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Memorandum #7 

DATE: February 28, 2017, Revised 11/14/17 PROJECT NO.: 527116089 

TO: Lisa Barrett, Planning Manager 

FROM: Patricia Tyjeski, AICP, Senior Planner 

SUBJECT: Mixed-Use Future Land Use Categories 

 

S&ME has been tasked to review the Manatee County Comprehensive Plan (Plan) and Land Development Code 

(LDC) to identify changes that would facilitate the implementation of the mixed-use land use category (MU).  

This memorandum contains the analysis and recommendations for Plan and LDC amendments that would 

minimize the use of Planned Development zoning to implement the MU future land use category and allow 

mixed-use development in other categories/zoning districts. 

Background & Analysis: 

There are numerous provisions in the Manatee County Comprehensive Plan encouraging mixed-use. However, 

not all Future Land Use categories allow mixed-use. Furthermore, those that do allow it require additional 

reviews such as Special Approval or Planned Development rezoning; these additional regulatory hurdles can 

discourage developers from undertaking mixed-use projects. The idea behind encouraging mixed-use is to 

reduce auto dependency, provide utilities in a more efficient fashion, ensure various uses work in synergy, and 

create housing diversity, which in turn reduce sprawl and create more livable communities. Mixed-use 

development, however, needs to be integrated into the larger context. It should not result in enclosed pods of 

development that are disconnected from the surrounding community. 

The Plan currently has two major mixed-use Future Land Use categories, MU and MU-C. They are described 

below and summarized in Table 1. 

Mixed-Use (MU) Future Land Use Category: According to Policy 2.2.1.21.1, this Future Land Use category is 

intended to identify major centers of suburban/urban activity in areas already served by public utilities and 

facilities, and located along functionally classified roadways.  The policy goes on to direct the County to 

encourage or require the horizontal or vertical integration of various residential and non-residential uses to 

achieve internal trip capture and the development of a high quality environment for living, working or visiting. 

Policy 2.2.1.21.2 lists the types of uses that are potentially allowed in these activity centers, but does not clearly 

state which uses are supposed to be more prominent. Policy 2.2.1.21.3 establishes the gross densities allowing a 

maximum of 9 dwelling units per gross acre and 20 units per net acre (net acreage includes off-street parking 

areas, but excludes recreational facilities, water bodies, conservation and utility easements). The maximum floor 

area ratio allowed is 1.0, but the size of commercial development is limited to 300,000 sq. ft. per site. The Plan 

also requires that at least three (3) uses be included in a development using the following percentages: 10% min. 

residential, 10% min. commercial/ office, 5% minimum recreation, and 3% minimum public/semi-public. Sites in 

the MU future land use category are exempt from the commercial locational criteria. 

Map 1 depicts areas of the County that currently have the MU designation. The sites are not concentrated in a 

particular area. They are rather spread out throughout the transitional area of the County. The character of 

development is also varied, from predominantly residential subdivisions with support uses to commercial or 
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employment centers.  The following list shows the types of development programs that have been approved for 

the MU properties:  

1. Warehouse and RV Park (Winterset RV Resort) located at the NW corner of US 41/I-275.  

2. The Gulf Coast Corporate Park (employment uses) at the SE corner of US 41/I-275.  

3. Woods of Moccasin Wallow (Keystone Ranches), located at the NW corner of I-275 and I-75, was 

approved for approximately 104-117 homes and a school. 

4. Artisan Lakes Gateway North (Gateway North DRI) located at the NW corner of I-75 and 97th St. E. 

Only a portion of the development is designated MU. 

5. Parrish Lakes (DRI), located between Moccasin Wallow and Erie Road (east of I-75) contains 1,132 

acres of MU and was approved for a maximum of 750,000 sq. ft. of non-residential and 3,465 maximum 

dwelling units (Policy 2.14.1.9). 

6. 732-acre property north of Moccasin Wallow Road, between US 301 and the railroad, was approved for 

a mixed-use development containing a maximum of 3,200 dwelling units, 900,000 square feet of 

commercial retail uses, 375,000 square feet of office uses, and 300,000 square feet of light industrial and 

warehouse uses (Policy 2.14.1.2).  

7. Robinson Gateway (DRI), approved in 2015 as a 288-acre mixed-use new urbanism development, is 

located on Moccasin Wallow, east of I-75 (288 acres; 320 single family and 222 multifamily units; 900,000 

SF of retail, 600,000 office, 1,750-seat movie theater; 350-room hotel; 30 ac open space). Only a portion 

of the development is designated MU. 

8. Ellenton Premium Outlets and vacant land (Stank) (NW and NE corners of I-75/US 301 N). 

9. University Groves West/University Groves and misc. non-residential on the north side of University 

Parkway, just east of US 301. University Groves West was approved in 2013 for approximately 133 lots 

on 48.76 acres. University Groves, which is only partially in MU, was approved for 71 single family 

detached units, 78 attached, and 338 multi-family dwelling units; 200 independent living units, a 120-bed 

group care home, and an 80-bed residential treatment facility;  and 380,645 sq. ft. of non-residential 

uses. 

10. Heritage Harbor (DRI), on the east side of I-75 between Port Harbor Parkway and SR 64 E. is partially 

within the MU category and was approved for 2,270 detached single family units, 1,140 attached, 1,590 

multi-family; 851,900 sq. ft. of retail, 170,000 office, and 300 hotel rooms; 600 ALF beds; a marina, a golf 

course, a park and institutional uses. The property south of 64th is also MU but has no approved 

development program. 

11. East side of I-75 between 44 Ave. E. and just south of Linger Lodge Road. The sites north of SR 70 are 

part of the Creekwood DRI and were approved for light industrial (170 acres), a 100-room hotel, 

10,000 sq. ft. of office, and 4,333 sq. ft. of commercial. To the south are several sites that make part of 

the River Club Park of Commerce DRI, including the Walmart Supercenter, misc. restaurants on 

outparcels, and the Ranch Lake Apartments. That portion of the DRI is approved for 425,000 sq. ft. of 

commercial, 325,000 office, 60,000 industrial, 270 hotel rooms, 725 residential units (single family 

attached and detached, apartments and group care.  

12. University Lakes at the NE intersection of I-75 and University Parkway (only a portion is designated 

MU). 

13. Cooper Creek Center at the NW intersection of I-75 and University Parkway (only a portion is 

designated MU). 

14. University Park Center at the NW corner of University Parkway and Honore Avenue (shopping center).  
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Most of these sites are subject to specific area policies (see Goal 2.14 and associated objectives and policies), 

which were established in conjunction with the Future Land Use amendment to MU, and most of the sites have 

already been rezoned to Planned Development.  

Community Mixed-Use (MU-C) Future Land Use Category: The MU-C Future Land Use category, similar to the 

MU, is intended to identify major centers of suburban/urban activity but it uses a system of sub-areas to establish 

nodes of varying density and intensity. Policy 2.2.1.28.1 states that vertical and horizontal integration of 

residential and non-residential uses shall be encouraged or required, and requires compliance with the 

community design and compatibility guiding principles contained in LDC Chapter 9. The policy further requires 

the establishment of “specific property conditions” (area-specific policies) to limit the amount of residential 

development that can occur prior to the establishment of non-residential uses. 

The MU-C Future Land Use category was established in 2009, in conjunction with a request for Future Land Use 

Map amendment for a property just west of the Future Development Area Boundary, and extending from SR 70 

to SR 64 (Lakewood National Golf and Country Club and Bridgewater East). Besides this site, only two (2) 

other areas of the county are currently designated as MU-C: the Lake Flores property at the intersection of 75th 

St. W. and Cortez Road W, and a site located southeast of the SR 64 and Lakewood Ranch Boulevard 

intersection. Two of the three (3) sites are mostly vacant. Lakewood Ranch is currently being developed with 

mostly single family residential dwellings.  

Historically, the implementation of the MU-C Future Land Use category has been achieved through Planned 

Development zoning. This is due to the fact that there are no other zoning districts with standards that would 

allow the type of development intended by the MU-C category. Despite the lack of zoning district options, the 

subareas, provided for in the MU-C, serve a similar purpose to a rezoning in the sense that they allocate the 

varying densities and intensities on the site. Subareas are intended to ensure that “activity centers” are placed 

within 1.5 miles or less from each other, establish a minimum mix of uses, and provide a predominant land use 

type within each sub-area. The use of Future Land Use subareas, combined with Planned Development zoning, 

have taken the place of traditional zoning districts. The activity centers are better explained in the “guiding 

principles” but those some of the tenets such as interconnectivity have not been achieved in practice. Most of 

the developments approved do not connect to the existing roadway system or to other developments in the 

area (see Access and Connectivity memorandum). Based on current changes being considered for this category, 

staff has asked S&ME to leave the MU-C category as is, and focus instead on the MU category instead. 

Other Land Use Categories: The ROR (Retail/Office/Residential) Future Land Use category policies also mention 

the need to allow/encourage mixed-use, but the zoning districts compatible with this category do not provide 

for a mix of uses. This issue was addressed for the urban corridors recently, but still needs to be addressed 

countywide.  

Recommendations: 

The mixed-use categories were established at different times and for different purposes. The MU category 

seems to be more open and flexible, while the MU-C is intended to delineate nodes within a planned community 

(not the same as a PD).The County should continue using the two categories but encouraging the MU-C 

category for larger sites where the intent is to create a community with a range of uses, housing diversity, and 

nodes of activity.  

FLUM 

There is potential for improving the mixed-use land use policies to project a clearer vision of what each 

category is intended to achieve. The new language would address the following: 
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Mixed-Use Future Land Use Category: The intent of the MU future land use category is to allow the 

establishment of mixed-use developments in any part of the County, but determining the character of the 

development (uses, density, intensity, and form) should be based on the location of the site in the urban, 

transitioning and future development areas of the County (see character vision map). 

The mixed-use land use category should be used for planned communities (not to be confused with sites zoned 

Planned Development/PD communities) that are mostly residential with support uses. The mixed-use land use 

category should also be available for sites developed with single uses in areas where there are other uses 

supporting, or to be supported by, the new use. For that reason, there should not be minimum mix 

requirements for smaller sites, as it is assumed that the mix would occur area-wide. 

S&ME is proposing a slight increase in the maximum density and intensity allowed in MU, and even higher levels 

through an incentive to encourage the development of vertical mixed-use. Location in the urban area, the 

provision of affordable housing, and vertical mixed-use are also incentivized with additional density and intensity. 

The implementation of the land use category should be through zoning districts that have pre-set standards for 

development. Rezoning to PD would still be available for those property owners who wish to use that method. 

The current zoning districts already have use and dimensional standards and specify the types of review 

required. Some projects, depending on size or location are permitted administratively, while others may require 

Special Permit approval. The Board will have an opportunity to decide which zoning districts are appropriate at 

the time of rezoning. Detailed development plans, however, will not be included as part of the rezoning (unless 

it is a rezoning to PD). 

ZONING 

S&ME had initially recommended establishing a series of activity center zoning districts that would allow the 

nodes of activity to locate in appropriate areas without the need to rezone to PD. However, after discussion 

with staff, it was decided to rely on some of the current districts (NC-S, NC-M, PR-S, PR-M, GC), add 

provisions to allow mixed-use in some of these districts, and add a new district (MX) to not only address the 

implementation of the mixed-use future land use category, but also other categories that promote mixed use, 

such as ROR. Additionally, S&ME is proposing a few changes to the zoning districts and future land use 

categories to facilitate the implementation of the commercial locational criteria through traditional zoning 

districts instead of PD. The MX district will be the only district allowing large commercial uses (up to 150,000 

sq. ft; or 300,000 sq. ft. through Special Permit). 
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Table 1. PROPOSED CHANGES TO THE MIXED-USE FUTURE LAND USE CATEGORY 

Purpose 

Range of Potential 
Uses 

Primary 
Secondary 

Maximum Gross 
Potential Density 

(DU/GA)1 

Maximum Net 
Density 2 
(DU/NA)1 

Maximum 
Potential 
Intensity 

(FAR)1 

Commercial Size 
Limitation (Policy 

2.10.2.2) ZONING  DENSITY INTENSITY 
MAX. BLDG. 

SIZE 

Major centers of 
suburban or urban 
activity in areas with 
a high level of public 
facility availability, 
and intended to 
develop with a 
horizontal or vertical 
mix of residential 
and non-residential 
uses, achieving 
internal trip capture, 
and the 
development of a 
high quality 
environment for 
living, working, and 
visiting. 

Commercial 
(including 
neighborhood, 
community and 
regional serving 
commercial, 
wholesale and 
lodging) 
Office  
Light industrial  
High density 
residential 
Hospitals 
Public/semi-public, 
recreation & schools 

9 12  
16 if part of a 
vertical mixed use 
development 
30 along Urban 
Corridors (40 if a 
bonus is approved) 
and for affordable 
housing in the 
Urban Core  
7.0 min. in UIRA for 
Affordable Housing 
(see policy 
2.2.1.21.3) 

20.0 
24 if part of a 
vertical mixed use 
development 
34 for Affordable 
Housing in the 
Urban Core (see 
policy 2.2.1.21.3) 

1.0 (2.0 along 
Urban 
Corridors if a 
bonus is 
approved) 
2.0 in UIRA  

Large  
(50,000/300,000)  
(see Policy 
2.2.1.21.3 for 
urban corridors) 
 
[EXEMPT FROM 
CLC] 

CON 
RSF-1 
RSF-2 
RSF-3 
RSF-4.5 
RSF-6 
RSF-9 
RVP 
RMF-6 
RMF-9 
RMF-12 
PR-S 
PR-M 
NC-S 
NC-M 
MX 
GC 
LM  
MP-I 

NA 
1 UA 
2 upa 
3 upa 
4.5 upa 
6 upa 
9 upa 
12 sites/ac 
6 upa 
9 upa 
12 upa 
 Per FLUC 
 Per FLUC 
 Per FLUC 
 Per FLUC 
 Per FLUC 
 Per FLUC 
 Per FLUC  
Per FLUC 

NA 
0.23 
0.23 
0.23 
0.35 
0.35 
0.35 
0.35 
0.35 
0.35 
0.35 
0.23 
0.35 
0.23 
0.35 
1.0 
0.5 
0.75  
Per FLUC 

NA 
NA 
NA 
NA 
NA 
NA 
NA 
NA 
NA 
NA 
NA 
3,000 
30,000 
3,000 
30,000 
150/300,000 
50,000/150,000 
NA  
Per FLUC 

 
2.10.2.1. Commercial projects in excess of the 300,000 square foot limit may be considered 
for projects which contain primarily office uses, or for other projects in high access locations 
as described in Policy 2.10.3.3. [This policy limits commercial projects of more than 300,000 
Sq. Ft. in AC-1 to primarily office use (“primarily” not defined)] 

2.10.2.2. Maintain the following commercial project thresholds . . . : 

Category of 
Commercial Use 

Maximum Gross Building Square Footage Per Project 

Without Special Approval With Special Approval 

Small 3,000 30,000 

Medium 30,000 150,000 

Large 50,000 300,000 

2.10.3.3. (Not applicable to AC-1) Require that all proposed large commercial uses 
exceeding 150,000 square feet be located within an area of high access and directly 
accessed from at least one roadway shown on the Existing Roadway Functional 

Classification Map (Map 5A) as arterial, at time of review for issuance of a development 
order.  High access locations should provide numerous options for trip distribution, provide 
for multi-modal opportunities and able to move large volume of traffic. Furthermore, require 
that all access points be limited to functionally classified roadways or frontage roads. 

Commercial Use - An activity carried out for pecuniary gain, excluding the rental, lease of 
any residential, or equivalent residential, dwelling unit.  This terms shall also specifically 
include certain uses providing residential accommodation for individuals if providing nursing 
services as described in Ch. 464, F.S. Includes retail, wholesale, office uses, and 
recreational vehicle parks. 

Personal Service Establishment shall mean any establishment that primarily provides 
services generally involving the care of a person or a person's apparel which shall include 
but shall not be limited to barber shops, beauty salons, seamstress shops, shoe repair and 



[11/17, DRAFT #3]  Page 6 

shining shops, coin operated laundry, optician shops, tanning salons, health clubs, diet 
centers, nail salons, pick-up dry cleaners and pet grooming shops. 

Business Service shall mean any establishment offering primarily services to the business 
community and to individuals. Such services shall include but shall not be limited to 
advertising agencies, blueprinting services, interior cleaning services, computer and data 

processing services, detective agencies and security services, insurance agencies, 
management consulting and public relations services, news syndicates, personnel services, 
photofinishing laboratories, photography, art and graphics services, financial services (other 
than banks), and printing services with no use or storage of noxious chemicals apparent off-
site (printing services using noxious chemicals are classified as an Light Industrial). 
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FOOTNOTES: 
1 Overlay district regulations that address bulk and dimensional requirements supersede the requirements of this table. 
2 Shall not exceed 3 units/acre if located within the velocity zone of the coastal high hazard area. 
3 See Commercial Locational Criteria in the Comprehensive Plan, which allows commercial nodes in residential future land use categories based on location and use. 
4 See Section 531.49 for restrictions if the property located in the IL (Industrial Light) future land use category. 
5 For residential development, use the minimum standards required in the most intensive residential zoning district compatible with the site’s future land use category 

(e.g. in RES 6, use RSF-6, RDD-6, RSMH-6, or RMF-6 depending on the use) 
6 RV site/Site in Designated Camping Area/Non-residential or dwelling site 
7 Waterfront setback may be reduced by 5 ft. for platted lots of record. No minimum waterfront yard required for water dependent use structures. 
8 Manufactured Homes and Recreational Vehicles are exempt from this waterfront setback requirement.  
9 Building in excess of 35 ft. must meet the standards of Section 401.5 (Building Height Compatibility). 
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Map 1. Mixed-Use Future Land Use Categories 
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RESEARCH 

Orlando, FL 

Policy 1.3.1 The City's Land Development Regulations shall include districts whose standards encourage 

the redevelopment and renewal of blighted areas. These shall include Activity Center districts, Mixed 

Use Corridor districts and other districts permitting medium or high intensity land use. The City’s Land 

Development Code shall ensure compatibility between development sites located within Activity 

Centers and Mixed Use Corridors and adjacent residential neighborhoods by addressing such issues as 

building height, bufferyard standards, and parking. 

The City of Orlando has a system of Activity Center land use categories and also a system of mixed-use 

corridors. The activity center range from Downtown to neighborhood based on the service area as 

follows: 

Policy 2.1.1 Activity Centers shall be intended to fulfill the following purposes:  

a. Downtown Activity Center - concentrated residential, commercial, office, industrial, recreational and 

cultural facilities at a scale which serves the entire metropolitan area, and at the highest intensities to 

be found anywhere in the region.  

b.  Metropolitan Activity Center - concentrated areas of residential, commercial, office, industrial, 

recreational and cultural facilities at a scale which serves the entire metropolitan area, and at the 

highest intensities to be found anywhere outside of Downtown Orlando.  

d.  Urban Activity Center - concentrated areas of residential, commercial, office, industrial, recreational 

and cultural facilities serving major subregions of the Orlando urban area, and at intensities 

significantly higher than in surrounding neighborhoods. Although some Urban Activity Centers may 

be composed of a single type of use, a mixture of land uses is specifically encouraged. These activity 

centers are intended for locations where intermediate levels of thoroughfare and mass transit service 

are available, providing access between metropolitan subregions and complementing the primary 

arterial transportation system.  

e.  Community Activity Center - concentrated areas of community-serving commercial, office, 

residential, recreational and cultural facilities, at higher intensities than in surrounding neighborhoods. 

Although some Community Activity Centers may be composed of a single type of use, a mixture of 

land uses is specifically encouraged. These activity centers are intended for locations where a 

combination of intermediate and lower levels of thoroughfare and mass transit service are available, 

providing access to other activity centers and surrounding neighborhoods.  

f.  Neighborhood Activity Center - concentrated areas of neighborhood-serving commercial, office, 

residential, recreational and cultural facilities, at intensities compatible with surrounding 

neighborhoods. Although some Neighborhood Activity Centers may be composed of a single type of 

use, a mixture of land uses is specifically encouraged. These activity centers are intended for locations 

where lower level thoroughfares and collectors are available, providing convenient access to the 

surrounding neighborhood. 

The City also has a policy with criteria for the review of new or proposed expansions to activity 

centers. The criteria include factors such as location (intersections, block quadrants, etc.), spacing 

between centers, transportation access, land use compatibility, the results of traffic studies, vacant land 

studies, and an optional market study. The following page shows the density, intensity and other 

standards applicable to the AC categories. 
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The City has two mixed-use corridor Future Land Use categories: High Intensity and Medium Intensity. 

In order to achieve and maintain the desired mixture of land uses within mixed use corridors (citywide, 

not by site), the City established target percentages of total floor area to be maintained within the 

corridors: 

 2010 2025 

 Min. Max. Min. Max. 

Residential 10% 15% 8% 25% 

Office 20% 40% 25% 50% 

Commercial 30% 50% 30% 50% 

Pub/Rec/Inst. 5% 20% 5% 20% 

Hospitals 1% 5% 1% 5% 

Industrial 10% 15% 5% 12% 

 

The following is the stated purpose of each category: 

a. High Intensity Mixed Use Corridor - To provide for concentrated areas of mixed commercial, service, 

residential and office uses at high intensities extending along and oriented to higher level thoroughfares, 

recognizing the character of the thoroughfare along which it is located. Public, recreational & 

institutional uses and conservation uses are also consistent in these areas. A mixture of land uses is 

specifically encouraged. These mixed-use corridors are intended for locations where intermediate and 

high levels of mass transit service are available or are programmed.  

b. Medium Intensity Mixed Use Corridor - To provide for the historic pattern of small-scale, pedestrian-

oriented commercial, service, residential and office uses extending along and oriented to thoroughfares 

and collectors, at intensities compatible with adjacent neighborhoods. Public, recreational & institutional 

uses and conservation uses are also consistent in these areas. Mixed-use buildings, building sites and 

block faces are specifically encouraged. This designation is intended for locations where mass transit 

service is available. This designation is not intended for large-scale, parking-intensive uses when such 

uses are incompatible with the scale, proportion, intensity and character of the adjacent neighborhood. 

In order to protect low-density residential neighborhoods from encroachment, this designation shall 

typically be limited to a maximum depth of one lot, with the edge of the designation located along rear 

lot lines, rather than streets. Creative building and site design may be required to preclude the need for 

Plan amendments that would expand a mixed-use corridor into adjacent residential areas. 

The City lists a number of factors that must be considered when establishing new or expanding Mixed 

Use Corridors. The factors include land use compatibility, transportation studies, vacant land studies, or 

other studies that would justify the request. 

Policy 2.2.5 calls for the adoption of standards for granting an intensity bonus in Mixed-Use Corridors to 

encourage mixed-use development, multi-modal public transit facilities, pedestrian-oriented amenities, 

high quality building and site design, affordable housing and other features that foster livability, 

community identity and civic pride. Also, to include standards for granting relief from minimum intensity 

standards in return for contributions to bicycle, pedestrian and transit improvements in the core.  

In addition to the mixed-use corridor designations, the City has a Mixed-Use Neighborhood 

Development category. The purpose of this category is to provide for well-planned communities of 

mixed residential uses supported by neighborhood-serving commercial, office and institutional uses. A 

mixture of land uses is specifically required,however, the predominant land use type is residential. The 

Mixed Use/Neighborhood Development designation is intended for newly developing areas which are 

suitable for urban development, under unified control for master planning, and can be served by a 

hierarchical network of arterial, collector and local streets. The Mixed Use/Neighborhood Development 

designation is intended to create identifiable neighborhoods units which conform to high standards of 
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urban design and livability; and when combined with other neighborhood units of similar quality and 

composition, form a distinctive community. 

The following table shows the density and intensity levels adopted for the mixed-use corridors. 

 

 

 

 

 



[11/17, DRAFT #3]  Page 13 

The City of Orlando LDC shows that there are four ()activity center and five (5) mixed-use districts. 

The activity center districts include: AC-N (neighborhood), AC-1 (community), AC-2 (urban), AC-3 

(metropolitan), and AC-3A (downtown). The mixed-use districts include two (2) mixed residential-office 

districts (MXD-1 and MXD-2) and two mixed-use districts (MU-1 and MU-2).  

The purpose of the MU district is as follows: 

“MU-1 Medium Intensity Mixed Use Corridor District. The MU-1 district is intended to provide 

for areas of mixed residential and office uses extending along and oriented to arterial and four (4) lane 

collectors, at intensities compatible with adjacent neighborhoods. Commercial, public, recreational & 

institutional uses and conservation uses are also consistent in these areas as part of mixed use 

development or when otherwise subject to appropriate limitations, conditions and safeguards. A 

mixture of land uses is specifically encouraged. This district is intended for locations where mass transit 

service is available or programmed.” 

“MU-2 High Intensity Mixed Use Corridor District. The MU-2 district is intended to provide for 

concentrated areas of mixed residential and office uses at high intensities extending along and oriented 

to arterials, recognizing the character of the thoroughfare along with it is located. Commercial, public, 

recreational and institutional uses and conservation uses are also consistent in these areas as part of 

mixed use development or when otherwise subject to appropriate limitations, conditions and 

safeguards. A mixture of land uses is specifically encouraged. This district is intended for locations where 

intermediate and high levels of mass transit service are available or are programmed.” 

“The MXD-1 district is intended to provide opportunities for flexible use of properties in transitional 

areas at the edges of residential neighborhoods, while ensuring that the established residential character 

of these areas is preserved. This district is also intended to encourage the adaptive re-use of existing 

structures, and to ensure that new structures are compatible in scale and design with their 

surroundings. It is further intended that the appearance review standards of the MXD-1 district will 

encourage enhancement of community appearance, provide the necessary standards and criteria for 

review in accordance with accepted architectural principles, strengthen the economy of the City by 

stabilizing and improving property values and encourage new construction and development that will be 

harmonious with the existing adjacent residential neighborhoods and structures.” 

“The MXD-2 district is intended to provide for areas of high density and high-rise residential 

development and mixed residential-office development, in close proximity to shopping, employment and 

public facilities. It is further intended that the appearance review standards of the MXD-2 district will 

encourage enhancement of community appearance, provide the necessary standards and criteria for 

review in accordance with accepted architectural principles, strengthen the economy of the City by 

stabilizing and improving property values, and encourage new construction and development that will be 

harmonious with existing adjacent residential neighborhoods and structures.” 

The LDC regulates the size of the AC districts as follows: 

 Minimum Maximum 

AC-N (Traditional City) 2 acres 10 acres 

AC-N 3 acres 10 acres 

AC-1 8 acres 65 acres 

AC-2 40 acres 160 acres 

AC-3 100 acres N/A 

 


