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Background 
Hendry County is a rural agrarian county whose heri-
tage is intricately linked to its land.  The landscape is 
characterized by small urban areas surrounded by 
vast expanses of open space.  This open space is 
made up farmland, citrus groves, sugar cane fields, 
pastures, woodlands, marshes and wetlands, lakes 
and ponds, and significant conservation lands.  Ur-
banized or developed lands account for less than 
four percent of the county’s landmass, while agricul-
tural uses comprise over 70% of all county lands.  
Agriculture defines the economy, land use patterns, 
and the social fabric of this community.   

However, Hendry County has experienced significant 
growth pressures in recent years.  Comprehensive 
Plan Amendments and DRI’s currently under review 
could result in growth that would more than double 
the existing population.  This heightened develop-
ment interest in Hendry County results from recent 
economic and demographic trends, but also demon-
strates that Hendry County is a desired area for de-
velopment due to its natural environment, conven-
ient location, and associated quality of life.  The man-
ner in which growth occurs and the form it takes still 
needs to be determined.  

In 2006, Hendry County undertook the Visioning 
2020 Process that resulted in a Vision Report released 
in June of that year.  This report highlighted a number 
of issues directly related to the management of rural 
lands – accelerated population growth, agricultural 
challenges, economic needs, and environmental issues.   

Through the visioning process Hendry County citizens 
and community leaders have come to a firm realization 
that there is a need to develop a roadmap for antici-

pated growth.  It is understood that the absence of pro-
active planning will result in unsustainable development 
patterns characterized by urban sprawl, inefficient de-
livery of public facilities and services, the loss of eco-
nomically viable and productive agriculture, and the 
fragmentation of ecosystems and listed species habitat. 

How to direct and accommodate long term growth 
and development, particularly within the County’s 
existing rural areas, is the focus of this Study.  The 
following analysis describes existing conditions 
within Hendry County’s rural lands, addresses land 
use planning issues, and recommends general actions 
needed to develop a comprehensive strategy. Ulti-
mately, this strategy will need to integrate a variety of 
goals and challenges and strike a balance between 
competing interests in order to develop a framework 
that promotes the economic viability and integrity of 
agriculture, supports a prosperous economy, protects 
the natural environment, and enhances quality of life. 

At a recent community meeting regarding the devel-
opment of a community vision for Florida’s Heart-
land, a man in the audience expressed the following 
desire for the type of growth he would like to see: 

I want to be able to reach my (hunting) tree 
stand before my Starbucks coffee gets cold. 

This simple, but profound, quote epitomizes the op-
posing forces that need be balanced as Hendry 
County plans for its future.  It is clear there is a 
strong desire to maintain a rural lifestyle, but there is 
also a need for economic prosperity and the ameni-
ties and services growth can provide.
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Hendry County Evaluation & Appraisal Report
The preservation of Hendry County’s unique rural 
character and the long-term viability of agricultural 
lands is included in the 2008 Evaluation and Ap-
praisal Report (EAR) as a Major Issue.  This EAR 
Issue, identified in Section 3.1, Rural and Agricultural 
Lands Assessment, was the first step in developing a 
Rural and Agricultural Lands Strategy for Hendry 
County.  Based upon that evaluation, the following 
recommendations were developed: 

Clarify open space provisions, from the current 
“5% of gross development”, in order to reflect 
appropriate ‘common open space’ requirements. 
Provide definitions.  
Increase open space requirement for residential 
development over a certain size (acres/units) in 
agricultural districts. 
Require clustering for residential development over 
a certain size (acres/units) in agricultural districts. 
Require dedicated open spaces to be adjacent to 
existing conservation areas, when applicable. 
Incorporate Right-to-Farm provisions into the 
Comprehensive Plan. 
Evaluate separation requirements and required 
buffers between agriculture and non-agricultural 
uses.
Strengthen existing environmental policies, includ-
ing the Agricultural Conservation FLU designation, 
by requiring additional buffers between develop-
ment and existing wetlands. 
Consider the development of a Rural Lands Element. 
Research and prepare long-range population pro-
jections to be used as an alternative to BEBR pro-
jections.  These projections should account for 
shift-share demographic changes with respect to 
coastal counties. 

Create an overlay district for the rural lands that 
establishes a voluntary, incentive-based program to 
guide development.  This program should: 

Identify areas with significant environmental fea-
tures and establish a ranking system to evaluate the 
cumulative significance of a given area. 
Consider additional incentives for areas included in 
the Florida Forever program. 
Identify areas critical for connection, expansion or 
restoration of important natural systems such as 
flowways, and wildlife corridors.    
Identify areas most suitable for development. 
Provide for a TDR system that allows bonus densi-
ties to transfer development rights from areas least 
suitable for development to areas most suitable for 
development.  
Evaluate elements that will foster a successful TDR 
program and, conversely, those that will likely con-
tribute to the failure of such a program.  
Provide incentives to keep areas in agriculture.  
Create provisions for new towns, villages, and ham-
lets.
Create a ‘toolbox’ of preferred development stan-
dards to encourage sustainable development pat-
terns that address urban and rural sprawl.  Such 
incentives can include, but are not limited to mixed-
uses, street interconnectivity, walkable communi-
ties, clustering, provision of civic space, greenbelts, 
energy efficient design, etc. 
Conduct a financial analysis of the proposed TDR 
system to ensure economic feasibility of program. 

For projects seeking to increase densities through 
the traditional Comprehensive Plan Amendment 
process, consider the development of standardized 
evaluation criteria that is easily understood by all 
parties, whereby lands must meet a minimum score 

in order to justify the request. 
Identify existing mines and other extractive uses, 
including areas of strategic resources, and evaluate 
the potential for land use conflicts with other uses 
and identify areas where such uses are appropriate. 
Establish a Conservation or Agricultural Easement 
that can be used to keep areas in agricultural.  Con-
sider establishing a program to purchase agricul-
tural conservation easements from lands desired to 
remain in agriculture. 
Plan for future east-west transportation corridors 
to Lee County.  This plan should address the nec-
essary financial resources to meet future transpor-
tation needs and provide a strategy to preserve fu-
ture corridors. 
Develop a Corridor Preservation Plan that will 
identify needed right of way for future roads and 
will establish a mechanism for acquisition of those 
lands and/or allow for a transfer of development 
rights from those corridors to incentivize public 
acquisition. 
In light of Hendry County being designated as a 
Rural Area of Economic Concern, evaluate the 
agricultural related industries and permitted uses 
within lands designated as Agriculture on the Fu-
ture Land Use Map and determine if additional 
regulations or uses are warranted. 
Explore emerging “green” trends in agriculture, 
including the production of biofuels, wind and so-
lar energy, and water ranching, and remove any 
potential regulatory impediments to these initia-
tives.  

iii. 
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Existing Conditions

1.1 Urban & Rural Areas 

Hendry County is a rural community with scattered 
residential subdivisions and limited commercial and 
industrial development.  Located in Florida’s Heart-
land, Hendry is the state’s southernmost landlocked 
county and encompasses approximately 1,190 square 
miles of total land area.  The County’s estimated 
population is 38,678.  This translates in an overall 
density of only 34 persons per square mile, making 
Hendry County an extensively rural area.  The major-
ity of the County is comprised of agriculture uses and 
large natural preservation areas.   

The County’s existing urban areas currently make up 
less than 4% of the total land area, and are primarily 
located along SR 80 and US 27, which parallels the 
Caloosahatchee River along the northern border with 
Glades County.  The cities of LaBelle and Clewiston, 
as well as the communities of Port LaBelle, the future 
community of Banyan Village, and Harlem, are all 
located along this major road corridor.  The commu-
nity of Felda is located on SR 29 in southern Hendry 
County, and represents another area along a major 
road corridor.  The other areas are primarily small 
isolated developments and areas platted prior to the 
development of current land use regulations.  Map 
1.7 illustrates Hendry County’s existing urban and 
developing areas.   

2.

URBAN OR DEVELOPING AREAS ACRES % OF COUNTY

City of Clewiston 2,963.5 0.39%

City of LaBelle 9,171.6 1.20%

County Urban/Developing Areas 16,312.0 2.14%

TOTAL 28,447.1 3.74%

SOURCE: FLUCCS Provided by SFWMD, 2000 
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Existing Conditions

1.2 Roadway Network 

The major roadway network includes 452 lane-miles 
of road, and serves 86,514 peak hour vehicle-miles of 
travel.  While the State road system comprises only 
32 percent of the network, it carries 79 percent of the 
travel.  The County system, at 68 percent of the net-
work, carries 21 percent of the travel.  Thus, it can be 
easily inferred that the State road traffic volumes are 
generally much higher than the traffic volumes on 
the County roads.  As communities mature, the pro-
portion of travel on the State road system typically 
declines, as the County road network is developed to 
provide access and circulation to locally generated 
trips. 

The existing conditions level of service analysis pro-
vides a “preview” of potential issues that might be 
faced in the future.  It is anticipated that the areas 
that will experience the most future growth are gen-
erally located along the SR-80 and SR-82 corridors in 
the western section of Hendry County in the vicinity 
of the Lee/Hendry County Line, with SR-29 operat-
ing as the connection between these two areas. 

As growth occurs, additional east west connections 
to Lee County will be required, as well as north south 
alternatives to SR 29.  In order to be able to imple-
ment these new corridors, two key planning aspects 
need to be addressed: 

Financial Plan: To maintain desired roadway lev-
els of service, the County will need to develop a fi-
nancial strategy for transportation that integrates de-
velopers, local governments, and the Florida DOT in 

3.
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Existing Conditions

order to make possible the construction of corridors 
that will support anticipated needs. 

Corridor Preservation: Hendry County should 
consider the development of a transportation corri-
dor plan that would meet the transportation needs of 
areas to which development rights might be trans-
ferred.  Establishing such a plan would prevent short
-term decisions regarding land development from 
precluding the implementation of the transportation 
solutions needed to facilitate long-term needs, and 
will enable developments to be planned in a manner 
compatible with the intended long-term circulation 
system.  Coordination with adjacent jurisdictions will 
be necessary to ensure continuity of transportation 
corridors.

4.
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1.3 Economic Conditions 

Hendry County’s rural character is clearly reflected in 
its economic make up.  The County’s economy is 
dominated by agricultural industries, which lead reve-
nues and job creation.  Despite the significance of 
the agriculture sector, an overall lack of commercial 
and industrial employment opportunities has led to 
the highest unemployment rate in Florida at almost 
10%.  Additionally, the County lags behind the State 
averages in per capita income and earnings per job.   

Rural Area of  Critical Economic Concern 
Hendry County is classified as a Rural Area of Criti-
cal Economic Concern by the Governor’s Office of 
Trade, Tourism and Economic Development.  This 
designation makes the County eligible to request and 
obtain grants for economic development purposes, 
and has resulted in the establishment of the largest 
Enterprise Zone in the State of Florida.  Florida’s 
Enterprise Zone Program was created to provide tax 
incentives and benefits to businesses locating in eco-
nomically distressed areas and to encourage the em-
ployment of County residents.  Hendry County is 
also a designated as a Federal Empowerment Zone 
and Enterprise Community (EZEC), which allows 
for further tax incentives and social service block 
grants to assist in revitalization and economic devel-
opment projects. 

5.
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Existing Conditions
Top Employers 
Hendry County is one of only five counties in Florida 
that have been classified by the US Department of 
Agriculture as being farming dependent.  A farming 
dependent county is defined as having "either 15 per-
cent or more of average annual labor and proprietors' 
earnings being derived from farming…or 15 percent 
or more of employed residents working in farm oc-
cupations."

A review of the leading employers and revenue gen-
erators in Hendry County, clearly underscores the 
importance of the agricultural industry to the local 
economy.  According to the Hendry County Eco-
nomic Development Council and Enterprise Florida, 
Inc, the leading employer in the County among non-
farm industries is Agricultural Services.  Additionally, 
three of the top five private sector employers in Hen-
dry County are agriculturally based. 

Economic Impact of  Agriculture 
The cumulative economic impact from agricultural 
activities within Hendry County is significant.  Agri-
cultural economic impacts on the local economy are 
felt in three ways – through direct impacts, indirect 
impacts, and induced impacts.  Direct impacts repre-
sent the actual crop sales, employment, rental in-
come, property taxes, and wages from the agricultural 
industry.  Indirect impacts are transactions, wages, 
taxes, and employment from outside industries that 
support agricultural endeavors.  These include com-
panies who sell materials and supplies, such as fertil-
izer and tractors, to farmers.  Induced effects can be 
considered the spillover impact from the agricultural 
industry, as laborers and employees spend their earn-
ings on consumer goods in local markets.  The agri-
cultural industry in Hendry County has a total eco-
nomic impact of over $644 million on regional sales.  

Economic Impact of  Agriculture on Regional Sales ($1,000) 

SOURCE: Economic Impact of Ag. in SW Fl.; Townsend, Roka, Hodges, 2004 

Direct Indirect Induced Total

Cattle $16,071 $5,536 $2,523 $24,130

Citrus $191,925 $70,975 $43,124 $306,025

Sugarcane $76,876 $32,319 $17,599 $126,794

Vegetables $149,254 $14,102 $24,362 $187,718

Total $434,126 $122,932 $87,608 $644,667

6.

Employment by Industry, Non-Farm Private Sector Employers

Industry Employees Business Name Industry

1. Agricultural Services 6,625 1. US Sugar Corp Agriculture

2. Trade/Retail/Wholesale 2,232 2. Wal-Mart Retail

3. Service 1,296 3. Southern Gardens Agriculture

4. Manufacturing 1,105 4. A. Duda and Sons Agriculture

5. Transp./Comm./Utilities 286 5. Hendry Co. Hospital Authority Healthcare

SOURCE: Enterprise Florida, Inc. and Hendry County EDC, 2008 

Leading Employers in Hendry County 
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Existing Conditions

1.4 Agricultural Composition 

In total, approximately 552,352-acres, or 72.5%, of 
Hendry County’s land area is identified as farmland 
by the U.S. Department of Agriculture (USDA).  
According to the most recent Agricultural Census 
prepared by the USDA, this area is comprised of 456 
farms.  Less than half of this farmland is irrigated 
and harvested.  The remaining agricultural lands are 
primarily pastureland, including natural areas and 
marshes and wetlands.  The major agricultural enter-
prises in Hendry County include citrus, sugarcane, 
pastureland for cow-calf operations, vegetables, and 
ornamentals, including tree nurseries. 

Land Use Farms¹ Acres Land Use Farms¹ Acres

HARVESTED CROPLAND 226 203,203 NON-HARVESTED 230 349,413

Citrus 164 107,763 Aquaculture 6 -

Non-Citrus Fruit 6 12 Goats 7 -

Sugarcane, for sugar 23 71,822 Sheep/Lambs 2 -

Sugarcane, for seed 13 4,321 Horses/Ponies 77 -

Forage, Hay 8 1,360 Hogs/Pigs 10 -

Nurseries 28 805 Poultry 14 -

Vegetables/Melons 22 17,632 Cow-Calf 231 -

Tomatoes 9 4,805

Snap Beans 6 4,206 PASTURE² - 341,751

Squash 3 310 Improved/Semi-Improved - 116,373

Cucumbers/Pickles 6 1,169 Unimproved/Native - 75,727

Watermelon 13 2,607 Marsh/Wetland - 148,997

Others 17 4,535 Woodland Pasture - 675

Row Crops, by Acre

Snap Beans

4,206

Tomatoes 

4,805

Others 

4,535 Watermelon

2,607

Cucumbers/Pickles

 1,169

 Squash

310

7.

Areas in Agriculture 
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Existing Conditions

1.5 Environmental Characteristics 

Hendry County has been divided into three areas 
based on its landforms or physiographic characteris-
tics: the Everglades, the Big Cypress Swamp, and 
Sandy Flatlands.  Most of the county is found within 
the Sandy Flatlands province, which is bordered on 
the east by the Everglades and on the south by the 
Big Cypress Swamp. 

The Everglades occupy a thin curved portion in 
eastern Hendry County that has a maximum width 
of about six miles.  The boundary between the Ev-
erglades and adjacent physiographic provinces has 
been classified using vegetation and is placed where 
the characteristic edges of the Everglades, including 
sawgrass, are replaced by true grasses, pines or cy-
press.

The Big Cypress Swamp is an irregularly shaped 
area in southern Hendry County. The land surface 
in the Big Cypress Swamp is slightly lower in eleva-
tion than that of the Sandy Flatlands.  The lime-
stone of this area is bare or thinly covered by soil or 
permeable sand.  Water from the surface percolates 
down through the sand and dissolves the underlying 
limestone (USDA, Soil Conservation Service, 1990). 

The Sandy Flatlands occupy most of Hendry 
County. The area is characterized by a blanket of 
surficial marine sand that is approximately 15 feet 
thick (USDA, Soil Conservation Service, 1990). 

9.
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Existing Conditions

Wetlands 
Wetlands comprise approximately 20 percent of the 
study area, and consist mostly of cypress swamps, 
sloughs, marshes, and wet prairies.  The majority of 
the wetlands are located in the west central portion 
of the county.  There are large collections of wet-
lands in the south, southeast, and mid northeast 
portions of the study area.

Cypress swamps occur where depressions expose 
the shallow water table.  They are scattered through-
out a matrix of poorly drained pine flatwoods and 
plantations.  They are often dominated by bald cy-
press.  Marshes occur where the wet season water 
depth is between 0.3 and 1.0 meter and the hydrop-
eriod extends more than 200 days per year.  
Pickerelweed, fire flag, arrowhead, maidencane, spi-
kerush, and beakrush are common species found in 
the marsh.  Wet prairies are the most species-rich of 
Florida’s marshes and include a variety of grasses, 
sedges, and flowering forbs.  Dominant vegetation 
includes maidencane, cordgrass, beakrush or muhly 
(Myers and Ewel, 1990). 

10.
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Upland Forests/Non-forested 
The large collections of native forested and non-
forested uplands are located in the west central por-
tion and the northern portion of the study area. Na-
tive uplands comprise approximately five percent of 
the study area.  These Upland areas consist primarily 
of pine flatwoods and dry prairies.

Pine flatwoods occur in areas of more level topogra-
phy and poorly drained sand. Flatwoods range from 
open forests of scattered pines with little understory 
to dense pine stands with a dense undergrowth of 
grasses, saw palmettos, and other low shrubs.  Dry 
prairies are open areas with saw palmetto, wiregrass, 
bottlebrush three-awn, arrowfeather, broomsedge, 
and love grasses with sparse palmettos and scattered 
patches of low shrubs, such as fetterbush, rusty 
lyonia, dwarf blueberry, and wax myrtle (Myers and 
Ewel, 1990).  

11.
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Existing Conditions
Soils
The flatwoods consist of nearly level, poorly drained 
soils in broad areas that are combined with sloughs 
and freshwater marshes.  Some of these soils have a 
dark sandy subsoil, some are sandy throughout, 
some have a loamy subsoil, and some have a dark 
loamy surface layer.   

The Everglades consist of nearly level, poorly 
drained and very poorly drained soils.  Some of the 
soils are sandy throughout, some are organic, and 
others have a thin muck surface layer.   

The sloughs and freshwater marshes consist mainly of 
nearly level, poorly drained and very poorly drained 
soils.  Some have a loamy subsoil, some are sandy 
throughout, some are organic, some have a loamy sur-
face layer, and some have a dark colored loamy surface 
layer (USDA, Soil Conservation Service, 1990).   

Hydric soils are scattered throughout the study area 
and comprise approximately 55 percent of the soils 
within the study area.  The eastern border of the study 
area is highly composed of hydric soils.  This is where 
sugar cane is currently being farmed.  Map 1.11 illus-
trates the location of Hendry County’s hydric soils 

Ground-Water Resources  
The most productive aquifer in northern Hendry 
County is the Floridan Aquifer.  This aquifer has 
permeable zones as deep as 1,200 feet.  In many 
places it yields water by artesian flow.  Generally, 
water from limestone deeper than 800 feet is highly 
mineralized. Shallow aquifers in Hendry County are 
mainly the limestone, shell bed, and sand of the up-
per part of the Hawthorn Formation and the Tami-
ami Formation.  The units of the surficial aquifer 
range in depth from 40 to about 300 feet.  The wa-

12.

ter of the shallow aquifers generally is of good qual-
ity.  Both shallow aquifers and the Floridan Aquifer 
are used for irrigation (USDA, Soil Conservation 
Service, 1990). 
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Threatened and Endangered Species 
Hendry County is home to several state federally 
listed and candidate species.  Species are identified 
as endangered, threatened, or noted as a species of 
special concern. 

Species (Common Name) Federal Status¹ State Status²

Amphibians Gopher Frog N/A Special Concern

Birds Audubon's crested Caracara Threatened Threatened

Bald Eagle N/A Threatened

Everglade Snail Kite Endangered Endangered

Florida Burrowing Owl N/A Special Concern

Florida Grasshopper Sparrow Endangered Endangered

Florida Sandhill Crane N/A Threatened

Florida Scrub Jay Threatened Threatened

Ivory Billed Woodpecker Endangered Endangered

Limpkin N/A Special Concern

Little Blue Heron N/A Special Concern

Red-Cockaded Woodpecker Endangered Special Concern

Roseate Spoonbill N/A Special Concern

Southeastern American Kestrel N/A Threatened

Snowy Egret N/A Special Concern

Tricolored Heron N/A Special Concern

Whooping Crane Experimental Population Special Concern

White Ibis N/A Special Concern

Wood Stork Endangered Endangered

Mammals Florida Black Bear N/A Threatened

Florida Panther Endangered Endangered

Mangrove Fox Squirrel N/A Threatened

Puma Threatened N/A

West Indian Manatee Endangered Endangered

Reptiles American Alligator Threatened Special Concern

Eastern Indigo Snake Threatened Threatened

Gopher Tortoise N/A Special Concern

¹Federally Listed & Candidate Species in Hendry County, FL, 

US Fish and Wildlife Service (2/2008) 

²List of Imperiled Species, Florida Fish and  

Wildlife Conservation Commission (11/2007)  

13.
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Florida Panther Zones 
The Florida panther primary, secondary, and disper-
sal zones are located within the study area.  The pri-
mary zone covers the southern portion of the study 
area and incorporates most of the central area.  The 
primary zone is where the majority of the docu-
mented occurrences of Florida panther and other 
listed species are located. The secondary zone cov-
ers a bulk of the study area with few documented 
occurrences of listed species. The dispersal zone is 
located in the northern portion of the Hendry 
County study area. The dispersal zone has been 
identified by the U.S. Fish and Wildlife Service as a 
critical link for dispersing panthers from the South 
Florida cove population area to lands north of the 
Caloosahatchee River.  Map 1.12 shows the 
County’s Panther Zones, and Map 1.13 provides 
telemetry data of Hendry County’s listed species. 

15.
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Existing Conditions
1.6 Conservation Efforts 
Due to the abundance of environmentally signifi-
cant areas in Hendry County, considerable efforts 
have been made to permanently protect vast acre-
ages.  According to the Florida Natural Areas In-
ventory (FNAI), more than 99,000 acres of land in 
Hendry County, or 154.75 square miles, have been 
placed in conservation.  Over 86,000 of these acres 
have been acquired for preservation purposes since 
1994.  According to the South Florida Ecosystem 
Restoration Land Acquisition Strategy, these public 
acquisitions are needed to meet the following goals: 

Goal 1:   Get the water right 
Goal 2: Restore, preserve, and protect habitats and species 
Goal 3: Foster compatibility of the built and natural systems 

The major acquisition projects in Hendry County in-
clude areas for Water Reservoirs and Storm Water 
Treatment Areas as part of the Comprehensive Ever-
glades Restoration Plan (CERP), and large acreages 
identified as Panther Habitat Preservation Area 
(PHPA).  In addition to these programs, other lands 
are preserved through conservation easements, water 
storage agreements, and by acquisitions through miti-
gation funds.  Currently, over 12% of the County’s 
land area is considered a dedicated conservation area. 

In addition to the lands already acquired, additional 
projects totaling 139,000-acres are included as future 
acquisitions on the Priority List prepared by the State 
of Florida’s land acquisition program, Florida For-
ever.  These targeted projects are typically located so 
as to expand or connect existing conservation areas.  
The proposed acquisitions have been prioritized in 
accordance with standards established by the FNAI, 
and are classified as Group A or Group B projects.   

SOURCE: Florida Natural Areas Inventory, 2008 

16.

Conservation Area Type Purpose Size

BR Bar Ranch Conservation Easement Private Easement Species habitat 5,650

C-43 Basin Storage Reservoir - Part 1 Acquisition - SFWMD Water resource project 3,354

Caloosahatchee Basin Storage Reservoir Acquisition - SFWMD Water resource project 9,559

Caloosahatchee Ecoscape Acquisition - TIITF Species Corridor 161

Deer Fence Canal Acquisition - SFWMD Water resource project 517

Dinner Island Ranch Wildlife Mngt Area Acquisition - TIITF Species habitat 21,714

Everglades Agricultural Area Acquisition - SFWMD Water treatment and storage 11,863

LaBelle Ranch, Inc. Conservation Easement Private Easement Species habitat 3,018

Moya Sanctuary Acquisition - Floraglades Species habitat 40

Okaloacoochee Slough State Forest Acquisition - TIITF Natural and Species habitat 22,255

Okaloacoochee Slough Wildlife Mngt Area Acquisition - TIITF Species habitat 2,923

Spirit of the Wild Wildlife Mngt Area Acquisition - TIITF Species habitat 7,647

Stormwater Treatment Areas Acquisition - SFWMD Water treatment and storage 10,341

TOTAL: 99,042

Existing Conservation Areas 

SOURCE: Florida Forever Priority List, 2008 

Proposed Area Purpose Priority Size

Caloosahatchee Ecoscape Species Corridors Group B 12,943

Devil’s Garden Species Habitat Group B 79,308

Half Circle L Ranch Species Habitat / Hydro Restoration Group B 4,960

Panther Glades Species Habitat Group B 33,510

Twelve Mile Slough Species Habitat Group A 8,349

TOTAL: 139,070

Proposed Conservation Areas 
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Why? 

2.1 Study Objectives, Priorities,  
 & Principles 

Project Objectives 
The purpose of the Agricultural and Rural Lands 
Study is to develop the necessary framework for the 
County’s long-term management of growth, with a 
focus on the County’s expansive rural and agricul-
tural lands.  Based upon analysis of the County’s 
agricultural industry, environmental features, rural 
character and available land use tools, the Study will 
develop implementing Comprehensive Plan Goals, 
Objectives and Policies, and recommend steps 
needed to develop Land Development Regulations 
that will achieve the project objectives.  These over-
riding objectives include: 

1. Maintain the long-term viability of agriculture; 

2. Preserve environmentally significant areas; 

3. Direct new development to appropriate locations 
in sustainable forms; and 

4. Preserve the County’s unique rural character. 

Community Priorities 
In an effort to engage stakeholders in the develop-
ment of the Agricultural and Rural Lands Study, a 
public workshop was held on April 2, 2008.   Atten-
dees were presented a list of Major Issues relating to 
the project objectives and were asked to place 1-6 
dots on the individual issue, or issues, they believed 
to be the most important.    The forty participants, 
who were comprised of private landowners, agricul-
tural industry representatives, non-profit environ-
mental associations, and government officials, came 
up with the following Priority List: 

1. Protect Private Property Rights (30) 

2. Maintain Future Development Opportunities (21) 
2. Viable Economy and Job Market (21) 
4. Protect Species Habitat (10) 
4. Efficient Roadway Network (10) 
5. Maintaining a Viable Agricultural Economy (9) 

Guiding Principles 
Based upon this community input, as well as one-on-
one meetings and interviews with other stakeholders, 
the stated project objectives of the Rural and Agricul-
tural Lands Study shall be achieved utilizing these 
guiding principles: 

1. Protect Existing Property Rights:  The recom-
mendations emanating from this study will in no 
way remove or lessen the achievable density 
rights permitted by the existing Comprehensive 
Plan.  No property will be “down-zoned” as a 
result of this Study. 

2. Utilize Incentives: Because the First Principle 
requires existing development rights be retained 
and protected, the recommendations of the study 
will utilize incentives, in the form of density bo-
nuses, to achieve the project objectives. 

3. Do No Harm: The Study recommendations will 
rely heavily on voluntary participation.  In lim-
ited circumstances, recommended changes to 
existing GOPs will be provided to clarify confus-
ing or contradictory language and enhance regu-
latory provisions. 

18.
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2.2 Growth Projections 
 & Development Trends 

BEBR Projections 
As addressed in the County’s EAR, significant 
growth is anticipated for Hendry County.  This is 
evidenced by several proposed comprehensive plan 
amendments, which request cumulative densities 
greater than the existing Hendry County population 
of 38,678 residents.   

The current economic downturn has significantly 
affected development plans within the county and 
has slowed down land speculation that has occurred 
in recent years.    However, it is clearly anticipated 
that the County will see unprecedented growth over 
the next 50 years.  

The BEBR generates population projections for 
each Florida County, which are provided in three 
ranges: low, medium, and high.  These projections 
are based off historical growth trends and are cur-
rently available through year 2030.  The Department 
of Community Affairs (DCA) recommends that 
counties use the medium range projection when 
evaluating future growth.  The table below extends 
the medium and high projections through 2060, by 
utilizing a linear growth pattern based on the aver-
age annual growth rate estimated for years 2010 to 
2030.

2060 Report 
Recently, 1000 Friends of Florida and the Geoplan 
Center from the University of Florida developed the 

Florida 2060 Report, which presents a land use sce-
nario of what growth in Florida could look like in 
2060 based on current conditions.  The resulting map 
showing the amount of land consumed by develop-
ment is sobering to many, and has stimulated con-
structive conversations about Florida’s future 
throughout the state.   

According to the 2060 Report, Hendry County’s 
population will double by 2060 with significant ex-
pansion of urbanized areas within the county.  

19.

BEBR Population Projections  

SOURCE: BEBR, 2007 

BEBR Medium BEBR High 

2010 41,400 43,000 

2015 44,600 48,300 

2020 47,600 53,700 

2025 50,400 59,300 

2030 52,900 64,800 

2035 56,246 71,800 

2040 59,815 79,556 

2045 63,599 88,150 

2050 67,621 97,672 

2055 71,898 108,223 

2060 76,445 119,914 
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50-Year Planning Horizon 
While the Florida 2060 map represents one of many 
potential growth scenarios for Hendry County, it 
should be noted that the population projections 
used to develop this scenario are conservative in 
that they rely on BEBR medium projections.  Many 
counties in the last 10-20 years have significantly 
outpaced the BEBR medium projection and in 
some cases even the high range projection.   

This poses a problem when planning for the long-
term which is needed when developing plans to ad-
dress future growth an implement the county’s Vi-
sion.  Simply looking at the past to determine future 
growth is rarely accurate.  Linear projections that ex-
trapolate growth at a constant rate over time do not 
account for changes in demographics, physical char-
acteristics, and consumer preferences.  As a result of 
this, BEBR conducts yearly evaluations and adjust-
ments to their projections, but these projections have 
a limited time horizon and fail to address structural 
changes that might be occurring. Simply put, the 
longer the planning horizon, the less accurate BEBR 
population projections are expected to be.   

Developing a rural lands strategy aimed at protect-
ing natural environments, maintaining and promot-
ing a viable agricultural industry, and guiding devel-
opment to appropriate areas requires a long-term 
approach.  Therefore, it is essential to question and 
revisit BEBR projections when evaluating future 
growth in Hendry County.   

Several applicants who have submitted large-scale 
comprehensive plan amendments have postulated 
that structural changes occurring in southwest Flor-
ida will alter historic population patterns and lead to 

growth that could greatly exceed current BEBR pro-
jections.  An analysis developed by Fishkind and As-
sociates and Wilson Miller, contends that as Collier 
and Lee counties approach build out, growth will 
shift from coastal counties to inland Hendry and De-
soto counties.  Fishkind provides compelling argu-
ments supporting such a shift and develops a para-
bolic population curve that far exceeds the BEBR 
High projections.  

In order to gain a better understanding of the magni-
tude of growth that could occur in Hendry County 
over the next 50 years, alternative population projec-
tions using non-linear methodology should be exam-
ined.  Shift-share analysis as well as other population 
projection methodologies should be evaluated in or-
der to develop population models that can account 
for demographic changes over the next 50 years. 

Population Growth Challenges  
The projected growth will ultimately have impacts on 
the County’s landscape.  Doubling of the population 
will significantly affect the County’s landscape.  The 
anticipated  population increase will present signifi-
cant challenges to the County including but not lim-
ited to: 

Conversion of rural lands to urban uses 
Loss of agricultural lands 
Encroachment upon environmentally sensitive lands 
Sprawl
Efficient delivery of urban services 
Increased secondary impacts on environmental 
resources
Increase demands on water resources 

20.
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2.3 Conversion of  Agricultural   
Lands to Other Uses 

Threats to Agricultural Land 
As outlined in the study prepared by Florida Gulf 
Coast University, titled Ag Business in SW Florida: 
Present and Future, the prevailing thought amongst 
agricultural executives is that land will remain in 
agribusinesses as long as it continues to be eco-
nomically viable.  Profitability is often determined 
by sources outside of the control of local growth 
management regulations.  Severe weather, such as 
unanticipated frosts or hurricanes, can destroy entire 
crops and ruin a farm.  In addition to weather, there 
are a number of other threats to the economic vi-
ability of agricultural industries that can ultimately 
lead to further loss of farmland.

As these threats manifest themselves, many prop-
erty owners consider converting agricultural lands to 
ventures with less financial uncertainty.  Hendry 
County lands with a Future Land Use designation of 
Agriculture have the right to be utilized for residen-
tial purposes with a maximum density of one unit 
per five acres of land.  This is an important develop-
ment right for agricultural lands, as it establishes a 
consistent value which farmers can leverage for 
bank loans to purchase equipment, supplies, and 
make improvements. 

Typical Rural Development Pattern 
Applied to all of Hendry County, the right to de-
velop one dwelling unit for every five acres (0.2 du/
ac) allows for a build out scenario of over 110,000 

21.

Foreign Competition 
Foreign competition has emerged as an intractable threat 
to Florida’s agricultural industry due to the lower cost 
structure and lack of regulations in other nations.  Brazil, 
the world leader in citrus production, is able to utilize 
inexpensive child labor for the harvesting of citrus, 
which accounts for approximately half of the industry’s 
operating expenses.  Additionally, improved relations 
with Cuba could have a significant impact on the agricul-
tural industry.  Free trade has enabled US orange juice 
producers to import citrus from foreign countries, which 
have significantly cheaper labor and chemical costs. 

Crop Diseases 
Citrus is susceptible to various diseases that can signifi-
cantly affect an individual harvest’s success and profit-
ability.  Citrus canker and greening pose the most serious 
threats to Hendry County’s citrus production.  Citrus 
canker is a highly contagious bacterial disease that causes 
premature leaf and fruit drop.  Canker causes the citrus 
tree to continually decline in health and fruit production, 
and can ultimately lead to the tree producing no fruit at 
all.   

Huanglongbing (HLB), more commonly referred to as 
citrus greening, poses a more serious threat to the agri-
cultural industry than canker.  HLB is a bacterial disease 
transmitted by small moth-like insects, known as psyllids, 
which attacks the vascular system of plants resulting in 
citrus trees that produce bitter inedible fruit and ulti-
mately die.  There is no cure for HLB, and the Florida 
Department of Agriculture and Consumer Services rec-
ommends that trees with symptoms be destroyed before 
they infect other citrus in the area.  The symptoms of 
citrus greening may not be visible for years after the tree 
is infected, making it difficult to detect and control infec-
tion of healthy crops.   

Government Regulations 
Many farming executives have identified government 
regulations as a threat to the agricultural industry.  Some 
regulations have added to agricultural costs, such as the 
requirement for tractors to meet emissions standards, 
requiring the provision of portable toilets, and increases 
in permitting fees at the federal, state, and local level.  
Water management regulations and decisions, such as 
the lowering of lake levels, often have unintended conse-
quences that hamper agricultural production.  Increased 
laws to protect the natural environment, including listed 
plant and animal species and habitats, have affected 
where crops can be planted and harvested.  In addition 
to these regulatory impacts, recent changes to Federal 
Immigration policy could have a dramatic effect on the 
labor force utilized in agricultural operations. 

Development Pressure 
Development poses a threat to existing agricultural in-
dustries in several ways.  Florida’s population is expected 
to double in the next fifty years, and many developers 
have targeted large agricultural lands as areas to accom-
modate this growth.  According to a 1000 Friends of 
Florida Report, Florida 2060, over seven million acres are 
necessary to house this additional population based on 
current development trends in Florida.  Some farmers 
will sell large portions of land for the financial security it 
affords.  As more development occurs in and around 
agricultural areas, land prices and associated property 
taxes rise, which place an additional financial strain on 
many farmers.  Additionally, land use conflicts can occur 
as residential development closes in on areas in active 
agricultural production and new residents oppose the 
heavy machinery, fertilizers, and insecticides that are 
necessary components of farming.   
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residential units in Hendry County’s agricultural 
lands.  Subdividing land into five-acre residential 
lots has obvious impacts on the built environment.  
These “ranchette” subdivisions lead to the fragmen-
tation of existing ecosystems and agricultural land, 
and contribute to urban and rural sprawl.  Urban 
Sprawl is defined by Florida Administrative Code as 
scattered, single-use development that not served by 
public utilities, resulting in the fragmentation of ru-
ral and natural lands.   

Clustering proposed residential lots can minimize 
the impacts to existing agricultural and environmen-
tally significant areas; however, Hendry County does 
not currently require this type of development.  In 
addition to preserving additional open space, clus-
tering also provides for a more efficient use of infra-
structure by limiting the amount of roads and utili-
ties necessary to serve the same number of lots. 

Approved and Proposed Comprehensive 
Plan Amendments 
Over the past 10 years, there have been several ap-
proved and proposed applications to convert over 
37,000 acres of land designated as Agriculture to 
other land use categories.  In addition to these pro-
posed Comprehensive Plan Amendments, an addi-
tional 6,016 acres of Agricultural land was annexed 
into the City of LaBelle during the past decade to be 
developed at significantly higher densities.  The fol-
lowing table provides the acreages converted to 
other Future Land Use categories: 
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Proposed/Approved Category: Acres:

City of LaBelle 6,016

Residential Rural Estates 8

Residential Low Density 566

Residential Medium Density 594

Residential High Density 205

Commercial 215

Industrial 240

Mixed-Use District* 28,908

West Hendry Overlay* 6,553

TOTAL 43,305

SOURCE: Hendry County Planning and Zoning Department, 2008 
* Proposed Categories are not currently included in the Hendry 
County Comp Plan 
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2.4 Infill Development 

With the recognition that traditional development 
patterns in rural areas can devalue important envi-
ronmental resources, fragment vital habitat areas 
and corridors, and encumber the long-term viability 
of agriculture, it is important to identify locations 
where new or increased development is appropriate. 

Infill within Existing Urban Areas 
The most appropriate location for development is 
within existing urban areas.  These areas already 
have, or are closely located to, the necessary infra-
structure, services and facilities to support develop-
ment.  Focusing growth in these areas encourages a 
more compact and cost efficient development pat-
tern and minimizes urban sprawl. 

In order to promote infill development, many com-
munities have established Urban Growth Bounda-
ries (UGB).  UGBs are delineated on a map to show 
where development should occur over a specified 
time period, and are based on the location of exist-
ing or planned utilities.  Development within these 
boundaries are encouraged or required to have 
higher density development, thereby reducing the 
amount of land needed to accommodate future 
population growth.  This helps protect rural and 
agricultural lands and preserve additional open 
space.

New Development in Rural Areas 
In order to identify areas that may be appropriate 
for urban development within the County’s exten-
sive rural lands requires a backward approach.  That 
is to say, we must first categorize which areas are 
unsuitable for development. 

2.5 Protect Environmentally 
Sensitive Areas 

New development within rural areas should be lo-
cated to minimize impacts to environmentally sensi-
tive areas.  Locations with high natural resource value 
include wetlands, species habitat and corridors, native 
vegetation and forests, floodplains, and aquifer re-
charge areas should be avoided. 

As part of this Study, a preliminary GIS model was 
created to identify areas of higher natural resource 
value.  A base map of the County study area was pre-
pared, excluding the cities of LaBelle and Clewiston 
and their surrounding urban areas, isolated urbaniz-
ing areas, and the Seminole Indian Reservation. The 
remaining area was then divided into ten-acre grids.  
Various environmental features were overlaid onto 
the Base map, and assigned a value.  Each grid was 
scored based on the number of features included, 
and the final Composite Environmental Valuation 
map then displayed areas based on the significance of 
the environmental features. 

This model was created for advisory purposes to 
demonstrate how cumulative environmental factors 
can be calculated, and is not intended to be utilized 
for regulatory decisions.  Prior to utilizing an envi-
ronmental valuation model, additional or updated 
layers, revised weighting factors, and expert peer re-
view should be undertaken. 

There are a number of other initiatives to value envi-
ronmental factors of land on a statewide level.  These 
include Florida Natural Areas Inventory’s F-TRAC 

program, Florida Wildlife Commission’s Blueprint, 
and the Century Commission’s CLIP study.  Each of 
these efforts is the result of a collaborative undertak-
ing between state, local, and non-profit environ-
mental experts.  While these studies look at environ-
mental conditions from a statewide perspective, these 
models could be tailored to the County level to assist 
in the development of a final Hendry County Valua-
tion Map. 

23.
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Wetlands: 1 point for wetlands 
0 points for no wetlands 

Source: NWI 

Soils: 1 point for Hydric Soils 
0 points for non-Hydric Soils 

Source: USGS

Native Vegetation: 1 point for native vegetation 
0 points for no native vegetation 

Source: SFWMD

Public Lands: 1 point for public lands 
0 point for non-public lands 

Source: FNAI

Panther Zones: 2 points for Primary Zone 
2 points for Dispersal Zone 
1 point for Secondary Zone 
0 points for non-zoned areas 

Source: FWC

Panther Telemetry: 1 point for one or more occurrences 
0 point for no occurrences 

Source: FWC

Listed Species: 
(non-panther) 

1 point for one or more occurrences 
0 point for no occurrences 

Source: FWC

Total Points Possible 8

The layers and scores utilized in this illustrative example include: 
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2.6 Protect the Future Viability 
of  Agricultural Lands 

It is evident that agriculture provides many benefits, 
and is an important component of Hendry County’s 
physical, social, and economic makeup.  It is impor-
tant that future development within the rural lands 
be conducted in a manner that protects the long-
term viability of agriculture  While the desire to pro-
tect agricultural lands is noble, it is important to be 
aware of that the decision to keep land in farming is 
dictated by market forces.  Farmers and ranchers 
generally want to keep their lands in agriculture but 
if market forces make that use economically unfeasi-
ble, other economic uses of this land must be ex-
plored. 

Another aspect to be conscious of is that identifying 
which areas have a higher value for continued agri-
culture is extremely difficult.    Typically, the value 
of agricultural land is a function of soil type, grow-
ing season, and moisture supply.  Even though the 
State of Florida represents some of the most pro-
ductive agricultural lands in the Unites States, no 
areas in this part of the state have been designated 
as “Prime Farmland” by the USDA.  This is because 
Florida soils are generally sandy and lack the desired 
acidity or alkalinity and acceptable salt and sodium 
content to be labeled as prime farmland.  

While Hendry County lacks prime soils, its agricul-
tural industry flourishes because of the availability 
of water resources and an abundance of year-round 
sunshine.  These favorable conditions make Hendry 

County farms suitable for most crops, which allow 
farmers to target certain products depending on the 
market conditions.  This flexibility is a major asset to 
the local agricultural industry, and will allow the area 
to adjust to changing priorities as demand for new 
products are identified.  Emerging interest in biofuels 
could lead to significant changes in the types of crops 
grown in the County. 

In general terms, the value of farmland can be identi-
fied in two distinct and competing ways: economic 
and environmental value.  Typically, the most pro-
ductive agricultural areas in terms of economic devel-
opment are the least beneficial from an environ-
mental perspective.  Sugarcane, Citrus, and Row 
Crops typically require some manipulation of the 
existing landscape, utilize pesticides and chemicals, 
and have higher water demand.  Conversely, pasture 
lands include extensive areas with little to no land 
manipulation, but require significantly more acreage 
to yield any meaningful income.  In this regard, pas-
ture provides the greatest value from an environ-
mental perspective, but the lowest economic return. 

25.

The Many Benefits Agricultural 
Lands Provide 

Food Security 
Maintaining strong domestic food production 
helps control price fluctuations and supply 
problems. Recent food contamination scares 
also point to the importance of knowing where 
food products come from and ensuring strin-
gent health and safety standards.  

Economic Opportunity and Stability  
Agriculture is Florida’s second largest industry, 
and clearly leads all industries in Hendry County 
with an estimated economic impact of over 
$645 million on regional sales. The economic 
impacts from agribusiness are stable from year 
to year, which can mitigate for fluctuations in 
other markets such as housing and tourism. 

Protect Natural Resources 
Farm and ranch lands can provide the follow-
ing environmental benefits: provide food and 
cover for wildlife, help control flooding, pro-
tect wetlands and watersheds, maintain air qual-
ity, absorb and filter wastewater, and provide 
groundwater recharge. Additionally, with ad-
vances in the production of new biofuel crops, 
agriculture could potential reduce our depend-
ence on fossil fuels. 

Enhance Quality of Life 
This benefit is difficult to quantify; however, 
agriculture significantly contributes to a rural 
lifestyle which many rural residents value and 
want to maintain.  Rural quality of life is often 
attributed to scenic, cultural and historic land-
scapes, vast open spaces, outdoor recreational 
activities, a “Small Town America” atmos-
phere, local jobs and community businesses. 
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Hendry County has completed Step 1 with the devel-
opment of the 2020 Vision .  This current study and 
the recommended Goals, Objectives and Policies 
(GOP’s) constitute a Plan or Step 2.  Following this 
step, Programs will need to be developed in order to 
implement the plan.  Ultimately, Projects will result 
from these programs.  In this context, projects could 
take the form of compact urban growth and rural 
Towns, Villages or Hamlets, developed in appropri-
ate areas and in an appropriate form. 

As discussed in previous sections, current develop-
ment patterns will result in unsustainable land use 
practices that will lead to sprawl, inefficient delivery 
of urban services, fragmentation of environmentally 
sensitive lands, conversion of agricultural land, and 
erosion of the rural character.  In order, to prevent 
this from happening the County must be proactive 
and change how it currently manages growth. 

We cannot solve our problems with the 
same thinking we used when we created 
them.

  -Albert Einstein

“
”

How? 

The following section explores growth management 
tools currently available.  Some of these tools are 
regulatory in nature while others are incentive-
based.  Some are narrowly focused, dealing with a 
specific issue, while others are strategies or ap-
proaches that are much broader in scope.   A suc-
cessful plan, ultimately, needs to take a toolbox ap-
proach and select the best tools to achieve stated 
goals within the existing context. 

26.

2.7 Vision, Plan, Program, & 
Project

The planning process is multi-faceted and multi-
leveled.  It seeks to balance competing interests and 
requires significant compromise.  This undoubtedly 
leaves many stakeholders less than fully satisfied, 
but hopefully content with the result at the end of 
the process.  Ultimately, the goal of the planner and 
any public policy is to serve the public interest and 
improve upon conditions that currently exist. 

All government -- indeed, every human 
benefit and enjoyment, every virtue and 
every prudent act -- is founded on com-
promise and barter. 

-Edmund Burke (1729 - 1797) 
Speech on the Conciliation of America

When addressing rural lands in Hendry County, the 
citizenry, just like any individual, must ask itself 
what it wants to be when it grows up.  This Vision 
becomes the first step in developing a roadmap for 
its future. 

As part of addressing the four objectives identified 
at the onset of the study, it is very important to dis-
tinguish between a Vision, a Plan, a Program and 
a Project. The reason is that addressing growth in 
rural areas is an incremental and iterative process 
which will require several steps and re-evaluation 
and re-tooling along the way. 

Study Objectives: 
1. Protect Environmentally Sensitive Lands 

2. Maintain the Economic Viability of Agriculture 

3. Direct Growth to Appropriate Areas 

4. Uphold the County’s Rural Character and  
 Quality of Life 
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2.8 Alternative Development 
Patterns 

Hendry County has an opportunity to influence the 
location and type of future development that will 
occur in its rural lands and avoid the proliferation of 
ranchette, low-density sprawl. There are several op-
tions that can be utilized to form a new develop-
ment pattern, one that would further the goals of 
maintaining rural character and the agrarian econ-
omy, as well as preserving natural resources.  

A typical “rural” development pattern at build-out 
results in the eventual division of land into the 
smallest permissible lot size, with roads typically 
ending in cul-de-sacs and preventing road intercon-
nectivity, and the large expanses of open space con-
verted into residential development. These develop-
ments are typically built for single-uses, such as sin-
gle-family dwellings, and segregated and buffered 
from other uses, including other residential subdivi-
sions.   

There are ways to discourage this kind of develop-
ment. 

Require clustering for new developments, and 
cluster the development potential of the land to 
preserve open space. For example, require that 
40 percent of the development be preserved as 
open space, and that all permitted units be 
placed on the remaining 60 percent of the land. 
Rural, residential developments that utilize clus-
tering are sometimes referred to as 
“conservation subdivisions.” 

Allow for a mix of uses in rural areas at commer-
cial nodes or rural activity centers, while prohib-
iting strip commercial developments, to provide 
commercial uses to rural areas. 

Encourage the creation of new towns in rural 
areas, utilizing the clustering of density, preserva-
tion of open space, and mix of uses to create a 
viable new community. The DCA recognizes this 
as a workable solution to sprawl, and defines a 
new town as one located within a rural area or at 
the rural-urban fringe, functionally and geo-
graphically distinct from other urban areas, con-
taining all basic economic activities, all major 
land use categories, and a centrally provided full 
range of public facilities and services (9J-5.003 
(80) FAC). 

To encourage compact development, local gov-
ernments may also decide the size of a new town 
should be based on a walkable neighborhood 
scale (five- or ten-minute walk, quarter- or half-
mile radius from the neighborhood center). A 
town could be made up of several neighbor-
hoods, with the most intense commercial and 
civic uses located in the town center. A tradi-
tional neighborhood development (TND) style 
may also be appropriate. 

Another important consideration in the design of a 
rural town is ensuring geographic separation between 
towns – that is, that development is contained, and 
that the goal of preserving significant open spaces is 
achieved. A greenbelt can be established, requiring a 
certain amount of open space around the town. A 
local government can also require that the form of 
the town follows a transect, where the most dense 

and intense development is allowed at the center of 
town, decreasing to low-density residential develop-
ment before entering the greenbelt and countryside. 

27.
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2.9 Available Toolbox 

There are a number of strategies that Hendry 
County can utilize to ensure that future develop-
ment occurs in a manner that is consistent with the 
vision of the community.  These strategies include 
both regulatory and incentive-based provisions that 
direct and encourage anticipated growth to occur in 
a sustainable form; that preserves natural resources, 
maintains the County’s rural character, and provides 
for the continued long-term viability of agriculture. 

These tools are summarized to the right.

The most successful efforts to protect 
farmland have resulted from state and 
local governments’ working together 
with private organizations, concerned 
citizens, using a combination of  regula-
tory and incentive based strategies to 
address the challenges of  farming on the 
edge.

 - American Farmland Trust 

28.

Conservation Tools Agricultural
Land

Natural
Resources

Acquisition in Fee
Purchase of agricultural or environmentally significant land by local government or 
land trust, for example. Deed restrictions are recorded requiring the land be kept in 
agriculture use or preservation permanently. The property owner in all other aspects 
maintains control of the land. 

Agricultural Research
Ongoing agricultural research can help to maintain the viability of agriculture 
through development of new techniques and management practices. An example of 
an agricultural research facility would be the Institute of Food and Agricultural Sci-
ences (IFAS) at the University of Florida. 

Agricultural Zoning
Zoning for agricultural uses can be exclusive; that is, that uses other than agricul-
tural are not permitted within the zone, but typically allow a limited amount of 
other uses.  Agricultural Zoning often incorporates Right-to-Farm provisions that 
emphasize that farming is the primary use and serves notice to rural residents that 
generally accepted agricultural practices are reasonable activities to expect in farm-
ing areas. 

Community Stewardship Organizations
This refers to a stewardship organization created to manage conservation lands 
within a specific development. A recurring revenue source is established through 
homeowner’s association fees, golf course fee, commercial occupancy fee, etc.

Conservation Bank
Developers can mitigate their impacts to habitat by purchasing credits from a habi-
tat “bank.” These fees fund maintenance of the resources within the bank. Exam-
ples would be a wetland bank or panther habitat bank.

Conservation Development
A significant portion, usually more than half, of a developable site is placed in con-
servation in order to preserve site-specific environmentally important features. 
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Available Toolbox 

Baseline Standards 
Baseline Standards, or regulatory provisions, 
include growth management plans, compre-
hensive planning, and zoning regulations that 
can be utilized to protect areas or promote cer-
tain forms of development.  Hendry County 
has a number of existing Goals, Objectives, 
and Policies in its Comprehensive Plan that 
regulate rural and agricultural areas.  These 
policies have varying rates of success in achiev-
ing sustainable development patterns and could 
be strengthened.  Regulatory provisions, or 
baseline strategies, related to open space provi-
sions, clustering, and environmental regulations 
can incorporate more specific requirements. 

The primary disadvantage with regulatory pro-
visions is that they represent “command and 
control tools” that are discriminatory in nature 
and essentially dictate what can and cannot 
happen on a given property.   As a result, regu-
latory strategies can be controversial as they 
may affect private property rights.  Addition-
ally, regulatory provisions are temporary in na-
ture.  These regulations do not consider 
changes in demographics or political prefer-
ences, which can result regulatory framework 
that is continually challenged and amended. 
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Conservation Easements
A conservation easement restricts use of the property to agriculture, either in perpetuity or 
for a certain number of years. The property owner maintains control of the land.  Conserva-
tion easements may also be used for environmental protection areas. 

Contingent Valuation Survey
The perceived value of a resource to a community is determined through a survey, where 
participants are asked how much they would pay to preserve agricultural land. A valuation 
survey can be used to determine whether a community would support an acquisition or 
purchase of development rights program. 

Ecoregion Planning
Refers to planning by ecosystem boundaries, rather than political boundaries, recognizing 
that areas of related and connected habitat do not always fall within the same political juris-
diction. This is more of a goal, rather than an implementation strategy. 

Florida Rural and Family Lands Protection Act
In 2001, the Florida Legislature adopted this act (Section 570.70, Florida Statutes) recogniz-
ing that “Rural areas … include the largest remaining intact ecosystems and best examples 
of remaining wildlife habitats as well as a majority of privately owned land targeted by local, 
state, and federal agencies for natural resource protection.” The act calls for innovative 
planning for rural areas to help conserve the value of rural lands while preserving natural 
resources. 

Green Infrastructure
Incorporate conservation, greenways, trails, open space, and other natural areas as part of 
necessary “infrastructure” for new communities, or as part of a retrofit of existing commu-
nities.

Green Payments and other Economic Incentives for Agriculture
Several economic incentives can be utilized by the local government to support agriculture. 
A green payment refers to a local government paying agricultural landowners for other 
benefits provided by the land to the community, such as stormwater management or aquifer 
recharge. An agricultural coordinator position can be established, to educate the public 
about the importance of agriculture in the community and to assist agricultural landowners 
in permitting. In a farm cooperative, nearby residents agree to purchase produce from local 
farms, providing guaranteed income and demand to local farmers. 
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Incentive-Based Strategies 

Transfer of  Development Rights (TDR) 
TDR describes a program designed to remove 
development potential from one parcel and 
transfer it to another. It is said one parcel 
“sends” the development potential and the 
other “receives” it.  The concept of TDR was 
created to protect private property rights while 
advancing a public purpose.  Most TDR pro-
grams in Florida are intended to achieve envi-
ronmental protection goals, such as discourag-
ing development in wetland or habitat areas.  
The development right most often severed is 
residential development, that is, the right to 
build a certain number of dwelling units on the 
sending parcel. The potential removed is re-
ferred to as “rights” or “credits.” Credits can 
also be awarded for attributes of the sending 
parcel that the government considers valuable, 
such as valuable natural habitat or an historic 
resource. Credits are severed from the sending 
parcel when a perpetual conservation easement 
is recorded on the property.  

Sending and receiving areas for a TDR pro-
gram would be established in the comprehen-
sive plan. When establishing a receiving area, a 
local government must consider the future 
market for credits, and place receiving areas 
where growth pressure is anticipated to occur. 
Otherwise, there will be no demand for the 
credits. Sending areas are typically areas that 
provide the most valuable natural resources, 
such as important flowways or listed species 
habitat.  
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Greenprinting
Refers to a GIS mapping program developed by the Trust for Public Land, used to map the 
conservation and open space priorities of a community.

Greenways and Trails Planning
A greenway is a connected corridor of undeveloped land set aside for conservation or rec-
reation purposes. The Department of Environmental Protection has a Greenways and 
Trails program working to establish a statewide system of greenways to serve as multimodal 
recreational corridors. 

Land Acquisition
A land acquisition program has been established at the state level (Florida Forever). A local 
program can also be established, and can be funded through local ad valorem revenues or 
from local option sales taxes. 

Land Trusts
Land trusts are nonprofit organizations created to promote land conservation and provide 
land management. Trust are funded through endowments, private and public donations, 
grants, and fundraising. 

Purchase of Development Rights
A local government or land trust purchases the development rights from an agricultural 
property owner. The property owner maintains control of the land. A professional property 
appraiser determines the value of the development potential. 

Rural Land Stewardship Area (RLSA) Program
RLSA is an incentive based program specifically authorized by Florida Statutes to preserve 
environmental areas, retain agriculture and promote economic growth in a rural environ-
ment.  Areas for preservation and development (sending and receiving) are identified on a 
map.  Development credits are earned by placing sending areas in a conservation easement.  
These credits can then be utilized in the receiving areas. 

Scenic Easements and Overlay Zones
An easement or overlay can be used for the preservation of a scenic resource, such as along 
a rural roadway (for instance, as part of the Florida Scenic Highways Program). 

Transfer of Development Rights (TDR)
Areas for preservation and development are identified on a map.  Development rights are 
then transferred from areas to be protected to locations that are suitable for development.  
Areas that have transferred development rights are placed into a conservation easement. 
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Once the framework for the TDR program is estab-
lished in the comprehensive plan, land development 
regulations to implement the program must be pre-
pared. This will include the specifics of how credits 
will be calculated and the process for transfer of 
credits.  

There are three basic mechanisms for transferring 
credits.  

1. Open market exchange – A willing seller 
finds a willing buyer. The transaction is be-
tween these two parties only, and the price of 
credits is market-driven. While this may result 
in the highest price for credits, it may make 
development within receiving areas more dif-
ficult, as a developer must first find potential 
credits and record the conservation easement 
before moving forward, which adds time and 
expense to the development process.  

2. Third-party clearinghouse – In this system, 
willing sellers record a conservation easement 
and a third-party clearinghouse issues credit 
certificates to them to hold, sell or gift as they 
wish. This simplifies the transaction between 
buyer and seller, as the buyer is purchasing 
credits out-right.  

3. TDR bank – Either the local government or 
another entity, set up to administer the cred-
its, acts as a TDR bank. Sellers and buyers 
deal with the bank, rather than with each 
other. This further simplifies the process for 
sellers and buyers, but requires the most over-
sight by the local government, as well as start-

up funds to purchase credits and to begin im-
plementing the program.  

An evaluation and monitoring system for the pro-
gram should be included as part of the land develop-
ment regulations. At a minimum, this would include 
a tracking system for recorded conservation ease-
ments and for existing and transferred credits. Given 
the complexity of any TDR program, a continuous 
evaluation process must be in place to ensure the 
program is functioning and being utilized as antici-
pated. 
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2.10  Large-Scale Planning Options 
in Florida 

The State of Florida currently has three viable large-
scale planning options for addressing rural lands in 
Hendry County in a comprehensive manner and 
allowing for incentive based provisions. There are 
many existing examples of each of these programs; 
each with their own positives and negatives. 

Rural Land Stewardship Areas (RLSA):  
The RLSA program is the only long-range planning 
tool specific to rural or agricultural lands that has 
been adopted into Florida Statutes.  This incentive-
based planning tool establishes a transferrable rural 
land use credits system, where stewardship credits 
are allocated to lands in rurally located stewardship 
sending areas (SSAs).  These SSA credits can then 
be transferred to stewardship receiving areas 
(SRAs).  The number of credits available is deter-
mined by the local government and can vary de-
pending on the natural resource, or other beneficial 
use characteristics, that exist on the land.  A fully 
implemented RLSA program results in an overlay 
area (minimum 10,000-acres) that specifically desig-
nates sending and receiving areas, establishes an 
innovative process for the creation and consump-
tion of stewardship credits, and incorporates plan-
ning efforts to achieve the six state goals included in 
the Florida Statutes. 

The Department of Community Affairs has recently 
drafted rule making, which strengthens and clarifies 
the principals for conserving agricultural lands and 

maintaining rural character and economies.  As part 
of the rule, DCA is proposing a Special Option 
RLSA that will allow for a simpler, more expeditious 
and predictable process that may increase the num-
ber of publicly initiated RLSA programs.  The Special 
Option RLSA must be a minimum of 50,000-acres 
and removes many of the technical hurdles that are 
otherwise required.   

While this is desirable, the proposed rule also re-
moves much of the flexibility currently existing in the 
RLSA program.  If adopted the proposed rule would 
likely result in less support and/or participation from 
private landowners and ultimately result in a program 
that is ineffectual.  Specifically, the rule proposes to 
limit the development potential to be limited to cur-
rent build-out scenarios, limits development areas to 
10% of the RLSA, and requires Stewardship Sending 
Areas (SSAs) and Stewardship Receiving Areas 
(SRAs) to be rigidly shown on a map.  These addi-
tional requirements effectively reduce the amount of 
bonus credits available and does not allow for devel-
opment to adapt to changing conditions over time. 

Examples: Collier County RLSA 
St. Lucie County RLSA 

Positives: Effectively creates an incentive program 
to preserve areas of significant environ-
mental concern within rural areas and 
protects private property rights.  Exist-
ing programs have protected substantial 
areas; approximately 1-acre developed 
for every 3-acres preserved.  

Negatives:  Does not allow for the transfer develop-

ment credits into urban areas.  The re-
cently proposed RLSA rule creates un-
certainty in how the RLSA program will 
be implemented in the future.  The stan-
dard RLSA program is best suited for 
large tracts of land, and is difficult to 
implement on a countywide basis. 

Optional Sector Plans (OSP) 
OSPs were created by the Florida Legislature as an 
alternative to the DRI process, in which the local 
government, with assistance from the Regional Plan-
ning Council (RPC), identifies relevant planning is-
sues that are not being addressed by the Comprehen-
sive Plan for a designated area.  The current mini-
mum size for an OSP is 5,000-acres; however, DCA 
is proposing to amend this to 10,000-acres.  The 
OSP establishes a conceptual long-term build out 
overlay and map of the area that identifies regionally 
significant public facilities and natural resources and 
establishes principles and guidelines that address ur-
ban form.  Existing Future Land Use designations 
are retained on individual properties included in the 
OSP, until such time as a detailed specific area plan is 
adopted.  The specific area plan must encompass a 
minimum of 1,000-acres and analyze the distribution, 
extent and location of future land uses.  The specific 
area plan establishes a more detailed analysis of pro-
tection measures for public facilities and natural re-
sources, and guidelines and principles that address 
urban form. 

Examples: Orange County’s Horizon West Sector 
Plan
Bay County’s West Bay Area Vision 
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Positives: Allows for the establishment of a 
long-term vision for an area that can 
utilize incentives.  Required to iden-
tify and preserve significant natural 
resources and account for extraterri-
torial impacts.

Negatives:  The 1,000-acres required for a spe-
cific area plan makes it difficult to 
gain inclusion from small property 
owners with land in the OSP.  The 
approval process requires significant 
amount of research and analysis, 
which may be problematic for areas 
with limited financial resources.  Cur-
rently requires the local government 
to submit an annual monitoring re-
port (DCA’s proposed amendment 
removes this provision) 

Sub-Area Plans (SAP) 
Although not defined by Florida Statutes, SAPs of-
fer a large-area planning approach that is contained 
within the local comprehensive planning authority.  
While SAPs can be utilized for areas as small as a 
neighborhood, there are a couple examples where 
they have been established to guide development in 
large rural areas.  SAPs are essentially large-scale 
comprehensive plan amendments to address the 
long-term growth plans of a specified area.  These 
plans provide concurrent changes to the Future 
Land Use Map and establish specific land use plan-
ning policies to be incorporated into a jurisdiction’s 
comprehensive plan.  The existing examples have 
established TDR programs, which differ from the 

RLSA program, in that the development credits gen-
erated from particular land uses in the sending areas 
are only applicable to certain land use categories in 
the receiving areas.  Additionally, these SAPs estab-
lish guidelines and principles to address the future 
urban form of the designated areas.  

Examples: Sarasota County’s 2050 Plan 
St. Lucie County’s Towns, Villages 
and Countryside Plan 

 Marion County’s Environmentally 
Sensitive Overly Zone. 

Positives: The program can be tailored to the 
unique needs of the local jurisdiction, 
and can include an incentive-based 
TDR system.  Allows for the most 
flexibility.

Negatives:  Participation in the program is totally 
voluntary, and therefore, it is difficult 
to forecast how successful the pro-
gram will be in directing development 
to occur in sustainable forms.   
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Proposed Rural Plan 
The intent of this study and final report is to exam-
ine existing conditions in the County, analyze rele-
vant growth management issues and existing tools, 
and present a plan to address these issues. 

The proposed plan outlined below is designed to 
address the identified project objectives, comply 
with the 2020 Vision, and specifically address exist-
ing conditions in the County.  Additionally, the pro-
posed plan was developed with careful considera-
tion of public input received through numerous 
emails, phone calls, one-on-one meetings, and pub-
lic meetings. 

2.11 Public Input 
As part of this study, the consulting team collected 
input through the following activities: 

10 Kick-off Meetings or conference 
calls with staff, elected officials, DCA, 
and Agricultural /Industry Representa-
tives 

12 One-on-One Meeting or confer-
ence calls with large land owners and 
their representatives, staff, environ-
mental NGO’s  and Ag Industry repre-
sentatives 

2 Public Meeting Meetings including 
an introductory presentation and the 
project scope and objectives and an 
interactive design workshop attended 
by 65 and 40 people respectively 

2 Presentation before the Gulf Citrus 
Growers Association 

Numerous Phone calls and emails 
from stakeholders 

Results of  Public Involvement Process 
As discussed in this report, the public involvement ac-
tivities provided insights into community priorities and 
resulted in stakeholder-developed  land use plans that 
were analyzed to identify common themes.  The Appen-
dix of this report presents public involvement docu-
ments including photos of the plans designed by stake-
holders and community priorities voting sheet. 

Community Priorities from Design Workshop: 
A list of rural issues was developed and placed on a 
board.  Each participant was asked to vote on his or 
her priorities by placing “sticky dots” beside their prior-
ity issues. Participants were given six dots and told that 
they could distribute them as they saw fit – i.e. they 
could assign all their dots to one issue or assign only 
one dot per issue. The results are summarized below: 

1. Protect Private Property Rights (30) 
2. Maintain Future Development Opportunities (21) 
2. Viable Economy and Job Market (21) 
3. Protect Species Habitat (10) 
3. Efficient Roadway Network (10) 
4. Maintaining a Viable Agricultural Economy (9) 
5. Interconnecting Habitat/Natural Systems (8) 
6. Create Sustainable Communities (7) 
6. Minimize Urban and Rural Sprawl (7) 
6. Preserving a Rural, Small-Town Atmosphere (7) 
8. Protection of Water Resources (6) 
9. Species Corridor Protection/Creation (5) 
9. Affordable Farm worker housing  (5) 
10. Efficient Public Utilities and Infrastructure (3) 
11. Create Additional Recreation (Active and Passive) (2) 
12. Provide Methodology for the Timely Conversion 

of Agricultural Lands (2) 
13. Preservation of Open Space (1) 

Total: 154 

Common Themes Identified: 
In addition to ranking the issues, the participants were 
divided into groups and were asked to develop a land 
use plan for the County that would identify areas for 
conservation, areas for future development, roadway 
corridors, and areas to remain in agriculture.  They 
were also told that they could elect to identify other 
elements on their map.  Review of the maps yielded 
common themes: 

Place conservation priority on the panther 
zones and dispersal corridor 
Provide interconnected habitat corridors on 
a countywide scale 
Allow urban expansion and intensification of 
existing urban and developed areas 
Allow industrial development to promote 
economic prosperity 
Allow for new compact development in ru-
ral areas at intersection of major roads 
Allow development around airports and 
other public facilities 
Allow agriculture to be maintained within 
much of the County 
Recognize that existing agriculture can 
provide environmental value and help cre-
ate desired corridors 
Provide roadway connections to adjacent 
counties 
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2.12  Plan Goal 
The goal of this plan is to establish a policy frame-
work to: 
1. Protect environmentally significant areas; 
2. Maintain the long-term viability of agriculture; 
3. Direct new development to appropriate loca-

tions in sustainable forms; and 
4. Uphold the County’s unique rural character and 

quality of life. 

Given the broad nature of this goal and the conflict-
ing public policy objectives it contains, the Plan 
aims at striking a delicate balance between the iden-
tified objectives by utilizing baseline regulations and 
an incentive-based Transfer of Development Rights 
(TDR) approach.  The Plan makes a concerted ef-
fort to minimize the use of “command and control” 
regulations and places a strong emphasis on the pro-
posed Tiered TDR Program.  The baseline recom-
mendations included in the attached Goal, Objec-
tive and Policies (GOP’s), enhance and clarify exist-
ing policies within the comprehensive plan and 
when needed, help implement the stated goal. 

2.13  Plan Components
Upon careful consideration of the large-scale plan-
ning options available, it was decided that the Sub-
Area Plan provided the flexibility required to develop 
a plan best suited to conditions in Hendry County.   

The plan provides general recommendations, strate-
gies, a TDR framework, and proposed GOP’s, but 
fully recognizes that further public input, analysis 
and  refinement of the GOP’s,  and development of 
land development regulations will be needed to im-
plement the plan. 

The plan consists of the following: 

1. Rural Sub-Element to be incorporated 

within the Future Land Use Element as recom-
mended in State Statutes 163.3177.  This sub-
element will be comprised of : 
A) Baseline Policies
B) The Rural Lands Overlay
C) The Tiered TDR Program
D) Proposed Goal, Objectives and Policies 

(GOP’s)

2. Further public input, review and analysis.
Solicit input regarding the proposed Rural 
Lands Overlay, Tiered TDR Program and 
GOP’s. 

Establish a Tiered TDR Program Task Force 
to review and refine conceptual sending and 
receiving valuation models and the Rural 
Lands Overlay boundaries 

Conduct Economic/Financial analysis to 
evaluate feasibility of incentives/bonuses 
provided – i.e. do the recommended density 
bonuses provide enough of an economic 
incentive to make the program viable 

3. Recommended steps for implement-
ing the Rural Sub-Element including the 
development of Land Development Regulations 
and a TDR application and review process. 

1.  Rural Sub-Element 
As recommended by the Department of Community 
Affairs, the Plan proposes the creation of a Rural Sub
-Element to be incorporated within the existing Fu-
ture Land Use Element.  The Sub-Element allows for 
rural issues to be addressed cohesively by grouping 
all rural-related GOP’s into one section of the com-
prehensive plan.  The GOP’s contained within the 
sub-element are divided into four sections – Promot-
ing a Viable Agricultural Industry, Protecting Natural 
Resources, Managing Future Growth, The Tiered 
TDR Program, Rural Character/Quality of life, and 
Review Process and Implementation. 

A)  Baseline Policies 
The majority of these policies enhance or clarify ex-
isting portions of the comprehensive plan.  They also 
focus on recommending actions or strategies the 
County should undertake in order to: 

minimize conflicts between rural uses 

remove duplication of  regulations that overbur-
den the agricultural industry 

recognize the importance of agriculture 

protect the County’s unique rural character and 
quality of life 

enhance environmental protection and conserva-
tion efforts 

define appropriate development in the rural 
lands 

improve its transportation network and 

mandate clustering of development within rural 
lands 
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Highest natural resource values 
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Highest development suitability value 
Highest Receiving bonus available 
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Intermediate natural resource values 
Majority of Ag uses allowed 
Limited non-Ag uses 
Intermediate Sending bonus available 

Medium Receiving 
Intermediate development suitability value 
Intermediate Receiving bonus available 
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Lower conservation values 
Ag, extractive, low impact uses allowed 
Lowest Sending bonus available 
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Proposed Rural Plan 

B)  Rural Lands Overlay 
The Rural Lands Overlay will be graphically de-
picted on the County’s Future Land Use Map and 
will delineate the areas of the County that will be 
subject to provisions of the Rural Lands Sub-
Element and eligible to participate in the Tiered 
TDR Program.  The overlay shall not nullify the 
underlying future land use categories but will sup-
plement and enhance the provisions for those cate-
gories.

C)  Tiered TDR Program 
Florida is a national leader in the field of growth 
management, and the protection of natural habitats 
and rural lands.  Numerous Transfer of Develop-
ment Rights (TDR) programs exist within this state.  
All  programs have their strengths and weaknesses, 
and varying levels of success.  These programs, 
along with a growing body of planning literature, 
provide valuable examples and concepts that were 
used to develop the framework for the Tiered TDR 
Program.

The Rural Land Stewardship approach, used in Col-
lier and St. Lucie Counties, has received considerable 
attention in recent years and has been both praised 
and criticized at the local, state and national level. 

Notwithstanding any expressed concerns about imple-
mentation challenges, Rural Lands Stewardship repre-
sents the most sophisticated incentive–based/TDR 
program currently used and provides a level of com-
plexity and flexibility not seen in other TDR programs. 
The Tiered TDR Program strives to encompass 
some of the complexity  found in the RLS ap-
proach, but simplifies the implementation process in 
order to make it easily understandable and readily 

accessible for land owners to utilize and local govern-
ment to manage. 

Primary Implementation Tool  of Rural Sub-
Element
The Tiered TDR Program will be the primary tool 
used to meet and implement the goal and objectives 
of the Rural Lands Sub-Element.  The GOP’s outline 
the general framework for this program. However, it 
is explicitly understood and acknowledged that fur-
ther public input, technical assistance and analysis 
will be required to develop a program that can be 
implemented.  The proposed framework represents 
the first step in implementing this program. 

Voluntary Program 
The Tiered TDR Program will be a voluntary pro-
gram available to landowners within the Rural Lands 

Overlay district.    Land owners will have the option 
to participate in this program if they desire to in-
crease the densities and intensities allowed on their 
lands.  This program will in no way remove or lessen 
the achievable density rights that landowners cur-
rently have. 

Conceptual Framework 
The conceptual framework for the Tiered TDR Pro-
gram is illustrated in the figure below.
Generally, the Tiered TDR Program will: 

Identify Sending and Receiving lands on the Ru-
ral Lands Overlay Map 

Establish a mechanism for severing development 
rights from environmentally sensitive lands 
(Sending Lands) and transferring them to appro-
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priate development areas (Receiving Lands) 

Provide density bonuses for: protecting envi-
ronmentally sensitive lands (Sending Bonus), 
keeping lands in agriculture (Agricultural Bo-
nus), locating new development on suitable 
lands (Receiving Bonus), and developing in ap-
propriate forms (Performance  Bonus) 

Program Intent  
The Tiered TDR Program is intended to provide 
sufficient density incentives through the transfer of 
existing density and associated bonuses, in order to 
create an attractive and economically feasible alter-
native to developing according to current regula-
tions that allow the proliferation of the five-acre 
ranchettes across much of County’s landscape. 

The program is structured to encourage protection 
of the most environmentally significant lands and to 
direct future growth to the most appropriate places.  
It also recognizes the incredible value of agriculture 
and provides significant incentives to retain existing 
agricultural operations.  Lastly, it recognizes the 
need to develop in more sustainable forms and en-
courages the development of compact development, 
primarily as Town, Villages and Hamlets. 

As outlined in the GOP’s the Tiered TDR Pro-
gram is based on the following principals: 
a. The Tiered TDR Program applies to all lands 

within the Rural Lands Overlay 
b. It is a voluntary program that land owners may 

choose to utilize in order to increase densities 
provided by existing future land use designa-
tions within the Rural Lands Overlay (a large 
majority of the area falls within the Ag designa-

tion which allows 1 du/5 ac)  
c. Landowners who choose to not utilize the Pro-

gram retain densities currently allowed by their 
underlying Future Land Use designation. 

d. The Tiered TDR Program represents the only way 
to increase existing densities within the Rural Lands 
Overlay. 

e. The Tiered TDR Program represents a hybrid 
TDR program that approaches the sophistication 
of a Rural Lands Stewardship Program while 
striving to be simpler and easier to use. 

f. The Tiered TDR Program is density based, 
whereby the transfer of development rights oc-
curs in the form of dwelling units. 

g. Commercial and industrial intensities are ad-
dressed through Town, Village and Hamlet de-
sign standards 

h. The Tiered TDR Program will present a Rural 
Lands Overlay Map generally depicting Sending 
and Receiving Lands.  This map will identify en-
vironmentally significant lands through the use of 
the Natural Resource Valuation Model and will 
evaluate and rank them according to environ-
mental significance.  These lands will be identi-
fied as Sending Lands on the map. Areas not 
identified as Sending Lands will be identified as 
Receiving Lands.  These lands will be defined and 
ranked according to development suitability using 
the Development Location Valuation Model. 

i. The Rural Lands Overly Map will be developed 
using best available information and will be sub-
ject to change as the Tiered TDR Program 
evolves over time.  Additionally, it is recognized 
that this map will depict conditions at a county-
wide scale and may not represent actual condi-
tions on the ground on a parcel basis.  As a result, 
the map will be used for illustrative purposes only 

and all participants in the Program will be re-
quired to conduct an environmental survey to 
assess actual conditions on their property. 

j. Sending and Receiving Lands will be ranked in 
order of importance and grouped as High, Me-
dium, and Low 

k. In addition to the base density, the following 
Bonus Density Multipliers may be applied to 
proposed projects:  

The Sending Bonus 

The Agricultural Retention Bonus 

The Receiving Bonus  

The Performance Bonus 
l. These bonuses will be applied using a progres-

sive sliding scale in order to provide greater in-
centive to protect the most environmentally sig-
nificant lands, keep the most productive lands in 
agriculture, direct growth to the most appropri-
ate areas, and develop in the most sustainable 
manner possible. The Bonus Density Multi-
plier Chart (shown on the following page) de-
picts the proposed bonus density structure. 

m. Base density from Sending Lands can only be 
severed and transferred to Receiving Lands.  

n. Density bonuses can only be applied when devel-
oping a new Town, Village or Hamlet. 

o. Development in the Receiving Lands will only 
occur in the form of a Town, Village, Hamlet, 
Compact Economic Development or Compact 
Urban Development. 
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Proposed Rural Plan 
Sending and Receiving Lands 
Sending and Receiving lands will generally be identi-
fied on the Rural Lands Overlay Map.  The map will 
be developed using the Natural Resource Valuation 
Model discussed in the report and the Development 
Location Valuation Model.  It should be clearly un-
derstood that both of these models will need to be 
defined and calibrated as part of future steps that 
will be required to develop and implement the 
Tiered TDR Program.  A Task Force will be formed 
to evaluate and define these models. 

A preliminary Natural Valuation Model and Devel-
opment Location Model are presented in the at-
tached GOP’s in order to introduce their structure 
and illustrate how Sending and Receiving lands will 
be identified.  The Conceptual Sending Lands 
Exhibit and the Conceptual Receiving Lands 
Exhibit were developed based on these models 
using the GIS shapefiles, attributes and values pre-
sented in the GOP’s.  The conceptual scenario pre-
sented on the sending and receiving maps, is one of 
many potential scenarios that could result from the 
valuation models.  These maps are for illustrative 
purposes only and have no regulatory intent. 

Bonuses
Bonuses are a very important element of the Tiered 
TDR Program and are used to encourage participa-
tion in the Tiered TDR Program, ensure its eco-
nomic feasibility, and incentivize certain land use 
practices. The following Density Bonuses will be 
available through the Tiered TDR Program and will 
apply to projects developing as Towns, Villages, or 
Hamlets.   Each bonus is defined in the attached 
GOP’s.  Similar to the valuation models, the values 
assigned to each multiplier represent preliminary 
recommendations and are meant to be evaluated by 
the Tiered TDR Program Task Force. 38.

Density Bonus
Bonus Density 

Multipliers
Sending Bonus (Applied to Sending Lands acreage)   

High 0.8

Medium 0.6

Low 0.4

Ag Bonus (Applied to portion of Receiving Lands kept in Ag)   

High 0.75

Medium 0.5

Low 0.25

Receiving Bonus (Applied to development footprint acreage)   

High 0.25

Medium 0.125

Low 0.05

High 0.25

Medium 0.125

Low 0.05

Performance Bonus (Applied to density resulting from sum of base den-
sity and sending, ag, and receiving bonuses)   

Bonus Density Multipliers 
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Proposed Rural Plan 

Tiered TDR Density Worksheet 
The Tiered TDR Density Worksheet will be the tool 
used to calculate the total achievable density for 
development projects utilizing the Tiered TDR Pro-
gram. The Tiered Density Worksheet applies to new 
Towns, Villages and Hamlets.  However, Hamlets 
will not be eligible for the performance bonus and 
will be subject to a density cap of 0.4 dwelling units 
per acre unless a decentralized utility systems is pro-
vided by the developer. 

Development Examples Using Conceptual 
Tiered TDR Program 
In order to concisely convey how the Tiered TDR 
Program works, three examples were developed 
using the preliminary valuation models, and bonus 
density multipliers presented in the GOP’s 
(Scenarios #1, #2, & #3).  These examples are 
meant to stimulate discussion, and elicit comments 
from stakeholders. 

D) Proposed Goal, Objectives and Policies 
(GOP’s)

The Goal, Objectives and Policies  of the Rural Sub
-Element are included as section 3.0 of this report. 

2. Further public input, review and 
analysis

The Tiered TDR  Program presented within this 
report and outlined in the accompanying  GOP’s 
represents a framework.  It should be understood 
that the County  will need further public input, re-
view and analysis of the various program compo-
nents in order  for the  program to be refined. It is 
recommended that the County take the following 
actions: 
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Resulting
Density 

A: Base Density       

Total Sending & Rec. acres: <insert base density> 

B: Sending Bonus     

High sending acres:  0.8  

Med sending acres:  0.6  

Low sending acres:  0.4  

C: AG Bonus      

High Ag acres within rec. lands:  0.75  

Med Ag acres within rec. lands:  0.5  

Low Ag acres within rec. lands:  0.25  

D: Receiving Bonus      

High rec. acres:  0.25  

Med rec. acres:  0.125  

Low rec. acres:  0.05  

E: Performance Bonus      

Sum of Resulting Density from 
A,B,C & D: 

Development          
Performance bonus 

achieved: <insert multiplier> 

    

Total Achievable Density       

Sum of Resulting Density from 
A,B,C,D & E:      
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Solicit input regarding the proposed Rural  
Area Overlay, Tiered TDR Program and 
GOP’s. 

Establish a Tiered TDR Program Task Force 
to review and refine preliminary sending and 
receiving valuation models and the Rural 
Lands Overlay boundaries. 

Review preliminary urban service area map 
based upon results of the adopted Natural 
Resource Valuation Model. 

Review and define the Compact Urban De-
velopments and Compact Economic Devel-
opment through public input and analysis 
from staff. 

Conduct Economic/Financial analysis to 
evaluate the feasibility of the incentives/
bonuses provided – i.e. do the recommended 
density bonuses provide enough of an eco-
nomic incentive to make the program viable? 

3. Recommended steps for implement-
ing the Rural Sub-Element and the 
Tiered TDR Program 

Following submittal of this report in a final draft 
format to Highlands County and DCA, several 
significant steps will be required before compo-
nents of the sub-element can be implemented. 

A review and comment period in order to 
make needed changes to the draft report and 
GOP’s 

Public hearings before the Land Planning 
Agency, and the Board of County Commis-
sioners 

Development, transmittal, and adoption of a 
comprehensive plan amendment ordinance 

40.

establishing the Rural Sub-Element and its vari-
ous components 

Establishment of the Tiered TDR Program 
Task Force to refine and calibrate various com-
ponents of the program 

Economic/financial  analysis of the proposed 
incentives 

Public input on Task Force recommendations 

Development of Land Development Regula-
tions (LDR’s) to implement the Tiered TDR 
Program

Public comment and hearing process on the 
LDR’s 

Adoption of LDR’s 
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Scenario #1: New Town 

A large landowner has a 15,000 acre farm that is lo-
cated at the intersection of two roads, and is cur-
rently used for Citrus and Pasture.  The western por-
tion of the property includes an important stream 
system and is comprised of a mix of High, Medium 
and Low Sending Areas totaling 5,000-acres.  The 
majority of the Low Sending Areas are distributed in 
isolated pockets in an area currently used as unim-
proved pasture.  The remaining 10,000 acres is desig-
nated as High and Medium Receiving Areas.  The 
landowner wishes to utilize the Tiered TDR Program 
in order to develop a 4,000-acre new Town, centered 
at the intersection of the two roads. 

The landowner wishes to place the High and Me-
dium Sending Lands into a Conservation Easement.  
The Low Sending Lands are to be placed into a per-
petual agricultural easement, to be retained by the 
owner as part of the continuing cow and calf opera-
tion.  Additionally, the landowner wishes to place 
some citrus groves into a 30-year easement, and 
some improved pasture into a 50-year easement.  The 
proposed Town will be designed to maximize the 
Tiered TDR Program’s Performance Bonus. 

Under this scenario, the resulting 4,000-acre New 
Town would be permitted a maximum of 13,406 
dwelling units, for a density of 3.35 units per acre.  
Additionally, 8,000 acres have been placed in a per-
manent easements (4,500-acres in conservation; 
3,500 in agriculture), and an additional 3,000 acres of 
agriculture have been retained for a minimum of 30-
years. 
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Scenario #2: Village 

A farmer has an existing 7,500-acre citrus grove 
at the intersection of two streets.  The entire site 
lacks any environmentally significant areas and is 
classified exclusively as High and Medium Re-
ceiving.  To the west of the farm is a pre-platted 
subdivision with sparse residential development.  
On the north side of the road, is an existing con-
servation area owned by the State to protect a 
significant flow-way and species corridor. 

The farmer is nearing retirement and wishes to 
develop the groves in order to provide a nice 
inheritance for his children (who have no interest 
in continuing in agriculture).  The farmer pro-
poses to develop a 2,500 acre village, comprised 
of several residential neighborhoods, a school, 
and a mixed use center opposite the adjacent 
rural subdivision. 

In order to achieve the density he needs to 
support the mixed used center, the farmer pro-
poses to acquire 2,500 acres of Low and Me-
dium Sending Lands adjacent to the State’s 
conservation area.  Additionally, the farmer 
proposes to retain 5,000 acres of his grove in a 
30-year easement.  The Village is designed to 
achieve the medium Performance Bonus. 

Under this scenario, the resulting Village is de-
veloped to accommodate 6,342 dwelling units 
on 2,500 acres (2.54 du/ac), while dedicating 
an additional 2,500 acres to a State Conserva-
tion Area, and retaining 5,000 acres of highly 
productive orange groves for an additional 30-
years. 
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Scenario #3: Hamlet 

An existing Citrus Farm, totaling 400-acres is pro-
posed to be developed as a rural Hamlet.  The exist-
ing property lacks any Sending Land designations, 
and is entirely comprised of Low Receiving Area. 

As required by the Hamlet design criteria, the prop-
erty owner clusters the development on 40% of the 
project site.  In addition to the residential lots, the 
developer is proposing to include a convenience 
store and a daycare. 

Approximately 200-acres of the existing citrus will be 
retained in a 50-year easement.  The remaining 40-
acres will be left as pasture land. Hamlets are not 
eligible for any performance bonus. 

Under this scenario, the proposed development is 
permitted up to 248 residential units.  However, since 
the developer does not wish to install public water 
and sewer, the Hamlet can only be developed with a 
maximum density of 0.4 du/ac, or 160 units). 
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HENDRY COUNTY RURAL SUB-ELEMENT 

The Hendry County Rural Sub-Element presents a 
growth management framework for all unincorpo-
rated lands, excluding the approved Port LaBelle 
and Banyan Village Developments of Regional Im-
pact. Through the establishment of this Sub-
Element and the Rural Lands Overlay, the County 
is addressing one of the major issues identified in 
the  2008 Comprehensive Plan Evaluation and 
Appraisal Report (EAR), Rural and Agricultural 
Lands Assessment.  The overriding goal of the 
Rural Sub-Element is to create a land use plan for 
rural and agricultural lands that will deter urban 
sprawl, provide for the efficient delivery of public 
facilities and services, prevent the loss of eco-
nomically viable and productive agriculture, and 
preserve important ecosystems and listed species 
habitat. The Rural Lands Overlay includes baseline 
regulations and establishes the voluntary Tiered 
Transfer of Development Rights (TDR) Program. 

GOAL: Establish a policy frame-
work to: 1) protect environmen-
tally significant areas; 2) main-
tain the long-term viability of ag-
riculture; 3) direct new develop-
ment to appropriate locations in 
sustainable forms; and 4) uphold 
the County’s unique rural charac-
ter and quality of life. 

Adoption of a Rural Sub-Element

Objective 1.1: To adopt a Rural Sub-Element 

that utilizes a combination of baseline regu-
lations and an incentive-based framework to 
achieve the identified goal. 

Policy 1.1.1 Establish the Rural Lands Over-
lay:  Within one year of adopting this policy, the 
County shall define and establish the Rural Lands 
Overlay.  It is recommended that the Rural Lands 
Overlay encompass all County lands outside the 
established municipal boundaries for the Cities of 
LaBelle and Clewiston, the approved Port LaBelle 
and Banyan Village Developments of Regional Im-
pact (DRI), and the Seminole Indian Reserva-
tion.  Lands within the Overlay shall be subject to 
the Goal, Objectives, and Policies of the Rural Sub-
Element. 

Policy 1.1.2 Relationship to Existing Goals, 
Objectives and Policies:  The Rural Sub-Element 
complements and enhances existing Goals, Objec-
tives, and Policies of the Hendry County Compre-
hensive Plan.  All existing Comprehensive Plan 
Goals, Objectives, and Policies shall remain in ef-
fect, except where specifically addressed by the 
Rural Sub-Element, in which case the Rural Sub-
Element will take precedence.   

Policy 1.1.3  Existing Property Rights:  The 
Rural Sub-Element Goal, Objectives, and Policies, 
shall in no way remove or lessen the achievable 
density rights permitted by the existing Compre-
hensive Plan.   

Policy 1.1.4 Focus on Incentives: The Rural 
Sub-Element shall minimize the use of baseline 
regulations and shall make every effort to use vol-
untary, incentive-based policies to achieve the 
goals of this Sub-Element.  

Policy 1.1.5 Need for a Comprehensive Plan 
Amendment: If a proposed development project 
within the Rural Lands Overlay complies with the 
Rural Sub-Element, the Tiered TDR Program, and 
all other applicable Elements of the Comprehensive 
Plan, it shall be deemed to be consistent with the 
comprehensive plan, and no amendment to the 
future land use map will be required.  

Promoting a Viable Agricultural Industry

Objective 1.2.1: To maintain the long-term 
economic viability of agriculture in Hendry 
County.

Policy 1.2.1.1 Agricultural “Primacy”:  The 
County shall encourage the continuation of agricul-
tural uses within existing agricultural lands.  Bona 
fide agricultural operations, which have had an 
agricultural exemption for at least one year, will be 
considered to have “primacy” over other land 
uses.  Primacy means that when conflicts arise be-
tween agricultural uses and non-agricultural uses, 
all other things being equal, these conflicts will be 
resolved in favor of the agricultural interests.  Agri-
cultural interests shall use best management prac-
tices to minimize potential conflicts to the greatest 
extent possible. 

Policy 1.2.1.2 Duplication of Government 
Regulation: As provided by Florida’s Right to 
Farm Act, Hendry County shall not adopt any ordi-
nance, regulation, rule, or policy to prohibit, re-
strict, regulate, or otherwise limit an activity of a 
bona fide farm operation on land classified as agri-
cultural land pursuant to s. 193.461, F.S., where 
such activity is regulated through implemented 
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best management practices or interim measures 
developed by the Department of Environmental 
Protection, the Department of Agriculture and 
Consumer Services, or water management dis-
tricts and adopted under Chapter 120, F.S., as 
part of a statewide or regional program. 

Policy 1.2.1.3 Agricultural Best Management 
Practices:  The County shall encourage landown-
ers to work with the University of Florida Agricul-
tural Extension Service and State and Federal 
agencies to implement Best Management Prac-
tices for agricultural uses and production in order 
to encourage long-term sustainable agricultural 
practices.

Policy 1.2.1.4 Agricultural Advisory Commit-
tee: The County should consider forming an Agri-
cultural Advisory Committee (AAC), comprised of 
agribusiness representatives and agricultural sci-
ence experts, to provide advice to staff, review 
boards, and committees regarding regulatory ini-
tiatives that may affect the agricultural industry, 
and to make recommendations regarding the im-
plementation of Rural Sub-Element policies. 

Objective 1.2.2: To provide economic incen-
tives for agriculture. 

Policy 1.2.2.1 Use of Easements and Innova-
tive Strategies:  Hendry County shall consider 
the use of agricultural easements, less–than-fee-
simple acquisitions, and innovative “green pay-
ment” strategies or techniques, such as, but not 
limited to, water ranching, mitigation banking, and 
carbon sequestration, as a positive means of pro-
moting or conserving agricultural lands. 

Policy 1.2.2.2 Agriculture-Related Business 
Uses:  Within two years of the adoption of this 
Policy, the County shall review and develop amend-
ments to its Comprehensive Plan and Land Devel-
opment Code to allow agricultural-related business 
uses within non-agricultural future land use desig-
nations and zoning districts. The purpose is to al-
low agriculturally related businesses such as pro-
duce stands and agritourism (e.g. corn mazes, 
guided tours, etc.) by right in order to minimize 
permitting costs and to strengthen the agricultural 
economy.  

Policy 1.2.2.3 Density Incentives: In order to 
promote continued agricultural production and the 
long-term economic viability of agriculture, density 
incentives are provided in the Tiered TDR Program 
as detailed in Objective 1.5.4.1.  These density 
incentives are provided to land owners who choose 
to participate in the Tiered TDR Program and agree 
to maintain bona fide agricultural operations 
through an agricultural easement, deed restriction, 
or other enforceable means. 

Policy 1.2.2.4 Agricultural Tax Relief:  The 
County should review the current tax structure for 
agricultural lands and evaluate the feasibility of a 
potential tax relief similar to the Florida Save Our 
Homes program. Should the County determine that 
such a relief is viable and would benefit the agricul-
tural industry, specific measures shall be identified 
to promote such a tax reform.   

Policy 1.2.2.5 Economic Incentives for Agri-
culture: The County will seek input from the agri-
cultural industry and the Agricultural Advisory Com-
mittee to identify and evaluate additional policy 
recommendations that enhance the Rural Sub-

Element and Economic Development Element in 
order to address new and emerging trends and 
challenges.

Objective 1.2.3: To eliminate regulatory im-
pediments to agriculture and provide an ex-
pedited review process for agricultural uses 
and agriculturally related uses. 

Policy 1.2.3.1 Regulatory Impedi-
ments:  Within two years of adopting this policy, 
Hendry County shall review and, as necessary, 
amend its Comprehensive Plan and Land Develop-
ment Code to eliminate regulatory requirements 
that may overburden viable agricultural operations 
or create exemptions for certain agricultural uses 
from those requirements. 

Policy 1.2.3.2 Right to Farm Act.  Within one 
year of adopting this policy, Hendry County shall 
review the Comprehensive Plan and Land Develop-
ment Code in order to exempt agricultural uses 
from regulations that may be in conflict with the 
rights conveyed by Florida’s Right to Farm Act. 

Policy 1.2.3.3 Farm Worker Housing Expe-
dited Review Process:  In an effort to support 
agricultural operations and maintain a viable work-
force, Hendry County shall consider adopting an 
expedited review process for farm worker housing 
projects.

Policy 1.2.3.4  Improve Agricultural and Con-
servation Easement Recordation: The AAC will 
assess current practices for creating and recording 
agricultural and conservation easements to deter-
mine if there are ways in which the process could 
be simplified or expedited. 
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Objective 1.2.4:  To minimize conflicts be-
tween agricultural and non-agricultural 
uses.

Policy 1.2.4.1 Public Nuisance:  As provided 
by Florida’s Right to Farm Act, no farm operation 
which has been in operation for one year or more 
since its established date of operation, and which 
was not a nuisance at the time of its established 
date of operation, shall not be a public or private 
nuisance if the farm operation conforms to gener-
ally accepted agricultural and management prac-
tices, except for conditions outlined in the 
Act.  Additionally, no farm operation shall become 
a public or private nuisance as a result of a 
change in ownership, a change in the type of farm 
product being produced, a change in conditions in 
or around the locality of the farm, or a change 
brought about to comply with Best Management 
Practices adopted by local, state, or federal agen-
cies if such farm has been in operation for one 
year or more since its established date of opera-
tion and if it was not a nuisance at the time of its 
established date of operation. 

Policy 1.2.4.2 Residential Projects Adjacent 
to Agricultural Operations:  Residential pro-
jects developed adjacent or in close proximity 
(500 ft) to existing agricultural operations, and 
approved subsequent to the adoption of this pol-
icy, shall be required to notify buyers and poten-
tial buyers of the adjacent agricultural activities. 
Buyers and potential buyers must be informed of 
the rights conveyed to farm operations by Flor-
ida’s Right to Farm Act, and be explicitly told that 
they may experience noise, dust, odors, and other 
inconveniences from agricultural operations. 

Protecting Natural Resources

Objective 1.3.1: To create an overall conser-
vation plan in combination with a Tiered TDR 
Program that will ensure protection of the 
most significant environmental resources in 
the County.  

Policy 1.3.1.1 Tiered TDR Framework: The
Tiered TDR Program will encourage new develop-
ment in Hendry County to occur in the form of new 
Towns, Villages, Hamlets, Compact Economic De-
velopments, and Compact Urban Developments in 
areas that minimize impacts to important natural 
resources. New Towns, Villages, and Hamlets will 
provide a mix of uses to create self-sufficient, walk-
able new communities, and will be designed based 
on the concept of the “transect.” The transect 
represents a geographical cross-section of a com-
munity, where the most dense and intense uses 
are located at the core, transitioning to less urban 
and more rural uses at the edge. New Towns, Vil-
lages, and Hamlets are required to provide a 
greenbelt at the edge of development. This will 
provide a visible boundary for the new develop-
ment in order to discourage sprawl and act as a 
buffer between human activities and conservation 
and agricultural areas in accordance with Policy 
1.4.1.15.  

Policy 1.3.1.2 Land Acquisition: The County 
will consider establishing a local land acquisition 
program to acquire environmentally sensitive lands. 
The County will continue to coordinate and pursue 
joint programs with and, where available, seek 
funding from regional, state, and federal resources 
for the purchase of conservation lands; the pur-
chase of conservation easements for the preserva-

tion and protection of agricultural lands, wetlands, 
water treatment, or wildlife habitat; and for water 
treatment and wetland restoration. 

Policy 1.3.1.3 Natural Resource Protection: 
The County will continue to protect natural re-
sources through the implementation of the Conser-
vation Element and Future Land Use Element of its 
Comprehensive Plan and through the Hendry 
County Land Development Regulations. 

Policy 1.3.1.4 Management of Publicly 
Owned Conservation Areas: The County shall 
continue to work with local, regional, state, and 
federal entities that own land in the County to es-
tablish a cohesive plan for the ongoing manage-
ment of the natural resource areas, both public and 
private. Utilization of industry-accepted best man-
agement practices shall be used for control of mos-
quitoes, fire, smoke, and flooding. 

Policy 1.3.1.5: Recognize the Value of Agri-
cultural Lands to Conservation: Hendry County 
recognizes that agricultural lands also comprise 
environmentally significant areas.  Well-managed 
agricultural lands can provide areas for native spe-
cies habitat, and can be a compatible land use to 
conservation areas.  Existing agricultural areas de-
termined to have a high natural resource value are 
conserved shall be permitted to remain in agricul-
tural production as outlined in Policy 1.5.2.2 of the 
Tiered TDR Program. 

Policy 1.3.1.6: Environmental Education Pro-
gram: The County shall mandate that developers 
or home owner associations establish an education 
program for residents of new Towns, Villages, and 
Hamlets, to educate residents regarding local wild-
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life and maintenance activities of conservation 
areas, especially fire management plans and pre-
scribed burning. 

Objective 1.3.2: To protect, conserve and 
restore natural resources in the County. 

Policy 1.3.2.1 Incentives for Preservation: 
Incentives to conserve areas within Sending Lands 
are established as detailed in the Tiered Transfer 
of Development Rights Program. The level of in-
centives created for High, Medium, and Low Send-
ing Lands is reliant on the level of significance of 
the natural resources. 

Policy 1.3.2.2 Protection of Existing Devel-
opment Rights: Sending Lands are identified 
based on several environmental resource attrib-
utes, as part of the incentive-based Tiered TDR 
Program. The Rural Lands Overlay does not affect 
any rights the property owner may have to de-
velop these lands as permitted under the Compre-
hensive Plan and the Land Development Code. 

Policy 1.3.2.4 Conservation Easements: Con-
servation easements shall restrict uses to those 
that are compatible with the ecological value of 
the property. Uses that may be determined com-
patible include: existing agriculture, ecological 
burning, ecosystem restoration, hydrologic resto-
ration, hiking and natural resource recreation, and 
boardwalks where those uses do not conflict with 
the resource management goals of those lands.  

Policy 1.3.2.5 Location and Size of Conser-
vation Easements: Conservation easements 
generally should provide connectivity between or 
expansion of existing conservation areas, and be 

of a magnitude to provide for long-term habitat 
viability. Creation of conservation easements that 
establish small, isolated, conservation areas shall 
be discouraged.  

Policy 1.3.2.6 Minimize Developmental Im-
pacts: Natural systems should be protected by 
directing incompatible uses away from wetland and 
upland habitats that have functional viability.  De-
velopment shall be clustered and located in areas 
to minimize potential impacts and habitat fragmen-
tation.

Objective 1.3.3: To protect buffer lands adja-
cent to major conservation areas to minimize 
development impacts and increase the func-
tional value of conservation lands. 

Policy 1.3.3.1 Buffer Areas: The County recog-
nizes the importance of ecological buffer areas ad-
jacent to conservation lands, essential natural habi-
tats, and significant waterways, such as the Ca-
loosahatchee River. The purpose of buffer areas is 
to adequately protect natural resources from hu-
man encroachment, as well as to protect the public 
health, safety, and welfare by providing adequate 
separation between human activities and wildlife 
habitat and conservation practices such as pre-
scribed burns. 

Policy 1.3.3.2 Incentives for Conservation of 
Buffer Areas: The Tiered TDR Program recog-
nizes the importance of buffer areas and has incor-
porated this into the mapping and scoring of Send-
ing and Receiving Areas. The level of incentives 
created is reliant on the level of significance and 
connectivity of the ecological resource. 

Policy 1.3.3.3 Recognize the Value of Agricul-
tural Lands to Conservation: Hendry County 
recognizes the intrinsic value that agricultural lands 
provide to the conservation efforts of environmen-
tally significant areas and the role agricultural lands 
play as a natural buffer to existing conservation 
areas.  The retention of agricultural lands adjacent 
to conservation areas shall be encouraged. 

Policy 1.3.3.4 Residential Projects Adjacent 
to Conservation Areas:  Residential projects de-
veloped adjacent or in close proximity (500 ft) to 
conservation areas, and approved subsequent to 
the adoption of this policy, shall be required to no-
tify buyers and potential buyers of the adjacent 
conservation area. Specifically, buyers and poten-
tial buyers must be informed of the possibility of 
any fire management program for the adjacent 
conservation area, and be explicitly told that they 
may experience smoke and odors from these fire 
management practices. 

Objective 1.3.4: To provide public access to 
conservation areas where appropriate and 
feasible. 

Policy 1.3.4.1 Public Access: The County shall 
provide public access to County-owned conserva-
tion lands and where appropriate encourage public 
access to privately-owned conservation lands, 
where such access does not conflict with the re-
source management goals of those lands. 

Objective 1.3.5: To provide ecological con-
nections between natural areas, whether in 
public or private ownership. 
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Policy 1.3.5.1 Ecological Connections/
Greenways: The County shall evaluate ecological 
and habitat connectivity as part of the develop-
ment review process for new development within 
the Rural Lands Overlay, both at the macro (new 
Town) and micro (new hamlet/subdivision) scale. 
Such connections may consist of waterways, 
greenways, or both.  

Objective 1.3.6: To develop transportation 
and associated infrastructure that responds 
to potential direct and indirect impacts to 
habitats and wildlife, and that is planned, 
designed, and constructed to avoid, mini-
mize, and, where necessary, mitigate im-
pacts.

Policy 1.3.6.1 Prevent Habitat Fragmenta-
tion: Ensure that the transportation network will 
avoid, minimize, and mitigate habitat fragmenta-
tion.

Policy 1.3.6.2 Roadways through Sending 
Lands: Roads crossing areas identified as Send-
ing Lands by are discouraged. Where crossings 
are necessary to ensure the health, safety and 
welfare of the citizenry, transportation corridors 
shall be designed as limited-access facilities that 
include multi-use trails and prohibit non-
emergency stopping. Roadway and associated 
utility corridors shall be designed to have minimal 
adverse impacts to the environment and shall in-
clude provisions for wildlife crossings based on 
accepted standards and including consideration of 
appropriate speed limits. 

Objective 1.3.7: Consider adopting amend-
ments into the Land Development Code to 

address the following items. 

Policy 1.3.7.1 Preserve Native Vegetation: As
feasible, adopt regulations to preserve existing, 
native vegetation in new developments, to promote 
xeriscaping and water-efficient irrigation, and to 
provide for protection of riparian edges. 

Policy 1.3.7.2 Protect Listed Species: Create
regulations to require Habitat Conservation and 
Species Management Plans as part of the approval 
process for a new Town, Village, or Hamlet.  

Policy 1.3.7.3 Promote “Dark Skies”: Recog-
nizing that excessive outdoor lighting impacts both 
wildlife and the rural character of Hendry County, 
the County will consider adopting a “Dark Sky” or-
dinance.   

Policy 1.3.7.4 Address Roadway and Wildlife 
Conflicts: Employ the following transportation 
facilities and wildlife design criteria: 

Require that wildlife habitat linkage analysis be 

used as a standard procedure for transporta-
tion facilities planning. 

Design wildlife crossing structures for multiple 

species and sustained habitat connectivity. 

Provide fencing or barrier walls to direct wild-

life to crossing entrances. 

Managing Future Growth

Objective 1.4.1: To direct new development 
to appropriate locations in the County and 
encourage development in self-sustaining 
forms, in order to minimize sprawl, avoid im-

pacts to environmentally significant areas, 
allow an efficient delivery of infrastructure 
and services, maintain rural character, and 
enhance quality of life. 

Policy 1.4.1.1 Development and Existing 
Communities: Recognizing that existing urban 
areas or areas close to urban areas are logical loca-
tions for future development, infill development, 
and intensification, the County shall support and 
incentivize development within or in close proximity 
to existing municipalities.  In order to implement 
this policy, the County should evaluate and 
strengthen the existing inter-local agreements with 
the municipalities of LaBelle and Clewiston in order 
to allow for a multi-jurisdictional TDR Program and 
develop a cross-jurisdictional review process for 
new residential projects within urban areas opting 
to utilize the Tiered TDR Program. 

Policy 1.4.1.2 Urban Growth Boundaries: In 
order to discourage urban sprawl and to minimize 
the cost of providing community facilities and ser-
vices, the County should consider adopting urban 
growth boundaries in order to encourage more in-
tense development to occur within areas planned 
for urban expansion and contiguous to existing 
urban areas. Urban Growth Boundaries shall in-
clude areas adjacent to existing urban areas which 
have public utilities, or are anticipated to have pub-
lic utilities within a ten-year horizon. Within one 
year of adopting this policy, the County should co-
ordinate with its municipalities to explore the po-
tential for establishing urban growth boundaries 
around the cities of LaBelle and Clewiston.  

Policy 1.4.1.3 Encourage Infill: The County 
shall encourage urban infill development through 
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the Tiered TDR Program. The program will allow 
the transfer of development rights to existing ur-
ban and urbanizing areas, including areas within 
an adopted Urban Growth Boundary.  Within one 
year of adopting this policy, the County will coor-
dinate with its municipalities to explore the poten-
tial for allowing density transfers into the existing 
municipal boundaries. 

Policy 1.4.1.4 Clustering: New residential de-
velopments within the Rural Lands Overlay that 
choose to develop without utilizing the Tiered TDR 
Program shall be required to cluster residential 
units and shall set aside at least 50% of the gross 
project acreage as open space.  This requirement 
shall apply to residential projects of 40 acres or 
more.   

The resulting open space: 

Shall be located to protect areas with the 

highest natural resource values; 

Should be located adjacent to other existing 

conservation easements, where appropriate; 

Shall be placed in a conservation or agricul-

tural easement; 

Shall be maintained by the Homeowners Asso-

ciation, unless dedicated to the County, State 
or non-profit agency; and 

May include areas for passive recreation and 

stormwater management. 

Policy 1.4.1.5 Innovative Land Use Tech-
niques and Approaches:  Hendry County will 
utilize creative land use planning techniques and 
innovative approaches to discourage sprawl, pro-
tect environmentally sensitive areas, maintain the 

economic viability of agriculture, and allow for an 
efficient delivery of public facilities and services. 
Specifically, the County will allow the development 
of agricultural/rural lands in the form of Towns, 
Villages, Hamlets, and Compact Economic Develop-
ments.  The ability to develop in such forms will be 
conveyed through the voluntary participation in the 
Tiered TDR Program. 

Policy 1.4.1.6 Density Incentives for Devel-
opment in Appropriate Areas: The County shall 
provide density bonus incentives for new develop-
ments within the Rural Lands Overlay on Receiving 
Lands.

Policy 1.4.1.7 Density Incentives for Devel-
oping Self-Sustaining, Mixed-Use Communi-
ties: The County shall provide density bonus in-
centives for new developments within the Rural 
Lands Overlay that develop in appropriate forms as 
defined by Rural Sub-Element Policies 1.4.1.8 
through 1.4.1.12.  

Policy 1.4.1.8 Appropriate Development 
Form: New developments within the Rural Lands 
Overlay that choose to develop according to the 
voluntary Tiered TDR Program shall be in the form 
of Towns, Villages, Hamlets, Compact Economic 
Developments, or Compact Urban Developments.  

Policy 1.4.1.9 Towns: Towns are the largest 
form of settlement allowed within the Rural Lands 
Overlay. Towns have infrastructure adequate to 
support development that is compact, walkable, 
and mixed-use. They contain a full range of hous-
ing types at a range of prices and a mix of nonresi-
dential uses, such as retail, office, medical, civic, 
recreational, educational, and light industrial, to 

meet most employment and service needs of resi-
dents.
Towns shall be no less than 2,000 acres and no 
more than 7,000 acres of gross developed area.  
Towns are comprised of several villages and 
neighborhoods that have individual identity and 
character. Towns shall have a mixed-use town cen-
ter that will serve as a focal point for community 
facilities and support services.  Required design 
elements are outlined as part of the Tiered TDR 
Program. Within two years of adopting the Rural 
Sub-Element, land development regulations outlin-
ing specific design requirements and development 
standards shall be created. General Town require-
ments are presented below. 

SIZE:
Maximum: 7,000 acres of gross developed 

area (excludes greenbelt) 
Minimum:  2,000 acres of gross developed 

area (excludes greenbelt) 

DENSITY:
Maximum: 4.5 dwelling units per acre of gross 

developed area 
Minimum: 3 dwelling units per acre of gross 

developed area 

OPEN SPACE:
Minimum: 20% of gross developed area – 

can include waterbodies and 
stormwater management ponds, 
outdoor recreational facilities, 
parks, greens, plazas and civic out-
door areas, conservation areas, 
and greenways and trails. 
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GREENBELT 
Minimum width:  500 feet 

SEPARATION REQUIREMENT
From another Town or Village:  5 miles 

Policy 1.4.1.10 Villages: Villages are primarily 
residential communities comprised of several 
neighborhoods with a diversity of housing types at 
a range of prices and a mix of nonresidential uses 
appropriate to the scale and character of the par-
ticular Village. Villages shall be no less than 500 
acres and no more than 2,000 acres of gross de-
veloped area. Villages are comprised of several 
residential neighborhoods and shall include a 
mixed-use Village Center to serve as the focal 
point for the community's support services and 
facilities. Required design elements are outlined 
as part of the Tiered TDR Program. Within two 
years of adopting the Rural Sub-Element, land 
development regulations outlining specific design 
requirements and development standards shall be 
developed. General Village requirements are pre-
sented below. 

SIZE:
Maximum: 2,000 acres of gross developed 

area (excludes greenbelt) 
Minimum:  500 acres of gross developed area 

(excludes greenbelt) 

DENSITY:
Maximum: 3.5 dwelling units per acre of gross 

developed area 
Minimum: 2 dwelling units per acre of gross 

developed area 

OPEN SPACE:
Minimum: 20% of gross developed area – can 

include waterbodies and stormwater 
management ponds, outdoor rec-
reational facilities, parks, greens, 
plazas and civic outdoor areas, con-
servation areas, and greenways and 
trails.

GREENBELT: 
Minimum width:  500 feet 

SEPARATION REQUIREMENT:
From another Town or Village:  5 miles 

Policy 1.4.1.11 Hamlets: Hamlets are small, 
clustered, residential settlements with primarily 
single-family housing, a limited range of conven-
ience-oriented services, and shared amenities. 
Hamlets are located at crossroads and shall not be 
less than 40 gross acres or more than 500 gross 
acres.  Hamlets shall set aside a least 60% of the 
gross project acreage as open space. The open 
space shall form a greenbelt around the clustered 
residential development and create a buffer from 
adjacent uses Within two years of adopting the 
Rural Sub-Element, land development regulations 
outlining specific design requirements and develop-
ment standards for Hamlets shall be developed. 
General Hamlet requirements are presented below. 

SIZE:
Maximum: 500 gross acres 
Minimum:  40 gross acres 

DENSITY:
Maximum: 0.4 dwelling units per gross acre 

without decentralized utility system 
provided (i.e. package plant or 
other innovative wastewater treat-
ment facility)  

 one dwelling unit per gross acre 
with decentralized utility system 
provided (i.e. package plant or 
other innovative wastewater treat-
ment facility)  

Minimum: 0.2 dwelling units per gross acre  

OPEN SPACE:
Minimum: 60% of gross acreage – can in-

clude waterbodies and stormwater 
management ponds, outdoor rec-
reational facilities, parks, greens, 
plazas and civic outdoor areas, 
conservation areas, and greenway 
and trails. 

SEPARATION REQUIREMENT
From a Town or Village: 1.5 miles 
From another Hamlet: 3 miles 

Policy 1.4.1.12 Compact Economic Develop-
ments: Compact Economic Developments (CED) 
are a form of settlement focused around commer-
cial or industrial uses. The CED designation pro-
vides flexibility with respect to the mix of uses and 
design standards. A CED may include, but is not 
required to have, permanent residential housing 
and the services and facilities that support perma-
nent residents. An example of a CED is an ecotour-
ism village, which would have uses and support 
services different from a traditional residential vil-
lage. For example, it may contain lodging facilities 
and services appropriate to eco-tourists, but may 
not provide for the range of services necessary to 
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support permanent residents, such as large retail-
ers. As residential units are not a required use, 
those goods and services that support residents, 
such as retail, office, civic, governmental and in-
stitutional uses, may not be required.  A CED shall 
not be less than 40 acres or more than 250 acres 
in size. Within one year of adopting this policy, 
the County shall solicit input from the public and 
develop design and review requirements for Com-
pact Economic Developments.  These require-
ments shall include entitlement incentives that can 
be incorporated within the Tiered TDR Program.   

Policy 1.4.1.13 Compact Urban Develop-
ments: Compact Urban Developments are resi-
dential or mixed-use developments that fall within 
the Rural Lands Overlay, but are not within the 
Agricultural Future Land Use category.  Such de-
velopments will occur in close proximity to the 
existing municipalities of LaBelle and Clewiston 
and will typically be within the recommended Ur-
ban Growth Boundary.  These developments shall 
adopt a compact, walkable form with shared 
amenities, but shall not be subject to the design 
requirements for Towns, Villages, and Ham-
lets.  Within one year of adopting this policy, the 
County shall solicit input from the public and de-
velop design and review requirements for Com-
pact Urban Developments.  These requirements 
shall include entitlement incentives to be incorpo-
rated within land development regulations that 
implement the Tiered TDR Program.   

Policy 1.4.1.14 Nonresidential Development 
Intensities:  Commercial and light industrial de-
velopment shall be permitted as part of an ap-
proved Town, Village, Hamlet, Compact Economic 
Development, and Compact Urban Development. 

Within two years of adopting this policy, the 
County will develop appropriate development stan-
dards for commercial and light industrial develop-
ment within the various types of developments al-
lowed in the Rural Lands Overlay.  These standards 
will outline intensity limitations and focus on de-
sign, scale, and access provisions that will maintain 
the rural character of the area.  The County should 
consider requiring that a minimum and maximum 
percentage of the development area be dedicated 
to commercial and industrial uses.  

Policy 1.4.1.15 Greenbelts: The purpose of es-
tablishing a Greenbelt around each Town or Village 
is to help define these as separate and compact 
communities to limit sprawling development pat-
tern and to ensure that a transition zone between 
development and other areas is provided.  Each 
Town or Village shall establish a Greenbelt that is a 
minimum of 500-feet wide around the perimeter of 
the developed area.  Reductions or exceptions to 
the 500-foot width should be allowed for portions 
of a Town or Village abutting a major road or 
where an existing use may prohibit full compliance 
with the 500-foot requirement. Where abutting a 
roadway, reductions may be permitted; however, 
to the maximum extent possible, viewsheds and 
scenic vistas shall be preserved. Greenbelts may be 
comprised of preserves, natural habitat, and agri-
cultural lands.  Passive recreational uses shall be 
allowed within greenbelts as feasible.  Water man-
agement facilities are not allowed within the green-
belts.  

Policy 1.4.1.16 Density Increase Limitation:
Except as noted herein, there shall be no change in 
underlying density and intensity for lands within 
the Rural Lands Overlay other than through the 

voluntary participation in the Tiered TDR Program 
as outlined in Objective 1.5.1 and the associated 
policies.  Permitted exceptions include the follow-
ing:

Rural Land Stewardship Areas;

Optional Sector Plans; or

Comprehensive Plan Amendments to the Fu-

ture Land Use Element and Rural Sub-Element.

Objective 1.4.2 To diversify the rural econ-
omy and provide new economic opportuni-
ties.

Policy 1.4.2.1 Incentives for Commercial or In-
dustrial development: The County shall evaluate 
economic development incentives for commercial 
and industrial development  within the Rural Lands 
Overlay. Specifically, the Compact Economic Devel-
opment is seen as an important tool in diversifying 
the rural economy and creating new opportunities 
for rural job creation. Incentives for CED creation 
and a streamlined process for their review should 
be included in the land development regulations.  

Tiered TDR Program

Objective 1.5.1: To establish a Transfer of 
Development Rights Program that will pro-
vide incentives to protect environmentally 
significant lands, support economically vi-
able agriculture, direct new development to 
suitable development areas in appropriate 
form, and uphold the County’s rural charac-
ter and quality of life.   

Policy 1.5.1.1 The Tiered TDR Program:  The 
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Tiered TDR Program will accomplish the following 
objectives: 

Identify Sending and Receiving lands; 

Establish a mechanism for severing devel-

opment rights from environmentally sensi-
tive lands (Sending Lands) and transfer-
ring them to appropriate development 
areas (Receiving Lands); 
Provide density bonuses for: protecting 

environmentally sensitive lands (Sending 
Bonus), keeping lands in agriculture (Ag 
Bonus), locating new development on 
suitable lands (Receiving Bonus), and de-
veloping in appropriate forms 
(Performance  Bonus).

This program will be market-driven and will en-
able density units to be traded as a commodity on 
the open market.  The intent of this program is to 
provide sufficient density incentives through the 
outlined bonuses to make the Tiered TDR Pro-
gram an attractive and economically feasible alter-
native to developing according to existing baseline 
regulations.  The following policies provide the 
framework for the Tiered TDR Program.   

Policy 1.5.1.2 Tiered TDR Program Task 
Force:  Within six (6) months of adopting this 
policy, the County shall assemble a Task Force 
comprised of diverse stakeholders, including, but 
not limited to, representatives from FWC, DEP, 
SFWMD, Hendry County Staff, environmental non-
governmental organizations (NGO’s), IFAS,  agri-
cultural industry groups, and large land owners, to 
review and assess the Tiered TDR framework, and 
make recommendations regarding program details 
to the Local Planning Agency and Board of County 
Commissioners. The County will utilize this input 

to draft a TDR ordinance and implementing land 
development regulations.  The Task Force will be 
given a timeframe of 6 months to develop its rec-
ommendations.   

At a minimum, the Task Force has the following 
responsibilities: 

a. Clearly define the Rural Lands Overlay bounda-

ries,

b. Decide which natural resource data to use in 

the Natural Resource Valuation Model as well 
as the value assigned to each dataset,

c. Review and evaluate the Development Location 

Valuation Model,

d. Assess the Bonus Density Multipliers,

e. Develop a Rural Lands Overlay Map depicting 

Sending and Receiving Lands, and

f. Make formal recommendations to the Local 

Planning Agency and Board of County Commis-
sioners.

Policy 1.5.1.3 Guiding Principles:  The Tiered 
TDR Program is based on the following principles: 

a. The optional Tiered TDR Program applies to all 

lands within the Rural Lands Overlay.

b. It is a voluntary program that land owners may 

choose to utilize in order to increase densities 
within the Rural Lands Overlay.

c. Landowners who choose to not utilize the Pro-

gram retain densities currently allowed by their 
underlying Future Land Use designation.

d. Except as outlined in Policy 1.4.1.16, the 

Tiered TDR Program represents the only way 
to increase existing densities within the Rural 
Lands Overlay.

e. The Tiered TDR Program is density-based, 

whereby the transfer of development rights 
occurs in the form of dwelling units.

f. Commercial and industrial intensities are ad-

dressed through Town, Village and Hamlet de-
sign standards.

g. The Tiered TDR Program will present a Rural 

Lands Overlay Map generally depicting Sending 
and Receiving Lands.  This map will identify 
environmentally significant lands utilizing the 
Natural Resource Valuation Model, and will 
evaluate and rank them according to environ-
mental significance.  These lands will be identi-
fied as Sending Lands on the map.   Areas not 
identified as Sending Lands will be identified as 
Receiving Lands.  These lands will be defined 
and ranked according to development suitabil-
ity using the Development Location Valuation 
Model.

h. The Rural Lands Overlay Map will be developed 

using best available information and will be 
subject to change as the Tiered TDR Program 
evolves over time.  Additionally, it is recognized 
that this map will depict conditions at a county-
wide scale and may not represent actual condi-
tions on the ground.  As a result, the map will 
be used for illustrative purposes only, and all 
participants in the program will be required to 
conduct an environmental survey to assess 
actual conditions on their property.

i. Sending and Receiving Lands will be ranked in 

order of importance and grouped as High, Me-
dium, and Low as illustrated in Figure A.

J. In addition to the base density, the following 
Bonus Density Multipliers may be applied to 
proposed projects:  
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1. The Sending Lands Bonus 
2. The Agricultural Retention Bonus 
3. The Receiving Bonus   
4. The Performance Bonus 

l. These bonuses will be applied using a pro-
gressive sliding scale in order to provide 
greater incentive to protect the most environ-
mentally significant lands, keep the most pro-
ductive lands in agriculture, direct growth to 
the most appropriate areas, and develop in 
the most sustainable manner possible. Fig-
ure B depicts the proposed Bonus Density 
Structure. 

m. Base density from Sending Lands can only be 

severed and transferred to Receiving Lands. 

n. Density bonuses can only be applied when 

developing a new Town, Village or Hamlet.

o. Development utilizing the Tiered TDR Program 

and occurring in the Receiving Lands and will 
only occur in the form of a Town, Village, 

Hamlet, Compact Economic Development, or 
Compact Urban Development.

Policy 1.5.1.4 Rural Lands Overlay Map:  With 
the assistance of the Tiered TDR Program Task 
Force, within one year of adopting this policy, the 
County will develop a Rural Lands Overlay Map, 
which will 1) clearly define the boundaries of the 
Rural Lands Overlay and 2) graphically illustrate 
Sending and Receiving Lands.  The Sending and 
Receiving Lands will be defined through the use of 
the Natural Resource Valuation Model and the De-
velopment Location Valuation Model respec-
tively.  These models may evolve over time and are 
made to evaluate conditions at a countywide scale 
and may not represent actual conditions on the 
ground.  As a result, the map will serve as a gen-
eral reference, but all participants in the program 
will be required to conduct an environmental sur-
vey to assess actual conditions on their property.   

Using the preliminary valuation models, a 
potential scenario was developed to illus-
trate what a Rural Lands Overlay could 
potentially look like.  It should be noted 
that this scenario was created with valua-
tion models that will need to be refined 
and calibrated by the Tiered TDR Pro-
gram Task Force.  The scenario is con-
ceptual in nature and does not confer or 
restrict development rights in any way. 
(The Conceptual Sending Lands Exhibit 
and the Conceptual Receiving Lands Ex-
hibit ) 

Objective 1.5.2 Sending Lands shall be iden-
tified and prioritized, and appropriate incen-
tives shall be established to encourage their 
conservation. 

Policy 1.5.2.1 Sending Lands: Sending Lands 
shall be the lands that have the highest degree of 
environmental significance as valued by the Natural 
Resource Valuation Model.  These lands will gener-
ally include sensitive wetlands, uplands, and listed 
species habitat.  Collectively these lands should 
form interconnected habitats and ecological corri-
dors that have significant, countywide environ-
mental value. 

Sending Lands will be located entirely within the 
Rural Lands Overlay and will be depicted on the 
Rural Lands Overlay Map. Sending Lands represent 
the principle target areas for preservation, conser-
vation, and restricted human activity.  Private Prop-
erty owners of lands designated as Sending Lands 
may transfer density to Receiving Lands, subject to 
the Tiered TDR Program. 
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Policy 1.5.2.2 Severing Development Rights 
from Sending Lands: Development rights may 
be severed from Sending Lands at the density 
permitted by the underlying Future Land Use 
Category.  The development rights are severed in 
the form of whole dwelling units (i.e. fractions are 
prohibited).  For example, a 102-acre property 
within the Agriculture Future Land Use Category, 
which allows one dwelling unit per five acres, 
would yield 20 dwelling units that can be trans-
ferred to a property within identified Receiving 
Lands.

Severance Conditions: 
Sending TDR units may not be severed from 

Sending Lands where an existing conservation 
easement or other similar development re-
striction prohibits residential development. 
The severance of TDR units shall be recorded 

in public records utilizing a legal instrument 
determined to be appropriate by the County 
Attorney's Office. Said instrument shall clearly 
state the remaining allowable land uses on 
the subject property after the residential den-
sity has been severed from the property. 
Where development rights have been severed 

from Sending Lands, such lands may be re-
tained in private ownership or may be sold or 
deeded by gift to another entity. 
Any Sending Lands from which TDR units 

have been severed may also be utilized for 
mitigation programs and associated mitigation 
activities and uses in conjunction with any 
county, state or federal permitting.  
Sending Lands from which TDR units have 

been severed may continue agricultural activi-
ties. High Sending Lands may continue low-
intensity agricultural uses, such as pasture or 
timber. Medium Sending Lands may continue 

any agricultural uses, if industry-accepted Best 
Management Practices are utilized. Passive rec-
reational opportunities may be continued or 
introduced. Low Sending Lands may continue 
any agricultural use or extractive use, and may 
introduce passive and active recreation. New 
extractive uses may be permitted, but will be 
reviewed on a case-by-case basis through the 
conditional use approval process. Existing resi-
dential uses (e.g. a single-family homestead) 
may be continued in any Sending Land, but 
this use will be reviewed on a case-by-case 
basis.  

Policy 1.5.2.3 Natural Resource Valuation 
Model:  The Natural Resource Valuation Model is 

the tool used to identify Sending Lands and rank 
these lands in order of environmental signifi-
cance.  Based on the results of this model, Sending 
Lands are grouped into three categories – Sending 
High, Sending Medium, and Sending Low.   

The Natural Resource Valuation Model is a Geo-
graphical Information Systems (GIS) model com-
prised of multiple maps depicting different datasets 
or attributes (e.g. panther habitat, wetlands, etc.). 
Each attribute is assigned a value, and the different 
maps and their attributes are layered together to 
form one map.  All the layers are combined and the 
attribute values added in 10-acre grid segments. 
The values added together constitute the score 
assigned to the 10-acre area. Areas with the higher 
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Wetlands: 1 point for wetlands 
0 points for no wetlands 

Source: NWI 

Soils: 1 point for Hydric Soils 
0 points for non-Hydric Soils 

Source: USGS

Native Vegetation: 1 point for native vegetation 
0 points for no native vegetation 

Source: SFWMD

Public Lands: 1 point for public lands 
0 point for non-public lands 

Source: FNAI

Panther Zones: 2 points for Primary Zone 
2 points for Dispersal Zone 
1 point for Secondary Zone 
0 points for non-zoned areas 

Source: SWC

Panther Telemetry: 1 point for one or more occurrences 
0 point for no occurrences 

Source: SWC

Listed Species: 
(non-panther) 

1 point for one or more occurrences 
0 point for no occurrences 

Source: SWC

Total Points Possible 8
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Policy 1.5.2.4 Sending Lands Incentives: To
encourage the preservation of Sending Lands, 
incentives shall be provided in accordance with 
Objective 1.5.4. 

Objective 1.5.3: Receiving Lands shall be 
identified and prioritized as to the suitabil-
ity to accommodate future development.  
Appropriate incentives shall be established 
to encourage development to locate in 
these areas.  

Policy 1.5.3.1 Receiving Lands:  Receiving 
Lands shall be the lands within the Rural Lands 
Overlay that have been identified as being most 
appropriate for development and to which resi-
dential development units may be transferred 
from areas designated as Sending Lands.  All new 
development in the Receiving Lands utilizing the 
Tiered TDR Program will have to be developed as 
a Town, Village, Hamlet, Compact Economic De-
velopment, or Compact Urban Development. 
Based on the Natural Resource Valuation Model, 
lands that have not been designated as Sending 
High, Medium, or Low will be identified as Receiv-
ing Lands.  Most receiving lands will be proximate 
to existing urban centers, or are lands that have 
been disturbed through development or previous 
and existing agricultural operations. Receiving 
lands will be assessed and ranked in order of de-
velopment suitability through the Development 
Location Valuation Model.   

Policy 1.5.3.2 Development Location Valuation 
Model:  The Development Location Valuation Model 
will be the tool used to evaluate and rank the Re-
ceiving lands in order of development suitabil-

ity.  Based on the results of this model, Receiving 
Lands will be grouped into three categories – Receiv-
ing High, Receiving Medium, and Receiving Low.   
The Development Location Valuation Model is a 
Geographical Information Systems (GIS) model 
comprised of multiple maps depicting different 
datasets or attributes (e.g. water and sewer avail-
ability, airports, etc.). Each attribute is assigned a 
value and the different maps and their attributes 
are layered together to form one map.  All the lay-
ers are combined and the attribute values added in 
10-acre grid segments. The values added together 
constitute the score assigned to the 10-acre 
area.  Areas with the higher scores represent areas 
that are more appropriate for new development, 
while areas with lower scores represent areas that 
less appropriate for new development.   

As outlined in Policy in Policy 1.5.1.2, the Tiered 
TDR Program Task Force will be responsible for 
making recommendations to the Local Planning 
Agency and the Board of County Commissioners to 
further define the model.  They will be responsible 
for choosing the physical attributes that contribute 
to development suitability and will assign weights 
to those attributes.  

A preliminary GIS model was created and is pre-
sented on the following page.  The preliminary 
model is intended to be a starting point for the 
Task Force and demonstrates how the Develop-
ment Location Valuation Model should be struc-
tured and function.  The attributes and scores util-
ized in this illustrative example, include: 
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Physical Attribute Condition Value

Intersection of two major roads (existing or 
proposed – unless funding identified, roads will 
need to be provided by developer) :

2.5 mile radius around the 
intersection

3 points for areas within ra-
dius

0 points for areas outside 
radius

Water and sewer service availability: (currently 
available or provided by developer)

N/A 3 points for areas with ser-
vice

0 point for areas without

Within Urban Growth Boundary 
(Recommended)

Urban growth boundaries do 
not currently exist.  Arbitrary 
2 mile band around munici-
palities was selected)

2 points within UGB
0 point outside

100 year Flood Plain: N/A 2 points outside of floodplain
0 points inside

Proximity to an Airport: 3 mile radius around airports 1 point within radius
0 point outside

Proximity to Schools/Colleges: 5 mile radius around existing 
educational institutions.

1 point within radius
0 point outside

Proximity to Emergency Care Facility: 5 mile radius from facility 1 point within radius
0 point outside

Within Enterprise Zone: N/A 1 point within
0 outside

Proximity to Medical: 5 mile radius 1 point within
0 point outside

Total Points Possible 15

This model was created for advisory 
purposes to demonstrate how cumula-
tive locational factors can be calculated, 
and is not intended to be utilized for 
regulatory decisions.   
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Objective 1.5.4: The Tiered TDR Program 
shall be voluntary.  Incentives, in the form 
of development density bonuses, shall be 
provided in order to achieve the goal of the 
Rural Sub-Element. 

Policy 1.5.4.1 Density Bonuses: In order to 
encourage participation in the Tiered TDR Pro-
gram, ensure its economic feasibility, and incen-
tivize certain practices, the following Density Bo-
nuses will be available through the Tiered TDR 
Program.  These bonuses shall only apply to pro-
jects developing as Towns, Villages, or Ham-
lets.   The bonuses and recommended multipliers 
are as follows: 

The values assigned to each multiplier 
represent preliminary recommendations 
and are meant to be evaluated by the 
Tiered TDR Program Task Force.   
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Density Bonus
Bonus Density 

Multipliers

Sending Bonus (Applied to Sending Lands acreage)   

High 0.8 

Medium 0.6 

Low 0.4 

Ag Bonus (Applied to portion of Receiving Lands kept in Ag)   

High 0.75 

Medium 0.5 

Low 0.25 

Receiving Bonus (Applied to development footprint acreage)   

High 0.25 

Medium 0.125 

Low 0.05 

High 0.25 

Medium 0.125 

Low 0.05 

Performance Bonus (Applied to density resulting from sum of base 
density and sending, ag, and receiving bonuses)   
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Policy 1.5.4.2 Sending Density Bonus:  The 
Sending Density Bonus is meant to encourage the 
severance of development rights from Sending 
Lands.  Separate multipliers exist for each cate-
gory of Sending Lands (High, Medium, Low). ).  
These multipliers are applied to the amount of 
Sending acres that fall within each category. Mul-
tipliers are only applied when development rights 
have been severed from the Sending Land.  

The multipliers provide the maximum bonus to 
Sending Lands with the greatest environmental 
significance, and thus incentivize the protection of 
lands with the highest environmental value.     

Policy 1.5.4.3 Agricultural Retention Density 
Bonus:  The Agricultural Retention Density Bonus 
recognizes the importance of agriculture and en-
courages farmers to keep their most productive 
lands in agriculture rather than converting them to 
other uses.  Three levels of the Agricultural Reten-
tion Density Bonus will be available (High, Me-
dium, Low).  A different multiplier will be assigned 
to each category and will be applied to the agri-
culture acreage retained.  If the Agricultural Den-
sity Bonus is utilized, the resulting density bonus 
is bundled with the existing base density, and is 
essentially severed from the agricultural lands 
when applied to a new development.  That agri-
cultural land, if not placed in a perpetual ease-
ment, may still be available for development in 
the future, but would require density transfers 
(TDR units) in order to be developed. 
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High Perpetual Ag Easement on any Ag Lands

OR

50 year Ag Easement on Higher Value Ag Lands:

Citrus

Sod

Sugar Cane

Row Crops - long-term

Nurseries and ornamentals

Minimum size: 500 acres

Medium 50 year Ag Easement on Lower Value Ag Lands:

Pasture lands (improved and unimproved)

Timber (planted or native)

Row Crops – rotational

OR

30 year Ag Easement on Higher Value Ag Lands:

Citrus

Sod

Sugar Cane

Row Crops - long term

Nurseries and ornamentals

Low 30 year Ag Easement on Lower Value Ag Lands:

pasture lands (improved and unimproved)

timber (planted or native)

row crops – rotational
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Policy 1.5.4.4 Receiving Density Bonus:  The 
Receiving Density Bonus is meant to direct future 
development to the most appropriate Receiving 
Lands as identified on the Rural Lands Overlay 
Map.  Receiving Lands have been divided into 
three categories – High, Medium, and Low – and 
a separate multiplier exists for each corresponding 
category.  The appropriate multiplier is applied to 
the amount of land (acres) from each category 
that falls within the development footprint of a 
new Town, Village or Hamlet.  This bonus only 
applies to the development areas and cannot be 
applied to greenbelts.  

Policy 1.5.4.5 Performance Density Bo-
nus:  The Performance Density Bonus is provided 
to encourage new development to occur in an 
appropriate form.  The Performance Density Bo-
nus will only apply to projects that develop as new 
Towns and Villages.  Three levels of the Perform-
ance Bonus will be available: High, Medium, and 
Low.   The Performance Bonus multiplier will be 
applied to the sum of the density achieved by 
adding the base density (all sending and receiving 
lands that are part of project) to the density bo-
nuses achieved. 

Performance Density Bonus =    (Base Density + 
Sending Density Bonus + Agricultural Re-
tention Density Bonus + Receiving Den-
sity Bonus)  x Performance Density Bonus 
multiplier

The Performance Density Bonus level that can be 
achieved will be based on the design elements in-
corporated within a new Town or Village and is 
outlined below.  

Mandatory Elements (to be further defined in sub-
sequent land development regulations): 

a. Central Water and Sewer

b. Mix of Uses

c. Mix of Housing Types and Values

d. Interconnected Street Network (Min. Score on 

Interconnectivity Street Index)

e. Delineated Urban Growth Boundary

f. Greenbelt

g. Civic Space

h. Walkable neighborhoods ( ¼ - mile walk con-

cept)

i. Affordable/Workforce Housing (minimum 10%)

j. Established Architectural Guidelines

k. Demonstration of Fiscal Neutrality

l. Audubon Golf Course Certification (if golf 

course is included)

m. Recreational  Uses (at a minimum, meet 

County LOS)

n. Dark Skies Regulations

o. No Gates to Village and Town

p. Use of Transect Density Dispersal Concept

q. Multi-model Transportation Facilities (minimum 

sidewalks on one side, bike paths on arterials 
and collectors)

r. Community Facilities (Schools, Fire/EMS, Li-

brary, Post Office)

s. Compliance with Town, and Village Develop-

ment Standards

t. Emergency Management Plan

u. Environmental Education Program

v. Use of Indigenous Landscaping Material

Optional Elements: 

a. Turn Over of Water and Sewer Facilities to 

County

b. Enhanced Interconnected Street Network 

(Enhanced Score on Interconnectivity Street 
Index )

c. Enhanced Affordable/Workforce Housing (Min 

15%)

d. LEED Certification

e. Firewise Certification

f. Firesafe Certification

g. Florida Green Building Certification

h. Green Building Component providing commu-

nity-wide benefit
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Level Requirement

High Must Provide Mandatory Elements plus 15 Optional Elements

Medium Must Provide Mandatory Elements plus choice of 10 Optional Elements

Low Must Provide Mandatory Element
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i. Xeric landscaping

j. Alternative Energy Use/Production

k. No Gates to Neighborhoods

l. Enhanced Multi-Modal Transportation Facilities 

(sidewalks on both sides, multi-use paths)

m. Shuttle service

n. Parking Garages in Urban Core

o. Tree Preservation Guidelines

p. Enhanced Civic Uses

q. Enhanced Recreational Uses (exceed County 

LOS by 25%)

r. Demonstration of Traditional Neighborhood 

Design

s. Water-Reuse

t. Greenways/Corridors

u. Restoration/Enhancement Component

v. Granny Flats/Accessory Apartments. 

w. Providing Economic Stimulus Element (higher 

education facility, targeted industry) 

Policy 1.5.4.6 Tiered TDR Density Work-
sheet: The Tiered TDR Density Worksheet will 
be the tool used to calculate the total achievable 
density for development projects utilizing the 
Tiered TDR Program. The Tiered Density Work-
sheet applies to new Towns, Villages, and Ham-
lets.  However, Hamlets shall not be eligible for 
the performance bonus and shall be subject to a 
density cap of 0.4 dwelling units per acre unless a 
decentralized utility systems is provided by the 
developer.

Figure C:  Tiered TDR Worksheet 
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Resulting
Density 

A: Base Density       

Total Sending & Rec. acres: <insert base density> 

B: Sending Bonus     

High sending acres:  0.8  

Med sending acres:  0.6  

Low sending acres:  0.4  

C: AG Bonus      

High Ag acres within rec. lands:  0.75  

Med Ag acres within rec. lands:  0.5  

Low Ag acres within rec. lands:  0.25  

D: Receiving Bonus      

High rec. acres:  0.25  

Med rec. acres:  0.125  

Low rec. acres:  0.05  

E: Performance Bonus      

Sum of Resulting Density from 
A,B,C & D: 

Development          
Performance bonus 

achieved: <insert multiplier> 

    

Total Achievable Density       

Sum of Resulting Density from 
A,B,C,D & E:      
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Rural Character/Quality of Life

Objective 1.6: To preserve and reinforce the 
positive qualities that contribute to Hendry 
County’s unique rural character and overall 
quality of life. 

Policy 1.6.1 Recognition of Rural Areas:  The 
County shall, through Comprehensive Plan policies 
and Land Development Regulations (LDRs), rec-
ognize those parts of the County within the Rural 
Sub-Element as areas whose rural development 
patterns shall be retained. These areas require 
special protection from the intrusion of urban 
uses, densities and intensities, unless developed 
as new Towns, Villages, Hamlets, and Compact 
Economic Development in accordance with the 
provisions of this Sub-Element. It shall be the pol-
icy of the County that properties within these ar-
eas require approaches to land use intensities and 
densities, rural roadway corridor protection, the 
provision of services, environmental protection, 
and LDR enforcement consistent with the rural 
character of such areas. 

Policy 1.6.2: Transect Approach: The perime-
ter of each Town or Village shall be designed to 
provide a transition from higher density and inten-
sity uses within the new development to lower 
density and intensity uses on adjoining rural prop-
erty. Techniques such as, but not limited to, build-
ing height and mass, setbacks, landscape buffers, 
greenbelts, and recreation/open space placement 
may be used for this purpose.  

Policy 1.6.3 Protect Rural Roadway Charac-
ter: In order to prevent urban sprawl and main-

tain rural character, the County shall carefully 
evaluate expansion roadways within the Rural 
Lands Overlay. The Transportation Element shall 
be amended to designate certain roads as Scenic 
Rural Roadways, and shall be constrained by policy 
to remain as two-laned roads. Within two years of 
the adoption of this Policy, the County shall adopt 
LDRs relating to rural roadway design standards, 
including access, turning radii, landscaping, light-
ing, multi-use paths, and other factors associated 
with protecting the rural character of these corri-
dors

Policy 1.6.4 Scenic Viewsheds: Within two 
years of the adoption of this Policy, the County 
shall adopt LDRs that maintain and protect the in-
tegrity of natural vistas and scenic viewscapes ad-
jacent to rural roadways within the Rural Sub-
Element.  Viewsheds of forested areas, native 
vegetation, and historical features should be re-
tained.  The County shall enforce such regulations 
to the extent feasible, recognizing the rights of 
bona fide agricultural activities established in stat-
ute.

Policy 1.6.5 Rural Lighting Standards: In or-
der to preserve the rural character and values at-
tributed to rural lands, the County shall amend the 
LDRs within two years of the adoption of this Policy 
to include rural lighting standards. These regula-
tions shall address artificial outdoor illumination 
and limit the emission of undesirable light into the 
night sky, glare to on-coming traffic, light intrusion 
onto adjacent properties, and light pollution in gen-
eral, which may have a detrimental effect on com-
munities, wildlife, and rural ambiance.  

Policy 1.6.6 Low-Impact Rural Development 
and Protection of Water Resources: The 
County shall continue to promote low-impact devel-
opment within the Rural Lands Overlay, and shall 
encourage the use of clustering techniques in order 
to enhance the protection of open space, rural 
viewsheds, and wildlife corridors.  Rural residences 
not developed as a Town or Village shall protect 
water resources by minimizing water consumption 
and maximizing aquifer recharge; relying on small 
individual residential wells that disperse the poten-
tially adverse effects of groundwater draw-down; 
and relying on properly installed and periodically 
inspected high-performance septic systems on lar-
ger lots as the primary system of wastewater dis-
posal.   

Policy 1.6.7 Non-Residential Rural Design 
Standards: Within two years of the adoption of 
this Policy, the County shall adopt design standards 
within the LDRs for Compact Economic Develop-
ments (CED) located within the Rural Lands Over-
lay. Such standards are intended to ensure the 
protection of rural character, and may include, but 
are not limited to, building size, location, architec-
ture, parking, lighting, and landscaping. 

Review Process and Implementation

Objective 1.7.1: Establish the review process 
and specific requirements for implementa-
tion of the Tiered TDR Program in the Land 
Development Regulations.  

Policy 1.7.1.1 Town, Village, and Hamlet 
Land Development Regulations: The County 
shall adopt new Land Development Regulations to 
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establish specific requirements for the creation of 
Towns, Villages, Hamlets, Compact Economic De-
velopments, and Compact Urban Developments. 
In order to obtain any increase in residential den-
sity, lands within the Rural Overlay District must 
be rezoned as a Planned Development consistent 
with the requirements of the Tiered TDR Program 
as laid out in the comprehensive plan. The 
amendments to the Land Development Code shall 
be adopted within two years of the effective date 
of the Tiered TDR Program. 

Policy 1.7.1.2 Rezoning Required: Develop-
ment activity that is designed as a Town, Village, 
Hamlet, Compact Economic Development or Com-
pact Urban Development shall be rezoned to a 
planned development zoning district and shall be 
planned through a master concept plan process. 
The land development regulations will include the 
development of a new planned development zon-
ing district to implement the Tiered TDR Program. 
The amendments to the land development code 
shall be adopted within two years of the effective 
date of the Tiered TDR Program comprehensive 
plan amendment. The land development regula-
tions will establish general baseline regulations, 
including: physical design, development approval 
processing, and the ratio of nonresidential to resi-
dential development. Design guidelines will in-
clude, at a minimum: architectural standards; 
street design; transit-friendly design require-
ments; landscaping; lighting; access and circula-
tion; parking; lot development standards; parks 
and recreational space and facility requirements.  

Objective 1.7.2: To strengthen intergovern-
mental planning efforts. 

Policy 1.7.2.1 Joint County and Municipal 
Planning Committee: The County shall explore 
the creation of a joint planning committee  in order 
to preserve and strengthen existing communities 
and coordinate rural planning efforts with munici-
pal initiatives.

Policy 1.7.2.2 County and Municipal Coordi-
nation Process: The coordination of growth man-
agement programs and plans shall, at a minimum, 
include:

Regular coordination meetings with representa-

tives from all the planning agencies and de-
partments within Hendry County, including the 
School Board, for the purpose of identifying 
multi-jurisdictional projects and coordinating 
their implementation;

Developing planning teams which include plan-

ners from other jurisdictions for projects that 
have impacts on adjacent jurisdictions, e.g., 
municipal parks and trails projects, downtown 
development projects;

Holding joint City/County Commission meetings 

to ensure the setting, scheduling, and estab-
lishing of joint priorities; and

Continuing the exchange of information on re-

zone and special exception petitions and com-
prehensive plan amendments that are adjacent 
to other jurisdictions.

Objective 1.7.3: To provide a development 
review process that facilitates the efficient 
review and approval of new Towns, Villages, 
and Hamlets.

Policy 1.7.3.1 Timing and Phasing of Devel-
opment: The Town, Village, Hamlet, Compact 
Economic Development, and Compact Urban De-

velopment designations represent compatible land 
uses for the agricultural areas of Hendry County. 
No comprehensive plan amendment is necessary to 
designate property as a Town, Village, Hamlet, 
Compact Economic Development, or Compact Ur-
ban Development; however, the designations only 
become effective through use of the Tiered TDR 
Program and the rezoning and master concept plan 
process. Specific timing and phasing of develop-
ment is regulated as follows: 

(a) Approval Process. 
1. Development of Regional Impact 

(DRI) Review.  Development of a 
Town, Village, or Hamlet, that 
meets any of the DRI thresholds as 
set out in 9J-2, FAC, shall not be 
exempt from DRI review.  

2. Rezoning and Master Concept Plan 
Process.  Development of a Town, 
Village, Hamlet, Compact Economic 
Development, or Compact Urban 
Development may only be ap-
proved through the rezoning and 
master concept plan approval 
process. In order to prevent pre-
mature conversion of agricultural 
and open lands, applicants to the 
Tiered TDR Program will be re-
quired to demonstrate project 
need and address how the pro-
jected population of the new de-
velopment, over the build-out pe-
riod, is consistent with the 
County’s adopted population pro-
jections.  

3. Development Phasing.  The DRI 
development order and the Master 
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Development Plan required for 
rezoning approved by the Board 
of County Commissioners shall 
establish the phases of develop-
ment and the conditions under 
which future phases of develop-
ment will be approved. 

4. Facility Capacity.  The phasing 
conditions of each development 
shall address at a minimum the 
requirements of concurrency, that 
adequate public facilities and ser-
vices be available to accommo-
date the development and main-
tain the adopted level of service 
standards, and demonstrate fiscal 
neutrality. 

Policy 1.7.3.2  Fiscal Neutrality: Applicants to 
the Tiered TDR Program shall provide an analysis 
that demonstrates that the new development will 
be fiscally neutral to county taxpayers. The analy-
sis shall include at a minimum stormwater and 
drainage, potable water, reuse water, wastewater, 
school facilities, and roads.  

Policy 1.7.3.3 Permanency of Transfer: All
transfers of development rights are deemed to 
permanently sever the transferred development 
rights from the sending property, and are subject 
to approval by Hendry County. This shall be ac-
complished by legally recording the transfer. Addi-
tional development rights may not be assigned to 
sending sites. 

Policy 1.7.3.4 Procedure of Transfer: Hendry

County shall establish the transfer procedure for 
the TDR Program within its Land Development 
Regulations. 

Policy 1.7.3.5 Public Benefits Committed: Any
committed public benefit (i.e. workforce housing, 
targeted industry, etc.) used to acquire the per-
formance bonus multiplier as set forth in this Sub-
Element shall be secured in the development ap-
proval for the development. The Board of County 
Commissioners shall establish the forms of ade-
quate security and penalty stipulations. 

Policy 1.7.3.6 Purchase of Development 
Rights (PDR) Program: The County shall investi-
gate the creation of a fair market value PDR Pro-
gram designed to supplement and complement the 
County’s Tiered TDR Program. 

Policy 1.7.3.7 Market-Driven TDR Program: 
The TDR Program shall be a market-driven pro-
gram, with the amount and value of credits negoti-
ated between private owners. However, the appli-
cation of TDR units must be approved by the 
County through the planned development rezoning 
process.

Policy 1.7.3.8 Recordation of Easements: 
Hendry County, in conjunction with the Hendry 
County Property Appraiser, will require recording of 
deed restrictions or conservation easements on the 
sending sites or agricultural sites, if utilizing the 
Agricultural Retention Density Bonus, before TDR 
units are available for use on the receiving site. 

Policy 1.7.3.9 Management and Review of 
the Tiered TDR Program: Hendry County will 

track the number of credits transferred and super-
vise transfer procedures through a public process. 
Every five (5) years, or as determined by the Board 
of County Commissioners, Hendry County will 
evaluate the Tiered TDR Program to determine 
whether any action is necessary to ensure the suc-
cess of the program. 

Policy 1.7.3.10 Proposed or Pending Applica-
tions in Agricultural Lands: Proposed or pend-
ing applications for new development in agricul-
tural lands , asking for a density increase and sub-
mitted prior to adoption and implementation of the 
Tiered TDR Program, should be reviewed in accor-
dance with the principles and concepts presented 
in the Rural Sub-Element to ensure that the devel-
opment proposed is consistent with the general 
intent of the program. 

SAFE AND EFFICIENT TRANSPORTATION 
SYSTEM

Objective 1.8.1:  To review the Hendry 
County Transportation Element and amend it 
in order to make it consistent with the Goal, 
Objective, and Policies of the Rural Sub-
Element.

Policy 1.8.1.1  Location of New Transporta-
tion Corridors: Hendry County will review the 
location of Sending and Receiving Lands when con-
sidering the location of new transportation corri-
dors within the Rural Lands Overlay.  

Policy 1.8.1.2  Protect Future Transportation 
Corridors: As future transportation corridors are 
identified, protect future rights-of-way by consider-
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ing their location in the review of proposed devel-
opments. 

Policy 1.8.1.3  Transportation Corridor De-
sign: The spacing and location of new and ex-
panded arterial and collector corridors shall be 
generally compatible with the location of Sending 
and Receiving Lands and consistent with collector 
roadway spacing requirements, typical right-of-
way widths, and cross-sections as established in 
the Land Development Code. 

Policy 1.8.1.4  Future Implications: Within 
two years, establish a transportation study proce-
dure to evaluate the transportation implications of 
the Rural Sub-Element on the Transportation Plan. 

Policy 1.8.1.5  Character and Function of 
Roadways: Provide for the preservation of the 
desired character and function of public roads by 
establishing a maximum number of general pur-
pose through lanes and route continuity policies. 

Objective 1.8.2: To develop multi-modal 
roadway design standards and require-
ments specific to the Rural Lands Overlay 
and new Towns, Villages, and Hamlets.  

Policy 1.8.2.1: Expansion of Public Trans-
portation: When urbanized areas of Hendry 
County approach the population densities pre-
scribed by the Florida Department of Transporta-
tion, the County shall contact the Florida Depart-
ment of Transportation, the Southwest Florida 
Regional Planning Council, the City of LaBelle, the 
City of Clewiston, and adjacent Counties to dis-
cuss and consider the opportunity for expanding 

public transportation service. 

Policy 1.8.2.2 Inter-County Transit Linkages:
The County will continue to monitor the opportu-
nity for public transportation linkages between Lee 
County and Collier County to the west and Palm 
Beach County and Broward County to the east.   

Policy 1.8.2.3  Future Transit Opportunities:
Within two years, identify transit oriented design 
features that can be incorporated into the County’s 
Land Development Code to promote development 
that is transit-ready.  While public transportation 
service is not in effect, such features should in-
clude the reservation of land needed to accommo-
date transit amenities or the encouragement of 
higher densities, but not the actual implementation 
of the amenities to avoid a maintenance liability. 

Policy 1.8.2.4  Development Regulations and 
Design Standards for On-Site Parking, Vehi-
cle Circulation Systems, and Access Points:
The County shall maintain and update, as neces-
sary, development regulations for on-site motor-
ized and non-motorized parking, safe and conven-
ient on-site vehicle circulation systems, and access 
points.  The development review process shall en-
sure adequate vehicular, bicycle, and pedestrian 
site access and discourage use of single-occupant 
vehicles.

Policy 1.8.2.5  Shared Access Points: The 
County shall encourage, through its Land Develop-
ment Regulations, shared access points, in order to 
minimize access points. 

Policy 1.8.2.6  Interconnection of Parking 

Lots: The County shall encourage, through its 
Land Development Regulations, the interconnection 
of adjacent properties, including parking lots. 

Policy 1.8.2.7  Cross-Access between Subdi-
visions: The County shall require, through its Land 
Development Regulations, connections between 
adjacent subdivisions, utilizing local or collector 
roadways consistent with the form of development 
(Hamlet, Village, Town) or size of subdivisions and 
guidelines provided the Institute of Transportation 
Engineers’ publication “Transportation and Land 
Development”.

Policy 1.8.2.8  Pedestrian Access: Safe and 
convenient pedestrian access and access for main-
tenance purposes shall be provided to common 
open space areas that are not used for agricultural 
purposes.

Policy 1.8.2.9  Transportation Demand Man-
agement:  Where the level of service on a road 
link is found to be deficient, the following methods 
for alleviating congestion will be considered before 
widening of the link is committed:  

a. Intersection improvements;

b. Signalization changes;

c. Turning or auxiliary lanes;

d. Access management;

e. Improvements in parallel corridors; and

f. Other traffic engineering measures.

Policy 1.8.2.10  Street Network:  Intercon-
nected street networks will be encouraged within 
the Rural Lands Overlay in order to promote walk-
ing, reduce the number and length of automobile 
trips, and conserve energy. On-street parking will 
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be included where appropriate to support adja-
cent land uses. Dead-end streets will be discour-
aged. 

Policy 1.8.2.11  Multi-use Paths:  The trans-
portation system within and among Towns, Vil-
lages, and Hamlets, shall be designed to support 
alternative modes of transportation, including 
walking, bicycling, and transit. Typical cross-
sections of street types shall be developed as part 
of the Tiered TDR Land Development Regulations. 
Street rights-of-way may include sufficient space 
for bicycle lanes, pedestrian paths, or equestrian 
trails. Transitions to external trails will be consid-
ered in the design of multi-use paths. 

Policy 1.8.2.12  Streetscape: Amendments to 
the land development regulations will be made 
within two years to address landscape/streetscape 
materials, street lighting, and bicycle racks.  
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