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Welcome



Summit Agenda

I. Welcome and Introductions – Commission and Host
II. Draft Economic Development and Redevelopment Plan Presentation
III. Draft Economic Development and Redevelopment Plan Recommendations

a.) Review of Plan Strategies 
1.) Vision 
2.) Economics 
3.) Real Estate 
4.) Plan Code and Design 

b.) Plan Strategies Exercise
IV. Break (10 minutes)
V. Corridors, Centers and Districts Exercise 

a.) Review and Describe Urban Framework Types
b.) Urban Framework Exercise 
c.) Group Reports 

VI. Outstanding Plan Strategies Consensus
VII. Closing 

a.) Future Actions 
b.) Questions and Answers
c.) Adjourn



EDRP Summit Structure

Dates/Locations 
Feb 1 (1-5pm)
North-Central Area
Ruth Eckerd Hall

Feb. 2 (8am-12pm)
South Area
USF Campus Activity Center

Feb. 2 (6-9pm)
South-Central Area
Largo Cultural Center

Feb. 3 (8am-12pm)
North Area
St. Nicholas Greek Orthodox Church Hall



Vision



Pinellas Background

Located on the
West Coast of Florida



Pinellas Background

Features
280 square miles
934,000 residents
Highest pop. density in state
(3,300 persons/sq. mile)
400 miles of coastal edge
$50 billion+ ratable base

Issues
Reaching physical buildout
34% of structures 40+ years old
25 local government jurisdictions



Pinellas Background

Conclusion: 
A countywide redevelopment 
strategy is necessary

Result:
A multi-year, three-phase process 
was begun
Pinellas by Design – A Shared 
Future: An Economic Development 
and Redevelopment Plan for the 
Pinellas Community



Redevelopment Plan Process

Phase I

Issues



Redevelopment Plan Process

Phase II

Opportunities



Redevelopment Plan Process

Phase II

Strategies



Redevelopment Plan Process

Phase III

Economic 
Development 

and 
Redevelopment 

Plan for the 
Pinellas 

Community



Plan Strategies

Vision – A Community of Quality Communities

Enhance Pinellas County as a Community of 
Quality Communities by Creating an Environment 
where High Quality Jobs are Created, 
Communities are Revitalized, and Natural 
Resources are Protected, Sustaining the County’s 
Quality of Life

Education and Communication 

Redevelopment Code Strategies

Intergovernmental Coordination

Public and Private Investment



Plan Strategies

Create and Sustain Economic Strength 
Necessary for Quality Redevelopment and 
Provide Sufficient Facilities to Attract, 
Expand, and Retain High-wage Employers

Economic Issues
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Plan Strategies

Real Estate Issues

Redevelop Aging and Obsolete Uses to 
Provide the Real Estate Needed to Ensure 
that Pinellas County Remains Economically 
Strong and Maintains a High Quality of Life



Plan Strategies

Plan, Code & Design Issues

Revise Plans, Regulatory Processes, and 
Standards, Recognizing Unique Needs of 
Redevelopment and Encouraging the 
Implementation of Urban Design Standards



Redevelopment Plan Process



Economics



How a Local Economy Works

Money flows into an area by the Money flows into an area by the 
primary industriesprimary industries
The size of an economy is determined The size of an economy is determined 
by the amount of money flowing inby the amount of money flowing in
The quality of an economy will The quality of an economy will 
approach but cannot exceed the approach but cannot exceed the 
wages paid by the primary industrieswages paid by the primary industries



Growth In
Size



Inflation (CPI)
Adjusted
Earnings
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Growth 
In

Quality



CPI Factored 
Earnings Per 

Worker
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Physical
Build-Out



Economic 
Development is 
ultimately a real 

estate transaction..



Build-Out

Around 2007, the county will , for practical 
purposes, run out of “Greenfield” industrial 
land
Existing companies cannot expand and new 
companies cannot locate 
Existing facilities, over time, will become 
unusable, and more companies will leave 
the area
The economy will stop growing and will 
begin to decline



Two Possible 
Futures



Projections
and Goal
2003-2023
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How Do you Improve the Local 
Economy?

Create More Primary 
Industry Jobs that 
Pay a Wage Higher 

than the Area 
Average



Primary Job Generation Goals
…Secondary Job Generation Ongoing

NewNew JobJobNewNewYear  Year  JobsJobs WageWage

20032003 2,3522,352 44,75044,750
20042004 2,4492,449 45,74545,745
20052005 2,5192,519 47,53047,530
20062006 2,5922,592 49,38049,380
20072007 2,6672,667 51,29951,299
20082008 2,6582,658 53,05153,051
20092009 2,6452,645 54,91854,918
20102010 2,7182,718 57,18857,188
20112011 2,7942,794 59,55159,551
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Industry Clusters

Drug and Pharmaceuticals ManufacturingDrug and Pharmaceuticals Manufacturing
Computer & Electronic Product ManufacturingComputer & Electronic Product Manufacturing
Medical Equipment ManufacturingMedical Equipment Manufacturing
Internet ServicesInternet Services
Finance and InsuranceFinance and Insurance
Professional, Scientific, and Technical Professional, Scientific, and Technical 
ServicesServices
Management of CompaniesManagement of Companies



325412 Pharmaceutical 
Preparation Manufacturing

WagesWages JobsJobs
74,70874,708
50,41750,417

219,252219,252
1,1791,179

USAUSA

PinellasPinellas



Business 
Incentives



Minimum Requirements for 
Incentives

Primary employer 50%

Wages to be paid-% of area average 110%

Square feet of building/worker 500

Floor to area ratioFloor to area ratio

Workers per acreWorkers per acre

Real property tax per acre (new)Real property tax per acre (new)

Renovation impact pointsRenovation impact points

25%

25

$8,000



Sample Incentives

Training Costs  Training Costs  

PropertyProperty Tax Refund Tax Refund 

Low Interest Loans Low Interest Loans -- Land & BuildingsLand & Buildings

Grants for Land/BuildingGrants for Land/Building

Expedited Permitting Expedited Permitting -- 30 Days30 Days

Regulatory Relief Regulatory Relief 



Incentives Criteria

Primary in naturePrimary in nature
Wage above averageWage above average
Workers per acre and SF of buildingWorkers per acre and SF of building
Redevelop existing building bonusRedevelop existing building bonus



The most important issue 
relative to maintaining the 

county’s economy is having 
available sites



Real Estate



Real Estate Issues

Land Demand – Determine Acreage to 
Accommodate New Employment
Land Supply – Identify Acreage to Satisfy 
the Demand  

Cost Differentials – Redevelopment Costs 
2-3 Times Greenfield Development

Housing – Variety Needed Proximate to 
Employment Districts to Support the 
Workforce



Achieving Higher Levels of 
Employment

Potential 2023 Employment Scenarios 
and Percent of Total Population Employed

Total New Employment Employment/Population %

Low:207,000 65%

Moderate:269,000 70%

High:330,000 75%



Land Demand From New Growth

2023 Empl. Estimates

Low:207,000

Moderate: 269,000

High:330,000

Land Demand____

2,200 - 3,700 Acres

2,900 – 4,800 Acres

3,600 – 5,900 Acres



Land Supply

GIS-based Analysis
CPR Land Base 

Vacant and Inappropriate Land 
Use
Under Used Lands
“Scrapable” Lands

Community Redevelopment/ 
Central Business Districts 
(CRD/CBD)
Public Lands



Land Demand and Land Supply

Land Demand___

2,200 - 3,700 Acres

2,900 – 4,800 Acres

3,600 – 5,900 Acres

Land Supply_______

CPR Base:      6,105 Acres
CRD/CBD:         550 Acres
Public Lands:     345 Acres

Total:             7,000 Acres



Potential Employment Districts

Provide Areas of Opportunity and Location 
Flexibility

Illustrate Capacity to Meet New Land 
Demands

Based on Existing Concentrations of 
Target Employers

The Areas Are NOT Required Locations



Employment 
Districts

Five Potential Districts 
1,000 Total Acres

Range from 90 Acres to 
340 Acres

Twelve Primary Districts 

14,150 Total Acres 

Range from 300 to 3,000 
Acres

Contain 60% of the 
Available Land



Financing Redevelopment

Market and Real Estate 
Strategies Must Address 
the Economic Reality of 

Land Value



Financing Redevelopment

Land Values must be Addressed

Cost of Redevelopment is 2-3x Greater 
Than Greenfield Development

Cost and Value Gap is Created

Redevelopment Costs Can Rarely Be 
Justified in Land Values without Public 
Intervention

Public/Private Cooperation and Incentive 
Programs are Required



Policy Implications

Public Sector
Focus on Land Value as Key Redevelopment 
Factor 

Requires Public Intervention with Incentives

Incentives or Assistance Can Take Many Forms

Private Sector
Future Opportunities Mean New Models/More 
Creative Solutions

Mixed Use Can Absorb Some Cost Impacts… 
Actively Pursue New models



From Dimensions of Growth 
to Design of Growth

“Dimensions” of Growth 
The “Demand” for Land for Future Employment
The “Supply” of Land to Accommodate the 
Demand
General Locations 

“Design” of Growth   
The Future Form of the Pinellas Community



Plan, Code and 
Design



CORRIDORS

THE URBAN FORM



THE URBAN FORM

CENTERS



THE URBAN FORM

DISTRICTS



PATTERNS OF DEVELOPMENT

Pre-World 
War II

Diverse MIX of Uses
Generally Small-Scale with 
Neighborhood and Local Area Focus
Significant MASS of Non-Residential 
Uses
Generally Few Specific Employment 
Uses
Very Fine-Grained MESH of Uses



PATTERNS OF DEVELOPMENT

Post-
World War 
II

Generally Diverse MIX of Uses
Neighborhood Focus Commercial as 
well as Some Regional Focus; Three 
Schools
Dominant MASS of Residential Uses
Predominantly Single-Family 
Residential
Few Specific Employment Uses
Somewhat Coarser MESH of Uses



PATTERNS OF DEVELOPMENT

Recent

Generally Diverse MIX of Uses

Neighborhood Focus Commercial as 
well as Some Regional Focus

Significant MASS of Residential Uses
Mix of Single-Family & Multi-Family
Few Specific Employment Uses
Very Little MESH of Uses



The County is 
Dense but NOT
Urban

Growth - Inward
and Upward with 
Form and Quality

THE URBAN FORM



Urban is NOT 
about Size or
Density

Urban Pertains to 
Structure and
Organization

ENVISIONING 
FUTURE URBAN 

FORM



The Goal:  From Dense to Urban 

Mesh

Mix

Mass

A Variety of 
Appropriate 
Uses

Sufficient 
Amounts of 
Each Use

Physical and 
Functional 
Integration



Future Urban 
Form

Centers
Downtowns
Traditional Towns
Regional

Corridors
Interstates 
Highways
Arterials

Districts
Employment
Airport
Beach/Tourism



Redevelopment Types and Codes

Range of Centers, Corridors and Districts
Model Codes and Standards
Plan and Regulatory Enhancements

Streamlined Approval Processes
Administrative Approval Procedures
Specific LDR Recommendations
Special Redevelopment District



Gateway Area Application of the Gateway Area Application of the 
Economic Development Designation Economic Development Designation 
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TRANSIT ORIENTED 
DEVELOPMENT



CORRIDORS



NEIGHBORHOOD INFILL 
DEVELOPMENT







CORRIDOR
CORRIDOR

TOD

TOD
TOD
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Pinellas by Design…A Shared Future
Economic Development and Redevelopment Plan
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Pinellas by Design…A Shared Future
Economic Development and Redevelopment Plan
for the Pinellas Community



Plan, Code and Design Issues

Redevelopment Plans - Promote 
Revitalization of Identified Areas through 
Special Area Plans  

LDR Requirements – Revise and 
Streamline Requirements to Facilitate 
Redevelopment 

Design Issues – Establish Design 
Standards for Centers, Corridors, and 
Districts



Strategies 
Exercise



Review EDRP Plan 
Recommendations

Issues – Strategies (Handout)

Vision
Economic
Real Estate
Plan, Code and Design

Yes/No
Yes/No
How?

Topic Areas

Accept

Reject

Modify



Strategies Exercise

Vision Issues 

Strategies (14)
Example:

Recognize the need for and 
importance of the countywide 
redevelopment initiative to 
achieve the vision.

Economic Issues

Strategies (13)
Example:

Identify target employment 
criteria in order to attract 
and retain high-wage 
businesses.



Strategies Exercise, Cont.

Real Estate Issues

Strategies (5)
Example:

Use public sector resources 
to assist in assembling tracts 
of land appropriate for 
redevelopment.

Code, Plan and Design

Strategies (18)
Example:

Develop specific area plans 
that incorporate desired 
redevelopment land use 
patterns and design 
characteristics.



Plan Strategies Review Exercise

Review the Issues and Strategies (10-minutes)
The Facilitator distributes the worksheets.  
Members have up to 10 minutes to review the Strategies.

Table Top Exercise to Validate/Modify Strategies (25-minutes)
Record the Group’s decision for each Strategy 

(Accept, Reject, or Modify) on the Facilitator worksheet.  
If there is a proposed Modification, the Facilitator also will 
record it on the Facilitator worksheet.  

(Likewise if the are any new Strategies by the Group.)

Table Reporting of Results (10-minutes)
Each table will identify one person to present the results. 

The materials will be collected and used to confirm agreement across 
all Groups and identify Strategies for final consensus later in the Summit



Break



Centers, 
Corridors and 

Districts 
Exercise



Centers, Corridors, & 
Districts Exercise

Review EDRP Framework Types
Centers
Neighborhood, Urban, Regional

Corridors
Multi-Use/Commercial, Scenic, Major Arterial

Districts
Other Special Areas, Beach/Tourism, 

Employment

Table Reporting
Include Results in EDRP



Redevelopment Types and Codes

Neighborhood Center Model
Compatible Infill
Mixed Uses
Street Orientation

Urban Center Model
Existing Centers (Downtowns)
Shared Parking
Public Space Design
Street-level Retail  



Redevelopment Types and Codes

Regional Center Model
Mixes Employment/Housing/Retail
Large-scale Development Type
Integrated Site Development
Proximate to Transportation Net

Commercial Corridor Model
Urban or Suburban Locations
Grayfield or Brownfield Sites
Transit Supportive
Pedestrian Scale



Redevelopment Types and Codes

TOD Model
Variable Station Types
Pedestrian Orientation
Public and Civic Spaces

Mixed Uses/Shared Parking

Beach/Tourism District Model
Recognizes Tourism Value
Unlocks Development Potential
Design Guidelines
Public Access



Redevelopment Types and Codes

Special District Model
Requires Specific Plan
Multiple Redevelopment Types
High Employment Orientation
Housing/Services/Retail
Possibly Multi-jurisdictional
Coordinated Infrastructure



Centers, Corridors, & 
Districts Exercise

Review EDRP Framework Types
Centers
Neighborhood, Urban, Regional

Corridors
Multi-Use/Commercial, Scenic, Major Arterial

Districts
Other Special Areas, Beach/Tourism, 

Employment

Table Reporting
Include Results in EDRP



Strategies
Consensus



Outstanding Plan Strategy Consensus

Areas of Agreement

Areas of Concern

Areas of Consensus



Implementation



Plan Implementation

State/Regional
Coordination

Alternate Growth Mgmt.
Procedures, e.g.,
- Plan Amendment

Submission/Review
- EARs
- CHHA

DCA Recognition of Plan 
as Basis for 
Redevelopment

Application of Chapter 
380 (DRIs) to Target 
Area(s)

Countywide 
Plan/Rules

Amend Plan and Rules 
to Provide Local 
Flexibility

Technical Support for 
Local Plans/Codes

Facilitate Areawide
Multijurisdictional Tools

Coordinate Monitoring 
w/ Economic 
Development

Local Plans/Codes

Level 1
Increased Local 
Flexibility Allowed 
Pursuant to Countywide 
Plan/Rules

Level 2
Local Amendments/
Special Area Plans 
Permitted Consistent 
with Countywide Plan

Level 3
Local and Countywide 
Plan Amendments 
Required



Plan Implementation Action Steps

Plan Conditions
1  Plan Adoption

2  Plan Recommendations
3 Plan Strategies

4   Government Action
5  Monitor Results

PREPARE AMENDMENTS



Lessons Learned

Redevelopment is Fundamental to 
Pinellas’ Future

Redevelopment is Demanding
A Full-time Effort 
Complex and Requires Public/Private 
Cooperation
Essential to Compete with Adjacent 
Greenfield Communities



Lessons Learned

Dollars, Dirt and Design is a Powerful 
Combination

Locational Flexibility is a Necessity
Maintain an Inventory of Sites 
Direct Incentives to Projects NOT 
Geographic Locations



Lessons Learned

Redevelopment is Smart
Effective Land Use Decisions are Made
Urban Land Resources are Recycled
Public Investments Drive Development 
Decisions
Community Livability and Vitality is 
Sustained
Competitive Economic Edge is 
Maintained
Environmental Resources are Protected



Lessons Learned

Inter-governmental Cooperation is 
Complex

25 jurisdictions
Guide without Dictating

Implementation is Multi-Layered 
Monitoring for Results=Accountability



Lessons Learned

Extensive, Diverse 
Outreach is Vital

Steering Committee 
(Public and Private)
Summits
City Meetings
Newsletters
Interactive Web Site



Closing



Draft Plan Summit Closing 

Future Actions
WEB Page Format
Posting of Revised Plan
Final Plan Document

Questions and Answers
Input
Time Line
Ongoing Outreach

Adjourn
Closing Commission Comments



















EDRP Schedule

Four Summit 
Workshops

February 1, 2 and 3

Final Plan
Submit February 18th
Steering Committee March 
4th

Adoption Process
April – June 2005





Pinellas by Design…A Shared Future
Economic Development and Redevelopment Plan
for the Pinellas Community
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