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June 24, 2016 
 
The Honorable Greg Anderson, President 
The Honorable Scott Wilson, LUZ Chair 
And Members of the City Council 
117 West Duval Street 
Jacksonville, Florida 32202 
 
RE:    Planning Commission Advisory Report 
          Ordinance No.  2016-356  Application for Land Use Amendment 2016A-002 
 
 
Dear Honorable Council President Anderson, Honorable Council Member and LUZ Chairman Wilson 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 voted to recommend APPROVAL of Ordinance 2016-356 on 
June 23, 2016.  
 

 P&DD  Recommendation  Approve 
 

 PC Issues: 1.  Commissioner Harding stated that he is familiar with the 
property history in relation to the highly contested conversion 
from LDR to LI and the failed attempts to market the property 
for industrial uses. 
 
2.  Commissioner Friley discussed the wetlands map contained 
within the staff report and how the wetlands areas limit 
development opportunities to pockets throughout the site.  In 
response the applicant clarified that due to the extensive 
distribution of wetlands, large areas conducive to industrial 
development do not exist whereas single-family development 
can work around the wetlands. 

 
3.  Commissioner Blanchard requested clarification about the 
applicability of the Industrial Situational Compatibility Zone and 
how it relates to the site.    
 
 

● PC Vote:    6 – 0 
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    Aye  Nay  Abstain  Absent 
 
Chris Hagen, Chair         

Daniel Blanchard, Vice Chair        

Abel Harding, Secretary         

Jerry Friley          

Marshall Adkinson         
 
Nicole Sanzosti Padgett         

Ben Davis           

Dawn Motes           

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

 
Kristen D. Reed, AICP 
Chief of Community Planning 
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PROPOSED LARGE SCALE 
FUTURE LAND USE MAP (FLUM) AMENDMENT                          

 
OVERVIEW 
ORDINANCE:  2016-356 APPLICATION:  2016A-002-6-2 
 
APPLICANT:  PAUL HARDEN 

  
PROPERTY LOCATION:  0 NEW BERLIN ROAD 
 EAST OF ALTA DR. AND WEST OF NEW BERLIN RD NORTH OF I-295 
 
Acreage:  278.85 
 

Requested 
Action:   
 
 
 

Existing 
FLUM 

Category 

Proposed 
FLUM 

Category 

Existing 
Maximum 
Density 

(DU/Acre) 

Proposed 
Maximum 
Density 

(DU/Acre) 

Existing 
Maximum 
Intensity 
(FAR) 

Proposed 
Maximum 
Intensity 
(FAR) 

Net 
Increase or 
Decrease 

in 
Maximum 
Density 

Non-
Residential Net 

Increase or 
Decrease in 

Potential Floor 
Area 

LI LDR N/A 1,394 
(5DU/Acre) 

2,500,000 
Sq. Feet  

(* Annotated 
FLUM Ord. 

2010-398-E) 

N/A Increase of 
1,394 DU 

Decrease  of 
2,500,000 sq. ft. 
Light Industrial 
and Supporting 

Uses 

 
PLANNING AND DEVELOPMENT DEPARTMENT’S RECOMMENDATION:  APPROVAL 

 
LOCATION MAPS:  
 

  

 Current Proposed 

LAND USE                LI                LDR 

ZONING              PUD                PUD 
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ANALYSIS 
 

Background 
The subject property is located between New Berlin Road and Alta Drive, north of I-295. 
The property is located within the boundaries of Planning District 6, Council District 2, and 
the North Vision Plan. The applicant proposes a Large-Scale Future Land Use 
Amendment from Light Industrial (LI) to Low Density Residential (LDR) and a rezoning 
from Planned Unit Development (PUD) to Planned Unit Development (PUD) to allow for 
development of single-family homes. The property is 278.85 acres and does not include 
the 9.52 acre JEA transmission line which bisects the property.  The rezoning application 
is not required for the transmittal round of legislation and will be processed during the 
adoption round of this large scale future land use amendment. 
 
New Berlin Road and Alta Drive are both 2 lane collector roads and each have a sidewalk 
on one side of the road. The surrounding land uses are LDR to the west of Alta Drive, 
Heavy Industrial (HI) to the south, LI to the north and Public Buildings and Facilities (PBF) 
and LI to the east. The JEA electric plant is east across New Berlin Road. The subject site 
and lands to the north, south and east are in the Industrial Situational Compatibility Zone 
while lands further east and across New Berlin Road are in the Industrial Sanctuary Zone. 
The Industrial Situational Compatibility Zone is defined as a distinct area that may be 
suitable for industrial uses under certain circumstances. The Industrial Sanctuary Zone is 
defined as a distinct geographical area predominately consisting of industrial uses and 
zoning districts and strategically located for future expansion and economic development. 
The property is surrounded by large warehouses on 3 sides and residential on the west 
side. Refer to Dual Map on page 2 and Attachment A – Land Utilization Map for more 
detail.  
 
The Context Sensitive Street Standards Committee is considering developing a truck 
route network and under consideration are the roads surrounding the subject property: 
New Berlin Road to the east, Faye Road to the south, Alta Drive to the west, and Port 
Jacksonville Parkway to the north. The purpose is to decrease potential conflicts with 
residential and school bus traffic and increase safety. 
 
Section 656.399.46 of the Zoning Code includes buffering requirements for properties 
located in Industrial Situational Compatibility zones.  These buffering requirements apply 
to all properties which have been rezoned or have been the subject of land use changes 
since June 1, 2007.  These buffer areas may consist of passive recreation, underground 
utilities, off-street parking spaces and parking garages, stormwater retention, landscaping, 
visual screening, wetland and other conservation lands. Public rights-of-way are deemed 
to satisfy the buffer distance requirements.  The HI land use to the south of the site was 
established in 2003 when the subject site was LDR.  The companion rezoning for the 
property to the south included a 165’ wide IBP zoning district adjacent to the subject 
property.  Business Parks are allowed in locations adjacent to, or near residential areas 
according to FLUE Policy 3.2.1, so the HI property to the south has a 165’ wide buffer 
requirement that is implemented by the IBP zoning.  The PUD to the north requires 
compliance with the zoning code areas of situational compatibility overlay zone buffer 
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requirements.  Based on review of aerial photography, a 100’ wide buffer is currently in 
place.   
 
Prior to 2003, the eastern portion of the property (144.1 acres) had a land use designation 
of Rural Residential (RR) while the remainder of the property was designated Low Density 
Residential. In 2003, the 144.1 acres was approved for a land use amendment to LDR 
(Ordinance 2003-1216-E) and later the entire site was approved as a rezoning to a PUD 
for a 650 single family development. In 2008, Ordinance 2008-242-E changed 
approximately 287 acres of the subject site from LDR to LI.  Development subject to the 
2008 amendment was limited by an asterisk on the annotated Future Land Use Map 
(FLUM) to a maximum of 2.2 million square feet of light industrial and supporting uses.  
However, subsequent adoption of Ordinance 2010-398-E amended the asterisk on the 
FLUM to allow for up to 2.5 million square feet of light industrial and supporting uses.  
 
At a community meeting held on September 27, 2007, at the Oceanway Community 
Center, residents from the Alta Drive subdivisions expressed opposition to the proposed 
land use amendment due to the heavy truck traffic resulting from the proposed warehouse 
distribution center. However Ordinance 2008-242-E was approved on May 13, 2008. The 
companion PUD, Ordinance 2008-243-E, includes provisions for a 200’ wide natural 
buffer from Alta Drive and 150’ from any adjacent lands which are within a RR or RLD 
zoning district. This includes buffering from residences on Aldergate Road to the south 
and Alta Circle to the west of the subject site. 
 
According to the Comprehensive Plan, lands located within the area of Industrial 
Situational Compatibility shall not be converted to a non-industrial use unless the 
applicant demonstrates that the site cannot be reasonably used for any industrial uses.  
Reasonable demonstration for suitability of industrial uses may include but is not limited to 
the following:  access to arterial road network, access to rail, proximity to existing 
residential, industrial vacancy rates in the vicinity, size of parcel and potential for 
redevelopment. Evaluation of these criteria is included in the 2030 Comprehensive Plan 
consistency section. 
 
According to the Development Areas Map of the 2030 Comprehensive Plan, the subject 
property is located within the Suburban Development Area. The proposed amendment 
does include a residential component; therefore, school capacity will need to be 
discussed. 
 
Impact Assessment: 
Potential impacts of a proposed land use map amendment have been analyzed by 
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 standards produce 
development potentials as shown in this Section. 
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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 and/or this spreadsheet.  The method of calculating water and sewer 
flows in order to properly size infrastructure shall continue to be based on JEA’s Water, 
Sewer and Reuse for New Development Projects document (latest edition).   
 
Transportation 
The Planning and Development Department completed a transportation analysis (see 
Attachment B) and determined that the proposed amendment results in no net new daily 
external trips. 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. The 
analysis shows a decrease in PM peak trips (LI = 2,125 to LDR = 1,125) and net daily 
trips (LI = 17,075 to LDR = 11,858)  
 
Archaeological Sensitivity 
According to the Duval County Preliminary Site Sensitivity Map, the subject property is 
located within an area of mostly high and medium sensitivity for the presence of 
archaeological resources. An Archaeological Reconnaissance Survey should be 
performed due to this areas High Sensitivity to archaeological resources in order to 
determine if a Phase I Survey is needed.  If archaeological resources are found during 
future development/redevelopment of the site, Section 654.122 of the Code of Subdivision 
Regulations should be followed. 
 
Wetlands 
The wetlands survey map depicting the location of the approximate 85.9 acres of various 
types of wetlands found on the property (Attachment D, Wetlands Map) was provided by 
an applicant of a previous land use amendment application (2007D-008).  Since then 
nothing has changed regarding the “category III” wetlands.  The functional value of the 
wetlands run from high to low and the various wetland types found are as follows: 

 “Stream and Lake Swamp” type located in the western corner of the subject site. 

 “Wetland Forested Mixed” type located throughout the site. 

 “Vegetated Non-Forested Wetland” located in the southern portion of the subject 
site. 

 “Cypress Swamp” located in the central portion of the site. 
 
The United States Department of Agriculture, Natural Resource Conservation Service 
“Soil Survey” classifies the wetland soils as “Evergreen-Wesconnett Complex” and 
Hurricane and Ridgewood soils.  The Evergreen and Wesconnett are both nearly level 
poorly drained soils formed in thick sandy marine sediments.  The Evergreen soils were 
also formed in decomposed organic materials.  Hurricane and Ridgewood soils are sandy, 
nearly level to gently sloping poorly drained soils with high water tables. 
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The proposed project of the site must meet the requirements of Goal 4 of the 
Conservation Coastal Management Element (CCME) of the Comprehensive Plan 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, improve the water 
quality, and improve fish and wildlife values of wetlands.  Other requirements for 
development in wetlands including permitted uses, maintenance of water quality, 
maintenance of vegetation, and hydrology are specified in Policy 4.1.1 of the CCME. 
  
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. 
 
The companion PUD rezoning can be utilized as a tool to review and address 
mechanisms to minimize impacts to wetlands as called for in the CCME.  Furthermore, 
the applicant has stated that nearly half of the property is located within conservation 
easements making large areas within the site non-developable.  The companion PUD 
rezoning will be submitted for the adoption round later this year. 
 
School Capacity 
The proposed land use map amendment has a maximum potential development of 1,394 
single-family dwelling units. This development was analyzed to determine whether there 
is adequate school capacity, for each school type (elementary, middle, and high school), 
to accommodate the proposed development, based on the Level of Service (LOS) 
standards (105% of permanent capacity), Concurrency Service Areas (CSAs) not the 
closest school in the area for elementary, middle and high schools, and 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. 
 
Wildlife 
The applicant submitted a wildlife report for the land use amendment application site.  
According to the study, active gopher tortoise burrows were located and a take permit 
(DUV-169) was obtained from the FWC on October 16, 2006.  (See Wildlife Survey 
Report, Attachment E). 
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IMPACT ASSESSMENT  
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PROCEDURAL COMPLIANCE 
 

Upon site inspection by the Planning and Development Department on June 2, 2016, the 
required notices of public hearing signs were posted.  Seventy-eight (78) notices were 
mailed out to adjoining property owners informing them of the proposed land use change 
and pertinent public hearing and meeting dates.   
 
A Citizen Information Workshop was held June 15, 2016. One speaker was present and 
spoke against the proposed land use change due to the property being surrounded by LI 
and HI. In addition the speaker stated the nearby neighborhoods that were against the LI 
in 2008 are content with the buffers that were put in place by the PUD zoning. 

 
CONSISTENCY EVALUATION 
 

2030 Comprehensive Plan  
Proposed amendment analysis in relation to the Goals, 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 1.1.10 Gradual transition of densities and intensities between land uses in 

conformance with the provisions of this element shall be achieved 
through zoning and development review process. 

 
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 land designated for residential uses 

which can accommodate the projected population and provide safe, 
decent, sanitary and affordable housing opportunities for the citizens.  
Protect single-family residential neighborhoods by requiring that any 
other land uses within single-family areas meet all applicable 
requirements described in the Development Areas and the Plan 
Category Descriptions of the Operative Provisions of the 2030 
Comprehensive Plan and Land Development Regulations. 

 
Policy 3.1.21   The City shall provide design standards in the Land Development 

Regulations to ensure compatibility with adjacent uses and to protect  
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 neighborhood scale and character through transition zones, bulk, 
massing, and height restrictions. The City shall consider the feasibility 
and effectiveness of developing design standards for each 
Development Area, not to include the Central Business District which 
has established design standards. 

 
Policy 3.2.33       Where there is not an adopted neighborhood plan and/or study 

recommending the contrary, within the “Area of Situational 
Compatibility”, as shown on the Industrial Preservation Map (Map L-23),  
lands designated Heavy Industrial or Light Industrial on the Future Land 
Use Map that are strategically located to provide access to rail facilities 
or trucking routes; serve ports; or serve airport multi-modal 
requirements, shall not be converted to a non-industrial land use 
category unless the applicant demonstrates to the satisfaction of the 
City that the site cannot be reasonably used for any of industrial uses.  
Reasonable demonstration for suitability of industrial uses may include 
but is not limited to the following:  Access to arterial road network, 
access to rail, proximity to existing residential, industrial vacancy rates 
in the vicinity, size of parcel and potential for redevelopment.  
Conversion of these lands shall only be permitted for construction of 
mixed use development consistent with the requirements for job 
creation as defined by Policy 3.2.34.  

 
Policy 3.2.34    The City shall create a formula for the calculation of capital investment 

and direct and indirect job creation in various commercial and industrial 
land uses. This formula shall be used to ensure that the conversion of 
industrial lands in Situational Compatibility Areas will result in the 
creation of mixed use developments that shall have comparable 
potential for support of the industrial base in the City of Jacksonville. 

 
Policy 3.2.35 The City shall continue to implement, and amend as necessary, the 

land development regulations established to strengthen existing 
buffering standards and protect industrial lands from residential 
encroachment.     

 
According to the Category Description of the Future Land Use Element (FLUE) Light 
Industrial permits uses such as wholesaling, warehousing, storage, distribution, light 
manufacturing, business and professional offices, bulk and outside storage yards, service 
establishments catering to commerce and industry, indoor scrap processing, building 
trade contractors, transportation terminals for freight, trucking and shipping, retail sales of 
heavy machinery, farm and building materials, printing and similar establishments, banks, 
medical clinics, and retail outlets in conjunction with wholesaling establishments.  
 
The LDR category permits housing developments in a gross density range of up to 7 
dwelling units per acre when full urban services are available to the site. LDR in the 
Suburban Area is intended to provide for low density residential development. Secondary 
uses in the LDR include commercial retail sales and service establishments when the site 
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is located at the intersection of roads classified as collector or higher on the Functional 
Highway Classification Map. If the subject property is amended to LDR, the site 
characteristics do not qualify the site for non-residential development and therefore 
cannot provide for mixed use within the property boundaries. 
 
The proposed amendment is located within the North Planning District and Suburban 
Development Area and has access to full urban services.  Therefore, the amendment to 
LDR has the potential to encourage additional development promoting the goal of 
Objective 1.1. The amendment will also provide housing opportunities for nearby 
industrial developments; therefore, the land use change is consistent with Objective 3.1. 
 
Industrial Situational Compatibility Zone buffering requirements for both residential and 
non-residential properties located in these zones are in place to address protection and 
continued viability of existing industrial uses while providing for a compact and compatible 
mix of uses.  Therefore, the proposed amendment does not conflict with the goals and 
intent of FLUE Policies 1.1.10, 3.1.21 and 3.2.35. 
 

The applicant has provided information demonstrating that the site cannot be reasonably 
used for industrial uses. This information includes vacancy rates for industrial buildings in 
the nearby area showing higher vacancy rates than other areas of Jacksonville. In 
addition, the applicant identified that the site does not have access to the arterial road 
network, has no access to rail, and has large pockets of jurisdictional wetlands which 
makes the site layout not practical or viable for industrial use. The applicant has also 
stated that this property has been on the market for more than eight (8) years and there 
has been absolutely no interest for industrial use of the site. He has also provided 3 maps 
indicating that within a 5 mile radius of the property there are 30 industrial buildings 
available for lease, 15 industrial buildings for sale, and 30 properties allowing industrial 
use for sale. (See Attachment G) Additionally, the applicant has stated that nearly half of 
the site is located in conservation easements leaving pockets of land developable.  These 
pockets are not conducive to meeting industrial development standards but could 
reasonably be developed into single-family uses. Therefore, the applicant has provided 
justification that the site is unsuitable for industrial purposes as called for in FLUE Policy 
3.2.33. 
 
There are 1,589 acres of industrial land included in the surrounding Industrial Situational 
Compatibility Zone, much of which is still undeveloped. Additionally there are 15,339 
acres included in the nearby Industrial Sanctuary Zone. The Institute of Transportation 
Engineers (ITE) provides an estimate of the number of employees based on square 
footage for different businesses. Warehouse buildings are estimated at 781 sq. ft. per 
employee, industrial park, 500 sq. ft. per employee and manufacturing at 535 sq. ft. per 
employee.  Although the number of employees per square foot by industry type is used as 
an indicator of potential job creation, depending on the technology or product, the number 
can vary widely. For example, in Jacksonville, Firestone has a 1,000,000 sq. ft. facility 
and employs 200 people while SAFT has a 250,000 sq. ft. facility and employs 350 
people. The industrial park north of the subject site can develop up to 4,500,000 square 
feet according to the PUD (Ordinance 2014-60E). If the ITE numbers are used, this 
development could create anywhere from 5,160 to 9,000 jobs. Conversion of the 
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amendment site results in an area-wide development pattern containing a mix of 
residential and non-residential uses that positions residential in proximity to industrial 
employment centers. This creates the overall desired outcome of a compact and 
connected mixed use area with both employment centers and housing to support the 
surrounding industrial development. Therefore, the amendment is consistent with FLUE 
Goal 3 and Objective 3.1 and is in part consistent with FLUE Policies 3.2.33 and 3.2.34.   
 
Policy 3.2.33        Where there is not an adopted neighborhood plan and/or study 

recommending the contrary, within the “Area of Situational 
Compatibility”, as shown on the Industrial Preservation Map (Map L-23),  
lands designated Heavy Industrial or Light Industrial on the Future Land 
Use Map that are strategically located to provide access to rail facilities 
or trucking routes; serve ports; or serve airport multi-modal 
requirements, shall not be converted to a non-industrial land use 
category unless the applicant demonstrates to the satisfaction of the 
City that the site cannot be reasonably used for any of industrial uses.  
Reasonable demonstration for suitability of industrial uses may include 
but is not limited to the following:  Access to arterial road network, 
access to rail, proximity to existing residential, industrial vacancy rates 
in the vicinity, size of parcel and potential for redevelopment.  
Conversion of these lands shall only be permitted for construction of 
mixed use development consistent with the requirements for job 
creation as defined by Policy 3.2.34.   

 
Policy 3.2.34    The City shall create a formula for the calculation of capital investment 

and direct and indirect job creation in various commercial and industrial 
land uses. This formula shall be used to ensure that the conversion of 
industrial lands in Situational Compatibility Areas will result in the 
creation of mixed use developments that shall have comparable 
potential for support of the industrial base in the City of Jacksonville. 

While conversion of the amendment site results in an area-wide development pattern 
containing a mix of residential and non-residential uses that positions residential in 
proximity to industrial employment centers, the site subject to the proposed amendment 
does not achieve mixed-use development fully within the site boundaries.  Therefore, 
although the area-wide mix of uses will be provided for consistent with FLUE Policy 
3.2.34, if this amendment is approved, the amendment is inconsistent with the strict 
reading of the text in FLUE Policies 3.2.33 and 3.2.34.     
 
Goal 1 To ensure that the character and location of land uses optimize the 

combined potentials for economic benefit and enjoyment and protection 
of natural resources, while minimizing the threat to 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 
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urban service delivery system and discourages proliferation of urban 
sprawl through implementation of regulatory programs, 
intergovernmental coordination mechanisms, and public/private 
coordination. 

The proposed amendment may pose safety issues in regards to residential traffic 
increasing on roads currently being considered for inclusion in the truck route system.  
This has the potential to increase traffic conflicts which may increase the threat to the 
health, safety and welfare of residents. However, there may be design and site operation 
standards that can be established in development of the companion PUD rezoning 
application to address these concerns as well as consideration of the potential trip 
reductions associated with this proposed map amendment.  Therefore, the proposed 
amendment may be inconsistent with Goal 1 and Objective 1.1 pending submittal and 
review of the proposed companion PUD later this year during the adoption round of this 
large scale land use map amendment.   

 

Vision Plan 
The subject site is located within the North Jacksonville Vision and Master Plan area.  The 
site is within the Suburban Area and the proposed development will have full city services. 
This will result in a more compact land development pattern for the North Jacksonville 
area. The City continues to promote new development in the North Planning District and 
the North Jacksonville Vision & Master Plan encourages a variety of development in this 
planning district to meet the demands for future population growth and attract employment 
opportunities to the area. There are no specific recommendations for this area within the 
Plan.  However, the proposed residential development providing a variety of housing 
alternatives will influence the economic growth in the area and is encouraged within the 
boundaries of the North Jacksonville Shared Vision and Master Plan. 
 

Strategic Regional Policy Plan 
The proposed amendment is consistent with the following Policy of the Strategic Regional 
Policy Plan: 
 
Policy 3      Local governments are encouraged to offer incentives to make development 

easier in areas appropriate for infill and redevelopment.  
 
The proposed amendment to LDR would increase opportunities for residential 
development providing a wider range of housing needs to meet different income levels for 
a workforce that would serve and support the emerging industrial and commercial 
businesses in Northeast Florida.  Therefore, the proposed amendment is consistent with 
the aforementioned Strategic Regional Policy Plan.  
 
RECOMMENDATION 
The Planning and Development Department recommends APPROVAL of this application 
based on its consistency with the overall intent of the 2030 Comprehensive Plan and the 
Strategic Regional Plan. 
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ATTACHMENT A 

 

Existing Land Utilization: 
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ATTACHMENT B 
 

Traffic Analysis: 
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ATTACHMENT B (page 2) 
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ATTACHMENT C 
 

Land Use Amendment Application: 
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ATTACHMENT D 
 

Wet Lands Map: 
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ATTACHMENT E 
 

 

Wildlife Report: 
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ATTACHMENT E (page 2) 
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ATTACHMENT F 
 

Aerial Map: 
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 ATTACHMENT G 

E-mail from Applicant: 

 
Memo from Paul: 

 

Thank you for your correspondence of May 31, 2016.  In response to your inquiry, I would ask you 

to consider the information included herein.   

 

First of all, with regard to the concept of situational compatibility, it should be noted that until 

2008 this site was designated Low Density Residential and Rural Residential.  The site was 

changed by a Comprehensive Plan amendment to Light Industrial in 2008.  That is to say, in the 

original Comprehensive Planning of the area this entire site was more appropriately in the use we 

are proposing in our Comprehensive Plan amendment.  Additionally, while the site is designated 

Light Industrial on the Future Land Use Map, it is the subject of a PUD set forth in Ordinance 

2008-243-E.  That PUD contains many conditions which were intended to buffer the site from 

surrounding residential uses and have resulted in the site not being practically usable for industrial 

development.  All this is to say the site was originally in a Low Density Residential or non-

industrial land use long before the “area of situational compatibility” was determined. 

 

It should also be noted that about half the site is non-developable.  Those lands are subject to a 

conservation easement.  The reason I bring this up is that land with pockets of uplands are 

reasonably developed into single-family uses, but the jurisdictional land now covered by a 

conservation easement makes development of large parcels for industrial use difficult or 

impossible.  I have attached for you a proposed site plan for the residential proposed by another 

potential user, which shows the pockets of uplands and the pockets of jurisdictional lands.  

 

The geographic limitations of the site along with the lack of significance of the situational 

compatibility designation were recognized in the Report of the Planning Department with regard to 

rezoning 2008-243, the PUD now existing on the site. 

 

This property has been on the market for industrial use for more than eight (8) years and there has 

been absolutely no appetite for that use on the site.  As you will note on the maps attached hereto 

(which are attachments to the FLUM application), the site does not have substantial or usable 

access to the arterial road network.  With regard to access to rail, you will note that the adjoining 

properties have a CSX rail spur, but this site has no access to rail.  The site is proximate to existing 

residential, as shown on the map (being directly located across Alta Drive).  Indeed, there is an 

outparcel of this site currently zoned LDR and developed into LDR.  While the size of the parcel, 

were it all usable land, would be appropriate for industrial use, the fact that the site has large 

pockets of jurisdictional wetlands makes the “size of the parcel” not reasonably or practically 

usable for industrial use. 

 

The most telling consideration contained in Policy 3.233 is the inquiry on industrial vacancy rates 

in the vicinity.  I am enclosing for your review a recently produced Costar industrial report for the 

first quarter of 2016.   I would call your attention to page 7 indicating that the submarkets where  
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this property is contained, the North Side Industrial and Oceanway Industrial has a vacancy rate of 

2 to 3 times of the remainder of the Jacksonville market.  The North Side Industrial market has a 

vacancy rate of 11.2% and the Oceanway Industrial market has a vacancy rate of 

12.1%.  Additionally, I would call your attention to page 20 of the Costar report indicating rates 

currently for industrial use are slightly over $3.00 a foot.  New construction on the site would 

require $5.00 to $5.50 square foot rates, thus making the land not usable to compete with the great 

amount of existing, industrial construction. 

 

Finally, I would call your attention to three additional exhibits indicating industrial land for sale 

within five miles, industrial buildings for sale within five miles and industrial buildings for lease 

within five miles.  Each of these exhibits indicate there is a plethora of available industrial land in 

this submarket alone.  The lease buildings and industrial buildings were constructed some time 

ago, and therefore do not require the $5.50 square foot rates that I suggest would be necessary for 

new construction.  The “industrial land for sale” exhibit indicates there is plenty of industrially 

zoned land on the market to fill market needs, should the industrial market demand increase in the 

future. 

 

While I am not able to locate a formula created by the City for the calculation of capital investment 

and the job creation in various industrial uses, it should be noted this land was previously 

designated LDR and RR on the Comprehensive Plan, so this is less of a conversion of industrial 

lands than a purposing back to the original designation in the Comprehensive Plan. 

 

I will be happy to go over these documents with you, at your convenience, or speak by telephone 

prior to your CIM meeting on Monday, if you would like to do so. 

 

Jennifer Cherry 

Assistant to Paul M. Harden 

501 Riverside Avenue, Suite 901 

Jacksonville, FL  32202 

904-396-5731 (office) 

904-399-5461 (facsimile) 

jennifercherry@bellsouth.net  
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ATTACHMENT G (cont) 
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ATTACHMENT G (cont) 
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ATTACHMENT G (cont) 
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ATTACHMENT G (cont) 
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ATTACHMENT G (cont) 
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ATTACHMENT G (cont) 
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ATTACHMENT G (cont) 

 


