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CHAPTER I 
 

FUTURE LAND USE ELEMENT  

 

A.  INTRODUCTION  
 
The purpose of this Element is to anticipate and to proactively manage how and where DeSoto 
County will develop during the next ten year planning horizon; as well as to maximize the positive 
aspects of growth while minimizing the negative aspects. The Future Land Use Element designates 
areas that are appropriate to accommodate future growth within the 25-year planning time frame 
and influences the location of land use types and the density allowable in specified areas. The Future 
Land Use Element, together with the other elements of the Comprehensive Plan, provides a basis 
for the timing of development approvals; makes provision for infrastructure and services needed to 
support development; protects the natural resources of the County; and, maintains the quality of life 
for the citizenry.  

Land use designations on the Future Land Use Map series represent an allocation of development 
over the 25-year planning period. Land use designations shall not provide a legal basis for requiring 
the County to provide facilities in addition to or in advance of the schedule of improvements 
included in the five-year Capital Improvements Program. If a property owner or developer proposes 
development that requires facilities not included in the five-year Capital Improvement Program, the 
property owner or developer shall be responsible for the provision of adequate facilities. A 
developer also has the obligation to demonstrate that adequate facilities will be provided concurrent 
with the impacts of the development. The Future Land Use Element attempts to strike a balance 
between 1) private and public property rights and 2) property rights of adjacent property owners.  

 1. Relationship to Previous Comprehensive Plans  
 

This Comprehensive Plan is the third to be adopted by DeSoto County. For the past 15 
years, the three preceding Comprehensive Plans have been an integral part of the County's 
land use decisions. Consequently, they are important factors in the existing land use 
inventory that will be described later in this Element.  

With Florida's enactment of the Local Government Comprehensive Planning Act, DeSoto 
County adopted its Comprehensive Plan in 1991. This Plan designated rural/agricultural and 
development areas in the County. The Future Land Use maps together with the required 
Elements, served as a basis for land use decisions until 1998.  

After completing an Evaluation and Appraisal Report in 1998, DeSoto County adopted a 
new Comprehensive Plan in 2004 in compliance with growth management requirements. A 
Future Land Use Element and Map were included. The Land Planning Agency and the 
Board of County Commissioners adopted that Element after numerous public hearings.  

As the third Comprehensive Plan to be adopted by DeSoto County, this Plan represents 
further progression in the County's growth management efforts initiated to address changing 
conditions and recent development pressures in the southwest portion near the Peace River 
and other areas of the County, and the County’s new role as a water and sewer utility 
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provider, and the destruction caused by the hurricanes of 2004. Additional methods have 
been included to project growth with population projections, and to coordinate growth with 
the provision of facilities and services. The Future Land Use Map series is based upon more 
detailed analysis than previous maps. Levels of service standards have been adopted to 
reflect the desires and needs of DeSoto County in 2005. Capital Improvements have been 
identified in a separate element and prioritized based upon the County's needs and financial 
constraints. All of these methods will, in collaboration with the Land Development 
Regulations and future budgets, provide the County with a basis for land use decisions and 
capital expenditures.  

 2.  General History  
 

Until 1887, DeSoto County was part of Manatee County. In April 1887, the County was split 
into DeSoto and Manatee and the City of Arcadia was designated as the DeSoto County 
seat. Railroads brought in new residents and phosphate mining started near the banks of the 
Peace River. Ruins of old phosphate docks are reported to exist near Liverpool on Hunter 
Creek due to this early phosphate mining. In 1921, DeSoto County was further split into 
today’s boundaries (see Map I-1, Location Map) and Charlotte, Hardee, Glades and 
Highlands counties were formed. DeSoto County’s economy still relies heavily upon 
agriculture, citrus groves, and cattle as it did over 100 years ago, but it also relies upon 
government and retail trade.  

The County is bisected by the Peace River, which flows roughly north to south and is the 
headwater source for Charlotte Harbor. Some of the older structures from the 1880’s 
settlements still exist and are described in more detail in this data and analysis section. The 
entire county contains approximately 403,533 acres of land including the City of Arcadia.  

 3. History of Development  
 

The purpose of this section is to identify historic development trends, which are salient to 
identifying future development patterns in DeSoto County. There are a variety of trends, 
which have occurred in or near DeSoto County that are factors in this analysis.  

a.  Previously Approved Development  
 

Unlike other counties in Florida, there is only one incorporated city, Arcadia, which 
lies at the center of the County at the crossroads of SR 70 and US 17. Prior to the 
institution of land use regulation as a result of the Florida growth management 
requirements, DeSoto County contained some unrecorded and legal plats and rural 
farms and ranches, along with urban development in the City of Arcadia and along 
its periphery. However, DeSoto was predominantly a rural county with ninety (90) 
percent or more of its land mass consisting of agriculture uses or vacant properties. 
Much of the County still has orange groves and other agriculture uses as is evidenced 
with the several thousand acre orange grove in northeast DeSoto.  

However, the County is now experiencing urban development pressures for higher 
densities and intensities of land use than in previous decades. The County began 
experiencing development pressure in the 1980’s with residential developments 
starting to occur in the southwest. Although up to six (6) Development of Regional 
Impacts have been proposed in DeSoto County, only one has been built, the Arcadia 
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Village Adult Mobile Home Community, located east of Arcadia along SR 70. This 
development was approved in 1988 for up to 805 lots. Subsequently, other 
residential subdivisions and developments have been built in southwest DeSoto. 
Interstate 75 touches on the southwest corner of DeSoto County and has become an 
incentive for increased residential development in the area.  

The largest urban development in the County is still the 1988 DRI, the Arcadia 
Village Adult Mobile Home Park, which has a golf course. The phosphate mine 
proposed as a DRI by Phillips Petroleum would have been the largest development 
but was never built, although many properties on the west side of Arcadia may have 
remnant mineral rights.  

Development constraints such as availability of utilities and the provision of other 
urban services are being addressed in this Comprehensive Plan to coordinate the 
County’s continued growth.  

b.  Proposed Development  
 

There are numerous development proposals occurring as this comprehensive plan 
update is occurring. One of these is the Enterprise Commerce Park located in the 
southern portion of the County off US Highway 17 and Enterprise Road. The 
recently constructed 900,000 square foot Wal-Mart Distribution Center is located in 
this commerce park. This is a new Commerce Park that is a square mile in size and is 
a partnership between the private property owner and park developer, and the public 
sector, DeSoto County and the State of Florida. There has been a marked increase in 
other private developments, both residential and non-residential in southwest 
DeSoto (Lake Suzy). For example, six residential developments with over 5,700 new 
lots/units, are either approved for construction or currently going through the 
permitting process in this area. These developments all have the appropriate future 
land use designation and utilities. These developments are typical of the rapid 
increase in development during the last year. Large amounts of new building permits 
should start being issued in mid 2008.  

 

B. EXISTING LAND USE DATA  
 
The Future Land Use Element is to be based upon existing land uses and their geographic dispersal, 
natural resources, existing land uses in adjacent jurisdictions, areas of critical state concern, and 
population projections. Of the five required data, only the fourth is inapplicable, i.e., there are no 
areas of critical state concern designated in DeSoto County. The methodology used for population 
projections, which provide critical data for the analysis section are contained in the appendix of this 
element. The varying locations of existing land uses throughout DeSoto County are significant for 
recognizing growth patterns in the area.  

 1. Existing Land Uses  
 

Pursuant to 9J-5.006(1)(c), the County’s existing land use categories have been tabulated by 
gross land area in Table I-1. The existing land use pattern was determined with a series of 
tools including existing property appraiser data, aerials, and development history. The result 
of this research and analysis is illustrated in Map I-2 and Table I-1. 
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The existing land use categories described in this section include combined uses in order to 
perform an equal comparison of acreages and changes of existing and future land use 
categories.  

The existing land use categories are defined below, including the general purpose and types 
of uses that are predominantly found within each category. Additionally, the accompanying 
text defines the general location and dispersal of the existing land uses categories throughout 
the County.  

a. Rural/Agricultural Land Use  
 

The Rural category depicted on Map I-2 contains a mix of agricultural and low-
density residential developments at densities of up to 1 dwelling unit per 10 acres, in 
areas of the County where the rural character is still predominant and growth has 
been relatively slow. Isolated pockets of industrial uses may also be present. In 2005, 
there were 370,290 acres (92%) of rural lands in DeSoto County. Rural lands 
represent the predominant land use category of the unincorporated area, and 
although some of these lands may appear to be vacant, they are either active 
agriculture or have been classified by various agencies as agriculture or very low 
density residential. As shown on the Existing Land Use Map, the rural lands are 
located throughout the County.  

b. Neighborhood Residential Land Use  
 

This land use category contains a mixture of various types of low and medium-
density residential uses. In 2005, there were 16,404 acres of neighborhood residential 
land in unincorporated DeSoto County, or approximately four (4) percent of the 
total land in the unincorporated areas.  

The location of Neighborhood Residential Uses areas were identified based on 
concentrations of residential types of uses with higher density and intensity than the 
rural areas of the County, but not including the most intense urban residential 
developments. There are currently pockets of Neighborhood Residential Land Use 
in Lake Suzy off of CR 769 and along Highway 17.  

c. Neighborhood Mixed Use (Live/Work)  
 

The land use category consists primarily of residential uses in progressive degrees of 
low and medium-density. A mix of community serving commercial, recreation, and 
public uses may also generally present. In 2005, there were 713 acres of designated 
Neighborhood Mixed Use land in unincorporated DeSoto County, or less than one 
percent of the total land in the unincorporated area. The location of Neighborhood 
Mixed Use areas were identified based on concentrations of sub-urban types of uses 
with higher density and intensity than the rural areas of the County, but not including 
the most intense urban developments. There is currently a wide swath of 
Neighborhood Mixed Use lands along US Highway 17 and south along CR 769 in 
the Lake Suzy area; along a portion of SR 72 and SR 70 east; and along US Highway 
17 north of Arcadia.  
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d. General Mixed Land Use  

 

This category includes multiple types of land uses (commercial, institutional, 
industrial, multi-family, duplexes, single family, and other residential uses) that have 
developed in a pattern of transitioning intensities near the City of Arcadia and in 
pocketed outlying areas. The predominant character of these areas is non-residential, 
which in the future is expected to continue with industrial with commercial and 
residential uses intermixed. In 2005, there were 392 acres of designated developed 
General Mixed Use Lands in DeSoto County. The General Mixed Use category 
comprises less than one percent of DeSoto County’s unincorporated lands.  

The General Mixed Use areas are predominantly located on Highway 17 on the 
Charlotte County line, north of the City of Arcadia and between Nocatee and the 
City of Arcadia. Additionally small pockets exist on 70 east and 72 west. These 
locations are near or on major roads and are logical locations of increased activity. 
Most of the County’s major urban employment centers are currently located in the 
City of Arcadia but this is changing with growth, and new general mixed-use activity 
centers are already occurring along the major transportation routes.  

e. Urban Center Mixed Use  
 
This category includes multiple types of land uses (commercial, institutional, limited 
light industrial, multi-family, duplexes, single family, and other residential uses) that 
have developed in a pattern of transitioning intensities near the City of Arcadia and 
specific activity nodes. The predominant character of these areas is non-residential, 
which in the future is expected to mix with residential uses to make the commercial 
areas more viable and accessible. In 2005, there were 4,174 acres of developed Urban 
Center Mixed use lands in DeSoto County. The Urban Center category comprises 
one (1) percent of DeSoto County’s unincorporated lands.  

The Urban Center Mixed Use areas are predominantly located in a few pockets along 
SR 70, US 17, Kings Highway, and CR 760A. These locations are near or at 
intersections of major roads and are logical locations of increased activity.  

f.  Preservation  
 

The preservation designation includes public lands that have been acquired for the 
preservation and protection of DeSoto County’s natural resources. The types of 
lands that are included in this category contain valuable and threatened natural 
resources, such as floodplains, wetlands, and unique ecological communities, as well 
as other environmentally sensitive lands.  

There are currently 2,141 acres designated as Preservation on the existing land use 
map (1/2 percent of the total acreage) and are located predominantly along the Peace 
River watersheds and within floodplains and wetlands.  
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g. Vacant  

Vacant land uses are comprised of undeveloped land as well as committed vacant 
lands. Committed vacant lands are areas where development approvals have been 
received, but where immediate development is not planned or less than 50% of the 
development has been constructed. There are a total of approximately 4,590 acres of 
vacant land throughout unincorporated DeSoto County. Vacant lands comprise only 
approximately one (1) percent of the unincorporated land area, even though the 
highly rural nature of the County provides the appearance that a preponderance of 
lands are vacant.  

 2.  Special Development Areas  
 

This section addresses areas such as enclaves, sector plans or community nodes within 
DeSoto County.  

 a.  Enclaves  
 

Enclaves are unincorporated pockets of land that have been isolated and surrounded 
by incorporated land due to annexation or de-annexation. There are no defined 
enclaves of DeSoto County in the City of Arcadia.  

 b.  Sector Plan & Special Area Plans  
 

DeSoto County is considering undertaking a small area analysis of its southwest 
quadrant to determine the level of land use management needed for an area 
experiencing high development pressure in the Lake Suzy area.  

Special area plans are also needed for each for the Nocatee and Fort Ogden 
Community Nodes as well as the areas immediately adjoining the City of Arcadia.  

 c.  Community Nodes  
 

There are three notable community nodes in DeSoto County. Community nodes 
refer to developed areas surrounded predominantly by rural, agricultural and 
conservation uses. These regions are, for the most part, small, low-density 
settlements with community attributes. Each settlement has its own historical and 
cultural significance, which justify treatment as viable communities.  

(1)  Nocatee. Nocatee is located south of Arcadia, along SR 17 near 

County Road 760. The area has a mix of residential, commercial and even 

some industrial uses. Residential units consist of site built homes and mobile 

homes serviced by wells and septic tanks.  

(2) Fort Ogden. Located along US 17, just north of CR 769, Fort Ogden is 

another community node. Only a few historic structures remain from the 

initial fort area and pioneer settlement. The area has a prominent post office, 

a few commercial uses, and some residential uses.  

(3) Lake Suzy/Southwest DeSoto. This area is located on either side of 

Kings Highway between CR 761 and the Charlotte County Line. The area 

contains numerous existing and proposed residential developments with a 
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few commercial and light industrial land uses. At this time, there is one 

public access points to the Peace River at the end of Peace River Street.  

 
d. Enterprise Zones  

 
There are three enterprise zones within the County. Enterprise zones are areas that 
garner special taxing and economic incentives. The primary uses in enterprise zones 
are light industrial operations including assembly and manufacturing businesses. 
However, commercial and residential uses also receive benefits from locating in an 
enterprise zone. The Wal-Mart Distribution Center is in an enterprise zone. The 
enterprise zone areas are not shown as a future land use designation; but are 
considered an economic overlay district.  

 3.  Natural Resources  
 

Natural resources are the foremost development constraint. This factor has, over the past 
twenty years, been very important since certain land uses may not be supportable by all types 
of land. In addition, certain resources have been demonstrated to have intrinsic value and 
should be preserved for the public good. Development of vacant lands and redevelopment 
must be consistent with the long-term conservation of natural resources, and shall not result 
in harmful environmental/natural resource impacts.  

There are five groups of natural resources required by Rule 9J-5.006(1)(b) to be illustrated on 
the future land use map series:  

 (1)  Public wellfields and wellhead protection areas  
(2)  Estuarine systems, including bays, harbors, beaches and shores  
(3)  Floodplains and water bodies, including rivers and lakes  
(4) Wetlands  
(5)  Minerals and Soils  

 
Due to DeSoto County’s status as an inland County, it includes no coastal beaches, or 
coastal shores, but the County is a part of the Charlotte Harbor estuarine system. The 
following descriptions are the natural resources required to be identified by the State.  

 a. Public Wellfields  
 

The County provides potable water service and although its Land Development 
Regulations previously addressed wellhead protection buffers, the Potable Water 
Element provides for updated protective measures. One protective measure found in 
the Water Element is that the County shall restrict all development activity within 
200 feet of a public drinking supply well. Map V-I of the Potable Water Element 
depicts the locations of potable water wells in the County.  

b. Estuarine Systems  
 

The Peace River is part of the Charlotte Harbor National Estuary Program (NEP), a 
4,400 square mile watershed extending from Venice to Bonita Springs and Winter 
Haven through eight counties, including DeSoto County. The Florida Legislature 
recognized the importance of this system when the estuarine system was deemed of 
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national importance in 1995. DeSoto County is a partner in the NEP, and the NEP’s 
efforts concentrate on protecting and improving the health of the entire estuary 
natural environment. The Myakka and Caloosahatchee rivers feed freshwater into the 
estuary. The Charlotte Harbor serves as a critical nursery area for young fish. 
Although the main body of the Harbor and immediately adjacent estuarine systems 
are in good condition, the entire watershed and the pressures of human activities 
must be balanced to maintain the estuary’s good condition and minimize threats to 
the resource’s stability.  

c.  Floodplains and Water Bodies  
 

The largest body of water in the County is the Peace River and its tributaries as 
described in more detail in the Conservation Element. The Southwest Florida Water 
Management District (SWFWMD) has implemented an aggressive protection 
program of both purchasing sensitive Peace River floodplains, tributary shores, and 
placing conservation easements over private development lands along the river and 
continues the process of acquiring additional acreage along the Peace River. 
Provisions have been made to limit development in floodplain areas identified 
predominantly along the Peace River and its tributaries by applying stringent building 
restrictions and requiring special floodplain development permits. The floodplain 
areas are generally depicted on Map I-3. Proposed development within the 
floodplains are required to be protected from the 100-year flood and off-site 
flooding. New development adjacent to the floodplains should meet the standards 
set forth by the HUD Flood Insurance Program and the Water Management 
District. Any development in floodplains will require compensatory storage. The 
Future Land Use Map Preservation and Conservation Overlay categories will be used 
to limit development in undeveloped floodplain areas.  

d.  Soils & Minerals  
 

The soil conservation authorities have stated that there are no significant erosion and 
sedimentation occurrences in DeSoto County. DeSoto County has a mixture of 
upland and wetland soils and the applicability of these soils for development is 
depicted in the septic suitability map in the Sewer Element, Map IV-4.  

DeSoto County has phosphate minerals located predominantly west of US Highway 
17, although phosphate mining has not occurred in recent years. Mining restrictions 
(buffers, noise performance standards and many other land use compatibility and 
environmental protection criteria) and requirements for land reclamation are 
addressed through the Land Development Regulations.  

e.  Wetlands  
 

There are numerous wetlands in the County, which should be protected from 
development. Map V-5 of the Conservation Element shows the location of wetlands 
in the County. The Future Land Use Map Preservation and Conservation Overlay 
categories will be used to evaluate development in wetland areas as depicted on Map 
I-3. The boundaries of the Conservation Overlay are general in nature, and may be 
updated following the submittal of data and analysis establishing a more appropriate 
boundary. 
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 4.  Historical Resources  
 

Although there are likely more historical sites in DeSoto County, according to the State of 
Florida Historic Master Site File office, there are approximately 25 historic sites located in 
the unincorporated portions of DeSoto County in the Nocatee, Fort Ogden, and prison 
areas, as well as in the periphery of Arcadia. Map I-4 shows only the sites with verifiable 
addresses and Table I-2 lists the 25 structures with addresses or determined locations listed 
in the State Master File.  

 5.  Land Uses of Adjacent Counties  
 

It is important to recognize the growth occurring in adjacent counties and the implications 
of future land uses surrounding DeSoto County. Market forces do not recognize political 
boundaries. Consequently, land use developments in adjacent counties may exhibit 
extraordinary influence upon DeSoto County. As previously stated, one of the primary 
determinants of development in DeSoto County is growth in adjacent counties. DeSoto 
County's growth may alternatively effect development in adjacent Counties. This process 
may be harmful if growth in one county negatively impacts the adjacent county's ability to 
provide services and facilities, such as overloading the roads of the adjacent county.  

The discussion below characterizes the existing land uses in the five adjacent counties. 
DeSoto County is bordered by Highlands County to the east, Charlotte County to the south, 
Hardee County to the north, Sarasota County to the west, Manatee County to the northwest 
and Glades County to the southeast. The location of the adjacent counties is shown on Map 
I-1, Location Map.  

 a. Charlotte  
 

By far, growth wise, the most influential county that has been impacting 
development in DeSoto County is its southern neighbor, Charlotte County. A large 
Atlantic Gulf Community known as Port Charlotte is along the southern border of 
the County. The Port Charlotte area will continue to experience residential growth 
since the lots have been platted for many years. In addition, Charlotte County and 
the State have recently permitted a sprawling development called Babcock Ranch in 
the rural, inland portions of Charlotte County adjacent to similar areas in DeSoto 
County. The border between DeSoto and Charlotte counties is approximately 30 
miles long, and as development builds out in these areas there will be continued 
pressure to develop the areas along the Peace River, and Kings Highway, in DeSoto 
County.  

b.  Hardee  
 

Located directly to the north, Hardee County shares with DeSoto County an 
approximately 30-mile long border. The area along the common boundary is 
primarily vacant or agricultural, and is experiencing mild growth pressures. The 
development pressures are primarily along U.S. Highway 17, due to its improvement 
as a four-lane corridor. 
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c.  Highlands  
 

Highlands County touches DeSoto County's eastern border for approximately 21 
miles. The character of the area adjacent to DeSoto is rural. The existing land uses 
are primarily vacant and agricultural. Currently, Highlands County is not subject to 
strong growth pressures in proximity to DeSoto.  

d.  Manatee  
 

The two counties share a border that is approximately 9 miles long. There does not 
appear to be substantial growth pressure along the common county boundaries. 
Bradenton is the county seat, located further west near the Gulf of Mexico and is 
accessible from SR 70.  

e.  Sarasota  
 

Sarasota County to the west contains several communities; however, the City of 
North Port on the western County boundary (southwestern corner) has the greatest 
impact on growth issues in DeSoto County. North Port has experienced rapid 
growth in the last decade, which is expected to continue in the immediate future due 
to its numerous platted residential lots of record. Sarasota County shares a 12-mile 
long border with DeSoto County. Sarasota has experienced tremendous growth and 
has adopted a 2050 comprehensive plan that limits growth. This measure is resulting 
in increased development pressure inland in DeSoto County as development areas 
along the coast become limited, land prices increase, and regulatory burdens are 
expanded.  

C.  LAND USE ANALYSIS  
 
This section of the Future Land Use Element summarizes existing conditions and potential 
development trends. Included in the analysis are the availability of urban services such as potable 
water, sanitary sewer, solid waste, and roadways. In addition, there is an analysis of potential 
limitations imposed by natural resources and man-made constraints.  
 
 1.  Population Projections  
 

Population growth is the driving force behind future facility needs and land requirements. 
Future population and the spatial requirements necessary to meet this future growth must be 
taken into consideration in preparing the Future Land Use Element. Population estimates 
and projections were prepared as part of this comprehensive plan (see Appendix A).  

As can be seen in Appendix A, Population Projections, the 2000 population for DeSoto 
County including Arcadia was 32,209 total residents. The unincorporated population was 
25,605 residents in the county. By the year 2015, the permanent population in 
unincorporated DeSoto is expected to reach 43,982 (53,547, including seasonal population). 
The projected average rate of population growth for the planning period (2005-2015) is 4.78 
percent annually.  

In 2000, there were approximately 11,004 total housing units, and 8,457 households in the 
unincorporated County. By the year 2015, the number of units is expected to reach 15,948, 
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and the number of households in unincorporated DeSoto is projected to reach over 15,230 
based upon projections made using the Shimberg Center for Affordable Housing 
methodology.  

The existing number of seasonal dwelling units in the unincorporated County in 2000 was 
estimated to be 2,150, approximately nineteen (19) percent of the total dwelling units. By 
2015, the seasonal population is projected to swell to 9,565 with an associated increase in 
number of seasonal units to 3,693. The seasonal component in DeSoto County is expected 
to grow at the current rate of 21.75% of the permanent population. Seasonal housing, for 
farm workers or second homes in the unincorporated county, will account for part of the 
county’s seasonal housing.  

After evaluating the annual, census growth rates, residential population, and building permit 
increases in Appendix A, it was determined that DeSoto County’s future population will 
increase to 43,982 permanent residents by the year 2015.  

The population forecasts were prepared with the assumption that the amount and future 
land use density of vacant residential land would remain constant, and that incorporated city 
limits of Arcadia will remain constant. The City of Arcadia may annex unincorporated land 
in the future. Future annexations, however, are not expected to be substantial.  

 2.  Analysis of Public Facilities Affecting Development  
 

It is important to ensure that public facilities and services that are necessary to support 
development are available current with the impact of development.  

 a.  Potable Water  
 

DeSoto County is the main potable water provider in the unincorporated area. 
DeSoto County currently owns, operates and maintains a central potable water 
distribution system for both residential and non-residential purposes, including fire-
fighting demands, to its current and future customer base. The current geographic 
service area of the central water system spans more than twenty-three miles in the 
south portion of the County, running from just north of the County line (bulk water 
is franchisee on County line) all the way to Highway 70 on both sides of the Peace 
River. In addition, a new master utility plan has been finalized that will provide a 
long term plan for further water system expansions, and will be amended by 2009 to 
address specific system expansions for any urban areas of the FLUM. The County 
does not provide water service to any areas within the city boundaries or any areas 
outside of the County.  

For the most part, the City of Arcadia water service area is limited to its corporate 
boundaries; however, there are several isolated areas within the County where the 
City provides water service.  

In addition to the County and City facilities, there are a six (6) other existing public 
potable water treatment facilities located in DeSoto County. These facilities are 
owned and operated by various public utilities, agencies, or institutions including the 
Peace River/Manasota Regional Water Supply Authority. Except for the Peace 
River/Manasota Regional Water Supply Authority, the other public water treatment 
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systems are limited to serving a particular facility (i.e. school, public building, etc.); 
and as such, are not intended to provide service beyond those facilities.  

The Peace River/Manasota Regional Water Supply Authority supplies water for a 
four-county region. The Authority has capacity to serve DeSoto County through 
2030 for the growth projected on the future land use map.  

b.  Sanitary Sewer  
 

The County also recently became a wastewater service provider. The County’s 
central sanitary sewer system is comprised of two wastewater treatment plants 
(WWTP), 7 lift stations, and more than 30 miles of main collection lines. Like 
potable water, sanitary sewer spans more than thirty miles in the south portion of the 
County, running from just north of the County line (bulk water is franchisee on the 
County line) all the way up to Highway 70 on both sides of the Peace River. In 
addition a new master utility plan has been finalized that will allow this capacity to 
quadruple. The utility master plan will be further expanded by 2009 to include all 
urban areas of the FLUM. The County’s collection and treatment system provides 
service to both residential and non-residential users.  

In addition to its distribution system, in 2007 the County will bring on line more 
than 750,000 gallons of new treatment capacity per day to serve the project 
population verified by the reservations requests received and other individual units 
being constructed in 2007 through 2009. Simultaneously, construction of a second 
phase with an additional 2MDG treatment plant (expandable to 8 MDG) will also 
begin to serve the thousand of housing units being developed from 2010 and beyond 
(See Table P-7). This is currently being designed and the early reservations of 
capacity will begin.  

Effluent disposal is currently accomplished by spray irrigation. The County does not 
have a public reclaimed water reuse system, but the County is investigating the 
feasibility of implementing a reuse water system as part of the wastewater plant 
permitting process and ongoing master planning. The phase II plant will utilize a 
public water reuse system and will retrofit Phase I as reuse demand increases.  

The City of Arcadia currently owns, operates and maintains a central sanitary sewer 
system, which provides service to both residential and non-residential users. The 
City’s sanitary sewer system services the demand within the City’s boundaries, and 
some isolated areas of unincorporated DeSoto County.  

As of February 2005, there were also sixteen (16) private package wastewater 
treatment plants located throughout DeSoto County that only serve specific 
developments and facilities.  

c.  Stormwater  
 

DeSoto County is committed to maintaining the quality of its surface waters and 
natural eco-systems. The County does not have a countywide Stormwater Master 
Plan, but there is a stormwater master plan for the Lake Suzy area, the “Deep Creek 
Gully Stormwater” Master Plan. This stormwater master plan identifies contributing 
drainage basins and storm sewer systems, as well as, existing improvements, 
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deficiencies in the overall system, and recommends and prioritizes drainage 
improvements.  

DeSoto County’s storm sewer system protects property by maintaining adequate 
drainage facilities to minimize local flooding of streets and property. The County 
allows for development within the floodplain, if feasible, but requires the 
construction of compensating storage areas to offset any impacts to the floodplain 
and greatly reduces density.  

d.  Solid Waste  
 

DeSoto County currently has one landfill with five cells that serves the entire county. 
The County provides mandatory residential curbside collection countywide for solid 
waste, through a franchised hauler. Unincorporated, nonresidential collection is 
provided through the same franchisee. Owing to the rural nature of DeSoto County, 
solid waste is deposited by private citizens at the County landfill facility. The City of 
Arcadia operates a residential and non-residential collection service for city 
customers and deposits their collections at the County landfill facility.  

One of the County’s cells, Zone 4, had just opened in February 2007.The County is 
able to stop hauling solid waste outside County and satisfy all LOS requirements for 
the County now and for future growth. Additional area for future cells has enough 
capacity for the long term planning horizon beyond 2030 as demonstrated in the 
Solid Waste Element.  

e.  Transportation  
 

A Level-of-Service analysis was performed on the roadways in the County to 
determine existing deficiencies. The capacity analysis was based on the FDOT 
Generalized Peak Hour Directional Maximum Service Volumes for different 
roadway types. The analysis shows the following roadway segments outside the City 
of Arcadia currently not meeting minimum FDOT level of service standards:  

(1) State Road 70 from State Road 72 to Baldwin Avenue  
(2) State Road 70 from State Road 31 to County Road 760  

 
For the year 2010 the analysis shows all roadway segments outside the City of 
Arcadia tested comply with the FDOT Level of Service standards as described 
above, except for the following:  

(3) County Road 769 from Peace River Street south to the Charlotte County 
line  
(4) State Road 70 from County Road 661 to Baldwin Avenue  
(5) State Road 70 from State Road 31 to County Road 760  

 
For the year 2015 the analysis shows the following roadway segments outside the 
City of Arcadia not meeting minimum FDOT level of service standards as described 
above:  

(6) U. S. Highway 17 from Southwest Collins Street to County Road 760A.  
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Improvements on State Road 70 are the responsibility of the FDOT. One segment 
of the highway from Turner Road to State Road 31 is identified for expansion in the 
State’s 5-year road program. Additional lanes and new road surfaces are to be 
constructed. Additionally, the widening of State Road 17 from the south County line 
northward to Collins Street to four (4) lanes is also shown. Additional segments are 
in the State’s 10-year plan for design and right-of-way acquisition.  

DeSoto County has also identified in its 5-year program the widening of a 1.8-mile 
segment of CR 769 from the Charlotte County line to Peace River Street to four 
lanes.  

The only capacity improvement needed by 2015 that is not in FDOT’s 10 year 
forecast that impacts DeSoto County is the widening of SR 70 to four lanes within 
county boundaries. This widening will then provide the rest of the capacity needed 
and SR 70 will meet the FDOT level of service standards well into the future. The 
County will coordinate with FDOT to facilitate improvement to all state maintained 
roadways in a timely manner, and the County’s concurrency and development review 
systems shall be utilized to mitigate roadway impacts.  

3. Analysis of Natural Conditions Affecting Development  
 

The ability of land to support development, better known as the carrying capacity, is a major 
determinant in land use patterns. Development constraints in DeSoto County include the 
Peace River and its floodways, other water bodies, creek systems, numerous wetlands and 
other 100-year floodplain areas. The combination of environmental permitting requirements 
that have become much more strict in recent years and the purchase or placement into 
conservation easements of thousands of acres of land should suffice to restrict development 
in pristine natural areas and preserve wildlife habitats.  

a.  Natural Groundwater Aquifer Recharge  
 

As detailed in the Aquifer Recharge Element, the County is predominantly 
designated to discharge groundwater with little to no recharge capability. However, 
development can compromise water quality and great care should be taken to protect 
areas of groundwater recharge. DeSoto County is located in the Southern Water Use 
Caution Area and even though the Floridian aquifer underlying the County is of 
good water quality, groundwater withdrawal within the County has an effect on the 
movement of the seawater/freshwater interface.  

It is important that the County in conjunction with the Southwest Florida Regional 
Management District protects aquifer recharge areas and caps abandoned and/or 
free flowing artesian wells discharging groundwater to save this natural resource. The 
County currently has wellhead protection regulations, but does need to ensure 
consistency with the State’s wellhead protection rules and SWFWMD requirements.  

b.  Wetland and Flood Prone Areas  
 

There are several areas within the County that lie within wetlands and floodplains as 
depicted by the most current GIS data of the National Wetlands Inventory prepared 
by US Fish and Wildlife and FEMA’s Flood Insurance Rating Maps. These areas are 
depicted in Map V-5 of the Conservation Element, and on Map I-3 as the 
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Conservation overlay and comprises approximately 130,546 acres in the conservation 
overlay designation (including Preservation designated lands). The main natural flood 
zones in the County include the flatlands on either side of the Peace River and its 
tributaries. Development is not recommended within these natural flood prone areas. 
The Code of Ordinances and policies herein limit development in flood plain areas.  

The Future Land Use Map conservation overlay is to be used as a tool to raise 
awareness of the presence of environmentally sensitive lands. For these areas, new 
development will be required to meet the standards set forth by the FEMA Flood 
Insurance Program. Additional regulations for development within the flood plains 
are in the County’s Code of Ordinances to prevent flooding and require that that 
there is no new net encroachment in the natural floodplains without compensating 
storage. And through the County’s LDR’s additional environmental analysis will be 
required as part of the development process.  

The other known man-made precipitated flooding problems within the County 
consists mainly of flooding over roadways in the western half of the County and 
some home/structure flooding in the Deep Creek Gully/Lake Suzy area; near SR 72; 
Royal Park Estates and Hidden Acres subdivisions; along Kings Highway (CR 769) 
at Horse Creek Bridge and CR 760 at the Peace River; and the River Acres area 
north of Arcadia. The County and the SWFWMD have developed criteria for the 
management of stormwater runoff including establishing level of service standards, 
regulatory enforcement controls and other criteria to minimize the flood impacts 
from new development.  

4.  Vacant Land Analysis  
 

As mentioned in the Existing Land Use analysis, there are approximately 4,590 acres, or 
about 1 percent of vacant land in unincorporated DeSoto County. Most of the vacant land 
acreage (47%) is found under the Neighborhood Residential land use category; 26% in the 
Neighborhood Mixed-Use; 17% in Rural; 6% in Urban Center; 3% in General Mixed-Use; 
and 1% in Preservation. In analyzing the carrying capacity of vacant land for development, 
soils, flood plains, and other natural resource maps were overlaid with the Existing Land Use 
Map. Based upon the general location of the conservation overlay designation, nearly half of 
the total vacant land area in the County may be developable (see Table I-4). The acreages 
were not incorporated in the analysis because the exact location of the conservation lands 
will only be determined when detailed environmental analysis are performed.  

Table I-5 shows that based on vacant lands and Future Land Use Map categories, the 
County will have adequate land to accommodate the projected population. The potential for 
12,394 new dwelling units seems high compared with the need for 6,765 dwelling units (see 
Housing Element); however, as noted above, the acreage of vacant lands within the 
conservation overlay were not accounted for. Also, the potential for new units will be 
impacted by the strict density and location criteria specified in the goals, objectives and 
policies of this element.  
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5.  Projected Land Use Needs  
 

This section of the Future Land Use Element translates the previous analysis into a visual 
scheme, the Future Land Use Map, Map I-3, which assigns proposed land use categories to 
those areas that are anticipated for development, redevelopment or conservation of natural 
resources. This task includes the projection of the amount of land for different land use 
categories that will be necessary to accommodate future population growth. The 
methodology used to project the future demand for the various land uses was based on the 
existing land use acreage, population, and development trends.  

The future land use categories are intended to be tools to protect agriculture and rural areas 
from encroaching urbanization and to protect the County’s natural resources; to provide 
transitional uses to protect the quality of life; as well as, ensuring that development does not 
occur before infrastructure and public facilities are in place concurrently to serve the 
development. The Future Land Use Map in conjunction with the goals and objectives of this 
element are intended to accommodate new growth without compromising the ability of 
future generations to meet their needs. The Future Land Use Map establishes the long-range 
general use of property, while the Zoning Map indicates the specific type of land use that the 
property is currently suited for based on existing conditions.  

The Zoning Map is subject to continuous amendments so that land, over time, will gradually 
and systematically be rezoned to be consistent with the planning policies and long-range 
objectives of the Comprehensive Plan. The Future Land Use Map directs most of the 
growth into the urban center and neighborhood categories, making efficient use of the 
developable land; optimizing services and infrastructure; encouraging innovative mixed-use 
planning techniques and a wide variety of transportation and housing options; protecting the 
rural and environmental character of the County.  

a.  Future Rural/Agricultural Land Use   
 

The intent of the Rural/Agricultural land use category is to accommodate a mix of 
agricultural activities and low-density residential developments (single-family 
detached housing, and manufactured homes) at a maximum density of up to 1 
dwelling unit per 10 acres or 1 dwelling unit per 5 acres, depending on zoning. 
Although some areas within the rural category shown on Map I-3 have already been 
committed for non-urban, low-density residential development, the majority of the 
population in this category will remain distributed in large tract ranches and 
agricultural with sparse residential .  

Uses allowed within the proposed Rural/Agricultural category may include vegetable 
farms, livestock ranches, fruit groves, plant nurseries and silviculture activities, as 
well as industrial types of uses (maximum floor to area ratio of 0.4) if additional 
criteria are met as determined in the LDR’s. There are approximately 287,941 acres 
of Rural land shown on the Future Land Use Map I-3, or approximately seventy-
two (72) percent of the total land area.  

b. Future Low Density Residential Land Use   
 

The Low Density Residential Use category consists of low density residential uses 
(up to 2 dwelling units per acre with the possibility to increase to 3.5 dwelling units 
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per acre) in progressive degrees of urban intensity with higher density in areas 
adjacent to the Urban Center and less density/intensity in areas adjacent to the 
Rural/Agricultural categories and conservation overlay areas. A sustainable mix of 
community serving commercial and light industrial may be introduced only as part of 
the DRI process, otherwise new non-residential uses in this land use are prohibited. 
An increase in density over the maximum of 2 units per acre is predicated upon 
compliance with a majority of bonus factors to be enacted in the Land Development 
Regulations.  

Low Density Neighborhood Residential Uses are intended to provide concentrations 
of urban types of residential uses with higher density and intensity than the rural 
areas of the County, but not including the most intense urban developments. 
Residential uses will generally be protected from non-residential uses yet still be close 
enough to urban and neighborhood mixed use centers for common support services.  

c. Future Medium Density Residential Land Use  
 

The Medium Density Residential Use category consists of low and medium density 
residential uses (up to 3.5 dwelling units per acre with the possibility to increase to 5 
dwelling units per acre) in progressive degrees of urban intensity with higher density 
in areas adjacent to the Urban Center and less density/intensity in areas adjacent to 
the Rural/Agricultural and Low Density Residential land use categories and 
conservation overlay areas. A sustainable mix of community serving commercial and 
light industrial may be introduced only as a part of the DRI process; otherwise new 
non-residential uses in this land use are prohibited. An increase in density over the 
maximum of 3.5 units per acre is predicated upon compliance with a majority of 
bonus factors to be enacted in the Land Development Regulations.  

Medium Density Neighborhood Residential Uses are intended to provide 
concentrations of urban types of residential uses with higher density and intensity 
than the rural areas of the County, but not including the most intense urban 
developments. Residential uses will generally be protected from non-residential uses 
yet still be close enough to urban and neighborhood mixed use centers for common 
support services.  

d.  Future Neighborhood (Live/Work) Mixed Land Use.  
 

The neighborhood mixed-use land use category seeks to encourage compatible and 
complementary combinations of residential (up to 3.5 dwelling units per acre with 
the possibility to increase to 5 dwelling units per acre) and non-residential 
development (0.8 Floor Area Ratio FAR to increase up to 1.2 FAR); to preserve 
environmentally sensitive areas and natural resources; to reduce the cost of providing 
public utilities and services; and to provide public amenities that offer an area-wide 
benefit. An increase in density over the maximum of 3.5 units per acre or a FAR of 
over .8 is predicated upon compliance with bonus factors to be enacted in the Land 
Development Regulations.  

The neighborhood mixed-use areas are intended to act as community activity centers 
to provide a suitable transition for the rural and more land intensive uses and the 
intense urban activity centers. Therefore, most of the dwelling units projected for 
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the planning period will be developed in areas that are already committed to 
residential development such as the southwest Lake Suzy area, US 17 corridor and 
east Arcadia areas that meet established criteria to be included in the urban growth 
area. The criteria, includes location and availability of services, density and intensity 
compatibility, and transportation.  

Diversity is encouraged by the County to provide places to both work and live; 
therefore, it is anticipated that the amount of mixed-use properties will increase in 
the future. Land uses in this category offer a variety of living and nearby working 
accommodations and retail/service support, but each set of diverse uses must 
comply with performance standards. The intensity/density of the development and 
location of land use within the mixed-use category varies depending upon 
compatibility of land uses and surrounding uses.  

e.  Future Employment Center Land Use  
 

The Employment Center category promotes multiple types of non-residential land 
uses, such, as commercial, industrial, office, and institutional.  

The Employment Center areas are predominantly located in a few pockets around 
the City of Arcadia and along US 17 and CR 760A/Hwy 31. These locations are near 
or at intersections of major collector and arterial roadways and are logical locations 
of increased activity. Historic urban employment centers are located in the City of 
Arcadia but this is changing with growth, and new mixed-use activity centers are 
anticipated to develop along major transportation routes to minimize home to work 
travel distances. The major employment centers other than the hospital, school, and 
local government are now located outside the City limits.  

f. Future Urban Center Mixed Land Use  
 

The intent of this category is to create compact development with increased density; 
to enhance the economic vitality of the core areas; to allow for redevelopment and 
encourage denser infill development; as well as permitting a diversity of compatible 
land uses and multi-purpose buildings. The intensity/density of the development and 
location of land uses within the urban center mixed-use category will vary depending 
upon internal compatibility of land uses and surrounding uses. Allowed densities will 
range up to 5 dwelling units per acre and 0.6 FAR. An increase in density up to 8 
dwelling units per acre and an intensity increase to 2.0 FAR may be approved upon 
compliance with bonus criteria to be enacted in the Land Development Regulations.  

The Urban Center mixed use designation allows for co-mingling of distinct uses 
adjacent to each other. Provisions are included in both the Comprehensive Plan and 
Land Development Regulations to provide for transitioning and buffering of 
incompatible uses and the separation of intense non-residential uses and less dense 
residential uses. The urban center mixed-use category will be applied to existing 
activity centers around the City of Arcadia and within new community areas. 

g.  Future Public Land and Institutions (PLI).  

This land use category include those lands which contain State, Federal and City, 
County, School, and other quasi governmental owned facilities that are publicly 
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owned, but are not Preservation. They may contain governmental offices, active 
parks, utility plants, schools, correctional facilities and similar public service facilities. 
They have been designated solely to show the location and variety of such uses and 
to depict a more accurate picture of residential density within the FLUM. These are 
generally long-term uses that will be utilized publicly for over 50 years. Additional 
land will be designated as PLI as new facilities are built over time such as schools, 
utility plants, active parks, etc.  

h.  Preservation.  

This land use category include those lands which contain valuable and threatened 
natural resources, such as floodplains, estuarine properties, and unique ecological 
communities, which have been acquired by the County or other agencies for the 
purpose of protecting them from development. There are approximately 40,430 
acres (includes Conservation Overlay) of Preservation lands, or 10 percent of the 
total County land area.  

Another area that may be suitable for preservation in the future is along the larger 
tributaries. This area needs to be considered for preservation because of its unique 
ecological value, for the protection of shoreline vegetation and because it is within 
the 100-year floodplain.  

The County should consider either purchasing those areas that are desirable for 
permanent designation as Preservation land uses on the Future Land Use Map, or 
pursuing agreements with property owners to preserve these resources.  

Table I-4 shows that the ratios of both preservation and conservation overlay 
acreage to population will increase slightly over the next 10 years.  

i.  Conservation Overlay  
 

The Conservation Overlay area includes public and private land areas that may 
potentially contain floodplains and hydric soils/wetlands based on FEMA maps and 
National Wetlands Inventory maps. Such areas may also contain protected wildlife 
and special vegetative communities but have not been confirmed as such. This 
designation is not intended to prevent development, but rather to identify sensitive 
areas that need to be reviewed carefully during the site plan review process to 
determine whether mitigation or conservation easements are needed. If the areas are 
determined not to be environmentally sensitive, then the underlying land use 
development density and/or intensity is applicable. Areas that have the Conservation 
Overlay designation are the floodplains and wetlands, as depicted on Map I-3 and 
show independently on Map VII-3 (Floodplains) and Map V-5 (Wetlands).  

There are approximately 130,549 acres of Conservation Overlay designated areas and 
this amount is used only for informational purposes, but the figure is not static and 
will change with the submittal of site-specific environmental studies. 

6.  Inconsistent Land Uses  
 

Those uses that will be made non-conforming by adoption of the Comprehensive Plan will 
be precluded from either increasing the degree of non-conformity or from development of 
new non-conforming uses per the policies contained herein.  
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The intent of this element is to maintain the existing development patterns in the County. 
The land use objectives and policies of the County will ensure that the existing land use 
patterns remain consistent with the new future land use categories. Therefore, current uses 
that will be inconsistent are minimal. However, where such inconsistent areas exist, and 
there is clearly no "vesting" of the development rights associated with the inconsistent 
designation, the areas shall be re-designated to the land use shown on the Future Land Use 
Map.  

Agriculture uses may be located in varying degrees in all Future Land Use categories. They 
consist primarily of orange groves, sod farms, landscaping wholesalers, and cattle pastures. 
These uses are an integral part of the history of DeSoto County and as a result, they shall not 
be considered inconsistent in any Future Land Use category. However, the location of new 
intensive agriculture uses with greater off site impacts, such as dairies, concentrated 
cattle/hog/bird confinements, tanneries, slaughterhouses and other intensive agriculture 
uses having severe offsite impacts related to smell, dust, noise, and similar impacts, must be 
reviewed further if proposed in or abutting non-rural Future Land Use categories.  
 

Table I-1: Existing Land Use Table (2005) 

 

Existing Land Use 
Categories  

 
Density/Intensity*  

ELUM  
Acreage  

Percent of 
Total Lands  

Rural/Agricultural  1 du/10 acres  294,747  73.4 

Rural Residential  1 du/5 acres  54,867  13.6 

Neighborhood 
Residential  

Up to 4 du/acre  16,404  4.1 

Neighborhood Mixed 
Use  

Up to 4 du/acre; 0.8 
FAR 

713  0.2 

General Mixed Use  Up to 6 du/acre 1.2 
FAR 

392  0.1 

Urban Center Mixed 
Use  

Up to 8 du/acre; 
1.6FAR 

4,174  1.0 

Public  N/A  2,528  0.6 

Recreation  N/A  313  0.1 

Vacant  N/A  4,590  1.1 

SUB-TOTAL  399,405.00  99.5 

Preservation  Not Developable  2,140.67  0.5 

GRAND TOTAL  401,545.67  100.0  

 

* Does not include Density Bonus. See Density Bonus GOPs. 
Notes:  

1) The conservation overlay varies from parcel to parcel and can only be verified after an environmental 
assessment occurs for each property.  

2) The total land area is for the unincorporated areas of DeSoto only.  

Sources: DeSoto County and Land Design Innovations, 2005 
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Table I-2: Historic Sites and Structures 

 

Map 
Number 

Name Address 
Structure 

Type 
Structure 

Year 
1*  Nocatee Baptist 

Church 
US 17 Nocatee Church C1916 

2  Owens Community 
Center 

Owens School Street, 
Arcadia 

School C1916 

3*  Ft. Ogden Filling 
Station 

2891 US 17, Ft. Ogden Gas Station C1924 

4*  Ft. Ogden Residence 2891 US 17, Ft. Ogden Residence C1930 

5  Ft. Ogden General 
Store 

2891 US 17, Ft. Ogden C1920 C1920 

6*  Ft. Ogden Meat Store 2891 US 17, Ft. Ogden C1930 C1930 

7  Susie’s Antiques 2891 US 17, Ft. Ogden C1920 C1920 

8  
Johnson’s Hotel 

2891 Old Reginald Hwy, 
Ft. Ogden 

Residential C1930 

9  
Simmonds Store 

2891 Old Reginald Hwy, 
Ft. Ogden 

C1900 C1900 

10*  
Ft. Ogden Train Depot 

2891 River Street, Ft. 
Ogden 

C1890 C1890 

11*  Wells House 2891 US 17, Ft. Ogden Residence C1905 

12  Recreation Building 
(prison) 

13615 SE Highway 70 Institutional C1940 

13  D -Dormitory (prison) 13615 SE Highway 70 Institutional C1940 

14  E - Dormitory (prison) 13615 SE Highway 70 Institutional C1940 

15  F - Dormitory (prison) 13615 SE Highway 70 Institutional C1940 

16  3751 Highway 17, NE 3751 Highway 17, NE Residence C1928 

17*  4279 Highway 17, NE 4279 Highway 17, NE Residence C1946 

18*  4433 Highway 17, NE 4433 Highway 17, NE Residence C1926 

19  4481 Highway 17, NE 4481 Highway 17, NE Residence C1926 

20  4054 CR 660 NE 4054 CR 660 NE Residence C1916 

21  Shed - Hollingsworth 
St, NE 

Hollingsworth St, NE C1940 C1940 

22  2997 Hollingsworth St, 
NE 

2997 Hollingsworth St, NE Residence C1930 

23*  3134 Hollingsworth St, 
NE 

3134 Hollingsworth St, NE Residence C1940 

24*  3158 Hollingsworth St, 
NE 

3158 Hollingsworth St, NE Residence C1930 

25  Brownville School 3240 Hollingsworth St, NE School 1926 

 

* The location of these structures could not be verified by address or property and are not shown on the 
map.  
Source: Florida Department of State Florida Master Site File, 2005.
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Table I-3: Future Land Use Table 

 

Notes: 
1) Conservation overlay sizes will vary from parcel to parcel and can only be verified after an environmental 
assessment occurs for each property.  
2) This Grand Total does not include the City of Arcadia and does not include roads and other undevelopable 
features. The County total including Arcadia and other features is 408,617 acres as described in the 
Introduction.  

 

Sources: DeSoto County and Land Design Innovations, 2005. 
 
 
 
 
 
 
 
 
 
 

 

Future Land Use 
Categories  

Maximum 
Density/Intensity  

FLUM 
Acreage 

Percent of 
Total Lands  

Conservation 
Overlay1

 

Rural/Agricultural  1 du/10 acres;  305,291  76 93,792 

West River Overlay  1 du/5 acres;  19,234  5 6,422 

Low-Density 
Residential  

2 du/acre;  
Bonus 3.5 du/acre  

14,459 4 3,104 

Medium Density  
Residential  

3.5 du/acre;  
Bonus 5 du/acre  

0 0 0 

Neighborhood Mixed 
Use  

3.5 du/acre; 0.6 FAR;  
Bonus 5 du/acre; 1.2 

FAR 
4,449 1 740 

Employment Center  0.7 FAR  3,304 1 772 

New Communities  #1 10,000 du  
#2 13,500 du  

10,024 2 2,159 

Urban Center Mixed 
Use  

5 du/acre; 1.6 FAR;  
Bonus 8 du/acre; 2.0 

FAR 
2,025 1 925 

Commercial   445  1 
52 

SUB-TOTAL   361,116 89.9 
111,677 

Public Lands & 
Institutions  

Non-residential 40,430 10.1 18.871 

Preservation  Not Developable  40,430 10.1 18,871 

GRAND TOTAL2   401,546  100.0 
130,549 
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Table I-4: Land Use Comparison 

 

 

 

Notes:  
1) The 2005 Public and Recreation areas are projected to be included in the Public Land and Institutions (PLI) future 
land use categories.  
2) Vacant lands are those lands that do not have an active listed use according to the DeSoto County 2005 Property 
Appraiser records.  
3) The Grand Total figures above do not include the acreage of Conservation Overlay since the develop ability of these 
lands is determined on a case-by-case basis.  

 
Source: DeSoto County and Land Design Innovations, Inc., 2005.  
  

Land Use Categories 
ELUM 
Acreage 

FLUM 
Acreage 

2005 to 2030 Acreage 
Change 

Rural/Agricultural  294,747 274,747 -20,000 

Rural/Agricultural (ELUM Rural 
Residential 1 unit to 5 acres)  

54,867 20,000 -34,867 

Low Density Residential (ELUM Rural 
Residential 1UPA)  

10,829 
   

Medium Density Residential  7,968 68,146 51,742 

Neighborhood Mixed Use  1,000 25,112 24,399 

General Mixed Use  367 10,940 10,548 

Urban Center  4,882 4,841 667 

Public1   0 -2,528  

Recreation1   0 -313 

Vacant   0 
-4,590 

TOTAL LAND USE ACREAGE  399,405 361,116 -38,289 

Preservation (Not developable)  2,141 40,430 38,289 

TOTAL UNDEVELOPABLE  2,141 40,430 38,289 

GRAND TOTAL3  401,546 401,546 0  
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Table I-5: Acreage Demand by Land Use (2015) 

Future Land Use 
Categories 

2005 
Existing 
Acreage 

2005 Acreage 
per 1,000 

Population 

Acreage Based 
on 2005 Ratio & 
2015 Population 

FLUM 
Surplus/ 

Deficiency * 

Population  -- 30,866  53,547 -- -- 

Rural/Agricultural (up 
to 1 du/5 ac)  

370,290 11,997  642,387 252,078 -390,309 

Neighborhood 
Residential (up to 4 
du/ac)  

16,404.23 531  28,458 68,146 39,688 

Neighborhood Mixed 
Use (up to 4 du/ 1 acre, 
0.8 FAR)  

713 23  1,238 25,112 23,874 

General Mixed Use (up 
to 6 du/ac, 1.2 FAR  

392.19 13  680 10,940 10,259 

Urban Center Mixed 
Use (up to 8 du/ac, 1.6 
FAR)  

4,174 135  7,241 4,841 -2,401 

Public  2,528 82  4,386 NA NA 

Recreation  312.85 10  543 NA NA 

Vacant  4,590 149  7,963 NA NA 

TOTAL 
DEVELOPABLE  

399,405 12,940  692,896 361,116 -318,889 

Total Preservation 
Acreage  

2,141 69  3,714 40,430 36,716 

TOTAL 
UNDEVELOPABLE  

2,141 69  3,714 40,430 36,716 

GRAND TOTAL  401,546 13,009  696,610 401,546 -282,172 
* The grand total deficiency shows the amount of additional land that would be needed at current population density to 
accommodate growth.  
Notes:  
1) The table is based upon a 2005 population of 30,866 persons and a 2015 population of 53,547 persons.  
2) Assumptions were made on projected economic growth, and include current proposed large developments.  
3) The 2005 acreage per 1000 population ratio was projected into the future for the 2015 anticipated population.  
4) The deficiency based on constant values of current demand will be met by increased densities not by adding acreage 
to the county.  
 
Source: DeSoto County and Land Design Innovations, Inc. 2005 
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Map I-1: General Locator Map  
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Map I-2: Existing Land Use 
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Map I-4: Historic Structure Map 
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Map I-5: Existing Community Areas 
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Map I-6: New Community Areas 
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Map I-7: Direct Tributaries – 100 Year Floodplains Prohibited From Extraction 
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Figure I-1: Rural Buffers 
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D.  GOALS, OBJECTIVES AND POLICIES  

Goal 1: Future Growth. Future growth in DeSoto County will be managed using sustainability and 
smart growth principles to accommodate new growth without compromising the ability of future 
generations to meet their needs. The Future Land Use Element shall be used as a tool to direct the 
most intensive growth into the urban center and surrounding areas, optimizing services and 
infrastructure, protecting the rural character of the County, and protecting the environment.  
  
Objective 1.1: Land Use Categories Established. The generalized land use categories depicted on 

the Future Land Use Map are intended to establish varying degrees of environmental protection 

and intensity of development, transitioning from the natural environment to the most intensive 
developed areas by gradually increasing density and urban character.  
 

Policy 1.1.1:  Future Population. The Future Land Use Map shall contain an adequate supply 
of lands to accommodate the projected population.  

  
Policy 1.1.2:  Land Use Categories. The County shall implement the following land use 
categories as shown on the Future Land Use Map.  

 

Land Use Categories Base Density/Intensity 
Bonus* 

*
(Policy 1.1.3) 

Rural/Agriculture 
Residential – Up to 1 du/10 acres 

No bonus 
Non-residential – Up to 0.4 FAR 

Low-Density Residential Residential – Up to 2 du/acre 3.5 du/ac maximum* 

Medium-Density Residential Residential – Up to 3.5 du/acre 5 du/ac maximum* 

Neighborhood (Live/Work) 
Mixed Use 

Residential – Up to 3.5 du/acre 5 du/ac maximum* 

Non-residential – Up to 0.4 FAR 0.6 FAR maximum* 

Employment Center  Non-residential – Up to 0.5 FAR 0.7 FAR maximum* 

Urban Central Mixed Use 
Residential – Up to 5 du/acre 8 du/acre maximum 

Non-residential – Up to 0.6 FAR 2.0 FAR maximum 

Commercial Non-residential- Up to 0.25 0.35 FAR maximum* 

Public Land and Institutions 

Publicly and semi-publicly owned lands that are effectively controlled from 
developing into a typical residential density or private non-residential land use 
not involved in service to the public. Examples include park, correctional 
facilities, sewer plants, etc. 

Electrical Generating Facility 
This land use category is intended for electrical power generating facilities 
which includes electric power plants and related facilities. This public service 
use includes directly related facilities for the production of electricity. 

Preservation 
Dedicated by plat, site plan, easement or similar designation;  
permanently protected environmentally sensitive lands that may only be 
utilized for limited passive recreation 

Overlays 

Conservation: Limited development subject to environmental analysis and 
protection of natural resources. Reverts to underlying future land use category 
if not in conservation area. 

Generalized Phosphate Mining: Areas identified as having the highest 
potential for phosphate mining based on soil types and recognized mineral 
deposits. 

Master Planned Area 
Identified and planned larger projects that must be developed as a whole. 
They are identified to ensure overall community/county integration and  
vision is achieved, versus isolated islands of development. 
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Policy 1.1.3: Density Unit Bonus Limits. The Land Development Regulations shall require 
Planned Developments and include performance criteria for density bonuses within the 
various future land use categories, up to the following levels:  

(1) Low-Density Residential Use-Up to 3.5 dwelling units per acre  

(2) Medium-Density Residential Use-Up to 5 dwelling units per acre  

(3) Neighborhood Mixed Use – Up to 5 dwelling units per acre and up 

to 0.6 FAR  

(4) Employment Center- up to 1.2 FAR  

(5) Urban Center Mixed Use – Up to 8 dwelling units per acre; up to 1.6 

FAR 

 

Policy 1.1.4: Density and Intensity Bonus Criteria. A bonus point schedule shall be 
established within the Land Development Regulations. The schedule shall give consideration 
to the performance criteria listed below as a minimum:  

(1) Provisions and proximity to public infrastructure (water, sewer, urban 

roads)  

(2) Proximity to public safety (Fire/EMS )  

(3) Proximity to schools  

(4) Use of clustering and protection of environmentally sensitive areas  

(5) Increased urban design and landscaping  

(6) Increased public recreation and open space  

(7) Affordable Housing  

(8) Mixed use developments and mixed use buildings 

(9) Adjacent to lands developed with similar densities  

(10) Connectivity between developments  

(11) Donation of usable public land  

(12) Use of multiple performance criteria to achieve higher densities  

(13) Transfer of Development Rights (TDR’s)  

 
Policy 1.1.5:  Density /Intensity - A binding site plan shall be required to be submitted and 
approved by the County as part of any applicant’s request to receive an intensity/density 
bonus, including a rezoning, which demonstrates compliance with bonus criteria and LDR 
requirements.  
 
Policy 1.1.6:  Minimum Standards for Zoning District Applications. By June 2008, the Land 
Development Regulations shall be amended to incorporate the minimum standards that 
must be met for rezoning and bonus requests within the various future land use categories.  
 
Policy 1.1.7:  Special Area Plans. The County shall encourage preparation of special area 
studies, sector plans and other micro area land use studies to plan suitable land development 
patterns and coordinate the provision of necessary infrastructure and services.  
 
Policy 1.1.8:  Zoning Districts. By June 2008, the County shall establish a series of zoning 

districts to implement the goals of each future land use category.  
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Policy 1.1.9:  Zoning District Application Table. By June 2008, the County shall amend its 
Land Development Regulations to include land use/zoning regulations/tables establishing 
zoning districts that correspond to specific land use categories.  

 
Policy 1.1.10:  Zoning Map. By 2009, the County shall amend its Zoning Map to apply the 
newly created zoning districts. 
  

Policy 1.1.11:  Rezoning. The zoning amendment criteria in the Land Development 
Regulations shall be used to determine if a rezoning request to a new district is appropriate 
for a given property, in accordance with the comprehensive plan. The following general 
criteria, at a minimum, will be considered as part of the rezoning review process:  

(1) Location, availability and capacity of public services and facilities.  

(2) Proximity to similar densities/intensities.  

(3) Location within transportation network.  

(4) Environmental protection.  
 

Policy 1.1.12:  Density Measurement. Residential density shall be defined as the amount of 
dwelling units allowed per gross acre. This calculation shall include the entire property 
including roads, stormwater facilities, recreation areas, agricultural areas, natural resource 
preserves, etc. It shall not include areas separated off for non-residential uses (outparcels) or 
those areas otherwise not included as part of an overall development plan. It shall also not 
include property within the conservation overlay area, for which density within the area shall 
be calculated separately.  

 
Objective 1.2: Preservation Land Use Category Defined. The Preservation land use category 
includes lands that are legally protected from development in perpetuity.  
 
 Policy 1.2.1:  Preservation Category Location. The following criteria shall be used for assigning  
 new areas for the Preservation land use category on the Future Land Use Map:  

(1) Land already legally protected  

(2) Publicly owned jurisdictional wetlands, floodplains and other owned 

public environmentally sensitive lands  

(3) When privately owned lands are permanently deeded or purchased for 

preservation purposes, the County shall amend the Future Land Use Plan 

Map at the next available plan amendment cycle to change the land use to the 

Preservation designation  

 
 Policy 1.2.2: Preservation Category Uses. Only limited passive recreation facilities that enhance
 enjoyment of natural resources and unclosed structures shall be allowed in the Preservation
 Land Use. No residential or non-residential uses shall be permitted.  
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Objective 1.3:  Rural/Agricultural Land Use Category Defined. The intent of the Rural Land 
Use Category is primarily agricultural, pastoral, and rural residential development. This district is 
designed to accommodate traditional agricultural uses and conservatory measures, where 
appropriate, while protecting the rural areas of the County. The intent of this category is to permit a 
reasonable use of the property, at a gross density of no more than one dwelling per ten (10) acres. At 
the same time, the intent is to prevent the creation of conditions which would endanger, damage, or 
destroy the agricultural base of the County, the environmental resources of the County, the potable 
water supply and the wild life resources. The first priority of this category is agricultural use.  

 
 Policy 1.3.1: The primary use and function of the Rural/Agricultural areas, as designate 
 on the Future Land Use Map, shall be to protect and encourage agricultural activities and to
 protect unique native habitats and maintain open space, while providing for rural residential
 uses.  
  

Policy 1.3.2: Agricultural uses, as defined by F.S. 193.461, are permitted within the 
Rural/Agricultural category. Additional setbacks are required for intense uses when adjacent 
to non-agricultural future land use categories and zoning districts.  
 
Policy 1.3.3:  Residential development in a Rural/Agricultural area shall not exceed a 
maximum density of one dwelling unit per 10 gross acres, unless otherwise provided herein.  

 
 Policy 1.3.4:  The rezoning of lands to industrial may be allowed within the 

Rural/Agricultural category, only when permitted by the Board of County Commissioners in 
conjunction with approval for a Special Exception or Planned Unit Development. Any 
Industrial use shall be buffered and spaced appropriately to minimize potential impacts on 
adjacent agricultural and residential uses. The following minimum standards shall apply:  

(1) A minimum of 80 acres;  

(2) Shall be no less than 5 miles from another Industrial zoning district if 

non-contiguous;  

(3) Shall be appropriately buffered from agricultural and residential uses and 

zoning districts;  

(4) Maximum Floor Area Ratio of 0.7;  

(5) Shall submit and receive site plan or preliminary plat (PUD) approval in 

conjunction with such zoning request;  

(6) Exclude electrical generating facilities (power plants)  

 
Policy 1.3.5:  Property rezoned to Industrial is intended for uses of a nature not permitted 
within an urban center, new community, or other non-industrial area. Those uses include:  

(1) Sales and service of trucks and heavy equipment;  

(2) Wholesale establishments, warehousing, bulk storage;  

(3) Asphalt and cement plants, saw mills;  

(4) Railroad siding  

(5) Manufacturing, warehousing, storing, processing, canning, packing, 

slaughter houses, marinas, commercial boat houses, commercial boat storage, 

boat building, boat yards;  
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(6) Storage of agricultural vehicles not used on subject property for 

agricultural purposes;  

(7) In and outdoor firing range  

(8) Sale and repair of new & used automobiles, motorcycles, trucks & 

tractors, mobile homes, boats, automotive vehicle parts & accessories, heavy 

machinery & equipment, farm equipment, retail establishments for sale of 

farm supplies;  

(9)Bulk storage yards, not including bulk storage of flammable liquids, 

subject to the provisions of the County or State Fire Codes;  

(10) And other similar uses 

 
Policy  1.3.6:  In a Rural/Agricultural Future Land Use category, the lowest order of 
commercial goods and services which serve the daily needs of nearby residents, may be 
permitted with direct access on an arterial roadway. Commercial areas in a 
Rural/Agricultural category shall:  

(1) Not exceed 3 acres in size;  

(2) Shall not exceed impervious surface ratio (lot coverage) of 70 percent;  

(3) Shall be no less than 10 miles from other commercial development in a 

Rural/Agricultural area or in other Future Land Use categories;  

(4) Shall be appropriately buffered from agricultural and residential uses and 

zoning districts;  

(5) Must submit and receive site plan or preliminary plat (PUD) approval in 

conjunction with such zoning request.  

 
Policy 1.3.7:  Based on the previous adopted Comprehensive Plan and negotiations with 
the Department of Community Affairs, a portion of the area west of the river previously 
designated with a future land use category of Rural Residential (one dwelling unit per five 
acres) shall be recognized within the West River Study Area designation. Land within the 
area may apply for zoning consistent with the previously designated Rural Residential. The 
intent of the Study Area is to cluster development around and in support of the nearby 
Urban Center. This area will be studied consistent with other policies within this plan.  
 
Policy 1.3.8:  Phosphate mining/extraction and related land uses are allowed in the 
Rural/Agriculture land use category only when the area is included in the Generalized 
Phosphate Mining Overlay Designation and in accordance with the Generalized Phosphate 
Mining Overlay Designation objective and policies, as well as other policies within the 
Future Land Use Element and Conservation Element which apply to phosphate mining 
activity. 

 
Objective 1.4: Low-Density Residential Use Category Defined. The Low Density Residential 
Use category consists of low density residential uses in progressive degrees of urban intensity with 
higher density in areas adjacent to the Medium Density Residential, Mixed Use Centers, General 
Mixed Use Centers and less density/intensity in areas adjacent to the Rural/Agricultural categories. 
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 Policy 1.4.1:  Low Density Residential Use Category Location. The following criteria shall be use 
for assigning new areas for the Low Density Residential Land Use category on the Future 
Land Use Map:  

(1) The Low-Density Residential Use land use category is expected to extend 

predominantly outward from the medium densities and intensities allowed in 

the Neighborhood Mixed Use, General Mixed Use and Urban Center Mixed 

Use land use categories.  

(2) Areas appropriate for Low Density Residential Use designation are 

locations that have adequate central water and sewer systems, stormwater 

management systems and public paved roadways or are areas that are 

planned to be served by utilities in the future via the Utility Master Plan.  

3) Low Density Residential Uses shall be located appropriately to buffer rural 

residential areas, but not immediately adjacent to intensive active agricultural 

uses or industrial/large phosphate mining/material excavation uses.  

(4) Low Density Residential Use areas having densities exceeding three (3) 

du/ac shall have adjacent and direct access to collector or arterial road 

roadways allowing for access to urban, general and neighborhood mixed use 

centers.  

 

Policy 1.4.2  Low Density Residential Use Category Uses. The primary use of this category shall 
be residential, in a variety of low densities and styles. A sustainable mix of neighborhood 
scale commercial uses may be introduced only as a part of the PUD process for 
developments of 1000 dwelling units or greater. The commercial area shall be located at the 
intersections of collector and/or arterial roads and shall be separated approximately 2 miles 
from other existing and/or future commercial designated areas. Schools and other public 
facilities shall be permitted with appropriate buffering. The zoning district uses and 
development standards contained in the Land Development Regulations shall carry out the 
specific intent of this land use category.  
 
Policy 1.4.3: Low Density Residential Use Category Sustainability. The minimum density 
permitted within this category will be two dwelling units per acre.  
 
Policy 1.4.4:  Low Density Residential Open Space. All development within the Low Density 
Residential Category shall provide open space through clustering of units in order to reduce 
the footprint on a site. Development shall provide a minimum of 25 percent open space.  
 
Policy 1.4.5:  Open Space design. All open space areas shall be primarily located adjacent to 
other areas approved as development open space in order to create natural corridors.  
 
Policy 1.4.6:  Utilities. All development within the Low Density Residential category shall 
connect to existing centralized public water and wastewater systems.  
 

Objective 1.5: Medium-Density Neighborhood Residential Use Category Defined. The 
Medium-Density Neighborhood Residential Use category consists of low and medium density 
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residential uses in progressive degrees of urban intensity with higher density in areas adjacent to the 
Urban Center and less density/intensity in areas adjacent to the Rural/Agricultural categories.  
 
 Policy 1.5.1: Medium-Density Residential Use Category Location. The following criteria shall be 

used for assigning new areas for the Neighborhood Residential Land Use category on the 
Future Land Use Map:  

(1) The Medium Density Residential Use category is expected to extend 

predominantly outward from the higher densities and intensities allowed in 

the Neighborhood Mixed Use, General Mixed Use and Urban Center Mixed 

Use land use categories.  

(2) Areas appropriate for Medium Density Residential Use designation are 

locations that have adequate central water and sewer systems, stormwater 

management systems and public paved roadways.  

(3) Medium Density Residential shall be located appropriately to buffer rural 

residential areas, but not immediately adjacent intensive active agricultural 

uses or industrial/mining uses.  

(4) Medium Density Residential areas having densities exceeding three (3) 

du/ac shall have direct access to collector or arterial road roadways.  

 
Policy 1.5.2:  Medium Density Residential Use Category Uses. The primary use of this district 
shall be residential in a variety of densities and styles. A sustainable mix of neighborhood 
commercial uses, no greater than five acres, may be introduced only as part of the PUD 
process for developments of 1000 dwelling units or greater. The commercial area shall be 
located at the intersections of collector and/or arterial roads and shall be separated a 
minimum of two miles from other existing and/or future commercial designated areas. 
Schools and other public facilities shall be permitted with appropriate buffering. The zoning 
district uses and development standards contained in the Land Development Regulations 
shall carry out the specific intent of this land use category.  

  
Policy 1.5.3:  Medium Density Residential Use Category Sustainability. The minimum density 
permitted within this category will be three dwelling units per acre.  

 
Policy 1.5.4:  Medium Density Residential Open Space. All development within the Medium 
Density Residential Category shall provide open space through clustering of units in order to 
reduce the footprint on a site. Development consisting of two units per acre or less shall 
provide 50 percent open space on-site. Development greater than two units per acre shall 
provide a minimum of 25 percent open space.  

 
Policy 1.5.5:  Open Space design. All open space areas shall be primarily located adjacent to 
other areas approved as development open space in order to create natural corridors.  

 
Policy 1.5.6:  Utilities. All development within the Medium Density Residential category 
shall connect to existing public centralized water and wastewater systems.  
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Objective 1.6:  Neighborhood Mixed Use Category Defined. The Neighborhood Mixed Use 
category consists primarily of residential uses in progressive degrees of urban intensity with higher 
density in areas adjacent to the Urban Center and less density/intensity in areas adjacent to the Low 
and Medium Density Residential and Rural/Agricultural categories.  
 

 Policy 1.6.1:  Neighborhood Mixed Use Category Location. The following criteria shall be 
used for assigning new areas for the Neighborhood Land Use category on the Future 
Land Use Map:  

  
(1) The Neighborhood Mixed Use land use category is expected to extend 

predominantly outward from the higher densities and intensities allowed in 

the Urban Center land use category or stand alone, similar to rural hamlet 

and suburban village town centers.  

(2) Areas appropriate for Neighborhood Mixed Use designation include 

locations that have adequate central water and sewer systems, stormwater 

management systems and public paved roadways.  

(3) Neighborhood Mixed Use shall be located appropriately to buffer rural 

residential areas, but not immediately adjacent intensive active agricultural 

uses or industrial/mining uses in the Rural/Agricultural category.  

(4) Neighborhood Mixed Use areas should be located at major collector and 

arterial road intersections, where such crossroads act as village and hamlet 

town centers.  

 
Policy 1.6.2:  Neighborhood Mixed Use areas may only be expanded when it can be 
demonstrated that 50% or more of the existing residential area has been developed at a 
density greater than three dwelling units per acre and the village is in compliance with the 
minimum sustainable mixed-use requirements 

 .  
Policy 1.6.3:  Neighborhood Mixed Use Category Uses. A sustainable mix of community serving 
general commercial uses, recreation, and public uses will be encouraged within the 
Neighborhood Mixed Use village. Light Industrial uses will also be allowed in this category 
when they can be of a large enough size and scope to be properly buffered and designed to 
minimize impacts and maximize compatibility. Industrial uses shall be reviewed only as part 
of the PUD or Special Exception process.  

 
Policy 1.6.4:  Neighborhood Mixed Use Category existing community overlay uses. A 
sustainable mixed community serving residential, commercial, recreation and public uses are 
required within this category. The mix shall be regulated by “Community” as depicted on 
Map I-5 as follows: 

 Fort Ogden Community 

 Nocatee Community 

 City of Arcadia Urban Expansion Area  
 

Specific standards and principles to guide the development and mix of uses within each of 
these Communities area provided in Goal 3, Future Land Use Element.  
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Policy 1.6.5:  Areas designated but not located within one of the existing Community 
overlays shall comply with the following standards:  

(1) A minimum of 30% of a neighborhood mixed use village area shall be for 

non-residential uses (Industrial, Commercial, Public, and Institutional);  

(2) The Floor Area Ratio within designated areas shall be limited to a floor 

area ratio of 0.4.  

(3) A minimum of 30% of a Neighborhood Mixed Use village area shall be 

for residential uses;  

(4) In order to achieve a mixture of housing products, all projects within the 

village shall include a minimum of ten (10) percent multifamily dwelling 

units.  

(5) A minimum density of 3.5 dwelling units per acre is required within a 

Neighborhood Mixed Use village.  

 

 Policy 1.6.6: Heavy Industrial zoning and uses shall be prohibited from this category. 
   

Policy 1.6.7: All development within a Neighborhood Mixed Use category shall connect 
to DeSoto County public water and wastewater facilities.  

 
Policy 1.6.8: Establishment of new Neighborhood Mixed Use areas shall only be 
permitted where capable of providing: 

(1) Financially feasible public infrastructure for all concurrency facilities;  

(2) A natural expansion of existing development patterns; and  

(3) Enhancement and protection of existing natural resources.  

 

 Policy 1.6.9:  Each village shall have a village center. The village center shall be designed as 
 a shopping center to include uses such as grocery anchor, restaurants, office and general
 retail. Vertical mixed-use buildings are encouraged. Bonus points for intensity shall be
 determined within the Land Development Regulations.  

 
Policy 1.6.10:  Open Space design. All development within the Neighborhood Mixed Use 
category is required to cluster development and provide a minimum of 25 percent open 
space on-site. Master planned developments shall integrate open areas with adjacent 
development to create corridors of open space. All open space design is encouraged to 
create a greenbelt around the village or connect off-site in order to provide alternative 
transportation and recreation options throughout the village. A minimum of 10 percent of 
the open space requirement shall be upland acreage designed to create active recreation 
areas. Non-residential uses shall create public promenades or civic spaces, including 
fountains, plazas, gardens and similar outdoor gathering places.  

 
Policy 1.6.11:  Interconnectivity. On-street and shared parking will be permitted, but is 
contingent upon an approved master transportation and parking plan. Use of sidewalks and 
bicycle paths shall be given priority and allow for connection between developments within 
the village. Human-scale development, such as two-lane roads, blocks limited in size and 
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uses which create a sense of community, such as benches, colonnades and street furniture 
shall be encouraged.  

 
Policy 1.6.12:  Utilities. All development within the Neighborhood Mixed Use category shall 
connect to existing public centralized water and wastewater systems.  

 
Objective 1.7: Commercial Category Defined. DeSoto County shall recognize existing 
“Commercial” corridors by their designation and mapping on the Future Land Use Map as 
Commercial (COMM) and shall promote the infilling of such areas through the establishment of 
criteria for the development of lands within the Commercial designations and limitations to the 
expansion such areas.  
 

Policy 1.7.1:  Characteristics. Commercial corridors are characterized by linear 
concentrations of all types of commercial, office, and institutional uses along a roadway. 
Some linear Commercial corridors may contain existing industrial uses.  

Policy 1.7.2:  Designation and Mapping. Existing linear commercial areas shall be designated 
and mapped on the Future Land Use Map Series as "Commercial" (COMM).  

Policy 1.7.3:  Location Criteria. Expansion of any Commercial area shall be limited to infill 
development. Infilling of an existing Commercial corridor shall be limited to a depth which 
corresponds to the typical depth of existing development within the general area of the infill 
development. The extension (along the road) or establishment of new Commercial strips 
shall not be permitted, except to recognized legitimate errors made during the original 
mapping process. Any such map-error corrections shall require that a Plan amendment be 
processed consistent with requirements of this policy and Chapter 163, FS. The following 
factors shall be taken into consideration when evaluating whether an error was made during 
the original mapping process and shall be used as the basis for the review of the associated 
plan amendment required to correct the error:  

(1) Uses of the land and development of the parcel, and surrounding land, existing as of 

adoption of this plan: The use of the land and existing development of the 

subject parcel and the surrounding area as of the adoption of the Plan would 

be taken into consideration when determining an error. Land that was 

vacant, or developed in some other manner than that of the claimed error, 

would be determined not to be an error.  

(2) Zoning of the parcel and surrounding land, as of adoption of this plan: The existing 
zoning of a parcel and surrounding area, as of the Plan's adoption date, 
would be considered in determining an error. However, the property's zoning 
would not be a factor, in and of itself, when the subject property is vacant. 
  
(3) Existing property lines as of adoption of this plan: Parcels existing as of the 
adoption date of the Plan would be considered in determining an error. 
Lands added to a parcel, or parcel under one ownership, since the adoption 
would not be considered.  
(4) Consistency with the plan: Was the subject property consistent with the Plan's 
criteria for the claimed land use category at the time of Plan adoption? Is the 
claimed designation consistent with the Plan's overall objective to control 



DESOTO COUNTY  
COMPREHENSIVE PLAN  FUTURE LAND USE ELEMENT 
 

Future Land Use Element  FLU – 47 

(06/06/2013) 

urban sprawl and to not degrade the County's overall growth management 
program? Isolated development and/or spot zonings would not be 
considered an error.  
(5) Other factors: Environmental constraints, availability of infrastructure at 
acceptable levels of service, and the Plan's Capital Improvement Program 
(CIP) at the time of adoption would be considered.  
 

Policy 1.7.4:  Development Criteria. Development or redevelopment within a Commercial 
corridor shall conform to the following criteria:  

(1) Permitted uses include all types of commercial, office, and institutional 

uses typically located along a roadway.  

(2) New development or redevelopment within a linear Commercial corridor 

shall be limited to the intensities of uses at the same or less intensity as 

adjacent existing uses. New development or redevelopment adjacent to 

existing uses shall be compatible with each other without allowing a higher 

intensity of development.  

(3) Step-down uses shall be encouraged between different intensity uses as 

in-fill and shall be lower in intensity than the highest existing intensive use. 

Step-down uses shall be contiguous to an intensive land use, and shall not be 

separated from that use by an arterial road, or a natural or man-made barrier 

which makes the step-down use unnecessary.  

(4) New development or redevelopment within a linear Commercial corridor 

shall incorporate the use of frontage roads wherever there is adequate public 

right-of-way or there is property available for the expansion of the right-of-

way or the establishment of frontage-road easements to facilitate such roads 

in accordance with recognized highway safety standards. Whenever the 

placement of frontage roads is not practical, shared ingress/egress facilities 

shall be used.  

(5) Adequate parking shall be provided to meet the demands of the uses, and 

interior traffic circulation shall facilitate safe bicycle and pedestrian 

movement.  

(6) Where the Commercial corridor abuts residential areas, uses should be 

limited to a size, scale, and intensity necessary to provide the residents of the 

community and surrounding area with retail, personal, and community 

services. New development or redevelopment adjacent to residential areas 

shall be compatible with adjacent existing uses without allowing a higher 

intensity of development.  

(7) Buffering shall be provided where the effects of lighting, noise, odors, 

and other such factors would adversely affect adjacent land uses. Parking 

lots, loading areas, dumpsters, utilities and air conditioning units, signage, 

etc., are examples of facilities that may require special buffering provisions.  

(8) The maximum floor area ratio shall not exceed 0.35. 



DESOTO COUNTY  
COMPREHENSIVE PLAN  FUTURE LAND USE ELEMENT 
 

Future Land Use Element  FLU – 48 

(06/06/2013) 

  

Policy 1.7.5:  Adjacent Development. Development adjacent to a Commercial corridor may 
include the following uses: Office, Residential, Institutional, Employment Center or Open 
Space.  

 
Objective 1.8: Employment Center Land Use Category Defined. The Employment Center 
Land Use category promotes multiple types of non-residential, employment generating land uses.  
 

Policy 1.8.1:  Employment Center Land Use Category Location. The following criteria shall be 
used for assigning new areas for the Employment Center Land Use Category.  

(1) The Employment Center Land Use category is expected to capture the 

most intensive non-residential uses and shall therefore be served by high-

capacity transportation systems.  

(2) The character of the Employment Center Land Use category is a 

combination of non-residential uses providing industrial employment centers 

interspersed with support commercial uses.  

(3) The more intensive Employment Center Land Use areas shall be located 

where infrastructure includes central water and sewer systems, stormwater 

management systems, and collector, arterial public streets or highways.  

(4) Expansion of the Employment Center Land Use category shall only be 

allowed through a Plan Amendment when compatible with adjacent uses and 

when it can be demonstrated to be needed with a marketing study.  

 
Policy 1.8.2: Employment Center Land Use Category Uses. Non-residential land uses, such as, 
industrial, office, and institutional. Support uses to serve the employment center are also 
permitted.  

 
Policy 1.8.3: Establishment of new Employment Center Land Use areas shall only be 
permitted when capable of providing financially feasible public infrastructure for all 
concurrency facilities, expansion of existing development patterns, and enhancement and 
protection of existing natural resources. 

 
Policy 1.8.3: A mixture of use s shall be provided within the Employment Center 
category:  

(1) A minimum of 50 percent of the area shall be utilized for Industrial and 

non-service based employment uses.  

(2) No greater than 10 percent of the area shall be utilized for 

commercial/retail uses.  

(3) Ancillary commercial uses in support of manufacturing or assembly of 

on-site products (display/sales) are permitted and will not be measured 

against the commercial mixture of the category.  

  
Policy 1.8.5: All development within an Employment Center Land Use category shall 
connect to DeSoto County public water and wastewater facilities.  
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Policy 1.8.6: The area north of the city of Arcadia shall be limited to a Floor Area Ration 
of 0.1 until such time as existing public water and wastewater facilities are extended to the 
site. 
 

Objective 1.9: Urban Center Land Use Category Defined. The Urban Center category promotes 
multiple types of land uses in a pattern of transitioning intensities around historic commerce centers 
and for future mixed-use Communities.  
 

Policy 1.9.1:  Urban Center Land Use Category Location. The following criteria shall be
 used for assigning new areas for the Urban Center Land Use Category.  

(1) The Urban Center land use category is expected to capture the most 

intensive uses and shall therefore be served by high-capacity transportation 

systems.  

(2) The character of the Urban Center land use category is a mixture of non-

residential uses providing retail and service support to the community as a 

whole, interspersed with higher intensity residential uses to create a vibrant 

and diverse urban atmosphere.  

(3) Because this category is served by high-capacity transportation systems, 

development in this category can support a substantial regional commercial 

center, forming the basis of a “Town Center” type of community.  

(4) The intensive Urban Center areas shall be located where infrastructure 

includes central water and sewer systems, stormwater management systems, 

and major paved public streets or highways.  

(5) Expansion of the Urban Center area shall only be adjacent to other Urban 

Center categories, unless justification for relocation of Urban Center uses or 

an entire new Urban Center, at an appropriate scale to serve the surrounding 

area, can be demonstrated with a market study.  

(6) Direct access to collector or arterial roads shall be required for high-

density residential development (5-8 dwelling units per acre), unless located 

within a mixed-use planned unit development.  

 
Policy 1.9.2:  Urban Center Land Use Category Uses. Multiple types of land uses, such as 

commercial, office, institutional, multi-family, duplexes, attached single family, and single-

family, in a pattern of transitioning intensities around historic commerce centers and within 

other existing or proposed activity nodes. Light Industrial uses, such as enclosed 

manufacturing and warehousing, office and other workforce uses, will also be allowed in this 

category when they can be of a large enough size and scope to be properly buffered and 

designed to minimize impacts and maximize compatibility.  

Policy 1.9.3:  A mixture of uses shall be provided within the Urban Center Mixed Use 

category. The mix shall be regulated by each Special Community as depicted in Maps I-5 and 

I-6 that include the Urban Center Mixed Use future land use designation as follows:  
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Arcadia Urban Expansion Area: 

 

 

 

New Community 1 & New Community 2 

 

Specific standards and principles to guide the development and mix of uses within each of these 
New Communities are provided in Goal 4, Future Land Use Element. 

Policy 1.9.4:  All development within the Urban Center Mixed Use category shall connect 
to existing centralized public water and wastewater facilities.  
 
Policy 1.9.5:  Heavy Industrial zoning and uses, such as concrete plants, distribution 
centers and equipment storage shall be prohibited from this land use.  
 

General Use Density/ Intensity Minimum Maximum 

Non-Residential Uses  0.6 FAR 30% 50% 

Residential Uses  8 du/ac 20% 50% 

Light Industrial  0.6 FAR 0% 20% 

General Use 
Density/ 
Intensity 

Minimum Maximum 

Non-Residential Uses (General) 
 

0.6 FAR 
 
 

 
 

1-Regional Scale Commercial Centers / 
Village Center (Limit 1 Regional Scale 
Center per New Community) 
 

 
250,000 gross 
leasable square 

feet 

750,000 gross 
leasable square 

feet 
 

Community Scale Commercial Centers 
(Limit 1-Community Scale Center per 
Village) 
 

  

250,000 gross 
leasable square 

feet 
 

Neighborhood Scale Commercial Centers 
(Limit 2-Neighborhood Scale Centers per 
Village) 

  
20,000 gross 

leasable square 
feet 

Residential Uses 
Each Village (minimum size for each 
Village) 

8 du/ac 
3,000 dwelling 

units 
5,000 dwelling 

units 
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Policy 1.9.6:  Establishment of new Urban Center Mixed Use areas shall only be in areas 
capable connecting to existing DeSoto County or city of Arcadia public utilities. 
  
Policy 1.9.7:  Projects shall submit a binding site plan or preliminary plat (PUD) for 
approval in conjunction with a request for light industrial zoning.  
 
Policy 1.9.8:  The Urban Center designation west of the Peace River shall be limited to a 
total of 600 dwelling units within the designated boundary.  

 
Objective 1.10: Public Lands and Institutions (PLI) Category Defined. The Public Lands and 
Institutions land use category includes only those lands that are legally owned or leased long-term 
(20 years+) by a local, state, federal, public utility or special government and used specifically to 
serve the public in some capacity. This category is designated solely to show the location and variety 
of such governmental uses and to depict a more accurate picture of residential density within the 
FLUM. These are generally long-term uses that will be utilized publicly for over 50 years.  
 

Policy 1.10.1: Public Lands and Institutions Category Location. The following criteria shall 
be used for assigning new areas for the Public Lands and Institutions (PLI) land use category 
on the Future Land Use Map:  

(1) Land already legally owned or controlled by a governmental entity and 

used in the service of the public.  

(2) When privately owned lands are permanently deeded, purchased, or 

leased long-term (20+years) for governmental use purposes, the County shall 

amend the Future Land Use Plan Map at the next available plan amendment 

cycle to change the land use to the Public Lands and Institutions Land Use 

designation Additional land will be designated as PLI as new facilities are 

built over time such as schools utility plants, active parks.  

 

Policy 1.10.2:  Public Lands and Institutions Category Uses. This land use category includes 
those lands which contain State, Federal and City, County, School, and other quasi 
governmental owned facilities that are publicly owned or controlled but are not Preservation. 
They may contain:  

(1) Governmental offices;  

(2) Public Works Facilities. Maintenance Departments;  

(3) Active and Passive parks;  

  (4) Caretaker Residence;  
(5) Utility plants and facilities, excluding electrical generating plants;  
(6) Schools;  
(7) Correctional facilities, Civil Commitment Center;  
(8) Stormwater detention/retention Facilities and Water Reservoirs; and 
(9) Similar public service facilities.  

 
Policy 1.10.3: Density/Intensity/Open Space design. All development within the Public 
Lands and Institution Land Use category is required to cluster development and provide 25 
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percent open space on-site. Intensity of non-residential development shall be limited to FAR 
of 1.0.  

Objective 1.11: Electrical Generating Facility (EGF). This land use category is intended for 
electrical power generating facilities which includes electric power plants and related facilities. This 
public service use includes directly related facilities for the production of electricity, including but 
not limited to fuel and by product storage facilities, and waste disposal areas, and related facilities.  
 
 Policy 1.11.1: Related uses including processing, warehousing, educational and visitors 

centers, raw materials storage, and manufacturing uses, not directly associated with the 
production of electricity, are also permissible. Such related uses shall be approved through 
site plan approval.  

  
Policy 1.11.2: Dwelling units for use by the owner, an employee, lessee, custodian, or 
security guard may be permitted as accessory uses as part of an approved site plan where 
such dwelling units are located on the same lot of parcel.  
 
Policy 1.11.3: Agricultural uses such as cropland, pastureland, orchards, and groves or 
forestry are permitted uses within this category.  
 
Policy 1.11.4: The allowable intensity of development in this category shall be determined 
as follows:  

(1) The power plant units and directly related facilities shall occupy no more 

than 65 percent of the entire site and shall be subject to a maximum 

impervious surface ratio of 0.65.  

(2) A minimum of 35 percent of the entire site shall be open space. Open 

space shall be defined as land suitable for conservation uses, including buffer 

areas, which shall remain landscaped, re-vegetated or left undeveloped except 

for crossings by facilities and structures, such as roads, rail, transmission 

lines, natural gas pipelines, water and sewer pipelines and communications 

lines, necessary for operation of the power plant units and related uses. 

These facilities will be co-located where practicable in order to minimize any 

impacts to environmentally sensitive areas.  

 (3) When an applicant files a request for a future land use map amendment 
designating a specific site for such facilities, it shall also propose a site 
specific policy regarding the type, size and power generating capacity of the 
facilities to be located on that site.  

 Policy 1.11.5:  In determining the suitability of a location for approval as electrical power 
generating facility under the land development regulation, the Board of County 
Commissioners shall consider whether and the extent to which:  

 (1) The site is nearby to other existing or planned utility uses, and/or is 

accessible by existing or planned fuel transportation facilities;  

(2) Nearby existing residential development is relatively sparse, adjoining 

residential future land use categories allow only low density development, 
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and there is adequate separation between the power plant units, directly 

related facilities and uses, and existing residential units;  

(3) There is a water source that is adequate for plant operation based on 

available data and analysis;  

(4) Natural resources on or adjacent to the project site will be protected in 

accordance with the Comprehensive Plan;  

(5) The site can be served by existing or new transportation systems 

comprised of arterial or collector roads of sufficient capacity to ensure that, 

during plant operation, there will be no degradation to the level of service 

below the adopted standard.  

Policy 1.11.6: In the event of a conflict in the language of this land use category and other 
provisions within this or other elements of the comprehensive plan, this land use category 
shall control.  
 
Policy 1.11.7: The following performance standards shall be applied to a site designated as 
electrical power generating facility. The power plant units, directly associated facilities, and 
related uses:  

(1) Shall be located where the effects of noise can be minimized through a 

combination of preserving existing vegetation, distance from property 

boundaries or noise sensitive uses, or through physical plant design. For the 

purposes of permitted levels of noise or sound emission, this land use 

category shall be subject to the same standards as for the Industrial land use 

category;  

(2) Shall be located where visual impacts can be minimized through existing 

topography, vegetation, facility design, or distance from properties;  

(3) Shall be set back and/or buffered from existing adjacent residential areas 

or designated residential future land use categories;  

(4) Shall utilize the best available control technology for protecting air quality 

consistent with state and federal standards as determined by the Florida 

Department of Environmental Protection or the US Environmental 

Protection Agency through those agencies’ established permitting processes;  

(5) Shall, in fuel and by product storage facilities and waste disposal areas, 

include liners and leachate controls consistent with state and federal 

standards;  

(6) Shall mitigate any unavoidable impacts to environmentally sensitive areas, 

such as wetlands and listed species habitat, consistent with state and federal 

standards as determined by the appropriate state and federal agencies 

through Florida Department of Environmental Protection or the US EPA;  

(7) Shall provide compensatory storage for development in the 100 year 

floodplain consistent with local and state standards;  
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(8) Shall provide reasonable assurance that there will be no degradation to 

the water quality established by the Florida Department of Environmental 

Protection for receiving waters; and 

(9) Shall connect to central sewer, if available, or provide onsite treatment for 

domestic wastewater. Septic tanks shall be allowed, in accordance with 

applicable provisions of local ordinance, including the Comprehensive Plan.  

 

Policy 1.11.8: To the extent of demonstration of compliance with these performance 
standards relies upon determinations and permits from other agencies, any approval of an 
electrical generating facility shall be conditioned upon the project obtaining such approvals 
prior to commencement of construction. No such permit shall be required to be prior to 
County approval of such a facility.  
 
Policy 1.11.9: Approximately 5,162 acres (“Site”) as defined by legal descriptions included 
with LS-2009-01 was changed from Rural Agriculture to Electrical Generating Facility on the 
Future Land Use Map. The Site will allow the development of a Solar Photovoltaic Electrical 
Generating Facility and related facilities, such as associated parking, building required for 
storage, security or operations or other on-site facilities that complement or are needed to 
support the Solar Voltaic Electrical Generating Facility which includes, but is not limited to, 
security fencing, interconnection to previously approved facilities, and maintenance of the 
facility. Pursuant to supporting Policies, related uses including processing, warehousing, 
educational, visitor centers, raw materials storage, and manufacturing uses, not directly 
associated with the production of electricity, are also permissible on the Site. Pursuant to 
EGF Objective open space requirements, the Solar Photovoltaic Electrical Generating 
Facility and directly related facilities shall occupy no more than 675 percent of the Site and 
shall be subject to a maximum impervious surface ratio. A minimum of 35 percent of the 
Site shall be open space. Open space shall be provided in the form of wetlands preservation 
and associated upland wetland buffers and other areas of native vegetation, as well as the 
open areas between the individual solar arrays. 

 
Objective 1.12: Conservation Overlay Designation (COD). The Conservation Overlay 
Designation consists of public and private lands that may possess environmental limitations, such as 
floodplain, wetland, and other environmentally sensitive areas, including but not limited to, sloping 
topography subject to soil erosion, wildlife habitat areas, hydric soils, and special vegetative 
communities, but have not been confirmed as such and shall be protected to the greatest extent 
possible. Modifications of the boundaries are permitted upon submittal of data and analysis, or field 
inspection by qualified personnel who support the establishment of a more appropriate boundary.  
 

Policy 1.12.1 Conservation Overlay Designation Location. The Conservation Overlay area 
on the Future Land Use Map consists of those lands that potentially contain environmentally 
sensitive areas, specifically the 100-year Flood-plain as exists on the latest FEMA maps and 
viable wetland areas that exist on the latest National Wetlands Inventory Map. The lines shall 
not be considered the exact boundary of an area. The Conservation Overlay area is not all-
inclusive; other areas do not show up on the FLUM within the overlay boundaries but are 
environmentally sensitive for other reasons, such as protected plant and animal habitat, are 
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also subject to the applicable Land Development Regulations and any review by agencies 
with jurisdiction.  
 
Policy 1.12.2: Conservation Overlay Designation Uses. This designation is not intended to 
prevent development, but rather to identify environmentally sensitive areas (i.e. floodplains 
and wetlands) that need to be reviewed carefully during the development review process to 
determine whether mitigation or conservation protection are needed. If the areas are 
determined not to be environmentally sensitive, then the underlying future land use category 
is applicable. The following uses are specifically prohibited from being located within 
Conservation Areas:  

(1) Junkyards, gas station, and vehicle repair facilities.  

(2) The use or storage of hazardous materials or wastes on the Florida 

Substance List shall be restricted in the 100-year floodplain.  

(3) New underground fuel and other hazardous chemicals within these areas. 

Existing facilities are required to demonstrate that adequate technology is 

being employed on-site to isolate the facilities from the water supply.  

(4) Residential Development greater than a density of 1 unit per 10 gross 

acres and non-residential development greater than a FAR of 0.10 unless 

stated herein. All development shall be clustered to non-wetland portions of 

any site and buffered from the wetland appropriately.  

(5) Agricultural uses shall utilize “Best Management Practices” published in 

conjunction with the US Department of Agriculture.  

 
 Policy 1.12.3: Conservation Overlay Designation Development Standards.  

 (1) A final determination of the suitability for development of any individual 

parcel, as it relates to a Conservation Overlay area on the Future Land Use 

Map, shall be determined prior to issuance of any development approval.  

(2) The Conservation Overlay Designation area on the Future Land Use Map 

is not to be considered the exact boundary of the conservation area, but to 

act as an indicator of a potential conservation area. The exact boundary shall 

be determined by an environmental site study by a qualified professional at 

the expense of the Developer and submitted for a determination to the 

South West Florida Water Management District or other agency with 

jurisdiction.  

(3) The Conservation Overlay Designation area is not all inclusive and other 

areas that do not fall within the COD boundaries that meet the definition of 

being environmentally sensitive areas are also subject to the regulations 

affecting them. These areas include protected plant and animal habitat.  

(4) Development proposals shall require the submittal of an Environmental 

Site Study indicating as to the extent of the impact of development or 

redevelopment for any lands within Conservation Overlay Designation areas 

and other environmental concerns.  
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(5) Environmental Site Studies shall provide evidence and an inventory of 

wetlands; soils posing severe limitations to construction; unique habitat; 

endangered species of wildlife and plants; significant historic structures 

and/or sites; and areas prone to periodic flooding (areas within the 100-year 

floodplain).  

(6) DeSoto County shall require identification of proposed impacts to the 

natural functions of any resources by any development or redevelopment 

that proposes to be placed in/on, to disturb, or to alter identified areas. 

Compensation and Mitigation plans shall also be provided.  

(7) Such identification shall occur during the development review process 

and provide the opportunity for DeSoto County to review the proposed 

project so that direct and irreversible impacts on the identified resources are 

avoided, minimized, or in the extreme, mitigated.  

(8) Natural resources discovered as a result of the required Environmental 

Site Study will be protected in accordance with state and federal law. The 

Environmental Site Study will require that a qualified professional analyze the 

natural functions of eco-systems and connectivity of resource corridors. A 

conservation easement, or other protective measure, may be required to 

protect the functions of natural resources. Mitigation may be allowed on a 

case-by-case basis through the appropriate reviewing agencies.  

(9) If an areas is determined to be developable and not within the 

Conservation Overlay Designation, then the underlying future land use 

category shall apply.  

(10) The Conservation Overlay District is comprised of data collected from 

other sources and utilized as a tool to assist in development decisions. As this 

data is modified, updated or altered, the County will update the Conservation 

Overlay District boundaries upon data being published to reflect the most 

accurate data and analysis available. Should other recognized professional 

sources or technology also provide for updates and improved accuracy, that 

data shall be reflected in updates to the DeSoto County Conservation 

Overlay District when made available. Staff shall review and update available 

data semi-annually.  

Policy 1.12.4:  Any development of a site which includes property determined to be in a 

Conservation Overlay Designation area, is required to submit a site-specific plan for 

approval. The plan shall include the clustering of density away from the protected areas and 

resources. Developments that include Conservation Overlay Designations, but cluster all 

development activities outside of the Overlay, may be reviewed via a Site Plan Approval 

process. The following restrictions shall apply to areas determined to be in the COD:  

(1) Density transfers out of areas determined to be within the Conservation 

Area may occur on-site with the following density transfer allowed:  
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a. Rural/Agricultural Land Uses shall be consistent with the 

underlying zoning  

b. Low Density Residential Land Uses shall be 1 unit per 4 acres.  

c. Medium Density Residential, Neighborhood Mixed Use, and 

General Mixed Use Districts shall be 1 unit per 2 acres.  

d. Urban Center Mixed Use Mixed Use shall be 1 unit per 1 acre.  

In the future, density transfers out of the Conservation Area may be able to 

occur off-site from Rural/Agricultural Future Land Uses to Non-

Rural/Agricultural Future Land Uses as part of a Transfer of Development 

Rights Program.  

(2)Development within the Conservation Overlay area shall be restricted to 1 

unit per 10 acres and a FAR of 0.1, unless otherwise provided for herein. All 

development shall be directed away from wetlands.  

Policy 1.12.5: By December 2009, the County shall implement a Transfer of Development 

Rights (TDR) program designed to reduce developable units in the Rural/Agricultural 

category by permitting those units to be transferred within the designated urban area. The 

TDR program shall be incorporated into the bonus point system. Basic concepts of the 

program shall include:  

 (1) Potentially recognizing A-5 zoned property, including those with 

conservation overlay district, at a gross density of one dwelling unit per five 

acres if an appropriate deed restriction/covenant, which eliminates the 

current and future development of units on-site, is recorded in perpetuity.  

(2) The recording of a restrictive covenant/deed indicating amendments to 

the Future Land Use Map are superseded by the restriction.  

(3)Voluntary participation in the program for property owners within the 

Rural/Agricultural category. Deciding not to participate simply allows a 

property owner to develop at densities consistent with the policies within this 

plan.  

 Policy 1.12.6: The County shall prohibit all development within, and direct development 
away from, wetlands, unless otherwise approved by the appropriate reviewing agency.  

(1) When wetland impacts cannot be avoided, DeSoto County shall require a 

specific management plan to be prepared by the developer, which results in 

no net loss of wetlands and which includes necessary modifications to the 

proposed development, specific setback and buffers, and the location of 

development away from site resources, to protect and preserve the natural 

functions of the resource.  

(2) The minimum setback shall be 15 feet and the average of all setbacks 

from the wetland resource shall be 25 feet, unless otherwise permitted by the 

appropriate reviewing agency.  
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(3) Areas designated as natural buffers shall preserve all natural vegetative 

cover, except where drainage ways and access ways are approved to cross the 

buffer. Buffers may be supplemented only with native trees, shrubs and 

ground covers.  

 
 Policy 1.12.7: Water resources (Rivers and Creeks) of the County are recognized as valuable 

to the residents of the County, and shall continue to be protected by disapproving 
development activities which will result in any measurable decrease in surface and ground 
water quality.  

 
Policy 1.12.8: On all existing parcels of land, development shall be located away from 
wetlands and floodplains on the upland portion of the site, unless otherwise permitted by an 
authorized agency and permissible within this Plan. Where no upland exists, development 
may occur so long as all applicable environmental permitting requirements can be satisfied. 
All future subdivision of land shall contain adequate uplands for the permitted use.  

 
Policy 1.12.9: Resource extraction which will result in an adverse effect on environmentally 
sensitive areas which cannot be restored or mitigated for shall be prohibited.  

 
Policy 1.12.10: Wetlands, rivers, streams, floodplains, habitat of threatened or endangered 
species and species of special concern, prime agricultural lands, prime groundwater recharge 
areas, historically significant sites or other environmentally sensitive areas which cannot be 
restored shall be identified by a property owner or developer prior to any development 
approval, and protected by a prohibition on mining activities within those areas and the 
establishment of buffer zones around them. Such restoration shall be consistent with 
standards established by all federal, state and local agencies having jurisdiction.  

 
Policy 1.12.11: Proposed Future Land Use Map amendments, which allow an increase in 
intensity and density, shall be directed away from properties within the Conservation 
Overlay Designation.  

 
Objective 1.12b: Generalized Phosphate Mining Overlay Designation (GPMOD): The 
Generalized Phosphate Mining Overlay Designation consists of private lands that are likely to 
contain phosphate minerals located within the Rural/Agriculture Future Land Use District and the 
Phosphate Mineral Type as depicted on the Generalized Surface Minerals Map. Establishment of the 
Generalized Phosphate Mining Overlay Designation will ensure the orderly development of 
phosphate mining activity, including the extraction of mineral resources and reclamation of mined 
land in a manner compatible with the overall development of the County and the protection of 
environmental resources as further prescribed in the policies listed below and Phosphate Mining 
Regulations set forth in the land Development Regulations. 
 

Policy 1.12b.1: Generalized Phosphate Mining Overlay Designation Location: The 
Phosphate Mining Overlay area o the Future Land Use Map consists of those lands that are 
identified as containing phosphate minerals within Rural Agriculture Future Land Use 
classification and where phosphate is planned and is likely to occur. 
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Policy 1.12b.2: Generalized Phosphate mining Overlay Designation Uses: The following 
activities shall be permitted within the Generalized Phosphate Mining Overlay Designation 
upon the approval of a Phosphate Mining Operating Permit or Operating Permit or 
Operating Permits as required by the DeSoto County Land Development Regulations: 

(a) Phosphate mining/extraction; 
(b) Phosphate rock and slurry processing, transfer; 
(c) Beneficiation plant including but not limited to water treatment facilities, 

railroad spur, storage, mine administration offices, and similar uses; 
(d) Clay settling areas and recirculation systems, NPDES outfalls, and other 

drainage uses; 
(e) Heavy machinery, vehicles and equipment, including but not limited to 

draglines, dredges, bull dozers, pumps, trucks, and similar equipment 
necessary for mining and reclamation; 

(f) Land reclamation: 
(g) Agriculture; and 
(h) Phosphate mining allied industries 

 
Policy 1.12b.3: Generalized Phosphate Mining Overlay Designation development standards. 
Phosphate mining activity must comply with the following minimum criteria: 

(a) Submit and receive approval of an Operating Permit for a Phosphate 
Mining Master Plan in conjunction with a zoning approval, as required by 
the Land Development Code: 

(b) Be appropriately buffered from agriculture and residential uses according 
to the requirements of the Land Development Regulations; 

(c) Reclaim all wetlands impacted by mining as required by the Conservation 
Element and the Land Development Regulations; 

(d) Prohibit extraction in those portions of Horse Creek which are classified 
as wetlands in areas identified on Map I-7 of the Future Land Use Map 
Series; 

(e) Establish a buffer zone from preserved wetlands and other surface 
waters as determined through the state environmental resource 
permitting process of Chapter 373 F.S., or through the development of 
regional impact process of Section 380.06 F.S. and in accordance with 
the Future Land Use Element, Conservation Element and Land 
Development Regulations; 

(f) Mining extraction shall be prohibited from the historically unaltered 
portions of the direct tributaries to Horse Creek (including, but not 
limited to, Brandy Branch and Buzzard Roost Branch), which lie within 
the Generalized Phosphate Mining Overlay Designation and are 
identified on Map I-7 of the Future Land Use Series; 

(g) Seepage wetland area located outside of the 100-year floodplain shall be 
identified and evaluated through the state environmental resource 
permitting process of Chapter 373 F.S. to determine the level of 
protection provided to them. 

(h) A minimum setback of 50 feet from the 100-year floodplain of Horse 
Creek and its direct tributaries as identified on Map I-7 of the Future 
Land Use Map Series shall be required for mining activities unless 
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otherwise permitted by the appropriate reviewing agency through the 
environmental permitting process of Chapter 373 F.S. and in accordance 
with the Future Land Use Element, Conservation Element and Land 
Development Regulations. 

(i) The use of Best Management Practices such as berms and monitoring 
wells shall be implemented within the 50-foot setback area referenced in 
(8) above in order to ensure that the direct tributaries and floodplains of 
Horse Creek and the Peace River, natural functions of soils, fisheries, 
wildlife habitat and listed species are protected and maintained. 

(j) Corridor crossings of the 100-year floodplain of Horse Creek and its 
direct tributaries as identified on Map I-7 of the Future Land Use Map 
Series shall be allowed for access or rail transportation, draglines, and 
utilities in accordance with permitting and approval by appropriate 
agencies. 

(k) Exceptions to these policies may be allowed on a case-by-case basis, 
when it is determined through the state environmental resource 
permitting process of Chapter 373 F.S. that the exception would result in 
improving water quality and habitat protection or would otherwise meet 
the public interest test implemented under Part IV of Chapter 373 F.S. 

(l) All mining activity shall be consistent with all other policies of this Plan, 
specifically including but not limited to all mining policies contained 
within the Conservation Element. 

Policy 1.12b.4: All applications for mining activity shall include documentation of Best 
Management Practices and the use of technology to minimize the adverse effects of 
phosphate mining activities. 
 
Policy 1.12b.5: DeSoto County shall promote and ensure that phosphate mining activities 
and reclamation will not preclude future beneficial uses of mined land. 
 
Policy 1.12b.6: Generalized Phosphate Mining Overlay Designation implementation criteria. 
The following criteria shall apply to area within the mining overlay designation prior to 
authorization to develop a mining operation.  

(1) DeSoto County shall continue to enforce its mining regulations 

through the Land Development Regulations regarding permitting, mining 

and reclamation of areas of mineral resources as determined by the 

Generalized Phosphate Mining Overlay Designation. 

(2) All mining activity allowed within the Generalized Phosphate Mining 

Overlay Designation shall require approval through the County’s 

development review procedures. This review will require the submission of 

an application for a Phosphate Mining Master Plan and approval of an 

Operating Permit in accordance with the provisions of the Land 

Development Regulations. 

(3) Land use authorization in the form of a zoning designation, which 

permits phosphate mining and related uses as authorized by the Land 
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Development Regulations, shall be obtained prior to approval of a 

Phosphate Mining Master Plan. 

(4) DeSoto County shall continue to regulate the location and operation 

of phosphate mining activities to minimize negative impacts on surrounding 

properties, ensure that areas are appropriately reclaimed and encourage the 

p[productive reuse of such areas. 

(5) The DeSoto County Land Development Regulations shall specify 

criteria by which mining activity may be permitted, including appropriate 

setbacks and buffering from adjacent land uses and to specifically identify 

land use activity associated with phosphate mining, such as mineral 

extraction, clay settling area, land reclamation, etc.; and industrial land use 

activities, such as beneficiation plants, allied industries, and mining related 

activities. 

 Objective 1.13: Land Development Regulations: The County shall enforce creative land 
development regulations which contain specific provisions to implement the adopted 
Comprehensive Plan. Improvements to the land development regulation process shall focus on 
efficiency and effectiveness through a streamlining of procedures. An assessment shall be made of 
integrating all appropriate land development regulations into a unified ordinance. Land development 
regulations shall, at a minimum:  

Policy 1.13.1: Regulate the subdivision of land. The existing subdivision ordinance shall be
 reviewed and updated in order to be consistent with the Comprehensive Plan. 

 
  Policy 1.13.2:  The County shall regulate areas subject to seasonal and periodic flooding and 

provide for drainage and stormwater management. This shall be accomplished by continued 
adherence to Southwest Florida Water Management District or any other appropriate 
regulatory agency regulations.  

  
Policy 1.13.3:  An element of the County’s concurrency management system shall be a 
program to bring planned, permitted and zoned development capacity into alignment with 
existing and programmed capital improvements capacity. The program of aligning 
development capacity with capital improvements capacity shall provide for the recognition 
and protection of vested property rights.  
 
Policy 1.13.4:  Regulate signage. A sign provision of the County’s land development 
regulations appropriate for various land use activities shall be adopted. At a minimum, the 
provision shall establish the frontage requirement for signs, consider allowing shared signs 
for smaller properties, and define terms within the provision to clarify its intent.  
 
Policy 1.13.5: Promote safe and convenient on-site traffic flow and vehicle parking through 
the adoption and continued enforcement of design standards for new construction.  
 
Policy 1.13.6:  The County’s site plan review process shall include provisions addressing the 
protection of environmentally sensitive lands consistent with this Plan, and providing for 
open space. Environmentally sensitive lands are defined as wetlands, floodplains or critical 
habitat for plant or animal species listed by the Florida Department of Agriculture and 
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Consumer Services, the Florida Fish and Wildlife Conservation Commission, or the United 
States Fish and Wildlife Service as endangered, threatened, or species of special concern.  
 
Policy 1.13.7:  Other development regulations necessary to carry out the goals, policies and 
objectives of this Comprehensive Plan shall be included within the Land Development 
Regulations.  
 

Objective 1.14: Land Use Compatibility: The DeSoto County Land Development Regulations 
shall utilize land use techniques and development standards to achieve a functional and compatible 
land use framework, which serves to reduce incompatible land uses.  
 
 Policy 1.14.1:  Intergovernmental Coordination. When reviewing Future Land Use Map 

amendments, the County shall consider the existing and proposed land uses that are adjacent 
to the proposed amendment in the City of Arcadia, as well as neighboring counties.  

  
Policy 1.14.2:  Use Compatibility. Compatibility between uses will be defined by level of 
density and intensity rather than by use, with the exception of large-scale public uses such as 
airports, regional hospitals, refineries and correctional institutions.  
 
Policy 1.14.3:  Mixed-Uses. By encouraging the provision of mixed-use developments the 
County will ensure that the sites and buildings are designed in a way that land uses are 
integrated rather than segregated.  
 
Policy 1.14.4:  Public and Institutional Uses. Public and Institutional uses are diverse, and 
the County will need to take extra precautions in relation to this category to ensure that the 
uses proposed are designed to be compatible with the surrounding neighborhoods and do 
not contribute to blight.  

(1) Institutional uses such as group homes, cemeteries, community residential 

facilities, social services facilities shall be designed to ensure compatibility 

with surrounding development and that the facilities are not clustered 

together in one area.  

(2) Civic uses such as museums, municipal and county branch offices, post 

offices, and libraries are encouraged to be located in proximity to residential 

communities, schools and in or near activity centers.  

(3) Private schools that are not required to comply with State of Florida 

school siting criteria must also be designed as part of the community.  

(4) Correction and rehabilitation facilities shall not be clustered and shall 

provide adequate buffering and transition to protect established 

communities.  

 

Policy 1.14.5: Conversions. In areas where residences can be converted to commercial or 
office uses, the following standards shall apply to ensure the protection of established 
neighborhoods and feasibility of the proposed changes:  

(1) The roadways, utilities and access to the property must be adequate to 
support the proposed change.  
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(2) Adequate access and parking must be provided for the proposed use of 

the property.  

(3) Appropriate design will be required to maintain compatibility with 

surrounding uses, especially established residential neighborhoods.  

(4) The size, color and lighting of the signage for the proposed use must be 

consistent with the character of the neighborhood.  

(5) Exceptions to the LDR will not be permitted, unless deemed absolutely 
necessary with no harm to adjacent neighbors. All new development must 
include landscaping and buffering.  
 

Policy 1.14.6: Nuisances. By June 2008, the County’s Land Development Regulations shall 
establish guidelines for noise, light and vibration to minimize the impacts of those on 
residential properties.  
 
Policy 1.14.7: Signage. The Land Development Regulations shall manage the location and 
types of signs to avoid interference with traffic flow and sight distance. The County’s 
existing sign ordinance will be reviewed and upgraded by June 2008 to correct any 
deficiencies.  
 
Policy 1.14.8: Buffers. By June 2008, increased buffering and landscape standards shall be 
included in the County’s Land Development Regulations to protect various types of 
development from the impact of others.  
 

Objective 1.15: Consistency with the Land Use Map. All uses and structures legally existing on 
the effective date of this Plan that are not in compliance with the provisions herein, shall be 
considered non-conforming under the terms of this Plan, except as otherwise provided. Said uses 
and structures may continue to exist but may not be intensified, expanded, enlarged or significantly 
altered without proper approval by means of a Special Exception by the Board of County 
Commissioners. 
  

Policy 1.15.1: Non-conforming Land Uses. The County shall pursue reduction of existing 
land uses deemed to be inconsistent with the provisions of this Comprehensive Plan while 
balancing property rights by allowing continuance of non-conforming uses of land subject to 
limits concerning enlargement, movement, natural disasters and discontinuance. The County 
shall reduce all non-conforming land uses by 50% during the 25 year planning period.  
 
Policy 1.15.2: Existing residential zoning districts (to include A-5), adopted by the Board of 
County Commissioners prior to the adoption of this Plan, and shall be recognized as 
designated on the Official Zoning Atlas of DeSoto County. The uses shall continue to be 
permitted and recognized as legal and conforming uses until such time as the zoning district 
is modified, either through administrative or non-county application request.  
 
Policy 1.15.3: Existing Non-residential zoning in effect at the time of Comprehensive Plan 
adoption shall have 36 months from the date of plan adoption to get a site plan approval on 
the property, otherwise any future development and zoning shall be required to be 
compliance with the adopted comprehensive plan. An administrative rezoning may also be 
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initiated by the County to bring such zoning into compliance with the adopted 
comprehensive plan. 
 
Policy 1.15.4:  Site plans that are currently approved for construction or that subsequently 
receive site plan approval shall have 18 months to secure construction plan approval and a 
notice to proceed, otherwise such approval shall be considered expired and any new site plan 
shall be required to be in compliance with the adopted comprehensive plan and future land 
use map designation.  
 
Policy 1.15.5: Projects that are currently issued a Notice to Proceed or that are 
subsequently issued a Notice to Proceed shall have 12 months to commence construction, 
otherwise such approval shall expire and compliance with the adopted comprehensive plan 
and future land use map shall be required.  
 
Policy 1.15.6: For projects that are currently issued a notice to proceed or that are 
subsequently issued a notice to proceed, shall have 30 months to receive a certificate of 
occupancy for all construction, otherwise such approval shall expire and compliance with the 
adopted comprehensive plan and future land use map shall be required. 

  
Policy 1.15.7: Nothing in the DeSoto County Comprehensive Plan shall limit or modify the 
rights of any person to complete any development that has been authorized as a 
development of regional impact pursuant to Chapter 380, F.S., or who has been issued a 
final local development order and development has commenced and is continuing in good 
faith. 

  
Policy 1.15.8: Vesting and Entitlements. DeSoto County shall ensure that existing rights of 
property owners are preserved in accordance with the constitutions of Florida and the 
United States. The following provisions shall guide the principles of statutory and common 
law vesting:  

(1) Florida Statutes (FS 163.3167(8)) defines statutory vesting and gives the 

property owner the right to complete any development that has been 

authorized or has been issued a final Development Order and development 

has commenced and is continuing in good faith prior to Plan adoption date.  

(2) The County shall provide an administrative vesting procedure by which a 

property owner may demonstrate that property rights were previously 

entitled.  

Policy 1.15.9: Redevelopment. The repair or rehabilitation of a non-conforming structure 
that is abandoned or damaged (even if by natural causes) beyond fifty (50) percent of its 
appraised value and require demolition of the structure, shall be prohibited. Redevelopment 
of the property will only be allowed if it is consistent with the Comprehensive Plan. 
 
Policy 1.15.10: Survey. By 2010, the County shall conduct a survey of non-conforming uses 
throughout the County. By 2011, the County shall develop an action plan to effectively deal 
with such non-conformities if not already addressed through a CRA or Special Area Plan.  
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Objective 1.16: Sprawl and Redevelopment. The County shall maintain regulations and 
procedures to limit the proliferation of urban sprawl and encourage redevelopment and 
revitalization of blighted areas.  
 

Policy 1.16.1: The County shall encourage infill development within the Urban Center 
Mixed Use, Employment Center and Neighborhood Mixed Use Areas of the County by:  

(1) Increases in densities or intensities of use for infill parcels served by 

adequate public facilities and services.  

(2) Expedition of the permitting process for infill development proposals.  

(3) Consideration of exceptions to requirements such as minimum lot sizes, 

minimum setbacks, or minimum parking requirements to provide for 

residential, affordable residential and economically viable commercial 

opportunities that are compatible with the adjacent uses.  

(4)Prioritize public expenditures to areas of higher intensities and densities of 

use to encourage development to locate where public facilities are more 

readily and more economically available.  

(5)Coordination with municipal, county and state transportation facilities to 

provide adequate levels of service that support higher densities and 

intensities of development within or adjacent to currently developed areas.  

 
Policy 1.16.2: The County shall direct development to areas where services and facilities are 
available to accommodate additional growth. 

  
Policy 1.16.3: If necessary, the County may reduce other land development regulation 
limitations on infill and redevelopment activities consistent with the land uses and densities 
indicated in this plan in situations that will not jeopardize public health, safety or welfare.  

 
Policy 1.16.4: By 2008, areas with concentrations of dilapidated and deteriorated buildings 
shall be targeted for special consideration Community Vision workshops, such as the 
creation of a community redevelopment areas and special area plans. These areas include:  

(1) Nocatee  

(2) Ft. Ogden  

(3) South Hwy 17 Corridor (South of Arcadia)  

Policy 1.16.5: The County shall coordinate with other agencies and pursue available federal, 
state, county and local funds for redevelopment.  
 
Policy 1.16.6: The Board of County Commissioners generally support denser land uses 
west of the Peace River and abutting the City of Arcadia, generally between CR 761 and 
State Highway 70 and east of CR 661 and Pine Level (West River Study Area). The BOCC 
shall initiate the following study area actions in pursuit of securing the objective of a more 
appropriate pattern of non-sprawling land uses in the aforementioned area, with supporting 
utilities that will in turn protect the environment and support the Urban Center Mixed Land 
Use:  
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(1) The County will form a West Side Stakeholders group, comprised of 

stakeholders and other interested parties, to study how to further the above 

objective, and shall receive public feedback through the study area process.  

(2) If, as a result of such studies, the BOCC deems it necessary, the County 

will initiate a Comprehensive Plan amendment for the area in June 2008, or 

as part of the County’s upcoming Evaluation and Appraisal Report (EAR) 

process.  

(3) The BOCC will consider this area first, as part of any future County 

initiated density reallocations or County initiated new density increases.  

(4) The County will also further develop the existing Utility Master Plan for 

the area, ensuring all land use areas are properly planned for in sufficient 

detail to meet State requirements.  

(5) As part of any plan amendment to the County’s Comprehensive Plan, the 

County shall require that all utilities already be in place or otherwise 

guaranteed via a utility agreement, in the West River Study Area, prior to 

granting any zoning change implementing any future land use above the 

density presently allowed under the current zoning.  

(6) At a minimum, the removal of the Rural Residential overlay area (1 unit 

to 5ac) and clustering of these units shall be required as part of the study area 

plan and subsequent amendment.  

(7) Protection of the environmental features, including habitat, shall be 

considered throughout the process in assigning land use, clustering, 

restrictions of uses, preservation of open space, and other considerations, as 

such features are already considered throughout the Comprehensive Plan.  

 
Objective 1.17: Transportation and Right-of-way Reservation. The County will ensure that 
future growth shown on the Future Land Use Map is supported by an adequate transportation 
network.  
 

Policy 1.17.1: The County shall prohibit proposed land use amendments that are 
anticipated to reduce the level of service for transportation facilities below adopted levels of 
standards. 
  
Policy 1.17.2: Land uses that generate high traffic counts shall be encouraged to locate 
adjacent to arterial and collector roads.  
 
Policy 1.17.3: The County shall require an adequate quantity of on-site parking to 
accommodate land uses, and encourage shared parking facilities for multiple uses.  
 
Policy 1.17.4: The County shall require new developments to provide safe and convenient 
on-site pedestrian and vehicular traffic flow.  
 
Policy 1.17.5: Residential neighborhoods shall be planned to include an efficient system of 
internal circulation to connect with external existing or future road and pedestrian systems.  
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Policy 1.17.6: Curb cuts and points of access to the transportation system shall be 
minimized. Developments shall be required to share driveways and provide cross access 
between adjacent properties.  
 
Policy 1.17.7: Developments will be required to provide necessary right-of-way, as part of 
the development process to allow for public roadway expansions.  

 
Policy 1.17.8: Right-of-Way acquisition policies within the Transportation Element shall be 
followed via the development review process to ensure the provision of a sustainable 
transportation network at a reasonable cost, borne by those who directly impact it.  

 
Objective 1.18: Mobile Homes. The County shall regulate the location of mobile home sites and 
communities and require the availability of the necessary facilities and services to ensure 
compatibility with other adjacent land uses.  
 

Policy 1.18.1: Individual Mobile Homes shall be permitted in the Rural/Agricultural Future 
Land Use if consistent with the designated Zoning district. Group mobile home sites (parks 
and subdivisions) shall be permitted, where compatible, in Rural/Agricultural, Low and 
Medium Density Residential with the proper zoning and in compliance with density Policies.  

 
Policy 1.18.2: By 2009, the land uses and zoning districts currently permitting mobile home 
shall be reviewed for effectiveness. 

 
Policy 1.18.3: By 2009, minimum design standards within the LDR’s shall be reviewed and 
further developed for individual mobile homes, mobile home parks and subdivisions, to 
include lot size, access, parking, buffering and screening, open space and recreation, and 
utilities.  

 
Policy 1.18.4: In order to facilitate hurricane evacuation requirements, mobile home 
developments at a net density of greater than one (1) unit per acre shall have direct access to 
arterials or major collector roads and shall create onsite hurricane shelters.  

 
Policy 1.18.5: Due to the increased chance of loss of property, mobile homes shall be 
prohibited within the Conservation Overlay Designation (COD).  

 
Policy 1.18.6: Developers of new mobile home park projects shall provide for a Red Cross 
certifiable public storm shelter space sufficient to meet the needs of the development’s 
estimated population.  

 
Objective 1.19: Public Utilities. The County shall require provision of land for utility facilities 
necessary to support development and will limit land development activities when such land for 
utility facilities is not available, as specified in the following policies:  
 

Policy 1.19.1: Proposed development shall be reviewed in relation to existing and projected 
utility systems and any land needs of these systems; such as, water and sewer plant sites; 



DESOTO COUNTY  
COMPREHENSIVE PLAN  FUTURE LAND USE ELEMENT 
 

Future Land Use Element  FLU – 68 

(06/06/2013) 

transmission corridors for electric and other utilities; easements for maintenance; fire, police 
and emergency medical service sites.  
 
Policy 1.19.2: No development orders or permits shall be issued unless it can be 
demonstrated that the land required by utility systems serving the County will be available.  

 
Policy 1.19.3: DeSoto County central water and sewer service shall be required within the 
utility urban service area.  

 
Objective 1.20: Public Schools. The County shall work jointly with the school board to site public 
schools and to increase the quality of life and local educational opportunities for its citizens.  
 

Policy 1.20.1: Public schools shall be allowed in all future land use designations except in 
the Preservation land use category.  

Policy 1.20.2: New school sites must not be adjacent to any noxious industrial uses or other 
property from which noise, vibration, odors, dust, toxic materials, traffic conditions or other 
disturbances that would have a negative impact.  

Policy 1.20.3: New schools should minimize detrimental impacts on residential 
neighborhoods, hospitals, nursing homes and similar uses through proper site location, 
configuration, design layout, access, parking, traffic controls and buffers.  

Policy 1.20.4: Schools shall be located within or in close proximity to existing or anticipated 
concentrations of residential development, especially elementary schools.  

Objective 1.21: Neighborhood Protection and Approved Projects. The County shall implement 
the policies listed below, which are intended to address specific land use issues that could not 
generally be addressed by the FLUM alone:  
 

Policy 1.21.1: Any Mixed Use Land Use Areas on the north side of Brown Road, for a 
minimum depth of 200ft off the Brown Road right-of-way, shall be restricted to residential 
uses, which are low density in nature. 
  
Policy 1.21.2: Lake Suzy Area (west of the Peace River and south of CR 761): Currently 
approved PUD’s and approved projects with mixed use, specifically commercial acreage, 
shall be permitted regardless of FLU category shown on the map. This shall include the 
following Planned Unit Developments: Stoneybrook Oaks, Sonoma Preserve, and Island 
Walk.  
 
Policy 1.21.3: Up to 15 acres of commercial zoning shall be permitted at the NW corner of 
CR 769 and Peace River Street contiguous to the commercial portion of the US Homes 
PUD, final plat of Stoneybrook Oaks (in the SE corner of the property formerly owned by 
3F Ranch) as part of a PUD submittal for that property.  
 
Policy 1.21.4: The Mixed Use Land Use Area north of Fletcher Avenue and south of 
Highway 70 on the east side of Highway 17 shall be precluded from any new industrial 
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zoning or use, except those permitted in accordance with the existing industrial districts in 
existence at the time of adoption of this comprehensive plan.  

 
Objective 1.22: CONCURRENCY MANAGEMENT. DeSoto County shall implement a 
development review process to ensure that development occurs where public facilities have 
sufficient capacity to serve the existing population, reservations of approved development orders, 
and for the needs of the development proposed, based on level-of-service standards as established 
by the Comprehensive Plan, adopted in accordance with Section 163.3202(1), FS. and implemented 
through the procedures within the Land Development Regulations.  
 

Policy 1.22.1: General - DeSoto County shall adopt and implement a concurrency 
management system and regulations which meet the following minimum standards:  

(1) Public facility and service capacity, consistent with public health and 

safety standards, shall be in place and available to serve new development no 

later than the issuance of a certificate of occupancy. The process for 

concurrency determinations shall be performed in accordance with all 

applicable policies of the Comprehensive Plan, and with the procedures 

described in the Land Development Regulations.  

(2) Concurrency determinations of sufficient capacity of public facilities to 

maintain adopted LOS standards for new development, shall account for 

existing population and for reservations of approved development orders in 

addition to the needs of the new development proposed.  

(3) DeSoto County shall integrate its concurrency management system, land 

use planning, and decisions with its plans for public facility capital 

improvement by using the Capital Improvements Element. The Capital 

Improvements Program shall maintain adopted levels-of-service standards 

for all development consistent with the Future Land Use Element and any 

subsequent development orders issued.  

 

Policy 1.22.2: Preliminary Development Orders - Submittal for approval of preliminary 
development order, which does not establish binding densities and intensities of 
development, may be reviewed for concurrency as one criterion in the evaluation of the 
preliminary development order submittal.  

(1) The County shall determine the available capacity of public facilities prior 

to approving a intermediated final development order; and  

(2) No rights to obtain intermediate or final development orders, nor any 

other rights to develop the subject property, will have been granted or 

implied by the County's approval of the preliminary development order 

without determining the capacity of public facilities.  

(3) Preliminary Development Orders - These shall be Rezonings, 

Comprehensive Plan Amendments and similar development orders that do 

not necessarily reflect a specific intensity and density development proposal. 

They shall be orders for which a preliminary concurrency evaluation may be 
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utilized in evaluating whether or not to approve the order and for which 

long-term planning implications may be considered, but for which no 

concurrency is granted and for which the lack of concurrency shall not be the 

sole reason for denial of the preliminary development order.  

 

Policy 1.22.3: Intermediate and Final Development Orders - Prior to the issuance of an 
intermediate or final development order, which establish binding densities and intensities of 
development, the County shall require the availability of sufficient capacity of public facilities 
to maintain adopted LOS standards for the existing population, for reservations of approved 
development orders, and lastly for the needs of the new development proposed, concurrent 
with the timing of the new development proposed.  
 

(1) Intermediate Development Orders - These shall be site plans 
(development plans and special exceptions), preliminary plats, construction 
plan approvals (notice to proceed), and similar development orders that 
reflect a specific development proposal, that does not yet include vertical 
construction or the final division of property. These shall be orders for which 
a specific concurrency evaluation is required in evaluating whether or not to 
approve the order and for which capacity is reserved and may be held 
through the final development order process if the project proceeds 
according to the timelines of such approvals. The lack of concurrency may 
be the sole reason for denial of an intermediate development order.  

 
(2) Final Development Orders – These shall be variances, building 
permits, and final plats and similar development orders that reflect a specific 
development proposal that includes vertical construction or the final division 
of property. These shall be orders for which a specific concurrency 
evaluation is required in evaluating whether or not to approve the order and 
for which capacity is reserved, unless such evaluation was done as an 
Intermediate Development Order and has not yet expired according to the 
timelines for such approvals. The lack of concurrency may be the sole reason 
for denial of a final development order.  

 
Policy 1.22.4: Final Development Order Determination - A final development order (final 
concurrency determination), which establishes specific density and intensity of development 
shall not be issued, unless the following conditions for the provision of facilities are met 
(excluding approved intermediate development orders that have proceeded according to the 
timelines of such approvals):  

(1)  Are currently in place or will be in place when the final development 

order is issued;  

(2)  The development order is issued with the condition that the 

necessary facilities and services will be in place when the impacts of the 

development occur;  

(3)  Are under construction at the time of the final development order; or  
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(4)  Are guaranteed by an enforceable agreement to be in place 

concurrent with the impacts of the development.  

(5)  Are included in the 3-year funding portion of the DeSoto County 

Capital Improvements Program, including any adopted therein from outside 

agency three or five year plans (i.e. FDOT).  

 
Policy 1.22.5: Concurrency Information/Data. The County will maintain a concurrency 
data-base and monitoring system which includes sufficient data to ensure that projects 
approved subject to minimum criteria for public facilities requiring a concurrency 
determination do not result in a reduction of the level of service below the adopted level-of-
service standard.  

a. Roadways  

(1) County will maintain and provide level of services information as set 

forth in the Comprehensive Plan. Such data will include standard trip 

generation rates, an estimate of the average daily trips and peak hour trips 

generated by projects approved subject to minimum requirements for 

roadway capacity, and vested development, and an estimate of the capacity of 

existing and planned roadway, roadway intersection improvements absorbed 

by projects approved subject to above minimum requirements.  

(2)  If the preliminary level of service information indicates a levelof 

service failure, the developer has two alternatives:  

a) Accept the level of service information as set forth in the 

Comprehensive Plan and as subsequent updated by County staff; or  

b) Prepare a more detailed capacity analysis  

(3)  If the developer chooses to do a more detailed analysis, the following 

procedure will be followed:  

a) Development Department staff will provide the developer with the 

acceptable methodology for preparing the alternative analysis.  

b) The developer will submit the completed alternative analysis to 

staff for review.  

c) County Staff will review the alternative analysis for accuracy and 

appropriate application of the methodology.  

(4)  If the alternative methodology analysis, after review and acceptance 

by the Development Department staff, indicates an acceptable level of 

service where the comprehensive plan indicates a level of service failure, the 

alternative methodology analysis will be used.  

(5)  If the developer is submitting an intermediate or final development 

order for a project and this alternative methodology analysis is approved, it 

can be used to obtain a Certificate of Concurrency, the specifics of which are 

set forth in the Land Development Regulations.  

(6)  If further analysis results in failing level of service, then the developer 

may choose to satisfy all transportation concurrency requirements by 
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contributing or paying a proportionate faire-share mitigation pursuant to the 

provisions of Chapter 163.8180(16)(b)1.  

b. Recreation and Open Space, and Solid Waste.  
(1)  The County will provide level of service information as set forth in 

the Comprehensive Plan.  

(2)  If the level of service information indicates that the proposed project 

would not result in a level of service failure, the concurrency determination 

would be that adequate facility capacity at acceptable levels of service was 

available at the date of application of the intermediate or final development 

order.  

(3)  If the level of service information indicates that the proposed project 

would result in a level of service failure, the concurrency determination 

would be that adequate facility capacity at acceptable levels of service was not 

available at the date of application. Procedures to notice the applicants of 

inadequate capacity shall be performed in accordance with the Land 

Development Regulations.  

c. Potable Water, Sanitary Sewer.  

(1)  In order to guarantee provision of the minimum level of service, the 

County shall take the following steps:  

a) Begin internal planning and preliminary design for expansion when 

a plant’s Average Annual Daily Flow is equal to 60% of the permitted 

capacity;  

b) Prepare plans and specifications for expansion when a plant’s 

Average Annual Daily Flow is equal to 70% of the permitted 

capacity;  

c) Submit a complete construction permit application to the Florida 

Department of Environmental Protection for expansion when a 

plant’s Average Annual Daily Flow is equal to 80% of the permitted 

capacity;  

d) Submit an application for an operation permit for the expanded 

facility to all appropriate regulatory agencies when a plant’s Average 

Annual Daily Flow is equal to 90% of the permitted capacity.  

(2)  Potable water supplies shall be consistent with the projected demand. 

Failure to provide sufficient supply for projected needs will result in denial of 

concurrency. All facilities shall be in place prior to issuing a certificate of 

occupancy or its functional equivalent.  

(3)  This requirement shall not apply for public facilities that serve fixed 

population.  

 

Policy 1.22.6: Development Order Concurrency Approval - When a intermediate or final 
development order is approved for concurrency the following shall apply:  
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(1)  Determination of capacity is valid only for the uses and densities of 

development stated in the development order granted;  

(2)  When the approval of the Development Order is no longer valid, the 

concurrency approval is also no longer valid.  

(3)  Determination of available capacity is valid for all intermediated and 

final development orders for a length of time to be established by the Land 

Development Regulations, or a period of time negotiated by the County and 

developer, which is set forth in a binding agreement.  

Policy 1.22.7: Development Order Concurrency Denial - When a intermediate or final 
development order is not approved for concurrency the following shall apply:  

(1)  The Development order shall be denied; or  

(2)  The Development order shall be modified in intensity or density or 

timing through phasing to be brought into compliance with the concurrency 

management system in the development order granted; or  

(3)  The applicant agrees to build infrastructure to upgrade the deficient 

facilities to an acceptable level of service; or  

(4)  The County accepts the guarantee of the development's pro rata 

share of the any needed capital improvements via a written agreement and in 

conjunction with one or more the following financial sureties, acceptable to 

the County in form and amount:  

(a)  performance bond  

(b)  irrevocable letter of credit  

(c)  prepayment of impact fees  

(d)  prepayment of capacity fees  

 
Policy 1.22.8: DeSoto County may do one of the following if an applicant's pro-rata share 
of a public facility is less than the full cost of the facility.  

(1)  Contract with the applicant for the full cost of the facility, including 

terms to reimburse the applicant for all cost above the pro-rata share; or  

(2)  Obtain assurances from other sources; or  

(3)  Amend the Comprehensive Plan to modify the adopted level-of-

service standard to allow the applicant's development; or  

(4) Construct the excess capacity with funds from the applicant and 

public funds (if available) and receive the remaining pro-rate share from 

future development as it occurs.  

 
Policy 1.22.9: When a public facility LOS has fallen below the adopted standard and a 
moratorium on development orders is declared for that public facility the County shall seek 
to do one or more of the following, depending on the facility (The following are not listed in 
priority order):  

(1)  Solicit state and federal resources to minimize or eliminate the 
moratorium;  
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(2)  Review the CIP for available projects and resources which may be 

available to maintain the LOS standard;  

(3)  Seek private resources available to maintain the LOS and/or mitigate 

the impacts;  

(4)  Exempt from the moratorium development which has been 

determined to be vested (the exemption is valid only for development uses 

and densities stated in the final development order).  

 
Goal 2: Resource Protection. The County shall seek to maintain and manage the County’s natural 
resources and significant historic resources by establishing a pattern of development that is 
harmonious with the County’s natural environment and quality of life.  
 
Objective 2.1: Natural Resource Protection. The County shall maintain land development 
regulations that seek to protect natural resources (such as, groundwater, surface water, floodplains, 
wildlife habitat, wetlands and other vegetative communities) from the impact of development.  
 
 
Additionally, the County will limit development in areas that have inadequate soils, topography or 
other constraints to protect public health and welfare. 
  

Policy 2.1.1: This will be done in accordance with the applicable elements within this 
document that address aquifer recharge, wellfields, water, sewer, floodplains, stormwater, 
wetlands, and soils and topography.  
 

Objective 2.2: Historic Resource Protection. The County shall continue to encourage the 
preservation and protection of the historic resources in the County.  
 

Policy 2.2.1: By 2010, the County shall establish a database of individual historic 
properties and/or structures in GIS.  
 
Policy 2.2.2: The County shall annually pursue Federal monies to provide incentives for 
the redevelopment and upkeep of deteriorated historically significant properties 
  
Policy 2.2.3: The County shall evaluate incentives for property owners to restore 
properties through tax incentives, special zoning allowances, and other incentives.  
 
Policy 2.2.4: The County shall apply for grants to conduct and update surveys of historic 
properties.  

 
GOAL 3: Planning Framework: Existing Communities. Establish a planning framework and 
implementation strategy for DeSoto County that shall preserve and enhance existing communities 
and that will provide:  

1. An approach to future growth and development that is compatible and consistent with 
the unique character of existing communities; and  

2. A logical extension of urban uses that successfully transitions to existing patterns of rural 
development.  
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Objective 3.1: Fort Ogden Community: Vision Statement. The County recognizes the Fort 
Ogden Community (as designated in Map I-5) and shall preserve the character of this community as 
a Rural Settlement.  
 

Policy 3.1.1: Rural Settlement Planning Principles. The Design Principles that shall guide 
the growth, development and redevelopment within the Fort Ogden Community consistent 
with the Vision statement are as follows:  

(1)  Protect Rural Settlement Character. The elements of character that 

define a Rural Settlement include:  

a) Protection of scenic views including historic buildings and 

communities, the rural veiwshed along SR17, and the limitation of 

fencing to only those that are rural in character such as rail and field 

fencing;  

b) Continued use of the natural landscape, protection of open spaces 

and rural lighting forms; and  

c) Context sensitive design of transportation improvements that 

support the Rural Settlement.  

(2)  Protect existing neighborhoods. New development and 

redevelopment shall be designed in density and manner that is consistent and 

compatible with the existing neighborhoods within the Fort Ogden 

Community.  

(3)  Foster non-residential uses that serve as a rural lifestyle center. 

Mixed-use centers shall be sized and spaced to serve the daily and weekly 

needs of neighborhood residents. Non residential development shall be 

designed to incorporate architectural elements that celebrate local history, 

climate, ecology and building practice.  

(4)  Protect and enhance areas of historic significance.  

(5)  Preserve and protect rural areas adjacent to the Fort Ogden 

Community. A “rural buffer” shall be constructed to provide distinct edges 

to the Fort Ogden Community as a method to explicitly separate the urban 

community from adjacent rural areas. (See Figure I-1: Rural Buffer.)  

Policy 3.1.2: Commercial Development Location Standards. A maximum of one 
Community Scale Center may be developed within the Fort Ogden Community along US 
Hwy 17. The maximum size of the Community Scale Center shall be 40 acres with a 
maximum of 250,000 square feet of leasable area. A maximum of two neighborhood scale 
centers may be developed within the historic center of Fort Odgen, and at the intersections 
of collector and/or arterial roads. The maximum size of each Neighborhood Scale Center 
shall be 5 acres with a maximum of 20,000 square feet of leasable area. All centers shall be 
separated a minimum of one mile from other commercial centers.  
 
Policy 3.1.3: `Rural Design Standards. In keeping with the rural character, all new 
development and redevelopment within the Fort Ogden community shall be constructed 
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using rural design standards for nonresidential uses that address signage, landscaping, fencing, 
and lighting as provided for in the Land Development Code.  
 
Policy 3.1.4: Protection of adjacent Rural Areas. Development within the Fort Ogden 
community that is adjacent to a rural land use designation shall provide a separation from the 
rural land use designation by providing either a transition of residential lot sizes on the 
perimeter of the area to lots sizes of at least 1 acre or larger or through a 100 foot Rural 
Buffer to protect these areas from the visual impacts of adjacent development. The 100-foot 
Rural Buffer as depicted shall have the following characteristics:  

(1)  Width. The first fifty feet of the Rural Buffer are important for 

creating the adequate opacity for screening rural areas from new 

development.  

(2)  Native landscape. All plantings shall include native representatives of 

canopy and understory trees. The key to providing an adequate rural buffer is 

to maintain and plant native varieties of species that are representative of the 

locale in which they are planted. This requirement would promote the 

aesthetics of the visual barrier.  

(3) Proper use of existing vegetation. Where sufficient existing native 

landscape exists at 85% opacity or higher, such landscape shall remain as part 

of the Rural Buffer.  

Objective 3.2: Nocatee Community: Vision Statement. The County recognizes the Nocatee 
Community (as designated in Map I-5) and shall preserve the character of this community as a 
contemporary, mixed use community.  
 

Policy 3.2.1: Contemporary Planning Principles. The Design Principles that shall guide the 
growth, development and redevelopment within the Nocatee Community consistent with 
the Vision statement are as follows:  

(1)  Contemporary Character. The elements of character that define 
Contemporary Character include:  

a) Protection of existing neighborhoods from sensory intrusions of 

adjacent non-residential uses that may affect the long-term viability of 

those neighborhoods;  

b) Requiring additional setbacks and buffers for residential and non-

residential development adjacent to collector and arterial roadways to 

minimize the impacts of future roadway improvements; and  

c) Limit industrial uses adjacent to residential uses or residentially 

zoned property.  

(2)  Protect existing neighborhoods. New development and 

redevelopment shall be designed in density and manner that is consistent and 

compatible with the existing neighborhoods within the Nocatee Community;  
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a) Fosters social and civic engagement. Mixed-use centers shall be 

required to serve the daily and weekly needs of neighborhood 

residents and shall be sized and spaced accordingly.  

b) Preserve and protect rural areas adjacent to the Nocatee 

Community. A “rural buffer” shall be constructed to provide discrete 

edges to the Nocatee Community as a method to explicitly separate 

the urban community from adjacent rural areas. (See Figure I-1: Rural 

Buffer.)  

Policy 3.2.2: Commercial Development Location Standards. A maximum of one 
Community Scale Center may be developed within the historic center of the Nocatee 
Community along US Hwy 17. The maximum size of the Community Scale Center shall be 
40 acres with a maximum of 250,000 square feet of leasable area. A maximum of two 
neighborhood scale centers may be developed at the intersections of collector and/or arterial 
roads and shall be separated approximately one mile from other commercial centers. The 
maximum size of each Neighborhood Scale Center shall be 5 acres with a maximum of 
20,000 square feet of leasable area.  

 
Policy 3.2.3: Protection of adjacent Rural Areas. Development within the Fort Ogden 
community that is adjacent to a rural land use designation shall provide a separation from 
the rural land use designation by providing either a transition of residential lot sizes on the 
perimeter of the area to lots sizes of at least 1 acre or larger or through a 100 foot Rural 
Buffer to protect these areas from the visual impacts of adjacent development. The 100-foot 
Rural Buffer as depicted in Figure I-1 shall have the following characteristics:  

(1)  Width. The first fifty feet of the Rural Buffer are important for 

creating the adequate opacity for screening rural areas from new 

development.  

(2)  Native landscape. All plantings shall include native representatives of 

canopy and understory trees. The key to providing an adequate rural buffer is 

to maintain and plant native varieties of species that are representative of the 

locale in which they are planted. This requirement would promote the 

aesthetics of the visual barrier.  

(3)  Proper use of existing vegetation. Where sufficient existing native 

landscape exists at 85% opacity or higher, such landscape shall remain as part 

of the Rural Buffer.  

 
Objective 3.3: Arcadia Urban Expansion Area: Vision Statement. The County recognizes the 
Arcadia Urban Expansion Area (as designated in Map I-5) and shall guide the development of these 
lands into compact, mixed-use, pedestrian friendly neighborhoods connected by areas of permanent 
open space. The form of new development within the expansion area is intended to extend the 
historic development patterns of the existing “central city” and to reinforce the vision of Arcadia as 
a City and not as a central city surrounded by suburban sprawl development.  
 

Policy 3.3.1: Arcadia Urban Expansion Area Philosophy. The policies and standards of 
the Arcadia Urban Expansion Area as provided herein are designed to:  
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(1) Preserve and strengthen existing neighborhoods;  

(2)  Preserve and strengthen the existing Arcadia downtown;  

(3)  Plan for the logical extension of urban development in a traditional 

form that is consistent with the function of the City;  

(4)  Reduce automobile trips and trip lengths;  

(5)  Create efficiency in planning and provision of infrastructure; and  

(6)  Provide central utilities.  

Policy 3.3.2: Guiding Principles. Developments within the Arcadia Urban Expansion Area 
including lands that are designated as Urban Center Mixed Use and Neighborhood Mixed 
Use future land use categories shall exhibit all of the following characteristics:

(1)  Neighborhoods shall form the basic building block for development 

within the Arcadia Urban Expansion Area and shall be characterized by a 

mix of residential housing types that are distributed on a connected street 

system;  

(2)  Neighborhoods shall include compact design that includes a system 

of land subdivision and development which links one neighborhood to 

another;  

(3)  All streets shall be interconnected and designed to balance the needs 

of all users, including pedestrians, bicyclists and motor vehicles, and shall be 

built with design speeds that are appropriate for neighborhoods;  

(4)  Alternatives for pedestrians and bicyclists shall be maintained 

through the provision of sidewalks, street trees and on-street parking which 

provide distinct separation between pedestrians and traffic, spatially define 

streets and sidewalks by arranging buildings in a regular pattern that are 

unbroken by parking lots; and provide adequate lighting that is designed for 

safe walking and signage which has a pedestrian orientation; and  

(5)  There shall be sufficient non-residential uses to provide for the daily 

needs of neighborhood residents as further regulated herein.  

Policy 3.3.4: Standards for Review. All development shall conform to the Arcadia Urban 
Expansion Area Philosophy and Principles as enumerated herein and demonstrate the 
following:  

(1)  That the development complies with all applicable County 

environmental preservation regulations provided, however, that the 

development shall also separately comply with applicable federal and state 

environmental preservation regulations;  

(2)  That the location of the developed areas on the site respects existing 

natural and environmental features on the site;  

(3)  That the integrity of the mixed-use district is not compromised by 

allowing extensive single-uses. The land use mix shall be phased to provide 

an adequate mix of non-residential uses to serve residential development; and  
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(4)  That the required on-site and off-site infrastructure will be available 

to serve each development and phase of development as it is constructed.  

Policy 3.3.5: Development Design. The County shall require Traditional Neighborhood 
Design (TND) and landscaping for new residential construction and redevelopment through 
the land development regulations and development review process consistent with the 
provisions of this Objective.  

 
Policy 3.3.6: TND Principles. DeSoto County shall adopt TND development standards 
into the Land Development Code by December 2010 that are consistent with the following 
principles of Traditional Neighborhood Design (TND): 

(1)  Mixed Uses. A mixture of non-residential and residential uses of 

various densities, intensities, and types designed to promote walking between 

uses and a variety of transportation modes such as bicycles, pedestrian and 

automobiles.  

(2)  Functional Neighborhoods. Residential areas are located and 

designed as neighborhoods, which embrace a full range of urban facilities 

including neighborhood retail centers, a variety of housing types, public/civic 

space and a variety of open space amenities, schools, central water and sewer, 

and fire/safety accessibility.  

(3)  Walkable Streets. Integrated neighborhoods and compact 

Development that designs a community based on reasonable walking 

distances, the location of parking, and the design of streetlights, signs and 

sidewalks.  

(4)  Interconnected Circulation Network. An interconnected street 

system that prioritizes pedestrians and bicycle features and links 

neighborhoods to shopping areas, civic uses, parks and other recreational 

features.  

(5)  Respect for Natural Features. Development activity recognizes the 

natural and environmental features of the area and incorporates the 

protection, preservation and enhancement of these features as a resource 

amenity to the development.  

 
Policy 3.3.7: Street Network. Developments within the Arcadia Urban Expansion Area shall 
be required to construct interconnected networks of streets in a block pattern that 
encourages walking, reduces the number and length of automobile trips, and conserves 
energy. On-street parking will be included where appropriate to support adjacent land uses. 
The street networks shall be connected and dead-end streets will be prohibited except when 
necessary next to geographical features or at the edge of development.  

 
Policy 3.3.9: Commercial Development Location Standards. Community Scale Centers may 
be developed within the Urban Center land use designation of the Arcadia Urban Expansion 
Area at the intersections of collector and/or arterial roads. The maximum size of each 
Community Scale Center shall be 40 acres with a maximum of 350,000 square feet of 
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leasable area. A maximum of three neighborhood scale centers may be developed within the 
Arcadia Urban Expansion Area at the intersections of collector and/or arterial roads and 
shall be separated approximately two miles from other regional scale commercial centers and 
approximately one mile from other neighborhood or community scale commercial centers. 
The maximum size of each Neighborhood Scale Center shall be 5 acres with a maximum of 
20,000 square feet of leasable area.  

 
GOAL 4: Planning Framework: New Communities. Establish a planning framework and 
implementation strategy for DeSoto County for the creation of new communities that will enhance 
the livability of the County and that will provide: 

(1)  A “smart growth” approach to accommodate additional growth and 

new development in a sustainable form focusing on compact growth, 

connectivity and protection of rural areas and natural resources;  

(2)  Long-term mobility; and  

(3)  A logical extension of urban uses that successfully transitions to 

existing `patterns of rural development.  

 
Objective 4.1: New Communities: Planning Framework. The County recognizes two New 
Communities (as designated in Map I-6) and shall prevent low density sprawl development by 
guiding the development of these lands into compact, mixed-use, pedestrian friendly Villages with 
large expanses of permanent Open Space.  
 

Policy 4.1.1: New Communities Intent. The planning guidelines and standards for New 
Communities are established to require these areas to be master-planned through the PUD 
process and to design the developed area in the form of “Villages” that will:  

(1)  Plan for the logical extension of urban development in a more 

sustainable form;  

(2)  Provide for a variety of land uses and lifestyles to support residents 

of diverse ages, incomes, and family sizes, including workforce housing for 

residents of DeSoto County;  

(3)  Reduce automobile trips and trip lengths in mixed use areas;  

(4)  Create efficiency in the utilization, planning and provision of 

infrastructure, including using the location of existing and planned 

infrastructure;  

(5) Provide for the integration of civic uses conducive to optimum 

access including but not limited to: schools, public safety, libraries and parks;  

(6)  Preserve and protect rural areas; and  

(7)  Preserve environmental systems and functional open spaces.  

 
Policy 4.1.2: Design Framework and Form. The required development pattern within the 
New Communities designated on Map I-6 shall be in the form of Villages that shall:  

(1)  Be formed around neighborhoods that include a broad range of 

family sizes and incomes in a variety of housing types including workforce 
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housing units, which are integrated with commercial, office and civic uses 

(including schools, public safety, libraries and parks);  

(2)  Support a fully connected system of streets and roads that encourage 

alternative means of transportation such as pedestrians, bicycle, and transit; 

and  

(3)  Integrate permanently dedicated open space.  

(4)  County approval of a Master Plan, shall be required prior to the 

commencement of any specific Village development.  

Policy 4.1.3: Village Requirements. Villages are a collection of Neighborhoods that have been 
designed so that a majority of the housing units are within a walking distance of a 
Neighborhood Center. Villages shall be supported by internally designed, mixed-use Village 
Centers (designed specifically to serve the daily and weekly retail, office, and civic uses and 
services needs of Village residents), and the Village shall provide large expanses of Open Space 
that are designed to protect the character of the rural landscape and provide separation 
between Villages and existing rural areas.  
 
Each community shall provide a minimum average gross density of three (3) dwelling units per 
acre within the Urban Center (village). A minimum of ten percent of all units shall qualify as 
some combination of affordable or workforce housing. These units shall be concentrated 
within close proximity to village centers, community scale centers or neighborhood scale 
centers.  
 

New Community 1  

Maximum Size: 
5,702 acres  

New Community 2 4,311 acres 

Minimum Open Space  
Inside the Urban Area (Within the Urban Center Mixed Use future land 
use designation and the Low Density Residential future land use 
designation)  
Outside the Urban Area (Within the Rural future land use designation)  

25%  
 
75%  

Residential Development  
New Community 1  
New Community 2  

10,000 dus  
13,500 dus  

Village Center – Regional Scale Center  

Village Center Maximum Size:  

Maximum Size: 

100 acres  

Commercial/Retail/Office 750,000 gross leasable sq.ft. 

Village Center Land Use Mix 
Developed Land 

Minimum Land Area  Maximum Land Area 

Residential 
Single-family (*% of units) 
Multifamily (*% of units) 

25%  
*10%  
*50%  

50%  
*50%  
*90%  

Commercial/Retail/Office  30%  60%  
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Public/Civic  10%  Not Applicable 

Public Parks  5%  Not Applicable 

 

Policy 4.1.4: Overall Design Principles. The design principles that shall guide the growth 
and development within the New Communities of DeSoto County shall be consistent with 
the following principles of Traditional Neighborhood Design (TND):  

(1) Village Centers with Mixed Uses. A mixture of non-residential and 

residential uses of various densities, intensities, and types designed to 

promote walking between uses and a variety of transportation modes such as 

bicycles, pedestrian and automobiles. Village Centers shall consist of the 

highest density within the community. A net density of five (5) dwelling units 

per acre or greater shall be required.  

(2) Functional Neighborhoods. Residential areas are located and 

designed as neighborhoods, which embrace a full range of urban facilities 

including neighborhood retail centers, a variety of housing types, public/civic 

space and a variety of open space amenities, schools, central water and sewer, 

and fire/safety accessibility.  

(3)  Walkable Streets. Integrated neighborhoods and compact 

Development that designs a community based on reasonable walking 

distances, the location of parking, and the design of streetlights, signs and 

sidewalks.  

(4)  Interconnected Circulation Network. An interconnected street 

system that prioritizes pedestrians and bicycle features and links 

neighborhoods to shopping areas, civic uses, parks and other recreational 

features.  

(5)  Respect for Natural Features. Development activity recognizes the 

natural and environmental features of the area and incorporates the 

protection, preservation and enhancement of these features as a resource 

amenity to the development.  

(6)  Protects the character of adjacent rural areas. The low density 

character of rural areas shall be protected through specific design standards 

that require the placement of open space and buffer areas in locations that 

area designed to establish a permanent, finite edge of urban development.  

Policy 4.1.5: Village Characteristics. Village developments shall exhibit all of the following 
characteristics:  

(1)  Villages shall include a design in which the majority of housing is 

within walking distance of a Village Center Community Scale Center, 

Neighborhood Scale Center, or Neighborhood Focal Point, with the higher 

densities closer to the Center. A Neighborhood Focal Point may include 

public spaces such as parks, schools and other civic uses.  
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(2)  Village Centers shall be designed with sufficient non-residential uses 

to provide for the daily needs of Village residents in a Traditional 

Neighborhood Design (TND) form as specified in the Comprehensive Plan 

and Land Development Code;  

(3)  Villages shall include a range of housing types that supports a broad 

range of family sizes and incomes. A minimum of 20 percent of the housing 

type within the village shall be multifamily units. A minimum of 50% of the 

village center residential units shall be developed as attached/multifamily 

units;  

(4)  Villages shall include compact design that includes a system of land 

subdivision and development which links one Neighborhood to another;  

(5)  Villages shall include interconnected streets that are designed to 

balance the needs of all users, including pedestrians, bicyclists and motor 

vehicles, and which are built with design speeds that are appropriate for 

Neighborhoods;  

(6)  Villages shall include alternatives for pedestrians and bicyclists 

through the provision of sidewalks, street trees and on-street parking which 

provide distinct separation between pedestrians and traffic, spatially define 

streets and sidewalks by arranging buildings in a pattern that is unbroken by 

parking lots; and provide adequate lighting that is designed for safe walking 

and signage which has a pedestrian orientation; and  

(7)  Villages shall provide both Open Space and Recreational Space.  

Policy 4.1.6: Commercial Separation. Village Scale Centers, Community Scale Centers and 
Neighborhood Scale Centers shall be separated from one from another. In order to insure 
that non-residential development within the Village does not (1) become identified as strip 
commercial development; or (2) co-locate multiple non-residential use types in one location 
in such a manner as to subvert the appropriate market service area, Community and Village 
Scale centers shall be separated by a minimum of at least 2 (two) miles and Neighborhood 
Scale Centers at least 1(one) mile, from other commercial or office development. No single 
use may occupy the entire center.  
 
Policy 4.1.7: Master Planned Community. Village-type development is determined to 
represent the long-term compatible development form for the New Community areas and 
each New Community is required to be master planned through the County’s Planned Unit 
Development zoning process. The development approval process for each of the two New 
Communities identified in Map I-6 is regulated as follows: 

(1)  Rezone and Master Plan Process. All areas within the overlay for 

each New Community as depicted in Map I-6 shall be reviewed and 

approved as one master planned project within interconnected facilities 

regardless of property ownership through the rezoning and master plan 

approval process.  
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(2)  New Community 1: Located along SR 31, east of CR 760A and 

approximately seven miles south of the city of Arcadia. The total residential 

development permitted within the boundary of this New Community is 

limited to 10,000 dwelling units. The New Community 1 overlay includes a 

total of 5,693 acres.  

(3)  New Community 2: Located along both sides US Hwy 17 between 

Ft. Ogden and Nocatee. The total residential development permitted within 

this New Community is 13,500 dwelling units. The New Community 2 

overlay includes a total of approximately 4,311 acres.  

(4)  All New Community areas shall provide a mix of densities consistent 

with the future land use categories assigned within each overlay area.  

(5)  If a New Community does not utilize the maximum densityh 

permitted for the property under the FLUM, either through a Planned Unit 

Development approval process, which is required to implement the New 

Community, or if all or a portion of the property designated New 

Community remains without a Planned Unit Development approval, which 

is still in effect through 2015, then DeSoto County shall have the ability to 

reallocate, reduce or remove the density allocated for that New Community. 

The density must be reallocated through a plan amendment to re-designate 

the density to a more suitable location in the county. Any re-designation or 

reallocation will be evaluated based on the data and analysis requirements of 

Chapter 163, F.S., including a demonstration of need and discouraging urban 

sprawl.  

Objective 4.2: Urban/Rural Separation. To create a clear delineation between rural and urban 
areas through the application of transitional land uses from urban densities to rural densities and 
compatible adjacent land uses on the future land use map, provision of adequate, permanently 
dedicated open space, and the inclusion of appropriate rural buffers, where necessary.  
 
Policy 4.2.1: Rural Protection. Development within New Communities requires permanently 
dedicated Open Space to support the rural protection goals of this Plan. The prioritization for the 
placement of required open space within each New Community is based upon the preservation of 
important environmental features and systems as one means of establishing permanent edges to 
urban development. The County shall utilize the placement of required open space and Rural 
Buffers to create a definitive edge that protects rural areas from more intense urban areas. The intent 
of these buffers is to provide a visual landscape buffer to screen urban development from the rural 
settlement. Example rural buffer illustrations are included in Figure I-1.  
 
Objective 4.3: Connected Street Network. To insure that new development within the New 
Communities creates a connected street network that extends the existing street network 
connections and requires new street network connections in a manner that preserves and enhances 
local and regional connectivity throughout DeSoto County.  
 

Policy 4.3.1: Grid Network. Village developments within the New Communities shall be 
required to construct interconnected networks of streets in a block pattern that encourages 
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walking, reduces the number and length of automobile trips, and conserves energy. On-
street parking will be included where appropriate to support adjacent land uses. The street 
networks within Villages shall be connected and dead-end streets will be prohibited except 
when necessary next to geographical features or at the edge of development.  

 
Policy 4.3.2: Connected, Multi-Modal Transportation System. The transportation system for 
the New Communities shall provide multi-modal capabilities and be connected through a 
network of streets that are visually appealing and supportive of non-motorized travel modes 
including bikeways, sidewalks, and trails. The visual and functional characteristics of streets 
are important in the design of the community and shall be guided by the following design 
principles:  

  

(1)  Streets should be designed with attention to maintaining the visual 

integrity of the community and shall include sidewalks, street trees and 

landscaped medians and other rights of way;  

(2)  Streets should be designed to accommodate a mix of travel modes 

including vehicles, bikes and pedestrians;  

(3)  Streets should be designed holistically considering the pavement, 

curbing, bikeways, pedestrian-ways, lighting, signs, front yard setback areas 

and building facades; and  

(4)  Neighborhood streets should be designed to address two specific 

goals, connectivity and protection of the neighborhood. This design should 

be accomplished by providing connections to adjacent activities and 

neighborhood-serving businesses with streets that offer multiple route 

choices but do not encourage cut-through traffic.  

Policy 4.4.2: Context Sensitive Design. The County shall require that all new or improved 
roadways within the Villages be designed and constructed in a manner that is supportive and 
reflective of adjacent land uses and development patterns consistent with the standards set 
forth herein.  

 
GOAL 5: Energy Conservation. Pursue actions to reduce greenhouse gases through efficient land 
use planning, transportation systems, site development, and building practices. The actions include 
specifically encouraging electrical generation from renewable sources, such as utility grade solar. 
Promotion of energy conservation should be achieved with incentive based programs through land 
use planning utilizing smart growth principles, which promote Vehicle Miles Traveled (VMT) 
reduction and multi-modal opportunities. Future development and redevelopment should encourage 
Green Building Principles in site development, and building design that promote energy efficiency 
 
Objective 5.1: Energy Planning. In cooperation with energy suppliers, institute a comprehensive, 
long-term continuous and action-oriented energy planning and public engagement strategy that 
places a high priority on citizen involvement. 
 

Policy 5.1.1: DeSoto County should sponsor a county-wide “Energy Summit” to 
spearhead the engagement of citizen and energy supplier involvement. 
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 Policy 5.1.2: Establish an Energy Advisory committee whose purpose is as follows: 

(a) To act in an advisory capacity to the DeSoto County Commissioner and 
County staff on community-wide energy-related matters; 

(b) To assist and educate the general public, realtors, developers, building 
contractors, and trades, labor groups, and financial lending institutions in 
energy conservation and matters related to renewable/alternative forms 
of energy-related matters; 

(c) To assist in the development of a recognition and reward program for 
outstanding energy efficient performance for future and retrofit bilding 
and development in DeSoto County; and 

(d) To monitor any modification to the Florida Building Code related to 
energy conservation and report same to the DeSoto Board of County 
Commissioners. 

 
Objective 5.2: Energy Production. Encourage energy production from renewable resources where 
feasible. 
 

Policy 5.2.1: Encourage the expansion of utility grade solar generation and development 
of other renewable energy opportunities as appropriate, within DeSoto County. 
 
Policy 5.2.2: In coordination with energy suppliers investigate options for public/private 
partnerships in the generation of electricity from renewable sources such as roof top solar 
facilities. 

 
Objective 5.3.: Energy Conservation. Encourage energy conservation and improved energy 
efficiency, and plan and manage land uses to maximize energy efficiency by making energy 
sustainability a primary consideration in decisions about land use, density, and design that result in 
improved livability. 
 

Policy 5.3.1: Encourage land use projects and patterns in DeSoto County that result in 
reduced energy consumption. 
 
Policy 5.3.2: Make energy sustainability a primary consideration in decisions about land 
use, density, and design by: 

(a) Analyzing existing policies, and developing new policies, rules and 

standards that create incentives to emphasize energy sustainability; 

(b) Locate land uses to encourage walking, biking, and transit and to 

encourage greater accessibility to jobs and businesses; 

(c) Design density with amenities that encourage and reward the use of 

green criteria in the designs; and 

(d) Apply ecological best practices to achieve green, safe, accessible, 

adaptable and engaging streets, parks and public places. 

Policy 5.3.3: New development shall provide vehicular, bicycle and/or pedestrian 
connections to adjacent commercial development and to adjacent residential development 
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except when such connections are precluded by uncorrectable physical or environmental 
features. 

Policy 5.3.4: Investigate opportunities and incentives for the attraction of clean 
technology industries in support of utility grade solar facilities and other renewable energy 
uses. 

Objective 5.4: Best Management Practices. Evaluate the applicability of best management 
conservation practices in DeSoto County facilities. 

Policy 5.4.1: Evaluate energy conservation practices in county operations, buildings, and 
incorporate feasible sustainable energy options to be a model of sustainability and to redce 
carbon emissions. 

Policy 5.4.2: Identify conservation opportunities in DeSoto County facilities and 
operations and prepare a periodic energy consumption and conservation report to the 
DeSoto County Board of County Commissioners. 

Policy 5.4.3: Develop and maintain an employee suggestion program to receive and 
evaluate suggestions from DeSoto County employees on how to conserve energy in County 
operations, and provide incentives for those suggestions acted upon which result in energy 
conservation or reduced consumption. 
 

Objective 5.5: Land Management. Encourage and manage land use patterns in conjunction with 
innovative transportation strategies that serve to optimize energy conservation with sound 
economic, environmental, and social principles. 
 

Policy 5.5.1: Promote increases in land use densities and intensities along high volume 
transportation corridors and establish urban clusters, preserving rural land for agriculture 
and conservation in accordance with the patterns established on the Future Land Use Map. 

 
Policy 5.5.2: Encourage clustered residential growth and higher densities, proximate to 
employment centers with multi-modal opportunities. 

 
Policy 5.5.3: Encourage the design of urban areas that limit both the number and length 
of required trips (VMT) and offer more energy efficient transportation option by: 

(a) Integrating the built environment for living, working, commerce, culture, 
and recreation and green space; 

(b) Developing a system of safe, multi-modal transportation choices that 
give opportunity to greater energy efficiency use (e.g. walking, biking, 
transit, and roadways designed for more efficient automobile use); 

(c) Apply the principles of transportation system management (TSM) and 
transportation demand analysis (TDM) to the establishment of a more 
energy efficient roadway and grid system; and 

(d) Encourage linkage of employment centers to urban mixed use areas to 
reduce VMT and greenhouse gas production. 

 
Objective 5.6: Efficient Energy Use and Conservation Incentives. Maintain the applicable 
incentives based policies, codes, and ordinances to promote efficient energy use and conservation in 
land use and transportation. 
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Policy 5.6.1: Periodically review, update and amend the zoning regulations so that they do 
not act as a barrier to the installation and application of energy efficiency and solar and 
renewable resource measures in all new developments. 
 
Policy 5.6.2: Investigate the feasibility of utilizing a local improvement district or special 
district concept (i.e. solar, wind and geothermal overlay zones) as a means of encouraging 
energy conservation and sustainability. 

 
Objective 5.7: Reduction In Greenhouse Gases and Carbon Footprint. Establish measurable 
guidelines for reduction in greenhouse gases and carbon footprint created by new or expanding 
development. In conjunction with these guidelines, the County shall evaluate the opportunities to 
create carbon sequestering projects to assist in the off-setting of greenhouse gases. 
 

Policy 5.7.1: Beginning in 2015, all new or expansion development projects shall reduce 
the net increase in the carbon footprint created by the project by a minimum of twenty-five 
percent. 
 
Policy 5.7.2: Beginning in 2030, all new or expansion development shall be carbon-
neutral. 
 
Policy 5.7.3: DeSoto County shall provide for incentives within the Land Development 
Regulations and building Codes and review procedures to encourage early compliance with 
greenhouse gas reduction policies. 
 
Community scale Center: Commercial and non-residential uses that are designed to serve the 
needs of a specific community or village with a maximum of 250,000 square feet of leasable 
area.  
 
Neighborhood scale Center: Commercial uses that are designed to serve the needs of a 
specific neighborhood and which total 5 acres or less with a maximum of 20,000 square feet 
of leasable area.  
 
Open Space: Undeveloped land or water body which is free of structures and equipment 
except that incidental to the land's open-space uses.  
 
Within Urban Areas, open space is a common area under common ownership that may 
include the following: flood protection, creating a sense of spatial separation for 
incompatible land uses, areas for agricultural operations passive recreation, active recreation, 
conservation uses historical or archaeological sites.  
 
Within Rural Areas, open space is the area created as a part of a clustered rural residential 
development within the New Communities Overlay of the Comprehensive Plan, that is 
designated as undivided, permanent Open Space. Permitted Uses may include the following: 
Active recreation areas; equestrian facilities utilizing best management practices; bikepaths 
and trails; equestrian trails; agricultural uses (including accessory uses); stormwater 
management systems provided the stormwater systems are unfenced and are surrounded by 
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or adjoin areas that are improved for use as a recreation area, and any required landscape 
buffers.  
 
Regional scale Center (aka Village Center): Commercial and non-residential uses that are 
designed to serve the needs of an entire New Community with a maximum of 750,000 
square feet of leasable area.  
 
Village Center: A concentration of development within New Community that may include 
residential, retail, office, and civic uses (including a park and/or school) where the 
commercial and non-residential uses are designed to serve the needs of an entire New 
Community with a maximum of 750,000 square feet of leasable area.  

 

  



DESOTO COUNTY  
COMPREHENSIVE PLAN  FUTURE LAND USE ELEMENT 
 

Future Land Use Element  FLU – 90 

(06/06/2013) 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX I-1 

POPULATION REPORT 


