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PROPOSED SMALL-SCALE 
FUTURE LAND USE MAP (FLUM) AMENDMENT 

 
OVERVIEW 
ORDINANCE: 2014-130 APPLICATION:  2014C-001-3-5 
 

APPLICANT:  STACI REWIS 
  

PROPERTY LOCATION:  At the Intersection of Atlantic Boulevard and Hendricks Avenue 
 

Acreage:  5.29  ACRES  
 

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 

CGC, 
Urban 
Area 

CGC, 
Urban 
Priority 
Area 

40 
du/acre 

202 
dwelling 

units 
  

60 
du/acre 

304 
dwelling 

units 
 

.35 FAR for 
77,297 sf of 

General 
Commercial 

Uses 

.35 FAR for 
77,297 sf of 

General 
Commercial 

Uses 

Increase of 
102 DUs 

No 
increase or 
decrease   

PLANNING AND DEVELOPMENT DEPARTMENT’S RECOMMENDATION:  APPROVAL 
with the addition of FLUE Policy 3.1.26  

LOCATION MAPS: Arrows point to location of proposed amendment. 
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ANALYSIS 
 

Background: 
 
The subject property is located at the southeast corner of Atlantic Boulevard and Hendricks 
Avenue and is bounded with Atlantic Boulevard to the north, Hendricks Avenue to the west, 
Alford Place to the south and Arcadia Place to the east.   The 5.29 acre subject property is in the 
Southeast Planning District and within the boundaries of Council District 5 and the Southeast 
Jacksonville Vision Plan. With the exception of an operating bank building off of Atlantic 
Boulevard between Mango Place and Minerva Avenue, the property is mostly undeveloped.  The 
property is located approximately one (1) block east of the San Marco Square Shoppes.    
 
The applicant proposes an amendment to the Future Land Use Map series (FLUMs) to change 
the Development Area boundary of the Urban Priority Area to incorporate the subject property.  
Development Areas control the density and development characteristics within land use 
categories and are depicted on the Future Land Use Map.  The City has five tiers of 
Development Areas including the Central Business District (CBD); the Urban Priority Area 
(UPA), the Urban Area (UA), the Suburban Area (SA) and the Rural Area (RA).  The land use 
amendment proposes a change from Community/General Commercial (CGC), Urban Area to 
Community/General Commercial (CGC), Urban Priority Area.  The change to the Development 
Area boundary would allow for an increase in the existing density of the site.  Currently, the CGC 
land use within the Urban Area accommodates up to 40 dwelling units/acre.  The CGC land use 
within the Urban Priority Area accommodates up to 60 dwelling units/acre.  The companion 
rezoning proposes a Planned Unit Development (PUD) to Planned Unit Development (PUD) to 
develop the property with a mix of residential, commercial and retail uses (Ordinance 2014-131). 
(See Attachment B, Development Area Boundaries) 
 
The subject proposed PUD description identifies up to 46,000 square feet of commercial uses 
and 245 residential units on Parcel A (at the corner of Atlantic Boulevard and Hendricks Avenue) 
and 35 residential units on Parcel C (off of Atlantic Boulevard between Arcadia Place and 
Minerva Avenue).  A total of 280 multi-family residential units are proposed which is an increase 
of 120 residential units from what is currently approved under the existing PUD.  The existing 
CGC land use within the Urban Area development boundary does not accommodate the 
proposed increase in residential units.  Extending the Urban Priority Area development boundary 
to incorporate the subject property would allow for the proposed increase in residential units.   
 
The provisions of the existing PUD (Ordinance 2006-654-E)  for commercial development on 
Parcel B, the Wells Fargo Site remains the same in the proposed PUD; a transportation analysis 
for Parcel B was completed and approved with the existing approved PUD.  
 
The amendment site is located at the intersection of two minor arterial roadways, Atlantic 
Boulevard and Hendricks Avenue.  The other streets internal and surrounding the subject site 
(Alford Place, Mango Place, Minerva Avenue, Arcadia Place) are classified as local streets.  A 
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variety of uses surround the subject site. To the north of the property along Atlantic Boulevard is 
mostly office and commercial uses with a church at the northwest corner of Atlantic Boulevard 
and Hendricks Avenue in the CGC land use category; just behind these commercial/office uses 
is the Julia Landon College Preparatory Middle School in the Public Building and Facilities (PBF) 
land use category. Recently, the Safe Routes to School Program, a Federal-Highway Program 
administered through the State Department of Transportation, was facilitated at Landon Middle 
School.  The school worked with the City of Jacksonville and the Florida Department of 
Transportation to make it safer and easier to bicycle or walk to and from school.  The program is 
in the implementation phase of its recommendations with anticipated improvements for students 
walking and bicycling to school.   
 
To the west of the property along Hendricks Avenue are retail/restaurant and office uses in the 
CGC land use category; the San Marco Square Shoppes are about one block west from 
Hendricks Avenue.  Recently, San Marco Square’s public square has been transformed.  The 
traffic pattern was changed; round-abouts were installed along San Marco Boulevard and 
streetscape improvements and pedestrian connections were made throughout the square but, 
more particularly, along Balis Park at the center of the square.  These improvements have 
enhanced San Marco’s walkability and attractiveness. 
 
To the south of the property along Alford Place is restaurant/office and church uses closest to 
Hendricks Avenue in the CGC and Residential-Professional-Institutional (RPI) land use 
categories; further down Alford Place still south of the subject property are mostly single family 
homes in the RPI land use category.  Directly east of the property along Arcadia Place is 
Belmont Park maintained by the Parks and Recreation Department of the City of 
Jacksonville.(See Dual Map, page 2) ( See Attachment A, Land Utilization Map) 
 
The proposed land use amendment to CGC, Urban Priority Area has a potential development of 
up to 77,297 square feet of CGC uses and up to 304 residential units.  
 
 

Impacts and Mitigation: 
Potential impacts of a proposed land use map amendment have been analyzed by comparing 
the maximum residential density permitted for each land use category that allows residential 
development, or the Development Impact Standards, 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.   
 
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).   
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Archaeological Sensitivity 
According to the Duval County Preliminary Site Sensitivity Map, the subject property is located 
within an area of “Low” sensitivity for the presence of archaeological resources. Section 654.122 
of the Code of Subdivision Regulations should be followed if archaeological resources are 
discovered in the construction process.   
 
 
School Capacity 
The proposed land use map amendment is limited to 280 multi-family dwelling units through the 
companion PUD rezoning (Ordinance 2014-131). 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 LOS standards (105% of 
permanent capacity), concurrency service areas (CSAs) 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:  

School Impact Analysis 
    

LUA 2014C-001 
   

Development Potential:280 Multi-Family Units 
 

School 
Type 

CSA 
2013-14 

Enrollment/CSA 

Current 
Utilization 

(%) 

New 
Student/ 

Development 

5-Year 
Utilization 

(%) 

Available 
Seats 

Elementary  4 6,945 96% 47 99% 262 

Middle 4 4,957 85% 20 84% 1,105 

High 4 1,737 74% 26 79% 262 

Total New Students  93     

       
Total Student Generation Yield: 0.333 Elementary: .167 Middle: 0.073 High: 0.093 

 

The analysis of the proposed residential development does not reveal any deficiency for school 
capacity.  

 
Airport Environs 
The subject property is located within the 300 foot Height and Hazard Military Airport Zone.  
Development in this area will be limited to a maximum height of less than 300 feet unless 
approved by the Jacksonville Aviation Authority (JAA) or the Federal Aviation Administration 
(FAA).  Development must not create 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 656.10051(d). 



 

City of Jacksonville  Ordinance # 2014-130 
Planning and Development Department   Application # 2014C-001-3-5 
Land Use Amendment Report – March 7, 2014 Page 6 of 34 
 
 

 

 

 
Wellhead Protection Zone 
The site is within the boundaries of the 500 foot buffer and 750 foot buffer wellhead protection 
zone.  The proposed amendment application was forwarded to the Environmental Quality 
Division within the Neighborhoods Department of the City of Jacksonville for review.  Please see 
attachment C for the complete review. 
   
 
Transportation 
The Planning and Development Department completed a transportation analysis and determined 
that the proposed amendment results in an increase of 69 net new daily trips (see Attachment 
D). This analysis utilizes a methodology approved by the Florida Department of Transportation 
and 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 Concurrency and 
Mobility Management System Office.  
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IMPACT ASSESSMENT                                                       

DEVELOPMENT ANALYSIS 

 CURRENT PROPOSED 

Site Utilization Vacant Residential  

Land Use Category CGC, Urban Area CGC, Urban Priority Area 

Development Standards 
For Impact Assessment 

.35 FAR and Maximum 
40 units/acre .35 FAR and Maximum 60 units/acre 

Development Potential 77,297 sf of General 
Commercial Uses and up 
to  202 residential units  

77,297 sf of General Commercial Uses 
and up to  304 residential units 

Population Potential 474 people 714 people 

SPECIAL DESIGNATIONS AREAS 
 YES NO 

Aquatic Preserve  X 

Airport Environ Zone 300’ Military Height Zone  

Industrial Preservation Area  X 

Cultural Resources  X 

Archaeological Sensitivity  X 

Historic District  X 

Coastal High Hazard Area  X 

Ground Water Aquifer Recharge Area  X 

Well Head Protection Zone Yes – within the 
boundaries of a 500-foot 
and 750-foot Wellhead 

Protection Zone 

 

PUBLIC FACILITIES 

Potential Roadway Impact  Potential Increase of 69 net new daily trips 

Water Provider  JEA 

Potential Water Impact Increase of 23,970 gallons per day 

Sewer Provider JEA 

Potential Sewer Impact Increase of 17,978 gallons per day 

Potential Solid Waste Impact Increase of 265.2 tons per year 

Drainage Basin / Sub-Basin St. Johns River (Stream) 

Recreation and Parks Fletcher Park; Brown Whatley Park; Balis Park; FEC Park; Historic 
Kings Road Park 

Mass Transit Along the SS6 Purple Bus Line and the B&/L9 Blue Bus Line 

NATURAL FEATURES 

Elevations 10 feet 

Soils Urban Land(69); Urban Land-Hurricane Albany Complex(75)  

Land Cover Residential High Density(1300); Retail Sales Services (1410)   

Flood Zone No 

Wet Lands No 

Wild Life No 
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PROCEDURAL COMPLIANCE 
 

Upon site inspection by the Planning and Development Department on January 22, 2014, the 
required notices of public hearing signs were posted.  One hundred and twelve (112) notices 
were mailed out to adjoining property owners informing them of the proposed land use change 
and pertinent public hearing and meeting dates.  In addition, the Southeast CPAC and the San 
Marco Preservation Society were notified of the proposed land use amendment. 
 
At the Preview Workshop held by the Planning and Development Department on January 24, 
2014, there were 3 speakers voicing concerns over the available parking for the commercial and 
residential uses and of increased traffic due to the intensity/density of the project.  An additional 
concern was raised regarding the proposed height of the structure within the PUD rezoning. 
 

CONSISTENCY EVALUATION 
 
2030 Comprehensive Plan Consistency 
The proposed amendment is consistent with the following Goal, Objective and Policies of the 
2030 Comprehensive Plan, Future Land Use Element (FLUE):  
 
Policy 1.1.12 Promote the use of Planned Unit Developments (PUDs), cluster 

developments, and other innovative site planning and smart growth 
techniques in all commercial, industrial and residential plan categories, in 
order to allow for appropriate combinations of complementary land uses, 
and innovation in site planning and design, subject to the standards of this 
element and all applicable local, regional, State and federal regulations 

 
Policy 1.1.20 Development uses and densities shall be determined by the Development 

Areas described in the Operational Provisions for the Central Business 
District (CBD); Urban Priority Area (UPA); the Urban Area (UA); the 
Suburban Area (SA); and the Rural Area (RA) as identified in the 2030 
Comprehensive Plan, in order to prevent urban sprawl, protect agricultural 
lands, conserve natural open space, and to minimize the cost of public 
facilities and services. 

 
Policy 1.1.20A Extensions of the Development Areas will be noted 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 Policy 1.1.21 and 1.1.22. 

 
Policy 1.1.20B  Expansion of the 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 
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accordance with Policy 1.1.21, inclusion of the following areas is 
discouraged; 

1.Preservation Project Lands 

2.Conservation Lands 

3.  Agricultural Lands, except when development proposals include 

Master Planned Communities or developments within the Multi-Use 

Future Land Use Category, as defined in this element 

The following areas are deemed generally appropriate for inclusion in 
Development Areas subject to conformance with Policy 1.1.21: 
 
1.  Land contiguous with the Development Area and which would be a 

logical extension of an existing urban scale and/or has a functional 

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 RTS. 

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.  LargeScale Multi-Use developments and Master Planned 

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 inward boundary of the preservation project lands.  Inward is 

measured from that part of the preservation project lands closest to 

the existing Suburban Area such that the preservation lands serves to 

separate suburban from rural.  The development shall be a logical 

extension of residential growth, which furthers the intent of the 

Preservation Project to provide passive recreation and low intensity 

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 Future amendments to the Future Land Use Map series (FLUMs) must be 
based on the amount of land required to accommodate anticipated growth 
and the projected population of the area.  The projected growth needs and 
population projections must be based on relevant and appropriate data 
which is collected pursuant to a professionally acceptable methodology. In 
considering the growth needs and the allocation of land, the City shall also 
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evaluate land use need based on the characteristics and land development 
pattern of localized areas.  Land use need identifiers include but may not be 
limited to, proximity to compatible uses, development scale, site limitations, 
and the likelihood of furthering growth management and mobility goals.   

 
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. 

 
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 3.2   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 
opportunities to support the City's residential areas. 

 
Policy 3.2.2  The City shall promote, through the Land Development Regulations, infill 

and redevelopment of existing commercial areas in lieu of permitting new 
areas to commercialize. 

 
According to the category description of the Future Land Use Element (FLUE), 
Community/General Commercial (CGC) in the Urban Development Area permits commercial 
development and housing densities of up to 40 dwelling units per acre when full urban services 
are available.  The category description of CGC in the Urban Priority Development Area permits 
commercial development and housing densities of up to 60 dwelling units per acre when full 
urban services are available.  The CGC category is intended to provide for a wide variety of retail 
goods and services which serve large areas of the City and a diverse set of neighborhoods. 
Generally, the CGC land use category permits commercial retail sales and service 
establishments such as auto sales, restaurants, hotels/motels and business and professional 
offices.  Compatibility with adjacent abutting residential neighborhoods shall be achieved through 
the implementation of site design techniques including but not limited to: transition in uses, 
buffering, setbacks, the orientation of open spaces and vehicular traffic circulation.  
 
The density for the property will not exceed the maximum 60 dwelling units per acre set forth in 
the CGC, Urban Priority Development Area characteristics.  Further, the allowable commercial 
square footage and residential units will be consistent with the densities and intensities set forth 
in the category descriptions of the 2030 Comprehensive Plan and limited within the PUD written 
description and site plan (Ordinance 2014-131). The amendment will facilitate urban infill 
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development which is encouraged within the Urban Priority and Urban Development Areas.  The 
Urban Priority Area Development boundary currently runs north of Atlantic Boulevard.  According 
to the applicant, the proposed extension of this boundary south of Atlantic Boulevard to 
incorporate the subject property would allow for infill development at the densities needed for a 
successful project.  The accompanying PUD on the site ensures compatibility with the site’s 
commercial and residential surroundings.   The proposed amendment demonstrates the need for 
the change in the Development Area boundary meeting Policies 1.1.20, 1.1.20A and 
1.1.20B.(See Attachment E with the Applicant’s Comprehensive Plan Justification) 
 
The subject site is located at the signalized intersection of Atlantic Boulevard and Hendricks 
Avenue where full urban services, including mass transit, are available. The proposed 
amendment is a logical extension of the adjacent CGC, Urban Priority Area category.  The 
Urban Priority Development Area is an area intended to encourage the use of existing 
infrastructure through redevelopment and infill development.  Therefore, the proposed 
amendment promotes a compact land use pattern that offers a full range of employment, 
shopping and leisure opportunities with a residential component while promoting infill 
development in an existing commercial area with access to full urban services consistent with 
FLUE Goal 3, Objective 3.2 and Policies 1.1.22 and 3.2.2.  Further, the use of a Planned Unit 
Development allows for appropriate combinations of complementary land uses and innovation in 
design consistent with Policy 1.1.12. 
 

Land Use Category Description 
According to the Urban Priority Area Development Characteristics for the CGC land use 
category “residential uses shall not be permitted on the ground floor abutting roads classified as 
arterials or higher on the Functional Highway Classification Map.”  The companion PUD for the 
amendment shows residential units on the ground floor fronting Atlantic Boulevard which is 
classified as a minor arterial roadway. This detail of the proposed PUD is consistent with the 
existing PUD on this site that was approved under Ordinance 2006-654-E. At the time of the 
existing PUDs approval in 2006, the Planning Department was operating under the 2010 
Comprehensive Plan which did not include Development Area Boundaries and did not include 
limitations on the location of residential developments within the CGC land use category; with 
the later approval of the 2030 Comprehensive Plan, Development Boundaries and Area 
Characteristics were included for each category description. Therefore, because the current 
plans for the property are a continuance of the previously approved plans, the addition of Policy 
3.1.26 is recommended to allow residential development pursuant to Ordinance 2014-130 along 
a minor arterial roadway, Atlantic Boulevard.  Proposed Policy 3.1.26 would be added as follows:  

 

Policy 3.1.26 
Residential development permitted pursuant to the land use amendment approved by 
Ordinance 2014-130 shall be exempt from the Urban Priority Area Development Area 
Characteristics which restrict the development of ground floor residential uses 
abutting roads classified as arterial or higher on the Functional Highway Classification 
Map. 
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Vision Plan Consistency 
The subject property is located within the boundaries of the Southeast Jacksonville Vision Plan. 
The Plan identifies the San Marco Area as a historic neighborhood that contributes to the sense 
of place of the District with distinct building scale, architecture and public spaces.   While 
protecting these identifying elements of the neighborhood, the Vision Plan explains that 
additional growth and density could be supported along the edges of the neighborhood and more 
specifically along Hendricks Avenue.  The Plan continues stating that in San Marco “new 
development which abuts existing neighborhoods should be compatible with existing 
neighborhood design, character scale, height, massing and use.”  The proposed amendment is 
consistent with the Southeast Jacksonville Vision Plan.    

 
Strategic Regional Policy Plan Consistency 
The proposed amendment is consistent with the following Objective and Policies of the Strategic 
Regional Policy Plan, Communities and Affordable Housing Subject Area: 

Objective:   Improve Quality of Life and Provide Quality Places in Northeast Florida 

Policy 1:  The Region promotes the resiliency of communities and encourages retrofit of 
existing structures and new construction to increase safety and energy efficiency. 

 
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 Policies 1 and 3 of the Communities and 
Affordable Housing Subject Area as it provides infill development in an existing and stable 
neighborhood environment.  Additionally, the proposed project seeks to create additional 
housing opportunities and commercial activity in the area. 
 
 

RECOMMENDATION 
The Planning and Development Department recommends APPROVAL with the Addition of 
Policy 3.1.26 to the Future Land Use Element based on the application’s consistency with the 
2030 Comprehensive Plan and the Strategic Regional Policy Plan. 
 
Policy 3.1.26 will be added to the Future Land Use Element as follows: 
 
Policy 3.1.26 
Residential development permitted pursuant to the land use amendment approved by Ordinance 
2014-130 shall be exempt from the Urban Priority Area Development Area Characteristics which 
restrict the development of ground floor residential uses abutting roads classified as arterial or 
higher on the Functional Highway Classification Map. 
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ATTACHMENT A: Existing Land Utilization 
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ATTACHMENT B: Development Boundary Area Map 
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ATTACHMENT C: Wellhead Protection Zone Review  
Environmental Quality Division 
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ATTACHMENT C: Wellhead Protection Zone Review (continued)  
Environmental Quality Division 
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 ATTACHMENT D: Traffic Analysis 
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ATTACHMENT D: Traffic Analysis 
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ATTACHMENT D: Traffic Analysis 
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ATTACHMENT D: Traffic Analysis  
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ATTACHMENT D: Traffic Analysis 
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ATTACHMENT D: Traffic Analysis  
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ATTACHMENT E: Land Use Amendment Application 
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ATTACHMENT E: Land Use Amendment Application (continued) 
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ATTACHMENT E: Land Use Amendment Application (continued) 
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ATTACHMENT E: Land Use Amendment Application (continued) 
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ATTACHMENT E: Land Use Amendment Application (continued) 
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ATTACHMENT E: Land Use Amendment Application (continued) 
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ATTACHMENT E: Land Use Amendment Application (continued) 

 



 

City of Jacksonville  Ordinance # 2014-130 
Planning and Development Department   Application # 2014C-001-3-5 
Land Use Amendment Report – March 7, 2014 Page 30 of 34 
 
 

 

 

ATTACHMENT E: Land Use Amendment Application (continued) 
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ATTACHMENT E: Land Use Amendment Application (continued) 
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ATTACHMENT E: Land Use Amendment Application (continued) 
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ATTACHMENT E: Land Use Amendment Application (continued) 
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ATTACHMENT E: Land Use Amendment Application (continued) 

 


