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goals. Redevelopment may also be 

supported by programs such as Community 

Redevelopment Areas, Enterprise Zones, 

or other mechanisms to foster new 

investment and redevelopment in an area. 

 

In an ideal situation, a redevelopment plan 

is approved, onsite demolition begins right 

away, blight disappears, and in short order 

new vertical construction rises from the 

ashes.  Often, however, this is not the 

actuality. What happens in the time 

between when a site plan is approved for 

redevelopment of a property and the 

project breaks ground? This is a real 

challenge that many planners (and property owners) 

face, especially during the current economic 

downturn. What was approved may not become an 

immediate reality.  
 

The challenges 

surrounding 

redevelopment can 

begin immediately. 

When dealing with 

redevelopment, it is 

important to 

remember that you canôt always treat these types of 

sites as you would new greenfield development. You 

are not always left with the ñclean slateò that makes 

life easier for engineers and land planners. In addition 

to meeting the development goals and various 

regulatory standards, the property owner or 

developer wants to make it through the approval 

process of the local municipality with the least 

number of headaches. To facilitate the review 

process, applicants may choose to ñprofferò or 

condition their site plan as a part of a rezone 

application or other land use change. While this can 

be a smart move in gaining approval, it can lead to 

problems down the road. To give an example: 
 

A church has acquired surrounding property for 

expansion of their campus to include a daycare, 

expanded fellowship hall, and future plans for a mixed-

use building containing office on the ground floor and 

residential above. There are existing residential units 

on a few of the acquired lots and the proposal requires 

rezoning of the property from residential to office and 

site plan approval. There are concerns from nearby 

BY: COURTNEY MENDEZ, AICP 

Redevelopment and smart growth are concepts 

near and dear to many planners. That doesnôt 

mean they are easy to implement. 

Redevelopment, in itself, carries a whole host of 

challenges. Those of us who work in older 

municipalities and those nearing build-out are 

familiar with them: site constraints, conflicts 

between existing and future land uses, and 

neighborhood opposition, to name a few. 

Redevelopment can also have significant 

advantages over greenfield development, such 

as existing infrastructure, increased land 

efficiency (particularly in transitioning to mixed-

use), location, and meeting other smart-growth 
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As we are winding down 2011, I am truly 

thankful for all of the hard work of our FPZA 

members.  We have accomplished several 

exciting initiatives that support our mission to 

provide educational opportunities to our 

membership since hosting our June 2011 

State Conference in Naples.   

 

I want to personally thank the Surf Coast Chapter, under the 

leadership of President John Thomson, for all of their efforts in 

planning and facilitating a very successful Regional Forum entitled 

ñIncorporating Trails into the Planning of our Communitiesò held 

Friday, October 14th, at the Historic DeBary Hall. The Forum 

provided for 2.5 AICP credits with over eighty participants in 

attendance.  A special thank you to Volusia County 

Councilwoman Pat Northey for her insightful opening remarks and 

to the speaker panelists including Tara McCue (East Central 

Florida Regional Planning Council), Mighk Wilson (Metroplan 

Orlando), Karl M. Soderholm (ETM, Inc.), Bobby Howell (City of 

Winter Springs), and Bryan Nipe (Seminole County) for their 

informative and entertaining presentations.  We are working to 

post the speakers PowerPoint presentations on the FPZA website 

at www.fpza.org.  

 

We are now in the process of planning a January 27, 2012, 

Regional Forum in Bonita Springs at the Bonita Springs Fire 

Control and Rescue District (South Lee Command Center) that 

will focus on a tour of the Center and presentations on the 

Statewide Regional Evacuation Study and redevelopment in the 

Coastal High Hazard Area.  The event will be graciously hosted by 

the Calusa Chapter, and the State Board Meeting will be held on 

the following day. 
 

Another way that we are continuing to provide educational 

opportunities to our membership is through our recent 

sponsorship of the University of Central Florida (UCF) School of 

Public Administrationôs Urban and Regional Planning 

Distinguished Lecture Series.  Three events are planned for the 

2011-2012 academic year to not only benefit the students and 

faculty at UCF but also the entire planning community.  The 

events are focused on three areas of concentration in the Master 

of Urban and Regional Planning Program, including environmental 

planning, healthy communities, and transportation planning, with 

the first event on Healthy Community Planning (free to the public 

and 1.00 AICP credit has been requested) held November 9, 

2011.   
 

Our Chapters also continue to fulfill our educational mission each 

month.  The Central Florida Chapter continues to plan for the State 

Conference that will be held at the Embassy Suites in downtown 

Orlando June 20-23, 2012.  Thank you to the Central Florida 

Chapter Board of Directors for all of your work to execute another 
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of the scope of allowed ñminor modificationsò to 

the approved plan because the existing building 

didnôt fit the confines of what was shown on the 

approved plan. In addition, the required 

improvements for the first phase could not be 

reasonably accomplished along with the proposed 

retrofit of the existing building. In essence, the 

zoning code and approvals granted forced a 

determination of no action.  
 

There is an implied level of certainty that is provided 

in a site plan approval, especially when rezone and 

site plan applications are bound together. The 

surrounding property owners will know exactly what 

is coming in the future and the municipality is 

ensured that the proposed use and design are true 

to the intent of the zoning they granted for the 

property. However, is that always the best thing? 

This can also lead to buildings sitting vacant until 

they are demolished and lost economic opportunity, 

which is in no oneôs best interest.  
 

Could this case have been avoided? Yesðdo not 

proffer a site plan unless it is absolutely necessary. 

Concurrent site plan approval can be equally 

appropriate, but does not have the same long-term 

implications because it is often much easier to 

amend a site plan rather than reopen the full 

analysis of a rezone or other land use change. If 

you do decide to proffer a site plan, be clear on 

future development plans and timelines when 

creating the proposed land use plan. If there is 

the possibility for a transition in uses, develop a 

thoughtful mid-term plan. This may include 

phasing, use and disposition of existing 

structures, allowable uses and intensity, and the 

parameters for reviewing those changes. Be sure 

to include the mid-term plans in your discussions 

with neighbors, community groups, the approving 

municipality, and other stakeholders. Finally, be 

clear on what your approvals do and do not 

allow, particularly before potential purchasers or 

leaseholders become involved.   
 

This is a classic example of the challenge in finding 

the balance between flexibility and predictability in 

land use regulation. Benjamin Franklin said: ñLaws 

too gentle are seldom obeyed; too severe, seldom 

executed.ò Franklinôs quote holds true for zoning 

laws too. Zoning laws and processes are in place 

to protect the public interest and execute a vision 

for existing and future development. When too 

confining, they can become impediments to that 

vision. However, too much flexibility can take us 

down the wrong path as well. Good luck in walking 

that middle path, and be ready for the occasional 

detour along the way.  
 
Courtney Mendez is a Senior Planner with the City of 

Sarasota. She has experience spanning both the 

public and private sectors, and has worked on a variety 

of infill and redevelopment projects.  
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successful State Conference as well as a strong 

program.  The Calusa Chapter recently hosted an 

educational kayak trip and a series of events, the 

First Coast Chapter planned an educational 

seminar in October and their Annual Awards Gala, 

the Gulf Coast Chapter recently held an event on 

the River Walk Project in Bradenton and is 

planning their Holiday Lunch, and the Surf Coast 

Chapter has held several events this year and is 

planning for several more as well as hosting their 

3rd Annual Gala in December. 

 

At our last State Board meeting on October 15th 

held at Stetson University in Deland, we 

unanimously approved a 2012 balanced budget.  

Thank you to Courtney Mendez, our Vice 

President of Financial Affairs, for preparing a 

sound proposed budget and for keeping the 

discussion focused and efficient.  Brady Woods, 

our President Elect, has worked diligently this year 

with the Central Florida Chapter Board to host the 

State Conference as well as manage the AICP 

credit process for our chapters and reported on our 

progress to date.  Paula McMichael, our Vice 

President of Membership Services and OVERVIEW 

Editor, continues to produce an outstanding 

OVERVIEW newsletter on schedule, maintains the 

LinkedIn page and reported on the recent Calusa 

Chapter activities.  Rachel Layton, our Immediate 

Past President, continues to provide invaluable 

leadership and direction to the Board and serves as 

an important liaison to the Gulf Coast Chapter and 

reported on recent Chapter events.  The State Board 

of Directors and Wanda Classe, our Administrative 

Coordinator, made valuable contributions to make 

decisions on each agenda item.  All of your efforts 

and support keep FPZA relevant as do all of the 

FPZA members.   

 

I am excited about the upcoming events we have 

planned and look forward to seeing you at our next 

Regional Forum.  Please feel free to contact me with 

any concerns, ideas or suggestions you may have 

for future FPZA events. 

SAVE THE DATE! 

60th Annual FPZA State Conference 

¶ June 20-23, 2012 

¶ Embassy Suites Hotel 
Downtown Orlando 

 
Contact Matt Boerger (mboerger@ecfrpc.org) or 

Amye King (aking@lakecountyfl.gov) for more 

details, and keep checking www.fpza.org for 

updated information. 

PRESIDENT Continued from page 2  

REDEVELOPMENT continued from page 1  

residents regarding parking, layout, buffering and 

other impacts of the expanded use. The applicant 

chooses to proffer the site plan as a condition of 

the rezone approval. The rezone and site plan 

approval are approved.  
 

Six months pass, and someone comes in that 

would like to convert one of the existing houses 

into a small law office. This use is consistent with 

the new zoning approved for the property, but 

cannot be approved because it is not consistent 

with the site plan tied to that zoning. As it is a new 

use, it is not covered by provisions for legally 

existing nonconforming uses.  

Was this situation a function of flawed land 

planning or review? Not necessarily. In the 

above example, the redevelopment of the site 

was thought out through its phases. For 

example, shared parking, landscaping, 

buffering, stormwater and infrastructure 

improvements were included in the first phase 

of development to ensure that they were in 

place for future development on the site. The 

adopted program provided some flexibility in the 

order and timing of future development after the 

first phase was completed. However, as soon 

as there was a proposed variation from that 

plan, things got difficult. The change fell outside 

mailto:mboerger@ecfrpc.org
mailto:aking@lakecountyfl.gov
http://www.fpza.org/
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Floridaôs Corporate Income Tax. Among the original 

ideas: cut state employee workforce by 5 percent 

(saving $300 million); veto all pork-barrel spending; 

"market-based salaries" for corrections staff; a freeze 

on all new regulations; reduce property taxes by $1.4 

billion, but protect school funding; and eliminate the 

corporate income tax. 
 

However, what started as 1.7 million new jobs has 

undergone a major shrinkage. It is now 700,000 

jobs and includes all jobs created, regardless of 

whether any section of his 7-7-7 plan has been 

passed by the Legislature.  
 

The zero-sum version of the 7 -7-7 plan  

Governor Scott was confronted about his new job 

calculations by conservative talk show host Bud 

Hedinger in Orlando. He asked the Governor 

whether he was being disingenuous with his new 

jobs formula. In the interview with Hedinger, Scott 

stated that as long as he did not make the jobless 

situation worse than when he came into office, he 

was meeting his obligation as Governor. The 7 7 7 

plan that day sounded like 7 minus 7 equals zero. 
 

Does a governor create jobs?  

Despite the Governorôs shifting calculus on jobs, a 

fundamental question raised by Governor Scott is 

whether a governor is responsible for creating jobs. 

A large part of the stateôs economy is controlled by 

national and international market forces that a 

governor does not control, yet it does not stop 

THE 411 ON RICK SCOTTôS 7-7-7 PLAN 
BY TOM BROOKS 

ñWhen Governor Scott was running for Governor, the 

cornerstone of his campaign was his jobs plan. The 

plan promises 700,000 jobs in seven years above the 

one million jobs that would come from normal 

economic and population growth,ò so noted the St. 

Petersburg Times recently. Since the plan has seven 

steps, it's called the 7-7-7 plan.  
 

To put these numbers in perspective, a healthy 

national economy would normally generate anywhere 

from 125,000 to 140,000 new jobs per month just to 

keep pace with population growth in the labor force. In 

the last 11 years, neither President Bush nor 

President Obama has had job creation numbers 

close to these Labor department figures. Only under 

President Clinton, from January 1993 to January 

2001, were job growth figures in excess of the normal 

labor market population growth.  

 

Scott ós campaign promise said, ñAs Governor, Iôll be 

Floridaôs Job Creator-in-chief. Iôll be focused on putting 

Floridians back to work, not securing my next political 

job, and Iôll be accountable to taxpayers not beholden 

to special interest. My 7-7-7 Economic plan will grow 

the economy, create jobs and increase wages.ò 

 

The seven tenets of Scottôs plan were: Accountability 

Budgeting; Reduce Government Spending; Regulatory 

Reform; Focus on Job Growth and Retention; World 

Class Universities; Reduce Property Taxes; Eliminate 

politicians from both parties making promises on 

jobs they really cannot create or keep. One could 

argue that even when the economy in a state is 

successful, the stateôs governor may have done 

nothing to help or harm it. Conversely, the 

economy in a state could be awful, even though 

the Governor made policy moves to improve the 

economy. Governor Reuben Askewôs economic 

performance in the state declined when Florida 

was hit by a gasoline shortage as a result of the 

Arab oil embargo. It probably did not matter who 

was the governor of Florida in 1974ðthe stateôs 

economy was going to suffer as a result of the gas 

shortage. The voters re-elected Askew in 1974 

despite the bad economy, likely for this reason. 
 

The shifting language of political promises  

Despite the growth of political information from the 

internet political blogs, newspapers, 24-hour news 

networks, and homemade news videos on 

YouTube, it is amazing how often promises can be 

walked back to an alternate reality. Scottôs 7-7-7 

went from 1.7 million jobs to be created to 700,000 

jobs to floating a new trial balloon of zero jobs. For 

now, it looks like 700,000 jobs is the Governorôs 

story and he is sticking to itðas of this writing. 

 

Tom Brooks has been a planner for 24 years and 

monitors Growth Management Legislation for Volusia 

County and is on the Florida APA Legislative 

Committee. 

November 9, 2011 ðHealthy Communities - Dr. Arthur ñChrisò Nelson 

Director, Metropolitan Research Center City & Metropolitan Planning, 

University of Utah. 

Time: 6:30 p.m.  ï 9:30 p.m. 

Location:  Florida Hospital Ginsburg Tower, Warner Auditorium 

601 East Rollins St., Orlando, FL  32803 

Panelists:  Moderator:  Dr. MaryAnn Feldheim, UCF Dept. of Public 

Administration 

-Lisa Portelli, Winter Park Health Foundation 

-Lake Nona representative  

 

February 8, 2012ðTransportation & Energy - Mr. Christopher Steiner   

Staff writer for Forbes Magazine and author of New York Times Bestseller:  

$20 Per Gallon; How the Inevitable Rise in the Price of Gasoline Will 

2011-2012 URBAN & REGIONAL PLANNING LECTURE SERIES  
FPZA continues its support of planning education in Florida with a sponsorship of the 2011-2012 Urban and 

Regional Planning Lecture Series at UCF. These lectures are free to FPZA members and AICP CM credits have 

been requested. 

TENTATIVE SCHEDULE OF EVENTS 

Change Our Lives for the Better. 

Time:  6:30 p.m.  ï 9:30 p.m. 

Location:  Florida Hospital Ginsburg Tower, Warner Auditorium 

601 East Rollins St., Orlando, FL  32803 

Panelists:  TBD 
 

April 11, 2012ðEnvironment - Mr. Craig Pittman   

Journalist and environmental author of Paving Paradise: Floridaôs 

Vanishing Wetlands and the Failure of No Net Loss and Manatee 

Insanity: Inside the War Over Floridaôs Most Famous Endangered 

Species. 

Time: 6:30 p.m.  ï 9:30 p.m. 

Location: Florida Hospital Ginsburg Tower, Warner Auditorium 

601 East Rollins St., Orlando, FL  32803 

Panelists: TBD 
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involved to provide the Growth Management 

expertise. The 2010 Regional Evacuation Study 

supersedes all other Hurricane Evacuation 

Studies; it is recognized as the best available 

data and is the professionally accepted analysis 

for comprehensive plan amendments for the 

State of Florida. This Study defines the Coastal 

High Hazard Area (CHHA) and  the Hurricane 

Vulnerability Zone and provides a benchmark to 

measure the impact of development on 

clearance times and shelter demand for the 

purposes of mitigation.  

 

The result of this process is an Evacuation 

Study for each Region in Florida that while 

unique to its Region, was completed using the 

same methodology as the other Regions across 

the State. The Study itself is made up of eight 

(8) Volumes. In total, there are over 140 

volumes with over 30,000 pages in the 

completed Study for the State of Florida. 

 

To ensure a state-of-the-art document, SRESP 

took advantage of the most current 

technologies. LiDAR data, which provides 

extremely accurate elevation data, is the 

building block to the storm surge inundation 

modeling process. The Storm Surge Inundation 

Modeling (SIM) tool utilizes an ArcGIS platform 

with Spatial Analyst to produce storm surge 

zones for Category one (1) through five (5) 

storms. It produces and maps storm surge in a 

matter of hours. The use of such emerging 

technology and the creation of new tools set this 

Study apart from those previously completed by 

increasing the level of accuracy, efficiency, and 

effectiveness of our document. 

 

To build upon the newly designed evacuation 

transportation model, the TIME (Transportation 

Interface for Modeling Evacuations) tool was 

developed. It allows planners a way to run future 

evacuation scenarios, while using a unique set 

of parameters (roadway improvement, new 

housing development, etc.) to determine the 

effects on evacuation clearance times and 

shelter demand within a County and throughout 

the Region. These groundbreaking modeling 

efforts will forever change the methodology used 

for evacuation analysis. 

 

Both the State of Florida and the Nation have 

recognized the value and achievement of the 

State of Floridaôs Regional Evacuation Study 

Program. Over the last year, the Study has won 

several awards, including the Outstanding 

Public Study award from the Florida Planning 

REGIONAL PLANNING 
COUNCILS UPDATE 
EVACUATION PLANS  
BY: BRIAN TEEPLE, AICP 

 

Following the destructive 2004 and 2005 

hurricane seasons, the State of Floridaôs 

Legislature appropriated $29 million for the 

purpose of hurricane evacuation planning. The 

Statewide Regional Evacuation Study 

Program  (SRESP) began in 2006 as a direct 

result of this funding.  

 

The majority of funding, $24.5 million, went to the 

flight of LiDAR data, which provides elevation 

data for the entire coastline of Florida with an 

elevation point every 6 inches. This data greatly 

improves the accuracy of the SLOSH (Sea, Lake 

and Overland Surge from Hurricanes) Model and 

Surge Inundation Model results. An additional 

$4.5 million was spent to design state-of-the-art 

products to advance the study of evacuation 

planning. The money was spent to utilize new 

technology in creating an Evacuation Study for 

each of Floridaôs eleven (11) regions. Most 

importantly, the same methodology was applied 

statewide. This was an unprecedented strategy, 

as no other State had approached evacuation 

planning in this way.  The Northeast Florida 

Regional Council lead this statewide effort with 

all of Floridaôs eleven Regional Planning 

Councils being responsible for completion of 

their own regionôs study. 

 

To achieve consistent methodology, 

collaboration and partnership were priorities. 

SRESP required the coordination of local, 

regional, State, and Federal Agencies.  The 

Federal Emergency Management Agency 

(FEMA) and National Oceanic and Atmospheric 

Administration (NOAA) played key roles in the 

funding of the program and the modeling of the 

SLOSH basins. State agencies within Florida, 

including the Division of Emergency 

Management, the Department of Transportation, 

and the Department of Community Affairs, 

worked tirelessly in order to achieve a 

methodology that was consistent and applicable 

across multiple disciplines.  

 

As Growth Management procedures and 

policies are also affected, the former State 

Department of Community Affairs, specifically 

the Division of Community Planning, was 

and Zoning Association and the Achievement 

Award from the National Association of Regional 

Councils. The National Association of 

Development Organizations recognized the 

Study with an Innovation Award and the 

Trailblazer Award, which is essentially the best 

of all award recipients.  
 

While the SRES Program came to a close, work 

continues. The data and resulting analysis of the 

Study impacted Emergency Management 

operations in all sixty-seven counties within the 

State of Florida. Building upon the technology 

developed as part of the Study, several pilot 

projects are underway to further model the storm 

surge in two ways. First is to provide a depth 

analysis of the storm surge and second, to model 

the storm surge based on specific directions of 

approaching storms. This will provide Emergency 

Management across the state with additional data 

to further their understanding and to enhance their 

operational plans and procedures. In the future, the 

level of technology available and the accuracy of 

the data will allow for the next generation of 

hurricane evacuation planning and decision-

making, based on the specific scenario of each 

individual storm.  

 

Brian Teeple is CEO of the Northeast Florida 

Regional Planning Council.  
 

Interested in learning more about the new 

evacuation studies? The next FPZA Regional 

Forum, hosted by the Calusa Chapter January 

27th in Bonita Springs, will focus on emergency 

management and planning, including the work 

of the SRES program.  
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DEBARY, Fla. ï The SurfCoast Chapter of the 

Florida Planning and Zoning Association 

(FPZA) held a regional forum on trails and 

how investment in trails can promote eco-

nomic development. The luncheon event was 

held October 14, 2011, at historic Debary Hall. 

Special thanks go to Volusia County Council 

Vice Chair Patricia Northey for introducing the 

event and for her support of the forum. The 

event was well-attended by over 80 persons of 

various professional backgrounds and interest.  

 

Speakers included planners and landscape 

architects from central and northern Florida. 

Tara McCue, AICP, a planner with the East 

Central Florida Regional Planning Council, 

gave an overview of the regional perspective 

on trail planning. Mighk Wilson from MetroPlan 

Orlando discussed how to design for bicycle 

and pedestrian users. Bobby Howell, a plan-

ner with Winter Springs, spoke about the town 

center and the importance of its trail connec-

tion. Bryan Nipe, the Greenways and Natural 

Lands Manager for Seminole County, talked 

about Seminole Countyôs trails and their mar-

keting efforts to label the County as a green 

destination. Finally, Karl Soderholm, Vice 

President and Director of Landscape Architec-

ture at England-Thims & Miller, Inc. gave an 

overview of the St. Johnôs River to Sea Loop 

trail, a nearly 300-mile trail that will loop 

through five counties and connect St. 

Augustine to the Kennedy Space Center. 
 

There were slide shows presented by each 

speaker as well as a question and answer 

session for the panel of speakers. One ques-

tion related to federal funding and whether 

ISTEA funds were still available. The re-

sponse was that federal funding is becoming 

more uncertain as budget trimming occurs but 

that Congressman John Mica (R) Winter Park 

has been a friend of trails. Mr. Mica was in-

volved in the signing of the agreement for the 

River to Sea Loop. 
 

The forum was also attended by Mayor Bob 

Garcia of the City of DeBary. He praised the 

trail-building efforts in Volusia County and 

gave an example of international tourists stay-

ing in DeBary in order to use the local Spring 

to Spring Trail and the East Central Regional 

Rail Trail. In culmination, participants were 

given the opportunity to tour historic DeBary 

Hall and to ride the Spring to Spring Trail to 

Gemini Springs and Lake Monroe Park. 
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