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SUMMARY 
 

Effect of the Bill: 
The bill creates a framework for a new type of planned community referred to as a “blue ribbon project” (BRP) that 
is intended to balance environmental stewardship with the need for development to provide for future growth. The 
bill: 

 Establishes requirements for a proposed development to qualify as a BRP. 
 Provides criteria for the types of development that must be contained within each BRP. 
 Requires each BRP to be developed in accordance with a blue ribbon plan that adopts a longer planning 

period than local government comprehensive plans. 
 
Each application for a proposed BRP is submitted to the applicable local government, which may only review the 
application for compliance with the requirements of the bill and must do so within a set timeframe. BRPs may be 
located in any future land use designation and zoning designation without the need for a comprehensive plan 
amendment or rezoning. 
 
The bill provides an appeal procedure for applicants who are denied approval of a BRP or for persons who are 
impacted by the approval of a BRP. 
 
Fiscal or Economic Impact: 
The bill may have an indeterminate fiscal impact on local governments. 
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ANALYSIS 

EFFECT OF THE BILL: 

The bill creates a framework for a new type of planned community referred to as a “blue ribbon project” (BRP). 
BRPs are intended to balance the protection of important state resources with the need to provide longer-term, 
well-planned communities and job opportunities for the state's future. The bill states the Legislature intends for 
BRPs to promote the preservation of natural areas, encourage agricultural land uses and rural land stewardship, 
protect critical ecological systems, expand wildlife corridors, and provide for more compact mixed-use 
developments designed for long-term viability. (Section 1) 
 
To qualify as a BRP a proposed development project must meet the following requirements: 

 Contain at least 10,000 acres of contiguous1 land owned by, or by entities owned or controlled by, the same 
person, and a majority of which are not located within a municipality. 

                                                             
1 “Contiguous” means touching, bordering, or adjoining along a boundary. Properties that would be contiguous if not separated 
by a roadway, railroad, or other public easement are considered contiguous. S. 163.3163(3)(a), F.S. 

https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_s0354c2.docx&DocumentType=Bill&BillNumber=0354&Session=2026
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3163&BillId=82844
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 At least 60 percent of the land must be set aside as “reserve area.” However, land contained in a 
conservation easement before July 1, 2026, does not qualify as reserve area for the purposes of meeting the 
60 percent threshold. 

 Any land not set aside as reserve area may be used as “development area.” (Section 1) 
 
Reserve Area 
The bill defines “reserve area” as land that is set aside for environmental conservation, wildlife corridors, wetland 
and wildlife mitigation, lakes, passive recreation, productive agriculture and silviculture, conservation agreements 
granted to the Department of Agriculture and Consumer Services Rural and Family Lands Protection Program, 
activities permitted by such conservation easements, and uses of public benefit, which means uses including parks, 
active recreation, stormwater management facilities, flood control facilities, utility facilities, and reservoirs. 
Reserve areas cannot contain golf courses, data centers, or solar farms. (Section 1) 
 
The bill requires the reserve area to meet all of the following requirements: (Section 1) 

 If any property boundary is contiguous to state-owned environmental land or the Florida wildlife corridor, 
a portion of the project's reserve area must be located adjacent to a portion of the state-owned land or the 
Florida wildlife corridor, as applicable;  

 A minimum of 70 percent of the reserve area must be contiguous; and 
 Uses of public benefit cannot exceed 15 percent of the reserve area.  

 
Development Area 
The bill allows the development area to consist of lands to be developed for residential, commercial, industrial, or 
other uses. The bill requires the development area to have a dense, walkable, mixed-use development pattern that 
utilizes principles of new urban design. These areas must be designed to enhance walkability and mobility and 
include a mixture of land uses. (Section 1) 
 
The bill requires the residential portions of the development area to be varied in the types of housing available, 
with a mix of single-family and multi-family units provided in both attached and detached forms. Density in the 
residential portions of the BRP is limited to 12 units per gross acre, as measured in combination throughout all 
phases of the project.  
 
The bill requires that at least 20 percent of the residential units within each phase of the project to be a 
combination of: 

 Affordable housing for persons at or below 80 percent of area median income,  
 “Missing middle housing,”2 and  
 Housing that is affordable for persons eligible for the Florida Hometown Hero Program. (Section 1) 

 
The bill requires at least 10 percent of the development area to be allocated for non-residential land uses. In 
addition, a portion of the area must be intended for uses that provide economic development within the area 
where the property is located. The development area so allocated must be located in a part of the BRP that is 
accessible by an interstate interchange, a state road, an active rail line, an airport, or other transportation facility. 
The non-residential portions of the development area are subject to a maximum intensity of 85 percent impervious 
surface ratio per gross acre, as measured in combination throughout all phases of the project. The bill provides that 
a building that contains residential units and nonresidential uses is considered residential. (Section 1) 
 
Timelines 
A BRP must be developed in phases. Development rights and mitigation of project impacts are vested for 50 years, 
but if the applicant has developed at least 50 percent of the development area within 50 years of the project’s 
initial public dedication of infrastructure, the vested period is extended for an additional 25 years. (Section 1) 

                                                             
2 The bill defines “missing middle housing” to mean “a range of for-sale and for-rent housing types, including, but not limited 
to, duplexes, triplexes, townhomes, small multi-family buildings, and small detached single-family homes, that fill the gap 
between larger single-family homes and larger apartment buildings” that may be vertically and horizontally integrated. 

https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
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Blue Ribbon Plans 
Each BRP must be developed in accordance with a blue ribbon plan that is the master development plan for the 
project. These plans, which are based on a planning period longer than the 20-year period required in a local 
government’s comprehensive plan, are not required to demonstrate need based on projected population growth or 
any other basis. 
 
Each blue ribbon plan must contain the following documents: 

 A long-term master development map that, at a minimum, depicts the conceptual locations of: 
o Reserve area and development area throughout the property; 
o Major planned transportation corridors, including roads, multipurpose trails, and transit; 
o Proposed civic and school sites; and 
o Proposed utility sites.  

 A conceptual phasing plan depicting land uses within reserve areas and development areas, densities and 
intensities of development within development areas, public facility mitigation for such development 
within each phase, and approximate acreage of reserve area in each phase. 

 A conceptual water supply plan and a conceptual wastewater plan to show the project's compliance with 
concurrency requirements. The plans can allow water and wastewater supplies to be provided in phases. 

 A conceptual transportation and mobility plan to show the project's compliance with concurrency 
requirements. The plans can allow transportation facilities to be provided in phases. 

 A conceptual parks and recreation plan to show the project's compliance with concurrency requirements. 
The plans can allow parks and recreational facilities to be provided in phases. All park and recreational 
uses in the parks and recreation plan must comply with the achieved level of service based on the latest 
local government impact fee study in place at the time of enactment of the bill. 

o A conceptual resource protection plan to show the conservation of and, as appropriate, restoration 
and management of, regionally significant natural resources within the reserve area. The protection 
of regionally significant natural resources within the reserve area is determined to be a net 
ecosystem benefit. 

 Development standards for each type of land use proposed within the development area which is typically 
found in a planned unit development.3 (Section 1) 

 
If a project under a blue ribbon plan contributes land, funds, or otherwise causes the construction of public 
facilities necessary for achieving concurrency, the project must receive dollar-for-dollar credits against impact, 
mobility, proportionate share, or other fee credits from the local government for such facility improvements as 
required under the concurrency statute.4 (Section 1) 
 
The bill provides that any easement granted to the Department of Agriculture and Consumer Services for the Rural 
and Family Lands Protection Program, or any other easement or property granted to any other state agency, a 
water management district, or a local government, must be granted without charge.  (Section 1) 
 
Local Government Review 
An applicant for a BRP must submit his or her application to the local government for approval. The local 
government’s review of the application is limited to determining whether the proposed BRP meets the bill’s 
requirements. The bill requires the local government's staff to review an application for a BRP in the same manner 
as it reviews applications for rezonings. (Section 1) 
 

                                                             
3 A “planned unit development” is an area of land that is planned and developed as a single entity or in approved stages with 
uses and structures substantially related to the character of the entire development, or a self-contained development in which 
the subdivision and zoning controls are applied to the project as a whole rather than to individual lots. S. 163.3202(5)(b)2., 
F.S. 
4 S. 163.3180, F.S. 

https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3202&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3202&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3180&BillId=82844
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The bill requires the local government to conduct two public hearings related to a BRP application, the first at the 
local government's land planning agency, and the second at the local government's commission or council, at which 
time a decision on the application will be made by the commission or council. The bill provides that, at any time 
during the local government staff's review of the BRP, the landowner has the right to request that the application 
be placed on the soonest-available agenda of the local governing body for a public hearing. (Section 1) 
 
The bill requires that the local government must provide public notice of the public hearings on the BRP 
application in the same manner as it provides notice for rezoning applications. (Section 1) 
 
The bill requires a local government to adopt the BRP as a site-specific text amendment to its comprehensive plan 
and the blue ribbon plan overlay to be depicted on the comprehensive plan future land use map within 30 days of 
final approval of the BRP. The text amendment governs use of the property in lieu of applicable comprehensive 
plan future land use requirements and applicable land development regulations. The BRP serves as the governing 
document for the blue ribbon project overlay. (Section 1) 
 
A BRP may be located on land with any future land use designation and with any zoning designation listed in the 
applicable local government’s land development regulations. The local government may not require a 
comprehensive plan amendment or rezoning for approval of the project. (Section 1) 
 
The bill requires the local government to record an approved BRP in the public records of the county in which the 
project is located. The bill provides that the plan runs with the title to the land. A recorded plan may be amended 
using the same review procedures as the initial application, with the local government’s review being limited to the 
portion of the plan being amended. (Section 1) 
 
The bill authorizes applicants to hire private companies to conduct plan reviews and building inspections. (Section 
1) 
 
Appeals Procedure 
The bill allows a BRP applicant to appeal the local government's denial of the application by filing a de novo action 
for declaratory, injunctive, or other relief requiring the local government to approve the application if the applicant 
demonstrates through competent and substantial evidence that its application is compliant with the bill. However, 
before initiating such an action, the applicant may use the dispute resolution procedures related to prohibited 
governmental exactions. (Section 1) 
 
The bill prohibits the court from using a deferential standard for the benefit of the government, and the local 
government has the burden of proving by a preponderance of the evidence that the application is not in 
compliance with the bill. (Section 1) 
 
The bill provides that a local government's approval of a BRP may be appealed in the same manner as challenges to 
comprehensive plans and plan amendments. (Section 1) 
 
Environmental Review 
The bill requires a BRP to comply with applicable provisions of Ch. 373, F.S., related to water resources, and Ch. 
403, F.S., related to environmental control. (Section 1) 
 
Effective Date 
The effective date of the bill is July 1, 2026. (Section 2) 
 
FISCAL OR ECONOMIC IMPACT:  

LOCAL GOVERNMENT:  

The bill may have an indeterminate fiscal impact on local governments to the extent the development of BRPs 
require additional local government services and generate additional tax revenue. 

https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=2
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=_h0299c2.docx&DocumentType=Bill&BillNumber=0299&Session=2026#page=12
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RELEVANT INFORMATION 

SUBJECT OVERVIEW: 

Comprehensive Planning 
The Community Planning Act5 provides counties and municipalities with the power to plan for future development 
by adopting comprehensive plans.6 Each county and municipality must maintain a comprehensive plan to guide 
future development and growth.7  
 
All development, both public and private, and all development orders approved by local governments must be 
consistent with the local government’s comprehensive plan.8 A comprehensive plan is intended to provide for the 
future use of land, which contemplates a gradual and ordered growth, and establishes a long-range maximum limit 
on the possible intensity of land use.9  
 
A locality’s comprehensive plan lays out the locations for future public facilities, including roads, water and sewer 
facilities, neighborhoods, parks, schools, and commercial and industrial developments.10 A comprehensive plan is 
made up of 10 required elements, each laying out regulations for a different facet of development.11 Local 
governments may also include optional elements in their comprehensive plan.12 The 10 required elements are:  

 Capital improvements.  
 Future land use plan. 
 Transportation. 
 General sanitary sewer, solid waste, drainage, potable water, and natural groundwater aquifer recharge. 
 Conservation. 
 Recreation and open space. 
 Housing. 
 Coastal management. 
 Intergovernmental coordination. 
 Property rights.13 

 
Comprehensive plans must include at least two planning periods, one covering the first 10-year period occurring 
after the plan’s adoption and one covering a period of at least 20 years.14 Additional planning periods are 
permissible and accepted as part of the planning process. 
 
In general, an overlay zoning district is a mapped area that imposes additional requirements over existing base 
zoning to address special conditions or planning objectives not covered by the general zoning code, such as flood 
protection, coastal preservation, or neighborhood character. Each overlay district modifies or supplements the 
base zoning.15 
 

                                                             
5 Ch. 163, Part II, F.S. 
6 S. 163.3167(1), F.S. 
7 S. 163.3167(2), F.S.  
8 S. 163.3194(1)(a), F.S.  
9 See, e.g., Sarasota County, Fla., Comprehensive Plan, Element 3, Ch. 7, FLU Policy 1.1.1 (May 2024). 
10 S. 163.3177(1), F.S. 
11 S. 163.3177(6), F.S. 
12 S. 163.3177(1)(b), F.S. 
13 S. 163.3177(6), F.S. 
14 S. 163.3177(5)(a), F.S.  
15 RSPEngineers, Understanding Overlay Zoning Districts in Florida, https://rspengineers.com/civil-engineering-
blog/understanding-overlay-zoning-districts-florida (last visited Feb. 19, 2026). 

https://www.flhouse.gov/Statutes/2025/Chapter0163/Part_II/
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3167&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3167&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3194&BillId=82844
https://library.municode.com/fl/sarasota_county/codes/comprehensive_plan?nodeId=ELEMENT_3LAUS_CH7FULAUS_FLU_GOAL_1_FLU_OBJ_1.1_FLU_POLICY_1.1.1
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3177&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3177&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3177&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3177&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3177&BillId=82844
https://rspengineers.com/civil-engineering-blog/understanding-overlay-zoning-districts-florida
https://rspengineers.com/civil-engineering-blog/understanding-overlay-zoning-districts-florida
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Comprehensive Plan Amendments 
Comprehensive plan amendments are generally governed by the state expedited review process, which typically 
begins with an initial public hearing during which the local government’s governing body decides whether to 
transmit the proposed amendment to the reviewing agencies.16 The local government’s decision must be by an 
affirmative vote of at least a majority of the governing body’s members present at the hearing.17 Within 10 working 
days of such hearing, the local government must transmit the plan amendment and appropriate supporting data 
and analyses to the reviewing agencies for expedited comment18 and to any other local government or 
governmental agency that filed a written request for such transmittal with the local government.19 Interested 
persons may also provide the local government with written or oral comments, recommendations, or objections to 
the plan amendment.20  
 
Within 180 days after receipt of any agency comments, the local government must generally hold a second public 
hearing to determine whether to adopt the plan amendment.21 However, where the proposed plan amendment is a 
small-scale development amendment,22 the local government must hold only the public adoption hearing; the 
initial public hearing is not required.23 In either case, plan amendment adoption must be by an affirmative vote of 
at least a majority of the governing body’s members present at the hearing, and failure to hold a timely adoption 
hearing causes the amendment to be deemed withdrawn unless the timeframe is extended by agreement with 
specified notice to the state land planning agency, which is currently the Department of Commerce (Department), 
and other parties.24  
 
Within 10 working days of the adoption hearing, the local government must transmit the plan amendment to the 
Department and any affected person who provided timely comments on the amendment.25 The Department must 
review the amendment package for any deficiencies and send notice of such deficiencies to the local government 
within five working days of receipt of the amendment package.26 If no deficiencies are found, the amendment takes 
effect 31 days after the Department notifies the local government that the amendment package is complete for the 
expedited state review process, 31 days after the adoption of the amendment for small-scale development 
amendments, or pursuant to the Department’s notice of intent determining the amendment is in compliance for the 
state coordinated review process.27  

                                                             
16 Section 163.3184(1)(c), F.S., provides that “reviewing agencies” are the state land planning agency, the appropriate regional 
planning council, the appropriate water management district, the Department of Environmental Protection, the Department of 
State, the Department of Transportation, the Department of Education (for plan amendments relating to public schools), the 
commanding officer of an affected military installation, the Fish and Wildlife Conservation Commission and the Department of 
Agriculture and Consumer Services (for county plans and plan amendments), and, for municipal plans and plan amendments, 
the county in with the municipality is located. Amendments that do not use the state expedited review process include plan 
amendments that are in an area of critical state concern; propose a rural land stewardship area; propose a sector plan or an 
amendment to an adopted sector plan; or update a comprehensive plan based on an evaluation and appraisal, which use the 
state coordinated review process and small-scale development amendments that involve the use of 50 acres or fewer, only 
proposes a land use change to the future land use map for a site-specific small-scale development activity, and only applies to 
property not located within an area of critical state concern, absent an exception related to affordable housing development. 
Ss. 163.3184(2)(b)-(c), (4) and 163.3187, F.S. 
17 S. 163.3184(11), F.S. 
18 The expedited review process is set out in s. 163.3184(3), F.S. 
19 S. 163.3184(3), F.S. 
20 Id. 
21 S. 163.3184(3)(c)1., F.S. Plan amendments under the expedited state review process must be adopted within 180 days of the 
second public hearing held to consider the amendments. 
22 Small-scale comprehensive plan amendments are generally not reviewed by the Department. See ss. 163.3184(2)(b) and 
163.3187, F.S. 
S. 163.3187(1), F.S.  
23 Ss. 163.3184(2) and 163.3187(2), F.S. 
24 S. 163.3184(3), (4), and (11), F.S.  
25 Id. 
26 S. 163.3184(3)(c)3. and (4)(e)3., F.S. 
27 Ss. 163.3184(3)(c)4., 163.3184(4)(e)4.-5., and 163.3187(5)(c), F.S. 

https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3184&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3184&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3187&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3184&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3184&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3184&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3184&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3184&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3184&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3187&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3184&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3187&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3184&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3184&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3184&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3187&BillId=82844
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Amendments to comprehensive land use plans are legislative decisions that are subject to the “fairly debatable” 
standard of review, even when amendments to plans are being sought as part of a rezoning application in respect 
to only one piece of property.28 “Fairly debatable” means that the government’s action must be upheld if reasonable 
minds could differ as to the propriety of the decision reached.29 
 
Challenges to Comprehensive Plans and Plan Amendments 
An affected person may file a petition with the Division of Administrative Hearings (DOAH) pursuant to ss. 
120.569 and 120.57, F.S., with a copy served on the affected local government, to request a formal hearing to 
challenge whether the comprehensive plan or plan amendments are in compliance with plan requirements. The 
petition must be filed with DOAH within 30 days after the local government adopts the amendment.  

A DOAH administrative law judge must hold a hearing in the affected local jurisdiction on whether the plan or plan 
amendment is in compliance. In challenges filed by an affected person, the comprehensive plan or plan amendment 
must be determined to be in compliance if the local government’s determination of compliance is fairly debatable. 
The prevailing party in such a challenge is entitled to recover attorney fees and costs.30 
 
Future Land Use Element 
Comprehensive plans must contain an element regarding future land use that designates proposed future general 
distribution, location, and extent of the uses of land for a number of uses and categories of public and private uses 
of land.31 Each future land use category must be defined in terms of uses included, and must include standards to 
be followed in the control and distribution of population densities and building and structure intensities.32 The 
proposed distribution, location, and extent of the various categories of land use must be shown on a land use map 
or map series. Future land use plans and plan amendments are based on surveys, studies, and data regarding the 
area33 and the future land use element must include a future land use map or map series.34 Future land use plans 
and plan amendments must be based upon the: 

 Amount of land required to accommodate anticipated growth. 
 Projected permanent and seasonal population of the area. 
 Character of undeveloped land. 
 Availability of water supplies, public facilities, and services. 
 Need for redevelopment, including the renewal of blighted areas and the elimination of nonconforming 

uses which are inconsistent with the character of the community. 
 Compatibility of uses on lands adjacent to or closely proximate to military installations. 
 Compatibility of uses on lands adjacent to an airport. 
 Discouragement of urban sprawl. 
 Need for job creation, capital investment, and economic development that will strengthen and diversify the 

community's economy. 
 Need to modify land uses and development patterns within antiquated subdivisions.35 

 
Land Development Regulations 
Comprehensive plans are implemented via land development regulations. Land development regulations are 
ordinances enacted by governing bodies for the regulation of any aspect of development and include any local 

                                                             
28 Martin Cty. v. Yusem, 690 So.2d 1288, 1293-94 (Fla. 1997). 
29 Gary K. Hunter Jr. and Douglas M Smith, ABCs of Local Land Use and Zoning Decisions, 84 Fla. B.J. 20 (January 2010). 
30 S. 163.3184(5), F.S. 
31 S. 163.3177(6)(a), F.S. Applicable uses and categories of public and private uses of land include, but are not limited to, 
residential, commercial, industrial, agricultural, recreational, conservation, educational, and public facilities. S. 
163.3177(6)(a)10., F.S. 
32 S. 163.3177(6)(a)1., F.S. 
33 S. 163.3177(6)(a)2., F.S. 
34 S. 163.3177(6)(a)10., F.S. 
35 S. 163.3177(6)(a)2., F.S. 

https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=0120&section=569&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=0120&section=569&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=0120&section=57&BillId=82844
https://www.floridabar.org/the-florida-bar-journal/abcs-of-local-land-use-and-zoning-decisions/
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3184&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3177&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3177&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3177&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3177&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3177&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3177&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3177&BillId=82844
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government zoning, rezoning, subdivision, building construction, or sign regulations or any other regulations 
controlling the development of land.36  
 
Each county and municipality must adopt and enforce land development regulations consistent with and that 
implement its adopted comprehensive plan.37 Local governments are encouraged to use innovative land 
development regulations38 and may adopt measures for the purpose of increasing affordable housing using land-
use mechanisms.39  
 
Zoning 
A comprehensive plan’s future land use element establishes a range of allowable uses and densities40 and 
intensities41 over large areas, while the specific use and intensities for specific parcels within that range are 
decided by a more detailed, implementing zoning map.42 
 
Zoning maps and zoning districts are adopted by a local government for developments within each land use 
category or sub-category. While land uses are general in nature, one or more zoning districts may apply within 
each land use designation.43 Common regulations within the zoning map districts include density, height and bulk 
of buildings, setbacks, and parking requirements. Regulations for a zoning category in a downtown area may allow 
for more density and height than allowed in a suburb, for instance. 
 
If a developer or landowner believes that a proposed development may have merit but it does not meet the 
requirements of a zoning map in a jurisdiction, the developer or landowner can seek a rezoning through a rezoning 
application.44 Rezoning applications are initially reviewed by local government staff, followed by a review by an 
appointed body that makes recommendations to the governing body of the local government, which makes the 
final determination.45 If a property has unique circumstances or small nonconformities but otherwise meets zoning 
regulations, local governments may ease restrictions on certain regulations such as building size or setback 
through an application for a variance.46 However, any action to rezone or grant a variance must be consistent with 
the local government’s comprehensive plan. 
 
To properly notice a regular or special meeting to enact or amend a county ordinance, including applications for 
rezoning, the board of county commissioners must provide a notice of intent to consider such ordinance or 
application for rezoning at least 10 days before such meeting by publication as provided in Chapter 50, F.S. A copy 
of such notice must be kept available for public inspection during the regular business hours of the office of the 
clerk of the board of county commissioners. The notice of proposed enactment must state the date, time, and place 
of the meeting; the title or titles of proposed ordinances; and the place or places within the county where such 
proposed ordinances may be inspected by the public. The notice must also advise that interested parties may 
appear at the meeting and be heard with respect to the proposed ordinance.47 
 

                                                             
36 S. 163.3164(26), F.S. 
37 S. 163.3202(1), F.S. 
38 S. 163.3202(3), F.S. 
39 Ss. 125.01055 and 166.04151, F.S. 
40 “Density” means an objective measurement of the number of people or residential units allowed per unit of land, such as 
residents or employees per acre. S. 163.3164(12), F.S. 
41 “Intensity” means an objective measurement of the extent to which land may be developed or used, including the 
consumption or use of the space above, on, or below ground; the measurement of the use of or demand on natural resources; 
and the measurement of the use of or demand on facilities and services. S. 163.3164(22), F.S. 
42 Richard Grosso, A Guide to Development Order "Consistency" Challenges Under Florida Statutes Section 163.3215, 34 J. Envtl. L. 
& Litig. 129, 154 (2019) citing Brevard Cnty. v. Snyder, 627 So. 2d 469, 475 (Fla. 1993). 
43 See, e.g., Indian River County, Planning and Development Services FAQ (last visited Feb. 11, 2026). 
44 See e.g., City of Tallahassee, Application for Rezoning Review (last visited Feb. 11, 2026). 
45 See id. and City of Redington Shores, Planning and Zoning Board (last visited Feb. 11, 2026). 
46 See e.g., City of Tallahassee, Variance and Appeals and Seminole County, Variance Processes (last visited  Feb. 11, 2026). 
47 S. 125.66(2)(a), F.S. 

https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3164&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3202&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3202&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=125&section=01055&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=166&section=04151&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3164&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3164&BillId=82844
https://scholarsbank.uoregon.edu/server/api/core/bitstreams/02453f03-604a-45ce-b9e1-8f1a23db6c93/content
https://indianriver.gov/services/community_development/faq.php#faq-questions-33
https://www.talgov.com/Uploads/Public/Documents/place/zoning/cityrezinfsh.pdf
https://townofredingtonshores.com/boards-committees/
https://www.talgov.com/Uploads/Public/Documents/growth/forms/boaa_variance.pdf
https://www.seminolecountyfl.gov/departments-services/development-services/planning-development/boards/board-of-adjustment/variance-process-requirements
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=125&section=66&BillId=82844
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To properly notice an action to enact or amend a municipal ordinance, including applications for rezoning, the 
proposed ordinance may be read by title, or in full, on at least 2 separate days and must, at least 10 days prior to 
adoption, be noticed once in a newspaper of general circulation in the municipality. The notice of proposed 
enactment or amendment must state the date, time, and place of the meeting; the title or titles of proposed 
ordinances; and the place or places within the municipality where such proposed ordinances may be inspected by 
the public. The notice must advise that interested parties may appear at the meeting and be heard with respect to 
the proposed ordinance.48 
 
Ordinances or resolutions that change the actual list of permitted, conditional, or prohibited uses within a zoning 
category or ordinances or resolutions initiated by the local government that change the actual zoning map 
designation of a parcel or parcels of land must follow additional enhanced notice requirements: 

 If the area affected is less than 10 acres, the local government must notify by mail each property owner and 
hold a public meeting to discuss the ordinance or resolution before passage.  

 If the area affected is 10 acres or greater, the local government must hold two separate meetings to discuss 
the changes, and notice the public through either mail to each property owner or to the public generally by 
newspaper.49 

 
Local governments may also have additional notice procedures, including for rezoning.50  
 
Comprehensive rezonings affecting a large portion of the public are legislative in nature, and are subject to the 
fairly debatable standard of review, while rezoning actions that can be viewed as policy application, rather than 
policy setting, and which have an impact on a limited number of persons or property owners, are quasi-judicial in 
nature, and are properly reviewable by petition for certiorari on which they are subject to strict scrutiny and to 
substantial evidence standard.51 
 
Concurrency 
In the context of comprehensive planning, “concurrency” refers to the concept of providing additional public 
facilities necessary to achieve and maintain standards of service in the community in a timely manner in response 
to increased demand caused by development.52 All local government comprehensive plans must provide for 
concurrency in providing public facilities and services for sanitary sewer, solid waste, drainage, and potable water, 
but local governments may extend concurrency requirements to other public facilities such as transportation and 
schools.53 When concurrency is applied to other public facilities and services, the local comprehensive plan must 
provide sufficient principles, standards, and adopted levels of service to guide its implementation.54 Concurrency 
requirements apply to state facilities and other public facilities to the same extent as all other facilities and 
development.55  
 
One method of funding local government concurrency requirements is through the adoption and imposition of 
impact fees on new development. Local governments impose impact fees to fund infrastructure56 needed to expand 
local services to meet the demands of population growth caused by new development.57 The types of impact fees 
charged and the timing of their collection after issuing a building permit are within the discretion of the local 

                                                             
48 S. 166.041(3)(a), F.S. 
49 See ss. 125.66(5) and 166.041(3), F.S. 
50 For example, see Sec. 27-149, City of Tampa, Florida Code of Ordinances. 
51 Brevard Cnty. v. Snyder, 627 So. 2d 469, 474-75 (Fla. 1993). 
52 See s. 163.3180(5)(d), F.S. See also, David M. Layman, Concurrency and Moratoria, 71 Fla. B.J. 49 (January 1997). 
53 S. 163.3180(1), (5), and (6), F.S. 
54 S. 163.3180(1)(a), F.S. 
55 S. 163.3180(4), F.S. 
56 “Infrastructure” means the fixed capital expenditure or outlay for the construction, reconstruction, or improvement of 
public facilities with a life expectancy of five or more years, together with specific other costs required to bring the public 
facility into service but excluding the costs of repairs or maintenance. The term also includes specific equipment. S. 
163.31801(3), F.S.  
57 S. 163.31801(2), F.S. Water and sewer connection fees are not impact fees. S. 163.31801(12), F.S. 

https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=166&section=041&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=122&section=66&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=166&section=041&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3180&BillId=82844
https://www.floridabar.org/the-florida-bar-journal/concurrency-and-moratoria/
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3180&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3180&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3180&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=31801&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=31801&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=31801&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=31801&BillId=82844
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government or special district authorities choosing to impose the fees.58 In general, a building permit must be 
obtained before the construction, erection, modification, repair, or demolition of any building.59 
 
Development Rights 
Land development, especially large-scale development, is completed in stages. During the development process, a 
landowner will often commence a particular land use activity in accordance with then-current zoning regulations 
that are amended at some later point in the development process in a manner that would prohibit the use. At this 
point, a landowner may claim a vested right to complete his or her project under the prior zoning regulations. 
Essentially, the landowner is asserting that when he or she commenced development activities under the prior 
zoning scheme, he or she acquired a property right, which cannot now be abridged by the government's exercise of 
its police powers, that is, the amended zoning ordinance.60  
 
Florida common law provides that vested rights may be established if a landowner or development has made a 
substantial change in position or has incurred extensive obligations that would make interfering with the acquire 
right inequitable in good faith reliance on an act or omission of government.61 
 
Florida law also allows for local governments to enter into development agreements with developers.62 These 
agreements are “contract[s] between a local government and a property owner/developer, which provides the 
developer with vested rights by freezing the existing zoning regulations applicable to a property in exchange for 
public benefits.”63 A development agreement must contain: 

 A legal description of the land subject to the agreement and the names of its legal and equitable owners. 
 The duration of the agreement. 
 The development uses permitted on the land, including population densities, and building intensities and 

height. 
 A description of public facilities that will service the development, including who will provide such 

facilities, the date any new facilities (if needed) will be constructed, and a schedule to assure public 
facilities are available concurrent with the impacts of the development. 

 A description of any reservation or dedication of land for public purposes. 
 A description of all local development permits approved or needed to be approved for the development of 

the land. 
 A finding that the development permitted or proposed is consistent with the local government's 

comprehensive plan and land development regulations. 
 A description of any conditions, terms, restrictions, or other requirements determined to be necessary by 

the local government for the public health, safety, or welfare of its citizens. 
 A statement indicating that the failure of the agreement to address a particular permit, condition, term, or 

restriction does not relieve the developer of the necessity of complying with the law governing said 
permitting requirements, conditions, terms, or restrictions.64 
 

Within 14 days after a local government enters into a development agreement, the local government must record 
the agreement with the clerk of the circuit court in the county where the local government is located, and such an 
agreement is not effective until it is properly recorded.65 A development agreement binds any person who obtains 

                                                             
58 See s. 163.31801(2), F.S. 
59 S. 553.79, F.S. 
60 35 Am. Jur. Proof of Facts 3d s. 385 (1996). 
61 Monroe Cnty. v. Ambrose, 866 So.2d 707, 710 (Fla. 3rd DCA 2003). 
62 S. 163.3220(4), F.S.; See ss. 163.3220-163.3143, F.S., known as the “Florida Local Government Development Agreement Act.” 
63 Morgran Co., Inc. v. Orange County, 818 So. 2d 640 (Fla. 5th DCA 2002); 7 Fla. Jur 2d Building, Zoning, and Land Controls § 
168 (2019) 
64 S. 163.3227(1) and (2), F.S.; 7 Fla. Jur 2d Building, Zoning, and Land Controls § 168 (2019). 
65 S. 163.3239, F.S.; 7 Fla. Jur 2d Building, Zoning, and Land Controls § 168 (2019). 

https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=31801&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=553&section=79&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3220&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3220&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3143&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3227&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3239&BillId=82844
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ownership of a property already subject to an agreement (successor in interest).66 A development agreement may 
be amended or canceled by mutual consent of the parties to the agreement or by their successors in interest.67 
 
Private Providers for Plans Review and Building Inspections 
Current law allows property owners and contractors to hire licensed building code officials, engineers, and 
architects, referred to as private providers,68 to review building plans, perform building inspections, and prepare 
certificates of completion.69 Private providers and their duly authorized representatives are able to approve 
building plans and perform building code inspections as long as the plans approval and building inspections are 
within the scope of the provider’s or representative’s license.  
 
When a private provider submits an application for a permit, the local building official may provide a written 
notice of plan deficiencies within certain prescribed time periods, which may lead to a permit denial,70 The local 
building official may visit a building site as often as necessary to verify that the private provider is performing all 
required inspections.71 A deficiency notice must be posted by the private provider, a duly authorized 
representative of the private provider, or the local building code enforcement agency whenever a noncomplying 
item related to the building code or the permitted documents is found.72 A local building code enforcement agency 
may audit the performance of building code inspection services by private providers operating within the local 
jurisdiction if the agency has created certain standard operating private provider audit procedures for the agency’s 
internal inspection and review staff.73 
 
If an owner or contractor opts to use a private provider for purposes of plans review or building inspection 
services, the local government must calculate the cost savings to its building department and reduce the building 
permit fees accordingly.74 Additionally, a local government may not charge a fee for building inspections when an 
owner or contractor uses a private provider but may charge a reasonable administrative fee for the clerical and 
supervisory assistance required.75 
 
Rural and Family Lands Protection Program 
The Rural and Family Lands Protection Program (RFLPP) is a land preservation program within Department of 
Agriculture and Consumer Services (DACS) that was created to protect agricultural lands through the acquisition of 
permanent agricultural land conservation easements.76  Through the RFLPP, DACS, on behalf of the Board of 
Trustees of the Internal Improvement Trust Fund (Board),77 is authorized to allocate money to acquire perpetual, 
less-than-fee interests in land, enter into agricultural protection agreements, and enter into resource conservation 
agreements.78  To qualify for acquisition, the agricultural land must protect the integrity and function of working 
landscapes, ensure opportunities for viable agricultural activities on working lands threatened by conversion to 
other uses, and meet at least one of the following public purposes: 

                                                             
66 A successor in interest is one who follows another in ownership or control of property. A successor in interest retains the 
same rights as the original owner, with no change in substance. Black’s Law Dictionary 1473 (8th ed. 2004); s. 163.3239, F.S 
67 S. 163.3237, F.S. 
68 A “private provider” is a person licensed as a building official, engineer, or architect, and includes licensed building 
inspectors and plans examiners who perform inspections for additions and alterations that are limited to 1,000 square feet or 
less in residential buildings. S. 553.791(1)(n), F.S. 
69 S. 553.791, F.S. 
70 S. 553.791(7), F.S. 
71 S. 553.791(9), F.S. 
72 Id. 
73 S. 553.791(20), F.S. 
74 “Such reduction may be calculated on a flat fee or percentage basis, or any other reasonable means by which a local 
enforcement agency assesses the cost for its plans review or inspection services.” S. 553.791(2)(b), F.S. 
75 S. 553.791(2)(b), F.S. 
76 Dept. of Agriculture and Consumer Services, Rural and Family Lands Protection Program,  (last visited Feb. 11, 2026).  
77 The Board consists of the Governor, Attorney General, Chief Financial Officer, and Commissioner of Agriculture. S. 253.001, 
F.S. 
78 S. 570.71(1), F.S. 

https://www.flhouse.gov/Statutes/2025/0163.3239/
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=163&section=3237&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=553&section=791&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=553&section=791&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=553&section=791&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=553&section=791&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=553&section=791&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=553&section=791&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=553&section=791&BillId=82844
https://www.fdacs.gov/Consumer-Resources/Protect-Our-Environment/Rural-and-Family-Lands-Protection-Program
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=253&section=001&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=253&section=001&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=570&section=71&BillId=82844
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 Promoting and protecting wildlife habitats. 
 Perpetuating open space on working lands that contain significant natural areas.  
 Protecting, restoring, or enhancing water bodies, aquifer recharge areas, wetlands, or watersheds.  
 Protecting agricultural lands threatened by conversion to other uses.79 

 
Under the RFLPP, lands must be acquired pursuant to a priority ranking.80  To develop the RFLPP priority list, 
DACS first reviews applications to evaluate the agricultural operation, whether best management practices are 
being implemented, and the suitability of the land for long-term agricultural use.81  This information is then 
compiled into an evaluation report and provided to the Rural and Family Lands Selection Committee (Committee), 
the members of which are appointed by the Commissioner of DACS.82  At a publicly noticed meeting, the Committee 
receives public comment, considers the eligibility of both new applications and projects on the existing priority list, 
and adopts a new list of projects in tiered priority order that qualify for acquisition under the RFLPP.83  The 
Committee must give preference to ranch and timber lands that are managed using certain sustainable practices.84  
The priority list is then sent to the Board for approval.85  The newly approved priority list supersedes any previous 
RFLPP priority lists.86  
 
Before a parcel may be approved for acquisition by DACS, an appraisal must be conducted.87 Where the estimated 
value of a parcel exceeds $5 million, two appraisals must be conducted. If both appraisals of a parcel exceed $5 
million and differ significantly, a third appraisal may be conducted. Fees associated with the appraisal process are 
paid by DACS.88  Appraisal reports are confidential and exempt from public records disclosure until an option 
contract is executed, if applicable, or until two weeks before a contract or agreement for purchase is considered for 
approval by the Board.89  However, DACS may disclose an appraisal report to a private landowner during 
negotiations for acquisition or to public agencies or nonprofit organizations that agree to maintain the 
confidentiality of the report when a joint acquisition of property is contemplated. 
 
Through the RFLPP, the state has acquired conservation easements for over 222,000 acres of working agricultural 
land.90  All perpetual easements acquired under the RFLPP must adhere to best management practices established 
by DACS.91 
 
Florida Wildlife Corridor 
A wildlife corridor is a network of connected wildlife habitats the existence of which is necessary “for the long-
term survival of and genetic exchange amongst regional wildlife populations.”92 Wildlife corridors prevent the 
fragmentation of wildlife populations “by providing ecological connectivity of the lands needed to furnish adequate 
habitats and allow safe movement and dispersal.”93 In 2021, the Legislature created the Florida Wildlife Corridor 
(Corridor)94 to preserve and protect a “vital habitat for wide-ranging wildlife, such as the Florida panther.”95 The 

                                                             
79 Id. 
80 S. 570.71(10), F.S. 
81 R. 5I-7.005, F.A.C 
82 R. 5I-7.007(1), F.A.C. 
83 R. 5I-7.007(4), F.A.C. 
84 S. 570.71(10), F.S., R. 5I-7.007(2), F.A.C. 
85 R. 5I-7.007(6), F.A.C. 
86 R. 5I-7.007(10), F.A.C. 
87 S, 570.715(1)(b)1., F.S. 
88 S. 570.715(1)(b)2., F.S. 
89 S. 570.715(5), F.S. 
90 Dept. of Agriculure and Consumer Services, Rural and Family Lands Protection Program, (last visited Feb. 11, 2026). 
91 R. 5I-7.014(3), F.A.C. 
92 S. 259.105(4)(g), F.S.  
93 Id. 
94 Ch. 2021-181, Laws of Fla. 
95 S. 259.1055(2), F.S. 

https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=570&section=71&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=570&section=71&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=570&section=715&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=570&section=715&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=570&section=715&BillId=82844
https://www.fdacs.gov/Consumer-Resources/Protect-Our-Environment/Rural-and-Family-Lands-Protection-Program
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=259&section=105&BillId=82844
https://laws.flrules.org/2021/181
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=259&section=1055&BillId=82844
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Corridor currently comprises almost 17.7 million acres of land, which include 9.6 million acres of conserved land96 
and 8.1 million acres of opportunity areas97 that do not have conservation status.98  
 
The Department of Environmental Protection is required to promote and encourage methods of investing in and 
protecting the Corridor, including encouraging all agencies that acquire lands to include in their land-buying efforts 
the acquisition of sufficient legal interest in opportunity areas to ensure the continued viability of the Corridor.99 
Because there is no land acquisition program specifically for acquiring lands that are located within the Corridor, 
initiatives such as the Florida Forever Program and the Rural and Family Lands Protection Program are used to 
acquire such lands. 
 
New Urban Design 
New urban design, also commonly referred to as new urbanism, is an urban design movement that focuses on 
traditional neighborhood principles in community planning, such as mixed commercial and residential land uses, 
close proximity between homes and work, and increased housing density.100 The concept gained popularity during 
the 1990s as a planning initiative designed to ameliorate the social and environmental consequences of sprawl, a 
landscape increasingly recognized and denigrated as auto-dependent, wasteful, and unsustainable. Hallmarks of 
new urban design include: 

 Livable streets arranged in compact, mixed use, walkable blocks. 
 Neighborhoods with a range of housing choices to serve people of diverse ages, ethnicities, and income 

levels. 
 Schools, stores, and other nearby destinations reachable by walking, bicycling, or transit service. 
 An affirming, human-scaled public realm where appropriately designed buildings define and enliven 

streets and other public spaces. 
 Communities and regions that are sustainable and resilient.101 

 
Affordable Housing 
Housing is considered affordable when it costs less than 30 percent of a family’s gross income.102 A family paying 
more than 30 percent of its income for housing is considered “cost burdened,” while those paying more than 50 
percent are considered “extremely cost burdened.” Severely cost burdened households are more likely to sacrifice 
other necessities such as healthy food and healthcare to pay for housing, and to experience unstable housing 
situations such as eviction. 
 
Affordable housing is defined in terms of household income. Resident eligibility for state and federally-funded 
housing programs is governed by area median income (AMI) or statewide median family income,103 published 
annually by the United States Department of Housing and Urban Development (HUD).104 The following are 

                                                             
96 “Conserved lands” means federal, state, or local lands owned or managed for conservation purposes, including, but not 
limited to, federal, state, and local parks; federal and state forests; wildlife management areas; wildlife refuges; military bases 
and airports with conservation lands; properties owned by land trusts and managed for conservation; and privately owned 
land with a conservation easement, including, but not limited to, ranches, forestry operations, and groves. S. 259.1005(4)(a), 
F.S.  
97 “Opportunity area” means those lands and waters within the Florida wildlife corridor that are not conserved lands and the 
green spaces within the Florida wildlife corridor which lack conservation status, are contiguous to or between conserved 
lands, and provide an opportunity to develop the Florida wildlife corridor into a statewide conservation network. S. 
259.1005(4)(e), F.S.  
98 Florida Wildlife Corridor Foundation, Maps (last visited Feb. 11, 2026).  
99 S. 259.1005(5), F.S.  
100 Matthew B. Anderson, New Urbanism, International Encyclopedia of Geography: People, the Earth, Environment and 
Technology, pp. 1-3 (2017).  
101 Congress for the New Urbanism, CNU invites applications for President and CEO (last visited Feb. 11, 2026). 
102 S. 420.0004(3), F.S. 
103 The 2025 Florida SMI for a family of four was $95,300. U.S. Dept. of Housing and Urban Development, FY 2025 Median 
Family Incomes for States, Metropolitan and Nonmetropolitan Portions of States (last visited Feb. 11, 2026). 
104 Id.  

https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=259&section=1005&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=259&section=1005&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=259&section=1005&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=259&section=1005&BillId=82844
https://floridawildlifecorridor.org/maps/
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=259&section=1005&BillId=82844
https://www.cnu.org/publicsquare/cnu-invites-applications-president-and-ceo
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=420&section=0004&BillId=82844
https://www.huduser.gov/portal/datasets/il/il25/FY25-Median-Attachment-State-Medians.pdf
https://www.huduser.gov/portal/datasets/il/il25/FY25-Median-Attachment-State-Medians.pdf
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standard household income level definitions and their relationship to the 2025 Florida statewide AMI of $95,300 
for a family of four (as family size changes, the income range also varies):  

 Extremely low income – earning up to 30 percent of AMI (at or below $28,590).105 
 Very low income – earning from 30.01 to 50 percent of AMI ($28,591 to $47,650).106 
 Low income – earning from 50.01 to 80 percent of AMI ($47,651 to $76,240). 107 
 Moderate income – earning from 80.01 to 120 percent of AMI ($76,241 to $114,360).108 

 
Florida Hometown Hero Program 
The Florida Hometown Hero Program is a homeownership assistance program administered by the Florida 
Housing Finance Corporation (FHFC).109 Under the program, eligible first-time homebuyers, servicemembers, or 
veteran may access zero-interest loans to reduce the amount of the down payment and closing costs by a minimum 
of $10,000 to a maximum of 5 percent or $35,000, whichever is less.110 Loans must be repaid when the property is 
sold, refinanced, rented, or transferred unless otherwise approved by FHFC. Repayments for loans made under this 
program must be retained within the program to make additional loans.111  
 
Loans under the program are available to qualifying homebuyers seeking first mortgages whose family incomes do 
not exceed 150 percent of the state or local AMI, whichever is greater, and are employed full-time by a Florida-
based employer.112 The borrower must provide documentation of full-time employment, or full-time status for self-
employed individuals. 
 
Challenges to Government Exactions 
A "prohibited exaction" is any condition imposed by the government on a property owner's proposed use of real 
property that lacks an essential nexus to a legitimate public purpose and is not roughly proportionate to the 
impacts of the proposed use that the governmental entity seeks to avoid, minimize, or mitigate.113 A property 
owner may bring an action to declare an exaction invalid and recover damages if:114 

 The prohibited exaction is imposed as a final condition for approval of the proposed land use; and 
 At least 90 days before filing the action, but no later than 180 days after the exaction is imposed, the 

property owner provides the government with certain written notice. 
 
The government has the burden to prove the exaction has an essential nexus to a legitimate public purpose and is 
roughly proportionate to the impacts of the proposed use that the governmental entity is seeking to avoid, 
minimize, or mitigate. The property owner has the burden of proving damages resulting from the prohibited 
exaction.115 
 
The prevailing party in such an action under the statute may recover attorney fees and costs, and if the court 
determines the exaction lacks an essential nexus to a legitimate public purpose, the court must award attorney fees 
and costs to the property owner.116 
 

                                                             
105 S. 420.0004(9), F.S. 
106 S. 420.0004(17), F.S. 
107 S. 420.0004(11), F.S. 
108 S. 420.0004(12), F.S. 
109 Ch. 2023-17, s. 35, Laws of Fla., codified as s. 420.5096, F.S. 
110 S. 420.5096(2), F.S. New loans issued during the 2025-2026 fiscal year are limited to person employed full-time by a 
Florida-based employer as a health care worker, school staff member, first responder, public safety or court employee, or child 
care worker, servicemembers, and veterans who are employed full-time by a Florida-based employer. Ch. 2025-199, s. 107, 
Laws of Fla., codified as s. 420.5096(6), F.S. 
111 S. 420.5096(5), F.S. 
112 S. 420.5096(3), F.S. 
113 S. 70.45(1)(c), F.S. 
114 S. 70.45(2) and (3), F.S. 
115 S. 70.45(4), F.S.  
116 S. 70.45(5), F.S. 

https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=420&section=0004&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=420&section=0004&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=420&section=0004&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=420&section=0004&BillId=82844
https://laws.flrules.org/2023/17
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=420&section=5096&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=420&section=5096&BillId=82844
https://laws.flrules.org/2025/199
https://laws.flrules.org/2025/199
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=420&section=5096&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=420&section=5096&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=420&section=5096&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=70&section=45&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=0070&section=45&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=70&section=45&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=70&section=45&BillId=82844
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Environmental Review 
Chapter 373, F.S., in part, places certain requirements on developers to protect water resources, such as requiring 
certain approvals from the Department of Environmental Protection (DEP) for constructing, repairing, or 
abandoning a water well.117 
 
Chapter 403, F.S., in part, places certain environmental protection requirements on developers, such as requiring a 
permit from DEP to operate, maintain, construct, expand, or modify a stationary installation that is reasonably 
expected to be a source of air or water pollution, unless exempted by DEP rule.118 
 
Additionally, upon the request of an applicant, DEP is authorized to enter into an ecosystem management 
agreement regarding any environmental impacts with regulated entities to better coordinate the legal 
requirements and timelines applicable to a regulated activity, which may include permit processing, project 
construction, operations monitoring, enforcement actions, proprietary approvals, and compliance with 
development orders and regional and local comprehensive plans. Entering into an ecosystem management 
agreement is voluntary for both the regulated entity and DEP.119 
 
An ecosystem management agreement may be entered into by DEP and regulated entities when DEP determines:120 

 Implementation of such agreement meets all applicable standards and criteria so that there is a net 
ecosystem benefit to the subject ecosystem more favorable than operation under applicable rules; 

 Entry into such agreement will not interfere with DEPs obligations under any federally delegated or 
approved program; 

 Implementation of the agreement will result in a reduction in overall risks to human health and the 
environment compared to activities conducted in the absence of the agreement; and 

 Each regulated entity has certified to DEP that it has in place internal environmental management systems 
or alternative internal controls sufficient to implement the agreement. 

 

                                                             
117 S. 373.313, F.S. 
118 S. 403.087, F.S. 
119 S. 403.0752(1), F.S. 
120 S. 403.0752(2), F.S. 

https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=373&section=313&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=403&section=087&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=403&section=0752&BillId=82844
https://www.flhouse.gov/Sections/Documents/loaddoc.aspx?FileName=&PublicationType=S&DocumentType=StatRev&chapter=403&section=0752&BillId=82844
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BILL HISTORY 

COMMITTEE REFERENCE ACTION DATE 

STAFF 
DIRECTOR/ 

POLICY CHIEF 
ANALYSIS 

PREPARED BY 
Intergovernmental Affairs 
Subcommittee 

12 Y, 2 N, As CS 12/11/2025 Darden Darden 

THE CHANGES ADOPTED BY THE 
COMMITTEE: 

 Allowed reserve area to be used for conservation easements and 
agreements as part of the Department of Agriculture and Consumer 
Services’ Rural and Family Lands Protection Program. 

 Revised affordable housing provisions to define affordability using the 
same definition used for state affordable housing programs. 

 Required any easements or property granted by the applicant to a state 
agency, local government, or water management district to be granted 
without charge. 

Commerce Committee 18 Y, 3 N, As CS 2/18/2026 Hamon Wright 

THE CHANGES ADOPTED BY THE 
COMMITTEE: 

 Allowed reserve areas to contain lakes, passive recreation, and uses of 
public benefit, which means uses including parks, active recreation, 
stormwater management facilities, flood control facilities, utility 
facilities, and reservoirs. 

 Prohibited reserve areas from containing golf courses, data centers, or 
solar farms. 

 Prohibited land contained in a conservation easement before July 1, 
2026, from qualifying as reserve area.  

 Required at least 70 percent of the reserve area to be contiguous.  
 Prohibited uses of public benefit from exceeding 15 percent of the 

reserve area.  
 Required the local government’s staff to review an application for a 

blue ribbon project (BRP) in the same manner as it reviews 
applications for rezonings. 

 Required a BRP to have two public hearings, the first at the local 
government’s land planning agency and the second at the local 
government’s council or commission, noticed by the local government 
in the same way as applications for rezonings.  

 Provided that an approved BRP acts as a site-specific text amendment 
to the local government’s comprehensive plan and as an overlay 
district that adheres to the comprehensive plan’s future land use map.  

 Allowed a BRP plan to depict conceptual locations of and plans for 
certain required BRP elements.  

 Removed the authorization for an applicant to appeal the denial of a 
BRP to the Department of Commerce, and instead allows an applicant 
to appeal such denial by filing a de novo action requiring the local 
government to approve the application if the applicant demonstrates 
that its application is compliant with the bill.  

 Allowed a local government’s approval of a BRP to be appealed like a 
challenge to a comprehensive plan or plan amendment. 

 Required a BRP to comply with Ch. 373, F.S., related to water resources, 
and Ch. 403, F.S., related to environmental control.  

 Provided that the protection of regionally significant natural resources 
within the reserve area is determined to be a net ecosystem benefit. 
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State Affairs Committee     

 
------------------------------------------------------------------------------------------------------------------------------------- 

THIS BILL ANALYSIS HAS BEEN UPDATED TO INCORPORATE ALL OF THE CHANGES DESCRIBED ABOVE. 
------------------------------------------------------------------------------------------------------------------------------------- 

 
 
 


