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Comprehensive Plan Text Amendments 
 

 
 

To:   North Coastal Design Review Board 
  
 
From:   Suzanne Konchan, AICP, Growth Management Director 
    
Date:   April 23, 2014 
 
Subject:   Comprehensive Plan Text Amendments  
 
 
 
On March 18th the Board of County Commissioners transmitted a set of 
Comprehensive Plan text amendments to the Department of Economic Opportunity 
and various state agencies for their review. The amendments can be generally 
categorized as changes made to: 
 

• Reflect current state law; 
• Modify outdated timing standards; 
• Clarify policies or charts; and 
• Change policy to reflect current BCC goals.  

 
The components of the changes that are of direct interest to the North Coastal DRB 
pertain to the Vilano Town Center. Those changes are generally summarized below: 

 
Exchange of Units Program: Changes to policies A.3.2.5 and A.3.2.6 (page 99/100) 
propose to modify the program for the transfer of development rights (TDRs) in the 
Vilano Town Center.  As currently provided, TDRs are only available in exchange for 
preservation of historic structures.  The proposed changes would eliminate the TDR 
program, and replace it with an economic incentive program which allows the 
exchange of units from parcel to parcel within this area, as long as the total build out 
remains at or below the current theoretical build out of the Town Center, which is 186 
units. It is possible that companion land use code and/or development review manual 
changes will be needed to accommodate the program. No maximum density standards 
are set for any individual property that may receive exchanged units; however, height, 
setback, floor area ratio and impervious surface area maximums would set a practical 
limit of development unless variances are granted. 
 
Historic Incentives: Policy A.3.2.6(b) (page 100) is added to acknowledge several 
opportunities that the County offers to incentivize historic preservation, including 
Historic Preservation Ad Valorem Tax exemptions, the residential unit exchange 
option, and building code waivers.   

 



 
The only changes that affect Vilano that are proposing to be modified are 
shown below, with strike through and underline: 
 
 A.3.1.16 Multifamily residential uses, including apartments, town/row houses and 

condominiums shall be allowed throughout the TCMUD, above the ground floor 
retail. Buildings not required to have ground floor retail may be used as entirely 
residential. provided the ground floor, floor to ceiling height is at least 12 feet. 
Detached, single family housing shall is permitted within the TCMUD, but only in 
those areas designated for such use within the regulating plan.  

 
A.3.1.24 Outdoor retail sales adjacent to retail uses are allowed on sidewalks. Appropriate 

permits are required.  Outdoor markets may be allowed as provided in the Land 
Development Code in public and civic areas.  

 
 
A.3.2.5 To ensure the success of the Vilano Beach Town Center an evaluation will be 

completed at least every five years to determine the effectiveness of the 
mixture of uses constructed and proposed. If necessary, recommendations for 
revisions to the Regulating Plan will be developed and incorporated into the 
Land Development Code.  
An Economic Redevelopment Residential Units Exchange program shall 
allow exchange of residential unit rights between properties (sending and 
receiving properties) within the Vilano Beach Town Center Mixed Use 
District so long as the maximum residential units allowed in the Vilano 
Beach Town Center Mixed Use District is not exceeded.  The maximum 
residential units allowed in the Vilano Beach Town Center Mixed Use 
District are 186.  The exchange of residential units will result in a 
permanent reduction of original residential unit rights from the sending 
property. 

 
A.3.2.6     In an effort to promote the preservation of historic "landmark"   structures 

that establish the unique historic character and "sense of place" in the 
Vilano Beach Town Center, property owners may consider the following 
options: 
 
(a) A one-time only Transfer of Development Rights (TDR) option to 

preserve historic structures that are fifty years or older. This option is 
to allow a one-time only Transfer of Development Rights for the 
maximum residential density allowed within the Town Center to be 
transferred to other properties located within the Town Center 
(sending and receiving area) in exchange for preservation of the 
historic structure(s) in perpetuity, and as required by the Land 
Development Code. Other credits may be considered for preservation 
of historic building facades. 
Incentives for owners who restore and preserve a qualified historic 
structure on the property.  These incentives include: 

 
1. Increase in the Floor Area Ratio of the buildable property 
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from 0.80 to 1.5, excluding the floor area of the historic 
structure.  

 
2. Increase in the Impervious Surface Ration of the buildable 

property from 0.75 to 0.90, excluding the historic footprint. 
 

3. Elimination of parking requirements for 
Commercial/Retail/Office uses, if buildable property is 
under 30,000 square feet. 

 
4. A fifty percent (50%) reduction of parking requirements for  

Commercial/Retail/Office uses, if buildable property is 
over 30,000 square feet. 

 
(b) Additional opportunities supporting the preservation and 

restoration of qualified historic structures include Historic 
Preservation Ad Valorem Tax exemptions for a 10-year period, the 
Economic Redevelopment Residential Units Exchange Option, and 
potential building code waivers.    

 
A.3.2.7 Vendors may be allowed only at the Fishing Pier, Fishing Pier Pavilion and 

Beach Pavilion as a temporary use with appropriate permits. 
Vendors may be allowed pursuant to the Land Development Code. 

 
STAFF RECOMMENDATION 
 
Staff recommends that the North Coastal Design Review Board review and 
discuss the proposed changes, and recommend that the Board of County 
Commissioners approve adoption of the changes to the St. Johns County 
Comprehensive Plan. 
 
Alternatively, the North Coastal Design Review Board may recommend denial 
to the Board of County Commissioners for the proposed amendments to the 
Comprehensive Plan based on the finding that the modifications are not 
consistent with Florida Law and the St. Johns County Comprehensive Plan. 
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