the City and County.

Centers and Neighborhoods – A Land Use Concept

One thing that makes small towns special is the way town stops and countryside begins. Natural or built edges foster compact form that makes it easy to walk, cycle, or drive from place to place. Natural or built landmarks can provide a focus for community identity and activity. Activity centers attract people and can serve as the local hub for new development and transportation services. Highways, rail lines, and trails can be used to connect the community to its neighbors. However, they can also destroy a community’s image and vitality if they become the focus of development to the detriment of activity centers.

The concept of Centers and Neighborhoods is presented in this comprehensive plan as the preferred existing and future land use model for Dade City. This concept is described simply in the following: picture a strong downtown as a magnet and housing as iron filings. The iron filings cluster around the magnet, densely close by and spreading out as their distance from the magnet increases, in what planners call a density gradient. A Center with residential density tapering off to lower and lower density and then open space is the traditional urban pattern. Such Centers and the development patterns they make possible can provide the broad benefits listed in Table 1-4 below. 
 This concept is in contrast to the inefficient sprawl model described in the first part of this section.

TABLE 1-4

BENEFITS OF CENTERS AND NEIGHBORHOODS LAND USE CONCEPT



1. Lifestyle Choice. Centers and neighborhoods offer households a choice between space and access. When pieces of the magnet are scattered throughout the countryside (e.g., sprawl), as they have in recent decades, everyone travels long distances to at least some activities - all trips must be by car, and there is no Center of action for those who would enjoy it.
2. Solution to Traffic Congestion. When development patterns are spread out, commuters travel from everywhere to everywhere and find it hard to ride together even in carpools, no matter how congested the roads become. The main elements of centers and neighborhoods, a strong downtown and a residential gradient around it ( are the two conditions that most stimulate use of public transit rather than autos. Because centers and neighborhoods make public transit feasible, they provide an alternative to traffic congestion.
3. Energy Saving. The higher the density, the lower the per capita energy consumption.

4. Mobility for Those Who Can’t Drive. Recentralization makes access to activities possible for the young, the elderly, and the handicapped that can not drive. 
5. Maximizing Investment. Continued full use of existing infrastructure and buildings rather than building anew will save money. The more development and redevelopment occurs in established areas, the less infrastructure is needed on now-open land. Significant savings can be realized in capital needs and operating costs of municipal services and school districts by infill and redevelopment in Centers, as compared to accommodating the same population and facilities in a spread city pattern.
6. Conservation of Land. Because Centers and their neighborhoods give households an incentive to forego space in and around their homes, and because Centers themselves are compact, centers and neighborhoods urbanize far less land than does the spread city. 
7. Environment Saving. Reducing auto use protects the environment not only by burning less fossil fuel, but also by washing less auto waste into lakes and streams. In addition, compact development reduces the proportion of built-on and paved-over land, limiting water runoff.
8. More Efficient Business Climate. The power of electronics notwithstanding, much business still is carried on face-to-face, for which Centers are far more efficient than are spread and scattered offices. As the US competes in the global economy with nations that remain highly centralized, it should be noted that generally, valued added per worker among firms in the same industry is greater when they are close together than when they are scattered.

9. Cultural Activities and Other Services. “Spread city” is not shaped into communities that easily organize to support the arts or other large or specialized institutions. As a result, spread city settlements may have fewer and lower quality cultural activities than areas of the same population focused on a center.
10. Sense of Community. In “spread city”, neighbors go in different directions to shop, to work, to recreate, to pray. Our development patterns have created one-dimensional communities, urban areas without coherent community image that fail to create a sense of place or a feeling of community identity.
 An Center fosters a sense of community in two ways: 
· by providing a place people living near each other use in common; and 

· by getting people out of their cars so they can interact with others. 

Serendipity contributes to the sense of community through unexpected meetings, seeing people you didn’t plan to meet but are glad you did, and mixing with a variety of people. There is no serendipity through a windshield.

11. Aesthetic Superiority. Spread city is inherently ugly. Most retail businesses are along highways, so merchants must “shout” at passing motorists with raucous signs to hawk their wares. Much of the land must be given to the auto – large parking lots, neighborhood streets lined with cars, homes misshapen with two or three garages or dominated by car filled driveways. The settlement pattern has no clear form.
12. Health Factors. Auto accidents are a major American health problem. Statistics show that automobile-related accidents occurs in the US once every two seconds. It stands to reason that the ability to drive less would mean fewer automobile accidents. The centers and neighborhoods concept provides a more pleasant environment for walking and bicycling.


It is evident that this concept was used in the initial planning of the Downtown Dade City. The continued success of the Downtown – its livability, attractiveness, and focus of public and civic life, demonstrate how the land use concept remains a viable tool for laying out Dade City’s future. Dade City can borrow the planning concept from its past by following the traditional urban form represented in its downtown and adjacent neighborhoods. 

Designated Centers

Cities can address growth management objectives, in part, by concentrating and intensifying development in and around existing or planned centers within a city. Consisting of a more intense level of residential, commercial and, in many cases, employment uses, these centers serve as hubs for neighborhoods and the community-at-large. 

A Center overlay can be designated in areas that are intended to be highly identifiable and largely self-contained residential and/or commercial districts. These centers would encourage a wide variety of retail, services, employment, governmental services, restaurants and entertainment, and cultural/recreational opportunities. The mixing of uses can add variety and vitality to an area, making it a more attractive, interesting place to live. Residential densities in such centers would be high enough to encourage walking, support efficient transit service, and provide adequate markets for neighborhood stores. 

Convenient commercial and personal services, accessible work sites, and residential units, and convenient cultural or recreational amenities would enhance the attractiveness of infill development. Infill development would add density and a balanced mix of uses to centers. The underlying land use category would dictate the range of uses in designated centers.

The community has indicated a desire to have greater control over the location, appearance, and function of commercial areas, especially those commercial uses that are gravitating to locations along major highways. The City will consider establishing commercial nodes (see Policy FLU 1.3.9) to direct new development, infill development, and redevelopment in strategic locations in the City. In the siting and development of these nodes, specific attention will be paid to potential for neighborhood impacts, creating a desired urban form, landscaping and tree canopy, and intermodal accessibility (e.g., bike, pedestrian, transit, and automobile).

Neighborhoods 

A neighborhood is an urbanized area containing a balanced range of human activity.

The neighborhood has a center and an edge. The combination of a focus and a limit contribute to the social identity of the community. The center has a public space, which may be a plaza, a square, a green, or an important street intersection. It is located near the center of the urbanized area unless compelled by a geographic circumstance to be elsewhere. Eccentric locations may be justified by a shoreline, transportation corridors, or a compelling view. The center is the locus of the neighborhood’s public buildings. Shops and workplaces are usually associated with the center, especially in a village. In the aggregation of neighborhoods which creates towns and cities, these buildings are often at the edge, where they gain intensity by combining with others.

The edges of a neighborhood vary in character. In villages, the edge is usually defined by open space. In towns and cities, the neighborhood edge is often defined by transportation corridors which should remain outside the neighborhood.

The neighborhood has a balanced mix of activities: shopping, work, schooling, recreation, and dwelling types. This is particularly useful for those young, old, and poor people who cannot depend on automobiles for mobility.

The neighborhood provides housing for a variety of incomes. Affordable housing types include backyard apartments, apartments above shops, and apartment buildings adjacent to workplaces.

The optimal size of a neighborhood is a quarter mile from center to edge. This distance is equivalent of a five minute walk at an easy pace. This area gathers the population within walking distance of many of its daily needs.

The location of a transit stop at the center or an edge, within walking distance of most homes, increases the likelihood of its use. Note this maximum size is determined, not by density but by walking radius. Larger areas are to be reapportioned as multiple neighborhoods. Smaller areas are increased by being concurrently planned with adjoining holdings.

The neighborhood is structured by blocks on a network of small thoroughfares which shorten pedestrian routes. This interconnecting street pattern provides multiple routes that diffuse traffic, keeping local traffic off regional roads and through traffic off local streets.

Neighborhood streets of varying types are detailed to provide for both pedestrian comfort and for automobile movement. Increasing pedestrian activity encourages casual meetings that form the bonds of community.

The neighborhood reserves the best public spaces as appropriate locations for civic buildings. In order to enhance community identity and foster civic pride, these spaces are arranged in clear hierarchy to include plazas, squares, parks, and playgrounds.

Implementation

As Dade City continues to grow, a local vision must be employed to proactively plan for development. It is important that the vision is:

· embraced by the community; 

· articulated in the Comprehensive Plan; 

· furthered by land development regulations; and 

· consistently supported by decision makers. 

If a clear picture is presented and provides guidance as to the achievement of community objectives, the development community, especially those with a long term stake in the community, would become partners in the achievement of future land use objectives. 

The following questions are posed that will help the City identify local regulations that when implemented result in an urban form that is contrary to that desired by the community. These questions are posed as a step toward focusing attention on issues and stimulating thought on ways the City can improve its land development regulation. 

DO LOCAL LAND DEVELOPMENT REGULATIONS FURTHER 

COMPRHENSIVE PLAN OBJECTIVES? 

· Do controls allow real compactness by permitting lots and setbacks as small, densities as high, and roads as narrow as those already existing in well liked areas?

· Do the combination of public parking provisions and zoning parking requirements allow compact business development by waiving onsite parking in centers, perhaps using impact fees to help create new municipal parking areas nearby?

· Do subdivision regulations avoid mandating uniform development in all contexts by having standards that vary for different locations, such as urban areas, hilltops, and woodlands?

· Does the City lead the way through centrally locating such public developments as city offices, elderly housing, post offices, and recreational facilities, and removing from central areas inappropriate uses, such as public works yards?

· In outlying areas, does the City strictly limit the extent of commercial/office zoning along highways, and impose strict egress and landscaping controls?

· Do City regulations effectively encourage or require affordable housing support as part of new town development, resulting in such housing in more than a single location?

· Are there architectural design controls in historic districts, or appearance codes elsewhere?

· Has the City established site-plan review procedures with approval based on specific site design and development criteria (e.g., site plan controlled zoning district)?

· Are there scenic road controls protecting trees and hilltops and controlling billboards on-premise signs?

· Has the City adopted cluster regulations or similar controls allowing preservation of open space by compact siting of housing, and made it possible for the City to decide where and when cluster development must be used?

· Has the City more than once appropriated funds for property or property rights acquisition to protect natural or cultural resources?

· Has the City created mechanisms (such as a community development corporation) to encourage economic development that is compatible with protecting community character?

Future Land Use Needs Analysis

As discussed previously in this element, the City is projected to have a functional population of 7,292 in the year 2010. This represents an increase of 861 persons from the year 2000 population. As demonstrated in the tables below, there appears to be an adequate supply of appropriately designated, undeveloped land in the City to support population growth in the city limits through the planning period. Year 2010 acreage needs by land use type are compared to future land use category allocations on the adopted Future Land Use Map (refer to Table 1-5).

TABLE 1-5

FUTURE LAND USE NEEDS, 2010

CITY OF DADE CITY

EXISTING LAND USE

· FLUM1 CATEGORY
DEVELOPED ACRES IN 2000
ADDITIONAL ACRES NEEDED IN 2010
TOTAL ACRES NEEDED 2010
TOTAL 2010 FLUM1 ACRES
PROJECTED DEFICIT 

2000-2010

Residential

· LDR2 
· MDR2
· HDR2
· R/O, R/O/R, DT
597.1
45.0
641.6
791.3

630.1

109.4

51.9

3
None

Commercial/Office4
· CG

· R/O

· R/O/R

· DT

· Other
204.8

63.4

32.8

34.8

27.5

46.3
21.0


202.6
415.0

162.1

104.6

102.2

46.2

N/A
None

Industrial
10.4
122.6
133.0
0
133.0 Acres

Public/Semi-Public
423.0
5
5
366.7
None

Recreation/ Open Space
32.8
5
5
63.7
None

Conservation/

Preservation
125.7
5
5
185.4
None

Other3

· ROW

· Recent Annexations
542.9

347.8

195.1
N/A
N/A
539.5

344.4

195.1
N/A

TOTAL
(1,936.7)
188.6

2,361.6


1. FLUM – Future Land Use Map.

2. LDR - Low Density Residential, MDR - Medium Density Residential, HDR - High Density Residential.

3. There are not specific residential allocations under these mixed use future land use categories.

4. Includes commercial, office, and residential uses and thus may accommodate a portion of the residential needs of the year 2010 population.

5. None indicated through level of service analysis or governmental capital improvements programming.

SOURCE: City of Dade City, and URS Corp., 2000.

To illustrate the mixture of uses currently being achieved in the City’s mixed use future land use categories (i.e., R/O, R/O/R, and DT), a break down of existing land uses under these future land use is shown in Table 1-6. It should be noted that due to the mixed use nature of these categories, a portion of the 2010 residential need could be accommodated by them.

TABLE 1-6

BREAK OUT OF MIXED USE AND RESIDENTIAL FUTURE LAND USE CATEGORIES

CITY OF DADE CITY

FUTURE LAND USE CATEGORY

· EXISTING LAND USE
DEVELOPED ACRES IN 2000

(EXISTING LAND USE)
EXISTING LAND USE RATIOS
TOTAL 2010 FLUM1ACRES

Residential (Total)


533.46
N/C
791.3

· LDR2 - 630.1

· MDR2 -109.4

· HDR2 -  51.9

Downtown (Total)

· Residential

· Office

· Commercial
31.1

3.0

9.5

18.6
11%

31%

60%
46.2



Residential/Office (Total)

· Residential

· Office

· Commercial
59.9

28.1
16.3
15.5
47%

27%

26%
104.6



Residential/Office/Retail (Total)
· Residential

· Office

· Commercial
58.3

23.5

17.8

17.0
40%

31%

29%
102.2



General Commercial (Total)

· Residential

· Office

· Commercial
99.0

3.9
10.6
84.5
4%

11%

85%
162.1



1.  FLUM – Future Land Use Map

2.  LDR - Low Density Residential, MDR - Medium Density Residential, HDR - High Density Residential.

3. N/C – Not calculated for this land use type. 

SOURCE: Pasco County Property Appraiser and URS Corp., 2000.

TABLE 1-7

NATIONAL AND LOCAL LAND USE RATIOS, 2000

CITY OF DADE CITY

LAND USE CATEGORY
RATIOS BASED ON

NATIONAL TREND1
RATIOS BASED ON DADE CITY

2010 FUTURE LAND USE MAP

Residential


45.4%
36.5%  

43.5% w/ROW

Commercial 2
17.3%
19.2% 2

22.8% w/ROW

Industrial
11.2%
0.0%

0.0% w/ROW

Public3
26.1%
28.4%

33.9% w/ROW

Right-of-Way
4
16.1%

1. Source: Recent Land Use Trends in Forty-Eight Large American Cities, Niedercorn and Hearle.

2. Includes CG, R/O, R/O/R, and DT Future Land Use categories.

3. Includes P/SP, ROS, and C/P Future Land Use categories.

4. Distributed among Residential, Commercial, Industrial, and Public categories.

For comparison, the concept of proportional land use relationships in Recent Land Use Trends in Forty-Eight Large American Cities (Niedercorn and Hearle), is utilized. Table 1-7 shows the proportional relationship between land uses deemed to be functionally balanced based on national trends. A functional balance is one that provides sufficient amounts of residential lands to accommodate population growth and sufficient amounts of industrial and commercial uses to maintain economic viability of the community. The relationship that Niedercorn and Hearle discuss looks at the proportional amount of residential, commercial, industrial, and public land uses necessary for a community to grow and support growth in a balanced manner. The national trend for land use ratios presented are only a general guide. Communities may differ depending upon environment, location, demographics, and economy. 

In the following, various methodologies for projecting acreage requirements for residential, commercial, and industrial uses and are discussed and results compared to the Niedercorn and Hearle land use ratios.

Residential Land Use Needs

The Housing Element in this Comprehensive Plan outlines the methodology for determining the projected number of households in Dade City. The City is projected to have an additional 145 single family and 44 multi-family dwelling units in the year 2010. In order to calculate the amount of land required to accommodate these dwelling units, an average density by housing type must be factored. Typical single family developments in the City have an estimated gross density of 3.5 units per acre while multiple family development average an estimated gross density of 12 units per acre. Table 1-8 shows the projected number of dwelling units for the year 2010 and the total amount of land needed for those units.  

TABLE 1-8

HOUSING DEMAND AND ESTIMATE OF LAND REQUIREMENTS, 2010

CITY OF DADE CITY

DWELLING TYPE
EXISTING HOUSEHOLDS

(1998)
PROJECTED HOUSEHOLDS

(2010)
HOUSEHOLD INCREASE (1998-2010) 
AVERAGE DENSITY

(GROSS)
ADDITIONAL ACREAGE REQUIRED

(2010)
SURPLUS RESIDENTIAL ACREAGE 2010 FLUM

Single Family2
1,892
2,037
145
3.5
41.4


Multiple Family
578
622
44
12.0
3.6


TOTAL
2,470
2,659
189

45
153.7

1
Single family category includes mobile homes.

SOURCE:
City of Dade City and URS Corp, 2000.

The total year 2010 FLUM acreage for residential use is 791.3 acres. The total acreage required for 2010 housing demand is 637.6; leaving a surplus 153.7 acres of residentially designated land. 

National Trend Comparison. The 2010 FLUM acreage for residential use (with associated right-of-way) represents 43.5 percent of the total land uses allocated for development, which slightly under the national trend indicator of 45.4 percent (Table 1-7).

Commercial/Office Land Use Needs

Commercial and office uses are primarily accommodated in the CG, R/O, R/O/R, and DT future land use categories; however, limited commercial and office uses may be located in the MDR and LDR residential land use categories. For future commercial/office acreage needs, only the former group of land use categories were included in the analysis.

One method of determining future commercial/office land use demand is to assume that the acreage devoted to commercial/office use documented in the 2000 land use inventory (Table 1-1) adequately serves the existing population. By calculating the proportionate relationship (ratio) between population and commercial/office land use and applying that ratio to the projected Dade City population, a 2010 commercial/office acreage need is determined. Table 1-9 illustrates this method which results in a 2010 need for a total of 202.64 acres of commercial/office related land use categories, or an additional 21.04 acres over the 2000 acreage figure. 

TABLE 1-9

COMMERCIAL/OFFICE ACREAGE TO POPULATION RATIO

CITY OF DADE CITY

COMMERCIAL/OFFICE ACREAGE

2000
FUNCTIONAL POPULATION
20001
COMMERCIAL/ OFFICE ACREAGE TO POPULATION RATIO
PROJECTED FUNCTIONAL POPULATION 2010
ADDITIONAL DEMAND (ACRES)

2010
2010 FLUM ACREAGE (COMMERCIAL/OFFICE)

204.8 
6,534
31.34 Acres per 1,000 Population
7,292
23.7
415

SOURCE: University of Florida and URS Corp., 2000.

Based on the analysis in Table 1-9, the total year 2010 FLUM acreage for the CG, R/O, R/O/R and DT categories is 415 and the total 2010 demand is 228.5; leaving a surplus 186.5 acres of commercial/office designated land. 

The 1989 Dade City Comprehensive Plan applied an Urban Land Institute (The Community Builders Handbook, 1968) standard of one acre of commercial development per 200 persons for the future land use analysis. Using this standard, a total of 36.46 acres of commercial land would be required in the year 2010. Although the commercial/office acreage calculation from this method appears to be very low, the commercial acreage indicated above in Table 1-9 is most likely too high. This assumption is based on vacant and underutilized commercial buildings that exist in the City. Until further research in commercial saturation levels reveals a more reliable standard, the acreage to population range presented under both of the foregoing analyses and the land allocated on the future land use map (see Table 1-6) should be considered in decision making involving commercial/office land uses.

National Trend Comparison. The 2010 FLUM acreage for mixed use (with associated right-of-way) represents 22.8 percent of the total land uses allocated for development, which is significantly above the national trend indicator of 17.3 percent (Table 1-7). 

Industrial Land Use Needs

The quantity of developed industrial land a community will need in the future is dependent upon its current employment base, utility availability, local political philosophy, and a myriad of other factors industries consider when choosing a location for a facility. Industrial land use needs are more readily estimated using land use or population ratios. Population ratios determine acreage requirements as a proportion of the total population. 

Dade City has not designated any land on the FLUM as Industrial, therefore, the population ratio method would not be a reliable indicator. To demonstrate this, the population ratio methodology has been used in the analysis in Table 1-10. The analysis shows that only 1.58 acres of industrial land would be required for every 1,000 persons for a total industrial acreage of 11.54 in year 2010. Data in Table 1-1 revealed that approximately 10.4 acres of land area in the City is currently utilized for industrial purposes. 

TABLE 1-10

INDUSTRIAL ACREAGE TO POPULATION RATIO

CITY OF DADE CITY

INDUSTRIAL ACREAGE

2000
FUNCTIONAL POPULATION
20001
INDUSTRIAL ACREAGE TO POPULATION RATIO
PROJECTED 2010 FUNCTIONAL POPULATION
ADDITIONAL DEMAND IN 2010

(ACRES)
2010 FLUM ACREAGE (INDUSTRIAL)

10.3
6,534
1.58 Acres per 1,000 Population
7,292
1.2
0.0

Year round and seasonal population.

SOURCE: City of Dade City; University of Florida; and URS Corp., 2000.

National Trend Comparison. The national trend indicator for industrial land use is 11.2 percent of a city’s total land area (refer to Table 1-6). Future industrial land use demand for Dade City has been estimated by applying 50% of the acreage resulting from this indicator for a total of 132.8 acres in the year 2010. 

Availability of Facilities and Services to Serve Future Land Uses

New development should be directed to areas served, or soon to be served, by municipal services and infrastructure as this practice reduces the cost of providing such services and infrastructure and increases the probability that level of service standards will be met. 

Redevelopment

Virtually all American cities face the same centrifugal forces: growth at the edge, decline at the core. While urbanists worry about the loss of community and environmentalists about the loss of farmland and open space, government officials worry about the loss of federal money for new highways, transit, and sewers and voter resistance to higher property taxes. Thus, it would be in the interest of these parties to encourage redevelopment within the community where significant public infrastructure investment (roads, water, sewer, parks, schools, libraries, etc.) has already taken place and where concentrations of consumers are in close proximity.

There are many opportunities for more intensified development in areas of the City which have become obsolete. Examples of land uses, which might be recycled for more contemporary uses, are:

· Vacant or underutilized commercial/office properties;

· Residential structures fronting on arterial roadways;

· Single family residential structures within areas zoned for multi-family;

· Structurally dilapidated structures.

Neighborhoods

Relative to residential areas, deterioration and blight can have serious consequences. Structural deterioration often results in decreased property values and, consequently, reduces property tax revenues for community facilities maintenance or improvement. The loss of tax dollars may force a community to reduce its facility and/or service expenditures, which may further hasten neighborhood deterioration. In the presence of deteriorated residential structures, there is the tendency for adjacent properties to deteriorate and for the general neighborhood environment to be negatively affected. In general, a process of residential deterioration, if permitted to advance, is costly to both the individual homeowner and the community as a whole.

Land Use Issues

Urban Sprawl

Since the adoption of the City of Dade City Comprehensive Plan, a significant addition has been made to DCA’s Administrative Rule 9J-5, Minimum Requirements for Review of Local Government Comprehensive Plans. The new provisions [9J-5.006(5)] are entitled Review of Plans and Plan Amendments for Discouraging the Proliferation of Urban Sprawl and are intended to provide a general methodology for examining whether or not a plan or plan amendment discourages the proliferation of urban sprawl.

TABLE 1-11

SECTION 9J-5.006(5), FAC, URBAN SPRAWL CRITERIA

for REVIEW OF the Comprehensive PLAN AND PLAN AMENDMENTS

a. The Comprehensive Plan promotes, allows, or designates:
(1) Substantial area of jurisdiction as low density, low-intensity, or single use development or uses in excess of demonstrated need.

(2) Significant amounts of urban development to occur in rural areas at substantial distances from existing urban areas while leaping over undeveloped lands available and suitable for development.

(3) Urban development in radial, strip, isolated, or ribbon patterns generally emanating from existing urban developments.



b. The Comprehensive Plan fails to:
(1) Protect and conserve natural resources;

(2) Adequately protect adjacent agricultural areas and activities;

(3) Maximize use of existing public facilities and services;

(4) Maximize use of future public facilities and services.



c. Or, the Comprehensive Plan: 
(1)
Allows for land use patterns or timing which disproportionately increase the cost in time, money, and energy, of providing and maintaining facilities and services;

(2)
Fails to provide a clear separation between rural and urban uses;

(3)
Discourages or inhibits infill development or the redevelopment of existing neighborhoods and communities;

(4)
Fails to encourage an attractive and functional mix of land uses;

(5)
Results in poor accessibility among linked or related uses;

(6)
Results in the loss of significant amounts of functional open space.

The City should evaluate local policies to identify and eliminate policies that encourage, mandate, or even subsidize sprawl. The following are provided to stimulate thought on policy areas that can have an influence development patterns:

· Water and sewer system extension subsidies – A study conducted in Tallahassee concluded that the cost of providing sewer hookups ranged from about $4,000 per house in  inner-city neighborhoods and about $11,000 in outlying subdivisions with everyone being charged the same fee ($6,000). High cost users in the newer areas were getting a subsidy financed by the low-cost users in the inner city.

· New highways, especially multi-lane highways expanding the perimeter of urban areas rank among the greatest stimulants of sprawl.

· Road widening invites fast-moving traffic that disrupts the walkability of neighborhoods and pedestrian-oriented commercial areas.

· Segregating land uses lessens the opportunity for convenient interaction between land uses (e.g., neighborhoods and retail uses). Increasing distances between land uses increases the public’s dependency on the automobile. 

· Federal housing and lending policies that facilitate new housing starts yet do not fund renovation to the existing housing stock can contribute to sprawl development as well as urban blight. 

Strip Commercial Development – A Definition

The proliferation of strip commercial development is a subject of local and countywide concern, especially along US 301. Strip commercial development has proportions that imply a shallow depth of commercial zoning abutting a road, more than likely a very busy road. However, other attributes rather than the actual proportions of the commercial zoning district are major concerns that tend to become a part of the prototypical commercial strip. Those attributes that produce most of the negative impacts of commercial strip zones are:

· Blight:

· Lack of Buffers: 

· Proliferation of Strip Commercial:

· Sprawl:

· Curb Cuts: 

· Lack of Access:

· Parking :

· Life Expectancy of Buildings: 

· Vacancies:

· Future Land Uses:


Strip commercial zones tend to have a blighting effect on surrounding residential areas.

Strip commercial zones are often not adequately buffered from surrounding residential zones.

Due to their blighting effect and lack of adequate buffering, strip commercial zones tend to proliferate in a linear pattern along roads. 

The proliferation of strip commercial zoning often exacerbates sprawl development.

The numerous curb cuts typical in strip commercial development create many turning movement opportunities that lead to the development of multi-lane parking lots masquerading as roads.

When strip commercial zoning is deep, with frontage only on one road, the access is inadequate for the traffic being generated by the project and the single road can not accommodate the traffic, particularly the turning movements.

The tendency to place all the parking between the buildings and the roadway leads to vast expanses of asphalt and a degraded visual environment. 

Commercial strip buildings typically do not age well. Consequently, over time, the buildings become eyesores.

Due to the limited life expectancy, strip commercial projects tend to become empty and derelict.

There is a tendency to develop all the land along the highway as commercial and seal off the land to the rear from access or to limited access only through commercially developed areas.

Policies have been included in this comprehensive plan to discourage this inefficient development type.

Floodplain Management

The City has adopted flood damage prevention regulations that apply to new development. Since current development is required to obtain a permit from SWFWMD, the City has routinely required the issuance of a SWFWMD permit as a precondition to issuance of a building permits.

In 1998, the City began participating on the Pasco County Local Mitigation Strategy Committee. The committee has developed a priority list of countywide projects and strategies for reducing damage as a result of hazardous events. 

School Siting

Coordination of land use with public facilities and services such as transportation facilities, water supply, sanitary sewer, stormwater management, recreation and opens space, and solid waste have been a mainstay of growth management since adoption of the first State growth management statute in the mid 1970s. However, it was not until the Florida Legislature passed HB 1797 (Educational Facilities Siting Act) in 1995 that coordination between local governments and school boards for the provision of public educational facilities was strengthened. 

A major emphasis of the Act is the improvement of coordination between school boards and local governing bodies regarding the siting of new or expanded public educational facilities. One of the key results of the Act is that a land use amendment would no longer be required when approving a site for construction or expansion of the public school. Instead, local governments must amend the future land use categories within which public schools are allowed. The following FLUM categories identify public/semi-public uses, which include public educational facilities, as an allowable use: Low Density Residential, Medium Density Residential, High Density Residential, Residential/Office, Residential/Office/Retail, General Commercial, and Public/Semi-Public.

If the proposed site is located in a FLUM category in which public educational facilities are an allowable use, then the consistency of the site with the Comprehensive Plan is evaluated using several general locational criteria. These criteria are included in the policies contained within the Goals, Objectives, and Policies portion of this comprehensive plan.

The Pasco County School Board has stated that there are no plans to construct and/or expand public school facilities in Dade City. 

Hilltop Preservation

Rolling hills in the Dade City area mark the southern extent of the Brooksville Ridge. This topography is rare in west central Florida and a treasured feature by the community. As urbanization creeps southward, hilly terrain is increasingly being developed. Such development can result in shearing off of hilltops for building and parking areas and construction of retaining walls resulting in commercial development virtually inaccessible from adjacent residential areas. 

It is the City’s desire to preserve the beauty of its hills and, therefore, will explore regulatory options that address sensitive hilltop/hillside development, such as:

· maximize choice in types of environment available in the City and particularly to encourage variety in the development pattern of the hillsides; 

· concentrate dwellings and other structures by clustering and/or high rise should be encouraged to help save larger areas of open space and preserve the natural terrain; 

· use to the fullest, current understanding of good civic design, landscape architecture, architecture, and civil engineering to preserve, enhance, and promote the existing and future appearance and resources of hill areas; 

· provide density and land use incentives to aid in ensuring the best possible development of the City’s natural features, open space, and other landmarks; 

· encourage planning, design, and development of building sites in such a fashion as to provide the maximum in safety and human enjoyment while adapting development to, and taking advantage of, the best use of the natural terrain; 

· preserve and enhance the beauty of the landscape by encouraging the maximum retention of natural topographic features, such as drainage swales, streams, slopes, ridge lines, vistas, natural plant formations, and trees; 

· prohibit, insofar as is feasible and reasonable, the padding or terracing of building sites in the hillside areas; 

· provide safe means of ingress and egress for vehicular and pedestrian traffic to and within hillside areas while at the same time minimizing the scarring effects of hillside street construction; 

· utility wires and television lines shall be installed underground; 

· outstanding natural physical features, such as the highest crest of a hill, major tree belts, and the like, should be preserved; 

· roads should follow natural topography wherever possible to minimize cutting and grading; 

· imaginative and innovative building techniques should be encouraged to create buildings suited to natural hillside surroundings; and 

· detailed and effective arrangements shall be formulated for the preservation, maintenance, and control of open space and recreational lands resulting from planned unit development. 

Nonconforming and Incompatible Uses

Land use conflicts arise when uses are introduced in dissimilar areas without proper buffering. Inconsistent land uses occur primarily in areas where uses are grandfathered and constructed prior to the comprehensive plan and/or zoning regulations. The Future Land Use Map and the Dade City land development regulations set forth the appropriate locations for land uses in the City in order to eliminate existing land use conflicts. The City’s current land development regulations address grandfathering and nonconforming development through control of nonconforming uses. The City will continue to review and assess inconsistent land uses and potential land use reclassifications in appropriate areas.







� Urban – of, pertaining to, or comprising a city or town; characteristic of or accustomed to cities.





� Rural by Design, American Planning Association, 1994.


� Recentralization, The Single Answer to More than a Dozen US Problems and a Major Answer to Poverty, William B. Shore, Journal of the American Planning Association, 1995.


� Regional Energy Consumption, Regional Plan Association and Resources for the Future, 1974.


� Regional Accounts: Structure and Performance of the New York Region’s Economy in the Seventies, Regina Belz Armstrong, 1980.


� Florida Governor’s Task Force on Urban Growth, 1989
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