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(1) Definition.--The term “development of regional impact,” as used in this section, means any development which, because
of its character, magnitude, or location, would have a substantial effect upon the health, safety, or welfare of citizens of more
than one county.

(2) Statewide guidelines and standards.--

(a) The state land planning agency shall recommend to the Administration Commission specific statewide guidelines and
standards for adoption pursuant to this subsection. The Administration Commission shall by rule adopt statewide guidelines and
standards to be used in determining whether particular developments shall undergo development-of-regional-impact review.
The statewide guidelines and standards previously adopted by the Administration Commission and approved by the Legislature
shall remain in effect unless revised pursuant to this section or superseded by other provisions of law.

(b) In adopting its guidelines and standards, the Administration Commission shall consider and shall be guided by:

1. The extent to which the development would create or alleviate environmental problems such as air or water pollution or noise.

2. The amount of pedestrian or vehicular traffic likely to be generated.

3. The number of persons likely to be residents, employees, or otherwise present.

4. The size of the site to be occupied.

5. The likelihood that additional or subsidiary development will be generated.

6. The extent to which the development would create an additional demand for, or additional use of, energy, including the energy
requirements of subsidiary developments.
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take effect, and the period of time for which the permit is valid shall begin to run, upon expiration of the time allowed for an
administrative appeal of the development or upon final action following an administrative appeal or judicial review, whichever
is later. However, if the application for development approval is not filed within 18 months after the issuance of the permit,
the time of validity of the permit shall be considered to be from the date of issuance of the permit. If a project is required to
obtain a binding letter under subsection (4), any state or regional agency permit necessary for the construction or operation of
the project that is valid for 5 years or less shall take effect, and the period of time for which the permit is valid shall begin to
run, only after the developer obtains a binding letter stating that the project is not required to undergo development-of-regional-
impact review or after the developer obtains a development order pursuant to this section.

(c) Prior to the issuance of a final development order, the developer may elect to be bound by the rules adopted pursuant to
chapters 373 and 403 in effect when such development order is issued. The rules adopted pursuant to chapters 373 and 403 in
effect at the time such development order is issued shall be applicable to all applications for permits pursuant to those chapters
and which are necessary for and consistent with the development authorized in such development order, except that a later
adopted rule shall be applicable to an application if:

1. The later adopted rule is determined by the rule-adopting agency to be essential to the public health, safety, or welfare;

2. The later adopted rule is adopted pursuant to s. 403.061(27);

3. The later adopted rule is being adopted pursuant to a subsequently enacted statutorily mandated program;

4. The later adopted rule is mandated in order for the state to maintain delegation of a federal program; or

5. The later adopted rule is required by state or federal law.

(d) The provision of day care service facilities in developments approved pursuant to this section is permissible but is not
required.

Further, in order for any developer to apply for permits pursuant to this provision, the application must be filed within 5 years
from the issuance of the final development order and the permit shall not be effective for more than 8 years from the issuance of
the final development order. Nothing in this paragraph shall be construed to alter or change any permitting agency's authority
to approve permits or to determine applicable criteria for longer periods of time.

(6) Application for approval of development; concurrent plan amendments.--

(a) Prior to undertaking any development, a developer that is required to undergo development-of-regional-impact review shall
file an application for development approval with the appropriate local government having jurisdiction. The application shall
contain, in addition to such other matters as may be required, a statement that the developer proposes to undertake a development
of regional impact as required under this section.

(b) Any local government comprehensive plan amendments related to a proposed development of regional impact, including any
changes proposed under subsection (19), may be initiated by a local planning agency or the developer and must be considered
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by the local governing body at the same time as the application for development approval using the procedures provided
for local plan amendment in s. 163.3184 and applicable local ordinances, without regard to local limits on the frequency of
consideration of amendments to the local comprehensive plan. This paragraph does not require favorable consideration of a plan
amendment solely because it is related to a development of regional impact. The procedure for processing such comprehensive
plan amendments is as follows:

1. If a developer seeks a comprehensive plan amendment related to a development of regional impact, the developer must so
notify in writing the regional planning agency, the applicable local government, and the state land planning agency no later than
the date of preapplication conference or the submission of the proposed change under subsection (19).

2. When filing the application for development approval or the proposed change, the developer must include a written request
for comprehensive plan amendments that would be necessitated by the development-of-regional-impact approvals sought. That
request must include data and analysis upon which the applicable local government can determine whether to transmit the
comprehensive plan amendment pursuant to s. 163.3184.

3. The local government must advertise a public hearing on the transmittal within 30 days after filing the application for
development approval or the proposed change and must make a determination on the transmittal within 60 days after the initial
filing unless that time is extended by the developer.

4. If the local government approves the transmittal, procedures set forth in s. 163.31 84! must be followed.

<Text of subsec. (6)(b)5. amended by Laws 2012, ¢. 2012-96, § 60. >

5. Notwithstanding subsection (11) or subsection (19), the local government may not hold a public hearing on the application
for development approval or the proposed change or on the comprehensive plan amendments sooner than 30 days after receipt
of the response from the state land planning agency pursuant to s. 163.3184(3)(c) 1.

<Text of subsec. (6)(b)5. amended by Laws 2012, ¢. 2012-99, § 17. >

5. Notwithstanding subsection (11) or subsection (19), the local government may not hold a public hearing on the application for
development approval or the proposed change or on the comprehensive plan amendments sooner than 30 days after reviewing
agency comments are due to the local government pursuant to s. 163.3184.

6. The local government must hear both the application for development approval or the proposed change and the comprehensive
plan amendments at the same hearing. However, the local government must take action separately on the application for
development approval or the proposed change and on the comprehensive plan amendments.

7. Thereafter, the appeal process for the local government development order must follow the provisions of s. 380.07, and the
compliance process for the comprehensive plan amendments must follow the provisions of s. 163.3184.

(7) Preapplication procedures.--
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for issuing a construction or operation permit. The agency may revoke or appropriately modify a valid conceptual approval
if the agency shows:

1. That an applicant or his or her agent has submitted materially false or inaccurate information in the application for conceptual
approval;

2. That the developer has violated a condition of the conceptual approval; or

3. That the development will cause a violation of the agency's applicable laws or rules.

(f) Nothing contained in this subsection shall modify or abridge the law of vested rights or estoppel.

(g) Nothing contained in this subsection shall be construed to preclude an agency from adopting rules for conceptual review
for developments which are not developments of regional impact.

(10) Application; sufficiency.--

(a) When an application for development approval is filed with a local government, the developer shall also send copies of the
application to the appropriate regional planning agency and the state land planning agency.

(b) If a regional planning agency determines that the application for development approval is insufficient for the agency to
discharge its responsibilities under subsection (12), it shall provide in writing to the appropriate local government and the
applicant a statement of any additional information desired within 30 days of the receipt of the application by the regional
planning agency. The applicant may supply the information requested by the regional planning agency and shall communicate
its intention to do so in writing to the appropriate local government and the regional planning agency within 5 working days
of the receipt of the statement requesting such information, or the applicant shall notify the appropriate local government and
the regional planning agency in writing that the requested information will not be supplied. Within 30 days after receipt of such
additional information, the regional planning agency shall review it and may request only that information needed to clarify
the additional information or to answer new questions raised by, or directly related to, the additional information. The regional
planning agency may request additional information no more than twice, unless the developer waives this limitation. If an
applicant does not provide the information requested by a regional planning agency within 120 days of its request, or within a
time agreed upon by the applicant and the regional planning agency, the application shall be considered withdrawn.

(¢) The regional planning agency shall notify the local government that a public hearing date may be set when the regional
planning agency determines that the application is sufficient or when it receives notification from the developer that the
additional requested information will not be supplied, as provided for in paragraph (b).

(11) Local notice.--Upon receipt of the sufficiency notification from the regional planning agency required by paragraph (10)
(¢), the appropriate local government shall give notice and hold a public hearing on the application in the same manner as for
a rezoning as provided under the appropriate special or local law or ordinance, except that such hearing proceedings shall be
recorded by tape or a certified court reporter and made available for transcription at the expense of any interested party. When a
development of regional impact is proposed within the jurisdiction of more than one local government, the local governments, at
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the request of the developer, may hold a joint public hearing. The local government shall comply with the following additional
requirements:

(a) The notice of public hearing shall state that the proposed development is undergoing a development-of-regional-impact
review.

(b) The notice shall be published at least 60 days in advance of the hearing and shall specify where the information and reports
on the development-of-regional-impact application may be reviewed.

(¢) The notice shall be given to the state land planning agency, to the applicable regional planning agency, to any state or regional
permitting agency participating in a conceptual agency review process under subsection (9), and to such other persons as may
have been designated by the state land planning agency as entitled to receive such notices.

(d) A public hearing date shall be set by the appropriate local government at the next scheduled meeting. The public hearing
shall be held no later than 90 days after issuance of notice by the regional planning agency that a public hearing may be set,
unless an extension is requested by the applicant.

(12) Regional reports.--

(a) Within 50 days after receipt of the notice of public hearing required in paragraph (11)(c), the regional planning agency, if
one has been designated for the area including the local government, shall prepare and submit to the local government a report
and recommendations on the regional impact of the proposed development. In preparing its report and recommendations, the
regional planning agency shall identify regional issues based upon the following review criteria and make recommendations to
the local government on these regional issues, specifically considering whether, and the extent to which:

1. The development will have a favorable or unfavorable impact on state or regional resources or facilities identified in the
applicable state or regional plans. As used in this subsection, the term “applicable state plan” means the state comprehensive
plan. As used in this subsection, the term “applicable regional plan” means an adopted strategic regional policy plan.

2. The development will significantly impact adjacent jurisdictions. At the request of the appropriate local government, regional
planning agencies may also review and comment upon issues that affect only the requesting local government.

3. As one of the issues considered in the review in subparagraphs 1. and 2., the development will favorably or adversely affect
the ability of people to find adequate housing reasonably accessible to their places of employment if the regional planning
agency has adopted an affordable housing policy as part of its strategic regional policy plan. The determination should take
into account information on factors that are relevant to the availability of reasonably accessible adequate housing. Adequate
housing means housing that is available for occupancy and that is not substandard.

(b) The regional planning agency report must contain recommendations that are consistent with the standards required by the
applicable state permitting agencies or the water management district.
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(c) At the request of the regional planning agency, other appropriate agencies shall review the proposed development and shall
prepare reports and recommendations on issues that are clearly within the jurisdiction of those agencies. Such agency reports
shall become part of the regional planning agency report; however, the regional planning agency may attach dissenting views.
When water management district and Department of Environmental Protection permits have been issued pursuant to chapter
373 or chapter 403, the regional planning council may comment on the regional implications of the permits but may not offer
conflicting recommendations.

(d) The regional planning agency shall afford the developer or any substantially affected party reasonable opportunity to present
evidence to the regional planning agency head relating to the proposed regional agency report and recommendations.

(e) If the location of a proposed development involves land within the boundaries of multiple regional planning councils, the
state land planning agency shall designate a lead regional planning council. The lead regional planning council shall prepare
the regional report.

(13) Criteria in areas of critical state concern.--If the development is in an area of critical state concern, the local government
shall approve it only if it complies with the land development regulations therefor under s. 380.05 and the provisions of this
section. The provisions of this section shall not apply to developments in areas of critical state concern which had pending
applications and had been noticed or agendaed by local government after September 1, 1985, and before October 1, 1985, for
development order approval. In all such cases, the state land planning agency may consider and address applicable regional
issues contained in subsection (12) as part of its area-of-critical-state-concern review pursuant to ss. 380.05, 380.07, and 380.11.

(14) Criteria outside areas of critical state concern.--If the development is not located in an area of critical state concern, in
considering whether the development shall be approved, denied, or approved subject to conditions, restrictions, or limitations,
the local government shall consider whether, and the extent to which:

(a) The development is consistent with the local comprehensive plan and local land development regulations;

(b) The development is consistent with the report and recommendations of the regional planning agency submitted pursuant
to subsection (12); and

(c) The development is consistent with the State Comprehensive Plan. In consistency determinations the plan shall be construed
and applied in accordance with s. 187.101(3).

(15) Local government development order.--

(a) The appropriate local government shall render a decision on the application within 30 days after the hearing unless an
extension is requested by the developer.

(b) When possible, local governments shall issue development orders concurrently with any other local permits or development
approvals that may be applicable to the proposed development.
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