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APPLICATION FOR CHANGE (AFC) 
TO THE FLAGLER CENTER DEVELOPMENT OF REGIONAL IMPACT (DRI) 

 
OVERVIEW 
 
ORDINANCE: 2019-489  
 
APPLICANT:   RAY SPOFFORD, ENGLAND-THIMS & MILLER, INC. 
 
GENERAL LOCATION OF DRI:   The DRI is located in the southwest quadrant of Old St. 
Augustine Road and Philips Highway; south of Old St. Augustine Road, west of Philips 
Highway, east of I-95 and north of the Bartram Springs community.    
 

 
Requested Action: This request would modify the minimum/maximum table of allowable 
uses with an increase to the maximum allowable multi-family residential dwelling units with an 
increase from a maximum of 2,350 dwelling units to a maximum of 2,600 dwelling units; the 
approved development rights would be modified to incorporate recognized land use 
conversions. No increase or decrease in development rights of the DRI is proposed and he 
minimum/maximum table continues to include required minimums for non-residential uses in 
order to ensure development of a broad mix of uses within the DRI.  
 
 
PLANNING AND DEVELOPMENT DEPARTMENT’S RECOMMENDATON:  APPROVAL  
 
 

LOCATION MAPS: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Duval County Location Map                                    Planning District 3: Location Map 
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Location/Field Map 
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Background/APPLICATION SUMMARY 
The Flagler Center Development of Regional Impact (DRI) is approximately 939 acres in total 
size with DRI approval received from the City of Jacksonville in 1989. The Flagler Center DRI 
was originally titled the Gran Park at Bayard DRI and subsequently changed to the Gran Park 
at Jacksonville DRI before its final name change used today, the Flagler Center DRI.   The 
DRI includes a mix of uses with light industrial, office, commercial, residential, hotel, hospital, 
senior care and senior housing uses. The DRI is located off of Old St. Augustine Road in the 
southwest quadrant of Old St. Augustine Road and Philips Highway with Philips Highway and 
the CSX rail line running along the DRIs eastern boundary.  Just west and south of the DRI is 
the Bartram Park DRI which encompasses approximately 2,628 acres and includes a mix of 
office, hotel, residential and retail commercial uses.  North of the DRI across Old St. 
Augustine Road is mostly commercial, office, residential and vacant land.  East of the DRI 
across Philips Highway is the Bayard community which includes small commercial businesses 
and residential uses.  This area of Philips Highway also includes large amounts of 
undeveloped land however, the current future land use south of the Bayard community and 
east of Philips Highway allows future potential for residential, commercial and light industrial 
development.  (See Location/Field Map, page 2)(See Aerial, Attachment A) (See Map H, 
Attachment B) (See Current Land Use Map, Attachment C)  
     
The proposed changes to the DRI require an application adopted through local legislation.  
Companion changes to the Planned Unit Development (PUD) zoning will be made through 
Minor Modification Application 19-12 which has been scheduled for a public hearing with the 
Planning Commission on September 5, 2019.  The changes proposed in the companion Minor 
Modification are consistent with the changes proposed in the subject AFC. 
 
A similar change to the DRI was approved with Ordinance 2018-518-E.  This application was 
approved for changes in the maximum allowable development potential of multi-family 
residential land uses.  The maximum allowable multi-family residential dwelling units was 
increased from 2,150 dwelling units to 2,350 dwelling units.   
 
The Flagler Center DRI (formerly known as the Gran Park at Jacksonville DRI) includes areas 
in the Conservation (CSV), Community/General Commercial (CGC) and Multi-Use (MU) Land 
Use Categories.  The majority of the developable land within the DRI  is in the Multi-Use (MU) 
Land Use Category which is incorporated in the Future Land Use Element of the 2030 
Comprehensive Plan with Policy 4.3.9 that delineates all land uses allowed in this specific 
Multi-Use Land Use Category: 
 

4.3.9 
That part of Gran Park at Jacksonville DRI, which is a Multi-Use Area on the 
Future Land Use Map, shall allow the following land use categories: 
Community/General Commercial (CGC), Business Park (BP), Light Industrial 
(LI), and Conservation (CSV), and shall be consistent with the Multi-Use Land 
Use Category.     

 
 
The proposed modification does not change the current types of uses within the DRI. 
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The modification to the City’s Flagler Center DRI Development Order includes the following: 
 

Land Use Conversion Minimums and Maximums Table - Proposed Modifications 
The Land Use Conversion Minimums and Maximums Table would be modified 
with changes in the maximum allowable development potential of multi-family 
residential land uses.  The maximum allowable multi-family residential dwelling 
units would increase from 2,350 dwelling units to 2,600 dwelling units.  An 
increase in the multi-family residential development rights would only be allowed 
by a land use conversion utilizing the development order’s approved conversion 
ratios for the DRI. The Minimums and Maximums Table would continue to 
include minimum requirements for non-residential uses to ensure the 
development of a broad mix of uses within the DRI.   
 
Flagler Center is home to the major employers Citigroup and Baptist Medical 
Center South.  According to the applicant, “the minor increase in multi-family 
residential by a land use conversion will further provide the jobs-housing balance 
in Flagler Center and provide more housing options close to major employers 
without any additional off-site traffic impacts.”   
 
The applicant provided a traffic review to determine if there would be any 
increase in off-site traffic associated with the proposed increase in the maximum 
number of multi-family units.  The traffic review looked at two different conversion 
scenarios for the continued development and mix of uses of the DRI.  In both 
scenarios, the analysis showed that any increase in residential uses will help 
maximize the potential for internal traffic in addition to having the potential to 
decrease the net external traffic.  
 
Approved Development Rights Modified to Incorporate Recognized Land Use 
Conversions  
The development order would be modified to incorporate the current amount of 
development rights for each approved land use.  Pursuant to documented 
conversions of uses that are allowable under the development order, the total 
amount of multi-family development rights has increased and the total amount of 
office development rights has decreased.  All notifications of conversion utilized 
the approved conversion ratio in the development order that allows the 
Developer to interchange land use types.  The conversions have been 
recognized and acknowledged by the Planning and Development Department; 
the proposed changes to the development rights within the development order 
are consistent with these conversions. 

 
Please see the proposed Application for Change (AFC) application, Attachment F.     
 

 

 



 

City of Jacksonville  Ordinance #2019-489 
Planning and Development Department   Page 5 of 16 
AFC to the Flagler Center DRI  
August 13, 2019  

 
 

REVIEW AND ANALYSIS 
 
COMPREHENSIVE PLAN 
Transportation Division of the Planning and Development Department  
The application does not include a change to the currently approved development rights of the 
DRI. However, the Transportation Division reviewed the application’s proposal to ensure the 
change to increase the maximum allowable development potential of the Multi-Family 
residential land uses would not negatively affect external traffic to the DRI. The applicant 
submitted a traffic analysis with the application to address these concerns.  The traffic 
analysis looked at two different conversion scenarios for the continued development and mix 
of uses of the DRI. In both scenarios, the analysis showed a decrease in number of external 
trips when converting either office or retail space to allow for additional multi-family residential 
units. After reviewing the Applicant’s traffic analysis and supporting documentation, the 
Transportation Division was satisfied that the analysis supports the amendment and the 
changes will not negatively affect external traffic.  (See Transportation Division Review, 
Attachment D) 
 
 
Duval County Public Schools 
Duval County Public Schools (DCPS) provided a review of the proposed AFC.  In accordance 
with the adopted level of service standards (LOS) for school capacity as established in the 
Interlocal Agreement (ILA) and the Public Schools and Facilities Element. The ILA was 
entered into in coordination with the Duval County Public School System (DCPS) and the 
other municipalities within Duval County.   
 
School concurrency LOS is the methodology used to analyze and to determine whether there 
is adequate school capacity for each school type (elementary, middle, and high school) to 
accommodate a proposed development. The LOS (105% of permanent capacity) is based on 
Concurrency Service Areas (CSAs), not the closest school in the area for elementary, middle 
and high schools, as well as on other standards set forth in the City of Jacksonville School 
Concurrency Ordinance.  
 
In evaluating the proposed residential development for school concurrency, the following 
results were documented: 
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The analysis of the proposed residential development does not reveal any deficiency for 
school capacity within the CSA. 
 
Supplemental School Information: 
The following additional information regarding the capacity of the assigned neighborhood 
schools was provided by the Duval County School Board. This is not based on criteria utilized 
by the City of Jacksonville School Concurrency Ordinance. 
 

 
 
  
Emergency Preparedness Division of the Fire and Rescue Department 
The Emergency Preparedness Division of the Fire and Rescue Department provided a review 
of the proposed Application for Change.  Flagler Center DRI, the development area, is not 
located in an evacuation zone.  The Emergency Preparedness Division found that “the 
modification will not result in an increase in the evacuating population or expected population 
requiring emergency sheltering. Therefore, the proposed modification to the Flagler Center 
DRI should have a minimal impact, if any, on evacuation timing or evacuation shelter 
populations within Duval County.” (See Attachment E, Emergency Preparedness Division 
Review) 
 
Vision Plan 
The site is located within the boundaries of the Southeast Jacksonville Vision Plan. The Vision 
Plan describes the surrounding area of the Flagler Center DRI as a “New Area” where 
development can occur without affecting existing neighborhoods.  The Plan encourages 
cluster development to create an opportunity for land preservation and the creation of open 
space, protect conservation areas and maintain a large network of open space.  As a mixed 
use master planned community, the Flagler Center DRI is consistent with the intent of the 
Plan which emphasizes compact mixed-use contiguous development in the “New Areas” of 
the Southeast District with a strong emphasis on maintaining conservation areas.   
 
Objectives and Policies 
The proposed AFC to the DRI is consistent with the following Objective and Policies of the 
Future Land Use Element of the 2030 Comprehensive Plan. 
 
 

Policy 1.2.1  The City shall ensure that the location and timing of new development 
and redevelopment will be coordinated with the ability to provide public 
facilities and services through the implementation of growth management 
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measures such as the Development Areas and the Plan Category 
Descriptions of the Operative Provisions, development phasing, 
programming and appropriate oversizing of public facilities, and zoning 
and subdivision regulations. 

 
Policy 3.4.2  The City will evaluate opportunities to promote and encourage 

development and redevelopment opportunities for mixed and multi-use 
projects.  The Land Development Regulations should be amended, as 
appropriate, to incorporate such incentives. 

 
Policy 4.3.9  That part of Gran Park at Jacksonville DRI, which is a Multi-Use Area on 

the Future Land Use Map, shall allow the following land use categories: 
Community/General Commercial (CGC), Business Park (BP), Light 
Industrial (LI), and Conservation (CSV), and shall be consistent with the 
Multi-Use Land Use Category.     

 

The proposed AFC to DRI is consistent with the following Policy of the Transportation 
Element of the 2030 Comprehensive Plan. 
 
Policy 2.3.8   The City shall encourage, through the development review process, 

development that will minimize external trip generation through the 
integration of land uses by requiring such measures as interconnecting 
land uses, sharing access drives and off-street parking areas, and 
encouraging planned unit developments.  The City’s Land Development 
Regulations shall be revised as necessary to enforce this policy. 

 
 
The change to the land use conversion minimums and maximums table of allowable uses 
would allow more flexibility in the maximum allowable multi-family residential dwelling units.  
This change would better allow the evolution of the DRI to be based on potential need and 
would therefore, encourage development.  The proposed changes permit a continued 
development of the Multi-Use DRI while offering a change in the allowable amount of 
approved multi-family residential uses. Any changes to the set amount of approved 
development rights of the DRI would require a compensation of uses based on the approved 
conversion table in the development order to the DRI.  The use of the conversion table would 
create a net effect of zero traffic impacts because any increase in one use would be 
accompanied by a proportional decrease in another.  Therefore, the proposed DRI changes 
are consistent with FLUE Policies 1.2.1, 3.4.2 and 4.3.9. 
 
Additionally, the changes in the potential amount of the multi-family residential land use within 
the DRI continue the original plan to provide a mix of uses to serve the habitants of the Flagler 
Center DRI.  The traffic analysis submitted by the Applicant and reviewed by the Planning and 
Development Department’s Transportation Division concluded that the proposed changes 
would decrease external trip generation. Therefore, the proposed DRI amendment is 
consistent with Policy 2.3.8 of the Transportation Element. 



 

City of Jacksonville  Ordinance #2019-489 
Planning and Development Department   Page 8 of 16 
AFC to the Flagler Center DRI  
August 13, 2019  

 
 

 

RECOMMENDATION 
Based on the foregoing, it is the recommendation of the Planning and Development 
Department that Ordinance 2019-489 be APPROVED as set forth in the AFC to the 
Development Order, dated June 14, 2019.   
 
 
ATTACHMENTS 

A. .......... DRI AERIAL MAP, PAGE  9 
B. .......... CURRENT MAP H, PAGE 10 
C. .......... CURRENT LAND USE MAP, PAGE 11 
D. .......... TRANSPORTATION DIVISION  REVIEW, PAGE 12 
E. ........... EMERGENCY PREPAREDNESS DIVISION REVIEW, PAGES 13-15 
F. ........... AFC TO THE DRI APPLICATION , PAGE 16 
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ATTACHMENT A 
Aerial 

Flagler Center DRI 
NOPC Ordinance 2018-518 

Aerial 
        Ordinance 2019-489 
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ATTACHMENT B 
Master Plan Map H (No changes proposed on Map H)  
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ATTACHMENT C 
Current Land Use Map  

 
 

Current Land Use Map 
Flagler Center DRI 

Ordinance 2019-489 
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ATTACHMENT D  
Transportation Division Review  
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ATTACHMENT E  
Emergency Preparedness Division Review  
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ATTACHMENT E (continued) 
Emergency Preparedness Division Review 
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ATTACHMENT E (continued) 
Emergency Preparedness Division Review 
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ATTACHMENT E  
Application dated June 14, 2019  

(see following pages)  





















Provided, however that the allowable land uses as converted, shall be within the following 

minimum and maximum amounts: 

      Minimum   Maximum 
 Industrial    45 acres   150 acres 
 Office     2,500,000 sq. ft.  4,700,000 sq. ft.  

(including 600,000 sq. 
ft. from Bartram Park) 

 Commercial    80,000 sq. ft.   220,000 sq. ft. 
 Hospital    250 Beds   500 Beds 
 Hotel     150 Rooms   300 Rooms 
 Multi-Family Residential (MF) 400 Dwelling Units  2,350 2,600 Dwelling  
          Units 
 Single Family Residential (SF) 0 Dwelling Units  150 Dwelling Units 
 Senior Care (SC)   0 Beds    350 Beds 

Senior Housing (SH)   0 Dwelling Units  500 Dwelling Units 
 
 
 Section 2.  The phase II, build out, termination and downzoning protection dates of the 

Flagler Center DRI Development Order is May 21, 2028 for all lands within the DRI other than 

the Combined Parcel.  The buildout date for the Combined Parcel is November 24, 2023 and the 

expiration date for the Combined Parcel is March 25, 2030.  The termination and downzoning 

protection date of the Flagler Center DRI Development Order is May 23, 2033. 

 Section 3.  The Council has reviewed the proposed change to the Flagler Center DRI and 

has determined that such changes do not constitute a substantial deviation as such term is defined 

in Section 380.06(19), Florida Statutes.  

 Section 4.  This Ordinance supersedes any conflicting provisions of the previously 

approved development order, the application for development approval and any amendments, 

supplements or interpretations thereof previously issued by or on behalf of the City. 

 Section 5.  This Ordinance shall become effective upon signature of the Mayor or upon 

becoming effective without the Mayor’s signature. 














































