
  

 

 
GROWTH MANAGEMENT 
DEPARTMENT REPORT 
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Amendments 

 
 
 

 
 
To:   Board of County Commissioners (BOCC)  
 
Through:   Michael Wanchick, County Administrator 
 
From:   Joseph C. Cearley, Special Projects Manager 
    
Subject:   Public Hearing – Discussion on proposed Land Development 

Code Amendments. 
 
Hearing dates:  September 03, 2019 

 
Discussion on Land Development Code items 

Board of County Commissioners Meeting of September 03, 2019 
 
Summary  
 
This is a follow up discussion with the Board to outline staff efforts on relaxing 
standards within the Land Development Code in an effort to supply a stock of 
workforce housing in St. Johns County. This item came before the BOCC on May 
07, 2019 where the Board was given multiple options to further the progress of 
providing affordable housing. Staff received consensus on two options and was 
given direction to 1.) Create an affordable housing zoning district with a mixture 
of deed restricted affordable and free market units, and 2.) relax standards to 
allow accessory dwelling units by right in all residential zoning designations.  This 
memorandum provides an update and overview of both efforts and seeks further 
guidance from the Board. 
 
At the direction of the Board of County Commissioners (the “Board”), staff was 
asked to address the following issues for this agenda item: 
 

 Affordable Housing Zoning Designation 
 Accessory Dwelling Units 
 Community Meetings 

 
 
 
 



  

 

A. Affordable Housing 
 
St. Johns County Board of County Commissioners has directed staff to research 
Policy and Regulations hindering the construction of Affordable Housing and 
research potential incentives and relaxed regulations to foster the development 
of Affordable Housing in unincorporated St. Johns County. Staff has been long 
aware of the pressures to facilitate the development of housing that is affordable 
to the average household. Some of the concerns shared from our development 
community that impede this effort include high impact fees, costly infrastructure 
improvements,  restrictive density maximums, and the lack of zoning districts 
that allow for subdivisions that promote reasonably-priced lots and homes. Staff 
has conducted research on the zoning and density allowances that characterize 
vibrant, affordable places and have provided some suggestions for code 
amendments.  
 
Relaxing the allowable housing building types will also promote housing 
affordability in St. Johns County. Modular construction should be allowed in 
every residential zoning district, and townhomes and duplexes should be allowed 
in more districts. Currently, a townhome development requires a Planned Unit 
Development rezoning for every area in the County except for the Vilano Beach 
area. This is expensive and often cost-prohibitive for small-scale developers 
interested in in-fill projects.  

 
Defining Affordable Housing 
 
The area median income (AMI) is the household income for the median — or 
middle — household in a region. For example, if you were to line up each 
household in the area from the poorest to the wealthiest, the household in the 
middle would be the median household. Each year, the Department of Housing 
and Urban Development (HUD) calculates the median income for every 
Metropolitan Statistical Area (MSA) in the country. HUD focuses on MSAs, rather 
than just one city in the area, because families searching for housing are likely 
to look beyond the city itself to find a place to live. 
 
Based on the Florida Housing Authority, the following income brackets are 
further defined below: 
 
Extremely Low-income: An extremely low-income household is one whose income 
is at or below 30% of the Area Median Income (AMI) for households of the same 
size 
 
Very Low-income: An Very Low-income household is one whose income is above 
30% and at or below 50% of the Area Median Income (AMI) for households of the 
same size. 
 
Low-Income: A Low-income household is above 50% and at or below 80% of the 
Area Median Income (AMI) for households of the same size. 
 
Moderate Income: A Moderate income household is above 80% and at or below 
120% 



  

 

 
In regards to applicability, Staff suggests that focus be provided on those who fall 
within the Moderate-income range. The Low-income range captures most of the 
upcoming professionals, such as policeman, fireman/EMS, Medical Care, and 
Government employees who require assistance in obtaining affordable housing 
within a reasonable distance of their places of employment. 
 
 
Affordability Requirements  
 
Developments offering to dedicate 30 % of their proposed overall dwelling units 
to affordable housing shall utilize the Affordable Zoning designation and take 
advantage of the relaxed standards and density bonuses.  Currently, the Annual 
Median Income (AMI) for St. Johns County is approximately $73,500 annually. 
Staff suggests that these affordable homes should be constructed in a price range 
that would allow for moderate income persons, or making at or below 80% of the 
AMI ($58,800), capable of purchasing affordable housing with specific deed 
restrictions limiting the amount of time the property should remain affordable. 
Staff suggests a deed restriction of at least thirty (30) years to create a stock in 
affordable and attainable housing.  
 

i. Low =   80% AMI  ($58,800) 
 
Therefore, a person making at or below 80% of the AMI, or $58,800 a year, would 
qualify to purchase affordable housing under the new Zoning designation. Per 
the Florida Housing Coalition, in the case of units for sale, “affordable housing” 
means housing in which principal, interest, taxes, and insurance make up no 
more than 30% of the gross household income. Therefore, the maximum price an 
affordable unit could sell for would be $196,000 or less.  
 
For rental housing, “affordable” means housing for which the rent, heat, and 
utilities other than telephone constitute no more than 30% of the gross annual 
household, adjusted for household size.  
 
New Affordable Zoning Designation 

 
In terms of zoning, staff is proposing a standard zoning district within the Land 
Development Code that features relaxed development standards such as smaller 
lot sizes, reduced setbacks, additional lot coverage, higher impervious surface 
ratios, and additional height allowances. Additionally, Planned Unit Development 
require twenty-five percent (25%) open space and an active recreation 
component. Simple rezoning does not require these additional lands to be set 
aside and would provide for more developable land. In a review of Planned Unit 
Developments approved within St. Johns County, minimum lot sizes have been 
approved for as small as 1,400 square feet with setbacks for structures often 
being as small as ten (10) feet. This was the case for the Silver leaf development. 
Townhome developments have been approved with height allowances up to 60 
feet. Below, Staff has provided characteristics of a new zoning category strictly 
for affordable housing. The new Zoning category would serve the needs of 
residents who are earning at or below 80% of the Annual Median Income (AMI) 



  

 

or Low-income levels.   Certified affordable housing projects or projects with a 
minimum of 30% affordable housing units are eligible for flexibility and 
administrative relief for site design elements provided that 30% of all designated 
affordable units are deed restricted for affordability for a period of up to thirty 
(30) years. This would also allow for all residential home types to be permitted by 
right in all zoning designations to allow for smaller more compact development. 
Those utilizing the program and providing deed restricted affordable housing 
would receive double the allowable density of each Residential Zoning designation 
as permitted through an optional density bonus. Below are some of the proposed 
characteristics of the proposed Affordable Zoning designation. 

 
The intent of the new zoning designation would be to streamline the development 
review procedure and eliminate the requirement to rezone to a PUD for affordable 
Single-Family, Duplex, Townhomes, and Multifamily residential.   Allowing 
multiple residential housing types would create more diverse types of buildings 
in the Residential Future Land Use designations and provide for better 
infrastructure efficiency. Additionally, the Affordable Residential Zoning 
designation would allow for and provide flexible design standards that would 
promote affordability.  
 
Relaxed Development Standards for New Affordable Zoning Category 
 
Relaxed Land Development Code provisions would allow affordable housing 
supply to respond elastically to demand and help St. Johns County protect home 
values while maintaining housing affordability. An affordable housing Zoning 
district creates a new set of incentives that developers may receive in exchange 
for the creation of affordable housing beyond that created pursuant to any other 
existing requirements or incentive programs. Such incentives may include the 
following:  

 Additional density beyond that allowed under standard zoning and the 
density bonus program.  

 Reduction or waiver of various planning/permit fees  
 Exemption from various discretionary approvals  
 Fast-tracked permit processing  
 Adjustments to development standards, including reduced setbacks and 

parking requirements, greater height limits, higher floor-area-ratio and/or 
lot coverage requirements, or other standards  
 

Staff has created some relaxed provisions below that may be included within the 
affordable housing Zoning district that may encourage the development of 
affordable housing in St. Johns County. 

 
a. Density Bonus: An increase in density offers an economic incentive. The 

allowance of full density allowed by land use and zoning regulations, as well 
as additional approved units allowed by density bonuses, creates the 
opportunity for an affordable housing project to be financially feasible. The 
sale of more units or the leasing of more apartments offsets the lower sales 
price or rent amounts for each affordable unit. 

 



  

 

i. Res A  = 1  Res A = 2 
ii. Res B = 2  Res B = 4 
iii. Res C = 6  Res C = 12   
iv. Res D = 13  Res D = 26 

 
 

b. Increased Height  
 
i. Multi-Family Structures may exceed the prescribed maximum height. Five 

(5) feet additional setback shall be required for each five (5) feet of 
Structure height above the prescribed maximum height of thirty-five (35) 
feet up to a maximum increase of twenty (20) feet (55’). 

 
1. 20’ foot vegetated buffer at 50% opacity required. 

 
c. Reduced Lot Width 

ii. Single Family Dwelling  --- 35 feet 
iii. Duplex --- 14 feet 
iv. Townhomes --- 14 feet 
v. Multi-Family --- 80 feet 

 
 

d. Reduced Lot Size 
i. Single Family Dwelling --- 3,500 s.f. 
ii. Duplex --- 1,400 s.f. 
iii. Town Homes --- 1,400 s.f. 
iv. Multi-Family --- Lot Coverage of no more than 75% 

 
e. Reduced Setbacks 

 
i. Single Family 

1. Front – 10’ 
2. Side –   5’  (10’ between structures) 
3. Rear –  10’ 

ii. Duplex/Townhomes 
1. Front – 10’ 
2. Side (end of structure to property line) – 10’ 
3. Rear 10’ 

iii. Multifamily (over 35’ height) 
1. Front  - 15 ‘ 
2. Side – 10 ‘  
3. Rear – 15’ 

 
NOTE: When located adjacent to single family residential homes, multi-family shall not 
exceed a building height greater than one foot for each foot of horizontal distance from 
the property line. 
 

f. Increased Lot Coverage 
i. 75 % 

 



  

 

g. Decreased Parking 
i. Studio Apartments = 1 space 
ii. 1+ Bedroom Apartments/Single-Family Dwelling  = 2 spaces (or UTI 

manual recommendations) 
 

h. Non-Zoning Variance 
 

i. Administrative Review for Deed Restricted Affordable Housing 
 

i. Relaxed Landscaping and Tree Removal Standards 
 
 

i. Meets or exceeds 40 tree inches per acre 
ii. No perimeter buffers required for Rezonings 

 
j. Fee Waivers -  Deed Restricted Affordable Housing  

 
i. Restricted Fees (must be paid with other revenue funds) 

1. Building Service Fees 
2. Utility Connection Fees 

ii. Non Restricted Fees (may be waived by policy) 
1. Planning Fees  

a. Potentially be used to offset tree mitigation fees for 
affordable 

2. Tree Mitigation Fees (Tree bank fund) 
 

k. Expedited Permitting 
 

i. Existing DRM Section 6.0 
 
 Impact Fee Waivers 
 

At the May 07, 2019 Board Meeting, there was substantial discussion on the 
waiver of impact fees. Since that meeting, House Bill 7103 was signed into law 
and allows for local jurisdictions to waive impact fees for “affordable” housing. It 
was also noted that impacts on infrastructure would need to be subsidized with 
the General Fund or other legally available revenue sources. Staff had met with 
a representative of the SJC School Board where they expressed an inability to 
waive impact fees for schools due to budget constraints.  
 
Another option that was brought up was the transfer of impact fee credits within 
the same impact fee zone for the construction of extremely low and very low 
affordable housing. 
    

B. Accessory Dwelling Units 
 
On May 07, 2019 staff received direction from the Board to provide some draft 
verbiage that would loosen restrictions on Accessory Dwelling Units (ADU’s) on 
who may stay in accessory units. Accessory Dwelling Units offer an incentive for 
infill development, which uses existing infrastructure and can provide affordable 



  

 

housing for low‐ and moderate‐income households. Allowing accessory dwelling 
units could, in theory, become a popular, successful incentive strategy, since 
ADUs offer a viable alternative to single‐family homes in the traditional sense. 
Removing the land use barriers which prevent accessory dwelling units from 
being built may be all that local government needs to do for affordable accessory 
dwelling units to be built.  
 
An accessory dwelling unit creates affordable housing in two ways: the secondary 
(accessory) dwelling is a small rental unit that will ordinarily rent at a price within 
the means of lower‐income persons; at the same time, the rental income from the 
accessory dwelling unit can render the primary residence more affordable by 
virtue of the income it generates for the resident owner of the primary residence. 
Currently, the Land Development Code limits Accessory Family Units to rental to 
members of the immediate family only. This draft (Attachment A) seeks to create 
“Accessory Dwelling Units” (ADU’s) use to allow ADU’s by right and to allow 
persons from outside of the family to rent an ADU for long term purposes only. 
Additional proposed provisions regulating ADU’s are as follows: 
1. Limit of one per lot; 
2. Max square footage of 800 square feet;  
3. Additional parking space provided;  
4. Max height of twenty-five (25) feet; 
5. Limited to rental of six (6) months or longer; 

  
 
C. Community Meetings  

 
Standard: Policy A.2.1.7. of the Future Land Use Element of the Comprehensive 
Plan states that within the Northwest Sector Overlay, proposed major 
applications such as comprehensive plan amendments, planned development 
applications, and DRI applications require a community workshop six months 
prior to the Planning and Zoning Agency. Community meetings provide a forum 
for applicants, builders, and developers to discuss community concerns prior to 
public hearings. Community meetings are hosted by applicant at a location in 
proximity to the project. Staff attends, but applicant hosts meeting and provides 
meeting minutes.  
 
Issue: Board members have suggested that other areas within the County may 
benefit by having required community meetings. However, this item was provided 
to the Board on April 16, 2019 for discussion and there was consensus to suggest 
to developers that a community meeting be held for major applications such as 
Special Use Permits, Major Modifications, Rezonings, and PUD rezonings. Since 
then, staff was asked to bring before the Board once again for further discussion.  
 
Options:  

• Community meeting standards that mimic the standards for the Northwest 
Sector could be added to the LDC to apply throughout the County.  

• Community meeting standards that mimic the standards for the Northwest 
Sector could be added to the LDC to apply to other defined areas, but not  
the entire County.  

 



  

 

Concern: These meetings have costs associated with notices and securing meeting 
locations that are borne by the applicant. If the number of meetings becomes excessive, 
staff may not be able to attend all meetings. Many applicants already hold community 
meetings outside the Northwest to address concerns prior to public hearings. 

 
 
BOARD ACTION 
Provide staff with direction on how to proceed with these specific amendments to the 
Land Development Code. 
 
 
ATTACHMENTS 
Attachment A – Proposed Draft Ordinance for Accessory Dwelling Units 
   



ATTACHMENT A 

Proposed Verbiage for 

Accessory Dwelling Units



 
 
 
Sec. 2.02.04 Accessory Uses 
 
A. Generally 
 

1. The review of Accessory Uses shall be the same as is required for the principal 
Use.  All required Accessory Uses for any principal Use, including but not limited 
to off-street parking and loading areas, retention or drainage areas, and private 
sewer or Water Systems shall be located on the same Parcel as the principal Use 
and shall have the same or similar zoning district designation as the principal Uses, 
except in accordance with the Site Plan review requirements in Part 5.02.00 of this 
Code and/or except as expressly permitted elsewhere in this Code.  In no case 
shall the principal or Accessory Use be located in a zoning district where that Use 
is not either a permitted Use or a Special Use. 

 
2. Where a Building or Structure containing such principal Use, such Building or 

portion shall be considered as part of a principle Building and not an accessory 
Building. 

 
3. Accessory Uses and Structures shall not be located in required Front and Side 

Yards, in any residential district except as follows: 
 

a. On double frontage Lots, through Lots and Corner Lots, Accessory Uses 
and Structures may be located in any required Side Yard. 

 
b. Accessory Structures for the housing of persons such as Guest Houses 

or Employee Quarters, shall not be located in any required Yard. 
 
c. Detached Accessory Structures (other than as in (b) above) which are 

separated from the main Structure by not less than ten (10) feet, may be 
located in a required Side or Rear Yard but not less than three (3) feet 
from any Lot line. 

 
4. No accessory Building or Structure shall be used or occupied until the main Use 

Building on the Lot is being used, except for temporary storage of building supplies 
during the period of Construction of the main Use Building.  No accessory Building 
or Structure shall be placed on a Lot or Parcel prior to the issuance of a 
Development Permit for the main Use Building or Structure.  This restriction shall 
not apply to fences, retaining walls,  boat docks, boat houses, dune walk-over 
Structures or well houses. 

 
B. Permitted Accessory Uses, Residential Districts 
 

Each of the following Uses is considered to be a customary Accessory Use, and as such, 
may be situated on the same Lot with, but detached from, the principal Use with which it 
is associated. Except for Model Homes, as described in this Section, such Accessory Uses 
or Structures shall not involve the conduct of business of any kind and shall not attract 
visitors in larger numbers than would normally be expected in a residential district. 

 



1. Household Animals, provided that in residential districts the number of such pets 
over ten (10) weeks in age shall not exceed five (5) unless a Special Use has been 
granted allowing a greater number.  No Animals for commercial sale shall be kept 
or raised in residential districts.  This provision shall not apply to small, contained 
household Animals, including but not limited to: freshwater or saltwater fish, 
hamsters, turtles and similar Animals housed within the residence. 

 
2. Guest House or Guest Quarters or Guest Cottage, provided the Structure is a unit 

in a Building separate from and Accessory in Use and size to the main residential 
Building on a Lot, intended and used only for intermittent or temporary occupancy 
by a non-paying guest or family member.  A Guest House may contain limited 
kitchen facilities such as microwave oven, bar sink, less than 10 cubic foot 
refrigerator/freezer, provided the unit is not occupied by the same tenant in excess 
of thirty (30) days within the same calendar year, and the unit shall not be rented.  
A Guest House shall not be considered a separate Dwelling Unit provided such 
conditions are met.  A Guest House shall also meet the same required yards as 
the principal Building or Structure. 

 
3. Accessory Dwelling Units are permitted by right in all residentially zoned districts 

that permit single-family homes. Only one (1) Accessory Dwelling Unit is permitted 
per single family parcel and shall be rented for a period of six (6) months or longer,   
subject to the following provisions: 

  
a. An Accessory Dwelling Unit shall be located on the same Lot as the main 

use Structure and not subdivided onto a separate lot.  
  

b. An accessory dwelling may not be larger than fifty (50) percent of the 
square footage of the single family home with garage space not included 
in the calculation. In no case shall the total footprint of the accessory 
dwelling exceed more than eight hundred (800) square feet. 

  
c. Accessory Dwelling Units must comply with the development standards 

outlined in Table 6.1 of the Land Development Code for the underlying 
zoning district and shall not be located within the side or front yard. 

  
d. Accessory dwelling units shall be constructed utilizing similar architectural 

standards as utilized for the design and construction of the principal 
structure.  

  
  

e. One (1) additional off-street parking space, beyond requirements for a 
single family home, must be provided on-site for an accessory dwelling 

  
  

f. The maximum building height for an accessory dwelling is twenty-five (25) 
feet. 

  
g.  An Accessory Dwelling Unit shall not be sold separately from the main use 

Structure. 
  

  



h. In instances in which the accessory dwelling is used for a rental property, 
the existing single family home on the parcel must be the primary residence 
for the property owner and hold an active homestead exemption through 
the Saint John’s County Property Appraiser's Office.  

  
i. An Accessory Dwelling Unit shall not be considered a separate Dwelling 

Unit for purposes of the Land Development Code and Comprehensive Plan 
provided all the above requirements are met and the Accessory Dwelling 
Unit is in continual compliance.  

   
  
  

  
  

 


	SR - Affordable Housing 
	Filler A
	Attachment 1- ADU

