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A. SUMMARY:
The proposed amendment to the Land Use Element of the Tallahassee-Leon County
Comprehensive Plan would extend the Urban Services Area (USA) to include:
•

approximately 134.90 acres of land at the northeast corner of Old St. Augustine
Road and April Road

•

approximately 62.01 acres of land southeast of the intersection at Capital Circle
and Woodville Highway

•

approximately 107.76 acres of land between Apalachee Parkway and Old St.
Augustine Rd, east of Southwood Plantation.

The properties within the area that would be included in the Urban Services Area
(Subject Site) are owned by The St. Joe Company LLC and are the subject of a concurrent
application to change their designation on the Future Land Use Map.
B. STAFF RECOMMENDATION:
Find that the proposed text amendment is consistent with the Tallahassee-Leon County
Comprehensive Plan, based on the findings and other information contained in this staff
report, and recommend ADOPTION of the proposed amendment.
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C. LOCAL PLANNING AGENCY RECOMMENDATION
Find that the proposed text amendment is consistent with the Tallahassee-Leon County
Comprehensive Plan, based on the findings and other information contained in this staff
report, and ADOPT the proposed amendment.
D. PROPOSED POLICY CHANGE:
See attached new map of the Tallahassee-Leon County Urban Services Area that would
replace map 2 and Map 3 in the Land Use Element of the Tallahassee-Leon County
Comprehensive Plan.
E. APPLICANT’S REASON FOR THE AMENDMENT:
The applicant proposes that this Urban Services Area expansion will allow limited
development to occur on the constrained portions of the parcel, where existing road
and infrastructure already exist. The USA expansion, they reason, will serve the broader
area of the community in the most efficient manner.
F. STAFF ANALYSIS
History and Background
The original Urban Services Area was established in 1990. Since 1997, it has been adjusted
12 times. This proposed amendment would expand the Urban Services Area to include the
parcels on Woodville Highway, April Road, and Southwood Plantation Road.
Amendments to the Urban Services Area Boundary Since 1997
Acreage
Added

Cycle

Area

1997-1

Thomasville Road

1997-1

Bradfordville Road

1997-1

Capital Circle SE

1999-1

Buck Lake Road

2000-1

Centerville Road

39.78

2000-2

Blountstown Highway

2.48

2003-2

Meridian Road

28.90

2004-2

Tower Road

78.02

2005-2

Woodville Highway

17.59

2010-2

TLH Airport

858.89

2020

Pine Cone Woods

2020

Welaunee Arch
Totals

Acreage
Deleted

13.55
-1,600.80
250.94
-294.37
-34.52

182
4778
6250.15

-1,929.69
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Objective 1.1 [L] of the Tallahassee-Leon County Comprehensive Plan directs development
to those areas which have in place, or have agreements to provide, the land and water
resources, fiscal abilities, and the service capacity to accommodate growth in an
environmentally acceptable manner. To accomplish this, Objective 1.1 [L] directs the
establishment and maintenance of an Urban Service Area, which is based upon a desire to
have Tallahassee and Leon County grow in a responsible manner, with infrastructure
provided economically and efficiently, and surrounding forest and agricultural lands
protected from unwarranted and premature conversion to urban land use. The location
and size of the USA shall be depicted on the Future Land Use Map (FLUM) and is based
upon the area necessary to accommodate 90% of new residential dwelling units within the
County; the ability to provide the urban infrastructure; and the presence of environmentally
sensitive lands and water bodies, requiring protection from the impacts of urban
development.
Policy 1.1.1 [L] indicates that new development should be concentrated in the Urban
Service Area, in order to discourage urban sprawl.
Policy 1.1.11 [L] indicates that the growth management strategy of the Tallahassee-Leon
County Comprehensive Plan is designed to be implemented by a series of instruments
which include: 1) An Urban Service Area strategy to guide and coordinate land use densities
and intensities with the availability of capital infrastructure and to discourage urban sprawl.
Policy 2.1.1 [L] indicates that urban services are not planned or programmed for lands in the
Rural land use category. There is currently access available for the subject sites. This fact
supports redesignation of the subject sites, as Rural lands are not intended to have urban
services.
Policy 2.2.1 [L] indicates a special condition that property within the Rural category shall not
be converted to a more intense land use category unless the subject site adjoins the Urban
Service Area or a designated Rural community. The subject sites are adjacent to or have
portions currently inside the USA. Therefore, this special condition is satisfied.
The Objective and Policies listed above indicate, in summary:
1) A significant majority of development in Tallahassee and Leon County should be
directed to areas within the Urban Services Area.
2) The Urban Services Area should contain areas which have in place, or have
agreements to provide, land and water resources and other service capacities to
accommodate growth in an environmentally acceptable manner.
3) The Urban Services Area is intended to coordinate development with the availability
of capital infrastructure, and to discourage urban sprawl.
As highlighted by the applicant, the areas near to the subject sites have been developed to
a significantly higher degree than they were at the inception of the Tallahassee-Leon County
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Comprehensive Plan. There is a larger presence of both residential and non-residential
development in the area. In other words, the area has become more urbanized.
As indicated above, the Urban Services Area is designed to prevent the premature
conversion of land to urbanized development and to constrain the areas to which urban
services are extended.
The subject site on April Road contains two parcels between Apalachee Parkway and Old St.
Augustine Road. The north parcel, 3101202070000 is partially inside the current USA
boundary. The south parcel, 3112200010000 is currently in the City of Tallahassee area for
water, sewer and is served by water and sanitary sewer provided by the City of Tallahassee.
The subject site on Woodville Highway also contains two parcels. The west parcel,
3130200010000 is inside the City limits, is inside the current USA boundary, and is currently
in the City of Tallahassee area for water and is served by water provided by the City of
Tallahassee. The east parcel, 3130200020000 is outside the City limits and outside the
current USA boundary. Central sewer utilities are currently unavailable to the east parcel.
The subject site on April Road has access to the principal arterial Apalachee Parkway and
the Woodville Highway subject site has access to the principal arterial Capital Circle SE.
The subject site on Southwood Plantation Road with parcel number 3102204130000 has
approximately 22.01 acres inside the current USA boundary. The City of Tallahassee has no
central water or sewer utilities available to the subject site. The subject site on April Road
has access to the principal arterial Apalachee Parkway, the Woodville Highway subject site
has access to the principal arterial Capital Circle SE and the subject site on Southwood
Plantation Road has access to the minor collector Southwood Plantation Road
As there is existing capital infrastructure available on the subject sites, a purpose of the
Urban Service Area (directing development away from areas without or not intended to
have urban services, and to areas that do) would be furthered by expanding the USA to
include the subject sites.
Previous Commission Consideration
The Urban Services Area has been altered 12 times since 1997; at times additional lands
were brought into the USA, and at times additional lands were removed. There is no
previous extension of the USA in the subject sites.
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G. STAFF REPORT UPDATE
Below is a list of all public meetings and actions taken by appointed or elected bodies in
consideration of this proposed amendment:
Cycle Meetings

Date Completed

X

Public Open House

X

Local Planning Agency
Workshop

1/4/2022

X

Local Planning Agency
Public Hearing

3/1/2022

12/15/2021

Joint City-County
Commission Workshop
Joint City-County
Transmittal Public Hearing
Joint City-County
Adoption Public Hearing

H. CONCLUSION:
Based on the above analysis, Planning Department staff recommends approval of the
amendment request for the following reasons:
•

Amending the Future Land Use Map (Map 2 and Map 3) of the Tallahassee-Leon County
Comprehensive Plan to extend the Urban Services Area to include the subject sites
would be consistent with Objective 1.1 [L], Policy 1.1.1 [L], and Policy 1.1.11 [L] of the
Tallahassee Leon County Comprehensive Plan.

I. APPENDICES:
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APPENDIX #1: USA BOUNDARY AMENDMENT MAPS
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APPENDIX #2: COMPREHENSIVE PLAN POLICIES
Objective 1.1: [L]
(EFF.7/16/90; REV. EFF. 7/26/06; REV. EFF. 12/24/10)
Direct development to those areas which have in place, or have agreements to provide, the
land and water resources, fiscal abilities, and the service capacity to accommodate growth
in an environmentally acceptable manner. This shall be accomplished in part through the
establishment and maintenance of an Urban Service Area (USA) concept. This Urban Service
Area (USA) concept is based upon a desire to have Tallahassee and Leon County grow in a
responsible manner, with infrastructure provided economically and efficiently, and
surrounding forest and agricultural lands protected from unwarranted and premature
conversion to urban land use. An urban service strategy provides for well-managed, orderly
growth, which preserves natural resources and promotes fiscal responsibility. The location
and size of the USA shall be depicted on the Future Land Use Map and is based upon the
area necessary to accommodate 90% of new residential dwelling units within the County by
the Plan Horizon; the ability to provide urban infrastructure; and, the presence of
environmentally sensitive lands and water bodies, requiring protection from the impacts of
urban development.
Policy 1.1.1: [L]
(REV. EFF. 7/20/05)
In order to discourage urban sprawl, new development shall be concentrated in the urban
service area plus in the Woodville Rural Community future land use category and the rural
communities of Capitola, Chaires, Ft. Braden and Miccosukee, as designated on the future
land use map.
Policy 1.1.11: [L]
(REV. EFF. 3/14/07; REV. EFF. 1/7/10)
The growth management strategy of the Tallahassee-Leon County Comprehensive Plan is
designed to be implemented by a series of instruments which include:
1) An Urban Service Area strategy to guide and coordinate land use densities and
intensities with the availability of capital infrastructure and to discourage urban
sprawl.
2) A Land Use Map to graphically distribute broad categories of land use and allowable
densities and intensities. In conjunction with the Land Use Map, an environmental
overlay system has been included which depicts the general location of
environmental features which are to be preserved as required by the Conservation
Element, or to which development limitations will apply as identified in the
Conservation Element.
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3) A Future Right-of-Way Needs Map to graphically represent planned future
transportation projects in the City of Tallahassee (City) and Leon County (County)
and a table of projects indicating the project termini and access classifications. This
map, table, and corresponding land development regulations are intended to
provide a basis for coordinating new development with the provision of
transportation facilities by designating corridors where the construction and
improvement of transportation facilities is expected. Objectives and policies related
to the Future Right-of-Way Needs Map are provided in the Transportation Element.
(EFF. 7/1/04) 4) Commercial Site Location standards, which apply to certain Future
Land Use Categories other than Central Core, Central Urban, Village Mixed Use,
Suburban, Bradfordville Mixed Use, Planned Development and Woodville Rural
Community shall be implemented through the Land Development Regulations, are
intended to integrate commercial land uses into the transportation network and
development patterns in order to assure accessibility by the general public. (REV.
EFF. 3/14/07; REV. EFF. 1/7/10)
4) Land Use Category Summaries for each Future Land Use which in conjunction with
the land use map provide the allowable densities and intensities of uses use on
specific sites.
5) The Planned Development Future Land Use Category applies to large land holdings
that will be developed for a mix of land uses. (REV. EFF. 3/14/07)
6) Descriptions of eight different Mixed Use development patterns which establish
development pattern intent, allowed density and intensity, development pattern
location criteria, and development pattern access criteria within the Bradfordville
Mixed Use Category (see Objective 1.7) (REV. EFF. 3/14/07)
7) Goals, Objectives and Policies which further add guidance by outlining courses of
action to be taken in conjunction within the instruments listed above to further
assure implementation. These instruments do not act independently of each other.
Rather, they combine to form a set of parameters in which land use decisions are
made consistent with a growth management strategy designed to address the issues
important to the community.

