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Dunnellon Comprehensive Plan Update Process for 2025

The City of Dunnellon is updating its Comprehensive Plan for the twenty-year period 2025-2045.
The current Dunnellon Comprehensive Plan consists of two volumes that were last updated in
2016. Volume I was the technical support document, which consists of data, maps, and related
analysis to support the adoption of goals, objectives and policies. Volume I was not an adopted
component of the Dunnellon Comprehensive Plan. Volume II consisted of the goals, objectives,
and policies and the future land use map series. Volume Il is the currently adopted component of
the 2016 Dunnellon Comprehensive Plan and must be amended by adoption of an ordinance
pursuant to the notice requirements and procedures set forth in Section 163.3184, Florida Statutes.

The last version of Volume I Supplemental Data and Analysis was finalized in March 2016. This
was prior to the adoption of the current version of Volume II Goals, Objectives, and Policies on
June 15, 2016. The 2025 version of the Data and Analysis Report should be considered a
supplement to the existing March 2016 Data and Analysis Report and not a complete rewrite of
Volume I Supplemental Data and Analysis. Please refer to the 2016 Volume I Supplemental Data
and Analysis for further background information about the adoption of the Dunnellon 2016
Comprehensive Plan.

For this update of the Dunnellon Comprehensive Plan, the Comprehensive Plan will be referred to
as the City of Dunnellon 2025-2045 Comprehensive Plan (references to Volume II have been
eliminated). The Supplemental Data and Analysis Report is referenced as the 2025 Supplemental
Data and Analysis Report for the 2025-2045 Dunnellon Comprehensive Plan (references to this as
Volume I have been eliminated).

The City of Dunnellon held a variety of workshops with the Dunnellon Planning Commission and
Dunnellon City Council to introduce the 2025 updated Supplemental Data and Analysis Report
and updates to the various elements of the Comprehensive Plan. The updated Data and Analysis
Report provides information relevant to the update and adoption of the 2025-2045 Comprehensive
Plan goals, objectives, and policies. The new Data and Analysis Report supplement includes:
revised population estimates; updated population projections; updated planning periods to reflect
the required 10- and 20-year planning periods; and information about new conditions in the
community.

The updated City of Dunnellon 2025-2045 Comprehensive Plan also will contain amendments to
the goals, objectives, and policies that are required to be made based on changes in Florida Statutes
since 2016 and amendments necessary to reflect changed conditions in Dunnellon since 2016. The
elements include the following:

e Implementation Element (optional; minor corrections and updates)



e Future Land Use Element

e Transportation Element (renamed Transportation Mobility Element)

e Housing Element

e Historic Preservation Element (optional element)

e Public Facilities Element

e Aquifer Protection Element (renamed Groundwater Aquifer Recharge Protection Element)
e Conservation Element

e Recreation and Open Space Element

e Intergovernmental Coordination Element

e (Capital Improvements Element & 5-Year Schedule of Capital Improvements
e Private Property Rights Element (no proposed changes)

Dates for workshops and public hearings associated with the City of Dunnellon 2025-2045
Comprehensive Plan are shown below. The backup materials associated with these workshops
and public hearings are posted on the City of Dunnellon website as part of the public outreach for
the Comprehensive Plan update.

o Introductory workshop with the Planning Commission (Local Planning Agency) and City
Council on November 12, 2024
o Joint workshops with the Planning Commission and City Council to review draft elements

and the 2025 Supplemental Data and Analysis Report and for public input
. May 13, 2025
. June 10, 2025
. August 12, 2025
. September 9, 2025
. October 14, 2025
. November 18, 2025
. December 9, 2025
. February 10, 2026
. March 10, 2026
. April 14, 2026

o City Council public hearing to be held on April 15,2026. This is a public hearing to review
the proposed amendments to the Future Land Use Map; final versions of: the 2025
Supplemental Data and Analysis Report and the Water Supply Facilities Work Plan; hear
public input; adopt the Water Supply Facilities Work Plan by ordinance; and approve the
Data and Analysis Report by resolution.

o Planning Commission public hearing to be held on May 12, 2026 to review the final
versions of the proposed amendments to the Comprehensive Plan and the proposed
amendments to the Future Land Use Map, hear public input, and make a recommendation



to the City Council concerning these documents

o City Council “transmittal” public hearing to be held on May 13, 2026. This is a public
hearing to review the proposed Comprehensive Plan element amendments and
amendments to the Future Land Use Map; obtain public input; consider the
recommendations of the Local Planning Agency (Planning Commission); and vote on
whether to transmit the proposed 2025 Supplemental Data and Analysis Report and the
updated Comprehensive Plan to the Florida Department of Commerce (state land planning
agency) for state review as required by Chapter 163.3184, Florida Statutes.

o If the City Council votes to transmit the proposed comprehensive plan amendments, staff
will prepare the package and transmit the 2025 Supplemental Data and Analysis Report,
the 2025-2045 Comprehensive Plan amendments, and proposed Future Land Use Map (and
map series) amendments to the Florida Department of Commerce for review.

J The Florida Department of Commerce will conduct the “State Coordinated Review”
process, which requires that comments be received from the appropriate review agencies,
and then the Florida Department of Commerce will either issue a letter transmitting an
Objections, Recommendations, and Comments (ORC) Report to the City or a letter
indicating that it has no comments on the proposed amendments. The Florida Department
of Commerce has up to 60 days to issue its letter following receipt of the transmitted
package from the City.

o Chapter 163.3184, F.S., allows the City up to 180 days following its receipt of the Florida
Department of Commerce letter to adopt on second reading the proposed Comprehensive
Plan amendments.

Legal Status of the Comprehensive Plan

Chapter 163.3194 of Florida Statutes requires that all development and development orders
must be consistent with the adopted local government comprehensive plan. Therefore, the
Dunnellon Comprehensive Plan is an important public policy document to guide further growth in
the city.

Relationship of the Comprehensive Plan to the Land Development Regulations

Chapter 163.3202(1) of Florida Statutes requires that a local government’s land development
regulations must be consistent with its adopted comprehensive plan. The statute requires that this
must be done within a year of adoption of the local government’s comprehensive plan as stated
below:

Within 1 year after submission of its comprehensive plan or revised comprehensive plan for review

pursuant to s. 163.3191, each county and each municipality shall adopt or amend and enforce
land development regulations that are consistent with and implement their adopted comprehensive
plan.



Overview of the 2025 Supplemental Data and Analysis Report

This 2025 Supplemental Data and Analysis Report provides updated data and analysis to support
the proposed comprehensive plan amendments as set forth in the proposed City of Dunnellon
2025-2045 Comprehensive Plan and associated Future Land Use Map. The existing Volume I
Supplemental Data and Analysis was prepared in 2016 in support of the adoption of the
Comprehensive Plan (Volume II) in 2016. The City has also periodically prepared data and
analysis for various comprehensive plan amendments adopted over the past 10 years since
adoption of the 2016 Plan. At this point, the existing 2016 data and related analyses are outdated,
and updated population projections and other updated analyses of existing conditions are
necessary.

This 2025 Supplemental Data and Analysis Report provides additional data and related analysis
to the extent appropriate to support the proposed comprehensive plan amendments set forth for the
updated 2025-2045 Comprehensive Plan. As such, this is a supplement and does not
comprehensively replace the original 1991 Data and Analysis Report or the 2016 Supplemental
Data and Analysis (Volume I).

In terms of understanding the requirements for the Dunnellon Comprehensive Plan, it is helpful to
note that Dunnellon is not a coastal community. Therefore, there is no Coastal Management
Element included. In addition, the City of Dunnellon is not adjacent to or closely proximate to
any military installations. Therefore, statutory requirements related to military installations are
not applicable.

This 2025 Supplemental Data and Analysis Report includes the following information and updates:

Future Land Use Element
e Updated planning periods

e Revised population and seasonal population projections

e Revised existing conditions information

e Revised vacant land analysis

e Evaluation of land use needs based on the updated population projections and vacant land
analysis

e Land use analysis for housing and commercial needs

e Discussion about changes to future land use category descriptions

e Discussion about changes to the Future Land Use Map

¢ Information about the adoption of an interlocal agreement concerning the Marion County
Airport that abuts the City of Dunnellon city limits



Transportation Mobility Element
e Discussion that Dunnellon does not have a transit system
e Discussion that Dunnellon does not have a population size that requires mass-transit
provisions

Housing Element
e Revised housing need projections
e Updated housing data as required by 163.3177(6)(f)2, Florida Statutes

Public Facilities Element
e Updates to reflect that Dunnellon no longer owns or operates the potable water and sewer

system

¢ Information about the required water supply facilities work plan

e Addition of a policy concerning the Chapter 163.3177(6)(c)3, Florida Statutes. requirement
about the feasibility of connecting onsite sewage treatment and disposal systems to sanitary
sewer

e Discussion that there are no water supply or alternative water supply projects needed for
Dunnellon at this time

e Discussion that Dunnellon is not in a Water Use Caution Area as delineated in the
SWFWMD Regional Water Supply Plan

Groundwater Aquifer Recharge Protection Element
e Amendments to policies to consolidate them in more appropriate locations

Recreation and Open Space Element
e Revised parks inventory (no new acreage additions since 2016)
e Discussion concerning the decision to rescind Recreation concurrency

Capital Improvements Element
e Updated 5-Year Capital Improvements Schedule to include BMAPs

e Revisions that reflect that the City no longer owns or operates the potable water/sewer
systems

e Deletions related to the Concurrency Management System (CMS) since the CMS was
adopted in the land development regulations after adoption of the 2016 Comprehensive
Plan

Requirements for Supporting Data and Analysis

Chapter 163, Part II, Florida Statutes includes several general requirements regarding data and
analysis as related to comprehensive plans and plan amendments:



e Chapter 163.3177(1)(f) states that plan amendments shall be based upon relevant and
appropriate data and analysis available at the time of adoption and may rely on surveys,
studies, community goals and vision, and similar types of data.

e Chapter 163.3177(1)(f)1. further states that the data “may not be deemed a part of the
comprehensive plan unless adopted as part of it,” and that data are not subject to the
compliance review but may be used as an aid in determining compliance and consistency
between elements.

e Chapter 163.3177(2) states that data must be taken from professionally accepted sources
and that methodologies must be “professionally accepted.”

e Chapter 163.3177(2) emphasizes that coordination of the elements shall be a major
objective of the planning process and that consistent data shall be used for the elements.

The data and analyses prepared for the City of Dunnellon 2025-2045 Comprehensive Plan update
are consistent with these general requirements. Like nearly all local governments in Florida,
Dunnellon originally adopted only the goals, objectives, and policies, and the related future land
use map series, and then adopted plan amendments only to its Comprehensive Plan. This is
appropriate, as compliance is determined based on only the adopted Comprehensive Plan, and this
approach allows Dunnellon to update the supporting data and analysis as needed whether a plan
amendment is proposed or not. However, when plan amendments are proposed, then the
supporting data and analysis must be submitted to the review agencies along with the proposed
plan amendment.

The statute also specifies data and analysis requirements for each element of the Comprehensive
Plan. The following data summaries and related analysis are presented by element. The elements
requiring the most significant supplemental data and analysis for the proposed 2025-2045
Comprehensive Plan are: the Future Land Use Element, Housing Element, and Public Facilities
Element.

Future LLand Use Element

The Future Land Use Element (FLUE) defines land use policy for Dunnellon in terms of the
location, intensity, and form of development within the city. As such, it guides the physical
development of the City and should reflect the community’s vision of how it would like to grow
and develop. It also can be considered the organizing element that ties all of the other elements
together to provide a coherent policy framework. The Future Land Use Element ensures that the
City’s vision, planning, and development strategies are consistent across all the elements as
required by the statute and good planning in general. This means that the Transportation Mobility,
Public Facilities, and Capital Improvements Elements should support the Future Land Use Element
by directing improvements in a manner that is consistent with the planned densities and intensities
set forth in the Future Land Use Element. Equally important, the future land use categories should
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direct growth and control densities and intensities in a manner that implements policy direction
from the Conservation element to protect natural resources.

Planning Periods

Chapter 163.3177(5)(a), Florida Statutes requires that:

Each local government comprehensive plan must include at least two planning periods, one
covering at least the first 10-year period occurring after the plan’s adoption and one covering at
least a 20-year period.

Proposed amendments to FLUE Policy 6.1 define the short-term (10 year) and long-term (20-year)

planning periods. The plan amendment update establishes 2045 as the long-range plan horizon,
which is a 20-year planning period.

Population Projections

Chapter 163.3177(1)(f)3 requires that:

The comprehensive plan shall be based upon permanent and seasonal population estimates and
projections, which shall either be those published by the Office of Economic and Demographic
Research or generated by the local government based upon a professionally acceptable
methodology. The plan must be based on at least the minimum amount of land required to
accommodate the medium projections as published by the Olffice of Economic and Demographic
Research for at least a 10-year planning period unless otherwise limited under Section 380.05,
including related rules of the Administration Commission. Absent physical limitations on
population growth, population projections for each municipality and the unincorporated area
within a county must, at a minimum, be reflective of each area’s proportional share of the total
county population and the total county population growth.

The Office of Economic and Demographic Research (EDR) publishes population estimates and
population projections at the County level. EDR does not publish population projections for
cities. The methodology utilized for preparing the Dunnellon population projections utilizes the
EDR population projections for Marion County as a starting point and then evaluates two scenarios
for forecasting the City’s share of projected countywide population growth.

City of Dunnellon Population Data & Projections

The City of Dunnellon’s population grew in a relatively straight line from 1970 through 2000, but
that trend changed from 2000 to 2010 as shown below in Table 1. The City’s population declined
by 165 persons from 2000 to 2010 as compared to increases ranging from 197 to 281 in the
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previous three decades. However, the population increased once again in 2020 (+195) and has
also increased from 2020 to 2024 (+87). This trend somewhat complicates the process of
projecting the population because a straight-line linear projection cannot be used.

Table 1. Dunnellon Long-Term Population Trend

1970 1980 1990 2000 2010 2020 2024
Dunnellon 1,146 1,427 1,624 1,898 1,733 1,928 2,015
Dunnellon Population Change +281 +197 +274 -165 +195 +87
from Previous Census
Growth Rate from Prior Time +24.5% | +13.8% | +16.9% | -8.7% +11.3% +4.5%
Period

Population Projection Scenario 1: Moderate Growth

This scenario forecasts that the City of Dunnellon population will increase in a manner similar to
historic trends in its share of Marion County’s population. As Table 2 below indicates,
Dunnellon’s share of countywide population has declined steadily over time as would be expected
due to the more intensive growth occurring in the suburban areas surrounding Ocala and in
unincorporated Marion County. The 2000-2010 population loss in Dunnellon resulted in a much
lower share at 0.52% than would be expected based on the trend from 1980 to 2000.

While Dunnellon did experience population growth again after 2010, its share of the total Marion
County population has continued to decline from 0.52% in 2010 to 0.51% in 2020 and 0.48% in
2024 (based on the 2020 Census and EDR population estimates).

Table 2. Dunnellon Long Term Population Trend and Share of Countywide Population

1970 1980 1990 2000 2010 2020 2024

Dunnellon 1,146 1,427 1,624 1,898 1,733 1,928 2,015

Marion County 69,030 | 122,488 | 194,833 | 258,916 | 331,298 | 375,908 | 419,510

Dunnellon Share of Countywide 1.66% | 1.17% | 0.83% | 0.73% | 0.52% 0.51% 0.48%
Population

Dunnellon Population Change from, 281 197 274 -165 195 87
Previous Census

Dunnellon Share of Population 0.53% | 0.27% | 0.43% 0% 0.44% 0.2%
Growth from Previous

Census

Sources: US Census & Office of Economic & Demographic Research (Florida) for 2024

Table 3 below illustrates the decline from 2020 through 2024 based on the most recent annual
population estimates available from the Office of Economic and Demographic Research following
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the April 1, 2020 Census population figures. EDR calculates population estimates based on review
of building permit records, utility information, and homestead exemptions to estimate the number
of permanently occupied housing units from 2020 to 2024. EDR then applies the persons per
household rate from the 2020 census to estimate the population of those households. This figure

is then added to the 2020 population to estimate the population for years 2021-2025.

Table 3. Dunnellon Share of Countywide Population: 2020-2024 (EDR Estimate)

Aprill, | Aprill, | Aprill, | Aprill, | Aprill,
2020 2021 2022 2023 2024
IDunnellon 1,928 1,934 1,992 2,015 2,015
Dunnellon Population Change +6 +58 +23 0
Marion County 375,908 381,176 391,983 403,966 419,510
Dunnellon Share of 0.51% 0.51% 0.51% 0.50% 0.48%
Countywide Pop.

Sources: US Census & EDR Population Estimates (2021-2024)

The EDR estimates show that Marion County has continued to experience significant population
growth. However, while the population estimates for Dunnellon show very modest growth, they
show a continuing decline in the share of the overall Marion County population.

Based on the preceding analysis, Table 4 presents a moderate growth population projection, which
assumes that the City would maintain an average 0.50% share of the Marion County population
from 2025 — 2030 (using the medium projections for Marion County from the Bureau of Economic
and Business Research projections) and increases the share of countywide population growth from
0.50% to 0.56% starting in 2030. The 0.5% share is based on an average of Dunnellon’s share of
Marion County population from 2000 to 2024. The 0.56% is derived from Dunnellon’s average
share of the 2000, 2010, 2020, and 2024 Marion County population. This forecast is consistent
with Section 163.3177(1)(f)3, which requires that population projections “be reflective... of the
proportional share of the total county population and the total county population growth.”

Table 4: Moderate Growth Population Projections

2020 | 2024 2025 2030 2035 2040 2045

Marion County (BEBR) 419,510 | 417,100 |446,400| 471,100 | 491,700 | 510,200
Marion County (Census) |375,908
Dunnellon Population 1,928 | 2,015
Dunnellon Share & 0.51% | 0.48% 0.50% | 0.56% | 0.56% | 0.56% | 0.56%
Projected Share
Dunnellon Projected 2,085 2,500 2,638 2,753 2,857
IPopulation
Increase over previous time +87 +70 +415 +138 +115 +104

eriod

Sources: US Census & BEBR Medium Projections of Florida Population by County,2025-2050 (January

2024)




As indicated in Table 4, the population projections result in an increase in Dunnellon’s population
of 772 persons from 2025 to 2045, which is approximately an increase of 37% (or an average
yearly increase of 1.85%). As mentioned above, this assumes that Dunnellon will increase its
share of Marion County’s population growth from the 2024 0.48% share to a 0.56% share over the
20-year planning period starting in 2030. This 1.85% annual growth rate is much higher than the
current average annual population increase of 1.11% for Dunnellon has seen in the years from
2020 to 2024.

An increase of 772 persons would theoretically mean 400 new housing units constructed/added in
the period 2025 — 2045. Since the overall trend has been a decline in the percentage share of
Marion County’s population, this scenario may project more population than recent trends would
suggest. However, there are significant vacant acreage sites in Dunnellon that could support
additional residential development such as the Mixed-Use future land use category that allows up
to 80% residential use. This scenario presumes that Dunnellon would gain an increasing share of
the housing/population growth in Marion County. This may be plausible as the number of
affordable, vacant residential acreage sites in Ocala/Maion County is reduced over the next 20
years. Alternatively, Dunnellon may see spillover growth from nearby counties such as Citrus
County or from population migration northward from the southern portions of Florida.

Population Projection Scenario 2: Moderate-High Growth

The second scenario is based on moderate-high growth that could potentially occur if the City’s
vacant acreage areas that allow residential use began more rapid development during the upcoming
20-year planning period. This would result in increasing Dunnellon’s share of the overall Marion
County population growth over time. This would require that developers extend potable water and
sewer systems to serve these large, vacant tracts of land. Table 5 below provides the same
methodology/calculation as the moderate growth projections, but it increases the share of
countywide population growth from 0.50% to 0.587% starting in 2030. The 0.587% is derived
from Dunnellon’s average share of the 2000, 2010, and 2020 Marion County population.

Table 5: Moderate-High Growth Population Projections

2020 2024 2025 2030 2035 2040 2045
Marion County (BEBR) 419,510 |417,100| 446,400 | 471,100 | 491,700 | 510,200
Marion County (Census) 375,908
Dunnellon Population 1,928 2,015
Dunnellon Share & 0.51% 0.48% | 0.50% | 0.587% | 0.587% 0.587% | 0.587%
Projected Share
Dunnellon Projected 2,085 2,620 2,765 2,886 2,995
Population
Increase over previous time +87 +70 +535 +145 +121 +109

eriod

Sources: US Census & BEBR Medium Projections of Florida Population by County,2025-2050 (January

2024)
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As indicated in Table 5, the population projections result in an increase in Dunnellon’s population
of 910 persons from 2025 to 2045, which is approximately an increase of 43.6% (or an average
yearly increase of 2.17%). As mentioned above, this assumes that Dunnellon will increase its
share of Marion County’s population growth from the 2024 0.48% share to a 0.587% share over
the 20-year planning period. This 2.17% annual growth rate is much higher than the current

average annual population increase of 1.11% that Dunnellon has seen in the years from 2020 to
2024.

An increase of 910 persons would theoretically mean approximately 472 new housing units
constructed/added in the period 2025 — 2045 (based on 1.93 persons per household figure from the
2020 Census). Since the overall trend has been a decline in the percentage share of Marion
County’s population, this scenario may project more population than recent trends would suggest.
However, there are significant vacant acreage sites in Dunnellon that could support additional
residential development such as the Mixed-Use future land use category that allows up to 80%
residential use. In addition, there are 1,059 acres of vacant land designated low-density residential
on the Future Land Use Map that could support 2,647 new single-family dwellings at the current
density adopted in the Comprehensive Plan. If the low-density vacant residential property was
built out at the currently allowed density, that could account for approximately 5,108 persons over
an extended period of time.

This scenario presumes that Dunnellon would return to having an increased share of the
housing/population growth in Marion County. This may be plausible as the number of affordable,
vacant residential acreage sites in Ocala/Marion County is reduced over the next 20 years.
Alternatively, Dunnellon may see increased spillover growth from nearby counties such as Citrus
County or from population migration northward from the southern portions of Florida.

Recommended Population Projection Scenario

Based on the most recent population growth trends for Dunnellon (since 2020), the City’s
recommendation is to use the moderate-high growth population projections for the 2025-2045
Comprehensive Plan. This reflects the ongoing reduced share of Marion County population
growth that Dunnellon has experienced since 1970 with the assumption that the average share
since 2020 will grow to 0.587% after 2030. This assumption of an increased share of Marion
County’s population growth is based on the large amount of vacant residential land that is available
for development within city limits.

The City will have an opportunity to review its population projections and growth trends during
the next Evaluation and Appraisal period, which will occur in 2028. If the City determines that a
significant number of new residential developments (such as residential subdivisions or new multi-
family complexes) are being approved, the population projections should be re-examined and
updated as needed.
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Calculating Seasonal Population

One of the methods for calculating the seasonal population is to determine the number of housing
units that are vacant because they are considered seasonal units. An analysis of vacant units is
provided below.

Vacant Units and Vacancy Rates

The 2020 vacancy rate for existing housing decreased by 2.45% (from 24.57% in 2010 to 22.12%
in 2020). Table 6 below indicates this change.

Table 6. Vacancy Status of Housing Units

2010 2020
Occupied 878 1,000
'Vacant 286 284
Total 1,164 1,284
% Vacant 24.57% 22.12%

Source: US Census 2010 and 2020

Table 7 below further clarifies the type of vacancy occurring within the city and how that differed
in 2020 versus 2010. Vacancy rates in all categories, except seasonal units, were down in 2020
compared to 2010 despite the total number of vacant units being similar (286 in 2010 and 284 in
2020). The increased vacancy seasonal rate increased significantly in 2020, as a percentage of all
vacant units, versus 2010. The vacancy rate (56.7%) in seasonal units in 2020, up 19.6%, may
have been the result of the pandemic because travel was limited during that time. Alternatively,
this may be because the number of vacant units that were for rent or for sale in 2020 were reduced
from 2010 by being converted to seasonal units.

Table 7: Vacancy Rates by Type of Housing Unit

2020 Percent | 2010 Percent
IFor rent 43 15.14% 60 20.98%
For sale only 23 8.10% 34 11.89%
Rented or Sold, not
Occupied 8 2.82% 12 4.20%
Seasonal 161 56.70% 106 37.06%
Other 49 17.25% 74 25.87%
Total 284 100.00% 286 100.00%

Source: US Census 2020 and 2010

Seasonal Population and Projections

Seasonal vacant units are defined by the US Census as being for “seasonal, recreational, or
occasional use” that are for occupancy only during certain periods of the year. These units may
be part-time residences, second homes, hunting cabins, fishing cabins, beach houses, or
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timeshares. Hotel/motel rooms, campgrounds, and RV spaces are not included within the Census
count for seasonal vacant units. Those places are considered transitory facilities and not a location
for usual residence.

As indicated above in Table 7, the Census documents vacant seasonal housing units, which
accounted for 56.7% of total vacant units in 2020 and 37% in 2010. While this represents a
significant difference as a percentage, the difference is not as significant when compared to the
total number of housing units. Seasonal vacant units accounted for 12.5% of all housing units in
2020 and 9.11% in 2010.

It is reasonable to assume that seasonal units would be occupied by the same number of persons
on average as permanent units. Assuming 1.93 persons per household (calculated as 2020
population divided by 2020 occupied housing units), the vacant seasonal units could account for
an additional 310 persons (seasonally) within the City of Dunnellon.

Based on the 2020 Census data, the seasonal population would account for 16.08% of the total
permanent population (310/1,928 = 16.08%). This results in a 2020 estimated total population
(seasonal plus permanent) of 2,238 persons.

As indicated above, based on the 2020 data, seasonal population would be estimated as 16.08% of
the permanent population. Taking this as a constant percentage over the planning period, Table 8
provides the result of adding in the seasonal population over the planning period (2025-2045) to
the Dunnellon moderate growth and moderate-high growth population projections.

Table 8: Moderate & Moderate-High Growth Population Projections with Seasonal
Population Included

2025 2030 2035 2040 2045
Dunnellon Moderate Projection 2,085 2,500 2,638 2,753 2,857
Seasonal Moderate Projection 335 402 424 443 459
TOTAL MODERATE GROWTH
POPULATION 2,420 | 2,902 3,062 | 3,196 | 3316
Dunnellon Moderate-High Projection 2,085 2,620 2,765 2,886 2,995
Seasonal Moderate-High Projection 335 421 445 464 482
TOTAL MODERATE-HIGH
GROWTH POPULATION 2420 | 3,041 3,210 | 3350 | 3477

Based on the recommended Moderate-High Growth Scenario, Dunnellon’s projected total
population for the 20-year planning period is shown below in Table 9.
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Table 9: Projected Dunnellon Population 2025-2045
2025 2030 2035 2040 2045
Dunnellon Moderate-High Projection 2,085 2,620 2,765 2,886 2,995

Seasonal Moderate-High Projection 335 421 445 464 482
TOTAL MODERATE-HIGH
GROWTH POPULATION 2,420 | 3,041 3,210 | 3,350 | 3,477

Existing Conditions

This 2025 supplement provides an update on existing land use conditions within the city. This is
necessary in order to evaluate the City’s potential to accommodate the projected population growth
and to accommodate other community needs, such as for commercial uses, public uses, and
recreational lands. The existing conditions analysis also provides a summary of vacant land to
generally determine how much land is available for future development and to show how future
land use designations correspond with existing conditions.

The following table illustrates the amount of acreage in each of the City’s future land use
categories. This is based on the adopted Future Land Use Map using the City’s Geographic
Information System (GIS).

Table 10: Acreage in Future Land Use Categories

Future Land Use Category Acreage (+/-)
Agriculture 934.47
Commercial 182.59
Conservation 411.62
Commercial Tourist Oriented* 11.92
Mixed-Use 340.17
Public 264.03
Recreation 986.71
Specialized Commerce™** 218.62
Residential Low Density 1188.81
Residential Medium Density 238.71
Residential High Density 32.76
Rural** 500.8
Traditional Neighborhood-8 149.31
Traditional Neighborhood-12 107.36
Undesignated Parcels (10)*** 59.9
Water (2) 78.12
TOTAL: 5,705.87

NOTES:

*This is a non-existent Future Land Use category that was mapped in error. It will be corrected in the
update and will be designated Commercial.

**These are Marion County Future Land Use designations that will be changed to City of Dunnellon
designations in the update of the Future Land Use Map for the Comprehensive Plan update.

***These 10 parcels will need to be assigned a Future Land Use category for the Future Land Use Map
Update. Of'the 41.10 acres, 24 acres will be designated as Water, leaving 21 acres to be designated.
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Vacant Land Analysis

Table 11 below indicates the amount of vacant acreage in each of the Future Land Use categories.
The primary purpose for reviewing vacant acreage is to determine whether there is sufficient
undeveloped acreage allocated in land use categories related to projected residential and
commercial needs for the anticipated population in the next 20 years.

The vacant land analysis excluded parcels that appeared undeveloped on the Marion County
Property Appraiser’s site when it was determined that the parcels contained stormwater retention
facilities. Some properties that included improvements valued at less than $1,000 (for example,
parcels with storage sheds) were counted as vacant land for this analysis.

Since parcels currently designated Conservation and Recreation are not expected to be developed
for projected residential or commercial needs, these vacant lands are not considered available for
development except for passive or active recreation/conservation uses.

There is also a large amount of undeveloped agricultural acreage within Dunnellon; however, it is
not anticipated that this land will be changed to land use categories that would allow commercial
or residential development within the planning timeframe of the 2025-2045 Comprehensive Plan.

Up to 80% of the vacant acreage in the Mixed-Use category could be developed as residential at a
maximum of 12 dwelling units per gross acre per the current Comprehensive Plan (the land
development regulations implementation of the Mixed-Use category further clarifies that a base
density of 5 dwelling units per gross acre is allowed with bonus provisions that would allow up to
12 dwelling units per gross acre if all requirements are met). Up to 10% of the vacant land in the
Mixed-Use category could be developed for Commercial uses.

The vacant acreage table does not fully capture the future development potential of parcels within
the city. For example, there is a 79.2-acre parcel designated Traditional Neighborhood-12 (TN-
12) that contains one single-family dwelling. This leaves a significant amount of potential
developable acreage that could include residential and commercial development on the site. There
are other similar cases. In addition, the vacant acreage table does capture the potential for future
development on sites where redevelopment or infill development might occur that increases
density or intensity.

As Table 11 indicates, there is a large amount of vacant acreage available for residential
development in the Residential Low Future Land Use category (1,059 acres). Most of this vacant
Residential Low acreage is located in the northeastern portion of Dunnellon on large lots that could
be further subdivided.

Similarly, there are 236.4 vacant acres of Mixed-Use property, of which 80% could be developed
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for residential development. That would result in 189.12 acres of land available for new housing
units. At the base allowable density of 5 dwelling units per gross acre, this would allow up to 945
new housing units (either single-family or multi-family) if developed at the lowest density. If

developed at the maximum density of 12 units per acre, the resulting new housing units would be
2,269.

There are also an additional 77.4 vacant acres designated in Residential Medium and High that are
available for future housing unit development.

Table 11: Vacant Acreage by Future Land Use Category

Vacant Percent of Total City

Future Land Use Category Acreage Acreage in Category
Agriculture 935.1 100%
Commercial 39.1 21.41%
Conservation 411.62 100%
Commercial Tourist Oriented* 0 0%
Mixed-Use 236.4 69.5%
Public 197.3 74.73%
Recreation 985.0 99.83%
Specialized Commerce** 218.6 100%
Residential Low Density 1,059.0 89.08%
Residential Medium Density 75.1 31.46%
Residential High Density 2.3 7.02%
Rural** 500.8 100%
Traditional Neighborhood-8 27.5 18.42%
Traditional Neighborhood-12 5.1 4.75%
Undesignated Parcels (10)*** 35.1 100%
Water (2) 78.12 100%
TOTAL: 4,806.14 84.23%

NOTES:

*This is a non-existent Future Land Use category that was mapped in error. It will be corrected in the
update.

**These are Marion County Future Land Use designations that will be changed to City of Dunnellon
designations in the update of the Future Land Use Map for the Comprehensive Plan update.

***These 10 parcels will need to be assigned a Future Land Use category for the Future Land Use Map
Update. Of the 35.1 acres, it is known that 24 acres will be designated as Water, leaving 11.1 acres.

Land Use Allocations

Chapter 163.3177(6)(a)2, Florida Statutes requires that the future land use plan and plan
amendments shall be based on data regarding:
o The amount of land required to accommodate anticipated growth
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o The projected permanent and seasonal population of the area

o The character of undeveloped land

o The availability of water supplies, public facilities, and services

o The need for redevelopment, including the renewal of blighted areas and the elimination
of nonconforming uses which are inconsistent with the character of the community

o The compatibility of uses on lands adjacent to or closely proximate to military installations

o The compatibility of uses on lands adjacent to an airport as defined in 5.330.35 and
consistent with 5.333.02

o The discouragement of urban sprawl

o The need for job creation, capital investment, and economic development that will
strengthen and diversify the community’s economy

o The need to modify land uses and development patterns within antiquated subdivisions

Tables 10 and 11 provide the information required to evaluate these conditions in conjunction with
the population projections to determine whether comprehensive plan amendments are necessary
to accommodate: housing for the anticipated growth and population demand, the
service/commercial demand needed for that growth, and the suitability of land if additional urban
land use allocations are recommended.

The Future Land Use Element must accommodate the medium population projections for at least
a 20-year period, but Chapter 163.3177(6)(a)2, Florida Statutes provisions allow for the broader
needs of the community, which allows for land use allocations that are not simply limited by
population projections.

The residential land use needs methodology includes the following:

o Population projections are provided for the 2025-2045 planning period as previously
reviewed.
o The projected population is converted to housing demand by dividing the population by

persons per household to obtain housing units.

J The projected housing demand is then compared to the capacity of future residential
development as determined based on the Future Land Use categories that are planned for
urban residential development: Residential Low, Residential Medium, Residential High,
Mixed Use, and Traditional Neighborhood.

Land Use Analysis for Future Housing Needs

The Future Land Use Map should reflect the need to accommodate the anticipated population
growth over the 20-year planning period (2025-2045). Previous sections of this report have
provided projections of the future population anticipated over the next 20 years based on a
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moderate-high growth scenario. The analysis below evaluates whether there is sufficient vacant
land designated for future residential development to handle the projected population growth.

The residential land use needs methodology included the following steps:

e Population projections are provided for the 2025-2045 planning period as previously

reviewed.

e The projected population is converted to housing demand by dividing the population by
persons per household to obtain housing units. The persons per household figure was
obtained from the 2020 U.S. Census. This analysis separates out projected housing unit
needs for the permanent population versus the seasonal population.

Table 12: Projected Permanent and Seasonal Population Housing Demand

2025 2030 | 2035 2040 2045
Dunnellon Moderate-High Population Projections

2,085 | 2,620 | 2,765 | 2,886 2,995
Persons Per Household 1.93 1.93 1.93 1.93 1.93
Occupied Permanent Units 1,080 | 1,357 | 1,433 1,495 1,552
Increase Over 2020 Permanent Housing Units
(1,123) -43 +234 | +310 +372 +429
Dunnellon Moderate-High Seasonal Population
Projections 335 421 445 464 482
Increase Over 2020 Seasonal Housing Units
(161) +13 +57 +70 +79 +89
Total New Housing Units Needed -30 +291 +380 +451 +518

The total, new housing units needed through the year 2045 is 518. The vacant land available in
land use categories that allow residential use is analyzed below to determine whether there is a
sufficient amount of residentially-designated land to accommodate the projected housing unit

need.

Table 13 below indicates that the projected housing demand (permanent and seasonal) for the
planning period can be met within the existing vacant land available in the Residential, Mixed Use,
and Traditional Neighborhood future land use categories. As indicated earlier, the 1,059 vacant
acres in the Residential Low Density future land use category could accommodate 2,647 dwelling
units (at the 2.5 dwelling units per gross acre maximum density in the category). This exceeds the

518 total new housing units projected to be needed by the end of the planning period (2045).
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Table 13: Vacant Residential Development Capacity

Future Land Vacant Density % Maximum
Use Acres (DU/Ac) Residential Units

Residential

Low 1,059.0 2.5 100% 2,647
Residential

Medium 75.1 5 100% 375
Residential

High 23 12 100% 27
TND 8 27.5 8 100% 220,
TND 12 5.1 12 100% 6l
Mixed Use 236.4 12 80% 2,269
Total 1,405.4 5,599

For Maximum Units, decimals are reduced to the next lowest whole number.

The existing Future Land Use Map provides substantially greater residential supply than required
for the projected housing demand through 2045, based on just vacant acreage. Redevelopment of
existing developed sites may also provide additional acreage for residential units due to the
potential for additional dwelling units on large lots that contain only a single-family dwelling.

Land Use Analysis for Future Commercial Needs

Commercial demand was calculated based on the assumption that developed commercial square
footage should increase in proportion to future population growth. This methodology calculates
the developed commercial square footage per person and then multiplies that ratio by the additional
population projected through 2045 to estimate the additional commercial development required by
2045. This acreage is then compared to the total commercial acreage included on the Future Land
Use Map to determine if additional commercial acreage is needed to serve the additional
population demand.

It is important to note three factors that may influence the amount of commercial acreage needed
to serve the projected Dunnellon population. These factors may limit how much additional
commercial acreage is needed to serve the future population.

e The commercial areas within Dunnellon’s city limits already serve Marion County
residents, particularly for the surrounding unincorporated area

e Dunnellon is proximate to existing and planned commercial uses in the surrounding
unincorporated Marion County area

e Online shopping has reduced the amount of commercial square footage needed to serve
community needs

The following tables provide the results from the methodology as summarized above.
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Table 14: Vacant Commercial Development Capacity

Future Land Acres Maximum % Maximum Square
Use FAR Commercial Feet
Commercial 39.10 4 100% 681,278
TN-8 27.5 3 100% 43,568
TN-12 5.1 3 100% 66,646
Mixed Use 236.4 3 10% 308,927
Total 308.1 1,100,419

Table 15 below takes the current amount of developed acreage designated Commercial on the
Future Land Use Map to project the total amount of Commercial acreage needed through 2045.
This current developed Commercial acreage is estimated to be 143.49 (182.59 total Commercial
acres — 39.1 vacant Commercial acres).

Multiplying the 0.4 FAR by the estimated developed Commercial land use acreage provides an
estimate for the building square footage on this Commercial acreage (143.49 x 0.4 FAR = 57.396
acres with development). Translating the 57.396 acres with building development by using the
number of square feet per acre results in an estimated 2,500,169.8 square feet of commercial
building square footage.

When the estimated 2,500,170 square feet of estimated commercial building square footage is
divided by the estimated 2025 population, the resulting estimated commercial building square
footage per person is 1,033 square feet. It should be noted that this is significantly higher than the
estimates that were provided in the 2016 Data and Analysis Report. At that time, it was estimated
that there were 486 square feet of commercial per person in Dunnellon.

Table 15. Projected Commercial Square Footage Needs: 2045

2025 2025 Commercial [2045 2045 2045 Commercial
Estimated [Estimated S.F./Person [Projected |(Commercial Square Feet
Population [Developed Total Square Feet Capacity (existing
Commercial Population |[Demand Based |plus projected
Square Feet on Population |vacant)
2,420 2,500,170 1,033 S.F 3,477 3,591,741 3,600,589

Based on the analysis in Table 15, the Future Land Use Map has allocated a sufficient amount of
land in the various land use categories that allow commercial uses for the projected 2045
population. As indicated earlier, due to the availability of commercial goods via online shopping
or in the surrounding unincorporated area, Table 15 may overestimate the needed commercial
square footage for the projected 2045 population.

Utilizing the 486 square foot per person estimate that the previous Data and Analysis Report
provided, the projected need for commercial square footage would only be 1,689,822 square feet,
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which is currently exceeded by the existing estimated 2025 developed commercial square footage.
It is not anticipated that Dunnellon needs to allocate any additional acreage for commercial uses;
however, the City has the flexibility to add parcels to the Commercial land use category to
encourage infill or redevelopment or for local economic development purposes.

Future Land Use Category Changes

The primary changes to the Future Land Use Categories involve:
e C(larifications to the descriptions of each category
e Deletion of some regulatory text that was codified in the land development regulations
after adoption of the 2016 Comprehensive Plan
e Additional provisions for allowing a minimal amount of development on privately-owned
parcels that are designated in the Conservation future land use category

Future Land Use Map Changes

The primary changes to the Future Land Use Map involve:

e Applying City land use categories on two parcels that were annexed and had not received
City designations

e Applying land use categories on parcels that had previously been overlooked and were left
undesignated in the last Comprehensive Plan update

e Changing the future land use category on a parcel that had a non-existent land use category
designation

e Several land use category changes to make the parcels more consistent with long-standing
zoning designations

The City is adopting a new Future Land Use Map and map series as a part of the overall update of

the Comprehensive Plan. This map is designated the 2025-2045 Future Land Use Map. Other
maps in the map series include the historic district and environmental features.

Airport Compatibility

The purpose of this analysis is to evaluate the compatibility of land uses within the City of
Dunnellon in the vicinity of the Marion County Airport (X35), which is located immediately east
of the City of Dunnellon as shown on the Future Land Use Map. The airport is owned and operated
by Marion County. The City’s boundary abuts the west side of the airport. Federal and state
regulations require that the City regulate land uses within its jurisdictional boundaries to ensure
compatible land uses in the vicinity of the airport.
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Statutory Requirements

Several statutory provisions address compatibility requirements. Chapter 163.3177(6)(a)2.g.,
Florida Statutes, provides that the future land use plan and plan amendments shall be based upon
surveys, studies, and data regarding the area, as applicable, including:

the compatibility of uses on lands adjacent to an airport as defined in s. 330.35,
F.S. and s. 333.02, F.S.

Chapter 333.02(1), Florida Statutes discusses that airport hazards, including obstructions,
endanger lives and properties, limit maneuverability, and may impair the utility of the airport. It
also notes that certain activities and uses, as enumerated in Chapter 333.03(2), Florida Statutes,
are not compatible with normal airport operations. These enumerated land uses include landfills,
residential, and educational uses within certain distances. Residential and educational uses are the
primary uses that warrant evaluation for the City of Dunnellon, and compatibility is determined in
terms of preventing obstructions within defined air spaces/surfaces and in terms of limiting noise
impacts.

Chapter 333.03(2)(c) and (d) addresses noise impacts. These provisions prohibit residential and
educational uses, as defined in Chapter 1013, Florida Statutes, within any noise contour defined
as incompatible through a noise study conducted pursuant to 14 C.F.R., part 150. If a study has
not been completed, then residential and education uses are not permitted “within an area
contiguous to the airport measuring one-half the length of the longest runway on either side of and
at the end of each runway centerline.”

Chapter 333.03(3) specifies land use restrictions within the airport clear zones. Educational
facilities are prohibited within “an area which extends 5 miles in a direct line along the centerline
of the runway, and which has a width measuring one-half the length of the runway.” In addition,
this subsection requires airport zoning regulations which “restrict new incompatible land uses...
within runway clear zones, including uses, activities, or construction which are incompatible with
normal airport operations or endanger public health, safety, and welfare by resulting in
congregations of people, emissions of light or smoke, or attraction of birds.”

Chapter 333.03(1)(a), Florida Statutes requires that “every political subdivision having an airport
hazard area within its territorial limits shall adopt, administer, and enforce...airport zoning
regulations for such airport hazard area,” and Chapter 333.03(1)(b), Florida Statutes addresses the
specific situation in Dunnellon where one jurisdiction owns and operates the airport (i.e., Marion
County), and the airport hazard areas occur in the adjacent jurisdiction (i.e., Dunnellon). In that
situation, the two local governments must either execute an interlocal agreement or form a joint
airport zoning board to comply with the requirements of Chapter 333.03(1)(a), Florida Statutes.
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To meet this requirement, the City of Dunnellon has executed an interlocal agreement with Marion
County. The interlocal agreement will implement policies adopted in Dunnellon’s Comprehensive
Plan concerning airport compatibility. The interlocal agreement was approved as AGR2026-04
by the Dunnellon City Council.

Coordination with Marion County Concerning the Airport

Marion County has adopted an Airport Zoning Overlay set forth in the County Code, which
regulates the type, location and height of structures, trees and other potential obstructions within
the defined airport hazard zones. However, the Airport Zoning Overlay is not applicable within
incorporated areas, which is the reason that the statute calls for coordination between Marion
County and Dunnellon so that Dunnellon can appropriately plan for land uses and regulate
obstructions within the airport hazard areas occurring within the city.

The City must also coordinate with Marion County on any special uses, such as cellular towers,
that could potentially penetrate the hazard zones. Future cellular towers within the City could
potentially cause obstructions within one of more of the hazard zones unless “surface planes” are
defined over Dunnellon airspace.

Future Land Use Map Changes related to Proximity to the Airport

The Dunnellon Future Land Use Map was amended in 2010 and 2012 as a result of annexations.
Pursuant to Ordinance 2010-11, the Residential Low Density future land use category was assigned
when those properties were annexed by the City. When Ordinance 2012-07 was adopted, Marion
County’s Rural land use category was assigned to the annexed property.

The 2016 Data and Analysis Report recommended that the Rural land use category should be
changed to a City Future Land Use Map category as soon as possible. The report further
recommended placing the Agriculture future land use designation on the parcel due to its proximity
to the airport. This 2025-2045 update to the Comprehensive Plan is proposing that the Agriculture
category be placed on the Rural-designated property.

An additional annexed parcel was designated in the Specialized Commerce land use category. The
Specialized Commerce category was a Marion County designation (it no longer exists). The 2016
Data and Analysis Report recommended that this parcel’s land use designation should be changed
to a City land use category as soon as possible. This 2025-2045 update to the Comprehensive Plan
is recommending that the most similar City land use category that could be placed on the property
would be Commercial, and that has been proposed for the parcel.
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Transportation Mobility Element

The City of Dunnellon’s population size is not greater than 50,000. Therefore, there are no
requirements for provisions for mass transit or public transportation systems. It should be further
noted that as part of the adoption of the 2016 Comprehensive Plan, the City of Dunnellon rescinded
transportation concurrency. That remains the case with this Comprehensive Plan update.

Housing Element

Consistent with Chapter 163.3177(6)(f)2., Florida Statutes, the City has updated its Housing
Element based on the updated data and analysis provided below. The City utilized the latest
housing data available from the Shimberg Center for Housing Studies to produce the tables below
as they relate to housing issues in Dunnellon. It is important to note that, according to the 2024
Shimberg Center data, there were no substandard housing units in Dunnellon.

Housing Element Policy 1.1 B. includes provisions for accessory dwelling units as a technique to
ensure affordable housing in the community. In conjunction with this Policy, Objective 1 in the
Future Land Use Element helps to encourage accessory dwelling units by exempting them from
the residential density calculations in the respective residential future land use categories.

As can be noted from Tables 16 and 17 below, the majority of housing units in Dunnellon are
single-family dwellings (60%), and 75.6% of households are owner-occupied. Only 17.7% of the
housing units are mobile homes, with the remaining 22.7% of housing units being multi-family
dwellings.

Table 16: Housing Units by Type: 2024 Estimates

Single-family Multi-family Mobile Homes Total
971 370 289 1,630
60% 22.7% 17.7%

Sources: U.S. Census Bureau, 2024 American Community Survey I-Year and 5-Year Estimates

Table 17: Households by Tenure: 2024 Estimates (Occupied Units)

Owner Renter Total
988 319 1,307
75.6% 24.4%

Sources: U.S. Census Bureau, 2024 American Community Survey I-Year and 5-Year Estimates

Most of the housing units in Dunnellon (73%) were built in the period between 1960 — 1999 as
can be seen in Table 18 below. Despite the fact that 24.8% of the housing units are older than 50
years, there were no substandard units noted.
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Table 18: Year Structure Built (Age of Dwelling Units): 2024 Estimates

Year Built Number of | Percentage of Units
Units

2010 or After 138 8.6%
2000-2009 162 10.0%
w1990-1999 250 15.6%
1980-1989 445 27.8%
1970-1979 211 13.2%
1960-1969 262 16.4%
1950-1959 36 2.3%
1940-1949 0 0.0%
1939 or Earlier 98 6.1%
TOTAL 1,602

Sources: U.S. Census Bureau, 2024 American Community Survey I-Year and 5-Year Estimates

The majority of the owner-occupied housing units (65.3%) were valued between $50,000 -
$299,999 as can be noted from Table 19 below.

Table 19: Owner-Occupied Units by Value, 2024 Estimates

Housing Unit Value Number of | Percentage of Units
Units

Less than $50,000 97 9.8%
$50,000-$99,999 168 17.0%
$100,000- $149,999 202 20.5%
$150,000-$199,999 72 7.3%
$200,000-299,999 371 37.5%
$300,000-$499,999 41 4.2%
$500,000-$999,999 37 3.7%
TOTAL 988

Sources: U.S. Census Bureau, 2024 American Community Survey I-Year and 5-Year Estimates

Tables 20 and 21 below give insight into the monthly rental and mortgage costs for Dunnellon
households. The majority (92%) of gross rental costs fall between $500 - $999 per month as
indicated in Table 20 below.

Table 20: Renter Households by Gross Rent: 2024 Estimates

Gross Rental Rate Number of Percentage of Units
Units
$500-$749 106 47.1%
$750-$999 101 44.9%
$1,000- $1,499 0 0%
$1,500-$1,999 18 8.0%
TOTAL 225

Sources: U.S. Census Bureau, 2024 American Community Survey I-Year and 5-Year Estimates




Based on the 2024 cost estimates (with a mortgage) for owner households, 75% were paying

between $1,500 - $1,999 per month (see Table 21 below).

Table 21: Owner Households by Monthly Housing Costs 2024 Estimates (with a Mortgage)

Monthly Housing Cost Number of Percentage of Units
Units
$1,000-$1,249 47 25%
$1,250-51,499 0 0%
$1,500-$1,999 141 75%
TOTAL 188

Sources: U.S. Census Bureau, 2024 American Community Survey I-Year and 5-Year Estimates

Tables 22 and 23 below provide information about the cost burden of both rental and owner-
occupied housing. Households spending more than 30% of their income on housing costs are
considered cost-burdened. Households spending more than 50% of their income are considered
severely cost-burdened.

For renter households in Dunnellon, Table 22 indicates that 45.6% of households are either cost-
burdened or severely cost-burdened.

Table 22: Renter Households, Cost Burden by Income, 2023 Estimate (Summary)

Household Income 30% or Less 30.1%-50% More than 50%
30% AMI or Less 13 14 93
30.01%-50% AMI 38 4 0
50.01%-80% AMI 91 31 14
80.01%-100% AMI 8 0 0
Greater than 100% AMI 36

Sources: Estimates and projections by Shimberg Center for Housing Studies, based on U.S. Department of
Housing Development, Comprehensive Housing Affordability Strategy (CHAS) dataset and population
projections by the Bureau of Economic and Business Research, University of Florida

For owner-occupied households in Dunnellon, Table 23 below indicates that 27.9% of households
are either cost-burdened or severely cost-burdened. Owner-occupied households are much less

cost-burdened than renter households.

Table 23: Owner-Occupied Households, Cost Burden by Income, 2023 Estimate

(Summary)

Household Income 30% or Less 30.1%-50% More than 50%
30% AMI 6 0 21
30.01%-50% AMI 23 8 3
50.01%-80% AMI 88 102 27
80.01%-100% AMI 35 0 15
Greater than 100% AMI 349 18 0

Sources: Estimates and projections by Shimberg Center for Housing Studies, based on U.S. Department of
Housing Development, Comprehensive Housing Affordability Strategy (CHAS) dataset and population
projections by the Bureau of Economic and Business Research, University of Florida
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As is indicated in Table 24 below, home ownership rates in Dunnellon are highest in the 55 and
older age group. For those 55-64, there is a 91% home ownership rate. For those 65 and older,
the home ownership rate is 85%.

Table 24: Households by Tenure and Age of Householder, 2025 Estimates

Age of Householder | Number of Owners | Number of Renters | Homeownership Rate
15-34 35 58 38%
35-54 71 131 35%
55-64 380 38 91%
65 and older 502 92 85%
TOTAL 988 319 76%

Sources: U.S. Census Bureau, 2024 American Community Survey 1-Year and 5-Year Estimates

Table 25 below shows the projected population by age during the planning period (2025 -2045).
In all the planning period years, the population 55 and older is always the majority. It ranges from
57% percent in 2025 to 56% in 2045. This indicates a consistent projection that Dunnellon’s
population will be older than the median age of Florida residents (42.6 years based on the 2019 —
2023 American Communities Survey). Based on the tendencies noted in Table 24, it is anticipated
that home ownership will remain high in Dunnellon over the planning period given the existing
and projected older age group.

Table 25: Projected Population by Age, Permanent Residents (2025-2045)

Age 2025 2030 2035 2040 2045
0-4 96 92 95 94 96
59 85 97 99 100 100
10-14 89 113 116 111 112
15-19 86 88 99 112 114
20-24 67 66 81 104 110
25-29 67 56 62 64 66
30-34 70 61 59 58 57
35-39 82 101 79 67 70
40-44 86 102 106 92 93
45-49 69 75 &9 110 103
50-54 93 74 102 121 134
55-59 131 113 107 119 121
60-64 233 226 177 141 166
65-69 210 221 187 162 158
70-74 190 254 290 283 268
75+ 409 430 511 582 611
TOTAL 2063 2169 2259 2320 2379

Sources: Estimates and projections by Shimberg Center for Housing Studies, based on 2010 and 2020 U.S.
Census data and population projections by the Bureau of Economic and Business Research, University of
Florida
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Public Facilities Element

Potable Water and Wastewater

The City of Dunnellon sold the City’s potable water and wastewater utility systems to the Florida
Governmental Utility Authority (FGUA) in an acquisition that closed on October 26, 2018. As a
result, the City no longer owns or operates the potable water system (including treatment, pumping,
and distribution infrastructure) and has no fiscal responsibility for those facilities within city limits
or any other area. Therefore, there are no capital improvements projects related to water supply
included within the City’s Capital Improvements Element or 5-Year Schedule of Capital
Improvements. However, the City’s Comprehensive Plan does include water conservation policies
that support and promote protection of water supply. The Public Facilities Element contains
several amendments that are related to the fact that the City no longer owns or operates these
utilities.

The levels of service for potable water and wastewater have been updated to reflect the latest
information provided by FGUA. A Water Supply Facilities Work Plan has been developed and
adopted for Dunnellon, and it is included as an exhibit to the Comprehensive Plan. The Water
Supply Facilities Work Plan is adopted by reference in the Potable Water section of the Public
Facilities Element.

Chapter 163.3177(6)(c)3, Florida Statutes includes a requirement about adding a policy concerning
connecting on site sewage disposal systems to sanitary sewer under certain circumstances. The
updated Comprehensive Plan includes new Public Facilities Policy 2.1.3 that sets the requirements
for a feasibility analysis for developments of more than 50 residential units with onsite sewage
systems. The City has an existing analysis that indicates there are no residential developments
within city limits that have more than one onsite sewage treatment and disposal system per one
acre.

Based on information from the recently adopted Regional Water Supply Plan (the Southwest
Florida Water Management District Governing Board adopted the updated plan in December
2025), the City of Dunnellon does not fall within a Water Use Caution Area. There are no water
supply plans adopted that include Dunnellon within the Regional Water Supply Plan.

Solid Waste

The City relies on contracted solid waste services to comply with the adopted LOS. The level of
service has been updated based on new information provided by the service contractor.
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Groundwater Aquifer Recharge Protection Element

The primary changes to the Groundwater Aquifer Recharge Protection Element involve:

¢ Deletion of the wellhead protection area regulations from the element since they are already
adopted in the land development regulations

e Deletion of several objectives and policies and relocation of them into more appropriate
elements such as the Conservation and Public Facilities Elements; in several cases there
were redundant policies

Recreation and Open Space Element

Chapter 163.3177(6)(e), Florida Statutes requires that the recreation element address a
“comprehensive system of public and private sites for recreation, including, but not limited to,
natural reservations, parks and playgrounds, parkways, beaches and public access to beaches, open
spaces, waterways, and other recreational facilities.” The Recreation and Open Space Element
addresses public parks as well as opportunities for private recreation.

Recreation/Parks Concurrency

State Statutes do not require concurrency for parks, but they do allow a local government to
establish concurrency for “public facilities” if desired. The City of Dunnellon has decided to
rescind Recreation Concurrency due to the number of existing recreational facilities and outdoor
opportunities related to the rivers.

Table 26 below provides an inventory of the neighborhood and community parks in the city. There
have been no new parks added since the 2016 Data and Analysis Report.

Table 26: Parks Inventory

NAME TYPE +AC
BLUE RUN OF DUNNELLON PARK & CANOE
TAKE OUT POINT COMMUNITY PARK 31.78
DUNNELLON RECREATIONAL AREA COMMUNITY PARK 4221
CENTENNIAL PARK AND DUNNELLONBOAT RAMP [NATURE PARK /BOAT RAMP 0.85
DUNNELLON CITY BEACH PARK INEIGHBORHOOD PARK / PLAYGROUND 1.04
ERNIE MILLS PARK INEIGHBORHOOD PARK / PLAYGROUND 222
L O ROBINSON PARK NEIGHBORHOOD PARK / PLAYGROUND 0.99
TOTAL: 79.09

Capital Improvements Element

The Capital Improvements Element amendments include:
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Deletion of the stormwater management level of service from this element; it has been
moved to the Public Facilities Element

Deletion of the concurrency management provisions since those were adopted in the City’s
land development regulations after the adoption of the 2016 Comprehensive Plan
Updates to the 5-Year Schedule of Capital Improvements to reflect that the City no longer
owns or operates the potable water and wastewater systems

Updates to the 5-Year Schedule of Capital Improvements to include the local Basin
Management Action Plans, as required by State Statutes
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