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SECTION 1 
EXECUTIVE SUMMARY AND RECOMMENDATION TO CITY AND COUNTY COMMISSIONS 
 

Executive Summary 

The Comprehensive Plan contains the vision for our community.  It includes an urban area (“Urban 

Service Area”) characterized by a compatible mix of uses and people walking, cycling, or using public 

transit instead of a car.  Outside this urban area the agricultural and silvicultural activities and the scenic 

views and vistas in the rural parts of the County are protected from premature development.  To 

promote equity, the Plan provides strategies for improving urban areas, such as the Southside, that have 

not benefitted from the overall growth in the community. 

 

The Plan emphasizes the need for development to be fiscally sustainable.  The Plan does this by 

requiring that the urban area be sized, in part, based on the fiscal capacity of the local government to 

provide urban infrastructure (Future Land Use Policy 1.1.8).  Further, the Plan states: “…it is not a 

current resident’s responsibility to pay for new developments’ fair share costs through subsidization.  

Thus, in a sense, future development must be self-sufficient” (Comprehensive Plan Vision statement pp. 

v-vi). 

 

Lastly, for purposes of this analysis, the Plan identifies Welaunee as an opportunity to create an 

innovative community that exemplifies best planning practices.  Goal 6 of the Comprehensive Plan 

states:  “By planning for undeveloped areas [such as Welaunee] in a comprehensive manner, a mixture 

of integrated uses may be provided that are predominantly self-supporting, rather than predominantly 

dependent on public funding for additional infrastructure, and place a greater emphasis on pedestrian 

mobility and transportation alternatives.” 

 

It is within this context that the Alliance of Tallahassee Neighborhoods (ATN) recommends City and 

County Commissions deny the proposed amendments on the basis that they are inconsistent with the 

Plan.  Our major findings are as follows: 

 

1. The expansion of the Urban Service Area by 2,800 acres is premature.  There is enough land to 

accommodate the projected population through the Comprehensive Plan timeframe. 

2. Areas inside the Urban Service Area still lack urban services such as central water, sewer, and 

transit, 30 years after the Plan was adopted in 1990.  The analysis of the amendment does not 

explain how local government will address these deficiencies while expanding the Urban Service 

Area. 

3. The Southern Strategy Area continues to experience the problems of poverty and lack of public 

and private investment first identified in 1998.  The Comprehensive Plan states: “The goal [of 

improving the Southern Strategy Area] is …to be achieved through considered land 

development decisions, capital investments, and policies by all levels of government….Such 

decisions are to be based on a sound balance of social, economic, and physical development 

criteria that are designed to make better use of the available resources to the south, while 

lessening development pressure in the north and east” (Future Land Use Goal 11).  The 

substantial expansion of the Urban Service Area to the northeast conflicts with this provision. 
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4. The Master Plan for Welaunee perpetuates low-density, auto oriented development that is 

inconsistent with the requirements of the Comprehensive Plan and the current low-density 

future land use category that applies inside the Urban Service Area.  Thirty to forty percent of 

the land in the Master Plan is designated for no more than one dwelling unit per acre.  By 

contrast, inside the Urban Service Area the Residential Preservation future land use category 

allows up to six units per acre. 

5. The Master Plan inadequately addresses affordable housing.  The Master Plan addresses 

“inclusionary housing,” not low and moderate income housing more generally as required by 

the Comprehensive Plan.  The Master Plan as written could potentially provide minimal 

affordable housing units, as it only requires Welaunee to meet the requirements of the 

Inclusionary Housing Ordinance as each segment of the project comes in for approval.  Since 

the Ordinance applies only to developments 50 dwelling units or larger, there is no guarantee 

that affordable units will be required. 

6. The Master Plan is intended to provide direction for the review of subsequent incremental 

development plans.  It is inadequate.  Among its deficiencies are the lack of a phasing plan, 

which would enable better planning by local government, and the absence of design guidelines 

which are to address, but are not limited to, the interrelationships of uses, energy efficiency, 

pedestrian access, and crime prevention. 

 

Recommendations 

The Alliance of Tallahassee Neighborhoods (ATN) asks the City and County Commissions to: 

 

1. reject the proposed Comprehensive Plan amendments, and   

 

2. expedite the ongoing rewrite of the Comprehensive Plan to provide data, analysis, and 

comprehensive policy options for addressing future development. 
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SECTION 2 

BACKGROUND OF THE URBAN SERVICES AGREEMENT AND WELAUNEE PROPERTY 

 

The City of Tallahassee and Powerhouse, Inc. executed an urban services agreement in 1990 that 

addressed some aspects of the development of the approximately 6,600 acre Welaunee property.  For 

planning purposes, the property has been considered as three distinct areas, the Heel, the Toe, and the 

Arch.  The status of the Welaunee property in the Comprehensive Plan is as follows (see maps in 

Appendices C, D, and E): 

 Approximately 3,800 acres of the property are within the Urban Service Area:  all of the Heel and 

Toe and approximately 1,900 acres of the Arch. 

 The Comprehensive Plan contains a “general plan,” which is required before development can 

proceed, for only the Heel and Toe. 

 The remaining 2,800 acres of the Arch are outside the Urban Service Area. 

 

The urban services agreement between the City and Powerhouse has been amended several times.  In 

2016, a provision was added that states:   

As part of the Cycle 2017-1 amendments to the Tallahassee-Leon County 2030 Comprehensive 

Plan ("Comprehensive Plan"), the City shall initiate an amendment to the Comprehensive Plan to 

create a general land use plan for the Arch to be implemented by future Planned Unit 

Development zoning districts. The general land use plan will be developed by the City's Planning 

Department, and will include a generalized transportation network, allowable densities and 

intensities, and other relevant criteria to be determined by the parties. A request to include all 

of the Welaunee Property within the City limits (plus the contraction area approved in City's 

Ordinance No. 11-0-25) in the Urban Service Area boundary will be included in the 

Comprehensive Plan amendment request. The parties shall agree on the amendment 

application prior to its submittal. 

 

To meet this requirement, the City has submitted two amendments to the Comprehensive Plan in the 

2020 Plan amendment cycle:  a map amendment to add the remaining 2,800 acres of the Arch into the 

Urban Services Area and a text amendment containing Master Plan of development for the entire Arch 

(approximately 4,700 acres). 

 

The text amendment designates  

 30% to 40% of the property for open space; 

 30% to 40% for one dwelling unit per acre;  

 15% to 25% for up to six dwelling units per acre; and 

 5% to 10% for mixed use.  Of this acreage, 95 to 195 acres are designated for residential 

development up to 15 units per acre and 140 to 290 acres are designated for non-residential. 

 

In April 2020, after the City submitted the two amendments, the City approved another amendment to 

the urban services agreement which states: 

The parties acknowledge that the City has initiated an amendment to the Tallahassee- 

Leon County 2030 Comprehensive Plan concerning land uses within the Welaunee property and 

a proposed extension of the boundaries of the Urban Services Area. The parties therefore 
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acknowledge that upon transmittal of the proposed amendment to the Department of 

Economic Opportunity and consideration of the amendment at a future adoption hearing, the 

City will have satisfied its obligations as provided in paragraph 20 of the Agreement, as 

amended. 

 

Nothing in this Second Amendment is intended to preclude the City from the exercise of 

its proper police powers and exercise of independent judgment on planning decisions in its 

exclusive role to protect the public health, safety or welfare.  
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SECTION 3 

APPENDICES 

 

APPENDIX A:  COMPREHENSIVE PLAN CONSISTENCY 

This section identifies key requirements in the Comprehensive Plan that are not addressed or not 

adequately addressed in the staff analysis of the proposed amendments. 

 
1.  Comprehensive Plan Requirements for Providing Services within the Urban Service Area 

 
Analysis of amendments’ compliance with the Comprehensive Plan requirements for providing 

services within the Urban Service Area 

 

Urban services within the Urban Service Area 1) promote well managed and fiscally responsible growth 

and 2) promote the higher densities and intensities allowed within the Urban Service Area.1  These 

densities and intensities, in addition to allowing more efficient provision of services, are fundamental to 

achieving the walkable, transit-friendly communities envisioned in the Plan and providing greater 

opportunities for affordable housing. 

 

Currently, substantial areas inside the Urban Service Area do not have urban services, particularly water 

and sewer, and therefore cannot be developed to urban densities and intensities.  See Appendix F for a 

map showing the areas inside the existing USA where water and/or sewer is not available.  The lack of 

water and sewer prevents the most efficient use of land and prevents property owners from realizing 

their land’s full development value. 

 

Conclusion:  These amendments should be subject to an assessment of the status of those properties 

within the current Urban Service Area boundary that do not have urban services, particularly central 

water and sewer, and the impact of this amendment on the provision of those services.  See Appendix B 

for further analysis. 

 

Comprehensive Plan objectives leading to this conclusion 

Future Land Use Objective 1.1 sets out the overall intent of the Urban Service Area, which is to: “Direct 
development to those areas which have in place, or have agreements to provide, the land and water 
resources, fiscal abilities, and the service capacity to accommodate growth in an environmentally 
acceptable manner.  This shall be accomplished in part through the establishment and maintenance of 
an Urban Service Area (USA) concept.  This Urban Service Area (USA) concept is based upon a desire to 
have Tallahassee and Leon County grow in a responsible manner, with infrastructure provided 
economically and efficiently, and surrounding forest and agricultural lands protected from unwarranted 
and premature conversion to urban land use.  An urban service strategy provides for well-managed, 
orderly growth, which preserves natural resources and promotes fiscal responsibility.  The location and 
size of the USA shall be depicted on the Future Land Use Map and is based upon the area necessary to 
accommodate 90% of new residential dwelling units within the County by the Plan Horizon; the ability to 

                                                           
1 Future Land Use Policy 1.1.5 defines the capital infrastructure for urban development as consisting of sewer and water, roads, 
mass transit, solid waste, drainage, and parks. 
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provide urban infrastructure; and, the presence of environmentally sensitive lands and water bodies, 
requiring protection from the impacts of urban development.” 

 
Future Land Use Element Policy 1.1.2 states that “Improvement of capital infrastructure shall be 
provided within the designated urban service area and shall be phased over the life of the plan.” 
 
Future Land Use Policy 1.1.6 states: “Areas within the urban service area will receive urban level 
capital facilities and services according to the schedule established in the Capital Improvements 
Element.” 
 
Future Land Use Policy 1.1.8 states: “The size of the USA is related to the projected fiscal capacity of 
the local government to provide urban infrastructure.  An assessment of changing conditions over the 
20-year period of the plan is built in through the required seven year Evaluation and Appraisal Report 
(EAR) and the annual capital improvements process.  The integrity of the USA concept is maintained by 
strict adherence to the premise of not funding or scheduling major capital improvement projects outside 
the USA, Rural Communities or the Woodville Rural Community in conjunction with a policy of 
discouraging premature use and underutilization of land designated for urban development.  
Additionally, the size of the USA should be limited to reflect the ability of the public to provide 
infrastructure, limitations of environmental constraints and existing development and to provide for a 
phasing mechanism to the Plan Horizon.  The area within the USA is sized to accommodate 
approximately 50% more vacant land than is necessary to accommodate the population growth 
expected within the USA from 1993 to the Plan Horizon.  It is expected that a USA sized 50% larger than 
our vacant land needs will provide sufficient constraint for growth management policies to be effective, 
while not over constraining the supply of vacant land.” 

 
 

2.  Comprehensive Plan requirements for determining the impact of population growth on the Urban 

Service Area boundary 

 

Analysis of amendments’ compliance with the Comprehensive Plan requirements for determining the 

impact of population growth on the Urban Service Area boundary 

 

Analyses of population growth and land available within the Urban Service Area to accommodate that 

growth show that the conditions for a major expansion of the Urban Service boundary have not been 

met. 

 

First, there is not a rapidly increasing population.  The overall rate population growth rate is projected to 

be only 0.64% a year from 2017 to 2045, with the annual rate of growth decreasing over the coming 

decades.  This is an average increase of 2,000 people per year (decreasing to less than 1,400 by 2045).2  

See Exhibit 1. 

 

 

 

 

                                                           
2 Source:  Tallahassee Statistical Digest, Office of Economic Vitality, February 2020. 
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Exhibit 1: The Long-Term Rate of Growth in Leon County Is Projected to Decrease 
 

Source:  Tallahassee Statistical Digest, Office of Economic Vitality 
 

Second, there is adequate land in the Urban Service Area to accommodate 90% of new residential 

dwelling units.  The number of dwelling units needed to accommodate population growth is calculated 

as shown in Exhibits 2 and 3. 

 

Exhibit 2:  Population Projections 

Leon County Population 2017  287,899 

Leon County Population 2045 344,100 

Additional residents  56,201 

 

Exhibit 3: Number of Dwelling Units Needed for Projected Population 

Persons Per Household 2017 2.33 

Number of Dwelling Units needed 2045 (56,201/2.33) 24,121 

Market/Surplus Factor* 50% 

Total Dwelling Units needed for additional residents  36,181 

Dwelling Units needed for additional residents within USA  (90% of total) 32,563 
*Per Comprehensive Plan Policy 1.1.8. 

 

Even using conservative assumptions, the amount of land in the existing USA is sufficient to 

accommodate projected long-term growth.  The number of potential dwelling units within the existing 

Urban Service Area is calculated based on the amount of vacant land and potential replatting within 

existing subdivisions.  A range of assumptions can be made about whether platted parcels could be re-

subdivided, what type of housing would be built, and how much of the maximum allowed by zoning can 
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be achieved.  Reasons for replatting include a demand for the “missing middle” i.e., attached residences 

that are smaller, have less yard maintenance and are more affordable and a demand for smaller units 

for an aging population.  To be conservative, this analysis assumes no replatting within subdivisions. 

One of the Planning Department’s most recent assessments (2017), first looked at major planned 

developments which have already been approved.  The total number of dwelling units available in 

existing Major Planned Developments is 13,677.  The analysis then looked at the number of dwelling 

units available within vacant and potentially developable parcels (i.e., vacant lots in platted subdivisions 

and unplatted land).  The total number of dwelling units available is 43,379).  This is a total of 57,056 

dwelling units, compared to a demand for 32,563 dwelling units.  These calculations are shown in 

Exhibits 4 and 5 below.  Note that this analysis does not include any redevelopment which results in an 

increase in dwelling units, such as Northwood Mall. 

 

Exhibit 4:  Contribution of Major Planned Developments to Supply of Available Dwelling Units  

Development Number of Dwelling Units Source of Data 

Southwood 1,450 Remaining within DRI as of January 2018 

Fallschase 1,514 Site Plan 

Southside 2,800 Formerly Proposed DRI 

Welaunee 4,978 Critical Area Plan for Toe and Heel (including Canopy) 

Summerfield 255 Remaining Units in the PUD 

Park Place PUD 680 PUD Concept Plan 

Colin English 2,000 Based on Southeast Sector Plan  

Total  13,677  
Source:  Tallahassee Leon County Planning Department, 2018 

 

Exhibit 5:  Contribution of Vacant and Potentially Developable Parcels in the Urban Service Area to the 

Supply of Dwelling Units  

Vacant Parcels Number 
Parcels 

Total 
Acreage 

Percent of Acreage 
in Wetland 

Number Expected 
Dwelling Units 

Single Family platted 
subdivisions * 

1,699 1,280 8.4% 1,699 

Mixed use subdivisions * 2,697 1,257 8.6% 2,697 

Parcels not in subdivisions ** 2,398 7629 20.0% 27,464 

Large Parcels ** 134 3276 24.2% 11,518 

TOTALS 6,928 13,442 8.4% 43,379 

Sources:  Tallahassee Leon County Planning Department, 2018, Dr. Pamela Hall, PhD. 
*For single family platted subdivisions and mixed-use subdivisions, it is assumed lots will not be further subdivided. 
**For parcels not in subdivisions and large parcels it is assumed that some degree of clustering away from wetlands can take 
place.  This analysis removes one-half of the acreage in wetlands from total acreage and assumes a gross density of four 
dwelling units/acre on remaining acreage.  

The Planning Department has estimated the development capacity of the Urban Service Area many 

times in the past years.  Each time their analysis has demonstrated that there is capacity to 

accommodate expected population growth. 
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Conclusion:  The available acreage within the existing Urban Service Area adequately provides for the 

number of dwelling units needed to accommodate future population growth.  There is no population 

accommodation justification for expanding the Urban Service Area at this time. 

 

Comprehensive Plan requirements leading to this conclusion 

Future Land Use Objective 1.1 states: “The location and size of the USA shall be depicted on the Future 

Land Use Map and is based upon the area necessary to accommodate 90% of new residential dwelling 

units within the County by the Plan Horizon…. 

 

Future Land Use Policy 1.1.8 states: “…[t]he area within the USA is sized to accommodate 

approximately 50% more vacant land than is necessary to accommodate the population growth 

expected within the USA from 1993 to the Plan Horizon.  It is expected that a USA sized 50% larger than 

our vacant land needs will provide sufficient constraint for growth management policies to be effective, 

while not over constraining the supply of vacant land.” 

 

Future Land Use Objective 6.2 states: “As demands from a rapidly increasing population may require 

expansion of the Urban Services Area in the future, additional areas will be identified as Planned 

Development Areas upon their inclusion within the Urban Services Area.” 

 

 

3.  Comprehensive Plan requirements regarding land use and transportation coordination 

 

Analysis of amendments’ compliance with Comprehensive Plan requirements regarding land use and 

transportation coordination 

A stated objective of the Plan is to create “vibrant, compact communities that support alternative forms 

of transportation.”  This objective is carried through by the requirements for the Welaunee Master Plan 

that addresses all aspects of development and a specific requirement for a mix of land uses that will 

result in at least a 20% internal trip capture at build out (i.e., 20% of car trips will be internal to the 

development when the project is completed).  The Master Plan also provides the standards for the 

subsequent approval of individual Planned Unit Development (PUD) applications for discrete portions of 

the development.  The PUD applications are approved by the City Commission as a rezoning. 

 

Since the PUD applications will be for discrete portions of the property, the Master Plan must contain 

enough specificity to allow the City to determine whether the standards in the Comprehensive Plan and 

the Master Plan will be met once the entire development is approved.  The question is “Does the Master 

Plan provide enough guidance so that once all the PUDs have been approved, the objectives of the 

Comprehensive Plan and Master Plan will be met?”  The answer is no: following are the Master Plan 

requirements that are not adequately addressed. 

 

1. General depiction of mix, location and intensities of future land uses:  The map included in the 

amendment states: “This draft work is conceptual and solely intended to demonstrate an idea” (see 

Appendix E).  It is understood that the Master Plan should allow flexibility.  However, the map 

provided does not meet the requirements of depicting the general location of land uses. 
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2. Facilities and development requirements to provide for alternative modes of transportation:  The 

transportation section of the amendment application does not address transit at all.  References to 

mass transit include general statements such as “Mixed use centers shall be designed to 

encourage…the use of alternative transportation modes.”  The coordination of public transit from 

Welaunee to the rest of the community is not addressed. 

 

3. How the development will reduce transportation demand by allowing for internal trip capture of 

at least 20% at project build-out:  The application states: “The transportation system, along with 

the mixtures of uses shall be designed to achieve an internal capture of at least 20 percent of the 

vehicular trips generated on-site at build out.”  This simply restates the requirements in the 

Comprehensive Plan but does not provide the direction needed for subsequent PUD review. 

 

4. A facilities plan which identifies the type, demand, and general location of needed utilities 

(including a master stormwater plan):  The amendment states: “Prior to the approval of the first 

PUD concept Plan, a Stormwater Facilities Master Plan for the entire arch shall be prepared by the 

applicant….” Although the Comprehensive Plan requires a master stormwater plan as part of the 

Master Plan, the amendment defers this requirement. Further, the Master Plan does not identify 

the general location of needed utilities.   

 

5. How the development will provide for low and moderate income housing:  The amendment states: 

“Each PUD Concept Plan shall include an Inclusionary Housing Plan designed to achieve compliance 

with the City’s Inclusionary Housing Ordinance by buildout of the area governed by that concept 

plan.”  This requires the applicant to comply with an existing ordinance, which applies only when a 

site plan or subdivision contains 50 dwelling units or more.  Additionally, the Comprehensive Plan 

requirement is to address “low and moderate income housing,” not simply inclusionary housing. 

 

6. A phasing plan showing the phasing of future land uses for the area and the minimum and 

maximum allowable densities and intensities, total dwelling units, and total square footage:  A 

phasing plan is not provided.  Such a plan would provide general guidance as to the timing for 

demand of public services. 

 

7. A set of development guidelines that will direct the development of subsequent site-specific 

development projects as part of a PUD.  These guidelines shall address, but not be limited to, the 

interrelationships of uses, energy efficiency, pedestrian access, and crime prevention.  A set of 

development guidelines is not provided. 

 

Conclusion:  The amendment does not adequately provide for the coordination of land use and 

transportation and does not provide the City with sufficient guidance to evaluate Planned Unit 

Development applications. 
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Comprehensive Plan requirements leading to this conclusion 

Mobility Element Objective 1.1 states that it is an objective of the Comprehensive Plan to “coordinate 

land use and transportation systems that foster vibrant communities with compact urban forms and a 

mixture of uses to minimize travel distances, reduce vehicle miles traveled and greenhouse gases, and 

to enhance pedestrian and bicycle mobility and transit.”    

 

Future Land Use Objective 6.1: “This Future Land Use Category [Planned Development] is intended to 

identify large land holdings that will be developed for various mixes of land uses, resulting in different 

types of commercial and residential neighborhoods. This category is assigned to large, undeveloped 

tracts of land for which more detailed planning is required to establish the most appropriate mix and 

arrangement of uses in accordance with this objective and the related policies. 

 

Developments in this category are intended to have a mix of uses that results in greater internal 

capture of automotive trips and a net fiscal benefit for local governments.  The intensities of 

development in planned development categories mirror the intensities authorized in the Suburban 

Future Land Use Category until the plan is modified through the plan amendment process in conjunction 

with the development of regional impact and/or planned unit development processes.  The mix of uses 

shall be established at the time of development through the development of regional impact and/or 

planned unit development processes in accordance with this objective and related policies.  Each 

Planned Development shall include a mix of residential unit types and complementary non-residential 

uses that, at build-out of the project, result in an internal capture of at least 20 percent of the trips 

generated by the development.” 

 

Future Land Use Element Policy 6.1.4: “Except as provided by Policy 6.1.3, prior to approval of 

development or subdivision within Planned Development Areas, a Planned Development Master Plan 

shall be adopted as an area plan that is consistent with, but independent of the Comprehensive Plan.  

The Comprehensive Plan shall be amended concurrently with the Planned Development Master Plan 

to allocate the mix, locations and intensities of future land uses as well as any public facilities required 

to serve proposed land uses. 

The Master Plan shall identify the following: 

a) Boundary of area subject to Planned Development; 

b) General depiction of mix, location and intensities of future land uses; 

c) Activities permitted within each land use; 

d) Total dwelling units by residential dwelling type; 

e) Total square footage of non-residential development; 

f) Specific requirements that will adequately protect the natural resources of the area; 

g) Major transportation system improvements that are consistent with adopted transportation plans 

and address the impacts to the surrounding area, including canopy roads and required 

interconnections.  The plan shall address the issues of capacity maintenance, promotion of mass 

transit and pedestrian accessibility, and protection of canopy roads, if applicable; 

h) Facilities and development requirements to provide for alternative modes of transportation; 

i) A facilities plan which identifies the type, demand, and general location of needed utilities 

(including a master stormwater plan) in relation to existing and scheduled utilities in the areas of the 

development, as well as the location and adequacy of proposed schools, parks and open space; 
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j) How the development will reduce transportation demand by allowing for internal trip capture of at 

least 20% at project build-out through a mixture of uses that includes at least four of the following: 

residential; commercial; office; recreational, public, open space and light industrial; 

k) How the development will provide for low and moderate income housing; 

l) How the development will provide for the recreational needs of the community; 

m) How the unique characteristics of the area, including cultural and historic resources, preservation 

and conservation features, and greenways, will be addressed; 

n) A phasing plan showing the phasing of future land uses for the area and the minimum and 

maximum allowable densities and intensities, total dwelling units, and total square footage; and 

o) A set of development guidelines that will direct the development of subsequent site specific 

development projects as part of a PUD. These guidelines shall address, but not be limited to, the 

interrelationships of uses, energy efficiency, pedestrian access, and crime prevention. 

p) Alternatively, for a proposed DRI the applicant must demonstrate to the Planning Department that 

the DRI Development Order will meet the requirements of the Planned Development Master Plan.” 
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APPENDIX B:  IMPACTS OF COMPREHENSIVE PLAN CONSISTENCY ON COMMUNITIES INSIDE THE 

URBAN SERVICE AREA 

 

The consistency issues raised in the previous section are not simply technical findings.  They have 

implications for the past, current, and future development of our community.  This analysis addresses 

long standing Comprehensive Plan policies intended to improve the quality of life for residents inside 

the Urban Service Area that have not been implemented.  The status of the implementation of these 

policies should be considered before substantial new areas are brought into the Urban Service Area. 

1.  Public investment is being directed to an area just being brought into the Urban Service Area while 

there are properties that have been inside the Urban Service Area for 30 years still lack the urban 

services to fully develop.  Comprehensive Plan Future Land Use Policy 1.1.5 defines the capital 

infrastructure for urban development as consisting of sewer and water, roads, mass transit, solid waste, 

drainage, and parks.  There is a significant amount of land that has been in the Urban Service Area since 

the adoption of the Comprehensive Plan (1990) that still do not have the full complement of services. 

Water and Sewer:  Portions of the Urban Service Area that lack either central water or sewer, or both, 

are shown in Appendix F.  The lack of water and sewer results in an inefficient development pattern, 

with densities and intensities lower than those that could be achieved with central services.  Density is 

limited to two dwelling units per acre on sewer whereas densities up to six units per acre are allowed in 

the Residential Preservation future land use category.  Owners of developable property who lack water 

and sewer are unable to fully realize the economic value of their investment.  The entire community 

suffers as a result of decreased water quality when septic tanks are inadequate or not property 

maintained. 

The cost of projects needed to address water and sewer capital deficiencies is $298 million.  This 

includes $60 million in projects for expanding water and sewer to the unincorporated Urban Service 

Area as required by the Comprehensive Plan and $238 million for mitigation of ongoing problems which 

curtail infill and redevelopment capacity.3 

Transit:  The availability of transit helps individuals without cars to get to school, work, grocery stores, 

doctor’s visits, and social events.  Transit is not available within those parts of the Urban Service Area 

outside the City limits.  This is despite Comprehensive Plan policies that call for the availability of transit. 

Mobility Objective 2.4 states: “By 2012, alternative and innovative funding sources shall be developed to 

support an effective transit system.”  Further, Mobility Policy 2.4.1 states: “Transit shall be regarded as a 

vital public service with increased funding to allow it to compete with the private automobile on an 

equal basis.”  Sidewalks, a critical link for people to get to the bus stop, are lacking.  The City’s March 

2020 sidewalk priority list includes 290 projects, 210 of which are deemed “Tier 1”, areas with no 

existing sidewalks.  The project cost for Tier 1 projects alone is $94 million.4 

  

                                                           
3 Pamela Hall, PhD., based on City of Tallahassee Master Sewer Plan 2035. 
4 Sidewalk Prioritization, Fiscal Year 2020,” City of Tallahassee, March 2020. 
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2.  Development and public investment is being directed to an area just being brought into the Urban 

Service Area while the goals of the Southern Strategy have still not been met. 

The Southern Strategy was adopted into the Comprehensive Plan in 22 years ago (1998).  Its goals are to 

“…encourage quality land development and redevelopment which results in increased population 

growth toward the southern part of the Tallahassee urban area, to retain and increase employment 

opportunities, and to attain an income mix in the Southern Strategy Area that is comparable to the 

remainder of the urbanized County….This goal is also to be achieved through considered land 

development decisions, capital investments, and policies by all levels of government so as to serve as 

a catalyst for private sector investment in the area.  Such decisions are to be based on a sound balance 

of social, economic, and physical development criteria that are designed to make better use of the 

available resources to the south, while lessening development pressure in the north and east.  (Future 

Land Use Element Goal 11.)  See Appendix F for a map of the Southern Strategy Area. 

The most recent status report prepared by the City is dated January 27, 20165.  Among the statistics 

provided in the report are the following: 

Exhibit 6:  Lack of Progress in Achieving Southern Strategy Goals 

Characteristic 1990 2010 

 Southern 
Strategy Area 

Leon County Southern 
Strategy Area 

Leon County 

Percent of households with 
children headed by a single parent 

51% 29% 79% 39% 

Median income in 2010 dollars $36,524 $61,729 $36,447 $66,157 

Percent home owners 42% 57% 36% 54% 
Source: Agenda Item January 27, 2016 - City Commission Workshop 

According to the report, the Southern Strategy median family income as a percentage of Leon County 

median family income fell from 76% in 1970 to 55% in 2010. 

 

3.  The Master Plan fails to adequately address the community-wide issue of affordable housing. 

The Master Plan states that each Planned Unit Development application will comply with the City’s 
Inclusionary Housing ordinance.  Depending on how each application is structured it is possible that very 
few inclusionary units will be built.  The ordinance applies only when a subdivision or site plan contains 
50 or more units (LDC section 9-245(a)).  Nothing in the Master Plan either requires subdivisions or site 
plans with a minimum number of units or sets and alternative standard.  Additionally, it should be noted 
that the Comprehensive Plan requires the Master Plan to address low and moderate income housing, 
not specifically inclusionary housing. 
 
The Master Plan does not address the impact of transportation costs on affordable housing.  “Affordable 
housing” in a location that does not provide viable transit becomes unaffordable when the cost of 
transportation is factored in.  The Master Plan does not address if and how transit will be extended to 
serve the Arch. 

                                                           
5 Future Land Use Policy 11.2.1. requires that a “State of the Southern Strategy” report be issued every three years.  
The 2016 report is the latest report available on the City website. 
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The following analysis demonstrates the significant impact of transportation on housing affordability6. 

 Assume that that an affordable house in Tallahassee is $190,000.  Spending a maximum of 30% 
of gross income for housing, to afford this home, the annual household income needs to be 
$48,000.  (According to the US Census Quick Facts 2019, the median household income in 
Tallahassee was $44,000.  Since these income levels are comparable the affordable house cost 
of $190,000 is used.) 

 Assume that cars are required for transportation.  A reliable (not necessarily new) car costs 
about $9,000 a year, including operation and maintenance. 

 Assume that 30% of gross income is spent on housing and 15% is spent on transportation; this 
equates to nearly half of gross income.  An alternative, more financially realistic assumption 
given existing patterns of household debt and expenses is 35% of gross income. 

 Using 45% as the maximum gross income devoted to housing and transportation, it would take a 
household income of $52,000 to own one car and $72,000 to own two cars and still be able to 
purchase the “affordable” $190,000 house.  Using 35% as the maximum gross income devoted 
to housing and transportation, it would take a household income of $67,000 to own one car and 
$92,000 to own two cars to purchase the $190,000 house. 

 
4.  The Master Plan perpetuates an inefficient low density, auto-oriented development pattern while 

other areas inside the Urban Service Area are subject to a different set of standards.  Future Land Use 

Objective 2.1. states: “Enhance the livability of existing neighborhoods and in new neighborhoods 

provide for future mixed residential areas which will accommodate growth and provide a wide choice of 

housing types, densities and prices as well as commercial opportunities based on performance criteria.” 

 

The Master Plan does not adequately provide for mixed residential areas.  As shown in Exhibit 7, up to 

40% of the land may be placed in a category that allows a maximum of one unit per acre. By contrast, 

within the Urban Service Area the low-density Residential Preservation future land use category allows 

up to six units per acre. 

 

Exhibit 7: Land Dedicated to Low Density Residential Development in the Welaunee Master Plan 

Land Use District Density/Intensity Allocations of Land Use Estimated Acreages 

Residential Reserve 1 Unit per Acre 30 - 40% 1, 400 to 1,915 Acres 

Residential 6 Units per Acre 15 - 25% 715 to 1,200 Acres 

Mixed Use (including 
Employment Center, Town 
Center, and Neighborhood 
Center) 

15 Units per Acre 
(residential) 

5 - 10% 95 to 195 Acres 
(residential) 

Mixed Use (including 
Employment Center, 
Town Center, and 
Neighborhood Center) 

4,000 - 20,000 
GSF per Acre 

(non-residential) 

 140 to 290 Acres 
(non-residential) 

Open Space N/A 30 - 40% 1,430 to 1,915 Acres 

TOTALS   4,778 Acres 

Source:  Proposed Welaunee text amendment TTA-013 

                                                           
6 Analysis provided by Dr. Pamela Hall, Phd. 
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Appendix C:  Location Map of Welaunee Property and General Plan for Welaunee Toe 

Source:  Tallahassee-Leon County Comprehensive Plan 
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Appendix D:  Location Map of Welaunee Property and General Plan for Welaunee Heel 

Source:  Tallahassee-Leon County Comprehensive Plan 
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Appendix E:  Proposed General Plan for Welaunee Arch  

Source:  Comprehensive Plan Text Amendment 2020 013 
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Appendix F:  Areas within the Urban Service Area lacking water and/or sewer service  

 

This map shows areas inside the existing USA where water and/or sewer is not available.  Providing these 

services would greatly increase the development capacity of these areas.  Note to that there are 13 

unsewered existing neighborhoods, some quite large, inside the USA that need to be converted to sewer 

both for restoring water quality (in the aquifer and Wakulla Springs) and to provide further development 

and redevelopment potential to these locations. 

 

 
 Source:  Tallahassee-Leon County Planning Department 
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Appendix G:  Southern Strategy Area 

 

 
Source: Tallahassee-Leon County 2030 Comprehensive Plan (as of 2019-02ESR Amendment Cycle, eff. 1/19/20)  


