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PROPOSED SMALL-SCALE

FUTURE LAND USE MAP (FLUM) AMENDMENT

OVERVIEW

ORDINANCE: 2015-497 APPLICATION: 2015C-013-2-4

APPLICANT: L. CHARLES MANN

PROPERTY LOCATION: 3180 Cortez Road and 11173 Beach Boulevard

Acreage: 3.15 Acres

Requested Action:
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ANALYSIS

Background:

The subject property, consisting of a single-family home and vacant land, is located on the 
west side of Cortez Road approximately 450 feet north of Beach Boulevard. The applicant 
proposes a future land use amendment from Low Density Residential (LDR) to Business Park 
(BP) and a rezoning from Residential Low Density 60 (RLD-60) to Industrial Business Park
(IBP).  The proposed amendment is to allow for the expansion of the Community Hospice of 
Northeast Florida and thrift store which is located to the south of the subject site.  Access to 
the land use amendment site will either be from Cortez Road
roadway, or from the adjacent property (Community Hospice) from the south by way of Beach 

.

North of the land use amendment site are a single-family home and several vacant properties 
that are located in the LDR land use category and RLD-60 and Residential Low Density 100A 
(RLD-100A) zoning districts.  West and northwest of the subject site is warehousing and a 
service garage in the Community/General Commercial (CGC) and Light Industrial (LI) land 
use categories and the Commercial Community/General-2 (CCG-2) and Industrial Light (IL)
zoning districts.  East and southeast of the amendment property, between Cortez Road and 
St. Johns Bluff Road, is a hotel, office, warehouses, fast food restaurants, and an AT & T 
building in the CGC land use category and the CCG-2, Commercial Office (CO), and Planned 
Unit Development (PUD) zoning districts.  South of the amendment property and north of 
Beach Boulevard is the Community Hospice of Northeast Florida thrift store, a medical office, 
a bowling rink/arena/gym and a shopping center in the CGC land use category and the CCG-2 
zoning district.  Further south and on the south side of Beach Boulevard are fast food 
restaurants, shopping centers, an office, a parking lot and a convenience store in the CGC 
land use category and the Commercial Community/General-1 (CCG-12) zoning district.

According to the Capital Improvements Element of the 2030 Comprehensive Plan, the site is 
located within the Suburban A .

The proposed land use does not include a residential component and therefore, school 
capacity is not an issue.

Impacts and Mitigation:

Potential impacts of a proposed land use map amendment have been analyzed by comparing 
the appropriate residential density by residential land use category, or the Development 
Impact Standards (non-residential categories), for the subject site. Development Impact 
Standards are detailed in FLUE Policy 1.2.16 Development Standards for Impact Assessment. 
These standards produce development potentials shown on the attached Impact Assessment.
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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 and Development 
Department and have been adopted by JEA solely for the purpose of preparing this report.
The method of calculating water and sewer flows in order to properly size infrastructure shall 

document (latest edition).

Archaeological Sensitivity

According to the Duval County Preliminary Site Sensitivity Map, the subject property is located 
within an area of low probability with a little area of high probability for the presence of 
archaeological resources.   Section 654.122 of the Code of Subdivision Regulations should be 
followed if resources are discovered during development of the site.

Transportation

The Planning and Development Department completed a transportation analysis (see 
Attachment B) and determined that the proposed amendment results in an increase of 137 
peak hour and 746 net new daily external tips. This analysis is based upon the comparison of
what potentially could be built on that site (as detailed in FLUE Policy 1.2.16 Development 
Standards for Impact Assessment) versus the maximum development potential.  Potential 
traffic impacts will be addressed through the Concurrency and Mobility Management System 
Office.

Wetlands

GIS system and photogrammetric analysis (see Attachment C).  According to calculations 
from the analysis there are approximately 0.50 acres of wetlands present on the subject site.  
The wetlands are part of a larger isolated wetland pocket that crosses over onto the adjacent 
property to the north with a total size of 0.70 acres.  According to the Florida Land Use Code 
Classification System (FLUCCS) the property is classified as 
the wetlands are a type wetland.  This small wetland pocket is a 

with a low functional value.   Alteration of this remaining wetland 
from development will require mitigation from the St. Johns River Water Management District.  
However, none has been proposed by the applicant at this time.

Surve -
Wesconnett are both nearly level and poorly drained soils that are formed in thick sandy 
marine sediments.  The Evergreen soils were also formed in decomposed organic materials.  
The wetlands area has a water table close to the ground surface.
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Any proposed development of the property could have an impact on the sites wetlands and 
their functional values.  Mitigation will satisfy Goal 4 and Objective 4.1 of the Conservation 
and Coastal Management Element (CCME) of the Comprehensive Plan to achieve no net loss 

wetland resources over the long-term, improve the water quality, and improve fish and wildlife 
values of wetlands.

Other general requirements for development in wetlands including permitted uses, 
maintenance of water quality, maintenance of vegetation, and hydrology are specified in 
Policy 4.1.3 of the CCME, 2030 Comprehensive Pla
wetlands will satisfy that policy as well.

Goal 4 To achieve no further net loss of the natural functions of the City's remaining 
wetlands, improve the quality of the City's wetland resources over the long-term and improve 
the water quality and fish and wildlife values of wetlands.

Objective 4.1  The City shall protect and conserve the natural functions of its existing 
wetlands, including estuarine marshes.
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IMPACT ASSESSMENT 2015C-013 3.15 Acres
DEVELOPMENT ANALYSIS

CURRENT PROPOSED
Site Utilization Single-family DU and Vacant 

Land
Business Park Uses

Land Use Category LDR BP
Development Standards
For Impact Assessment 5 DU/Acre 0.35 FAR
Development Potential 16 DU 48,025 Square Feet
Population Potential 42 People 0 People

SPECIAL DESIGNATIONS AREAS
YES NO

Aquatic Preserve X
Airport Environ Zone X
Industrial Preservation Area X

Cultural Resources X
Archaeological Sensitivity Low Probability with a small 

amount of High Sensitivity
X

Historic District X
Coastal High Hazard Area X
Ground Water Aquifer Recharge 
Area

Discharge Area X

Well Head Protection Zone X

PUBLIC FACILITIES
Potential Roadway Impact

Increase of 137 PM peak trips and 746 daily trips
Water Provider JEA
Potential Water Impact

Decrease in 2,517 gallons/day
Sewer Provider

JEA
Potential Sewer Impact

Decrease in 1,888 gallons/day
Potential Solid Waste Impact

Increase in 107.28 tons/year
Drainage Basin / Sub-Basin Mill Dam Branch Sub-drainage Basin and Intracoastal Waterway 

Drainage Basin
Recreation and Parks

Carol Road Park
Mass Transit

Bus Route 8, 9, 23, and 205 on Beach Boulevard
NATURAL FEATURES

Elevations 40 Feet above mean sea level
Soils 75%-32 Leon find sand and 25%- 22 Evergreen-Wesconnett Complex
Land Cover

1100 Residential Low Density
Flood Zone

N/A
Wet Lands

N/A
Wild Life N/A
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PROCEDURAL COMPLIANCE

Signs, Notices and Preview Workshop

Upon site inspection by the Planning and Development Department on July 24, 2015, the 
required notices of public hearing signs were posted.  Twenty-six (26) notices were mailed out 
to property owners within 350 feet of the application site informing them of the proposed land 
use change and pertinent public hearing and meeting dates.

The Planning and Development Department held a on August 3, 
2015.  One citizen attended them meeting but did not provide comments for or against the 
proposed amendment.  

CONSISTENCY EVALUATION

2030 Comprehensive Plan Consistency

The proposed amendment is consistent with the following Objectives and Policies of the 2030 
Comprehensive Plan, Future Land Use Element:

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 delivery system and discourages the proliferation of urban sprawl 
through implementation of regulatory programs, intergovernmental 
coordination mechanisms, and public/private coordination

Policy 1.1.22 Future development orders, development permits and plan amendments 
shall maintain compact and compatible land use patterns, maintain an 
increasingly efficient urban service delivery system and discourage urban 
sprawl as described in the Development Areas and the Plan Category 
Descriptions of the Operative Provisions.

Objective 3.2 Continue to promote and sustain the viability of existing and emerging 
commercial and industrial areas in order to achieve an integrated land use 
fabric which will offer a full range of employment, shopping, and leisure 

Policy 3.2.7 The City shall implement the locational criteria of this element for 
commercial and industrial uses consistent with the character of the areas 
served, availability of public facilities, and market demands.

Objective 6.3 The City shall accommodate growth in Jacksonville by encouraging and 
facilitating new development and redevelopment on vacant, bypassed and 
underutilized land within areas that already have infrastructure, utilities, and 
public facilities, while addressing the needs of City residents.
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According to the category description of the Future Land Use Element (FLUE), Low Density 
Residential (LDR) permits housing densities of up to 7 dwelling units per acre when full urban 
services are available.  Generally, single-family detached housing will be the predominant 
land use in this category, although mobile homes, patio homes, townhomes and multi-family 
dwellings may also be permitted in appropriate locations.  Additionally, certain secondary and 
supporting uses are permitted in all residential categories including supporting commercial 
and service establishments and home occupations.

Business Park (BP) category is intended to primarily permit commercial office and light 
industrial uses but does allow limited commercial retail and sales establishments.  
Additionally, according to the industrial land use categories introduction, many low intensity 
industrial uses can exist in harmony with non-industrial neighbors.

The subject property has access to full urban services, including mass transit, and is located 
in a developed area of the City and is contiguous to developed commercial properties along
Beach Boulevard, an Arterial The proposed amendment also provides for low 
intensity industrial uses in the BP land use category which provide for a compatible transition 
between the CGC land use to the south and the LDR land use to the north. Therefore, the 
proposed land use change aids in maintaining a compact and compatible land use pattern, 
consistent with FLUE Objective 1.1 and Policy 1.1.22.

The proposed land use amendment to BP would facilitate non-residential development and as 
a result would generate new employment opportunities while also continuing to promote the 
viability of the existing commercial areas of Beach Boulevard.  Therefore, the proposed 
amendment is consistent with FLUE Objective 3.2 and Policy 3.2.7.

The proposed land use amendment encourages development of an underutilized property 
within the suburban area of the City that already has the infrastructure, utilities, and public 
facilities in place to support such development.  As such, the proposed land use amendment 
is consistent with FLUE Objective 6.3.  

Vision Plan

The subject property is located within the boundaries of the Greater Arlington/Beaches Vision 
Plan. The plan does not specifically mention this particular land use amendment site.
However, the plan does suggest that there are opportunities for altering and/or redeveloping 
underutilized sites and increasing density in strategic locations. Since the proposed site is 
proposed for expansion of uses on the adjacent property to the south, the proposed land use 
amendment would be consistent with the suggestion of the Greater Arlington/Beaches Vision 
Plan.  
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Strategic Regional Policy Plan Consistency

The proposed amendment is consistent with the following Goal of the Strategic Regional 
Policy Plan:

Policy 3: Local governments are encouraged to offer incentives or make development 
easier in areas appropriate for infill and redevelopment.

The proposed land use amendment is consistent with Policy 3 of the Northeast Florida 
icy Plan as it would provide an additional location for 

the creation of new business opportunities in the northeast Florida region.

RECOMMENDATION

The Planning and Development Department recommends APPROVAL of this application 
based on its inconsistency with the 2030 Comprehensive Plan and Northeast Florida Strategic 
Regional Policy Plan.
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ATTACHMENT A
Land Utilization Map:

Subject 
site
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ATTACHMENT B
Aerial Photo:
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ATTACHMENT C
Traffic Analysis:
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ATTACHMENT D
Wetlands Map:
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ATTACHMENT E

Application:


