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AGENDA ITEM 

Planning & Zoning 

 Meeting 

 3/7/2024  

  MEETING DATE  

TO: Planning and Zoning Board Members DATE: February 26, 2024 

FROM: Saleena Randolph, Senior Planner PHONE: 904 209-0688 

SUBJECT OR TITLE: CPA(SS) 2023-08 Pine Island 

AGENDA TYPE: Business Item, Legislative, Recommendation, Report 

PRESENTER: Curtis Hart, Hart Resources LLC 

  

BACKGROUND INFORMATION:  

 
Request for a Small-Scale Comprehensive Plan Amendment to change the Future Land Use Map designation of approximately 
20.67 acres of land from Rural/Silviculture (R/S) to Mixed Use District (MD); specifically located at 9050, 9060, and 9080 US 
Hwy 1 North along with unaddressed parcels located on US Hwy 1 North and Old Dixie Highway. This request is a companion 
application to PUD 2023-17. 

SUGGESTED MOTION/RECOMMENDATION/ACTION:  

 
APPROVE:  Motion to recommend approval of CPA(SS) 2023-08 Pine Island based upon four (4) findings of fact as 
provided in the Staff Report. 
 
DENY:  Motion to recommend denial of CPA(SS) 2023-08 Pine Island based upon four (4) findings of fact as provided 
in the Staff Report. 

 



 

 

 

 

To:   Planning and Zoning Agency 

From:   Saleena Randolph, Senior Planner 

Date:   February 26, 2024 

Subject:  CPA(SS) 2023-08 Pine Island, a request for a Small Scale 
Comprehensive Plan Amendment to change the Future Land Use 
Map designation of approximately 20.67 acres of land from 
Rural/Silviculture (R/S) to Mixed Use District (MD); specifically 
located at 9050, 9060, and 9080 US Hwy 1 North along with 
unaddressed parcels located on US Hwy 1 North and Old Dixie 
Highway. This request is a companion application to PUD 2023-17. 

 
Applicants:  Curtis Hart, Hart Resources LLC 
 
Owners: Woodland Heights LLC  
 
Hearing Dates: Planning and Zoning Agency – March 7, 2024 
   Board of County Commissioners – April 16, 2024 

Commissioner  
District:   District 4 

 
 
SUGGESTED MOTION/ACTION 
 
APPROVE:  Motion to recommend approval of CPA(SS) 2023-08 Pine Island based upon 
four (4) findings of fact as provided in the Staff Report. 
 
DENY:  Motion to recommend denial of CPA(SS) 2023-08 Pine Island based upon four 
(4) findings of fact as provided in the Staff Report. 
 
 
 
 

Growth Management Department 
Planning Division Report 

Application for Small Scale Comprehensive Plan Amendment 
CPA(SS) 2023-08 Pine Island 
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MAP SERIES 
 
Location: The subject property is located on the east side of US Highway 1 North, just north of Pine Island 
Road and west of Old Dixie Highway.  

 
 
Aerial Imagery: The subject property is approximately 20.67 acres in size and appears to contain one mobile 
home and undeveloped residential land. Aerial imagery also shows what looks like outside storage of vehicles 
and/or a salvage yard. 
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Existing Future Land Use: The subject property is currently designated Rural/Silviculture (R/S) on the 
Future Land Use Map. Surrounding properties are designated Rural/Silviculture (R/S), Public, and New Town 
on the Future Land Use Map.  

 
 

Proposed Future Land Use: The applicant is proposing a Mixed-Use District (MD) Future Land Use 
designation.  
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Zoning District: The subject property is currently zoned Open Rural (OR) with a requested change to 
Planned Unit Development (PUD) via a companion Rezoning application (PUD 2023-17). Surrounding 
properties are zoned OR, Public Service (PS), Planned Unit Development (PUD) and Planned Rural 
Development (PRD). 

 
 
Flood Zone: The subject property is located within the flood zone designations of X and A.  
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APPLICATION SUMMARY 
This is a request to amend the Future Land Use Map (FLUM) designation from Rural/Silviculture (R/S) to 
Mixed-Use District (MD) for property located on US Hwy 1 North. The property contains approximately 
20.67 total acres. A companion PUD rezoning (PUD 2023-17) project was submitted with this Small-scale 
Comprehensive Plan Amendment.   
 
As provided within the narrative, the applicant is proposing a Mixed-Use development that will incorporate 
commercial, office, neighborhood, and residential uses in a manner that will promote diversity of residential 
and non-residential activities in one centralized area. The development will provide for pedestrian, bicycle, 
and vehicular systems providing interconnectivity and ensuring accessibility within and between the uses.  
 
Within the applicant’s narrative, they list the following public benefits with approval of this project: 

• Provides a development with commercial and residential uses to accommodate the continued growth 
in the Northeast portion of the County 

• Preservation of the majority of the wetlands and natural habitat located on site 
• Commitment to water conservation and use of native plants in landscaping 
• Commercial uses will generate jobs for local residents in the surrounding area 

 
Site Plan: 
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IMPACT REVIEW 
 

Transportation: 
The following assessment is a non-binding traffic impact analysis for Pine Island [CPA(SS) 2023-08] to assess 
for potential impact based solely upon the applicant's intent to develop within this application. As provided 
by the applicant in the companion PUD application (PUD 2023-17), the applicant intends to develop 202 
multi-family units and a maximum 50,000 square feet of commercial uses as shown on the proposed MDP 
Map. In accordance with the CPA (SS) application, the applicant seeks to change the existing 
Rural/Silviculture Future Land Use designation to Mixed Use future land use to allow for the development of 
a multi-family project along with commercial uses.  
 

The existing platted lots of record are exempt from concurrency pursuant to Section 11.08.04 of the Land 
Development Code (LDC). A modification of an exempt project is subject to review pursuant to Section 
11.08.06.A of the LDC to determine if project impacts to public facilities and services are being increased or 
the location or timing of impacts are being altered in a way that would impact any public facility not previously 
impacted. 
 

Residential: The proposed development will result in a reduction in trip generation by modification of an 
exempt project from 177 single family platted lots of record (1,706 daily trips; 170 pm peak hour trips) to 
202 mid-rise multi-family units (917 daily trips; 79 pm peak hour trips), a reduction of 789 daily trips and 
91 pm peak hour trips. Therefore, the proposed development will remain exempt from concurrency at the 
County, but will pay the road impact fee due at the time of permitting. This calculation does not include 
the existing lots of record where the non-residential development is proposed in the PUD. The change 
from single family to multi-family must be reviewed by the School District in the same manner to 
determine if there is an increase in student generation, which application is currently pending at the 
School District.  
 

Non-residential: The proposed non-residential development is exempt from concurrency pursuant to 
Section 11.00.05 of the Land Development Code. A detailed site access analysis is required at the time of 
construction plan review to determine appropriate access design and necessary access improvements to 
provide for safe and efficient access to the proposed development. 
 

Site Access: Site analysis is required prior to construction plan approval for review of the proposed 
driveway design, median opening, and turn lanes subject to FDOT permitting requirements for US 1 for 
both the residential and non-residential development. 

 

Water and Sewer: 
Central water and sewer utilities are provided by St. Johns County Utilities.  
 

Drainage and Stormwater Management: 
The project will comply with all applicable federal, state, regional and local permitting requirements. 
 

Solid Waste:  
The project will comply with all applicable federal, state, regional and local requirements. 
 

Parks and Recreation, Open Space, and Mass Transit: 
Within the PUD rezoning documents, the applicant proposes 2.46 acres of onsite open space, park, and 
recreation space.  
 

Schools: 
A school concurrency determination by the St. Johns County School District is required prior to issuance of a 
Final Certificate of Concurrency by the County.  
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Fire Services: 
ISO's Public Protection Classification (PPC) information plays an important part in the decisions many 
insurers make affecting the underwriting and pricing of property insurance. ISO analyzes the relevant data 
and assigns a PPC- grading from 1 (lowest risk) to 10 (highest risk). A higher ISO rating could mean higher 
homeowner insurance. This information is provided for the consideration of future homeowners. It is 
important to note, St. Johns County Fire Rescue does and will continue to respond to all properties within the 
County regardless of the ISO rating. 
 

As of August 2016, ISO applies the following classification to properties in St Johns County: 
• Class 3- property within 5 road miles of an existing fire rescue station and within 1000 feet of a 

creditable water supply such as a fire hydrant, suction point, or dry hydrant. 
• Class 3X- property within 5 road miles of an existing fire rescue station but beyond 1000 feet of a 

creditable water supply. 
• Class 10W- property beyond 5 road miles but less than 7 road miles from an existing fire rescue 

station, and has a creditable water source. 
• Class 10- property beyond 5 road miles of a recognized fire rescue station. 

 

Based on this project submitted, as well as the current primary fire station location at 220 Pine Island Rd and 
creditable water supply, ISO would assign a rating of Class 3. 
 
DEPARTMENTAL REVIEW 
The Planning and Zoning Division has routed this request to all appropriate reviewing departments. There 
are no open comments. 
 
Office of the County Attorney Review:  
All amendments to the St. Johns County comprehensive plan are legislative in nature. This is a policy-making 
decision to determine the future growth pattern of St. Johns County (i.e. is it appropriate to expand the 
development area boundary or to change the maximum theoretical growth in this area). A determination of 
consistency with the Comprehensive Plan and state law and approval or denial of the proposed amendment 
must not be arbitrary and capricious. Decisions on approval or denial of legislative land-use policy are 
determined on whether the decision is supported by evidence that is fairly debatable (i.e. whether reasonable 
minds may differ). This item is a legislative hearing, and therefore the Agency may take into account policy 
preferences expressed by persons with an interest in the amendment. The types of information, evidence, and 
documentation that the Agency may consider is broader than the competent substantial evidence of a quasi-
judicial hearing. 
 
Technical Division Review:  
All future site engineering, drainage and required infrastructure improvements will be reviewed pursuant to 
the established Development Review Process to ensure that the development has met all applicable local 
regulations and permitting requirements. No permits will be issued prior to compliance with all applicable 
regulations. 
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Transportation Planning Review: 
The following map displays deficient roadway segments within a 4-mile radius of the project boundaries. The 
proposed development is exempt from concurrency and is not required to pay proportionate share; however, 
the proposed development is required to pay road impact fees at the time of permitting for both residential 
and non-residential development. 
 

 
 
Planning and Zoning Division Review:  
The subject property is currently designated as Rural/Silviculture (R/S) and currently zoned Open Rural (OR). 
The applicant is requesting a Small-Scale Comprehensive Plan Amendment to change the Future Land Use 
Map designation of the subject property to Mixed-Use District (MD). The property contains approximately 
20.67 acres. The applicant has provided a companion request to change the zoning to a Planned Unit 
Development (PUD) to allow multi-family and commercial uses on the site (PUD 2023-17). The rezoning 
request will be contingent on an approved Future Land Use change from R/S to MD.  
 
The Comprehensive Plan contains several policies regarding Comprehensive Plan Amendments, including 
Policies A.1.2.5, A.1.2.7, and A.1.3.11. These policies state the following (provided in part): 
 

• Policy A.1.2.5: All Comprehensive Plan amendments shall provide justification for the need for the 
proposed amendment and demonstrate how the proposed amendment discourages urban sprawl and 
not adversely impact natural resources. In evaluating proposed amendments, the County shall 
consider each of the following:  
a) the extent to which the proposed amendment is contiguous to an existing Development Area that 

has developed in a manner providing a compact, contiguous development pattern with the 
proposed amendment;  

b) the extent to which population growth and development trends warrant an amendment, including 
an analysis of vested and approved but unbuilt development;  

c) the extent to which adequate infrastructure to accommodate the proposed amendment exists or is 
programmed and funded through an adopted Capital Improvement Schedule, such as the County 
Capital Improvement Program, the Florida Department of Transportation Five-Year Work 
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Program, the North Florida Transportation Planning Organization (TPO) Transportation 
Improvement Program, or will be privately financed through a binding executed agreement, or 
will otherwise be provided at the time of development impacts as required by law;  

d) the extent to which the amendment will result in an efficient use of public funds needed for the 
provision of new infrastructure and services related to it;  

e) the extent to which the amendment will not result in a sprawl development pattern as determined 
by Chapter 163, Florida Statutes, and will not discourage infilling of more appropriate areas 
available for development within existing Development Area Boundaries; and  

f) the extent to which the amendment will result in a sustainable development pattern through a 
balance of land uses that is internally interrelated; demonstrates an efficient use of land; ensures 
compatible development adjacent to agriculture lands; protects environmental qualities and 
characteristics; provides interconnectivity of roadways; supports the use of non-automobile modes 
of transportation; and appropriately addresses the infrastructure needs of the community.  

g) the extent to which the amendment results in positive market, economic and fiscal benefits of the 
area as demonstrated through a market demand analysis, economic impact analysis, and fiscal 
impact analysis. 

 

• Policy A.1.2.7: The County shall encourage urban and suburban growth within the development areas 
where public facilities and services exist. Development Areas are those areas designated on the Future 
Land Use Map, which depict the overall future growth pattern of the County. Areas designated R/S 
and A-I are not Development Areas. Comprehensive Plan amendments to add development areas shall 
be discouraged unless the applicant demonstrates the amendment provides economic development, 
job creation, preservation of the natural environment, or other public benefit. 

 

• Policy A.1.3.11: When a Comprehensive Plan amendment, rezoning or development application is 
considered, the County shall ensure compatibility of adjacent and surrounding land uses. Land uses, 
include but are not limited to permitted uses, structures, and activities allowed within the land use 
category or implementing zoning district. Compatibility means a condition in which land uses can 
co-exist in relative proximity to each other in a stable fashion over time such that no use is unduly 
negatively impacted directly or indirectly by another use. Compatibility does not mean “the same as”. 
Compatibility refers to the sensitivity of development proposals in maintaining the character of 
existing development and environments. The compatibility of land uses is dependent on numerous 
characteristics which may impact adjacent or surrounding uses… In order to ensure compatibility with 
a Comprehensive Plan amendment, the County may require the submittal of a companion rezoning 
application, such as a PUD, Special Use request or other application showing development of the 
property. 
 

The Comprehensive Plan contains policies directed towards Rural/Silviculture (R/S), including A.1.6.1 and 
A.1.6.3. These policies state the following (provided in part):  

 

• Policy A.1.6.1: The County shall maintain the Rural/Silviculture (R/S) as depicted on the Future Land 
Use Map. Unless determined an Exempt Parcel the minimum lot size for residential development 
within the R/S designation is 40 acres. This Policy shall not be construed to prevent amendments of 
the Future Land Use Map to re-designate lands presently classified as R/S pursuant to the 
requirements of this Plan and applicable law. 
 

• Policy A.1.6.3: Parcels of land designated as R/S on the Future Land Use Map recorded as of September 
14, 1990 that do not meet the acreage requirement for R/S shall be considered Exempt Parcels. Each 
Exempt Parcel shall be permitted one dwelling unit.  
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The Comprehensive Plan contains policies regarding Mixed-Use Development, including Policies A.1.9.1, 
A.1.9.2, A.1.9.4, and A.1.9.7. These policies state the following (provided in part): 
 

• Policy A.1.9.1: The Mixed-Use Districts are intended to provide for areas that have a mixture of land 
uses, including commercial, light industrial, office, and low, medium, and high-density residential 
development, and are supported by urban services (e.g. central water and sewer). 

 

• Policy A.1.9.2: Mixed Use Districts are not intended to provide for linear strip commercial development, 
but rather to incorporate commercial, light industrial, office, and residential uses in a manner that 
promotes a diversity of residential and non-residential activities in a concentrated area. It is intended 
that the highest land use intensities occur at the center of the Mixed-Use Districts with decreasing 
intensity of uses proceeding outward toward the adjacent land use designations. When not appropriate, 
development of the Mixed-Use District shall ensure compatibility with the adjacent properties. 
Adequate buffering can be shown to alleviate incompatibilities and protect existing community 
character.  

 

• Policy A.1.9.4: All new development within Mixed Use Districts on parcels equal to or greater than ten 
(10) acres in size shall be required to apply for development approval under the provisions of the Planned 
Development land development regulations.  

 

• Policy A.1.9.7: Enhanced buffers may be required at the periphery of developments within Mixed Use 
Districts to provide for compatibility with adjacent uses and shall be determined during the review of 
proposed developments.  

 
Figure 1 provides a comparison of permitted use categories within the current and proposed Future Land Use 
Map designations. 

Figure 1: FLUM Designation Allowed Use Categories 

Permitted Uses 
Mixed Use District (MD) 

(proposed) 
Rural/Silviculture (R/S) 

(current) 
Residential X * X 
Agricultural X ** X 
Cultural/Institutional X X 
Neighborhood Business and Commercial X  
General Business and Commercial X  
High Intensity Commercial X  
Highway Commercial X  
Light Industrial X  
Heavy Industrial  X ***  
Office and Professional X  
Mining and Extraction  X 
Outdoor/Passive  X 
Neighborhood Public Service X X 
Solid Waste and Correctional Facilities X **** X 
General Public Service X  
Regional Business and Commercial X  
Regional Cultural and Entertainment X  

*Up to 13 units per acre 
**When not incompatible with the surrounding area 
***Subject to Policy A.1.9.8 
****When not incompatible and subject to Policy A.1.9.9 
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Figures 2 and 3 provide a compatibility analysis and map of adjacent lands. The subject property is surrounded 
by existing residential sites, undeveloped residential sites, the south end of Nocatee, and the County Transfer 
Station.   

Figure 2: Compatibility Analysis 
 

Criteria Subject Property North East South 
West across 
US Hwy 1 N  

Current / 
Proposed 

FLUM 

Currently: R/S 
Proposed: Mixed Use 

District 
New Town R/S R/S Public 

Current / 
Proposed 

Zoning 

Currently: OR 
Proposed: companion: 

PUD 2023-17 Pine 
Island PUD 

Nocatee PUD 
(Ord 2002-46, as 

amended) 
OR OR Public Service 

Current / 
Proposed 

Use 

Proposed Mixed Use 
site to include 

Commercial and Multi-
family Apartments 

Approved 
Commercial, 

Single Family, 
and Multi-family 

development 
with a Town 

Center, Villages, 
and 

Neighborhoods 

Various sized lots 
of record adjacent 
to Old Dixie Hwy; 

Single Family, 
Mobile Homes, 

clear/undeveloped 
land  

Various sized 
lots of record; 
Mobile Homes 

and 
undeveloped 
land; some 

owned by DOT 
and State of 

Florida 

SJC Stratton 
Road 

Transfer 
Station – 

Solid Waste 
Facility 

Density 
Proposed:  

13 du per acre  

Various densities 
from 3-8 units 
per net acre in 

residential areas 
of New Town 

Various sized lots 
Various sized 

lots 
N/A  

 
Figure 3: Compatibility Map 

 

 



 
 
Page 12  CPA(SS) 2023-08 Pine Island 
 
 
The applicant is asking for a Mixed-Use District designation which would allow 13 dwelling units per acre. 
The applicant’s proposal is for 202 multi-family apartments and 50,000 square feet of non-residential 
development on a total of approximately 20 acres (15.58 net acres). The proposed density of the site calculates 
to 13 dwelling units per net acre of the entire subject property. Review by staff found that the subject site is 
part of an existing residential plat; Woodland Heights was platted in 1925 and can be found in Map Book 3 
Page 78. It appears the subject site contains approximately 205 platted residential lots and several other partial 
lots along with platted Rights of Way.  
 
Based on the provided application materials, the applicant intends to create a mixed-use site with both 
residential and commercial uses. The northeastern portion of the property is proposed for the multi-family 
residential units while the portion closest to US Highway 1 North is proposed for the commercial development. 
As provided within the application, the commercial uses allowed would be those under the Neighborhood 
Business/Commercial, General Business/Commercial, plus Office and Professional Services. The current 
FLUM designation of R/S would not permit the proposed types of uses; therefore, the applicant is requesting 
to change the FLUM to Mixed-Use. Based on the companion PUD project (PUD 2023-17), the applicant 
proposes 50,000 square feet of non-residential development on a total of approximately 20 acres (15.58 net 
acres). There is no Text Amendment submitted with this CPA(SS) project to limit the amount of square 
footage of commercial use, but with the companion PUD Text and Map, the site would be limited through the 
allowed zoning.  
 
The proposed commercial, office, and residential uses are consistent with the MD land use designation. 
Properties in the immediate area are both residential and commercial. Access to the property is one access 
directly off of US Hwy 1 North.  
 
CORRESPONDENCE/PHONE CALLS 
As of the writing of this staff report, Staff has received no correspondence regarding this request.  
 
ACTION 
Staff offers four (4) findings of fact to support a motion to recommend approval or four (4) findings of fact to 
recommend denial. These findings are subject to change during the public hearing process. 
 
ATTACHMENTS 

1. Recorded Documents Section 
2. Application and Supporting Documents 

 
 



 
PROPOSED FINDINGS OF FACT  
CPA(SS) 2023-08 Pine Island PUD  

 
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). 

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). 

3. The proposed Comprehensive Plan 
Amendment is procedurally 
consistent with Part 9.05.00 of the 
Land Development Code. 

3. The proposed Comprehensive Plan 
Amendment is not procedurally 
consistent with Part 9.05.00 of the 
Land Development Code. 

4. The amendment is consistent with the 
Goals, Objectives, and Policies of the 
St. Johns County Comprehensive Plan, 
including Policies A.1.2.5, A.1.2.7, 
A.1.3.11, A.1.15.2, and with other 
provisions provided during the 
hearing. 

4. The amendment is not consistent with 
the Goals, Objectives, and Policies 
of the St. Johns County 
Comprehensive Plan, including 
Policies A.1.2.5, A.1.2.7, A.1.3.11, 
A.1.15.2, and with other provisions 
provided during the hearing. 

 
 



 

 

 

 

 

 

ATTACHMENT 1 

RECORDED DOCUMENTS SECTION 

 

 

 

 



BEGIN DOCUMENTS 

TO BE RECORDED



ORDINANCE NO.  2024 -     
 

AN ORDINANCE OF THE COUNTY OF ST. JOHNS, STATE OF 
FLORIDA, AMENDING THE 2025 COMPREHENSIVE PLAN, 
ORDINANCE NO. 2010-38, AS AMENDED, TO CHANGE THE 
FUTURE LAND USE MAP DESIGNATION FROM RURAL 
SILVICULTURE (R/S) TO MIXED USE DISTRICT (MD), FOR 
APPROXIMATELY 20.67 ACRES OF LAND LOCATED AT 
9050, 9060, AND 9080 US HWY 1 NORTH ALONG WITH 
UNADRESSED PARCELS LOCATED ON US HWY 1 NORTH 
AND OLD DIXIE HWY; 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; and, 
 
NOW THEREFORE 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 the Future Land Map 
designation from Rural/Silviculture (R/S) to Mixed-Use District (MD), for approximately 20.67 acres of 
land as described and shown on the attached EXHIBITS A and B. 

 
SECTION 2. The 2025 Comprehensive Plan amendment described in Section 1 is 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. 

 
(d) The amendment is consistent with the Goals, Objectives, and Policies of the St. Johns County 

Comprehensive Plan, including Policies A.1.2.5, A.1.2.7, A.1.3.11, A.1.15.2, and with other 
provisions provided during the hearing.  

 
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. It is the intent of the St. Johns County Board of County Commissioners that scriveners and 
typographic errors which do not change the tone or tenor of this Ordinance may be corrected during 
codification and may be authorized by the County Administrator or designee, without public hearing, by 
filing a corrected or recodified copy of the same with the Clerk of the Board. 
 
SECTION 6. Small scale development amendments may not become effective until 31 days after adoption. 
If challenged within 30 days after adoption, small-scale development amendments may not become effective 
until the state land planning agency or the Administration Commission, respectively, issues a final order 
determining that the adopted small-scale development amendment is in compliance. No development orders, 
development permits, or development dependent on this amendment may be issued or commence before it 
has become effective.  

 
SECTION 7. 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 ________ 2024. 

 
 
BOARD OF COUNTY COMMISSIONERS OF 
ST. JOHNS COUNTY, FLORIDA 

 
 
BY:    

Sarah Arnold, Chair 
 
 
ATTEST:  Brandon J. Patty, Clerk of the Circuit Court & Comptroller 

 

BY:    
Deputy Clerk 

 
 

Effective Date:    



 

 

 

  



BLOCK D, 2, 3, 16, 17, 18, 19, 21, 22, AND 23 WOODLAND HEIGHTS, ACCORDING TO 

THE MAP OR PLAT THEREOF, AS RECORDED IN MAP BOOK 3, PAGE 78, OF THE 

PUBLIC RECORDS OF ST. JOHNS COUNTY, FLORIDA, LYING NORTHEASTERLY OF 

U.S. HIGHWAY NO. 1 (A VARIABLE WIDTH RIGHT OF WAY AS NOW ESTABLISHED). 

TOGETHER WITH: 

LOTS 21 THROUGH 28, BLOCK 20, WOODLAND HEIGHTS, ACCORDING TO THE MAP 

OR PLAT THEREOF, AS RECORDED IN MAP BOOK 3, PAGE 78, OF THE PUBLIC 

RECORDS OF ST. JOHNS COUNTY, FLORIDA. 

TOGETHER WITH: 

LOTS 1 THROUGH 4 AND LOTS 41 THROUGH 44, BLOCK E, WOODLAND HEIGHTS, 

ACCORDING TO THE MAP OR PLAT THEREOF, AS RECORDED IN MAP BOOK 3, 

PAGE 78, OF THE PUBLIC RECORDS OF ST. JOHNS COUNTY, FLORIDA. 

TOGETHER WITH: 

THOSE PORTIONS OF UN-OPENED PLATTED RIGHT OF WAYS LYING ADJACENT TO 

SAID BLOCKS. 

LESS AND EXCEPT: 

LOTS 22 THROUGH 27, BLOCK 21, WOODLAND HEIGHTS, AS RECORDED IN MAP 

BOOK 3, PAGE 78, PUBLIC RECORDS OF SAINT JOHNS COUNTY, FLORIDA 

LESS AND EXCEPT: 

CORAL RIDGE AT NOCATEE PHASE 2, AS RECORDED ON THE PLAT THEREOF IN 

MAP BOOK 121, PAGE 14 THROUGH 33 OF THE PUBLIC RECORDS OF DUVAL 

COUNTY, FLORIDA. 

LESS AND EXCEPT: 

A 30' RIGHT OF WAY FOR A DRAINAGE DITCH AS SHOWN ON FLORIDA STATE 

ROAD RIGHT OF WAY MAP FOR STATE ROAD NO. 5 SECTION NO. 78020, OLD 

PROJECT NO. 7802-(110) 275 BEING A PORTION OF LOUISE AVENUE AND BLOCK D, 

WOODLAND HEIGHTS, ACCORDING TO THE MAP OR PLAT THEREOF, AS 

RECORDED IN MAP BOOK 3, PAGE 78, OF THE PUBLIC RECORDS OF ST. JOHNS 

COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

COMMENCE AT THE INTERSECTION OF THE SOUTHERLY LINE OF CORAL RIDGE 

AT NOCATEE PHASE 2, AS RECORDED ON THE PLAT THEREOF IN MAP BOOK 121, 

PAGES 14 THROUGH 33 AND THE NORTHEASTERLY RIGHT OF WAY LINE OF U.S. 

HIGHWAY NO. 1 (A VARIABLE WIDTH RIGHT OF WAY AS NOW ESTABLISHED); 

EXHIBIT B  -  Legal Description



THENCE S37°49'39"E, ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE, A 

DISTANCE OF 301.96 FEET TO THE POINT OF BEGINNING; THENCE S37°49'39"E, 

CONTINUING ALONG SAID NORTHEASTERLY RIGHT OF WAY LINE, A DISTANCE 

OF 30.01 FEET; THENCE N53°20'21"E, DEPARTING SAID NORTHEASTERLY RIGHT OF 

WAY LINE, A DISTANCE OF 206.68 FEET; THENCE N36°39'39"W, A DISTANCE OF 

30.00 FEET; THENCE S53°20'21"W, A DISTANCE OF 207.29 FEET TO SAID 

NORTHEASTERLY RIGHT OF WAY LINE AND THE POINT OF BEGINNING. 

 

CONTAINING 0.14 ACRES, MORE OR LESS. 

 
 



END DOCUMENTS 
TO BE RECORDED



ATTACHMENT 2 

APPLICATION AND SUPPORTING 

DOCUMENTS 
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PINE ISLAND 

COMPREHENSIVE PLAN AMENDMENT 

 

PROJECT OVERVIEW, DEVELOPMENT SUMMARY, JUSTIFICATION STATEMENT AND 

CONSISTENCY ANAYLSIS 

 

Project Overview/Development Summary 

 Woodland Heights, LLC (the “Applicant”) has proposed to amend the Comprehensive Plan for 

20.67 acres of land located at U.S. Highway-1 between Hilden Road and Pine Island Road (the 

“Property”). The Property is owned by Woodland Heights, LLC and the current use of the property is 

residential, vacant, and some parcels currently have a utility contracting company and landscape 

company. The location of the Property is depicted on the Future Landuse Map as included in the 

application. The Property is compiled of 19 parcels. The St. Johns County Parcel Identification Numbers 

are listed below; 

Parcel 1  070860-0001  0.73 acre 

Parcel 2  070810-0001  2.05 acres 

Parcel 3  070840-0000  0.14 acre 

Parcel 4  070850-0001  0.21 acre 

Parcel 5  070830-0001  0.76 acre 

Parcel 6  070800-0001  0.99 acre 

Parcel 7  070580-0010  0.55 acre 

Parcel 8  070870-0360  0.34 acre 

Parcel 9  070890-0001  0.05 acre 

Parcel 10 070880-0001  0.03 acre 

Parcel 11 070730-0001  1.50 acres*  

Parcel 12 070760-0001  1.33 acres*  

Parcel 13 070770-0001  2.75 acres 

Parcel 14 070780-0001  2.75 acres 

Parcel 15 070790-0210  0.55 acre 

Parcel 16 070570-0001  0.23 acre*  

Parcel 17 070630-0001  0.83 acres*  

Parcel 18 070620-0001  0.64 acres*  

Parcel 19 Platted ROWs   4.24 acres** 

 

TOTAL    20.67 acres 

 

*a portion of this block only  

**existing platted right-of-way (to be vacated) 

 

The Property is located on U.S. Highway-1 and is adjacent to New Town. The Applicant has filed 

a rezoning to Planned Unit Development (PUD) of this Property in conjunction with the Comprehensive 

Plan Amendment. 

 The existing Future Land Use Map (“FLUM”) designation of the Property is Rural/Silviculture 

(“R/S”). The Applicant is requesting a FLUM amendment to change the designation of the Property to 

Mixed-Use District (Md). The Property is surrounded by New Town to the North and East, 
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Rural/Silviculture to the South and Rural/Silviculture owned by St. John River Water Management 

(SJRWM) to the West.   

 The existing Zoning designation of the Property is Open Rural (“OR”). The Applicant is 

requesting a Zoning change to PUD. The Property is surrounded by PUD to the North and East, OR and 

PRD to the South, and OR across U.S. Highway-1 to the West. 

 The Applicant is proposing to develop a mix of commercial and residential uses. The proposed 

PUD is planned to consist of up to 50,000 square feet of commercial uses and 202 multi-family units to 

be completed in two phases as depicted on the Conceptual Site Plan (“Site Plan”). The Property consists 

of 20.67 acres of which 7.33 acres are wetlands. Most of the wetlands will be preserved with only 2.25 

acres being impacted.  

 

Project Benefits 

 The property is surrounded by existing and future planned residential developments (Nocatee).  

The Project is planned to connect to U.S. Highway-1, a four-lane divided roadway designated as a 

Principal Arterial. Additionally, there is a future connection between this project and Old Dixie Highway 

which is designated as a County Local Road. This property will allow infill development in an area where 

the community continues to grow. With the existing and approved adjacent residential developments and 

infrastructure, the Project is compatible with the area and does not constitute urban sprawl.  

St. Johns County Fire Station 15 (Pine Island) is located less than one (1) mile from the site. 

Water and sewer are currently available and will be provided by St Johns Utility. The Applicant will 

connect to existing utility lines to provide water and sewer service to the Property. 

The Property has been designed to minimize impacts to the wetlands and endangered or 

threatened species. The Applicant will preserve the majority of wetlands, only impacting 2.25 acres of 

wetlands. 

The proposed Mix Use development will incorporate commercial, office, neighborhood, and 

residential uses in a manner that promotes diversity of residential and non-residential activities in one 

centralized area. The development will provide for pedestrian, bicycle, and vehicular systems providing 

interconnectivity and ensuring accessibility within and between the uses.  

 

A list of the project’s public benefits includes: 

1. Provides a development with commercial and residential uses to accommodate the continued 

growth in the Northeast portion of St. Johns County. 

2. Preservation of the majority of the wetlands and natural habitat located on site. 

3. Commitment to water conservation and use of native plants in project landscaping. 

4. Commercial uses will generate jobs for local residents in the surrounding area.  

 

Project Justification – Comprehensive Plan Amendment Application Question 1 

 The Property is in an area of continued growth and development with the surrounding 

neighborhoods of Nocatee. This area has seen exponential growth and is no longer Rural or Silviculture in 
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nature. Allowing the Comprehensive Plan Amendment to change from Rural/Silviculture to Mix-Use 

District would be compatible and complimentary to the surrounding properties. This would also allow 

additional housing options in the area outside of Nocatee for those future residents who do not wish to 

reside in a Master Planned Community and can take advantage of the future commercial uses in an 

interconnected community with easy access to an arterial roadway and quick access to major roadways 

and interstates.  

 The proposed FLUM amendment to Mixed-Use District is consistent and compatible with the 

land uses and FLUM designations of surrounding properties and the vision of the St. Johns County 

Comprehensive Plan. Since there is existing development surrounding this Property, allowing this FLUM 

amendment to Mixed-Use District will not result in incompatible land uses or densities. Therefore, the 

project meets the requirements of Comprehensive Plan, including Policies A.1.3.11.  

 

Comprehensive Plan Amendment Application Question 2 

The following sections reference Goals, Polices and Objectives of the St. Johns County 2025 

Comprehensive Plan, the Strategic Regional Policy Plan and the State Comprehensive Plan (the “Plans”). 

Only those goals, policies and objectives that the Applicant believes are relevant to the proposed 

Comprehensive Plan Amendment have been addressed. The goals, policies and objectives are identified 

in bold-face type and the Applicant has provided responsive information in italics below as a justification 

for the amendment and to evidence its consistency with the Plans.    

A. FUTURE LAND USE ELEMENT 

Goal A.1 

 

To effectively manage growth and development by designating areas of anticipated future 

development which satisfy demand where feasible, in a cost-efficient and environmentally 

acceptable manner. Encourage and accommodate land uses which make St. Johns County a 

viable community. Create a sound economic base and offer diverse opportunities for a wide 

variety of living, working, shopping, and leisure activities, while minimizing adverse impact 

on the natural environment.   

 

Objective A.1.2 Control of Urban Sprawl 

 

The County shall control urban sprawl, characterized by leapfrog development, strip 

development, and low density residential over a large area. 

 

The Property is located adjacent to an existing Development Area (New Town) and a 

neighborhood currently under construction called Coral Ridge. This project would be a natural 

extension of development and would not constitute leapfrog development. The proposed 

development will allow for a mixed-use development that interconnects commercial uses and 

integrate residential uses and will not contain strip development. Although the uses are 

compatible and a natural progression of development, the project will provide buffers between 

the adjacent uses. 
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Policy A.1.2.1 The County shall only issue development orders or development permits 

consistent with the provisions of the County Concurrency Management System, as provided 

in the Land Development Code. 

 

The Applicant will comply with applicable provisions of Section 163.3180, Florida Statutes, and 

the County’s Concurrency Management System, as provided in the Code. 

 

Policy A.1.2.2 The County shall promote infill residential development, within the 

Development Areas as depicted on the Future Land Use Map, near existing facilities by 

offering a Variable Density Factor for residential developments that are served by central 

water and central sewer consistent with the Variable Density Factors established through 

Policy A1.11.1. 

 

This Property is an infill property with access to central water and central service which allows 

the Applicant to apply for Mixed-Use District FLUM designation. 

 

Policy A.1.2.5 All Comprehensive Plan amendments shall provide justification for the need 

for the proposed amendment and demonstrate how the proposed amendment discourages 

urban sprawl and not adversely impact natural resources. In evaluating proposed 

amendments, the County shall consider each of the following:  

 

(a) the extent to which the proposed amendment is contiguous to an existing Development 

Area which has developed in a manner providing a compact, contiguous development 

pattern with the proposed amendment;  

 

The Property is located adjacent to an existing Development Area (New Town) and a 

neighborhood currently under construction called Coral Ridge. This development is an infill 

development on aggregate of  small parcels of land that is contiguous to the surrounding 

development and is a logical progression for development. The Property is surrounded by 

existing or approved developments, including large developments such as Nocatee and other 

commercial and public uses. This development will provide a land use that is consistent with 

surrounding area. 

(b) the extent to which population growth and development trends warrant an amendment, 

including an analysis of vested and approved but unbuilt development;  

 

Please see Project Benefits/Justification on page 2. This development is in an area that has 

seen significant growth the past several years. This development will provide additional 

housing opportunities to the area in which there has been significant growth in population as 

well as provide interconnectivity to commercial uses within the same development.  

 

(c) the extent to which adequate infrastructure to accommodate the proposed amendment 

exists, or is programmed and funded through an adopted Capital Improvement 

Schedule, such as the County Capital Improvement Program, the Florida Department 

of Transportation Five-Year Work Program, the North Florida Transportation 

Planning Organization (TPO) 2025 COMPREHENSIVE PLAN Land Use Page 3 

Transportation Improvement Program, or will be privately financed through a binding 
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executed agreement, or will otherwise be provided at the time of development impacts 

as required by law;  

 

The Applicant will build and design the project according the rules and regulations of the 

Land Development Code. The project will be served by central water, and sewer, as well as 

electric services to be provided by St. Johns Utilities. Any impacts of traffic produced by 

these project will be mitigated for through the County’s Concurrency Management System. A 

trip generation analysis was conducted and provided to staff. The analysis shows that the 

proposed 202 multi-family units will generate less trips than the 177 single-family platted lots 

of record. 

 

(d) the extent to which the amendment will result in an efficient use of public funds needed 

for the provision of new infrastructure and services related to it;  

The Applicant will provide for the infrastructure needed to accommodate the development 

and will pay for the extension of water and sewer services to the Property if needed. 

(e) the extent to which the amendment will not result in a sprawl development pattern as 

determined by Chapter 163, Florida Statutes, and will not discourage infilling of more 

appropriate areas available for development within existing Development Area 

Boundaries; and 

This amendment does not result in a sprawl development pattern. This amendment is 

consistent and compatible with the surrounding area. 

(f) the extent to which the amendment will result in a sustainable development pattern 

through a balance of land uses that is internally interrelated; demonstrates an efficient 

use of land; ensures compatible development adjacent to agriculture lands; protects 

environmental qualities and characteristics; provides interconnectivity of roadways; 

supports the use of non-automobile modes of transportation; and appropriately 

addresses the infrastructure needs of the community.  

 

This development is contiguous and adjacent to Development areas and will be compatible 

and consistent with the surrounding neighborhoods. Additionally, the Property is preserving 

most of the wetlands so both uses can enjoy the natural aesthetics. 

   

Policy A.1.2.6 The extension or expansion of utilities and roads should promote compact, 

contiguous development patterns. 

Water and Sewer area available to the Property. The Property is contiguous to the existing 

Development of New Town and Coral Ridge where public facilities and services already exists, so 

the site promotes compact, contiguous development patterns in this area of the County.  

Policy A.1.2.7 The County shall encourage urban and suburban growth in Development 

Areas where public facilities and services exist. Development Areas are those areas 

designated on the Future Land Use Map, which depict the overall future growth pattern of 

the County. Areas designated R/S and A-I are not Development Areas. Comprehensive Plan 

amendments to add development area shall be discouraged unless the applicant 
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demonstrates the amendment provides economic development, job creation, preservation of 

the natural environment, or other public benefit. 

Water and Sewer area available to the Property. The Property is contiguous to the existing 

Development of New Town and Coral Ridge where public facilities and services already exist. 

The Property has been designed to minimize impacts to the wetlands and endangered or 

threatened species. The Applicant will preserve the majority of wetlands and only impacting 2.25 

acres of wetlands. This development will provide additional housing opportunities to the area in 

which there has been significant growth in population as well as provide interconnectivity to 

commercial uses within the same development. 

 

Objective A.1.3  Surrounding Land Use: The County shall locate land uses so they 

are compatible and complementary. 

The Property is adjacent to New Town and commercial uses. Therefore, allowing this amendment 

to allow the development of commercial and residential uses will not result in incompatible land 

uses or densities. The Property is located adjacent or near lands with FLUM designations of New 

town, Rural/Silviculture and, Commercial uses. The requested FLUM designation of Mixed-Use 

District is compatible with and complementary to the uses and designations of adjacent and 

nearby lands. 

 

Policy A.1.3.11 When a Comprehensive Plan amendment, rezoning or development 

application is considered, the County shall ensure compatibility of adjacent and 

surrounding land uses. Land uses, include but are not limited to permitted uses, structures, 

and activities allowed within the land use category or implementing zoning district. 

Compatibility means a condition in which land uses can co-exist in relative proximity to 

each other in a stable fashion over time such that no use is unduly negatively impacted 

directly or indirectly by another use. Compatibility does not mean “the same as“. 

Compatibility refers to the sensitivity of development proposals in maintaining the 

character of existing development and environments. The compatibility of land uses is 

dependent on numerous characteristics which may impact adjacent or surrounding uses. 

These include, but are not limited to: type of use, density, intensity, height, general 

appearance and aesthetics, odors, noise, smoke, dust, vibration, traffic generation, 

sanitation, litter, drainage, fire risk, air quality, vegetation, topography, soil conditions, 

wildlife, aquifer recharge, surface waters, drainage, protection of Listed Species or 

Essential Habitat, maintenance of public infrastructure, availability of potable water, 

sanitary sewer and other necessary public services and nuisances. 

Please see Pages 1 through 6 of this document for an analysis compatibility with surrounding 

uses. 

Policy A.1.4.5 All public and private development shall be reviewed for its impact upon 

designated historic and archaeological resources, as required by the County Land 

Development Code. 

A Cultural Resources Assessment Survey has been conducted and provided and is on file with the 

County. 
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Objective A.1.11 Provision of Efficient, Compact Development  

The County shall encourage an efficient and compact land use pattern providing moderate 

overall densities and adequate land uses to support balanced growth and economic 

development. 

The Property is located in the Northeast portion of St. Johns County with direct access to US-1 

easy access to S.R. 206, Nocatee Parkway, and 9B. With easy access to major thoroughfares and 

local roads, this project is a sensible and centrally located development. The development will 

generate future revenue for the County from impact fees, ad valorem property taxes, and sales 

taxes on spending by residents on the goods and services within the development and nearby. 

 

Objective A.1.6   Agricultural and Silvicultural Areas 

Policy A.1.6.1  The County shall maintain Rural/Silviculture (R/S) and Agricultural-

Intesive (A-I) as depicted on the Future Land Use Map. 

The property is located within the Northeast portion of St. Johns County. This portion of the 

county has seen significant growth within the past several years. The property is adjacent to 

Residential, Commercial and Retail uses with direct access to US-1. This area is no longer Rural 

and Silvicultural in nature as development has increased along the US-1 and S.R. 210 corridor. 

The development of this parcel would provide an efficient and compact land use pattern that 

provides a moderate density mixed with commercial to support balanced growth and economic 

development. Additionally, Applicant intends to preserve a majority of the wetlands and 

significant natural habitats which would be the intent and spirit of the LDC.   

 

Objective A.1.9 Mixed Use Development 

The County shall provide a mixture of land uses within designated Mixed Use Districts to 

encourage large concentrated areas of commercial, office, light industrial, residential, 

receation and cultural facilities at a scale which is capable of serving large segments of the 

County and region. 

 

Policy A.1.9.1 All land uses, as provided for in the County Comprehensive Plan and County 

land development regulations, may be included within Mixed Use Districts as designated on 

the Future Land Use Map except as provided in Policy A.1.9.8. The Mixed Use Districts are 

intended to provide for areas that have a mixture of land uses including commercial, light 

industrial, office, and low, medium, and high density residential development, and are 

supported by urban services (e.g. central water and sewer). Residential densities within 

Mixed Use Districts shall be consistent with adjacent land uses and may transition from low 

to high density. Mixed Use Districts may be permitted up to thirteen (13) units per net acre 

plus any applicable optional, wetland, or affordable housing density bonuses. Density 

bonuses shall not apply within the Workforce Housing Zoning designation. Densities shall 

be determined on a site-specific basis considering design, compatibility, infrastructure, site 

characteristics, and other similar considerations, which may limit density appropriate to the 



January 3, 2024 

8 
 

site. Intensity of non-residential uses shall be limited to 75% Impervious Surface Ratio 

(ISR) and 70% Floor Area Ratio (FAR) as further governed by Policy A.1.11.3. 

The Property is adjacent to New Town and commercial uses. Allowing this amendment for the 

development of commercial and residential uses will not result in incompatible land uses or 

densities. The property is also supported by urban services. All the surrounding uses are a 

mixture of the FLUM designations therefore, the requested FLUM designation of Mixed-Use 

District is compatible with and complementary to the uses and designations of adjacent and 

nearby lands. 

 

Policy A.1.9.2 Mixed Use Districts are not intended to provide for linear strip commercial 

development, but rather to incorporate commercial, light industrial, office, and residential 

uses in a manner that promotes a diversity of residential and nonresidential activities in a 

concentrated area. It is intended that the highest land use intensities occur at the center of 

the Mixed Use Districts with decreasing intensity of uses proceeding outward toward the 

adjacent land use designations. When not appropriate, development of the Mixed Use 

District shall ensure compatibility with the adjacent properties. Adequate buffering can be 

shown to alleviate incompatibilities and protect existing community character. 

This development does not provide for linear strip commercial development, but instead, it 

incorporates commercial and residential uses that promotes a diversity of residential and non-

residential activities in a concentrated area. The proposed density for the residential is 202 units. 

The maximum density allowable under Mixed Use Districts for this property is 202 units. The 

property currently has 177 platted lots. By right, the property could be developed for 177 single 

family homes. By allowing this development, it would impact the area significantly less than what 

is allow but it also brings diversity of having both residential and non-residential uses which 

otherwise would not be allowed by right.  

 

Policy A.1.94 All new development within Mixed Use Districts on parcels equal to or greater 

than ten (10) acres in size shall be required to apply for development approval under the 

provisions of the Planned Development land development regulations. This requirement 

shall not apply to development within the Workforce Housing Zoning designation. 

This development will apply for development approval as required under the LDC. 

 

Policy A.1.9.7 Enhanced buffers may be required at the periphery of developments within 

Mixed Use Districts to provide for compatibility with adjacent uses and shall be determined 

during the review of proposed developments. 

The proposed development provides for compatibility buffers between adjacent uses and internal 

uses if required by the LDC. 

 

E. COASTAL/CONSERVATION MANAGEMENT ELEMENT 
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Policy E.2.2.4 The County shall protect Environmentally Sensitive Lands (ESLs) through 

the continued implementation of Land Development Regulations (LDRs) that address the 

alternative types of protection for each type of Environmentally Sensitive Land and, at a 

minimum, address the following issues:  

(a) For Wetlands, Outstanding Florida Waters (OFW), and Estuaries: 2025 

COMPREHENSIVE PLAN Coastal Management/Conservation Page 25 

 (1) Maintain buffers between the wetlands/OFW/estuaries and upland development 

as stated in the County's Land Development Regulations (LDRs) and as follows:  

(a) A minimum natural vegetative upland buffer of twentyfive (25) feet shall 

be required and maintained between the developed areas and the contiguous 

wetlands to protect the water quality of the wetlands, except where buffer averaging 

may allow less than the required minimum of twenty-five (25) feet in certain 

locations while achieving a greater buffer width or where a variance is granted. 

Except where a variance is granted no buffer shall be reduced to less than ten (10) 

feet except in circumstances where an unavoidable wetland impact occurs such as, 

but not limited to, a road crossing. Such upland buffer shall be measured from the 

jurisdictional wetland line as determined by the SJRWMD and FDEP.  

(b) A minimum of a fifty (50) feet natural vegetative upland buffer shall be 

required and maintained between the development areas and the St. Johns, 

Matanzas, Guana and Tolomato Rivers and their associated tributaries, streams 

and other interconnecting water bodies, except where buffer averaging may allow 

less than the required minimum of fifty (50) feet in certain locations while achieving 

a greater buffer width or where a variance is granted. Except where a variance is 

granted no buffer shall be reduced to less than twenty-five (25) feet except in 

circumstances where an unavoidable wetland impact occurs such as, but not limited 

to, a road crossing. Such upland buffer shall be measured from the jurisdictional 

wetland line as determined by the SJRWMD and DEP.  

(2) Continue to coordinate with DEP and SJRWMD on the status of the water 

quality data in all the County's major rivers, especially areas which abut designated 

shellfish harvesting areas. If the SJRWMD water quality data reveals the need for more 

stringent stormwater regulations or other water quality standards, the County will work 

with DEP and the SJRWMD in the development of these regulations.  

(b) For Coastal Resources and Beach and Dune Resources: E.2.2.4(a) 2025 

COMPREHENSIVE PLAN Coastal Management/Conservation Page 26  

(1) Coordinate the consistency with Federal and State regulations and 

requirements applicable to the coastal resources.  

(2) Coordinate the consistency with DEP regulations and requirements 

applicable to the Coastal Construction Control Line (CCCL).  

(3) Prevent development activity which would negatively impact the beach 

and dune system or the coastal resources, unless such activity is required to protect 

public health and safety.  
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(c) Listed Species Habitat:  

(1) Establish criteria that will be utilized in the development review process 

for the identification of potential habitat areas by proposed developments.  

(2) Establish criteria for those areas of the County with a high probability of 

listed species habitat for additional review or habitat identification procedures.  

(3) Establish standards and procedures for the protection or acquisition of 

specific habitat areas which have been identified as necessary for the support of an 

existing listed species population. 

The proposed development has provided for natural and vegetative upland buffers where 

required by LDC as depicted on the MDP map. The applicant also intends to propose portions of 

the wetland conservation areas to be recorded Conservation Easements. Applicant will work the 

SJRWMD and the County during permitting regarding the Conservation Easements. 

Policy E.2.2.6 Environmental surveys shall be required for all development. By December 

2012, the County shall develop and adopt in the Land Development Regulations (LDRs) 

standards for environmental surveys. At a minimum, the focus of these surveys shall be 

jurisdictional wetland boundaries, existing vegetative communities, the presence and 

location of existing wildlife habitat, rookeries, listed species, Significant Natural 

Communities Habitat, historical and archaeological locations, and potential wildlife 

corridors. 

The Applicant has provided a listed species report as required by the LDC. 

Policy E.2.2.12 The County shall preserve and conserve uplands through various land 

development techniques as follows:  

(a) St. Johns County shall require a buffer zone adjacent to the wetlands and open water 

habitats on all new development sites as specified in the LDRs and policy E.2.2.4.  

(b) The County shall recognize the following vegetative natural communities as Significant 

Natural Communities Habitat. Due to the rarity of these vegetative communities, a 

minimum of ten (10%) percent of the total acreage of the Significant Natural Communities 

Habitat (excluding bona fide Agriculture or Silviculture operations) shall be preserved and 

maintained by the development.  

(1) Beach Dune  

(2) Coastal Grasslands/Coastal Strand  

(3) Xeric Hammock  

(4) Maritime Hammock  

(5) Sandhill  

(6) Scrub 

The project contains roughly .26 acres of Xeric Oak Habitat. Due to the rarity of these vegetative 

communities, a minimum of ten (10%) of the total acreage of the Significant Natural 
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Communities Habitat shall be preserved and maintained by the development. As depicted on the 

MDP map, the applicant is preserving no less than 0.03 acres of the Significant Natural Habitat.   

CONSISTENCY WITH STRATEGIC REGIONAL POLICY PLAN 

Consistent with the reasoning and analysis stated above, the Applicant believes this development 

is consistent with the Strategic Regional Policy Plan. 

CONSISTENCY WITH THE STATE COMPREHENSIVE PLAN 

Consistent with the reasoning and analysis stated above, the Applicant believes this development 

is consistent with the Strategic Regional Policy Plan.  
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Peacock Consulting Group, LLC has completed a preliminary environmental assessment on 

approximately 20.67 acres of land on US 1 in northern St. Johns County, Florida. The purpose of 

this assessment was to determine the presence and extent of wetlands and other surface waters 

regulated by the St. Johns River Water Management District (SJRWMD), the Florida 

Department of Environmental Protection (DEP) and the U.S. Army Corps of Engineers (CE). 

The property was inspected to determine the presence and potential presence of species listed as 

protected by the Florida Fish and Wildlife Conservation Commission (FWC) and the U.S. Fish 

and Wildlife Service (FWS) as listed in the FWC publication Florida’s Endangered and 

Threatened Species, Updated June 2021. Another purpose of this study was to identify the 

presence and extent of any areas designated as “Significant Natural Communities Habitat” by St. 

Johns County pursuant to Section 4.01.07 of the Land Development Code. The results of this 

assessment are summarized in the following report. 

 

 I. Location of Property 

 

The property is located in Sections 19 and 41, Township 5 South and Range 29 East in 

northeastern St. Johns County (Figure 1). The property is located east of US Highway 1, south of 

CR 210 and north of International Golf Parkway (Figure 2). 

 

 II. Soils 

 

The Soil Survey of St. Johns County, Florida (USDA Soil Conservation Service, 1983) indicates 

that the subject property contains five soil types as depicted on Figure 3. A brief description of 

each of these soil types is provided below. 

 

The uplands are mapped as containing the following three soil types. 

 

 A. Immokalee fine sand 

 

The uplands in the northeast half of the property (approximately 6.47 acres) are mapped as 

Immokalee fine sand. In an undisturbed condition, this soil is nearly level and poorly drained 

with a seasonal high water table within 10 inches of the ground surface for 2 to 4 months during 

most years. This soil has a layer of weakly cemented, dark fine sand known as a spodic horizon 

that starts between 30 and 50 inches below the ground surface. The pH of this soil ranges from 

extremely acid to very strongly acid. 

 

Much of the area of Immokalee fine sand appears to have had fill material brought in and spread 

a number of years ago. 

 

 B. Orsino fine sand, 0 to 5 percent slopes 

 

A thin strip of land along the eastern property boundary (approximately 0.23 acre) is mapped as 

Orsino fine sand. This is a nearly level to gently sloping, moderately well drained soil that 

naturally occurs on low ridges and knolls in the flatwoods. The seasonal high water table ranges 

between 40 and 60 inches below the ground surface. This soil does not contain a spodic horizon. 

The pH generally ranges between extremely acid and strongly acid. 
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 C. Pottsburg fine sand 

 

The uplands in the southwest half of the property (approximately 8.95 acres) are mapped as 

Pottsburg fine sand. This is a nearly level, poorly drained soil that naturally occurs in upland pine 

flatwoods. The seasonal high water table is within 10 inches of the ground surface for 2 to 4 

months during most years. This soil has a spodic horizon that generally starts between 50 and 60 

inches below the ground surface. The pH of this soil ranges from strongly acid to very strongly 

acid. 

 

The wetlands are mapped as containing the following two soil types. 

 

 D. St. Johns fine sand, depressional 

 

The middle of the property contains an area (approximately 3.17 acres) mapped as St. Johns fine 

sand, depressional. In an undisturbed condition, this is a nearly level, very poorly drained soil 

that occurs in depressional areas (wetlands) within the pine flatwoods. The seasonal high water 

table is above the ground surface for 6 months or more during most years. The pH of this soil is 

extremely acid. 

 

Much of the area mapped as St. Johns fine sand, depressional appears to have been filled a 

number of years ago and is now mostly uplands. 

 

 E. Bluff sandy clay loam, frequently flooded 

 

The wetland in the northwest corner of the property (approximately 1.85 acres) is mapped as 

Bluff fine sandy clay loam, frequently flooded. This is a very poorly drained, nearly level soil 

that occurs in drainageways and on flood plains. The seasonal high water table is at a depth of 

less than 10 inches or is above the surface for 6 months or more. The soil is subject to frequent 

flooding for long durations. The surface layer of this soil is black to very dark gray. The pH of 

the soil is mildly to moderately alkaline below the first 12 inches. 

 

 III. Existing Vegetation and Land Uses 

 

The southwestern half of the property contains single family residences, although most of the 

property is currently undeveloped (Figure 4). The existing land uses and vegetative community 

types have been categorized pursuant to the Florida Department of Transportation publication 

Florida Land Use, Cover and Forms Classification System (FLUCFCS). The various FLUCFCS 

codes types for the property are depicted on Figure 5 and are described below. 

 

Peacock Consulting Group, LLC has flagged the extent of wetlands and other surface waters 

regulated by the St. Johns River Water Management District (SJRWMD) and the Florida 

Department of Environmental Protection (DEP). The wetland lines were located by GPS and are 

plotted on Figures 4 and 5. An application for a formal jurisdictional determination with 

SJRWMD is currently being reviewed (# 197279-1). 
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 A. Uplands      13.34 acres 

 

 1. Residential, Low Density (FLUCFCS 110)  2.13 acres 

 

The south central part of the property has been developed for single family residences and 

contains a number of mobile homes, out buildings, dirt driveways and parking areas, and 

adjacent yard. 

 

 2. Open Land (FLUCFCS 194)    5.98 acres 

 

Most of the uplands in the northeastern half of the property may be described as open land. This 

area had been cleared and mostly filled over 20 years ago. The existing vegetation is dominated 

by various early successional species such as broomsedge (Andropogon sp.), Spanish needles 

(Bidens alba), and ragweed (Ambrosia artemisiifolia). 

 

 3. Pine Flatwoods (FLUCFCS 411)   2.46 acres 

 

Two of the uplands comprise pine flatwoods. The canopy in these areas is dominated by a 

mixture of slash pine (Pinus elliottii) and loblolly pine (P. taeda) along with scattered hardwoods 

such as water oak (Quercus nigra), laurel oak (Q. laurifolia) and southern magnolia (Magnolia 

grandiflora). The shrub layer and ground cover vegetation is dominated by such species as saw 

palmetto (Serenoa repens), bitter gallberry (Ilex glabra) and bracken fern (Pteridium aquilinum). 

 

 4. Hardwood – Conifer Mixed (FLUCFCS 434) 2.77 acres 

 

Some of the uplands historically had comprised pine flatwoods but now have a canopy 

containing more hardwoods due to prolonged suppression of wildfires. The canopy includes such 

species as water oak, laurel oak, live oak (Quercus virginiana), loblolly bay (Gordonia 

lasianthus), southern magnolia, slash pine, and loblolly pine. The shrub layer and ground cover 

vegetation is similar to that of the upland pine flatwoods.  

 

 B. Wetlands      7.33 acres 

 

 1. Inland Ponds and Sloughs (FLUCFCS 616)  3.19 acres 

 

The deeper wetlands onsite comprise forested sloughs. The canopy in these wetlands includes a 

variety of species such as blackgum (Nyssa sylvatica var. biflora), sweet bay (Magnolia 

virginiana), red maple (Acer rubrum), pond cypress (Taxodium ascendens), loblolly bay, 

American elm (Ulmus americana), and Carolina ash (Fraxinus caroliniana). The shrub layer and 

ground cover vegetation includes such species as fetterbush (Lyonia lucida), buttonbush 

(Cephalanthus occidentalis), Virginia willow (Itea virginica), Virginia chain fern (Woodwardia 

virginica), royal fern (Osmunda regalis), and iris (Iris sp.). These areas regularly hold shallow 

standing water. 
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 2. Hydric Pine Flatwoods (FLUCFCS 625)  3.99 acres 

 

Most of the wetlands onsite comprise areas of hydric pine flatwoods. The canopy is dominated 

by slash pine and pond pine (Pinus serotina) mixed with lesser amounts of loblolly bay and 

dahoon holly (Ilex cassine). The shrub layer and ground cover vegetation include such species as 

cinnamon fern (Osmunda cinnamomea), Viriginia chain fern and fetterbush. These areas are 

saturated to the ground surface during the rainy season and may also hold puddle water. 

 

 3. Wet Field (FLUCFCS 640)    0.15 acre 

 

The east central portion of the property contains a wet grassy area vegetated with such species as 

torpedo grass (Panicum repens), spike rush (Eleocharis sp.), dollar weed (Hydrocotyle sp.), and 

Asian coinwort (Centella asiatica). This area is saturated to the ground surface during the rainy 

season.  

 

IV. Protected Species 

 

The property was surveyed by two biologists in July 2022 for the presence of species listed by 

the Florida Fish and Wildlife Conservation Commission (FWC) and the U.S. Fish and Wildlife 

Service (FWS) as listed in the FWC publication Florida’s Endangered and Threatened Species, 

Updated June 2021.  Pedestrian transects were walked through representative portions of the 

property. No species of wildlife or plants were observed that are listed as endangered or 

threatened by FWC or FWS. 

 

FWS lists the following protected species as occurring in St. Johns County: 

 

West Indian Manatee (Trichechus manatus latirostris) FWS – endangered, FWC – endangered  

Green Sea Turtle (Chelonia mydas)       FWS – endangered, FWC – endangered   

Hawksbill Sea Turtle (Eremochelys imbricata)             FWS – endangered, FWC – endangered  

Leatherback Sea Turtle (Dermochelys coriacea)           FWS – endangered, FWC – endangered  

Kemp’s Ridley Sea Turtle (Lepidochelys kempii)          FWS – endangered, FWC – endangered  

Loggerhead Sea Turtle (Caretta caretta)                       FWS – threatened,   FWC – threatened  

Wood Stork (Mycteria americana)                                 FWS – endangered, FWC – endangered  

Eastern Indigo Snake (Drymarchon corais couperi)      FWS – threatened,   FWC – threatened  

Florida Scrub-jay (Aphelocoma coeruluscens)               FWS – threatened,   FWC – threatened 

Piping Plover (Charadrius melodus)        FWS – threatened,   FWC – threatened  

Anastasia Island Beach Mouse (Peromyscus polionotus phasma) 

                                                                                         FWS – endangered, FWC – endangered  

 

FWC lists the following additional species as occurring in St. Johns County: 

 

Gopher Tortoise (Gopherus Polyphemus)       FWS – threatened  

Florida Pine Snake (Pituophis melanoleucus mugitus)                                    FWS – threatened 

Little Blue Heron (Egretta caerulea)                                                               FWS – threatened 

Tricolored Heron (Egretta tricolor)                                                                 FWS – threatened 

Southeastern American Kestrel (Falco sparverius paulus)                              FWS – threatened 
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A. Aquatic Species 

 

The property does not contain any suitable habitat for the manatee or any of the sea turtles. 

 

B. Coastal Species 

 

The piping plover and Anastasia Island beach mouse only live in coastal habitats. The project 

site is located miles from the Atlantic coast and does not provide suitable habitat for these coastal 

species. 

 

C. Florida Scrub-jay 

 

The property does not contain any scrub jay habitat such as sand pine scrub, xeric oak scrub, or 

scrubby flatwoods. No Florida scrub-jays have been observed onsite and are not known from this 

part of St. Johns County. 

 

D. Wood Stork 

 

The subject property is located within the core foraging areas of a wood stork nesting colony. 

The primary diet of the wood stork is small fish that range from 1 to 6 inches in length, 

particularly top minnows and sunfish, although other prey such as crayfish and tadpoles may be 

eaten as well. The wood stork forages in water that ranges from 6 to 10 inches deep. They feed in 

freshwater marshes, narrow tidal creeks, and flooded tidal pools. Favored foraging areas are 

depressions in marshes and swamps where prey becomes concentrated during periods of falling 

water levels. The wood stork will not forage in areas with dense undergrowth vegetation and will 

typically not forage in areas with a closed canopy. 

 

No wood stork rookeries are located onsite. No wood storks have been observed foraging on the 

subject property. The areas of hydric pine flatwoods are periodically saturated to the ground 

surface and may hold shallow puddled water during the rainy season but do not have appropriate 

hydrology to provide suitable wood stork foraging habitat. Wood storks potentially could forage 

in the deepest forested wetlands. However, use of these wetlands would likely be sporadic due to 

the closed canopy and amount of ground cover and shrub vegetation. Development of the 

property is not anticipated to adversely impact the wood stork. 

 

E. Gopher Tortoise 

 

The gopher tortoise lives in areas with somewhat poorly drained to excessively well drained soils 

where there is adequate ground cover vegetation for foraging. Natural habitats that support 

gopher tortoises include longleaf pine-xeric oak forests, scrubby flatwoods, and sand dunes. 

Altered areas of such habitat can also provide suitable gopher tortoise habitat, including pasture, 

mowed roadsides, and cleared power line easements.  

 

Almost all of the soils on the property are either poorly drained or very poorly drained and, 

therefore, do not provide suitable habitat for the gopher tortoise. The eastern edge of the property 
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contains a small area (0.23 acre) of Orsino fine sand, which is moderately well drained. This area 

of Orsino fine sand was inspected for tortoise burrows. No gopher tortoises or gopher tortoise 

burrows were identified in this area or anywhere else onsite. Development of the property will 

not adversely impact the gopher tortoise. 

 

F. Eastern Indigo Snake 

 

The eastern indigo snake (Drymarchon corais couperi) requires relatively large areas of 

undeveloped land and are often associated with gopher tortoises (Gopherus polyphemus), as they 

will utilize tortoise burrows as refugia. The subject property has been surveyed for the presence 

of the eastern indigo snake. No eastern indigo snakes or evidence of eastern indigo snakes, such 

as shed skins, have been observed onsite or on land immediately abutting the subject property. 

The property does not contain any gopher tortoise burrows. Development of the property is not 

anticipated to adversely impact the eastern indigo snake.  

 

G. Florida Pine Snake 

 

The Florida pine snake lives in areas with well drained sandy soils with a moderate to open 

canopy. They spend most of the time underground in the burrows of gopher tortoises and 

Southeastern pocket gophers (Geomys pinetis) and feed primarily on pocket gophers. No pocket 

gophers or gopher tortoises occur on the subject property. No Florida pine snakes have been 

observed onsite or are known to occur onsite. Development of the property is not anticipated to 

adversely impact the Florida pine snake. 

 

       H.  Little Blue Heron    

       Tricolored Heron    

 

The little blue heron (Egretta caerulea) and tricolored heron (Egretta tricolor) are wading birds 

that forage primarily in shallow freshwater marshes and along the edges of ponds and lakes. 

Freshwater marshes and ponds and lakes do not exist on the subject property. No wading birds 

have been observed onsite. No nesting colonies of wading birds are located onsite. Development 

of the property will not adversely impact the little blue heron or tricolored heron. 

 

I. Southeastern American Kestrel  

 

The southeastern American kestrel (Falco sparverius paulus) is the non-migratory subspecies of 

the American kestrel. This subspecies remains in Florida during the warmer months of the year 

and does not migrate farther north. Positive identification of kestrels during the months of May 

through July or August provides prima facie evidence of the presence of southeastern American 

kestrels. This species is a cavity nester that lives in very open forests as well as pastures and golf 

courses. This type of habitat does not occur onsite. No suitable nesting trees (snags with cavities) 

were observed on the property. No southeastern American kestrels have been observed onsite. 

Development of the subject property is not anticipated to adversely impact the southeastern 

American kestrel. 
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 J. American Bald Eagle 

 

The American bald eagle (Haliaeetus leucocephalus) is no longer listed as an endangered or 

threatened species by either FWS or FWC. However, the bald eagle is still protected pursuant to 

the Gold and Bald Eagle Protection Act and the Migratory Bird Treaty Act. Section 4.01.10 of 

the St. Johns County Land Development Code (LDC) pertains to bald eagle protection 

requirements. The LDC requires an undisturbed Primary Zone extending to a minimum of 750 

feet outward from the nest tree. This area shall remain undisturbed with no construction or entry 

allowed. A Secondary Zone shall be in an area extending outward from the Primary Zone a 

minimum of 750 feet.  
 

The closest documented bald eagle nest (SJ003) is located approximately 3.3 miles to the 

northeast of the property. Development of the property will not adversely affect the American 

bald eagle. 

 

V.  Significant Natural Communities Habitat 

 

Section 4.01.07 of the St. Johns County Land Development Code identifies the following 

vegetative community types as being “significant natural communities habitat”: 

Beach Dune 

Coastal Grassland/Coastal Strand 

Xeric Hammock 

Maritime Hammock 

Sandhill 

Scrub 

 

Section 4.01.07 requires that proposed developments that are more than 10 acres in size and that 

contain any of these habitat types must preserve 10% of these habitats on-site. None of these 

habitat types occur on the subject property, so this requirement does not apply to this site. 
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194: Open Land..............................................5.98 ac.+/-
411: Pine Flatwoods.......................................2.46 ac.+/-
434: Hardwood - Conifer Mixed......................2.77 ac.+/-

WETLAND.................................................................7.33 ac.+/-
616: Inland Ponds and Sloughs......................3.19 ac.+/-
625: Hydric Pine Flatwoods............................3.99 ac.+/-
640: Vegetated Non-Forested Wetlands.........0.15 ac.+/-

Wetland Summary

W1             625               0.17
W2             625               1.38
W2a           640               0.15
W2b           616               2.68
W3             625               0.29
W4             625               0.05
W5             625               0.08
W6             625               2.01
W6a           616               0.52

Area      FLUCFCS      Acre (+/-)

Total                                7.33
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Memorandum 
 
 
To:  St. Johns County 
  
From:  Jack Hulsberg, P.E. 
  Kimley-Horn and Associates, Inc. 
 
Date:  January 3, 2024    
 
Subject: US 1 Mixed Use Site Trip Generation Analysis 

 

 
Per conversations with County Growth Management staff, a trip generation comparison was 
conducted between the trips associated with the existing platted lots on site and the proposed 
apartments. On the property in which the residential apartment development is proposed, 
there are 177 existing full platted lots that could be developed with one single-family residence 
on each lot. The proposed residential development includes 202 apartment units (4 stories). 
The following table shows a trip generation comparison between the proposed 202 
apartments and 177 single-family dwelling units. As shown in the table, the proposed 
apartment development generates less trips than 177 single-family units.  
 
A trip generation table was also prepared for the potential non-residential development. There 
are currently no plans for the non-residential development, but the applicant believes that the 
most intense (highest trip-generating) non-residential development could include up to 50,000 
square feet of general retail. A trip generation table has been prepared for 50,000 square feet 
of retail use. The trip generation for the non-residential use is informational, as the non-
residential use is exempt from concurrency. There are existing platted lots on the non-
residential portion of the project as well, but these were ignored in the trip calculations per 
County recommendation with the non-residential development being exempt.  
 
 



DAILY
TOTAL TOTAL IN OUT TOTAL IN OUT

Existing Platted Lots
Single-Family Detached Housing 177 units 1706 125 33 92 170 107 63

Proposed Development
Multifamily Housing (Mid-Rise) 202 units 917 77 18 59 79 48 31

-789 -48 -15 -33 -91 -59 -32

Trip Generation Rates: (From ITE Trip Generation Manual, 11th Edition )
Daily

Single-Family Detached Housing Ln(T) = 0.92 Ln(X) + 2.68
Multifamily Housing (Mid-Rise) T = 4.77(X) - 46.46

AM Peak Hour
Single-Family Detached Housing Ln(T) = 0.91Ln(X) + 0.12 (26% in, 74% out)
Multifamily Housing (Mid-Rise) T = 0.44(X) - 11.61 (23% in, 77% out)

PM Peak Hour
Single-Family Detached Housing Ln(T) = 0.94 Ln(X) + 0.27 (63% in, 37% out)
Multifamily Housing (Mid-Rise) T = 0.39(X) + 0.34 (61% in, 39% out)

DAILY
TOTAL TOTAL IN OUT TOTAL IN OUT

Potential Development Gross Trips
Shopping Plaza (40-150k) 50 ksf 3,376 87 54 33 260 127 133

Pass-by Trips
Shopping Plaza (40-150k) 40% 1,350 35 22 13 104 51 53

2,026 52 32 20 156 76 80

Trip Generation Rates: (From ITE Trip Generation Manual, 11th Edition )
Daily

Shopping Plaza (40-150k) T = 67.52(X)
AM Peak Hour

Shopping Plaza (40-150k) T = 1.73(X)   (62% in, 38% out)
PM Peak Hour

Shopping Plaza (40-150k) T = 5.19(X)   (49% in, 51% out)[ITE 821]

New Trips (Gross Trips Minus Pass-by)

[ITE 821]

[ITE 821]

Trip Generation Comparison of Existing Platted Lots to
Proposed Residential Development

[ITE 221]

Trip Generation for Proposed Non-Residential Development
(Exempt from Concurrency)

LAND USE INTENSITY AM PEAK HOUR PM PEAK HOUR

[ITE 210]
[ITE 221]

[ITE 210]
[ITE 221]

[ITE 210]

LAND USE INTENSITY PM PEAK HOURAM PEAK HOUR

Difference (Proposed Minus Existing)

January 2024
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St. Augustine Maintenance 
Pre-Application Meeting Notes 

 

Date: 3/15/2023 Project Name: SR 5 – 9880 US 1 @ Pine Is Multi Family 

SR: 5 Section: 78020 Parcel #: 0708300001 

 
Pre-application findings are not binding on the Department or the permittee.   

An application must be submitted and approved prior to construction. 
 

Thank you for meeting with the Department to discuss your project, 9880 US 1 @ Pine Is Multi Family, located on SR 5. 
 
Below is a summary of our discussion: 
 
Access/Driveway: 

• Class 3 -65 MPH Design Speed (660’ Spacing Required) 

• 19 parcels in total. Rezoning and land use required with County. Plans to vacate plat. 

• 4 story, 240 Apts. with Commercial unknown (50,000 sq’). Wetland impacts draw onsite concern.  

• 1,100 VTPD with Commercial worst case at 3,300 (ITE 821) – 4,400 total. (Category D, possibly E) 

• Traffic Study required. Methodology letter required prior to commencing. (Carlos & D2sampermits) 

• Proposes 1 access to US 1. Requesting additional median opening. 

• Per FDM Sidewalk 5’ shall be installed across frontage of property. 

• May trip County turn lane requirements. (Expected.) Is sufficient R/W available to include drainage? (Donation 
by design may be required.)  

• Northern median modification may be expected. (U-turn loon on US 1 SB side. Design for largest possible vehicle 
within existing R/W.)  

• 1300’ spacing for median openings.  

• Access shall be designed as RI/LI/RO. Proposed access is roughly 1,700’ separation from Pine Is. opening. 

• Pine Is signal proposed in future. (Currently unknown timeline.) 

• New directional opening can be reviewed for consideration. Be aware of impacts to existing SB turn lane with 
proposed turn lane. (Review standards for separator requirements.) 

• Will need to review queueing concerns with existing turn lane in methodology. 

• Pavement markings, signage (RTO, stop, one way, etc. sign) 

• Cross & profile sections required at access & turn lane. 
 
Drainage: 

• To W. of property, existing 30’ FDOT easement present. Impacts expected. 

• Drainage Calcs required. 

• Outfall impacts expected, 36 FDOT storm required due to expected impacts. 

• DBI may require relocation, requiring ditch calcs. 

• If turn lane expected, ditch calcs to include improvements. 

• Possibly additional DBI’s may be required. 



• Full plans, drainage report & Calcs, etc. required. 
 
Utility: 

• N/A 
 

Permits are submitted through One Stop Permitting (OSP) at https://osp.fdot.gov. 
 
 
Access/driveway: 
The department has developed standards, guidelines, policies and recommended practices for corridor access 
management and site access planning. These standards are provided in the Florida Administrative Code Rule (FAC) 
Chapters: 14-94 (LOS standards), 14-96 (Driveway permits) and 14-97 (Access Management standards). 
 
The Permit Application is generated from the information entered in OSP.  It is not necessary to complete and upload a 
paper application.  This fee is due at the time of application and is non-refundable, as required by Section 335.183, 
Florida Statutes.   The fee may be paid online by credit card.  The fee may also be paid to the local maintenance unit by 
cashier’s check, certified check, personal or business check, cash, or money order, and shall be made payable to: The 
State of Florida Department of Transportation.  If you elect to make payment by a method other than credit card, the 
application is submitted in saved, pending payment status and will not be considered “submitted” until the fee is 
received and recorded by the local maintenance unit.  If the fee is not received and recorded within 30 days, the permit 
application will automatically void. 
 
The applicant must be the property owner at the time of application, produce a contract to purchase the property, or 
have a letter of authorization from the property owner designating the applicant as the authorized representative. 
 
Plans should include the following: 

• Key sheet with current area site map and legend. 

• Neighboring connection plan inclusive of the location and type of connections on both sides of the roadway, all 
median openings in area, closest intersecting side streets/intersections and traffic signals within the following 
distances from the proposed site property lines: 

o 660 ft. for roadways with a posted speed of 45 mph or less 
o 1320 ft. for roadways with a posted speed of greater than 45 mph. 

Site plan must include the following: 

• Physical features (existing and proposed); 

• Onsite parking with traffic circulation plan; 

• All right-of-way and property lines clearly defined; including any easements. 

• Any existing and/or proposed joint access or cross-access connection features; 
Access connection location and design information must include the following: 

• Demolition plan of existing features located in the department’s right-of-way being removed. 

• Connection Details: 
o Location 
o Width 
o Ingress/egress radii and angle of connection to the State Road. 
o Profile of connection from edge of pavement to right-of-way line depicting elevations, lengths and slope 

of connection in its entirety. A maximum ADA slope of 2% must be maintained through crosswalk area of 
proposed connection(s). 

• Design and cross-section (to the right-of-way line) of auxiliary lanes and pavement serving the proposed access 
connection. Include depiction of the required clear recovery zone based upon the design speed limit (posted 
speed may be used as default criteria for areas where the design speed is not published) and average daily 
traffic of the roadway. 

• Location and type of traffic control devices proposed (if applicable including all design calculations for mast-arms 
and footers). 

https://osp.fdot.gov/


• Pavement marking and signage on a separate sheet or detail.  

• Show posted speed limit and any roadway signs. 

• Location and type of existing/proposed drainage features within the department’s right-of-way (separate permit 
may be needed along with drainage design calculations); 

• Median opening design and cross section for any new or modified median opening; 

• Identify existing and proposed utilities (separate permit may be required for any new installations); 

• Pavement material and design; 

• A maintenance of traffic plan for all work being performed within the department’s right-of-way. 

• Horizontal and vertical curvature of abutting roadways (if necessary where severe topography or sight distances 
warrant). 

• ADA design information for sidewalk facilities. Including the appropriate curb ramp number (as applicable) and 
including references to the standard index 304 and 310; 

• In areas where new sidewalk is to be added to the right-of-way where none currently exists a section must be 
included in the plans that clearly depict the profile (elevations and distances) from the edge of roadway to the 
right-of-way line. The proposed sidewalk must meet all slope, drop-off and clear-zone requirements. 

• All work performed within the department’s right-of-way shall conform to the most current edition of the 
following publications: 

o Standard Specifications for Road and Bridge Construction (English). 
o FDOT Standards Index (English) 
o FDOT Plans Prep Manual 
o FDOT Flexible Pavement Design Manual for New Construction and Pavement Rehabilitation 

(Should a conflict arise between the details shown in the plans and the Department of Transportation 
Standards the Engineer/Applicant shall immediately confer with the department’s engineer to resolve the 
discrepancy.) 

• All traffic striping and markings are to be lead-free, non-solvent based thermoplastic. 

• Removal of existing striping shall be accomplished using the “hydro-blast” method. If this process damages/scars 
pavement, then the pavement shall be milled and resurfaced per FDOT Standards. 

• All directional arrows shall be placed as one segment. 

• Alignment of proposed pavement markings shall match existing pavement markings at pavement marking limits 
of construction. 

• All curb and gutter and sidewalk will be removed and replaced joint to joint. 

• All broken/cracked driveways must be fully removed and replaced. 

• All disturbed area with the department’s right-of-way will restored to original or better condition by grading and 
sodding the area disturbed (Bermuda in rural, centipede in utility strips). 

• Burning of any material or debris is prohibited in FDOT right-of-way. 

• All lanes must be opened for traffic during an evacuation notice of a hurricane or other catastrophic event and 
shall remain open for the duration of the evacuation or event. 

 
For Category C, D, E, F, and G applications, or any application requesting or requiring a new traffic signal, new median 
opening, auxiliary lane, or modified median opening, a traffic impact study (TIS) will be required. Any TIS (except a cursory 
analysis, such as an indication of peak hour movements from the applicant’s site) must be signed, dated, and sealed by a 
Professional Engineer registered in the State of Florida.  It is highly encouraged prior to submitting any formal study to 
discuss the traffic methodology. The local maintenance office will facilitate this conversation with the Traffic Operations 
Office.  The specific detail and content of the TIS will vary depending upon the existing and projected traffic volumes, 
highway capacity, levels of service, and safety concerns.  
 
Any traffic software analysis (HCS, Synchro, CORSIM, etc.) that is submitted will require a letter signed and sealed by an 
engineer. The letter should state that the engineer has verified that the existing/base year model reflects the 
geometric/operational characteristics he has observed in the field. Also, the letter should state what default parameters 
were modified, why they were modified and the reason they were modified to the selected value. If no parameters were 
modified, the letter should state such. 



 
Issues the Applicant should be prepared to discuss are as follows: 

• Location of site 

• Aerial photo showing the site 

• Size of the development 

• ITE Land use codes for the development 

• Estimated numbers of trips according to the ITE Trip Generation Manual 

• Estimated directional splits to and from the proposed site 

• Location of nearest traffic signals upstream and downstream of site 

• Location of nearest median openings upstream and downstream of site (also specify by type—i.e. full or 
directional) 

• Location of nearest drives within 660’ upstream and downstream of site 

• Posted speed limit (and design speed of roadway if available) 

• Present Access Classification of roadway 

• Other pertinent info necessary to help identify TIS issues 
 
A cost estimate will be required after plans are deemed acceptable.  Cost estimates must be signed, sealed, and dated 
by a Professional Engineer at the time of submittal.  Unit cost information should be obtained from the most up to date 
master pay item list using the Current 12 month Moving Area Averages. 
 

https://www.fdot.gov/programmanagement/estimates/historicalcostinformation/historicalcost.shtm 
  

Plan sheets should clearly identify and delineate all work within the right-of-way.  Estimates should be in tabular 
form and organized by their corresponding subsections e.g. Pavement, Striping, Signalization, Signage, etc. Include as 
a minimum pay item number, description of work, unit of measure, estimated quantity, unit price, extended price of 
each work item, total sum of all work.  Contingency, MOT, Mobilization, and other incidental costs not covered by 
existing pay items can be individually lump summed into a percentage of the overall cost (For example: XX% 
Contingency, XX%, Mobilization, XX% MOT, XX% Erosion Control). 
 
Assurance of performance pursuant to Section 334.187, Florida Statutes, will be required if the permit requires 
extensive work within the right of way, such as auxiliary lanes, median modifications, relocation of structures, or traffic 
signals.  Prior to the issuance of a permit, the applicant shall provide a security instrument (performance bond, letter of 
credit, or cash bond) in the estimated dollar amount of the improvements in the right of way. The Department shall be 
named as the beneficiary. The security instrument shall be provided to the Department before the permit is issued. The 
security instrument shall be valid for a sufficient time to cover the construction and inspection of the permitted work. 
 
If your project requires a right of way donation, easement, exchange or other real estate transaction or a maintenance 
agreement, all documents must be completed and recorded prior to issuance of the permit. 
 
 
Drainage: 
The Department’s jurisdiction for Drainage Connection Permits is defined in Florida Administrative Code (FAC) Rule 
Chapter 14-86. The purpose of Rule Chapter 14-86 is to ensure safe conditions and the integrity of the Department's 
transportation facilities and to prevent an unreasonable burden on lower properties by providing standards and 
procedures for drainage connections from the properties adjacent to the Department's right of way.  Rule Chapter 
14-86 requires demonstration that there is no increase of run-off discharge to the Department’s right of way from 
the proposed improvements. Therefore, the allowable discharge to the Department’s right of way is based on the 
approach known as pre-development versus post-development.  Any site abutting the Department’s right of way or 
easement, undergoing development or changing grades is subject to this rule unless the improvement qualifies for an 
exception. 
 

https://www.fdot.gov/programmanagement/estimates/historicalcostinformation/historicalcost.shtm


The Department’s Drainage Connection Permit Handbook is available for review.  This handbook is prepared to assist 
applicants in complying with the Florida Department of Transportation Rule 14-86, F.A.C.  As a secondary feature, some 
of the reasoning and logic behind the Rule and its requirements are explained. 
 

http://www.fdot.gov/roadway/Drainage/files/DrConnPermitHB.pdf 
 
A permit application is not required for projects that qualify for an exception.  There are four (4) categories of exceptions 
- improvements to property that does not drain, either directly or indirectly, to the Department’s right of way, single 
family residential homes, agricultural and silvicultural improvements, and minor improvements.  To receive written 
verification of the exception, a completed Drainage Connection Permit Application (check exception) and appropriate 
back up materials are required.  The following should be submitted with your exception request: 
 

• Recent survey plans, certified by a Professional Land Surveyor Certified in the State of Florida. 

• Scaled paving, grading and drainage plans reflecting pre-development and post-development 
conditions. The plans shall be signed and sealed by a Professional Engineer certified by the State of Florida. 

• Land-use area calculations. 
 
The following information is required when submitting a Drainage Connection Permit (check permit). 

• Soils report supporting the drainage design. The report shall be signed and sealed by a Professional Engineer 
certified by the State of Florida representing the laboratory performing the testing. 

• Existing site photographs in hard copy format. A file with digital photographs is helpful. Each photograph 
shall be labeled with a description. The required photos follow. 

1. A view of the site in each direction (North, East, South and West). 
2. A view of the State Road both upstream and downstream from the proposed driveway 

connection(s), if applicable. 
3. Existing drainage facilities directly connected to the Department’s drainage system, if 

applicable. 
4. Existing drainage facilities with the Department’s right of way adjacent to the site, if 

applicable. 

• Vicinity map reflecting the location of the site. This map shall include latitude and longitude as well as section, 
township and range information. This map shall reflect all adjacent local streets as well as at least one major street or 
highway both upstream and downstream of the site. 

• Recent survey plan and legal description, certified by a Professional Land Surveyor Certified in the State of 
Florida. 

• Scaled paving, grading and drainage plans reflecting pre-development and post-development conditions. Each 
set of plans shall be signed and sealed by a Professional Engineer certified by the State of Florida. 

• On-site drainage report reflecting pre-development and post-development drainage analysis. Each drainage report 
shall be signed and sealed by a Professional Engineer certified by the State of Florida. 

• Department’s right of way impacts report reflecting all work proposed on the Department’s right of way. Each 
report shall be signed and sealed by a Professional Engineer certified by the State of Florida. The Drainage Connection 
Permit does NOT authorize work within the Department’s right of way. 

• Proof of ownership (i.e. warranty deed or long-term lease) 
 
 
Utility: 
The department has developed standards, guidelines, policies and recommended practices for utility placement 
within the department’s right of way.  These standards were established to regulate the location and manner for 
installation and adjustment of utility facilities on any Florida Department of Transportation (FDOT) right of way. FDOT 
will issue permits for the construction, alteration, operation, relocation, removal, and maintenance of utilities upon 
the right of way in conformity with the FDOT Utility Accommodation Manual (UAM), July 2017 edition. 

 

http://www.fdot.gov/roadway/Drainage/files/DrConnPermitHB.pdf


Others may prepare and process permit applications for the UAO, however the UAO shall, in all cases, be the permit 
applicant before the permit is approved. Once the permit is approved the UAO is the permittee and shall not deviate 
from the approved permit without approval from the Local Maintenance Engineer. The UAO shall have a complete copy 
of the approved permit at the jobsite when crews are present.  
 
City or county utility owners, who do not have contractual control over the builder of their utilities, may elect to have 
the builder become a joint utility permit applicant with the city or county. In these cases, the utility builder and the city 
or county shall be severally liable such that the utility builder shall be required to comply with all the permit 
requirements applicable to the construction of the city or county utilities and the city or county shall be required to 
comply with permit requirements post construction, including, but not limited to those applicable to operation and 
maintenance. 
 
The UAO may perform work on the UAO’s previously permitted utilities without applying for a new permit for only the 
work types listed below and when the work constraints in UAM Section 2.3.2 are followed: 
  
1) Placement of mid-span poles, replacement of existing poles, or removal of existing poles. All of these poles must be 
part of the existing pole line, and installed as close to the alignment of the existing pole line as possible. For existing 
poles that do not comply with the utility offsets in UAM Section 3.14.4, the new pole shall not reduce the existing pole’s 
offset from the edge of lane along non-restricted roadsides or from the face of curb along restricted roadsides. For 
existing poles that do comply with the utility offsets in UAM Section 3.14.4, the new pole shall also comply with the 
utility offsets in UAM Section 3.14.4.  

2) Placement of service poles as long as these poles are in compliance with the utility offsets in UAM Section 3.14.4.  

3) Placement of underground service lines in compliance with UAM Section 3.16.7 provided they are perpendicular to 
the roadway.  

4) Temporary utility work approved by the FDOT Resident/Project Engineer during FDOT construction projects in in 
accordance with an approved utility work schedule.  

5) Maintenance, replacement, alterations or additions of aerial components on existing pole lines.  

6) Maintenance, alterations, but not the replacement, of existing underground utilities.  

7) Placing and/or removing utilities within existing conduits, provided no additional pull-boxes or other utility 
appurtenances are installed.  

8) Installation of technology to solely operate, measure, maintain, and/or monitor the permitted utility provided no 
excavation is performed. This provision shall not be interpreted to allow other entities to attach to the UAO’s facility 
without obtaining a new permit and/or modifying the UAO’s existing permit if the technology does not solely operate, 
measure, maintain, and/or monitor the permitted utility.  

9) Vegetation control in compliance with UAM Section 3.18.  

10) Potholing for physical exposure of underground utilities in accordance with UAM Section 2.1(9).  

11) Replacement of existing permitted lines, as long as the new line is as close to the original alignment as possible and 
is in compliance with the utility offset in UAM Section 3.14.4.  
 
In addition to the information required for the One-Stop Permitting website and the utility permit in UAM Section 8, the 
UAO shall attach and incorporate as part of the utility permit application the following if applicable:  
1) Key map showing the proposed installation’s location and the approximate distance and direction from the proposed 
work area to the nearest town, major road intersection, bridge, or railroad crossing.  
2) Plan view drawings (preferably to scale) showing all of the following:  

a) The R/W Lines, limited access lines, and the UAO’s easement lines within the FDOT R/W.  
b) The proposed utility and proposed utility appurtenances (except for utility appurtenances mounted at least 
fifteen (15) feet above the ground and less than eight (8) cubic feet).  
c) The horizontal distance from the proposed utility to a well-defined feature of the transportation facility (such 
as the edge of travel lane).  
d) When work is within an FDOT project, a tie to project stationing, otherwise a tie to roadway mileposts.  
e) The limits of the work area (including staging areas, access points, or other areas to be used).  



f) For trenchless installations, the proposed method of installation, materials, function, type, size of proposed 
installation, and bore diameter.  
g) Maximum allowable operating pressures of proposed gas mains and the locations of proposed shut-off valves.  
h) Aboveground features such as existing utility poles within the work area.  
i) Underground features such as utilities, drainage pipes, or Intelligent Transportation System (ITS) lines within 
the proposed work area as can reasonably be obtained by a review of existing records and a topographical 
survey of above ground features.  
j) Significant physical features such as vegetation, wetlands or bodies of water.  

3) When installing underground utilities, the UAO shall provide profile view drawings showing all of the following:  
a) The location of the proposed utility and proposed appurtenances larger than eight (8) cubic feet.  
b) Benchmark information.  
c) Horizontal and vertical location of all existing underground facilities such as utilities, drainage pipes, or ITS 
lines within the proposed work area as can reasonably be obtained by a review of existing records and a 
topographical survey of above ground features.  
d) The proposed utility’s depth below the top of the pavement or existing unpaved ground.  
e) Top of water table or confining layer when required per UAM Section 3.16.9.1.  
f) Cross-sectional view showing one (1) or more typical cross sections to adequately reflect the proposed 
installation's location. 

4) Manufacturer’s certifications of proposed underground appurtenances manufactured offsite such as manholes, splice 
boxes or vaults that are greater than eighty (80) cubic feet in accordance with UAM Section 3.16.3.1.  
5) Signed and sealed plans and specifications for proposed attachments to structures including a bridge load rating 
analysis where attachments affect the bridge's carrying capacity.  
6) Not more than six (6) photographs documenting work area conditions prior to the utility work as requested by the 
Local Maintenance Engineer. The Local Maintenance Engineer shall waive the requirement for photographs when 
unnecessary.  
7) Justification and drawings showing proper replacement of the roadway for any open trenching, pavement cuts, or 
water supply line conflicts.  
8) For aboveground crossings of an operational LA R/W between interchanges, a list of any other anticipated crossings.  
9) A completed standard railroad application package when within FDOT rail corridors.  
10) A landscaped vegetation replacement plan as required by UAM Section 3.17.2.  
11) Any required approvals, waivers, or variances necessary for the permit to be approved.  
12) Any known provisions of the UAM or the utility permit that are modified, or made unenforceable by existing 
easements, subordination agreements, or other legal requirements.  
13) FDEP Certification document in accordance with UAM Section 2.5.  
14) A traffic control plan in accordance with UAM Section 2.4.2.  
15) Copies of any existing applicable permits for erosion control. 
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	7 CPA(SS) 2023-08 Pine Island
	01 CPA(SS) 2023-08 Pine Island PZA Staff Report
	Subject:  CPA(SS) 2023-08 Pine Island, a request for a Small Scale Comprehensive Plan Amendment to change the Future Land Use Map designation of approximately 20.67 acres of land from Rural/Silviculture (R/S) to Mixed Use District (MD); specifically l...
	SUGGESTED MOTION/ACTION

	Location: The subject property is located on the east side of US Highway 1 North, just north of Pine Island Road and west of Old Dixie Highway.
	Aerial Imagery: The subject property is approximately 20.67 acres in size and appears to contain one mobile home and undeveloped residential land. Aerial imagery also shows what looks like outside storage of vehicles and/or a salvage yard.
	Existing Future Land Use: The subject property is currently designated Rural/Silviculture (R/S) on the Future Land Use Map. Surrounding properties are designated Rural/Silviculture (R/S), Public, and New Town on the Future Land Use Map.
	Zoning District: The subject property is currently zoned Open Rural (OR) with a requested change to Planned Unit Development (PUD) via a companion Rezoning application (PUD 2023-17). Surrounding properties are zoned OR, Public Service (PS), Planned Un...
	APPLICATION SUMMARY
	This is a request to amend the Future Land Use Map (FLUM) designation from Rural/Silviculture (R/S) to Mixed-Use District (MD) for property located on US Hwy 1 North. The property contains approximately 20.67 total acres. A companion PUD rezoning (PUD...
	IMPACT REVIEW
	Transportation:

	ISO's Public Protection Classification (PPC) information plays an important part in the decisions many insurers make affecting the underwriting and pricing of property insurance. ISO analyzes the relevant data and assigns a PPC- grading from 1 (lowest...
	As of August 2016, ISO applies the following classification to properties in St Johns County:
	 Class 3- property within 5 road miles of an existing fire rescue station and within 1000 feet of a creditable water supply such as a fire hydrant, suction point, or dry hydrant.
	 Class 3X- property within 5 road miles of an existing fire rescue station but beyond 1000 feet of a creditable water supply.
	 Class 10W- property beyond 5 road miles but less than 7 road miles from an existing fire rescue station, and has a creditable water source.
	 Class 10- property beyond 5 road miles of a recognized fire rescue station.
	Based on this project submitted, as well as the current primary fire station location at 220 Pine Island Rd and creditable water supply, ISO would assign a rating of Class 3.
	DEPARTMENTAL REVIEW
	The Planning and Zoning Division has routed this request to all appropriate reviewing departments. There are no open comments.
	All amendments to the St. Johns County comprehensive plan are legislative in nature. This is a policy-making decision to determine the future growth pattern of St. Johns County (i.e. is it appropriate to expand the development area boundary or to chan...
	Technical Division Review:
	All future site engineering, drainage and required infrastructure improvements will be reviewed pursuant to the established Development Review Process to ensure that the development has met all applicable local regulations and permitting requirements....
	Transportation Planning Review:
	Planning and Zoning Division Review:
	The subject property is currently designated as Rural/Silviculture (R/S) and currently zoned Open Rural (OR). The applicant is requesting a Small-Scale Comprehensive Plan Amendment to change the Future Land Use Map designation of the subject property ...
	The Comprehensive Plan contains several policies regarding Comprehensive Plan Amendments, including Policies A.1.2.5, A.1.2.7, and A.1.3.11. These policies state the following (provided in part):
	 Policy A.1.2.5: All Comprehensive Plan amendments shall provide justification for the need for the proposed amendment and demonstrate how the proposed amendment discourages urban sprawl and not adversely impact natural resources. In evaluating propo...
	a) the extent to which the proposed amendment is contiguous to an existing Development Area that has developed in a manner providing a compact, contiguous development pattern with the proposed amendment;
	b) the extent to which population growth and development trends warrant an amendment, including an analysis of vested and approved but unbuilt development;
	c) the extent to which adequate infrastructure to accommodate the proposed amendment exists or is programmed and funded through an adopted Capital Improvement Schedule, such as the County Capital Improvement Program, the Florida Department of Transpor...
	d) the extent to which the amendment will result in an efficient use of public funds needed for the provision of new infrastructure and services related to it;
	e) the extent to which the amendment will not result in a sprawl development pattern as determined by Chapter 163, Florida Statutes, and will not discourage infilling of more appropriate areas available for development within existing Development Area...
	f) the extent to which the amendment will result in a sustainable development pattern through a balance of land uses that is internally interrelated; demonstrates an efficient use of land; ensures compatible development adjacent to agriculture lands; ...
	g) the extent to which the amendment results in positive market, economic and fiscal benefits of the area as demonstrated through a market demand analysis, economic impact analysis, and fiscal impact analysis.
	The Comprehensive Plan contains policies directed towards Rural/Silviculture (R/S), including A.1.6.1 and A.1.6.3. These policies state the following (provided in part):
	 Policy A.1.6.1: The County shall maintain the Rural/Silviculture (R/S) as depicted on the Future Land Use Map. Unless determined an Exempt Parcel the minimum lot size for residential development within the R/S designation is 40 acres. This Policy sh...
	 Policy A.1.6.3: Parcels of land designated as R/S on the Future Land Use Map recorded as of September 14, 1990 that do not meet the acreage requirement for R/S shall be considered Exempt Parcels. Each Exempt Parcel shall be permitted one dwelling un...
	 Policy A.1.9.1: The Mixed-Use Districts are intended to provide for areas that have a mixture of land uses, including commercial, light industrial, office, and low, medium, and high-density residential development, and are supported by urban service...
	 Policy A.1.9.2: Mixed Use Districts are not intended to provide for linear strip commercial development, but rather to incorporate commercial, light industrial, office, and residential uses in a manner that promotes a diversity of residential and no...
	 Policy A.1.9.4: All new development within Mixed Use Districts on parcels equal to or greater than ten (10) acres in size shall be required to apply for development approval under the provisions of the Planned Development land development regulations.
	Figure 1 provides a comparison of permitted use categories within the current and proposed Future Land Use Map designations.
	Figure 1: FLUM Designation Allowed Use Categories
	Figures 2 and 3 provide a compatibility analysis and map of adjacent lands. The subject property is surrounded by existing residential sites, undeveloped residential sites, the south end of Nocatee, and the County Transfer Station.
	Figure 2: Compatibility Analysis
	Figure 3: Compatibility Map
	The applicant is asking for a Mixed-Use District designation which would allow 13 dwelling units per acre. The applicant’s proposal is for 202 multi-family apartments and 50,000 square feet of non-residential development on a total of approximately 20...
	CORRESPONDENCE/PHONE CALLS
	action

	02 CPA(SS) 2023-08 Findings of Fact.docx
	03 Title Page ATT 1 REC DOCS SECTION
	04 Title Page BEGIN DOCS TO RECORD
	05 CPA(SS) 2023-08 ORDINANCE
	ORDINANCE NO.  2024 -
	NOW THEREFORE BE IT ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS OF ST. JOHNS COUNTY, FLORIDA:
	PASSED AND ENACTED BY THE BOARD OF COUNTY COMMISSIONERS OF ST. JOHNS COUNTY, FLORIDA, THIS  DAY OF ________ 2024.
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