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Adjacent Use Exhibit (300 Foot Radius)
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Soil Map



View from US 27 of Project Site (on Left) and FDOT Basin (on Right)



View of Project Site (on Right) from US 27



View of Project Site (on Right) on NE 170th Ave. (on Left) from US 27



View from NE 170th Ave. of Project Site (on Left)
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     Small Scale Comprehensive Plan Amendment 
Land Use Change Application 

 

 
 

Project Request: A proposed Comprehensive Plan Amendment to amend the Future Land Use 
Map from Low Density Residential to Commercial.   

 
Project Location: Tax Parcel Numbers 0427000100 (portion of) & 0427000500 
 
Project Owner:  Arthur L. Suggs 
 
Submittal Date:  November 23, 2021 
 
Prepared By:  Clay Sweger, AICP, LEED AP 
   eda consultants, inc. 
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Project Background / Project Request 
 

The owner of the subject property, Arthur L. Suggs requests approval of a Comprehensive Plan 
amendment (land use change) to the Levy County Future Land Use Map from Low Density 
Residential to Commercial on that portion of the property which is not presently classified as 
Commercial.  The total property owned by the applicant is approximately 5.38 (+/-) acres in size. 
The northeastern approximately 0.85 acre of the property owned by Mr. Suggs (where his 
automotive repair business is located) is already mapped as Commercial future land use.  The 
remaining approximately 4.53 acres of the property is presently classified as Low Density 
Residential. 
 
The proposed land use change is illustrated in the following two exhibits: 
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The subject property is located within the Williston Municipal Service District.  Municipal Service 
Districts (MSDs) are established by the Comprehensive Plan and designated on the Future Land 
Use Map.  The Comprehensive Plan provides for urban land uses within MSDs, which are intended 
for urban expansion and within which urban densities and intensities are allowed and urban 
services are provided or encouraged.  The Commercial future land use category is designated by 
the Comprehensive Plan as an urban land use category and is therefore appropriate when located 
within a MSD.  Comprehensive Plan policies related to MSDs are provided in the ‘Comprehensive 
Plan Consistency section of this Report. 
 

Background 

 
The subject property as stated above has different future land use than zoning.  The future land 
use map indicates the future use on this property as urban in nature.  The F/RR zoning does not 
correspond with the underlying Low Density Residential land use designation on the 4.53 acre 
portion of the property, nor the remaining 0.85 acre portion of the property with a Commercial 
future land use designation.  Although the property owned by Mr. Suggs has a combination of 
Low Density Residential and Commercial land use designations, the entire parcel remains zoned 
F/RR, which is not consistent with properties within the MSD or the underlying land use 
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designations.  Therefore, a companion rezoning request is being made to change the F-RR zoned 
land to C-4 & C-3.  
 
The applicant wishes to expand their existing automotive repair business and potentially add 
other commercial activities and in order to do so, the land use designation must be changed to 
Commercial.  
 

Existing and Future Land Use Pattern and Compatibility   
                                             

Existing Development 

Patterns 

Existing Use Future Land Use 

Designation 

North US 27, Automotive Repair & Residential  Commercial & A/RR 

South Pasture Low Density Residential 

East NE 170th Avenue & Residential  Low Density Residential 

West FDOT Basin Low Density Residential 
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The subject property is abutting commercial land to the north and US 27, a state arterial highway.  
The land is abutting NE 170th Avenue to the east and an FDOT basin to the west.  Agricultural / 
undeveloped land lies to the south.  Surrounding properties to the west, south and east are 
located within the Williston Municipal Service District (MSD).  Future commercial development 
on the subject property would be required to comply with the Code requirements for building 
setbacks and landscape buffers to help ensure compatibility.   
 

Impact on Adopted Level of Service Standards 

Accessibility to Public Facilities: 
 
Road Access 

 
US 27 to NE 170th Street 

 
Fire Protection 

 
Approx. 3 miles (downtown Williston) 

 
Police Protection 

 
Approx. 3 miles (downtown Willison) 

 
Emergency Medical Service 

 
Approx. 3 miles 

 
Nearest School 

 
 Approx. 2 miles 

 
Centralized water and sewer  Approx. 3 miles to nearest connections 

 

Infrastructure Comp. Plan Element Level of Service 

Standard 

Solid Waste Infrastructure Element Solid 

Waste sub/element Policy 1.5 

The LOS standard is 2.8 lbs. per 

person per day or an equivalent 

residential unit (ERU) for non-

residential development.  The 

County uses the Tri-County 

Three Rivers Landfill in Union 

County, which has a projected 

50-year time frame for capacity. 

Parks and Recreation Recreation and Open Space 

Element, Policy 1.2 

This policy does not apply to 

commercial uses. 

Centralized Sewer Infrastructure Element The property will be served with 

on-site septic service and 

therefore, will not affect any 

centralized sewer systems.  
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Potable Water Infrastructure Element The property will be served with 

on-site well service and 

therefore, will not affect any 

centralized potable water 

systems. 

Drainage Infrastructure Element, 

Stormwater Management sub-

element, Policy 1.2 outlines 

design standards to address 

stormwater management 

systems addressing quantity 

and quality of stormwater 

runoff treatment. 

Design standards for 

stormwater management 

systems to address quantity and 

quality of stormwater 

treatment is outlined in Policy 

1.2 and is consistent with F.A.C. 

Rule 40B and 62-25. 

Transportation Transportation Element, Policies 

2.2,3.4 and 4.4 

County LOS standard for County 

and non- interstate roads is “C” 

US 27 is designated as a 

principal arterial and is required 

to maintain “B” in the 

Comprehensive Plan. See 

information below for LOS 

information. 

 

Regarding traffic, the property has direct access to US 27.  In addition, access is available to NE 
170th Street at the intersection with US 27.  
 
According to information provided by the Florida Department of Transportation; US 27 is 
operating at the required “B” level of service, which allows the existing 7,403 annual daily trips 
to maintain the “B” level service up to a total of 25,700 daily trips before the LOS drops to “C” 
(over three times the current average daily trip counts).  
 
The following table contains information concerning the assessment of the traffic level of 

service on the surrounding road network by the proposed amendment. 
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Level of Service 
Section 

 
Existing 
Average 
Annual 
Daily 
Traffic 

 
Existing 
Level of 
Service 

 
Reserved 
Capacity Trips 
for Previously 
Approved 
Development 

 
Development 
Trips 

 
Average 
Annual 
Daily 
Traffic 

With Dev 

 
Level of Service 
with 
Development 

 
Alt. US27  
(SE of CR 339A) 

 
 7,403a 

 
 

    B 

 

 
 

        0 

 

     1,665 

 

 
 

9,068 

 

 
 

B 

 

 
 a 2020 Average Annual Daily Traffic Count Station Data, Florida Department of Transportation.  

  

 Sources: Trip Generation.  Institute of Transportation Engineers, 11th Edition. 

 

  Level of Service Handbook.  Florida Department of Transportation, 2020. 

 
Water, sewer, solid waste, parks and recreation, drainage and transportation level of services are 
anticipated to maintain the adopted level of service standards after the proposed amendment.  
 
 

Levy County Comprehensive Plan Policies________________________________ 
 
The following Comprehensive Plan policies apply to the proposed land use change application.  
The policies listed below with the applicant’s consistency statements included. 
 

Future Land Use Element: 

 

Goal: Promote complimentary development patterns that are sufficiently served by public facilities 

and services to support growth, while providing protection and enhancement of the County’s rural 

character and unique natural qualities. 

 

Objective 1: 

 

Discourage the proliferation of urban sprawl by establishing a clear separation between urban 

and rural land uses, while providing for complimentary and supportive mixed uses and innovative 

compact design. 

 

Policy 1.1 Municipal Service District (MSD): 

 

Municipal Service Districts are intended to be areas for urban expansion within which urban 

densities and intensities…..Within a Municipal Service District, only the following land uses shall 

be permitted: Urban Low Density Residential, Urban Medium Density Residential, Urban High 

Density Residential, Commercial and Industrial.  

 

Policy 1.2  The Future Land Use Map series shall delineate areas to provide for Urban and Rural 

land uses and identify Overlay Zones.  Urban Areas shall be delineated as Municipal Service 
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Districts (MSD’s).   

 

Commercial (Future Land Use Designation):  This category allows for commercial land 

uses…(and) this land use is only permitted within a Municipal Service District. 

 

Consistency:  The subject property is located in the Williston Municipal Service District.  

Municipal Service Districts (MSD’s) are established by the Comprehensive Plan and 

designated on the Future Land Use Map.  The Comprehensive Plan provides for urban land 

uses within MSD’s, which are intended for urban expansion and within which urban 

densities and intensities are allowed and urban services are provided or encouraged.  The 

proposed Commercial (C) land use category is designated by the Comprehensive Plan as an 

urban land use category.  Therefore, the proposed land use change application to 

Commercial is consistent with these policies. 

 

Policy 1.5 The County encourages incremental development of MSD’s that radiate outward 

from the municipal limits.   

 

Consistency:  The subject property is located immediately adjacent to existing Commercial 

land within the MSD and is therefore consistent with this policy.  

 

Policy 1.10  The Commercial Future Land Use designation shall be limited to Municipal Service 

Districts… 

 

Consistency:  The project site is located within the Municipal Service District and therefore, 

the proposed Commercial Future Land Use designation is consistent with this policy.  

 

Infrastructure Element: 

 

Objective 3 Discourage Urban Sprawl  

 

Encourage compact urban development patterns and provide for the efficient use of existing  

public services and facilities in Municipal Service Districts.  

 

Policy 3.2 The County will provide for higher density and intensity land uses within  

Municipal Service Districts and areas with existing public facilities, including special districts. 

 

Sanitary Sewer Sub-Element 

 

Objective 1 Discouraging Urban Sprawl 

Encourage compact urban development patterns and provide for the efficient use of existing public 

facilities in Municipal Service Districts.  

 

Consistency:  The subject property is located within a Municipal Services District and not in 

the rural area as identified in the Comprehensive Plan and therefore, is consistent wit the 

policies that discourage urban sprawl listed above.    
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Economic Element: 

 

Policy 3.1 Provide adequate amounts of land for future development and expansion in suitable 

locations for agricultural/aquaculture, commercial and industrial land uses. 

 

Consistency:  The proposed Commercial future land use designation will support future 

development and expansion of an existing facility in an appropriate location within a 

Municipal Services District. 

 

Urban Sprawl Analysis__________________________________________________________ 

                                                                                                             

Requirement:  Provide an Urban Sprawl Analysis which evaluates whether the proposed 

amendment incorporates a development pattern or urban form that achieves four or more of 

the following criteria:  

  

1. Directs growth and development to areas of the community in a manner that does not 

adversely impact natural resources;  

 

Response:  The Future Land Use Map currently has a portion of the property in 

 Commercial land use. The property is within the MSD, which has been 

 designated for urban uses.   

 

2. Promotes the efficient and cost effective provision or extension of public infrastructure 

and services;  

 

Response: The property is served by US 27, a state arterial highway with adequate 

roadway capacity and a portion of the property owned by the applicant is an 

existing commercial business and is served with on-site utility infrastructure.  

Any future commercial uses on site will be served similarly and therefore, 

there will be no negative impact on public infrastructure.  

  

3. Promotes walkable and connected communities and provides for compact 

development and a mix of uses at densities and intensities that support a range of 

housing choices and a multimodal transportation system;  

 

Response: The subject property is located within the MSD, which promotes a mix of 

urban land use designations, including the proposed commercial designation.  

The mix of commercial and residential land uses in the area will encourage 

local business services that are closer to local residents and therefore, will 

reduce driving distances and impacts on transportation systems.    

  

4. Promotes conservation of water and energy;  

 

Response:  The proposed amendment will not have a negative impact on the 

conservation of water and energy.  There are no existing characteristics 

related to the site that are unique in relation to water or energy resources.  
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In addition, any future development will be designed and permitted to meet 

all current standards for water and electric use.    

  

5. Preserves agricultural areas and activities;  

 

Response: The property is located in the MSD and currently has a land use designation 

of Low Density Residential, which do not identify agricultural uses as the 

primary use for this land and therefore, the amendment will not negatively 

affect agricultural areas or activities.   

  

6. Preserves open space and natural lands and provides for public open space and 

recreation needs;  

 

Response: The proposed use will meet all of the requirements of the above stated 

requirement by providing appropriate open space as part of any future 

development. 

  

7. Creates a balance of land uses based on demands of residential population with the 

non-residential needs of an area;  

 

Response: The subject property is located within the MSD, which promotes a mix of 

urban land use designations, including the proposed commercial designation.  

The mix of commercial and residential land uses in the area will encourage 

local business services that will benefit the local residential population.     

  

8. Provides uses, densities, and intensities of use and urban form that would remediate an 

existing or planned sprawl development pattern or provides for an innovative 

development pattern such as transit-oriented development or new towns.  
 

Response: The proposed use of the properties will not create sprawl, as the proposed 

amendment will apply a commercial land use designation immediately 

adjacent to a commonly-owned property with a commercial designation, is 

located in the Municipal Services District (MSD) which supports commercial 

activity and is located along a state arterial highway with capacity to serve 

the site.   

 

Summary 

 

Comprehensive Plan Policies:  The proposed land use amendment is consistent with 

Comprehensive Plan policies related to the intensity of development within Municipal Service 

Districts (MSDs).  A Commercial future land use designation at the proposed location appears to 

be consistent with Future Land Use Element policies in regards to the appropriateness of 

commercial uses in the MSD’s.  A portion of the site is already classified as Commercial future 

land use with access to US 27, a state arterial highway and consequently, this proposed amendment 

is consistent with the future land use map and development patterns within the area.  In addition, 

new jobs are anticipated to be created that also will result with benefit the local economy and tax 

base, as encouraged in the Comprehensive Plan.  
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Level of Service: The analysis shows that the proposed amendment would not have an adverse 

effect on adopted level of service standards.   

 

Compatibility:   As stated above, a portion of the site is already classified as Commercial future 

land use and consequently, this proposed amendment is consistent with the Future Land Use 

patterns within the area.      


