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MPO Livable Communities Initiative

Goal : Improve the quality of life in Pinellas County
by providing diverse, well designed and walkable
destinations while creating and maintaining
choices in housing, offices, retail, workplaces, and
travel.travel.

Objective : To provide the county and
municipalities model comprehensive plan and land
development code language that supports the
concept of livable communities.



Background
• Oct., 2002, MPO appoints Transportation Impact Fee Task Force,

renamed Livable Communities Task Force in Jan. 2005, to review
Impact Fee Program.

• March, 2005, MPO approves Task Force recommendations on
Impact Fee Ordinance and authorizes follow-up work on
development of livable community policies and land development
codes.

• April, 2005, BCC adopts MPO approved amendments to impact fee
ordinance.

• June, 2007, MPO approves livable community comprehensive plan
objectives and policies.

• April, 2008, MPO Technical Coordinating Committee (TCC)
approves Model Land Development Code

• July, 2008, Task Force Approves Model Land Development Code



“Four D’s” of Livable Communities

• Density 
• Design 
• Diversity • Diversity 
• Destinations 



Density

• Efficient land use
• Safety and Security 
• Encourages Physical 

Concentration of population 
and activity in an urban area 

Activity  
• Neighborhood 

Preservation
• Pedestrian-Friendly



Diversity

• More efficient parking and 

Different activities (mixed-
use) taking place in same 
building, street or 
neighborhood 

• More efficient parking and 
transport

• Range of housing types
• Workforce housing options
• Jobs-housing balance
• Reduce need for car 
• Reduce auto emissions



Design
Distinctive identity of a 
particular place that results 
from the interaction of 
many factors – built form, 
landscape, history, people 
and their activities 

• Sense of place/identity
• Connectivity  
• Walkable streetscapes
• Human scale
• Premium value on 

housing

and their activities 



Destinations

• Pedestrian and bicycle  
comfort 

Economic viability and 
pedestrian movement 
depend on existence of 
worthwhile destinations

comfort 
• Transit use  
• Economically viable 

downtowns and town 
centers



Model Land Development Code

Intended to provide a toolkit for local governments seeking 
to maintain the character or livability of an area or to 
change it to a more desirable urban form.

ContentsContents

• Districts and Development Standards
• Design Standards
• Optional Standards



Model Land Development Code Districts

Urban Core Town Center Neighborhood 

Suburban 
Center

Urban Core Town Center

Traditional 
Neighborhood

Neighborhood 
Center



Model Land Development Code
Design Standards

Site Design

• Principal structures and entrances 
oriented toward the front of the street

• Developments must relate to 
surrounding land uses.  Pedestrian and surrounding land uses.  Pedestrian and 
driveway connections to adjacent 
properties required.

• Garages oriented toward alleys or side 
streets and placed behind front façade 
line of principal structure in Traditional 
Neighborhood

• Bus stops in adjacent right-of-way must 
be improved and integrated into 
development project 



Model Land Development Code
Design Standards

Building Design

• Identifiable architectural style

• Blank facades not permitted

• In Neighborhood and Suburban Center • In Neighborhood and Suburban Center 
districts, at least 50 percent of street 
level facades must be transparent.  
Pitched roofs or flat roofs with 
decorative parapet required

• Traditional neighborhood housing 
required to include porch, portico or 
stoop; garages oriented toward alleys 
or side streets



Model Land Development Code
Design Standards

Parking

• Structured parking use identifiable 
architectural style consistent with existing 
or planned design of neighboring buildings

• On street parking standards• On street parking standards

• Surface parking vehicle and bicycle 
standards based on types of land uses

• Surface lot requirements providing for safe 
and comfortable pedestrian movement.

• Internal sidewalk system required in 
development projects with multiple 
buildings 



Model Land Development Code
Design Standards

Parking (cont’d)

• Additional requirements for large parking 
lots 

• Pedestrian walkways with textured • Pedestrian walkways with textured 
surface

• Pedestrian connections between 
parking bays, landscape islands, 
building and frontage sidewalk

• Canopy trees for shade

• Limit parking rows between building 
and frontage street

• Limit parking spaces within rows



Model Land Development Code 
Design Standards

Connectivity

• Cross easements for 
pedestrians

• Cross access for vehicles

• Internal street networks 
integrated with site design

• Absence of cul-de-sacs and 
dead end streets

• Shared parking lots and 
driveways



Model Land Development Code
Design Standards

Signs

• Freestanding signs designed to 
complement existing/planned 
architecture of building

• Sets maximum sign area and height for 
signs

• Sets number of permitted signs  



Model Land Development Code
Design Standards

Public Art

• Applies to Urban Core and Town 
Center Districts

• Applies to projects exceeding 100 
thousand square feetthousand square feet

• Project must allocate 1% of aggregate 
job value (not to exceed $200 
thousand) for public art or

Contribute 0.5% of value to public art 
discretionary fund

• Coordination with local public art 
design programs and/or Pinellas 
County Department of Cultural Affairs  



PINELLAS COUNTY COMPREHENSIVE 
PLAN AMENDMENTS

• 2007 - EAR identified changes needed to 
Comprehensive Plan and LDC to 
implement livable community land use and 
street design standards 

• 2008 - EAR-based amendments adopted 
policies incorporating livable community 
standards endorsed by MPO

• 2010 - Objectives and policies for TOD in 
areas of planned transit stations adopted





Mixed-use Objectives

• Transit corridors selected through the Pinellas 
Alternatives Analysis process

• Served by rail or fixed-guideway transit system• Served by rail or fixed-guideway transit system

• Funding must be approved to construct the 
transit system



Transit Corridors

• Transit corridors selected through the Pinellas 
Alternatives Analysis process

• Served by rail or fixed-guideway transit system• Served by rail or fixed-guideway transit system

• Funding must be approved to construct the 
transit system





Transit Oriented Development
(TOD)

• Located within the Transit Planning Overlay
• Located within an easy walking distance of 

transit stations (approx. ½ mile radius around 
station or 500 acres)

• Mixed-Use Area• Mixed-Use Area
• Compact and pedestrian-friendly neighborhoods
• TOD integrates transit with development in the 

Station Areas and with surrounding 
neighborhood



TOD TypologiesTOD Typologies



Downtown Urban Core Station Area
Major Regional Destination 

Density and Intensity Guided by Floor Area Ratios (FARs) 
in Land Development Regulations

Target Building Height – 5 stories and above

TBARTA and HCCC Planning Commission TBARTA and HCCC Planning Commission 



Regional Center Station Area
Employment Emphasis

Regional Destination 
40 – 60 DU/Acre

Maximum Floor Area Ratio (FAR) – 5.0 
Minimum Target FAR – 2.5 

Target Building Height – 4 to 20 stories

TBARTA and HCCC Planning Commission TBARTA and HCCC Planning Commission 



Regional Center Station Area
Mixed-Use Emphasis
Regional Destination 

40 – 60 DU/Acre
Maximum Floor Area Ratio (FAR) – 5.0 

Minimum Target FAR – 2.5 
Target Building Height – 4 to 20 stories

TBARTA and HCCC Planning Commission



Community Center Station Area 

Subregional or Local Center of Activity 
15 – 40 DU/Acre

Maximum Floor Area Ratio (FAR) – 3.0
Minimum Target FAR – 1.5

Target Building Height – 2 to 8 stories 

TBARTA and HCCC Planning CommissionTBARTA and HCCC Planning Commission 



Neighborhood Center Station Area
Local Transit Feeder Station

10 – 20 DU/Acre
Maximum Floor Area Ratio (FAR) – 1.5

Minimum Target FAR – 0.5
Target Building Height – 1 to 3 stories

TBARTA and HCCC Planning Commission



Park and Ride Station Area
Station for in-bound commuters 

5 -15 DU/Acre
Maximum Floor Area Ratio (FAR) – 1.0

Minimum Target FAR – 0.5
Target Building Height – 1 to 3 stories



TOD Principles and Strategies
Coordination and 

Economic Development

• Use a coordinated multi-agency process to 
locate transit stations and determine Station 
Area typologies

• Coordinate with other affected jurisdictions in 
developing Station Area Plans 

• Work with neighboring jurisdictions to realize the 
economic benefits of TOD

• Consider the County’s target industries when 
planning for Station Areas



TOD Principles and Strategies
Land Use

• Development will be most 
intense near transit stations 

• There will be a transition 
between TOD and surrounding between TOD and surrounding 
lower density development 

• Protect existing stable 
neighborhoods and historic 
structures

• Provide workforce housing 



TOD Principles and Strategies
Mobility – Ped and Bike

• Make the pedestrian 
the focus 

• Emphasize the needs • Emphasize the needs 
of pedestrians and 
bicyclists

• Provide bicycle 
parking 

www.pedbikeimages.org/austin brown 

www.pedbikeimages.org/dan burden



TOD Principles and Strategies
Mobility – Parking 

• Introduce creative 
parking strategies 

• Discourage large 
parking lots near parking lots near 
transit station (except 
for park and ride lots)

• Promote shared 
parking facilities 

www.pedbikeimages.org/dan burden



TOD Principles and Strategies
Mobility – Street Network

•Design streets to be multi-modal 

•Interconnected street network 



TOD Principles and Strategies
Community Design

•Require application of livable community design standards

•Make safety a key focus 

•Require engaging, high quality public spaces



Establish Two New 
Future Land Use Map Categories

• New Categories 
– Transit Oriented Development Category 

• Includes Four Subcategories 

– Transit Oriented Development Overlay Category 

• The new categories will be used in those areas 
within an easy walking distance of Transit 
Stations (~ ½ mile)

• Development will be compatible with the Station 
Area’s Typology 



Initiatives Relevant to Implement of Livable 
Community/TOD Objectives and Policies

• Pinellas County LDC Update
• Alternatives Analysis
• Transportation Task Force
• Countywide Mobility Plan


