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Built 
environment 

and people



Built environment 
matters for…

Affordability

Environment

Quality of life

Human health

Economy



Photo credit: DPZ Design Co



ERIC DAMIAN KELLY, COMMUNITY PLANNING AN INTRODUCTION TO THE COMPREHENSIVE PLAN 187 (SECOND EDITION, ISLAND PRESS 2010)







Directions from: 13424 Summer Rain Dr, Orlando, FL 32828

To: 1579 Anna Catherine Dr, Orlando, FL 32828







In the following 
pictures, ask—

• In this place, what is ‘normal’ human behavior? 

• If I were there, would I consider walking? 

• If I were a real estate developer, what would I build?



St. Johns County, Florida Orlando, Florida

Gainesville, Florida Palm Beach County, Florida



Image: Miami Beach, Florida, Apple Maps Image: Key West, Florida, Apple Maps

Image: St. Augustine, Florida, Apple Maps Image: Alachua County, Florida, Apple Maps



Consumer demand 
for certain land 
uses and urban 

design

Real estate 
development

Regulation of built 
environment



Aerial photograph of Overton and downtown Miami, Florida in 2025. Image credit: Google Maps.Aerial photograph of Overton and downtown Miami, Florida in 1958. Image credit: The University of Florida Map & 
Imagery Library, Aerial Photography: Florida Collection.



Aerial photograph of downtown Tampa, Florida in 1957. Image credit: The University of Florida Map & Imagery 
Library, Aerial Photography: Florida Collection.

Aerial photograph of downtown Tampa, Florida in 2017. Image credit: Apple Maps.



Mashpee Commons suburban retrofit

Image credit: Cape Code Times

Image credit: Google MapsImage credit: Congress for the New Urbanism

Image credit: Google Maps



Mizner Park
• Florida example 

• Images from Retrofitting Suburbia 
by Dunham-Jones and Williamson



Single family 
residential 
retrofit example

• Images from Sprawl 
Repair Manual by 
Tachieva

“Before” diagram

“After” diagram

“Before” illustration

“After” illustration



Form based 
codes



Euclidean
• Named for Euclid v. Ambler, 

U.S. Supreme Court decision 
approving local government 
zoning 

• Based on U.S. Department of 
Commerce model 

• Focus on land use, building 
height, and setbacks 

• Has led to use-segregated 
communities

Form-based
• Product of new urbanism 

• Explicitly conceived as alternative 
to Euclidean zoning 

• Focus on appropriate 
development for urban, suburban, 
and rural areas 

• Addresses community-scale and 
development-scale regulation 

• Still regulates land use, building 
height, and setbacks



Big scale 

Small scale 

Transect 

SmartCode

Topics



Big scale

At the scale of community design—subdivision, street layout, developing public 
infrastructure—development decisions are long-lasting and resistant to change.



Pierre Charles L’Enfant plan for Washington, 1791



James Edward Ogelthorpe Plan for Savannah, Georgia, 1733



John Nolen plan for Venice, Florida, 1926



Plat book 10, Page 40 Official records of Miami-Dade County

Plat of downtown Coral Gables, Florida

Apple Maps

Aerial photograph of downtown Coral Gables, Florida





District of Columbia Municipal Regulations, Title 11 Zoning, Zoning Map
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Small scale

Site planning regulations determine how people interact with development 

Differences in setbacks, building orientation, or amount of parking 
welcome or discourage people walking







New urbanist concept 

What form based codes use instead of Euclidean zoning designations 

Organization based on how urban development should be

Transect



Natural transect



Urban transect



Regulating the transect



Many applications: 
FDOT Context Classification Guide 



Florida 
Department of 
Transportation

“The context classification of a roadway informs 
decisions made during FDOT’s various project 
development phases, so that state roadways are 
planned, designed, constructed, and maintained 
to support safe and comfortable travel for their 
anticipated users. Context classification helps 
identify the anticipated users of the roadway.” 

-FDOT Context Classification Guide



Examples

City of Miami 

Osceola County 

City of Gainesville 

Orange County



City of Miami



Miami 21 Timeline
• Mayor Manny Diaz proposed in 2005 

• Duany Plater-Zyberk authored code and city adopted in 2009 

• First comprehensive review began in 2019



Miami 21
Based on SmartCode 

Generally well-received and credited with improving quality of 
development 

Critiques focus on: 

• Special Area Plans, negotiated development standards for developments 
on more than 9 acres of land 

• Gentrification
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Osceola County



County prescribes street network and development for intended-growth 
areas. 

Developing consistent with plan entitles developer to administrative 
approval (i.e., no hearing is required). 

Based on SmartCode



Caption



Caption



Caption



Caption



“[An applicant is entitled] to a ministerial approval of Concept 
Plans and the associated Development Plans which are prepared 
consistent with the framework elements as demonstrated on SLT 
Maps 2, 3, and 4. … Any adjustments made shall be the minimum 
required to address the condition or circumstance necessitating a 
change.”

-Osceola County Comprehensive Plan, Future Land Use Element, Policy 3-1.2.1



“The South Lake Toho Conceptual Master Plan represents one 
approach for achieving the desired buildout scenario for South 
Lake Toho … . [A]n alternate conceptual master plan may be 
prepared for the South Lake Toho area and proffered to the Osceola 
County Board of County Commissioners for consideration. 
Approval of an alternate conceptual master plan is dependent upon 
a showing that the proposal supports and furthers the buildout 
scenario and desired urban form … .”

-Osceola County Comprehensive Plan, Future Land Use Element Policy 3-1.14



Portion of completed development. Image Credit: Google Maps
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ELT 1: Development Program
DISCLAIMER:  The County specifically

disclaims any warranty, either expressed or implied, including, but
not limited to, the implied warranties of merchantability and fitness
for a particular use. The entire risk as to quality and performance is
with the requestor. In no event will the County or its staff be liable
for any direct, indirect, incidental, special, consequential, or other

damages, including loss of profit, arising out of the use of this data
even if the County has been advised of the possibility of such damages.

The requestor acknowledges and accepts the limitations of the
Data, including the fact that the Data is dynamic and is in a

constant state of maintenance, correction and update.
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East Lake Tohopekaliga Development Program from Osceola County Comprehensive Plan



City of Gainesville



“

”

Maximum block perimeters are defined Table V-2 for each 
transect. When development cumulatively includes 50% or 
more of the total project area, it shall be required to include 
new local streets or urban walkways and the resulting block(s) 
shall not exceed the prescribed maximum block perimeter. 
Figure V-1 below depicts a recommended approach to breaking 
down large blocks to provide a new street grid on a large site.

-City of Gainesville, Land Development Code, Section 30-4.13
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Perimeter=1,690 feet 
Area=3.6 acres
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Based on SmartCode 

Extensive update of comprehensive plan and land development 
regulations 

On hold due to state moratorium on comprehensive plan amendments
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PLANNING SCALES - SECTOR MAP
SECTOR AREAS 

• Targeted: New and intesified developments can occur.

• Established: Growth will happen through infill or redevelopment, but the character of 
established communities is not expected to change significantly.

• Intended: Applies particularly to master-planned communities  which requires systematic 
and coordinated planning for future infrastructure.

• Special: Applies to large areas such as  power plants, landfills, major industrial areas, 
sports facilities, and airports.

• Rural: Agricultural activities, large lot and very limited development.

• Preserve: Applies to environmentally sensitive publicly or privately owned lands that have 
been preserved or targeted for environmental protection.

DRAFT Vision 2050 User GuideDRAFT Vision 2050 User Guide DRAFT 5/6/2025
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MAPS

PLANNING SCALES - FUTURE LAND USE MAP PLACE TYPES 

The Vision 2050 includes three major place typologies:

• Centers: Denser activity areas.

• Neighborhoods: Predominaly residential places.

• Corridors: The connecting links between neigh
borhoods, centers and other special areas.

-

DRAFT Vision 2050 User GuideDRAFT Vision 2050 User Guide DRAFT 5/6/2025
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EDUCATION!



Advice?



Define problem 
Use data, rely on 
experts, be objective

Assess values 
Talk to the public

Set goals 
Describe outcomes in 
which problem no 
longer exists

Develop solutions 
Imagine policies and 
actions that could solve 
the problem

Evaluate alternatives 
Compare solutions based 
on difficulty, cost, and 
likelihood of success

Take action 
Implement one or 
more solutions

Review progress 
Evaluate success, refine selected 
courses of action, implement 
appropriate changes, continue to 
improve



Image credit: Google Maps

What do you want more of?
Rangeland ParkwayI75 & SR 70

Main Street 
Lakewood RanchDowntown BradentonPalmetto



Don’t limit scale to site.  

• Region: Plan where Manatee County should grow and where it should 
not.  

• Community: Envision complete and walkable neighborhoods.  

• Site: Design sites to welcome people who are walking. 

SmartCode is the original model form-based code, is moldable to 
different needs, and is widely used throughout Florida.



“

”

“Whatever you can do or dream you can, begin it. Boldness 
has genius, power and magic in it.”

-Johann Wolfgang von Goethe



Questions?

Thomas Hawkins 
hawkins@law.ufl.edu 

(352) 377-3141


