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GADSDEN COUNTY PLANNING COMMISSION  

Thursday, November 14, 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. ROBERT F. MUNROE SCHOOL SPECIAL EXCEPTION USE (SEU 2019-01) (Quasi-
Judicial) – Consideration of a Special Exception Use to allow a phased plan for a PreK-
12 grade school with accessory uses including administrative offices, gymnasiums, 
cafeteria, baseball and football fields, stadium, concession, swimming pools, outdoor 
tennis and sport courts, playground, dormitories, and staff residences. 
 

6. ROBERT F. MUNROE SCHOOL SITE PLAN (CLASS II, TYPE II) (SP 2019-01) (Quasi-
Judicial) – Consideration of a Site Plan to allow a phased plans PreK-12 grade school 
with accessory uses including administrative offices, gymnasiums, cafeteria, baseball 
and football fields, stadium, concession, swimming pools, outdoor tennis and sport 
courts, playground, dormitories, and staff residences. 

 
 
 
 
 



  
 

2 
 

WORKSHOP 
 

7. CHAPTER 4, LAND USE CATEGORIES (Legislative) (LDR 2018-05) – Continuation of 
discussion to consider amendments to Chapter 4, Land Use Categories of the Land 
Development Code focusing on agriculture zoning categories. 

 
GENERAL BUSINESS 

 
8. 2020 PLANNING COMMISSION CALENDAR - Distribution of Draft 2020 Planning 

Commission Meeting Calendar for consideration at the December 12th Planning 
Commission Meeting. 

 
9. PLANNING COMMISSIONER QUESTIONS AND COMMENTS 

 
10. DIRECTOR’S /PLANNER COMMENTS   

 
11. ADJOURNMENT OF MEETING 

 
The next regularly scheduled meeting is December 12th, 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. 
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 Gadsden County Planning Commission  
Agenda Request 

Date of Meeting:  November 14, 2019 
To: Honorable Chairperson and Members of the Planning Commission 
From: Jill A. Jeglie, AICP, Senior Planner 
Through: Suzanne Lex, Planning Director  
Subject:  Public Hearing (Quasi-Judicial) – Robert F. Munroe Day Special 

Exception Use (SEU 2019-01)) 
 

Statement of Issue: 

Consideration of an application for a Special Exception Use for the Robert F. Munroe 
School (RFM) (SEU 2019-01).  

Background: 

The applicant, Robert F. Munroe Day School, Inc. (RFM), represented by Sean 
Marston, P.E., Urban Catalyst Consultants, has submitted an application for the 
approval of a Special Exception Use concurrent with an application for a Class II, Type 
II Site Plan for the phased development of a school with accessory uses to be located in 
the Rural Residential Future Land Use category (See Attachment #3).   

Unless specified otherwise cites refer to the Gadsden County Land Development Code 
(LDC) to provide a reference to the developer, review bodies and to the public.  

Analysis & Findings: 

The site consists of two parcels to be unified. The site data on Sheet C-102 of the site 
plan indicates that the total acreage for the plan is 39.53 acres.  The survey provided 
with the application indicates that the northern parcel is 27.33 acres referred to as the 
southern portion of Parcel #3-31-2N-2W-0000-00323-0100 (Suber, Stephen M. et al)  
and a 12.22 acres parcel Parcel #3-30-2N-2W-0000-00323-0100 (RFM). The 27.33 
acre is under contract to purchase by RFM and is considered Lot 1A as the result of a 
Lot Split to be recorded.  The development site is located on the south side of Blue Star 
Highway (SR 90) and west of  Lanier Rd, S., a local county road (See Attachment #1).   

A five (5) phase development plan is proposed.   Phase I will include a temporary 
administration building, classrooms, playground outdoor courts with pavilions and 
concession stand, a lift station and stormwater pond (colored in yellow). Subsequent 
phases include a gymnasium/cafeteria, high school, tennis courts, baseball and football 
fields, dormitories, faculty and administrator housing, volleyball court and a swimming 
pool. Primary access for parents and buses will be to S. Lanier Road, a county 
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maintained local roadway with secondary access onto Reeves Lane.  Phase II will 
include access from Blue Star Highway, (See Attachment #8, Sheet 103).  To unify the 
campus, the applicant originally proposed the vacation of Reeves Lane, a publicly uses, 
private roadway. However the application withdrew the application.   A proposed 60’ 
right-of-way is still shown but is not required.   

Special Exception Use & Standards (Section 7300): 

As defined, a Special Exception Use is “A use that is not prohibited within a particular 
Future Land Use Category but may not be generally appropriate unless it is 
demonstrated that the use will comply with special criteria and standards for location 
and operation of such use.” In granting a special exception, the Board of County 
Commissioners must consider the criteria in Sub. 7301.B and may prescribe specific 
conditions to address these criteria. It is the burden of the applicant to demonstrate how 
the proposed development complies with the special criteria and standards for location 
and operation of such use. The applicant has addressed the Special Exception Criteria 
in Subsection 7301.B of the LDC (See Attachments #5 & #6) as follows:  

1. Compatibility of the proposed special exception use with adjacent and nearby uses 
in terms of use, scale, character, height, setbacks, and open space; 

The proposed development is located in the Rural Residential Future Land Use 
Category of the Comprehensive Plan as described by Policy 1.1.1.I.  Educational 
facilities must be located on a collector or arterial roadway and are required to be 
reviewed as a Class II and Special Exception Use and require Board of County 
Commissioners (Board) approval (See Attachment #5).  

Table 1. Below addresses the Future Land Use Category and current (existing use) 
of abutting properties as shown on the Future Land Use Map (See Attachment #2). 
As proposed the majority of the buildings will be single story. The high school will be 
two stories and the gymnasium/cafeteria will be 40’ high. These uses are the closest 
in proximity to existing residential (See Attachment #8).  

TABLE 1. ADJACENT FUTURE AND CURRENT LAND USE 

Direction Future Land Use Category Current (Existing)Use 

North Agriculture 3   Timber  (across SR 90)(467± acres) 

West Rural Residential   Cemetery (6 acres), Timber (317 acres) 

South Rural Residential 
Single Family (4.0 acres), and residential 
development on S. Lanier Road 

East Rural Residential & 
Agriculture 3 

Single Family (1.9 acres) (across S. Lanier 
Road), US 90,  Mobile Home (1 acre),Mobile 
Home Park (3.25 acres), Timber  (467± acres) 
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The maximum impervious surface area allowed is 50% of the site. The maximum 
proposed impervious area is 34.69% of the site.                        

TABLE 2. INTENSITY STANDARDS 

Total Area 
(acres) 

Building Area 
(Sq. Ft.) 

Vehicle Use 
Area (Sq. 
Ft.) 

Proposed Impervious 
Surface Area (Sq. Ft.) 

% 
Impervious  
Area 

% 
Open  
Space 

39.55  138,958  203,875  608,411 (13.9672± 
acres)  34.69 65.31 

 
2. General compatibility with adjacent and nearby properties;  

 The applicant has indicated that “schools are typically compatible with residential 
areas, and the layout of the campus limits the impact to adjacent residential uses.”  
Also the layout of the school site considered the impacts on adjacent owners.  The 
proposed school hours of operation are 8:300 to 3:00 pm with drop off from 8:00 to 
8:25 a.m. and pick up from 3:20 to 3:35 p.m..  With the exception of the gymnasium, 
off hour uses including athletic fields, courts, pools, etc. are located to the north and 
away from existing residential development.  The school uses access primarily on S. 
Lanier Road, a local county roadway with secondary access to Reeves Lane, an 
unimproved local roadway.  Both serve residential development in the Rural 
Residential future land use. Turn Lane improvements are proposed.  

3. The noise, glare or odor effects of the use on surrounding areas;   

 Per the applicant, the design of the campus will help limit the noise generated during 
normal school hours.  The classroom buildings are oriented toward the interior of the 
compound to help isolate noise. Proposed exterior lighting will be directed downward 
and capped and shall be recessed or shielded to conceal the light source.  Light 
fixtures within the parking areas will be a maximum height of 20’.   

 Buffers are proposed between the school uses and the adjacent to residentially 
developed property to the south, east and west.  Daily activities such as the 
dumpster and maintenance areas are setback approximately 90’± from the nearest 
residential property line. It is proposed that the southern driveway be reconfigured to 
accommodate one- way traffic and angled parking resulting in an increase in the 
buffer width.   

4. The impacts of refuse and service areas, with particular reference to location and 
screening in relation to adjacent uses; 

 The dumpster and maintenance building are the closest buildings to the adjacent 
residential property lines in Phase 1. The dumpster is setback 90’± from the nearest 
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residential property line and is concealed by an 8’ dumpster wall.   The Maintenance 
building is located between 62’ and 80’ from residential property lines. Both are 
separated from adjacent properties by the proposed buffer (See Attachment #8, 
Sheet C-102 and C-102.2). 

5. The impacts of off-street parking and loading areas on adjacent uses; 

 The largest off-street parking is adjacent to the main campus and is buffered from 
the residential property on the eastern and western property lines. A compliant buffer 
is also required along S. Lanier Road.  The nearest parking area is setback 55’ to 
the property line adjacent to residential properties to the east.   

 A design alternative is proposed to increase the buffers adjacent to residential to the 
south and north.  It is proposed that the southern driveway onto S. Lanier be 
relocated outside of the critical protection zone (cpz) of the protected trees located in 
vicinity of the entrance. It is also recommended that that the internal driveways be 
revised to become a one way loop accessed by angled parking to preserve 
protected trees and to increase the buffer width by at least 20’ between the school 
and residential properties. 

6. The impacts of signs and proposed exterior lighting if any with reference to glare, 
traffic safety and compatibility with adjacent and nearby properties;  

 Proposed exterior lighting will be directed downward and capped and shall be 
recessed or shielded to conceal the light source.  Light fixtures within the parking 
areas will be a maximum height of 20’.  Signs will be located facing US 90 and will 
require review of permits for compliance with the sign regulations in the Land 
Development Code (LDC).  

 The site plan indicates 20’ ft. tall overhead parking lot lighting.   

7. The impacts of transportation access and location with respect to abutting 
transportation facilities particularly in reference to automotive, bicycle, pedestrian, 
public service and fire safety, convenience, traffic flow and control;  

Traffic counts provided by the applicant indicate that the proposed development will 
generate 328 a.m. and 213 p.m. peak hour vehicular trips. These trips will primarily 
ingress/egress S. Lanier Road, a local county roadway currently serving residential 
uses.  Concurrency will be addressed at/with the site plan. The applicant has 
submitted a Turn Lane and Traffic Operations Analysis dated August 15, 2019 prior 
to the decision not to vacate it Reeves Lane (See Attachment #7).  This study 
indicates that the project will have two connection points: One connection point will 
be South Lanier Lane and the other will be Highway 90.  Several improvements are 
proposed to offset increased traffic.  An extended left turn lane west bound on 
Highway 90; a right turn lane east bound on Highway 90; and a right turn lane on S. 
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Lanier Road.  In addition, the study indicates consideration to reduce the posted 
speed limit to 45 mph as well as the addition of a flashing overhead light has been 
requested. Improvements to Reeves Lane appear to be warranted to address school 
traffic. 

An overall parking study was provided as required for Class II uses. There is 
sufficient parking proposed to support the removal of parking spaces within the 
critical protection zone (cpz) of protected trees between Phase I and the adjacent 
residential. It is proposed that the driveway accessing S. Lanier Rd. is shifted to the 
east and that the southernmost driveway aisles and parking be revised to provide a 
one-way driveway loop with angled parking. 

8. Utilities, with reference to location and availability; 

 Water, sewer and electric utilities are to be provided by Talquin Electric Co-op, Inc. 
A regional lift station will be constructed central to the site for sanitary sewer service, 
to be owned and operated by Talquin.  

9. The adequacy of buffers with reference to type, dimensions and character; 

 The required opaque buffer width for a public special exception use is 37.5’.  Buffer 
areas can be reduced by 25% utilizing a combination of vegetation, berm, wall or 
berm/masonry wall.   The applicant proposes the combination of vegetation and a 6” 
tall wooden fence to reduce the minimum buffer to 28’ in width.  Sheet C-102.2 
includes buffer detail. Minimum buffer yards may be decreased by twenty five 
percent if the buffer incorporates utilizing any combination of plantings, berms and 
wall to meet minimum buffer requirements, where wall is combined with berm to 
meet minimum height requirements.   

 Buffers are required between the proposed school and abutting residential areas 
across S. Lanier Road, the northern, southern and southwest property lines (See 
Table 1.). Buffer areas shall be located on the outer perimeter of a lot or parcel, 
extending to the parcel boundary and shall not be located on any portion of an 
existing or dedicated public or private street or right-of-way (See Attachment #4). 
The design alternative proposed in Criteria #5 above will result in to increase the 
buffers adjacent to residential to the south and north between the school and 
residential properties. 

10. The impacts of hours of operation and the frequency and duration of special events; 

The applicant indicates that typical school hours are from 8:30 a.m. to 3:30 p.m. The 
school drop off hours are from 800 a.m. to 825 a.m. and pickup times are from 3:30 
to 3:45 p.m., Monday through Friday. The athletic events are seasonal and listed 
yearly in the school calendar.  The school is closed during weekends and during 
holidays.   
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11. The adequacy of setbacks and buffers in screening and insuring compatibility with 
adjacent properties. 

The applicant has indicated that site was designed to reduce the impact on 
surrounding residential properties. With the exception of the gymnasium, the 
majority of the off hour activities are located on the northern portion of the site.  The 
high school (2 stories), the gymnasium (40’ in height), the dumpster and 
maintenance building are the closest structures to abutting residential. As a special 
exception use, the proposed development is “A use that is not prohibited within a 
particular Future Land Use Category but may not be generally appropriate unless it 
is demonstrated that the use will comply with special criteria and standards for 
location and operation of such use.”  It is proposed that the southern buffer be 
increased to offset the impacts the school adjacent to residential by reconfiguring the 
two driveways  into a one-way loop with angled parking. This will improve circulation, 
reduce the impact on protected trees, and increase the area available for buffers 
adjacent to residential development.  

Procedures (Subsection 7202, 7300): 

A special exception use requires approval as a quasi–judicial action in conjunction with 
the advertised public hearing per Subsections 1303 through 1305 of the LDC. The 
presiding body shall make decisions based on findings of fact that are available to all 
parties involved and shall specifically state the reasons for denial of an application or 
request.  In granting a special exception, the Board of County Commissioners must 
consider the criteria in Sub. 7301.B and may prescribe specific conditions to address 
these criteria (See Attachment #5). 

Public Notice Requirements: 

Per Subsection 1304 of the LDC, the public hearing notice has been mailed to all 
property owners within 1,000 feet of the property; the public hearing was noticed in the 
local newspapers; and, a sign was posted on the premises.  

A Citizen’s Planning and Growth Management Bill of Rights meeting was held on 
February 14, 2019. Seventeen (17) members of the public attended; seven of the 
attendees live on S. Lanier Road. The applicant indicated that topics of discussion were 
traffic impacts and that a traffic analysis will be conducted.  The other concern was 
buffering of parking facilities for the athletic portion of the project (See Attachment #7).    

Findings: 

With conditions, the proposed special exception use is in compliance with the Gadsden 
County Comprehensive Plan, the Land Development Code (LDC). Specifically, the 
Board must find that the proposed SEU addressed the special criteria and standards 
listed in Section 7300 Special Exception Uses of the LDC (See Attachments #4 & #5).  
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Options:  

1.  Recommend approval for the Robert F. Munroe School Conceptual & Preliminary 
Site Plan (SP 2019-01) with the following conditions and find that the application with 
conditions  is consistent with the Gadsden County Comprehensive Plan and the 
Land Development Code (LDC): 

a. Revise the application to include the new tax parcel identification number(s), as a 
result of the recorded lot split. 

b. Provide a copy of a unity of title or legal mechanism, unifying the subject parcels.  

c. Add a note to the grading plan set that “No clearing for future phases shall be 
proceed prior to the issuance of a development order for that phase and a pre-
construction meeting with the County.” 

d. On the site plan label the 20’ setback from the centerline of Reeves Lane for all 
non-residential uses.  

e. Revise the vehicular plan along the southern property line to create a one way 
looped driveway with angled parking.  Increase the buffer width along the 
southern property line to reflect the reduction in driveway by a minimum of 20’ or 
more and preserve additional protected trees.  

f. Revise all plan sheets to remove proposed the proposed right-of-way from the 
required buffer along the southern and southwestern property boundary.   

g. Shift the driveway on to S. Lanier Road and reconfigure the two driveways 
between Phase I and abutting residential development (south) into a one-way 
driveway loop with angled parking increasing the buffer width by at least 20’ in 
width. 

h. Revise the site plan to indicate a paved driveway and apron from US 90 to the 
driveway crossing Reeves Lane.  

2. Recommend denial of the Robert F. Munroe School Conceptual and Preliminary Site 
Plan (SP 2019-01) application and provide findings in support of this decision. 

3. Discretion of the Planning Commission. 

Planning Recommendation:  

Option #1 

Attachments: 

1. Location Map 
2. Future Land Use Map  
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3. Comp Plan Policy 1.1.1.I, Rural Residential, Sub. 4202.J Public/Utility Uses 
4. Subsection 5302, Buffers 
5. Section 7300, Special Exception Uses of the LDC 
6. Special Exception Criteria, Applicant 
7. Application and Support Documents (CBOR), Environmental, Turn Lane & Traffic 

Operations Analysis  
8. Site Plan 

 



 

LOCATION MAP 
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Future Land Use Map 
Yellow – Rural Residential 
Pink – Public 
Agriculture3 (1:20) - Green 
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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.  

 
I. Rural Residential 

 
1) Purpose and Intent – The intent of this category is to provide areas for residential 

developments consisting of primarily single-family dwelling units on individual 
lots.  

2) Designation Criteria – Areas used primarily as single-family residential housing 
units.  

3) Density – No more than one dwelling unit per net acre where central water and 
sewer is not available; no more than one dwelling unit per net half acre where 
central water and sewer or a wastewater package plant system is available. Net 
acreage is determined by removing wetlands, perennial waterbodies, floodways, 
and existing easements which are not developable to calculate the net density.  

4) Impervious Surface Area – No more than 0.50 lot coverage, except the 
centralized utilities uses are exempted from impervious surface requirements.  

5) Allowable Uses – Residential single-family and multi-family; public and private 
schools grades K-12; centralized utilities and package plants; houses of worship; 
public or non-commercial private recreation; home occupations.  

6) Development Restrictions – Schools must be located on a collector or arterial 
roadway.  Any amendment to a Rural Residential category must be contiguous to 
existing Rural Residential lands designated as such on the Future Land Use 
Map.  

 
 

GADSDEN COUNTY LAND DEVELOPMENT CODE 

SECTION 4200.  LAND USES. 
Subsection 4201. 
This part of the Code describes the specific types of land use activities allowed in 
the land use category as described in the Comprehensive Plan and this Land 
Development Code. 

Subsection 4202. Types of Uses. 
J. Public/Utility. 
This group of activities includes those uses which provide essential or important 
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public services, and which may have characteristics of outdoor storage or 
potential nuisances to adjacent properties due to noise, light glare or 
appearance.  Government offices and government agency offices are included in 
this group of uses.  Uses include the following and substantially similar activities, 
based upon similarity of characteristics.  These land use activities are grouped 
into Class I and Class II Public Service/Utility uses.   
Class I Uses: 
1. Class I uses are considered uses by right, with proper planning controls. 
a. Emergency service activities such as buildings, garages, parking and/or 

dispatch centers for ambulances, fire, police and EMS services. 
b. All local government buildings and facilities. 
c. Additions or expansions to existing public or private schools that create less 

than one hundred twenty-five percent (125%) of existing classroom capacity. 
2. Class II Uses: 
Class II Public/Utility land use activities are considered special exception uses 
and require approval by the Planning Commission and the Board of County 
Commissioners.  New public, private, or charter schools can be developed within 
the Type II review criteria in all residential and agricultural zones noting that site 
approval and construction requires a subsequent Land Use Amendment change 
to Public on the next scheduled submission of a Map Amendment to the 
Department of Community Affairs. 
a. New schools, public, private or chartered.  Maintenance facilities and storage 

yards for schools, government agencies, telephone and cable companies. 
b. Utility facilities, such as water plants, wastewater treatment plants and their 

offsite disposal facilities and electricity substations, public landfills. 
c. Airports, airfields, and truck or bus terminals. 
d. Regional, state and federal government facilities. 
e. Wholesale export of water from the County packaged as bottled may be 

permitable as a Class II use by Special Exception.  
f. Export by pipeline 
 
3. Essential Services:  

The County may permit essential services by special exception and with 
planning controls in any land use category.  These essential services are 
hereby defined to include and not be limited to; water, sewer, gas, telephone, 
television, radio, and electrical systems, (including transmission lines and 
substations) provided that all other requirements of the Comprehensive Plan 
are met. 
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Subsection 5302. Buffer Areas. The buffer areas prescribed in this subsection are 
intended to reduce, both visually and physically, the actual or perceived negative 
impacts generated by abutting uses.  Buffer areas shall be located on the other 
perimeter or a lot or parcel, extending to the parcel boundary.  Buffer areas shall not be 
located on any portion of an existing or dedicated public or private street or right-of-way.     

 
A. Standards. The buffer areas prescribed in this subsection are intended to reduce, 

both visually and physically, the actual or perceived negative impacts generated by 
abutting uses.  Buffer areas shall be located on the other perimeter or a lot or parcel, 
extending to the parcel boundary.  Buffer areas shall not be located on any portion of 
an existing or dedicated public or private street or right-of-way.     
 
1. Type A, opaque buffer areas.   This buffer classification shall be used to separate 

industrial uses from all residential uses.  This buffer shall be completely opaque 
from the ground up to a height of at least six feet (6’) and shall be a minimum of 
fifty feet (50’) wide.    

 
2. Type B, opaque buffer areas.   This buffer area shall be used to separate 

commercial, light industrial, and public uses from all residential uses.  These 
buffer areas shall be completely opaque from the ground up to a height of six feet 
(6’) and shall be a minimum of twenty-five feet wide (25').  Type B buffer may 
utilize a masonry wall, berm, planted or existing vegetation or any combination 
thereof which maintains a completely opaque buffer.  If vegetation is to be used, 
then a seventy percent (70%) opaque buffer shall be required at planting, and be 
capable of full height and opacity within three years. Commercial uses are 
required to provide for pedestrian ways to access the adjacent residential areas. 

 
3.  Type C, opaque buffer areas.  This buffer area shall be used to separate mobile 

home and RV parks from all abutting areas.  This buffer shall be fifty feet (50’) 
wide.  Where the park abuts an arterial highway, the buffer shall be seventy-five 
feet (75’) wide.  This buffer shall not be considered to be a part of an abutting 
mobile home space, nor shall such buffer be used as part of the stormwater 
management area.  This buffer may utilize a masonry wall, berm planted and/or 
existing vegetation or any combination thereof.  This buffer must be at least six 
feet (6’) in height and one hundred percent (100%) opaque within two (2) years.  

 
4. Type D, opaque buffer areas. This buffer shall be a minimum of fifty feet (50’) 

wide to separate solar power generation facilities from adjacent property in the 
Rural Residential Future Land Use and existing platted residential subdivisions. 
The buffer shall be a minimum of one hundred feet (100’) wide adjacent to 
collector or arterial roadways. Vegetation is required to be seventy percent (70%) 
opaque at planting and a minimum of six feet (6’) in height and one hundred 
(100) percent opaque within two (2) years. Fences or walls may be utilized to 
meet opacity provided that they are a minimum of six (6) feet in height, opaque 
and located interior to vegetation. Vegetation is required to be fifty (50) percent 
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opaque at planting and a minimum of six (6’) feet in height within two (2) years.  
 

B.  Opacity Standards. Compliance with opacity standards shall be certified by a 
 landscaped architect or other similar, certified landscape design professional. 
 
1. All buffer areas shall include one (1) shade tree for each fifty (50’) lineal feet or 

fraction thereof. 
 
2. Decrease of buffer widths. Minimum buffer yards may be decreased by twenty 

five percent if the buffer incorporates any of the following components: 
 
a) Utilize berms and plantings to meet minimum buffer requirements. 
 
b) Utilize plantings, berms and wall to meet minimum buffer requirements, where 

wall is combined with berm to meet minimum height requirements. 
 
c) Utilize wall plantings where the plantings are parallel for at least seventy-five 

percent (75%) of the linear length of the wall and covers at least twenty-five 
percent (25%) of the required buffer width. 

 
C. Use of Buffer Yards.   All of the buffer areas options may be counted toward open 

space and setback requirements.  Passive recreation uses such as walkways, 
bikeways, hiking trails may be located within the buffer areas.  Playgrounds, 
swimming pools, tennis courts, vehicular use areas and storage buildings are 
prohibited in buffer areas. 
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GADSDEN COUNTY 
LAND DEVELOPMENT CODE 

 
 
Special Exception Uses:    A use that is not prohibited within a particular Future Land 

Use Category but may not be generally appropriate unless it is demonstrated that 
the use will comply with special criteria and standards for location and operation 
of such use.  

 
 
SECTION 7300.  SPECIAL EXCEPTION USES. 
 

Subsection 7301. Standards for Special Exception Uses. The approval of a 
special exception use does not create precedence as each use is considered on a 
case-by-case basis.  Due to the nature of special exception uses, criteria shall be 
applied to ensure compatibility of the proposed use with adjacent and nearby uses 
and developments.  The burden is on the applicant to prove by substantial evidence 
that the granting of the special exception is in the public interest. 

A. Required Information. At minimum, the following information must be provided in 
writing and on a site plan, as applicable, as part of the application in order for 
consideration of the request: 

 
1. Describe the proposed special exception use;  
 
2. The physical factors by which the environmental impacts of the project on the 

site and adjacent sites can be assessed; 
 

3. The scale and character of the proposed special exception use in relationship 
to adjacent and nearby uses and structures; 

 
4. Setbacks required and proposed to insure compatibility; 

 
5. Transportation impacts, access and location;  

 
6. The location of available utilities; 

 
7. The location, dimensions, and lighting of signage: 

 
8. The location of off-street parking and loading areas where required and 

screening detail, if applicable;  
 

9. The exterior lighting detail with reference to glare, traffic safety and 
compatibility with surrounding properties; 
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10. The location of refuse and service areas, with particular reference to location 

and screening in relation to adjacent uses;  
 

11. Buffering and screening detail at 1.5 times the buffer requirements including 
type, dimensions and materials; 

 
12. Days and hours of operation; 

 
13. Number, frequency, and duration of special events annually;  

 
14. Measures to insure compatibility including but not limited to those listed in 

Subsection 5002.B, Compatibility of the Land Development Code. 

B. Criteria for approval.  The following criteria shall be used in the determination of 
the issuance of the special exception use:  

 
1. Compatibility of the proposed special exception use with adjacent and nearby 

uses in terms of use, scale, character, height, setbacks, and open space; 
 

2. General compatibility with adjacent and nearby properties;  
 

3. The noise, glare or odor effects of the use on surrounding areas;   
 

4. The impacts of refuse and service areas, with particular reference to location 
and screening in relation to adjacent uses; 

 
5. The impacts of off-street parking and loading areas on adjacent uses; 

 
6. The impacts of signs and proposed exterior lighting if any with reference to 

glare, traffic safety and compatibility with adjacent and nearby properties;  
 

7. The impacts of transportation access and location with respect to abutting 
transportation facilities particularly in reference to automotive, bicycle, 
pedestrian, public service and fire safety, convenience, traffic flow and 
control;  

 
8. Utilities, with reference to location and availability; 

 
9. The adequacy of buffers with reference to type, dimensions and character; 

 
10. The impacts of hours of operation and the frequency and duration of special 

events; 
 

11. The adequacy of setbacks and buffers in screening and insuring compatibility 
with adjacent properties;  
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12. Compliance with supplemental requirements set forth in the Land 

Development Code for the particular use involved. 

C. Conditions and Safeguards.  In granting a special exception, the Board of County 
Commissioners may prescribe specific conditions to address the criteria listed in 
Part B above as a condition of the approval of a special exception use.  

D. Expiration, Extension and Revocation.  A development order shall be issued for 
the special exception use within twelve (12) months from the date of grant, 
unless an extension is granted by filing an appeal to the Planning Official.  The 
extension request must demonstrate that the use is being actively pursued by 
evidence of an application for building permit, preliminary site or development 
plan, preliminary plat, state permit or other evidence satisfactory to the Board.  
The extension shall not exceed six (6) months from the expiration of the special 
exception approval. No more than one (1) extension may be granted  
Noncompliance with the terms of the special exception shall be deemed a 
violation of the special exception approval and shall be resolved within 90 
consecutive days or the special exception use shall be revoked.  

E. Discontinuance.  Unless an extension is approved by the Board of County 
Commissioners within two (2) years of the discontinuance of the use for which 
the special exception was granted, the special exception use shall expire.  An 
application for extension shall be filed with the Planning Division and be 
supported with evidence demonstrating that the use was being actively pursued, 
such as but not limited to the continuation of electrical services, an active real 
estate contract, a contract to buy or sell the use, building permits, etc. No more 
than one (1) extension may be granted.  

F. Quasi-Judicial. A special exception use shall be considered at a quasi-judicial 
hearing and shall adhere to the requirements of Subsection 1304. 
 

(Ord. # 2015-012, 10-15-2015) 
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2851Remingtion Green, Ste. D Tallahassee, FL  32308 
(850) 999-4241 

 

Robert F. Munroe Day School Relocation 

Parcel ID: 3-30-2N-2W-0000-00323-0100 

3-30-2N-2W-0000-00221-0000 

Site Plan Narrative 

  

Robert F. Munroe Day School (RFM) is planning on relocating to the above referenced parcels.  
The project site is located near the intersection of Highway 90 (Blue Star Highway) and South 
Lanier Road.  RFM has recently purchased parcel numbers 3-30-2N-2W-0000-00221-0000, a 
12.22 acre parcel, and 3-30-2N-2W-0000-00323-0100, a 27.33 acre parcel. A lot split was 
recently conditionally approved for parcel 3-30-2N-2W-0000-00323-0100. The total RFM project 
area will be 39.55 acres.   

RFM is a private K-12 school which is currently located at 91 Mt. Pleasant Road, west of 
Quincy, Florida.  The school currently has 300 students and 40 staff members. The master plan 
will increase the school capacity to 400 students with approximately 50 staff.  The master 
expansion plan will be developed in five phases.  The first phase will include ten (10) classroom 
buildings, a temporary administration building, playground, outside basketball courts, associated 
parking facilities, stormwater pond #100, regional sewer lift station, left turn lane on Highway 90 
and right turn lane on South Lanier Road. Phase II will include an indoor gymnasium and 
swimming pool, tennis and beach volleyball courts, new driveway connection to Highway 90, 
right turn lane on Highway 90 and associated parking.  Phase III will include a 
gymnasium/cafetorium, administrator’s residence, boys and girls dormitories, faculty housing, 
stormwater management facility #200 and associated parking.  Phase IV will include a new 
administration building and a high school building.  Phase V will be the final phase, which will 
include the baseball field, football field and associated parking.  

An environmental study was performed on the project site which evaluated the property for 
threatened/ endangered species and any environmentally sensitive features.  The report 
identified a small area of wetlands (0.49 acres) associated with a ravine system, and there were 
no listed species preserved.  In addition, a cultural resource study was conducted on the project 
site to determine the presence of any historical and/or cultural resources. The study identified 
some minor areas on-site which consisted of the existing 1952 partially demolished house, 
some scattered artifacts from the early 1900 and two archaeological occurrences. The report 
determined that the project should have no adverse effects on sites eligible for the National 
Registry and recommended no further investigation. The Florida Department of Historical 
Resources agreed with the report findings and provided a clearance letter dated March 5, 2019. 

Water, sewer and electric utilities will be provided by Talquin Electrical Cooperative. There is an 
existing 12-inch water line located on the south side of Highway 90, which will be tapped to 
provide water and fire service to the school.  A sanitary sewer collection system is designed to 
provide sewer service for the project.  A new regional lift station site will be provided for the 
construction of a new Talquin Regional lift station.  This lift station will be designed to 
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Robert F. Munroe Day School   
October 25, 2019 
Page 2 
 

accommodate RFM flows and future connections.  The lift station will also act as a re-pump 
station from the existing station at the Florida Public Safety Institute and the lift station located at 
the Hammock Creek Commerce Park. 

The project site will also include two stormwater management facilities that will be designed to 
meet Gadsden County and NWFWMD standards.  The stormwater ponds will be designed to 
discharge to a ravine attached to the project site.  The ponds will be constructed within the 
appropriate phases. 

A traffic study was conducted to determine the impacts of the proposed school on the existing 
roadway infrastructure.  The project will have two connection points.  One connection point will 
be South Lanier Lane and the other will be Highway 90.  New traffic counts were taken at the 
Lanier Road intersection to perform the traffic analysis.  The analysis indicates a trip generation 
of 328 a.m. peak vehicles and 213 p.m. peak vehicles.  In order to offset the increased traffic, 
several improvements are proposed.  An extending left turn lane west bound on Highway 90 is 
proposed.  Also, a right turn lane east bound on Highway 90 is proposed.  The intersection of 
South Lanier Road will be improved with the addition of a right turn lane.   
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 1-B East Jefferson Street, Post Office Box 1799, Quincy, FL 32353-1799 
Phone: (850) 875-8663   Fax: (850) 875-7280  

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

 Class II, Type 11 Site Plan 
_____ Conceptual/Preliminary   ______ Conceptual    _____ Preliminary 

1. APPLICANT/OWNER
NAME (Print):
CONTACT PERSON (If Corporation):
ADDRESS:

CITY: STATE: ZIP: 

TELEPHONE: (          ) E-MAIL: 

2. AUTHORIZED REPRESENTATIVE NAME: ____________________________________________
ADDRESS:

CITY: STATE: ZIP: 

TELEPHONE: (          ) E-MAIL: 

3. Parcel Identification Number _______________________________________________________

4. Land Use Category:  Existing  Use: 

5. Project Description:________________________________________________________________
Total Parcel Area:  _____________________  Total Development Area:_______________________
Number of Buildings: ________ Gross Floor Area: _______________ Floor Area Ratio: _________  
Number of Stories: _________ Height: ________ Area in Wetlands: _________________________ 

  Area of Stormwater Facilities: _________________ Impervious Surface Area: _________________ 
Number of Seats for Restaurants or other places of Assembly: _____________________________ 
Parking & Driveway Area Paved: ________________  Unpaved Parking Area: _________________ 
Number of Parking Spaces: ___________ Number of Handicapped Spaces: __________________ 

6. NFIP# 12039C-_______________ Flood Zone: ________________ (Label and Locate on plans.)

7. The following plans and documents are required to complete this application for review (also see
County Land Development Code (LDC) Chapter 5, Subsections 5207 and 5208 and Chapter 7,
Subsection 7102 (Level I) or Subsection 7103 (Level II)):

a. ______ Two copies of this application with fee ($400) plus concurrency, if applicable.

b. ______ Six (6) Folded Preliminary Site Plan 24” x 36” prints, 2 signed and sealed (copies
must include the signature and seal), and a  .pdf copy (electronic copy).  Plans 
shall addressing the requirements of the LDC (See Sub.5206 & 5207). 

c. 

d. 

______ 

______ 

An up-to-date survey (signed and sealed) with legal description. 

A title opinion (or qualifying deed) with legal descriptions (See Sub. 7103.C of the 
LDC) . 

e. ______ Indicate FEMA Flood Zones/special flood hazard areas and environmental resources
(wetlands, streams, creeks, etc.) and setbacks to be protected on plans, as 
applicable. 

mailto:planning@gadsdencountyfl.gov
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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 
 

 
October 24, 2019 

 
MEMORANDUM 
RE: RF Munroe School 
 

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

Talquin has sufficient electric, water and sewer facilities to provide utilities to the proposed R.F. 

Munroe School site. Our Engineering  and Water Departments will work closely with the 

School’s Project Engineer to incorporate our proposed electric utility plan in coordination with 

the campus master plan as outlined in their site plan submittal. The project is subject to our line 

extension policy and additional utility easements will be required for all TECI electric facilities 

on site. 

. 
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Page 1 of 2 
 

 
1-B East Jefferson Street, Post Office Box 1799, Quincy, FL 32353-1799 

Phone (850) 875-8663 Fax (850) 875-7280 
E-mail: planning@gadsdencountyfl.gov  Web site: www.gadsdengov.net   

APPLICATION FOR CONCURRENCY REVIEW  
Parcel Identification Number: ____________________________________________________________________ 
Location/Address: _____________________________________________________________________________ 

Property Owner (Print): _________________________________________________________________________      
Address: ____________________________________City: _______________ State: ______ Zip: ______________ 
Phone: _______________________________________ E-Mail: _________________________________________ 

Authorized Representative (Print): _______________________________________________________________ 
Address: ____________________________________City: _______________ State: ______ Zip: ______________ 
Phone: _______________________________________ E-Mail: ________________________________________ 

Preliminary Development Orders may be issued without a concurrency evaluation. At the applicant’s option, 
concurrency evaluation may be deferred until a site development construction plan development order is 
applied for. No building permit will be issued until concurrency review is approved. 
Submittal Requirements: 

_______  Fee ($110.00). Checks to be made out to the Gadsden County Board of County Commissioners 

_______  Completed Application 

_______ Transportation and/or turn lane analysis (as required by County Engineer and/or FDOT) 

Size of the project parcel: __________________  # of Phases:  ________________________   

Specific Uses or uses proposed to be expanded: ____________________________________________________ 

Type and # of Residential Units (single family, duplex, multi-family, etc.): ___________________________________ 

Type and Square footage of non-residential uses (e.g. club house, restaurant, office, manufacturing, etc.): _______ 
_________________________________________________________________________________________ 

Gross Floor Area (GFA), Square footage and number of units for each phase: 

Existing GFA, # of units and/or square footage: _______________________________________________________ 

Proposed GFA, # of units and/or square footage: ______________________________________________________ 

Total GFA, # of units and/or square footage:   _______________________________________________________ 

Stormwater: 
_________   On site   __________   Master stormwater system  
 

mailto:planning@gadsdencountyfl.gov
http://www.gadsdengov.net/
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Page 2 of 2 
 

Water: 
________ Central Water System   ________Well(s), on-site  
Sewer: 
______ Central Sewer  ______ Central, Package Plant  _______ Septic System   _______ Septic, Advanced 
treatment, 

Transportation Impacts: 
ITE Code and Existing Level of Service (Attach additional tables & data if necessary.) Include Trips 
generated by the proposed project using the latest ITE Trip-Generation Handbook. 

ITE Code Land Use # Units Daily Trips Peak Hour Trips 
     
     
     

Totals    

Include the following information for State & County roads impacted by the proposed development.  

Road Segment 
Maximum 
Service 
Volume 

LOS Existing Peak 
Hour Volume 

PM Peak 
Hour Trips 

Added 

New Peak 
Hour Volume 

       
       
       
LOS standards do not apply to local roads. LOS information required may be obtained from the FDOT District 3 Level 
of Service Tables at http://www.fdot.gov/planning/systems/programs/SM/los/districts/district3/2016/Gadsden.pdf. 
 
Public School Capacity: 
Planning will calculate impact to LOS based on # of Residential units proposed.  
Parks: 
Planning will calculate impact to LOS based on # of Residential units proposed.  
 
I hereby certify that the information contained in this application is true and accurate and that I am either 
the owner or the subject property, or am the authorized representative of the property owner in regards to 
this matter.  
___________  I AM THE OWNER 
 
___________  I AM THE LEGAL AUTHORIZED REPRESENTATIVE OF THE OWNER (Reference 

attached Authorization to Represent submitted with the development application.) 

 

Signature of Owner or Authorized Representative                            Date 

http://www.fdot.gov/planning/systems/programs/SM/los/districts/district3/2016/Gadsden.pdf
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Robert F. Munroe School 
Environmental Survey Report 

Gadsden County, Florida 
 
 

 
 

 
January 2019 

 
 
 
 

Prepared by: 
 

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

Tallahassee, Florida 32303 
(850) 385-6255 

(850) 385-6355 fax 
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Robert F. Munroe School 
Environmental Report 

Gadsden County, Florida 
 
1.0 Introduction 
The subject property totals approximately 45 acres and consists of two parcels. 
The project area is located off of Highway 90, in Sections 30 and 31, Township 2N, 
Range 2W. The project area is made up of the properties identified by the 
Gadsden County Parcel ID# 3-31-2N-2W-0000-00221-0000 and Parcel ID# 3-30-2N-
2W-0000-00323-0100. A location map is shown as Figure 1.  
 
An environmental site inspection of the property was conducted on January 3rd

 

, 
2018 to identify any significant environmental features such as protected species 
and wetlands. This report is a summary of the environmental features and was 
prepared by utilizing historical aerial photographs, site reconnaissance, soil 
maps, and protected species populations data. Approximately 0.49 acres of 
wetlands were identified. No listed species were observed. 

2.0 Soil Characteristics 
The soil series and descriptions, as described in the online USDA NRCS Web 
Soil Survey of the subject property are listed below. The soils are shown on the 
aerial map in Figure 2. 
 
Table 1: Soil Information for the Subject Property. 

Symbol Soil Name Description of Soil Depth to 
Water Table Hydric 

9 
Bonifay-Alpin 
complex, 0-5 % 
slopes 

Well drained 60 inches No 

21 

Dothan-Fuquay-
Cowarts complex, 
8 to 15 percent 
slopes 

Well drained 45 inches No 

40 
Dothan-Fuquay-
Cowarts complex, 
15 to 60 % slopes 

Moderately well drained 45 inches No 

59 
Troup-Lakeland-
Lucy complex, 2 
to 8 % slopes 

Somewhat excessively 
drained >79 inches No 

66 
Pickney,Dorovan, 
and Bibb soils, 
frequently flooded 

Very poorly drained 0 inches Yes 
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3.0 Vegetative Communities 
The environmental survey identified several types of communities within the 
subject property. These habitats are described below as defined in the Florida 
Land Use, Cover and Forms Classification System (FLUCCS). The location of 
each FLUCCS code on the parcel is depicted on the aerial map provided in 
Figure 2. Photographs of the community types are also included. Elevations on 
the subject property range from 160 ft. to 208 ft. 
 
3.1 Upland Habitats 
Upland Coniferous Forests (FLUCCS 410) 
The majority of the subject property can be described as coniferous uplands. The 
dominant canopy species are loblolly pine (Pinus taeda) and includes other 
species such as shortleaf pine (Pinus echinata), live oak (Quercus virginiana), 
laurel oak (Q. laurifolia), and water oak (Q. nigra). The area is periodically 
maintained by fire and the understory is relatively open. Understory and 
groundcover includes panic grass (Panicum spp.), broomsedge (Andropogon 
spp.), goldenrod (Solidago sp.), several species of vines, oak saplings, winged 
sumac (Rhus copellina), and saw palmetto (Serenoa repens). Invasive species 
included Japanese climbing fern (Lycopodium japonicum). 
 
Hardwood Conifer Mixed (FLUCCS 434) 
The southern parcel has not been maintained by fire as the northern parcel and 
can be defined as a mixed hardwood and pine upland. Historical aerials show the 
southern parcel was cleared and utilized for agricultural purposes until the 1970s. 
Dominant canopy species include laurel oak, water oak, shortleaf pine, loblolly 
pine and southern magnolia (Magnolia grandiflora). Understory and groundcover 
were low and included blackberry (Vaccinium arboreum), Carolina cherry 
(Prunus caroliniana), saw palmetto (Serenoa repens), oak seedlings, and several 
species of vines. 
 
Beech-Magnolia (FLUCCS 431) 
The Guide to Natural Communities of Florida (Florida Natural Area Inventory, 
1990) describes the beech magnolia forest community as slope forests which are 
“well-developed, closed canopy forests of upland hardwoods on steep slopes, 
bluffs and ravines”. The slope forests that are present on the property are 
located on either side of the wetland communities on the northern portion and 
southern boundary of the subject parcel. Dominant canopy species observed 
included American beech (Fagus grandifolia), loblolly pine, white oak (Quercus 
alba), and American holly (Ilex opaca). Observed shrub and groundcover 
included wild olive (Osmanthus americanus), horse sugar (Symplocos tinctoria), 
several species of greenbriar (Smilax species), several species of blueberry 
(Vaccinium spp.), wax myrtle (Myrica cerifera), and partridgeberry (Mitchella 
repens). 
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3.2 Wetland Habitat 
Bay Swamps (FLUCCS 611) 
Two wetlands identified on the subject property wetland communities are defined 
as bay swamps or bottomland forest. Dominant species include sweetbay 
(Magnolia virginiana), blackgum (Nyssa biflora), several species of ferns, and 
giant cane (Arundinaria gigantea). In both areas, a braided meandering stream 
with no defined channel was observed. The streams were a result of the high 
amount of rainfall prior to the site inspection and are ephemeral during normal 
rainfall events. The wetlands totaled 0.49 acres and are shown on the aerial map 
in Figure 2. 
 
4.0  Wildlife 
Prior to conducting listed species surveys onsite, FELSI reviewed the Florida 
Natural Areas Inventory’s (FNAI) tracking list for Gadsden County and the United 
States Fish and Wildlife Service’s (USFWS) Threatened and Endangered 
Species System (TESS) for the State of Florida to identify protected (i.e., state or 
federally listed as threatened, endangered, or special concern) species that are 
known or likely to occur in Gadsden County. An online Biodiversity Matrix records 
search was obtained from the FNAI website to determine of protected or listed 
species have previously been recorded in the vicinity of the project. Based on 
this information, there was one previously documented element within the vicinity 
of the property, which was the woodstork (Mycteria americana). Due to the 
ephemeral nature of the wetland communities within the subject property, 
potential habitat for the woodstork is present. 
 
A threatened and endangered species survey was conducted on site by using 
pedestrian transects throughout the property. The potential of faunal listed 
species occurring in the project area is low due to proximity of the project to 
existing roadways and residential areas, however the presence of slope habitats 
provide some potential for listed flora. Animals that may utilize the area include 
raptors, resident songbirds, woodpeckers, white-tailed deer, fox, and urbanized 
animals such as gray squirrel, raccoon, opossum, and mice. A high number of 
mammalian (possibly fox) burrows were observed. Reptile and amphibian 
utilization may include snakes, skinks, frogs and turtles. 
 
Table 2 includes FELSI’s professional opinion of the possibility of a particular 
listed species using the habitat present on the property as confirmed, high, 
moderate or low. 
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Table 2. Listed species that may occur at subject parcel. 

Scientific Name Common Name Federal State1 

Habitat 
Use 

1 Rank2 

Amphibians     
Rana capito Gopher frog N LS Low 
Reptiles     
Alligator mississippiensis American Alligator SAT LS Low 
Drymarchon corais couperi Eastern Indigo snake LT LT Low 
Gopherus polyphemus Gopher Tortoise N LT Low 

Macrochelys temminckii 
Alligator Snapping 
Turtle 

N SSC Low 

Pituophis melanoleucus 
mugitus Florida pine snake 

N LS  Low 

Birds     
Egretta caerulea Little Blue Heron N LS Mod 
Egretta thula Snowy egret N LS Mod 
Eudocimus albus White Ibis N LS Mod 
Mycteria Americana Woodstork LE LE Low 
Vascular Plants     
Agrimonia incise Incised Groove-Bur N LE Low 
Andropogon arctatus Pinewoods Bluestem N LT Low 

Baptisia megacarpa 
Apalachicola Wild 
Indigo 

N LE Low 

Baptisia simplicifolia Scare-weed N LT Mod 
Brickellia cordifolia Flyr’s Brickel-bush N LE Mod 
Callirhoe papaver Polly Mallow N LE Low 
Calycanthus floridus Sweet-Shrub N LE Mod 
Carex baltzellii Baltzell’s Sedge N LT  Mod 

Cornus alternifolia 
Alternate-Leaf 
Dogwood 

N LE Mod 

Croomia pauciflora Croomia N LE Mod 
Cryptotaenia Canadensis Canada Honewort N LE Mod 
Cynoglossum virginianum Wild Comphrey N LE Low 
Dirca palustris Eastern Leatherwood N LE Low 
Erythronium umbilicatum Trout Lily N LE Low 
Euonymus atropurpureus Burningbush N LE Low 
Euphorbia commutate Wood Spurge N LE Low 
Forestiera godfreyi Godfrey’s Privet N LE Low 
Hepatica nobilis Liverleaf N LE Low 
Hexastylis arifolia Heartleaf N LT High 
Kalmia latifolia Mountain Laurel N LT Low 
Linum westii West’s Flax N LE Low 
Lythrum curtissii Curtis’s Loosestrife N LE Low 
Magnolia ashei Ashe’s Magnolia N LE Mod 
Magnolia pyramidata Pyramid Magnolia N LE Low 
Malaxis unifolia Green Ader’s Mouth N LE Low 
Matelea alabamensis Alabama Spiny-Pod N LE Low 
Matelea floridana Florida Spiny-Pod N LE Low 
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Table 2 Cont. Listed species that may occur at subject parcel. 

Scientific Name Common Name Federal State1 

Habitat 
Use 

1 Rank2 

Pinguicula primuliflora 
Primrose-flowered 
Butterwort 

N LE Low 

Pityopsis flexuosa Bent Golden Aster N LE Low 

Rhododendron chapmanii 
Chapman’s 
Rhododendron 

LE  LE Low 

Rhododendron austrinum Florida Flame Azalea N LE Low 
Spigelia gentianoides Gentain Pinkroot LE LE Low 
Stewardia malacodendron Silky Camellia N LE Low 
Tipularia discolor Crane-Fly Orchid T(USA) N Mod 
Trillium lancifolium Narrow-leaved Trillium N LE Low 
Uvularia floridana Florida Merrybells N LE Low 

Xyris scabrifolia 
Harper’s Yellow-eyed 
Grass 

N LT Low 

1 = Federal and State ranks for listed species are as follows:  LE= Endangered, LS= Species of Special 
Concern, LT= Threatened, LT*=(for Florida black bear) indicates that the LT status does not apply in Baker and 
Columbia counties and in the Apalachicola National Forest. N= Not Listed, 2 = The possibility of a particular 
listed species using the habitat present on the property is ranked as confirmed, high, moderate or low by Florida 
Environmental and Land Services, Inc. biologists. 
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Beech-Magnolia (FLUCCS 431)

Hardwood-Conifer Upland (FLUCCS 434)
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 Gadsden County Planning Commission  
Agenda Request 

Date of Meeting:  November 14, 2019 
To: Honorable Chairperson and Members of the Planning Commission 
From: Jill A. Jeglie, AICP, Senior Planner 
Through: Suzanne Lex, Planning Director  
Subject:  Public Hearing (Quasi-Judicial) – Robert F. Munroe Day Conceptual 

and Preliminary Site Plan (SP 2019-01)) 
 

Statement of Issue: 

Consideration of an application for a Conceptual and Preliminary Phased Site Plan for 
the Robert F. Munroe School (RFM) (SP 2019-01).  

Background: 

The applicant, Robert F. Munroe Day School, Inc. (RFM), represented by Sean 
Marston, P.E., Urban Catalyst Consultants, has submitted an application a phased 
development plan for a Pre-k through High School with accessory uses.  

Unless specified otherwise cites refer to the Gadsden County Land Development Code 
(LDC) to provide a reference to the developer, review bodies and to the public.  

Analysis & Findings: 

The site consists of two parcels to be unified. The site data on Sheet C-102 of the site 
plan indicates that the total acreage for the plan is 39.53 acres.  The survey provided 
with the application indicates that the northern parcel is 27.33 acres referred to as the 
southern portion of Tax Parcel ID #3-31-2N-2W-0000-00323-0100 (Suber, Stephen M. 
et al)  and a 12.22 acre parcel referred to by Tax Parcel ID #3-30-2N-2W-0000-00323-
0100 (RFM). The 27.33 acre portion of the site is under contract to purchase by RFM 
and is considered Lot 1A as the result of a Lot Split to be recorded.  The development 
site is located on the south side of Blue Star Highway (SR 90) and west of  Lanier Rd, 
S., a local county road (See Attachment #1).   

A five (5) phase development plan is proposed.   Phase I will include a temporary 
administration building, classrooms, playground outdoor courts with pavilions and 
concession stand, a lift station and stormwater pond (colored in yellow). Subsequent 
phases include a gymnasium/cafeteria, high school, tennis courts, baseball and football 
fields, dormitories, faculty and administrator housing, volleyball court and a swimming 
pool. Primary access for parents and buses will be to S. Lanier Road, a county 
maintained local roadway with secondary access onto Reeves Lane.  Phase II will 

jillj
Typewritten Text
AGENDA ITEM #6



Robert F. Munroe School Site Plan  November 14, 2019 
Planning Commission Agenda Report   
 

2 
 

include access from Blue Star Highway, (See Attachment #7, Sheet 103 of the Site 
Plan).  To unify the campus, the applicant originally proposed the vacation of Reeves 
Lane, a publicly used, private roadway. However the applicant withdrew the application.   
A proposed 60’ right-of-way is still shown but is not required.   

Existing Land Use Pattern: 

The proposed development site is designated as Rural Residential on the adopted 
Future Land Use Map (FLUM) of the Comprehensive Plan as described by Policy 
1.1.1.1.  Public and private schools grades K-12 are allowed uses in Rural Residential.  
However, schools must be located on a collector or arterial roadway.  Per Sub. 4204.J 
of the Land Development Code (LDC) Educational Facilities are to be reviewed as a 
Class II Site Plan and Special Exception Use requiring Board of County Commissioners 
(Board) approval (See Attachment #3).   

TABLE 1. ADJACENT FUTURE AND CURRENT LAND USEs 

Direction Future Land Use 
Category Current (Existing)Use 

North Agriculture 3   Timber  (across SR 90)(467± acres) 

West Rural Residential   Cemetery (6 acres), Timber (317 acres) 

South Rural Residential  Single Family (4.0 acres), and residential 
development on S. Lanier Road  

East Rural Residential & 
Agriculture 3 

Single Family (1.9 acres) (across S. Lanier 
Road), US 90 Mobile Home (1 
acre),Mobile Home Park (3.25 acres), 
Timber  (467± acres) 

Source: Gadsden County Property Appraiser and Gadsden County Future Land Use Map (Attachment 
#2).  

Density and Intensity: 

The maximum impervious area permitted within Rural Residential is 50% per Policy 
1.1.1.I of the Comprehensive Plan.  The proposed maximum impervious area is 34.69% 
(Attachments #7, Sheet C-102).    

TABLE 2. INTENSITY STANDARDS 

Total Area 
(acres) 

Building Area 
(square feet) 

Vehicle Use Area 
(square feet) 

Impervious 
Surface Area 
(square feet) 

Open Space* 
(square feet) 

39.55 
(100%) 

138,958 
(8.07%) 

190,425 
(11.05%) 

597,696 
(34.69%) 

1,125,102 
(65.31%) 

*Per Sub. 5301, Open space is left as a natural protection area; or it can be improved for recreational 
uses. When open space is improved for recreation, paved surfaces must be counted into the impervious 
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surface ratio. The minimum open space requirement for Class II development is 10% (Policy 6.4.1 of the 
Comprehensive Plan). 

Concurrency: 

Traffic counts provided by the applicant indicate that the proposed development will 
generate 328 a.m. and 213 p.m. peak hour vehicular trips.  The adopted LOS for US 90 
is LOS “C”.  This segment of US 90 is currently operating at Level of Service (LOS) ‘B’.  
As indicated in the table below LOS will not drop below LOS ‘B’ and therefore is 
consistent with Policy 2.2.3 of the Comprehensive Plan which adopts LOS ‘C’. The 
Florida Department of Transportation (FDOT) and the county do not analyze LOS on 
local roadways, such as S. Lanier Road or Reeves Lane (See Attachment #5).  

TABLE 3. LEVEL OF SERVICE (LOS) ANALYSIS 

Peak 
Hour/Peak 

Day 
(PH/PD) 

% Max 
Volume  
PH/PD 

Current 
LOS 

US 90 
Roadway 
Segment 

Local 
Max 

Volume  
PH/PD 

% Max 
Volume 
PH/PD 

Proposed 
Additional 

PH/PD 
Trips 

New % 
Max 

Volume 
PH/PD 

 
Resulting 

LOS 

AM 2450 B 685 28% 328 42% B 

PM 2450 B 685 28% 213 26% B 

Transportation Improvements: 

The applicant has submitted a Turn Lane and Traffic Operations Analysis dated August 
15, 2019.  This study indicates that the project will have two connection points: One 
connection point will be South Lanier Lane and the other will be Highway 90.  Several 
improvements are proposed to offset increased traffic.  An extended left turn lane west 
bound on Highway 90; a right turn lane east bound on Highway 90; and a right turn lane 
on S. Lanier Road.  Traffic will also access on to Reeves Lane, therefore improvements 
to Reeves Lane appear to be warranted to address school traffic (See Attachment #5 & 
#7, Sheet 103). 

Setbacks:  

The proposed development complies with the required setbacks for non-residential uses 
(See Table 5203.3 of the Land Development Code).    

Parking and Driveways: 

A parking study is required and was provided. The parking study includes parking for 
individual uses and provides a justification for reduction in parking for shared uses and 
staggered demand for parking.  The overall number of parking spaces was calculated to 
handle the parking demand for football games. Parking for Phase I totals 72 parking 
spaces.  104 spaces are proposed. The additional 32 spaces appear to be proposed to 
address parking demand for the Phase II gymnasium/cafeteria.  Due to the distance, it 
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is unlikely that parking for Phase I, Phase IV and a Portion of Phase III will be utilized 
during football games providing a justification for a reduction in parking to decrease 
impacts and removal of ‘protected’ trees and to increase the buffer width area adjacent 
to existing residential development.  

It is also recommended that the southern internal driveways be reconfigured into a one-
way loop to improve circulation, preserve protected trees and to increase the required 
buffer width between the classrooms, gymnasium/cafeteria, dumpster and maintenance 
uses and abutting residential uses.  Property separated by a right-of-way, such as S. 
Lanier Road, is considered abutting (Sub. 2102, Definitions). 

Sidewalks (Sub. 5606): 

The priority for providing sidewalks is to provide pedestrian access to/from school bus 
stops, to and from schools and parks and public buildings, to moderate and higher 
density residential areas and to commercial areas. The County requires that the 
developer construct a sidewalk, pedway (pedestrian ways), and/or bicycle facility, along 
the development project street frontage(s) at the time of development. All sidewalks 
shall extend a connection to curb cuts at all street intersections which provide access to 
the sidewalk from the street and include accessible ramps to implement the Americans 
with Disabilities Act (ADA). A minimum 12’ wide access easement is required for 
sidewalks not located within a public right-of-way (Sub. 5605.C).   

Environmental (Section 5300 & Section 5400: 

An ‘environmental survey report’ (report) was prepared and submitted (See Attachment 
#6).  The report includes a threatened and endangered species survey. No listed 
species were observed. The report indicates that the site contains a small area of 
wetlands and slope forests.  The site plan indicates a fifty foot (50’) wetland buffer.  This 
buffer is required to be maintained in natural area adjacent to all wetlands (Sub. 5401. 
B.21-22).  

The Environmental Survey Report indicates that there are areas of slope forest that are 
located on either side of the wetland communities on the northern portion and southern 
boundary of the subject site.  Clarification is required to show that on the site plan the 
location of slope forests and that they “shall be afforded the highest protection possible” 
pursuant to Policy 5.2.10 of the Conservation Element of the Comprehensive Plan. 

As a Class II non-residential land use activity, a minimum of twenty percent (20%) of the 
site must be dedicated to open space.  The required open space must at all times be 
maintained by the property owner (Sub. 5301.C.3). Open space shall not be included in 
area used for stormwater management systems or facilities but may include areas were 
trees are protected. 

Tree Protection (Sub. 2102 and 5404: 
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A protected tree is “Any tree, except for Genus Pinus (pine tree) that has attained a 
diameter at breast height (DBH) of twenty inches (20”) and is free of disease and is free 
of trees or major structural defect or any Champion Tree shall be considered a 
protected tree.” The Planning Official retains the right to grant waiver or relief to the 
strict interpretation of this code based on demonstrated hardship.  Replacements are to 
be calculated on a basis of one diameter inch (1”) of replacement for every two inches 
(2”) of trees removed or damaged.  There are no credits for replacement of protected 
trees. 

TABLE 4.  SITE RECONFIGURATIONS TO INCREASE THE NUMBER OF 
PROTECTED TREES TO BE PRESERVED 

Protected Trees Diameter at Breast Height 
(DBH) and Species Proposed Site Plan Reconfiguration 

#117   
#118 

 23” dbh laurel oak 
20” dbh laurel oak 

Shift  Administrators Residence 

#137  
#133 

33” dbh red oak 
20” dbh laurel oak 

Reduce 4 spaces in cpz of #137 and 2 
spaces in cpz of #133 

#138 34” dbh live oak Relocate sidewalk outside cpz between 
protected tree #140 & #138. 

 #146 
 #147  
#159 

30” dbh live oak 
32” dbh live oak 
26” dbh live oak 

Reconfigure driveway/parking aisles into a 
one- way looped driveway with angled 
parking and shift ingress/egress to the 
north on Lanier Rd. S.  

#130 20” dbh laurel oak Shift Gymnasium & Cafeteria 

#158 28” dbh live oak Remove parking spaces and shift 
sidewalk 

Additional inches at 
dbh to be preserved. 

10 protected trees totaling  
266”of replants.  

 

Tree replants shall be of a variety native to Gadsden County (Sub. 5405.H).  The 
Florida Department of Agriculture and Consumer Services, ‘Forest Trees of Florida’, 
does not include the nuthall oak (Queceus Texana) as a species native to Florida.  It is 
recommended that all replacement trees be replaced with another similar native shade 
tree. Small trees such as fringe trees are native but reach a mature height of only about 
20 feet with up to a 15-foot spread. They make a good understory tree and contrast with 
darker vegetation so would be excellent located in buffers to create opacity.    
Buffers (Sub. 5302): 

A minimum 37.5’ wide buffer area is required to buffer Special Exception/Public uses 
from the adjacent to the residential uses to the east, the south and to the west across 
Lanier Road, S. The buffer requirements may be decreased by up to twenty five percent 
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(25%) if the buffer incorporates any of the following:  a) Utilizes berms and plantings; b) 
utilize plantings, berms and a wall where the wall is combined with berm to meet 
minimum height; c) utilize wall plantings were the plantings are parallel for at least 75% 
of the linear length of the wall and covers at least 25% of the required buffer width.  The 
code refers to masonry walls, not fencing (Attachment #7). 

In order to reduce the minimum width by 25%, the proposed buffer includes vegetation 
and a 6” tall wood fence to reduce the buffer width from a minimum of 37.5’ to 28’ feet in 
width adjacent to residential. A natural area is proposed adjacent to S. Lanier Road. 
This natural area will need to be labelled as a required buffer and the width expanded 
as necessary to meet the minimum buffer requirements along S. Lanier Road 
(Attachment #8, Sheet C-102). 

Stormwater Management: 

The conceptual/preliminary site plan includes a preliminary surface drainage with flow 
directions and method of disposition (Subsection 5207.B 20 & 21). The stormwater 
facility, erosion and sediment control, and calculations will be reviewed prior to issuance 
of a development order for compliance with the County Stormwater Policies and 
Procedures Manual (SMPPM). The limits of construction are not shown but shall be 
limited to outside of environmentally sensitive areas and sloped forests.  The location of 
slope forests will be required on the grading plans to insure that development is not 
impacting the slope forests indicated in the Environmental Survey Report (Policy 5.2.10 
of the Comprehensive Plan).  Pretreated upland discharge or peak attenuation overflow 
is to be spread slowly to wetlands by sheet flow or spillway structures with transfer 
velocities below erosive values (Sec. 3.5.2 Wetland Integration, SMPPM). 

Utilities: 

Water, sewer and electric utilities will be provided by Talquin Electric Incorporated.  A lift 
station is shown as part of Phase I.  Fire hydrants have been located on the site as 
required per the LDC (Sub. 6305) (See Attachment #7, Sheet 105.1).    

Procedures (Subsection 7202): 

This is a quasi–judicial action in conjunction with the advertised public hearing per 
Subsections 1303 through 1305 of the LDC. The presiding body shall make decisions 
based on findings of fact that are available to all parties involved and shall specifically 
state the reasons for denial of an application or request.  The site plan may be denied 
when the proposed development does not comply with all applicable standards of the 
Comprehensive Plan or the LDC.  
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Public Notice Requirements: 

Per Subsection 1304 of the LDC, the public hearing notice has been mailed to all 
property owners within 1,000 feet of the property; the public hearing was noticed in the 
local newspapers (3); and, a sign was posted on the premises.  

A Citizen’s Planning and Growth Management Bill of Rights meeting was held on 
February 14, 2019. Seventeen (17) members of the public attended; seven attendees 
live on S. Lanier Road. The applicant indicated that topics of discussion were the 
impacts of traffic impacts and that a traffic analysis will be conducted.  The other 
concern was buffering of parking facilities for the athletic portion of the project.    

Findings: 

With conditions, the proposed site plan is in compliance with the Gadsden County 
Comprehensive Plan and LDC based on the findings in this report. 

Options:  

1. Recommend approval for the Robert F. Munroe School Conceptual & Preliminary 
Site Plan (SP 2019-01) with the following conditions and find that the application with 
conditions  is consistent with the Gadsden County Comprehensive Plan and the 
Land Development Code (LDC): 

a. Revise the application to include the revised area of the site, tax parcel 
identification number(s), and site data consistent with the site plan. 

b. Provide a copy of a unity of title or legal mechanism, unifying the subject parcels 
prior to application submittal for Final Site Plan.  

c. Label the required 20’ setback along Reeves Lane for all non-residential uses. 

d. Add a no to Sheets 104.1 -104.2, Grading Plan that “No clearing for future 
phases shall be proceed prior to the issuance of a development order for that 
phase and a pre-construction meeting with the County. Limits of construction’ 
shall not extend further than 25’ from any building or non-residential use per 
phase.”   

e. Revise the plans to preserve the protected trees indicated in Table 4 of this 
report.  

f. Revise the Landscape Plan and tree replacements to reflect replacements for 
removal of protected tree at 1” of replant per 2” dbh of removed protected trees; 
and to remove reference to tree preservation credits (Sub. 5404. G). 

g. Add a note to Sheet C-106, “Replants for tree removal shall be installed prior to 
issuance of a compliance determination and issuance of a certificate of 
occupancy.”   
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h. Revise the landscape plan to indicate replacement trees of a species found 
naturally occurring in Gadsden County (Sub.5405.H). Utilize a shade tree variety 
to comply with buffer requirements and to shade parking lots and buildings.  

i. Revise the plans to provide the required buffer between the school and the single 
family parcel across S. Lanier Road.  

j. Revise the plans to shift the driveway to S. Lanier Rd. north to preserve impacted 
protected trees as shown on Table 4 of this report. 

k. Revise the plans to indicate a one-way driveway with angled parking along the 
southern property line in Phase I and shift the location to preserve impacted 
protected trees as shown on Table 4 of this report and to increase the buffer 
adjacent to residential development. 

l. On the site plan indicate a crosswalk with striping and signage across Reeves 
Lane in accordance with the ‘Manual on Uniform Traffic Control Devices’.  

m. Extend the sidewalk to the curb cut at all street intersections which provide 
access connection to the pedestrian way or sidewalk from the street. All 
sidewalks and access connections shall provide handicapped accessible ramps 
consistent with the requirements to implement the Americans with Disabilities Act 
(ADA) (Sub. 5606.C.7).   

n. Indicate a minimum 12” wide sidewalk access easement to be recorded prior to 
submittal of a Final Plan application. The preferred location is for the sidewalks to 
be within 6” of the street right-of-way (Sub. 5609.C.1 & 3).  Sidewalks must be a 
minimum of 5’ wide.  

o. Label the required parking stop for all parking spaces or provide a typical parking 
detail including compliant dimensions and parking stops with curb if applicable. 

p. On the plan sheets add a note that the 50’ Wetland Buffer is “an undisturbed 
natural area to be maintained by property owner.”(Sub. 5401.B.21). 

q. Identify the protected slope forest on the survey/site plan to verify that no grading 
or disturbance of the slope forest will occur (Policy 5.2.10 of the Comprehensive 
Plan). 

r. Revise the overall grading plan so that the outfall from the stormwater 
ponds/facilities does not impact areas of sloped forest as well as to indicate that 
pretreated upland discharge or peak attenuation overflow is spread slowly to 
wetland and sloped forest by sheet flow or spillway structures with transfer 
velocities below erosive values (Sec. 3.5.2. Wetlands Integration, SWPPM).  

s. Per the ‘Turn Lane and Traffic Operations Study’, add a note that the flashing 
school zone signage on US 90, the extended left turn lane west bound on 
Highway 90, the right turn land east bound on Highway 90 as well as the right 
turn lane from S. Lanier Road will be completed prior to issuance of a certificate 
of occupancy.  

t. On the site plan indicate that Reeves Lane will be improved to county standards 
from US 90 to the east side of the proposed driveway crossing Reeves lane.  
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Label signage, crosswalk, and striping to stop traffic crossing Reeves Lane 
(MUTCD standards).  Two way signs should indicate ‘Bus only traffic’ to and from 
the school site until the Phase II driveway on US 90 constructed.  

2. Recommend denial of the Robert F. Munroe School Conceptual and Preliminary 
Site Plan (SP 2019-01) application and provide findings in support of this 
decision. 

3. Discretion of the Planning Commission. 

Planning Recommendation:  

Option #1 

Attachments: 

1. Location Map 
2. Future Land Use Map 
3. Comp Plan Policy 1.1.1.I, Rural Residential & Sub.4202.J Public 
4. Narrative, Application and Support Documents, CBOR 
5. Concurrency Application &Turn Lane and Traffic Operations Analysis 
6. Environmental Survey Report 
7. Sub. 5302, Buffer Requirements 
8. Site Plan 

  



 

LOCATION MAP 
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Future Land Use Map 
Yellow – Rural Residential 
Pink – Public 
Agriculture3 (1:20) - Green 
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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.  

 
I. Rural Residential 

 
1) Purpose and Intent – The intent of this category is to provide areas for residential 

developments consisting of primarily single-family dwelling units on individual 
lots.  

2) Designation Criteria – Areas used primarily as single-family residential housing 
units.  

3) Density – No more than one dwelling unit per net acre where central water and 
sewer is not available; no more than one dwelling unit per net half acre where 
central water and sewer or a wastewater package plant system is available. Net 
acreage is determined by removing wetlands, perennial waterbodies, floodways, 
and existing easements which are not developable to calculate the net density.  

4) Impervious Surface Area – No more than 0.50 lot coverage, except the 
centralized utilities uses are exempted from impervious surface requirements.  

5) Allowable Uses – Residential single-family and multi-family; public and private 
schools grades K-12; centralized utilities and package plants; houses of worship; 
public or non-commercial private recreation; home occupations.  

6) Development Restrictions – Schools must be located on a collector or arterial 
roadway.  Any amendment to a Rural Residential category must be contiguous to 
existing Rural Residential lands designated as such on the Future Land Use 
Map.  

 
 

GADSDEN COUNTY LAND DEVELOPMENT CODE 

SECTION 4200.  LAND USES. 
Subsection 4201. 
This part of the Code describes the specific types of land use activities allowed in 
the land use category as described in the Comprehensive Plan and this Land 
Development Code. 

Subsection 4202. Types of Uses. 
J. Public/Utility. 
This group of activities includes those uses which provide essential or important 
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public services, and which may have characteristics of outdoor storage or 
potential nuisances to adjacent properties due to noise, light glare or 
appearance.  Government offices and government agency offices are included in 
this group of uses.  Uses include the following and substantially similar activities, 
based upon similarity of characteristics.  These land use activities are grouped 
into Class I and Class II Public Service/Utility uses.   
Class I Uses: 
1. Class I uses are considered uses by right, with proper planning controls. 
a. Emergency service activities such as buildings, garages, parking and/or 

dispatch centers for ambulances, fire, police and EMS services. 
b. All local government buildings and facilities. 
c. Additions or expansions to existing public or private schools that create less 

than one hundred twenty-five percent (125%) of existing classroom capacity. 
2. Class II Uses: 
Class II Public/Utility land use activities are considered special exception uses 
and require approval by the Planning Commission and the Board of County 
Commissioners.  New public, private, or charter schools can be developed within 
the Type II review criteria in all residential and agricultural zones noting that site 
approval and construction requires a subsequent Land Use Amendment change 
to Public on the next scheduled submission of a Map Amendment to the 
Department of Community Affairs. 
a. New schools, public, private or chartered.  Maintenance facilities and storage 

yards for schools, government agencies, telephone and cable companies. 
b. Utility facilities, such as water plants, wastewater treatment plants and their 

offsite disposal facilities and electricity substations, public landfills. 
c. Airports, airfields, and truck or bus terminals. 
d. Regional, state and federal government facilities. 
e. Wholesale export of water from the County packaged as bottled may be 

permitable as a Class II use by Special Exception.  
f. Export by pipeline 
 
3. Essential Services:  

The County may permit essential services by special exception and with 
planning controls in any land use category.  These essential services are 
hereby defined to include and not be limited to; water, sewer, gas, telephone, 
television, radio, and electrical systems, (including transmission lines and 
substations) provided that all other requirements of the Comprehensive Plan 
are met. 
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Subsection 5302. Buffer Areas. The buffer areas prescribed in this subsection are 
intended to reduce, both visually and physically, the actual or perceived negative 
impacts generated by abutting uses.  Buffer areas shall be located on the other 
perimeter or a lot or parcel, extending to the parcel boundary.  Buffer areas shall not be 
located on any portion of an existing or dedicated public or private street or right-of-way.     

 
A. Standards. The buffer areas prescribed in this subsection are intended to reduce, 

both visually and physically, the actual or perceived negative impacts generated by 
abutting uses.  Buffer areas shall be located on the other perimeter or a lot or parcel, 
extending to the parcel boundary.  Buffer areas shall not be located on any portion of 
an existing or dedicated public or private street or right-of-way.     
 
1. Type A, opaque buffer areas.   This buffer classification shall be used to separate 

industrial uses from all residential uses.  This buffer shall be completely opaque 
from the ground up to a height of at least six feet (6’) and shall be a minimum of 
fifty feet (50’) wide.    

 
2. Type B, opaque buffer areas.   This buffer area shall be used to separate 

commercial, light industrial, and public uses from all residential uses.  These 
buffer areas shall be completely opaque from the ground up to a height of six feet 
(6’) and shall be a minimum of twenty-five feet wide (25').  Type B buffer may 
utilize a masonry wall, berm, planted or existing vegetation or any combination 
thereof which maintains a completely opaque buffer.  If vegetation is to be used, 
then a seventy percent (70%) opaque buffer shall be required at planting, and be 
capable of full height and opacity within three years. Commercial uses are 
required to provide for pedestrian ways to access the adjacent residential areas. 

 
3.  Type C, opaque buffer areas.  This buffer area shall be used to separate mobile 

home and RV parks from all abutting areas.  This buffer shall be fifty feet (50’) 
wide.  Where the park abuts an arterial highway, the buffer shall be seventy-five 
feet (75’) wide.  This buffer shall not be considered to be a part of an abutting 
mobile home space, nor shall such buffer be used as part of the stormwater 
management area.  This buffer may utilize a masonry wall, berm planted and/or 
existing vegetation or any combination thereof.  This buffer must be at least six 
feet (6’) in height and one hundred percent (100%) opaque within two (2) years.  

 
4. Type D, opaque buffer areas. This buffer shall be a minimum of fifty feet (50’) 

wide to separate solar power generation facilities from adjacent property in the 
Rural Residential Future Land Use and existing platted residential subdivisions. 
The buffer shall be a minimum of one hundred feet (100’) wide adjacent to 
collector or arterial roadways. Vegetation is required to be seventy percent (70%) 
opaque at planting and a minimum of six feet (6’) in height and one hundred 
(100) percent opaque within two (2) years. Fences or walls may be utilized to 
meet opacity provided that they are a minimum of six (6) feet in height, opaque 
and located interior to vegetation. Vegetation is required to be fifty (50) percent 
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opaque at planting and a minimum of six (6’) feet in height within two (2) years.  
 

B.  Opacity Standards. Compliance with opacity standards shall be certified by a 
 landscaped architect or other similar, certified landscape design professional. 
 
1. All buffer areas shall include one (1) shade tree for each fifty (50’) lineal feet or 

fraction thereof. 
 
2. Decrease of buffer widths. Minimum buffer yards may be decreased by twenty 

five percent if the buffer incorporates any of the following components: 
 
a) Utilize berms and plantings to meet minimum buffer requirements. 
 
b) Utilize plantings, berms and wall to meet minimum buffer requirements, where 

wall is combined with berm to meet minimum height requirements. 
 
c) Utilize wall plantings where the plantings are parallel for at least seventy-five 

percent (75%) of the linear length of the wall and covers at least twenty-five 
percent (25%) of the required buffer width. 

 
C. Use of Buffer Yards.   All of the buffer areas options may be counted toward open 

space and setback requirements.  Passive recreation uses such as walkways, 
bikeways, hiking trails may be located within the buffer areas.  Playgrounds, 
swimming pools, tennis courts, vehicular use areas and storage buildings are 
prohibited in buffer areas. 
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2851Remingtion Green, Ste. D Tallahassee, FL  32308 
(850) 999-4241 

 

Robert F. Munroe Day School Relocation 

Parcel ID: 3-30-2N-2W-0000-00323-0100 

3-30-2N-2W-0000-00221-0000 

Site Plan Narrative 

  

Robert F. Munroe Day School (RFM) is planning on relocating to the above referenced parcels.  
The project site is located near the intersection of Highway 90 (Blue Star Highway) and South 
Lanier Road.  RFM has recently purchased parcel numbers 3-30-2N-2W-0000-00221-0000, a 
12.22 acre parcel, and 3-30-2N-2W-0000-00323-0100, a 27.33 acre parcel. A lot split was 
recently conditionally approved for parcel 3-30-2N-2W-0000-00323-0100. The total RFM project 
area will be 39.55 acres.   

RFM is a private K-12 school which is currently located at 91 Mt. Pleasant Road, west of 
Quincy, Florida.  The school currently has 300 students and 40 staff members. The master plan 
will increase the school capacity to 400 students with approximately 50 staff.  The master 
expansion plan will be developed in five phases.  The first phase will include ten (10) classroom 
buildings, a temporary administration building, playground, outside basketball courts, associated 
parking facilities, stormwater pond #100, regional sewer lift station, left turn lane on Highway 90 
and right turn lane on South Lanier Road. Phase II will include an indoor gymnasium and 
swimming pool, tennis and beach volleyball courts, new driveway connection to Highway 90, 
right turn lane on Highway 90 and associated parking.  Phase III will include a 
gymnasium/cafetorium, administrator’s residence, boys and girls dormitories, faculty housing, 
stormwater management facility #200 and associated parking.  Phase IV will include a new 
administration building and a high school building.  Phase V will be the final phase, which will 
include the baseball field, football field and associated parking.  

An environmental study was performed on the project site which evaluated the property for 
threatened/ endangered species and any environmentally sensitive features.  The report 
identified a small area of wetlands (0.49 acres) associated with a ravine system, and there were 
no listed species preserved.  In addition, a cultural resource study was conducted on the project 
site to determine the presence of any historical and/or cultural resources. The study identified 
some minor areas on-site which consisted of the existing 1952 partially demolished house, 
some scattered artifacts from the early 1900 and two archaeological occurrences. The report 
determined that the project should have no adverse effects on sites eligible for the National 
Registry and recommended no further investigation. The Florida Department of Historical 
Resources agreed with the report findings and provided a clearance letter dated March 5, 2019. 

Water, sewer and electric utilities will be provided by Talquin Electrical Cooperative. There is an 
existing 12-inch water line located on the south side of Highway 90, which will be tapped to 
provide water and fire service to the school.  A sanitary sewer collection system is designed to 
provide sewer service for the project.  A new regional lift station site will be provided for the 
construction of a new Talquin Regional lift station.  This lift station will be designed to 
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Robert F. Munroe Day School   
October 25, 2019 
Page 2 
 

accommodate RFM flows and future connections.  The lift station will also act as a re-pump 
station from the existing station at the Florida Public Safety Institute and the lift station located at 
the Hammock Creek Commerce Park. 

The project site will also include two stormwater management facilities that will be designed to 
meet Gadsden County and NWFWMD standards.  The stormwater ponds will be designed to 
discharge to a ravine attached to the project site.  The ponds will be constructed within the 
appropriate phases. 

A traffic study was conducted to determine the impacts of the proposed school on the existing 
roadway infrastructure.  The project will have two connection points.  One connection point will 
be South Lanier Lane and the other will be Highway 90.  New traffic counts were taken at the 
Lanier Road intersection to perform the traffic analysis.  The analysis indicates a trip generation 
of 328 a.m. peak vehicles and 213 p.m. peak vehicles.  In order to offset the increased traffic, 
several improvements are proposed.  An extending left turn lane west bound on Highway 90 is 
proposed.  Also, a right turn lane east bound on Highway 90 is proposed.  The intersection of 
South Lanier Road will be improved with the addition of a right turn lane.   
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 1-B East Jefferson Street, Post Office Box 1799, Quincy, FL 32353-1799 
Phone: (850) 875-8663   Fax: (850) 875-7280  

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

 Class II, Type 11 Site Plan 
_____ Conceptual/Preliminary   ______ Conceptual    _____ Preliminary 

1. APPLICANT/OWNER
NAME (Print):
CONTACT PERSON (If Corporation):
ADDRESS:

CITY: STATE: ZIP: 

TELEPHONE: (          ) E-MAIL: 

2. AUTHORIZED REPRESENTATIVE NAME: ____________________________________________
ADDRESS:

CITY: STATE: ZIP: 

TELEPHONE: (          ) E-MAIL: 

3. Parcel Identification Number _______________________________________________________

4. Land Use Category:  Existing  Use: 

5. Project Description:________________________________________________________________
Total Parcel Area:  _____________________  Total Development Area:_______________________
Number of Buildings: ________ Gross Floor Area: _______________ Floor Area Ratio: _________  
Number of Stories: _________ Height: ________ Area in Wetlands: _________________________ 

  Area of Stormwater Facilities: _________________ Impervious Surface Area: _________________ 
Number of Seats for Restaurants or other places of Assembly: _____________________________ 
Parking & Driveway Area Paved: ________________  Unpaved Parking Area: _________________ 
Number of Parking Spaces: ___________ Number of Handicapped Spaces: __________________ 

6. NFIP# 12039C-_______________ Flood Zone: ________________ (Label and Locate on plans.)

7. The following plans and documents are required to complete this application for review (also see
County Land Development Code (LDC) Chapter 5, Subsections 5207 and 5208 and Chapter 7,
Subsection 7102 (Level I) or Subsection 7103 (Level II)):

a. ______ Two copies of this application with fee ($400) plus concurrency, if applicable.

b. ______ Six (6) Folded Preliminary Site Plan 24” x 36” prints, 2 signed and sealed (copies
must include the signature and seal), and a  .pdf copy (electronic copy).  Plans 
shall addressing the requirements of the LDC (See Sub.5206 & 5207). 

c. 

d. 

______ 

______ 

An up-to-date survey (signed and sealed) with legal description. 

A title opinion (or qualifying deed) with legal descriptions (See Sub. 7103.C of the 
LDC) . 

e. ______ Indicate FEMA Flood Zones/special flood hazard areas and environmental resources
(wetlands, streams, creeks, etc.) and setbacks to be protected on plans, as 
applicable. 

mailto:planning@gadsdencountyfl.gov
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1-B East Jefferson Street, Post Office Box 1799, Quincy, FL 32353-1799 

Phone (850) 875-8663 Fax (850) 875-7280 
E-mail: planning@gadsdencountyfl.gov  Web site: www.gadsdengov.net   

APPLICATION FOR CONCURRENCY REVIEW  
Parcel Identification Number: ____________________________________________________________________ 
Location/Address: _____________________________________________________________________________ 

Property Owner (Print): _________________________________________________________________________      
Address: ____________________________________City: _______________ State: ______ Zip: ______________ 
Phone: _______________________________________ E-Mail: _________________________________________ 

Authorized Representative (Print): _______________________________________________________________ 
Address: ____________________________________City: _______________ State: ______ Zip: ______________ 
Phone: _______________________________________ E-Mail: ________________________________________ 

Preliminary Development Orders may be issued without a concurrency evaluation. At the applicant’s option, 
concurrency evaluation may be deferred until a site development construction plan development order is 
applied for. No building permit will be issued until concurrency review is approved. 
Submittal Requirements: 

_______  Fee ($110.00). Checks to be made out to the Gadsden County Board of County Commissioners 

_______  Completed Application 

_______ Transportation and/or turn lane analysis (as required by County Engineer and/or FDOT) 

Size of the project parcel: __________________  # of Phases:  ________________________   

Specific Uses or uses proposed to be expanded: ____________________________________________________ 

Type and # of Residential Units (single family, duplex, multi-family, etc.): ___________________________________ 

Type and Square footage of non-residential uses (e.g. club house, restaurant, office, manufacturing, etc.): _______ 
_________________________________________________________________________________________ 

Gross Floor Area (GFA), Square footage and number of units for each phase: 

Existing GFA, # of units and/or square footage: _______________________________________________________ 

Proposed GFA, # of units and/or square footage: ______________________________________________________ 

Total GFA, # of units and/or square footage:   _______________________________________________________ 

Stormwater: 
_________   On site   __________   Master stormwater system  
 

mailto:planning@gadsdencountyfl.gov
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Water: 
________ Central Water System   ________Well(s), on-site  
Sewer: 
______ Central Sewer  ______ Central, Package Plant  _______ Septic System   _______ Septic, Advanced 
treatment, 

Transportation Impacts: 
ITE Code and Existing Level of Service (Attach additional tables & data if necessary.) Include Trips 
generated by the proposed project using the latest ITE Trip-Generation Handbook. 

ITE Code Land Use # Units Daily Trips Peak Hour Trips 
     
     
     

Totals    

Include the following information for State & County roads impacted by the proposed development.  

Road Segment 
Maximum 
Service 
Volume 

LOS Existing Peak 
Hour Volume 

PM Peak 
Hour Trips 

Added 

New Peak 
Hour Volume 

       
       
       
LOS standards do not apply to local roads. LOS information required may be obtained from the FDOT District 3 Level 
of Service Tables at http://www.fdot.gov/planning/systems/programs/SM/los/districts/district3/2016/Gadsden.pdf. 
 
Public School Capacity: 
Planning will calculate impact to LOS based on # of Residential units proposed.  
Parks: 
Planning will calculate impact to LOS based on # of Residential units proposed.  
 
I hereby certify that the information contained in this application is true and accurate and that I am either 
the owner or the subject property, or am the authorized representative of the property owner in regards to 
this matter.  
___________  I AM THE OWNER 
 
___________  I AM THE LEGAL AUTHORIZED REPRESENTATIVE OF THE OWNER (Reference 

attached Authorization to Represent submitted with the development application.) 

 

Signature of Owner or Authorized Representative                            Date 

http://www.fdot.gov/planning/systems/programs/SM/los/districts/district3/2016/Gadsden.pdf
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Robert F. Munroe School 
Environmental Survey Report 

Gadsden County, Florida 
 
 

 
 

 
January 2019 

 
 
 
 

Prepared by: 
 

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

Tallahassee, Florida 32303 
(850) 385-6255 

(850) 385-6355 fax 
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Robert F. Munroe School 
Environmental Report 

Gadsden County, Florida 
 
1.0 Introduction 
The subject property totals approximately 45 acres and consists of two parcels. 
The project area is located off of Highway 90, in Sections 30 and 31, Township 2N, 
Range 2W. The project area is made up of the properties identified by the 
Gadsden County Parcel ID# 3-31-2N-2W-0000-00221-0000 and Parcel ID# 3-30-2N-
2W-0000-00323-0100. A location map is shown as Figure 1.  
 
An environmental site inspection of the property was conducted on January 3rd

 

, 
2018 to identify any significant environmental features such as protected species 
and wetlands. This report is a summary of the environmental features and was 
prepared by utilizing historical aerial photographs, site reconnaissance, soil 
maps, and protected species populations data. Approximately 0.49 acres of 
wetlands were identified. No listed species were observed. 

2.0 Soil Characteristics 
The soil series and descriptions, as described in the online USDA NRCS Web 
Soil Survey of the subject property are listed below. The soils are shown on the 
aerial map in Figure 2. 
 
Table 1: Soil Information for the Subject Property. 

Symbol Soil Name Description of Soil Depth to 
Water Table Hydric 

9 
Bonifay-Alpin 
complex, 0-5 % 
slopes 

Well drained 60 inches No 

21 

Dothan-Fuquay-
Cowarts complex, 
8 to 15 percent 
slopes 

Well drained 45 inches No 

40 
Dothan-Fuquay-
Cowarts complex, 
15 to 60 % slopes 

Moderately well drained 45 inches No 

59 
Troup-Lakeland-
Lucy complex, 2 
to 8 % slopes 

Somewhat excessively 
drained >79 inches No 

66 
Pickney,Dorovan, 
and Bibb soils, 
frequently flooded 

Very poorly drained 0 inches Yes 
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3.0 Vegetative Communities 
The environmental survey identified several types of communities within the 
subject property. These habitats are described below as defined in the Florida 
Land Use, Cover and Forms Classification System (FLUCCS). The location of 
each FLUCCS code on the parcel is depicted on the aerial map provided in 
Figure 2. Photographs of the community types are also included. Elevations on 
the subject property range from 160 ft. to 208 ft. 
 
3.1 Upland Habitats 
Upland Coniferous Forests (FLUCCS 410) 
The majority of the subject property can be described as coniferous uplands. The 
dominant canopy species are loblolly pine (Pinus taeda) and includes other 
species such as shortleaf pine (Pinus echinata), live oak (Quercus virginiana), 
laurel oak (Q. laurifolia), and water oak (Q. nigra). The area is periodically 
maintained by fire and the understory is relatively open. Understory and 
groundcover includes panic grass (Panicum spp.), broomsedge (Andropogon 
spp.), goldenrod (Solidago sp.), several species of vines, oak saplings, winged 
sumac (Rhus copellina), and saw palmetto (Serenoa repens). Invasive species 
included Japanese climbing fern (Lycopodium japonicum). 
 
Hardwood Conifer Mixed (FLUCCS 434) 
The southern parcel has not been maintained by fire as the northern parcel and 
can be defined as a mixed hardwood and pine upland. Historical aerials show the 
southern parcel was cleared and utilized for agricultural purposes until the 1970s. 
Dominant canopy species include laurel oak, water oak, shortleaf pine, loblolly 
pine and southern magnolia (Magnolia grandiflora). Understory and groundcover 
were low and included blackberry (Vaccinium arboreum), Carolina cherry 
(Prunus caroliniana), saw palmetto (Serenoa repens), oak seedlings, and several 
species of vines. 
 
Beech-Magnolia (FLUCCS 431) 
The Guide to Natural Communities of Florida (Florida Natural Area Inventory, 
1990) describes the beech magnolia forest community as slope forests which are 
“well-developed, closed canopy forests of upland hardwoods on steep slopes, 
bluffs and ravines”. The slope forests that are present on the property are 
located on either side of the wetland communities on the northern portion and 
southern boundary of the subject parcel. Dominant canopy species observed 
included American beech (Fagus grandifolia), loblolly pine, white oak (Quercus 
alba), and American holly (Ilex opaca). Observed shrub and groundcover 
included wild olive (Osmanthus americanus), horse sugar (Symplocos tinctoria), 
several species of greenbriar (Smilax species), several species of blueberry 
(Vaccinium spp.), wax myrtle (Myrica cerifera), and partridgeberry (Mitchella 
repens). 
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3.2 Wetland Habitat 
Bay Swamps (FLUCCS 611) 
Two wetlands identified on the subject property wetland communities are defined 
as bay swamps or bottomland forest. Dominant species include sweetbay 
(Magnolia virginiana), blackgum (Nyssa biflora), several species of ferns, and 
giant cane (Arundinaria gigantea). In both areas, a braided meandering stream 
with no defined channel was observed. The streams were a result of the high 
amount of rainfall prior to the site inspection and are ephemeral during normal 
rainfall events. The wetlands totaled 0.49 acres and are shown on the aerial map 
in Figure 2. 
 
4.0  Wildlife 
Prior to conducting listed species surveys onsite, FELSI reviewed the Florida 
Natural Areas Inventory’s (FNAI) tracking list for Gadsden County and the United 
States Fish and Wildlife Service’s (USFWS) Threatened and Endangered 
Species System (TESS) for the State of Florida to identify protected (i.e., state or 
federally listed as threatened, endangered, or special concern) species that are 
known or likely to occur in Gadsden County. An online Biodiversity Matrix records 
search was obtained from the FNAI website to determine of protected or listed 
species have previously been recorded in the vicinity of the project. Based on 
this information, there was one previously documented element within the vicinity 
of the property, which was the woodstork (Mycteria americana). Due to the 
ephemeral nature of the wetland communities within the subject property, 
potential habitat for the woodstork is present. 
 
A threatened and endangered species survey was conducted on site by using 
pedestrian transects throughout the property. The potential of faunal listed 
species occurring in the project area is low due to proximity of the project to 
existing roadways and residential areas, however the presence of slope habitats 
provide some potential for listed flora. Animals that may utilize the area include 
raptors, resident songbirds, woodpeckers, white-tailed deer, fox, and urbanized 
animals such as gray squirrel, raccoon, opossum, and mice. A high number of 
mammalian (possibly fox) burrows were observed. Reptile and amphibian 
utilization may include snakes, skinks, frogs and turtles. 
 
Table 2 includes FELSI’s professional opinion of the possibility of a particular 
listed species using the habitat present on the property as confirmed, high, 
moderate or low. 
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Table 2. Listed species that may occur at subject parcel. 

Scientific Name Common Name Federal State1 

Habitat 
Use 

1 Rank2 

Amphibians     
Rana capito Gopher frog N LS Low 
Reptiles     
Alligator mississippiensis American Alligator SAT LS Low 
Drymarchon corais couperi Eastern Indigo snake LT LT Low 
Gopherus polyphemus Gopher Tortoise N LT Low 

Macrochelys temminckii 
Alligator Snapping 
Turtle 

N SSC Low 

Pituophis melanoleucus 
mugitus Florida pine snake 

N LS  Low 

Birds     
Egretta caerulea Little Blue Heron N LS Mod 
Egretta thula Snowy egret N LS Mod 
Eudocimus albus White Ibis N LS Mod 
Mycteria Americana Woodstork LE LE Low 
Vascular Plants     
Agrimonia incise Incised Groove-Bur N LE Low 
Andropogon arctatus Pinewoods Bluestem N LT Low 

Baptisia megacarpa 
Apalachicola Wild 
Indigo 

N LE Low 

Baptisia simplicifolia Scare-weed N LT Mod 
Brickellia cordifolia Flyr’s Brickel-bush N LE Mod 
Callirhoe papaver Polly Mallow N LE Low 
Calycanthus floridus Sweet-Shrub N LE Mod 
Carex baltzellii Baltzell’s Sedge N LT  Mod 

Cornus alternifolia 
Alternate-Leaf 
Dogwood 

N LE Mod 

Croomia pauciflora Croomia N LE Mod 
Cryptotaenia Canadensis Canada Honewort N LE Mod 
Cynoglossum virginianum Wild Comphrey N LE Low 
Dirca palustris Eastern Leatherwood N LE Low 
Erythronium umbilicatum Trout Lily N LE Low 
Euonymus atropurpureus Burningbush N LE Low 
Euphorbia commutate Wood Spurge N LE Low 
Forestiera godfreyi Godfrey’s Privet N LE Low 
Hepatica nobilis Liverleaf N LE Low 
Hexastylis arifolia Heartleaf N LT High 
Kalmia latifolia Mountain Laurel N LT Low 
Linum westii West’s Flax N LE Low 
Lythrum curtissii Curtis’s Loosestrife N LE Low 
Magnolia ashei Ashe’s Magnolia N LE Mod 
Magnolia pyramidata Pyramid Magnolia N LE Low 
Malaxis unifolia Green Ader’s Mouth N LE Low 
Matelea alabamensis Alabama Spiny-Pod N LE Low 
Matelea floridana Florida Spiny-Pod N LE Low 
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Table 2 Cont. Listed species that may occur at subject parcel. 

Scientific Name Common Name Federal State1 

Habitat 
Use 

1 Rank2 

Pinguicula primuliflora 
Primrose-flowered 
Butterwort 

N LE Low 

Pityopsis flexuosa Bent Golden Aster N LE Low 

Rhododendron chapmanii 
Chapman’s 
Rhododendron 

LE  LE Low 

Rhododendron austrinum Florida Flame Azalea N LE Low 
Spigelia gentianoides Gentain Pinkroot LE LE Low 
Stewardia malacodendron Silky Camellia N LE Low 
Tipularia discolor Crane-Fly Orchid T(USA) N Mod 
Trillium lancifolium Narrow-leaved Trillium N LE Low 
Uvularia floridana Florida Merrybells N LE Low 

Xyris scabrifolia 
Harper’s Yellow-eyed 
Grass 

N LT Low 

1 = Federal and State ranks for listed species are as follows:  LE= Endangered, LS= Species of Special 
Concern, LT= Threatened, LT*=(for Florida black bear) indicates that the LT status does not apply in Baker and 
Columbia counties and in the Apalachicola National Forest. N= Not Listed, 2 = The possibility of a particular 
listed species using the habitat present on the property is ranked as confirmed, high, moderate or low by Florida 
Environmental and Land Services, Inc. biologists. 
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Subsection 5302. Buffer Areas. The buffer areas prescribed in this subsection are 
intended to reduce, both visually and physically, the actual or perceived negative 
impacts generated by abutting uses.  Buffer areas shall be located on the other 
perimeter or a lot or parcel, extending to the parcel boundary.  Buffer areas shall not be 
located on any portion of an existing or dedicated public or private street or right-of-way.     

 
A. Standards. The buffer areas prescribed in this subsection are intended to reduce, 

both visually and physically, the actual or perceived negative impacts generated by 
abutting uses.  Buffer areas shall be located on the other perimeter or a lot or parcel, 
extending to the parcel boundary.  Buffer areas shall not be located on any portion of 
an existing or dedicated public or private street or right-of-way.     
 
1. Type A, opaque buffer areas.   This buffer classification shall be used to separate 

industrial uses from all residential uses.  This buffer shall be completely opaque 
from the ground up to a height of at least six feet (6’) and shall be a minimum of 
fifty feet (50’) wide.    

 
2. Type B, opaque buffer areas.   This buffer area shall be used to separate 

commercial, light industrial, and public uses from all residential uses.  These 
buffer areas shall be completely opaque from the ground up to a height of six feet 
(6’) and shall be a minimum of twenty-five feet wide (25').  Type B buffer may 
utilize a masonry wall, berm, planted or existing vegetation or any combination 
thereof which maintains a completely opaque buffer.  If vegetation is to be used, 
then a seventy percent (70%) opaque buffer shall be required at planting, and be 
capable of full height and opacity within three years. Commercial uses are 
required to provide for pedestrian ways to access the adjacent residential areas. 

 
3.  Type C, opaque buffer areas.  This buffer area shall be used to separate mobile 

home and RV parks from all abutting areas.  This buffer shall be fifty feet (50’) 
wide.  Where the park abuts an arterial highway, the buffer shall be seventy-five 
feet (75’) wide.  This buffer shall not be considered to be a part of an abutting 
mobile home space, nor shall such buffer be used as part of the stormwater 
management area.  This buffer may utilize a masonry wall, berm planted and/or 
existing vegetation or any combination thereof.  This buffer must be at least six 
feet (6’) in height and one hundred percent (100%) opaque within two (2) years.  

 
4. Type D, opaque buffer areas. This buffer shall be a minimum of fifty feet (50’) 

wide to separate solar power generation facilities from adjacent property in the 
Rural Residential Future Land Use and existing platted residential subdivisions. 
The buffer shall be a minimum of one hundred feet (100’) wide adjacent to 
collector or arterial roadways. Vegetation is required to be seventy percent (70%) 
opaque at planting and a minimum of six feet (6’) in height and one hundred 
(100) percent opaque within two (2) years. Fences or walls may be utilized to 
meet opacity provided that they are a minimum of six (6) feet in height, opaque 
and located interior to vegetation. Vegetation is required to be fifty (50) percent 
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opaque at planting and a minimum of six (6’) feet in height within two (2) years.  
 

B.  Opacity Standards. Compliance with opacity standards shall be certified by a 
 landscaped architect or other similar, certified landscape design professional. 
 
1. All buffer areas shall include one (1) shade tree for each fifty (50’) lineal feet or 

fraction thereof. 
 
2. Decrease of buffer widths. Minimum buffer yards may be decreased by twenty 

five percent if the buffer incorporates any of the following components: 
 
a) Utilize berms and plantings to meet minimum buffer requirements. 
 
b) Utilize plantings, berms and wall to meet minimum buffer requirements, where 

wall is combined with berm to meet minimum height requirements. 
 
c) Utilize wall plantings where the plantings are parallel for at least seventy-five 

percent (75%) of the linear length of the wall and covers at least twenty-five 
percent (25%) of the required buffer width. 

 
C. Use of Buffer Yards.   All of the buffer areas options may be counted toward open 

space and setback requirements.  Passive recreation uses such as walkways, 
bikeways, hiking trails may be located within the buffer areas.  Playgrounds, 
swimming pools, tennis courts, vehicular use areas and storage buildings are 
prohibited in buffer areas. 
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Agenda Item 7: Chapter 4 Agricultural Zoning Districts                                               11.14.2019  

  

Gadsden County Planning Commission 
Meeting Agenda Report 

Date of Meeting: November 14, 2019 

To: Honorable Chairman and Members of the Planning Commission 

From: Suzanne K. Lex, AICP, Growth Management Director 

Date: November 1, 2019 

Subject: Proposed to Amendments to the Land Development Code Chapter 
Four  

 

Statement of Issue: 

Discussion of amendments to Chapter 4 of the Land Development Code as it applies to 
the creation of an Agricultural Zoning District in Gadsden County and the accompanying 
Land Use Zoning Map in Chapter 4; and the processes for the approval of development. 
The current Chapters Four and Seven will be deleted in its entirety and replaced in 
order to implement zoning.    

Background:  

The Board of County Commissioners has given direction to staff that they want to move 
from solely assigning Future Land Use categories to parcels of property, to additionally 
create zoning districts as well.  This initial step forward to that planning standard will 
create zoning districts that are aligned with the existing Future Land Use categories. At 
the March 14, 2019 Planning Commission Meeting the Commissioners reviewed the 
proposed zoning districts and identified issues for clarification. The two primary 
concerns were the process for the approval of the uses and minor revisions to the 
proposed uses allowed in a zoning district.  Chapter 7 is provided as a supplement for 
reference only. 
 
Zoning is a planning tool that many cities and counties use to provide additional and 
more detailed standards regarding the development of property. The history of zoning is 
that it was established to separate incompatible uses from each other, such as industrial 
uses from residential uses, for health and safety reasons.  In Florida, Future Land Uses 
follow that technique in a broader sense, where zoning can create additional 
separations from types of specific uses such as residential (lower density residential to 
higher density residential) and commercial (smaller, neighborhood-scale commercial to 
higher big box retail).   
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The zoning districts will lie within corresponding Future Land Use categories, and will be 
identifiable by location by map.  Just as the Future Land Use Map shows categories 
assigned by parcel, so will the Zoning Map.  These are primarily identified by computer 
using a Geographical Information System (GIS).  At the start, only the existing 
categories will be assigned to the Zoning Map, are those listed in the Comprehensive 
Plan.  The Introduction to Chapter 4 clarifies that the Zoning Districts will be assigned 
from the current Future Land Use Map.  
 
Chapter 4:  Currently, Chapter 4 of the Land Development Code is entitled “Land Use 
Categories” and addresses the established Future Land Use categories of the 
Comprehensive Plan. The newly written Chapter 4, as revised, will follow similar format, 
describing each of the zoning districts (which will replace the land use categories).  
 
For this meeting the sixth zoning district, Agriculture Zone is revised to include 
recommend changes and the process for approval. As part of the final approval, and so 
recommended by the Planning Commission, Section 4100 will be revised accordingly as 
all uses in Agriculture Zones I, II and II are listed completely in Subsection 4106. 
 
Staff Analysis:  
 
Previous discussion by the Planning Commission at the September 17, 2019 meeting 
addressed the proposed size limitation for the produce stand in Subsection B.6.; the 
reference to fur-bearing animals in Subsection B.9.; and the limitation on the lot size 
associated with the family exception size.   
 
Staff has increased the allowable size of the produce stand for as of right development 
to 2500 square feet. For a produce stand greater than 2500 square feet it will be 
reviewed as a special exception. 
 
The reference to “fur-bearing” was removed as Florida Statutes, 379.101 (19), defines 
“Fur-bearing animals” to mean muskrat, mink, raccoon, otter, civet cat, skunk, red and 
gray fox, and opossum. Since this use would be reviewed as a Special Exception Use, 
the details of the proposed animal facility will be subject to the requirements of the 
Citizen’s Bill of Rights process.  
 
Originally, as presented to the Planning Commission the Agricultural I zoning category 
prohibited splitting of a parcel for a family exception.  At the September 19, 2019 staff 
recommended a change in the Agriculture I district to allow a lot split for a family 
exception with a minimum lot size of 2.5 acres.  This minimum lot size would also apply 
to lands in Agriculture II and III.  Currently the minimum lot size for a family exception is 
3 acres. 
 
The Planning Commission requested that staff evaluate the determination that a 
minimum lot size be 3 acres, and provide data that supports this requirement. 
Additionally, the Planning Commission requested that staff query other local 
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government regulations regarding the minimum lot size for parcels created by family 
exception. 
 
Staff has evaluated two counties that are predominately rural in nature, Washington, 
and Jackson Counties, and two counties that have a mix of lands in agricultural and 
urban land uses, Walton, Hillsborough and Marion Counties. (Attachment Four) In all 
five Counties the Comprehensive Plan contains a provision for a family exception lot 
size of one-acre, with one exception of a minimum lot size of a half an acre with 
roadway frontage.   
 
In order for a parcel to be developed for a single family home Chapter 64E-6.005(7)(c), 
Florida Administrative Code, requires the minimum lot size of a .50 of a net acre to 
support a well and a septic system.  To determine net acreage all surface water bodies 
(floodways and wetlands) and all public or private right-of-ways or easements are 
subtracted from the gross acreage. (Attachment Five) 
 
Therefore, staff proposes that the Agriculture Zone allow for lot splits under the 
provisions of the family exception for a one-acre parcel which must contain a minimum 
of .50 of a net acre.   
 
In addition, amendments to the Gadsden County Land Development Code SECTION 
6700 (Attachment Six) are necessary to reflect the minimum lot size and the net 
acreage.  If directed by the Planning Commission, staff will bring those proposed 
changes as an amendment to the Land Development Code to implement the minimum 
lot size immediately.   The item would be presented as a Public Hearing at the 
December meeting. 

Attachments: 

1. Newly created, as revised, Chapter 4 of the Land Development Code, Zoning 
District 4106 in strikethrough.  

2. Newly created, as revised, Chapter 4 of the Land Development Code, Zoning 
District 4106 in strikethrough.  

3. Chapter 7 of the Land Development Code for reference. (Previously Provided) 
4. Example of Family Exception Lot Standards  
5. Florida Administrative Code, Chapter 64E-6.005 
6. Gadsden County Land Development Code SECTION 6700  

Recommendation: 
 

1. No recommendation is provided as this is a Workshop and seeks the Planning 
Commissions and public input. 
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CHAPTER 4 
ZONING DISTRICTS AND REGULATIONS 

 
SECTION 4000. ZONING. 
 
SECTION 4100. Zoning Districts. In order to carry out the purpose and provisions of the 
Gadsden County Comprehensive Plan, the County hereby creates the following zoning 
districts:  
 

A. Historical (H) 
B. Conservation (CSV) 
C. Silviculture (SIL) 
D. Recreation (REC) 
E. Public/Institutional (P/I) 
F. Agriculture-1 (AG-1) 
G. Agriculture-2 (AG-2) 
H. Agriculure-3 (AG-3) 
I. Rural Residential (RR) 
J. Suburban Residential (SR) 
K. Urban Residential (UR) 
L. Neighborhood Commercial (NC) 
M. General Commercial (GC) 
N. Nature Center (NC) 
O. Mixed Use (MU) 
P. Light Industrial (LI) 
Q. Heavy Industrial (HI) 
R. Mining (M) 

 
The Board of County Commissioners shall follow the requirements of Chapter 553, Part 
IV, Florida Statues and permits manufactures homes, as defined in Chapter 2 of this 
Code, to be allowed as a matter of right in all zoning classifications which allow the 
construction of a dwelling unit for habitation.  
 

 
Subsection 4106. Agriculture Zones. The purpose of each of the following 
Agriculture zoning districts is to provide areas for farming, ranching, keeping of 
livestock and production of foods. These zoning districts are Agriculture-1, Agriculture-
2, and Agriculture-3.  Nothing in this Code shall be construed to impede or prohibit 
agriculture activities as allowable by Florida Statutes, specifically the Right to Farm 
Act.  
 
A. General Character and Location of Agriculture Zones: Agriculture zones are 

designed to support and sustain agriculture activities in Gadsden County, such as 
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larger parcels designed for the growing of crops, ranchland, and smaller farms with 
homesteads. Parcels within this district are low-density. 

 
For the protection of agriculture activities, the location of any Agriculture district 
shall be limited to the rural areas of the County, not adjacent to a City limit.  
 

B. Allowable Uses. Allowable uses within the Agriculture zoning districts shall include: 
 
1. Those which are related to agriculture activities, as defined in Chapter 2 of this 

Land Development Code, with the exceptions of the those listed below that 
require Major Development .Review. 

 
2. Residential uses as the primary residence of the person or family conducting 

the agriculture activities on the site (see Table 4106).   
 
3. Agritourism/agrotourism activities as defined in Chapter 2 of this Land 

Development Code in Agricultural I (5 acres), II (10 acres) or III (20 acres).  
  
4. Private airstrips and airplane hangars ancillary to a bonafide Agricultural use in 

Agricultural-2 (10 acres) or Agricultural-3 (20 acres).  
 

5.    Bed and breakfast lodging as an agrotourism use in Agricultural I (5 acres), II 
(10 acres) or III (20 acres).  

 
 
6 Produce stands no greater than 2,000 2500 square feet in Agricultural I (5 

acres), II (10 acres) or III (20 acres), for the sale of farm products. At a 
minimum 50% of the product sold is harvested on site.  

 
7    Houses of Worship on a minimum of 1 acre.  

 
8    Commercial feed lots of any size Agricultural II (10 acres) or III (20 acres) as a 

Special Exception,  
 

9    Raising, breeding or the rescue facilities of furbearing animals, in Agricultural-
2 (10 acres) or Agricultural-3 (20 acres) as a Special Exception 

 

10 Commercial riding academies, livery or boarding stables or dog kennels. in 
Agricultural-2 (10 acres) or III (20 acres)  

 
11 Solar Farms in Agricultural-2 (10 acres) or Agricultural-3 (20 acres) as a 

Special Exception 
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12 Produce stands greater than 2500 square feet in Agricultural I (5 acres), II (10 
acres) or III (20 acres), for the sale of farm products shall be reviewed as a 
Special Exception. At a minimum 50% of the product sold is harvested on site.  
 

 
 

C Bulk Regulations. The Agriculture zoning districts bulk development regulations are 
as established in Table 4106 below. 
 
Table 4106. Agriculture Zones Bulk Regulation Standards 

Regulation Agriculture-1 
Zone 

Agriculture-2 
Zone 

Agriculture-3 
Zone 

Maximum Density1 
Maximum one 
dwelling unit per 
five acres.  

Maximum one 
dwelling unit per 
10 acres. 

Maximum one 
dwelling unit 
per 20 acres. 

Minimum Lot 
Frontage 25 feet 25 feet 25 feet 

Minimum Lot Size Five acres Ten acres Twenty acres 

Minimum Yard Setbacks   

Front 20 feet 20 feet 20 feet 

Side 10 feet 10 feet 10 feet 

Rear 20 feet 20 feet 20 feet 
Maximum Building 
Height 36 feet 36 feet 36 feet 

Maximum 
Impervious Surface 

No more than 
0.10 lot 
coverage 

No more than 
0.10 lot 
coverage 

No more than 
0.05 lot 
coverage 

             1Allowable density may be different if subject to the Immediate Family Exception provision with a 
minimum lot size of 2.5 acres 1 acre with a net .50 of an acre consistent with requirements of Section 6700.. 
 
D Development Restrictions. The following development restrictions shall apply to any 
development within the Agriculture zoning districts: 
 

1. The Immediate Family Exception as provided for in this Land Development 
Code shall apply to those lands zones Agriculture-1, Agriculture-2 and 
Agriculture-3 only.  
 

2. Except for the provision of the Immediate Family Exception, the proposed 
subdivision of land in any Agriculture zoning district adjacent to land uses or 
zoning districts that are not classified as agriculture shall be subject to a 
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compatibility analysis to ensure compatibility of adjacent uses to agriculture 
activities.  

 
E. Development Review:   

  
The uses listed in Subsection 4106 (B)1-7 shall be reviewed consistent with 
Subsection 7101 Administrative Development Review.  The development of the other 
allowable uses in Subsection 4106 (B) 8-11 shall be reviewed consistent with the 
processes established in Subsection 7103 Major Development Review.  
 
Additionally, the uses identified as Special Exceptions will be subject to the provisions 
of the Citizens Bill of Rights found in this code reference is dependent on future action 
by the Board of County Commissioners and will be included in the final version. 
 



ATTACHMENT 2 
 
Item 7: Chapter 4 - Agricultural Zoning District                                                                                    11.14.2019 

Clean Copy    

Gadsden County LDC Chapter 4 │ Zoning Districts     DRAFT 11.27.2018 Page 4 - 1 

CHAPTER 4 
ZONING DISTRICTS AND REGULATIONS 

 
SECTION 4000. ZONING. 
 
SECTION 4100. Zoning Districts. In order to carry out the purpose and provisions of the 
Gadsden County Comprehensive Plan, the County hereby creates the following zoning 
districts:  
 

A. Historical (H) 
B. Conservation (CSV) 
C. Silviculture (SIL) 
D. Recreation (REC) 
E. Public/Institutional (P/I) 
F. Agriculture-1 (AG-1) 
G. Agriculture-2 (AG-2) 
H. Agriculure-3 (AG-3) 
I. Rural Residential (RR) 
J. Suburban Residential (SR) 
K. Urban Residential (UR) 
L. Neighborhood Commercial (NC) 
M. General Commercial (GC) 
N. Nature Center (NC) 
O. Mixed Use (MU) 
P. Light Industrial (LI) 
Q. Heavy Industrial (HI) 
R. Mining (M) 

 
The Board of County Commissioners shall follow the requirements of Chapter 553, Part 
IV, Florida Statues and permits manufactures homes, as defined in Chapter 2 of this 
Code, to be allowed as a matter of right in all zoning classifications which allow the 
construction of a dwelling unit for habitation.  

  
Subsection 4106. Agriculture Zones. The purpose of each of the following Agriculture 
zoning districts is to provide areas for farming, ranching, keeping of livestock and 
production of foods. These zoning districts are Agriculture-1, Agriculture-2, and 
Agriculture-3.  Nothing in this Code shall be construed to impede or prohibit agriculture 
activities as allowable by Florida Statutes, specifically the Right to Farm Act.  

 
A. General Character and Location of Agriculture Zones: Agriculture zones are 

designed to support and sustain agriculture activities in Gadsden County, such as 
larger parcels designed for the growing of crops, ranchland, and smaller farms with 
homesteads. Parcels within this district are low-density. 
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For the protection of agriculture activities, the location of any Agriculture district 
shall be limited to the rural areas of the County.  
 

B. Allowable Uses: Allowable uses within the Agriculture zoning districts shall include: 
 

1. Those which are related to agriculture activities, as defined in Chapter 2 of this 
Land Development Code, with the exceptions of the those listed below that 
require Major Development Review. 
 

2. Residential uses as the primary residence of the person or family conducting 
the agriculture activities on the site (see Table 4106).   
 

3. Agritourism/agrotourism activities as defined in Chapter 2 of this Land 
Development Code in Agricultural I (5 acres), II (10 acres) or III (20 acres).  

 
4. Private airstrips and airplane hangars ancillary to a bonafide Agricultural use in 

Agricultural-2 (10 acres) or Agricultural-3 (20 acres).  

 

5. Bed and breakfast lodging as an agrotourism use in Agricultural I (5 acres), II 
(10 acres) or III (20 acres).  

 

6. Produce stands no greater than 2,500 square feet in Agricultural I (5 acres), II 
(10 acres) or III (20 acres), for the sale of farm products. At a minimum 50% of 
the product sold is harvested on site.  

 

7. Houses of Worship on a minimum of 1 acre.  

 

8. Commercial feed lots of any size Agricultural II (10 acres) or III (20 acres) as a 
Special Exception. 

 

9. Raising, breeding or the rescue facilities for animals, in Agricultural-2 (10 
acres) or Agricultural-3 (20 acres) as a Special Exception. 

 

10. Commercial riding academies, livery or boarding stables or dog kennels. in 
Agricultural-2 (10 acres) or III (20 acres).  

 
11. Solar Farms in Agricultural-2 (10 acres) or Agricultural-3 (20 acres) as a 

Special Exception. 
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12. Produce stands greater than 2500 square feet in Agricultural I (5 acres), II (10 

acres) or III (20 acres), for the sale of farm products shall be reviewed as a 
Special Exception. At a minimum 50% of the product sold is harvested on site.  

 

C. Bulk Regulations: The Agriculture zoning districts bulk development regulations 
are as established in Table 4106 below. 
 
Table 4106. Agriculture Zones Bulk Regulation Standards 
Regulation Agriculture-1 

Zone 
Agriculture-2 
Zone 

Agriculture-3 
Zone 

Maximum Density1 
Maximum one 
dwelling unit per 
five acres.  

Maximum one 
dwelling unit per 
10 acres. 

Maximum one 
dwelling unit 
per 20 acres. 

Minimum Lot 
Frontage 25 feet 25 feet 25 feet 

Minimum Lot Size Five acres Ten acres Twenty acres 

Minimum Yard Setbacks   

Front 20 feet 20 feet 20 feet 

Side 10 feet 10 feet 10 feet 

Rear 20 feet 20 feet 20 feet 
Maximum Building 
Height 36 feet 36 feet 36 feet 

Maximum 
Impervious Surface 

No more than 
0.10 lot 
coverage 

No more than 
0.10 lot 
coverage 

No more than 
0.05 lot 
coverage 

             1Allowable density may be different if subject to the Immediate Family Exception provision with a 
minimum lot size of 1 acre with a net .50 of an acre consistent with requirements of Section 6700. 
 

D. Development Restrictions: The following development restrictions shall apply to 
any development within the Agriculture zoning districts: 

 
1. The Immediate Family Exception as provided for in this Land Development 

Code shall apply to those lands zones Agriculture-1, Agriculture-2 and 
Agriculture-3.  
 

2. Except for the provision of the Immediate Family Exception, the proposed 
subdivision of land in any Agriculture zoning district adjacent to land uses or 
zoning districts that are not classified as agriculture shall be subject to a 
compatibility analysis to ensure compatibility of adjacent uses to agriculture 
activities.  
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E.  Development Review:   
  

 The uses listed in Subsection 4106 (B)1-7 shall be reviewed consistent with 
Subsection 7101 Administrative Development Review.  The development of the 
other allowable uses in Subsection 4106 (B) 8-11 shall be reviewed consistent 
with the processes established in Subsection 7103 Major Development Review.  

 
 Additionally, the uses identified as Special Exceptions will be subject to the 
provisions of the Citizens Bill of Rights found in this code reference and is 
dependent on future action by the Board of County Commissioners and will be 
included in the final version. 
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CHAPTER 7 

DEVELOPMENT REVIEW, DEVELOPMENT ORDERS, AND DEVELOPMENT 
AGREEMENTS 

 

SECTION 7000. PURPOSE AND INTENT. The purpose of this chapter is to provide 
specific procedures and parameters of site development within Gadsden County.  
“Development” shall be as defined in Chapter 2 of this LDC. The process for receiving 
approval to conduct development activities within Gadsden County shall be as outlined 
in this Chapter. Development shall be considered approved upon issuance of a 
development permit or final development order. 

 
Subsection 7001. Development Approval Required. No development allowed by 
this LDC may be established or changed without approval.  No structure shall be 
erected, constructed, reconstructed, or altered with respect to its use after the 
effective adoption of this Code until Final Site Plan Approval is received.  
 
Subsection 7002. Legal Authority to Submit Development Approval 
Applications. Applications for development approval shall only be accepted with 
signatures from persons having the legal authority to submit them. Persons with 
legal authority shall include:  
 

A. An owner or owners of a property, as identified by the Warranty Deed or the 
Gadsden County Property Appraiser’s records. 
 

B. Lessees of a property, with a notarized affidavit of permission of the property 
owner to file the application.  
 

C. An agency of the property owner(s), with a notarized affidavit of permission of 
the property owner to file the application.  
 

D. Persons who have contracted to purchase property contingent upon receiving 
the necessary approval under this LDC, or the agents of such persons, with a 
notarized affidavit of permission of the property owner to file the application.  

 
E. If a corporation holds ownership, the applicant may (NEED DAVID’s HELP 

ON THIS). 

The Planning Official may require an applicant to present evidence of authority to 
submit the application on behalf of the property owner(s) whenever there appears to 
be a reasonable basis for questioning the required documents.  
 
Subsection 7003. Authority to Access the Property. The submittal of an 
application for development approval shall by default include the ability for Gadsden 
County staff to enter the subject property. The owner(s) of property shall make 
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available to Gadsden county staff a means of reasonable access to the property for 
which an application has been submitted.  
 
Subsection 7004. Time Limitations of Approved Development Activity.  The site 
plan review of a development and the issuance of a Development Order shall be 
subject to expiration.   
 

A. Expiration of a development review shall be upon 180 days of approval if the 
development has not received a development order. Two extensions may be 
granted, not to exceed three months each, by official request to the Planning 
Official. A request is deemed official when submitted in writing.  Written 
submissions may include postal or electronic mail. Requests shall be 
submitted no later than fifteen (15) days prior to the expiration of the plan 
approval for consideration of the extension. Any extension of a development 
review must demonstrate that all concurrency standards are still met. 
 

B. Expiration of a Development Order shall be upon 180 days of approval if the 
development has not received or demonstrated one of the following: 
 

1. A building permit. 
2. Execution of any agreement for water and/or sewer services. 
3. Issuance to the applicant of any applicable state or federal permits 

that are associated with the subject development.  
4. The completion of site improvements, such as on-site grading or 

clearing, construction of stormwater management facilities, or 
construction of any infrastructure.  

 
If any of the activities listed above have occurred, the timing for the 
expiration of the Development Order shall be from the date of the 
completion or receipt of the most recent activity. 
 

C. The Planning Official, or designee, shall issue written notification to the 
property owner or authorized agent prior to expiration of any development 
review or Development Order approval. Written notification shall be sent at 
least thirty (30) days prior to the relevant expiration date.     
 

D. If the time allowance has exceeded for a Development Order without 
extension, and the applicant or authorized agent has not provided evidence 
that one of activities listed in Subsection 7004.B has not occurred, the 
Planning Official, or designee, shall issue written notification to the applicant 
or authorized agent that the Development Order has expired and is void. 
Written notification shall be sent within fifteen (15) days after the expiration 
date.   
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SECTION 7100. LEVELS OF DEVELOPMENT REVIEW.  
 
The level of development reviews further defined in Subsections 7101; 7102 and 7103 
govern the approval process for development in the Land Use Zoning Categories set 
forth in Chapter 4.  

 
Subsection 7101. Administrative Development Review. Administrative review of 
development is that which is deemed appropriate for Gadsden County staff to review 
internally.  The Planning Official, or designee, shall be responsible for review and 
approval of this type of review.  No public hearing is required for those developments 
processed under this level of review. In addition to the uses listed in the zoning 
classifications Aadministrative review shall include the approval of the following 
developments:  
 

A. Placement of accessory structures on a parcel 
 

B. Signage 
 

C. Communications towers 
 

D. Utility substations 
 

E. Recreational vehicle parks and campgrounds 
 

F.E. State licensing verifications  
 

G.F. Verification for home occupations 
 

H.G. Request for tree removal 
 

I.H. Any development that is not considered a substantial deviation of an 
existing development, as defined in Chapter 2 of this Code.  
 

J.I. A change of use to a permitted use within the zoning district.  
 

K.J. Those actions listed in Subsection 6003 of this Code. 
 
Subsection 7102. Minor Development Review. Minor review of development shall 
constitute a review by staff and the Development Review Committee. In addition to 
the uses listed in the zoning classifications Mminor development review shall 
include:  
 

A. Any non-residential site plan review for a site which is one half acre or less.  
 

B. Any non-residential use that contains less than 5,000 square feet or less of 
gross floor area.  
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C. Any use that is exempt from stormwater requirements.  
 
D. Recreational vehicle parks and campgrounds on 10 acres or less. 

 
C.E. A manufactured/mobile home park which consists of less than twenty (20) 

acres or less .  
 
Subsection 7103. Major Development Review. In addition to the uses listed in the 
zoning classifications Mmajor review of development shall constitute a review by 
staff, the Development Review Committee, the Planning Commission and the Board 
of County Commissioners.  The Planning Commission and Board of County 
Commissioners reviews shall be conducted at an adequately advertised public 
hearing.  The Board of County Commissioners shall approve the development by a 
majority vote.  Major development review shall include any development not 
included in Subsections 7101 or 7102, or as defined in the Land Use Zoning 
Categories set forth in Chapter 4, including but not limited to: 
 
A. Any non-residential use greater than 5,000 square feet of gross floor area.  

 
B. Recreational vehicle parks and campgrounds on greater than 10 acres. 

 
C. A manufactured/mobile home park which consists of more than twenty (20) 

acres.  
 

D. Any Map Amendment to the Gadsden County Land Use Zoning Map.  

 
Subsection 7104. Exceptions. The following types of development shall not be 
subject to a development review process.  
 

A. Any land clearing by hand. 
 

B. Any land clearing that does not remove any trees greater than three (3) 
inches in diameter. 
 

C. The construction or placement of an accessory structure less than 300 square 
feet in size.  

 
D. Silvicultural activities. 

 
SECTION 7200. PROCEDURES FOR ADMINISTRATIVE REVIEW APPROVAL. The 
procedures set herein shall be set for the approval of any administratively approved 
development.  
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Subsection 7201. Submission of Application.  Any development activities listed in 
Subsection 7101 shall be reviewed by Gadsden County on forms supplied by 
Gadsden County, or on forms supplied by the State of Florida.  
 
Subsection 7202. Timing of Review and Notice of Approval or Denial.  Upon 
submittal to Gadsden County, the Planning Official, or designee, shall review those 
development activities that apply to this Subsection within fourteen (14) days of 
submission.  After review, the Planning Official, or designee, shall provide written 
notice regarding the approval or denial of the development request. Written notice 
may be provided electronically or by post.   

 
SECTION 7300. PROCEDURES FOR MINOR AND MAJOR DEVELOPMENT 
REVIEW APPROVAL. The procedures set herein shall be set for the approval of all 
minor and major developments.  
 

Subsection 7301. Pre-application Meeting. Prior to any submission of an 
application or any documents for development review, a meeting shall be held with 
the Planning Official, or designee, to review specific characteristics of the 
development plan that will influence the parameters of the development. The 
following information shall be provided to the Planning Official, or designee, within 
two (2) days of any scheduled pre-application meeting: 
 

A. The parcel ID number (s). 
 

B. General site location and description of the proposed development plan.  
 

C. The contact information of the property owner or authorized agent, to include 
name, telephone number, and email address.  

 
The information may be submitted to the Planning Official by email, or by a form 
provided by Gadsden County.  
 
Subsection 7302. Determination of Completeness. After the pre-application 
meeting has been held, an application and all required documents shall be 
submitted to Gadsden County for development review. The application will be 
reviewed at time of submission to Gadsden County for all required elements of the 
application.  An application shall be deemed complete by the Planning Official, or 
designee, when it contains all of the required documentation. Any application not 
deemed complete shall be promptly returned to the applicant and shall not be held 
or reviewed by Gadsden County.   
 
Subsection 7303. Submittal Requirements. Five (5) copies of all documents and 
an electronic copy shall be submitted. Required information shall include:  
 

A. A completed application provided by Gadsden County, which shall include the 
name of the development, the property owner’s name address and telephone 
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number, and the name and contact information of the project application 
representative, and the submission date on each copy of the materials 
submitted.  The application shall also include the Future Land Use category 
and Zoning District assigned to the project parcels.  
 

B. Authorization for representation if the applicant is not the property owner.  
 

C. A copy of the Warranty Deed and a legal description of the project and the 
total acreage.  
 

D. A Certified Boundary Survey which has been completed within five years of 
the application date. 
 

E. All applicable parcel ID numbers, as assigned by the Gadsden County 
Property Appraiser.  
 

F. A plan set prepared and sealed by a licensed engineer that includes the 
following:   

 
1. Locations of all proposed improvements with dimensions from two 

intersection property lines to the proposed structures.  
 
2. Locations of all ingress and egress access ways and parking areas.  A 

statement of how these provisions relate to the requirements of the LDC 
shall be provided. A statement of the number of parking and loading 
spaces required, the number proposed, and the number of accessible 
(handicapped) spaces shall be provided. The total impervious vehicular 
use area, expressed in square feet, shall be provided. Any FDOT permit 
received shall be submitted with the application.  

 
3. Locations and sizes of existing private and public utility infrastructure to 

include wells and septic systems. Proposed methods of provision of water 
and wastewater disposal shall be provided. 

 
4. Identification of natural resources, to include waterways, steep grades, 

wetlands and flood zones. 
 
3.5. Locations of all existing and proposed easements, labeled as to type, to 

include the official book and page numbers as recorded by the Gadsden 
County Clerk of Court.  

 
4.6. The location, size, and height of all existing and proposed buildings and 

structures on the site with setbacks noted from outer property lines.  
 
5.7. The location of the nearest existing and proposed fire hydrant.  
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F.A. Authorization for representation if the applicant is not the property 
owner.  

1. Statements of how the development plan is consistent with the 
Comprehensive Plan and the Land Development Code.  

 
G.A. Demonstration that the proposed development meets the adopted 

concurrency standards of Gadsden County.  
 
H. Identification of natural resources, to include waterways, wetlands and 

flood zones. 
 
6.8. A tree survey and landscape plan to include landscaped parking areas, 

natural areas and any proposed irrigation system. Sufficient dimensions to 
enable a determination that all required landscaped areas are included 
shall be provided.  

 
7.9. The locations of all earth or water retaining walls and earth berms.  
 
8.10. A signage plan/locations. 
 
9.11. A lighting plan to include lighting orientation.  
 
10.12. Description of the solid waste disposal and recycling plan, as 

applicable.  
 
11.13. Stormwater management, erosion and sediment control plans.  
 
12.14. Topographic survey in one-foot contours or key spot elevations. 
 
13.15. Phasing plan, if applicable.  
I.A. A copy of the Warranty Deed and a legal description of the project 

and the total acreage.  
 
16. Shadow cast information if any proposed building is twenty-four (24) feet 

or higher than any structure on an immediately adjacent parcel, or if the 
height of the tallest structure is greater than any distance from the setback 
to the nearest project boundary.  

 
17. Statements of how the development plan is consistent with the 

Comprehensive Plan and the Land Development Code.  
 
18. Demonstration that the proposed development meets the adopted 

concurrency standards of Gadsden County. 
 

J.G. Applicable fees.  
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K.H. All geographical information shall be submitted on sheets not to exceed 
twenty-four (24) by thirty-six (36) inches, and shall be drawn to a minimum 
scale of one inch equals one-hundred (100) feet. Each sheet shall contain a 
north arrow, scale, date prepared, and project name with contact information.  

 
Subsection 73043. Sufficiency Review. After the Planning Official, or designee, 
has deemed an application to be complete, a sufficiency review shall be conducted 
to ensure the application has been submitted with professionally accepted standards 
and technically prepared documents. The sufficiency review shall be conducted 
within ten (10) working days of determination of completeness.  The date the 
application has been deemed sufficient shall be the official date of the application.   
 
If an application has been deemed insufficient, Gadsden County shall notify the 
applicant or authorized agent in writing within ten (10) working days of determination 
of completeness. The applicant shall then have ninety (90) days from the date of the 
written notification of insufficiency to provide all the necessary information to remedy 
an insufficient application.  The application shall be considered withdrawn unless the 
applicant provides the required information and documents within ninety (90) days.  
 
Subsection 73054. Preliminary Development Review. After the application has 
been deemed sufficient, the Planning Official, or designee, shall review a 
development application against the Gadsden County Land Development Code and 
Comprehensive Plan requirements. The Planning Official, or designee, shall be 
responsible for the coordination of the development review.  
 

A. The application shall be distributed to the Development Review Committee 
(DRC) for review. 
   

B. The DRC shall have fifteen (15) days to review and make comment to the 
Planning Commission regarding the merits of the application.  

 
C. The Planning Official, or designee, shall collate the comments from the DRC 

as part of the report for the preliminary development review. 
 
D. The Planning Official, or designee, shall within thirty (30) days of the official 

date of the application provide written notification as to whether the 
development meets the requirements of the Land Development Code and the 
Comprehensive Plan.  

 
E. If the development meets the requirements of the Land Development Code 

and the Comprehensive Plan, and the DRC and the Planning Official have no 
objections to the proposed development based on said review, the applicant 
may then seek development permit or Development Order approval, as 
applicable.   
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Subsection 73065. Development Order Approval. The final stage for the applicant 
to present the fully engineered final development plan to the Planning Official, or 
designee. This stage shall demonstrate compliance with the Land Development 
Code and Comprehensive Plan. A written notice that a Development Order has been 
approved shall be issued within ten (10) working days following the decision.  Minor 
and Major Development Orders shall be considered as follows:   
 

A. Minor Development Order approval requires approval by the Planning Official, 
after review by the DRC.  

 
B. Major Development Order approval requires a recommendation from the 

Planning Commission and approval from the Board of County 
Commissioners, and shall be processed as a quasi-judicial hearing pursuant 
to Subsection 1304 of this Code.  

 
All Development Orders shall be recorded in the official records of the Gadsden 
County Clerk of Courts.  Such recording shall be carried out so that the document is 
associated with all applicable sender and receiver sites.  The cost of the recording 
shall be borne by the applicant.  

 
Subsection 73076. Conditional Approval. Conditional approval of a development 
order may be granted when the proposed development meets all applicable 
standards of the LDC and the Comprehensive Plan, but lacks a procedural 
requirement.  A written notice that a Development Order has been conditionally 
approved shall be issued within ten (10) working days following the decision. 
However, the Development Order itself shall not be granted until the specific 
conditions have been satisfied.  Conditional approvals shall expire sixty (60) days 
after issuance of the conditional approval.  The applicant must receive approval of a 
Development Order within sixty (60) days to remain valid.   
 
Subsection 73087. Denial of a Development Order. A Development Order may be 
denied if the proposed development does not comply with the approval of the 
development plan application, any applicable standard of the Land Development 
Code, or any provision of the Comprehensive Plan.  A written notice that a 
Development Order has been denied shall be issued within ten (10) working days 
following the decision.   
 
Subsection 73098. Resubmission of a Denied Application. Applicants receiving 
denial of a development may resubmit the development request after six (6) months 
of receiving the written notification that the development application has been 
denied. Any further application for development must be submitted as a new 
application, and must follow the process as outlined herein.  
 
Subsection 731009. Appeal of a Development Order. The appeal of an issued or 
denied Development Order shall be pursuant to Section 1600 of this Code. Filing an 
appeal under the provisions of this Code shall operate as an automatic stay on the 
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effectiveness of any Development Order, and no development activities may occur 
on the site applicable to the Development Order until the appeal has been fully 
processed. 
 
Subsection 73110. Withdrawal or Cancellation of a Development Order.  The 
failure of an applicant, or authorized agent, to comply with an approved 
Development Order shall constitute grounds upon which the County may:  
 

A. Deny or refuse initial or subsequent building permits or Certificates of 
Occupancy. 
 

B. Cause discontinue of utility service 
 

C. Refuse further process of any other permits in connection with the approved 
Development Order.  

 
Subsection 7312. Expiration of a Minor or Major Development Plan.  
 

A. If an application for a development order is not submitted and approved within 
180 days of approval of a minor or major development plan and construction 
has not begun,If a conceptual plat or concept plan is required for a particular 
development permit or development order, the preliminary plat or preliminary 
site plan shall be submitted within 180 days after the approval of the 
conceptual plat or plan. the development plan  A conceptual plat or concept 
plan shall be deemed automatically canceled after 180 days. and a new 
concept plan shall be required prior to consideration of a site plan. No person 
shall rely upon, nor shall the County be obligated to grant further approvals 
based on a previously approved concept or site plan which has expired due to 
failure of the applicant or agent to comply with this Subsection.  Existing 
qualified or unqualified ABoard of County Commissioner approval is 
automatically declared null and void unless the such development conceptual 
plat or concept plan shall, within 180 days of adoption of this Code, comply 
fully with the requirements of this  Ssubsection.   

 
Subsection 7313. Citizen’s Growth Management and Planning Bill of Rights 
 

This section established additional requirements for Comprehensive Plan 
Amendments and Major Land Development Reviews including but not limited to 
variances, special Exceptions, major Site Plans and major Subdivision in Gadsden 
County.  All small scale and large scale Comprehensive Plan Amendments and 
Major Land Development Reviews shall comply with the following requirements: 
 

A. Mandated Citizen Participation Plan--Developers must prepare a citizen 
participation plan and notify by mail and newspaper impacted property 
owners and neighborhood associations within one half mile of the 
development site property boundaries.  The Growth Management Department 



Attachment 3 For Reference Only  
 

Gadsden County LDC Chapter 7 │ Development Orders, Development Permits, and Development 
Agreements                 DRAFT 12/31/18 and Revised 06/13/19 Page 7 - 11 

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. 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. 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 amendments, and 

Major Land Development Reviews 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.  

 
E. 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. 

 
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; 
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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.  
 

 
SECTION 7400. DEVELOPMENT REVIEW. An application for development shall be 
reviewed within thirty (30) days of submission. 
 

Subsection 7401. Development Permits. The following permits shall be required 
for any development, as applicable.  Required permits for development include, but 
are not necessarily limited to:  
 

A. Environmental Management Permit. Prior to engaging in any development 
activity, and prior to removing, damaging, or destroying any protected tree, 
the person proposing to engage in such activity and the owner of the land on 
which such activity is proposed to occur shall first apply for and obtain an 
Environmental Management permit.  Applications for tree removal shall not be 
necessary for the removal of any trees when the removal is part of a bona 
fide Silvicultural activity, pursuant to BMP's and other exempt activities.  
Responsibility for monitoring tree and vegetation removals on developed land 
and for enforcement of the standards of this Code shall rest with the 
Department of Planning. 
 

B. Stormwater Management Permit.  Subsequent to construction of a 
stormwater retention or detention facility, a stormwater management permit 
shall be obtained from the Florida Department of Environmental Protection, 
the Northwest Florida Water Management District, Gadsden County, or any 
other applicable agency.  
 

C. Right-of-way Placement Permit. Utility work or other construction of 
improvements undertaken in an existing public right-of-way may be permitted.  
Work is to be performed in a manner consistent with the requirements of 
Gadsden County.  

 
D. Land Clearing Permits. The clearing of any deciduous tree greater than eight 

(8) inches in diameter at breast height (DBH) shall be permitted. Land 
clearing prior to the issuance of a development permit or a final development 
order shall require an approved clearing or landscaping plan and shall have 
appropriate barricades and erosion control measures approved prior to 
clearing operations.   

 
E. Building Permits. Permits for construction of any structure shall be filed with 

the Gadsden County Building Department.  No building permit shall be issued 
without the applicant providing a copy of any applicable federal or state 
permits.  
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F. Other Permits. Every permit issued pursuant to this Code is issued with the 

condition that the applicant procure and comply with all other necessary 
federal, state, and local agency permits.  

 
SECTION 7500. DEVELOPMENT ORDERS. Prior to the issuance of a building permit 
for the construction of structures on a site, or any other action having the effect of 
permitting the development of land, a final development order shall be issued. The 
terms of a final development order are enforceable by the Gadsden County Board of 
County Commissioners.  
 
Subsection 7501. Violations of a development order. Violations of a final 
development order may result in monetary penalties of up to $15,000 and/or order to 
restore areas to preexisting conditions at the expense of the applicant or property 
owner.  Failure to comply with the Board of County Commissioners orders may result in 
liens against the property.   
 
 
SECTION 7600. DEVELOPMENT AGREEMENTS 
 

Subsection 7601.  Applicability. Gadsden County may enter into a development 
agreement with any person having a legal or equitable interest in real property 
located within the unincorporated portion of the County. All requirements of Sections 
163.3220 – 163.3243, Florida Statutes, must be met. However, a development 
agreement may not be written to delegate the Board of County Commissioners’ 
power to reclassify a land use category for any parcel or rezone any parcel at a 
future time.    

 
Subsection 7602.   Submittal requirements.  An application for a development 
agreement must include the following information.    

 
A. Legal description of the lands subject to the agreement; 
 
B. The persons, firms, or corporation having a legal or equitable interest in the 

land; 
 

C. The desired duration of the development agreement, but not exceeding thirty 
(30) years; 

 
D. The development uses permitted on the land including population densities 

and building intensity and heights; 
 

E. A description of all existing and proposed public facilities that will serve the 
land, including who shall provide such facilities; the date any new facilities, if 
needed, will be constructed; and a schedule to assure public facilities are 
available concurrent with the impacts of development; 
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F. A finding that the development permitted or proposed is consistent with the 

local government’s comprehensive plan and land development regulations; 
 

G. A description of any reservation or dedication of land for public purposes;  
 

H. A description of all local development permits approved or needed to be 
approved for the development of the land;  

 
I. A description of any conditions, terms, restrictions, or other requirements 

determined to be necessary by the local government for the public health, 
safety, or welfare of its citizens;  

 
J. A statement indicating that the failure of the agreement to address a particular 

permit, condition, term, or restriction shall not relieve the developer of the 
necessity of complying with the law governing said permitting requirements, 
conditions, term, or restriction. 

 
K. A description of all environmentally sensitive lands, Florida Department of 

Environmental Protection (DEP) jurisdictional wetlands, lands which are 
considered environmentally sensitive pursuant to the Gadsden County 
Comprehensive Plan, and land subject to the jurisdiction and regulations of 
the Northwest Florida Water Management District shall be shown on a survey 
of the property.  

 
Subsection 7603. Contents of Development Agreement. At minimum, the 
following must be addressed in the development agreement: 

 
A. Relevant findings, including those items as described Subsection 7702 of this 

Code and Section §163.3227, Florida Statutes.  
 
B. Definitions which apply to the terms and conditions used within the 

Agreement.  The local regulatory stability or relief the developer is seeking 
throughout the term of the Agreement. 

 
C. A Regulating Plan or Master Plan, attached as an exhibit to the Agreement, 

which will be used to determine impacts of future development to Gadsden 
County infrastructure and services.  

 
D. Identified public benefits pursuant to the Agreement. 
 
E. A dispute resolution process. 
 

Subsection 7604. Public notice and hearing requirements. Public notice and 
hearing requirements shall be as specified in §163.3225. In addition: 
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A. The Notice of Intent to consider the development agreement shall be mailed 
to all subject property owners and owners of property within a 1,000 foot 
radius of the subject parcel(s) no more than thirty (30) calendar days or less 
than ten (10) calendar days of the first scheduled public hearing.  

 
B. The date, time and place of the second public hearing shall be announced at 

the first public hearing. 
 
B. The first public hearing shall be held before the Planning Commission. The 

Planning Commission shall make a recommendation to the Board of County 
Commissioners to approve, don’t approve, or approve with recommended 
changes the application for the development agreement.  

 
D. The second public hearing shall be held before the Board of County 

Commissioners.   
 

NOTES:  
 
Move Section 7300 (Special Exception Uses) to end of Chapter 4 – zoning – Not a 
DO issue 
 
Move existing Section 7400 (vacation of ROW) to Chapter 5 – Not a DO issue 
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Florida Statutes Section 163.3179 Family homestead 

A local government may include in its comprehensive plan a provision allowing the use of a parcel of 

property solely as a homestead by an individual who is the grandparent, parent, stepparent, adopted 

parent, sibling, child, stepchild, adopted child, or grandchild of the person who conveyed the parcel to said 

individual, notwithstanding the density or intensity of use assigned to the parcel in the plan. Such a 

provision shall apply only once to any individual. 

 

WALTON COUNTY: Comprehensive Plan: Future Land Use Element 

Policy L-1.11.4: Pursuant to Florida Statutes §163.3179, homestead property subdivided for the use of an 

immediate family member (grandparent, parent, stepparent, adopted parent, sibling, child, stepchild, 

adopted child, or grandchild of the person who conveyed the parcel to said individual) for their homestead 

may be permitted as an exception to the density provisions contained in this element, with the exception 

of lots in platted subdivisions within the Residential Preservation Zoning District.  Such family member may 

be permitted to develop a single-family residence on a smaller lot provided that any such development 

must be consistent with the other provisions of this plan, including concurrency requirements. This 

exception shall apply only once to any such family member. 

 Exception to the density provisions; Does not list a minimum lot size. 

 Shall apply only once to any such family member; 

 Exception of lots in platted subdivisions within the Residential Preservation Zoning District. 

 

HILLSBOROUGH COUNTY: Comprehensive Plan Future Land Use Element 

In addition to language consistent with the provisions of Florida Statutes Section 163.3179, Future Land 

Use Element Policy 29.4 

Policy 29.4:    Pursuant to Florida Statute 163.3179, to preserve and protect the viability of the basic family 

farm as well as to provide homesteads for the relatives of agricultural land holders, a family homestead       

parcel may be created in the Rural land use categories regardless of the underlying plan density assigned      

to the parcel.  Residential development of agriculturally designated land for use of family members as their 

permanent residence is permitted at densities higher than normally in the respective rural agricultural 

categories but not to exceed 1 dwelling unit per gross acre. These parcels must be of at least one acre in 

size. This policy is intended to perpetuate family farm by making it possible for family members to both 

work and reside on the property devoted to agricultural uses and shall apply only once to any individual.  

 Exception to the density provisions not to exceed one dwelling unit per gross acre; 

 Shall apply only once to any such family member; 

 Intended to perpetuate family farming and agricultural activities. 
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MARION COUNTY: Comprehensive Plan 2045 Future Land Use Element 

Policy 2.1.16: Rural Land (RL)  

This land use designation is intended to be used primarily for agricultural uses, associated housing related 

to farms and agricultural-related commercial and industrial uses. The base density shall be (1) dwelling unit 

per ten (10) gross acres, and the designation is a Rural Area land use. The following special provisions shall 

apply for new development not meeting the base density, as further defined in the LDC: 

1. Family Division: A parcel of record within Rural Land may be permitted to be subdivided up to 40 three 

times, provided that no resulting lot is less than one acre outside of the FPA and not less than three (3) 

acres inside the FPA consistent with Section 163.3179, F.S. and as further defined in the LDC. 

Farmland Preservation Area (FPA): The FPA is a boundary that automatically qualifies properties 

designated Rural Land as being within the Sending Area due to the concentration of agricultural activities 

and designated locally important and prime farmland areas.  

 Exception to the density provisions not to exceed one dwelling unit per acre in FPA; 

 Exception to the density provisions not to exceed one dwelling unit per three acres outside the FPA; 

 May only be subdivided three times. 

 

JACKSON COUNTY: Comprehensive Plan Future Land Use Element 

1) Agricultural activities, including Silviculture and other agricultural activities for the Agriculture 1 (AG-1) 

land use category are specified in Policy 2.2(1) of the Future Land Use Element in the Jackson County 

Comprehensive Plan.  Densities Allowable densities within the AG-1 land use category are specified in 

Policy 2.2(1) of the Future Land Use Element in the Jackson County Comprehensive Plan. In accordance 

with Policy 2.2(1), new residential development is allowable, not to exceed one unit per 20 acres. 

However, this may be exceeded in cases of transfer of property to immediate family members as 

provided by Florida statute, provided that other applicable requirements are met during development. 

Clustering is encouraged. Minimum lot size in Agriculture 1 is .5 acres with 100′ of road frontage. 

 

 Exception to the density provisions not to exceed one dwelling unit per acre or .50 of an acre with 

100’ road frontage; 

 Supports clustering. 

 

WASHINGTON COUNTY: Comprehensive Plan Future Land Use Element 

I. Agriculture/Silviculture and Vacant/Undeveloped Land Use Density – Clustering in Agriculture on 

Continuous Paved Roadway. The maximum density does not limit the conveyance of one-acre lots from 

one family member to another immediate family member or of lots of record as of April 1991. 

 

 Exception to the density provisions not to exceed one dwelling unit per acre; 

 Limits to lots of record as of April 1991; 
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 DRAFT 
GADSDEN COUNTY PLANNING COMMISSION 

2020 MEETING SCHEDULE 
  

January  16 

February  13 

March  12 

April  16 

May  14 

June  11 

July  16 

August  13 

September  10 

October  15 

November  12 

December  10 

  
This schedule is prepared in accordance with Chapter 2, Subsection 2-173 of the Gadsden 
County Code of Ordinances.  The Planning Commission meets the second Thursday after the 
first monthly meeting of the Board of County Commissioners. All meetings will begin at 6:00 pm in 
the Board of County Commissioners Chamber at 9 East Jefferson Street, Quincy, Florida.  
Additional meeting and workshop dates may be supplemented as needed.  Planning Commission 
meeting agenda’s and materials will be posted on the County website at gadsdencountyfl.gov, 
approximately a week prior to the meeting.  
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