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History

• We have had 60 years of suburban sprawl

• It’s over. 

• $4 gas

• The end of “drive til you qualify”



1946 – 2006 The Age of Free Capacity

The Suburban Age, with free capacity in:

•Roads

•Water 

•Air



• 2007: Housing market bubble burst: 

Sinking home values, suburban 

foreclosures

2008: Rising oil prices,

increased commuting costs

January 2, 2007
April 3, 2008



signaled…the End of Free Capacity



No More Free Capacity: RoadsNo More Free Capacity: Roads-- The Path We’re OnThe Path We’re On

2006 2050



No more free capacity: WaterNo more free capacity: Water
October 2006:  SJRWMD and SFWMD prohibit additional 

groundwater withdrawals after 2013



Lake, Orange, & 
Seminole 
Counties

USA Today – Thursday March 13, 2008

No more free capacity: Air



Attitude

• It’s easy to do tomorrow what we did the last 60 
years, but we have to change that attitude. 

• 20,000 central Floridians said 

we cannot keep growing 

this way.  

• ‘How Shall We Grow?”



Penn Design Central Florida:
Is this the Future we want?

Population – 3,048,058
Developed Areas – 2,618 sq. miles

Population – 7,123,000
Developed Areas – 5,196 sq. miles

2000 2050 – Trend



Central Florida 2050 4 Cs Vision



The “4 C’s” of the Regional Vision stand for:

• Conservation- Identifying and protecting our most critical natural 
resources of regional significance, and doing this first. 

• Centers- Promoting more future growth and development in 
compact urban centers with great amenities (great places to live, 
work, shop and recreate in a more pedestrian-friendly setting). 

• Corridors- Connecting centers with mixed-use corridors served by 
multi-modal (motor vehicles, light rail, commuter rail, bus, bus rapid 
transit, bike lanes and pedestrian trails) transportation systems. 

• Countryside- Taking the pressure off countryside by increasing the 
density and intensity of great urban centers, and thus deferring the 
need for more sprawl into the countryside.



Zoning

• Our 1960s zoning has to be revised to grow greener.

• This means comp plans and building codes too.

• Will need to increase FARs

• Reduce excessive parking

• Plan for multi modal transportation in main corridors

• Need to promote more growth in “green” great centers



Going Green: HB 7135- Energy

Making it easier for individuals to go green

•Deed restrictions, covenants, declarations,

or other similar binding  agreements may not 

prohibit solar collectors or other energy devices 

based on renewable resources from being 

installed on buildings covered by such 

agreements, including condominiums.



Going Green: HB 7135

• Future land use element of comprehensive plans 

must discourage urban sprawl.

• Transportation circulation element must address 

reductions in greenhouse gas emissions.

• Provides that any solar energy device added to a 

homestead shall not increase the taxable value of 

the property.



Going Green: HB 7135

• Provides that new and renovated state buildings 

conform to certain green building standards.

And , 

the 2008 Legislature refunded Florida Forever, 

so the state can continue buying the

most critical natural resource lands. 



7 Environmental Jewels of  our Region7 Environmental Jewels of  our Region

•RPCs to adopt 

“Natural Resources of Regional 
Significance map” 

Identify, at a regional scale:

• major wetlands

• ecosystems

• habitat

• wildlife migratory corridors



• Assure that critical ecosystems and wildlife migratory corridors remain 

functionally intact even as development pressure comes to bear. 

• Initiate a more detailed review and discussion on a site by site basis. 

• Encourage innovative development tools like Conservation Subdivisions, 

Rural Land Stewardship, Transfer of Development Rights, etc.

“Natural Resource goals “Natural Resource goals 



Adapt

• Learn how to design with nature

• Go back to basics

• Let cities be cities, and countryside be 

countryside



Although only 5 -10% of the housing stock is located 

in walk-able urban places-

1 in 3 homeowners would prefer to live in these 

types of places.*

* Research by Jonathan Levine of the University of Michigan 
and Lawrence Frank of the University of British Columbia

Tastes are changing

Del Ray Beach, FL



Redevelop

We have forgotten how to build great 

urban spaces, 

………..but we can relearn.



Innovative Urban Tools for Building 

Attractive, Walk-able Communities

Winter Park, FL



…..requires density

to support multi- modal 

transportation

…with Corridors….

Connecting Centers…….



How do we redevelop  underutilized 

corridors?

Creating:

• attractive

• mixed-use

• multi-modal corridors of balanced transportation

Where people live, work, shop and play. 



Arterial Redevelopment with Light Rail

Existing conditions: high speed center road 
with local serving side roads



Arterial Redevelopment with Light Rail

New sidewalks, one-way local access lane, 
parking lane, street lamps



Arterial Redevelopment with Light Rail

New infill development at sidewalks



Arterial Redevelopment with Light Rail

Palmetto trees in median



Arterial Redevelopment with Light Rail

Street trees on far side



Arterial Redevelopment with Light Rail

Street trees on near medians



Arterial Redevelopment with Light Rail

Street trees on near side



Arterial Redevelopment with Light Rail

Increased street life



Arterial Redevelopment with Light Rail

Light rail in median



Arterial Development with Light Rail

Commissioned by City of  Mt Pleasant, SC; Dover Kohl & Partners

Residential development alternative



Density-

done right-
is our deliverance 

from 50 miles of 

super sprawl in 2050



0.64 acres per unit
0.71 acres per unit

1.01 acres per unit

More land is being consumed by development

1993

2000

1993 - 2000

As densities grow ever lower, sprawl encroaches on

critical natural resources 



2.15 persons/ac. (urban avg.) 

1376 person/sq. mi.  

does not support  transit.

9 persons/ac (3 DU/ac.) 

5700 person/sq. mi. 

needed

for basic bus service. 

Population DensityPopulation Density

+/-3 DU/ ac.



Design

• Zoning establishes minimums and sets rules, but 

it does not create great spaces.

• Mix uses, incorporate great design as the most 

critical elements of community 



Design for a mix 
of land uses:

Centers include 
denser housing, a 
square, civic uses, 
and neighborhood-
oriented retail.

Civic Civic 
BuildingsBuildings

Neighborhood Neighborhood 
CentersCenters Parks and Parks and 

Open Open 
SpacesSpaces



Creating a Sense of Place

• Streets and public spaces should be viewed as 

outdoor rooms in need of definition by combining 

the placement of buildings and structures

Watercolor, Florida



Sustainable Sustainable development designdevelopment design

On site at 

Restoration DRI,

a 6,000 acre

tree farm



Version 1



(Version 2)



Restoration DRI Map H, Draft NRORSRestoration DRI Map H, Draft NRORS, FL Peninsula 

Portfolio, Greenways Network, and Volusia County ECO Volusia County ECO 



Restoration DRI Map H, and Site Wildlife SurveyRestoration DRI Map H, and Site Wildlife Survey



Version 4



“Restoration” latest concept uses density and innovative “Restoration” latest concept uses density and innovative 
design to conserve natural resources for long design to conserve natural resources for long term term 

sustainability.sustainability.



Going green…..

• We can do it.  


