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October 23, 2025 

 

Central City Rezoning – Senate Bill 180 Summary 

 

At the October 15, 2025, Planning and Zoning Board meeting, city staff 

presented a proposal to create three new zoning districts with an 

accompanying rezoning of 130.6 acres of land in the Central City Community 

Redevelopment Area. The rezoning initiative is the result of a multi-decade 

planning effort to encourage investment in the area and improve zoning and 

land use regulations. The proposed Central City mixed-use zoning districts were 

shaped through more than seven years of engagement with residents, property 

owners, businesses, and the Central City Redevelopment Advisory Board 

(CCRAB). Throughout this process, a variety of options were explored, and while 

not all participants agreed on a single path forward, the ongoing collaboration 

led to a proposal that balances multiple interests and aligns with the goals of the 

Central City Redevelopment Plan.  

 

During staff’s presentation the Planning and Zoning Board raised concerns 

regarding the implications of Senate Bill (SB) 180 in relation to the proposed text 

amendments and associated rezoning of commercial properties in the Central 

City Redevelopment Area. 

 

SB 180, which went into effect on July 1, 2025, portions of which significantly 

restrict municipalities in Florida, from adopting or enforcing “more restrictive or 

burdensome” land use and development regulations between August 1, 2024, 

and October 1, 2027, within disaster-affected areas listed in Federal Disaster 

Declarations for Hurricanes Debby, Helene, and Milton. Since federal disaster 

declarations for Hurricanes Debby Helene, and Milton covered most counties, 

the prohibition is widely interpreted as effectively applying statewide.   

 

Unfortunately, SB 180 language is broad and vague because it does not clearly 

define “more restrictive or burdensome”, which creates uncertainty for local 

governments. The City has joined in filing a lawsuit challenging the 

constitutionality of Senate Bill 180 but while the prohibition of the referenced 

local government actions ends on October 1, 2027, plaintiffs may be able to 

bring suits to challenge any actions taken in violation of the Act up to June 30, 

2028.  

 

During the meeting, staff and the Board discussed several options for moving 

forward with the proposed comprehensive zoning change for the area. The 

comprehensive zoning change requires two acts: 1. an amendment to the text 

of the ULDR to establish the new regulations and 2. an amendment to the zoning 

map to identify the locations where the new regulations will apply. Without the 

amendment to the zoning map no properties will be impacted by the new 

zoning district. The options considered included: 
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• Adopting the text amendments with a provision allowing property owners 

to voluntarily “opt-in” to rezone their properties; 

• Postponing action on the text amendments and associated rezonings until 

the prohibition in SB 180 expires on October 1, 2027; or 

• Approving the text amendment and rezoning, and adding a provision for 

property owners to “opt-out” of the application of the new rezoning to 

their property with the option to apply for prior zoning regulations 

administratively.  

The Planning and Zoning Board voted to defer the proposed text amendments and 

associated rezoning to the November 19, 2025, meeting to allow additional time for 

public understanding. 

 


