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I.  Overview



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.



A.  Potential Retroactive Policies 
(Past FLU Changes- Prior to 2010)

Policy A1:

Properties that received a Future Land Use Amendment between 

the initial adoption of the Comprehensive Plan (1991) and December 

31, 2009,  shall develop consistent with their Future Land Use 

Designation by 2017.   

If the subject properties have developed less than 5 percent under the 

Future Land Use designation, the  County shall amend the Future Land 

Use designation to its original designation.



A.  Potential Retroactive Policies 
(Past FLU Changes- Prior to 2010)

Policy A2: 

During the 2017 Evaluation and Appraisal Report (EAR) process, 

Highlands County shall review Future Land Use Amendments that were 

approved between 1991 and 2009.  

For those Future Land Use Amendments, including residential and non-

residential, in which less than 5 percent of the property has been 

developed under the Future Land Use, the County shall, through the 

EAR ïrequired amendment process, change those Future Land Uses 

to their prior Future Land Use designation. 



A.  Potential Retroactive Policies 
(Past FLU Changes- Prior to 2010)

Policy A3: 

Property owners may apply for an extension to this Policy A1.  



A.  Potential Retroactive Policies 
(Past FLU Changes- Prior to 2010)

Policy Example:  

If 100 acres of land with an Agricultural Future Land Use designation 

was amended in 1995 to the Residential Medium Future Land Use     

designation, and less than 5 percent of the property has developed by 

the year 2017, the County will, through the EAR ïrequired amendment 

process, change the Future Land Use of the 100 acres to Agriculture. 



A.  Potential Retroactive Policies 
(Past FLU Changes- Prior to 2010)

Evaluation of this Policy:

Reduces Need Allocation Ratio from 12.13 to 10.75 



A.  Potential Retroactive Policies 
(Past FLU Changes- Prior to 2010)

ÅPros:  

¶Would reduce Need Allocation over time.

ÅCons:

¶The Countyôs Capital Improvements have been developed 

and planned according to Future Land Use Potential.

¶The property valuation will be impacted.

¶The financing or mortgaging of the property relies on the 

Future Land Use Designation.

ÅThe Staff did not propose nor does Staff  recommend this 

approach.



B.  Potential New Policies for FLU Changes 
(2010 and Later)

Policy B1:

Future Land Use Amendments approved January 1, 2010, or later shall 

be allowed a 7 year time period in which to develop the property under 

that amended Future Land Use designation.  If less than 5 percent of 

the property develops within this time frame, the Future Land Use shall 

revert back to the propertyôs original designation.  



B.  Potential New Policies for FLU Changes 
(2010 and Later)

Policy B1 Continued:

This policy shall be per each land use change on the Adopted Future 

Land Use Map.  The review for Future Land Use revisions shall occur 

each calendar year, not later than December 31, and be reported to the 

Planning and Zoning Commission and the Board of County 

Commissioners.



B.  Potential New Policies for FLU Changes 
(2010 and Later)

Policy B2: 

Property owners may apply for an extension to this Policy B1.  



B.  Potential New Policies for FLU Changes 
(2010 and Later)

Evaluation of this Policy:

Pros:  

ÅThis policy will help with future need allocation.

ÅPremature Future Land Use Amendments will be discouraged.

Cons:

ÅThe LDC will need to be amended to implement this policy.

ÅDesirable Future Land Use Amendments may be discouraged.

ÅFuture Land Uses may have occurred in these areas appropriately.

ÅThis policy will impact plans for public infrastructure.  

ÅThe Staff did not propose nor does Staff recommend this 

approach.



C.  Metering of the 
Nine Antiquated Platted Subdivisions

The Policies are proposed to address the Platted Lands. They

are intended to address the Antiquated Platted Subdivisions

which are defined as:

Antiquated Platted Subdivisions: Also referred to as

mega-parcel subdivisions and the Big 9 Subdivisions,

these Subdivisions were platted in the 1950s through

the 1970s and received either State or County vesting.

These subdivisions include: Avon Park Lakes, Sun óN

Lakes of Sebring, Sebring Highlands, Orange Blossom,

Spring Lake, Leisure Lakes, Highlands Park Estates,

Placid Lakes, and Sun óNLakes of Lake Placid.



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.



C.  Metering of the 
Nine Antiquated Platted Subdivisions

Policy 3.4

Provides for new construction on up to 6,000 lots in the old platted

subdivisions between the years of 2010 and 2030.

Policy 3.5 compliments this policy by requiring a periodic review,

through the Evaluation and Appraisal Report process (at least once

every 7 years), the County shall evaluate the number of residential

building permits obtained during the time frame. The policy may then

need to be adjusted to allow for more residential building permits to be

allowed during the planning horizon.

Between 1997 and 2008, an average of 337 residential building permits

per year have been issued in the old platted subdivisions.



C.  Metering of the 
Nine Antiquated Platted Subdivisions

Policy 3.4:

Based upon permitting within old platted subdivisions from 1998 ï

2008, an average of 337 permits for single-family dwelling units were

issued per year. New construction in up to 6,000 lots in the old

platted subdivisions shall be allowed from 2010 to 2030.



C.  Metering of the 
Nine Antiquated Platted Subdivisions

Policy 3.4.1:

Public infrastructure including potable water and wastewater shall not

be extended by the County within the old platted subdivisions unless

warranted by existing health or environmental concerns or to serve

replatted lands.



C.  Metering of the 
Nine Antiquated Platted Subdivisions

Policy 3.5:

At the time of the required Evaluation and Appraisal Report (EAR), 

the remaining vacant lots shall be evaluated as to development 

suitability and available centralized public infrastructure and services.  

The implementation of Objective 3 and Policies 3.1 through 3.4.1 

shall be reviewed in the EAR process.



D.  Staging of Residential Building Permitting in 
the Agricultural Future Land Use Designation

The Countyôs current policy of 1 dwelling unit per 5 in the Agricultural 

Future Land Use designation remains unchanged and unaffected. 

In response to direction provided at the Workshop, the policy has been 

changed to allow all of the 12,618 residential building permits in the 

Agricultural Future Land Use between 2010 and 2030 in the first year of 

the planning horizon.  



D.  Staging of Residential Building Permitting in 
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.

Through the EAR process which occurs every seven years, this policy 

will be re-evaluated.



D.  Staging of Residential Building Permitting in 
the Agricultural Future Land Use Designation

Policy D1:

Within the planning horizon 2010 to 2030, 20 percent of the

vacant available Agricultural Future Land Use lands will be

available for residential building permits. (This does not include

farm worker housing otherwise allowed in Agriculture Land Use.)



D.  Staging of Residential Building Permitting in 
the Agricultural Future Land Use Designation

Policy D2:

Exemptions to Policy D1 are those developments approved as 

Sustainable Community Overlays.  



D.  Staging of Residential Building Permitting in 
the Agricultural Future Land Use Designation

Policy D3:

At the time of the required Evaluation and Appraisal Report (EAR), 

the remaining vacant Agricultural Land shall be evaluated as to 

residential building permit history and development suitability.  The 

implementation of these Policies shall be reviewed in the EAR 

process and may be amended in the EAR-required amendment 

process.



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



E.  Urban Growth Area (UGA)
Rationale and Policies

The Purpose of the UGA is to provide for well-managed, orderly 

growth, which preserves natural resources and promotes fiscal 

responsibility.  The UGA is consistent with the requirements of the 

Florida Statutes and the Florida Administrative Code .



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


