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Workshop Goals

ωPresent the concepts related to the 
Needs Analysis and the proposed Need 
Allocation Ratio.
ωPresent the proposed Urban Growth 
Area.
ωReceive Questions and Input from both 
Boards.

Note:  Both the proposed Need Allocation Ratio and the Urban 

Growth Area Map will be discussed further at the next workshops, 

tentatively planned for January 5, 2010 at 1:30 PM and January 

12, 2010 at 9:00 AM.



Comprehensive Plan Update

ÅUpdated Plan horizon will be 2030

ÅState required Update approximately every 
7 years

ÅAmendments to the Plan may be submitted 
twice per year

ÅAmendments to the Comprehensive Plan 
ŀǊŜ ŜǾŀƭǳŀǘŜŘ ŀŎŎƻǊŘƛƴƎ ǘƻ άbŜŜŘέ



Needs Analysis

Current Maximum Potential Dwelling Units
Unincorporated Highlands County

Total Maximum Dwelling Unit Potential

146,661 Dwelling Units



Needs Analysis

Potential Households by Year based on Total Population
for Unincorporated Highlands County

Total Unincorporated 
Population 

(Permanent and Seasonal)

Number of 2.3 PPH for 
Unincorporated Population 
(Permanent and Seasonal)

2008 91,418 39,747

2010 92,963 40,419

2015 99,075 43,076

2020 106,100 46,130

2025 112,851 49,066

2030 119,237 51,842



Needs Analysis

Need Allocation Ratios
Total Estimated 

GROWTH 
Unincorporated 

Population
(Permanent and 

Seasonal)

Dwelling Units 
Needed to 

Support Growth 
based on 2.3 
persons per 
household

Need Allocation 
Ratio

(Without 
Reduction 
Strategies)

2010 1,545 672 218.25

2015 7,657 3,329 44.06

2020 14,682 6,383 22.98

2025 21,433 9,319 15.74

2030 27,819 12,095 12.13



/ŀƭŎǳƭŀǘƛƻƴ ƻŦ IƛƎƘƭŀƴŘǎ /ƻǳƴǘȅΩǎ bŜŜŘ 
Allocation Ratio

146,661Potential Dwelling Units
Divided by

12,095Needed Dwelling Units based upon 
Population Growth

Equals

A Need Allocation Ratio of 12.13

In reviewing proposed amendments to Comprehensive Plans, 
the Department of Community Affairs uses a Need Allocation 
Ratio of 1.25as a guideline for the evaluation of the plan 
amendment.



Platted Lands

Overview of Platted Lands 



History of 
Old Platted 
Subdivisions

(Big 9)



History of Old Platted Lots

×tƭŀǘǘŜŘ ƛƴ мфрлΩǎ ǘƘǊƻǳƎƘ мфтлΩǎ

×County 1970 population 29,500

×Countywide zoning in 1971

×Most vesting of these lots occurred in 
мфтлΩǎ ϧ ǎƻƳŜ ƛƴ мффлΩǎ

×Vesting some by State & some by 
County

×Currently, there are about 55,000 
platted lots. 



Platted Lands Strategy

× In order to reduce the total number of platted lots over 
the planning horizon, and to produce a lower Need 
Allocation Ratio, an objective and supporting policies 
should be included in the Future Land Use Element of the 
Comprehensive Plan to stage development of the platted 
subdivisions.  

× These policies should be developed so as to be consistent 
with the permitting history over the past 10 years in the 
Big 9 Platted Subdivisions.  



Platted Lands Strategy
Highlands County should encourage the reduction of platted lots 
through the following measures:

Å Assembly and de-platting of lotsby private interests for 
re-platting and eventual development or other purposes;

Å Public acquisitionof platted lands for preservation, 
restoration, recreation, viable habitat for listed species, or 
outdoor education using public funds as appropriate and 
available;

Å Possible selective acquisition of individual lotsby Highlands 
County for use in property assembly, lot swaps, or transfers of 
density units where such action facilitates a public need, such 
as the provision of infrastructure or urban services.



Platted Lands Strategy

From January 1st 2010 to December 31st 2019, no more than 350       
building permits per yearfor new construction in old platted subdivisions 
shall be allowed. 

From January 1st 2020 to December 31st 2030, no more than 250     
building permits per yearfor new construction in old platted subdivisions 
shall be allowed.

Note:  If less than the allowed number of building permits are granted in any 
given year the remaining number of building permits will roll-over to the 
following year. 

×Based upon permitting in old platted subdivisions from  1998 ς2008, an 
average of 337 building permits for single-family dwelling units were issued 
per year.  



Agricultural Policy

In order to further reduce the total number of potential dwelling units 
over the planning horizon (2030), and thereby produce a lower Need 
Allocation Ratio, a policy is needed in the Future Land Use Element of 
the Comprehensive Plan to stage developmentin the Agricultural 
Future Land Use designation. 

According to the Highlands County Property Appraiser Data, 1,711 
residential building permits have been issued in the Agriculture Future 
Land Use designation between 1990 and 2008.  This is an average of 
95 permits per year.



Agricultural Policy

× No more than 20 percent of the Agricultural Future Land Use 
designation shall be permitted for residential development 
within the 2030 Planning Horizon.  Exceptions to this Policy     
are for those developments approved as Sustainable    
Community Overlays.

With the policy  above, a total of 12,618 residential dwelling units may be 

permitted in Agriculture by the year 2030.  This is a total of 630 dwelling 

units annually.  If less than 630 residential dwelling units are permitted in 

a year, the remaining units will carry over to the following year.  

Draft New Policy: Residential Permitting in Agriculture



Needs Analysis

Need Allocation Ratios with Reduction Strategies
with Pending Comprehensive Plan Amendments

Need with Pending Comprehensive Plan 
Amendments 

(After Platted Lands and Agriculture Reductions)

2010 54.778

2015 11.057

2020 5.767

2025 3.95

2030 3.043



III.  Urban Growth Area

× Concept and Description



Urban Growth Patterns

× Historic Urban Growth

× Intensification of Existing Urban Areas



Historic Urban 
Growth

×Avon Park
& Sebring

×Lake Placid

× Spring Lake
& Airport Area



Intensification of 
Existing Urban 

Areas

×Avon Park
& Sebring

×Lake Placid

× Spring Lake
& Airport Area



Urban 
Growth Area


