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 AGENDA ITEM 
ST. JOHNS COUNTY BOARD OF COUNTY COMMISSIONERS 

  
Deadline for Submission - Wednesday 9 a.m. – Thirteen Days Prior to BCC Meeting 

  March 18, 2014  

BCC MEETING DATE 
 

TO: Michael D. Wanchick, County Administrator DATE: February 19, 2014 

FROM: Suzanne Konchan, AICP, Growth Management Director PHONE: 209-0712 

SUBJECT OR TITLE: Transmittal Hearing – St. Johns County 2014 Comprehensive Plan Text 
Amendments

   Legal Review 

 BUSINESS ITEM  BONDS X PUBLIC HEARING  ORDINANCE      (PSS) 

 CONSENT AGENDA  APPOINTMENTS  BID AWARD  RESOLUTION    (   ) 

 WORKSHOP  REPORT  EX PARTE 
COMMUNICATIONS  

 
CONTRACT       (   ) 

       BONDS             (   ) 

BACKGROUND INFORMATION: (Attach additional pages if necessary) 
 

This is a transmittal hearing for a Comprehensive Plan Amendment amending the text of 
the Future Land Use Element of the Comprehensive Plan. The amendments can be 
generally categorized as changes made to: 

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Modify outdated timing standards; 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

 
The Planning and Zoning Agency is scheduled to make a recommendation on these 
amendments at the March 6, 2014 hearing. 
 
Please see the Growth Management Staff Report for project details.  

 

1. IS FUNDING REQUIRED?   YES X NO 2. IF YES, INDICATE IF BUDGETED  YES  NO 

IF FUNDING IS REQUIRED, MANDATORY OMB REVIEW IS REQUIRED   OMB REVIEW  (    ) 
INDICATE FUNDING SOURCE:   

SUGGESTED MOTION/RECOMMENDATION/ACTION: 
Motion to transmit the text amendments to the Future Land Use Element of the 
Comprehensive Plan to State and regional agencies for review, subject to findings of fact 1-3 to 
support the motion. 
Motion to not transmit the text amendments to the Future Land Use Element of the 
Comprehensive Plan to State and regional agencies for review, subject to findings of fact 1-3 to 
support the motion. 

Administration:   DL    Initials  
X FORWARDED TO BCC X SUPPORTING MATERIAL ATTACHED 
 
 



GROWTH MANAGEMENT 
DEPARTMENT REPORT 

Comprehensive Plan Text Amendments 

To: Board of County Commissioners 
Planning & Zoning Agency  

From: Suzanne Konchan, AICP, Growth Management Director 

Date: March 6, 2014 

Subject: Comprehensive Plan Text Amendments – Transmittal Hearing 

Hearing dates: Planning & Zoning Agency – March 6, 2014 
Board of County Commissioners – March 18, 2014 

The attached draft ordinance proposes modifications to the text of the Future Land Use 
Element of the Comprehensive Plan.  

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 attached redline document includes all proposed changes.  Staff notes that the 
majority of the changes are driven by state law changes.  As many of the remaining 
changes are self explanatory, the summary below is limited to only those changes that 
staff has identified as warranting further information.  

Proposed Modifications to the Future Land Use Element: 

A. Requirements to provide justification and/or financial studies for 
comprehensive plan amendments 

Policy A.1.2.5  justification for small scale amendments ( hose of <10 
acres) .  Policy A.2.1.1(h) addresses the requirement for 
comprehensive plan amendments in the Northwest Sector to submit market, 
economic and fiscal analysis studies.  This policy is proposed to be removed in 
its entirety. At the BCC workshop in June the BCC agreed that since these studies 
are no longer mandated by statute, the county would not mandate their 
submittal by applicants.  The County may determine such studies are required, 
and either request them from the applicant, or direct staff to provide the study.  



 
B. Mixed Use District Uses 

 
1. Policy A.1.9.3 is modified to clarify when a mixed use project is required and 

how uses are to be accounted for on wetland versus upland areas. 
2. Policies A.1.9.9 and A.1.11.1(k) add into the Mixed Use District Heavy 

Industrial, Solid Waste and Correctional Facilities and Agricultural uses. 
This brings the list of uses in this category in line with Policy A.1.9.1 which 
has consistently stated that the Mixed Use district may include all land uses 
provided in the Comprehensive Plan. 

 
C. Maximum Lot Coverage 
 

Policy A.1.11.3 includes Note 6 which provides maximum lot coverage limitations in 
Residential land uses.  The language as currently provided is confusing, and could 
be interpreted strictly to discourage planned unit developments that are clustering 
development to avoid wetlands and other resources.  The clarified language reflects 
the standard application of lot coverage to apply to the overall development, and 
sets a cap for individual lots not to exceed 65%. Staff notes that the 65% cap only 
applies in Residential land use categories, not in the Mixed Use category or other 
land uses where residential may be allowed.  Moreover, the County may determine 
a lesser coverage is appropriate for a given project based on site specific 
characteristics or compatibility concerns. 

 
D. Minor additions to Non-Conforming Structures 

 
Policy A.1.11.8 is proposed to allow expansion of exterior living areas such as 
patios, decks and balconies not to exceed 100 sq. ft. for non-conforming structures. 
There is a small percentage of businesses and homes that are non-conforming uses 
as to zoning or land use, or both.  This allowance provides for some relief for those 
structures to be modified.  
 

E. Northwest Sector  
 

1. Policy A.2.1.4(a) addresses the requirements for scenic edges in the 
Northwest Sector. Scenic edges are property boundaries along public roads. 
Currently this policy allows parcels located on State Road 13 or Race Track 
Road designated Community Commercial or lots of less than 500’ in depth 
to automatically qualify for a reduced 30’ edge.  Staff recommends that the 
commercial reduction be extended to any site commercially zoned or to a 
commercial component of a planned development.  Commercial sites are 
often challenged by inadequate site visibility and infrastructure 
accommodations, especially when a 75’ buffer is required between the 
closest developed portion of a site and the road.  Staff has examined many 
commercial corridors and regulations from the north and central Florida 
regions that have strong landscaping and aesthetic regulations and finds 
that the 30’ edge standard is well within the norm for even the most 
restrictive communities.  The protection of the visual quality of the roadways 
can be more than adequately mitigated within a 30’ wide area through 
landscaping and other design tools. 

2. Policy A.2.1.10(c)(5) discourages gated communities.  This policy appears to 
staff to be outdated and we recommend that it be removed. 

  



 
 
F. Vilano Town Center 

 
1. Changes to policies A.3.2.5 and A.3.2.6 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. 

2. Policy A.3.2.6(b) 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.   

 
 
STAFF RECOMMENDATION 
 
Staff recommends that the Planning and Zoning Agency recommend, and the Board of 
County Commissioners approve, transmittal of the attached changes to the St. Johns 
County Comprehensive Plan. 
 
Alternatively, the Planning and Zoning Agency may recommend of 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. 



PROPOSED FINDINGS OF FACT 
2014 Comprehensive Plan Text Amendments 

 
APPROVE DENY 

1.  
The proposed Comprehensive Plan 
Amendment was fully considered after 
public hearing pursuant to legal notice 
duly published as required by law. 

1. The proposed Comprehensive Plan 
Amendment was fully considered after 
public hearing pursuant to legal notice 
duly published as required by law. 

2.  
The proposed Comprehensive Plan 
Amendment is consistent with the St. 
Johns County Comprehensive Plan, 
Ordinance No. 2010-38, as amended, the 
Northeast Florida Strategic Regional 
Policy Plan, the Community Planning Act 
and Land Development Regulation Act 
(Chapter 163, Florida Statutes), subject to 
further assessment at the adoption 
hearing. 

 
2. The proposed Comprehensive Plan 

Amendment is not consistent with the St. 
Johns County Comprehensive Plan, 
Ordinance No. 2010-38, as amended, the 
Northeast Florida Strategic Regional 
Policy Plan, the Community Planning Act 
and Land Development Regulation Act 
(Chapter 163, Florida Statutes), subject to 
further assessment at the adoption 
hearing. 

3.  
The proposed Comprehensive Plan 
Amendment is consistent with applicable 
sections of the Land Development Code, 
subject to further assessment at the 
adoption hearing. 

 

 
3. The proposed Comprehensive Plan 

Amendment is consistent with applicable 
sections of the Land Development Code, 
subject to further assessment at the 
adoption hearing. 

 
 

 



ORDINANCE  NO.  2014 - __________

AN ORDINANCE OF THE COUNTY OF ST. JOHNS, 
STATE OF FLORIDA, AMENDING THE 2025
COMPREHENSIVE PLAN, ORDINANCE NO. 2010-38, AS 
AMENDED, TO AMEND THE GOALS, OBJECTIVES AND 
POLICIES; PROVIDING FOR FINDINGS OF FACT; 
FINDINGS OF CONSISTENCY; SEVERABILITY; AND AN 
EFFECTIVE DATE.

WHEREAS, Chapter 125 and 163, Florida Statutes, provide for the Board of County 
Commissioners to prepare, implement and enforce Comprehensive Plans and Land Development 
regulations for the control of development within the County;

WHEREAS, Section 163.3184 and 163.3187 Florida Statutes provide the process for the 
adoption of Comprehensive Plan amendments:

BE IT ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS OF ST. JOHNS 
COUNTY, FLORIDA:

SECTION 1. The St. Johns County Comprehensive Plan is amended to change, revise and add 
new Goals, Objectives and Policies as described and shown on the attached EXHIBIT A.

SECTION 2. The 2025 Comprehensive Plan amendment described in Section 1 are based upon 
the following Findings of Fact:

(a)  The amendment was fully considered after public hearing pursuant to legal notice 
duly published as required by Law.

(b) The amendment is consistent with the Northeast Florida Strategic Regional Policy 
Plan.

(c) The amendment is consistent with the applicable sections of the St. Johns County 
Comprehensive Plan and the Land Development Code.

SECTION 3. The remaining portions of the St. Johns County Comprehensive Plan, Ordinance 
No. 2010-38, as amended and the 2025 Future Land Use Map, as amended, which are not in 
conflict with the provisions of this ordinance, shall remain in full force and effect.

SECTION 4. Should any section, subsection, sentence, clause, phrase or portion of this 
ordinance be held invalid or unconstitutional by any court of competent jurisdiction, such 
portions shall be deemed a separate, distinct and independent provision and shall not affect the 
validity of the remaining portions.



SECTION 5. These amendments to the St. Johns County Comprehensive Plan shall be effective 
31 days after the state land planning agency notifies the local government that the plan 
amendment package is complete.  If timely, challenged, within 30 days after adoption, the 
amendment does not become effective until the state land planning agency or Administration 
Commission enters a final order determining the adopted amendment to be in compliance.

SECTION 6. This ordinance shall be recorded in a book of land use regulation ordinances kept 
and maintained by the Clerk of Court in accordance with Section 125.68, Florida Statutes.

PASSED AND ENACTED BY THE BOARD OF COUNTY COMMISSIONERS OF ST. 
JOHNS COUNTY, FLORIDA, THIS ______________ DAY OF ________________ 2014.

BOARD OF COUNTY COMMISSIONERS OF
ST. JOHNS COUNTY, FLORIDA 

BY: ____________________________________
John H. Morris, Chairman

ATTEST:   Cheryl Strickland, Clerk

BY: __________________________________
Deputy Clerk 

Effective Date: ___________________________


