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1.0 Introduction 
 

1.1 Land Use Goals and Approach 

 
The goal of the 2040 Alternative Land Use Forecast is to formulate a realistic land use projection that will 
demonstrate: lower Vehicle Miles Traveled (VMT) and Vehicle Hours Traveled (VHT), reduced 
suburban sprawl, and use of investment in transit to the best advantage. To achieve these goals, the 
alternative land use will emphasize compact development along corridors, infill and redevelopment, 
mixing land uses, improved jobs to housing balance within compact urban travel sheds, and 
configurations that support multi-modal transportation.  
 
The study emphasizes the use of transit and pedestrian-supportive intensities and a mix of uses in new 
medium or large projects and on key corridors as well as the inclusion of a jobs-to-housing balance. The 
study assumed the preservation of existing single family neighborhoods and did not attempt to make 
major changes to the pattern of industrial, light industrial and auto serviced existing land uses.  
 

1.2 Notes on the LRTP process 

 
The Long Range Transportation Plan is a federal requirement for Transportation Planning Organizations 
(TPO). The TPO uses expected population and employment growth to project what road and transit needs 
will be for a 25+ year planning horizon. This requires production of a Land Use dataset which describes 
the location of employees and residents in the target year. The usual method for forecasting these values 
is based on existing trends and local jurisdiction comprehensive plans; this is referred to as the 
Constrained Trend Scenario in this study. For the Alternative Land Use, Canin Associates is asked to 
envision a realistic future scenario where jobs and housing are located closer together to better utilize 
multimodal transportation options, including transit, walking and cycling, as well as any other land use 
techniques to improve efficient use of new and existing road networks. In short, the goal is to organize 
land uses to improve the efficiency of the transportation networks and mobility options for the public.   
 
The level of analysis used by the Florida Standard Urban Transportation Model Structure (FSUTMS) is 
the Traffic Analysis Zone (TAZ). TAZs vary widely in size based on the intensity of the land use and 
transportation network. They can range from several acres to more than 10,000 acres. While some 
analyses may address smaller areas, the level of output for the dataset is the TAZ.  
 

2.0 Characterization Framework 
 

2.1 Purpose 
 
The purpose of the Characterization Framework is two-fold. One purpose is to represent efforts to pursue 
a more sustainable land use by member jurisdictions in a common visual language. The other purpose is 
to aid in the development of the land use data forecast by serving as a tool to gather information from 
various member jurisdictions indicating where different land use approaches are appropriate. Areas are 
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noted that may be appropriate for a sustainable land use approach or that are already planned for 
sustainable land use by a local jurisdictions at a scale or in a location that is regionally significant.  
 
Neither the Characterization Framework nor the Land Use Forecast have any regulatory authority. The 
Characterization Framework is used to communicate the methodology used in the production of the data 
as well as commonalities in approach across different jurisdictions. In order to be used for land use 
forecasting the Characterization must be overlaid on a developable land analysis identifying areas that are 
vacant or likely to redevelop. In general, existing residential neighborhoods are not forecast for growth or 
higher densities even where they are within a Sustainable Land Use characterization. Redevelopment is 
focused on low-density commercial properties.  
 

2.2 Characterization Methodology 
 
All land in the vacant and redevelopment land inventories is characterized based on key available data 
that influence appropriate and likely densities. Criteria include special generators, industrial future land 
use, rural service areas, distance from commuter rail or other proposed transit, acreage of contiguous 
vacant land, and other factors. The Land Use Characterization Map is developed in coordination with 
jurisdiction representatives on the Land Use Subcommittee. 
 

2.2.1 Coordination with Land Use Subcommittee 
 
Land Use Subcommittee Members are asked to assist in identifying, at a sketch level, areas where higher 
densities, walkable development, redevelopment, and transit oriented development may facilitate better 
modal split and shorter trips lengths. These areas may include existing downtowns, transit served 
corridors, aging commercial corridors, high demand areas, and areas with access to major employment 
centers.  
 
Positive synergies of this coordination process include alerting jurisdiction staff as to where sustainable 
development corridors are discontinuous at jurisdictional borders. Jurisdictional staff may propose to 
extend corridors when such gaps were identified. Another synergy is to encourage internal coordination 
of jurisdictional land use and transportation consistent with the focus of the study on highlighting the 
important interplay between transportation and land use planning.   
 

2.3 Approach 
 
The Land Use Characterization Framework map illustrates the analysis of the study area guided by the 
Land Use Subcommittee to identify focal areas for sustainable development. Areas identified as 
sustainable development focus areas include mixed use development and redevelopment in corridors, 
planned mixed use areas, and transit-oriented nodes that are forecast for higher densities and horizontal or 
vertical mixed use development. In addition, areas where significant employment accessibility sheds 
overlap significant development parcels, mixed use developments are anticipated to serve employees of 
single-use employment areas. Sustainable Development corridors are corridors identified in conjunction 
with the Land Use Subcommittee as locations where higher density, mixed-use development is more 
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likely to occur, be beneficial to the region, and be serviceable by existing or future transit. These include 
redevelopment, infill and new development areas. 
 
Characterization will be used as the basis for Capacity Assignment (Section 4.2.4). Land not otherwise 
characterized is identified as “trend” where conventional densities would be applied. 
 

3.0 Density Overview 
 
The Alternative Land Use Forecast includes examples of existing places in Florida that have 
characteristics consistent with compact, walkable communities. The densities of these places will be 
extrapolated to account for different parcel sizes and infrastructure needs.  
 
While most jurisdictions across the nation use the seemingly simple measures of units per acre and Floor 
Area Ratio (FAR) to measure density and intensity, there are many factors affecting how those nominal 
densities are applied which can result in widely varying results in actual built product. These include how 
common open spaces and infrastructure are calculated in the density as well as wetlands and preserved 
areas. This is an especially current issue with the proliferation of mixed use zoning districts. Simple 
differences in how these densities are calculated can result in half or twice as much allowable density on a 
given site. As a result it is important for jurisdictions to consider achievability of nominal densities and 
the impact of mixing uses. 
 
If net developable land is used to calculate allowable densities, then the more “net” the denominator is 
(i.e. the more types of acreage that are excluded from the net developable land) the lower the effective 
density will be given the same nominal density. The term “stacking allowed” refers to the practice of 
allowing the same acreage to be used to calculate residential density and commercial intensity; e.g. if 25 
units per acre is permissible and 1.0 FAR is permissible then on 2 acres it would be possible to build 50 
units and approximately 87,000 square feet. If stacking is not allowed then the yield on 2 acres would be 
25 units and approximately 43,000 square feet (or some other combination that exchanges square feet for 
units).  
 
Previous surveys of Florida jurisdictions have found a wide variation in achievable densities among the 
densities considered by different jurisdictions to be “sustainable” or “smart growth.” Many jurisdictions 
noted that the referenced mixed-use densities were for new land use categories that had not yet been 
applied to actual projects so in some cases staff has not yet determined in detail how the densities would 
be calculated. 
 

4.0 Land Use Forecasting 

 

4.1 Control Totals 
 
The totals for employment categories and population totals are matched within an error range of 
approximately ten units to estimates approved by the appropriate subcommittee. The population Land Use 
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Forecast is governed by population projections produced by the University of Florida Bureau of 
Economic and Business Research (BEBR).   
 

4.2 Forecast Methodology 
 
This land use forecast is performed in four basic phases: land inventory analysis, characterization, 
capacity assignment, and scaling. The overall process is as follows. The amount of land available for 
development in each TAZ is identified in the vacant land inventory and this land is initially characterized 
as rural service area or urban service area. In addition, lands most likely to redevelop are identified within 
specific sustainable development corridors and commuter rail station areas. All developable lands are 
characterized using a set of sustainable land use criteria including access to transit, location near major 
employment centers, redevelopment and infill corridors and identified urban expansion areas which 
jurisdictions are targeting for implementation of smart growth techniques. Characterization is used to 
assign densities and build-out rates. Development densities in smart growth areas are determined by a 
combination of Design Case Studies and research on existing densities in regional compact urban areas. A 
capacity for existing land areas is calculated by combining the Characterization of developable lands and 
the preferred Development Densities. Finally, in order to match county control totals, scaling steps are 
necessary if capacity exceeds the need based on the control totals. Through a combination of adjusting 
target densities and assuming percentage build out rates, the TAZ totals are brought in line with the 
county-wide control totals by land use. 
 

4.2.1 Identifying Developable Land  
 
For the 2040 forecast, the developable land analysis from the 2035 forecast will be updated using the 
developed land analysis used to create the 2010-year data. 
 

4.2.2 Forecasting to the Characterization Framework 
 
In general, TAZs that are identified for sustainable development in the alternative forecast are forecasted 
to have a higher velocity and density of growth than the trend. Areas that are not targeted for sustainable 
development are assumed to maintain the same densities as the trend and capture a smaller share of the 
overall development. The development forecast is constrained by the control total for population and 
employment by county. This is a statistical exercise which is summarized to the level of TAZs for the 
final dataset. The intent is generally not to identify specific properties for development or redevelopment 
except in the case of large properties that comprise one or more TAZs. New growth is only allocated in 
areas that are either vacant developable land or that are identified as a redevelopment focus area which 
assumes the preservation of existing residential neighborhoods. 
 
Layered onto the Characterization Framework is distance from a major road. This criterion is particular 
important in larger areas such as major employment sheds where there is a larger variety of parcel types.  
Land with access to a major road is more likely to be appropriate for intensive development and to have 
more convenient transportation access both by private vehicle and by transit. In large characterization 
areas not all vacant lands are considered eligible for sustainable land use. Classification is based on the 
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size of the property and proximity to a major road. Special Districts are tabulated separately and assigned 
development based on the Trend forecast. Table 1 below demonstrates a sample characterization 
classification and the corresponding density category assigned to each category. Table 2 illustrates an 
example of density and intensity assignments for each density category. 
 
 

TABLE 1: EXAMPLE DENSITY ASSIGNMENTS 

Characterization Density Category 

Planned development Model 

Corridors MedBal 

CRA MedLoJobs 

Downtowns Downtown Balanced 

Industrial Industrial Trend 

Primary TOD HiBal 

Rural Service Area Rural Trend 

Other Urban Service Area USA Trend 

Major Employer Shed Maj* MedLoRes 

Major Employer Shed Off* 50% MedLoRes, 50% Lo 

Special District  Special Generator Trend 

Secondary TOD Off 1 MedLoRes 

1 Maj = On Major Road; Off = Not on Major Road 
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TABLE 2: EXAMPLE DENSITIES AND INTENSITIES 

Category: Units/ac. 
Office 
emp./ac. 

Retail 
emp/ac. 

Ind 
emp/ac. 

Regional CBD 114 92 22  

     

High balanced 91 69 22  

     

Medium balanced 45 29 22  

Medium residential-based 61 10 5  

     

Med low balanced 28 18 14  

Med low residential-based 35 6 3  

     

Low (Residential Only) 6 0 0  

New Districts:     

Model 17 16 5  

Rural:     

Rural  trend trend trend trend 

Trend:     

Special Generators Trend - trend trend trend 

General Trend trend trend trend trend 

Industrial Trend - - - 12 
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4.2.3 Corridors and Redevelopment  
 
The Corridors to be identified within the Characterization Framework will be a mix of new development 
areas and redevelopment and infill areas. Only areas within the Urban Service Area are considered part of 
the corridors.  
 
Redevelopment potential is estimated by isolating developed commercial properties within redevelopment 
eligible Characterization areas. A Building to Land Value ratio is calculated for these properties. Break 
points are identified wherein more acreage with a low building to land value ratio are counted as potential 
redevelopment than lands with a high ratio. This is because a low ratio represent properties where the land 
is worth substantially more than the building indicating that a more expensive building could likely be 
justified by market demand. The purpose of the analysis is to provide a rough percentage of properties 
that may be redeveloped rather than to identify specific properties. This is the “Scaling” step for 
Redevelopment.  
 
The analysis of redevelopment potential is statistical in nature and is not intended to identify specific 
sites. In most cases it is not necessary to identify whether specific properties should be redeveloped. The 
focus is an approximate rate at which properties may be likely to redevelop.  
 

4.2.4 Capacity Assignment  
 
Because the developable land data is based on parcels which are net of roads and unrelated uses, it is 
necessary to adjust for a net to gross ratio for larger parcels which would require internal roads and 
amenities. Densities will then be applied to the “net” acreage after the deduction. This deduction on very 
large parcels accounts for roads, surface stormwater facilities, parks and open space and uses other than 
commercial, service or residential such as reservations for government or civic uses. Reductions applied 
to vacant land aggregations are described in Table 3.  
 

TABLE 3: GROSS TO NET ADJUSTMENTS BASED ON CONTIGUOUS ACREAGE 

Gross Acreage Net Acreage Adjustment 

< 5 acres 100% 

5 – 40 acres 80% 

40 – 160 acres 70% 

160 + acres 50% 
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In order to match the 2040 Control Totals for population and employment categories, it is necessary to 
scale back from the build-out estimates. This is achieved by applying a percentage reduction to the build-
out capacity of raw land to be developed by sub-area. Scaling varied by sub-area in order to account for 
both the greater demand for land near the core business district and the sustainable approach of locating 
more development toward the central areas where jobs are located and where there is more opportunity 
for transit service. 
 

5.0 Forecast Results 
 
The primary data visualizations are created using a combined measure of “Units + Jobs” in order to 
represent mixed use density. Areas with the highest densities in the regional are also projected to be 
mixed use areas. The mixed use measure was determined to be the most useful method of representing the 
total built density and intensity of activity within a given TAZ for a previous alternative land use forecast 
project. 
 

6.0 Land Use Subcommittee Preliminary Schedule 
 
For the development of the Alternative Land Use, a Land-Use Subcommittee has been 
assembled, consisting of land-use planners and developers representing both the public and 
private sectors. The Land-Use Subcommittee will be involved in developing future year socio-
economic data sets as well as growth and development alternatives. 

 

7.0 Preliminary Schedule  
 
September: 

 
Week 2  

 September 12, 2024 – Land Use Subcommittee Meeting: General overview of the 
process.  

Week 3 

 Transmit a proposed density matrix & land use framework to primary committee.  
Week 4 

 September 26, 2014 – Land Use Subcommittee Meeting: Present and receive comments 
on proposed density matrix & land use framework from primary committee.  
 

October: 
 

Week 2 

 Deadline for Committee comments on density matrix and land use framework.  
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Week 4 

 October 31, 2014 – Land Use Subcommittee Meeting: Present revised matrix and 
framework for committee approval.  
 

November: 
 

Week 1 

 Distribute draft dataset.  
Week 2 

 November 14, 2014 – Land Use Subcommittee Meeting: Present draft dataset. 
Week 3 

 Deadline for committee comments on dataset. 
Week 4  
 Happy Thanksgiving!  

 
December: 

 
Week 2 
 Provide revised dataset based on comments provided. Final data approval. 
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