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Audio Troubleshooting

Å No sound? Check if your speakers/headphones are plugged in, 
not muted, and connected properly.

Å Using Bluetooth? EŰƚƨƖĲШŔƣќƚШƣƨƖŰĲĬШŸŰШċŰĬШƓċŔƖĲĬШĦŸƖƖĲĦƣũǃЮ
Å Test audio in Zoom: Settings > Audio > Test Speaker & 

Microphone.
Å Update permissions: Ensure Zoom can access your microphone.
Å Need help? Visit zoom.us/support for more troubleshooting.







http://www.1000friendsofflorida.org/dr-degrove/
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Professional Certification Credits

For those that attend the live event, this webinar 
has been approved for credits for: 

Å American Institute of Certified Planners 
(1.5 General, 1 Law # 9302617 ) 

Å Florida Bar (1.5 General CLE, #2413265N)

1000 Friends has not applied for credits for those who view this broadcast at a later time.

Find credits for past webinars at 1000fof.org/upcoming-webinars/credits 

https://www.planning.org/events/eventsingle/9302617/
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David Goldstein

David is the Chief Assistant County Attorney for Pasco County. He 
is Florida Bar Board Certified in City, County, and Local 
Government Law, and his primary areas of expertise include 
impact fees, concurrency, capital facilities planning and financing, 
vested rights, property rights, and land use/zoning law.
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The Expanded Live Local Act
Section 166.04151(7), Florida Statutes (2024)
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LLA Preemption of Local Authority over Processes 
to Approve Height, Density, Intensity

Å ЭNotwithstanding any other law, local ordinance, or 
regulation to the contrary, a municipality may not require a 
proposed multifamily development to obtain a zoning or land 
use change, special exception, conditional use approval, 
variance, or comprehensive plan amendment for the building 
height, zoning, and densities authorized under this 
subsection.Ю Section 166.04151(7)(a)

Å Local laws and processes are preempted.
Å Cities cannot require rezonings, comprehensive plan amendments, 

special or conditional use approvals, variances that would otherwise 
be required in order to obtain the height, zoning, and densities 
provided in LLA.



LLA Preemption of Density & Floor Area Ratio (FAR)
Å Cities must allow LLA projects to have density and FAR equal 

to the highest currently allowed density and FAR on any 
land in the municipality where residential development is 
allowed under the ŗƍřĽėĽŹüőĽƈƧаƀ land development 
regulations. Section 166.04151(7)(b) and (c)

Å Э[Ľĵĺġƀƈ currently üőőŠơġĝЮ does not include:
Å Density or FAR of LLA projects
Å Density or FAR of any building that has received any bonus, 

variance, or other special exception for density provided in the 
ŗƍřĽėĽŹüőĽƈƧаƀ land development regulations as an incentive for 
development.

Å Not hotel. Not nonconforming.
Å What is FAR? A measurement of a building's total floor area 

in relation to the size of the property it's built on. 
Å 43,560 sq ft of 1-story development on 1 acre equals an FAR of 1.0.







LLA Preemption of Public Hearings
Å A proposed LLA development must be administratively 

approved and no further action by the governing body of the 
municipality is required if the development satisfies the 
ŗƍřĽėĽŹüőĽƈƧаƀ land development regulations for multifamily 
developments in areas zoned for such use and is otherwise 
consistent with the comprehensive plan (excluding the 
preempted provisions). Statute mentions these include 
setbacks and parking requirements, among other 
regulations. Section 166.04151(7)(e). 

Å A proposed development located within one-quarter mile of a 
military installation identified in s. 163.3175(2) may not be 
administratively approved. 

Å Each municipality shall maintain on its website a policy containing 
procedures and expectations for administrative approval pursuant 
to this subsection.







LLA Projects and Available Bonuses/Incentives

Å Section 166.04151(7)(j). LLA projects can seek and cities can grant a 
bonus, variance, conditional use, or other special exception to 
height, density, or floor area ratio, in addition to the height, 
density, and floor area ratio requirements in LLA, if the proposed 
development satisfies the conditions to receive the 
bonus/incentive.

Å Must be administratively approved.



LLA Enforcement?

Å Section 166.04151(8). 
Å What happens after LLA expires in 2033?

Å Developed LLA projects treated as conforming with all local laws 
despite statute expiring.

Å What happens after the 30 years of affordability expires?
Å Developed LLA projects treated as conforming with all local laws 

despite affordability expiring.
Å What if the LLA project fails to meet the affordability 

requirement for the 30 years?
Å LLA project must be allowed reasonable time to cure the violation. If 

violation is not cured within a reasonable time, the LLA project must 
be treated as a nonconforming use.











Potential Local Regulatory Responses to LLA

Some cities have been amending codes to:
Å Assure that the affordable units are a variety of unit types (not all 

studios) and are treated equitably in comparison to market rate units 
(access to common areas and amenities, quality of construction)

Å Address FAR regulations 
Å Clarify application of bonuses, variances, special exceptions and 

conditional uses
Å Potential impact of the adjacent to single family zoning clause
Å Website policy for administrative approval





Thank you.

Susan L. Trevarthen 
slt@wsh-law.com  





LIVE LOCAL ACT CONCERNS AND 

POTENTIAL SOLUTIONS
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RECENT LEGISLATION

➢Late in 2024 Session, Senate Presidentôs Office Began to Address Pasco 

Concerns

➢Included ñOpt Outò Provision in Tax Package Bill (HB 7073)

➢Opt Out Only Affects Seventy Five Percent 80 to 120% AMI Tax Exemption

➢Does Not Allow Opt Out of Land Use/Zoning Preemption in Live Local

➢Must Have Surplus of Rental Housing in the 0-120% AMI Column in Latest 

Shimberg Report









Potential Future Legislative Solutions

➢Allow for similar opt-out from land use/zoning preemption if county has no need at 120% of 

AMI

➢Limit the land use/zoning preemption to commercial and industrial redevelopment sites

➢Allow the local government to remove key commercial and industrial sites, on an acre for acre 

basis, for multi-family zoned land that the local government subjects to the preemption

➢Allow for at least a 5% deviation for the opt out to account for (a) recent construction not 

reflected in the data, (b) individual county variations, and (c) statistical margins of error

➢Remove the ñfully offset all costsò requirement for inclusionary zoning/linkage fees from 2019 

legislative session (Section 125.01055(4), F.S.)



Thomas Hawkins, JD, AICP







Kimberly Janssens Kyla Luis

MODEL POLICY AUTHORS





MODEL ADMINISTRATIVE REVIEW 

POLICY TO IMPLEMENT FLORIDA’S 

LIVE LOCAL ACT 
 

University of Florida Levin College of Law 

Environmental and Community Development Clinic

• Act leaves key terms undefined 

• Act provides no process for 
long-term monitoring and 
enforcement of affordability 
requirements 

• Act requires every local 
government to have an 
administrative review policy









Parts of 
document

Discussion 

Model administrative review policy 

Example land use restriction agreement







Make clear live local review 
is planning-level

Act waives zoning or land use change, special exception, conditional use 
approval, variance, and comprehensive plan amendment to allow the 
act’s land use, density, intensity, height, and parking standards 

Act does not waive those processes if required for other reason 

Act does not waive other processes—from subdivision to building permit 

Clearly state that Live Local Act administrative review process may result 
in planning-level permission, akin to development plan approval

9



Skip alternate height 
standard

“If the proposed development is adjacent to, on two or more sides, a 
parcel zoned for single-family residential use which is within a single-
family residential development with at least 25 contiguous single-family 
homes, the county may restrict the height of the proposed development 
to 150 percent of the tallest building on any property adjacent to the 
proposed development, the highest currently allowed height for the 
property provided in the county’s land development regulations, or 3 
stories, whichever is higher.”

8







Verify income

Landlord must verify tenant income 

Landlord must prohibit subleasing 

Make clear “affordable” means rents must not exceed 30% of the 
adjusted gross income of the tenant

5



Identify enforcement tools

Land use restriction agreement and policy should both identify 
available enforcement tools such as— 

• code enforcement fines, liens, and foreclosure; 

• judicial action; 

• process within land use restriction agreement itself.

4







Adopt policy by ordinance

Community Planning Act requires local government to combine all land 
development regulations into single code 

Adoption by ordinance and codification meet community expectation 
to find land use regulations in one place

1





Professional Certification Credits

For those that attend the live event, this webinar 
has been approved for credits for: 

Å American Institute of Certified Planners 
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Upcoming Webinars

Jan.

22

Feb.

19

Å 2025 Florida Legislative Preview - (12:00 – 1:30 P.M. EST)

Mar.

5

Å Planning to Protect the Florida Wildlife Corridor: The 
Urban/Rural Interface

   - (12:00 – 2:00 P.M. EST)

Register for 
webinars here

1000fof.org/upcoming-webinars/

Å Planning to Protect the Florida Wildlife Corridor: Whatôs 
Sprawl Got to Do with It?- (12:00 – 2:00 P.M. EST)



Support 1000 Friends

DONATE
at www.1000fof.org/donate
(you may designate it for the DeGrove Webinar Fund)

SPONSOR
$250 to become a Webinar Sponsor
Please email hbusch@1000fof.org to learn more
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