CITY OF TITUSVILLE
PLANNING AND ZONING COMMISSION
AGENDA
Regular Meeting
January 22, 2025 - 6:00 PM
Council Chamber at City Hall

555 South Washington Avenue, Titusville, FL 32796

All persons who anticipate speaking on any Public Hearing item must fill out an Oath
Card to be heard on that agenda item and sign the oath contained thereon. These cards
are located on the table near the entrance to the Council Chamber or may be obtained
from the Recording Secretary. This meeting will be conducted in accordance to the
procedures adopted in Resolution #24-1997

Those speaking in favor of a request will be heard first, those opposed will be heard
second, and those who wish to make a public comment on the item will speak third. The
applicant may make a brief rebuttal if necessary. A representative from either side, for or
against, may cross-examine a witness.

Anyone who speaks is considered a witness. If you have photographs, sketches, or
documents that you desire for the Commission to consider, they must be submitted into
evidence and will be retained by the City. Please submit such exhibits to the Recording
Secretary.

1. CALL TO ORDER

2. ROLL CALL

3. DETERMINATION OF A QUORUM
4. APPROVAL OF MINUTES

A. Minutes January 8, 2025
Approve Minutes

5. QUASI-JUDICIAL CONFIRMATION PROCEDURES
6. PETITIONS AND REQUESTS FROM THE PUBLIC PRESENT
7. OLD BUSINESS
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10.

11.

NEW BUSINESS

A. Rezonings

B. Annexations

C. Conditional Use Permit

1.

Conditional Use Permit application (CUP) No. 4-2024 - 800 Century
Medical Drive

D. Miscellaneous

3.
4.

Easement Vacate application (EAS) No. 2-2024 - 3520 Oakhill Drive

Small Scale Comprehensive Plan Amendment (SSA) No. 7-2024 — 800
Lane Ave

Election of Officers

Economics of Development in Florida

PETITIONS AND REQUESTS FROM THE PUBLIC PRESENT

REPORTS

A. City Staff

B. City Attorney

C. Chairman

D. Members

ADJOURNMENT

Any person who decides to appeal any decision of the Planning and Zoning
Commission with respect to any matter considered at this meeting will need a record
of the proceedings, and for such purpose, may need to ensure that a verbatim
record of the proceedings is made, which record includes the testimony and
evidence upon which the appeal is to be based.

The City desires to accommodate persons with disabilities. Accordingly, any
physically handicapped person, pursuant to Chapter 286.26 Florida Statutes,
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should, at least 48 hours prior to the meeting, submit a written request to the
chairperson that the physically handicapped person desires to attend the meeting.
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ltem: 4.A
City of Titusville

"Gateway to Nature and Space"

REPORT TO COUNCIL

To: Members of the Planning and Zoning Commission
From: Brad Parrish, Community Development Director
Subject: Minutes January 8, 2025

Department/Office: Planning

Recommended Action:
Approve Minutes

Summary Explanation & Background:
Minutes January 8, 2025

Alternatives:
Modify the Minutes.

Item Budgeted:

Source/Use of Funds/Budget Book Page:

Strategic Plan:

Strategic Plan Impact:

ATTACHMENTS:
1. 01.08.25 Minutes Draft P&Z
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Draft Planning and Zoning Commission
Regular Meeting
January 8, 2025

The Planning and Zoning Commission (P&Z) of the City of Titusville, Florida met in regular session in
City Hall Council Chamber located at 555 South Washington Avenue on Wednesday January 8, 2025 at
6:00 p.m.

XXX

Chairman Joseph Richardson called the meeting to order at 6:00 p.m. Present were Vice Chairman Dan
Aton, Secretary Romie Grant, Member Christopher Childs, Member Erron Fayson and Member
Theodore Garrod. Alternate Member Michael Fendler, Alternate John Rogers and School Board
Member Jaqueline McLaughlin were absent. Also, in attendance were Principal Planner Eddy Galindo,
Assistant City Attorney Chelsea Farrell and Recording Secretary Laurie Dargie.

XXX

A moment of silence was taken in remembrance of President Jimmy Carter’s death and for the victims
of the fires in California.

XXX

Secretary Grant made a motion to approve the minutes from the December 4, 2024 meeting as presented.
Vice Chairman Aton seconded. There was a unanimous voice vote in favor.

XXX
Quasi-Judicial Confirmation Procedures

XXX
Petitions and Requests from the Public Present
Laurilee Thompson of Titusville, Florida came to speak. Ms. Thompson provided each of the Planning
and Zoning Commission members with a spiral-bound report on the Economics of Development in
Florida. Ms. Thompson shared some of the information from the report. Ms. Thompson stated that there
are opportunities to shape Titusville’s future and to make growth benefit our community. Ms. Thompson
stated that the Titusville Environmental Commission will be receiving a public engagement summary at

their meeting on Wednesday, January 15, 2025.

The Planning and Zoning Commission members thanked Ms. Thompson for the spiral-bound report and
for her coming to give a summary of the report.

Chairman Richardson requested that this subject matter be an agenda item for future discussion during
a lighter agenda for the Planning and Zoning Commission.

XXX
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Draft Planning and Zoning Commission
Regular Meeting
January 8, 2025

Old Business
None
XXX

New Business

SSA# 12-2024 — Small Scale Comprehensive Plan Amendment — Sedgewick Avenue Duplex
Principal Planner Eddy Galindo gave an overview of this item.

Jeremiah Ofori, on behalf of Gold Coast Developers of Florida, LLC came to speak in favor of this item.

Chairman Richardson asked Mr. Ofori if they were going to save trees. Mr. Ofori said that they were
going to try and save some of the oak trees.

XXX

Member Childs made a motion to recommend approval of SSA#12-2024 Small Scale Comprehensive
Plan Future Land Use Map by changing the future land use designation on 0.9+ acres of property
identified by Brevard County Parcels ID Nos. 21-35-33-00-271, 21-35-33-00-272, and 21-35-33-00-319
from Low Density Residential to Medium Density Residential. Member Garrod seconded.

Roll call was as follows:

Member Garrod Yes
Vice Chairman Aton Yes
Member Childs Yes
Secretary Grant Yes
Member Fayson Yes
Chairman Richardson Yes

Motion passed.
XXX

Member Childs made a motion to recommend approval of SSA#12-2024 — Rezoning 0.9+ acres of
property identified by Brevard County Parcels ID Nos. 21-35-33-00-271, 21-35-33-00-272, and 21-35-
33-00-319 from Single-Family Medium Density (R-1B) to Multifamily Medium Density (R-2).
Secretary Grant seconded.

Roll call was as follows:

Secretary Grant Yes
Member Fayson Yes
Member Childs Yes
Vice Chairman Aton Yes
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Draft Planning and Zoning Commission
Regular Meeting
January 8, 2025

Member Garrod Yes
Chairman Richardson Yes
Motion passed.
XXX
SSA#7-2024 - Small Scale Comprehensive Plan Map Amendment — 800 Lane Avenue

Principal Planner Eddy Galindo advised that the applicant is requesting that this item be tabled to the
January 22, 2025 Planning and Zoning Commission meeting.

XXX

Vice Chairman Aton made a motion to table SSA#7-2024 — 800 Lane Avenue until the January 22, 2025
Planning and Zoning Commission meeting. Member Fayson seconded.

Roll call was as follows:

Member Fayson Yes
Member Garrod Yes
Vice Chairman Aton Yes
Member Childs Yes
Secretary Grant Yes
Chairman Richardson Yes

Motion passed.

XXX

Semi-Annual Report

The Planning and Zoning Commission members agreed to approve the semi-annual report as presented.
There was a unanimous voice vote in favor.

XXX
Petitions & Requests from the Public Present
None

XXX
Reports

Chairman Richardson said that several of the Planning and Zoning Commission members are coming
up for reappointment and he advised that the members should attend the City Council meeting in person
on January 28, 2025 if they request to be reappointed.
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Draft Planning and Zoning Commission
Regular Meeting
January 8, 2025

XXX

Adjournment 6:42pm
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Item: 8.C.1
City of Titusville

"Gateway to Nature and Space"

REPORT TO COUNCIL

To: Members of the Planning and Zoning Commission
From: Brad Parrish, Community Development Director
Subject: Conditional Use Permit application (CUP) No. 4-2024 - 800

Century Medical Drive
Department/Office: Planning

Recommended Action:

Staff recommends approval of CUP No. 4-2024 to allow a pain management clinic use
with the following condition(s):

1. A 6-foot-high fence be placed along the rear property line.

Summary Explanation & Background:

The applicant is requesting a Conditional Use Permit (CUP) to allow a pain
management clinic at 800 Century Medical Dr. The property is 0.88 acres in size and is
currently zoned Hospital Medical (HM). A CUP is required to establish a pain
management clinic in the HM zoning district.

The request is for an interventional pain management clinic consisting of seven (7)
exam rooms, a procedure room, and waiting room. There will be no onsite controlled
substances. The interventional pain management clinic will not dispense any controlled
substances. The proposed pain management clinic has been approved for registration
with the Florida Department of Health. Registration number PMC1890.

Alternatives:

1. Approve the conditional use permit

2. Approve the conditional use permit with conditions
3. Deny the conditional use permit

Item Budgeted:
N/A

Source/Use of Funds/Budget Book Page:
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Strategic Plan:

Goal 1: Quality of Life

Goal 4. Economic Development
Goal 5: Effective Governance

Strategic Plan Impact:

ATTACHMENTS:

Staff Report
Application

Warranty Deed
Owner's Authorization
Survey

Concept Plan
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City of Titusville

Planning Department Staff Report

Conditional Use Permit

CUP No. 4-2024 — Central Florida Spine & Pain

Meeting Dates:

Prepared By:

Applicant(s):

Applicant’s Request:

Planning and Zoning Commission:
City Council Public Hearing:

Tabitha Armstrong, Planner

Central Florida Spine and Pain LLC. with permission from John
Elder, registered agent for the owner, Edgewater2020 LLC.

clinic in the HM zoning district.

Staff Recommendation: Approve CUP No. 4-2024 with conditions

BACKGROUND INFORMATION

January 22", 2025
February 11", 2025

Approval of a Conditional Use Permit to allow a pain management

The applicant is requesting a Conditional Use Permit (CUP) to allow a pain management clinic at
800 Century Medical Dr. The property is 0.88 acres in size and is currently zoned Hospital Medical

(HM). A CUP is required to establish a pain management clinic in the HM zoning district.

The request is for an interventional pain management clinic consisting of seven (7) exam rooms,
a procedure room, and waiting room. There will be no onsite controlled substances. The
interventional pain management clinic will not dispense any controlled substances. The proposed
pain management clinic has been approved for registration with the Florida Department of Health.
Registration number PMC1890.

PROPERTY INFORMATION

Existing Use, Future Land Use, and Zoning

Existing Use

Future Land Use

Zoning

Medical Office

Commercial High Intensity

Hospital Medical

CUP No. 4-2024- 800 Century Medical Dr Page 1 0of 5

Page 11 of 144



1
2

19

SURROUNDING PROPERTY INFORMATION
Existing Use, Future Land Use, and Zoning

Location | Use Future Land Use Zoning
North Medical Office Commercial High Intensity Hospital
Medical
South Vacant Downtown Mixed Use Community
Commercial
East Medical Office Commercial High Intensity Hospital
Medical
Stormwater Management Conservation Open
System (wet pond) Space &
Recreation
West Restaurant Commercial High Intensity Community
Commercial

STAFF ANALYSIS

Conditional Use Criteria

Section 34-76 of the LDRs states that before any Conditional Use is granted, City Council shall
apply the standards set forth below and shall determine that satisfactory provisions and
arrangements of the following factors have been met by the petitioner, where applicable. The
following are staff’s findings based on the CUP request.

1) _Compliance with all elements of the Comprehensive Plan.

Policy 1.9.4: Commercial land use designations shall be encouraged in a pattern, which
offers maximum accessibility, compatibility, and clustering. Commercial land use
designations shall be given priority at locations exhibiting proximity to other types of non-
residential uses, including employment centers and marketing centers.

Staff comment: The property is a part of the Century Medical Plaza subdivision which was

designed as a hub for medical office uses. A Pain Management Clinic is compatible with
the surrounding uses.

2) Ingress and egress to the property and proposed structure with particular reference to

automotive and pedestrian safety and convenience, traffic flow and control, and access in
case of fire or catastrophe.

Staff comment: The property consists of a 6,760 square foot, two unit medical office. The

concept plan does not propose changes to the ingress or egress to the site.

The Fire Department did not express any concerns or objections to the request.

3) Nuisance factors detrimental to adjacent and nearby properties and the City as a whole.

Nuisance factors shall include but not necessarily be limited to noise, odor, smoke, glare,
electrical interference and/or mechanical vibrations.

CUP No. 4-2024- 800 Century Medical Dr
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Staff comment: The proposed pain management clinic is compatible to the existing
hospital-medical uses to the north and east of the subject property. There are no
nuisances anticipated with the medical office.

4) Adopted level of service for solid waste disposal, potable water, or wastewater shall not be

5)

6)

7

8)

9)

exceeded.

Staff comment: The existing building does not exceed the City’s level of service standards
for concurrency related facilities.

Screening and buffering with reference to type, dimensions and character.

Staff comment: Sec 28-153 (c)(1)(e) states, “each pain management clinic or cash-only
pharmacy shall provide appropriate buffers between said facilities, its parking lot and
adjacent uses. Such buffering shall consist of either a screen or an opaque fence, concrete
wall or vegetative buffer at least fifty (50) feet in width.”

The proposed pain management clinic will be located in a medical office that has two
suites with a shared waiting area. The parking area and grounds have a landscape plan
that was approved with the 1998 site plan for the medical office. To provide an appropriate
buffer between the adjacent commercial uses, staff recommends a condition of approval
that a 6-foot high fence be provided along the rear property line.

Signs and proposed exterior lighting with reference to glare, traffic safety, economic effect and
compatibility and harmony with properties in the district.

Staff comment: No unigue signage or exterior lighting nuisances are anticipated to be
generated as a result of the pain management clinic use. Signage is permitted separately
and shall be reviewed for consistency with the Land Development Regulations when an
application is submitted.

Hours of operation shall be consistent with surrounding properties.

Staff comment: The applicant states the facility will operate between 8:00am and 5:00pm,
Monday through Friday.

Off street parking and loading area where required with particular attention to ingress and
egress.

Staff comment: The existing site is consistent with the minimum parking requirements for
a medical office outlined in Table 9.16.4 of the Technical Manual.

Required yards and other open spaces.

Staff comment: Sec 28-153 (c)(1)(e) states, “each pain management clinic or cash-only
pharmacy shall provide appropriate buffers between said facilities, its parking lot and
adjacent uses. Such buffering shall consist of either a screen or an opaque fence, concrete
wall or vegetative buffer at least fifty (50) feet in width.”

The proposed pain management clinic will be located in a medical office that has two
suites with a shared waiting area. The parking area and grounds have a landscape plan
that was approved with the original site plan for the medical office. A 6-foot high, opaque

CUP No. 4-2024- 800 Century Medical Dr Page 3 of 5
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fence along the rear property line is recommended as the appropriate screen between the
pain management clinic and the adjacent commercial use.

10) General compatibility with adjacent properties and other properties in the district.

Staff comment: The proposed pain management clinic is compatible to the existing
hospital medical land uses to the north, east, and south of the subject property.

11) Whether the proposed change is out of scale with the needs of the neighborhood or the City.

Staff comment: The applicant will be utilizing the existing structure on the site and is
considered consistent with the other medical uses in the area.

12) Special requirements set out in the schedule of district regulations for the particular use
involved.

Section 28-153(c) of the Zoning Code requires a pain management clinic to meet the
following use standards.

a. A pain management clinic and/or a cash-only pharmacy as defined in Section 11-

651 of the Code of Ordinances may be permitted as a conditional use.

Staff comment: Applicant has applied for the conditional use permit.

. Shall be required to furnish the information required in Sections 11-653, 11-654, and

11-655 of the Code of Ordinances relating to said uses.

Staff comment: This information has been received by the applicant.

. Shall not be located within one thousand (1,000) feet of a public or private school, a

public playground or park.

Staff comment: The proposed Pain Management Clinic is not located within one
thousand (1,000) feet of a public or private school, a public playground or park.

. Shall provide a security plan to include unobstructed windows and lighting and

information reflecting the management of patients or clients to said facilities to
ensure the public safety of individuals residing adjacent to said parcel.

Staff comment: Security plan has been submitted by the applicant.

. Each pain management clinic or cash-only pharmacy shall provide appropriate

buffers between said facilities, its parking lot and adjacent uses. Such buffering shall
consist of either a screen or an opague fence, concrete wall or vegetative buffer at
least fifty (50) feet in width.

Staff comment: The proposed pain management clinic will be located in a medical
office that has two suites with a shared waiting area. The parking area and grounds
have a landscape plan that was approved with the original site plan for the medical
office. To provide an appropriate buffer between the adjacent commercial uses, staff
recommends a condition of approval that a 6-foot-high fence be provided along the
rear property line

CUP No. 4-2024- 800 Century Medical Dr Page 4 of 5
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RECOMMENDATION

Based on the above analysis, staff recommends approval of CUP No. 4-2024 to allow a pain
management clinic use with the following condition(s):

1. A 6-foot-high fence be placed along the rear property line.

CUP No. 4-2024- 800 Century Medical Dr Page 5 of 5
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Gateway to Nature & Space

APPLICATION FOR CONDITIONAL USE PERMIT

Please submit elecironically a completed application including required submittals to the Planning Department for
payment and meeting scheduling. Chapter 34 of the Titusvifle l.and Development Regulations contains the
instructions for filing and the required exhibits. INCOMPLETE APPLICATIONS SHALL NOT BE ACCEPTED.

Project Name Propetty Address/Location Description
1. Project Information . .
Conkrol Fiptida Spne ond pon WL
Name of Applicant/Contact Name of Owner
PAD S Witknaewn BD
Street Address Street Address
meleourne . FL 3290%
City State  Zip City State Zip
2. Applicant/ Owner -7)7 \- 802 ~S02\
Telephone # Telephone #
Fax# 32\ - BOL-L14494G Fax #
E-Mail Address E-Mail Address
| Correr @ o Lspineguin lcamn
3. Applicant Status ] owner [E( Tenant O Agent ] other
4, Parcel ID Tax Acct. %\,\, SD'z_\ DC\ \D

5. Site Size (Attach Legal
Description)

Acres:

Square Fest; ?)\0(61 Sn\uﬂ@ s?ﬁ

6. Current Land Uses

Identify the land uses located on-site and adjacent to the subject site (ic?én\ify “all”
uses that touch property on each boundary), such as grocery store, citrus farm,

office, single family residential, etc.:

SUBJECT
SITE:

NORTH:

SOUTH: Soud\n 8vds

D‘C\\\.\\

EAST:

WEST:

7. Current Designation

Future Land Use:

Zoning:

Page | 1
Updated 4/2017
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8. Building Status

Existing Building(s) on the site?

New Buildings Proposed?

Aaecsiearional

9. Operating Schedule

(Hours of operation, size of operation)

4% .00 -5 DOPM

PO O 0(\uc\emew\-

10. Note any previous
CUPs on the site

NAR

e

YO0 - Friday

A

11. Check other Conditionat Use III \égggg?;?f O XE;‘:g;;lan [1| Rezoning M
appllc_atlons Vacation of [ | site Pian O Subdivision/ []| Other:
submitted Right of Way Prat

12. Narrative

Please provide a brief description of your request and the proposed project:
{Attach separate narrative page if necassary)

Please  see Mached .

All applications shall require Community Development Staff review prior to submittal.

All applications shall be submitted to the Planning Department electronically and officially logged in by
end of business day.
. Tentative hearing dates are scheduled approximately 4 months from the time a completed application
is submitted.

Incomplete applications will not be accepted and will not be considered to be officially submitted until
the appropriate information and fees are submitted. Meeting dates for incomplete applications will
not be set until all required information and fees are submitted.

Petitions requiring review from other boards or commissions prior to being forwarded to the Planning
and Zoning Commission and City Council are not guaranteed placement on the originally scheduled
date(s).

All meeting agendas will be posted on the City's web site and staff reports for the request can be
obtained by contacting the Planning Department at 321-567-3782,

Page | 2
Updated 2/2019
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Gateway to Nature & Space

SUBMITTAL CHECKLIST

{Development Review Procedures Manual Section 7)

Please fill out the following and submit the documents to the Planning Department electranically.

Payment of fees does not ensure a favorable decision. Additional information may include documents

initially waived at the pre-application meeting but subsequently determined necessary by staff.

Complete Application and Fees

Warranty Deed

Notarized Owner Authorization Form (If applicable)

Legal Description (from a certified survey in Microsoft Word format)

Certified Survey (sealed and containing permanent reference points as described by
Chapter 177, Florida Statutes, with bearings, distances and closures)

SR

6. Conceptual Site Plan (minimum 24" x 36") in hardcopy or electronic in PDF format.

Names, addresses and address labels for all property owners within 500 feet of the
7 subject property.
" Note: This listing is available from either the Brevard County Property Appraiser’s Office or the Chly of
Titusville Planning Department. Current charge for this service is $35.00.

8 Pre-Application Mesting Date:
" Staff in Attendance:

THE CONCEPTUAL PLAN SHALL INCLUDE THE FOLLOWING:
{Development Review Procedures Manual Section 7)

1. All property lines and easements

The general location and size of all existing and proposed structures and parking
areas.

All required landscaping, buffering, or screening.

Bl m

General location of ingress and egress to the property

L0y 00
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ACKNOWLEDGEMENT |

1. 1 am the owner and/or legal representative of the owner of the property described, which is the
subject of this application.

2. All answers to the questions in said application and all surveys and/or site plans and data
attached to and made a part of this application are honest and true to the best of my knowledge
and belief. By my signhature below, | acknowledge that | have complied with all submittal
requirements and that this request package is complete. [ further understand that an incomplete
application submittal may cause my application to be deferred,

3. Should this application be granted, | understand that any condition{s) imposed upon the granting
of this request shall be binding to the awner, his heirs, and successars in title to possession of the
subject property,

4. | understand that | must attend all applicable meetings and have been informed of the meeting
date(s) and time(s). | understand that if | fail {o appear at an applicable meeting, the appropriate
Board or Commission may either table or deny the request,

5. lunderstand that my request if approved does not encumber provision of utility, road or other City
infrastructure capacity. The analysis provided by staff of existing levels of service for public
facilities and services in the vicinity of the parcel identified in this application is a non-binding
analysis, and does not guarantee capacity will be available in the future or encumberfreserve
capacity for any period of time.

This matter is subject to quasi-judicial rules of procedure. Interested parties should limit contact with the
City Council, Board of Adjustment & Appeals, and Planning & Zoning Commission on this topic to
properly noticed public hearings or to written communication to the City Clerk’s Office, City of Titusville,
P.O. Box 2806, Titusville, FL. 32781

L N~ * 1))y

(Signature*) (Date)

* By entering your name in the "Signature” box abave, you are sighing this Application electronically.
You agree your electronic signature is the legal equivalent of your manual signature on this Application,
By entering your name in the "Signalure” box above, you consent to be legally bound by this
Application’s terms and conditions.

Date received:

Accepted by:

Page | 3
Updated 2/2019
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CENTRAL FLORIDA

Dear City of Titusville,

| hope this letter finds you well. My name is Leslie Cortez (Practice Administrator) at Central
Florida Spine Pain, and | am writing to introduce Dr. Giordano, an interventional pain
management provider, to the community of Titusville.

Dr. Giordano brings a wealth of experience and expertise in helping patients manage and
alleviate chronic pain. As a dedicated healthcare professional, Dr. Giordano is committed to
providing comprehensive care fo all patients in need,

Our clinic offers a range of services, including procedures, injections, and medication
management. While medication is considered a last resort, we prioritize non-invasive and
holistic approaches to pain management whenever possible. Dr. Giordano and our team are
passionate about improving the quality of life for our patients and strive to tailor treatment plans
to meet individual needs.

We believe that by collaborating with the City of Titusville and its residents, we can make a
meaningful difference in the community’s health and well-being. Dr. Giordano and our c¢linic are
dedicated to serving all members of the community with compassion, respect, and excellence in
care.

Should you have any questions or would like to learn more about our services, please do not
hesitate to reach out. We look forward to the opportunity to partner with the City of Titusville in
providing exceptional pain management care to its residents.

Thank you for your attention, and we appreciate your consideration.
Warm regards,

Nicholas Giordano ,M.D.

Leslie Cortez

Central Florida Spine and Pain LLC,

Ph:321-802-5021 Fax: 321-802-4999
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YWaleare Providars & 50 MWlembers

At Central Florida Spine and Pain, we specialize in helping patients who are dealing with
chronic pain. We understand the chalienges you face in managing these cases, and our goal is
to work together to offer effective and personalized treatment options.

Our team consists of highly skilled physicians, specialists, and support staff who are dedicated
to improving our patients' quality of life. We take a comprehensive approach to pain
management, focusing on addressing the underlying cause of the pain rather than just
managing symptoms.

We offer a wide range of treatment options, including minimally invasive procedures, and
medication management. Our approach is tailored to each patient's unigue needs, ensuring
they receive the most suitable and effective treatment plan.

We stay up to date with the latest advancements in pain management technology and best
practices, so you can trust that your patients will receive the most current and innovative
treatments available.

Communication and collaboration are vital to us. We believe in maintaining a strong partnership
with primary care providers like yourself, ensuring continuity of care and optimizing outcomes
for our mutual patients. We will keep you informed about your patients' progress, treatment
plans, and any adjustments made along the way.

Referring patients to our practice is seamless and straightforward. We have streamlined our
administrative procedures to make it easy for you and your staff. We prioritize timely
appointments and strive to accommodate patients as soon as possible.

We would be happy to schedule a visit fo our practice or arrange a meeting with our physician,
so you can see firsthand how we can work together to provide exceptional care for your
patients. Please feel free to ask any questions you may have or discuss any specific cases you

' would like to coliaborate on.

Thank you for your time and consideration. We value our partnership with each provider, and
together, we can make a significant difference in the lives of patients suffering from chronic
pain.

Ragards,

slas Glogdano, 1.0,
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CFN 2021337666, OR BK 9371 Page 1707, Recorded 12/30/2021 at 11:06 AM Rachel M.
Sadoff, Clerk of Courts, Brevard County Doc. D: $6877.50

Prepared by and Return To:

Monica Pritchard

Fidelity National Title of Florida, Inc., Chelsea Tiile
Division

582 NW University Blvd, Suite 325

Port St. Lucie, FL 34886

Order No.: 61-21-1336

For Documentary Stamp Tax purposes the
consideration is $885,000.00

Doc Stamp: $6,895.00

APN/Parcel ID(s). 21-35-33-01--17.01
SPECIAL WARRANTY DEED

THIS SPECIAL WARRANTY DEED made this December 27, 2021 by Bemi Unlimited, Inc., a Florida
corporation having its principal place of business at , , hereinafter called the grantor, and Edgewater2020
LLC, a Florida limited liability company. whose post office address is 3340 S LAKE BUTLER BLVD,
Windermere, FL 347886, hereinafter called the grantee:

(Wherever used herein ihe terms "grantor” and "grantee” include all the parties to this instrument and
the. heirs, legal representative and assigns of individuals, and the successors and assigns of

corporations.)
WITNESSETH: That the grantor, for and in consideration of the sum of $10.00 and other valuable
consideration, receipt whereof is hereby acknowledged, hereby grants, bargains, sells, aliens, remises,
releases, conveys and confirms unto the graniee, all the certain land situated in County of Brevard, State
of Florida, viz:

A part of Lot 17, CENTURY MEDICAL PLAZA, as recorded in Plat Book 28, Page 9, Public Records
of Brevard County, FL., described as follows:

Begin at the Southwest corner of said Lot 17; run thence N. 25 deg 4310 West along the Westerly
line of said Lot 17, a distance of 180.0 feet; thence N. 65 deg. 24" 50" East1 166.49 feet {o a point on
the Easterly line of said Lot 17; thence S. 26 deg. 27'52" East along said Easterly line, 270.0 feet o
the Southeast corner of said Lot 17; thence North 89 deg. 37°06" West along the South line of said Lot
17, a distance of 189.27 feet to the Point of Beginning.

Subject to encumbrances, easements and restrictions of record and taxes accruing subsequently to 2021.

The property being hereby conveyed, is not now, nor has it ever been, nor was it ever intended fo be the.
homestead of the grantor, the grantor's spouse, and/or minor children, if any. Nor is it contiguous with or
adjacent to such homestead. The grantor's residence is at the street or post office address designated

below,

TOGETHER with all the tenements, hereditaments and appurtenances thereto belonging or in any wise
appertaining.

TO HAVE AND TO HOLD the same in Fee Simple forever.

Special Warranty Deed [Corporation)
FLD1{18doc/ Updsied: 08.03.21 Page 1 FL-CT-FMOC-02325.178161-61-21-1336
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OR BK 9371 PG 1708

SPECIAL WARRANTY DEED

{continued)

AND the grantor hereby covenants with said grantee that the grantor is lawfully seized of sald land in Fee
Simple; that the grantor has good right and lawful authority to- sell and convey said land; and hereby
warrants the title to said land and will defend the same against the lawful claims of all persons claiming by,
through or under the said grantor.

IN WITNESS WHEREOF, the undersigned have executed this document on the date(s) set forth below.

livered in the presence of:

WQ/) Bemi Unlimited, Inc., a Florida corporation

CWiness Signature SN R
J— BY: A4 QE/;WZ&(Q/
Ld s ore /(’// ‘ 6/{% wagez Magali Quinfana

Print Namel# President
S /

7‘- : = ?&ﬁ%/ Address: 5} 5 D C{’W T[Vifj /1/{, dﬁ {"@4 sz~
Bg"jﬁ;&/fz T s il 2y £l 3279

Print Name

State of FLORIDIT
County of _ I REVARR

The foregoing instrument was acknowledged before me by means of [ physical presence or [ ] online

notarization, this _27 dayof _ DEC ],
by MARALT RuyNTANKA , to me known to be the
person(s) described in or who has/have produced s .as identification and who

executed the foregoing instrument and he/she/they acknowledged that hé/shefthey executed the same.

@M,&wz %@‘W"f‘f

NOTARY PUBLIC ¥

My Commission Expires: ek /oe=Y
1 W 77 DianaLYoung
g= i, Notary Public, State of Florida
%K # My Commission Expires 12/08/2024 §
SEae s Commiission No. HH 60665
Special Warranty Deed {Corporation)
FLD1118.oc/ Updsied: 08,5221 Page 2 FL-CT-FMOC-02325,178161-61-21-1338
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Gateway to Nature & Space

OWNER'S AUTHORIZATION FORM

‘)

This aulhonzation form is for;

(] Aanexation (ANX)

0 Comprehensive Plan Amendment (CPA) l
2 Condilional Use Permil {CUP)

71 Development Agreemenl (DA)
26' /-f U Easement Vacalion (EAS)
Date: 12017 [ Master Plan (MP) [
To: Cnly of Tilusvile 0 Planned Developmenl (PD)
Alln: Planmng Depariment 0O Rezoning (REZ)
55§ §. Washington Avenue 1 Right-of-Way Vacation (ROW)
[ Titusville. FL 32796-3584 O Small Scale Amendment (SSA)
O Variance (VAR) 0 . _ P
PROJECT DESCRIPTION: 8'00 G-V‘Jk‘*'" liu—f‘“"ﬁ X v
PROJECT ADDRESS: §oo Cortyy o S A&*’jl' i D"7 ul
PARCEL ID# OR TAX ACCT# _ 21094 DY
Please accep! this documentalion as authorization for i - V¢ LOC A OO0
{Name of Hpplicant)

to app%w\e above selected request

L///g

Plope‘:f Owner Signature

0 ((&(/ 5&([}4

G( vD

Streel Address

W &Mfwu—é,

Y 277%%

City. State. Z1p code

“Johu EM"K

Propeily Cwner Name (Please Punl)

§12-758 -0(24

Telephone Number

e S

Please Note: If the property is owned by a corporation, trusl, el celra, documentation mus! be included
wilh this authorization form e prove the person signing this document has the legal authority lo do so. I
this documentation is not submilled, the applicalion will not be accepted.

YO BE COMPLETED BY NOTARY
State of Florida
Countyof / gfooe

Subscribed and sworn to before me on this Zg'“\ _dayof __Mem ,20 2"-’/
& Ma, F Vo~ - who is personally known to me or produced |
_ FC. NN

asadentification,

My Comrmission Expires:() iPIS/ A4S }-Z’

STATE OF FLORIDA, COU&P!‘ LAKE

© end pbng Date
%‘ dayol _ ,tﬂm e ;/— Jacod DeGrechie
w:%_ = Notary Public
Signature of Notary Pubke: Staie ol State of Floda
L MUl e J T ¥ Comma HHO30843
Explies 8/31/2024

type of identification Y e

o, Type Comimissicasd Name of No
_ Pocsonslly Known ::g{;:dutoG idemﬁcz(lon
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1' Cone. Curb

Existing Commercial Building

Lot 2
MORGAN LANDS SUBDIVISION
Plat Book 1, Page 5

_~ .,A A1
< oV \°
1P e 3e¢ & Chon

Drain
Vai: o

Lift Station
Control Panel O3

S’ Diameter
Lift Station

_mu.%\ e 30.6 Link ruan/

)
5/8" Iron Rod
/ (No 1.D.)

Handicap
Parkin
Sign

10’ Public & Private Utility & Drainage Easement

Brick & Conc. Block Wall on Property Line

R of—We Li
ight—of—Way Line -

POINT OF
BEGINNING

Southwest
Corner Lot 17
1/2" Iron Rod
(PLS 5383)

T SMELT e
(321)951-4879 PALN BAY. FLORIDA 3207
E-VALL: SITHSURVEYINGFLBGMAL COM SURVEYING & WEBSITE. SMITHSURVEYINGNET

MAPPING, INC.

MAP OF SURVEY

CERTIFICATE OF AUTHORIZATION L.B. 7426

7 Gono. Valley GUHer

Double_Yello)\ Stripe

Stop Bar
Asphalt pavement

Dumpster Pad
w/C.B. Wall

South Line — Lot 17

N89°37°06" W (vote - 1)

BUFFALO ROAD

80 Right—of-Way

1 Brick

Cotumn
S
Southeast

Corner Lot 17 »gyopr
Drill Hole Sign
(No 1.D.) v

Conc. Pavement

THIS SURVEY DOES NOT REFLECT OR DETERMINE OWNERSHIP © COPYRIGHT 2024 SMITH &
ASSOCIATES, SURVEYING AND MAPPING, INC. NOT VALID WITHOUT THE SIGNATURE AND THE
\_ ORIGINAL RAISED SEAL OR DIGITAL SIGNATURE OF A FLORIDA LICENSED SURVEYOR AND MAPPER

Edge of Pavement

Tract "A”, containing Century Medical Drive (a paved street)
is owned by North Brevard Hospital District. Tract "A” connects
to a public street right—of—way named Buffalo Road.
Tract "A" is subject to easements for utilities, drainage and
Ingress/Egress and governmental services.

N

iXXH
e

20 10 (o] 20 40 60
— |
= ——— =

SCALE IN FEET
1 INCH = 20 FEET

KEVIN A’ SNITH — FLORIDA CERTIFICATE NO. 4457
ANDREW J. SMITH — FLORIDA CERTIFICATE NO. 5690

LEGAL DESCRIPTION:

A part of Lot 17, CENTURY MEDICAL PLAZA, as recorded in Plat Book 29, Page 9, Public
Records of Brevard County, Florida, described as follows:

CK. BY [

BEGIN at the Southwest corner of said Lot 17; run thence N25'43'10"W along the Westerly line
of said Lot 17 a distance of 190.00 feet; thence N65°24'50"E 166.49 feet to a point on the
Easterly line of said Lot 17; thence S26'27'52"E along said Easterly line, 270.00 feet to the
Southeast corner of said Lot 17; thence N89"37°06"W along the South line of said Lot 17 a
distance of 189.27 feet to the Point of Beginning.
55 .
] R
2 gl
Tl
S [
=) .
=i
S
0
<
o
_w g
S| %
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oF,
Eln
L o)
&
Sla
3z
o=
=
=

PROPERTY ADDRESS:
800 CENTURY MEDICAL DRIVE
TITUSVILLE, FLORIDA 32796

|

SURVEYORS NOTES:

1 LANDS SHOWN HEREON WERE NOT ABSTRACTED FOR ADJOINING DEEDS, RIGHT—OF-NAY,
RESERVATION, AGREEMENTS AND/OR EASEMENTS OF RECORD. SUCH INFORMATION. IF DESIRED,
SHOULD BE OBTANED AND CONFIRNED BY OTHERS THROUGH APFROPRIATE TITLE VERIFICATION.

2. ADVOINERS SHOWN HAVE NOT BEEN SURVEYED.

3 DRAWINGS ARE NOT TO BE RELIED UPON FOR SCALE PURPOSES

4 AL MEASUREMENTS ARE IN FEET AND DECIMAL PARTS THEREOF AND ARE IN ACCORDANCE

WITH THE STANDARDS OF THE UNITED STATES (CHAPTER 5117-8.003(1)(8) FAC) LEGEND: = WATER METER @ = WELL
5 PURSUANT TO FLORIDA LAW (FAC. 54176 003(17)) THIS SURVEY IS BASED ON A .
CLOSED TRAVERSE. NAH. - NO VISIBLE WELL = ELECTRIC METER/HANTHOLE

6. USE ONLY PROPERTY CORNERS FOR CONSTRUCTION OF FENCES AND OTHER IMPROVEMENTS.

7. ONLY OPEN AND NOTORIOUS EVIDENCE OF EASEMENTS AND RIGHT-OF-WAYS ARE LOCATED
AND SHOWN HEREDN. THE SURVEYOR HAS NOT LOGATED ANY UNDERGROUND UTILIIES OR
FOUNDATIONS WHICH MAY ENCROACH.

8. LEGAL DESCRIPTION AS SHOWN WAS PROVIDED BY CLIENT.

9 ELEVATIONS BASED ON 5000’ ASSUMED AT ____N/A_____ nmw - ﬂcn,ﬂﬂchnnmwﬁmﬁwﬂu nn&gqmm
10. ELEVATIONS BASED ON NATIONAL GEODETIC VERTCAL DATUM OF 1929 (PARENT B _ N/A__, Coa
ELEVATION.  N/A_") AND ARE EXPRESSED IN FEET AND DECIAL THEREOF. R 2 Soile (oA )
A - v
TITGor £ AROPERY UNE
. PLOT PLANS ARE NOT TO BE USED FOR CONSTRUCTION LAYOUT PURPOSES. o RECORD i = WGOD FRAE
2 lBSRe  S = SToRY
13. LOT DIMENSIONS AND BEARINGS ARE RECORD AND MEASURED UNLESS OTHERWSSE NOTED. S N
14, SEPTIC TANKS AND WELLS F SHONN ARE APPROXIMATE LOCATIONS AND SHOULD BE FELD 6 - 5 VSRR

VERIFIED BY CONTRACTOR FOR CORRECT POSITION AND SEPARATION.

15 NORTH ARROW AS SHOWN DOES NOT REPRESENT TRUE NORTH OR GRID NORTH, IT IS FOR
APPROXIMATE POSITION ONLY

NO ID. = NO IDENTIRGATION
C.BS. = CONCRETE BLOCK & STUCCO
FPA L = FLORIDA POVER AND LIGHT

16. ALL RIGHT-OF-WAYS, ALLEYS, DIRT ROADS, AND ASPHALT ROADS IF SHOWN ARE "OPEN TQ PROP. = PROPOSED
TRAVEL™ BOTH BY FOOT AND VEHICLE UNLESS OTHERWISE NOTED BY (GLOSED TO TRAVEL). TX = TRANSFORNER

17. SETBACKS AS SHOWN ON PLOT PLANS WERE PROVIDED BY CONTRACTOR.
18. HORIZONTAL FEATURE ACCURACY: TOPOGRAPHIC LAND FEATURES (SIGNS, INLETS, VALVES, MAILBOXES,

APPROX. = APPROXINATE
[S7T] = APPROXINATE SEPTIC TANK

PONER POLES, DRVEWAYS, CULVERTS, AND SMIAR FEATURES) HAVE A HORIZONTKL FEATURE ACCURACY
OF PLUS OR MINUS 0.25 FEET.

19, VERTICAL FEATURE_ACCURACY: ELEVATIONS ON THE SITE (GROUND, PAVEMENT, INLETS, ETC.)
HAVE A VERTICAL FEATURE ACCURACY OF PLUS OR MINUS 0.10 FEET.

20. THIS SURVEY IS FOR THE SOLE BENEFIT OF THE PARTIES NAMED HEREGN AND FOR THE
SPECIFIC PURPOSE NOTED, AND SHOULD NOT BE RELIED UPON BY ANY OTHER ENTITY,
AND IS NOT TRANSFERABLE UNDER ANY GIRCUNSTANCES

21. THE EXPECTED USE OF THE LAND IS RESIDENTIAL THE NINMUM RELATVE DISTANGE ACCURACY
FOR THIS TYPE OF BOUNDARY SURVEY IS 1 FOOT IN 7,500 FEET WHICH WAS MET IN
THE CASE OF THIS SURVEY.

22. ALL "PROPOSED" IMPROVEMENTS SHOWN HEREON ARE NOT "AS-BUILT". ALL CONSTRUCTION
PERFORMED ACCORDING TO THE “PROPOSED" INFORMATION SHOWN HEREON IS SUBJECT TO
BEING APPROVED BY THE APPLICABLE AUTHORIZING AGENGIES. THE CLIENT IS RESPONSIBLE
FOR COMPARING THE "PROPOSED" INFORMATION AS_SHOWN, WITH THE °FINAL APPROVED
FOR CONSTRUCTION" DOCUMENTATION PRIOR TO AUTHORIZING ANY LAYOUT WORK

CPP. = CORRUGATED PLASTIC PIPE
INV. = INVERT

@ = CLean quT
© = IRON MARKER FOUND - SEE DESCRIPTION
O = 1/2° IRON ROD VITH PLASTIC CAP
HARKED 'KA SMITH LB 742" SET
B = 4’ 4' CONC MONUNENT FOUND
= SEE DESCRIPTION
[ = 4% 4' CONC MONUNENT MARKED
KA. SHITH LB 7426" SET

DISK FOUND — SEE DESCRIPTION
DISK HARKED
ITH LB 7426° SET

O - HUB & TACK SET

[FLOOD ZONE ___"x"___FLOOD INSURANCE RATE MAP NUMBER ____12009c0205H )

[¢]

Page

CERTIFIED TO: CENTRAL FLORIDA SPINE & PAIN
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CENTRAL FLORIDA —

800 Century Medical Drive Floor Plan Key

1- Exam Room 10 x 10

2- Exam Room 10 x 10

3- Exam Room 10 x 10

4. Exam Room 10 x 10

5- Exam Room 10 x 10

6- Exam Room 10 x 10

7- Exam Room 10 x 10

PR- Procedure Room ( C-Arm X-ray Machine) - 16 x 9.5
WR- Waiting Room —29.5 x 12

Note: There will be no on site controlled substances stored of any kind

Page 27 of 144



CENTRAL FLORIDA - ——

September 16th, 2024

To whom it may concern:

1- Central Florida Spine & Pain will not dispense any controlled substances on site.

2- Central Florida Spine & Pain will not store any controlled substances on site.

3- As the Owner / Operate of Central Florida Spine & Pain I am attesting to the veracity and
accuracy of the information provided in this application.

4- As the Owner / Operate of Central Florida Spine & Pain I am attesting to the fact that no
employee has been convicted of felony in any state,

5- As the Owner / Operate of Central Florida Spine & Pain I am attesting to the fact that no
employee has been involved with the illegal prescribing, dispensing, supplying, selling or
possession of any controlled substance prior to the adoption date of this article and that
the business shall not employ any such persons thereafter.

6~ Central Florida Spine & Pain is a single owner LL.C. It is owned solely by Nicholas
Giordano, M.D.

Sincerely,

/\)M 0\\\[7'@“\

Nicholas Giordano, M.D.

Chief Medical Officer, Central Florida Spine & Pain

Assistant Clinical Professor, Burrell College of Osteopathic Medicine

Board of Directors, Steward Health Care Network — Melbourne Regional Medical Center

TRACEY BREWER

gilo- 2, Notary Publie

i Caee 1 State of Florida

Saamfi/S  Commil HH473030
AL Explires 12/13/2027

Notary Public SignamreO/{/‘m‘j/BWL_x C?/ 4 é/ =04
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Item: 8.D.1
City of Titusville

"Gateway to Nature and Space"

REPORT TO COUNCIL

To: Members of the Planning and Zoning Commission

From: Brad Parrish, Community Development Director

Subject: Easement Vacate application (EAS) No. 2-2024 - 3520
Oakhill Drive

Department/Office: Planning

Recommended Action:
Recommend approval of the request to vacate a portion (10 feet by 47.04 feet) of the
10-foot rear utility easement on property located at 3520 Oakhill Drive.

This is a legislative item.
The City Council will hold a public hearing on January 28, 2025.

Summary Explanation & Background:

A petition has been received from Cristofer Parente, owner, to vacate a portion (10 feet
by 47.04 feet) of a ten (10) foot utility easement located at the rear of the property
addressed as 3520 Oakhill Drive. The existing 10-foot-wide utility easement runs along
the rear of the property, a distance of 140.58 feet. The applicant’s stated intent is to
construct a pool, 14 feet by 28 feet, and a screen enclosure. To the west, the utility
easement abuts Tract “U”, which is the La Cita Golf course and private drainage. All
required utility letters have been received and there were no objections to the request to
vacate a 10-foot by 47.04-foot portion of the 10-foot rear utility easement.

Alternatives:
1. Approve the resolution.
2. Approve the resolution with changes.
3. Do not recommend approval.

Item Budgeted:
N/A

Source/Use of Funds/Budget Book Page:
N/A

Strategic Plan:

Page 29 of 144



Goal 2: Efficient & Effective Services

Strategic Plan Impact:

ATTACHMENTS:
Staff Report
Aerial
Survey
Utility Letters
Application
Resolution

2R N

Page 30 of 144



— O O [c BN e W

—_

12

13
14
15
16
17
18
19
20

21
22
23

24
25

City of Titusville
Planning Department Staff Report
Easement Vacation

EAS No. 2-2024 — 3520 OAKHILL DR

Meeting Dates:

Commission/Council Meeting dates
Planning and Zoning Commission January 22, 2025
City Council Public Hearing January 28, 2025

Prepared By: Eddy Galindo, AICP — Principal Planner

Applicant(s): Cristofer Parente, Owner

Applicant’s Request: EAS: Approve the vacation of a portion (10 feet by 47.04 feet) of
the 10-foot rear utility easement on property located at 3520
Oakhill Drive.

Staff Recommendation: EAS: Approve the vacation of a portion (10 feet by 47.04 feet) of
the 10-foot rear utility easement on property located at 3520
Oakhill Drive.

BACKGROUND INFORMATION

A petition has been received from Cristofer Parente, owner, to vacate a portion (10 feet by 47.04
feet) of a ten (10) foot utility easement located at the rear of the property addressed as 3520
Oakhill Drive. The existing 10-foot-wide utility easement runs along the rear of the property, a
distance of 140.58 feet. The applicant’s stated intent is to construct a pool, 14 feet by 28 feet, and
a screen enclosure. To the west, the utility easement abuts Tract “U”, which is the La Cita Golf
course and private drainage. All required utility letters have been received and there were no
objections to the request to vacate a 10-foot by 47.04-foot portion of the 10-foot rear utility
easement.

STAFF ANALYSIS

According to the Easement Vacation process, the easement vacation requests have been sent to
the various public and private utility providers and their comments are provided below:

FLORIDA CITY GAS - Florida City Gas has no objection to the request. Letter by Elio A.
Bustos, P.E. dated 2/6/2024

EAS No. 2-2024 — 3520 Oakhill Drive Page 1 of 2
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FLORIDA POWER AND LIGHT — FPL has no objection to the request. Letter by Joel
Beltran dated 3/25/2024. The letter stated the importance to have all telecommunications
cables located via Sunshine 811 (800-432-4770).

AT&T- AT&T has no objection to the request. Letter by Jason Kaufman dated 10/27/2023

SPECTRUM - Spectrum has no objection to the request; however, they state they will
continue to require access to any facilities within the easement. Letter by Mark Richardson
dated 11/3/2023. In a phone call with Brad Parrish on 11/25/2024, Mr. Richardson
confirmed there are no cables located in the rear of the lot and restated no objection.

CITY OF TITUSVILLE PUBLIC WORKS — The City of Titusville Public Works Department
has no objection to the request. Letter by Ashleigh Smith, P.E. dated 4/19/2024.

RECOMMENDATION:

Staff has no objection to the request to vacate a portion (10 feet by 47.04 feet) of the 10-foot rear
utility easement on property located at 3520 Oakhill Drive. None of the utility providers presented
objections to the request.

EAS No. 2-2024 — 3520 Oakhill Drive Page 2 of 2
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SW CORNER LOT
156 LA CITA

SECTION SEVEN
P.B. 31, PG. 78

SKETCH TO ACCOMPANY

S 87080’54”

SCREEN PORCH

1 STORY C.B.S RESIDENC
.B.S. E
3520 OAKHILL DRIVE

LEGAL DESCRIPTION:

A PART OF THE 10 FOOT UTILITY EASEMENT LYING EAST
OF AND ABUTTING THE WEST LINE OF LOT 156, LA CITA

SECTION SEVEN ACCORDING TO THE PLAT THEREOF AS

RECORDED IN PLAT BOOK 31, PAGES 78 & 79 OF THE

PUBLIC RECORDS OF BREVARD COUNTY, FLORIDA. BEING
MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCE AT THE SOUTHWEST CORNER OF SAID LOT 156;
THENCE N. 11°57°'12" E. ALONG THE WEST LINE OF SAID
LOT 156, A DISTANCE OF 44.83 FEET TO THE POINT OF
BEGINNING; THENCE CONTINUE ALONG SAID WEST LINE, A
DISTANCE OF 47.04 FEET; THENCE S. 87°30'54" E., A
DISTANCE OF 10.14 FEET TO A POINT WHICH LIES ON THE
EAST LINE OF SAID 10 FOOT EASEMENT; THENCE S.
11°57°'12” W., ALONG SAID EAST LINE, A DISTANCE OF
47.04 FEET, THENCE N. 87°30"54" W., A DISTANCE OF
10.14 FEET TO THE POINT OF BEGINNING

THE PURPOSE OF THIS ILEGAL DESCRIPTION IS TO ESTABLISH THE BOUNDARY IN ACCORDANCE WITH THE FURNISHED LEGAL DESCRIPTION AND
SHOW THE ABOVE GROUND IMPROVEMENTS TO ENABLE THE OWNERS OF THIS PROPERTY TO OBTAIN A VARIANCE FOR NEW POOL CONSTRUCTION.

AIR CONDITIONER
ALSO KNOWN AS
ALUMINUM
AVENUE

BLOCK
BOULEVARD
BENCHMARK
CALCULATED
CHORD BEARING

CHORD DISTANCE
CHAIN LINK FENCE
CENTER LINE
CONCRETE MONUMENT
CONCRETE

COURT

DEED

DRIVE

DEED BOOK
DRIVEWAY

CONCRETE BLOCK STRUCTURE

!

[}
|

= ELEVATION SHOT

DRAINAGE FLOW
EASEMENT
ELEVATION
FINISH FLOOR
FOUND

(o)}

o

B3
o

FIRE HYDRANT
IRON PIPE

IRON ROD
LICENSED BUSINESS
MEASURED

NAIL & DISK

OVERHEAD WIRE
PLAT

PRO—RATED
POINT OF BEGINNING

= PROPOSED ELEVATION

NATIONAL GEODETIC VERTICAL DATUM
OFFICIAL RECORDS BOOK

POINT OF COMMENCEMENT

WETLAND FLAGS

UTILITY EASEMENT
DRAINAGE EASEMENT
PUBLIC UTILITY EASEMENT

POINT OF CURVATURE

POINT OF REVERSE CURVATURE
POINT OF TANGENCY

POINT OF INTERSECTION
PERMANENT CONTROL POINT
PROFESSIONAL LAND SURVEYOR
PAGE

PLAT BOOK

RIGHT—OF—-WAY

RADIUS POINT

SCREEN PORCH

STREET

SIDEWALK

WOOD FENCE

WATER METER

WATER VALVE

PUBLIC UTILITY AND DRAINAGE EASEMENT

SURVEY SYMBOLS

H
|

PO
GU

[>;U#\\/O
oy

R
D

MORE OR LESS

WER POLE
Y WIRE

ARC LENGTH
ADIUS
ELTA

= COVERED AREA

a ¢

= CONC.

—X—

= CENTER LINE
= FENCE
= EASEMENT
FOUND AS NOTED
FOUND NAIL & DISK
FOUND CONCRETE MONUMENT
SET 5/8” IRON ROD "COOPER LB 6544”
SET NAIL & DISK "COOPER LB 6544" ,
SET 4"x4” CONCRETE MONUMENT "COOPER LB 6544

DRAWN BY: JAB

CHECKED BY: J.W.C.

SCALE: 10°

SECTION 15, TOWNSHIP 22 S.,

RANGE 35 E.

LEGAL DESCRIPTION:
LOT 156, LA CITA

SECTION SEVEN
according to the pla

t thereof as recorded in

Plat Book 31 at Page(s) 78—79 of the Public
Records of Brevard County, Florida.

CERTIFIED TO:

CRISTOPHER PARENTE
ANNA CHIARA PIEVANI

AND

PROJECT No.

REVISION

SURVEY DATE: 9/22/23

PROJECT # 24—-03-23

SURVEYORS

1.

2.

NOTES:

Unless otherwise noted, only platted easements are
shown hereon.

No underground utilities or improvements were located
unless otherwise shown.

The surveyor no longer certifies the F.E.M.A. Zone. This
certification is made by an independent contractor of
the Federal Government. As a courtesy to the client,
this surveyor feels that this parcel lies in F.LR.M.
Zone X per Community Panel No. 125092C0210H,
dated 1/29/21.

Unless otherwise noted, any elevations shown are based
on assumed datum.

Bearing shown hereon are based on the SOUTH LINE OF
SUBJECT PROPERTY as being S 85724'51” W, according to
the Plat of LA CITA SECTION SEVEN as recorded in plat
book 31, at page 79 of the Public Records of Brevard
County, Florida.

This survey is prepared and certified for the exclusive use
of the client named hereon.

Unless this sketch of survey bears the signature and
raised seal of John W. Cooper PLS 5093, it is for
information purposes only and is not a valid survey.

Additions or deletions to this sketch of survey by other
than the signing party is prohibited without written consent
of the signing party.

Ownership of fences is unknown unless otherwise noted.
Due to the nature of fences it is recommended that you
contact the undersigned surveyor prior to removal or
installation of any fence.

LA

0)e

ND SURVEYING | INC.

2326 S. HOPKINS AVENUE

Titusville, Florida 32780
LB 6544
(321) 268—5646
FAX (321) 268—-5688

| hereby certify that this legal meets the Standards of Practice as
set forth by the Florida Department of Agriculture and Consumer

Services
Pursuant

in Chapter 5J-15.051 Florida Administrative Code,
to section 472.027, Florida Statutes.

John W.

Cooper PSM 5093 Date Signed
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Jason Kaufman ATET T 386-795-1703
Geo Manager - Outside Plant Engineering 712 Florda Ave jk0276@att.com
Cocoa, FL. 32922

October 27, 2023

Anna Chiara Pievani
3520 Oakhill Drive
Titusville, FL 32780

Subject: Request to vacate a portion of the Public Utility Easement.

This letter is regarding your correspondence dated 10/27/2023,
requesting AT&T to vacate the west (rear) Public Utility Easement
located at Lot 156 La Cita Section Seven in Titusville, FL. as recorded
in plat book 31, pages 78 and 79, public records of Brevard County,
Florida. otherwise known by 3520 Oakhill Drive Titusville, FL. 32780

AT&T would have no objection to vacating the easement along the
west side of Lot 156 mentioned in the attached county plat record.
Regardless, prior to any construction activities, it is important that
your contractor have all telecommunications cables located via
Sunshine 811(800-432-4770) and use due care in avoiding the
disturbance of any AT&T facilities that may be in the area to prevent a
loss of telecommunications service in that distribution area.

If you have any additional questions or comments on this matter,
please feel free to contact me.

Sincerely,

JASON KAUFMAN

SR SPECIALIST-OSP DESIGN ENGINEER

Wireline Access - Southeast, Florida Engineering

GEO Manager — Cape Canaveral, Cocoa Beach, Merritt Island and Titusville
Outside Plant Engineering

Office: 386-795-1703

& atat
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LA CITA SECTION SEVEN
A PORTION OF SECTIONS 15 AND 22,
TOWNSHIP 22 SOUTH, RANGE 35 EAST

CITY OF TITUSVILLE, BREVARD COUNTY, FLORIDA

LEGAL DESCRIPTION
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Florida Power & Light Company
0 9001 Ellis Rd.

West Melbourne, Fl. 32904
FPL

March 25, 2024

Cristofer Parente and Anna Chiara Pievani
3520 Oakhill Drive

Titusville, FL 32780

RE: Vacate easement @ 3520 Oakhill Drive Titusville, FL 32780

Dear Cristofer Parente and Anna Chiara Pievani

Request of portion to be vacated:

Subject: Request to vacate a portion of the Public Utility Easement.

This letter is regarding your correspondence dated 10/27/2023, requesting FPL to vacate the west (rear) Public Utility
Easement located at Lot 156 La Cita Section Seven in Titusville, FL. as recorded in plat book 31, pages 78 and 79, public
records of Brevard County, Florida. otherwise known by 3520 Oakhill Drive Titusville, FL. 32780

FPL would have no objection to vacating the easement along the west side of Lot 156 mentioned in the attached county
plat record.

If you have any additional questions or comments on this matter, please feel free to contact me.

This request to vacate FPL facilities has been APPROVED with exhibit

NOTE - Florida Power and Light Company has approved request to the above referenced vacate.

Sincerely,

9&4/ Belsan

Joel Beltran
Area Planner

an FPL Group Company
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LA CITA SECTION SEVEN
A PORTION OF SECTIONS 15 AND 22,
TOWNSHIP 22 SOUTH, RANGE 35 EAST

CITY OF TITUSVILLE, BREVARD COUNTY, FLORIDA
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720 Magnolia Avenue
Melbourne, FL 32935

Tel 321-254-3300
Fax 321-254-1307

Anna Chiara Pievani
3520 Oakhill Drive *
Titusville, FL 32780

Spectrum has received and reviewed your request to vacate the west backside portion within your

property on the plot easement of the Public Utility Right of Way Easement pursuant to the petition filed
by you.

Spectrum has no objection of vacating the portion of the Public Utility Easement, but we will still need
access to any facilities that are within the existing easement.

If you have any questions or require additional information, please call Mark Richardson 3217576457,
Sincerely,

Mark Richardson
Construction Coordinator |
Spectrum

Subscribed and sworn to me this day November 3, 2023

Notary Public
STATE OF FLORIDA My Commission Expires:
Cc: File
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FLORID e
CITY GAS

February 6, 2024

Anna Chiara Pievani
Cristofer Parente
3520 Oakhill Drive,
Titusville, FL 32780

RE: “No Objection” regarding the vacation of easement at 3520 Oakhill Drive located in
Titusville Florida (identified by La Cita Section Seven—a portion of sections 15 and 22, township 22
south, range 35 east. City of Titusville, Brevard County, Florida—property number 156)

Dear Anna,
Florida City Gas (FCG) has received your request to encroach on the easement located at the aforementioned
location. Based on a review of available records and/or field verification of existing FCG facilities, the

following has been determined for the subject request:

FCG does not have existing facilities within the identified limits of the aforementioned defined area.
Therefore, FCG has no objections to the proposed vacation of the said Easement.

Florida City Gas recognizes that by this action, we also agree to release all applicable rights to this
easement upon the release of same. Furthermore, Florida City Gas confirms the following:

1. Agency has no objection to the release of the alley easement as described and referenced above;
2. Agency has not granted any type of interest in this easement as described and referenced above to
any third-party entity;

Notwithstanding the approval of the vacation and closure of the utility easement above-described, any other
utility easements in favor of Florida City Gas either existing or that may be required for future Florida City
Gas facilities, shall not be affected by this letter, and shall be provided prior to Florida City Gas service to any
development on the plat, as applicable.

Sincerely,

Wi
]/
MY A,
Elio A. Bustos, PE.
Engineer

Florida City Gas

4045 NW 97" Avenue, Doral, FL. 33178
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PUBLIC WORKS DEPARTMENT
2910 GARDEN STREET ENGINEERING

TITUSVILLE, FLORIDA 32796 (321)-567-3846
www.titusville.com

April 19, 2024

Cris Parente and Anna Pievani
3520 Oakhill Drive

Titusville, FL 32780

RE: Easement Vacation- 10 foot vacation at 3520 Oakhill Drive

Dear Cris and Anna,

The Public Works Department has reviewed the information you have provided in respect to public
utilities. There is no objection to your request.

This response does not represent the collective interest of the City.

Please let me know if you have any questions or need any additional information.

Sincerely, ‘ Jgj
f/{ /1/k,/lku,,(_(__] 4 \V\./\s:_tj—-.__h

Ashleigh Smith, PE
City Engineer

Attachments

CC: Kevin Cook, Public Works Director
Brad Parrish, Department of Planning and Growth Management Director
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lason Kaufman ATET T 386-795-1703
Geo Manager - Qutside Plant Engineering 712 Florida Ave jk0276@att.com
Cocoa, FL. 32922

October 27, 2023

Anna Chiara Pievani
3520 Qakhill Drive
Titusville, FL 32780

Subject: Request to vacate a portion of the Public Utility Easement.

This letter is regarding your correspondence dated 10/27/2023,
requesting AT&T to vacate the west (rear) Public Utility Easement
located at Lot 156 La Cita Section Seven in Titusville, FL. as recorded
in plat book 31, pages 78 and 79, public records of Brevard County,
Florida. otherwise known by 3520 Qakhill Drive Titusville, FL. 32780

AT&T would have no objection to vacating the easement along the
west side of Lot 156 mentioned in the attached county plat record.
Regardless, prior to any construction activities, it is important that
your contractor have all telecommunications cables located via
Sunshine 811(800-432-4770) and use due care in avoiding the
disturbance of any AT&T facilities that may be in the area to prevent a
loss of telecommunications service in that distribution area.

If you have any additional questions or comments on this matter,
please feel free to contact me.

Sincerely,

JASON KAUFMAN

SR SPECIALIST-OSP DESIGN ENGINEER

Wireline Access - Southeast, Florida Engineering

GEO Manager — Cape Canaveral, Cocoa Beach, Merritt Island and Titusville
Outside Plant Engineering

Office: 386-795-1703

& atat
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Gateway to Nature & Space

APPLICATION FOR RIGHT-OF-WAY (ROW) / EASEMENT VACATION

Please submit electronically a completed application including required submittals to the Planning Department for

payment and meeting scheduling. Chapter 17, Article I, Section 17-33 of the Titusville Code of Ordinances contains the

instructions for filing and the required exhibits. INCOMPLETE APPLICATIONS SHALL NOT BE ACCEPTED.

1. Project Information

Property Address/Location Description

3520 Oakhill Dr - Titusville - FL - 32780

(Attach Legal Description)

acres: 0,43

Right-of-Way (ROW) Easement (EAS)
2. Type of Request Vacation
Name of Applicant/Contact Name of Owner
Cristofer Parente Cristofer Parente
Street Address Street Address
3520 Oakhill Dr
City State  Zip City State Zip
2. Applicant/ Owner Titusville FL 32780
Telephone # 3212896848 Telephone #
Fax # Fax #
E-Mail Address E-Mail Address
cris@dfly.it
3. Applicant Status O owner [ Tenant [  Agent O] other
4. Parcel ID 22-35-15-NH-*-156 Tax Acct. (2206338
5. Site Size

Square Feet: 2 6 7 9

6. Legal Description of
ROW to be vacated

A verified legal description is required before hearings can be scheduled.
La Cita Section 7 Lot 156 - Platbook 31 page 78,79

7. Note any previous
vacations

15. Check other - Vacation of Master Plan .
applications Conditional Use D Easement D Approval D Rezoning D
. Vacation of . Subdivision/ Other:
submitted Right of Way D Site Plan D Plat D

16. Narrative

Please provide a brief description of the request and the proposed project:
(Attach separate narrative page if necessary)

Pool and screen build

Page | 1
Updated 4/2017
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All applications shall require Community Development Staff review prior to submittal.

All applications shall be submitted to the Planning Department electronically and officially logged in by
end of business day.

Incomplete applications and applications without appropriate backup information/justification will not
be accepted and will not be considered to be officially submitted until the appropriate information and
fees are submitted. Meeting dates for incomplete applications will not be set until all required
information and fees are submitted.

Petitions requiring review from other boards or commissions prior to being forwarded to the Planning
and Zoning Commission (P&Z)/City Council are not guaranteed placement on the originally
scheduled date(s).

All meeting agendas will be posted on the City’'s web site and staff reports for the request can be
obtained by contacting the Planning Department at 321-567-3782.

ACKNOWLEDGEMENT

1. | am the owner and/or legal representative of the owner of the property described, which is the
subject of this application.

2. All answers to the questions in said application and all surveys and/or site plans and data
attached to and made a part of this application are honest and true to the best of my knowledge
and belief. By my signature below, | acknowledge that | have complied with all submittal
requirements and that this request package is complete. | further understand that an incomplete
application submittal may cause my application to be deferred.

3. Should this application be granted, | understand that any condition(s) imposed upon the granting
of this request shall be binding to the owner, his heirs, and successors in title to possession of the
subject property.

4. | understand that | must attend all applicable meetings and have been informed of the meeting
date(s) and time(s). | understand that if | fail to appear at an applicable meeting, the appropriate
Board or Commission may either table or deny the request.

5. lunderstand that my request if approved does not encumber provision of utility, road or other City
infrastructure capacity. The analysis provided by staff of existing levels of service for public
facilities and services in the vicinity of the parcel identified in this application is a non-binding
analysis, and does not guarantee capacity will be available in the future or encumber/reserve
capacity for any period of time.

This matter is subject to quasi-judicial rules of procedure. Interested parties should limit contact with the
City Council, Board of Adjustment & Appeals, and Planning & Zoning Commission on this topic to
properly noticed public hearings or to written communication to the City Clerk’s Office, City of Titusville,

P.O. Box 2806, Titusville, FL 32781

/s/ Cristofer Parente 7/11/24

(Signature) (Date)

* By entering your name in the “Signature” box above, you are signing this Application electronically.

You agree your electronic signature is the legal equivalent of your manual signature on this Application.

By entering your name in the “Signature” box above, you consent to be legally bound by this
Application’s terms and conditions.

DATE RECEIVED:

ACCEPTED BY:
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Gateway to Nature & Space SUBMITTAL CHECKLIST
(Development Review Procedures Manual Section 4)

Please fill out the following and submit the documents to the Planning Department electronically.
Payment of fees does not ensure a favorable decision. Additional information may include documents
initially waived at the pre-application meeting but subsequently determined necessary by staff.

Complete Application and Fees

Warranty Deed

Notarized Owner Authorization Form (If applicable)

PlwiNPE

Legal Description (from a certified survey) in Microsoft Word format.

Certified Survey (sealed and containing permanent reference points as described by
5. Chapter 177, Florida Statutes, with bearings, distances and closures) in electronic
PDF format.

Utility Provider Letters:
AT&T
Florida Power & Light
6. NUI/City Gas Company of Florida
Spectrum

City of Titusville Water Resources Department

City of Titusville Public Works Department

Pre-Application Meeting Date:
Staff in Attendance:

OO08088004g 8 gO0ggo

~
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UTILITY PROVIDER

TELEPHONE NUMBER

AT&T Southeast.
Jason Kaufman

712 Florida Avenue
Cocoa, Florida 32922

386-795-1703
321-636-0233 FAX
JKO276@att.com

Florida Power and Light Company
Marlon Mariona

270 Pioneer Road

Merritt Island, FL 32953

321-455-6111
Marlon.Mariona@fpl.com

Florida City Gas

Holly Coombs

4180 South US 1

Rockledge, Florida 32955-5309

321-638-3419
Holly.Coombs@NextEraEnergy.com

Spectrum

Kelley Balcavage

720 Magnolia Avenue
Melbourne, Florida 32935

321-757-6365
321-254-1307 FAX
Kelley.Balcavage @charter.com

City of Titusville Water Resources
Ashleigh Smith

City of Titusville

P.O. Box 2806

Attn: Water Resources Department
Titusville, Florida 32781-2806

321-567-3859
321-383-5653 FAX
Ashleigh.Smith@Titusville.com

City of Titusville Public Works Department
Kevin Cook

445 South Washington Avenue

P.O. Box 2806

Titusville, Florida 32781-2806

321-567-3845
321-383-5705 FAX
Kevin.Cook@Titusville.com
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RESOLUTION NO. XX-2025

A RESOLUTION OF THE CITY OF TITUSVILLE, FLORIDA, VACATING
A PORTION OF A CERTAIN UTILITY EASEMENT; AND PROVIDING
FOR AN EFFECTIVE DATE.

WHEREAS, a Petition was presented by Cristofer Parente, property owner, for
property located at 3520 Oakhill Drive, Titusville, Florida, requesting the vacation of that
portion of a utility and drainage easement described in “Exhibit A” attached hereto; and

WHEREAS, there was attached to said Petition a copy of a Notice published
according to law, giving notice of the meeting of this Council at which said Petition was to
be heard; and

WHEREAS, a public hearing was held on the date noticed for the same and the
City Council, being fully advised in the premises, determines that said portion of the
easement to be vacated does not now serve and is not needed for any public purpose.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF
TITUSVILLE, as follows:

Section 1. That the above described easement is hereby vacated pursuant to
Florida Statues 177.101.

Section 2. This resolution shall take effect immediately upon its adoption.

PASSED AND ADOPTED, this 28th day of January, 2025.

Andrew Connors, Mayor
ATTEST:

Wanda F. Wells, City Clerk
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EXHIBIT A

A PART OF THE 10 FOOT UTILITY EASEMENT LYING EAST OF AND ABUTTING THE WEST LINE OF
LOT 156, LA CITA SECTION SEVEN ACCORDING TO THE PLAT THEREOF AS RECORDED IN PLAT BOOK
31, PAGES 78 & 79 OF THE PUBLIC RECORDS OF BREVARD COUNTY, FLORIDA. BEING MORE
PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCE AT THE SOUTHWEST CORNER OF SAID LOT 156; THENCE N. 11°57'12" E. ALONG THE
WEST LINE OF SAID LOT 156, A DISTANCE OF 44.83 FEET TO THE POINT OF BEGINNING; THENCE
CONTINUE ALONG SAID WEST LINE, A DISTANCE OF 47.04 FEET; THENCE S. 87°30'54" E., A
DISTANCE OF 10.14 FEET TO A POINT WHICH LIES ON THE EAST LINE OF SAID 10 FOOT EASEMENT;
THENCE S. 11°57'12" W., ALONG SAID EAST LINE, A DISTANCE OF 47.04 FEET; THENCE N.
87°30"54" W., A DISTANCE OF 10.14 FEET TO THE POINT OF BEGINNING
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Item: 8.D.2
City of Titusville

"Gateway to Nature and Space"

REPORT TO COUNCIL

To: Members of the Planning and Zoning Commission
From: Brad Parrish, Community Development Director
Subject: Small Scale Comprehensive Plan Amendment (SSA) No.

7-2024 — 800 Lane Ave
Department/Office: Planning

Recommended Action:

Conduct the public hearing and make a recommendation on Small Scale
Comprehensive Plan Amendment (SSA) No. 7-2024.

At the Planning and Zoning Commission on January 8, 2025, the Commission,
acting as the Local Planning Agency, made a motion to table this item to the
Planning and Zoning Commission on January 22, 2025.

Summary Explanation & Background:

The Applicant is requesting a Small-Scale Comprehensive Plan Amendment (SSA) with
rezoning to market and redevelop the property for commercial purposes. The property is
located at the southwest corner of South Street and Lane Avenue and was previously
owned by Brevard Public Schools as the site of the Whispering Hills Primary School. At
the July 11, 2023, School Board meeting, the Whispering Hills facility was declared
unnecessary or unsuitable for educational or ancillary purposes after years of deferred
maintenance. The Board’s declaration, made by adopting Resolution 2022-03,
facilitated the sale of the property to private owners. The City’s current comprehensive
plan Educational future land use designation and Public (P) zoning district do not
support private development of the site.

The request is illustrated on the attached future land use and zoning maps and can
generally be described as retaining the future land use of the north portion of the
property as Downtown Mixed Use and changing the middle of the property to
Commercial High Intensity and the south portion of the property to Commercial Low
Intensity. In their request, the applicant stated that the proposed future land use pattern
is in response to the two community meetings held with surrounding property owners.
The applicant further stated, [the request] “allows for a step-down approach in intensity
to allow for more intense development near SR405 and less intense development to the
south where [the property] is adjacent to single-family residential.”

An environmental assessment was conducted on-site in support of the request to
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replace the Conservation future land use designation and Open Space and Recreation
(OR) zoning district located on the west side of the property. The environmental
assessment found no evidence of wetlands on-site, which supports the requested
change.

Alternatives:
1. Recommend approval of the land use and rezoning amendment.
2. Recommend approval of the land use and rezoning amendment with conditions.
3. Recommend denial of the land use and rezoning amendment.

Item Budgeted:
N/A

Source/Use of Funds/Budget Book Page:
N/A

Strategic Plan:
Goal 1: Quality of LifeGoal 4: Economic Development

Strategic Plan Impact:

ATTACHMENTS:

Staff Report

SSA 7-2024 FLUM Ordinance 11-1-24

SSA 7-2024 REZ Ordinance 11-1-24
Application - SSA

Application - REZ

Environmental Report (No redaction needed)
Intent to Amend Application 9-17

MAPS

NSO RN =
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City of Titusville
Planning Department Staff Report

Small Scale Comprehensive Plan Map Amendment and
Rezoning

SSA No. 7-2024—- 800 LANE AVENUE

Meeting Dates:

Commission/Council Meeting dates
Planning and Zoning Commission January 8, 2025
City Council First Ordinance Reading January 14, 2025
City Council Public Hearing January 28, 2025

Prepared By:  Eddy Galindo, AICP — Principal Planner

Applicant(s): Kelly Hyvonen, AICP on behalf of 800 Land Ave LLC

Applicant’s Request: SSA: Amend the Comprehensive Plan Future Land Use Map by
changing the future land use designations on 10.19% acres of
property located at 800 Lane Avenue (Brevard County Parcel ID:
22-35-04-00-504) from Downtown Mixed Use, Educational, and
Conservation to Downtown Mixed Use, Commercial High Intensity,
and Commercial Low Intensity.

REZ: Rezone the same 10.19+ acres of property located at 800
Lane Avenue (Brevard County Parcel ID: 22-35-04-00-504) from
Public (P) and Open Space/Recreation (OR) to Community
Commercial (CC).

Staff Recommendation: SSA: Approve the Small Scale Comprehensive Plan Amendment.

REZ: Approve the rezoning consistent with the Small Scale
Amendment

BACKGROUND INFORMATION

The Applicant is requesting a Small-Scale Comprehensive Plan Amendment (SSA) with rezoning
to market and redevelop the property for commercial purposes. The property is located at the
southwest corner of South Street and Lane Avenue and was previously owned by Brevard Public
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SSA No. 7-2024 800 Lane Avenue

Schools as the site of the Whispering Hills Primary School. At the July 11, 2023 School Board
meeting, the Whispering Hills facility was declared unnecessary or unsuitable for educational or
ancillary purposes after years of deferred maintenance. The Board’s declaration, made by
adopting Resolution 2022-03, facilitated the sale of the property to private owners. The City’s
current Educational future land use designation and Public (P) zoning district do not support
private development of the site.

The request is illustrated on the attached future land use and zoning maps and can generally be
described as retaining the future land use of the north portion of the property as Downtown Mixed
Use and changing the middle of the property to Commercial High Intensity and the south portion
of the property to Commercial Low Intensity. In their request, the applicant stated that the
proposed future land use pattern is in response to the two community meetings held with
surrounding property owners. The applicant further stated, “allows for a step-down approach in
intensity to allow for more intense development near SR405 and less intense development to the
south where [the property] is adjacent to single-family residential.”

An environmental assessment was conducted on-site in support of the request to replace the
Conservation future land use designation and Open Space and Recreation (OR) zoning district
located on the west side of the property. The environmental assessment found no evidence of
wetlands on-site, which supports the requested change.

The applicant did not submit a concept plan with the request; therefore, the analysis in this
report considers the maximum allowable buildout scenario.
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SSA No. 7-2024 800 Lane Avenue

PROPERTY INFORMATION

Existing Use and Future Land Use

Existing Use Future Land Use Density Buildout potential
Intensity
Vacant Brevard Public | Downtown Mixed Use 20 units/acre 48 residential units and
School Facility 5.0 FAR 524,898 sq.ft.
Building 54,658 sq.ft. | Educational none none
Conservation 1 unit/5 acres 0

Proposed Use and Future Land Use

Proposed Use Future Land Use Density Buildout potential
Intensity
Commercial Downtown Mixed Use 20 unit/acre 48 residential units and
2.43 ac 5.0 FAR 529,254 sq.ft.
Commercial High Intensity 1.0 FAR 236,966 sq.ft.
5.44 ac
Commercial Low Intensity 1.0 FAR 101,494 sq.ft.
2.33 ac
Existing Use and Zoning
Existing Use Zoning Density Max building  Max height
coverage
Vacant Brevard Public (P) none none none
Public School Facility | Public (P) none none none
Building 54,658 sq.ft. | Open Space & 1 unit/5 acres | none 35 ft.
Recreation (OR)
Proposed Use and Zoning
Proposed Zoning Max Building Max height
Use Coverage
[ground floor]
Commercial | Community Commercial (CC) | 30% 31,755 | Increase setback for
243 ac sq.ft. every 1-2 feet above
Community Commercial (CC) | 30% 71,090 | 35-feet
5.44 ac sq.ft.
Community Commercial (CC) | 30% with 30,448 | Council approval
2.33 ac limitations™ | sq.ft. required above 35 feet

*Limitations include a maximum 40,000 square foot building, 75,000 square feet if it includes a
retail food market or supermarket. Maximum height of 35 feet unless Council approves a greater

height.
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SSA No. 7-2024 800 Lane Avenue

SURROUNDING PROPERTY INFORMATION

Existing Use, Future Land Use, and Zoning

Location Use Future Land Use Zoning_;
North Titusville Downtown Mixed Use, Multi-Family High Density Residential
Housing and High Density (R-3)
Authority, Residential
Townhomes
South Single Family | Low Density Residential | Single-Family Medium Density (R-1B)
Residential
West Vacant Downtown Mixed Use, Multi-Family High Density Residential
and High Density (R-3)
Residential
East North Brevard | Downtown Mixed Use, Single-Family High Density (R-1C),
Senior Center, | Medium Density Single-Family Medium Density (R-
Single Family | Residential, Low 1B), Multi-Family High Density
Residential Density Residential and | Residential (R-3) and Public (P)
Public/Semi-Public

STAFF ANALYSIS

The Whispering Hills school was constructed in 1960 prior to the enactment of the City’s first
zoning ordinance in 1965. The City designated the property with the Educational future land use
category with the adoption of the comprehensive plan in 1988. The Educational land use is strictly
limited to institutional uses on publicly owned properties. Commercial and residential uses are not
consistent with the Educational land use. In 2010, the City designated large portions of State
Road 405 with the Downtown Mixed Use land use category, including an approximately 200 feet
of frontage on the subject property. The downtown land use allows an intense mixture of
residential and commercial uses [See Property Information on page 3]. With the closing of the
school and sale of the property the City has an opportunity to adopt a long-term policy that can
foster investment and redevelopment and have a positive impact in the surrounding area. The
proposed commercial land uses will expand the retail potential of the property from SR 405 into
a larger area. The location of the commercial land uses adjacent to the Downtown Mixed Use
land use is consistent with the criterial described in Future Land Use Objective 1.9.

The proposed land uses will provide a gradated pattern of development from SR 405 to the rear
of the property. The Downtown Mixed Use land use allows a mixture of commercial and residential
uses with an allowance of up to 20 residential dwelling units per acre and a floor are ratio (FAR)
of 5.0. The Commercial High Intensity and the Commercial Low Intensity land use categories are
limited to commercial/retail uses and a FAR OF 1.0. There are additional limitations associated
with the Commercial Low Intensity. Section 28-15 of the Code states development which is to
contain more than one (1) business use in a single center or as part of a single development, the
maximum allowable leasable floor area for the total development shall not exceed seventy-five
thousand (75,000) square feet. Forty thousand (40,000) square feet if the development does not
contain a retail food market or supermarket. In addition, structures in excess of 35-feet require
City Council’'s approval. The policies, development standards and buildout potentials are
described in the Existing and Proposed Use tables on page 3.
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SSA No. 7-2024 800 Lane Avenue

Uses in the existing Public (P) zoning district are limited to public entities. Non-institutional uses
are not permitted in the P zoning district. The proposed Community Commercial (CC) district
permits a variety of retail sales and services such as department stores, pharmacies, restaurants
and lounges, grocery and markets, clothing shops, home and auto supply, furniture and
appliances, hardware, bakeries, pawnshops, electrical and lighting, laundry and dry cleaning, and
garden supplies [Chapter 37 Retail sales and services]. The CC zoning district is consistent with
the existing Downtown Mixed Use and the proposed Commercial High and Low Intensity land use
categories. Additional uses with the potential for creating nuisances will require a conditional use
permit. These include animal shelters, convenience stores and outdoor recreation/commercial
amusement uses. Finally, automobile/vehicle sales is a permitted use in the CC, including trucks,
boats and motorcycles with repair work conducted as an accessory use [Sec. 28-98].

The proposed land uses and zoning district are generally compatible with the surrounding area;
however, there may be concerns about the potential scale of a commercial development on the
10-acre property. It is surrounded by a developed mix of medium-density single family residential,
high-density single family residential, and multifamily residential homes (across South Street).
The property to the west is vacant and zoned for high density multifamily residential use. Access
to the site is available from SR 405 and Lane Avenue. Lane Avenue also provides access to the
North Brevard Senior Center, located southeast of the property. The new zoning district has the
potential of permitting up to 133,000+ square feet of ground floor retail space [See the Proposed
Use and Zoning Table on page 3]. The impact to the surrounding area may be mitigated by
performance standards described in the CC zoning district and Section 28-15 of the Code. The
combination of the land uses and zoning district will result in a gradated development pattern from
SRA405 to the rear of the property. The setback must be increased for each 1-2 feet above 35-feet
in the CC zoning district [Sec. 28-314]. This should ensure that large buildings will maintain an
appropriate distance from adjacent properties. Further, the City Council must approve height
increases above 35 feet in the Commercial Low Intensity land use, which should help protect the
single family neighborhood at the rear of the property. Any development must adhere to all other
performance standards such as the minimum 10-foot landscape yards or buffers, screening,
lighting and noise regulations.

Area of Critical Concern:

The property is not located within the Area of Critical Concern.

COMPREHENSIVE PLAN AMENDMENT (CPA) REVIEW

Future Land Use Map Amendment Sprawl Criteria

The following list is the review criteria under which the Planning and Zoning Commission and the
City Council review applications as they relate to urban sprawl [Section 34-23 of the LDR].

Summary of Staff’s findings

1. The extent to which the proposed amendment is contiguous to an existing development area
which has developed in a manner providing a compact, contiguous development pattern
with the proposed amendment;

Staff Comment: The amendment will infroduce up to 10 acres of commercial and retail
development in area primarily surrounded by residential land uses and development.

2. The extent to which population growth and development trends warrant an amendment,
including an analysis of vested and approved but unbuilt development;
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SSA No. 7-2024 800 Lane Avenue

Staff Comment: The amendment will increase the area of commercial future land use to
provide goods and services to residents. The commercial land use do not include residential
uses.

3. The extent to which adequate infrastructure to accommodate the proposed amendment

exists, or is programmed and funded through an adopted capital improvement schedule, or
will be privately financed through a binding executed agreement, or will otherwise be
provided at the time of development impacts as required by law;

Staff Comment: The amendment will not require new infrastructure to serve the site.
Existing infrastructure near the site includes a twelve (12) inch water main on South Street,
an eight (8) inch water main on Lane Avenue, an eight (8) inch gravity sewer main on Lane
Avenue and a six (6) inch reclaimed pressured main on Lane Avenue. The preliminary
concurrency assessment found there is adequate capacity to serve the development.

The arterial road (South Street) can accommodate the additional volume according to the
City’s concurrency assessment; however, a traffic study will be required to determine any
safety improvements that might be necessary.

The extent to which the amendment will result in an efficient use of public funds needed for
the provision of new infrastructure and services related to it;

Staff Comment: The amendment will not require new infrastructure to serve the site.
Existing infrastructure near the site includes a twelve (12) inch water main on South Street,
an eight (8) inch water main on Lane Avenue, an eight (8) inch gravity sewer main on Lane
Avenue and a six (6) inch reclaimed pressured main on Lane Avenue.

The extent to which the amendment will not result in a sprawl development pattern as
determined by Chapter 163, Florida Statutes, and will not discourage infilling of more
appropriate areas available for development within existing Development Area Boundaries;
and

Staff Comment: The subject site is located within the City’s Urban Service Area and is
currently served by city utilities. Redevelopment of the site will not result in a sprawl
development pattern or discourage infilling of other areas.

The extent to which the amendment will result in a sustainable development pattern through
a balance of land uses that is internally interrelated, demonstrates an efficient use of land,
ensures compatible development adjacent to agriculture lands, protects environmental
qualities and characteristics, provides interconnectivity of roadways, supports the use of
non-automobile modes of transportation, and appropriately addresses the infrastructure
needs of the community.

Staff Comment: The development is located along to South Street (SR 405) within the City’s
Urban Service Area. In determining the appropriate use of the property, it should be noted
that the area is predominantly residential in nature. The nearest commercial development
is approximately 1500 hundred feet to the east at the intersection of Park Avenue and South
Street. Access to the subject property is currently located on Lane Avenue, a local road;
however, the property has frontage on South Street (SR405), an arterial road. The North
Brevard Senior Center is adjacent to the subject property to the east and also has access
onto Lane Avenue.

The proposed land uses and zoning district are generally compatible with the surrounding
area; however, there may be concerns about the potential scale of a commercial
development on the 10-acre property. The impact to the surrounding area may be mitigated
by performance standards described in the Code.
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SSA No. 7-2024 800 Lane Avenue

7. The extent to which the amendment results in positive market, economic and fiscal benefits
of the area as demonstrated through a market demand analysis, economic impact analysis
and fiscal impact analysis.

Staff Comment: The subject property was developed as a public school and has since
ceased operation. Brevard Public Schools sold the property and redevelopment of the
property will result in positive market, economic and fiscal impacts to the City. The site is
primarily surrounded by residential development. The future land use designation on the
north portion of the property is currently Downtown Mixed Use and is not proposed to
change. Changing the future land use designation on the remaining portion of the property
to Commercial High Intensity and Commercial Low Intensity and rezoning the entire subject
property to CC would allow for a variety of commercial uses which are not currently available
in the immediate area.

Consistency with the Comprehensive Plan

The following is an analysis of the consistency of the request with the City’s Comprehensive Plan.
The request for a Comprehensive Plan Amendment and rezoning is consistent with the
Comprehensive Plan and more specifically with the following objectives and policies of the
Comprehensive Plan.

Future Land Use [FLUE] Policy 1.8.6: The City shall require natural vegetative and other
appropriate buffers to minimize nuisance effects of industrial land uses which include, but
not limited to, noise, odor, glare and privacy factors and visual impacts and to minimize
such industrial use intrusion into residential land use areas.

Staff Comment: The subject property was developed as a school in 1960, and there is
very little natural vegetation on the parcel. Any redevelopment of the site will require
compliance with the City’s landscaping standards, including landscape yards (buffers).

Future Land Use [FLUE] Policy 1.9.1: Sites for high intensity commercial development
shall be located with convenient and direct access at arterial intersections.
Collector/arterial intersections are acceptable provided minimal access is necessary on
the collector street.

Staff Comment: The property has frontage on South Street, a major arterial roadway,
and is located at the intersection of South Street and Lane Avenue, a local road. Access
to the site is currently located at the southeast corner of the property onto Lane Avenue;
therefore, the site has convenient and direct access at an arterial intersection. The
location of the commercial land uses adjacent to the Downtown Mixed Use land use is
consistent. Together all three commercial land uses meet the intent and purpose
described in Objective 1.9 and subsequent policies.

Future Land Use [FLUE] Policy 1.9.2: Negative impacts of commercial land uses on
environmentally sensitive areas shall be minimized and/or eliminated. The Conservation
Element objectives and policies and performance requirements shall be utilized in
determining the appropriateness of commercial land use designations.

Staff Comment: The applicant submitted an environmental assessment dated March
18, 2024, completed by Atlantic Environmental in support of the request to remove the
Conservation future land use and Open Space and Recreation zoning on the west
portion of the property. Atlantic Environmental determined that the property is “solely
comprised of uplands and no wetlands or surface waters are located there.” The report
recommends “having a formal 100 percent gopher tortoise survey completed and
tortoise relocation permit acquired prior to any on-site work.” If found to have protected
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SSA No. 7-2024 800 Lane Avenue

species on site, the appropriate regulatory agencies will review proposed development
for any impacts.

Future Land Use [FLUE] Policy 1.9.3: Commercial development sites shall be accessible
to and/or provide essential public services at levels of service adopted within the Capital
Improvements Element of this Comprehensive Plan, including transportation, potable
water, sewer collection/treatment, solid waste, drainage, and recreation and open space.

Staff Comment: According to the preliminary concurrency assessment, there is
sufficient capacity for all essential public services to serve the proposed development.

Future Land Use [FLUE] Policy 1.9.4: Commercial land use designations shall be
encouraged in a pattern, which offers maximum accessibility, compatibility, and clustering.
Commercial land use designations shall be given priority at locations exhibiting proximity
to other types of non-residential uses, including employment centers and marketing
centers.

Staff Comment: The subject parcel is adjacent to existing residential property and
vacant land zoned for residential development. The closest developed commercial
property is located at the intersection of S. Park Avenue and South Street,
approximately 1,500 feet to the east. Approving commercial future land use
designations on the subject property would offer a high degree of accessibility of non-
residential services to the surrounding residential properties; however, the area is
predominantly residential in nature and offers a lower degree of compatibility and
clustering with other commercial land uses.

Future Land Use [FLUE] Policy 1.9.5: Commercial land use designations and
accompanying proposals shall consider compatibility between commercial and
surrounding land uses, including, but not limited to, traffic circulation, pedestrian access,
hours of operation, visual impacts, privacy factors and impacts on the microclimate.

Staff Comment: The subject property has frontage on South Street and is primarily
surrounded by residential uses. Access to the site is currently located on Lane Avenue
at the southeast corner of the property. Lane Avenue is a local road which also provides
access to the North Brevard Senior Center southeast of the subject property. There are
existing sidewalk facilities along South Street. Redevelopment of the site will require
sidewalks along all right of way frontages (i.e. Lane Avenue).

Future Land Use [FLUE] Policy 1.9.9: Locations for High Intensity Commercial land use
shall be deemed appropriate providing the following factors are additionally complied with:

A. Sites for high intensity commercial development shall be located near the intersections
of arterials and/or collector roadways. Sites shall be developed in a compact, cluster
type pattern rather than new commercial strip centers. Intersection locations shall be
preferable to linear development.

Staff Comment: The subject property is located at the intersection of South Street,
a major arterial roadway, and Lane Avenue, a local roadway. The request includes
changing the future land use designation of the south portion of the property to
Commercial Low Intensity. The City’s Land Development Regulations Section 28-
15. - Commercially zoned districts located in Low Intensity Commercial future land
use categories contains standards which could limit the development of
commercial strip centers:
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SSA No. 7-2024 800 Lane Avenue

B.

E.

“In addition to the restrictions and requirements of each zoning district created by
this section, commercially zoned property identified in the adopted Future Land
Use Map as Low Intensity Commercial shall be developed according to the
following criteria:

(a) Site requirements.

(1) For development which is to contain more than one (1) business use in
a single center or as part of a single development, the maximum allowable
leasable floor area for the total development shall not exceed seventy-five
thousand (75,000) square feet. Forty thousand (40,000) square feet if the
development does not contain a retail food market or supermarket.

(2) No more than two (2) individual uses shall contain more than three
thousand (3,000) square feet. The average area of uses in the
development shall not exceed ten thousand (10,000) square feet.

(3) Maximum impervious surface coverage shall be seventy-five (75)
percent of the gross area of the site.”

The site is currently developed as a school and is not located in a strip center.

Land development regulations shall establish performance requirements for high
intensity commercial land use, including residential compatibility, as well as floor area
ratio, maximum lot coverage, maximum impervious surface ratio, screening, height,
setbacks, glare, landscaping and architectural compatibility.

Staff Comment: Future Land Use policy 1.21.1 establishes a maximum Floor Area
Ratio of 1.0 for the Commercial High Intensity future land use designation. A formal
site plan review for consistency with lot coverage, screening, height, etc. will be
conducted before any approval is granted for the project.

Infill development into established commercial strip areas shall be preferred over the
expansion of such strip centers. Strip centers should be centered at intersections and
extend no further than %2 mile from said intersections.

Staff Comment: The subject property does not meet the definition of infill
development in Comprehensive Plan Policy 1.7.7; however, approval of the
request would allow for redevelopment of the former school site. The parcel is
surrounded by development on three (3) sides and is located in an area of the City
where public facilities are available. Developed commercial properties exist along
the South Street (SR405) corridor; however, the nearest commercial property to
the subject site is located at the intersection of S. Park Avenue and South Street,
approximately 1,000 feet to the east.

. Impacts upon traffic circulation shall be mitigated, through right-of-way dedication for

road widening and frontage access streets, the assessment of impact fees and the
provision and/or expansion of pedestrian and bicycling facilities, as deemed appropriate
by the location and type of commercial impacts.

Staff Comment: The preliminary concurrency assessment there is adequate
roadway capacity. A traffic study will be required. Any required traffic
improvements will be reviewed during the site plan process.

Automotive oriented uses shall be clustered within established high intensity
commercial areas adjacent to major and minor arterials rather than at scattered
locations.

Page 9 of 15
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Staff Comment: No specific commercial use is proposed with the request;
however, some of the uses permitted within the Community Commercial zoning
district include automotive oriented uses with significant traffic generation rates.
According to the preliminary concurrency assessment, the major arterial roadway
has sufficient capacity available for the anticipated traffic demand. However, the
property lies approximately 1,000 feet from the nearest commercial area located
at the intersection of South Street and S. Park Avenue. The Brevard County
Sherriff's Office, zoned Public (P), and several single family residences zoned
Single Family Medium Density (R-1B) and Single Family High Density (R-1C) are
located between the subject property and the intersection of South Street and S.
Park Avenue.

F. Internal traffic movements of high intensity commercial development shall be designed
in a manner that provides for pedestrian and vehicular traffic compatibility and safety.

Staff Comment: Internal traffic movement will be reviewed as part of the site plan
approval process, including sidewalks.

Future Land Use Element [FLUE] Strategy 1.9.10: Locations  for Low Intensity
Commercial land use shall be designated based on the same factors listed for High
Intensity Commercial, except that the following factors are additionally applicable:

A. Sites for low intensity commercial development shall be located near intersections.
Intersection locations are preferred to linear developments. The City shall not introduce,
approve or allow commercial land uses in an area where single family land uses are the
predominant land use of the area unless the proposed new land use is consistent with a
redevelopment plan or formal study adopted by City Council.

Staff Comment: The subject property is located at the intersection of South Street, a
major arterial roadway, and Lane Avenue, a local road. Existing single family
residences are located to the south and east of the subject property. Existing multifamily
residences are located to the north of the subject property and the adjacent property to
the west is vacant property zoned for multifamily development. The North Brevard
Senior Center is located to the southeast and has access onto Lane Avenue, directly
across from the subject property’s driveway.

B. Land development regulations shall include additional requirements for low intensity
commercial and residential land use compatibility. Such requirements shall address, but
not be limited to, floor area ratio, maximum lot coverage, maximum impervious surface
ratio, screening, height, setbacks, glare, landscaping, and architectural compatibility.

Staff Comment: The City’s Land Development Regulations Section 28-15. -
Commercially zoned districts located in Low Intensity Commercial future land use
categories, contains standards which are intended to limit the development of
commercial strip centers. Additional land development regulations are applicable and
are reviewed through the site plan process.

C. Low Intensity Commercial uses oriented towards neighborhood needs and
convenience factors and should be designated for limited retail and sales use and/or
commercial/professional mixed uses.

Page 10 of 15
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SSA No. 7-2024 800 Lane Avenue

Staff Comment: Low intensity commercial uses on the subject property would offer a
high degree of accessibility of non-residential services to the surrounding residential
properties.

Future Land Use Element [FLUE] Strategy 1.16.2: As of 2009, the wetlands shown as
Conservation Land Use on the Future Land Use Map were established using the National
Wetlands Inventory Map of 1988. These wetlands shown on this map have not been
groundtruthed. In order to provide more accurate mapping of wetlands, when the City
receives a wetland delineation on specific sites, the delineations will be accepted by the
City of Titusville and the Future Land Use Map will be amended accordingly. The
Conservation Land Use shall be amended to include all wetland areas on the site to be
preserved, unless such wetlands are preserved by a conservation easement as part of a
Planned Development (PD) or other master-planned development, and any other upland
areas to be permitted for preservation for state and/or federal listed wildlife species.

Staff Comment: The applicant submitted an environmental report dated March 18,
2024, completed by Atlantic Environmental. The report states that the property is
“comprised of uplands and no wetlands or surface waters”. Replacing the Conservation
future land use designation and Open Space and Recreation (OR) zoning on the west
portion of the subject property as proposed in the request is supported by the evidence
provided.

The report discusses the potential wildlife species that could occur. Atlantic
Environmental recommends that a formal survey for threatened/endangered species
be conducted. If a formal study is found necessary by USFWS or other agency, all
required actions will be taken as part of the review process by these agencies.

Future Land Use Element [FLUE] Policy 1.16.4: Impacts to areas designated as
Conservation land use designation shall be considered if it is unavoidable due to absence
of feasible and/or practical alternatives for reasonable use of the land, or the regulations
create an inordinate burden on an existing use of the land or a vested right to a specific
use of the land, or due to significant site constraint and/or practical design modification
constraint. The allowable impacts shall be based upon site specific evaluation determined
through the permitting process conducted by all the regulatory agencies with jurisdiction.

Staff Comment: The environmental assessment found that no wetlands are present on-
site.

Future Land Use Element [FLUE] Policy 1.17.1: The following items shall be addressed in
the analysis of the land use changes: Surrounding uses; Surrounding zoning; Acreage;
Description of site; Soils and topography; Flood zone; Recharge potential; Traffic counts
on adjacent streets; and Impact on adopted levels of service; Water supply availability.

Staff Comment: Maps depicting soils, flood hazard areas, location etc. are provided
within the agenda package. Surrounding land uses, description of the site, and
concurrency review are addressed in other areas of this report. The property is not
located within the Area of Critical Concern.

Conservation Element (CE) Policy 1.1.4:  The City shall maintain, to the best of its
abilities, the populations of wildlife species which are state and federal listed and their
habitat, and shall restrict activities within these areas known to adversely affect the
survival of these species as per regulations by permitting agencies.

Staff Comment: The environmental report prepared by Atlantic Environmental
recommends a formal survey for threatened/endangered species prior to any
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development/redevelopment on the site. If a formal study is found necessary by
USFWS or other agencies, all required actions will be taken as part of the review
process by these agencies.

Conservation Element (CE) Policy 1.6.1:  The development of wetlands shall be
addressed in the development regulations according to the following criteria:

Strategy 1.6.1.1: The protection of the wetlands shall be determined by the functional
value of the wetland.

Staff Comment: The environmental assessment found that no wetlands are present on-
site.

Strategy 1.6.1.2: The development of land under all land uses categories shall take into
consideration natural constraints such as flood hazards, wetlands, soil suitability and
aquifer recharge potential.

Staff Comment: The site is located within Flood Zone X.

Conservation Element (CE) Policy 1.6.3:  Wetlands shall be defined consistent with
existing state and federal regulatory agencies.

Strategy 1.6.3.2: At a minimum, wetlands 5 acres or more in size shall be designated
as a conservation land use and wetlands less than 5 acres will be subject to review to
determine what protection, if any, they should receive from development. Said review
shall be based on the functional value criteria specified in Strategy 1.6.4. If based on
this determination, protection is warranted, development may be permitted, based upon
criteria set forth in the environmental performance standards of the land development
regulations.

Staff Comment: The environmental assessment found that no wetlands are present on-
site.

REZONING REVIEW

Zoning Review Criteria

Section 34-40 of the LDR lists the review criteria under which the Planning and Zoning
Commission and the City Council review applications as they relate to zoning.

The following are staff’s findings.

1. Comprehensive Plan Consistency Statement. Please see the previous pages for analysis
of the proposed request and consistency with the Comprehensive Plan. The requested zoning
district is not consistent with the existing comprehensive plan land use category.

1.1. Public facilities are available and concurrent with the land use change per the
Comprehensive Plan and Concurrency provisions of the LDRs.

Staff Comment: The property is located in the City’s urban service area. Sewer service
is available via an 8-inch sewer main on the site. Water service is available via a 12-
inch water main on South Street. A pressurized reclaimed water service is also
available to this property. The preliminary concurrency review determined that public
facilities are available to serve the proposed development.

Transportation impact.

Staff Comment: A traffic study is required.
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Solid Waste.
Staff Comment: Solid waste needs will be evaluated with the submittal of a site plan.

1.2. Public streets are adequate to access the property.

Staff Comment: The proposed amendment has frontage along South Street (SR 405),
which is identified as an arterial per Sec. 9.3 of the Transportation Technical Manual.

1.3. The land will support the proposed development.

Staff Comment: The subject property is located within Flood Zone X (area of minimal
flood hazard) and the environmental assessment found no presence of wetlands on-
site.

1.4. Environmental impact.

Staff Comment: The applicant submitted an environmental report dated March 18,
2024, completed by Atlantic Environmental. The report states that the property is
“comprised of uplands and no wetlands or surface waters”. Replacing the Conservation
future land use designation and Open Space and Recreation (OR) zoning on the west
portion of the subject property as proposed in the request is supported by the evidence
provided. The environmental report prepared by Atlantic Environmental recommends
that a formal survey for threatened/endangered species prior to redevelopment of the
site. If a formal study is found necessary by USFWS or other agencies, all required
actions will be taken as part of the review process by these agencies.

2. The existing zoning, if deemed consistent with the Comprehensive Plan, shall be
presumed correct unless substantial change in the area has occurred since the original
zoning.

Staff Comment: The property was sold by Brevard Public Schools and the current
Public (P) zoning is not consistent with the private ownership of the property. In
addition, the applicant submitted an environmental report dated March 18, 2024,
completed by Atlantic Environmental. The report states that the property is “comprised
of uplands and no wetlands or surface waters”. Replacing the Open Space and
Recreation (OR) zoning on the west portion of the property is supported by the evidence
provided. Substantial changes have occurred since the original zoning.

3. The density or intensity of the proposed rezoning and use shall be consistent with:

3.1. The development in the area;

Staff Comment: The zoning district is generally compatible with the surrounding area;
however, there may be concerns about the potential scale of a commercial
development on the 10-acre property. It is surrounded by a developed mix of medium-
density single family residential, high-density single family residential, and multifamily
residential homes (across South Street). The property to the west is vacant and zoned
for high density multifamily residential use. The new zoning district has the potential of
permitting up to 133,000+ square feet of ground floor retail space [See the Proposed
Use and Zoning Table on page 3]. The impact to the surrounding area may be mitigated
by performance standards described in the CC zoning district and Section 28-15 of the
Code. The combination of the land uses and zoning district will result in a gradated
development pattern from SR405 to the rear of the property. The setback must be
increased for each 1-2 feet above 35-feet in the CC zoning district [Sec. 28-314]. This
should ensure that large buildings will maintain an appropriate distance from adjacent
properties. Further, the City Council must approve height increases above 35 feet in
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the Commercial Low Intensity land use, which should help protect the single family
neighborhood at the rear of the property.

3.2. Not likely to cause a depreciation of property values in the area.

Staff Comment: Multifamily and single family residential uses are established in the
surrounding area. Introducing a commercial use along an arterial roadway is not
expected to cause a depreciation of property values in the area.

4. The application is consistent with zoning in the area.

Staff Comment: The subject parcel is adjacent to existing residentially zoned property.
The closest commercially zoned property is located at the intersection of S. Park
Avenue and South Street, approximately 1,000 feet to the east. The surrounding zoning
in the area is predominantly residential in nature.

5. The application will protect the public health, safety, morals or welfare of the general
public.

Staff Comment: The redevelopment of the former public school site info a commercial
use would change the residential nature of the surrounding area, however, the change
is not expected to generate any detriment to the public safety and welfare of the general
area.

6. Whether the applicant has sufficiently protected adjacent land uses and zoning
districts by adequate buffering and screening.

Staff Comment: Redevelopment of the site will require all buffering, screening and
landscaping standards of the City be met during site plan approval.

7. Substantial reasons why the property cannot be used in the existing zoning district.

Staff Comment: The property was previously owned by Brevard Public Schools as the
site of Whispering Hills Primary School. The School Board sold the property to private
owners and the City’s Public (P) zoning district does not support private development
of the site.

An environmental assessment was conducted on-site in support of the request to
replace the Open Space and Recreation (OR) zoning district located on the west side
of the property. The environmental assessment found no evidence of wetlands on-site.

Community engagement meetings were held by the applicant on June 14, 2023, and
September 5, 2024.

Highlights of Findings from Staff Analysis:

Items that support the proposed request:

e The current Educational future land use designation and Public (P) zoning is limited to
public institutional uses only.

e The environmental report determined that no wetlands are present on-site. The current
Conservation future land use designation and Open Space/Recreation (OR) zoning on
the west portion of the site may be amended to reflect that these are upland areas.

¢ The amendment will increase the cumulative acreage of non-residential future land use
categories to provide goods and services to residents.

¢ Commercial uses on the subject property would offer a high degree of accessibility of
non-residential goods and services to the surrounding residential properties.

Page 14 of 15

Page 68 of 144



DN oW N =

10
11
12

13

14
15
16
17
18
19

20
21
22
23
24
25
26
27

SSA No. 7-2024 800 Lane Avenue

o Designating the south portion of the subject property Commercial Low Intensity future
land use helps protect the adjacent single family residences.

¢ If City Council is inclined to approve the requested future land use change to
Commercial High Intensity, then staff recommends approval of the rezoning to
Community Commercial (CC) as consistent with the future land use designation.

Potential issues that may not support the proposed request:

e The surrounding area is predominantly residential in nature.

e A commercial future land use designation at this site does not support a high degree of
clustering with other commercial land uses.

e Certain auto-oriented uses permitted in the CC zoning district may be incompatible with
the adjacent single family development if they are the predominant use on the10-acre
property.

RECOMMENDATION:

Comprehensive Plan Amendment Recommendation: Approve the Small Scale
Comprehensive Plan Amendment. The Amendment is consistent with the Comprehensive Plan.
This recommendation is based upon the staff analysis, information and evidence presented, and
in accordance with the City Charter of the City of Titusville, the Code of Ordinances and Land
Development Regulations, Section 34-23 of the Code, the adopted comprehensive plan and the
provisions of Chapter 163 and 166, Florida Statutes.

Rezoning Recommendation: Approve the rezoning consistent with the Small Scale Amendment
to change the zoning on the subject property from Public (P) and Open Space/Recreation (OR)
to Community Commercial (CC) on property located at 800 Lane Avenue (Parcel No. 22-35-04-
00-504), as described in Exhibit A of the ordinance. This recommendation is based upon the staff
analysis, information and evidence presented, and in accordance with the City Charter of the City
of Titusville, the Code of Ordinances and Land Development Regulations, Section 34-40 of the
Code, the adopted comprehensive plan and the provisions of Chapter 163 and 166, Florida
Statutes.
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ORDINANCE NO. __-2025

AN ORDINANCE OF THE CITY OF TITUSVILLE, FLORIDA, AMENDING
THE CODE OF ORDINANCES BY AMENDING ORDINANCE NO. 60-
1988, WHICH ADOPTED THE COMPREHENSIVE PLAN OF THE CITY
OF TITUSVILLE, BY AMENDING THE FUTURE LAND USE
DESIGNATION ON LAND LOCATED AT 800 LANE AVENUE FROM
DOWNTOWN MIXED USE, EDUCATIONAL, AND CONSERVATION TO
DOWNTOWN MIXED USE, COMMERCIAL HIGH INTENSITY, AND
COMMERCIAL LOW INTENSITY ON 10.19+/- ACRES OF PROPERTY
HAVING PARCEL ID NO. 22-35-04-00-504; PROVIDING FOR
SEVERABILITY; REPEAL OF CONFLICTING ORDINANCES; AND
PROVIDING FOR AN EFFECTIVE DATE.

WHEREAS, the City of Titusville, pursuant to Chapter 163, Florida Statutes, desires to
amend its Comprehensive Plan adopted by Ordinance No. 60-1988; and

WHEREAS, a first and second public hearing has been held on the Comprehensive Plan
amendments before the Local Planning Agency and the local governing body; and

WHEREAS, the City of Titusville finds that said Comprehensive Plan Amendment has
been processed in accordance with the applicable law and desires to amend the
Comprehensive Plan.

NOW, THEREFORE, BE IT ENACTED by the City of Titusville, Florida as
follows:

SECTION 1: RECITALS. The foregoing recitals are deemed true and correct and
are hereby adopted and incorporated herein by this reference.

SECTION 2. The City of Titusville’s Comprehensive Plan is hereby amended by
adopting Small Scale Comprehensive Plan Amendment #7-2024 and amends its Future
Land Use Map, by changing the land use designation on 10.19+/- acres of property
located at 800 Lane Avenue, as described in Exhibit A, from Downtown Mixed Use,
Educational, and Conservation to Downtown Mixed Use, Commercial High Intensity, and
Commercial Low Intensity; providing for severability; repeal of conflicting ordinances; and
providing for an effective date;.

SECTION 3. SEVERABILITY. If any provisions of this Ordinance is for any reason
held invalid or unconstitutional by any court of competent jurisdiction, such portion shall
be deemed a separate, distinct and independent provision, and such holding shall not
affect the validity of the remaining portions of this Ordinance.

SECTION 4. REPEAL OF CONFLICTING ORDINANCES. All ordinances or parts
of ordinances, and all resolutions and parts of resolutions, in conflict herewith are hereby
repealed to the extent of such conflict.

SECTION 5. EFFECTIVE DATE. This ordinance shall take effect 31 days after
adoption pursuant to Section 163.3187(5)(c) Florida Statutes.

PASSED AND ADOPTED, this day of , 2025.

SSA No. 7-2024 800 Lane Avenue
Future Land Use Ordinance Page 1 of 3
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Andrew Connors, Mayor

ATTEST:

WANDA F. WELLS, CITY CLERK

SSA No. 7-2024 800 Lane Avenue
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EXHIBIT A
LEGAL DESCRIPTION

BEGINNING AT A POINT 220 FEET WEST OF THE NORTHEAST CORNER OF
GOVERNMENT LOT 3, SECTION 4, TOWNSHIP 22 SOUTH, RANGE 35 EAST, WHICH POINT
IS THE NORTHWEST CORNER OF A LOT FORMERLY CALLED MOSIG LOT, AT A POST;,
RUN SOUTH 1° EAST ALONG THE WEST LINE OF SAID MOSIG LOT A DISTANCE OF 834.09
FEET, THENCE SOUTH 88° WEST A DISTANCE OF 673.69 FEET, THENCE NORTH 10°
WEST TO A POINT WHICH IS THE NORTHWEST CORNER OF WAS FORMERLY KNOWN AS
THE CARNES HOME PLACE, THENCE NORTH 88° EAST A DISTANCE OF 775 FEET TO THE
POINT OF BEGINNING. LESS AND EXCEPT LANDS DEEDED TO CITY OF TITUSVILLE BY
DEED RECORDED IN OFFICIAL RECORDS BOOK 1 PAGE 594 AND CORRECTED IN
OFFICIAL RECORDS BOOK 46 PAGE 591. LESS AND EXCEPT ALL ROAD RIGHTS OF WAY.

ALSO DESCRIBED AS

A PORTION OF GOVERNMENT LOT 3 IN FRACTIONAL SECTION 4, TOWNSHIP 22 SOUTH,
RANGE 35 EAST, BREVARD COUNTY, FLORIDA, BEING A PORTION OF THAT PROPERTY
DESCRIBED IN OFFICIAL RECORDS BOOK 37, PAGE 528, LESS AND EXCEPT THAT
PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 1, PAGE 594, AND CORRECTED IN
OFFICIAL RECORDS BOOK 46 PAGE 591,AND LESS AND EXCEPT THE RIGHT OF WAY
FOR LANE AVENUE AS DESCRIBED IN OFFICIAL RECORDS BOOK 2770, PAGE 515 AND
ALSO LESS AND EXCEPT THE RIGHT OF WAY FOR STATE ROAD 405 AS DESCRIBED IN
FINAL JUDGMENT RECORDED IN CIRCUIT MINUTES BOOK 51, PAGE 356, ALL OF THE
PUBLIC RECORDS OF BREVARD COUNTY, FLORIDA, BEING MORE PARTICULARLY
DESCRIBED AS FOLLOWS:

BEGIN AT THE NORTHWEST CORNER OF CITRUS HEIGHTS, ACCORDING TO THE PLAT
THEREOF AS RECORDED IN PLAT BOOK 14,PAGE 88 OF THE PUBLIC RECORDS OF
BREVARD COUNTY, FLORIDA; THENCE N15°10'40"W, ALONG THE WEST LINE OF CARNES
HOME PLACE AS SHOWN ON SAID PLAT, A DISTANCE OF 661.37 FEET TO THE
SOUTHWEST CORNER OF THAT PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 1,
PAGE 594, AND CORRECTED IN OFFICIAL RECORDS BOOK 46 PAGE 591; THENCE
N88°03'18"E, ALONG THE SOUTH LINE OF SAID PARCEL, A DISTANCE OF 155.74 FEET,
TO THE SOUTHEAST CORNER THEREOF; THENCE N01°56'42"W, ALONG THE EAST LINE
OF SAID PARCEL, A DISTANCE OF 139.64 FEET, TO THE SOUTH RIGHT OF WAY LINE OF
STATE ROAD 405 (SOUTH STREET); THENCE THE FOLLOWING 4 COURSES ALONG SAID
SOUTH RIGHT OF WAY LINE; (1) N86°58'38"E, A DISTANCE OF 473.60 FEET; (2)
S55°46'21"E, A DISTANCE OF 12.53 FEET,; (3) S02'58'08"E, A DISTANCE OF 43.00 FEET,; (4)
N87°01'52"E, A DISTANCE OF 16.00 FEET, TO THE WEST RIGHT OF WAY LINE OF LANE
AVENUE AS DESCRIBED IN OFFICIAL RECORDS BOOK 2770, PAGE 515; THENCE THE
FOLLOWING 3 COURSES ALONG THE WEST RIGHT OF WAY LINE OF LANE AVENUE; (1)
S02°58'08"E, A DISTANCE OF 692.50 FEET; (2) S88°04'18"W, A DISTANCE OF 125.06 FEET;
(3) S02°58'08"E, A DISTANCE OF 50.01 FEET, TO THE NORTHEAST CORNER OF LOT 2 OF
SAID CITRUS HEIGHTS; THENCE S88°04'18"W, ALONG THE NORTH LINE OF SAID CITRUS
HEIGHTS, A DISTANCE OF 392.95 FEET, TO THE POINT OF BEGINNING.

SSA No. 7-2024 800 Lane Avenue
Future Land Use Ordinance Page 3 of 3
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ORDINANCE NO. __-2025

AN ORDINANCE AMENDING ORDINANCE NO. 5-1993 OF THE CITY
OF TITUSVILLE, FLORIDA, BY AMENDING THE ZONING MAP MADE
A PART OF SAID ORDINANCE BY REFERENCE BY CHANGING THE
ZONING CLASSIFICATION ON LAND LOCATED AT 800 LANE
AVENUE FROM THE PUBLIC (P) AND OPEN SPACE AND
RECREATION (OR) ZONING DISTRICTS TO THE COMMUNITY
COMMERCIAL (CC) ZONING DISTRICT ON 10.19+/- ACRES OF
PROPERTY; HAVING PARCEL ID NO. 22-35-04-00-504; PROVIDING
FOR SEVERABILITY; REPEAL OF CONFLICTING ORDINANCES;
AND PROVIDING FOR AN EFFECTIVE DATE.

WHEREAS, the City of Titusville received an application for a rezoning from certain
property owners; and

WHEREAS, a first and second public hearing has been held on the rezoning
before the Local Planning Agency and the local governing body and considered findings
and advice of staff, citizens, and all interested parties submitting written and oral
comments and supporting data and analysis, and after complete deliberation, hereby
finds the requested change consistent with the Comprehensive Plan and that sufficient,
competent, and substantial evidence supports the zoning change set forth hereunder;
and

WHEREAS, the City of Titusville finds that said rezoning has been processed in
accordance with the applicable law and desires to amend its Zoning Map to change the
zoning designation on said properties; and

WHEREAS, the City of Titusville finds that said rezoning has been processed in
accordance with the applicable law and desires to amend its Zoning Map to change the
zoning designation on said properties; and

WHEREAS, the City Council of the City of Titusville desires to amend its Zoning
Map.

BE IT ENACTED BY THE CITY COUNCIL OF THE CITY OF TITUSVILLE,
FLORIDA as follows:

SECTION 1. RECITALS. The foregoing recitals are deemed true and correct and
are hereby adopted and incorporated herein by this reference.

SECTION 2. Ordinance No. 5-1993 is hereby amended by amending the Zoning
Map of the City of Titusville, made a part of said Ordinance by reference, by designating
the following property described in Exhibit A presently zoned Public (P) and Open Space
and Recreation (OR) to Community Commercial (CC).

SECTION 3. This ordinance shall take effect simultaneously with the effective date
of Small-Scale Amendment (SSA) No. 7-2024 contained in Ordinance __ -2025.

SECTION 4. SEVERABILITY. If any provision of this Ordinance is for any reason
held invalid or unconstitutional by any court of competent jurisdiction, such portion shall

SSA No. 7-2024 800 Lane Avenue
Rezoning Ordinance Page 1 0of 3

Page 73 of 144



be deemed a separate, distinct and independent provision, and such holding shall not
affect the validity of the remaining portions of this Ordinance.

SECTION 5. REPEAL OF CONFLICTING ORDINANCES. All ordinances or
parts of ordinances, and all resolutions and parts of resolutions, in conflict herewith are
hereby repealed to the extent of such conflict.

SECTION 6. INCORPORATION INTO CODE. This ordinance shall be
incorporated into the City of Titusville Code of Ordinances and any section or paragraph,
number or letter, and any heading may be changed or modified as necessary to effectuate
the foregoing. Grammatical, typographical, and like errors may be corrected and
additions, alterations, and omissions, not affecting the construction or meaning of this
ordinance and the Code may be made.

PASSED AND ADOPTED this day of , 2025.

Andrew Connors, Mayor
ATTEST:

Wanda F. Wells, City Clerk

SSA No. 7-2024 800 Lane Avenue
Rezoning Ordinance Page 2 of 3
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EXHIBIT A
LEGAL DESCRIPTION

BEGINNING AT A POINT 220 FEET WEST OF THE NORTHEAST CORNER OF
GOVERNMENT LOT 3, SECTION 4, TOWNSHIP 22 SOUTH, RANGE 35 EAST, WHICH POINT
IS THE NORTHWEST CORNER OF A LOT FORMERLY CALLED MOSIG LOT, AT A POST;,
RUN SOUTH 1° EAST ALONG THE WEST LINE OF SAID MOSIG LOT A DISTANCE OF 834.09
FEET, THENCE SOUTH 88° WEST A DISTANCE OF 673.69 FEET, THENCE NORTH 10°
WEST TO A POINT WHICH IS THE NORTHWEST CORNER OF WAS FORMERLY KNOWN AS
THE CARNES HOME PLACE, THENCE NORTH 88° EAST A DISTANCE OF 775 FEET TO THE
POINT OF BEGINNING. LESS AND EXCEPT LANDS DEEDED TO CITY OF TITUSVILLE BY
DEED RECORDED IN OFFICIAL RECORDS BOOK 1 PAGE 594 AND CORRECTED IN
OFFICIAL RECORDS BOOK 46 PAGE 591. LESS AND EXCEPT ALL ROAD RIGHTS OF WAY.

ALSO DESCRIBED AS

A PORTION OF GOVERNMENT LOT 3 IN FRACTIONAL SECTION 4, TOWNSHIP 22 SOUTH,
RANGE 35 EAST, BREVARD COUNTY, FLORIDA, BEING A PORTION OF THAT PROPERTY
DESCRIBED IN OFFICIAL RECORDS BOOK 37, PAGE 528, LESS AND EXCEPT THAT
PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 1, PAGE 594, AND CORRECTED IN
OFFICIAL RECORDS BOOK 46 PAGE 591,AND LESS AND EXCEPT THE RIGHT OF WAY
FOR LANE AVENUE AS DESCRIBED IN OFFICIAL RECORDS BOOK 2770, PAGE 515 AND
ALSO LESS AND EXCEPT THE RIGHT OF WAY FOR STATE ROAD 405 AS DESCRIBED IN
FINAL JUDGMENT RECORDED IN CIRCUIT MINUTES BOOK 51, PAGE 356, ALL OF THE
PUBLIC RECORDS OF BREVARD COUNTY, FLORIDA, BEING MORE PARTICULARLY
DESCRIBED AS FOLLOWS:

BEGIN AT THE NORTHWEST CORNER OF CITRUS HEIGHTS, ACCORDING TO THE PLAT
THEREOF AS RECORDED IN PLAT BOOK 14,PAGE 88 OF THE PUBLIC RECORDS OF
BREVARD COUNTY, FLORIDA; THENCE N15°10'40"W, ALONG THE WEST LINE OF CARNES
HOME PLACE AS SHOWN ON SAID PLAT, A DISTANCE OF 661.37 FEET TO THE
SOUTHWEST CORNER OF THAT PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 1,
PAGE 594, AND CORRECTED IN OFFICIAL RECORDS BOOK 46 PAGE 591; THENCE
N88°03'18"E, ALONG THE SOUTH LINE OF SAID PARCEL, A DISTANCE OF 155.74 FEET,
TO THE SOUTHEAST CORNER THEREOF; THENCE N01°56'42"W, ALONG THE EAST LINE
OF SAID PARCEL, A DISTANCE OF 139.64 FEET, TO THE SOUTH RIGHT OF WAY LINE OF
STATE ROAD 405 (SOUTH STREET); THENCE THE FOLLOWING 4 COURSES ALONG SAID
SOUTH RIGHT OF WAY LINE; (1) N86°58'38"E, A DISTANCE OF 473.60 FEET; (2)
S55°46'21"E, A DISTANCE OF 12.53 FEET,; (3) S02'58'08"E, A DISTANCE OF 43.00 FEET,; (4)
N87°01'52"E, A DISTANCE OF 16.00 FEET, TO THE WEST RIGHT OF WAY LINE OF LANE
AVENUE AS DESCRIBED IN OFFICIAL RECORDS BOOK 2770, PAGE 515; THENCE THE
FOLLOWING 3 COURSES ALONG THE WEST RIGHT OF WAY LINE OF LANE AVENUE; (1)
S02°58'08"E, A DISTANCE OF 692.50 FEET; (2) S88°04'18"W, A DISTANCE OF 125.06 FEET;
(3) S02°58'08"E, A DISTANCE OF 50.01 FEET, TO THE NORTHEAST CORNER OF LOT 2 OF
SAID CITRUS HEIGHTS; THENCE S88°04'18"W, ALONG THE NORTH LINE OF SAID CITRUS
HEIGHTS, A DISTANCE OF 392.95 FEET, TO THE POINT OF BEGINNING.

SSA No. 7-2024 800 Lane Avenue
Rezoning Ordinance Page 3 of 3

Page 75 of 144



(fvil=

Gateway to Nature & Space

APPLICATION FOR COMPREHENSIVE PLAN AMENDMENT

Please submit electronically a completed application including required submittals to the Planning Department for
payment and meeting scheduling. Chapter 34 of the Titusville Land Development Regulations contains the
instructions for filing and the required exhibits. INCOMPLETE APPLICATIONS SHALL NOT BE ACCEPTED.

(Attach Legal Description)

. Does the request include an
1. Annexation annexation? ] Yyes [ No
2. Regular or Small Scale | Regular Amendment (CPA) P I:I Small Scale Amendment (SSA)
Amendment roperty 50 acres or greater Property less than 50 acres
Project Name Property Address/Location Description
3. Project Information 800 Lane Avenue 800 Lane Avenue
Name of Applicant/Contact Name of Owner
Kelly Hyvonen, AICP 800 Land Ave LLC
Street Address Street Address
355 Spoonbill Lane 17040 NE 11TH AVE
City State  Zip City State Zip
4. Applicant / Owner Melbourne Beach FL 32951 |Miami FL 33162
Telephone # §12.710-9296 Telephone # 845-746-1240
Fax # Fax #
E-Mail Address E-Mail Address
kelly.hyvonen@gmail.com Jacobm@ardentg.com
5. Applicant Status 0 owner [0 Tenant [  Agent O] other
6. Parcel ID 22-35-04-00-504 Tax Acct. (2201393
7. Site Size
Acres: 10.19 Square Feet:

8. Current Land Uses

Identify the land uses located on-site and adjacent to the subject site (identify “all”
uses that touch property on each boundary), such as grocery store, citrus farm,
office, single family residential, etc.:

SUB‘;FTCET Vacant Brevard County school building
NORTH: Titusville Housing Authority, townhomes

SOUTH: Single-family residential

EAST: North Brevard Senior Center, single-family residential

WEST: Vacant multi-family residential land

Page |1
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Future Land Use: Zoning:
9. Current Designation Educational, Conservation and P and OR
Downtown Mixed Use
10. Proposed Future Land Use: Zoning:
Designations Commercial-High Intensity cC
) Current Use: Proposed Use:
11. Subject Property Vacant educational building Retail/office/commercial, indoor recreation
12. Note any previous
amendments on the
site
o Vacation of Master PI .
13. ggs;:lléa?[;[glre]; Conditional Use  [_] Ezgeelrlr?;n(t) ] A:;rg\r/al a" [ rezoning O
. Vacation of . Subdivision/ Other:
submitted Right of Way [ | site Pian [] Plat []
Please provide a brief description of the request and the proposed project:
(Attach separate narrative page if necessary)
This property was previously owned by the School Board of Brevard
County and was the location of a school/educational facility. The
school is no longer in use and sits vacant. In order for the property to
be developed, a change to the future land use and zoning is required.
14. Narrative The property owner desires to market and develop the property
commercially.

e All applications shall require Community Development Staff review prior to submittal.

o All applications shall be submitted to the Planning Department electronically and officially logged in by
end of business day.

e Tentative hearing dates are scheduled approximately 4 months from the time a completed application
is submitted.

e Incomplete applications will not be accepted and will not be considered to be officially submitted until
the appropriate information and fees are submitted. Meeting dates for incomplete applications will
not be set until all required information and fees are submitted.

e Petitions requiring review from other boards or commissions prior to being forwarded to the Planning
and Zoning Commission and City Council are not guaranteed placement on the schedule noted
above.

e All meeting agendas will be posted on the City’s web site and staff reports for the request can be
obtained by contacting the Planning Department at 321-567-3782.
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ACKNOWLEDGEMENT I

1. | am the owner and/or legal representative of the owner of the property described, which is the
subject of this application.

2. All answers to the questions in said application and all surveys and/or site plans and data
attached to and made a part of this application are honest and true to the best of my knowledge
and belief. By my signature below, | acknowledge that | have complied with all submittal
requirements and that this request package is complete. | further understand that an incomplete
application submittal may cause my application to be deferred.

3. Should this application be granted, | understand that any condition(s) imposed upon the granting
of this request shall be binding to the owner, his heirs, and successors in title to possession of the
subject property.

4. | understand that | must attend all applicable meetings and have been informed of the meeting
date(s) and time(s). | understand that if | fail to appear at an applicable meeting, the appropriate
Board or Commission may either table or deny the request.

5. lunderstand that my request if approved does not encumber provision of utility, road or other City
infrastructure capacity. The analysis provided by staff of existing levels of service for public
facilities and services in the vicinity of the parcel identified in this application is a non-binding
analysis, and does not guarantee capacity will be available in the future or encumber/reserve
capacity for any period of time.

6. | understand that as the Applicant, | must hold a public meeting prior to the scheduling of any
public hearings before the Planning and Zoning Commission or City Council for this item. Notices
for this meeting must be sent to all property owners within 500 feet of the subject property.

This matter is subject to quasi-judicial rules of procedure. Interested parties should limit contact with the
City Council, Board of Adjustment & Appeals, and Planning & Zoning Commission on this topic to
properly noticed public hearings or to written communication to the City Clerk’s Office, City of Titusville,
P.O. Box 2806, Titusville, FL 32781

/sl %’L{ LN 04/23/2024

(Signatdre*) / (Date)

* By entering your name in the “Signature” box above, you are signing this Application electronically.
You agree your electronic signature is the legal equivalent of your manual signature on this Application.
By entering your name in the “Signature” box above, you consent to be legally bound by this
Application’s terms and conditions.

Date Received:

Accepted by:
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SUBMITTAL CHECKLIST
(Development Review Procedures Manual Section 4)
Please fill out the following and submit the documents to the Planning Department electronically.

Payment of fees does not ensure a favorable decision. Additional information may include documents

initially waived at the pre-application meeting but subsequently determined necessary by staff.

Complete Application and Fees

Warranty Deed

Notarized Owner Authorization Form (If applicable)

Pl iN |

Legal Description (from a certified survey in Microsoft Word format)

Certified Survey (sealed and containing permanent reference points as described by
5. Chapter 177, Florida Statutes, with bearings, distances and closures) in electronic
PDF format.

Names, addresses and address labels for all property owners within 500 feet of the
6. Subject property.

Note: This listing is available from either the Brevard County Property Appraiser’s Office or the City of

Titusville Planning Department. Current charge for this service is $35.00.

Additional site-specific data as necessary to describe any impacts to conservation /
7. wetland areas, and other environmentally sensitive resources, including any
mitigation efforts to be proposed or required by these regulations.

Traffic counts and Level of Service (LOS) on streets providing access to subject
8. property may be required by the City. A determination of the needed information will
be provided by the City prior to submittal of the request.

Pre-Application Meeting Held —
9. Date: 4/18/2024
Staff in Attendance: Eddy Galindo & Christie Anderson

Preliminary School Concurrency Determination Submitted.
10. Contact Brevard County Public Schools, David Lindemann to receive this application
for completion. Lindemann.David@BrevardSchools.org

11. Community Meeting per Ordinance 26-2019 — Tentative meeting date _5/23/2024_

0 0| 80,0 80| 0|0 0ggo
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In order to illustrate the proposed use of the property to be rezoned, the applicant is encouraged to
submit a conceptual site plan in support of the proposal.
agreement is not provided with the application, the City shall review the application based on the most
intensive land use and the maximum intensity and/or density within the zoning district requested within

Conceptual Site Plan Checklist
(Development Review Procedures Manual Section 4)

the application. If a conceptual site plan is submitted, the following information shall be provided:

If a conceptual site plan or developer's

A vicinity map indicating the general location of the abutting streets and utilities.

General information regarding the existing site conditions and physical
characteristics, adjacent community facilities and public utilities, and surrounding
property conditions.

General description of the proposed development including the total acreage, the
proposed number of buildings, or the number of units.

The location of existing buildings and structures including the dimensions.

The means of ingress and egress to the project.

S LN

General location and dimension of all existing and proposed parking and/or loading
areas.

Information showing approximate location of all structures and major features,

setbacks, distance between structures and property lines, floor areas, width of
driveways, parking spaces, property or lot lines, percent of property or lot lines,
percent of property coverage.

N I I
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Gateway to Nature & Space

APPLICATION FOR REZONING (REZ) / PLANNED DEVELOPMENT (PD) / MASTER PLAN (MP)

Please submit electronically a completed application including to the Planning Department for payment and
meeting scheduling. Chapter 34 of the Titusville Land Development Regulations contains the instructions
for filing and the required exhibits. INCOMPLETE APPLICATIONS SHALL NOT BE ACCEPTED.

Project Name Property Address/Location Description
1. Project Information
: ' 800 Lane Avenue 800 Lane Avenue
Rezoning (REZ) Planned Development (PD) Master Plan (MP)
2. Type of Request N [ [
Name of Applicant/Contact Name of Owner
Kelly Hyvonen, AICP 800 Land Ave LLC
Street Address Street Address
355 Spoonbill Lane 17040 NE 11th Ave
City State  Zip City State Zip
2. Applicant/ Owner Melbourne Beach FL 32951 Miami FL 33162
Telephone # 12.710-9296 Telephone # g,c 7461240
Fax # Fax #
E-Mail Address E-Mail Address
kelly.hyvonen@gmail.com jacobm@ardentg.com
3. Applicant Status 0 owner [0 Tenant [  Agent O] other
4. Parcel ID 22-35-04-00-504 Tax Acct. 12201393
5. Site Size acres: 10.19 Square Feet:

Identify the land uses located on-site and adjacent to the subject site (identify “all”
uses that touch property on each boundary), such as grocery store, citrus farm,
office, single family residential, etc.:

SUB‘é IIETCET Vacant Brevard County school building

6. Current Land Uses NORTH: Titusville Housing Authority, townhomes

SOUTH: Single-family residential

EAST: North Brevard Senior Center, single-family residential

WEST: Vacant multi-family residential land

Page |1
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7. Current Future Land Future Land Use:

Use Designation Educational, Conservation and Downtown Mixed Use
8. Existing Zoning P and OR
District
9. Proposed Zoning cc
District
o Existing Building(s) on the site? New Buildings Proposed?
10. Building Status Yes - vacant educational facilities Commercial uses
11. Note any previous
rezonings on the site
12. Check other Conditional Use  [_] \égggﬁi::n?f ] Xss:g\rlzlan [1| rezoning ]
appllc_atlons Vacation of I:I Site PI I:I Subdivision/ I:l Other:
submitted Right of Way Iite Flan Plat Comprehensive Plan Map

Please provide a brief description of your request and the proposed project:
(Attach separate narrative page if necessary)

This property was previously owned by the School Board of Brevard County and
was the location of a school/educational facility. The school is no longer in use and
sits vacant. In order for the property to be developed, a change to the future land
use and zoning is required.

The property owner desires to market and develop the property commercially.

13. Narrative

o All applications shall require Community Development Staff review prior to submittal.

o All applications shall be submitted to the Planning Department electronically and officially logged in by
end of business day.

e Tentative hearing dates are scheduled approximately 4 months from the time a completed application
is submitted.

e Incomplete applications will not be accepted and will not be considered to be officially submitted until
the appropriate information and fees are submitted. Meeting dates for incomplete applications will
not be set until all required information and fees are submitted.

e Petitions requiring review from other boards or commissions prior to being forwarded to the Planning
and Zoning Commission and City Council are not guaranteed placement on the originally scheduled
date(s).

o All meeting agendas will be posted on the City’s web site and staff reports for the request can be
obtained by contacting the Planning Department at 321-567-3782.
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ACKNOWLEDGEMENT I

1. 1 am the owner and/or legal representative of the owner of the property described, which is the
subject of this application.

2. All answers to the questions in said application and all surveys and/or site plans and data
attached to and made a part of this application are honest and true to the best of my knowledge
and belief. By my signature below, | acknowledge that | have complied with all submittal
requirements and that this request package is complete. | further understand that an incomplete
application submittal may cause my application to be deferred.

3. Should this application be granted, | understand that any condition(s) imposed upon the granting
of this request shall be binding to the owner, his heirs, and successors in title to possession of the
subject property.

4. | understand that | must attend all applicable meetings and have been informed of the meeting
date(s) and time(s). | understand that if | fail to appear at an applicable meeting, the appropriate
Board or Commission may either table or deny the request.

5. lunderstand that my request if approved does not encumber provision of utility, road or other City
infrastructure capacity. The analysis provided by staff of existing levels of service for public
facilities and services in the vicinity of the parcel identified in this application is a non-binding
analysis, and does not guarantee capacity will be available in the future or encumber/reserve
capacity for any period of time.

6. | understand that as the Applicant, | must hold a public meeting prior to the scheduling of any
public hearings before the Planning and Zoning Commission or City Council for this item. Notices
for this meeting must be sent to all property owners within 500 feet of the subject property.

This matter is subject to quasi-judicial rules of procedure. Interested parties should limit contact with the
City Council, Board of Adjustment & Appeals, and Planning & Zoning Commission on this topic to
properly noticed public hearings or to written communication to the City Clerk’s Office, City of Titusville,
P.O. Box 2806, Titusville, FL 32781

?%%7"4 Wi 04/23/2024

(Signéfure*y (Date)

* By entering your name in the “Signature” box above, you are signing this Application electronically. You agree
your electronic signature is the legal equivalent of your manual signature on this Application. By entering your
name in the “Signature” box above, you consent to be legally bound by this Application’s terms and conditions.

Date received:

Accepted by:
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Gateway to Nature & Space SUBMITTAL CHECKLIST

(Development Review Procedures Manual Section 5 and 6)

Please fill out the following and submit the documents to the Planning Department electronically.

Payment of fees does not ensure a favorable decision. Additional information may include documents

initially waived at the pre-application meeting but subsequently determined necessary by staff.

Complete Application and Fees

Warranty Deed

Notarized Owner Authorization Form (If applicable)

Legal Description (from a certified survey in Microsoft Word format)

airlwiNIE

Certified Survey (sealed and containing permanent reference points as described by Chapter
177, Florida Statutes, with bearings, distances and closures) in electronic PDF format

Names, addresses and address labels for all property owners within 500 feet of the subject
6 property.
" Note: This listing is available from either the Brevard County Property Appraiser’s Office or
the City of Titusville Planning Department. Current charge for this service is $35.00.

7 For Planned Development and Master Plan applications, a conceptual site plan (minimum
" 24" x 36”) in electronic PDF format. See table below for requirements.

For Planned Development and Master Plan applications, a Planned Development
Ordinance establishing the development standards for the Planned Development.

9 For Master Plan applications, a Unified Control Agreement pursuant to Sec. 34-54 of the
" Land Development Regulations.

Pre-Application Meeting Date: 4/18/2024

10. Staff in Attendance: Eddy Galindo & Christie Anderson

11. Community Meeting per Ordinance 26-2019 — Tentative meeting date _5/23/2024

HO 0O 00 8 |Oggogg
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Conceptual Site Plan Checklist
(Development Review Procedures Manual Section 5 and 6)

THE CONCEPTUAL SITE PLAN SHALL INCLUDE THE FOLLOWING:

All information required for a sketch plat. (if applicable)

Development plan identifying the location and acreage of each component and district of the
project, including the location and placement of proposed land uses by type and density,
density, layout of lots, open space designation, location of landscape buffer areas required by
these regulations, recreational facilities, commercial uses, other permitted uses, off-street
parking and loading locations and refuse collection locations.

Development plans showing access and buffer areas (both external and internal) to the
development and how pedestrian and other non-motoring travel will be safely integrated.

Tabulations of acreage devoted to each use and total gross acreage of the project. These
tabulations shall include acreage totals for each use, open space designations, recreation
facilities, streets, parks, schools and other uses. Within these tabulations, information relative
to the total number and type of residential units, the residential density for each type of unit,
and the overall residential density of the project shall be provided.

0o d O O

An environmental component, including maps and analyses, which determine the effect of the
proposed development upon the conservation/preservation of native habitat, wildlife,
floodplains, recreation advantages wetlands and other natural resources.

Documentation as to the impact of the proposed development on the levels of service for
roads, potable water, sanitary sewer, solid waste drainage, parks and any other public
facilities and services. (Preliminary Concurrency Analysis)

A stormwater management plan with sufficient detail included to demonstrate that the
proposed development can comply with the requirements of the Land Development
Regulations.

The location of existing buildings and structures including the dimensions.

I
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ENVIRONMENTAL PERMITTING & MITIGATION

ENVIRONMENTAL ASSESSMENT
On the
800 Lane Avenue Project Site

Titusville, Florida

Tax Account No. 2201393
+10.19-acres
Section 4, Township 22 South, Range 35 East

Conducted for:

Mr. Jacob Mermelstein

17101 NE 11th Court

North Miami Beach, Florida 33162
Conducted by:
Atlantic Environmental of Florida, LLC

657 Montreal Avenue
Melbourne, Florida 32935

March 18, 2024

A 657 Montreal Avenue * Melbourne, FL 32935
A‘ ph 321.676.1505 ¢ fax 321.676.1730 ¢ www.environmentalpermitting.com

24213EA.Rpt
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ENVIRONMENTAL 657 Montreal Auenue ¢ Melbourne, FL 32935
ENVIRONMENTAL PERMITTING & MITIGATION |lh 321.676.1505 ° fa)( 321.676.1730

March 18, 2024

Mr. Jacob Mermelstein

17101 NE 11th Court

North Miami Beach, FL 33162

Via email: jacobredeal@gmail.com

Re: Environmental Assessment
800 Lane Avenue Project Site
Tax Account No. 2201393
Titusville, Florida
Atlantic Environmental File No. 24213

Dear Mr. Mermelstein:

Atlantic Environmental of Florida, LLC (Atlantic Environmental) has completed an environmental
assessment and feasibility study of the above-referenced +10.19-acre project site located at 800
Lane Avenue in Titusville, Brevard County, Florida (Figures 1 and 2). The field assessment of this
parcel, hereinafter referred to as “the Property”, occurred on March 13, 2024. This study is
intended to assess any reasonably ascertainable environmental issues that might influence the
developability of the subject property. Following are the results of our study.

Topography and Soils

Figure 3 shows the USGS Topographical Map for the Property and surrounding areas. According
to this map, the Property is higher in the west and slopes down to the east. The U.S. Department
of Agriculture’s Natural Resources Conservation Service (NRCS) map for Brevard County (Figure
4) depicts four soil types underlying the Property. Following is a description of the mapped soil
types as they occur in a natural environment.

Candler fine sand (4)

The Candler component makes up 90 percent of the map unit. This component is on ridges on
marine terraces on coastal plains. The parent material consists of eolian deposits and/or sandy
and loamy marine deposits. This soil is not flooded. It is not ponded. There is no zone of water
saturation within a depth of 72 inches. This soil does not meet hydric criteria.

Candler — Urban land complex (5)

This soil type is a mixture of Candler sand and Urban land complex. This component is on ridges
on marine terraces on coastal plains. The natural drainage class is excessively drained. This soil
is not flooded. It is not ponded. There is no zone of water saturation within a depth of 72 inches.
This soil does not meet hydric criteria.

Myakka sand (36)
The Myakka component makes up 85 percent of the map unit. This component is on flats on
marine terraces on coastal plains. The parent material consists of sandy marine deposits. The

24213EA Rpt www.environmentalpermitting.com
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natural drainage class is poorly drained. This soil is not flooded or ponded. A seasonal zone of
water saturation is at 12 inches during June, July, August, and September. This soil does not
meet hydric criteria.

Myakka-Urban land complex (39)

This soil is comprised of Myakka and Urban land soils. This component is on flats on marine
terraces on coastal plains. The parent material consists of sandy marine deposits. The natural
drainage class is poorly drained. This soil is not flooded. It is not ponded. A seasonal zone of
water saturation is at 12 inches during June, July, August, and September. This soil does not
meet hydric criteria.

Past development surrounding and within the Property appears to have altered some of the
characteristics possessed by the underlying soils. However, the soils underlying the Property
appear fairly consistent with the above descriptions.

Vegetation and Community Types

Different combinations of natural and human-influenced factors, such as surface elevation,
hydrology, vegetative species and structure, soil characteristics, and degree and type of historical
disturbance, will give rise to a variety of distinct ecological systems and functions, known as
communities and land uses. The Florida Land Use, Cover, and Forms Classification System
(FLUCFCS) organizes most of the major categories of communities and land uses into particular
descriptions, each corresponding to a different code number. Using our field observations and
the FLUCFCS system as a guideline, Atlantic Environmental has identified the on-site communities
as they currently exist on the Property. Figure 5 depicts the code numbers of the on-site FLUCFCS
category, specifically, Educational Facilities (FLUCFCS Code Number 171) and Open Land (190).

Following is a description of these classifications, as they exist on the Property, along with an
assessment of the jurisdictional wetland status based on the rules and regulations of the St. Johns
River Water Management District (SJRWMD) and the U.S. Army Corps of Engineers (USACE).

Educational Facilities (171)

Approximately half of the Property consists of an abandoned school which includes buildings,
parking, and recreations areas. This community encompasses approximately 5.11 acres. This
community type consists of upland habitat and will require no wetland permitting or mitigation
for wetland impacts.

Open Land (190)

The remaining +5.08 acres of the Property consist of an open field surrounded by chain link
fencing. This open area appears to be maintained (i.e., mowed) on a regular basis. Vegetation
includes bahiagrass, Spanish needles, ragweed, Florida snow, guineagrass, Brazilian pepper, as
well as scattered cabbage palm, live oak, and slash pine. This community type consists of upland
habitat and will require no wetland permitting or mitigation for direct wetland impacts.

Habitat Potential for Protected Wildlife Species

A preliminary survey for listed species and suitable listed species habitats was completed on the

24213EA.Rpt
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Property. This survey resulted in the determination that the Property may provide adequate habitat
to support gopher tortoises.

Gopher Tortoise

Gopher tortoises are state listed as a threatened species. These species require three environmental
conditions: well drained loose soil in which to burrow, adequate low-growing herbs for food, and
open sunlit sites for nesting. It appears a majority of the open areas of the Property meet these
conditions and Atlantic Environmental did observe evidence of gopher tortoise presence (i.e., scat)
during the site survey. Therefore, Atlantic Environmental recommends having a formal gopher
tortoise survey completed prior to clearing/development over 100% of the suitable on-site
habitat. Prior to impacts, the acquisition of a permit will be required from the FWC. The cost of
relocating can be discussed after a survey is completed and the number of potential tortoises are
found. With this having been said, Atlantic Environmental believes the tortoise population will be
low, likely less than 5 individuals. Should 5 individual tortoises be present on the Property,
understand that recipient fees to accept tortoises per FWC guidelines cost $5,500.00 per tortoise.

Conclusions

Atlantic Environmental determined that the Property is solely comprised of uplands and no wetlands
or surface waters are located here. Atlantic Environmental recommends having a formal 100 percent
gopher tortoise survey completed and tortoise relocation permit acquired prior to any on-site work.

Should you have any questions or need additional information, please do not hesitate to contact our
office.

Sincerely,

David G. Purkerson, MS, PWS Jon H. Shepherd, MS, PWS
Vice President/Biologist President/Ecologist
24213EA.Rpt
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Project: 800 Lane Avenue
Figure 1: Location Map
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Project: 800 Lane Avenue
Figure 2: Aerial Map
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Figure 3: USGS Topo Map
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Figure 5: Land Use (FLUCFCS) Map
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From: Kelly Delmonico

To: Parrish, Bradley; Galindo, Eddy

Cc: Israel Ausch; Yanky Mermelstein

Subject: 800 Lane Comp Plan Map Amendment Revision
Date: Tuesday, September 17, 2024 11:32:05 AM
Attachments: image.png

Hi Brad and Eddy,

I have spoken with my clients and they are in agreement to amend the request for the
comprehensive plan map amendment to include three FLU designations. This allows for a step
down approach in intensity to allow for more intense development near SR 405 and less
intense development to the south where we are adjacent to single-family residential. This is in
response to the two community meetings I have had with the neighbors along with the
roadblocks we are running into with the comprehensive plan and land development regulations
that restrict development in the Commercial Low Intensity future land use category.

We are specifically seeking the CC zoning on the entire property to allow the property owner
the ability to have indoor recreation and request a conditional use for outdoor recreation. Due
to the size of the property (over 10 acres) we also need to seek Commercial High Intensity
(CHI) future land use for a good portion of the site, opposed to Commercial Low Intensity
(CLI). Unfortunately, CLI restricts the overall square footage of buildings to 40,000 SF,
regardless of property size, which will not work for a site this size. CLI additionally restricts
the number of units that can be 3,000 SF or larger.

The image below is what I have sent to our surveyor so they can prepare legal descriptions for
each FLU designation. This is also what I would like the application to reflect. The 200' of
DMU would be maintained, the south 200" would be CLI, and the remainder of the site would
be CHIL.

Please let me know if you have additional questions.

Take care,
Kelly
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Item: 8.D.3
City of Titusville

"Gateway to Nature and Space"

REPORT TO COUNCIL

To: Members of the Planning and Zoning Commission
From: Brad Parrish, Community Development Director
Subject: Election of Officers

Department/Office: Planning

Recommended Action:
Elect officers

Summary Explanation & Background:
Election of Officers - Elect Chairman, Vice Chairman and Secretary.

Alternatives:

Item Budgeted:

Source/Use of Funds/Budget Book Page:

Strategic Plan:

Strategic Plan Impact:

ATTACHMENTS:
None
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ltem: 8.D.4
City of Titusville

"Gateway to Nature and Space"

REPORT TO COUNCIL

To: Members of the Planning and Zoning Commission
From: Brad Parrish, Community Development Director
Subject: Economics of Development in Florida

Department/Office: Planning

Recommended Action:
Receive the report and provide any recommendations to City Council as needed.

Summary Explanation & Background:

At the January 8, 2025 Planning and Zoning Commission meeting Titusville
Environmental Commission member Laurilee Thompson shared a report titled
"Economics of Development in Florida" prepared by Urban3. The Commission
requested the information be presented at a future meeting.

Urban3 is a consulting firm specializing in land value economics, property tax analysis,
and community design.

Alternatives:
N/A

Item Budgeted:
N/A

Source/Use of Funds/Budget Book Page:
N/A

Strategic Plan:

Goal 2: Efficient & Effective ServicesGoal 3: Financial StabilityGoal 4: Economic
DevelopmentGoal 6: Community Design

Strategic Plan Impact:
N/A

ATTACHMENTS:
1. Economics of Development in Florida
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Glossary

Arterial Roads

Thoroughfare roads designed for high capacity and
speeds that usually connect activity centers; these
roads sit below freeways/motorways in the road clas-
sification hierarchy.

Geoaccounting

Process of mapping a community’s revenues and
expenditures to understand how different land uses
and development patterns perform financially.

Infill Development

The process of developing vacant or under-utilized
parcels within existing urban areas that are already
largely developed.

Land Uses

Regulating the use of land to achieve urban and re-
gional planning goals; land uses include commercial,
residential, industrial, agricultural, open space, rec-
reational, etc.

Mixed-Use Development

A development that combines two or more land uses
on one site. A classic mixed-use development type is
a building with ground-floor retail spaces and apart-
ments above.

Parcel
Area of land that is owned (i.e. lot, plot).

Return on Investment (ROI)

The measure of how much is earned over the course
of an investment relative to the initial investment;
profit minus cost.

Single Family Housing
A residential development intended to house only
one family at a time.

Value Per Acre (VPA)

A metric used to evaluate the effectiveness of land
use policy; property value divided by acres utilized.

ii  Economics of Development in Florida
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About the Authors

URBANS

Image credit: Urban3

We are a consulting firm specializing in land value economics, property tax analysis, and community design. Our
approach bridges the gap between economic analysis, public policy, and urban design. Our work will empow-
er your community with the ability to promote development patterns that both secure its fiscal condition and
create a strong sense of place.

We provide communities with an in-depth understanding of their financial health and built environment by
measuring data and visualizing the results.

FRIENDS

Photo credit: 1000 Friends of Florida

For more than half a century, Florida has depended on growth and sprawling development to fuel its economy.
Sadly, we continue to experience the tragic consequences of this approach, which has been likened by some to
a "Ponzi scheme.” Since 1986, 1000 Friends has been leading the way to a more sustainable future for Florida.
We educate, advocate, and negotiate to protect our quality of life. Citizen involvement is at the heart of all
we do. We conduct webinars and workshops, prepare special reports, and maintain a robust website to share
information on Florida’s planning process. Through projects like Sea Level and Agriculture 2040/2070, we share
visions of what our state could look like if more sustainable patterns of development are followed. We also ad-
vocate on behalf of citizens in the halls of the Legislature and in city and county chambers, and work to promote
sound public policy on growth and development issues.

iv. Economics of Development in Florida
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Photo credit: University of Florida

The Center for Landscape Conservation Planning was established in 2010 to provide an official forum within
the University of Florida’s College of Design, Construction and Planning for conducting applied research on
the relationship between conservation, green infrastructure, and land use. The Center is affiliated with the De-
partment of Landscape Architecture, forming a bridge between the disciplines of design, planning and wildlife
conservation, and providing applied learning opportunities for students. Results of the Center’s research are
used to influence public policy through education and direct involvement in the application of relevant science,
technology, sound planning principles, and state-of-the-art methods of conservation analysis, planning and
management.

A
WilDL.

Live Wildly Foundation is a 501(c)3 organization that applies an entrepreneurial approach to the conservation
of half the State of Florida while seeking to balance smart growth, a robust economy and a connected, resilient
landscape. We advance conservation in Florida by creating diverse coalitions, fostering collaboration, and em-
powering stakeholders. In partnership with Bellini Better World, Live Wildly strives to achieve a harmonious and
sustainable future where economic prosperity coexists with a thriving and resilient ecological landscape.

Photo credit: Live Wildly

URBAN3
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Introduction

Urban3 has been in the practice of visualizing land-use economics for over a decade. We have analyzed hun-
dreds of municipalities in 42 states, as well as communities in Canada, Australia, and New Zealand. Our portfo-
lio includes 19 of the 67 counties in Florida (Figure 1). Although no two communities are identical, even in the
same state, there are patterns and lessons that emerge to help policy makers better understand the forces that
shape community development. As major population shifts continue over the coming decades, several factors
will shape Florida’s inland communities as well as the coasts. In fact, these changes are already happening. As
inland communities grow, they have a chance to learn from coastal communities that have passed their growth
spurts and avoid some of the inefficiencies from poor land-use practices.

This report is built on decades
of professional work that has led
Urban3 to analyze land-use eco-
nomics for all kinds of places,
from small towns such as Bre-
vard, North Carolina of 8,000
residents to larger metros such
as the Dallas-Fort Worth, Texas
metroplex of several million. The
knowledge gleaned from these
o projects gives Urban3 an expert
St. Lucie advantage in perceiving and un-
derstanding modern issues in
T long-range planning.

Beach
U R BA N collier. Broward .Urban3’s analyses focus on help-

5y ing local governments under-
stand their community’s fiscal
health by considering the poten-
cy of different development pat-
terns from a value per acre per-
Eléq;r::ee1url\élsﬁ3shOW|ng county locations of past Urban3 projects spective. Broadly speaking, every

parcel of land in a community

has different characteristics that
make it unique, perhaps most importantly its size. Simply comparing the overall productivity of properties with
varying sizes is akin to comparing automobiles based on the miles they can travel per tank of fuel. We know that
cars have different sized fuel tanks, so to understand their efficiency we compare them by how many miles they
can travel per gallon of fuel. Comparing parcels similarly using value per acre as the key metric and applying it
to both the revenues a property generates as well as the costs incurred to serve that property, we can determine
how different land uses impact the long-term financial health of a community.

Seminole

Hillsberough

Sarasota

Major Findings

The first most important insight that Urban3 has gained by doing analytic work across the country is that com-
munities of all sizes are struggling to afford essential infrastructure. The truth is that many communities have
followed a development pattern that is fiscally insolvent. Suburban growth was made popular by federal sub-
sidies beginning in the early- to mid-20th century, which helped pay for infrastructure and finance mortgages.
Communities were flush with a combination of public and private money that made suburban development fast

6 Economics of Development in Florida
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and easy. Since the long-term financial liabilities of infrastructure have come due, communities have struggled
to pay for those liabilities. In its professional practice, Urban3 has found that a suburban-type development
pattern does not produce enough tax revenue to pay for its infrastructure liabilities. Unfortunately, this growth
pattern has not been widely recognized as being fiscally insolvent and many communities have continued to
grow in this way. This has been perpetuated over the decades by continued federal investment in highways,
state policy, local planning and development standards, lending regulations, and more.

The second most important insight, inverse to the first, is that dense, walkable, mixed-use development pat-
terns produce far more tax revenue per acre than is needed to pay for infrastructure. It is often the most dense,
walkable areas of a community, such as a downtown, that help subsidize areas that are not as tax productive. By
capitalizing on the potency of these areas, or even building new ones using principles of good urban design,
communities can increase their fiscal sustainability.

Revenue & Cost of Theoretical Development

SURPLUS

I Revenue
I cost

SURPLUS

Figure 2.
Source: Urban3, Google Maps

The Connection Between Urban and Rural Planning

Good urban planning makes efficient use of land to maximize social and financial returns on investment. With
sound planning, more people can be accommodated in more sustainable and livable communities that con-
sume fewer acres of land, lessening the need to convert currently undeveloped natural and agricultural land
to development. This, in turn, helps avoid fragmentation of land, which can play a critical role in maintaining
functioning natural systems and economically viable agricultural lands.

Florida’s natural and agricultural lands play a significant role in a variety of areas that directly impact people’s
lives across the state. Agriculture and related industries contribute more than $106 billion to Florida's econo-
my and serve as the economic backbone of communities from the Panhandle to the tip of the Peninsula. And

URBAN3Z 7
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natural areas help support one of Florida’s largest industries, tourism. Springs, woods, wetlands, prairies, and
beaches bring in visitors from around the world and significantly contribute to a more than $100 billion tourism
industry. In addition, these natural areas provide a variety of ecosystem services, helping to remove pollutants
from water, provide clean air, and improve the state’s resilience to natural disasters.

Natural and agricultural lands require fewer services associated with urban and suburban development, reduc-
ing their burden on cities and counties where they are located. The development patterns that pose the great-
est threat to these lands are low-density, disaggregated developments. Not only does low-density develop-

Breakdown of Revenue by Building Type: Eugene, Oregon

LOW DENSITY MEDIUM DENSITY HIGH DENSITY

MIXED USE RESIDENTIAL

COMMERCIAL

Figure 3.
Source: Eugene, OR (2019); Google Maps

ment have the potential to remove agricultural land production and fragment ecosystems, it also consumes far
more in required revenue and annual maintenance for road, water, sewer, stormwater, and other urban services
compared to natural and agricultural areas (Figure 3). Replacing agricultural and natural lands exclusively with
low-density suburban development generates long-term economic and environmental challenges for commu-
nities including increased tax burden, increased infrastructure maintenance and costs, reduced services per
capita, degradation of water quality, loss of greenspace and wildlife habitat, and reduction in food security. As
we will see from an analysis conducted in Springfield, Missouri, maintaining natural infrastructure in urban envi-

“Every building must be thought of as

adding one piece of the whole world.”
- Leon Krier

8 Economics of Development in Florida

Page 112 of 144



Development Evaluator Tool

Contribution to Paying for City Services  PerAcre Ongoing Costs for Providing Services  PerAcre Total Development Statistics
Land Value $ 50289 § 2514436 Annual Infrastructure Demand Lifecycle Annual Net Per Acre:
New Development Value H 625000 $ 31,250,000 Road Local s 2122 8 106,106 $ -5,576
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Figure 4.
Source: Urban3

ronments can, in fact, generate a direct financial surplus and improve the long-term fiscal health of a community.

Dense urban spaces lessen the need to develop natural lands, and those natural lands lend immense value to
the communities that preserve them. Simply put, good urbanism is environmentally conscious, as it considers
the long-term consequences and the efficiency of land use. To be blunt, it considers the land a priceless op-
portunity, not to be wasted by inefficient land-use patterns. The byproduct of this is also a financial and social
benefit to the community. By doing both, Florida’s communities can create greater compatibility between ur-
ban and natural environments, emphasizing protection of critical green infrastructure while providing essential
grey infrastructure.

Florida is growing. In economic terms, this is a good position to be in. In environmental terms, this growth has
significant ramifications. However, Florida has a choice in how it grows. It can continue to sprawl, increasing
its fiscal liabilities and decreasing its environmental sustainability and availability of agricultural lands; or it can
grow using the principles of good urbanism, increasing its tax productivity and minimizing its environmental and
agricultural impacts.

When a new development, like a residential neighborhood, is constructed the developer takes responsibility for
building not only the homes, but other pieces of infrastructure that support that development (Figure 4). Take
the roads, for example (Figure 5). The city or county where that development is located gets those roads for
“free” because they didn't have to build them initially. However, those roads, as well as other pieces of infra-
structure, typically then become the responsibility of the city or county to maintain. They have to pay for annual
maintenance as well as less frequent, but more costly, things like resurfacing. And eventually, those roads must
be rebuilt entirely, which is extremely costly. The cyclical nature of maintenance is important for jurisdictions to
consider as they grow and take on more infrastructure they will be responsible for maintaining in perpetuity.

URBAN3
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Lifecycle of a Road

Road is Road is maintained Road is Cycle starts
built rebuilt again
T 1

$700K

8525K

Cost
(per Lane Mile)

$350K

$175K

| Preventative

- Resurfacing
I Reconstruction 0 10 20 30 40 50 60

Time (Yzars)

Figure 5. For illustration purposes as an “average,” and may fluctuate due to level of service, usage, scale of road and substrate, and local cost of
labor.
Source: Urban3, indusinc.com

Tax System

When considering the development patterns of a community, one should start by understanding the revenue
and expenses of how communities are financed.

The largest driver of municipal design starts with how places create their revenues, and that starts with taxes
(Figure 6). Local governments in Florida, including cities and counties, are funded mostly by property taxes.
Sales taxes are typically the sec-

s e as eoe, stz Lo

fers, grants, etc. Other forms of @ B Property [ Soles [ Income & Other
revenue include development | 1 |
fees, called impact fees in Flori-
da, that are meant to help offset 5% ‘ |
some of the costs associated with | ‘
new development. However, it is

rare that these fees do a reason-

able job of accounting for the

lifecycle costs of new systems

that support new developments.

Property taxes are the prime rev-

enues for cities and counties. o , _

School board budgets are also S S G PRI IS @Y TG TS CUESFEE T GFIIINw
largely reliant on property taxes. Figure 6.

Source: US Census 2021 State & Local Government Finance Historical Datasets and Tables
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Not every property pays the same effective tax rate, however. First, homeowners are eligible for exemptions,
which can take tens of thousands of dollars off their taxable value. Second, the Save Our Homes Amendment
limits yearly taxable value increases for homeowners to the Consumer Price Index (CPI) increase or 3%, which-
ever is less. The lowest increase post-2008 was 0.7% in 2016.

It's important to keep in mind that while increases in residential taxable values are artificially limited by these
policies, the cost of services and infrastructure they help pay for is not. The average price of asphalt, for instance,
grew 5% annually from 2011 to

2020. But increases in infrastruc-

ture costs, as well as the CPI,

have been much larger recently.
The CPI increased 7% from 2021 Aphiali-Sntewicls

to 2022 and the Producer Price a2 109.50
Index for asphalt paving and M
roof materials increased 29% in A T
the same period. However, for
a significant share of properties,
the growth of taxable value was
capped at 3% (Figure 7).

Weighted Average Unit Price

2011 2012 2013 2014 2015 2006 2017 2018 2019 2020

Simply put, though it may be
politically popular to cap home-  CP| growth per year:  Price of asphalt avg. growth per year:
owners’ property values and their

subsequent taxes, the econom- m 30/0 50/0

ics of what a city costs does not

follow those same rules. As in-  Figure 7.

flationary periods continue, the Source: pcpao.org, FDOT 10 Year Cost Trend Report

chasm between the cost of mate-

rials and labor, on the one hand, and a community’s ability to pay for those costs, on the other hand, will widen.
One way out of this trap is to add more new taxpayers, but that comes with additional costs. Another method

is to better understand the cost side of the ledger and maintain a more efficient pattern of development that is
net neutral or net positive with its revenues against municipal cost.

Sales taxes are a sizable portion of municipal revenue, but not as significant as property taxes. The problem
with sales taxes is that they are more responsive to market forces. For instance, in the Great Recession, sales
of goods like boats and cars plummeted, and with it the sales tax revenue. Additionally, the state of Florida
does not allow municipalities to analyze sales tax production at a local level smaller than a zip code. This may
be sufficient for larger cities, but it is not for smaller communities. Urban3 has experience in states where this
data is accessible for analysis (e.g., Texas, Colorado, California, South Carolina, lowa to name a few) and those
studies have shown that downtowns outperform suburban “big box” developments in tax productivity. In this
report, we include the analysis of Gainesville, which tracks with those studies. Furthermore, we'd recommend
that communities seek policy changes to allow for sales tax transparency at a more granular level, so that com-
munities may be better informed.

The citizens of Florida should insist upon open access to this information, especially if they are counting on
it for maintaining city services. There are ways to analyze sales tax production geospatially without revealing
confidential business information. The states mentioned above have those policies in place and they can be
replicated in Florida.

Finally, there is the question of fairness and equality with the Save Our Homes protections. Although logical
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from a standpoint of arresting market dynamics caused by population shifts within Florida, the protections this
creates are not equal for all residents. A renter does not enjoy the same protection from market forces as a
homeowner does. For instance, two identical houses that are side-by-side can have two very different tax bills
for the same infrastructure access. This is yet another example of local economic quirks caused by policy creat-

ed at a state level.

City Design Principles

City development patterns take many forms, but a
few types seen over and over again are document-
ed by Duany Plater-Zyberk in the guidebook Archi-
tectural Graphic Standards (2000). The drawings in
Figure 8 show the general shape of each communi-
ty (left) and that community turned into a diagram
(right). Think of the diagram as the skeletal shape of
the community that sets structure. There is a broad-
er chapter on this concept, but the simple visual
here works as a general primer on urban design.

These are by no means the only structural shape,
but the predominant shape that allows for efficient
growth while maintaining a sense of place without
the larger negative effects of low-density patterns.
Communities should consider the overall struc-
ture of the organizing elements of design within a
neighborhood, but also how it scales up regionally.
Communities are dependent on their neighbors for
labor, commerce, and economics, but also for envi-
ronmental integration. In Florida’s case, this is nec-
essary for functional hydrology and maintenance of
water quality. But it is also true for habitats for focal
species, and even agricultural productivity and in-
tegrity. While these illustrations help diagram ide-
al patterns for human settlement, nature follows its
own pattern as well. Although this report will focus
on the built environment, it will also discuss how cit-
ies interface with natural patterns.

It's important to understand each diagram’s shape.
The “towns and villages” diagram is a structure
where there is a prime community (town or city)
that has a regional network of smaller villages that
connect through transportation corridors. Madison,
Wisconsin offers an example in this case. This dia-
gram can be thought of as a mother and children
relationship. The space between developed areas is
land reserved for agriculture and nature.

Diagrams of City Development

< B\

——
|

i

LINEAR CITY

PORTLAND 2020 ) TRANSIT-ORIENTED DESIGN

Figure 8.
Source: “Architectural Graphic Standards,” Duany Plater-Zyberk (2000)
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The “linear city” is a community that focuses on transportation corridors, like spokes out of a hub, seen in Bal-
timore, Maryland as an example. The transportation system in this model is a multimodal system that includes
a transit strategy, as the core city is constrained by natural or geographic areas.

The diagrammatic patterns for healthy cities and nature are very similar. They both rely on the “node” and “net-
work” and are scalable. Both rely on an interrelated diversity in proximity, similar to a “polyculture” in farming
terms. Conversely, a “monoculture” is fragile in nature, as it is in city development.

Applying these diagrams to various Florida case studies outlines how some areas in the state have accom-
plished a reasonable balance between built and natural environments and how others can improve to better
integrate development with the protection of green infrastructure.

Alachua County

Alachua County, Florida demonstrates an excellent example of the hub-and-spoke diagram (Figure 9). Not sur-
prisingly, Gainesville, especially the zone from downtown to the University, stands out as the hub. At the county
scale view, various villages across the county appear with smaller productivity spikes marking their downtowns,
such as Alachua, Newberry, and Micanopy. The region has also maintained a form of “greenbelt” between the
City and the villages in the form of wetland reserves to the south and east or agricultural lands to the west.

But Gainesville, and other unincorporated development, has also stretched itself westward, and foregone op-
portunities to make new “cores” among these new development patterns. Notable in the model is the unin-
corporated development west of I-75 which represents itself as a yellow-to-red range of development that is
uniform like a carpet. This is what sprawl looks like. It's a pattern of sameness without structure, unlike the core
of Gainesville to the whole city. The structure of neighborhood centers should be smaller versions of the core
of downtown, but it is clear from the model that they have not emerged. On the contrary, the downtown toward

Value

Per Acre ($)

Value Per Acre: Alachua County, Florida
I > 5.000,000

Gainesville I 2,000,001 - 3,000,000
I 1,000,001 - 2,000,008
I 00,001 - 1,000,000
600,001 - 800,000
500,001 - 600,000
400,001 - 500,000
300,001 - 400,000
200,001 - 300,000
0 100,001 - 200,000
I 50,001 - 100,000
B < 50,000
o

Alachua

High Springs \

Mewberry ~\

City as Diagram

Hawtherne

Y

TOWNS AND VILLAGES

Figure 9.
Source: Alachua County Assessor (2017)
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Taxable vs. Exempt Land in Alachua County the University has demonstrated

the potency of that walkable
core in productivity, like a purple
mountain. You can also see the
downtowns of the communities
beyond Gainesville, like Alachua,
Newberry and Micanopy relative
to their neighborhoods.

It should be noted that the coun-
ty has worked to create a con-
nected open space corridor. In
the 2D map (Figure 10), it's easier
to see some of the open space
network from above, designat-
ed by the non-taxable areas on
the right side of the city core.
Most of the non-taxable area on
the east side is public land. The
same structural elements for hu-
man settlement patterns should
Figure 10, be reflected in the natural space
Source: Alachua County Assessor (2017) connectivity and structure.

Value Per Acre: City of Gainesville, Florida

Value
Per Acre ($)
I - 3.000.000
I 2.000,001 - 3,600,000
I 1,000,001 - 2,000,000
I ©00,001 - 1,000,000
[ 500,001 - 800,000
500,001 - &00,800
#00,001 - 500,000
300,001 - 400,000
' 200,001 - 300,000
I 100,001 - 200,000
B 50,001 - 100,000
I < 50,000
e

Figure 11.
Source: Alachua County Assessor (2017)
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Zooming into Gainesville (Figure 11), downtown appears prominent, but new growth toward the University also
stands out. In the City itself, some semblance of “sub-cores” can be seen elsewhere, but none have a clear
pattern of development.

We also analyzed Gainesville’s retail sales productivity (Figure 12). However, we were limited to analyzing the
data at a zip code level. Despite the relative lack of granularity, similar trends in sales per acre emerge. Down-
town zip codes perform better compared to more suburban areas, even those that have robust retail districts on
the west side of the core. The more compact development patterns of downtown support a more productive
retail sales environment when considering the data on a per acre basis.

Gainesville has worked well to keep some structure of open space connectivity to the natural and rural land-
scape, but this is more difficult now that unplanned growth has seeped into the western, more agricultural
portion of the county.

Sales Tax Productivity by Zip Code in Gainesville
CRA

32603
- Downtown
F-. 32601

Northern

. Gainesville
32601 = 32603 32605 Northern Gainesville
Taxable Acres | ‘ I s« 32605
Population ‘ 19K 8K 23K
Density (per acre) 8 7.6
Taxable Property Value [ 200 $179M $1.48
| Taxable Sales $158M 521M $230M
operty Value/Acre  [RE - $686K $283K
| Taxable Sales/Acre | $94K $80K $48K
Pre $46K $27K $59K
$8K $3K $10K

Downtown  CRA

- Property Taxes Per Acre
- Retail Taxes Per Acre

Figure 12.
Source: Alachua County Assessor (2017)

Florida Case Studies

Most patterns that emerge across Florida are based upon amenities such as ocean or Gulf access or lakes and
rivers. Settlement patterns on the coast have a ridge of value near the water, as one would expect. For cities
that have no waterfront, their patterns are more typical of city development that follows a prevailing industry
and are centered on a downtown.
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Value Per Acre: Nassau County, Florida

Market Value
Per Acre (%)
[ - +s.000.000 4

[ 10:000.001 - 15,000,000 et
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- - 500w
.
$0.9M
$0.3M
West of I-95  Amelia Island Amelia Island
to 195 Main Street
Figure 13.

Source: Nassau County Assessor (2023)

Nassau County

Average
Value Per
Acre

Amelia
Island

Nassau County exemplifies what Urban3 calls the “coastal effect” (Figure 13). Direct access to the ocean is
highly desirable and creates immense value for properties along the coast. Counties along the coast of Florida
follow similar predictable patterns, and it is very clear in the 3D models. Property along the coast, often situated
on barrier islands, is magnitudes more productive than property on the mainland, as if it is two counties with-

Neighborhood Comparison on 87 Acres

in one. Moving westward from
Amelia Island, the productivity
drops drastically in Nassau Coun-
ty. Amelia Island as a whole has
an average value per acre (VPA)
of $2.5 million. Its Main Street
has a VPA of $3.5 million, de-
spite being off the beachfront.
Between Amelia Island and Inter-
state-95, the average VPA drops
to less than $1 million. West of
1-95 is much lower, at $300,000
per acre. But keep in mind, as the
impacts of sea level rise intensify,
this “coastal effect” may shift or
even weaken.

This trend is somewhat natural.

Will Hardee Rd Neighborhood

Figure 14.
Source: Nassau County Assessor (2023)

Average Value Per Acre

$1.5M
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As you move west, land becomes less connected and accessible to higher valued amenities and is therefore
worth less. However, even within a highly productive area such as Amelia Island, there are some variations. The
Amelia Park neighborhood is slightly more productive than the island average, whereas the Will Hardee neigh-
borhood to the south is less productive (Figure 14).

Will Hardee offers a standard suburban lifestyle with large lots and homes with garages. Amelia Park doesn't
shun single family homes or the automobile, but it capitalizes on its location to be more productive. Building
types mix detached single-family homes along with townhomes, and site designs tuck garage access behind
homes in alleyways. The edge of the neighborhood also accommodates commercial uses, so residents have
easier access to goods. On Amelia Island, land is not plentiful, and Amelia Park recognizes that, having devel-
oped in a way that blends productivity and livability. The Amelia Park example should be encouraged because
of its productivity.

Walton County

Walton County, in the Panhandle, contains a variety of development patterns that highlight the fiscal realities of
lower-density urbanization compared to more-dense urbanism. The coastal edge caters to a unique develop-
ment economy due to its desirability for tourism as opposed to land that is farther inland which is much more
residential in character. The economic model clearly shows that the coastal edge is a different condition than
inland development, but within each area there are differences to be observed.

Many coastal communities have given up their waterfronts to resort developments that maximize land values
with hotel and condo towers and meet the needs of tourists. While developing sensitive coastal lands creates
challenges, various developments along Walton County’s coast offer an alternative development pattern. Sea-
side, Alys Beach, and Rosemary Beach are communities that accommodate tourists and locals while also max-

Value Per Acre: Walton County, Florida
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Figure 15.
Source: Walton County Assessor (2023)
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imizing locational value. These communities feature walkable downtowns and an integration of building types
with mixed-use cores that appeal to short-term visitors and long-term residents. This design approach creates
more value across the entire development compared to adjacent developments of similar acreage. In a way,
the design of those three communities builds upon lessons learned from urbanism patterns, and those same
patterns, and subsequent values, are replicable in areas that are not Gulf adjacent.

Development along the Gulf displays clear economic advantages, but there are communities deeper into the
county, such as DeFuniak Springs, not as visible in the model (Figure 15). If one zoomed into DeFuniak Springs,
you'd see a similar pattern that one sees in Gainesville, just smaller. Additionally, much like some of the coastal
developments, DeFuniak Springs also started as a resort community, albeit in the 1880s, but has maintained its
identity as an evolved town. Its traditional layout has given it the ability to grow along its existing street network
by intensifying parcels that are well connected.

If one of the “towns and villages” diagrams were to be applied to the inner county, DeFuniak Springs would
be the core, and Paxton or Freeport would be villages on spokes. One caveat here is that Freeport shows the
signs of monoculture development, as it appears flat in the Value Per Acre model. A village should have a more
visible core as a “baby mountain” of productivity.

DeFuniak Springs should have its own core and network, but it isn't evident from the model that it has achieved
that internal balance. To use the metaphor of the city diagram being like a fried egg with a yolk and egg white,
DeFuniak Springs is mostly egg white, while Freeport is almost all egg white and no yolk.

South Florida

Figure 16 shows a model of South Florida, containing Miami-Dade, Broward, and Palm Beach County, plus the
Florida Keys in Monroe County. This pattern mimics many of the patterns we've seen earlier, just at a larger scale.

Taxable Value
Per Acre ($)

Figure 16.
Source: Miami-Dade, Broward, Palm Beach, and Monroe County Assessors
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The Miami metro area, Florida’s largest, exhibits several typical development patterns. The edge condition,
where productivity is highest along the coast, is clear in downtown and the barrier islands. But west of this
edge, an unproductive development pattern runs undifferentiated to the edge of the Everglades. Miami-Dade
County has long held fast to its growth boundary, but it missed the opportunity to develop a coordinated open
space plan within the boundary area. Additionally, the structure of the development patterns in the post-WWII
development areas are indistinguishable from one community to the next. Numerous cities essentially form an
undifferentiated blanket of sprawl west of Miami. But for the coastal cities and Coral Gables, there really isn't
anything “popping up” on the maps to show a center that could be perceived as a second or third tier city.
Doral is trying to change this, but it takes significant effort (as they know) to change the pattern, rather than
building with intention as Coral Gables did.

West of |-95, the productivity across all three counties falls off. Zooming into Broward, this trend becomes clear-
er. There are 24 cities in Broward, 16 of which are west of I-95, yet none of the cores of these 16 cities stand out
on the map. Where they begin and where they end is not obvious from the Value Per Acre map, which shows
the communities’ short-sightedness in planning. Most of them are characterized by suburban development
patterns that repeat undifferentiated across the landscape. Again, this is the hallmark of Miami-Dade County
development, but replicated in Broward. Because of this, the open-space infrastructure is fragmented and
disconnected. Development patterns such as this
are substandard in their design, tax potency, and
ecosystem services. The error here is that as com-
munities grow and add new development, there is
an illusion of productivity as the tax base transitions

“The error here is that as
communities grow and add

from orchard to subdivision. But much like a sugar
high, the infrastructure will eventually need mainte-
nance and the productivity in suburban patterns is
far too low to maintain its own infrastructure. These
communities do not have their own “purple moun-
tains” of productivity to benefit from (Figure 17).

Many sprawling developments west of I-95 offer val-
ue not much more than farmland, but they come with
all the costs of a neighborhood. Suburban sprawl in

new development, there is an
illusion of productivity as the tax
base transitions from orchard

to subdivision. But much like a
sugar high, the infrastructure wiill
eventually need maintenance
and the productivity in suburban
patterns is far too low to

Davie isn't that much more valuable than farmland
to the west. Farmlands don’t demand services, but
these new residents will. Rural sprawl in southwest
Geneva isn't that much more valuable than orange
farms to the north. Oranges don't call 911 for emergencies, but these new residents will. If counties are going to
allow development into farmland that produces obligations for infrastructure maintenance and social services,
those developments should offer tax returns far greater than the farmland they replace.

maintain its own infrastructure.”

One city that bucks the poor productivity trend west of -95 is Coral Gables. Its average city-wide value per acre
is nearly that of Miami, at $4 million. This is leagues above Doral, at $1.8 million. Surprisingly, Doral is denser
than Coral Gables. Doral has 5,485 people per square mile and Coral Gables has 3,804 per square mile. Doral
achieves its density by spreading low dense development across its footprint without leaving much space for
nature. Density typically adds value, but as Doral demonstrates, if it isn't planned accordingly, it won't create
value. Coral Gables achieves its density by concentrating dense development in core areas and leaving space
for nature, a large share within R. Hardy Matheson County Preserve. Coral Gables makes better use of its devel-
oped land, building fiscally valuable neighborhoods in the process, while leaving extra space for natural areas
to thrive, ensuring environmental sustainability and increasing desirability for residents. The same density can
be accomplished in two ways: sprawl out and destroy the connectivity of natural networks or encourage more
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Value Per Acre: Miami-Dade County

(left) & Broward County (right)

CORAL GABLES
50K population
3,800 people/sq. mi

Figure 17.
Source: Miami-Dade, Broward, Palm Beach, and Monroe County Assessors

20 Economics of Development in Florida

Page 124 of 144



POMPANO BEACH
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density and protect important agricultural and ecological spaces (Figure 18).

While most productive cores in coastal counties are along the coast, not all future cores are destined for the
coastline. With thoughtful and intentional development, new cores like Coral Gables can be developed where
a community lacks amenities such as a coast or waterfront.

L _gF
_
""\.\/
1 storey 2 storeys 4 storeys
(100% lot coverage) (50% lot coverage) (25% lot coverage)

Figure 18. This graphic shows three different ways of accommodating the same amount of development. First, where a site
is completely covered by low-density development. Second, where the same amount of development at a slightly higher
density is built on half of the site, leaving the other half untouched. Third, where the same amount of development is built on
a quarter of the site at a higher density, leaving three quarters untouched. If we extrapolate this out to an entire city, consider
how much more space would be left for parks, civic spaces, or other uses and how much less infrastructure, like roads, water
pipes, and sewer pipes, would be needed to accommodate the same total amount of development.

Source: kda.nyc

West Coast

Hillsborough County

The west coast is not immune to the coastal effect, and the 3D productivity models created on the west coast
are familiar patterns found on the east coast of the state, just flipped. Tampa visually dominates the 3D (VPA)
model of Hillsborough County (Figure 19). However, there are some interesting lessons in the productive cores
that the inland communities are trying to grow. Plant City, another traditional city founded in the 1880s, shows
up with the familiar pattern of a core with suburbs. The County is working with the unincorporated Wimauma
community to do the same with its core. The Brandon community was notable because of the size of its pop-
ulation, and yet it lacks a core. Much like the patterns seen west of |-95 on the east coast counterparts, Bran-
don’s pattern is flat with low productivity. While the County’s most productive site is the Bank of America plaza
in Tampa at 42 stories ($170 million per acre), Plant City's most productive site is a modest two-story building
hosting a local coffee shop, Krazy Kup ($24 million per acre), in part because the site does not include on-site
parking. For a city of only 31,653 people, a building of this productivity is impressive. The site is a standout for
Plant City. Krazy Kup's VPA outshines the city’s average VPA, and new buildings located downtown should shoot
for this as a standard.

Downtowns of other inland cities don't fare as well. Brandon’s peak VPA is a storage unit development, a far cry
from good urbanism and a missed opportunity. Wimauma, a much smaller, more rural community, has its peak
VPA represented by a townhome development, but there’s still opportunity to build more of a village core there.
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Value Per Acre: Hillsborough County, Florida

Figure 19.
Source: Hillsborough County Property Appraiser (2022)

Value Per Acre: Wimauma, Brandon, & Plant City
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Figure 20.

Source: Hillsborough County Property Appraiser (2022)
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Looking at the 3D VPA models of these communities from the horizon (Figure 20), Plant City’s model follows
what looks like a livelier “heartbeat” in profile. If Brandon and Wimauma were to have a downtown with a similar
profile, their peaks would be closer to $50 million and $9 million, respectively. Brandon could grow by sprawling
across the county, or it could strategically densify by developing a new core that would strengthen not only its
fiscal sustainability but its communal identity as well.

Inland Cities

Leon County

The City of Tallahassee, similar to Gainesville in Alachua County, dominates the VPA model in Leon County (Fig-
ure 21). Tallahassee’s core produces significant property value productivity compared to its surroundings. The
major economic drivers of the State Capitol, Florida State University and Florida A&M University attract people
to this area and the city has been able to capitalize on the economic activity through more dense development.

Some of this development has occurred around Gaines Street west of downtown, which can be seen in the
model. This area has lower peaks but has a larger density of parcels high in productivity. In this way, Tallahassee
demonstrates that cities can build on their core and build productive neighborhoods outside their traditional
downtowns. And not all productivity comes in the form of tall buildings; neighborhood context buildings can
be productive.

Generally, Leon County has been able to maintain ecological networks and green infrastructure with large
swaths of protected lands in the southern and western portion of the county and hunting plantation lands to
the north. However, low-density development patterns to the south of Lake lamonia in the northern portion of
the county exhibits the low productivity observed in other areas around the state. Leon County should be wary
of allowing more of this development pattern that not only consumes important agricultural and natural spaces

Value Per Acre: Leon County, Florida
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Figure 21.
Source: Leon County Property Appraiser (2022)
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but is highly unlikely to be fiscally sustainable in the long-term.

Seminole County

Oviedo exists at the suburban fringe of the Orlando metropolitan area in Sem-
inole County. Its traditional main street core has been impinged upon by state
infrastructure projects, and it is building a new core deeper in the city. This
community is a great example of a city that has identified its challenges and is
seeking data-driven policies and practices to alter its future. Though it is a pre-
dominantly suburban environment, Oviedo is discovering that not all develop-
ment is created equal. It's clear in the analysis that different development typol-
ogies come with different infrastructure costs. Townhomes toward the center
of the city come with less than a third the costs than a suburban development
at the edge of town on a per unit basis. The city’s engineering department is
aware of this. However, the existing financial system is not set up to reflect geo-
graphic differences in costs. Despite different developments carrying different
costs and long-term liabilities, every household contributes the same amount,
leading to a geographic inequity of who generates more significant costs and
who pays to cover those costs (Figure 22).

Infrastructure Cost Per Acre: City of Oviedo, Florida
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Figure 22.
Source: Oviedo FL Public Works, Seminole County, & Urban3 Estimates
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Value Lost to Sea Level Rise

Investing in productive development in inland Florida is not only possible, but it seems to be a safe bet for the
future. Some of the most valuable land in Florida's coastal counties is at risk of sea-level rise. Six feet of sea-level
rise will likely see a loss of nearly one-third of both taxable value and taxable square miles in Miami-Dade Coun-
ty (Figure 23). For South Florida at large, this would result in over $250
billion in taxable value being lost, making up nearly 340 square miles - .
of land throughout Palm Beach, Broward, Miami-Dade, and Monroe F'gurlng out where
counties. Residents in these counties are well aware of these issues; to grow urban
o) are.the'lr insurance carriers. These fgctgrs are mﬂugr@ng consumer systems relies on
behavior in these counties, and counties in communities farther from .
understanding where

the coasts should take note.
to support natural

Sea-level rise will consume land directly along the coast, but a large systems, and that

share of land lost to water in scenarios with severe sea-level rise will be .
miles inland. Figuring out where to grow urban systems relies on un- includes areas that
derstanding where to support natural systems, and that includes areas will give way to

that will give way to flooding. flooding "

Susceptibility to Sea Level Rise: Miami-Dade County, Florida

o e

¥, \—Mlaml Beach

Sea Level Rise

Taxable Value

Taxable Value
Per Acre ($)

I - 95,000,000

Figure 23.
Source: Miami-Dade County Assessor, NOAA
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Migration

Intensifying effects of climate change will continually produce climate migrants, people leaving areas increas-
ingly prone to natural disasters. Some Floridians will migrate inward (Figure 24), staying in the state, and some
will leave altogether. From 2015 to 2019, over 100,000 Miamians left the county. The majority, 24,255, found
new homes in Broward County. Most of the rest of them stayed in Florida, with some transplanting to Texas and
even New York City (Data from US Census Bureau American Community Survey 5-Year Data 2015-2019).

A nearly identical amount of people moved to Miami-Dade County during this period, about half from within
the United States and half from without. Most newcomers came from the Caribbean or South America, with the
third largest coming from Broward County.

While Florida as a whole experienced net positive migration during this period, the state experienced some
Florida’s Projected Inland Population Migration
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Figure 24.
Source: American Community Survey (2016-2020)

reshuffling of where people are choosing to live. As a whole, the state’s coastal counties experienced a net neg-
ative migration of nearly 30,000 people relocating to the interior counties of Florida. By far the largest county
receiving Floridians is Orange County.

Given these trends, Florida’s inland communities will be forced to accommodate more and more people. Like it
or not, this is a trend that will continue. With large swaths in the center of the state currently used for agricultural
purposes or in a natural state, a significant amount of land is likely to be developed, and communities receiv-
ing this growth should make choices that their coastal counterparts failed to do. As discussed in the examples
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above, the different development patterns that can be used to accommodate new residents can have varying
environmental and fiscal consequences. The examples below will further highlight the realities of infrastructure
liabilities associated with these patterns.

Neighborhood Design Comparison

Nassau County offers a spectrum of development typologies. Even strictly looking at single-family homes, there
are various ways of delivering this type of housing product. Three specific development patterns—large lot,
medium lot, and small lot—help compare and contrast the costs and benefits of building at different densities
(Figure 25).

Comparison of 51 Houses: Nassau County, Florida

Average Average Average
Market Market Market
o M $460K o M s260K Nk M s540
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Outside Nassauville Near Callahan Amelia Park
S ol e ey
oy ¥ _ 8 _ 6

Value Per Acre - $1.5M - $1.7M — $4.7M

Figure 25.
Source: Nassau County Assessor (2023), Google Earth

The large-lot example is quintessential suburban development. Large-lot houses sit on organic-looking street
networks with cul-de-sacs and poor connectivity. The streets are like tendrils extending from a large branch.
The traffic that these neighborhoods generate needs to be funneled to the nearest arterial road by default.
This results in congested roadways, rather than the dispersed pattern common to small block gridirons. Even
neighborhood trips to the nearest store require one to drive on an at-grade arterial. Typically, these types of
developments exist off a major arterial road with only one or two ways in and out, offering a poor template for
an urban network. A development of this style might seem more supportive of a natural network on its own, with
lots of space between homes, but it can have devastating consequences when replicated at scale. Because of
its hungry land use, this development pattern offers a poor template for a natural network as well.
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The medium-lot example attempts to resemble a block style pattern of development, although it also has one
way in and one way out. While this development has the same number of homes as the large lot example, it
takes up exactly half the space. In addition to reduced land consumption, the housing units created in this
neighborhood are nearly half the cost of those in the more low-density development, with the average value of
$260,000 and $460,000 respectively. However, though less value per unit, the overall value per acre is greater
at $1.7 million per acre versus the higher value houses at just $1.5 million per acre. Increased housing afford-
ability in this case, and potentially when evaluating compact development patterns more generally, is a positive
by-product of this development. Additionally, both of these developments abut forested areas. However, the
large-lot development had to consume more of the

natural area to create the same number of dwelling

units as the medium-lot development. Some advo- "Some advocates may decry
cates may decry dense urban development because

itisn't “green.” However, “green” space for lawns in dense urban development

low-density development is not always a fair trade because it isn’t 'green,' However,
for undisturbed forest.

‘green’ space for lawns in
Finally, the small lot example from Amelia Park ex- Iow-density development is
ists on a classic city street grid that is connected to not always a fair trade for

its surrounding context. A trip to the store here al-
lows more than one option — not only in regard to
the route but travel mode as well, as walking, bik-
ing, and transit are more likely options here. This
development pattern takes up a whole 10 acres less than the large-lot example. The productivity of this sample
comes in at a whopping $16 million per acre, even though its housing averages only a little more than $100,000
over the value of the Nassauville homes. This example, despite having better street connectivity, also has the
least amount of roads, less than half the road area of the large-lot example. For every square foot of road, this
example has the largest amount of property value per home, at $16, while Nassauville only produces $6 per
home. Because of this ratio, this development pattern is better positioned to pay for the infrastructure it con-
sumes.

undisturbed forest.”

Return on Investment

Urban development consumes both urban and natural resources. Urban resources come in the form of infra-
structure, such as roads, sewer, stormwater, and water pipes. These resources do have direct costs, and they
are primarily paid for by development in the form of property and sales taxes. The small lot example in Nassau
County offers a wonderful example of a development pattern that is better positioned to pay for itself rather
than relying on subsidies from elsewhere. Simply put, when you have less infrastructure, it is less expensive.
When development is not capable of carrying the costs of its share of infrastructure, it must rely on more fiscally
productive places to subsidize those costs. Subsidization is not inherently a bad thing, but it needs to be mea-
sured and managed so that a community has knowledge of the fiscal consequences of development patterns.
Without enough productive neighborhoods, jurisdictions will face insurmountable maintenance and capital
costs.

Asheville’s regional neighbor, Brevard, has a solid walkable core that outshines the rest of the city on a produc-
tivity basis (Figure 26). This core might be enough to subsidize the neighborhoods within its older boundary,
but as Brevard has grown northward, it has followed an unsustainable pattern of low-density development. Its
northern growth spurt follows along a commercial “stroad” — a roadway that attempts to provide the accessi-
bility of a street and the speed of a road while failing at both. Developments alongside stroads are characterized
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by cheap, “big box"” buildings set behind surface parking lots. Brevard’s pattern of development has slowly
tipped the scale towards a net cost system rather than a net revenue system.

Value Per Acre: City of Brevard, North Carolina
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Figure 26.
Source: Transylvania County, NC Assessor

Urban Environments & Natural Resources

Urban development also consumes natural resources, but the scale of the consumption is dependent on the
type of development. While dense urban development might seem less natural and green at the site level, it
may save acres of undeveloped land elsewhere. Undeveloped natural resources don’t generally have a direct
monetary cost, but they can be valued for storing carbon, enhancing property value, creating ecotourism, and
so on.

Street trees are a specific type of resource that offers many benefits, including the ability to reduce stormwater
runoff. The loss of a tree has a direct, calculable cost on the imposed need to manage stormwater runoff with
hard infrastructure. Without trees absorbing water, the water must be managed through gutters, channels, and
passive treatment to reduce pollution and flooding. While street trees come with costs for planting and mainte-
nance, their cost savings for stormwater are higher.

For example, in Springfield, Missouri, we noticed that there was a lack of street trees. The community bias was
that the trees are a nuisance to the streets and sidewalks. If one were to look at the world from a sidewalk main-
tenance only perspective, that may be true. But it neglects the fact that a proper tree pit and species selection
would solve the problem. With that said, knowing the bias of the community, we focused on the stormwater
benefit of a tree. Put another way, the tree is a stormwater replacement. The tree and maintenance have a cost
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Annual Impacts of 10,000 Trees:

Springfield, Missouri

Benefit

$1.1M

energy savings,
stormwater runoff
reduction, and air-
pollutant uptake

tree care &
maintenance

Cost

$750K

of $75/year for the life of tree
but provides $115/year of infra-
structure savings by doing the
work of what would typically go
to infrastructure expenses. Their
trees currently have a net savings
of approximately $2.2 million per
year in money that doesn’t have
to be spent on the stormwa-
ter system. Or put another way,
if Springfield didn't have those
trees, it would have to add $2.2
million in expanding their storm-
water system to manage excess
runoff. Additionally, if they add-
ed 10,000 more street trees, they

would see a net gain of $400,000
per year (Figure 27). This value
includes the cost of trees and
their maintenance. The savings
from investment in trees would
be enough to pay the salaries of 4 to 5 police officers. By doing the math on green infrastructure, communities
can save money and fund other needs.

The Value of “Edge Effects”

The above lesson is for street trees. What if a community took this thinking more comprehensively into their
community plan, and connected this thinking to neighborhood parks and networks of parks and open spaces?
What if those spaces were networked as mentioned earlier as a system in conservation corridors and open
space? That value of land is not “lost” or an ‘opportunity cost’ of lacking real estate development. On the con-
trary, that value does enhance developed area’s value if it is comprehensively coordinated.

Figure 27.
Source: City of Springfield MO (2022), agnr.osu.edu

Urban parks also have clear “edge effects” on property values as well. The land value model of Hennepin Coun-
ty, Minnesota offers a great example (Figure 29). We all understand the waterfront real-estate value productivity
spikes around Lower Lake. There is a clear edge spike in value in the land for those properties that have direct
and private access to that amenity. However, the same is true for a park if it is designed to include a communi-
ty. Minneapolis’ older, 1920's neighborhoods have a park system and greenways that are accessible to several
neighborhoods. The value of that park and lake amenity thus transfers into the neighborhood’s land value, as if
each property were alongside the amenity itself.

In Florida, Seaside, Alys Beach and Rosemary Beach offer similar examples (Figure 28). Coastal parcels that
have decided to cede land to better protect dune ecosystems actually have higher land values than parcels that
develop as close to the water as possible. As noted in the Land Value Per Acre maps, the aforementioned com-
munities step back from the dunes, but also connect the community areas north of 30A to the beach, and thus
the amenity value goes deeper into the community. This is noticeable for the properties in the western portion
of the map. Areas that committed to this decision are both helping to protect the shoreline, adding value to
their property by maintaining a valuable environmental asset, and providing greater access to natural amenities
for more people. Communities should think of design options for natural and open space amenities this way at
a neighborhood scale, but also for quadrants and the city as a whole.
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https://agnr.osu.edu/sites/agnr/files/imce/images/mdl2 midwest community tree guide-1.pdf

Land Value Per Acre:

Cheap seats Second Line
$4M per acre $6M per acre

First Line
$8M per acre

Figure 28.
Source: Walton County Assessor (2023)
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alton County, Florida
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Land Value Per Acre: Hennepin County, Minnesota
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Figure 29.
Source: Hennepin County, MN Assessor

These are but a couple of examples to exhibit the opportunity for communities that haven’t had the explosive
growth that the coastal communities have already experienced. Now is the time to consider coordinating open-
space plans along with development plans to maximize value and minimize infrastructure costs. Street trees are
just part of it. Maintaining a wetland infrastructure that functions as a drinking water purification system will save
the cost of building additional filtration systems. West Palm Beach is a great example of that with their water
catchment preserve. That system had foresight, but an opportunity was missed in not expanding it for the en-
tire county. Once development happens, you cannot go back and reconstruct a natural system that was doing
the work for free. Or at least, if you try to reconstruct
nature after the fact, it won't be cheap to do.

"The man on the moon will know

As Florida grows, the value of natural resources will
only increase. As the population increases, the de- the value of a gallon of Oxygen."
mand for parks, open space, natural lands, and ag- - lan McHarg
riculture will increase as well. But so will demand
for developable land as more people move into the
state or to inland parts of the state from the coasts.
These demands will put pressure on natural and agricultural resources. Preserving them will become more diffi-
cult but also more important. As lan McHarg once said, “The man on the moon will know the value of a gallon of
oxygen.” So too should communities understand that the “value” of open space in Florida will only soar in price
as it becomes rarer. The value is not lost or squandered when undeveloped but transferred to communities
surrounding them. While it may never seem like a good time to invest in conserving land, Florida communities
should encourage the protection and integration of natural resources as they will only grow more valuable.
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So, What Now?
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Figure 30. Current value of selected site in Wellington (top) versus a projected growth scenario for that same site (bottom)
Source: Village of Wellington, FL (2022)
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In our collection of city analytics, one of the most important data points for economic productivity is the rela-
tionship of the city center to its surrounding neighborhoods. Cities have a stronger economic position if their
downtown core has a 1:6 relationship with the remaining city. The value per acre of the downtown should be six
times as productive as the average for the city. This is usually easy to spot in the productivity model if the down-
town pops up in purple spikes as a visual “mountain.” Cities that lack this relationship tend to lack an older city
center. This is typical of newer developed cities, such as those in Western Broward County. This development
pattern may suffice in a growth spurt but when the city runs out of land, and moves into the replacement and
maintenance of infrastructure, it becomes problematic.

As is demonstrated in the models, the conventional low-density development patterns cannot produce the rev-
enues necessary to support maintenance or replacement of their infrastructures. Cities that have a strong core
such as West Palm Beach or Gainesville have the benefit of their core productivity that carries their surrounding,
low-density neighborhoods.

For communities that have a less than 1:6 relationship, they should prioritize the core development. Communi-
ties that don't yet have a core can focus on retrofitting suburban centers into proper urban cores, like Welling-
ton plans to do. By building up the center of the Mall at Wellington Green, the city’s core has the potential to
become over five times as productive as the city average (Figure 30).

Development Patterns Impact Productivity

As our studies have shown, lower-density single-family development is a net loss when subtracting their infra-
structure costs against their revenue contributions (Figure 31). This isn’t necessarily problematic, but it becomes
so when a large share of a community follows this development pattern. Rural patterns can be productive, but

Expense & Revenue Per Acre by Land Use: Wimauma, Florida
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Figure 31.
Source: Hillsborough County FL Assessor, Urban3 Estimates
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only when truly rural, and in demand of low levels of service and less than city-standard infrastructure. However,
a plan must be made should those areas transition to ensure that more net positive development patterns are
added when subsidized patterns of suburbia are added. Cities such as Gainesville have strong downtowns that
are net positive, as well as various land uses of higher density typologies, such as townhouses and main street
buildings, that help carry the losses of low-density development. Keeping this balance in mind is key. Commu-
nities such as Oviedo and Wellington are actively working on building up a core to compensate for net-negative
development patterns and catch up financially.

With our focus on productivity, where do natural and agricultural lands fit in? These lands are less financially
productive in terms of generating property and sales tax revenue, but they preserve many other economic and
environmental benefits that suburban areas don't
offer. These lands also demand minimal infrastruc-
ture services. Strawberries do not call the police, go
to school, or use fire services. A dirt road is signifi-
cantly less expensive per linear foot than a paved

“While rural areas may still
come with costs, they return

one. When it comes to return on investment, com- environmental and cultural value
munities can either increase revenue productivity that suburban development

or decrease investment. Increasing productivity is a ’ £f Colsrk
smart move in urban areas where development is patterns do.n t ofter. Su .ur an
encouraged, but where development isn't encour- areas require areas of hlgher
aged, reducing infrastructure and service needs ac- productivity to cover the

complishes the same goal. For example, in Wimau-
ma, low-density suburban areas are five times more

inherent subsidy in the low-

costly than low-density rural areas. While rural areas den5|ty Pattem-"

may still come with costs, they return environmen-

tal and cultural value that suburban development

patterns don't offer. Suburban areas require areas of higher productivity to cover the inherent subsidy in the
low-density pattern. This is especially true in Florida because of the tax abatements baked into state property
tax policy.

It is important to note that, in recent years, there has been increased state emphasis on the importance of Flor-
ida’s rural lands, particularly the Florida Wildlife Corridor. A visionary 18-million-acre network of interconnected
lands and waters, the Corridor protects Florida’s drinking water, connects wildlife habitats, supports agriculture,
and provides critical ecosystem services. To help protect the Corridor, Florida has allocated increased state
funding for the conservation of natural and agricultural land through the Florida Forever and Rural and Family
Lands Protection programs. Some counties also provide funding for land conservation that can match these
and other programs.

Design Your Future

Patterns of migration are already underway within Florida. There are opportunities for revitalization for inland
communities, but there are also challenges that growth will bring to these communities. Inland and growing
communities should learn from the positives and negatives of their peer counties along the coast that are expe-
riencing challenges of poor land-use planning. Escambia County offers a great example.

Escambia County contracted with Duany Plater-Zyberk CoDesign (DPZ CoDesign) to develop a series of de-
velopment options for the redevelopment of a former military property, known as the OLF-8 Site. The County
wisely sought to explore development options for likely development scenarios, based upon market demands.
They spanned four basic scenarios (Figure 32). The Commerce option responded to demands for warehouse
and commercial development. The Market development contained primarily residential development. The Gre-
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Value Per Acre Projections: Escambia County, Florida

Commerce Market Greenway Village

== | $340M $600M $650M $350M &

Figure 32.
Source: Escambia County FL Assessor, Urban3 Estimates

enway option prioritized an internal greenway with residential and commercial development. The Village option
responded to a request for a rural village type development.

All of the plans contained DPZ CoDesign’s integrated street networks and walkability. With design differences,
the resulting market value of the developments differed significantly. The total value of the Commerce and Vil-
lage options yielded about $340 million and $350 million, respectively. However, the two plans that focused on
denser, walkable urbanism came in close to two times those values. The Market option came in at $600 million
and the Greenway came in at $650 million. The difference in yield is a mix of additional density and walkable
design.

What these four options reveal is that communities have a choice over how they develop. The decisions they
make today will shape their legacy for decades to come. Communities can neglect their agency and continue
with business as usual, or they can empower themselves and their residents to choose options that produce last-
ing value. Communities should follow Escambia’s lead to better understand the economics of land-use choices
and add that to community decision-making processes.

“Communities can neglect their agency and
continue their business as usual, or they can

empower themselves and their residents to
choose options that produce lasting value.”
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Conclusion

Many communities around Florida and across the nation are under the false assumption that any growth is good
growth. Compiling knowledge gleaned from more than a decade of visualizing land-use economics in hundreds
of communities nationally and internationally and working in 19 of Florida's 67 counties, major findings include:

* Low-density development, suburban in nature, does not produce enough tax revenue to
pay for its infrastructure lifecycle liabilities. This form of development is fiscally insolvent
over the long term.

* Inverse to the above, dense, walkable, mixed-use development patterns produce far more
tax revenue per acre than is needed to pay for infrastructure.

Not only are denser, walkable, mixed-use communities more livable than low-density development designed
primarily for the car, but they also accommodate more people on fewer acres of land. This lessens the need to
develop Florida’s rural areas, leaving more land available for nature and agriculture and the many ecosystem
services they provide. It also helps avoid fragmentation of functional natural systems and economically viable
agricultural land. Natural and agricultural land, in turn, creates far less public burden (eg.: roads, water, sewer,
stormwater, schools, and other services) compared to suburban areas.

Communities can support the following to enhance their fiscal health:

* Shoot for 1:6 — Cities have a stronger economic position if their downtown core has a 1:6
relationship of land to value with the remaining city. The average value per acre of the down-
town should be six times as high as the average for the city. Proper infill development, mixed
uses, and walkable urbanism support this.

¢ Increase fiscal productivity in existing suburban areas — Suburban areas can be retrofitted
with areas of higher productivity through infill development, new mixed-use centers, and
enhanced walkability to help address the inherent subsidy in the low-density pattern.

* Do the math on development patterns — Develop a process of measuring development
fiscal productivity on new and old development patterns to better understand fiscal con-
sequences of growth and how to best maintain long term fiscal health of your community.

* Keep rural lands rural — While natural and agricultural lands are less financially productive
in terms of generating property and sales tax revenue, they preserve many other economic
and environmental benefits that suburban areas don't offer and require only minimal in-
frastructure demands. There are planning and land conservation strategies that can help
protect natural and agricultural lands.

By making the right decisions today, communities can create a wealth building legacy for their children and
grandchildren. They can build financial wealth through intentional land-use development and environmental
wealth through enhanced ecological protection and connectivity. They can maintain the considerable econom-
ic, food security, and natural benefits provided by agriculture. Growth and preservation don’t have to be in con-
flict. Proper infill development and walkable urbanism can build livable places while preserving Florida’s natural
and agricultural landscape heritage.
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Expanded Readings

Strong Towns: A Bottom-Up Revolution to Rebuild American Prosperity
Charles L. Marohn, Jr.

Walkable City: How Downtown Can Save America, One Step at a Time
Jeff Speck

Happy City: Transforming Our Lives Through Urban Design
Charles Montgomery

Confessions of a Recovering Engineer: Transportation for a Strong Town
Charles L. Marohn, Jr.

All maps are created with ESRI software, and all data used
in this analysis and report (unless otherwise noted) was
provided by the Urban3 clients from the state of Florida.
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