
   

AGENDA 

City Commission Workshop Meeting  
4:00 PM - Wednesday, June 16, 2021 - City Hall 

 
 

CALL TO ORDER 

 

ACKNOWLEDGEMENT OF QUORUM AND PROPER NOTICE 

 

1. WORKSHOP ITEM 

    
 

 
1.1 

 
Review of Comprehensive Plan Text Amendment (2021-CPT-01) 

Staff Report #21-0162 - Html 

Ord. No. 21-10 Staff Report 

Ordinance No 21-10 Comp Plan Text Amend 

Edited 5-20-21 Exhibit B FLUE APPENDIX Redline-Strikethru 1st Reading 5-
6-21  

 

2. COMMISSION DISCUSSION 

  

 

3. PUBLIC INPUT 

  

 

4. COMMISSION DIRECTION 

  

 

5. ADJOURNMENT 

 
 
This Agenda is provided to the Commission only as a guide, and in no way limits their consideration to the items contained 
hereon. The Commission has the sole right to determine those items they will discuss, consider, act upon, or fail to act upon. 
Changes or amendments to this Agenda may occur at any time prior to, or during the scheduled meeting. It is recommended that 
if you have an interest in the meeting, you make every attempt to attend the meeting. This Agenda is provided only as a courtesy, 
and such provision in no way infers or conveys that the Agenda appearing here is, or will be the Agenda considered at the 
meeting. 
 
If a person decides to appeal any decision made by the board, agency or commission with respect to any matter considered at 
such meeting or hearing, he or she will need a record of the proceedings, and that, for such purpose, he or she may need to 
ensure that a verbatim record of the proceedings is made, which record includes the testimony and evidence upon which the 
appeal is to be based (Florida Statutes, 286.0105). In accordance with the Americans with Disabilities Act of 1990, persons 
needing a special accommodation to participate in this proceeding should contact the City Clerk 48 hours prior to any meeting so 
arrangements can be made. Telephone (352) 483-5430 for assistance. 
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TO: EUSTIS CITY COMMISSION 

FROM: RONALD R. NEIBERT, CITY MANAGER

DATE: MAY 6, 2021

SUBJECT: ORDINANCE NUMBER 21-10
COMPREHENSIVE PLAN TEXT AMENDMENT

Introduction
Ordinance Number 21-10 amends the Future Land Use Element, Future Land Use 
Element Appendix, Conservation Element, Economic Development Element, Housing 
Element, Intergovernmental Coordination Element, Recreation and Open Space 
Element and Transportation Element to reflect the vision of the City Commission as 
identified in the Strategic Plan and other long-range master plans, provide for municipal 
densities and intensities, thereby discouraging urban sprawl, improve internal 
consistency of the Comprehensive Plan Element and consistency with the Land 
Development Regulations (LDRs), and eliminate duplicative language; adds a Property 
Rights Element as will be required by State Law; and amends the Future Land Use Map 
Series.

Recommended Action
The administration recommends approval of Ordinance Number 21-10.

Background
On January 9, 2021 City Commission directed staff to prepare an ordinance for their 
consideration to address municipal land uses and non-conforming uses in 
Comprehensive Plan and the Future Land Use Map, including the elimination of Rural 
Residential, Agricultural and Map 19 Joint Planning Area Map. The City Commission 
acknowledged other revisions may be forthcoming based on staff review of the plan. 

Proposed Amendments
Future Land Use Element:

1. Eliminated unnecessary administrative policy provisions, duplicative and 
unnecessary language (specificity more appropriate for LDRs), and updated 
references.

2. Eliminated Map #19 Eustis Lake County Joint Planning Area Map from the 
Future Land Use Map Series and deleted other references to the map.

3. Clarified Rural Development Pattern.
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Future Land Use Element Appendix:

1. Updated impervious surface area maximums for residential development and 
added footnote for consistency with the Land Development Regulations (LDRs).

2. Clarified Mobile Home (MH/RV) land use (mobile home vs manufactured).
3. Eliminated Rural Residential and Agricultural land use designations.

Conservation Element:

1. Eliminated duplicative language and unnecessary language (specificity more 
appropriate for LDRs), and added cross references to other Elements.

Economic Development Element:

1. Updated references.

Housing Element:

1. Eliminated duplicative language and unnecessary language (specificity more 
appropriate for LDRs), and added cross references to other Elements.

Intergovernmental Coordination Element:

1. Eliminated duplicative language and unnecessary language (specificity more 
appropriate for LDRs), and added cross references to other Elements.

2. Eliminated provisions related to financial commitments not clearly in the best 
interest of the Eustis taxpayers.

3. Eliminated provisions regarding use of school facilities by the City as there is 
no interest on the part of the LCSB to facilitate shared use.

Property Rights Element:

1. Added Property Rights Element per Senate Bill 410.

Recreation and Open Space Element

1. Eliminated duplicative language and unnecessary language (specificity more 
appropriate for LDRs), and added cross references to other Elements.

2. Provided that a Parks Master Plan and a Bicycle and Pedestrian Master Plan 
shall be developed by 2035.

Transportation Element:

1. Eliminated unnecessary administrative policy provisions, duplicative and 
unnecessary language (specificity more appropriate for CRA Revelopment 
Plan and LDRs), and updated references.

2. Eliminated policies regarding two-way conversion of Bay St/Grove St and 
connection of Bates Ave.

3. Clarified Rural Development Pattern.
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Future Land Use Map Series:
1. Updated 2035 Future Land Use Map
2. Eliminated Map #19 Eustis Lake County Joint Planning Area Map

Alternatives:
1. Approve Ordinance Number 21-10
2. Deny Ordinance Number 21-10

Discussion of Alternatives
Alternative 1 approves Ordinance Number 21-10

Advantages

1. The Comprehensive Plan will be more consistent, internally.
2. The Comprehensive Plan will be more consistent with the vision of the City 

Commission as identified in the Strategic Plan and other long-range master plans, 
will discourage urban sprawl, and provide for predictable, fair and cost-effective 
development decisions.

3. Eustis will no longer be at a competitive disadvantage when compared to other 
surrounding communities’ allowable intensities.

4. The Comprehensive Plan will be more internally consistent eliminating duplicative 
language.

5. Development would be directed to the municipality, relieving development pressures 
on unincorporated areas outside of the Eustis Urbanized Area.

Disadvantages

1. Some may have concerns regarding the elimination of Rural Residential and 
Agriculture, but lower density development can still be proposed under other land 
use designations and agricultural uses can continue as non-conforming.

Alternative 2 denies Ordinance Number 21-10. 

Advantages

1. The Commission could consider other modifications to the Comprehensive Plan.

Disadvantages

1. Internal inconsistencies in the Comprehensive Plan and confusion regarding the 
type of development required to meet the City’s vision of being a municipality that 
provides efficient, cost effective public services would continue.
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Community Input
Staff properly advertised the ordinance.  The public will have an opportunity to provide 
input at the May 5, 2021 and July 1, 2021 public hearings.

Prepared By: 
Lori Barnes, AICP, CPM, Development Services Director

Attachments
Ordinance Number 21-10

Exhibits A – I Redline-Strike Thru of Elements to be Amendment

Exhibits A – I With Proposed Revisions (Clean Copies)

Exhibit J – Updated 2035 Future Land Use Map

Exhibit H – Map Proposed for Deletion
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Ordinance Number 21-10
Comprehensive Plan Text Amendment – 2021-CPT-01
Page 1 of 3

ORDINANCE NUMBER 21-10

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF EUSTIS, FLORIDA, 
AMENDING THE CITY OF EUSTIS COMPREHENSIVE PLAN 2010-2035 PURSUANT 
TO SECTION 163.3184 OF THE FLORIDA STATUTES; PROVIDING FOR TEXT 
REVISIONS TO THE FUTURE LAND USE ELEMENT, FUTURE LAND USE 
ELEMENT APPENDIX, CONSERVATION ELEMENT, ECONOMIC DEVELOPMENT 
ELEMENT, HOUSING ELEMENT, INTERGOVERNMENTAL COORDINATION 
ELEMENT, PARKS AND OPEN SPACE ELEMENT, AND TRANSPORTATION 
ELEMENT; AMENDING MAPS; PROVIDING FOR ADDITION OF A PROPERTY 
RIGHTS ELEMENT; PROVIDING FOR THE REPEAL OF ORDINANCES 
INCONSISTENT WITH THIS ORDINANCE; PROVIDING FOR CONFLICTING 
PROVISIONS; AND PROVIDING FOR SEVERABILITY AND EFFECTIVE DATE.

WHEREAS, the City Commission adopted the City of Eustis Comprehensive 
Plan 2010-2035 on November 4, 2010; and 

WHEREAS, the City of Eustis periodically amends its Comprehensive Plan in 
accordance with Section 163.3184, Florida Statutes; and

WHEREAS, these Plan amendments reflect the vision of the City Commission as 
identified in the Strategic Plan and other long-range master plans, provide for municipal 
densities and intensities, thereby discouraging urban sprawl, improve internal 
consistency of the Comprehensive Plan Element and consistency with the Land 
Development Regulations, and eliminate duplicative language; and

WHEREAS, the City of Eustis advertised and held public hearings in accordance 
with Section 163.3184, Florida Statutes; and 

WHEREAS, the City of Eustis Local Planning Agency recommended approval of 
the Comprehensive Plan amendment at a public hearing on May 6, 2021; and 

WHEREAS,  the City Commission held  public hearings on May 6, 2021 and July 
1, 2021,  with all required public notice for the purpose of hearing and considering the 
recommendations and comments of the general public; and

 
WHEREAS, the City Commission finds that the Plan, as amended, is internally 

consistent with and compliant with the provisions of State law including, but not limited 
to, Part II, Chapter 163, Florida Statutes. 

NOW, THEREFORE, BE IT ORDAINED by the City of Eustis, Florida, as follows:

1. That the City of Eustis Comprehensive Plan 2010-2035 is hereby amended as 
follows to replace the following elements in their entirety, to add a Property 
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Ordinance Number 21-10
Comprehensive Plan Text Amendment – 2021-CPT-01
Page 2 of 3

Rights Element, to update the 2035 Future Land Use Map, and eliminate Map 
#19 from the Future Land Use Map Series: 

a. Future Land Use Element Exhibit A;
b. Future Land Use Element Appendix Exhibit B;
c. Conservation Element Exhibit C;
d. Economic Development Element Exhibit D;
e. Housing Element Exhibit E;
f. Intergovernmental Coordination Element Exhibit F;
g. Property Rights Element Exhibit G;
h. Recreation and Open Space Element Exhibit H;
i. Transportation Element Exhibit I.
j. 2035 Future Land Use Map Exhibit J.
k. Deletion of Map 19 Exhibit K.

2. That this amendment is approved for submission to the State Land Planning 
Agency (Department of Economic Opportunity) and other jurisdictional agencies.

3. That all Ordinances or parts of Ordinances in conflict herewith are hereby 
repealed.

4. That should any section, phrase, sentence, provision, or portion of this Ordinance 
be declared by any court of competent jurisdiction to be unconstitutional or invalid, 
such decision shall not affect the validity of the Ordinance as a whole, or any part 
thereof, other than the part so declared to be unconstitutional or invalid.

5. The effective date of this plan amendment, if the amendment is not timely 
challenged, shall be 31 days after the Department of Economic Opportunity 
notifies the local government that the plan amendment package is complete.  If 
timely challenged, this amendment shall become effective on the date the 
Department of Economic Opportunity or the Administration Commission enters a 
final order determining this adopted amendment to be in compliance.  No 
development orders, development permits, or land uses dependent on this 
amendment may be issued or commence before it has become effective.  If a final 
order of noncompliance is issued by the Administration Commission, this 
amendment may nevertheless be made effective by adoption of a resolution 
affirming its effective status, a copy of which resolution shall be sent to the 
Department of Economic Opportunity.

PASSED, ORDAINED AND APPROVED in Regular Session of the City 
Commission of the City of Eustis, Florida, this 1st day of July 2021.

CITY COMMISSION OF THE 
CITY OF EUSTIS, FLORIDA
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Ordinance Number 21-10
Comprehensive Plan Text Amendment – 2021-CPT-01
Page 3 of 3

Michael L. Holland
Mayor/Commissioner

ATTEST:

Mary C. Montez, City Clerk

CITY OF EUSTIS CERTIFICATION

STATE OF FLORIDA
COUNTY OF LAKE

The foregoing instrument was acknowledged before me this 1st day of July, 2021, by 
Michael L. Holland, Mayor, and Mary C. Montez, City Clerk, who are personally known to 
me.

Notary Public - State of Florida
My Commission Expires:
Notary Serial No:

CITY ATTORNEY'S OFFICE

This document is approved as to form and legal content, but I have not performed an 
independent Title examination as to the accuracy of the Legal Description.

City Attorney's Office Date

CERTIFICATE OF POSTING

The foregoing Ordinance Number 21-10 is hereby approved, and I certify that I published 
the same by posting one copy hereof at City Hall, one copy hereof at the Eustis Memorial 
Library, and one copy hereof at the Eustis Parks and Recreation Office, all within the 
corporate limits of the City of Eustis, Lake County, Florida.

Mary C. Montez, City Clerk
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CITY OF EUSTIS COMPREHENSIVE PLAN 2035

Future Land Use Element APPENDIX 
2021-CPT-01 Text Amendment Ord. No. 20-10 First Reading 05-06-21

Page 1

EXHIBIT B 

FUTURE LAND USE ELEMENT APPENDIX

SECTION FLU A-1: PLAN AMENDMENT STANDARDS OF REVIEW

The City of Eustis Comprehensive Plan is designed to preserve and enhance the public health, 
safety, and welfare through the management of growth, the provision of adequate public 
services and the protection of natural resources. These purposes are accomplished by the 
legislative establishment of goals, objectives, and policies that are designed to guide the future 
growth and development of lands within the City.

GENERAL
All applications for a Plan amendment including, but not limited to, site specific applications for 
changes in land use designations, are presumed to involve a legislative function of local 
government which, if approved, would be by legislative act of the City and shall, therefore, be 
evaluated based upon the numerous generally acceptable planning, timing, compatibility, and 
public facility considerations detailed or inferred in the policies of the Plan. Each application for 
an amendment to the Map #1: 2035 Future Land Use Map by changing the land use 
designation assigned to a parcel of property shall also be reviewed to determine and assess 
any significant impacts to the policy structure on the Comprehensive Plan of the proposed 
amendment including, but not limited to, the effect of the land use change on either the internal 
consistency or fiscal structure of the Plan.

This Plan amendment application review and evaluation process will be prepared and presented 
in a format consistent with the four (4) major categories of Plan policies as follows:

A General Public Facilities/Services: Since the Plan policies address the continuance, 
expansion and initiation of new government service and facility programs, including, but 
not limited to, capital facility construction, each application for a land use designation 
amendment shall include a description and evaluation of any Plan programs (such as  
the effect on the timing/financing of these programs) that will be affected by the 
amendment if approved. This analysis shall include the availability of, and actual and 
anticipated demand on, facilities and services serving or proposed to serve the subject 
property. The facilities and services required for analysis include emergency services, 
parks and recreation, potable water, public transportation if and when available, sanitary 
sewer, schools, solid waste, stormwater, and the transportation network.

B Natural Resources/Natural Features: The policies of the Plan also contain general 
regulatory guidelines and requirements for managing growth and protecting the 
environment. These guidelines will be used to evaluate the overall consistency of the 
land use amendment with the Comprehensive Plan. Evaluation of specific features and 
impacts shall be included in the Land Development Regulations and addressed at time 
of site plan or subdivision plan consideration.

C Comprehensive Plan Review: Additional criteria and standards are also included in the 
Plan that describe when, where and how development is to occur. Plan development 
policies will be used to evaluate the appropriateness of the compatibility of the use, 
intensity, location, and timing of the proposed amendment.
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CITY OF EUSTIS COMPREHENSIVE PLAN 2035

Future Land Use Element APPENDIX 
2021-CPT-01 Text Amendment Ord. No. 20-10 First Reading 05-06-21

Page 2

1. Proposed Residential Land Uses. The City shall limit these uses adjacent to 
incompatible commercial or industrial land uses unless sufficient mitigation, such as 
buffering and setbacks is provided and available through the Land Development 
Regulations, which lessens the impact to the proposed residences.

2. Proposed Non-Residential Land Uses. The City shall generally not permit new 
industrial uses to be located adjacent to existing or planned residentially designated 
areas.

D Transportation: Each application for a land use designation amendment will be required 
to demonstrate consistency with the Transportation Element of the adopted 
Comprehensive Plan.

D Water Supply: Each application for a land use designation amendment will be required  
to demonstrate that adequate water supplies and associated public facilities are (or will 
be) available to meet the projected growth demands.

AMENDMENTS WITHIN THE WEKIVA SPRINGS OVERLAY PROTECTION DISTRICT
Amendments to the Future Land Use Map (FLUM) within the Wekiva Springs Overlay Protection 
District shall be required to comply with all applicable policies of this Comprehensive Plan and at 
time of site plan or subdivision consideration, approval of a development plan shall satisfy the 
following criteria:

A. Support the development plan with the  required studies and surveys  in FLU Policy 5.1.3 
to document that the development is consistent with protection of groundwater and surface 
water and natural resources;

B. Support the development plan with a nitrate/nitrogen loading analysis prepared by a 
professional qualified to use professionally accepted methods that compare the existing 
land use activity to the proposed future land use activity at build-out if there is no 
connection to central sanitary sewer. The analysis must demonstrate when all factors are 
taken into account considered, that there shall be no increase in nitrate/nitrogen loading to 
groundwater and surface water.

SECTION FLU A-2: ZONING STANDARDS OF REVIEW
The City of Eustis does not have zoning districts. The City of Eustis regulates the specific uses 
that are permitted and prohibited within each land use district through the City’s Land 
Development Code based on the Future Land Use Map designation and establishes the 
minimum design standards to be used when developing property through the application of a 
Design District Overlay. The intent of the land use and design regulations of the Land 
Development Code is to promote the health, safety, and welfare of the community; to ensure 
that future growth and development which occurs in Eustis is consistent and compatible with the 
city comprehensive plan; is compatible with existing and planned development in the City in 
type, design, and location; is served by adequate public services and facilities; and in all other 
respects achieves and implements the goals, objectives, and policies of the city as contained in 
the city comprehensive plan.
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CITY OF EUSTIS COMPREHENSIVE PLAN 2035

Future Land Use Element APPENDIX 
2021-CPT-01 Text Amendment Ord. No. 20-10 First Reading 05-06-21

Page 3

SECTION FLU A-3: THE OFFICIAL FUTURE LAND USE MAP

General Application
The City of Eustis Future Land Use Element contains the Official Future Land Use Map. This 
map depicts a land use classification system which defines the location and range of permitted 
uses in each classification, the range of permitted densities and/or intensities of use, and other 
data necessary to comply with minimum State requirements. The Future Land Use 
Classifications set forth the potential uses of property in the context of the lawful planning 
horizon and provide for a wide array of density or intensity of use within each land use 
classification. A property owner is not necessarily entitled to the most potentially dense or 
intense uses permitted within a land use classification. In some cases, the compatibility 
standards in the Land Development Regulations may result in an actual project density less 
than the maximum permitted by the Comprehensive Plan. The Future Land Use Map does not 
guarantee that maximum densities will be achieved in all cases and does not serve as a 
substitute density limit in place of any other regulations that would place further restrictions 
and/or limitations on the development density of a parcel.

The official Future Land Use Map depicts the following land use classifications, map symbols, 
and the identification of designations that require urban services.
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CITY OF EUSTIS COMPREHENSIVE PLAN 2035

Future Land Use Element APPENDIX 
2021-CPT-01 Text Amendment Ord. No. 20-10 First Reading 05-06-21

Page 4

TABLE A-3.1 FUTURE LAND USE DESIGNATIONS

LAND USE DISTRICT MAP SYMBOL
Maximum Net Density 

(Total dwelling units per net acre)
Intensity Range                                       

(Floor Area Ratio)
Maximum Impervious Surface

 (% of net buildable area)
Rural Residential RR 1 dwelling unit/acre N/A 20%
Suburban Residential SR 5 dwelling units/acre(2) N/A 450%(4)

Urban Residential UR 12 dwelling units/acre(2) N/A 450%(4)

Manufactured Home Community MH 8 dwelling units/acre N/A 550%(4)

General Commercial GC N/A up to 2.5(3) 75%
General Industrial GI N/A up to 2.5(3) 75%
Central Business District CBD 100%

Residential 40 dwelling units/acre (1)

Non-Residential up to 3.0
Residential/Office Transitional RT 450%(4)

Residential 12 dwelling units/acre (2)

Non-Residential  up to 2.5(3) 75%
Mixed Commercial/ Residential MCR 450%(4)

Residential 12 dwelling units/acre (2)

Non-Residential up to 2.5(3) 75%
Mixed Commercial/ Industrial MCI N/A up to 2.5(3) 75%
Public and Institutional PI N/A  up to 2.5(3) 75%
Agricultural AG 1 dwelling unit/5 acres N/A 20%
Conservation CON N/A up to 0.20(3) 10%
Table Footnotes
Generally:  Stated densities and intensities will not be achieved in all cases.  Compatibility standards and other Land Development Regulations, including 
those regulating the interaction between land use districts and design districts, as related to each specific site’s unique characteristics, will determine actual 
achievable densities and intensities.  
(1) In the Central Business District, the maximum of 40 units per acre is permitted in the portion of the central business district bordered on the west by 

Bay Street, south by Orange Avenue, east by Center Street and north by Clifford Avenue. The remainder of the Central Business District shall have a 
base maximum density of 12 du/ac and shall require a conditional use permit to develop up to 40 units per acre.

(2) Density bonuses are permitted for the provision of affordable housing, including opportunities for a bonus increase between 5-15 percent in density in 
these classifications where at least 20 percent of the dwelling units are affordable to families having incomes less than 80 percent of the Orlando 
Metropolitan Statistical Area median, or where at least 50 percent of the dwelling units are affordable to families having incomes less than 120 percent 
of the Orlando Metropolitan Statistical Area median. Affordability is based on a housing cost-to-family income factor of 30 percent. 

(3) Allowable intensities incrementally decrease between downtown and outlying areas, and between corridors and neighborhoods, as specified in Section 
109-3 of the Land Development Regulations. Higher intensities apply in urban districts, medium intensities in suburban districts and lower intensities in 
rural districts.  Similarly, within those districts, higher intensities apply along corridors and lower intensities in neighborhoods. 

(4) Maximum impervious surface requirements apply to the development as a whole, when common area is provided. In no case shall individual building 
lot coverage exceed 80 percent.

For more information regarding open space and impervious definitions see the City of Eustis Land Development Regulations, Definitions and Chapter 115, 
Section 115-4.1
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CITY OF EUSTIS COMPREHENSIVE PLAN 2035

Future Land Use Element APPENDIX 
2021-CPT-01 Text Amendment Ord. No. 20-10 First Reading 05-06-21
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 (1) 

For more information regarding open space and impervious definitions see the City of Eustis Land 
Development Regulations, Definitions and Chapter 115, Section 115-4.1

DEFINITIONS OF FUTURE LAND USE DESIGNATIONS

The definitions and uses provided for in each of the following future land use designations are 
descriptive definitions only.

Residential Districts
Rural Residential
Suburban Residential
Urban Residential
Manufacture Mobile Home Community

Rural Residential (RR)
This designation provides for large lot development near or on the periphery of the Eustis 
urbanized area. Low density designation is a proven effective means for delaying development 
until growth can be accommodated in an orderly economical fashion. Mainly, this category is 
seen as providing a low density estate-type housing environment preferred by a segment of the 
local population. Principal locations are near East Crooked Lake, Lake Joanna, Lake Yale, and 
around certain lakes in the eastern portion of the City.

General Range of Uses: Single-family residential dwelling units, parks, schools, and public and 
utility services and facilities that are 2 acres or less in size.

Maximum Density: Residential densities in Rural Residential may not exceed one dwelling unit 
per net buildable acre. Net Densities of one unit or less per acre are appropriate in areas of 
steep slope near lakes where soil erosion is a potential problem and in remote locations where 
provision of urban services is not economically feasible.

Special Provisions:
(1) Permit the placement of residential units manufactured off site which otherwise meet all 

applicable federal and state regulations and standards, provided that:
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a. all such housing is attached to foundations as in the case of conventional site-built 
construction; and

b. all such housing otherwise meets applicable lot, yard, and related residential 
classification as set forth in the Land Development Regulations.

(2) Developments within the Wekiva Protection Overlay that include longleaf pine, sand hill, 
sand pine, and xeric oak communities shall protect these areas as dedicated open 
space or conservation easements, with total open space equal to at least 35% of the net 
buildable area.

Suburban Residential (SR)
This designation is provided to accommodate the majority of residential development within the 
City.

General Range of Uses: This designation is intended to provide for a mix of single family 
detached, patio home, and townhouse dwellings in a suburban atmosphere and may also 
include ACLF, parks and recreation facilities, and schools. Apartments may be permitted 
through the PUD process. Public and utility services and facilities that are 2 acres or less in size 
are also permitted.

Maximum Density/Intensity: Suburban Residential lands may be developed up to a maximum 
density of 5 dwelling units per net buildable acre. The maximum density may be exceeded 
through an affordable housing density bonus as provided in the Special Provisions below.

Special Provisions:
(1) Density bonuses are permitted for the provision of affordable housing, including 

opportunities for a bonus increase between 5-15 percent in density in the Suburban 
Residential (SR) classification where at least 20 percent of the dwelling units are 
affordable to families having incomes less than 80 percent of the Orlando Metropolitan 
Statistical Area median, or where at least 50 percent of the dwelling units are affordable 
to families having incomes less than 120 percent of the Orlando Metropolitan Statistical 
Area median. Affordability is based on a housing cost-to-family income factor of 30 
percent. A density bonus may also be allowed for energy conservation or green 
certification as provided for in the LDRs. The combined density bonus for affordable 
housing and energy conservation/green certification is limited to a total increase of 15%.

(2) Permit the placement of residential units manufactured off site which otherwise meet all 
applicable federal and state regulations and standards, provided that:
a. all such housing is attached to foundations as in the case of conventional site-built 

construction; and
b. all such housing otherwise meets applicable lot, yard, and related residential 

classification as set forth in the Land Development Regulations.
(3) Developments within the Wekiva Protection Overlay that include longleaf pine, sand hill, 

sand pine, and xeric oak communities shall protect these areas as dedicated open 
space or conservation easements, with total open space equal to at least 35% of the net 
buildable area.

Urban Residential (UR)
This designation is intended to provide higher density residential options for the areas near the 
downtown core of the city.
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General Range of Uses: Includes single family detached, patio home, townhouse dwellings, and 
apartments. Additional uses include adult congregate living facilities (ACLF), other group 
housing facilities, manufactured residential dwelling units, limited neighborhood commercial 
uses, parks and recreation facilities, and schools. Public and utility services and facilities that 
are 2 acres or less in size are also permitted.

Maximum Density: Urban residential densities may be developed at a minimum density of six 
dwelling units per net buildable acre up to a maximum of 12 dwelling units per net buildable 
acre, except where existing conditions require a density less than six dwelling units per net 
buildable acre. The maximum density may be exceeded through an affordable housing density 
bonus as provided in the Special Provisions below.

Special Provisions:
(1) Density bonuses are permitted for the provision of affordable housing, including 

opportunities for a bonus increase between 5-15 percent in density in the Urban 
Residential (UR) classification where at least 20 percent of the dwelling units are 
affordable to families having incomes less than 80 percent of the Orlando Metropolitan 
Statistical Area median, or where at least 50 percent of the dwelling units are affordable to 
families having incomes less than 120 percent of the Orlando Metropolitan Statistical Area 
median. Affordability is based on a housing cost-to-family income factor of 30 percent. A 
density bonus may also be allowed for energy conservation or green certification as 
provided for in the LDRs. The combined density bonus for affordable housing and 
energy conservation/green certification is limited to a total increase of 15%.

(2) Permit the placement of residential units manufactured off site which otherwise meet all 
applicable federal and state regulations and standards, provided that:
a. all such housing is attached to foundations as in the case of conventional site-built 

construction; and
b. all such housing otherwise meets applicable lot, yard, and related residential 

classification as set forth in the Land Development Regulations.

Manufactured Mobile Home Community (MH/RV)
This designation applies to specific existing mobile home and recreational vehicle developments 
which are predominantly located north of Trout Lake. The purpose of this district is to provide for 
a mobile home urban environment in a rental park where the dwelling unit may or may not be 
owned by the tenant residing within, provided however, that the real property for the entire 
mobile home community is under single ownership. No new mobile home or transient recreation 
vehicle home developments are specifically provided for contemplated on the Future Land Use 
Map.

General Range of Uses: Single-family residential dwelling units, multi-family dwelling units, 
manufactured residential dwelling units, mobile homes, outdoor recreation, and schools. Public 
and utility services and facilities that are 2 acres or less in size are also permitted.

Maximum Density: Residential densities may not exceed eight dwelling unit per net buildable 
acre.

Special Provisions:
(1) Permit the placement of residential units manufactured off site which otherwise meet all 

applicable federal and state regulations and standards, provided that:
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a. all such housing is attached to foundations as in the case of conventional site-built 
construction; and

b. all such housing otherwise meets applicable lot, yard, and related residential 
classification as set forth in the Land Development Regulations.

Commercial Districts

General Commercial (GC)
The GC designation is intended to provide an area consisting of primarily free-standing 
commercial land uses serving both motorists and local residents.

General Range of Uses: General Commercial may include a variety of free-standing retail and 
service uses and small strip centers including automotive-oriented uses such as service stations 
and auto sales as well as outdoor recreation, and schools. Public and utility services and 
facilities that are 5 acres or less in size are also permitted.

Intensity Range:  up to 2.5 FAR subject to restrictions in Section 109-3 of the Land Development 
Regulations.

Developments within the Wekiva Protection Overlay that include longleaf pine, sand hill, sand 
pine, and xeric oak communities shall protect these areas as dedicated open space or 
conservation easements, with total open space equal to at least 35% of the net buildable area.

Industrial Districts

General Industrial (GI)
This land use designation is provided for those businesses that have one or more objectionable 
uses such as noise, dust or odor. The purpose of this district is to provide a method whereby 
industries necessary to the area, but with inherent characteristics which could prove obnoxious 
or detrimental to a different type of industrial operation, may locate in the most suitable and 
advantageous spots to minimize inconvenience to the general public. This district also offers 
greater economy and freedom to the industrial developer by the relaxation of certain standards 
and screening requirements within the district itself.

General Range of Uses: General Industrial development includes existing industrial 
development of light-to-heavy nature along the rail line both north and south of downtown. 
Outdoor recreation, schools, and public and utility services and facilities that are 5 acres or less 
in size are also permitted.

 Intensity Range:  up to 2.5 FAR subject to restrictions in Section 109-3 of the Land Development 
Regulations.

Special Provisions:
(1) New development within GI areas shall continue to be required to:

a. Provide adequate setbacks and buffering from residential areas and public roads;
b. Comply with all federal and state environmental regulations and local performance 

standards contained in the Land Development Regulations; and
c. Limit effluent discharges to the municipal sewer system to approved pretreated 

industrial wastes and domestic wastes only.
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(2) Developments within the Wekiva Protection Overlay that include longleaf pine, sand 
hill,sand pine, and xeric oak communities shall protect these areas as dedicated open 
space or conservation easements, with total open space equal to at least 35% of the net 
buildable area.

Mixed Use Districts
Central Business District
Residential / Office Transitional
Mixed Commercial / Residential
Mixed Commercial / Industrial

Central Business District (CBD)
This land use designation is designed to support a mixed-use area encompassing downtown 
Eustis within which a combination of commercial, institutional, office, and residential uses may 
occur at comparatively high densities.

General Range of Uses: This category accommodates the mix of residential, commercial, light 
industrial/manufacturing, office, institutional, and schools. Public and utility services that are 5 
acres or less in size are also permitted as well as residential uses found in or otherwise 
desirable in downtown areas.

Density: The maximum density is 40 du/ net buildable acre where the maximum of 40 units per 
buildable acre is permitted in the “core area” of the district which is defined as that portion of the 
central business district bordered on the west by Bay Street, south by Orange Avenue, east by 
Center Street and north by Clifford Avenue. The remainder of the Central Business District shall 
be a maximum density of 12 du/ net buildable area unless granted a conditional use permit to 
develop up to 40 units per net buildable acre. The minimum density within the “core area” of the 
CBD is 6 du/ net buildable acre except where existing conditions require less than the minimum.

IntensityRange: up to 3.0 FAR subject to restrictions in Section 109-3 of the Land Development 
Regulations.

Mix Requirements: There are proportional requirements and limitations regarding the amount of 
residential and non-residential uses allowable in an area designated CBD. For the mixed land 
use category CBD, the city establishes, and shall monitor on a citywide basis, a mix of uses as 
follows:

Commercial/Office: 50% - 80% of total CBD building square footage 
Residential: 20% - 60% of total CBD building square footage 
Institutional: 5% - 15% of total CBD building square footage

The composition of mix for each proposed development will be determined on a case-by-case 
basis during the development review process. Specific uses permitted will be monitored by the 
city to ensure continuity and compatibility with adjacent land uses. Individual properties may 
develop residentially, commercially, or as an institutional use provided that all applicable criteria 
set forth herein are met.
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Residential / Office Transitional (RT)
This land use designation applies to older residential areas having residential character, whichare 
located adjacent to non-residential development. The purpose is to provide for establishment of 
business and professional offices and limited retail and service businesses while maintaining 
residential character or compatibility. The concept is that many older residences are impacted by 
traffic or adjacent non-residential uses and are no longer economically viable as dwellings. 
Allowance of limited commercial use is a means of making these areas more productive while 
maintaining a residential-type character.

General Range of Uses: This category accommodates residential uses; professional and 
business offices in certain predominantly residential areas near major traffic arteries and 
adjacent to commercial areas; outdoor recreation; and schools. Public and utility services and 
facilities that are 2 acres or less in size are also permitted.

Maximum Density: Residential densities may not exceed 12 dwelling units per net buildable 
acre.

 Intensity Range:  up to 2.5 FAR subject to restrictions in Section 109-3 of the Land Development 
Regulations.

Mix Requirements: There are proportional requirements or limitations regarding the amount of 
residential and non-residential uses allowable in an area designated RT on the Future Land Use 
Map. For the mixed land use category RT, the city establishes, and shall monitor on a citywide 
basis, a mix of uses as follows:

Residential: 55% - 70% of total RT acreage 
Commercial/Office: 30% - 45% of total RT acreage

The composition of mix for each proposed development will be determined on a case-by-case 
basis during the development review process. Specific uses permitted will be monitored by the 
city to ensure continuity and compatibility with adjacent land uses. Individual properties may 
develop residentially or commercially, provided that all applicable criteria set forth herein are 
met.

Special Provisions:
(1) Future amendments to designate areas as RT shall be required to be designated near 

thoroughfares and commercial areas to allow for limited transitional commercial uses in 
recognition that these areas are impacted by adjacent commercial use and to provide an 
economic use of property while maintaining their general residential character by:
a. limiting commercial uses to retail, business and professional offices, group homes, 

and home occupations as defined in the Land Development Regulations;
b. limiting external lighting and signs to that which would normally be permitted in 

adjacent residential zoning districts;
c. screening any permitted non-residential use from abutting residential properties by a 

landscape buffer, in accordance with city requirements;
(2) Developments within the Wekiva Protection Overlay that include longleaf pine, sand hill, 

sand pine, and xeric oak communities shall protect these areas as dedicated open 
space or conservation easements, with total open space equal to at least 35% of the net 
buildable area.
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Mixed Commercial / Residential (MCR)
This land use designation is intended to regulate the character and scale of commercial uses so 
as to minimize their impacts on adjacent roadways and to promote their compatibility with 
adjacent or nearby residential uses.

General Range of Uses: This category accommodates a mix of residential, commercial, office, 
institutional, and schools. Public and utility services that are 5 acres or less in size are also 
permitted.

Maximum Density: Residential densities may not exceed 12 dwelling units per net buildable 
acre.

 Intensity Range:  up to 2.5 FAR subject to restrictions in Section 109-3 of the Land Development 
Regulations.

Mix Requirements: There are proportional requirements and limitations regarding the amount of 
residential and non-residential uses allowable in an area designated MCR. For the mixed land 
use category MCR, the city establishes, and shall monitor on a citywide basis, a mix of uses as 
follows:

Residential: 15% - 25% of total MCR acreage 
Commercial/Office: 75% - 85% of total MCR acreage

The composition of mix for each proposed development will be determined on a case-by-case 
basis during the development review process. Specific uses permitted will be monitored by the 
city to ensure continuity and compatibility with adjacent land uses. Individual properties may 
develop residentially or commercially, provided that all applicable criteria set forth herein are 
met.

Special Provisions:
(1) Future amendments to designate areas as MCR shall be permitted only along arterial 

and collector roads and in certain neighborhoods which meet the following conditions:
a. where the arterial road frontage is generally undeveloped, residential development 

may be feasible and will be encouraged;
b. strip commercial development shall be minimized, including actions that would 

extend or expand existing strip development;
c. the arterial road frontage contains an existing mix of viable commercial and 

residential uses;
d. the clustering of viable commercial businesses within or adjacent to residential 

neighborhoods is determined to not have a detrimental visual or operational impact 
on such adjacent or nearby residential uses;

(2) Developments within the Wekiva Protection Overlay that include longleaf pine, sand hill, 
sand pine, and xeric oak communities shall protect these areas as dedicated open 
space or conservation easements, with total open space equal to at least 35% of the net 
buildable area.

Mixed Commercial / Industrial (MCI)
This land use designation is intended to provide for development of light manufacturing, 
distribution, corporate office and related commercial and industrial facilities in select high profile 
locations and in well planned environments.
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General Range of Uses: Uses include light industry and manufacturing, distribution, corporate 
office, and related commercial and industrial facilities in select high profile locations and in well- 
planned environments. Outdoor recreation and schools are permitted as well as public and 
utility services and facilities that are 5 acres or less in size.

Light industry includes warehousing and wholesale distribution, provided that truck access bays 
and loading operations are effectively screened from view where necessary, truck traffic does 
not impact local streets, and hours of operation are compatible with adjacent land uses. Light 
industry also includes those manufacturing, distribution, and associated activities which do not 
create any noise, glare, vibration, odor, or waste products which would adversely impact 
adjacent properties or municipal utility systems, based on performance standards established in 
the Land Development Regulations.

Maximum Density: Not applicable.

 Intensity Range:  up to 2.5 FAR subject to restrictions in Section 109-3 of the Land Development 
Regulations.

Mix Requirements: There are proportional requirements and limitations regarding the amount of 
residential and non-residential uses allowable in an area designated MCI. For the mixed land 
use category MCI, the city establishes, and shall monitor on a citywide basis, a mix of uses as 
follows:

Commercial: No more than 20% of total MCI acreage

The composition of mix for each proposed development will be determined on a case-by-case 
basis during the development review process. Specific uses permitted will be monitored by the 
city to ensure continuity and compatibility with adjacent land uses. Individual properties may 
develop all commercially or all industrially, provided that all applicable criteria set forth herein 
are met.

Special Provisions:
(1) Future amendments to designate areas as MCI may be permitted in undeveloped areas 

oriented to major highways and other transportation facilities as determined by market 
demand, and provided that:
a. Mixed Commercial Industrial areas and developments therein will be held to a higher 

level of community design relative to signage, lighting, landscape materials, and 
building quality than General Commercial (GC) areas; and

b. Signage and lighting are limited to maintain the generally semi-rural or high-profile 
image character of these designated areas.

(2) Developments within the Wekiva Protection Overlay that include longleaf pine, sand hill, 
sand pine, and xeric oak communities shall protect these areas as dedicated open 
space or conservation easements, with total open space equal to at least 35% of the net 
buildable area.
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Other Districts
Public and Institutional
Agricultural 
Conservation

Public and Institutional (PI)
This land use designation applies to public and quasi-public properties and other facilities that 
provide a community service.

General Range of Uses: Uses include school, recreation, and public utility properties and other 
governmental facilities. Cemeteries are also included in this category.

Maximum Density: Not Applicable

Intensity Range:  up to 2.5 FAR subject to restrictions in Section 109-3 of the Land Development 
Regulations.

Developments within the Wekiva Protection Overlay that include longleaf pine, sand hill, sand 
pine, and xeric oak communities shall protect these areas as dedicated open space or 
conservation easements, with total open space equal to at least 35% of the net buildable area.

Agricultural (AG) 
This land use designation is designed to limit the premature spread of urban growth and conversion of 
productive agricultural lands until such time as urban growth is contiguous and agricultural activities can no 
longer be economically sustained. 
General Range of Uses: Single-family residential dwelling units, ranching, crop farming including citriculture, 
silviculture, aquaculture, row crops, and public and utility services and facilities. 
Maximum Density: Residential densities in Agricultural may not exceed one dwelling unit per five net buildable 
acres except as provided in the Special Provisions below. 
Special Provisions:

(1) Mineral Resources Extraction. The extraction of mineral resources may be permitted in Agricultural (AG) 
land use areas, provided that:
a. compatibility with existing and potential development can be shown in terms of the character, phasing, and 
buffering of the proposed mineral extraction activities;
b. compatibility with existing and potential development can be shown in terms of access to the proposed 
mineral extraction activities;
c. the activity meets all applicable licenses, regulations, and standards and is permittable by state agencies 
having jurisdiction; and
d. excavation, erosion control, and reclamation plans are submitted and provide for the protection of surface 
and groundwater resources, wetlands, and upland habitat areas (or their mitigation) and for the productive reuse 
of land after excavation is discontinued.

Conservation (CON) 
This land use designation provides for lands that have environmental sensitivity and significance with the 
purpose of preserving natural resources in the community. 
General Range of Uses: Development within these areas is limited to interpretative features and related facilities 
for nature study and enjoyment. These related facilities may include nature trails, needed utility services, and 
shelters. Outdoor recreation facilities may be permitted in disturbed uplands or other non-environmentally 
sensitive land within the designation. 
Intensity Range: up to 0.20 FAR subject to restrictions in Section 109-3 of the Land Development Regulations.
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