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Holly, 

 
This letter is in regard to comments that you have solicited regarding the 
TDR program. 

 
I would eliminate references through out the TDR do cument and the last 
proposed option regarding the do nothing option reg arding the TDR program. 
The Commissioners have adopted the County Comprehen sive plan policies clearly 
stating that the County shall have a TDR program. T he staff should focus on 
providing the basis of a TDR program that is accept able instead of second 
guessing the intent of the County Commission. 

 
I think the workshops and the work staff has done s hall make it possible to 
develop a TDR program that will be acceptable to th e Commissioners and the 
public, and provide a critical tool for implementin g many of the 
Comprehensive plan policies such as protecting ecol ogically sensitive areas, 
agriculture areas, and make it possible to purchase  more public and private 
open space lands. Agriculture and ecologically sens itive areas will dnot do 
well under current 1 unit per 5 acre zoning. 

 
Programs to buy public lands will be extremely shor t lived if the land buying 
funds are used to purchase development rights which  often constitute 5 to 10 
times the land value. The Alachua County Forever pr ogram was sold to the 
public as a mechanism to buy public lands and not d evelopment rights. 

 
It is my understanding that the LDR and implementin g mechanisms for the 
program should have been in place within two years after the Comprehensive 
Plan policies were adopted. 

 
Staff should provide clearer language with regard t o the specific 
requirements to implement the TDR program such as: 

 
1. Make recommendations regarding the Alachua Count y Comprehensive Plan 
Future Land Use Plan map and policies changes and L DR changes that will have 
to be made to implement the TDR program. 

 
2. Provide for institutional mechanisms to implemen t the TDR program such as 
the method and instutional requirements to buy and sell and trade development 
rights. 

 
3. Develop a monitoring program to make sure that l ands where development 
rights have been transfered to and from comply with  the transfer requirement 
agreements,and achieve County policy goals and obje citves. 

 
4. Designate the sending areas and programs to make  sure that the land uses 
are economically viable. There is no analysis in th e TDR report regarding the 
economic viability of the land for which the develo pment rights have been 
severed. This is critical since the land users will  need to have financially 
feasible alternative uses that make it possible to maintain the land uses. 
The size of the parcel and the soils and infrastruc ture need to be in place 
to assure the land is capable of supporting the pro posed land uses.  
There needs to be data on this in the analysis to a ssure sending areas are 
not impoverished and that it contains viable land u ses.  
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The County Property Appraiser Office, the County Ex tension Office, the US 
Natural Resource Service and the UF Department of A griculture Economics would 
be good sources for this data. 

 
5. Designation of recieving areas and programs to m ake sure the lands are 
economically viable to develop in the recieving are as and also possible to 
recieve the proposed additional development rights.  The planning department 
should identify the specific areas where the reciev ing areas are and also the 
types of uses which are suitable to purchase. The C omprehensive Plan will 
need to be changed to identify the potential increa ses in intensity and 
density in the Recieving Areas. 

 
It would be useful to identify Recieving areas wher e 100s of development 
rights can be quickly transfered to such as the TOD  areas where it is cheaper 
to increase density because of the potential for mu ltimodal transportation, 
and also because of the high concentration of high hedonic values that can be 
added to development (such as the values created by  being close to the 
university, close to public schools, being close to  multimodal transport, 
being close to high quality commercial, etc). 

 
It was suggested that many of the development right s for the update or for 
Comprehensive Plan amendments could come from trans fer areas. 

 
Since the plan Recieving areas not originally desig ned to accomodate the 
higher densities there should be some method for as suring their is proper 
planning to accomodate and make these areas desirab le for the higher 
densities. In many cases it will be much cheaper to  accomodate the 
development rights in the recieving areas however t he County will need to 
assure the planning and contextual development is d one to assure the uses are 
capable of being accomodated. 
 
The plan shall identify appropriate parks and share d open space, amenities 
and facility plans to support the higher density us es in the recieving areas. 

 
6. In areas where there are long term contraints on  the LOS there should be a 
method of transfering development rights out of the se areas to areas where 
the development can be accomodated by the adequate LOS. 

 
ADDITIONAL NOTES: 

 
The TDR related email from the County that I reciev ed today stated that TDR 
group suggested that there be increases in the amou nt of development rights 
that can be transfered from area over and above the  number allowed to be 
developed. I think this was more of a suggestion by  one person. My feeling is 
that adding new development rights could in effect defeat the whole point of 
having a TDR program, and destroy it's potential fo r success. 

 
From a basic economic perspective increasing the su pply of development rights 
in sending areas (where they are currently plentifu l) will make each 
development right less valuable. This is especially  true since it is likely 
that their will be much more limited potential to f ind recieving areas. 
Increasing supply when you have limited demand will  likely lower the value of 
the rights and at the same time use up the capacity  of the most desirable 
recieving areas quickly, destroying much of the pot ential in the prime areas 
and leaving only secondary areas less suitable for the transfer of 
development rights. 
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The development rights on the 300,000 acres of viab le ag and forest land 
would be 60,000 units. Doubling this would make 120 ,000 units. It is unlikely 
there would be a market for more that 20,000 develo pment rights. With 
aggressive establishment of TODs it is possible you  could get 40,000 (about 
10,000 could be prime areas) but there is no way th at it would be possible to 
transfer in 120,000 units. 

 
Development rights in the urban area or recieving a reas should by nature be 
more valuable because they are in areas clearly sui table for development and 
have high hedonic values that can be added to the d evelopment. By nature the 
development rights in the sending areas are less su itable for development, or 
unsuitable for development and would be harder to d evelop because of their 
natural qualities. 

 
A development right in the rural area may be worth approximately 10,000 
dollars on sensitive land buy may be worth 2 to 5 t imes that in highly 
suitable areas in the urban area. There is also an extremely limited market 
for 5 acre lot ranches and even a quota on their de velopment. Where as in the 
urban area the development rights are much more val able especially in 
multimodal areas near amenities. If you look at the  sales of homes there are 
much more in the urban area than the rural areas. S o the seller of the 
development rights may have an instant market now b ut may have to wait many 
years to become ripe for development in the rural a rea. 

 
The TDR program could be a powerful tool for the la nd owners in the rural 
areas and areas where there are contrained faciliti es.  The market for 
develop in areas with constrained facilities could be extremely limited even 
if the county does not enforce the LOS as required by law, since travel times 
will greatly increase as the urban fringe becomes m ore contrained and travel 
times increase. Aslo some development potential in the rural area will dry up 
as cheap land for poor to afford a house and traile r become less desirable as 
gasoline and energy prices increase, and land becom es more valueable for uses 
to support the population. 

 
The rural agriculture and strategic ecological syst ems would greatly benefit 
from a reorganization of development rights. TDR pr ogram would provide a much 
needed tool to achieve this development right reorg anziation. However, if 
there is not a comprehensive plan for rural land us es it will have limited 
value because the rural area may have a few areas s ecured by overall have 
very haphazard development. 

 
It is a sad fact but Alachua County like many other  Counties did not 
comprehensively plan the resource base to support t he population proposed in 
the plan. However, as resources become scarcer and scarcer and the population 
larger the plan will be needed more and more effici ent and so will the land 
uses. It would benefit the County to at least devel op a map of the strategic 
resource uses and consider these areas as strategic  sending areas to be 
protected. The uses should be financally feasible a nd the strategic sending 
areas of a size to have economies of scale and scop e and to be support with 
rural infrastructure, including agricultural infras tructure. 

 
Thank you, Maynard 

 



�������!�K�C��"�����������������
�
���	
��������� � �
� � � �
� � � �

 �@!� �

�
7�
������%�$��@�

�

�������������	�
������

�
��"����C�

�
�������������
�����	���������
�����	��
����	���
��� ���������	���������	��������
���9�
�,����������	
�� ���
���������
�������������	�F����-���	��������,�

�
�������
�����	��
����	���
���������*�
�+����	������ �������	�	����	��������	������
������
���	
�����
�� �
	�����
����	����,�����	���������������	���	�-��	��� �
�$��>��������������
����
������������������������ �
���
����	�������
�
	��)�����������	
���������	����� ���
�����	���
������	�����
���������������������
H�������	�������	�����������	�
��,��1	�����%������	 �
����	������	
���
���-���	���������������	������	�
�����������
���	
����
����������
����	������	������ �����������
��	��)��������
�������	�����
��-����
��
������H�������	������,��4��
�����	�)�
���	
�	��?��� 	
���%�.%����
��
������)��
����������
�	������	���� �����
�
�����������
����	����,�

�
"�������
��
���
�C��
�����������
��������	���	�����
�����	��
����	���
�� �������	
������������
����
�������	������
���	
��
� �
��	����������)�������	��	��
�%�M#���������
���	���� �����������	����������������
����%�������J�������
���	���
��	
���������
��������
�������������������� ��	�������	���
������������)���
�����������������
� ,N�

�
�������	���
���������)�
-������)��
����������	����� �-���������)���
��,���	�-���������)���
��%�
�����	���
�����������	����)���	����	��
������
�	��� ����
����
��
	�������	���B����
���	
�������	
�
������
��,��1	�����%����������	�
���&	������	��	��� ���	
�������	
�	���
����
	
��	������	����)��
�	
���������	�����
������������	�����������)�
-,��6 ������������������
�������������	�
���&	���������)� ���
�	����	
����	���
���������)�
-��	�����%������������ �����	
��	�������	������	
�������
������	����������
�	�
���&	�������������
������'�
����	�����	
��	���� ���,�

�
"�
��
�������C�
�
���	�-��	�����������
�����������	���������������
 ��
������	�)���	��
�����)�������	�������	��������
��
���������	�������������	�������	���
�,������	��� ��	�����	����������������)��
���������������	������ �
�	�
��������)��
���
���	����	����
��
�������%������ 
�)���	
������������
����������	�
��%����	��
�����
��	������	����)��������	�)�����������,�

�
���	����
��
��������	�������
����
�	�
����
�����	�) ���������
��%���������
�����	����9��,��#����
���	�� �
��������
��
�������%������
�	�����������	�����
���� 	������	����)��������������	��������	�������������� 	�
�����	�������������	
�������	
���
����
��������
��� �	����������)���
���)�����
���������
������
��	��
�
��,��"��
�����
�����������������	����
����������� �����'���	���%�/��)����%��������%�����
	����������� 
���
�	����)����-������
���������	�)�����	����9�����
��
 ���������������
����
����	�����	
�	��"���������
�	
�������	
����������	���������
 �
����	���������� �������������
�����	��	
���
�������$��������,�
�
"�
��
���������
�	�
����
�����	�)���	���
�������	�� �
����
�������
����	�����������������	��������
�
�	����
���
�������	����,��&	���B�����%����
�����
 ��
��������
����������
����	������������
�
��
�	
�������	
�������
��
������	�)������������������� �����������
�	�
���
������	�)���	���
�������	��
�����
�
������	�����
����������	�����,��&�
��
����� 	�������
��.�
-���	����)��������	��	���
���������
��
��
����
�	�
����������������	���������
�	����
�, ���



�������!�K�C��"�����������������
�
���	
��������� � �
� � � �
� � � �

 �@0� �

�	���"����
�C�
������������
����	������
��
����
���	������-����)�� �
�����
���	����)������
��,��?
��������������
����� ��
�	����	�����������
������%�����)�
-��	������������� ��	
�����
����	������������
��
�������������,������
�����
��	��������
��
���������������	����)��������� �������	������������������������	�����	
�������	
�
������
���
�����������
��������	��������������	���� ��������
��������	����)���������
���)������
�����	���
�����-��,�������	���	�����
����	������	�� 
F��������	�)���	���-������	����)����
�������	�
��������	���������)�����
�������)�����
������������ ��	�,�

�
�������
�������C�
/	���������������	��������������
���	
�
���������
� ������,��������	���	������)�������
���	���
��������
��
�����
�����	�)���
��������
�����������������
��� �����	�������
�<%���%�$���������������
�������
�)��
�����������������������
����	������,��������������� 	�����
���������������������
��	�����	
%�1����"���
 ���
��
���������F���	�
�	�
%�������	���	��������
����"# �!0 �� �"���
��#������	
��	����
��!A �� ����
����
��
#���	��	����
����
���������
�������
�����������	��� ��������	�
���4�)�
�"�������.	�
�����*	
����������
�
������������+,�

�
����
%����
-��	���	���	����	�-��
����������	
������ ���	����������
��������
�������������	��	���������� ��
��
�
�F��)��	��������	�
��������
��	
�7�
�������%�$��@ ,�

�
.�����������%�

�
�

3���
�1�
�����
�)]�
'�
���	
�������	
�?��������
�����	��

�
  
�

�
�

�


