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Memorandum #11 

DATE: February 16, 2017, Revised 11/16/17 PROJECT NO.: 527116088 

TO: Lisa Barrett, Planning Manager 

FROM: Chris Dougherty, AICP, Planner 

CC: Patricia Tyjeski, AICP, Senior Planner 

SUBJECT: Access and Connectivity 

 

While reviewing the regulations for the areas shown on the Future Land Use Map as Urban Fringe (UF-3) and 

Mixed Use (MU and MU-C), S&ME noticed that those areas of the County have been developing without 

providing adequate transportation connectivity. This memorandum contains an assessment of the current access 

and connectivity policies and regulations in the County (and how they are being implemented), a summary of 

comparable connectivity policies and regulations in other communities, and recommendations for improvement.  

Background. 

Connectivity. Connectivity is addressed in several places in the Comprehensive Plan, as follows: 

Policy 5.2.2.12 in the Traffic Sub-Element of the Comprehensive plan requires the County to adopt land 

development regulations to require cross-access easements between adjacent properties to improve mobility. 

The same policy, however, provides for exceptions to be approved through the Special Approval process 

subject to two considerations: the absence of “logical connections” and compatibility concerns related to 

“undesirable” travel routes. 

Policy 5.0.1.2 mentions “inter-neighborhood ties” as one tool to use in the implementation of the transportation 

goals. The main goal of the traffic element states, in part, “A multimodal transportation system that serves to 

increase mobility . . .” The inter-neighborhood ties serve to increase connectivity, which helps improve mobility. 

Policy 5.2.1.2 goes a step further and establishes a standard for spacing collectors (approx. one-half mile) that 

would facilitate neighborhood movement and reduce circuitous travel and congestion. 

Policy 5.2.2.11 clarifies that the County intends to discourage the disruption of neighborhoods from external 

traffic, but stresses that it does not mean that this should be allowed to interfere with the requirements for 

inter-neighborhood ties. 

Policy 5.2.2.12 allows exceptions to cross access requirements through the special approval process. 

Objective 2.9.1 in the Future Land Use Element addresses quality of life and requires the county to create and 

maintain communities characterized by their connection, integration, and compatibility with surrounding land 

uses, and their connection to adjacent neighborhoods. Policy 2.9.1.1, under the objective requires the county to 

minimize the development of residential projects which create isolated neighborhoods. Policy 2.9.1.2 promotes 

the connection and integration of community pedestrian, bicycle, and vehicular systems to the larger county 

systems. Policy 2.9.1.3 requires vehicular access between neighborhoods. 
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Connectivity is also mentioned in the County’s Land Use Operative Provisions of the comprehensive plan, in the 

Character Vision Graphic summary and the guiding principles for mixed uses and the Mixed Use Community 

(MU-C) future land use category (see excerpts below). In this section of the comprehensive plan, however, 

connectivity is mentioned only as a guideline and not a requirement.  

Policy 2.1.3.1 in the Future Land Use Element provides a consideration to establish minimum densities within the 

Urban Core area in an effort to provide for more functional streets and to enhance street connectivity and 

transit services. This policy only addresses the Urban Core, which has the greatest level of connectivity within 

the unincorporated area. 

The land development code includes the following provisions regarding connectivity: 

Section 1001.2 states that “local streets shall be extended to the property limits of the subdivision to allow for 

the logical future extension of the streets into adjacent developed or undeveloped land to complete the inter-

neighborhood road system ties. Non-egress easements prohibiting access to streets or adjoining property shall 

not be permitted unless the easement is designated in accordance with the Manatee County Public Works 

Standards and is dedicated to Manatee County.” 

Section 1001.4.D.4 (cul-de-sacs) states that new development must connect to existing stub streets, unless 

waived by the Board in conjunction with the approval of a plat, general development plan or final site plan. This 

section lists the required findings for such waiver and include issues such as public safety, pedestrian 

connectivity, public or private streets, and general traffic and impacts of connecting. 

 

Access. Access is addressed in both the Future Land Use Element and Traffic Sub-Element of the County 

Comprehensive Plan as follows: 

 Policy 5.2.2.9 in the Traffic Sub-Element requires regulations to be developed in the LDC to ensure 

adequate site access and circulation of emergency vehicles.   

 Policy 5.2.2.5 encourages access points to be located on collectors rather than arterials, but allows 

right-in only ingress on arterials.   

 Spacing of access points is addressed by Policy 5.2.2.2., which defers to FDOT standards for County and 

State roadways.   

 Policy 5.2.2.11 discourages through traffic in neighborhoods by ensuring that local streets do not 

become preferred travel routes, but it specifically states that it is not intended to eliminate the 

requirement for inter-neighborhood ties.  

 Policy 5.2.2.6 allows projects to circumvent access requirements by utilizing the special approval process 

in the event the proposed scenario yields a substantially different impact on functionally classified roads. 

 Future Land Use Policy 2.9.1.3 requires vehicular access between neighborhoods, primarily when part of 

a PUD with multiple neighborhoods. 
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The LDC addresses access to residential 

developments in Chapter 10.  The requirements, 

however, are so minimal that seem to undermine the 

connectivity directives of the comprehensive plan. 

Section 1001 requires all lots to have adequate 

access to the public roadway network. For 

residential subdivisions “containing more than one 

hundred (100) residential dwelling units; and all 

professional, commercial, and manufacturing 

development, or parts of phases thereof, containing 

more than fifty (50) lots,” the code requires a second 

means of access, which is intended to provide an 

alternate means of ingress and egress, and for 

emergency purposes. Section 101.1.C states that if a 

secondary means of access is not available to another 

street, access to the same primary street is 

acceptable if the road is bi-directional and the 

separation between access points is no less than 300 

feet. However, it goes on to state that the 300 foot 

distance may be reduced as long as safety, fire 

protection, traffic, stormwater management and other public works standards are addressed. The section does 

not specify how these issues are to be addressed, or what process is used to obtain approval of the reduced 

separation. This section provides a graphic (Diagram A, above) depicting the design solutions for providing the 

second means of access. 

 
Analysis.  

There are fundamental problems with approving developments without proper connectivity and access. 

Connectivity is directly tied to the efficiency and functionality of the transportation system.  Functional 

transportation corridors designed for multiple modes are essential, but if they are not intertwined with a 

functionally “gridded” network or do not effectively connect neighborhoods, then those facilities will be taxed 

and overloaded. A well-connected network has short interconnected links, multiple intersections, and limited 

cul-de-sacs or dead end streets. Trip distances decrease and route alternatives increase as connectivity 

increases, creating a more efficient system of roads. Modeling and analysis conducted by Alba and Beimborn at 

the University of Wisconsin-Milwaukee found that improved connectivity can reduce traffic volumes and traffic 

congestion on major arterials. This study identified an 85 percent reduction in arterial traffic with an 

interconnected local road network with an assumed speed of 25 mph.  Additionally, analysis conducted by 

Kulash, Anglin and Marks concluded that a well-connected road network can decrease vehicle miles traveled 

(VMT) within a neighborhood by 57% compared with conventional suburban patterns. 

Having the ability to choose multiple routes is important for improving the quality of travel by allowing trips to 

be converted from single-purpose/single-destination to a more productive pattern of linked trips. This allows 

several trip purposes to be satisfied by a single series of connected or linked trips. 

Sparse patterns of roads in conventional suburban road networks significantly diminishes a driver’s route choice. 

There is only one, maybe two, routes that can be utilized to arrive at a given destination. Drivers are limited in 

matching their route with their trip purpose.  
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Another aspect of a limited network is drivers do not have the opportunity to develop skills to improve their 

driving ability and can lead to frustration due to increased travel times.  In a more interconnected system drivers 

are given options to develop alternative routes to reduce travel times and develop reasoning skills.  

Reduced connectivity leads to aggressive driving. As volumes approach 70 percent capacity aggressive driving 

occurs when drivers seek small gaps and then cause significant braking and slowing of traffic extending against 

normal traffic flows. This eventually causes additional stress and an eroded driving experience. 

Decisions to achieve greater connectivity often require compromise between vehicle speed, travel distance and 

mode options. Higher traffic speeds require reduced connectivity, by increasing spacing between intersections 

and limiting interruptions (e.g. bike or pedestrian crossings).  

Additionally, there must be a shift in consumer preference for residential cul-de-sacs and gated communities to 

achieve increased connectivity. Although cul-de-sacs were made popular because they have limited traffic 

volumes, speeds, and a unique culture, they contribute to the problem. This can be overcome by establishing 

shorter residential blocks, T-intersections, narrower streets and other traffic calming methods to reduce speed 

and volumes, and design features that promote a sense of community and safety. One other common 

misconception is that an interconnected street network requires more roads and right-of-way land, but this is 

overcome by street design and more narrow facilities that are more efficient (e.g. complete streets). 

The graphic below provides four different road patterns experienced at different points in the modern era. 

 
Source: adapted from Marshall, W.E. and N.W. Garrick (2010) "Street Network Types and Road Safety", Urban Design 

International, 10.1057/udi.2009.31, April 21 2010. 

All of these patterns can be found in Manatee County (from left to right: downtown Bradenton/Palmetto and 

gradually moving out away from the urban center).  Unfortunately, the conventional cul-de-sac pattern has been 

the prevailing form for many of the new subdivisions, most commonly found within the UF-3 future land use 

category. This development pattern forces all of the local trips out onto the primary (arterial and collector 

roads) network, which overburdens these roads to a point of failure.  Where there are more travel options 

provided (gridded streets), traffic can be evenly distributed across the network yielding less traffic on major 

arterials. Please refer to the UF-3 memo regarding specific examples of existing development and lack of 

connectivity.   

Besides allowing subdivisions to interrupt connectivity, most of the entrances for new subdivisions are equipped 

with security gates or are monitored to prevent through traffic.  Although gates provide a perceived sense of 

security, they pose significant problems to an interconnected nature of a roadway network and pose potential 
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safety risks.  Limiting connections to the roadway network and gating entry points poses significant problems 

not only for area-wide traffic, but for emergency access and emergency evacuation.   

The main concerns expressed by developers and citizens against connectivity and multiple access points are 

safety (they prefer gated neighborhoods) and nuisance (they don’t want cars traveling in front of their homes or 

connect to subdivisions that differ in style, price range or age from theirs).  

LDC Section 1001.2.B states, “local streets shall be arranged in a manner that discourages their use by through 

traffic as major thoroughfares.”  This provision essentially promotes gated residential subdivisions, but as noted 

in Policy 5.2.2.11, the statement is not intended to eliminate the requirement for connected neighborhoods. 

“Through traffic” is a misnomer. Through traffic concerns exist when there are limited route alternatives and 

trips are forced on to the one or two options to move traffic. Roads by their very nature are supposed to 

connect to other roads and are meant to move people and goods. There is no reason subdivisions cannot be 

designed to be highly connected and serve the needs of suburban dwellers.  

The graphic displayed to the right illustrates the concept of dispersed traffic 

patterns by comparing a conventional suburban road network (A) and a 

traditional urban connected network (B). It depicts a normal trip to a 

shopping center from a home within the development. Notice that there is 

only one option for getting to the shopping center utilizing the suburban 

network and at least four options using the urban network. In scenario (A), 

all traffic from the development to that shopping center would create more 

congestion on the main roadway in front of the subdivision, while scenario 

(B) does not send any trips onto that roadway. 

Figure 1, below, depicts two design scenarios for the same development, 

one shows 4 gated subdivisions with two points of access each. By dividing 

the larger subdivision into 4 smaller developments, the connectivity of the 

roadway system is maintained. However, there are limited routes through 

each quartered subdivision forcing roughly half of each subdivision’s traffic 

onto the central north-south collector. The graphic to the right shows the 

same subdivision designed with two collectors running through the 

subdivision and multiple roadway connections to the street network. The 

issue of through traffic should be addressed through design. People will not 

cut through if the internal streets are designed to prevent speeding and to 

cause multiple stops and turns.  
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Figure 1. Incorporating Connectivity 

 

Figure 2, below, shows an actual subdivision that was fully integrated into the street system. This allows freer 

movement of vehicles providing more route choices and dispersing the traffic.  The only road that is heavily used 

is Lower Park Road, which was intended to serve as a collector connecting two other collectors (General Reese 

Avenue and Lakemont Avenue). The other roads do not connect directly to other roads, so they are only used 

by the residents. 

Figure 2. Connected Residential Development 

 
Baldwin Park, Orlando, FL 

Figure 3, below, shows two subdivisions that were built along the same roads but in different time periods.  The 

east-west streets align perfectly, but cul-de-sacs were added to prevent the free flow of traffic.  This change 

benefitted the few residents who live on that street, but hurts many others that have to deal with congested 
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collectors in the area. This is a blatant unwillingness to provide meaningful connections to a roadway network 

that was already established.  

Figure 3. Interrupted Connectivity 

 

  

Three counties’ (Orange, Hillsborough and Pinellas) access regulations were reviewed and excerpts were 

provided for context in the Appendix.  Similar to Manatee County, Orange County does a good job of 

describing in the comprehensive plan that connectivity is a priority.  This is important because establishing an 

overarching directive from the comprehensive plan can help guide the form of development without providing 

specific standards or dimensions.  Hillsborough has a provision in their access requirements that requires 

proposed developments to provide multiple direct connections to its local street system and to local destinations, 

such as parks, schools, and shopping, without the use of arterial streets (Section 6.02.01). Pinellas requires 

subdivisions with 50 or more lots to have at least two access points from a paved street and requires proposed 

streets to extend the plan and profile of existing streets and requires future street extensions into adjacent 

undeveloped land (Section 154-102.). 

 



 

[11/17, DRAFT #3] 8 

Recommendations: S&ME recommends that the County revise the comprehensive plan and LDC to remove 

opportunities to circumvent basic connectivity requirements (except for extenuating circumstances), and instead 

adopt standards to require connectivity. Gated subdivisions would still be possible, as long as they provided 

multiple access points and preserve the connectivity recommended in the comprehensive plan (1/2-mile 

between collectors). S&ME proposes the following changes: 

 Change Traffic Sub-Element Policy 5.2.2.11 that discourages through traffic in neighborhoods to a more 

positive outlook on connectivity by addressing traffic on local streets through quality design using traffic 

calming methods.   

 Remove from Policy 2.9.1.3 the part that reads, “particularly when part of a planned unit development” 

to describe when vehicular access is required between neighborhoods.  This policy essentially reserves 

connectivity to PDs.  

 Delete Traffic Sub-Element Policy 5.2.2.6 to eliminate the ability of projects to circumvent access 

requirements through the special approval process.  

 Change Policy 5.2.2.12 to require administrative approval rather than special approval for exceptions to 

cross access. 

The LDC access requirements also need to be updated for subdivisions with 50 or more lots (reduced from 100 

lots) to provide connections to existing streets or provide stubbed streets for future connections (planned 

roads or others). The non-residential threshold should be based on trips rather than 50 lots.  The graphic in 

Section 1001 needs to be revised to represent an interconnected system and remove the option to provide the 

two required access points as a single divided boulevard.  In order to address the through traffic issue, the 

County can include in the LDC recommended traffic calming strategies (e.g. chicanes, traffic circles, speed tables, 

etc.) for residential roads which may have potentially higher traffic volumes. It is recommended that LDC 

Section 1001.4.D.4 (cul-de-sacs) be revised to require a modification of standards if a development proposes not 

to connect to existing stub streets or the existing roadway network. 
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APPENDIX 

 

Access & Connectivity 

Manatee County Comprehensive Plan 

Traffic Sub-Element 

Policy: 5.0.1.2 Provide for parking structures, cross access easements, and inter-

neighborhood ties that promote transportation plan goals and objectives (see 

also Policies 2.9.1.3, 2.9.1.9, 5.2.1.2, 5.2.2.7, 5.2.2.9, 5.4.1.1, 5.4.2.2). 

Policy: 5.2.1.1 Utilize the Existing Roadway Functional Classification map to review proposed 

development orders for compliance with locational criteria and access criteria 

contained in this Comprehensive Plan, as described in applicable policies. 

Policy: 5.2.1.2 Develop a framework of collector roadways that are located approximately 

one-half mile apart from other collector roadways or arterial roadways to 

facilitate inter-neighborhood movement and reduce circuitous travel and 

congestion. 

Implementation Mechanism: 

a) Planning Department study and proposal of amendments to the Traffic 

Circulation Map Series consistent with this policy.  

Policy: 5.2.1.6  Implement rights of way reservation requirements through the Future Traffic 

Circulation: Right of Way Needs Map (Map 5C) and Right of Way Needs Table 

(Table 5.1) in this Comprehensive Plan and the land development regulations. 

All development of drainage facilities, parking, or structures shall be prohibited 

within the reserved right-of-way consistent with law. Dedications of reserved 

right-of-way shall be in accordance with Policy 5.2.1.5 above. Appropriate 

access through reserved right-of-way, as determined by Manatee County, will 

be permitted. 

Implementation Mechanism: 

a) Manatee County Planning and Public Works Departments maintenance of 

land development regulations consistent with this policy. 

Policy: 5.2.2.2  Maintain adopted minimum standards for the spacing and location of local 

streets and driveways onto County and State roadways, and minimum 

standards for the spacing and location of median cuts on County and State 

roadways. These standards shall be used to ensure safe access to proposed 

developments, and to limit impedances to traffic flow on County and State 

roadways. These minimum standards shall be consistent with Florida 

Department of Transportation Rule Chapter 14-97 FAC State Highway System 

Access Management Classification System and Standards, December, 1990, 

as amended, or with other appropriate State policy. No Development Order 

shall be issued for any project unless such project is consistent with requirements 

developed pursuant to this policy. 

Implementation Mechanism(s): 

a) Land development regulations developed pursuant to § 163.3202, F.S., and 

containing these standards. 
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b) Coordination between Manatee County Public Works Department and the 

Florida Department of Transportation to maintain minimum standards on 

State roads (for inclusion within Manatee County standards), so as to ensure 

that project review by Manatee County incorporates an informal review of 

the project for compliance with State requirements. Formal review by the 

State would still be described as a requirement not met by County review. 

Policy: 5.2.2.5 Generally, encourage the use of project access points which provide project 

entrances onto collectors and not arterials, and which provide access to 

arterials at improved intersections and not via uncontrolled driveways.  

However, "right-turn-in only" ingress points on arterials may be considered 

where appropriate. 

Implementation Mechanism: 

a) Coordination between the Planning Department and Public Works 

Department to recommend development order conditions addressing 

access to ensure compliance with this policy. 

Policy: 5.2.2.6  Require the use of the special approval process when alternative scenarios for 

project access yield substantially different impacts on number and magnitude 

of impedances to traffic flow on any functionally classified roadways, or on any 

roadways shown on the Future Traffic Circulation Map. 

Implementation Mechanism(s): 

a) Counseling of project applicants to utilize the special approval process to 

achieve policy compliance. 

b) Issuance of negative recommendations by the Planning Department or 

Building Department for either: 

-  inappropriate access points requested by project applicants during the 

special approval process, or 

-  development order applications not utilizing the special approval 

process for which alternative, and qualitatively different, project access 

scenarios are possible. 

Policy: 5.2.2.9 Implement requirements for on-site parking for all land uses, to avoid the use of 

roadways as parking areas, thus preserving the capacity of such roadways to 

carry traffic between land uses.  Requirements shall ensure the safe and 

convenient circulation of on-site vehicular and non-vehicular traffic, and to 

ensure adequate site access and circulation of emergency vehicles.  These 

regulations may include, but not be limited to, appropriate parking volume 

requirements, permitted consideration of shared/joint-use parking areas, 

private roadway/parking aisle requirements, loading area requirements, and 

requirements for pedestrian and/or bicycle circulation systems where required 

or otherwise utilized. 

Implementation Mechanism(s): 

a) Land development regulations developed pursuant to § 163.3202, F.S., and 

consistent with this policy. 

b) Conditioning, as necessary, of Certificates of Level of Service Compliance 

to ensure consistency with requirements developed pursuant to this policy. 

Policy: 5.2.2.11 Discourage the disruption of neighborhood functions from external traffic to 

ensure that local streets are not situated so as to provide preferred travel paths 



 

[11/17, DRAFT #3] 11 

for vehicular movements between home and work/shopping locations.  This 

policy shall not be interpreted to prevent, discourage, eliminate, or prohibit the 

requirement for, or development of, inter-neighborhood ties (continuation) of 

local streets between neighborhoods. 

Implementation Mechanism: 

a) Review by the Planning Department and the Public Works Department of 

the proposed circulation patterns. 

Policy: 5.2.2.12 Create greater transportation mobility through the requirement for cross 

access between adjacent properties impacting thoroughfare roadways 

during development. 

Allow exceptions to this policy by Special Approval where: 

- no logical connection(s) can be established which would improve system 

mobility or 

- compatibility concerns are created due to creation of undesirable travel 

routes. 

See also Policies 5.2.2.5 / 5.2.2.6 / 5.2.2.11 

Implementation Mechanisms: 

a) Coordinated review of development proposals by the Planning and Public 

Works Departments. 

b) Amendment to the Land Development Code to implement policy. 

Future Land Use Element 

Policy 2.1.3.1 Consider the establishment of minimum density requirements within the urban 

core area, in association with planning efforts for increased mobility through 

greater street connectivity and transit services.  This effort shall respect the 

Comprehensive Plan policy structure to limit density within vulnerable coastal 

areas. 

Objective 2.9.1 Strong Communities: Create and maintain communities which are 

characterized by their: 

- connection, integration, and compatibility with surrounding land uses, 

- community spaces and focal points, 

- protection of the natural environment, 

- connection and integration of pedestrian, bicycle, and vehicular systems, 

- usable open spaces, and public access to water features, 

- unifying design elements and features, 

- variety of housing stock, 

- pedestrian oriented structures, and pedestrian friendly design, 

- connection to recreational facilities, schools, adjacent neighborhoods, 

employment opportunities and commercial uses. 

Policy 2.9.1.1 Minimize the development of residential projects which create isolated 

neighborhoods. 

Implementation Mechanism: 
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a) County review and comment on proposed site design and layout at earliest 

possible review period. 

Policy 2.9.1.2 Promote the connection and integration of community pedestrian, bicycle, 

and vehicular systems to the larger county systems. (See also Obj. 3.3.3) 

Implementation Mechanism: 

a) County review and comment regarding connection to larger county 

systems.  

Policy 2.9.1.3 Provide vehicular access between neighborhoods, particularly (but not 

exclusively) when part of a planned unit development containing more than 

one neighborhood. 

Implementation Mechanism(s): 

a) County review and comment on proposed site design and layout. 

b) Appropriate revisions to the Land Development Code by the County. 

Policy 2.9.1.8  Encourage the design of residential projects providing continuous green 

space connecting neighborhoods  

Policies 2.9.1.9 Require where feasible, pedestrian and bicycle access to community 

spaces, schools, recreational facilities, adjacent neighborhoods, 

employment opportunities, professional and commercial uses. (See also Obj. 

3.3.3) 

Implementation Mechanism(s): 

a) County review of site design and coordination with the School Board. 

b) Appropriate revisions to the Land Development Code by the County. 

 

Land Use Operative Provisions 

b) Character Vision Graphic [Page 25, Paragraph 4]: 

As example, where areas are to be designated as future urban, urban standards should be applied 

to future development / redevelopment (e.g., roadway connectivity, reinforcement of the 

pedestrian accessibility, master storm water design, etc.) to preserve the integrity of the urban 

place. 

Guiding Principles – Mixed Uses [Page 27] 

4. Interconnected Circulation Network – An interconnected street system that prioritizes pedestrian 

and bicycle features and links neighborhoods to shopping areas, civic uses, parks and other 

recreational features. 

Guiding Principles – Mixed Use-Community (MU-C) [Page 33] 

v.  Interconnectivity – Neighborhoods shall be interconnected, each with well-defined 

neighborhood centers as the building blocks to define urban form and not isolated 

development pods dedicated to single uses. Residential neighborhoods shall be connected to 

employment centers, activity centers, retail centers and town centers so that shops and services 

are easily accessible, incorporating foot paths and sidewalks with adequate lighting and 

signage with distinct separation between pedestrians and traffic through the arrangement of 

buildings and parking lots to encourage residents and visitors to walk between places.  
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Manatee County Land Development Regulations 
1001.1.   Required Access. 

A. Intent. 

It is the intent of this section to provide for adequate access to lots for egress and ingress, emergency vehicle 

access, proper maintenance of streets, inspection, related governmental functions, and for the protection of public 
safety, health and welfare.  

B. Primary Access Requirements. 

Primary access to lots and developments shall be provided as follows. 

1. No building permit for a substantial improvement or for the establishment of a new single-family or multi-

family use shall be issued by the Building Official unless the lot has adequate access to one of the following:  

a. A street which has been constructed in conformance with the Manatee County Public Works Standards 

or is listed in the official and approved inventory of County-maintained streets, and which:  

i. Has been dedicated or conveyed by plat, deed, or other legal process and accepted as a public street by 

the State of Florida or Manatee County; or  

ii. Has become a public street by act of Florida law. 

b. A street not constructed to Manatee County Public Works Standards nor listed in the official and approved 
inventory of County-maintained streets, may be allowed as long as the following conditions are met:  

i. The applicant shall submit verifiable proof of ownership of the lot or property to the Department Director; and  

ii. The applicant shall submit an executed maintenance responsibility affidavit and agreement between the lot owner 
and the County for approval by the Department Director as provided in the Manatee County Public Works 

Standards. The affidavit and agreement shall be recorded with the Clerk of the Circuit Court. A copy of the recorded 
affidavit and agreement shall be on file with the Department Director.  

c. A private street which has been approved and constructed in compliance with the Manatee County Public Works 
Standards and recorded with the Clerk of the Circuit Court.  

2. Private Commercial Access. A private internal roadway utilizing cross-access easements with an adjacent parcel or 
parcels, which meets the commercial node frontage requirements stipulated in the Manatee County Comprehensive 

Plan. The private internal roadway shall be specifically identified and designated on a plan as an easement for vehicular 
travel of the public and the easement(s) shall be duly recorded with the Clerk of the Circuit Court.  

a. The joint use of the private internal roadway(s) shall be strictly limited to small and medium commercial 
subdivisions or individual commercial or industrial lots of record that can utilize the private internal roadway 

provision.  

b. Approved access shall be restricted to a site where the proposed use, though located on a parcel that is within the 

distance criteria of a small or medium commercial node, as defined in the Manatee County Comprehensive Plan, does 
not have frontage on a roadway classified as a collector or arterial shown on Map 5B of the Manatee County 

Comprehensive Plan. Each private internal roadway shall be specifically identified and designated on a plan as an 
easement for vehicular travel of the public, and the easement(s) shall be duly recorded with the Clerk of the Circuit 
Court.  

3. An ingress and egress easement, subject to the following: 

a. A recorded, non-exclusive ingress/egress, utility and drainage easement may provide the required access to a single-

family semi-detached lot which has been created by the split of an existing duplex, where only one (1) unit of the 
duplex faces the street, and therefore the rear unit did not have frontage on the street.  

b. Ingress/egress easement with a minimum width of twenty (20) feet may be used for access in the A, A-1, RSF, RDD, 
RMF and VIL zoning districts for access to one single family dwelling unit, or one existing, permitted, mobile home unit 
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in the A District, in lieu of public or approved private streets, see the Manatee County Public Works Standards 
Manual for additional requirements.  

c. Unmanned utility facilities shall be allowed access by easement in all zoning districts for occasional maintenance. The 
easement shall cross only one (1) lot, and shall be recorded in conjunction with any required administrative permit 

approval for the utility use. This shall not include communications towers covered in Section 531.36.  

C. Second Means of Access Required. 

All residential developments or parts of phases thereof, containing more than one hundred (100) residential dwelling 
units; and all professional, commercial, and manufacturing development, or parts of phases thereof, containing more 

than fifty (50) lots shall have a second separate means of access (street). Secondary access roads must meet the 
following standards:  

1. The second means of access (street) shall have access to a through street, either public or private, constructed to 
County standards, and other than that street on which the primary access is located.  

2. If a second means of access is not available to another street, another direct access street to the same primary 
access street is acceptable if the primary access street is a public bi-directional thoroughfare, and separated from the 

other access by a minimum of three hundred (300) feet. The three hundred (300) foot separation may be reduced 
subject to other design considerations addressing fire protection, public safety, traffic, storm water management and 

other Manatee County Public Works Standards.  

3. Where a specific design incorporates site security elements for a residential planned development; the Board and 
the Department Director may consider an alternative design for the construction of the secondary means of access, 

subject to the following:  

a. The alternative design shall incorporate specific security provisions to allow satisfactory ingress by emergency 

vehicles.  

b. The right-of-way design standards for width and radii shall be adhered to. 

c. The design shall retain the construction of appropriate utilities and drainage requirements. 

d. The security components shall include the construction of and maintenance criteria for security gates and signage, 

in addition to the road base and surface stability for emergency vehicles.  

e. The area above the ground surface shall remain free and unobstructed to allow ready access by emergency vehicles 

to the planned development.  

D. Cross Access Exception. 

1. Purpose. Required by the Comprehensive Plan for greater transportation mobility between adjacent properties 
impacting thoroughfares.  

2. Standard for Exception. Findings must be made addressing the following:  

a. No logical connection(s) can be established which would improve system mobility; or 

b. Compatibility concerns are created due to creation of undesirable travel routes. 

1001.4. Street Design Standards. 

D. Cul-de-Sacs, Dead End Streets and Stub Streets. 

4. Connection of new development to existing stub streets is required, unless waived by the Board of County 
Commissioners in conjunction with the approval of the plat, General Development Plan or Final Site Plan. Findings 

shall address the following:  

a. Public safety (e.g., fire, EMS, etc.) issues; 
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b. Pedestrian connectivity; 

c. Public or private street; and 

d. General traffic circulation and impacts of connecting or not connecting. 
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EXAMPLES FROM OTHER COMMUNITIES 
 

Orange County Land Development Regulations 
 

Sec. 34-173. - Continuation of existing street pattern. 

The proposed street layout shall be coordinated with the street system of the surrounding area. Streets in the 
proposed subdivision shall be connected to dedicated streets in adjacent areas where required to provide for proper 

traffic circulation. Street stubs to contiguous platted but unbuilt streets shall be provided when required to give 
access to such areas or to provide for proper future traffic circulation. Street stubs in excess of two hundred fifty 

(250) feet which provide lot access shall be provided with a temporary cul-de-sac turn around. The subdivision 
developer of the contiguous area shall pay the cost of restoring the street to its original design cross-section and 

extending the street.  

Sec. 34-177. - Intersection separation. 

(a) Proposed subdivisions which are anticipated to include intersections, driveway accesses and/or median openings 

within state maintained road rights-of-way shall be required to obtain the necessary permits from Florida Department 
of Transportation.  

(b) Intersections on a county maintained arterial or collector road shall be situated at least six hundred (600) feet 

apart only where no approved or existing development with an intersection on the subject arterial or collector road 
is located within one-half (½) mile of the new subdivision. The distance between median openings shall conform to 

this intersection separation requirement.  

Orange County Comprehensive Plan 
 

Transportation Element  
 

OBJ T3.2  Orange County shall require the local street, pedestrian and bicycle network to 
be designed to promote interconnectivity and to allow access to surrounding 

single-family residential, multi-family residential, non-residential and mixed land 
use. (Policies 2.1.1-r, 2.1.1.1-r, 2.1.1.4) 

 
T3.2.1  The County shall require developments to provide cross-access easements or public right-

of-way stubouts to adjacent parcels when such connections will improve connectivity and 

enhance access to surrounding land use. Provisions for future connections shall be provided 
in all directions, except where abutting land is undevelopable 

 
T2.5.10  Bicycle/ Pedestrian Network and Connectivity. MMTNs shall provide direct bicycle and 

pedestrian connections within and between residential areas and supporting community 
facilities and services, such as shopping areas, employment centers, transit stops, 

neighborhood parks, and schools. Bicycle lanes may be provided on new or reconstructed 
arterials and collector roadways within the MMTN in accordance with the FDOT guidelines 

or other standards determined appropriate by the County Engineer. 
 

Hillsborough County Land Development Regulations 
 

PART 6.02.00 - SUBDIVISION STANDARDS AND GUIDELINES 
 

Sec. 6.02.01. - Access 
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13. A proposed development shall provide multiple direct connections in its local street system to and between local 
destinations, such as parks, schools, and shopping, without requiring the use of arterial streets.  

14. Unless restricted by conditions of an approved Planned Development or existing development, each development 
shall incorporate and continue all collector or local streets stubbed to the boundary of the development plan by 

previously approved but unbuilt development.  

15. To ensure future street connections where a proposed development abuts unplatted land or a future 
development phase of the same development, street stubs shall be provided to provide access to all abutting 

properties or to logically extend the street system into the surrounding area.  

16. Streets within and contiguous to the subdivision shall be coordinated with other existing or planned streets within 
the general area as to location, widths, grades, and drainage. Such streets shall be aligned and coordinated with 

existing or planned streets in existing or future adjacent or contiguous to adjacent subdivisions. All streets, alleys, and 
pedestrian pathways in any subdivision or site plan shall connect to other streets and to existing and projected streets 

outside the proposed subdivision or other development.  

H. Emergency Access  

1. All single-family subdivisions of 10 lots or more, including those zoned Planned Development, submitted for 
preliminary plat review after October 1, 2007 shall be designed with alternative access ways from adjacent properties 

for emergency response vehicles in accordance with the requirements herein, except that:  

a. These requirements shall not apply to single-phase subdivisions where all lots are within 1,000 feet of existing 
improved roads, not including interstate highways; and,  

b. These requirements shall not apply to Planned Development-Specific districts approved on or before October 1, 
2007.  

2. Except where precluded by natural features or existing development on adjacent property, subdivisions with 100 

lots or more shall have at least one alternative access way on each principal side of the subdivision where there is no 
street access or street stubout. Except where precluded by natural features or existing development on adjacent 

property, subdivisions with less than 100 lots shall have at least one alternative access way on at least one side of the 
subdivision where there is no street access or street stubout.  

Hillsborough County Comprehensive Plan 

 
Transportation Element  

 
Trans Policy 1.1.16:  Within two years of the effective date of this policy, Hillsborough County shall define 

districts where multi-modal strategies will be used to improve mobility, focusing on areas 
where infill development or redevelopment is desired and roadways are deficient, 

constrained or not likely to be widened due to social or environmental factors. The county 
will implement multi-modal level of service standards in these districts, and create 
mechanisms for private sector participation in the provision of transit services, pedestrian, 

bicycle, and transit facilities, street connectivity, traffic calming, and other multi-modal 
transportation solutions, consistent with FDOT Quality Level of Service Handbook and 

Model Regulations and Plan Amendments for Multimodal Transportation Districts, and in 
consultation with FDOT regarding impacts to the Strategic Intermodal System. 

Livable Communities Element 
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Hillsborough County developed an optional element of their comprehensive plan that provides special area 
aspirational goals that largely focus on community character and urban design qualities unique to each area. All areas 

address connectivity as a high community priority.  

Pinellas County Land Development Regulations 

Sec. 170-198. - General access standards. 

(a) Direct egress from property adjacent to arterial and collector streets shall be prohibited when egress to a road of 

lesser designation is available. 

(b) If a property is located such that access can be provided to either an arterial or collector facility, access to the 
arterial facility shall be prohibited. 

(c) Direct access to individual one-family and two-family (duplex) dwellings shall be prohibited on arterial and 
collector streets, except those for which no other access can be conveniently provided. 

(d) Common access facilities on arterial and collector streets are encouraged when two or more contiguous sites are 

planned for commercial, office or industrial facilities (two access facilities maximum on property less than 200 feet 
frontage).  

Sec. 154-102. - Proposed street system. 

The proposed street shall recognize and extend the plan and profile of suitable existing streets, and shall make 

possible the future extension of streets into adjacent undeveloped land where feasible. Any subdivision with 50 or 
more lots shall have at least two accesses from a paved street. The proposed street system shall be so designed that 

the minimum floor elevation of all structures within the area of special flood hazards shall be at or above the level of 
the 100-year flood, as indicated on the official FEMA flood hazard boundary map and/or the county stormwater 

management plan, whichever is more stringent. Where no FEMA flood elevation has been established, the engineer of 
record shall establish a 100-year flood elevation and set finish floor elevations accordingly. All calculations used to 

establish a 100-year elevation must be signed and sealed by a state registered engineer and shall become part of the 
file of record. 

Pinellas County Comprehensive Plan 

 
1.1.17. Policy:  Pinellas County shall take a complete streets approach towards mobility and incorporate 

livable community requirements such as separated/buffered walkways (e.g., sidewalks, 
crosswalks) connecting pedestrian facilities existing within adjacent road rights-of-way to 

buildings proposed for construction. As an alternative to extending pedestrian facilities 
through parking areas, the Code shall allow for proposed buildings to be oriented toward 

pedestrian facilities in adjacent road rights-of-way.  
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