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INTRODUCTION 

The Tallahassee-Leon County Comprehensive Plan was adopted 
on July 16, 1990. The Comprehensive Plan contains three 
volumes. Volumes II and III contain the data and analysis on 
which the Goals, Objectives, and Policies within Volume I are 
based. Volume I provides guidance in evaluating individual 
development proposals within a defined growth management 
strategy. The Goals, Objectives and Policies within Volume I also 
provide the basis for the individual development regulation 
formulated to implement this Plan.  

The plan horizon for the Tallahassee-Leon County 
Comprehensive Plan is 2030. The Comprehensive Plan is a 
dynamic document, amended annually. This volume contains 
effective amendments through January 22, 2016. As other 
amendments come into effect, this volume will be updated 
accordingly. Information concerning the amendment process is 
available at the Tallahassee-Leon County Planning Department . 
The Tallahassee-Leon County Planning Department is located at 
the Renaissance Center, 435 N. Macomb Street or can be reached 
by telephone at (850) 891-6400.  

 

VISION STATEMENT AND IMPLEMENTATION 
(REV. EFF. 7/26/06; REV. EFF. 1/7/10) 

In the early 1820s, Florida government alternated business 
between St. Augustine and Pensacola. At that time, travel 
between the cities was hazardous and the journey long. In 1823, 
the site of Tallahassee was chosen as the seat of government for 
the Territory of Florida because of its central location and 
abundance of natural resources. It was noted then, ñA more 

beautiful country can scarcely be imagined; it is high, rolling, and 
well watered.ò In the new capital, commerce expanded and a new 
school of higher learning was founded. From these historic roots, 
Tallahassee and Leon County is now the center of Floridaôs 
government and respected worldwide for its schools of higher 
education. 

We are fortunate to have retained the natural beauty that inspired 
the sitting of Floridaôs state capital. The community relies upon 
the comprehensive plan to protect the natural resources and 
scenic beauty while encouraging the responsible, healthy growth 
of Tallahassee and Leon County. The comprehensive plan seeks 
to balance the management of growth with environmental 
protection but gives precedence to environmental protection.  

Evolving land use patterns within the County have exhibited 
sprawl characteristics. Sprawl is, perhaps, the most inefficient 
pattern of land use. Costs associated with the provision of both 
capital and social infrastructure are higher than more compact 
patterns. This must be taken into consideration when local 
government is faced with limited fiscal resources and increasing 
demand for services. 

Sprawl encourages degradation of the Countyôs natural resources 
by prematurely committing vast areas to the impact of 
urbanization . Phased, orderly growth mitigates this situation by 
comprehensively addressing development impacts to our natural 
systems. Leap frog development associated with sprawl is 
piecemeal in nature and is detrimental to any type of 
comprehensive framework. 

Another aspect of urban sprawl is the tendency toward strip 
commercial development, i.e., the commercialization along 
major streets which occurs as infill  between sprawled 
developments. This strip development negatively affects traffic 
safety and flow, as well as creating aesthetic problems associated 
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with advertising signs . While many of the negative effects of strip 
development can be controlled to some extent by regulatory 
means, a more positive approach is to prevent its spread by 
means of land use policies. 

The purpose of the comprehensive plan is to preserve, protect and 
enhance the quality of life for all citizens. The plan encourages 
and supports economically sound residential, educational, 
employment, cultural, recreational, commercial and industrial 
opportunities for the citizens . This is facilitated by systematically 
planning for growth, development and redevelopment .  

The natural environment is one of the many criteria which, when 
combined, form the community ôs perceived quality of life. The 
natural environment is a major component in the quality of life 
equation for Leon County. As such, it must be protected. 
Development and the ancillary activities associated with it must 
be channeled into locations that protect the natural and aesthetic 
environment . Unwise land use decisions which ultimately require 
expensive environmental retrofitting, paid for by the general 
populace, must be eliminated. In order to achieve this, it is the 
intent  of this Plan to incl ude strong environmental objectives and 
policies within the Land Use Element and other applicable 
portions of the Plan. 

The residential environment is also one of many criteria which 
form the community ôs perceived quality of life and must be 
protected. An economic base of stable public employment has 
fostered development of stable residential neighborhoods. 
Citizens identify with and value their neighborhoods in all parts 
of the community and at all income levels. Containing sprawl  will 
necessarily increase density and intensity  in the existing urban 
area. Unwise land use decisions and premature non-residential 
development in established residential areas can seriously and 
permanently alter the character of a neighborhood. Not only 
actual changes, but also the perception of a constant assault on a 

neighborhood undermine s an otherwise desirable residential 
environment . Development and its ancillary activities should be 
channeled into locations that offer the greater opportunity for the 
higher density and mixture of uses that a policy of urban 
containment encourages. It is the intent  of the plan to maintain 
the integrity of existing neighborhoods while encouraging new 
residential developments to incorporate a wider range of non-
residential uses. 

Essential for planning are objectives and policies that protect and 
enhance the natural environment, water resources, the canopy 
roads, and residential neighborhoods. To this end, regulatory 
tools such as concurrency management, urban service area 
designation, planned unit developments and special protection 
zones are used to foster the communityôs vision. An underlying 
premise is the linkage between land use and infrastructure. The 
plan is based on the principle that development should pay for 
itself and this vision is implemented, in part, through the 
accomplishment of several strategies described below. 

Traditional values within Leon County prohibit  the strict 
implementation of an urban containment strategy . Urban service 
area demarcations must be located to allow for some degree of 
large lot, single family  subdivisions. In addition, some urban 
areas located away from the core, such as Chaires, Fort Braden, 
and Miccosukee, must be provided for. Overall, however, it is the 
intent  of this comprehensive plan to concentrate development in 
the Tallahassee urban area plus provide for a minimum number 
of designated areas of urban development. 

It is the responsibility of every citizen of Leon Coun ty to pay his 
or her fair share first to achieve and then to maintain the 
community wide adopted levels of service (LOS) for capital 
infrastructure  and urban services. However, it is not a current 
residentôs responsibility to  pay for new developmentsô fair share 
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costs through subsidization. Thus, in a sense, future development 
must be self-sufficient.  

Existing and new residents should not be bound by minimum 
level of service standards adopted community wide . The ability to 
enhance these minimums should be provided for as long as the 
end user pays for the incurred costs. User fees, special 
assessments or MSTUs are instruments, which can be used to 
accomplish this. Furthermore, it should be recognized that 
congestion can actually be a sign of a healthy urban area, and that 
automobile  congestion can lead to individuals making a modal 
switch to transit , provided the transit system provides access to 
common destinations with convenient frequency .  

The plan encourages projects and activities that provide 
significant additional value to the community . This includes 
supporting development in strategic areas such as the Downtown 
Overlay, Multimodal Transportation District  and Southern 
Strategy Areas.  

The intent  of the Southern Strategy is to direct quality 
development and redevelopment into the area designated as the 
Southern Strategy area. Success of the Southern Strategy will 
benefit the entire community in ter ms of an increased tax base, 
greater choices for residential and employment opportunities, 
and other general quality of life  factors such as greater availability 
of shopping, recreation and educational opportunities 
throughout the community . The focus of this strategy is to make 
this area of the community a desirable residential location for 
people of all incomes. This area contains many assets we strive 
for in other parts of the community such as close proximity to jobs 
and downtown, walk-to commercial, neighborhood schools and 
parks, and affordable housing. Similarly, the Lake Bradford  
Chain of Lakes, the St. Marks Bike Trail and its extensions, and 
the proximity of the National Forest make this area important for 
environmental and recreational reasons. It also contains historic 

neighborhoods and is in proximity to  cultural activities in the 
community, with museums and nearby  concert facilities; 
educational activities, with two nearby  universities and the 
community college. It contains a great diversity of 
neighborhoods, housing, and employment close to the urban 
core. These are the assets that make a true city.  

The Downtown Overlay consists primarily of the urban core of the 
City of Tallahassee and is intended to clearly distinguish the Cityôs 
Downtown Boundary . This overlay district primarily comprises 
the Capital Center area, Gaines Street Corridor , and parts of the 
Southern Strategy Area. The intent  of this overlay district is to 
encourage high density and quality redevelopment  as well as 
remove barriers to achieving the allowable densities within this 
area.  

In order to ensure the long-term viability of our entire 
community as well as the efficiency of our public and private 
investments, it is important to protect the housing resources, 
neighborhoods, and business and commercial districts that make 
up the Multimodal Transportation District  and the Downtown 
Overlay by adopting strategies which promote neighborhood 
revitalization, urban infill , homeownership, and redevelopment. 

The plan also supports diversification of our local economy, 
utilizing our highly educated workforce, our two local 
universities, community college and various technical schools 
and state government. With approximately 38% of all 
employment in Tallahassee-Leon County based in the 
government sector, this community is a reflection of its role as the 
State Capital and as a center for higher education. This 
employment structure has long provided a stable and predictable 
economic base. 

This plan recognizes the likely continuation of growth in the State 
government and university segments of the local economy. A 
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major strength of this aspect of our community is the opportun ity 
that it provides for selective diversification . With a strong 
economic base, the focus for the future can be to actively seek 
desirable industries that will have a synergy with existing 
economic resources, such as job training and research and 
development activities associated with the universities and other 
educational entities.  

This Plan is based on maintaining the historical growth rate of 
Leon County. Specifically, Tallahassee-Leon County should 
continue to grow with an emp hasis on selected growth that pays 
for itself through the provision of well -paid jobs and economic 
leverage factors which enhance the quality of life of the 
community . The universities and state government, which have 
been our traditional economic strengths, should be built upon 
and encouraged to expand. Thus, selected recruitment and 
continued expansion of the universities and state government 
should form the nucleus for the continued growth of Leon 
County. 

Our comprehensive plan is a living document, used every day in 
decisions made by local governments. It is regularly reviewed and 
amended to ensure that it remains current and consistent with 
our community vision . 
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LAND USE 
GOALS, OBJECTIVES AND POLICIES 

 

Goal 1: [L] (EFF. 7/16/90) 

The Comprehensive Plan shall protect and enhance the quality of 
life  in this community by providing economically sound 
educational, employment, cultural, recreational, commercial, 
industrial and professional opportunities to its citizens while 
channeling inevitable growth into locations and activities that 
protect the natural and aesthetic environments and residential 
neighborhoods. 

 

GROWTH M ANAGEMENT /  URBAN SERVICES AREA  
Objective 1.1: [L]  (EFF.7/16/90; 

 REV. EFF. 7/26/06; REV. EFF. 12/24/10) 

Direct development to those areas which have in place, or have 
agreements to provide, the land and water resources, fiscal 
abilities, and the service capacity to accommodate growth in an 
environmentally acceptable manner. This shall be accomplished 
in part through the establishment an d maintenance of an Urban 
Service Area (USA) concept. This Urban Service Area (USA) 
concept is based upon a desire to have Tallahassee and Leon 
County grow in a responsible manner, with infrastructure 
provided economically and efficiently, and surrounding forest 
and agricultural lands protecte d from unwarranted and 
premature conversion to urban land use. An urban service 
strategy provides for well-managed, orderly growth, which 
preserves natural resources and promotes fiscal responsibility. 
The location and size of the USA shall be depicted on the Future 
Land Use Map and is based upon the area necessary to 

accommodate 90% of new residential dwelling units within the 
County by the Plan Horizon; the ability to provide urban 
infrastructure; and, the presence of environmentally sensitive 
lands and water bodies, requiring protection from the impacts of 
urban development. 

 

Policy 1.1.1: [L]   (REV. EFF. 7/20/05) 

In order to discourage urban sprawl , new development shall be 
concentrated in the urban service area plus in the Woodville 
Rural Community  future land use category and the rural 
communi ties of Capitola, Chaires, Ft. Braden and Miccosukee, as 
designated on the future land use map. 

 

Policy 1.1.2: [L]   (REV. EFF. 12/10/91) 

Improvement of capital infrastructure  shall be provided within 
the designated urban service area and shall be phased over the 
life of the plan.  

 

Policy 1.1.3: [L]   (REV. EFF. 12/10/91; REV. EFF. 7/26/06) 

Capital infrastructure designed to support urban density  outside 
the Urban Service Area shall be prohibited  except as described 
below. Capital infrastructure which is designed or intended to 
provide services to the population of the Urban Service Area may 
be located outside the Urban Service Area. This policy includes 
but is not limited to landfill, spray irrigation faciliti es, and inter-
county transportation roadways.  

Capital improvement projects or expenditures designed to 
support urban density  outside of the Urban Service Area will not 
occur outside the designated Urban Service Area unless a 
demonstrated hardship  can be shown to occur for existing 
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development or residents as of February 1, 1990. A demonstrated 
hardship refers to:  

¶ Replacement of existing facilities due to deterioration or 
destruction from natural disaster.  

¶ A public health and/or safety problem if no improvements 
are made (example - contaminated water wells).  

¶ Potential of severe environmental degradation if no 
improv ements are made (example - failing septic  tanks). 

The capacity of these facilities shall be limited to that necessary 
to serve development existing on or prior to February 1, 1990. 

 

Policy 1.1.4: [L]   (REV. EFF. 7/20/05) 

Central water and sewer may be provided in areas designated as 
Rural Community , Woodville Rural  Community , and enclaves 
within the Woodville Rural Community designated for 
Residential Preservation on the future land use map. 

 

Policy 1.1.5: [L]  (EFF. 7/16/90; REV. EFF. 7/26/06) 

Future Land Use Map densities and intensities are intended to 
reflect the availability of capital infrastructure . Capital 
infrastructure, which supports higher land use densities and 
intensities, consists of sewer and water, roads, mass transit, solid 
waste, drainage, and parks. 

 

Policy 1.1.6: [L]  (EFF. 7/16/90) 

Areas within the urban service area will receive urban level capital 
facilities and services according to the schedule established in the 
Capital Improvements Element.  

 

Policy 1.1.7: [L]  (EFF. 7/16/90) 

Higher density  and mixed use development and its ancillary 
activities shall be channeled into locations which have proper 
access to the existing transportation system; minimal 
environmental constraints; sufficient stormwater  treatment  
capacity; compatible existing land use and readily available sewer 
and water infrastructure.  

 

Policy 1.1.8: [L]  (EFF. 7/26/06; REV. EFF. 12/24/10) 

The size of the USA is related to the projected fiscal capacity of 
the local government to provide urban infrastructure . An 
assessment of changing conditions over the 20-year period of the 
plan is built in through the required seven year Evaluation and 
Appraisal Report (EAR) and the annual capital improvements 
process. The integrity of the USA concept is maintained by strict 
adherence to the premise of not funding or scheduling major 
capital improvement projects outside the USA, Rural 
Communities  or the Woodville Rural  Community  in conjunction 
with a pol icy of discouraging premature use and underutilization 
of land designated for urban development. Additionally, the size 
of the USA should be limited to reflect the ability of the public to 
provide infrastructure, limitations of environmental constraints 
and existing development and to provide for a phasing 
mechanism to the Plan Horizon. 

The area within the USA is sized to accommodate approximately 
50% more vacant land than is necessary to accommodate the 
population growth expected within the USA from 1993 to the Plan 
Horizon . It is expected that a USA sized 50% larger than our 
vacant land needs will provide sufficient constraint for growth 
management policies to be effective, while not over constraining 
the supply of vacant land. 
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Policy 1.1.9: [L]  (EFF. 7/26/06) 

In order to achieve efficient and effective use of infrastructure 
and land, residential density  within the USA  shall average no less 
than 2 dwelling units per  gross acre. Some future land use 
categories may establish higher minimum densities  and 
minimum intensity  requirements for nonresidential 
development. Attainment of minimum densities and intensities 
will be measured and reported annually and be evaluated at a 
min imum during subsequent Evaluation and Appraisal Report s 
and adjustments to the Comprehensive Plan necessary to achieve 
this measure will be recommended as warranted in the future. 

 

Policy 1.1.10 : [L]  (EFF.7/16/90; RENUMBERED EFF. 7/26/06;

  FORMERLY POLICY 1.1.8.) 

Compliance with the Conservation Element shall be met prior to 
consideration of requirements in the Land Use Element.  

 

Policy 1.1.11: [L]  (REV. EFF. 3/14/07; REV. EFF. 1/7/10) 

The growth management strategy of the Tallahassee-Leon 
County Comprehensive Plan is designed to be implemented by a 
series of instruments which include:  

1) An Urban Service Area  strategy to guide and coordinate 
land use densities and intensities with the availability of 
capital infrastructure  and to discourage urban sprawl. 

2) A Land Use Map  to graphically distribute broad 
categories of land use and allowable densities and 
int ensities. In conjunction with the Land Use Map, an 
environmental overlay  system has been included which 

depicts the general location of environmental features 
which are to be preserved as required by the Conservation 
Element, or to which development limitations will apply as 
identified in the Conservation Element.  

3)  A Future Right -of -Way Needs Map  to graphically 
represent planned future transportation projects in the 
City of Tallahassee (City) and Leon County (County) and a 
table of projects indicating the project termini and access 
classifications. This map, table, and corresponding land 
development regulations are intended to provide a basis 
for coordinating new development with the provision of 
transportation facilities by designating corridors  where 
the construction and improvement of transportation 
facilities is expected. Objectives and policies related to the 
Future Right -of-Way Needs Map are provided in the 
Transportation Element.  (EFF. 7/1/04) 

4) Commercial Site Location standards, which apply to 
certain Future Land Use Categories other than Central 
Core, Central Urban, Village Mixed Use, Suburban, 
Bradfordville Mixed Use , Planned Development and 
Woodville Rural  Community  shall be implemented 
through the Land Development Regulations, are intended 
to integrate commercial land uses into the transportation 
network and development patterns in order to assure 
accessibility by the general public. (REV. EFF. 3/14/07; REV. 

EFF. 1/7/10) 

5) Land Use Category Summaries  for each Future Land 
Use which in conjunction with the land use map  provide 
the allowable densities and intensities of uses use on 
specific sites. 
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6) The Planned Development Future Land Use 
Category  applies to large land holdings that will be 
developed for a mix of land uses. (REV. EFF. 3/14/07)  

7)  Descriptions of eight different Mixed Use development 
patterns  which establish development pattern intent , 
allowed density and intensity , development pattern 
location criteria, and development pattern access criteria 
within the Bradfordville Mixed Use  Category (see 
Objective 1.7) (REV. EFF. 3/14/07) 

8) Goals, Objectives and Policies  which further add 
guidance by outlining courses of action to be taken in 
conjunction within the instruments listed above to further 
assure implementation.  

These instruments do not act independently of each other. 
Rather, they combine to form a set of parameters in which land 
use decisions are made consistent with a growth management 
strategy designed to address the issues important to the 
community.  

 

Policy 1.1.12: [L]  (EFF. 8/9/12) 

The parcel shown on the map below at the intersection of I-10 and 
US Highway 90 is within the designated Urban Service Area 
(USA), as defined in Section 163.3164(50), Florida Statutes, 
having public services and facilities, including, but not limited to, 
central water and sewer capacity and roads. As a parcel within a 
designated statutory USA, proposed development within the 
parcel is exempt from the development-of-regional impact 
process pursuant to Section 380.06(29)(c)3, Florida Statutes. As 
part of this exemption, any future development on the subject 
parcels shall, in addition to applicable Comprehensive Plan 
policies, address the following objectives: 

(a) Provide opportunities for a ñmain streetò component that 
allows on street parking, 

(b)  Provide landscaping, buffering and screening or any of the 
three options for aesthetic enhancements if building 
facades are not oriented towards Thornton Road and US 
90, 

(c) Incorporate storm water management facilities and 
natural features as amenities into the projectôs overall 
design concept, 

(d)  Incorporate a consistent design theme for freestanding 
signage throughout the property,  

(e) Coordination of appropriate location for mass transit  
stops and pedestrian connections to development on the 
property at the time of development,  

(f)  Buildings will incorporate architectural features and 
patterns that provide visual interest such as building 
facades that are not uniform in mass or scale and height 
and pedestrian scale facade treatments such as canopies, 
overhangs, arcades, gabled entryways, and porticos.  
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DEVELOPMENT IN RELATION TO ENVIRONMENTAL 

CONSTRAINTS  

Objective  1.2: [L]  (EFF. 7/16/90; REV. EFF. 4/10/09) 

Coordinate the location of land uses with local soil conditions, 
topography, and aquifer vulnerability  as well as available 
services. 

 

Policy 1.2.1: [L]  Leon County only  (EFF. 7/16/90) 

Emphasize land use location that minimizes topographical 
changes. The proposed land use should fit the site location. The 
location should not be substantially altered to fit the proposed 
land use. 

 

Policy 1 .2.1: [L]  City of Tallahassee only  
  (REV. EFF. 7/1/04) 

Emphasize land use location that minimizes topographical 
changes. The proposed land use should fit the site location. The 
location should not be substantially altered to fit the proposed 
land use, unless an off-site mitigation plan for the development 
of a site with significant grades has been approved. Such off-site 
mitigation plans shall recognize the contribution of preserved 
significant grades to community character, ameliorating the 
impacts of stormwater , and providing conditions for native plant 
communities.  

 

Policy 1.2.2: [L]  Leon County only  (REV. EFF. 9/19/91) 

The type, intensity and structural design of any development 
proposed for a site shall be appropriate to the existing natural 
topography. Site alterations will be limited to the absolute 
minimum necessary to develop a site safely. Design criteria in the 
land development regulations wil l emphasize site designs that fit 
the topography, not changing the topography to fit the design. 
Minimum grade changes typically associated with site 
development include those necessary for the safety of a building 
including parking , road right -of -way, handicapped access or 
utilities. Criteria for approval of development in areas with 
significant and  severe grades will be limited to the type of land 
use that requires the least disturbance of sloped areas. 

 

Policy 1.2.2: [L] City of Tallahassee only  
 (REV. EFF. 7/1/04) 

The type, intensity and structural design of any development 
proposed for a site shall be appropriate to the existing natural 
topography. Site alterations will be limited to the absolute 

Map 1: I-10 and Mahan US 90 DRI Exemption Area 
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minimum necessary to develop a site safely. Design criteria in the 
land development regulations will emphasize site designs that fit 
the topography, not changing the topography to fit the design, 
unless an off-site mitigation plan for the development of a site 
with significant grade s has been approved. Minimum grade 
changes typically associated with site development include those 
necessary for the safety of a building including parking, road 
right -of -way, handicapped access or utilities. Criteria for 
approval of development in areas with significant and severe 
grades will be limited to the type of land use that requires the least 
disturbance of sloped areas. 

 

Policy 1.2.3: [L]  (REV. EFF. 12/7/99) 

(a) The local governments shall maintain a map indicating 
the locations of all known operating and abandoned land 
fill sites . As the location of additional abandoned land fill 
sites become known, this map shall be revised 
accordingly. 

(b)  By 2001, local government will include requirements in 
their land development regulations  that the 
development of any property within a mapped landfill 
site shall be required to submit information relating to 
the subsurface geology of the property necessary to 
assure that future development of the site will not 
adversely impact the health, safety or welfare of the 
public.  

(c) By 2001, local governments will include requirements in 
their land development regulations  that regulate the 
location of stormwater  facilities  or conveyance systems 
within any abandoned landfills.  

 

Policy 1.2.4: [L]  (EFF. 4/10/09) 

By 2010, local government shall adopt in the Land Development 
Regulations a mapped Primary Spring Protection Zone for 
Wakulla Springs based on the Leon County Aquifer Vulnerability 
Assessment. Accompanying land development regulations for the 
Primary Spring Protection Zone shall be developed as indicated 
in Policy 4.2.5 of the Conservation Element to aid in the 
protection of Wakulla Springs . These efforts shall be coordinated 
with Wakulla County . 

 

Policy 1.2.5: [L]  (EFF. 4/10/09) 

1. By 2014, local government shall develop and maintain as 
part of th e local geographic information system database 
areas of known hazards. 

2. By 2014, local government will include requirements in 
their land development regulations  that miti gate and/or 
prevent future development in areas of known hazards. 
The land development regulations shall also contain 
provisions for the mitigation of existing development in 
areas of known hazards so as to prevent repetitive hazard 
losses. 

 

L EVEL OF SERVICE (R EGULATIONS )  
Objective 1.3:  [L]  (EFF. 7/16/90) 

Achieve and maintain the adopted level of service standards set 
forth within the Tallahassee-Leon County Comprehensive Plan. 
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Policy 1.3.1: [L]  (EFF. 7/16/90) 

Before a development order or permit is issued, local government 
shall ensure that the adopted level of service standards for the 
affected public facilities  will be maintained in accordance with the 
Concurrency Management System. 

 

Policy 1.3.2: [L]  (REV. EFF. 12/16/94) 

Residential density and/or non -residential intensity of 
development allowed for individual sites shall be determined by 
the degree of compliance with the goals, objectives and policies of 
the Comprehensive Plan and the land use development matrix, 
which is intended to be a pictorial representation of existing 
policies in the plan,  as implemented by the land development 
regulations. Overall densities and intensities should be consistent 
with capital facilities and services being available at the adopted 
level. 

 

Policy 1.3.3:  [L]  (REV. EFF. 12/10/91) 

Environmental and development ordinances shall include the 
following:  

(a) Explicit and strict protection of environmentally 
sensitive areas, thus minimizing future costs to 
taxpayers by prohibiting unsound uses; and 

(b)  Availability and use of the conservation and preservation 
overlays as detailed in the Conservation Element prior to 
the issuance of development orders. 

(c) Apportioning development costs so that those fees 
collected from the existing population be applied to 
elimination of current ñdeficitsò in levels of service, while 

those fees collected in new developments are applied to 
maintain levels of service established by the entire 
community. Maintenance and enhancements to the 
adopted levels of service shall be the responsibility of 
both. This policy shall not preclude new development 
paying toward current deficits if such an arrangement 
can be worked out between the local government and the 
developer. 

(d)  Policies and procedures in the land development 
regulations shall ensure that the range of development 
types by percentage distribution are monitored and 
maintained.  

This policy shall not preclude new development paying toward 
current deficits if such an arrangement can be worked out 
between the local government and the developer. 

 

Policy 1.3.4: [L]  (DEL. EFF. 3/14/07) 

Reserved 

 

L AND DEVELOPMENT REGULATIONS  
Objective 1.4: [L]  (REV. EFF. 7/20/05) 

Maintain a set of specific and detailed Land Development 
Regulations, which implement and are consistent with the goals, 
objectives and policies of the Tallahassee-Leon County 
Comprehensive Plan. 

 

Policy 1.4.1:  [L]  (REV. EFF. 12/10/91) 

Density and intensity  incentives shall be established within the 
required land development regulations  to encourage growth in 
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areas which minimize and mitigate development's negative 
impact on the natural and aesthetic environment.  

 

Policy 1.4.2:  [L ]  (REV. EFF. 12/16/94; REV. EFF. 1/7/10) 

The Comprehensive Plan shall establish guidelines for the 
application of traditional zoning districts  in order to implement a 
future land use regulatory system that is more predicable than 
area-wide application of mixed use performance zoning. These 
traditional zoning districts shall specify a range of allowable land 
use within each district. In certain land use designations, mixed 
use performance zoning will be retained to integrate land uses 
which may be otherwise incompatible. Development regulations 
shall include development and design standards. Allowed land 
uses within a future land use category shall be implemented by 
one or more specific zoning districts consistent with the in tent  of 
a future land use category. The development and application of 
specific zoning districts to a zoning map implementing the 
Comprehensive Plan shall be based upon furthering the intent of 
the Comprehensive Plan: 

(a) Zoning district use classifications shall be developed, 
based upon the Comprehensive Plan, existing land use 
patterns, previous zoning which continues to direct land 
use and development standards, and accepted guidelines 
for land use impact classifications and service 
requirements;  

(b)  Specific zoning districts shall be implemented through 
the application of the zoning district classification 
system as guided by the Comprehensive Plan. 

(c) All zoning decisions will be made by the governing 
Commission based upon a finding of the furthering of 
and consistency with the intent  of the Comprehensive 

Plan, in recognition of Land Use Policy 1.1.10, which 
establishes the supremacy of the Conservation Element.  

(d)  Specific zoning districts will be applied within the Urban 
Service Area except for University Transition , Activity 
Center, Central Urban, Central Core land use 
designations and Mixed Use parcels greater than 200 
acres in area. Extension of site specific zoning beyond the 
Urban Service Area and to other areas is consistent with 
the intent  of the Comprehensive Plan. 

 

Policy 1.4.3:  [L]  (DEL. EFF. 7/25/03) 

Reserved 

 

Policy 1.4.4:  [L]  (DEL. EFF. 7/20/05) 

Reserved 

 

Policy 1.4.5: [L]  (REV. EFF. 3/14/07) 

The Tallahassee-Leon County Comprehensive Plan, its future 
land use map and future land use categories as defined within the 
Plan, the land use summary charts which are intended to be a 
pictorial representation of existing policies in the comprehensive 
plan, and land development regulations adopted by local 
government as provided in the Plan shall in combination provide 
a unified system for the regulation of land use. Land use 
regulations shall be consistent with the intended functions, land 
uses and intensity of the land use category designated on the 
future land use map.  

(a) Any requested text amendment to the Comprehensive 
Plan shall be evaluated for consistency with the overall 
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intent  of the adopted Goals, Objectives, and Policies of 
the Plan; 

(b)  Any requested amendment to the Future Land Use Map 
shall be evaluated for consistency with the adopted 
Goals, Objectives, and Policies of the Plan as well as 
consistency with and the furtherance of the intent  of the 
requested future land use category; 

(c) Any request for a change in zoning use classification and 
specific zoning district mapping  within a future land use 
category shall be evaluated for consistency with the 
adopted Goals, Objectives, and Policies of the Plan as 
well as consistency with and the furtherance of the intent 
of the future land use category in which it is located; 

(d)  The determination that a particular land use is permitted 
within a zoning  district shall be made based upon a 
listing of allowable land uses within a zoning district or 
that an unlisted land use is substantially similar to 
allowable uses within the same district. 

 

Policy 1.4.6: [L]  (EFF. 7/16/90; REV. EFF. 4/10/09) 

By 2014, land development regulations will include standards for 
the regulation of future land use categories, subdivision, signage, 
and areas subject to seasonal or periodic flooding and areas of 
known hazards. Regulations concerning areas subject to seasonal 
or periodic flooding shall be consistent with all applicable state 
and federal regulations. 

 

Policy 1.4.7 :  [L]  (EFF. 7/16/90) 

The adopted land development regulations shall include 
requirements for stormwater  management, open space, and 
convenient on-site traffic flow (including need).  

 

Policy 1.4.8: [L]  (EFF. 7/16/90) 

The land use development matrix shall be adopted as part of the 
comprehensive plan and shall in conjunction with the future land 
use map and the goals, objectives and policies contained within 
the individual elements be used in evaluating future land use 
decisions. 

 

Policy 1.4.9: [L]  (EFF. 7/16/90) 

Changes in classification of highways and streets that affect the 
allowable uses of property as set forth in the land development 
matrix  and the comprehensive plan shall be considered plan 
amendments and shall be required to follow the plan amendment 
process. 

 

Policy 1.4.10: [L]  (REV. EFF. 12/16/94) 

The land development regulations shall provide for zoning 
districts  which shall indicate which land uses are allowed, 
prohibited , or conditi onal-with -specified constraints consistent 
with the criteria set forth in the narrative intent  of the future land 
use categories, the land use development matrix which is 
intended to be a pictorial representation of existing policies in the 
Comprehensive Plan, and the Goals, Objectives, and Policies of 
the Comprehensive Plan. 
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(a) In those future land use categories that encourage a 
mixing of land uses, the land development regulations 
shall contain provisions that facilitate multiple land uses 
within the same site, the same development, or the same 
structure.  

(b)  When appropriate, the land  development regulations 
may provide for zoning districts  that allow for two or 
more land use types, consistent with the intent of the 
future land use category. 

(c) The land development regulations may also provide for 
zoning districts  that further divide any of the allowed 
land use types into two or more subsets. 

 

Policy 1.4.11: [L]  (EFF. 9/19/91) 

The land development regulations shall include standards and 
criteria such as minimum open space requirement s (between 
25% and 10% depending on the land use and existing vegetation), 
internal circulation and minimum setbacks and buffers for 
uncomplimentary land uses. These buffer requirements will 
contain buffer widths between land uses, required number of 
trees and shrubs per linear foot of buffer, opacity of the buffer,  
etc. Additional buffering requirement s may be related to Planned 
Unit Developments (PUDs). 

 

Policy 1.4.12: [L]  (EFF. 9/19/91) 

(a) The intent  of Site Plan and PUD planning and design 
requirements shall be to encourage and require the 
development of urban living and work spaces that 
minimize impacts to the natural environment. 
Environmental impacts shall be  minimized through the 
development and redevelopment of compact and 

efficient urban land use patterns that closely integrate 
living and work spaces while maintaining compatibility  
through specified performance design criteria . 
Neighborhood and inter -site compatibility shall be 
implemented through site planning and design criteria 
that require objectionable impacts of particular land use 
activities to be internally located within site or building 
designs, rather than relying exclusively on standard 
landscape and setback buffering methods to reduce 
perimeter oriented objectionable impacts.  

(b)  Objectionable impacts of service and delivery areas, 
refuse and recycling collection areas, as well as the 
outdoor storage and work areas generally associated 
with commercial and residential buildings shall be 
planned to minimize off -site impacts. 

(c) Site Plan and PUD requirements shall minimize impacts 
to the natural environment  resulting from urban sprawl  
by not only identifying and protecting environmentally 
sensitive lands, but just as importantly by limiting urban 
sprawl into less environmentally sensitive lands through 
the implementation of compact and efficient urban 
development and redevelopment. 

 

Policy 1.4.13:  [L]  (REV. EFF. 3/14/07) 

The intent  of designating roads as nonresidential is to recognize 
existing nonresidential development patterns  and to allow for 
planned mixed-use or nonresidential developments. As such, 
street access requirements contained in the Land Use Summary 
Charts are waived for those streets designated as nonresidential 
by clearly defining areas where existing development patterns 
will be allowed to continue. It also serves to protect residential 
and residential components such as elementary schools and 
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neighborhood parks from adverse impacts of nonresidential 
development as well as protecting nonresidential development 
from the encroachment of residential uses. 

The designation of a nonresidential street does not exempt any 
potential development along the street from further concu rrency 
or consistency review. 

Roadway access limitations and locational criteria from the 
nonresidential road classification system do not apply to the 
Woodville Rural  Community , Suburban, Bradfordville Mixed 
Use, Planned Development, Village Mixed Use and Urban 
Residential 2 Future Land Use Categories. Roadway access 
limitations and locational criteria for these categories shall  be 
established in Land Development Regulations. 

 

Policy 1.4.14: [L]  (EFF. 8/17/92) 

Compile a list and waive access standards for non-residential 
minor collector  and local streets based on the following criteria: 

a)  It is part of a platted non -residential subdivision . 

b)  It is part of an approved PUD. 

c)  It has over 66% of its developed frontage in non-
residential l and uses and essentially functions as an access 
road for these developments. The designation of these 
streets is a recognition of existing development patterns 
and is intended to permit future development compatible  
with existing land uses and consistent with road capacity 
and design. These streets will be reviewed by the 
respective elected Commission on a case by case basis and 
may be designated as non-residential streets. 

A segment of a road, meeting the above criteria, may be 
designated a non-residential if it will not result in non -residential 

traffic impacting residential areas on other segments of the road 
or in the adjacent area. (A segment is the road length between two 
intersecting roads). 

 

Policy 1.4.15: [L]  (EFF. 8/17/92; REV. EFF. 5/31/18) 

Waive access standards for heavy industrial land  uses within the 
Heavy Industrial  Future Land Use category and Industry and 
Mining  Future Land Use category. This will be done in 
conjunction with adopting a policy which waives local and minor 
collector access standards for all planned industrial and 
commercial development. 

 

Policy 1.4.16: [L]  (EFF. 8/17/92) 

Unless otherwise specifically stated, all time lines stated in the 
Comprehensive Plan are intended to mean by December 31 of the 
stated year. 

 

Po licy 1.4.17: [L] (City of Tallahassee only)  

 (EFF. 8/17/92; REV. EFF. 6/6/08) 

New minor office  uses may be permitted access to a local 
residential street in the Central Urban  and University Transition  
land use categories within the city limits of Tallahassee so long as 
site design complies with land development regulations to 
mitigate potential incompatibility with residential land use in the 
vicinity .  
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Policy 1.4.1 8 : [L] (City of Tallahassee only)  

 (REV. EFF. 3/14/07; REV. EFF. 6/6/08) 

New minor commercial  uses shall not be permitted access to a 
local residential street within the city limits of Tallahassee . This 
limitation shall not apply to the Bradfordville Mixed Use , 
Suburban, Planned Development, Central Urban, University 
Transition , and Village Mixed Use Categories which establish 
street access standards by Land Development Regulations. 

 

Policy 1.4.19: [L]  (EFF. 1/19/02) 

New commercial, office and residential land uses within the 
Gaines Street Corridor  Study Area may be permitted access to any 
street classification or designation. Access limitations may be 
further restricted based on the Gaines Street Revitalization plan.  

 

Policy 1.4.20: [L]   (REV. EFF. 7/25/03) 

Community services which are religious facilities to be used solely 
for religious functions, volunteer fire stations in the Rural or  
Agriculture/Silviculture /Conservation future land use categories, 
and community services that are operated by public agencies and 
are located outside of the Urban Service Area may be permitted 
access onto a local street only after a higher level of review as 
specified in the Land Development Regulations. Land 
development regulations shall require site design criteria 
addressing impacts which include, but are not limited to: peak 
use traffic, noise, building orientation and setbacks or any other 
potential negative impacts affecting adjacent residential uses or 
the residential character of the surrounding area. Religious 
facilities that have day care, recreation facilities, schools, or other 
similar ancillary activities shall not be permitted to access a local 
street. 

 

Policy 1.4.21: [L ]  (EFF. 7/1/94; REV. EFF. 7/20/05) 

The land development regulations shall provide for minor and 
major office  uses, minor commercial uses, and low and medium 
density residential uses with access to minor collector streets and, 
in specific instances, to local streets, as well as the relaxation of 
parking , landscape, and buffering standards to encourage a wider 
variety of uses and greater range of economic development 
opportunities in the Central Urban  future land use category, 
without creating conditions leading to the conversion of midtown 
residential enclaves, which although not meeting all of the criteria 
for inclusion in and protection by the Residential Preservation  
future land use category, remain viable for residential use and 
provide important housing opportunities in close proximity to 
the downtown area, the universities, and employment centers. 

The intent  of these land development regulations is to promote 
the infill  of vacant blocks and tracts and/or the redevelopment  of 
existing non-residential areas. These additional land 
development regulations shall also establish criteria to avoid 
creation of low-density residential enclaves for neighborhoods 
that satisfy some but not most of the general criteria for the 
Residential Preservation category. 

To facilitate this, the land development regulations  shall, at a 
minimum, provide the following techniques: allowing utilization 
of the Urban Planned Unit Development  zoning district; allowing 
for the establishment of Live-work units  with access to any 
(functional) classification of street; and, allowing for the 
establishment of proprietary zoning districts  tailored to fit 
neighborhood or sub-neighborhood conditions, reflecting local 
preferences and incorporating applicable restrictions for 
mitigating impacts relating to allowable use, traffic circulation  
and access design, parking, building design, orientation, and 
height. 
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Policy 1.4.22: [L]  (EFF. 7/1/04) 

Waive all street access, intersection and adjoining use restrictions 
for allowed uses internal to the Activity Center  future land use 
category. The exception to this policy is that access shall be 
prohibited  to any local street within a recorded  or unrecorded 
residentially platted subdivision . It is not the intent  of this policy 
to waive landscaping or buffer requirements.  

 
Policy 1.4.23: [L]   (EFF. 7/1/04) 

By 2005, the Tallahassee-Leon County Comprehensive Plan and 
the implementing City and County land development regulations  
shall include provisions relating to regional recreational facilities. 
These regulations shall establish a definition of regional 
recreational facilities and shall specify the Future Land Use Map 
categories and zoning districts  that regional recreational facilities 
are allowable with and shall require a greater level of review and 
additional site design criteria to address the off -site impacts of 
regional recreation uses. Impacts addressed shall include, but be 
not limited to: p eak use traffic, hours of operation, lighting, noise, 
building orientation, buffers and setbacks, or any other potential 
negative impacts of such uses affecting adjacent or nearby 
residential uses or residential character of the nearby area. 

 

NON -CONFORMIN G USES AND NONCOMPLYING  

CHARACTERISTICS  
Objective 1.5:  [L]  (EFF. 7/16/90) 

Provide a procedure within the land development regulations  
which will substantially mitigate or lead to the eventual 
elimination of nonconformin g land uses created by the adoption 
of this plan.  

 
Policy 1.5.1: [L]  (REV. EFF. 6/28/95) 

Existing land uses which are nonconforming to the 
Comprehensive Plan may be reviewed by the local government at 
the request of the owner in order to determine the degree on 
nonconformity . The review may result in: 

1) A determination that the impact of the nonconformity  is 
minimal upon surrounding conforming land use and is n ot 
detrimental to the public health, safety and welfare and as a 
result, the nonconforming status is waived; or  

2) A determination that the impact of the nonconformity  may be 
substantially mitigated in which the development may attain 
conforming status by implementing the required mitigation 
steps; or 

3) A determination that the nonconformity  has substantial 
impacts which may not be overcome by any mitigation 
procedures and as such the development shall remain in a 
nonconforming status and such use shall terminate according 
to law. 

 
Policy 1.5.2: [L]  (EFF. 6/28/95) 

A legally established single family residential use shall be 
considered a conforming use of land in all Comprehensive Plan 
land use designations. However, this conforming status shall not 
be interpreted to preclude the use of property adjoining  a low 
density use for an otherwise permitted non-residential use if the 
low density residential use accesses an arterial or major collector  
roadway. 
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Policy 1.5.3: [L]  (DEL. EFF. 8/1/07) 

Reserved 

 
Policy 1.5.4: [L]  (EFF. 6/28/95) 

The local government shall implement development regulations 
which distinguish between nonconforming uses which are to be 
terminated or amortized, and nonconforming uses in 
nonresidential designations which may continue, but not be 
expanded. 

 
Policy 1.5.5: [L]  (EFF. 6/28/95) 

The local government shall implement development regulations 
which distinguish between nonconforming use of property and 
noncomplying physical characteristics or  features of the use. This 
procedure shall allow for the continued conforming use of the 
noncomplying physical features, and shall require correction of 
non-structural, noncomplying physical features prior to a ny 
conforming expansion of use. 

 
Objective 1.6: [L]   (EFF. 6/28/95; DEL. EFF. 1/7/10) 

Reserved 

 
BRADFORDVILLE M IXED USE DEVELOPMENT  PATTERNS  
(applies to Bradfordville Study Area Only)  
Objective 1.7:  [L]  (REV. EFF. 3/14/07) 

The Comprehensive Plan provides an overall vision for the 
community. The arrangement of land uses is a major factor in 
achieving this vision. Within the Bradfordville Mixed Use  Future 
Land Use Category, land uses may be further separated to achieve 
efficient and environmentally sound development patterns  and to 

promote the Planôs overall vision. This objective and its policies 
describe the development patterns associated with the 
Bradfordville Mixed Use  Future Land Use Category. 

The following statements of intent  express, in part, the overall 
vision of the community as established in the Comprehensive 
Plan. These statements of intent explain the basis for the 
development patterns described in the following policies and 
shall be achieved through the zoning process and other Land 
Development Regulations as appropriate. Application of these 
development patterns in combinati on with each other is expected 
to achieve these intents. Individual development patterns may 
only partially achieve the following purposes:  

a) Provide opportunity for residential, shopping, 
employment, education and recreation use within walking 
distance of each other; 

b) Promote higher density housing and concentrations of 
nonresidential activity in close proximity to each other;  

c) Provide for a range of housing opportunities which does 
not isolate families or individuals based upon age, income 
or race; 

d) Ensure that mapping of zoning districts  is consistent the 
long term protection of  environmental features;  

e) Ensure that mapping of zoning districts  will be 
appropriate to location, access and surrounding land use; 

f)  Ensure that mapping of zoning districts  is consistent with 
the phasing and availability of infrastructure;  

g) Encourage a mix of complimentary land uses and 
concentrations of mixed use development in appropriate 
locations; 
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h) Promote development patterns which reduce trip length 
and/or the need for private automobile  travel;  

i)  Ensure that zoning implementation does not promote 
sprawl development, nor concentrations of single use 
development; and 

j)  Scale development densities and intensities to provide a 
range of appropriately located development patterns. 

 

Policy 1.7.1: [L]  (REV. EFF. 3/14/07) 

Low Density Residential Development Pattern  

INTENTςThe low density residential development pattern is 
intended to provide for a wide range of housing types and 
opportunities within the low density range . It is also intended 
that community facilities  (Recreation, Community Services and 
Light I nfrastructure) related to residential use be allowed . Some 
low density residential areas may be restricted to limited density 
zoning due to existing development patterns, or environmental 
or utility constraints, while other are as may have zoning districts 
that allow for a broad range of density. 

DENSITY/INTENSITY ςAreas designated Low Density 
Residential shall not have a gross density greater than 8 dwelling 
units per  acre. Nonresidential development shall not have a gross 
building area exceeding 10,000 square feet per acre. 

LOCATIONςBradfordville Mixed Use  Area is appropriate for 
zoning Low Density Residential development patterns. Other 
areas appropriate for zoning Low Density Residential activities 
may include: Areas in Bradfordville Mixed Use where intensity of 
uses is constrained or limited due to environmental features or 
lack of adequate infrastructure; and Bradfordville Mixed Use 
areas in proximity to Village Centers. Land Development 

Regulations shall establish access criteria for community 
facilities  to assure their appropriate location.  

ACCESSςAreas zoned for the Low Density Residential 
development pattern shall have public street access. 

 

Policy  1.7.2: [L]   (REV. EFF. 3/14/07) 

Medium Density Residential Development Pattern  

INTENTςThe Medium Density Residential development pattern 
is intended to encourage a wide range of medium density housing 
opportunities in close proximity to more intensive nonresidential 
uses, both which can be efficiently served by existing or planned 
infrastructure, including mass transit . It is also intended that 
community facilities  (Recreation, Community Services and Light 
Infrastructure) related to residential use be allowed.  

DENSITY/INTENSITY ςAreas designated Medium Density 
Residential shall not have a gross density greater than 16 dwelling 
units per  acre. Minimum density  shall be 6 dwelling units per acre 
unless constraints of concurrency or natural features would 
preclude attainment of the minimum density. Nonresidential 
development shall not have a gross building area exceeding 
20,000 square feet per acre. 

LOCATIONςAreas designated Bradfordville Mixed Use  on the 
Future Land Use Map are appropriate for zoning of Medium 
Density Residential Areas. Additional criteria for zoning are as 
follows: Areas of existing medium density development; Areas of 
transition from more intensive use to Low Density Residential 
and Residential Preservation; Areas in proximity to higher 
intensity uses; Areas served by mass transit service; Areas in 
proximity to community schools , parks, and public greenways; 
Areas along arterial and collector roadways; and Areas adjacent 
to the Village Center, Suburban Corridor, and Urban Pedestrian 
Center Mixed Use development patterns. Land Development 
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Regulations shall establish access criteria for community 
facilities  to assure their appropriate location.  

ACCESS - Areas zoned for the Medium Density Residential 
development pattern shall have access to an arterial or collector  
roadway. 

 
Policy 1.7.3: [L]  (REV. EFF. 3/14/07) 

Low Density Residential Office Development Pattern  

INTENTςThe Low Density Residential Office development 
pattern is intended to provide areas for office employment and 
residential uses in close proximity to each other. While 
conversion of existing residential structures on arterial and 
collector streets to office use is a situation where this 
development pattern will be applied, this development p attern 
should not be applied to such an extent that it would disrupt the 
viability of residential neighborhoods and adjacent residential 
properties. Zoning districts will be created to distinguish 
Residential Office areas by density and intensity , so that 
developments are scaled appropriately to their setting. It is also 
intended that community facilities  (Recreation, Community 
Services and Light Infrastructure) related to residential or office 
use be allowed in a manner which would ensure the protection of 
adjacent uses. 

DENSITY/INTENSITY ςRedevelopment or reuse of existing 
residential or office uses in this development pattern shall have a 
maximum gross density of eight dwelling units per  acre and/or 
an intensity  not to exceed the floor area of the existing structure. 
New development in the Low Density Residential Office 
Development Pattern shall have a maximum gross density of 
eight dwelling units per acre and nonresidential gross building 
area shall not exceed 10,000 square feet per acre and non-
residential gross building area shall not exceed 10,000 square 

feet per acre. For mixes of residential and non-residential 
development on one parcel an overall limit to building floor area 
will be set at 12,500 square feet per acre. 

LOCATIONςBradfordville Mixed Use  areas are appropriate for 
zoning of Low Density Residential Office for low density /low 
intensity uses. Additional criteria are as follows: Transition areas 
between Medium Density Residential, Village Center, and Urban 
Pedestrian Center Mixed Use development patterns to Low 
Density Residential and Residential Preservation; and 
Transitional land use areas along arterial and collector roadways 
and Areas of Low Density Residential Office as a principal land 
use along arterial and collector roadways. 

ACCESSςAreas zoned for the Low Density Residential Office 
development pattern shall have access to an arterial or collector  
roadway. 

 
Policy 1.7.4: [L]  (REV. EFF. 3/14/07) 

Medium Density Residential Office Development 
Pattern  

INTENTςThe Medium Density Residential Office development 
pattern is intended to provide areas for office employment and 
residential uses in close proximity to each other. The Residential 
Office development pattern is intended in some locations to serve 
as an employment and residential area with medium densities 
and intensities. Zoning districts will be created to distinguish 
Medium Density Residential Office areas by density and 
intensity , so that developments are scaled appropriately to their 
setting. It  is also intended that community facilities  (Recreation, 
Community Services, Light Infrastructure and Post -Secondary 
Schools) related to residential or office use be allowed in a 
manner which would ensure the protection of adja cent uses. 
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Ancillary first floor commercial use may also be permitted in 
Medium Density Residential Office.  

DENSITY/INTENSITY ςResidential use within this development 
pattern shall have a minimum density  of 6 dwelling units per  acre 
unless constraints of concurrency or natural features would 
preclude attainment of the minimum density and a maximum 
density of 16 dwelling units per acre in Bradfordville Mixed Use  
and nonresidential use shall not have a gross building area 
exceeding 20,000 square feet per acre. 

LOCATIONςBradfordville Mixe d Use areas are appropriate for 
zoning of Medium Density Residential Office density  medium 
intensity uses. Additional criteria for mapping these areas are as 
follows: Areas of existing offices and multi -family  uses; Areas 
adjacent to Medium Density Residential, Village Center, 
Suburban Corridor , and Urban Pedestrian Center Mixed Use 
development patterns; and Areas of Medium Density Residential 
Office as a principal land use along arterial and collector 
roadways. 

ACCESS - Areas zoned for the Medium Density Residential Office 
development pattern shall have access to an arterial or collector  
roadway. 

 
Policy 1.7.5: [L]  (REV. EFF. 3/14/07) 

Village Center Development Pattern  

INTENTςThe Village Center development pattern is intended to 
provide locations for offices and commercial uses which provide 
goods and services, that people frequently use, in close proximity 
to their homes. Village Centers are intended to be compact and 
not promote strip commercial  development; therefore, zoning 
districts  implementing this development pattern will include 
limitations on arterial and collector street frontage and maximum 

development pattern size, not to exceed 20 acres and 200,000 
square feet of commercial use per parcel, except a Village Center 
may be as large as 30 acres if its gross square footage does not 
exceed 250,000 square feet. Village Centers are characterized by 
a scale and design that is compatible with nearby residential areas 
and zoning districts implementing this development pattern will 
include appropriate development standards. Zoning districts may 
include additional thresholds  in order to size Village Centers in 
relation to the needs of the surrounding area. It is also intended 
that community facilities  (Recreation, Community Services and 
Light Infrastructure) related to the principal use of this 
development pattern be allowed in a manner which would ensure 
the protection of adjacent uses. 

DENSITY/INTENSITY ςNonresidential development shall not 
exceed 12,500 square feet of a gross building area per acre for 
Village Centers 20 acres and less. Nonresidential development 
shall not exceed 250,000 square feet of gross building area for 
Village Centers from 20 to 30 acres in size. Residential use is 
permitted on the second floor and above, above office or 
commercial use, up to a maximum density of sixteen dwelling 
units per  acre. 

LOCATIONςBradfordville Mixed Use  areas are appropriate for 
zoning Village Centers. Additional criteri a for zoning these areas 
are as follows: Areas adjacent to low and medium density 
residential development; and Areas adjacent to the Residential 
Preservation Future Land Use category and Low Density 
Residential, Medium Density Residential, Suburban Corridor , 
and Urban Pedestrian Center Corridor Mixed Use development 
patterns. 

ACCESSςAreas zoned for the Village Center development pattern 
shall have access to an arterial or collector  roadway. 
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Policy 1.7.6: [L]  (REV. EFF. 3/14/07) 

Suburban Corridor  Development Pattern  

INTENTςThe Suburban Corridor development pattern is 
intended to accommodate existing development patterns 
representing a broad range of commercial, light industrial, and 
office uses which typically serve a regional or sub-regional 
population. Office use, and commercial use up to 200,000 square 
feet per parcel is allowed. Medium density residential use is also 
appropriate within this development pattern in order to promot e 
a living working environment and make efficient use of 
infrastructure. It is also intended that community facilities  
(Recreation, Community Services and Light and Heavy 
Infrastructure) be allowed. Suburban Corridors are chara cterized 
by a linear pattern of single use development along arterial 
roadways, low floor area ratios and large impervious surface 
parking  areas which are generally larger than the use that they 
serve. This pattern of development makes inefficient use of 
infrastructure and has a disproportionate impact upon the 
environment . Increases in land area zoned for the Suburban 
Corridor to accommodate a single use development are 
inconsistent with the Comprehen sive Plan, except for increases 
in areas zoned for Suburban Corridor which permit an allowed 
use with an existing structure to expand. The intent  of this 
exception is to encourage the continued use of existing structures, 
rather than the relocation of business to outlying locations. 
Reusing existing single use sites for multiple use developments, 
adding new uses to single use sites and/or new multiple use 
developments in the Suburban Corridor that share parking 
facilities, have parking structures and/or have high floor area 
ratios shall be facilitated by Land Development Regulations. 

DENSITY/INTENSITY ςNonresidential development shall not 
have a gross building area exceeding 25,000 square feet per acre. 
Residential use shall not exceed sixteen dwelling units per acre. 

Storage areas within buildings, warehouses, mini-warehouses 
and self-storage facilities may have a gross floor area up to 
50,000 square feet per acre. 

LOCATIONςBradfordville Mixed Use  areas, which already 
exhibit the type of uses and intensity associated with the 
Suburban Corridor  development pattern may be appropriate to 
be zoned Suburban Corridor. An increase in the area designated 
for Suburban Corridor may occur through limited expansion of 
the existing Suburban Corridors. In deciding whether to expand 
an existing Suburban Corridor, the following criteria shall be 
considered: Lack of suitably located land which can 
accommodate the Suburban Corridor development pattern; and 
Access to arterials with high traffic volumes, surr ounded by 
relatively low density  and intensity uses, such as the Residential 
Preservation Future Land Use Category and Low Density 
Residential development pattern. Land Development 
Regulations shall establish access criteria for community 
facilities  to assure their appropriate location. Expanding existing 
or establishing new Suburban Corridors shall require 
demonstration that more than one land use will be included in 
the expansion area. 

ACCESSτAreas zoned for the Suburban Corridor development 
pattern shall have access to an arterial roadway. 

 

Policy 1.7.7: [L]   (REV. EFF. 3/14/07; REV. EFF. 12/24/10) 

Urban Pedestr ian Center Development Pattern  

INTENTςThe Urban Pedestrian Center is intended to encourage 
compact, linear and pedestrian scale urban development along 
arterial roadways that provide a wide range of uses and activities 
to serve both the corridor itself and surrounding areas . Although 
some areas within the Urban Pedestrian Center are currently of 
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lower density and intensity , it is intended that Urban Pedestrian 
Centers will develop and redevelop with higher densities and 
floor area ratios. The arterial roadway along which the Urban 
Pedestrian Center is located is characterized by relatively high 
volume traffic with  lower traffic speeds and served by mass 
transit . Zoning districts which implement the Urban Pedestrian 
Center will include urban design standards which establish 
criteria that will promote pedestrian activi ty. It is also intended 
that community facilities  (Recreation, Community Services and 
Light Infrastructure) may also be allowed in a manner which 
would ensure the protection of the allowable uses within and 
adjacent to this development pattern. Residential use, office use, 
and commercial use up to 200,000 square feet per parcel is 
allowed. 

DENSITY/INTENSITY ςNonresidential development in 
Bradfordville Mixed Use  shall not exceed 20,000 square feet of 
gross building area per acre. Residential development in 
Bradfordville Mixed Use shall have a minimum density  of 6 
dwelling units per  acre and shall not exceed sixteen dwelling units 
per acre. Building height shall not exceed six stories. 

LOCATIONςBradfordville Mixed Use  areas where the Urban 
Pedestrian Center is a transition between low density residential 
uses and more intensive uses may be appropriate for zoning of an 
Urban Pedestrian Center. Additional criteria for zoning these 
areas are as follows: Areas proximate to medium and high density 
residential land uses in urban areas; Areas proximate to higher 
intensity Mixed Use Development patterns, such as Medium 
Density Residential, Low and Medium Density Residential Office 
and Village Center; and Areas within walking distance  of transit  
and along corridors designated for alternate transportation (per 
the most current adopted Long Range Transportation Plan). 

ACCESSςAreas zoned for the Urban Pedestrian Center 
development pattern shall have access to an arterial roadway. 

 

Policy 1.7.8: [L]  (REV. EFF. 3/14/07) 
Light Industrial Development Pattern  

INTENTςThe Light Industrial development pattern is intended 
to provide areas for industrial and warehousing activities, 
including storage, service commercial, office and assembly 
activities. It is intended that re gulations implementing this 
development pattern will preclude non -light industrial use s 
which would limit or interfere with industrial development. It is 
also intended that community facilities  (Recreation, Community 
Services, Post-Secondary Schools, and Light and Heavy 
Infrastructure) may be allowed in a manner which would ensure 
the protection of the allowable uses within and adjacent to this 
development pattern. Office use, and commercial use up to 
10,000 square feet per parcel, is allowed. 

INTENSITY/DENSITY ςNonresidential development shall not 
exceed 25,000 square feet of gross building area per acre. 
Residential use (intended for a watchman or guard) shall not 
exceed one dwelling unit per industrial use . Storage areas within 
buildings, warehouses, mini-warehouses and self-storage 
facilities may have a gross floor area up to 50,000 square feet per 
acre. 

LOCATIONςAreas within Bradfordville Mixed Use  that are 
currently developed with industrial use s may be appropriate for 
zoning as Light Industrial. New areas within Bradfordville Mixed 
Use that may be appropriate for zoning as Light Industrial 
include: Areas proximate to interstate and intrastate high ways 
and highways which connect to cities in adjacent counties. 

ACCESSτAreas zoned for the Light Industrial development 
pattern shall have access to an arterial roadway. 
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Policy 1.7.9: [L]  (REV. EFF. 3/14/07) 

Table 1: Bradfordville Mixed Use Development Patterns 

BRADFORDVILLE 
MIXED USE 

Development 
Patterns 

Allowed Land Uses Density Intensity 

Primary: 
(From 68 - 82%) 

Low Density 
Residential 

Residential, Recreation, Light 
Infrastructure & Community 
Service 

Up to 8 
UNITS/ACRE 

10,000 
SQ FT/AC 

 Low Density 
Residential 
Office 

Residential, Office, Recreation, 
Light Infrastructure & Community 
Service 

Up to 8 
UNITS/ACRE 

10,000 
SQ FT/AC 

Secondary: 
(25% or less of 
Bradfordville 
Mixed Use) 

Medium 
Density 
Residential 

Residential, Recreation, Light 
Infrastructure & Community 
Service 

8 to 16 
UNITS/ACRE 

20,000 
SQ FT/AC 

 Medium 
Density 
Residential 
Office 

Residential, Office, Ancillary 1st 
Floor Commercial, Recreation, 
Light Infrastructure, Community 
Service & Post-Secondary Schools 

Up to 16 
UNITS/ACRE 

20,000 
SQ FT/AC 

 Village Center Residential, Office, Commercial up 
to 200,000 SQ FT, Recreation, Light 
Infrastructure & Community 
Service 

Up to 16 
UNITS/ACRE 

12,500 
SQ FT/AC 

Tertiary: 

(7% or less of 
Bradfordville  
Mixed Use) 

Urban 
Pedestrian 
Center 

Residential, Office, Commercial up 
to 200,000 SQ FT, Recreation, Light 
Infrastructure & Community 
Service 

Up to 16 
UNITS/ACRE 
(1) 

20,000 
SQ FT/AC 

 Suburban 
Corridor 

Residential, Office, Commercial up 
to 200,000 SQ FT, Recreation, Light 
& Heavy Infrastructure & 
Community Service 

Up to 16 
UNITS/ACRE 

25,000 
SQ FT/AC 

 Light 
Industrial 

Ancillary Residential, Office, 
Commercial up to 10,000 SQ FT, 
Light Industrial, Recreation, Light & 
Heavy Infrastructure, Community 
Service & Post-Secondary Schools 

1 unit / 
develop-
ment 

20,000 
SQ FT/AC 

Notes: (1) 8 units/acre minimum for exclusively residential 
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Goal 2: [L]  (EFF. 7/16/90; REV. EFF. 7/26/06) 

Provide for a high quality of life  by planning for population 
growth, public and private development and redevelopment  and 
the proper distribution, location and extent of land uses by type, 
density and intensity  consistent with adequate levels of services 
and efficient use of facilities and the protection of natural 
resources and residential neighborhoods. 

 

RESIDENTIAL L AND USE 
Objective 2.1:  [L]  (REV. EFF. 7/20/05) 

Enhance the livability  of existing neighborhoods and in new 
neighborhoods provide for future mixed residential areas which 
will accommodate growth and provide a wide choice of housing 
types, densities and prices as well as commercial opportunities 
based on performance criteria. In furtherance of this, maintain a 
system of land development regulations and ordinances which 
will facilitate the implementation of the policies adopted in 
relation to residential land use. These shall include but not  be 
limited to:  

1) Setback requirements from natural waterbodies and 
wetlands 

2) Buffering requirements  
3) Open space requirements 
4) Landscape requirements 
5) Tree protection 
6) Stormwater management requirements 

 

Policy 2.1.1: [L]  (REV. EFF. 6/28/95; REV. EFF. 7/26/06; 

REV. EFF. 5/31/18) 

Protect existing residential areas from encroachment of 
incompatible uses that are destructive to the character and 
integrity of the residential environment. Comprehensive Plan 
provisions and Land Development Regulations to accomplish 
this shall include, but are not limited to:  

a) Inclusion of a Residential Preservation category on the 
Future Land Use Map. 

b) Limitations on future commercial i ntensities adjoining  
low density residential areas. Such limitations are to result 
in effective visual and sound buffering (either through 
vegetative buffering or other design techniques) between 
the commercial uses and the low density residential uses; 
and are to allow only those commercial activities which are 
compatible with low density residential development in  
terms of size and appearance. 

c) Limitations on future higher density  residential adjoining  
low density residential areas. Such limitations are to result 
in effective visual and sound buffering (either through 
vegetative buffering or other design techniques) between 
the higher density residential uses and the low density 
residential uses. 

d) Limitations on future light industry adjoining  low and 
medium density  residential areas. Such limitations are to 
result in effective visual and sound buffering  (either 
through vegetative buffering  or other design techniques) 
between the light industrial uses and the low density 
residential uses. 

e) Prevention or mitigation of off -site impacts from Industry 
and Mining uses. 
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f)  Additional development requirements for allowed 
community facilities  when adjoining  low density 
residential areas, except for cemeteries or religious 
facilities to be used solely for religious functions. Such 
development requirements will also apply if ancillary 
facilities are proposed in conjunction with religious 
facilities, and are to result in effective visual and sound 
buffering  (either throu gh vegetative buffering or other 
design techniques) between the community facilities and 
the low density residential uses. 

 

Policy 2.1.2: [L]  (EFF. 7/16/90) 

Prohibit residential development where physical constraints  or 
hazards exist, or require the density and design to be adjusted 
accordingly. Such constraints or hazards include but are not 
limited to flood, storm or slope hazards and unstable soil or 
geologic conditions. 

 

Policy 2.1.3: [L]  (REV. EFF. 8/17/92) 

Require clustering of residential units  on non-environmentally 
significant portions of parcels where conservation or 
preservation overlay districts exist elsewhere on the site. Net 
density on parcels where clustering is required on the 
developable portion of the parcel where the units are clustered 
shall not exceed double the allowable density for the land use 
category in which the parcel is located. 

 

Policy 2.1.4: [L]  (EFF. 7/16/90) 

Residential densities shall not be permitted that would exceed the 
ability of local government or other providers to provide capital 
facilities and services in a cost effective manner. 

 

Policy 2.1.5: [L] (City of Tallahassee )  (EFF. 7/16/90) 

Residential developments shall be designed to include a system of 
internal and inter -neighborhood circulation which promotes 
pedestrian and bicycle mobility . Within the Urban Service Area, 
sidewalks shall be required to provide pedestrian mobility.  

 

Policy 2.1.5: [L] (Leon County)   (REV. EFF. 12/10/91) 

Bicycle facilities within residential developments shall only be 
required along major collector s or other streets with a higher 
functional classification.  

 

Policy 2.1.6: [L]  (EFF. 7/16/90) 

Criteria shall be established within local development regulations 
which require within residential developments the provision of 
non-residential land uses such as parks, school sites and potential 
walk-to minor commercial  and office opportunities.  

 

Policy 2.1.7: [L]  (REV. EFF. 8/17/92) 

Criteria established within the subdivision  ordinances shall set 
aside land for active and passive contiguous green space in order 
to provide for accessible recreation and/or open space areas for 
all neighborhoods. 
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Policy 2. 1.8: [L]   (REV. EFF. 7/26/06; REV. EFF. 1/7/10) 

Maintain a viable mix of available residential densities to 
accommodate a variety of housing types. Current residential 
densities are summarized below: 

 

RESIDENTIAL DENSITIES RANGE  (REV. EFF. 12/15/11;

 REV. EFF. 7/19/13) 
Table 2: Residential Densities Range 

Future Land Use Category Maximum Gross 
Density - Dwelling 

Units (DU)/Acre (Ac)1 

Minimum Gross 
Density 
Dwelling 

Units (DU)/Acre 
(Ac) 

Rural 1 DU/10 AC No minimum 

Urban Fringe 1 DU/3 AC (standard) or 
1 DU/3 AC (Conservation 
subdivision) 

No minimum 

Urban Residential 10 DU/AC 4 DU/AC 

Urban Residential 2 20 DU/AC 2 No minimum 

Village Mixed Use 20 DU/AC 2 No minimum 

Suburban 20 DU/AC 2 No minimum 

Planned Development  20 DU/AC 2 No minimum 

Bradfordville Mixed Use 2 20 DU/AC No minimum 

Central Urban 2, 3 45 DU/AC No minimum 

Activity Center 2, 3 45 DU/AC No minimum 

University Transition 2 ,3 50 DU/AC No minimum 

Central Core 2, 3 (EFF.1/7/10) 150 DU/AC (EFF. 1/19/02) No minimum 

Rural Community 4 DU/AC No minimum 

Residential Preservation 2 6 DU/AC No minimum 

Lake Talquin 
Recreation/Urban Fringe 4 

1 DU/3 AC (standard) No minimum 

Lake Protection 4 1 DU/2 AC (standard) No minimum 

Notes:  
1 Maximum gross density is based on the gross acreage of the site and may 
not be achievable after addressing applicable land development regulations 

(e.g., parking, stormwater, and other regulations that may limit maximum 
development potential). 
2 Density ranges can be increased up to 25% above the maximum limits listed 
above for the purpose of providing affordable housing units, consistent with 
Policy 2.1.14 [LU]. 
3 Density ranges can be increased up to 35% above the maximum limits listed 
above for the purpose of encouraging infill development and redevelopment, 
consistent with Mobility Element Policy 1.1.10 [M] (Eff. 12/15/11; Rev. Eff. 
7/19/13) 
4 Clustering Option Available 

 

Policy 2.1.9: [L] (Leon County)  (REV. EFF. 6/6/08) 

Either provision described in Policy 2.1.9 (a) and (b) below may 
apply only once to any individual, and may not be used in 
combination. Any parcel created through use of the non-family 
heir  provision of this policy shall not be further divided using the 
family heir provision. Neither provision may be used to creat e a 
lot which is smaller than ½  acre in size. The provisions described 
below shall be further described and regulated within the 
implemented land development regulations .  

a) Family Heir Subdivisions  

The use of a parcel of property solely as a homestead by an 
individual who is the grandparent, parent, stepparent, 
adopted parent, sibling, child, stepchild, adopted child, or 
grandchild of the person who conveyed the parcel to said 
individual is permitted per this policy, notw ithstanding 
the density or intensity of use assigned to the parcel within 
this Plan.  

b) Non-Family Heir Subdivisions  

To avoid a disproportionate impact on owners of small parcels of 
property, each parcel of property in single ownership as of 
February 1, 1990, in the Urban Fringe , and Rural and Lake 
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Talquin  Recreation/Urban Fringe areas may be developed at a 
maximum density  of two units per  acre, for the first six dwelling 
units on such parcel, including existing dwelling units. This 
provision for non -family heir  subdivisions shall expire on 
February 1, 2010 at 12:01 a.m. when such subdivisions shall no 
longer be permitted.  

 

Policy 2.1.9: [L] (City of Tallahassee)   (REV. EFF. 

6/6/08) 

Either provision described in Policy 2.1.9 (a) and (b) below may 
apply only once to any individual, and may not be used in 
combination. Any parcel created through use of the non-family 
heir  provision of this policy shall not be further divided using the 
family heir provision.  Neither provision may be used to create a 
lot which is smaller than ½  acre in size. The provisions described 
below shall be further described and regulated within the 
implemented land development regulations .  

a) Family H eir Subdivisions 

The use of a parcel of property solely as a homestead by an 
individual who is the grandparent, parent, stepparent, 
adopted parent, sibling, child, stepchild, adopted child, or 
grandchild of the person who conveyed the parcel to said 
indivi dual is permitted per this policy, notwithstanding 
the density or intensity of use assigned to the parcel within 
this Plan.  

b) Non-Family Heir Subdivisions  

To avoid a disproportionate impact on owners of contiguous 
property 25 acres or less in size in single ownership as of February 
1, 1990, in the Urban Fringe , and Rural and Lake Talquin 
Recreation/ Urban Fringe areas may be developed at a maximum 
density of two units per  acre, for the first six dwelling units on 

such parcel, including existing dwelling units. This provision for 
non-family heir  subdivisions shall expire on February 1, 2010 at 
12:01 a.m. when such subdivisions shall no longer be permitted.  

 

Policy 2.1.10: [L]  (DEL. EFF. 7/6/15) 

Reserved  

 

Policy 2.1.11: [L]  (EFF. 1/19/02; REV. EFF. 6/6/08) 

Criteria for approval of Central Urban  development shall be 
established in the Land Development Regulations. 

 

Policy 2.1.12: [L]  (DEL. EFF. 6/6/08) 

Reserved 

 

Policy 2.1.13: [L]  (EFF. 8/17/92) 

Existing adjoining  land uses are not to be a factor in determining 
the suitability for residential development which would allow 
high and medium density  residential uses to be located anywhere 
in the University Transition al land use category. 

 

Policy 2.1.14: [L]  (EFF. 6/07/01; REV. EFF. 7/26/06) 

The land development regulations may contain provisions that 
allow for densities greater than otherwise provided in the 
respective future land use classifications specified within the 
Land Use Element in exchange for the construction of affordable 
housing units . These density bonuses shall be limited to a density 
no greater than 25% higher than would otherwise be allowed 
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within the respective future land use classification. In addition, to 
ensure that the additional density does not create unacceptable 
adverse impacts, the land development regulations shall provide 
additional qualifying criteria which must be met in order to 
qualify for the density bonus. At a minimum, these criteria should 
ensure: 

1) that the development seeking the density bonus will be 
providing affordable housing  units ; 

2) that the development seeking the density bonus is located 
within the urban services area, in a location where zoning 
allows density of greater than 2 dwelling units per  acre and 
where infrastructure, utili ties, and public services are 
adequate and sufficient to meet the projected demands 
associated with the requested additional density; and,  

3) that the design and orientation of the development seeking 
the density bonus is compatible with the surrounding land  
use character, particularly with any low density residential 
neighborhoods. Building size and massing, site layout and 
design, architectural characteristics, and landscaping will 
be components of this criterion.  

The land development regulations may further restrict the 
density bonus to be provided in proportion to the quantity of 
affordable housing units  to be provided in the development 
seeking the density bonus. 

In addition, in order to provide the site design flexibility 
necessary to accommodate these density bonuses, the land 
development regulations shall contain provisions that allow for a 
reduction or elimination of requirements to set aside land for 
urban forest or landscaping, subject to the following criteria:  

1) the development meets all of the above criteria for density 
bonuses; 

2) no less than 10% of the dwelling units within the 
development will be affordable housing units ; 

3) the reduction or elimination of requirements to set aside 
land for urban forest  or landscaping shall not have an 
adverse impact to any Preservation or Conservation 
feature;  

4) the development shall provide the minimum landscaping  
necessary to ensure compatibility with adjoining  land 
uses; and 

5) the development adheres to the general principles of 
Traditional Neighborhood Design, the Front Porch Florida 
program, and Crime Prevention Through Environmental 
Design (CPTED). 

The land development regulations may base any reduction or 
elimination of requirements to set aside land for urban forest or 
landscaping on the quantity or percentage affordable housing 
units  in the development and the proximity of the development 
to areas targeted for urban infill , redevelopment or more 
intensive land uses. 
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Map 2: Future Land Use Map, Tallahassee Urban Area 




















































































































































































































































































































































































































































































































































































