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June 5, 2025 

The Honorable Randy White 
The Honorable Kevin Carrico, LUZ Chair 
And Members of the City Council 
117 West Duval Street 
Jacksonville, FL 32202 
 
RE: Planning Commission Advisory Report / Ordinance No.  2025-307/Application No. L-5989-24A 

 
Dear Honorable Council President White, Honorable Council Member and LUZ Chairman Carrico and 
Honorable Members of the City Council: 
 
Pursuant to the provisions of Section 650.405 Planning Commission Advisory Recommendation and 
Public Hearing, the Planning Commission APPROVED Ordinance 2025-307 on June 5, 2025. 
 
P&DD Recommendation APPROVE 

PC Issues:  Several members o f t he pu blic v oiced c oncerns ov er t he l oss of  
agricultural l and t o development an d urban s prawl, as  w ell as 
environmental concerns such as wildlife, wetlands, and flooding. The 
public s peakers al so v oiced c oncern over t raffic and s chools 
capacity.  

 
PC Vote: 7-0 APPROVE 

 

Michael McGowan, Chair  Aye   
Lamonte Carter   Aye  
Amy Yimin Fu   Aye  
Charles Garrison   Aye  
Dorothy Gillette   Aye  
Julius Harden   Absent 

http://www.jacksonville.gov/
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Moné Holder    Aye  
Ali Marar    Absent 
Tina Meskel    Aye  
 

If you have any questions or concerns, please do not hesitate to contact me at your convenience. 
 

Sincerely, 

 

Helena A. Parola, MAURP 
Chief of Community Planning 
City of Jacksonville - Planning Department 
214 North Hogan Street, Suite 300 
Jacksonville, FL 32202 
(904) 255-7842 
HParola@coj.net 

 

mailto:HParola@coj.net
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Report of the Jacksonville Planning Department 
 

Large-Scale Future Land Use Map Amendment – May 30, 2025 
 
Ordinance/Application No.: 2025-307 / L-5989-24A 
 
Property Location: 0, 4 150, 4 282, 4 300, 451 8, 4534, 4536, 4560, an d 

4600 Yellow Water Road 
 
Real Estate Number(s): 002272 0010; 002272 0020; 002272 0030;  

002272 0040; 002272 0045; 002272 0070;  
002272 0100; 002275 0020; 002275 0034;  
002275 0115; 002275 0510; 002275 0515  
 

Property Acreage: 190.29 acres 
 
Planning District: District 4, Southwest 
 
City Council District: District 12 
 
Applicant: Cyndy Trimmer, Esq. 
  
Current Land Use: Agriculture (AGR) and Rural Residential (RR)  
   
Proposed Land Use: Low Density Residential (LDR)  
 
Current Development Area: Rural Area 
 
Proposed Development Area: Suburban Development Area 
 
Current Zoning: Agriculture (AGR) 
  
Proposed Zoning: Planned Unit Development (PUD)  
 
RECOMMENDATION:  APPROVE  
 
APPLICANT’S JUSTIFICATION FOR THE LAND USE MAP AMENDMENT 
Applicant requests this land use amendment to provide for low density residential housing 
and further requests the extension of the Suburban Development Area to be bounded by 
Wells Road to the north, Normandy Boulevard to the south and east, and Loblolly Park to 
the w est. Applicants i ntends to f ile a r ezoning ap plication later during t he t ransmittal 
phase. 
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BACKGROUND 
The approximately 190.29-acre subject site consists of twelve (12) parcels and is located 
along Yellow Water Road, a collector roadway, and is situated south of Wells Road, a 
local r oadway, a nd approximately one m ile nor th of N ormandy Boulevard, a n F DOT 
Principal Arterial roadway. Abutting the western property line of the subject site is Loblolly 
Park / Mitigation Preserve. The site is currently developed with s ingle family dwellings 
and pasture lands. While the site is currently in the Rural Area, the applicant seeks to 
extend the Suburban Area boundary to include the site concurrent with the request for a 
land us e am endment. Additionally, t he s ite is l ocated w ithin t he Southwest Planning 
District (District 4) and Council District 12.  
 
The entire s ite is in the Rural Area, with approximately 160.23 acres of  the site in the 
Agriculture (AGR) land use category, and 30.06 acres of the site in the Rural Residential 
(RR) l and us e c ategory. T he ent ire site is  in the AGR zoning district. The ap plicant 
proposes the entire 190.29 acres of the site be amended to the Low Density Residential 
(LDR) land use category in the Suburban Area. The applicant is requesting an extension 
of the Suburban Area to cover the entirety of the subject site, a map of which is shown in 
Attachment B. This is the transmittal round of the large-scale land use amendment. The 
proposed Planned Unit Development (PUD) rezoning will be f iled for legislation at the 
adoption round of the land use amendment.  
 
The area around the subject s ite consists predominantly of  residential and agricultural 
uses, as well as parks and preserves. Most of the properties designated for agricultural 
use include single family dwellings. Through a series of land use amendments over the 
last t wenty y ears, t he pr operties east a nd south o f t he s ubject site h ave gr adually 
transitioned from a rural, agricultural character area to a low-density, suburban character 
area. In addition to the influx of residential designations and developments, there are new, 
commercially designated land uses along Normandy Boulevard to serve the surrounding 
residential communities. Overall, the pattern of development and character of the area 
has changed to accommodate suburban development.  
 
The Land Use, Location, and Field Notes Map (Attachment A) at the end of this report 
provides a detailed picture of the existing development pattern for the immediate area. 
Attachment C at the end of this report shows recent land use changes in the immediate 
area. See t he C onsistency E valuation bel ow f or a det ailed l ook into r ecent l and use 
amendments.  
 
The adjacent l and use categories, zoning districts and pr operty uses of the proposed 
amendment site are as follows: 
 
 

North: Land Use: Agriculture (AGR) and Recreation and Open Space (ROS) 
Zoning: AGR and ROS 
Property Use: Single family residential, undeveloped land, and Yellow 
Water Trailhead 
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South: Land Use: AGR, RR, and Community / General Commercial (CGC) 
Zoning: AGR, PUD, and Commercial Neighborhood (CN) 
Property Use: single-family residential, pasture lands, Loblolly Park, gas 
station, and convenience store 
 

East: Land Use: RR, Public Building Facilities (PBF), and LDR 
Zoning: PUD and PBF-1 
Property Use: undeveloped land entitled for future single-family 
residential, multi family residential, and undeveloped federal land, Cecil 
Field Conservation Corridor 
  

West: Land Use: AGR 
Zoning: AGR 
Property Use: Loblolly Park and Loblolly Mitigation Preserve 

 
IMPACT ASSESSMENT 
Potential i mpacts of  a  pr oposed l and us e map a mendment hav e b een analyzed b y 
comparing the Development Impact Standards for the subject site’s existing vs. proposed 
land use categories unless maximum density/intensity is noted on the Annotated FLUM 
or is in a site specific policy. Development Impact Standards are detailed in FLUE Policy 
1.2.16, Development Standards for Impact Assessment. These s tandards pr oduce 
development potentials as shown in this section. 
 
The development impacts are anal yzed f or t wo scenarios under the current land use 
designation.  

• Scenario 1 calculates the current development potential using the AGR land use 
category and the RR land use category if connected centralized water and sewer 
services.  

• Scenario 2 calculates the current development potential using the AGR land use 
category and the RR land use category if not connected to centralized water and 
sewer services.   

Development Analysis—190.29 acres: AGR = 160.23 acres & RR = 30.06 acres 

Development Boundary Rural Area - *requesting extension of Suburban 
boundary* 

Roadway Frontage 
Classification / State Road 

Yellow Water Road / collector roadway 

Plans and/or Studies Southwest Vision Plan 
Site Utilization Current: 

Single family dwellings and 
pasture lands 

Proposed: 
Single family 
dwellings 

Land Use / Zoning Current: 
AGR and RR / AGR 

Proposed: 
LDR / PUD 
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Development Analysis—190.29 acres: AGR = 160.23 acres & RR = 30.06 acres 

Development Standards for 
Impact Assessment 

Current: 
Scenario 1: 1 DU / 2.5 acres 
(AGR) & 2 DU / acre (RR w/water 
& sewer) 
Scenario 2: 1 DU / 2.5 acres 
(AGR) & 1 DU / acre (RR w/o 
water and sewer) 

Proposed: 
5 DU / acre  

Development Potential Current: 
Scenario 1: 64 DU (AGR) + 60 
DU (RR) = 124 DU 
Scenario 2: 64 DU (AGR) + 30 
DU (RR) = 94 DU 

Proposed: 
950 DU (LDR) 

Net Increase or Decrease in 
Maximum Density 

Scenario 1: Increase of 827 DU 
Scenario 2: Increase of 857 DU 

Net Increase or Decrease in 
Potential Floor Area 

N/A 

Population Potential Current: 
Scenario 1: 329 people 
Scenario 2: 250 people 

Proposed: 
2,529 people 

Special Designation Areas 

Aquatic Preserve No 
Septic Tank Failure Area No 
Evacuation Zone No 
Airport Environment Zone 300’ height restriction for Cecil Airport and 500’ height 

restriction for Herlong Recreational Airport 
Industrial Preservation Area No 
Cultural Resources No 
Archaeological Sensitivity Low, medium, and high 
Historic District No 
Coastal High Hazard No 
Adaptation Action Area No 
Groundwater Aquifer 
Recharge Area 

0-4 inches 

Wellhead Protection Zone No 
Boat Facility Siting Zone No 
Brownfield No 
Public Facilities 

Potential Roadway Impact Scenario 1: 7,789 net new daily trips 
Scenario 2: 8,072 net new daily trips 

Potential Public School 
Impact 

220 new students 

Water Provider JEA 
Potential Water Impact Scenario 1: increase of 219,716 gpd 

Scenario 2: increase of 227,696 gpd 
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Development Analysis—190.29 acres: AGR = 160.23 acres & RR = 30.06 acres 

Sewer Provider JEA 
Potential Sewer Impact Scenario 1: increase of 164,787 gpd 

Scenario 2: increase of 170,772 gpd 
Potential Solid Waste Impact Scenario 1: increase of 2,147.6 tpy 

Scenario 2: increase of 2,225.6 tpy 
Drainage Basin/Sub-basin Major: Brady/Yellow Branch  

Sub: Unnamed stream, Unnamed Branch, and Yellow 
Water Creek 

Recreation and Parks Loblolly Park, Loblolly Mitigation Preserve, Yellow 
Water Trailhead, Cecil Field Conservation Corridor 

Mass Transit Access No 
Natural Features 

Elevations 65-88 feet 
Land Cover 1100: Residential, low density- less than 2 dwelling 

units/acre; 
2110: Improved pastures (monocult, planted forage 
crops); 
2510: Horse farms; 
3300: Mixed upland nonforested; 
4340: Upland mixed coniferous/hardwood;  
4410: Pine Plantation; 
4430: Forest regeneration; 
5300: Reservoirs- pits, retention ponds, dams; 
6170: Mixed wetland hardwoods; 
6210: Cypress; 
6250: Hydric pine flatwoods; 
6300: Wetland Forested mixed 

Soils 38: Mascotte fine sand, 0 to 2 percent slopes 
44: Mascotte Pelham complex, 0 to 2 percent slopes 
51: Pelham fine sand, 0 to 2 percent slopes 
63: Sapelo fine sand, 0 to 2 percent slopes 
66: Surrency foamy fine sand, depressional, 0 to 2 
percent slopes (Category III wetland soil) 
67: Surrency foamy fine sand, 0 to 2 percent slopes, 
frequently flooded (Category II wetland soil) 
82: Pelham fine sand, depressional, 0-2 percent 
slopes (Category III wetland soil) 

Flood Zones AO in southwestern portion (approx. 20 acres) 
Wetlands 6.34 acres of Category II wetlands and 44.26 acres of 

Category III wetlands 
Wildlife (applicable to sites 
greater than 50 acres) 

Wildlife survey on file with Planning Dept. 
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Utility Capacity 
The calculations to determine the water and sewer flows contained in this report and/or 
this spreadsheet have been established by the City of Jacksonville Planning Department 
and have been adopted by JEA solely for the purpose of preparing this report and/or this 
spreadsheet. The method of calculating water and sewer flows in order to properly size 
infrastructure shall continue t o be based on  JEA’s W ater, S ewer and Reuse f or New 
Development Projects document (latest edition).  

The application was routed to JEA for evaluation in accordance with the large-scale land 
use amendment impact assessment guidelines. JEA provided an assessment showing 
the change in water and sewer demand based on the potential impacts of the proposed 
land use change. According to the application, it is the intent of the applicant to serve the 
development with JEA central water and sewer. 

The ap plicant w ill be  r equired t o provide a J EA service a vailability letter w ith th e 
companion rezoning application during the adoption round of this large-scale amendment. 

Future Land Use Element  
Policy 1.2.8 Require new development a nd r edevelopment i n t he C entral B usiness 

District (CBD), Urban Priority Area (UPA), Urban Area (UA), and Suburban 
Area (SA) to be served by centralized wastewater collection and potable 
water distribution systems when centralized service is available to the site.  

 
Development on s ites located within the UPA, UA and S A are permitted 
where connections to centralized potable water and/or wastewater are not 
available subject to compliance the following provisions: 

 
1. Single family/non-residential (estimated flows of 600 gpd or less) where 
the collection system of a regional utility company is not available through 
gravity service via a facility within a r ight-of-way or easement which abuts 
the property. 

 
2. Non-residential ( above 600 gpd) w here t he c ollection s ystem of a  
regional utility company is not within 50 feet of the property. 

 
3. Subdivision (non-residential and residential) where: 

a. The collection system of a r egional ut ility company is greater than 
1/4 mile from the proposed subdivision. 

 
b. Each lot is a minimum of ½ acre unsubmerged property. 

 
c. Installation of dr yline s ewer s ystems s hall be i nstalled w hen 
programmed i mprovements ar e i dentified i n t he C apital I mprovements 
Element w hich w ill make c onnections t he J EA C ollection S ystems 
available within a five (5) year period. 
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Transportation 
The subject site is 190.29 acres and is located on Yellow Water Road, a collector roadway. 
The proposed land use amendment is located within the Rural Development Area and 
Mobility Zone 6. The applicant proposes to change the existing land use from Agriculture 
(AGR) and Rural Residential (RR) to Low Density Residential (LDR). 
 
Comprehensive Plan Consistency: 
The Trip G eneration Analysis i s c onsistent w ith the m ost recent v ersion of t he 
Transportation E lement ( TE) of  t he C ity of J acksonville C omprehensive Plan ( TE 
Objective 2.4 and Policies 1.2.1 and 2.4.2). 
 
Transportation Element 
Objective 2.4  The City shall plan for future multi-modal transportation needs, 

including the need for right-of-way, in order to support future land uses 
shown on the Future Land Use Map series. 

 
Policy 1.2.1 The C ity s hall use t he I nstitute of  T ransportation E ngineers Trip 

Generation Manual, latest edition, to determine the number of trips to be 
produced or attracted to a par ticular land use when assessing a t raffic 
impact. 

 
Policy 2.4.2 The City shall amend the adopted Comprehensive Plan to incorporate 

the da ta a nd a nalysis gener ated by  a per iodic r egional t ransportation 
model an d study a nd f acilitate t he i mplementation of  t he s tudy 
recommendations. 

 
Trip Generation Estimation: 
Table A provides the daily trip generation comparison between the current and proposed 
comprehensive plan land uses and the potential transportation impacts on the roadway 
network. The current AGR and RR land use would result in 1,170 or 887 trips, depending 
on the scenario. If the land use is amended to allow for this proposed LDR development, 
this will result in 8,959 daily trips. 
 
Transportation Planning Division RECOMMENDS the following: 
The difference in daily trips for the proposed land use amendment is 7,789 or 8,072 net 
new dai ly t rips w hen compared to scenarios 1 an d 2 f or the ex isting l and us e. T he 
Transportation Planning Division recommends ongoing coordinating efforts with the City 
of Jacksonville Traffic Engineer to determine if a traffic operational analysis is needed. 
 

Table A  
Trip Genera�on Es�ma�on Scenarios 
Current Land Use 

Scenario 1 
ITE Land 

Use Code 
Potential Number 

of Units 
Estimation Method Daily Trips 

AGR  210 64 DUs T = 9.43 (X) 604 
RR  

(w/ water & sewer) 
210 60 DUs T = 9.43 (X) 566 

  Total Trips for Existing Land Use- Scenario 1 1,170 
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Current Land Use 

Scenario 2 
ITE Land 

Use Code 
Potential Number 

of Units 
Estimation Method Daily Trips 

RR 
(w/o water & 

sewer) 

210 30 DUs T = 9.43 (X) 283 

AGR 210 64 DUs T = 9.43 (X) 604 
  Total Trips for Existing Land Use- Scenario 2 887 
    

Proposed Land 
Use Scenario 

ITE Land 
Use Code 

Potential Number 
of Units 

Estimation Method Daily Trips 

LDR 210 950 DUs T = 9.43 (X) 8,959 
  Total Trips for Proposed Land Use- Scenario 2 8,959 
    
  Scenario 1 Difference in Daily Trips 7,789 

  Scenario 2 Difference in Daily Trips 8,072 
Source: Trip Generation Manual, 11th Edition, Institute of Engineers 

 

School Capacity 
The proposed amendment could result in the development of 950 dwelling units and 220 
new students. The proposed development was analyzed in accordance with the adopted 
level o f se rvice standards ( LOS) f or s chool c apacity as es tablished i n t he Interlocal 
Agreement (ILA) and the Public Schools and Facilities Element. The ILA was entered into 
in c oordination w ith t he D uval C ounty P ublic S chool S ystem ( DCPS) and the ot her 
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, m iddle, and high 
school) to ac commodate a pr oposed dev elopment. The LO S (105% of per manent 
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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Potential school capacity impacts will be addressed through the Concurrency and Mobility 
Management System Office. The analysis does not reveal a deficiency in capacity. 
 
Public School Facilities Element 
Policy 2.3.2 The City will coordinate with DCPS to establish plan review procedures 

to manage the timing of Future Land Use Map amendments and other 
land use decisions so t hat t hese dec isions coordinate w ith adequate 
school capacity.  

 
Policy 2.3.3 The City will take into consideration the DCPS comments and findings 

on t he av ailability of  adequate s chool c apacity i n t he evaluation of  
comprehensive plan a mendments, an d ot her land use dec isions as  
provided in Section 163.3177(6)(a), F.S. and development of regional 
impacts as provided in 1380.06, F.S 

 
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  t he C ity of J acksonville S chool C oncurrency Ordinance. Note that t he 
percentage occupied may not appear correct due to ESE space requirements. 
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The above table was revised with the correct schools after the Planning Commission 
meeting held on June 5, 2025. The number of students generated remains the same. 

Archaeological Sensitivity 
According to the Duval County Archaeological Predictive Model, the subject property is 
located w ithin a n ar ea of l ow, medium, and hi gh s ensitivity f or t he pr esence o f 
archaeological resources. Projects that move forward through the Site Review process 
may be required to perform a P rofessional Archaeological Reconnaissance Survey on 
the portion of the site that is in a high sensitivity area. If archaeological resources are 
found during future development/redevelopment of the site, Section 654.122 of the Code 
of Subdivision Regulations should be followed. 
 
Historic Preservation Element 
Policy 1.2.2 The C ity shall continue to review new development for t he po tential o f 

archeologically s ignificant s ites. The C ity s hall ut ilize t he m ost c urrent 
version of the Archeological Sensitivity Predictive Model to identify areas 
of high probability for artifact concentrations. 

 
Policy 1.2.5 The Planning and Development Department shall maintain and update for 

planning and permitting purposes, a series of GIS data layers and maps 
depicting r ecorded archaeological s ites, historic di stricts an d l ocal 
landmarks.  

 
Aquifer Recharge 
The site is located within an area identified as being in the 0 to 4 inch per year aquifer 
recharge area. This range is below the threshold of 12 inches or more per year which 
would constitute a prime recharge area as defined in the Infrastructure Element – Aquifer 
Recharge Sub-Element (IE-AR). Prime aquifer recharge areas are the primary focus of 
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groundwater r esource pr otection. However, dev elopment r esulting f rom t he pr oposed 
land use amendment will be reviewed during the site plan review and permitting process 
for c ompliance w ith the l and development regulations t hat have been es tablished t o 
protect gr oundwater r esources. Such r egulations ad dress i ssues s uch as  drainage 
systems, septic systems, and landscape/irrigation regulations.  
 
Infrastructure Element – Aquifer Recharge Sub-Element (IE-AR) 
Policy 1.2.3 The City shall continue to coordinate with the SJRWMD and utilize the 

best available resources and information including the latest update of 
the F loridian A quifer R echarge G IS gr id coverage t o pr otect the 
functions of  t he natural groundwater aqui fer recharge a reas and t o 
discourage urban sprawl. 

 
Policy 1.2.7  Within t wo years of e stablishment by t he S JRWMD and t he Water 

Resources Management Plan of prime recharge areas for the Floridan 
Aquifer, t he P lanning and  D evelopment D epartment s hall pr epare 
maps of such designated areas showing the special zoning and land 
use c onsideration t he C ity has  es tablished f or s uch areas as 
designated by the latest update of the Floridan Aquifer Recharge GIS 
grid coverage. 

 
Airport Environment Zones 
Height Restriction: 
The approximately 132 acres of the southern portion of the site are located within the 
300-foot Height and Hazard Zone for Cecil Airport, and approximately 58 acres of the 
northern portion of the site are located within the 500-foot Height and Hazard Zone for 
Herlong Recreational Airport. Zoning will limit development to a maximum height of 300 
and 50 0 feet for t he r espective z ones, unl ess appr oved by  the J acksonville A viation 
Authority or  t he F ederal A viation Administration. U ses l ocated w ithin t he H eight an d 
Hazard Zone must not c reate or  increase the potential for such hazards as electronic 
interference, light glare, bird strike hazards or other potential hazards to safe navigation 
of aircraft as required by Section 656.1005.1(d).  
 
Future Land Use Element  
Objective 2.6 Support and strengthen the role of Jacksonville Aviation Authority (JAA) 

and the United States Military in the local community, and recognize the 
unique requirements of the City's other airports (civilian and military) by 
requiring t hat al l adj acent d evelopment be c ompatible with av iation-
related ac tivities i n accordance w ith t he r equirements of Section 
163.3177, F.S. 

 
Policy 2.6.16 Airport H eight an d H azard z ones ( HH) ex ist ar ound al l military and 

civilian airports within the city limits of Jacksonville. The horizontal limits 
of t he z ones a nd l imitations o n hei ghts of  obstructions w ithin t hese 
zones are defined for each military airport in Naval Facilities Engineering 
Command (N AVFAC) P -80.3 01/82, o n f ile w ith t he P lanning and 
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Development Department, and for each civilian airport in Title 14, Code 
of F ederal R egulations ( CFR), P art 77 gui delines, on f ile w ith t he 
Planning and Development Department. In order to assure that Title 14, 
CFR, Part 77 guidelines and NAVFAC P-80.3 01/82 guidelines are not 
exceeded and that no structure or  obstruction is permitted that would 
raise a m inimal obs truction c learance altitude, a minimum v ectoring 
descent altitude or a decision height, all cell towers and any structure or 
obstruction that would extend into an Airport (HH) requires, in writing, 
comment from the U.S. Navy. Although written documentation from the 
U.S. Navy for military HH and from the FAA or JAA for civilian HH is not 
required for proposed structure heights below the listed height, United 
States Code (USC) Title 14, CFR Part 77 still applies. 

 
Flood Zones 
Approximately 20.04 acres of the subject site is located in the southwestern portion of the 
property i s w ithin t he AO F lood Z one. Flood z one des ignations are as signed by t he 
Federal Emergency Management Agency (FEMA). FEMA defines the various f looding 
characteristics of  di fferent lands bas ed on a 1 00-year s torm. T he 1 00-year s torm o r 
Special Flood Hazard Area (SFHA) refers to a f lood occurring from a s torm event that 
happens an average of every 100 years. This does not mean that a storm of this type will 
happen every 100 years. There is a 1-percent chance that a storm of this magnitude will 
occur in any given year. 
 
The AO Flood Zone are areas of relatively shallow flooding within the 100-year floodplain 
or SFHA. Flood insurance is mandatory within the AO flood zone. Any development within 
the floodplain will be required to comply with Chapter 652, the Floodplain Management 
Ordinance. 
 
Conservation /Coastal Management Element (CCME) 
Policy 2.6.1  The City shall continue to define the surface hydrology of the area to 

determine f lood pl ain v ulnerability an d s ensitivity and w ill det ermine 
appropriate protection measures. 

 
Policy 2.6.3 The City shall protect appropriate floodplain areas for the public benefit 

and restore degraded floodplain areas by: 
A. Land acquisition or conservation easement acquisition; 

B. Regulation, including setbacks, buffer zones, designated wildlife 
corridors, low density zoning, performance standards and open 
space requirements; and 

C. Incentives, including tax benefits and transfer of  development 
rights. 

Policy 13.7.10 The C ity has adopted and  s hall m aintain a  f loodplain m anagement 
ordinance that establishes engineering requirements to safeguard the 
public he alth, s afety, and general w elfare and m inimizes public a nd 
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private losses due to flooding through regulation and development of  
flood hazard ar eas. The ordinance s hall i nclude d evelopment and 
redevelopment regulations that: 

A. Minimize unnecessary di sruption of commerce, access and 
public service during times of flooding; 

B. Require the use of construction practices that will prevent or 
minimize future flood damage; 

C. Manage filling, grading, dredging, mining, paving, excavation, 
drilling oper ations, s torage of  equipment or m aterials, an d 
other dev elopment w hich may i ncrease f lood da mage or  
erosion potential; 

D. Manage the al teration of  f lood hazard areas, watercourses, 
and shorelines to minimize the impact of development on the 
natural and beneficial functions of the floodplain; 

E. Minimize damage to public and private facilities and utilities; 

F. Help maintain a stable tax base by providing for the sound use 
and development of flood hazard areas; 

G. Minimize the need for future expenditure of public funds for 
flood control projects and response to and recovery from flood 
events; and 

H. Meet t he r equirements of  t he N ational F lood I nsurance 
Program for community participation as set forth in the Title 
44 Code of Federal Regulations, Section 59.22. 

 
Wetlands 
Review o f Cit y d ata and t he applicant’s e nvironmental r eport indicates the pot ential 
existence o f w etlands on  t he s ubject s ite a nd as s uch, a  w etlands s urvey h as b een 
provided by the applicant. GIS analysis indicates the location, size, quality and functional 
value of all wetlands located within the boundaries of the application site. Based on the 
information no ted b elow, t he pr oposed am endment i s c onsistent w ith t he 
Conservation/Coastal Management Element (CCME) wetlands policies. The application 
will be reviewed by the Waterways Commission at their regularly scheduled meeting on 
June 12, 2025. 
 
Wetlands Characteristics: 
 
Approximate Size: 50.60 acres (Total) 
 6.34 acres (Category II Wetlands) 
 44.26 acres (Category III Wetlands) 
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General Location(s): The w etlands are located t hroughout t he s ubject site and 
consist of bo th C ategory I I a nd C ategory I II w etlands. The 
Category II Wetlands are located in the northern portion of the 
application site and is a portion of a larger wetland system that 
buffer M oore’s C reek draining t o t he nor theast i nto Y ellow 
Water C reek. The C ategory I II w etlands ar e l ocated i n t he 
southern two thirds of the application site as isolated wetland 
pockets. 

Quality/Functional  
Value: The Category II wetlands have an extremely high functional 

value for water filtration, attenuation and flood water capacity. 
They are l ocated w ithin the F EMA Flood Z one. However, 
according t o t he U SDA S oil S urvey t he w etland f requently 
floods. This w etland has  a di rect i mpact on t he C ity’s 
waterways. 

 
 The Category III wetlands have a medium functional value for 

water filtration, attenuation and stormwater capacity. Some of 
these wetlands are located in the AO Flood Zone but have an 
indirect i mpact o n t he C ity’s w aterways. The s oils of  t hese 
wetlands are depressional and if flooded the floodwaters do 
not drain back but dissipate by percolation into the soil and 
high water table. 

Soil Types/ 
Characteristics: Category II Wetland Soil 

(67) S urrency l oamy f ine s and, frequently f looded. The 
Surrency series consists of nearly level, very poorly drained 
soils. These s oils w ere f ormed i n t hick s andy and l oamy 
marine s ediments. I n ar eas on f lood pl ains, t he hi gh-water 
table g enerally i s at or ne ar t he s urface and t he ar eas are 
subject t o f requent f looding f or brief periods. In ar eas of 
depressions, the high-water table generally is at or above the 
soil surface for long periods of time. 

 
Category III Wetland Soil 
(66) Surrency loamy fine sand, depressional. The soil series 
consists of  n early l evel, v ery poor ly dr ained s oils and ar e 
formed in thick sandy and loamy marine sediments. The soils 
occur in depr essions. The s oils ar e moderately p ermeable 
and moderately slowly permeable. The water table is usually 
at or above the soil surface for very long periods. 
 
(82) Pelham Fine Sand. The Pelham series are nearly level 
poorly dr ained s oils formed i n t hick deposits of  s andy and 
loamy marine sediments. They are located on flats. The soil 
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is moderately permeable and moderately s lowly permeable. 
The water table is generally located at a depth of 12 inches. 

 
Wetland Category:  Categories II and III 
 
Consistency of  
Permitted Uses:  Category II W etlands: U ses per mitted subject t o t he 

limitations of CCME Policy 4.1.5 shown below – conservation 
uses permitted. 

 Category III Wetlands: All uses subject to CCME Policy 4.1.6 
 
Environmental Resource 
Permit (ERP):  According to the St. Johns River Water Management District 

website, a  p ortion o f t he ap plication s ite r eceived a n 
Environmental R esource P ermit #112947-1 for a pr oposed 
single family subdivision. However, s ince this por tion of the 
property is to be part of  a larger development this standing 
permit i s void. A new permit must be granted by the Water 
Management D istrict f or the pr oposed new des ign an d 
development prior to site plan approval and permitting. 

 
Wetlands Impact:  None proposed at this time. 
 
Associated Impacts: AO Flood Zone. 
 
Relevant Policies: CCME Policies 4.1.3, 4.1.5 and 4.1.6 
 
CCME Policy 4.1.3  
The following p erformance s tandards s hall apply t o al l developments, ex cept p ublic 
utilities and roadways, permitted within Category I, II, and III wetlands:  
 
 (a) Encroachment 

Encroachment in Category I, II, or III wetlands is the least damaging and no 
practicable on-site alternative exists; and 

 
(b) No net loss 

Development is designed and located in such a manner that there is no net 
loss to the wetland functions including but not limited to: 

 
i the habitat of fish, wildlife and threatened or endangered species, 
ii the a bundance an d di versity of  f ish, w ildlife and t hreatened or  

endangered species, 
iii the food sources of fish and wildlife including those which are threatened 

or endangered, 
iv the water quality of the wetland, and 
v the flood storage and flood conveyance capabilities of the wetland; and 
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(c) Floodplain protection 

Buildings are built at an elevation of sufficient height to meet the designated 
flood zone standards as set forth by the Federal Emergency Management 
Agency. The design must be in conformance with Chapter 652 (Floodplain 
Regulations) of the Ordinance Code; and 

 
(d) Stormwater quality 

In the design and review of developments which will discharge stormwater 
into the Categories I, II, or III wetlands the following performance standards 
shall be used to protect water quality: 

 
i Issuance of a Management and Storage of Surface Waters permit 

pursuant to Chapter 40C-4 or 40C-40, F.A.C. or a stormwater permit 
issued pur suant t o Chapter 40C-42, F .A.C., pr ovides as surances 
necessary for compliance with subsections (i) - (iv) above provided 
the s tormwater management system is constructed in accordance 
with the permit; and 

 
ii Regular monitoring and maintenance program on an annual basis for 

the performance of stormwater treatment systems 
 

(e) Septic tanks 
Septic tanks, drainfields and/or greywater systems are located outside the 
Category I, II, or III wetland area and not within 75 feet of the mean high 
water line of tidal bodies or within 75 feet of any wetland unless the Duval 
County Health Department grants a variance for a hardship case pursuant 
to the pr ovisions of  S ection 381.0065, F.S. Where pu blic ut ilities ar e 
available, development is required to connect to these facilities; and 

 
(f) Hydrology 

The d esign of t he f ill s hall i nclude m easures t o maintain the w etlands 
hydrology of the site. 
 

 
CCME Policy 4.1.5 
The permitted uses within Category I and II wetlands shall be limited to the following land 
uses and associated standards, provided such use is consistent with the Future Land Use 
Map series (FLUMs): 

 
(1) Conservation uses, provided the following standards are met: 

 
(a) Dredge and fill 

Dredging or  f illing of  the Category I  and I I wetlands shall not exceed 
more than 5% of the wetlands on-site; and 
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(b) Vegetation 
For Category I wetlands: 
All native vegetation outside the development area is maintained in its 
natural state 
 
For Category II wetlands: 
No m ore t han 1 0% of t he ar ial ex tent of  t he v egetation outside t he 
development area may be altered or removed; and  

 
(2) Residential uses, provided the following standards are met: 

 
(a) Density/Dredge and fill 
 
Where lots, except for lots of record as defined in the Future Land Use 
Element, are located totally within the wetlands: 
 

i density shall not exceed one (1) dwelling unit per five (5) acres; 
and 

ii buildings s hall be  c lustered t ogether t o the m aximum ex tent 
practicable; and 

iii dredging or filling shall not exceed 5% of the wetlands on-site; 
and 
 

(b) Vegetation 
For Category I wetlands: 
All native vegetation outside the development area is maintained in 
its natural state 
 
For Category II wetlands: 
No more than 10% of the arial extent of the vegetation outside the 
development area may be altered or removed; and  
  

(3) Water-dependent and water-related uses, provided the following standards are 
met: 
 

  (a) Vegetation 
For Category I wetlands: 
All native vegetation outside the development area is maintained in its 
natural state 
 
For Category II wetlands: 
No m ore t han 1 0% of t he ar ial ex tent of  t he v egetation outside t he 
development area may be altered or removed; and  

 
(b) Boat facilities siting and operation 
Boat facilities are further subject to Objectives 10.1, 10.2, 10.3, 10.5 and 



 

Ordinance 2025-307 / Application L-5989-24A  Page 18 of 36 
 

10.6 and their related policies of this element. 
 

(4) Access to a permitted use, subject to the requirements of (a), (b), and (f) as 
noted in the performance standards outlined in Policy 4.1.3 above. 

 
(5) Any use which can be shown to be clearly in the public interest, subject to the 

requirements of ( a), ( b), ( d) and  ( f) as  n oted i n t he p erformance standards 
outlined in Policy 4.1.3 above. 

 
(6) F or C ategory I I wetlands onl y, s ilvicultural us es ar e al lowed, provided the 

following standards are met: 
 
Best Management Practices: Silviculture 
 
Such ac tivities ar e c onducted i n c ompliance w ith t he pr ovisions of  t he 
"Silvicultural B est M anagement Practices Manual", as  m ay b e amended, 
published by the Florida Division of Forestry, Department of Agriculture and 
Consumer Services. 

 
CCME Policy 4.1.6 
The permitted uses within Category III wetlands shall be limited to the following land uses 
and associated standards, provided such use is consistent with the Future Land Use Map 
series (FLUMs) 
 

(1) Any use no t otherwise l isted b elow, pr ovided all o f t he bas ic r equirements 
outlined in Policy 4.1.3 above are met: 

 
(a) Silvicultural uses, provided the following standards are met: 
 
Best Management Practices: Silviculture 
 
Such activities are conducted in compliance with the provisions of the 

"Silvicultural Best Management Practices Manual", as may be 
amended, p ublished by t he F lorida D ivision of  F orestry, 
Department of Agriculture and Consumer Services. 

 
(b) Agricultural uses, provided the following standards are met: 
 
Best Management Practices: Agriculture 
 
Such activities are to be in compliance with Chapter 40C-44, F.A.C. 
 

(2) Any use that can be shown to be clearly in the public interest, subject to the 
requirements of (a ), (b), (d ) and ( f) as noted in the performance standards 
outlined in Policy 4.1.3 above. 
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Wildlife 
The applicant submitted a “Natural Resources Report for the Yellow Water Parcels; June 
20, 2024, P roject N umber EQ247235” f or t he determination of potential h abitat f or 
threatened or  endangered w ildlife s pecies (on f ile w ith the P lanning D epartment). 
According to the report the probability of presence of species is based on habitat derived 
from on site assessment and the Florida Department of Transportation “Florida Land Use 
Cover and Forms Classification System (FLUCFCS). Various threatened or endangered 
species habitat were listed. However, the gopher tortoise habitat was listed as unsuitable 
due to the site’s soils high water table. If a St. Johns River Water Management District 
(SJRWMD), F lorida Department E nvironmental Protection ( FDEP) an d/or l ocal 
government permits are required for the project, US Fish and Wildlife Service (USFWS) 
and/or Florida Wildlife Commission (FWC) may be notified and allowed to comment on 
listed species with the potential to occur on the subject property. During this comment 
period, additional information may be requested from the applicant to document whether 
the pr oject pr oposes to i mpact any potentially oc curring l isted w ildlife s pecies. This 
request for additional information may take the form of informal correspondence or formal 
consultation. T he s pecies t hat ar e m ore l ikely t o t rigger a  r equest f or a dditional 
information will depend on the nature of the work being proposed and may include, but 
are not limited to, bald eagle, gopher tortoise, eastern indigo snake, Florida pine snake, 
wood stork, little blue heron, tricolored heron, and tricolored bat.  
 
The assessment listed various upland and wetland habitat communities found on-site and 
the potential wildlife species that may utilize those habitats. Development of portions of 
the site for residential uses will alter and impact the existing various habitat communities; 
to what extent, it is presently not known. 
 
Conservation Coastal Management Element 
Excerpt from 
Policy 3.6.5 The C ity s hall maintain a l and dev elopment r eview pr ocess f or t he 

assessment and protection of listed species and their habitat, which shall 
apply to issuance of development permits and land clearing, excluding 
bona f ide silvicultural and agricultural activities. Projects which contain 
areas identified for protection shall be required to incorporate c reative 
project designs through utilization of such measures as clustering, mixed 
land use designations and transfer of development rights programs. For 
purposes of the policy, the term listed species shall be limited to listed 
animal s pecies as def ined i n t he D efinitions Section of  t he 
Comprehensive Plan. 

 
PROCEDURAL COMPLIANCE 
Upon site inspection by the Planning Department on May 12, 2025, the required notices 
of pu blic hear ing s igns w ere pos ted. Forty (40) notices w ere mailed out  t o adj oining 
property owners informing them of the proposed land use change and pertinent public 
hearing and meeting dates.  
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A v irtual Citizen Information Meeting was held via Z oom on May 19, 2025. Three (3) 
members of the public attended the meeting as well as the applicant. Two members of 
the p ublic as ked q uestions r egarding drainage, a nd t he t hird person s tated t heir 
opposition to t he pr oposed a mendment. T he a pplicant a nswered questions r egarding 
drainage and the availability of renderings for the proposed development. 
 

CONSISTENCY EVALUATION 

Consistency with 2045 Comprehensive Plan Goals, Objectives and Policies 
 
Future Land Use Element (FLUE) 
Development Areas 
 
Rural Area (RA): The RA consists of al l lands outside of the Suburban Area (SA) and 
corresponds with predominantly undeveloped portions of the City with land uses such as 
Agriculture, Recreation, Conservation, or Public Buildings Facilities. Development should 
occur at  v ery l ow de nsities w hich c reate l ittle d emand f or new i nfrastructure and  
community s erving s upporting us es, unless dev elopment occurs und er t he M ulti-Use 
Category, as  a R ural V illage or  as a M aster P lanned C ommunity as  de fined i n t his 
element. Development may occur within the Rural Area provided that it is consistent with 
the Operational P rovisions an d t he La nd U se c ategory des criptions. O therwise, 
development b eyond s uch b oundaries i s c onsidered ur ban s prawl an d i s to be  
discouraged. 
 
Suburban Area (SA): The S A i s t he t hird t ier D evelopment Area a nd g enerally 
corresponds w ith t he urbanizing portions of t he C ity i n ar eas that h ave us ually been 
developed after consolidation. Development should generally continue at low densities 
with m edium d ensity development at m ajor c orridor i ntersections and t ransit s tations. 
Development at  t hese l ocations s hould promote a c ompact a nd interconnected l and 
development f orm a nd i s t herefore encouraged to employ urban dev elopment 
characteristics as defined in this Plan. 
 
Goal 1 To e nsure t hat t he c haracter and l ocation of l and us es o ptimize the 

combined po tentials f or ec onomic be nefit, enjoyment, w ellness and 
protection o f natural resources, while minimizing t he t hreat t o health, 
safety and welfare posed by hazards, nuisances, incompatible land uses 
and environmental degradation. 

 
Objective 1.1  Ensure that the type, rate, and distribution of growth in the City results 

in compact and compatible land use patterns, an increasingly efficient 
urban service del ivery system and  discourages proliferation o f ur ban 
sprawl t hrough i mplementation o f r egulatory pr ograms, 
intergovernmental coordination m echanisms, and publ ic/private 
coordination. 
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Policy 1.1.3  The D evelopment A reas s hould be r eviewed f or expansion during 
updates t o t he C omprehensive P lan planning timeframe and d uring 
updates to the mobility system. In addition, because the development 
capacity of the Future Land Use map fluctuates with time, Development 
Areas w ill be periodically r eevaluated as  part of  t he P lan review and 
amendment process.  

 
Policy 1.1.9 Promote the use of Planned Unit Developments (PUD) zoning districts, 

cluster dev elopments, and ot her i nnovative s ite pl anning an d s mart 
growth t echniques i n order t o allow f or appropriate c ombinations of  
complementary land uses, densities and intensities consistent with the 
underlying land use category or  s ite specific pol icy, and i nnovation in 
site planning and design, subject to the standards of this element and 
all appl icable l ocal, r egional, S tate a nd federal r egulations. T hese 
techniques should consider the following c riteria in determining uses, 
densities, intensities, and site design: 

 
• Potential f or t he development of  blighting or  ot her ne gative 

influences on abutting properties 
• Traffic Impacts 
• Site Access 
• Transition o f de nsities and c omparison of p ercentage i ncrease i n 

density above average density of abutting developed properties 
• Configuration and orientation of the property 
• Natural or man-made buffers and boundaries 
• Height of development 
• Bulk and scale of development 
• Building orientation 
• Site layout 
• Parking layout 
• Opportunities f or phy sical ac tivity, ac tive l iving, s ocial c onnection, 

and access to healthy food 
 
Policy 1.1.18  Extensions of  the Development Areas will be not ed in each land use 

amendment where an extension is needed or requested concurrent with 
a Future Land Use Map Amendment. In addition, plan amendments shall 
meet the requirements as set forth in FLUE Policies 1.1.19 and 1.1.21. 

 
Policy 1.1.19 Expansion of  t he Development Areas shall result in development that 

would be compatible with its surroundings. When considering land areas 
to add to the Development Areas, after demonstrating that a need exists 
in accordance with FLUE Policy 1.1.21, inclusion of the following areas 
is discouraged: 

 
1. Preservation Project Lands 
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2. Conservation Lands 
 

3. Agricultural La nds, except w hen dev elopment pr oposals i nclude 
Master P lanned Communities or developments w ithin the Multi-Use 
Future Land Use Category, as defined in this element 

 
The following ar eas are dee med ge nerally appr opriate f or i nclusion i n 
Development Areas subject to conformance with Policy 1.1.21: 

 
1. Land contiguous w ith the Development A rea and which would be a 

logical ex tension o f a n ex isting ur ban s cale and /or h as a  f unctional 
relationship to development within the Development Area. 
 

2. Locations within one mile of a planned node with urban development 
characteristics. 
 

3. Locations within one-half mile of the existing or planned JTA premium 
transit station. 
 

4. Locations having projected surplus service capacity where necessary 
facilities and services can be readily extended. 
 

5. Public water and sewer service exists within one-half mile of the site. 
 

6. Large S cale M ulti-Use dev elopments an d M aster P lanned 
Communities which are designed to provide for the internal capture of 
daily trips for work, shopping and recreational activities. 

 
7. Low density residential development at locations up to three miles from 

the i nward boundary of  the pr eservation project l ands. Inward i s 
measured from that part of the preservation project lands closest to the 
existing S uburban Area s uch that t he pr eservation l ands s erves t o 
separate s uburban f rom r ural. The dev elopment shall be a logical 
extension of  r esidential gr owth, w hich f urthers t he i ntent of  the 
Preservation Project t o provide pas sive r ecreation and l ow i ntensity 
land use buffers around protected areas. Such sites should be located 
within one-half mile of existing water and sewer, or within JEA plans 
for expansion. 
 

Policy 1.1.21 Rezonings and amendments t o t he F uture Lan d U se M ap s eries 
(FLUMs) shall include consideration of their potential to further the goal 
of meeting or exceeding the amount of land required to accommodate 
anticipated gr owth and t he pr ojected p opulation and t o a llow f or t he 
operation of  r eal es tate m arkets t o pr ovide adequate c hoices f or 
permanent and seasonal residents and business with the intent that this 
balance of uses shall: 
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A. Foster v ibrant, v iable communities and economic development 

opportunities; 
 

B. Address outdated development patterns; and/or 
 

C. Provide sufficient land for future uses that allow for the operation 
of real estate markets to provide adequate choices for permanent 
and seasonal residents and businesses and is not limited solely 
by the projected population.  

 
The projected growth needs and population projections must be based 
on r elevant a nd ap propriate da ta w hich i s c ollected pursuant t o a 
professionally acceptable methodology. In considering the growth needs 
and the al location of land, the City shall also evaluate land use need 
based on the characteristics and land development pattern of localized 
areas. Land us e need i dentifiers i nclude but may n ot be  l imited t o, 
proximity to compatible uses, development scale, s ite l imitations, and 
the likelihood of furthering growth management and mobility goals.  

 
Policy 1.2.8  Require new development and redevelopment in the Central Business 

District (C BD), U rban P riority A rea (U PA), U rban A rea (U A), a nd 
Suburban Area (SA) to be served by centralized wastewater collection 
and p otable w ater distribution s ystems w hen c entralized s ervice i s 
available to the site.  

 
Development on sites located within the UPA, UA and SA are permitted 
where connections to centralized potable water and/or wastewater are 
not available subject to compliance the following provisions: 

 
1. Single family/non-residential (estimated flows of 600 gpd or less) 

where the collection system of a regional utility company is not 
available through gravity service via a facility within a right-of-way 
or easement which abuts the property. 

 
2. Non-residential (above 600 gpd) where the collection system of a 

regional utility company is not within 50 feet of the property. 
 
3. Subdivision (non-residential and residential) where: 

a. The collection system of a regional utility company is greater 
than 1/4 mile from the proposed subdivision. 

 
b. Each lot is a minimum of ½ acre unsubmerged property. 

 
c. Installation of dryline sewer systems shall be installed when 

programmed i mprovements are i dentified i n t he C apital 
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Improvements Element w hich w ill m ake c onnections t he 
JEA C ollection Systems av ailable w ithin a  f ive ( 5) y ear 
period. 

 
Goal 3 To achieve a well-balanced and organized combination of residential, 

non-residential, recreational and public uses served by a convenient 
and efficient transportation network, while protecting and preserving 
the fabric and character of  the City's neighborhoods and enhancing 
the viability of non-residential areas. 

 
Objective 3.1  Continue to maintain adequate l and designated f or r esidential uses 

which can accommodate the projected population and provide safe, 
decent, s anitary an d affordable ho using op portunities f or r esidents. 
Protect s ingle-family residential neighborhoods by requiring that any 
other l and us es w ithin s ingle-family ar eas m eet al l applicable 
requirements d escribed i n the D evelopment A reas a nd the P lan 
Category D escriptions of  t he O perative P rovisions of t he 
Comprehensive Plan and Land Development Regulations. 

 
Policy 3.1.5 The City shall provide opportunities for development of a wide variety 

of housing types by  ar ea, c onsistent w ith t he ho using n eeds 
characteristics and socioeconomic profiles of the City's households as 
described in the Housing Element.   

 
Property Rights Element (PRE) 
Goal 1 The C ity w ill r ecognize a nd r espect j udicially ac knowledged and 

constitutionally protected private property rights in accordance with the 
Community Planning Act established in Chapter 163, Florida Statues. 

 
Objective 1.1 Local decision making shall be implemented and applied with sensitivity 

for private property rights and shall not be unduly restrictive. 
 
Policy 1.1.1 The City will ensure that private property rights are considered in local 

decision making. 
 
Policy 1.1.2 The following rights shall be considered in local decision making: 

1. The right of a property owner to physically possess and control 
his or her interests in the property, including easements, leases, 
or mineral rights. 

2. The right of  a pr operty owner to use, m aintain, dev elop, and 
improve his or her property for personal use or for the use of any 
other person, subject to state law and local ordinances. 

3. The right of the property owner to privacy and to exclude others 
from t he pr operty t o pr otect t he owner's pos sessions an d 
property. 
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4. The right of a property owner to dispose of his or her property 
through sale or gift. 

 
According to the Category Description in the FLUE, Agriculture (AGR) is a category that 
is intended to provide for agricultural uses and to preserve the existing rural character of 
outlying areas of the City. Most AGR lands are located in the Rural Area of the City where 
full urban services and facilities will not be provided by the City during the planning time 
frame. Accordingly, the principal activities allowed in these categories are agriculture and 
related uses, such as farming, horticulture, forestry and logging, storage, processing and 
wholesale distribution of farm supplies and products, and other resource dependent uses. 
In order to preserve the rural character of these areas, residential uses are permitted at 
very low densities. 
 
Rural R esidential ( RR) i s a c ategory i ntended to provide r ural es tate r esidential 
opportunities in the Suburban and Rural Development Areas of the City. Generally, single-
family detached housing will be the predominant development typology in this category. 
Density, location and mix of uses shall be pursuant to the Development Areas as set forth 
herein. Plan amendment requests for new RR designations in the Suburban Development 
Area are preferred in locations which are supplied with full urban services. 
 
Low Density Residential (LDR) is a category intended to provide for low density residential 
development. Generally, s ingle-family d etached h ousing s hould be t he pr edominant 
development typology in this category. Mixed use developments utilizing the Traditional 
Neighborhood D evelopment ( TND) c oncept, w hich i s pr edominantly r esidential bu t 
includes a broad mixture of  s econdary r ecreational, c ommercial, public f acilities a nd 
services may also be permitted. New residential subdivisions in LDR should be designed 
in such a way as to reduce the number of Vehicles Miles Traveled, and cul-de-sacs should 
be avoided. P lan amendment r equests for new  LD R designations ar e pr eferred i n 
locations which are supplied with full urban services.  
 
The maximum gross density for LDR in the Suburban Area shall be seven (7) units per 
acre when centralized potable water and wastewater services are available to the site 
and there shall be no minimum density. However, the maximum gross density shall be 
two (2) units per acre and the minimum lot size shall be half an acre when both centralized 
potable water and wastewater are not available. The maximum gross density shall be four 
(4) units per acre and the minimum lot size shall be ¼ of an acre if either one of centralized 
potable water or wastewater services are not available. 
 
The a mendment s ite is l ocated w ithin the Rural A rea with a r equest to ex tend t he 
Suburban Area boundary to include the entire subject s ite. Extension of the Suburban 
Area would be c ongruent w ith the development t ypology of  suburban neighborhoods. 
Additionally, it would allow for development that supports the growth of jobs at the nearby 
Cecil C ommerce C enter. The request t o ex tend t he S uburban D evelopment A rea t o 
include the entire site is appropriate and consistent with FLUE Policies 1.1.3, 1.1.18, and 
1.1.19. Exhibit 3 of  t he s ubject O rdinance 202 5-307 d epicts t he proposed S uburban 
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Development B oundary w ith t he ex tension utilizing n atural features an d r oadways as 
boundary lines.  
 
The proposed amendment to LDR would allow for the development of an underutilized 
property for additional housing options in the Southwest Planning District. The proposal 
adds to the total amount of LDR designated land for residential development needed to 
accommodate future growth through the planning timeframe of the 2045 Comprehensive 
Plan. Therefore, the amendment is consistent with FLUE Objective 3.1 as well as Policies 
1.1.21 and 3.1.5.  
 
The Florida Department of Transportation (FDOT) has future plans to widen Normandy 
Boulevard to a four-lane divided facility extending from the Equestrian Center to US 301 
Highway S outh. The intended w idening of t he roadway i ndicates that infrastructure i s 
being designed to accommodate t he i nflux of  r esidents associated w ith t he proposed 
residential dev elopments. Based upo n FDOT’s plans to ex pand ex isting publ ic 
infrastructure, the proposed amendment is consistent w ith FLUE Objective 1.1, Policy 
1.1.21, and Goal 3. 
 
The proposed LDR land use is consistent with the trend away from agricultural uses in 
the area. Two of the parcels within the proposed land use amendment were a part of a 
larger land use amendment in 2007 which changed the land use from AGR-IV to RR, per 
Ordinance 2007-358-E. North of the subject site is land designated for agriculture as well 
as recreation and open space. Ordinance 2004-236-E changed the land use on two sites 
north of the property from AGR-III and AGR-IV to ROS in 2004. 
 
The property abutting the eastern boundary of the subject site was part of a large-scale 
land use amendment in 2006 to change the land use from AGR-I, II, and III to RR, per 
Ordinance 2006-1155-E. Further east of the subject site are other properties previously 
amended a nd d eveloped w ith l ow density r esidential us es. Ordinance 20 12-019-E 
amended the land use designation on one site from PBF to LDR in 2012. Ordinance 2018-
437-E amended the land use designation on the other site from PBF to LDR in 2018.  
 
Abutting the southern property line of the subject site are single family residences. Also 
south of the property is Loblolly Park. Further south of the site and Loblolly Park are single 
family residences, with some commercial uses along Normandy Boulevard. The land use 
designation on o ne c ommercial s ite s outh of  t he s ubject s ite o n t he n orth s ide o f 
Normandy Boulevard was amended from AGR to CGC in 2023, per Ordinance 2023-783-
E. Similarly, the land use designation of a nearby property on the south side of Normandy 
Boulevard changed from AGR-IV to CGC in 2004, per Ordinance 2004-914-E. The land 
use designation on a site southwest of the subject property was also amended from AGR-
IV to CGC in 2022, per Ordinance 2022-785-E. Southwest of  t he subject s ite, ac ross 
Normandy Boulevard, a land use and zoning change from 2021 (Ordinances 2021-276-
E and 2 021-277-E) i ncludes ov er 3, 000 acres and i s c alled The T rails P lanned 
Community. T his P UD al lows 6, 540 dw elling uni ts and ap proximately 22 acres of  
commercial uses.  
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Abutting t he w estern pr operty l ine of t he s ubject s ite i s L oblolly P ark and Loblolly 
Mitigation Preserve. Further west of the subject site is a Multi-Use land designation, 301 
Villages Multi-Use Area, with a Site Specific Policy (SSP) which includes over 7,000 acres 
of l and and allows for a mix of  uses, i ncluding both s ingle and multi-family dwellings, 
commercial, and industrial uses, per Ordinance 2021-302-E and FLUE SSP 4.3.20. 
 
Additionally, there are two proposed, small-scale land use amendments in the vicinity of 
the s ubject s ite. S outhwest of  t he s ubject site is a pr operty pr oposing a l and us e 
amendment and Suburban Area extension f rom AGR in the Rural Area to LDR in the 
Suburban Area, pursuant to pending Ordinance 2025-271. South of the subject site is a 
property seeking t o change t he land us e f rom A GR to CGC, p ursuant to pending 
Ordinance 20 25-305. The s urrounding area and r ecent l and us e am endments l isted 
above are evidence of the gradual transition of density and suburban development trends, 
therefore, the proposed LDR land use and Suburban Area extension is consistent with 
FLUE Goals 1 and 3.  
 
The a pplication w as r outed t o J EA for ev aluation i n ac cordance w ith t he l and us e 
amendment impact assessment guidelines. JEA provided an assessment showing the 
change in water and sewer demand based on the potential impacts of the proposed land 
use change. According to the application, i t i s t he intent of t he applicant to serve the 
development with JEA central water and sewer. Providing consistency with FLUE Policy 
1.2.8, the applicant will be required to provide a JEA letter with the companion rezoning 
application during the adoption round of this large-scale amendment.  

A companion PUD rezoning will be s ubmitted with the adoption round of this land use 
application and will provide an opportunity for innovative site planning and development 
strategies that integrate the proposed uses, consistent with the LDR land use category, 
into the surrounding area consistent with FLUE Policy 1.1.9.  
 
The proposed amendment does not hinder the pr ivate property r ights o f the owner of 
record; has no impact on the right of the property owner to possess or control his or her 
interest i n t he pr operty; maintains t he ow ner’s abi lity t o use, maintain, dev elop an d 
improve the property; protects the owner’s right to privacy and security; and maintains the 
ability of the property owner to dispose of the property at their discretion. Therefore, the 
amendment is consistent with PRE Goal 1, Objective 1.1 and Policies 1.1.1 and 1.1.2. 
 
Vision Plan (2003) 
The subject property is located within the boundaries of the Southwest Jacksonville Vision 
Plan. The Southwest Planning District of Jacksonville embraces village and community-
based developments while protecting and  appreciating the surrounding environmental 
features. The Plan i dentifies the subject s ite as  a part of the Rural and  Conservation 
Character Area. The Plan strongly encourages village-based subdivisions surrounded by 
a r ural l andscape w ith l and f or agr icultural, f orest, r ecreational, or  env ironmental 
protection purposes.  
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Abutting the western property line is Loblolly Park, abutting the northern property line is 
Yellow W ater T railhead, a nd abutting t he s outhern pr operty l ine i s Lobl olly M itigation 
Preserve. Additionally, approximately one mile east of the subject site is the Cecil Field 
Conservation Corridor, Taye’ Brown Regional P ark, and Ce cil F ield. S outheast of  t he 
subject site is Sal Taylor Creek Preserve. To comply with the Southwest Vision Plan, the 
proposed residential development should be developed in a v illage-based design with 
small lots toward the center of the community, and larger lots on the perimeter. The Plan 
also recommends preserving views of the surrounding natural environment. Changing the 
land use category from AGR to LDR is not in conflict with the Southwest Vision Plan so 
long as the proposed development follows the rural community design recommendations 
as outlined in the Rural and Conservation Character Area portion of the Plan. 
 
Strategic Regional Policy Plan  
The proposed amendment is consistent with the following Goal of the Communities and 
Affordable Housing component of the Strategic Regional Policy Plan: 
 
Goal: A safe, sanitary, efficient and resilient housing supply that provides lifestyle choice 
(agricultural, rural, suburban and urban) and affordable options for all income, age and 
ability groups, equitably placed in vibrant, viable and accessible communities throughout 
the region. 
 
The pr oposed l and use a mendment would i ncrease opportunities f or r esidential 
development, providing a wider range of housing to provide lifestyle choice and options 
to meet the needs in northeast Florida and create additional space for the development 
of ho using i n t he area. T herefore, t he pr oposed a mendment i s c onsistent w ith t he 
Strategic Regional Policy Plan. 
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ATTACHMENT A - LAND USE, LOCATION, AND FIELD NOTES MAP 

 



 

Ordinance 2025-307 / Application L-5989-24A  Page 30 of 36 
 

ATTACHMENT A - LAND USE, LOCATION, AND FIELD NOTES MAP 

(BROAD VIEW) 
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ATTACHMENT B - PROPOSED DEVELOPMENT AREA BOUNDARY 

EXTENSION 
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ATTACHMENT C- MAP OF LAND USE AMENDMENTS 

 

LAND USE AMENDMENTS AND CURRENT LAND USE 
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ATTACHMENT D - WETLAND MAP PROVIDED BY THE APPLICANT 
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ATTACHMENT E - WETLAND MAP FROM JAX GIS 

 

 

 

Detailed map 
provided in 
Attachment F. 
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ATTACHMENT F- SUPPLEMENTAL WETLAND MAP FROM JAX GIS 
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ATTACHMENT G – FLOOD ZONE MAP FROM JAX GIS 

 

 



Application Review Request: COJ PDD: Baseline Checklist Review
Proposed Name: L-5989-Yellow Water Rd

Requested By: Maddie Read 
Reviewed By: Levonne Griggs

Due: 4/30/2025

Analysis based on maximum  dwelling units: 950

SCHOOL1 CSA
STUDENTS 

GENERATED 
(Rounded)3

SCHOOL CAPACITY2 

(Permanent/Portables)

CURRENT 
ENROLLMENT 
20 Day Count 

(2024/25)

% OCCUPIED 4 YEAR 
PROJECTION

Mamie Agnes Jones ES #236 1 114 455 400 88% 75%
Baldwin Middle-High #38 1 38 1204 1459 121% 124%
Baldwin Middle-High #38 1 68 1204 1459 121% 124%

220

 

NOTES:
1  Attendance school may not be in proposed development's Concurrency Service Area (CSA)
2 Does not include ESE & room exclusions

3 Student Distribution Rate
ES-.120
MS-.041
HS-.072

0.233
The Student Distribution Rate is calculated for each school type by dividing the total number of public school students enrolled in that school type in Duval County (103,363) by the number of total 
permitted housing units (443,232) for the same year, generating a yield of 0.233.

L-5989-24A Yellow Water Rd Baseline Analysis
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