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  GADSDEN COUNTY 
                        BOARD OF COUNTY COMMISSIONERS 

  EDWARD J. BUTLER 
  GADSDEN COUNTY GOVERNMENTAL COMPLEX 

 
GADSDEN COUNTY PLANNING COMMISSION  

Thursday, October 17, 2019 
6:00 p.m. 

Board of County Commissioners Chambers 
1B East Jefferson Street 
Quincy, Florida 32351 

______________________________________________________________________ 
 

1. PLEDGE OF ALLEGIANCE 
 

2. INTRODUCTION OF MEMBERS –  Roll call   
 

3. APPROVAL OF THE AGENDA   
 

4. DISCLOSURES AND DECLARATIONS OF CONFLICT  
 

PUBLIC HEARINGS 
 

5. 1604 FLAT CREEK ROAD, VRASHA, INC. (SSPA 2019-02) – Consideration of a 
Comprehensive Plan Small Scale Future Land Use Map amendment to change the 
future land use designation from Agriculture 3 to the Neighborhood Commercial for a 
1.85 acre parcel located at 1604 Flat Creek Road, Chattahoochee, FL (Tax Parcel ID 
#2-34-3N-6W-0000-00143-0100).  

 
6. 2434 Kemp Road, Lillian Thompson-Johnson (SSPA 2019-03) – Consideration of a 

Comprehensive Plan Small Scale Future Land Use Map amendment to change the 
future land use designation from Agriculture 1 to the Public/Institutional for a 7.72 acre 
parcel located at 2334 Kemp Road, Havana, FL (Tax Parcel ID #2-25-3N-2W-0000-
00440-0100).  

 
7. 5411 Old Federal Road, Judy Keele (SSPA 2019-04) – Consideration of a 

Comprehensive Plan Small Scale Future Land Use Map amendment to change the 
future land use designation from Agriculture 2 to the Commercial for a 5 acre parcel 
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located at 5411 Old Federal Road, Quincy, FL (Tax Parcel ID #5-0L-0R-0S-0000-48100-
0100).  
 

8. Citizen’s Growth Management and Planning Bill of Rights (LDR 2018-01) – 
Consideration of an amendment to Section 7001.1, The Citizens Growth Management 
and Planning Bill of Rights and moving it to Chapter 1, Administration and Enforcement 
of the Land Development Code. 

 
GENERAL BUSINESS 

 
11. PLANNING COMMISSIONER QUESTIONS AND COMMENTS 

12.  DIRECTOR’S /PLANNER COMMENTS   
 
13. ADJOURNMENT OF MEETING 

The next regularly scheduled meeting is November 14th, 2019 at 6:00 pm.   
 
Pursuant to Section 286.0105, Florida Statutes, the County hereby advises the public that: If a 
person decides to appeal any decision made by this Board, agency, or meeting or hearing, 
he/she will need a record of the proceedings, and that for such purpose, affected persons may 
need to insure that a verbatim record of the proceedings is made, which record includes the 
testimony and evidence upon which the appeal is to be based.  This notice does not constitute 
consent by the County for the introduction or admission into evidence of otherwise inadmissible 
or irrelevant evidence, nor does it authorize challenges or appeals not otherwise allowed by law. 
In accordance with the Americans with Disabilities Act and Section 286.26, Florida Statutes, 
persons with disabilities needing special accommodations to participate in this meeting should 
call the Planning & Community Development Department at 875-8663, no later than 5:00 p.m. 
at least 48 hours prior to the meeting. 



  

Gadsden County Planning Commission  
Agenda Request 

Date of Meeting: October 17, 2019 

To: Honorable Chairperson and Members of the Commission 

From: Jill Jeglie, AICP, Senior Planner 

Through: Suzanne Lex, Growth Management Director 

Subject: Public Hearing (Legislative) – 1604 Flat Creek Road Small Scale 
Comprehensive Plan Future Land Use Map Amendment (SSPA 
2019-01) 

 
Statement of Issue: 

A request for consideration of a Small Scale Comprehensive Plan Future Land Use 
Map (FLUM) amendment to change the future land use category from Agriculture 3 
(AG 3) to Neighborhood Commercial (NC) (See Attachments #2 & 3).   

Background: 

Vrasha, Inc., owner of the Krina Foodmart, represented by Jim Stidham and 
Associates, Inc. has applied for a FLUM amendment so that  the existing convenience 
store (foodmart) with gasoline pumps can become conforming with the future land use 
category and  they can then rebuild/expand the convenience store (See Attachment 
#4).   

Analysis: 

Location of Property:     1604 Flat Creek Road, Chattahoochee, Florida   

Tax Parcel ID Number:   #2-34-3N-6W-0000-00143-0100   

Area of Subject Parcel:    1.85 acres 

Current Use :     Convenience Store with gasoline sales 

Proposed Use:     Replacement and expansion of existing convenience 
store and gasoline station 

Wetlands:     Not Applicable 

Flood Zone:      Zone X 

Available Sanitary Sewer  
Facilities:   Private on-site system (septic tank). 

Available Potable Water 
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Facilities:    Private Well 

Electric Provider:   Talquin Electric Cooperative 

Current and Proposed Use of the Property:  

The current (existing) use of the subject parcel is as a convenience store with gasoline 
pumps and canopy and sheds for storage. The property is assessed as ‘Store 1’ on the 
Gadsden County Property Appraiser (See Table 1 below.).   

Table 1. Future Land Use Designation 

Current (Existing)/Change From: Agriculture 3 (AG-3) (1 d/u per 20 acres) 

Proposed/Change To: 
Neighborhood Commercial ( Minimum 1 acre 
and maximum of 3 acres parcel size and a 
maximum of 5,000 square feet of floor area.) 

The subject property is located in the Agriculture 3 (AG-3) future land use category.  
AG-3 is described in Policy 1.1.1.H of the Comprehensive Plan. AG-s allows residential 
density of not more than one unit per 20 acres; agriculture related uses including 
silviculture, houses of worship, commercial activities associated with agriculture, etc.  
The convenience store with gasoline pumps is a legal, nonconforming use in the AG-3 
future land use category.  As a legal nonconforming use, the site cannot be redeveloped 
or expanded in AG-3.  Therefore, the applicant is requesting a change from AG-3 to the 
Neighborhood Commercial future land use category on the Future Land Use Map 
(FLUM). 

The Neighborhood Commercial future land use category and uses are described in 
Policy 1.1.1.J of the Comprehensive Plan and Subsection 4103 of the Land 
Development Code (Attachment #3). The intent of the Neighborhood Commercial future 
land use category is to provide areas for limited commercial activities to serve daily 
needs.  Allowable uses include convenience commercial uses. 

Surrounding Future Land Use Designations and Current (Existing) Land Use: The 
future land use category and the existing uses on the adjacent properties are listed in 
the following Table 2, below:  

Table 2: Adjacent Future and Current (Existing) Land Uses 

Direction Future Land Use 
Category 

Current (Existing 
Use) Acreage 

North & West Agriculture 3  Timber II 382.45 acres 

East  Agriculture 3 
  
Flat Creek Road & 
Timber II 

40.60 acres  and 
11.05 acres of a 
30.55 acre tract 
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South Agriculture 3   Timber II 19.5 acres of a 
30.55 acre tract 

Source: Application exhibits and Gadsden County Property Appraiser. 

Access: The property is located approximately 800’ south of Interstate 10 accessing on 
to the west side of Flat Creek Road (CR 270A).  Flat Creek Road is a paved county 
roadway designated as ‘minor collector, rural’ on the Gadsden County Functional 
Classification Map (FDOT, 2014).   

Historical Resources: The Florida Department of State, Division of Historical 
Resources has issued a letter determining that the proposed land use amendment and 
“demolition of the existing convenience store will have no effect on historic properties 
listed, or eligible for listing, in the National Register of Historic Places.” (Attachment #4) 

Applicable Comprehensive Plan Objectives and Policies: 

The following Comprehensive Plan Objectives and Policies are referenced as they 
apply to a Future Land Use Map Amendment.  Other Objectives and Policies that are 
pertinent to a specific development will be addressed at the time of development order 
review.  Attachment #4 includes the applicant’s analysis of applicable Comprehensive 
Plan Policies.   

Policy 1.2.8: Development shall be restricted from areas that have severe site 
limitations due to existing floodways. 
 
The property does not contain areas within a floodway and/or wetlands. 
 
Policy 1.2.9: Developments shall only be approved by the County when the adopted 
levels of service standards meet or exceed the capacities adopted within this Plan.  
These standards shall include those for potable water, sanitary sewer, solid waste and 
recreational facilities and services.    
 
The proposed development will comply with the requirements for potable water, sanitary 
sewer, solid waste and recreational facilities and services as indicated in the analysis of 
Policy 1.2.13, below.  
 
Policy 1.2.10: The County will coordinate with the School Board to assure that 
proposed public school facility sites are consistent with this Future Land Use Element.  
 
School capacity will not be impacted by the neighborhood commercial use. 
 
Policy 1.2.13: Any applicant for a Future Land Use Map amendment shall at minimum 
supply the following information to the County when requesting such Map amendment: 
 
A.  Location and amount (in percentage of total parcel) of on-site jurisdictional wetlands. 
 
The parcel does not contain jurisdictional wetlands ( See Attachments #4 & 5).  
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B. Availability and capacities of existing and proposed potable water and sanitary 
sewer utilities. 

 
Talquin Electric Cooperative will continue to provide electric. The site is served by a well 
and by a septic system.  There are no central utilities available within ¼ of a mile.   
 
C.  Proposed location of ingress and egress of development.  
 
Per Policy 1.1.1.J, Neighborhood Commercial land use must be located along a 
collector or arterial roadway.  Flat Creek Road is designated as a minor collector, rural 
road on the adopted Gadsden County Functional Classification Map (FDOT, 2014).   
 
D.  Distance and location of nearest same land use category.  
 
Currently there are no mapped Neighborhood Commercial districts/properties.  The 
nearest Commercial designated property is located 0.55+ of a mile southeast on Flat 
Creek Road and includes a campground, a mortuary and the former jai lai site.  
 
E.  Description of adjacent land use categories. 
 
See Table 2, above.  The property is adjacent to AG 3 designated property to the west; 
north, south and east. 
 
F. In addition, for any land use category which supports residential development: 
  

1) Existing and proposed school capacities (See Policy 10.6.1). 
2) Existing and proposed park space (See Policy 6.3.3). 

 
Not applicable.  
 
Policy 1.1.1.J Neighborhood Commercial:   

The intent of this category is to provide areas for limited commercial activities that serve 
to meet daily needs. The designation criteria apply to “areas within the county that are 
located to serve vicinity residents with daily needs.” Allowed uses include convenience 
commercial uses with a total maximum square footage of development of 5,000 square 
feet.  The applicant proposes to expand the existing convenience store (See 
Attachment #3). 
 
Policy 1.4.1:  New non-residential development which is proposed contiguous to land 
designated Rural Residential on the Future Land Use Map shall be of a scale and 
intensity appropriate to the existing residential neighborhood.  

The existing neighborhood commercial use and expansions are not adjacent to property 
designated as Rural Residential on the Future Land Use Map (Table 2, above). 

Policy 1.4.2:  Neighborhood character shall be preserved and promoted by working 
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toward maintaining compatibility of surrounding land uses. 

There are no residential neighborhoods adjacent to or in the vicinity (.25 of a mile) from 
the subject parcel. The adjacent uses are designated timber by the property appraiser.  

Policy 2.2.3: The minimum levels of service for roadways within Gadsden County shall 
be evaluated at a PM peak hour volume data. The minimum adopted level of service 
(LOS)for a minor rural collector roadway is ‘D’. 
 
“Level of service (LOS) is a quantitative stratification of the quality of service into six 
letter grade levels” (A through F, with A being the highest LOS) per the FDOT Quality of 
Level of Service Handbook, 2013). Flat Creek Road is currently operating at LOS B per 
the FDOT District 3 Gadsden County Level of Service Report for Gadsden County, 
2016. It is estimated that the estimated increase in transportation trips an additional 
4,000± square feet would be an estimated 144.88± peak hour trips for a 5,000 sq. ft. 
convenience market (852) per the Institute of Traffic Engineers ‘Trip Generation 
Manual’, 9th Edition. 
 
Policy 2.2.5: With exception to those developments that meet the de minimis impact 
threshold, all new development impacts shall not decrease the roadway minimum level 
of service requirements of Policy 2.2.3. For the purposes this Element, a de minimis 
impact shall be that which does not impact a roadway by greater than one percent of 
the maximum capacity of the adopted level of service standard for the affected roadway 
segment, as shown in the FDOT District 3 Level of Service reports for Gadsden County. 
 
See Policy 2.2.3. The FDOT maximum peak hour/ peak day (ph/pd) volume on Flat 
Creek Road is 850 trips.  The current peak hour per peak day is 31 trips.  The addition 
of 144.88 trips (a total of 175.88 trips) will not exceed the FDOT & Local Maximum 
volume of 850 peak hour/peak day trips and therefore will not reduce the level of service 
standard on Flat Creek Road.  Additional detail is provided in Attachment #7, 
Transportation Level of Service Analysis.  
 
Policy 5.3.4: Any amendment to the Future Land Use Map shall consider the impact to 
the functionality of adjacent and on-site wetlands. The protection and conservation of 
wetlands by the direction of incompatible land uses away from wetlands shall occur in 
combination with other principles, guidelines, standards, and regulations in this Plan 
and the Land Development Code.  
 
There are no wetlands located on the subject parcel (See map in Attachment #5). 

Public Notice & Citizens Bill of Rights Meeting: 

The applicant held a Citizen’s Bill of Rights meeting on-site on Tuesday, August 6th, 
2019. With the exception of the property owner and his agent(s), there were no (0) 
attendees (See Attachment #6). 

Pursuant to Subsection 1302, Legislative Hearing Procedures, Land Development Code 
(LDC), a public hearing notice was mailed at least thirty (30) days prior to the public 
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hearing; a legal advertisement was placed in the local newspapers; and, a sign was 
posted on the property. 

Planning Commission Role: 

An amendment to the Future Land Use Map of the Comprehensive Plan is a legislative 
process. Pursuant to Chapter 163.3174,Florida Statutes (F.S.), as the local planning 
agency, the Planning Commission shall review proposed comprehensive plan 
amendments and make recommendations to the governing body as to the consistency 
of the proposal with the adopted comprehensive plan or element and an analysis of the 
amendment as required pursuant to §163.3177(5)(a)(7), F.S. (See analysis above.). 

Planning Commission Options: 

1. Recommend approval of the 1604 Flat Creek Rd. (Vrasha, Inc.) (SSPA-2019-02) 
Small Scale Comprehensive Plan Future Land Use Map Amendment from the 
Agriculture 3 to the Neighborhood Commercial future land use category. 

2. Recommend denial of the 1604 Flat Creek Rd. (Vrasha, Inc.) (SSPA-2019-02)  
Small Scale Comprehensive Plan Future Land Use Map Amendment from the 
Agriculture 3 to the Neighborhood Commercial future land use category. 

3. Planning Commission Discretion. 
 
Planning Staff Recommendation: 

Option #1 

Attachments: 

1. Location Map 
2. Existing and Proposed Future Land Use maps   
3. Policy 1.1.1.F and Policy 1.1.1.J  
4. Applicant’s analysis of Comprehensive Plan Policies 
5. Application w/ Survey and Aerial 
6. Citizens Bill of Rights Public Hearing Notice & Summary 
7. Transportation Level of Service Analysis 

 



 

 

LOCATION MAP 

Tax Parcel #2-34-3N-6W-0000-00143-0100  

1604 Flat Creek Rd., Chattahoochee, 32324    
 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 



 

Future Land Use, Existing 

Tax Parcel #2-34-3N-6W-0000-00143-0100  

1604 Flat Creek Rd., Chattahoochee, 32324    
 

 

 



 

EXHIBIT ‘A’ 

FUTURE LAND USE - PUBLIC 

Tax Parcel #2-34-3N-6W-0000-00143-0100  

1604 Flat Creek Rd., Chattahoochee, 32324 
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Gadsden County Comprehensive Plan 
 
Future Land Use Element 
 
Objective 1.1: Provide for certainty in growth and development through the adoption of the Future Land Use 
Map and Future Land Use categories.  
 
Policy 1.1.1: Gadsden County shall regulate the use of land through the adopted land use categories as follows.  
The Future Land Use Map (Exhibit 1) shall be used to determine the location and extent of development within 
Gadsden County.  
 

F. Agriculture-1 
 

1) Purpose and Intent – The intent of this category is to provide areas for agricultural activities.  
2) Designation Criteria – Agriculture uses and residences associated with such uses. 
3) Density – No more than one dwelling unit per five (5) acres 
4) Impervious Surface Area – No more than 0.10 lot coverage except the centralized utilities uses are 

exempted from impervious surface requirements.  
5) Allowable Uses – Agriculture related uses; Silviculture; residential; houses of worship; cemeteries; 

recreational activities; commercial activities associated with the primary agricultural use; home 
occupations; centralized utilities and package plants.  

6) Development Restrictions - The Family Exception shall be allowed as long as the parent parcel can 
retain a minimum of three (3) acres, and the granted parcel has a minimum of three (3) acres, and the 
other requirements of the Land Development Code are met; minimum lot size for the non-residential 
uses that are also not used for centralized utilities described in this part shall be three (3) acres.   

 
G. Agriculture-2 

 
Development within the Agriculture-2 category shall be the same parameters as the Agriculture-1 land use 
category in F. above, except that: 
 
1) Density - No more than one dwelling unit per ten (10) acres; and,  
2) Solar power generation facilities are an allowable use on parcels ten (10) acres or greater in size. 

 
H. Agriculture-3 

 
Development within the Agriculture-3 category shall be the same parameters as the Agriculture-1 category 
in F. above, except that: 
 
1) Density - No more than one dwelling unit per twenty (20) acres; and,  
2) Solar power generation facilities are an allowable use on parcels twenty (20) acres or greater in size.  
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COMPREHENSIVE PLAN 
FUTURE LAND USE ELEMENT 

 
The purpose of the Future Land Use Element and accompanying Future Land Use Map is to 
designate the future general distribution, location, and extent of the use of land within the 
unincorporated areas of Gadsden County.  
 
GOAL 1A: PROVIDE A SYSTEM FOR ORDERLY GROWTH AND DEVELOPMENT 
 
Objective 1.1: Provide for certainty in growth and development through the adoption of 
the Future Land Use Map and Future Land Use categories.  
 
Policy 1.1.1: Gadsden County shall regulate the use of land through the adopted land use 
categories as follows.  The Future Land Use Map (Exhibit 1) shall be used to determine the 
location and extent of development within Gadsden County.  
 
J. Neighborhood Commercial 
 

1) Purpose and Intent – The intent of this category is to provide areas for limited 
commercial activities that serve to meet daily needs.  

2) Designation Criteria – Areas within the county that are located to serve vicinity residents 
with daily needs.  

3) Density – None 
4) Intensity – The floor area ratio shall not exceed 0.60. 
5) Impervious Surface Area – No more than .75 lot coverage, except the centralized utilities 

uses are exempted from impervious surface requirements. 
6) Allowable Uses – Convenience commercial uses; retail sales and services; child care 

facilities; restaurants; professional office and services; centralized utilities and package 
plants; private recreation; houses of worship.  

7) Development Restrictions – No outdoor storage of equipment is allowed; the sale of 
alcohol may be permitted only as an accessory use to a commercial retail use, or for 
consumption in a restaurant use; must be located along a collector or arterial roadway, 
as designated on the Functional Classification of Roadways Map in the Transportation 
Element; minimum lot size is one (1) acre with a maximum lot size of three (3) acres. 
Commercial uses are limited to under five thousand (5,000) square feet in size of heated 
and cooled space.  

 
K. Commercial                                                                                 
 

1) Purpose and Intent – The intent of this category is to provide areas for general 
commercial activities.  

2) Designation Criteria – Areas along collector or arterial roadways, as designated on the 
Functional Classification of Roadways Map in the Transportation Element.  

3) Density – 0.00 except for mobile home parks which shall be limited to a maximum of five 
units per acre.   

4) Intensity – The floor area ratio shall not exceed 1.0. 
5) Impervious Surface Area – No more than 0.75 lot coverage, except the centralized 

utilities uses are exempted from impervious surface requirements. 
6) Allowable Uses – All uses allowable in the Neighborhood Comm                                                          

ercial category; museums; galleries; other civic activities; lodging establishments; private 
clubs; entertainment; wholesale sales; shopping centers; office complexes; light 
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manufacturing uses that are restricted to in-plant assembly; mobile home parks, 
recreational vehicle parks.   

7) Development Restrictions – The storage of outdoor equipment must be screened from 
the public right-of-way. Junk yards or construction and debris landfills are prohibited in 
this category. Mobile home parks shall be on a centralized water and waste water 
system to receive a density of greater than one dwelling unit per acre.  

 
 



PLANNING AND 
COMMUNITY DEVELOPM ENT 

Post Office Box 1799, Quincy, FL 32353-1799 
Phone (850) 875-8663 Fax (850) 875-7280 

E-mail: planning@gadsdencountvfl.gov Web site: www.gadsdengov.net 

FUTURE LAND USE MAP AMENDMENT APPLICATION 

Application must be submitted at least 45 days prior to the public hearing to meet 
legal advertisement requirements for public notice. 

'i Small Scale Future Land Use Map Large Scale Future Land Use Map 

__ Small scale amendment in Rural Area of Opportunity as set forth in §. 288.0656(7) F.S. 

Change From: Agrleu.Xhve. To: N.e'\l!\b'o?chooel C@.O"e,ccio..l 
Exisif ng future land use designation Propos~d future land use designation 

APPLICANT INFORMATION (If the applicant differs from the owner, a signed affidavit to represent is 
required authorizing a representative to act on the property owner's behalf) 

Owner: \JCO.&Y\Gl ,:en~. Contact Person: b\res'n J?cci)hWv.\i 
Address: \\pOL\ :flat Or~e\C.. :gd, 
Telephone: (9JsO)l\4Cl-90\oD Mobile:-----------

E-Mail Address: d\::.p. ~~ 'j\Y\Cl; \ CQ<'I) .. . 
Authorized Representative: ij'\ IV\ ~cl~'h I\ ~o.a..tr= S , :CQ0 . 

Address: .511 '==1 1'). M rome. st. 1 S.Mk do\ 
Telephone: t.B%) J.aa:- 3°t3S- Mobile: (esb):&eo- 9ato3 
E-Mail Address: -\1to 

PROPERTY INFORMATION 

Property Address: \VJOL\ :f\A-!- C:<eell.. '¥6\. 
Tax Parcel ID#: J- ~4- 3w - {oW- 0000 -00\4'?;,- (J\c:O 

Legal Description: ~~~~~~~~~~-------------------~ 
(A legal description is needed for adoption of the ordinance. A legal description may be found on the title certificate or warranty deed. 
Please attach a copy as required with application.) 

Total Acreage Proposed for Amendment: _.) ......... ~.._ __ _ 

Current Use of Property: 6as &\g,-t\cn I (\oyw\~Q )e ©CL. ~ 
Describe reason for the Future Land Use Map amendment (include proposed use of the 

PB'~~~\g:{:\{\ ir:;:~h- ]h1~tftk°i ~\:Jdnd 
-Rqi0.@\Q'\ I 



Gadsden County Comprehensive Plan Future Land Use Map Amendment 
Application 

SU BM ITT AL REQUIREMENTS • The following items must accompany the completed 
Comprehensive Plan Future Land Use Map amendment application at time of submittal: 

a. _L_Fee, $1250.00 for large scale amendment; $500.00 for small scale amendment made out 
to Gadsden County Board of County Commissioners. 

b. ...L Two (2) copies of the signed and notarized application and submittal documents. 
c. _L_An electronic copy (in .pdf format) of the submittal package. 
d. _,t_A vicinity map showing the location of the subject property (8.5" by 11"). 
e. ...L_A copy of a certificate of title or a copy of the recorded deed, title insurance policy or other 

instrument demonstrating ownership and bearing a legal description of the property. 
f. __LAuthorization to Represent, if applicable. 
g. _derification of a Citizen's Bill of Rights Public Meeting, if required. (Copy of mailed notice 

and newspaper ad, postage receipt, written meeting summary.) 
h. _L_For small scale (map) amendments as defined under §288.0656(2)(d) F.S. to increase the 

site area to a maximum of 20 acres within a rural area of opportunity, provide a written 
confirmation from the Planning Division indicating that the plan amendment furthers the 
economic objectives set forth in the executive order issued under§. 288.0656(7) F.S. 

i. _L Two aerial photographs obtained from the Gadsden County Planning Division or County 
Property Appraisers Office which identifies the subject property and all property within 500 
foot radius of the subject property. Provide an 8.5" X 11" copy. 

j. _{_An 8.5" by 11" signed and sealed survey containing a legal description indicating acreage. 
The legal description must be submitted in a format that can be copied and pasted into an 
ordinance (e.g. in Word format or in ari e-mail). 

k. / A scaled drawing of the property showing all boundaries, adjacent properties, adjacent 
land use designation, existing use of adjacent property, roads, easements, flood zones, 
size of the parcel in square feet or acres, dimensions in linear feet, wetlands, and other 
environmental sensitive lands, as applicable. Provide an 11" X 17" copy. 

I. / Copy of Letter to Division of Historical Resources, Dept. of State to determine whether or 
not there are any historical resources recorded on the site as listed on the Florida Master 
Site File (Policy 6.4.8)). 

m. _f_ Address the requirements of Policy 1.2.13: Any applicant for a Future Land Use Map 
amendment shall at minimum supply the following information to the County when 
requesting such Map amendment: 

_LA. Location and amount (in percentage of total parcel) of on-site jurisdictional wetlands. 
_LB. Availability and capacities of existing and proposed potable water and sanitary sewer 

utilities. 
_LC. Proposed location of ingress and egress of development. 
_Lo. Distance and location of nearest same land use category. 
_L_E. Description of adjacent land use categories. 
_£,_F. In addition, for any land use category which supports residential development: 

1) Existing and proposed school capacities (See Policy 10.6.1 ). 
2) Existing and proposed park space (See Policy 6.3.3). 

n. / A written analysis of consistency with the relevant policies of the Comprehensive Plan. 
Specifically, the analysis shall address at minimum, and as applicable, the following 
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Gadsden County Comprehensive Plan Future Land Use Map Amendment 
Application 

policies. This list is not all inclusive and each applicant shall address relevant policies to 
the request. 

• Policy 1.2.4 
• Policy 1.2.5 
• Policy 1.2.9 (Level of service analysis/concurrency) 
• Policy 1.2.13 
• Policy 1.2.16 
• Policy 1.2.19 
• Policy 1.4.1 
• Policy 1.4 .2 
• Policy 1.4.5 (Compatibility Analysis) 
• Policy 4.5.2 
• Policies 5.3.2, 5.33 & 5.3.4 
• Policy 5.4.4 

I understand that the application must be submitted at least 45 days prior to the 
public hearing to meet legal advertisement requirements for public notice. 

I AM THE OWNER 

_L_ I AM THE LEGAL REPRESENTATION OF THE OWNER (See attached Authorization to 
Represent) of the property described by this Comprehensive Plan Future Land Use Map 
application. I declare that I have read said application and all sketches, data and matter 
attached to and made a part of said application are honest and true to the best of my 
knowledge and belief. I understand that by signing this document, I am giving the County 
or agent thereof the authority to duplicate, disseminate, and reproduce any and all items 
submitted as part of this request, whether copyrighted or not. And that, upon submission 
said a~i ation and documents, as well as all correspondence, become a matter of public 
recor 

Sworn to and subscribed before me this 2.. 1 day of A-k'fL1 Yt$t , 20 Lq by 

_..._A.;...:.n..-htL...1..:.>oc..:."-_,'f~H ......... o......,\( ..... e.~y----------who is~ly known t~/or has 

produced - - -----------as identification and did not take an oath. 

Notary Seal 

Notary Signature 

Notary Nam Printed 
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11iis Instrument Prepared By and 
Please Return to; 
A.ClayMihoo 

OFFICIAL RECORDS: 1 of 2 
Book: 823 Page: 736 

GADSDEN COUNTY NICHOL.AS THOMAS 
Instrument: 160006956 Recorded:.10/07/2016 10:29 AM 

Fuqua & Milton, P.A. 
P.O. llm 1508 
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General Warranty Deed 

Made this September ~16 A.O. By Ganpati S, Inc., a Florida corporatton,whose post office address is: 1604 Flat Creek Road, 

Chattahoochee, FL 32324, hereinafter called lhe grantor, to Vrasba, Inc., a Florida Corporation, whose post office address is: 1604 
Flat Creek Road, Chattahoochee, FL 32324, hereinafter called the grantee: 

(Whenever used herein the tcnn "grantor" and '"grantee" foclude all the parties to this instru1nent and the heirs, legal repraentatives and assigns of 
indi"'iduals. 1md the sut:ccssors and assip;ns of corporations) 

Wltnesseth, that the grantor. for and in consideration of the sum ofTen Dollars, ($10.00) and other valuable 
considerations, receipt whereof is hereby acknowledged, hereby grants, bargains, sells. aliens, re~es, releases, conveys and confinns 
unto the grantee, all that certain land situate in Gadsden County, Florida, viz: 

See Attached Schedule "A" 

As partial .consideration for the purchase oftbe property referenced herein, Grantee is assuming that certain Promissory Note 

and Mortgage and Security Agreement dated December I, 2014, by and between Grantor and Jai Alai, Inc. in the original 
principal amount of $210,000.00, recorded in OR Book 796, Page 685 the current outstanding principal balance of which is 
$162,286.90. 

Pared JD Number. 2-34-JN-6W-0000-00143-0100 

This conveyance is subject to easements, restrictions, limitations and conditions of record, if any now exist, but any such interests 
that may have been terminated are not hereby re-Imposed. 

Together with all the tenements, hereditaments and appurtenances lhereto belonging or in anyWise appertaining. 

To Have and to Hold, the same in fee simple forever. 

And the grantor hereby covenants with said grantee that 1he gralllor is lawfully seized of said land in fee simple; that the 
grantor has good right and lawful authority to sell and convey said land; that the grantor hereby fully warrants the ti1le to said land and will 
defend the same against the lawful claims of all persons whomsoever; and that said land is free of all encumbrances except taxes accruing 
subsequent to December 31, 2015. 

In Witness Whereof, the said grantor has signed and sealed these presents lhe day and year first above written. 

State offlorida 
County of Jackson 

~Florida corporation 
By: Dhavalkumar Prajapati 
IL'= President 
Address: 1604 Flat Creek Road, Chattahoochee, FL 32324 

(Seal) 

The foregoing instrument was acknowledged before me this l 3~ of September, 2016, by Dhavalkumar Prajapati president of 
Ganpatl 5 Inc~ a Florida corporation, who is personally known to me or has uced as identification. 

(f;>~~) A. CLAY MILTON 
~,-2\D'.~-~ MYCOMMISSIO"l •FFcaoc.r i 
·~1..:;~ ~~~;:-5.1 EXPIRES January 29, 2016 

Aorida.NotaryStfV!ce.com 

DEED Jn<lwidunl Warranty Deed with Non·lfomestC'ild-1..egal on S~hcdule A 

My Commission Expires: ______________ _ 
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A PARCEL OF LAND LYING AND BEING IN THE SOUTHEAST QUARTER OF THE NORTHEAST 
QUARTER OF SECTION 34, TOWNSHIP 3 NORTH, RANGE 6 WEST, GADSDEN COUNTY, FLORIDA, 
LYING SOUTH AND WEST OF THE RIGHT OF WAY BOUNDARY OF STATE ROAD NO. 270-A (AS PER 
THE ST A TE ROAD DEPARTMENT RIGHT-OF-WAY MAP, SECTION NO. 50001-2404--CENTERLINE 
RELOCATION) SAID PARCEL BEING MORE PARTICULARLY DESCRIBED BY METES AND BOUNDS 
AS FOLLOWS: 

BEGIN AT A CONCRETE MONUMENT (FOUND) MARKING THE SOUTHWEST CORNER OF SAID 
SOUTHEAST QUARTER OF THE NORTHEAST QUARTER, AND RUN; THENCE NORTH OJ DEGREE 24 
MINUTES 43 SECONDS WEST ALONG THE WESTERLY BOUNDARY OF SAID SOUTHEAST QUARTER 
OF THE NOR TH EAST QUARTER A DISTANCE OF 321.57 FEET TO A CONCRETE MONUMENT (SET) 
MARKING A POINT OF INTERSECTION OF SAID WESTERLY BOUNDARY AND THE 
SOUTHWESTERLY RIGHT-OF-WAY BOUNDARY OF SAID STATE ROAD NO. 270-A; THENCE SOUTH 
34 DEGREES 20 MINUTES 16 SECONDS EAST ALONG SAID SOUTHWESTERLY RIGHT-OF-WAY 
BOUNDARY A DISTANCE OF 383.96 FEET TO CONCRETE MONUMENT (SET) MARKING A POINT OF 
INTERSECTION OF SAID SOUTHWESTERLY RIGHT OF WAY BOUNDARY AND THE SOUTHERLY 
BOUNDARY OF SAID SOUTHEAST QUARTER AND THE NORTHEAST QUARTER; THENCE SOUTH 88 
DEGREES 46 MINUTES 58 SECONDS WEST ALONG SAID SOUTHERLY BOUNDARY A DISTANCE OF 
208.70 FEET TO THE POINT OF BEGINNING. SAID LAND SITUATE, LYING AND BEING IN THE 
COUNTY OF GADSDEN AND STATE OF FLORIDA. 

AND: 

PARCEL"A" 

A TRIANGULAR PARCEL OF LAND LYING IN THE NORTHEAST ONE QUARTER OF THE SOUTHEAST 
ONE QUARTER OF SECTION 34, TOWNSHIP 3 NORTH, RANGE 6 WEST, GADSDEN COUNTY, 
FLORIDA, MORE PARTICULARLY DESCRIBED BY METES AND BOUNDS AS FOLLOWS: 

BEGIN AT THE NORTHWEST CORNER OF SAID NORTHEAST ONE QUARTER OF THE SOUTHEAST 
ONE QUARTER AND RUN THENCE SOUTH 34 DEGREES 20 MINUTES 16 SECONDS EAST 114.03 FEET; 
THENCE NORTH 55 DEGREES 39 MINUTES 44 SECONDS EAST 174.79 FEET TO A POINT OF 
INTERSECTION OF THE WESTERLY RIGHT OF WAY BOUNDARY OF FLAT CREEK ROAD (ST A TE 
ROAD NO. 270-A, AS PER STATE OF FLORIDA RIGHT OF WAY MAP SECTION NO. 50001-2404) AND 
THE NORTHERN BOUNDARY OF SAID NORTHEAST ONE QUARTER OF THE SOUTHEAST ONE 
QUARTER; THENCE SOUTH 88 DEGREES 46 MINUTES 58 SECONDS WEST ALONG SAID NORTHERN 
BOUNDARY A DISTANCE OF 208.70 FEET TO THE POINT OF BEGINNING. 

PARCEL"B" 

A TRIANGULAR PARCEL OF LAND LYING IN THE SOUTHWEST ONE QUARTER OF THE 
NORTHEAST ONE QUARTER OF SECTION 34, TOWNSHIP 3 NORTH, RANGE 6 WEST, GADSDEN 
COUNTY, FLORIDA, MORE PARTICULARLY DESCRIBED BY METES AND BOUNDS AS FOLLOWS: 

BEGIN AT THE SOUTHEAST CORNER OF SAID SOUTHWEST ONE QUARTER OF THE NORTHEAST 
ONE QUARTER AND RUN THENCE NORTH 34 DEGREES 20 MINUTES 16 SECONDS WEST 269.92 
FEET; THENCE NOR TH 55 DEGREES 39 MINUTES 44 SECONDS EAST 174. 79 FEET TO A POINT OF 
INTERSECTION OF THE WESTERLY RIGHT-OF-WAY BOUNDARY OF FLAT CREEK ROAD (STA TE 
ROAD NO. 270-A, AS PER ST A TE OF FLORIDA RIGHT OF WAY MAP SECTION NO. 50001-2404) AND 
THE EASTERN BOUNDARY OF SAID SOUTHWEST ONE QUARTER OF THE NORTHEAST ONE 
QUARTER; THENCE SOUTH 01 DEGREE 24 MINUTES 43 SECONDS EAST ALONG SAID EASTERN 
BOUNDARY A DISTANCE OF 321.57 FEET TO THE POINT Of BEGINNING. 

DEFO Individual Wam.nty Dct.'Xl with Non·Homcstcad·Lega1 on Schedule A 



PLANNING AND 
COMMUNITY DEVELOPMENT 

AUTHORIZATION TO REPRESENT 
If the applicant is not the property owner an 'Authorization to Represent' is required. 

This letter serves as notice that on this date: f\u.su..&+ J.ZJ , 20 1'1 
I/We, Vmsh<A , If\C: · 

(Print name of properly owner(s) and/or entity & authorized representative) 

Hereby give authorization to, 

S\ 
(Print name of authorized representative or entity. 
entity) 

(8so) ~-3f\3S tho\\€\1@~~{\A_. C!Ol"r\ 
Telephone number I E-mail Address 

To apply for an .::fU.-ture \l\oo lt~ MQ..{) Oroecdvwrvt: 
application(s) and all necessary permits as part of the Gadsden County, Florida review 
process from the Gadsden County Building & Planning & Department for the property 
described below: 

G'-?:>L/-3N- 0w-0000=m1tt3-olro lwDY =Bod= Cfe-c~f6l. 
(Parcel identification number) J (£911 address) 

..,,d=~-= ell\· P~nctpq+f . Til~h 
(Signature of prop (PrifitnaiTJe of properly owner and/or entity) 

State of Florida 
County of Gadsden 

The foregoing instrument was acknowledged before me this~ ~ay of,/ll(6f15'1.20 I r 
by fk,AlltPA-0 DI N£SH who is personally known to me/or has produced 

p._· C,:,.....2/--...,..~""'U ..... ?-_?....,· 8..._ ..... 3-=6=-S-::_";_{)'"--__ as identification and did not take an oath. 
/5>-~'{J ~ 

~~~Pf/~~ 
'----r'Nc;fary Signature 

Notary Seal 

t1'i~Cff!!i7l/J ~ljl:-7L ft!l[i541J,, w:: 
· Notary Name Printed .lm~:.i;~~''''•·~ A.RCHIJIAlOW. 1'· l.TER WATSON. Ill 

i~ fl.~ Not~ry Pu~llc ·_State 01 Florida 
~~ ·r· .Commlsslori.-~ FF 9931se 
~{'f OF ~,My .Comm. Expfriis ·Aug 29, 2020 

11111rii• ·• · Bonded through National Nolary Assr 



COUNTY 
PLANNING AND 
COMMUNITY DEVELOPMENT 

Citizen's Growth Management & Planning 
Bill Of Rights 

Submittal Requirements Check List 
Applicants are responsible for Public Hearing Notice & Advertisements 

The following items must be addressed and written verification provided with 
applications requiring Planning Commission review and Board of County 
Commission Approval Subsection 7001.1 of the Land Development Code as adopted 
by Ordinance #2010-05: 

Check List 
1. v Date of the Citizens Bill of Rights (CBR) meeting (within 90 days of application). 
2. V Copy of the CBR Mailing List to Property Owners within 0.50 of a mile from the subject parcels 
3. __Y._ Copy of receipt for mailing receipt verifying the date & numoer of pieces mailed. 
4. ~Copy of legal advertisement from the closest local newspaper:, Gadsden County Times (Quincy), 

and the Herald (Havana and Chattahoochee editions). 
1. Gadsden County Times - advertising@gadsGeRGGUrnes.com 
2. The Herald - mail@prioritynews.net Ojo.A~ ¥1 '(W. S- 0CtY\ 

5. The advertisement should include the following information: 
i. A title. For example, "You are invited to attend a Public Meeting to discuss (development 

name & description) as required by the Gadsden County Growth Management and Planning 
Bill of Rights." 

ii. A location map indicating the subject property and properties within a 0.50 radius or greater 
sufficient so that the location can be identified. 

iii. The date, time, place of the meeting 
6. ./" Copy of Sign-up Sheet with the Name, Address & Phone numbers of attendees 
7. v A summary of the meeting that identifies issues raised and/or discussed and whether they were 

resolved or not; and, how the plans incorporated and/or resolved the issues. 

I • 
Date 



RECORD OF ATTENDANCE- Citizens Bill of Rights Meeting 

Project: Bill of Rights Meeting for the Chattahoochee Krlna Food Mart 

Date: Tuesday August 6th, 2019 

Location: 1604 Flat Creek Rd., Chattahoochee, FL 

Parcel #: 2-34-3N-6W-0000-00143-0100 

iO 15"" Uo I En e.rt:Z (d 
\ 6e> '+. ~+ C')"" ,c,,..e. lG... 

5<{1 N o-r--t h. JJ\ool\V-oe S+_ stA. .. ~ 'Z.CI l 

A " 

Time: 6:00 P.M. 

Proposed Land Use Change: Neighborhood Commercial 

,.. 

5-uJ..MA.~ ~ (Jr\\'f a,.tterde~s we1e. P~""'\ lW-1\er 1 f~f~~e.. t Q.~\C\eei\~ ~rM. k:k> etM.&.'Y\S Of 

~ \.\le.<'4- \c\o.N\\~ . 



Citizens Bill of Rights Meeting 

RE: Notice of Citizens Bill of Rights Meeting for the Chattahoochee Krina Food Mart 

Parcel ID Number: 2-34-3N-6W-0000-00143-0100 Acreage: 1.85 

Proposed Land Use: Neighborhood Commercial Current Land Use: Agriculture 3 

Date: August 6, 2019 Time: 6:00 pm to 7:00 pm 

To whom it may concern: 

Please be advised that the property located at 1604 Flat Creek Rd. is being considered for a future land 

use amendment. The applicant has requested that their property's future land use designation be 

changed from Agriculture 3 to Neighborhood Commercial on the Gadsden County Future Land Use Map 

to correctly reflect the current use of the property. 

You are invited to attend a Public Meeting to discuss this proposal, as required by the Gadsden County 

Growth Management and Planning Bill of Rights. 

The public meeting will be held on the subject property located at 1604 Flat Creek Rd. on August 6, 

2019, beginning at 6:00 pm, to discuss the project details. Affected parties will be permitted to present 

their questions and concerns regarding the intended use of the property. 

If you have any questions regarding this meeting, please contact Tony Holley, with Jim Stidham and 
Associates at (850) 222-3975. 
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Elizabeth & James Kellum 
P.O. Box 863 
Havana, FL 32333 

FOOT - District 3 
1074 Hwy 90 
Chipley, FL 32428 

Anil & Mira Patel, Trustees 
3514 Barnstaple Dr. 
Tallahassee, FL 32317 

Yon Creek Plantation LLC X2 
908 South 20th St. 
Tampa, FL 33605 

Fia Timber Growth Florida 1 
3575 Piedmont Rd NE 
Altanta, GA 30305 

Modahl Soper Holding CO I LLC 
P.O. Box 260 
Loughman, FL 33858 

Jonh & Joanne Kavanagh 
1902 Whispering Way 
Tarpon Springs, FL 34689 

Praful & Dharmistha Patel 
8326 Amherst Hills Ln 
Jacksonville, FL 32256 

Batten Forest Inc. 
P.O. Box 1690 
Lynn Haven, FL 32444 



THE GADSDEN TIMES 

Quincy, Gadsden County, Florida 

ST ATE OF FLORIDA 

COUNTY OF GADSDEN 

SS 

Before the undersigned authority personally 

appeared a representative of FLORIDA NEWSPAPERS, 
INC. who on oath does say they are the publisher of 
The Gadsden County Times, a newspaper published in 

Quincy, Florida. 

PUBLIC NOTICE 

RE: NOTICE OF PUBLIC HEARING 
Citizens Bill of Rights Meeting 

The ?-hove public notiJ~s wer~:R.~.lJ!i~hgdjnThe. 
~';:; ~,Jf:~· .. :,d/fj:~~"~~!l;;f~''i · '-- · · ,. '•Yt. v 1,• 

Gadsden County Tinies newspaper issues 

on the following dates ... 

July 18, 2019 

Afflant further says said The Gadsden County Times 

is a new:spaper published in Quincy, in said Gadsden 

County, Florida, and the said newspaper has heretofore 

been continuously published in said Gadsden County, 

Florida, each Thursday and has been entered as second 

class mail matter at the post office in Quincy in said 

Gadsden County, Florida for a period of one year next 

preceding the first publication of the attached copy of 

advertisement; and affiant further says he has neither 

paid nor promised any person, firm or corporation any 

discount, in securing this advertisement for publication 

WILLIAM SNOWDEN 

Sworn to and subscribed before me 

On July 18, 2019 

-----1-·/-=--,-:; ____,,.,.11'---· 4 D azr1 ) 
. 1 --,u t P ,, 11 f · ,..J, c;·~ ~/'/ / 

Notm"Y;,r (·i('°l-'\tl.1'-1!/ '·{ ~· · l'J,k._,.1_;.><-__.- ·. 

State of Florida at Large J L) ~ 
WILLIAM SNOWDEN is personally known to me X 

NOTARY PUBLIC: 





T -A'IJI 1...:r-i:rp· t\ T )} ___ J..11 _LIJJ ..r.lJ_.1-'-J 

PDBLISI:IED WIDERL Y 
B_AVANA,GADSDENOOUNTY,FLOR-TDA 

State of Flmida 
County of Gadsden 

Before the undersigned personally appeared Mark Pettus, who on oath says that he is the 
publisher of The Herald, a weekly newspaper published at Havana, in Gadsden County, Florida; 
that the attached copy of advertisement, being a Legal in the matter of 

&l-0ens '61'l< o/; ~'lbh [11.uh~ Mtlft<a 
In the-------- Court, was published in said newspaper in the issues of ____ _ 

Affiant further says that tb..e said The Herald is a newsp~.erj)ublished at Havana, ·in said 
Gadsden County, Florida, and that the said newspaper has heretofore been continuously 
published in said Gadsden County, Florida, each week and has been ~ntered as second class mail 
matter at the post office in Havana, in said Gadsden County, Flm:ida, for a period of one year 
next preceding the.fu~pul:Jlication of the attached copy of advertisement; and affiant further 
says that he has neither paid nor promised any person, firm or corporations any discount, rebate, 
commission or refund for the purpose of securing this advertisement for publication in the said 
newspaper .. 

Sworn to and subscribed Before me this _ __./__,..G"""----
N9TICE OF PUBLIC HEARING 
Citl~en:s Bill of Rights Meeting 
Notic_e is hereby given that a J?.Ublic 
meeting on August 6, 2019 will 
be held from 6:00 to 7:00 pm at 
the Chattahoochee Krina Food 
Mart, located at 1604 Flat Creek 
Rd., Tax Parcel ID #2·34·3N·BW-
0000-00143·0100, to discuss the 
proposal to have the property's 
future land use designation 
changed from Agriculture 3 to 
Neighborhood Commercial to 
correctly represent the current 
property use and to allow for 
expansion of the existing facility. If 
y~u have any questions regarding 
this meeting, please contact Tony 
Holley with Jim Stidham' and 
Associates at (850} 222.3975 1t 7118 • 
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KRINA MART
1604 FLAT CREEK ROAD

CHATTAHOOCHEE, FL 32324
CONCEPTUAL

SITE PLAN AERIAL

PROJECT NAME



RON DESANTIS 
Governor 

Randi Peddie 
Staff Engineer 
Jim Stidham & Associates, Inc. 
547 North Monroe Street, Suite 201 
Tallahassee, Florida 32301 

RE: DHR Project File No.: 2019-4848, Received by DHR: August 14, 2019 

LAUREL M. LEE 
Secretary of State 

August 20, 2019 

Project: LOCORD - Gadsden County Land Use Amendment Application: 1604 Flat Creek Road, 
Chattahoochee, Florida 
Gadsden County Parcel No. 2-34-3N-6W-0000-00143-0l 00 

County: Gadsden 

Ms. Peddie: 

In accordance with the procedures contained in the Gadsden's Comprehensive Plan Amendment 
requirements, we reviewed the referenced property for possible impact to cultural resources (any prehistoric 
or historic district, site, building, structure, or object) listed, or eligible for listing, in the National Register 
of Historic Places, or otherwise of historical, archaeological, or architectural value. 

It is the opinion of this office that the proposed land use amendment and demolition of the existing 
convenience store will have no effect on historic properties listed, or eligible for listing, in the National 
Register of Historic Places. 

However, our office requests the opportunity to review the planned new construction once the project plans 
are available as the parcel contains portions of the archeological site Asphalt (Florida Master Site File No. 
8GD0463) and is in the immediate vicinity of the archeological sites Lucky Butterfly (Florida Master Site 
File No. 8GD0451), Impala (Florida Master Site File No. 8GD0452), Scatter (Florida Master Site File No. 
8GD0465), Big Spider (Florida Master Site File No. 8GD0466), and Hort (Florida Master Site File No. 
8GD0467). 

If you have any questions, please contact Corey Lentz, Historic Sites Specialist, by email at 
Corey.Lentz@dos.myjlorida.com, or by telephone at 850.245.6339. 

Sincerely, Ali 1 j 
J 

I 'r 
t<Sv-- d1r ;~ u --~m!~l?_llE1 __ 

& <" Division of Historical Resources -E~ 
R.A. Gray Building • 500 South Bronough Street• Tallahassee, Florida 32399 '\. •. ~ 

850.245.6300 • 850.245.6436 (Fax)• FLHeritage.com 



Timothy A Parsons, Ph.D. 
Director, Division of Historical Resources 
& State Historic Preservation Officer 



Comprehensive Plan Future Land Use Amendment Analysis 

This application is being submitted for the property located at 1604 Flat Creek Rd (Parcel ID# 2-34-3N-

6W-0000-00143-0100) to amend the future land use map designation from Agriculture 3 to 

Neighborhood Commercial in order to correctly reflect the current use of the property. The property is 

anticipating to expand the retail store in the future. Please note the following information with regards 

to the Gadsden County Comprehensive Plan: 

• The proposed development is not located within one-half mile of existing potable water or 

sanitary sewer infrastructure. The proposed parcel is not located within one-quarter (1/4) mile 

of an existing centralized sewage disposal system. There are no existing or proposed potable 

water and sanitary sewer utilities available for this property. (Policy 1.2.4, 1.2.5, 1.2.13, 4A.1.3 

and 4B.1.2) 

• There are no adjacent or on-site jurisdictional wetlands. The proposed development is not 

located within 100 or 50 feet of a jurisdictional wetlands. (Policy 1.2.13, 5.3.2, 5.3.3, 5.3.4) 

• The property is located approximately one-quarter of a mile away from another parcel 

designated as commercial on the Gadsden County Future Land Use Map. The proposed 
designation is not for residential development and therefore is compatible with adjacent 

agricultural use and/or operations. Surrounding land use designations do not include rural 

residential. The proposed land use amendment does not include residential development. 

Adjacent land use designations are agriculture and timber. The proposed land use category does 

not support residential development. (Policy 1.2.13, 1.2.16, 1.2.19, 1.4.5, 1.4.1) 

• The proposed location of ingress and egress is the FOOT road access. (Policy 1.2.13) 

• Future development plans include improving the existing structure while continuing to operate 

as a retail gas station, preserving the neighborhood character. (Policy 1.4.2) 
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Date of Meeting: 

To: 

From: 

Through:  

Subject: 

Gadsden County Planning Commission  
Agenda Request 

October 17, 2019 

Honorable Chairperson and Members of the Commission 

Jill Jeglie, AICP, Senior Planner 

Suzanne Lex, Planning and Community Development Director 

Public Hearing (Legislative) - 2434 Kemp Road Small Scale 
Comprehensive Plan Future Land Use Map (FLUM) Amendment 
(SSPA 2019-03) 

Statement of Issue:  

A request for consideration of a Small Scale Comprehensive Plan Future Land Use 
Map (FLUM) amendment to change the future land use category from Agriculture 1 
(AG 1) to Public/Institutional (PI) (Attachments 2 & 3). 

Background:  

Lillian Thompson-Johnson, owner, represented by Florida Environmental Services, 
Inc. has applied for a FLUM amendment to allow a school, the HLC Academy, to open 
on the subject property. This application proposes changing the FLUM designation 
from Agriculture 1 to Public/Institutional (PI). If the FLUM amendment is approved, the 
applicant would then submit for a site plan, special exception use and building permit 
approval to open a school in the existing 4,266 dwelling unit.  
Analysis  
Location of Property: 2434 Kemp Road, Havana, FL 
Tax Parcel ID Number:   #2-25-3N-2W-0000-00440-0100 
Area of Subject Parcel: 7.72 acres  
Current Use: Residential 
Proposed Use: Private School 
Wetlands:  Not Applicable  
Flood Zone:  Zone X 
Available Sanitary Sewer 
Facilities: Private on-site system (septic) 
Available Potable Water 
Facilities Private Well 
Electric Provider: Talquin Electric Cooperative  



2434 Kemp Road Small Scale FLUM Amendment                October 17, 2019 
Planning Commission Agenda Report  
 
 

2 
 

Current (Existing) and Proposed Future Land Use Categories: The future land use 
category and the current (existing uses) on the adjacent properties are listed in Table I. 

Table 1.  Future Land Use Designation 

Current(Existing)/Change From: Agriculture 1 (1 d/u per 5acres) 

Proposed/Change To: Public/Institutional (PI) 
 
The intent of the Agriculture 1 future land use category per Policy 1.1.1.F is to provide 
areas for agriculture activities and residential uses associated with agriculture 
activities at a density of 1 unit per 5 acres. It does not allow schools. 
The intent of the Public/Institutional (PI) future land use category per Policy 
1.1.1.E of the Comprehensive Plan is to provide areas for civic and community 
uses which includes educational facilities (Attachment #3). There are 2,727 acres 
designated Public on the FLUM, less than 1 percent (0.84%) of the entire county 
land area. 

Surrounding Future Land Use Designations and Current (Existing) Land Use: 
The future land use category and the existing uses on the adjacent properties are listed 
in Table 2: 

Table 2: Adjacent Future and Current (Existing) Land Uses and Acreage 

 
Direction Future Land Use  

Category 
Current (Existing)  

Use 
Acreage 

North Agriculture 2 
Kemp Rd, Single Family 

Dwelling Unit 1.94 and 84 acres 

West Agriculture 2 Mobile Home, Dwelling Unit 8.12 

South Agriculture 1 Pastureland 50.05 

East Agriculture 2 Timber II, Clubhouse (1,020 sf. 
porch, 2,760 sf. base area, 

3,000 sf. Unfinished storage.) 

101.5 

Source: Application exhibits and Gadsden County Property Appraiser. 

Access: The subject property accesses the south side of Kemp Road, a paved 
county roadway designated as 'minor collector, rural' on the Gadsden County 
Functional Classification Map (FDOT, 2014) (Attachments #1 & 2). 

Historical Resources: A letter was issued by the Florida Department of State, 
Division of Historical Resources indicating that the amendment will have "no effect on 
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historic properties listed, or eligible for listing, in the National Register of Historic 
Places" (Attachment #5). 

Applicable Comprehensive Plan Objectives and Policies:  

The following Comprehensive Plan Objectives and Policies are referenced as they 
apply to a Future Land Use Map Amendment. Other Objectives and Policies that are 
pertinent to a specific development will be addressed at the time of development 
order review. Attachment #4 includes the applicant's analysis of applicable 
Comprehensive Plan Policies. 

Policy 1.1.1.E, Public/Institutional: 

The intent of this category is to provide areas for civic and community uses. 
Allowable uses include educational facilities (See Attachment #3). Proposed uses will 
be required to be reviewed for compliance with the Comprehensive Plan and the 
Land Development Code requirements for Public and Institutional uses as well as the 
Florida Building Code. 

The subject parcel is located 1.04 miles east of the Public designated Havana Middle 
School (50 acres). The County owns a 20.81 acre vacant parcel designated Public 
located 0.14 of a mile north of the subject parcel (See Attachment #2). 

Policy 1.2.8: Development shall be restricted from areas that have severe site 
limitations due to existing floodways. 

The southeastern boundary of the site includes an area located within floodway (0.27 
acres. Development will be required to be located outside of the required 50’ natural 
area (Policies 5.3.2 & 5.3.3)(See Attachment #4). 

Policy 1.2.9: Developments shall only be approved by the County when the adopted 
levels of service standards meet or exceed the capacities adopted within this Plan. 
These standards shall include those for potable water, sanitary sewer, solid waste and 
recreational facilities and services. 

The proposed development will comply with the requirements for sanitary sewer, solid 
waste and recreational facilities and services as indicated in the analysis of Policy 
1.2.13, below and as provided by the applicant in Attachment #4, below. 

Policy 1.2.13: Any applicant for a Future Land Use Map amendment shall at 
minimum supply the following information to the County when requesting such Map 
amendment: 

A. Location and amount (in percentage of total parcel) of on-site jurisdictional wetlands. 
The application indicates that there is a 0.27 area of flood plain (3.5% of the subject 
parcel) located at the extreme south of the parcel. The property appraiser's website 
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indicates this as a small area of wetlands (Figure 2 Aerial Map)(See Attachments #4 & 
5). 
A. Availability and capacities of existing and proposed potable water and sanitary 

sewer utilities. 

Talquin Electric Cooperative will continue to provide electric. The site is served by a 
well and by a septic system. The septic system was upgraded to serve the proposed 
use and Department of Health was issued final approved. There are no central utilities 
(water or sewer) available within 1/4 of a mile (See Attachment #5). 
B. Proposed location of ingress and egress of development. 

The parcel accesses Kemp Road, a paved county roadway. The driveway may require 
improvements to meet Land Development Code standards. 
C. Distance and location of nearest same land use category. 

The subject parcel is located 1.04 miles east of the Public designated Havana Middle 
School (50 acres). The County owns a 20.81 acre vacant parcel designated Public 
located 0.14 of a mile north of the subject parcel. 
D. Description of adjacent land use categories. 

See Table 2, above. The property is adjacent to AG 1 designated property to the west; 
and south. Adjacent land use to the north and east designated as AG 2 on the FLUM. 

E. In addition, for any land use category which supports residential development:  

1) Existing and proposed school capacities (See Policy 10.6.1). 

2) Existing and proposed park space (See Policy 6.3.3).  

Not applicable. 

Policy 1.2.16: As recognition that agriculture operations are a viable business in 
Gadsden County, existing agricultural uses and operations shall be protected from 
residential encroachment. Proposed residential development adjacent to lands  
designated as Agriculture on the Future Land Use Map shall demonstrate compatible 
development plans to the agriculture use and/or operations prior to the issuance of a 
development order. 

Residential development is not an allowed use accept as accessory to an allowable 
use in the Public/Institutional future land use category. 

Policy 1.4.1: New non-residential development which is proposed contiguous to lands 
designated Rural Residential on the Future Land Use Map shall be of a scale and 
intensity appropriate to the existing residential development.    

The proposed Public/Institutional FLUM designation and private school are not located 
adjacent to property designated as Rural Residential on the Future Land Use Map. 
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The nearest rural residential designated property is located approximately 0.50 of a 
mile to the west of the site (See Attachment #2). However, the proposed use will 
potentially serve the needs of residential properties in the vicinity. 

Policy 1.4.2: Neighborhood character shall be preserved and promoted by working 
toward maintaining compatibility of surrounding land uses. 

The adjacent properties are designated as Agriculture future land use on the FLUM. 
Within 1/4 of a mile there are two (2) Public/Institutional designated properties. Parcel 
sizes of adjacent tracts range from 8.12 acres to 101.5 acres south of Kemp Road with 
a 1.94 acre parcel located to the north across Kemp Road.  

The adjacent property uses and setbacks of the proposed school to property lines will 
serve as a buffer from adjacent uses. Property uses range from single family to the 
north to timber and clubhouse (as indicated by the property appraiser’s website) to the 
east. The proposed school will be located approximately 55’ from the western property 
boundary owned by Lillian Thompson-Johnson;  200’+ from the wester property line 
designated as timber use; 445’± from Kemp Road, to the north and  335’± to the 
wetlands and the pond located on the property to the south (See Attachments #2 and 
#5).  

Policy 2.2.3: The minimum levels of service for roadways within Gadsden County 
shall be evaluated at a PM peak hour volume data and shall be LOS D for a Minor 
Collector, Rural Road.  

Level of service (LOS) is a quantitative indicator of the quality of service provided by or 
proposed divided into six letter grade levels, A through F, with A being the highest 
LOS) (FDOT Quality LOS Handbook, 2013). Neither the Florida Department of 
Transportation (FDOT) nor the county has LOS  data for Kemp Road.  The only data 
available from the FDOT is the number of  ‘average annual daily traffic ‘AADT’ which is 
1,100 trips for the roadway segment east of Iron Bridge Rd. For additional detail see 
Attachment #7, Transportation Level of Service Analysis. 

Policy 2.2.5: With exception to those developments that meet the de minimis impact 
threshold, all new development impacts shall not decrease the roadway minimum 
level of service requirements of Policy 2.2.3. For the purposes this Element, a de 
minimis impact shall be that which does not impact a roadway by greater than one 
percent of the maximum capacity of the adopted level of service standard for the 
affected roadway segment, as shown in the FDOT District 3 Level of Service reports 
for Gadsden County. 

Utilizing the FDOT AADT of 1,100 trips, the estimated increase in daily trips is 5.4% of 
the AADT and less than .001 percent of the estimated FDOT maximum volume 
(AADT) of 17,300 trips for a proposed 24 student school.  

Policy 5.3.4: Any amendment to the Future Land Use Map shall consider the impact 
to the functionality of adjacent and on-site wetlands. The protection and conservation 
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of wetlands by the direction of incompatible land uses away from wetlands shall occur 
in combination with other principles, guidelines, standards, and regulations in this Plan 
and the Land Development Code. 

A minimum of a 50' natural area buffer adjacent to wetlands and a 100' septic system 
setback are required to be maintained adjacent to any wetlands (See Attachments #4 
& #5). 

Public Notice & Citizens Bill of Rights Meeting:  

The applicant held a Citizen's Bill of Rights meeting on-site on Tuesday, August 6th, 
2019. There were six (6) attendees at the meeting. In addition, letters of support were 
submitted (See Attachment #6). 

Per Subsection 1302, Legislative Hearing Procedures of the Land Development Code, 
a  public hearing notice was mailed at least thirty (30) days prior to the public hearing; 
a legal advertisement was placed in the local newspapers; and, a sign was posted on 
the property. 

Planning Commission Role: 
Pursuant to Chapter 163.3174, Florida Statutes (F.S.), as the local planning agency, 
the Planning Commission shall review proposed comprehensive plan amendments 
and make recommendations to the governing body as to the compatibility with the 
surrounding areas and consistency of the proposal with the adopted comprehensive 
plan or element and an analysis of the amendment as required pursuant to 
§163.3177(5)(a)(7), F.S. (See analysis above and Attachment #4.). 

Planning Commission Options: 

1. Recommend approval of the 2434 Kemp Road, Havana (Lillian Thompson-
Johnson) (SSPA 2019-03) Small Scale Comprehensive Plan Future Land Use 
Map Amendment from the Agriculture 1 to the Public future land use category. 

2. Recommend denial of the 2434 Kemp Road, Havana (Lillian Thompson-Johnson) 
(SSPA 2019-03) Small Scale Comprehensive Plan Future Land Use Map 
Amendment. 

3. Planning Commission Discretion. 

Planning Division Recommendation:  

Option #1 

Attachments: 

1. Location Map 
2. Existing and Proposed Future Land Use maps 
3. Policy 1.1.1.F-H and Policy 1.1.1.E   
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4. Applicant's Analysis of Comprehensive Plan Policies 
5. Application w/ Survey and Aerial 
6. Citizens Bill of Rights Public Hearing Notice & Summary 
7. Transportation Level of Service Analysis 

  



 

 

LOCATION MAP 

Tax Parcel #2-25-3N-2W-0000-00440-0100   
2434 Kemp Road, Havana, FL  
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Future Land Use Map, Existing 

Tax Parcel #2-25-3N-2W-0000-00440-0100   
2434 Kemp Road, Havana, FL  
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EXHIBIT ‘A’ 

FUTURE LAND USE – PUBLIC 

Tax Parcel #2-25-3N-2W-0000-00440-0100   
2434 Kemp Road, Havana, FL  
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Gadsden County Comprehensive Plan 
 
Future Land Use Element 
 
Objective 1.1: Provide for certainty in growth and development through the adoption of the Future Land Use 
Map and Future Land Use categories.  
 
Policy 1.1.1: Gadsden County shall regulate the use of land through the adopted land use categories as follows.  
The Future Land Use Map (Exhibit 1) shall be used to determine the location and extent of development within 
Gadsden County.  
 

F. Agriculture-1 
 

1) Purpose and Intent – The intent of this category is to provide areas for agricultural activities.  
2) Designation Criteria – Agriculture uses and residences associated with such uses. 
3) Density – No more than one dwelling unit per five (5) acres 
4) Impervious Surface Area – No more than 0.10 lot coverage except the centralized utilities uses are 

exempted from impervious surface requirements.  
5) Allowable Uses – Agriculture related uses; Silviculture; residential; houses of worship; cemeteries; 

recreational activities; commercial activities associated with the primary agricultural use; home 
occupations; centralized utilities and package plants.  

6) Development Restrictions - The Family Exception shall be allowed as long as the parent parcel can 
retain a minimum of three (3) acres, and the granted parcel has a minimum of three (3) acres, and the 
other requirements of the Land Development Code are met; minimum lot size for the non-residential 
uses that are also not used for centralized utilities described in this part shall be three (3) acres.   

 
G. Agriculture-2 

 
Development within the Agriculture-2 category shall be the same parameters as the Agriculture-1 land use 
category in F. above, except that: 
 
1) Density - No more than one dwelling unit per ten (10) acres; and,  
2) Solar power generation facilities are an allowable use on parcels ten (10) acres or greater in size. 

 
H. Agriculture-3 

 
Development within the Agriculture-3 category shall be the same parameters as the Agriculture-1 category 
in F. above, except that: 
 
1) Density - No more than one dwelling unit per twenty (20) acres; and,  
2) Solar power generation facilities are an allowable use on parcels twenty (20) acres or greater in size.  
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Gadsden County Comprehensive Plan 
 
Future Land Use Element 
 
Objective 1.1: Provide for certainty in growth and development through the adoption of the Future Land Use 
Map and Future Land Use categories.  
 
Policy 1.1.1: Gadsden County shall regulate the use of land through the adopted land use categories as follows.  
The Future Land Use Map (Exhibit 1) shall be used to determine the location and extent of development within 
Gadsden County.  
 

F. Agriculture-1 
 

1) Purpose and Intent – The intent of this category is to provide areas for agricultural activities.  
2) Designation Criteria – Agriculture uses and residences associated with such uses. 
3) Density – No more than one dwelling unit per five (5) acres 
4) Impervious Surface Area – No more than 0.10 lot coverage except the centralized utilities uses are 

exempted from impervious surface requirements.  
5) Allowable Uses – Agriculture related uses; Silviculture; residential; houses of worship; cemeteries; 

recreational activities; commercial activities associated with the primary agricultural use; home 
occupations; centralized utilities and package plants.  

6) Development Restrictions - The Family Exception shall be allowed as long as the parent parcel can 
retain a minimum of three (3) acres, and the granted parcel has a minimum of three (3) acres, and the 
other requirements of the Land Development Code are met; minimum lot size for the non-residential 
uses that are also not used for centralized utilities described in this part shall be three (3) acres.   

 
G. Agriculture-2 

 
Development within the Agriculture-2 category shall be the same parameters as the Agriculture-1 land use 
category in F. above, except that: 
 
1) Density - No more than one dwelling unit per ten (10) acres; and,  
2) Solar power generation facilities are an allowable use on parcels ten (10) acres or greater in size. 

 
H. Agriculture-3 

 
Development within the Agriculture-3 category shall be the same parameters as the Agriculture-1 category 
in F. above, except that: 
 
1) Density - No more than one dwelling unit per twenty (20) acres; and,  
2) Solar power generation facilities are an allowable use on parcels twenty (20) acres or greater in size.  
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GADSDEN COUNTY COMPREHENSIVE PLAN 
FUTURE LAND USE ELEMENT 

The purpose of the Future Land Use Element and accompanying Future Land Use Map is to 
designate the future general distribution, location, and extent of the use of land within the 
unincorporated areas of Gadsden County.  

GOAL 1A: PROVIDE A SYSTEM FOR ORDERLY GROWTH AND DEVELOPMENT 

Objective 1.1: Provide for certainty in growth and development through the adoption of 
the Future Land Use Map and Future Land Use categories.  

Policy 1.1.1: Gadsden County shall regulate the use of land through the adopted land use 
categories as follows.  The Future Land Use Map (Exhibit 1) shall be used to determine the 
location and extent of development within Gadsden County.  

E. Public/Institutional 

1) Purpose and Intent – The intent of this category is to provide areas for civic and 
community uses.  

2) Designation Criteria – Uses or lands which are owned by a governmental entity for 
the purpose to provide services to the citizenry; houses of worship; institutions; 
public or privately owned medical care facilities.  

3) Density – Residential uses shall be limited to those incidental to the primary use 
such as a caretaker’s quarters or a single parsonage. 

4) Intensity – The floor area ratio shall not exceed 0.70. 
5) Impervious Surface Area – No more than 0.75 lot coverage, except the centralized 

utilities uses are exempted from impervious surface requirements.  
6) Allowable Uses – Educational facilities; museums; galleries; houses of worship; 

institutions; other civic and governmental uses; residential as an accessory use; 
centralized utilities and package plants; cemeteries; public or non-commercial private 
recreational uses.  

7) Development Restrictions – Uses associated with incarceration shall be approved by 
the County Commission during a public hearing to ensure appropriate notification of 
adjacent property owners, and compatibility with surrounding uses.  
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       RON DESANTIS 
    Governor 

 

LAUREL M. LEE 
Secretary of State 

 

 

Division of Historical Resources 
R.A. Gray Building • 500 South Bronough Street• Tallahassee, Florida 32399 

850.245.6300 • 850.245.6436 (Fax) • FLHeritage.com 

 

 

 

Elva Peppers                                         September 12, 2019 

Project Manager 

Florida Environmental & Land Services, Inc. 
221-4 Delta Court 

Tallahassee, Florida 32303 

 
 

RE: DHR Project File No.: 2019-5236, Received by DHR: August 22, 2019 

 Project: LOCORD - Gadsden County Land Use Amendment Application:  
HLC Academy, 2350 Kemp Road, Havana, Florida 32333 

Gadsden County Parcel ID Nos. 2-25-3N-2W-0000-00440-0000 & 2-25-3N-2W-0000-

00440-0100 

 County: Gadsden 
 

 

Ms. Peppers: 
 

In accordance with the procedures contained in the Gadsden’s Comprehensive Plan Amendment 

requirements, we reviewed the referenced property for possible impact to cultural resources (any prehistoric 
or historic district, site, building, structure, or object) listed, or eligible for listing, in the National Register 

of Historic Places, or otherwise of historical, archaeological, or architectural value. 

 

It is the opinion of this office that the proposed land use amendment will have no effect on historic 
properties listed, or eligible for listing, in the National Register of Historic Places. 

 

If you have any questions, please contact Corey Lentz, Historic Sites Specialist, by email at 
Corey.Lentz@dos.myflorida.com, or by telephone at 850.245.6339. 

 

 

Sincerely, 
 

 

 
Timothy A Parsons, Ph.D. 

Director, Division of Historical Resources  

& State Historic Preservation Officer 



 

 

 

 

 

Post Office Box 1679 

Quincy, Florida 

32353-1679 

  

1640 West Jefferson Street 

Quincy, Florida 

32351-5679 

  Quincy: (850) 627-7651 Tallahassee: (850) 878-4414 

 

Serving Gadsden, Leon, Liberty and Wakulla Counties, Florida 
 

 
September 9, 2019 

 
MEMORANDUM 
RE: 2434 Kemp Road 

 

To:  Jill Jeglie 
 
From: RaSarah Browder Johnson, Development Coordinator (On Behalf of Talquin 
Engineering and Water Department) 

Talquin would have no objections to this proposed private school project. Currently we have 

1-ph aerial (OH) electric facilities traversing the property that serve Member(s) at this location. 

3-ph power is available along Kemp Road if needed. (refer to attached TECI Partner Map) 

Additional utility easements may be needed to serve any new building on this site & this can be 

determined once we receive 100 % construction plans for the proposed School. We do not have 

water in this area.  Closest water is on Iron Bridge Road at the western entrance to the school. 
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Transportation Level of Service Analysis 
2434 Kemp Road (Proposed 24 Student School) 

Policy 2.2.3: The minimum levels of service for roadways within Gadsden County shall be evaluated at a 
PM peak hour volume data and shall be for Kemp Road, a Minor Collector, RURAL, LOS D.   

However, it is important to note that for a private school the weekday A.M. peak hour of the generator 
typically coincides with the peak hour of the adjacent street traffic. The P.M. peak hour varies between 
2:00 and 4:00 (Institute of Transportation Engineers (ITE). 

Gross Floor Area 
(1,000 sq. ft.) 

ITE Code 536 PM & AM 
peak hour (PH) trip 
generation rate 

New Total PM 
PH Trips 

NEW Total AM PH 
Trips 

4.27 heated 11.39 AM/PH 
6.53 PM/PH 27.88 48.63 

Note: Pass-by trip rate source ITE Trip Generation Handbook (9th Generation, 9th Addition) 

Policy 2.2.5: With exception to those developments that meet the de minimis impact threshold, all new 
development impacts shall not decrease the roadway minimum level of service requirements of Policy 
2.2.3. For the purposes this Element, a de minimis impact shall be that which does not impact a roadway 
by greater than one percent of the maximum capacity of the adopted level of service standard for the 
affected roadway segment, as shown in the FDOT District 3 Level of Service reports for Gadsden County. 

Segment 
FDOT Max Peak 
Hour/Peak Day 
(PH/PD) Volume* 

2015 PH/PD 
Projected PH/PD 
Volume 

Projected % Max 
Volume PH/PD 

Not available     

 
Neither the Florida Department of Transportation (FDOT) nor the County have level of service data for 
CR 12A, Kemp Road.  The only data collected by the FDOT is that there is a 1,100 trip (Average Annual 
Daily Trips (AADT)for the roadway segment.    However, with the addition 59.52 student daily trips (2.48 
trips per 24 students plus staff) will result in an approximately 7.7%+ increase in daily trips.  This should 
not reduce the LOS.  

 



  

Gadsden County Planning Commission  
Agenda Request 

Date of Meeting: October 17, 2019 

To: Honorable Chairperson and Members of the Commission 

From: Jill Jeglie, AICP, Senior Planner 

Through: Suzanne Lex, Growth Management Director 

Subject: Public Hearing (Legislative) - 5411 Old Federal Road Small Scale 
Comprehensive Plan Future Land Use Map Amendment (SSPA 
2019-04) 

 
Statement of Issue: 

A request for consideration of a Small Scale Comprehensive Plan Future Land Use 
Map (FLUM) amendment to change the future land use category from Agriculture 2 
(AG 2) to Commercial (COMM) (See Attachments 1 & 2).   

Background: 

Judy Keele, owner of the subject property, represented by Allara Mills-Gutcher, The 
Planning Collaborative, has applied for a FLUM amendment from the Agriculture 2  to 
the Commercial future land use category to allow commercial development of a five (5) 
acre parcel currently developed with a single family residence (See Attachment #6).   

Analysis : 

Location of Property:     5411 Old Federal Road, Havana, Florida   

Tax Parcel ID Number:   #5-0L-0R-0S-0000-48100-0100   

Area of Subject Parcel:   5.0 acres 

Current Use :     Single Family Residential Use 

Proposed Use:     Commercial (Dollar General) 

Wetlands:     Not Applicable 

Flood Zone:      Zone X 

Available Sanitary Sewer  
Facilities:   Private on-site system (septic tank). 

Available Potable Water 
Facilities:     Central Water – Talquin Electric Cooperative 
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Electric Provider:   Talquin Electric Cooperative 

Current (Existing) and Proposed Use of the Property:  

The subject property is five (5) acres and is developed with a single dwelling unit with 
accessory structure.  Ten (10) acres is the minimum acreage required to comply with 
the density requirements for the AG-2 of the Comprehensive Plan. Therefore, the 
subject five (5) acre parcel is a non-conforming parcel as to density and was created by 
court order in 1998.  Further subdivision of this property will require the conformance of 
all parcels with the applicable Comprehensive Plan and Land Development Code (LDC) 
requirements.   

Table 1:  Current (Existing) & Proposed Future Land Use Categories 
Current (Existing) and Proposed  

Future Land Use Category Future Land Use Designation 

Current/Change From: Agriculture 2 (1 d/u per 10 acres) 

Proposed/Change To: Commercial (Policy 1.1.1.K, Attachment #3)    

 
The Agriculture 2 category is described in Policy 1.1.1G of the Comprehensive Plan and 
allows residential density at not more than one unit per 10 acres; agriculture and related 
uses including silviculture, houses of worship, commercial activities associated with 
agriculture, etc. (See Attachment #3).   

The intent of the Commercial future land use category is described in Policy 1.1.1.K of 
the Comprehensive Plan and Subsection 4105 and 4202.D of the Land Development 
Code. Policy 1.1.1K lists a wide range of commercial uses as allowable including but 
not limited those uses allowed in the Neighborhood Commercial future land use, retail 
sales and services, daycares, restaurants, shopping centers, civic organizations,  
private clubs, entertainment, office complexes and light manufacturing restricted to in 
plant assembly, mobile home parks (See Attachment #3).  

Surrounding Future Land Use Designations and Current (Existing) Uses: The 
future land use category and the existing uses on the adjacent properties are listed in 
the following table:  

Table 2: Adjacent Future Land Use and Current (Existing) Use 

Direction Future Land Use 
Category 

Current (Existing) 
Use 

Acreage 

North  & West  Agriculture 2 (AG-2) Timber III w/ 1 Single 
Family Dwelling Unit  23.12 

South  Agriculture 3 (AG-3) Single Family 
Dwelling Unit 9.22 acres 
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South East Agriculture 1 (AG-1) Central Utilities, 
Electrical Substation 5.0 

East   Agriculture 2 (AG-2) Single Family 
Dwelling Unit  9.69 acres 

Source: Application exhibits and Gadsden County Property Appraiser. 

Access: The property is located at the northwest corner of the intersection of  Pat 
Thomas Parkway (SR 267) and Old Federal Road (CR 65B).  Pat Thomas Parkway is a 
‘major collector roadway, rural’ and Old Federal Road Isa ‘minor collector road as 
designated on the Gadsden County Functional Classification Map (FDOT, 2014). The 
conceptual plan provided indicates access on Old Federal Road, only.     

Historical Resources: The Florida Department of State, Division of Historical 
Resources has issued a letter determining that the proposed land use amendment will 
have no effect on historic properties listed, or eligible for listing, in the National Register 
of Historic Places” (See Attachment #4). 

Applicable Comprehensive Plan Objectives and Policies: 

The following Comprehensive Plan Objectives and Policies are referenced as they 
apply to a Future Land Use Map Amendment.  Other Objectives and Policies that are 
pertinent to a specific development will be addressed at the time of development order 
review.  Attachments #4 and #5 of this report includes the applicant’s analysis of 
applicable Comprehensive Plan Policies.   

Policy 1.1.1.K Commercial:   

The allowed uses and development restrictions for the Commercial future land use 
category are listed in Attachment #3. The intent of the Commercial future land use 
category is to provide areas for general commercial activities. Allowable uses include all 
uses allowable in the Neighborhood Commercial category; museums; galleries; other 
civic activities; lodging establishments; private clubs; entertainment; wholesale sales; 
shopping centers; office complexes; light manufacturing used that are restricted to in-
plant assembly; mobile home parks; recreational vehicle parks. Development 
Restrictions include that the storage of outdoor equipment must be screened from the 
public right-of-way.  Junk yards or construction and debris landfills are prohibited (See 
Attachment #3). There is no maximum square footage adopted for the Commercial 
future land use category. 

The Future Land Use Map amendment will increase the non-conformity of the existing 
residential home unless the use as a residence is ceased. 

Policy 1.2.8: Development shall be restricted from areas that have severe site 
limitations due to existing floodways. 

The property does not contain areas within a floodway and/or wetlands. 
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Policy 1.2.9: Developments shall only be approved by the County when the adopted 
levels of service standards meet or exceed the capacities adopted within this Plan.  
These standards shall include those for potable water, sanitary sewer, solid waste and 
recreational facilities and services.    

The proposed development will comply with the requirements for potable water, sanitary 
sewer, solid waste and recreational facilities and services as indicated in the analysis of 
Policy 1.2.13, below (See Attachment #5).   

Policy 1.2.10: The County will coordinate with the School Board to assure that proposed 
public school facility sites are consistent with this Future Land Use Element.  

School Capacity will not be impacted by a commercial use.  

Policy 1.2.13: Any applicant for a Future Land Use Map amendment shall at minimum 
supply the following information to the County when requesting such Map amendment: 

A.  Location and amount (in percentage of total parcel) of on-site jurisdictional wetlands. 

The parcel does not contain jurisdictional wetlands (See maps located in Attachments 
#4, Policy 1.2.3 A and Exhibit).  

B. Availability and capacities of existing and proposed potable water and sanitary 
sewer utilities. 

Talquin Electric Cooperative will continue to provide electric and central water. The site 
will be served by septic system. There are no central sanitary sewer utilities available 
within ¼ of a mile.   

C.  Proposed location of ingress and egress of development.  

Per Policy 1.1.1.K of the Comprehensive Plan, Commercial land use must be located in 
areas along collector or arterial roadways. The location will be finalized at site plan 
approval.  As currently proposed, access will be on to Old Federal Road, a paved 
county roadway.  Old Federal Road is designated as a minor collector, rural road on the 
adopted Gadsden County Functional Classification Map (FDOT, 2014).   

D.  Distance and location of nearest same land use category.  
 
The nearest Commercial designated property is located approximately four (4) ± miles 
north of the subject property and south of Interstate 10 and a mining site designated as 
commercial approximately 2.25± miles over land. There is also a small convenience 
store, designated as AG 3 on the FLUM, located approximately .625 of a mile south of 
the subject site. 
  
E.  Description of adjacent land use categories. 
 
See Table 2, above. The subject parcel is adjacent to and surrounded by property 
designated as Agriculture but utilized primarily as low density residential (acreage) or 
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timber with the exception of a parcel at the south east corner of Pat Thomas Parkway, 
which is developed as an electrical substation, an allowed use in most future land use 
districts. The subject parcel was subdivided from the adjacent parcel to the north and 
west designated as AG-2. 
  
F. In addition, for any land use category which supports residential development: 
 

1) Existing and proposed school capacities (See Policy 10.6.1). 
2) Existing and proposed park space (See Policy 6.3.3). 

Not applicable.  

Policy 1.4.1:  New non-residential development which is proposed contiguous to land 
designated Rural Residential on the Future Land Use Map shall be of a scale and 
intensity appropriate to the existing residential neighborhood.  

The proposed Commercial use  is not adjacent to property designated as Rural 
Residential on the Future Land Use Map. The existing character of the area is very low 
residential and timber. The designation of property adjacent to and in the vicinity is 
designated as  Agriculture future land use on the Future Land Use Map (Table 2, 
above). A utility substation located to the southeast of the parcel is an allowed use in all 
agriculture future land use districts.  

Policy 1.4.2:  Neighborhood character shall be preserved and promoted by working 
toward maintaining compatibility of surrounding land uses. 

The character of the existing parcel and the parcels, adjacent to and in the vicinity of the 
intersection, consists of timber, residential uses on slightly less than10 acre tracts and 
an electrical substation.  A change to the Commercial future land use district would 
change the existing development pattern from very low density residential on (AG) 
Future Land Use to the more intense Commercial land use.  

Policy 2.2.3: The minimum levels of service for roadways within Gadsden County shall 
be evaluated at a PM peak hour volume data. The level of service (LOS) for a major 
collector roadway is LOS D. 

 “Level of service (LOS) is a quantitative stratification of the quality of service into six 
letter grade levels” (A through F, with A being the highest LOS)(FDOT Quality of Level 
of Service Handbook (2013). The counties  adopted level of service is peak hour  ‘D’ for  
a  major or minor collector rural road is LOS ‘D’. Per the ‘Florida Department of 
Transportation (FDOT), District 3 Level of Service (LOS) Report (2016)’, Pat Thomas 
Parkway is operating at LOS ‘B’ from Interstate 10 to SR 20. Level of Service data is not 
available for Old Federal Road (CR 65B).  Pursuant to the analysis provided by the 
applicant in Attachment #5 the proposed impact will not drop the LOS from LOS ‘B’.  

Policy 2.2.5: With exception to those developments that meet the de minimis impact 
threshold, all new development impacts shall not decrease the roadway minimum level 
of service requirements of Policy 2.2.3. For the purposes this Element, a de minimis 
impact shall be that which does not impact a roadway by greater than one percent of 
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the maximum capacity of the adopted level of service standard for the affected roadway 
segment, as shown in the FDOT District 3 Level of Service reports for Gadsden County. 

Pursuant to the applicant’s analysis, the development will not diminish the adopted LOS 
(See Attachment #5, p. 8).  

Policy 5.3.4: Any amendment to the Future Land Use Map shall consider the impact to 
the functionality of adjacent and on-site wetlands. The protection and conservation of 
wetlands by the direction of incompatible land uses away from wetlands shall occur in 
combination with other principles, guidelines, standards, and regulations in this Plan 
and the Land Development Code.  

There are no wetlands located on the subject parcel (See Attachment #5, p. 5). 

Public Notice & Citizens Bill of Rights Meeting: 

The applicant held a Citizen’s Bill of Rights meeting on-site on Monday, August 12th, 
2019. Eight (8) were in attendance in addition to the property representative. The 
summary of the discussion includes many concerns including but not limited to that the 
intersection is dangerous; Traffic moves too fast on HWY 267; bottleneck for traffic at 
intersection; trucks making the turn; Crime; Slowness of response by law enforcement; 
disruption of the agriculture feel of the area; driveway locations; impact on property 
values; environmental; danger to wildlife; creation of sprawl. There was one letter in 
support of the development (See Attachment #6).  In addition, petitions have been 
submitted with over 200 signatures against the project (See Attachment #8). 

Pursuant to Subsection 1302, Legislative Hearing Procedures if the Land Development 
Code, a public hearing notice was mailed at least thirty (30) days prior to the public 
hearing; a legal advertisement was placed in the local newspapers; and, a sign was 
posted on the property. 

Planning Commission Role: 

An amendment to the Future Land Use Map of the Comprehensive Plan is a legislative 
process. In addition, pursuant to Chapter 163.3174,Florida Statutes (F.S.), as the local 
planning agency, the Planning Commission shall review proposed comprehensive plan 
amendments and make recommendations to the governing body as to the consistency 
of the proposal with the adopted comprehensive plan or element and an analysis of the 
amendment as required pursuant to §163.3177(5)(a)(7), F.S. (See analysis above and 
in Attachments #4 & 5). 

Planning Commission Options: 

1. Recommend approval of the 5411 Old Federal Road, (Keele/Terramore) (SSPA-
2019-04) Small Scale Comprehensive Plan Future Land Use Map Amendment from 
the Agriculture 2 to the Commercial future land use category. 
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2. Recommend denial of the  5411 Old Federal Road, (Keele/Terramore) (SSPA-2019-
04) Small Scale Comprehensive Plan Future Land Use Map Amendment from the 
Agriculture 2 to the Commercial future land use category. 

3. Planning Commission Discretion. 
 
Planning Staff Recommendation: 

Option #3. 

Attachments: 

1. Location Map 
2. Existing and Proposed Future Land Use maps   
3. Policy 1.1.1.F & Policy 1.1.1.J  
4. Applicant’s analysis of Comprehensive Plan Policy 1.2.13 
5. Applicant’s analysis of consistency with the Comprehensive Plan 
6. Application w/ Survey and Aerial 
7. Citizens Bill of Rights Public Hearing Notice & Summary 
8. Signed Petitions with Signatures 
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Planning Commission 

Agenda Request 
 
 
Date of Meeting: October 17, 2019 
 
Date Submitted: October 4, 2019 
  
To: Honorable Chairperson and Members of the Commission 
 
From: Suzanne K. Lex, AICP, Growth Management Director 

 
Subject: PUBLIC HEARING: (Legislative) Consideration and Recommendation 

for the Adoption of Ordinance 2018-018 for the Amendment of Chapters 1 
and 7 of the Land Development Code, specifically regarding the ‘Citizens 
Growth Management and Planning Bill of Rights’ (LDR 2018-01) 

 
______________________________________________________________________________ 

 
Statement of Issue: 
 
Public hearing for the amendment of Chapter 1, Administration and Enforcement and Chapter 7, 
Development Orders, Development Permits, and Development Agreements of the Land 
Development Code, to amend the ‘Citizens Growth Management and Planning Bill of Rights’ 
(CBOR) and move it from Chapter 7 to Chapter 1.   
 
Background: 
 
On May 4, 2010, the Board of County Commissioners adopted the Citizens Growth Management 
and Planning Bill of Rights’ that is in place today as Ordinance 2010-005.  Since 2010, the Board 
has requested and considered revisions to the CBOR in 2015, 2018 and continued through 2019. 
Since 2015, the proposed amendments were discussed by the Board at Commission Meetings 
and Workshops, but the primary requirements for citizen participation and a super-majority vote 
have been supported.  At the April 30, 2019 Board of County Commissioners Workshop staff 
was directed to bring the item back for review.  The Planning Commission was presented this 
material for consideration at the August 22, 2019 meeting. As revised the Citizen Bill of Rights 
retains the Citizen Participation Meeting and the requirement for a “Super Majority” vote for all 
Comprehensive Plan Amendments, Major Subdivision(s), and Special Exception uses. In 
addition, the Planning staff will take a more active role in the process by both noticing the 
subject property and attending the Community Participation Meeting. 
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Analysis: 
 
The current version of the Citizen’s Bill of Rights requires the following: 
 

A. Mandated Citizen Participation Plan – this step requires public notice to property 
owners and neighborhood associations within one-half mile of the development site 
property boundaries. 

 
Staff Recommendation: Retain and revise this requirement. 
  
Staff was directed to retain this provision, and to attend the Citizen Participation Meeting.  
This provision is retained with the mailing and newspaper advertisement requirement. In 
addition, the Gadsden County Planning Department staff will notice the subject property with 
a two-foot by two-foot sign no less than twenty days prior to the Community Participation 
meeting.  

 
B. Neighborhood Participation – notification of neighborhood associations by county staff 

within 10 days of the filing of any application or proposal filed for comprehensive plan 
map amendment; requires a community meeting 30 calendar days prior filing the 
application; requires a second community meeting 15 days prior to amendment adoption 
hearing of a plan amendment after review “by DCA”.   (Note: the timing of the second 
requirement in this subsection is not clear.  Although the staff is required to notify the 
neighborhood associations of the filing within 10 days after filing with the county, the 
community meeting requirement 30 days prior to “submittal to DCA” (now DEO) is 
confusing.  This timing should be based upon the Planning Commission hearing, not the 
submittal or filing date to DCA (now DEO) as that timing is more fluid.)] 

 
Staff Recommendation: Retain and revise this requirement.  
 
This requirement is unclear and sets forth deadlines that are confusing and cumbersome. 
The community is notified both by mail and newspaper, and additionally with the proposed 
change Gadsden County Planning Department shall notify the public through signage on the 
subject property.  In addition, Planning Department staff recommends that the Community 
Participation Meeting and the Conceptual Review meeting with staff occur within the same 
timeframe. The applicant shall notify the Planning Department staff in writing and schedule 
the Conceptual Review meeting no less than thirty days prior to the Community 
Participation Meeting.  The applicant will provide a minimum twenty-day notice by mail of 
the Community Participation Meeting to the surrounding property owners and concurrently 
the County will a notice the subject property with a two-foot by two-foot sign. A 
representative from the Gadsden County Planning staff shall attend the Community 
Participation Meeting. 
 
Following the Community Participation Meeting the applicant must submit to the Planning 
Department a formal application no less than fifteen-days and no more than ninety days.  A 
one-time extension may be granted for an additional 30 days.  The intent of this change is to 
provide an option for the applicant to make changes in response to community input and 
reflect these changes in the formal application submittal.  At a minimum, two more public 
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meetings will occur which affords an opportunity for additional community input.  
 
 
The existing provisions that the applicant include issues identified at the meeting and how 
these were addressed is retained.  However, identified issues cannot be the basis to deny the 
request if the proposed development meets the Comprehensive Plan and Land Development 
Code requirements.  

 
C. Seven day “cooling-off” period – plan amendments cannot be changed in the seven 

business days prior to the advertised public hearing. If revised within this period, then 
the hearing must be rescheduled. 

 
Staff Recommendation: Delete this requirement.  
 
The project application submitted for review cannot be changed once noticed for an 
advertised public hearing. This language is unnecessary.  An application and staff analysis are 
presented on the County’s website at a minimum seven days prior to a meeting.  Any changes 
shall occur at the advertised public meeting subject to Planning Commission or Board action.  
This allows for continued community engagement in a public forum. 

 
D. Super-majority vote – required for all comprehensive plan amendments, major land 

development reviews, variances, special exceptions, major site plans and major 
subdivision(s). A super majority vote is also required for amendment of this section. 

 
Staff Recommendation: Retain this requirement.  
 
This requirement should be retained applicable to all Comprehensive Plan Amendments, 
Major Subdivision(s), and Special Exception uses.  All proposed development that is listed as 
a special exception is identified in the Gadsden County Comprehensive Plan and in the 
Gadsden County Land Development Code.  Variances approvals should be revised to go 
before the Planning Commission, and an exceptional undue hardship is required to meet the 
burden of proof.   
 
E. Requires all comprehensive plan map amendments and “site development applications” 

to protect environmental resources. 
 
Staff Recommendation: Delete this requirement.  
 
The Army Corp of Engineers under the Federal Government, the State of Florida Department 
of Environmental Protection and the Northwest Florida Water Management District, and 
Gadsden County require protection of environmental resources.  Both the Comprehensive 
Plan and the Gadsden County Land Development Code contain requirements to ensure the 
protection of environmentally sensitive areas, wetland habitat, and protection of endangered 
and threatened species. These regulations accomplish this and therefore such language is 
unnecessary. 
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F. No Free Density – when the conversion of land from residential or agriculture occurs to 

create “urban density”, proof must be made to show “land for significant public benefit 
is offered in fair and equitable exchange”. 

 
Staff Recommendation: Delete this requirement 
 

Any increase in density occurs through a proposed Future Land Use Map amendment and 
once adopted through Zoning Map amendments. There is no measure or parameters for the 
“fair and equitable exchange” of “land for significant public benefit” for the conversion of 
land from rural and agricultural to urban density. If this requirement is retained, there needs 
to be a program to detail the exchange of residential and agriculture lands to urban density 
and at a minimum, defining “urban density” is, “significant public benefit” and a 
methodology to determine what constitutes a “fair and equitable exchange”.  Additional 
guidance is needed to describe the ratio of lands exchanged and criteria for an “appropriate 
location”.  In addition, as written, this paragraph is a deterrent to a developer who may seek 
to provide a compact, walkable, mixed use community.  These types of communities provide 
better urban form, and should be encouraged opposed to condition by an exchange of lands. 

 
G. Requires the establishment of urban service boundaries by 2014. 

 
Staff Recommendation: Delete this requirement 
 

This is a carry-over from a settlement agreement with the Department of Community Affairs, 
and the regulations that formed the basis have since been replaced.  The State Land Planning 
Agency would no longer direct a local government to develop an Urban Service Boundary.  
 
As revised, Chapter 163, Part II, has shifted the focus of the State Land Planning Agency to 
impacts on significant state resources and facilities.  

 
It is proposed that the amended Chapter 7001.1 be relocated to the public hearing process in 
Chapter 1 of the Land Development Code.  Changes to the Citizen’s Bill of Rights will not 
become in conflict with those pertinent sections. 
 
Planning Commission Recommendation: 
 
The Planning Commission heard this agenda item on April 12th and May 15th of 2018.  They 
voted 5-2 in favor amending the ordinance to only apply to Comprehensive Plan Future Land 
Use Map amendments, and to delete in full Parts D-G of the Subsection. On August 22, 2019 the 
Planning Commission took no action and tabled the item, with the understanding that this Code 
revision would be presented for consideration to the Board of County Commissioners. 
 
Board of County Commissioners Recommendation: 
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At the September 17, 2019 the Board of County Commissioners voted to return the item to the 
Planning Commission for consideration and a recommendation at the next regularly scheduled 
Planning Commission meeting.   
 
Options: 
 

1. Recommend to the Board of County Commissioners adoption of Ordinance 2018-018 
amending Chapters 1 and 7 of the Land Development Code. 

2. Recommend to the Board of County Commissioners do not adopt Ordinance 2018-018 
amending Chapters 1 and 7 of the Land Development Code. 

3. Board Direction. 
 
Recommendation:    
 

Option 1.   
 
Attachments: 
 

1. Ordinance 2018-018  
2. Strikethrough-underline showing the proposed changes to Section 1700 of the Gadsden 

County Land Development Code. 
3. Clean copy of the proposed changes to Section 1700 of the Gadsden County Land 

Development Code. 
 



ORDINANCE 2018 - 018 

AN ORDINANCE OF THE BOARD OF COUNTY COMMISSIONERS OF GADSDEN COUNTY, 

FLORIDA AMENDING THE LAND DEVELOPMENT CODE, AMENDING CHAPTER 1, 

ADMINISTRATION AND ENFORCEMENT AND SECTION 7001.1, THE CITIZENS GROWTH 

MANAGEMENT AND PLANNING BILL OF RIGHTS IN CHAPTER 7, DEVELOPMENT ORDERS, 

DEVELOPMENT PERMITS, AND DEVELOPMENT AGREEMENTS; PROVIDING FOR REPEAL, 

SEVERABILITY, INCLUSION IN THE GADSDEN COUNTY LAND DEVELOPMENT CODE, 

MODIFICATIONS THAT MAY ARISE FROM CONSIDERATION AT PUBLIC HEARING, AND 

CORRECTION OF SCRIVENER’S ERRORS; AND PROVIDING FOR AN EFFECTIVE DATE.  

 

WHEREAS, Chapter 125, Florida Statutes, establishes the right and power of counties to provide 

for the health, welfare and safety of existing and future residents of the county by enacting and enforcing 

regulations concerning the use of property necessary for the protection for the public; and 

WHEREAS, the Board of County Commissioners of Gadsden County has adopted the Gadsden 

County Land Development Code, as required pursuant to §163.3202, Florida Statutes; and  

WHEREAS, The Gadsden County Planning Commission, acting as the local planning agency, 

reviewed this amendment and made a recommendation to the Board of County Commissioners; and 

WHEREAS, duly noticed public hearings were conducted on such proposed amendment on August 

22, 2019 by the Gadsden County Planning Commission and on September 17, 2019 by the Board of County 

Commissioners. 

WHEREAS, words with underline type shall constitute addition and strikethrough shall constitute 

deletions to the original text from the language existing prior to adoption of this Ordinance.  

Now therefore, be it ordained by the Board of County Commissioners of Gadsden County, Florida, that: 

SECTION I:  Approval and Adoption of Amendment. 

The amendment to the Gadsden County Land Development Code as attached hereto as Exhibit 
“A” is hereby adopted and approved.  
 
SECTION II: Repeal 
 
Those parts of Chapters 1 and 7 of the Gadsden County Land Development Code in conflict 
herewith are hereby repealed and superseded to the extent of such conflict and shall have no 
further effect whatsoever.  
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SECTION III: Severability  
 

If any phrase or portion of this Ordinance, or the particular application thereof, shall be held 
invalid or unconstitutional by any court, administrative agency or other body with appropriate 
jurisdiction, the remaining section, subsection, sentences, clauses, or phrases and their 
application shall not be affected thereby. 
 
SECTION IV: Inclusion in the Land Development Code  
 

This Ordinance shall be codified in the Gadsden County Land Development Code as set forth in 
Exhibit “A.” 
 
SECTION V: Modification 
 

It is the intent of the Board of County Commissioners that the provisions of this Ordinance, 
including the amendment attached hereto as Exhibit “A,” may be modified as a result of 
considerations that may arise during public hearings.  Such modifications shall be incorporated 
into the final version of the Ordinance adopted by the Board and filed by the Clerk. 

Section VI: Scrivener’s Errors 
 

The County Attorney may correct any scrivener’s errors found in this Ordinance by filing a 
corrected copy of the Ordinance with the Clerk.  
 
Section VII: Effective Date 
 

This Ordinance shall become effective as provided by law.  
 

The above and foregoing Ordinance was read and approved at a duly convened public hearing at 
a regular meeting of the Board of County Commissioners of Gadsden County, Florida, this 17th 
day of September 17, 2019. 
  

BOARD OF COUNTY COMMISSIONERS OF GADSDEN COUNTY, FLORIDA 

 

 

By:  _________________    

                                Dr. Anthony Viegbesie, Chairperson 

___________________________ 

Nicholas Thomas 

Clerk of the Circuit Court 
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CHAPTER 7 
 

DEVELOPMENT ORDERS, DEVELOPMENT PERMITS, 
AND DEVELOPMENT AGREEMENTS 

 
(Ord. # 2003-006, 8-19-03; Ord. # 2015-12, 10-20-15) 

 

SECTION 7001.1 SUBSECTION 1700. CITIZENS GROWTH MANAGEMENT AND 
PLANNING BILL OF RIGHTS 

For the purposes of this Subsection, the Board of County Commissioners shall not 
be classified as an applicant.  

This section established establishes additional requirements for Comprehensive 
Plan Future Land Use Map Amendments and Major Land Development Reviews 
including but not limited to variances, sSpecial Exceptions, major Site Plans and 
mMajor Subdivisions in Gadsden County.  All applicants for small scale and large 
scale Comprehensive Plan Future Land Use Map Amendments, Special Exceptions 
and Major Subdivisions Land Development Reviews shall comply with the following 
requirements: 
 
A. Mandated Community Citizen Participation Meeting Plan - Developers The 

applicant must conduct a Community Participation Meeting prepare a citizen 
participation plan and publish notice of the meeting and notify provide notice by 
mail and newspaper impacted to all property owners and neighborhood 
associations within one half mile of the external boundary of the property which 
is the subject of the application.development site property boundaries. The 
notice shall include the date, time and location of the meeting, the address, 
parcel identification number and location map of the subject property, the 
application type, and the contact name and information of the applicant’s 
representative.  The Community Participation Meeting shall be held within the 
same district as the subject property. 
 The Growth Management Department must verify that proper notification has 
occurred.  The Developer shall conduct workshops with citizens impacted to 
identify all issues of concern prior to any public hearing. The developer must 
present to the Planning Commission and Board of County Commissioners a list 
of all issues raised, and indicate if and how they were resolved. Unresolved 
issues then become the focus of P & Z and BOCC discussion. 

 
B. The applicant shall provide the Planning Official a copy of the proposed notice  

and shall schedule a pre-application meeting no less than thirty days prior to the 
Community Participation Meeting.  The applicant shall mail the notice approved 
by the Planning Official to the surrounding property owners at the mailing 
address shown on the Property Appraiser’s website no less than twenty days 
prior to the Community Participation Meeting, and shall publish the notice in at 
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least one newspaper of general circulation in the County (the one published in 
the location of the subject property, if any) no less than 20 days prior to the 
Community Participation Meeting. The applicant shall provide the Planning 
Official with proof of mailing and publication. At least twenty days prior to the 
Community Participation Meeting the County will post a notice on the subject 
property, with a two-foot by two-foot sign, providing the date, time and location of 
the Community Participation Meeting, the application type and the contact name 
and information of the Planning Official, or designee. The Planning Official, or 
designee, shall attend the Community Participation Meeting.  

 
Neighborhood Participation—Gadsden County’s Department of Planning and 
Community Development Department (Department) must compile a list of all 
valid neighborhood associations (with contact person) operating within the 
unincorporated areas.  Within 10 business days of the filing of any applications or 
proposals filed for comprehensive plan amendments or land development 
regulations, the Department shall notify potentially impacted neighborhood 
associations of such filings.  Prior to submittal to DCA of plan amendments that 
would change future land use map a Community or neighborhood meeting must 
be held 30 calendar days before the application is filed and the application must 
verify that the meeting was held.  A second Community or Neighborhood meeting 
must be held 15 business days before the amendment adoption hearing after 
review by DCA. 
 

C. The applicant must submit a formal application no less than fifteen-days and no 
more than ninety days after the Community Participation Meeting.  A one-time 
extension may be granted for an additional thirty days.  The application must 
include a list of all issues raised at the Community Participation Meeting, and 
indicate if and how they were resolved or addressed.  The Planning Official, or 
designee, shall include the list in the agenda requests to the Planning 
Commission and Board of County Commissioners.  The Planning Official, or 
designee, shall post on the County’s website a list of all applications under 
review that are subject to these requirements, including the dates of the 
scheduled public meetings before the Planning Commission and the Board of 
County Commissioners, and the name and contact information of the Planning 
Official, or designee.  

 
C. Seven Day "Cooling Off" Period--Plan amendments cannot be changed in the 

seven (7) business days prior to the advertised public hearing. This will allow 
the citizens, commissioners, and others to fairly evaluate the document.  If the 
plan amendment is revised within that period, the hearing will be postponed 
unless all affected parties agree otherwise.  Any material changes to 
proposed plan amendments must be submitted and made available to the 
public at least five (5) business days prior to the hearing at the adoption 
stage.  

 
D. “Super Majority"--Votes for ALL COMPREHENSIVE PLAN All Comprehensive 



Attachment 2 
Strikethrough/Underline to Section 7001.1 

 

Gadsden County LDC Chapter 7 l Development Orders, Development Permits, and &  Development 
Agreements                    11/15/1609/17/2019 Page 3 of 3 
 

Plan Future Land Use Map aAmendments, Special Exceptions and Major Land 
Development ReviewsSubdivisions including but not limited to variances, 
special exceptions, major site plans and major subdivision shall require a "super 
majority" vote of the BOCC.  A super majority vote of the BOCC is required to 
amend or repeal this ordinance. If all five members of the Board of County 
Commissioners are not present at the meeting at which the application is 
scheduled to be considered for action, an applicant shall be granted up to two 
continuances if requested at the meeting.  All continuances shall be posted on 
the County’s website and the application may be considered for action at a 
subsequent properly noticed public meeting.  Any publication requirements shall 
be deemed satisfied by publication of notice of the initial public hearing and 
additional publication is not required. 

 
 

D. All comprehensive land use map changes and site development applications 
shall protect Gadsden County Environmental Resources as identified in and 
in compliance with the adopted Comprehensive Plan requirements and Land 
Development Code. 

E.  
F. "No Free Density"--The conversion of rural and agricultural land to urban 

density--in the form of compact, walkable, mixed use communities in 
appropriate locations--shall only be undertaken where land for significant 
public benefit is offered in fair and equitable exchange.  This shall include the 
permanent preservation of natural and agricultural lands and open spaces; 

G.  
H. G. "Establish Reasonable Urban Service Boundaries" --County government 

will work with the municipalities and other appropriate parties to establish 
reasonable urban services boundaries within the DCA mandated timeframe of 
2014.  

I.  
(Ord. #2010-005, 05-04-10, Ord. #2018-18, 09-17-19) 
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CHAPTER 7 
 

DEVELOPMENT ORDERS, DEVELOPMENT PERMITS, 
AND DEVELOPMENT AGREEMENTS 

 

SUBSECTION 1700.CITIZENS GROWTH MANAGEMENT AND PLANNING BILL 
OF RIGHTS 

For the purposes of this Subsection, the Board of County Commissioners shall not 
be classified as an applicant.  

This section establishes additional requirements for Comprehensive Plan Future 
Land Use Map Amendments Special Exceptions, and Major Subdivisions in 
Gadsden County.  All applicants for Comprehensive Plan Future Land Use Map 
Amendments, Special Exceptions and Major Subdivisions shall comply with the 
following requirements: 
 
A. Mandated Community Participation Meeting - The applicant must conduct a 

Community Participation Meeting and publish notice of the meeting and provide 
notice by mail and to all property owners within one half mile of the external 
boundary of the property which is the subject of the application. The notice shall 
include the date, time and location of the meeting, the address, parcel 
identification number and location map of the subject property, the application 
type, and the contact name and information of the applicant’s representative.  
The Community Participation Meeting shall be held within the same district as 
the subject property. 

 
B. The applicant shall provide the Planning Official a copy of the proposed notice 

and shall schedule a pre-application meeting no less than thirty days prior to the 
Community Participation Meeting.  The applicant shall mail the notice approved 
by the Planning Official to the surrounding property owners at the mailing 
address shown on the Property Appraiser’s website no less than twenty days 
prior to the Community Participation Meeting, and shall publish the notice in at 
least one newspaper of general circulation in the County (the one published in 
the location of the subject property, if any) no less than 20 days prior to the 
Community Participation Meeting. The applicant shall provide the Planning 
Official with proof of mailing and publication. At least twenty days prior to the 
Community Participation Meeting the County will post a notice on the subject 
property, with a two-foot by two-foot sign, providing the date, time and location 
of the Community Participation Meeting, the application type and the contact 
name and information of the Planning Official, or designee. The Planning 
Official, or designee, shall attend the Community Participation Meeting.  
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C. The applicant must submit a formal application no less than fifteen-days and no 
more than ninety days after the Community Participation Meeting.  A one-time 
extension may be granted for an additional thirty days.  The application must 
include a list of all issues raised at the Community Participation Meeting, and 
indicate if and how they were resolved or addressed.  The Planning Official, or 
designee, shall include the list in the agenda requests to the Planning 
Commission and Board of County Commissioners.  The Planning Official, or 
designee, shall post on the County’s website a list of all applications under 
review that are subject to these requirements, including the dates of the 
scheduled public meetings before the Planning Commission and the Board of 
County Commissioners, and the name and contact information of the Planning 
Official, or designee.  

 
 

D. “Super Majority" Votes -  All Comprehensive Plan Future Land Use Map 
Amendments, Special Exceptions and Major Subdivisions shall require a "super 
majority" vote of the BOCC.  A super majority vote of the BOCC is required to 
amend or repeal this ordinance. If all five members of the Board of County 
Commissioners are not present at the meeting at which the application is 
scheduled to be considered for action, an applicant shall be granted up to two 
continuances if requested at the meeting.  All continuances shall be posted on 
the County’s website and the application may be considered for action at a 
subsequent properly noticed public meeting.  Any publication requirements shall 
be deemed satisfied by publication of notice of the initial public hearing and 
additional publication is not required. 

 
 

(Ord. #2010-005, 05-04-10; Ord. # 2018-18, 09-17-19) 
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