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CITY OF TITUSVILLE 

 
PLANNING AND ZONING COMMISSION  

 
AGENDA 

 
Regular Meeting 

 
February 5, 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. January 22, 2025 Meeting Minutes  
  Approve minutes 

5. QUASI-JUDICIAL CONFIRMATION PROCEDURES 

6. PETITIONS AND REQUESTS FROM THE PUBLIC PRESENT 

7. OLD BUSINESS 
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  A. Election of Officers 

8. NEW BUSINESS 

 A. Rezonings 
   

 B. Annexations 
   

 C. Conditional Use Permit 
   

 D. Miscellaneous 
   

  1. Small Scale Comprehensive Plan Amendment (SSA) No. 10-2024 Grannis 
Ave Quadruplex 

  2. Small Scale Comprehensive Plan Amendment (SSA) No. 8-2024, 1717 
Barna Avenue – Royal Manor Townhomes 

9. PETITIONS AND REQUESTS FROM THE PUBLIC PRESENT 

10. REPORTS 

 A. City Staff 
   

 B. City Attorney 
   

 C. Chairman 
   

 D. Members 
   

11. 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, 
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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Item: 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: January 22, 2025 Meeting Minutes  
Department/Office: Planning 

 
Recommended Action: 
Approve minutes 
 
Summary Explanation & Background: 
Minutes January 22, 2025 
 
Alternatives: 
Modify the minutes. 
 
Item Budgeted: 
 
 
Source/Use of Funds/Budget Book Page: 
 
 
Strategic Plan: 
 
 
Strategic Plan Impact: 
 
 
ATTACHMENTS: 
1. 01.22.25 Minutes Draft P&Z 
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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 22, 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 and Alternate John Rogers. School Board 

Member Jaqueline McLaughlin was absent. Also, in attendance were Principal Planner Eddy Galindo, 

Planner Tabitha Armstrong, Assistant City Attorney Chelsea Farrell and Recording Secretary Laurie 

Dargie. 

 

XXX 

 

Vice Chairman Aton made a motion to approve the minutes from the January 8, 2025 meeting as 

presented. Secretary Grant seconded. There was a unanimous voice vote in favor. 

 

XXX 

 

Quasi-Judicial Confirmation Procedures  

 

XXX 

 

Petitions and Requests from the Public Present 

None 

 

XXX 

 

 

Old Business 

None 

 

XXX 

 

New Business 

 

CUP# 4-2024 – Conditional Use Permit – 800 Century Medical Drive 

Planner Tabitha Armstrong gave an overview of this item. 

 

Nicholas Giordano, applicant, of Titusville came to speak in favor of this item. 

 

The Planning and Zoning Commission members had some discussion with Mr. Giordano. 

 

Terrie Friend of Cocoa, Florida came to speak in favor of this item. 
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Sabrina Kennedy of Titusville, Florida came to speak in favor of this item. 

 

Frank Kemper of Titusville, Florida came to speak in favor of this item. 

 

David Head of Titusville, Florida came to speak in favor of this item. 

 

Dr. Robert Rosen of Titusville, Florida came to speak in favor of this item. 

 

Andrew Pondu of Titusville, Florida came to speak in favor of this item. 

 

Debi Frakes of Titusville, Florida came to speak in favor of this item. 

 

Angie Nelson of Titusville, Florida came to speak in favor of this item. 

 

XXX 

 

Member Childs made a motion recommending approval of CUP#4-2024 – 800 Century Medical with 

the staff recommended condition. Secretary Grant seconded.  

 

Roll call was as follows: 

 

Member Garrod  Yes 

Vice Chairman Aton  Yes 

Member Fendler  Yes 

Member Childs  Yes 

Secretary Grant  Yes 

Member Fayson  Yes 

Chairman Richardson  Yes 

 

Motion passed. 

 

XXX 

 

EAS#2-2024 – Easement Vacate – 3520 Oakhill Drive 

Principal Planner Eddy Galindo gave an overview of this item. 

 

Member Garrod made comments about the easement vacate request and suggested that the entire 

easement be vacated instead of just a portion of the easement. 

 

The Planning and Zoning Commission members had some discussion with staff. 

 

Member Garrod requested that staff convey to the applicant that they consider making application to 

vacate the entire easement.  

 

XXX 
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Vice Chairman Aton made a motion to recommend approval of EAS#2-2024 – Easement Vacate – 3520 

Oakhill Drive as presented. Member Fayson seconded. 

 

Roll call was as follows: 

 

Secretary Grant  Yes 

Member Fayson  Yes 

Member Childs  Yes 

Vice Chairman Aton  Yes 

Member Garrod  Yes 

Member Fendler  Yes 

Chairman Richardson  Yes 

 

Motion passed. 

 

XXX 

 

SSA#7-2024 - Small Scale Comprehensive Plan Map Amendment – 800 Lane Avenue  

Principal Planner Eddy Galindo gave an overview of this item.  

 

The Planning and Zoning Commission members had some discussion with staff. 

 

Kelly Hyvonen, applicant, on behalf of 800 Land Avenue LLC, came to speak in favor of this item. Ms. 

Hyvonen provided a handout to review during her presentation. 

 

The Planning and Zoning Commission members had discussion with Ms. Hyvonen.  

 

Bob Wattwood of Indialantic, Florida came to speak of his concerns with regard to no binding concept 

plan and potential increased traffic on Lane Avenue. Mr. Wattwood provided a handout and spoke about 

the handout which was relating to traffic. 

 

The Planning and Zoning Commission members had discussion relating to potential traffic on Lane 

Avenue and how to limit access to Lane Avenue south. 

 

Mr. Galindo said a condition could be recommended to restrict right turns onto Lane Avenue. 

 

Ms. Hyvonen gave a rebut and said they would fully support having a no right turn onto Lane Avenue. 

 

XXX 

 

Member Garrod made a motion to recommend approval of SSA#7-2024 Small Scale Comprehensive 

Plan Future Land Use Map by changing the future land use designation from Downtown Mixed Use, 

Educational, and Conservation to Downtown Mixed Use, Commercial High Intensity, and Commercial 

Low Intensity. Vice Chairman Aton seconded. 

 

Roll call was as follows: 
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Member Fayson  Yes 

Member Fendler  Yes 

Member Garrod  Yes 

Vice Chairman Aton  Yes 

Member Childs  Yes 

Secretary Grant  Yes 

Chairman Richardson  Yes 

 

Motion passed. 

 

XXX 

 

Member Garrod made a motion to recommend denial of SSA#7-2024 – Rezoning from Public (P) and 

Open Space/ Recreation (OR) to Community Commercial (CC).  Member Fayson seconded. 

 

Roll call was as follows: 

 

Member Garrod  Yes 

Secretary Grant  No 

Member Childs  No 

Member Fayson  Yes 

Vice Chairman Aton  No 

Member Fendler  Yes 

Chairman Richardson  No 

 

Motion failed with a 3 yes, 4 no vote. 

 

XXX 

 

Member Childs made a motion to recommend approval of SSA#7-2024 – Rezoning from Public (P) and 

Open Space/ Recreation (OR) to Community Commercial (CC) with the condition that right turns onto 

Lane Avenue be restricted.  Vice Chairman Aton seconded. 

 

Roll call was as follows: 

 

Vice Chairman Aton  Yes 

Secretary Grant  Yes 

Member Fendler  No 

Member Garrod  No 

Member Childs  Yes 

Member Fayson  No 

Chairman Richardson  Yes 

 

Motion passed with a 4 yes, 3 no vote. 
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Member Fendler, Member Garrod and Member Fayson voted no as they feel that Planned Development 

would be a more appropriate rezoning.  

 

XXX 

 

Election of Officers 

 

Member Childs made a motion to table Election of Officers to the February 5, 2025 Planning and Zoning 

Commission meeting. Secretary Grant seconded. 

 

Roll call was as follows: 

 

Member Fayson  Yes 

Member Childs  Yes 

Secretary Grant  Yes 

Member Fendler  Yes 

Vice Chairman Aton  Yes 

Member Garrod  Yes 

Chairman Richardson  Yes 

 

Motion passed. 

 

XXX 

 

Chairman Richardson announced that he will not be requesting to be reappointed to the Planning and 

Zoning Commission. Chairman Richardson said he has enjoyed serving with the Commission members. 

 

XXX 

 

Economics of Development in Florida 

Principal Planner Eddy Galindo said that Laurilee Thompson shared a report titled “Economics of 

Development in Florida” prepared by Urban3 and the Planning and Zoning Commission requested that 

the information be presented at a future meeting. 

 

The full presentation is available on the 1000 Friends of Florida website.  

 

The Planning and Zoning Commission had some discussion regarding this item. 

 

The Planning and Zoning Commission decided to have this agenda item come back to a future Planning 

and Zoning Commission meeting for discussion. Mr. Galindo will provide some additional information 

to the Planning and Zoning Commission relating to this item.  

 

XXX 
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Petitions & Requests from the Public Present 

 

Vicki Conklin of Titusville, Florida came to speak about the Board of Adjustments and Appeals meeting 

coming up on January 29, 2025 and encouraged members of the Commission to come as she has an 

application of appeal to be heard.  

XXX 

 

Reports 

 

Mr. Galindo thanked Chairman Richardson for serving on the Planning and Zoning Commission. 

 

Assistant City Attorney Chelsea Farrell also thanked Chairman Richardson for serving on the Planning 

and Zoning Commission. 

 

The Planning and Zoning Commission members thanked Chairman Richardson for serving on the 

Planning and Zoning Commission. 

 

XXX 

 

Adjournment 8:31pm 
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Item: 7.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: 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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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: Small Scale Comprehensive Plan Amendment (SSA) No. 
10-2024 Grannis Ave Quadruplex 

Department/Office: Planning 

 
Recommended Action: 
Conduct the public hearing and make recommendation to City Council on Small Scale 
Comprehensive Plan Amendment (SSA) No. 10-2024. 
  
Recommend approval of changing the future land use map designation from 
Commercial High Intensity to High Density Residential. 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, the 
provisions of Chapter 163 and 166, Florida Statutes, and as recommended in the Park 
and Dixie Small Area Study. This is a legislative item. 
  
Recommend approval of the rezoning from Community Commercial (CC) to Multifamily 
High Density Residential (R-3). 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. 
A public hearing will be held by City Council on February 25, 2025. This is a quasi-
judicial item. 
 
Summary Explanation & Background: 
The Applicant is requesting a Small-Scale Comprehensive Plan Amendment (SSA) with 
rezoning to bring an existing multifamily residential use (quadruplex) into conformance 
with the City’s Future Land Use Map and zoning. The property is triangular with frontage 
on three roadways: N Grannis Avenue, Norwood Avenue, and Jones Street. The 
property is generally located east of Draa Field Stormwater Park and south of N. 
Washington Avenue (US-1).  
 
There is an existing multifamily residential structure (quadruplex) on the property, which 
was made a nonconforming use when the zoning was changed from Multifamily High 
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Density Residential (R-3) to Community Commercial (CC) during the citywide 
administrative rezoning (Ord. No. 5-1993), presumably to make the zoning consistent 
with the City’s 1981 Land Use Plan. Later, City Council adopted the Park and Dixie 
Small Area Study (2008) which acknowledged the nonconforming residential use on the 
subject property and recommended changing the future land use designation on this 
and several neighboring properties to one of the residential designations.  
 
If the request is not approved, the existing structure will remain a nonconforming use. A 
nonconforming use which is destroyed by more than fifty (50) percent of the assessed 
value of the structure may not be rebuilt or repaired. City Council could confirm the 
intent to retain this land for commercial uses by denying the request and retaining the 
existing CC zoning district. 
 
Zoning and Land Use History: 

• The R-3 zoning district was applied to the subject property in 1964 (Ord. No. 47-
1964).  

• In 1980, the City’s Existing Land Use Map identified the subject property as 
“residential”.  

• In 1981, the City adopted a Land Use Plan that designated the subject property 
and several others to the east as “Commercial High Intensity”.  

• In 1993, the citywide administrative rezoning (Ord. No. 5-1993) changed the 
zoning on the property from R-3 to CC, presumably to make the zoning 
consistent with the Commercial High Intensity future land use designation on the 
property.  

• In 2008, City Council adopted the Park and Dixie Small Area Study. The study 
acknowledged the nonconforming residential uses on the properties “surrounded 
by Jones St., Robbins Avenue and Norwood Ave S.”, which includes the subject 
property. Further, the study recommended changing the future land use 
designation on these properties to one of the residential designations; however, 
this was not completed. 

 
 
Alternatives: 
1. Recommend approval of the amendment and rezoning.  
2. Do not recommend approval of the amendment and rezoning. 
3. Other action. 
 
Item Budgeted: 
N/A 
 
Source/Use of Funds/Budget Book Page: 
N/A 
 
Strategic Plan: 
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Goal 1:  Quality of Life  
Goal 6:  Community Design 
 
Strategic Plan Impact: 
 
 
ATTACHMENTS: 
1. Staff Report 
2. Ordinance FLU 
3. Ordinance REZ 
4. Application Comp Plan 
5. Application rezoning 
6. Survey 
7. MAPS 
8. Park and Dixie Plan 
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City of Titusville
Planning Department Staff Report

 

Page 1 of 10

1 Small Scale Comprehensive Plan Map Amendment and 
2 Rezoning
3 SSA NO. 10-2024, GRANNIS AVENUE QUADRUPLEX – 200 N. GRANNIS AVENUE 

4 Meeting Dates:

Commission/Council Meeting dates

Planning and Zoning Commission February 5, 2025

City Council First Ordinance Reading February 11, 2025

City Council Public Hearing February 25, 2025

5 Prepared By: Eddy Galindo, AICP – Principal Planner
6 Applicant(s): Kelly Bremer, on behalf of B.I.G. Properties, LLC, Owner

7 Applicant’s Request: SSA: Amend the Comprehensive Plan Future Land Use Map by 
8 changing the future land use designation on 0.3± acres of property 
9 located at 200 N Grannis Avenue from Commercial High Intensity 

10 to High Density Residential.
11 REZ: Rezone the same 0.3± acres of property located at 200 N 
12 Grannis Avenue from Community Commercial (CC) to Multifamily 
13 High Density Residential (R-3).

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

15 REZ: Approve the rezoning consistent with the Small Scale 
16 Amendment. 

17 BACKGROUND INFORMATION
18 The Applicant is requesting a Small-Scale Comprehensive Plan Amendment (SSA) with rezoning 
19 to bring an existing multifamily residential use (quadruplex) into conformance with the City’s 
20 Future Land Use Map and zoning. The property is triangular with frontage on three roadways: N 
21 Grannis Avenue, Norwood Avenue, and Jones Street. The property is generally located east of 
22 Draa Field Stormwater Park and south of N. Washington Avenue (US-1). 
23 There is an existing multifamily residential structure (quadruplex) on the property which was made 
24 a nonconforming use when the zoning was changed from Multifamily High Density Residential 
25 (R-3) to Community Commercial (CC) during the citywide administrative rezoning (Ord. No. 5-
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SSA No. 10-2024 Grannis Ave Quadruplex

Page 2 of 10

1 1993), presumably to make the zoning consistent with the City’s 1981 Land Use Plan. Later, City 
2 Council adopted the Park and Dixie Small Area Study (2008) which acknowledged the 
3 nonconforming residential use on the subject property and recommended changing the future 
4 land use designation on this and several neighboring properties to one of the residential 
5 designations. 
6 If the request is not approved, the existing structure will remain a nonconforming use. A 
7 nonconforming use which is destroyed by more than fifty (50) percent of the assessed value of 
8 the structure may not be rebuilt or repaired. City Council could confirm the intent to retain this 
9 land for commercial uses by denying the request and retaining the existing CC zoning district.

10 Zoning and Land Use History:

11 • The R-3 zoning district was applied to the subject property in 1964 (Ord. No. 47-1964). 

12 • In 1980, the City’s Existing Land Use Map identified the subject property as “residential”. 

13 • In 1981, the City adopted a Land Use Plan that designated the subject property and 
14 several others to the east as “Commercial High Intensity”. 

15 • In 1993, the citywide administrative rezoning (Ord. No. 5-1993) changed the zoning on 
16 the property from R-3 to CC, presumably to make the zoning consistent with the 
17 Commercial High Intensity future land use designation on the property. 

18 • In 2008, City Council adopted the Park and Dixie Small Area Study. The study 
19 acknowledged the nonconforming residential uses on the properties “surrounded by Jones 
20 St., Robbins Avenue and Norwood Ave S.”, which includes the subject property. Further, 
21 the study recommended changing the future land use designation on these properties to 
22 one of the residential designations; however, this was not completed.

23 PROPERTY INFORMATION

24 Existing Use, Future Land Use, and Zoning

Existing Use Future Land Use Zoning
Quadruplex Commercial High Intensity Community Commercial (CC)

25 Proposed Use, Future Land Use, and Zoning

Proposed Use Future Land Use   Zoning
Multifamily 
Residential 
(Quadruplex)

High Density Residential Multifamily High Density Residential (R-3)

26 SURROUNDING PROPERTY INFORMATION

27 Existing Use, Future Land Use, and Zoning

Location Use Future Land Use Zoning
North Multifamily 

Residential 
(Townhomes)

Downtown Mixed Use Multifamily High Density Residential 
(R-3)
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SSA No. 10-2024 Grannis Ave Quadruplex
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Location Use Future Land Use Zoning
South Church Commercial-High 

Intensity
Community Commercial (CC)

West Church Commercial-High 
Intensity

Community Commercial (CC)

East Single Family 
Residences

Commercial-High 
Intensity

Community Commercial (CC)

1 STAFF ANALYSIS

2 General Information: 
3 The surrounding properties are currently developed as a variety of uses including, single family 
4 residential, high density multifamily residential (townhomes), a church, a mini-warehouse use, 
5 and a medical office. The subject property also lies east of the East Central Florida Regional Rail 
6 Trail and Draa Field Stormwater Park.  Access to the subject site is currently located on N Grannis 
7 Avenue, along the east property boundary. No access is currently provided along the other two 
8 frontages. 
9 The applicant did not submit a concept plan with the request; therefore, the analysis in this report 

10 considers the maximum allowable buildout scenario of fifteen (15) dwelling units per acre under 
11 the requested High Density Residential future land use designation and the Multifamily High 
12 Density Residential (R-3) zoning district. For a property 0.3± acres in size this yields 4 dwelling 
13 units.
14 Area of Critical Concern: 
15 The property is not located within the Area of Critical Concern.

16 COMPREHENSIVE PLAN AMENDMENT (CPA) REVIEW
17 Future Land Use Map Amendment Sprawl Criteria
18 The following list is the review criteria under which the Planning and Zoning Commission and the 
19 City Council review applications as they relate to urban sprawl [Section 34-23 of the LDR].  
20 Summary of Staff’s findings
21 1. The extent to which the proposed amendment is contiguous to an existing development area 
22 which has developed in a manner providing a compact, contiguous development pattern 
23 with the proposed amendment;
24 Staff Comment:  
25 A challenge with applying a zoning code to a community that is already substantially 
26 developed is the potential for creating non-conforming uses. It is common for zoning codes 
27 to allow a nonconforming use or structure to remain, but limit its ability to expand, prohibit 
28 the change to another prohibited use, and prevent the reestablishment of the use if 
29 discontinued for a set period of time or prevent the reconstruction if substantially destroyed. 
30 The theory was that by restricting nonconformities the zoning code would eventually cause 
31 them to disappear. However, there are few reliable statistics to demonstrate that this 
32 approach has been successful in eliminating nonconforming uses. (The Practice of Local 
33 Government Planning, pp.428-429)
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1 In 2008, City Council adopted the Park and Dixie Small Area Study. The study 
2 acknowledged the nonconforming residential uses on the subject property, specifically, the 
3 properties “surrounded by Jones St., Robbins Avenue and Norwood Ave S.” and 
4 recommended changing the future land use designation on these properties to one of the 
5 residential future land use designations; however, there are no records of this change.

6 The adjacent block to the east consists of eight (8) lots which are similarly developed with 
7 residential uses; however, the future land use designation is Commercial High Intensity, and 
8 the zoning is Community Commercial (CC). 

9 2. The extent to which population growth and development trends warrant an amendment, 
10 including an analysis of vested and approved but unbuilt development;
11 Staff Comment: The amendment will not increase the number of vested residential units 
12 above what is already constructed on the site. The maximum density permitted in the High 
13 Density Residential future land use is fifteen (15) units per acre. For a site 0.3± acres in size 
14 the maximum density yields four (4) dwelling units. The amendment will make the existing 
15 quadruplex a conforming use.

16 3. The extent to which adequate infrastructure to accommodate the proposed amendment 
17 exists, or is programmed and funded through an adopted capital improvement schedule, or 
18 will be privately financed through a binding executed agreement, or will otherwise be 
19 provided at the time of development impacts as required by law;
20 Staff Comment:  The amendment will not require new infrastructure to serve the site. 
21 Existing infrastructure near the site includes an eight (8) inch sewer gravity main on 
22 Grannis Avenue, a six (6) inch water main on Grannis Avenue, a six (6) inch water main 
23 on Jones Street, and a six (6) inch reclaimed water main on Norwood Avenue.

24 Approval of the request would not increase the maximum allowable number of units above 
25 the existing number of units and is expected to have a de minimis impact on the City’s 
26 transportation infrastructure; therefore, a preliminary concurrency analysis is not required.

27 4. The extent to which the amendment will result in an efficient use of public funds needed for 
28 the provision of new infrastructure and services related to it;
29 Staff Comment:  There is an existing quadruplex on the site which is connected to city 
30 utilities. The amendment will not require new infrastructure to serve the site. The site has 
31 frontage on three improved rights of ways: Jones Street, Norwood Avenue, and N. Grannis 
32 Avenue. Existing infrastructure near the site includes an eight (8) inch sewer gravity main 
33 on Grannis Avenue, a six (6) inch water main on Grannis Avenue, a six (6) inch water 
34 main on Jones Street, and a six (6) inch reclaimed water main on Norwood Avenue.

35 5. The extent to which the amendment will not result in a sprawl development pattern as 
36 determined by Chapter 163, Florida Statutes, and will not discourage infilling of more 
37 appropriate areas available for development within existing Development Area Boundaries; 
38 and
39 Staff Comment: The subject site is located within the City’s Urban Service Area and is 
40 currently served by city utilities. Development of the site will not result in a sprawl 
41 development pattern or discourage infilling of other areas. The surrounding properties are 
42 developed. 

43 6. The extent to which the amendment will result in a sustainable development pattern through 
44 a balance of land uses that is internally interrelated, demonstrates an efficient use of land, 
45 ensures compatible development adjacent to agriculture lands, protects environmental 

Page 17 of 67
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1 qualities and characteristics, provides interconnectivity of roadways, supports the use of 
2 non-automobile modes of transportation, and appropriately addresses the infrastructure 
3 needs of the community.
4 Staff Comment: The development is located along Norwood Avenue within the City’s Urban 
5 Service Area. In determining the appropriate use of the property, it should be noted that the 
6 area is predominantly residential in nature. The nearest commercial development is a 
7 medical office building located approximately two-hundred and fifty (250) feet to the 
8 northeast with frontage on N. Washington Ave. (US1). Access to the subject property is 
9 currently located on N. Grannis Avenue, a local road.

10 7. The extent to which the amendment results in positive market, economic and fiscal benefits 
11 of the area as demonstrated through a market demand analysis, economic impact analysis 
12 and fiscal impact analysis.
13 Staff Comment:  The amendment is expected to have a neutral impact on market demand 
14 and economic activity because the amendment will not increase the number of vested 
15 residential units above what is already constructed on the site. Approval of the request would 
16 reduce the acreage of land (0.3+/- acres) intended for commercial uses according to the 
17 City’s future land use map. However, there are two properties approximately three hundred 
18 and seventy-five (375) feet to the north, with frontage on N. Washington Ave (US1), which 
19 are zoned Community Commercial (CC) and remain vacant. This could be indicative of a 
20 lack of demand for commercial development in the immediate area.

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

26 Future Land Use [FLUE] Policy 1.9.1: Sites for high intensity commercial development 
27 shall be located with convenient and direct access at arterial intersections. 
28 Collector/arterial intersections are acceptable provided minimal access is necessary on 
29 the collector street.
30 Staff Comment: The current Commercial High Intensity future land use designation on 
31 the subject property is not located near a collector intersection.

32 Future Land Use [FLUE] Policy 1.9.4: Commercial land use designations shall be 
33 encouraged in a pattern, which offers maximum accessibility, compatibility, and clustering. 
34 Commercial land use designations shall be given priority at locations exhibiting proximity 
35 to other types of non-residential uses, including employment centers and marketing 
36 centers.
37 Staff Comment: The current Commercial High Intensity future land use designation is 
38 located in an area that is predominantly residential in nature and does not offer a high 
39 degree of clustering with other commercial uses.

40 Future Land Use [FLUE] Policy 1.14.6: High density residential uses (maximum fifteen 
41 (15) units per acre) or mobile homes shall consider existing and proposed land uses to 
42 ensure compatibility. Further, such densities shall be located adjacent to at least a 
43 collector or arterial street unless the property is located along the following local road, 
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1 which already has a multi-family development pattern and is capable of supporting higher 
2 density: Rock Pit Road (from Tropic Street to South Street).
3 Staff Comment: The property has frontage on three roadways: N Grannis Avenue, 
4 Norwood Avenue, and Jones Street. The requested High Density Residential future 
5 land use designation is generally compatible with the surrounding properties which are 
6 currently developed as a mix of single family residential, high density multifamily 
7 residential (townhomes), a church, a mini-warehouse use, and a medical office. The 
8 property is located on Norwood Avenue, a local road, and is near N. Park Avenue, a 
9 collector roadway.

10 Norwood Avenue is a local road which connects two arterial roads, N. Washington 
11 Avenue and Garden Street. Local roadways are typically designed for slower speeds 
12 and lower volumes and have numerous single family residential driveway connections. 
13 Norwood Avenue is not a typical local road in that it does not provide access to single 
14 family residences. There is a multifamily development and several non-residential 
15 developments that access onto Norwood Avenue. This development pattern appears 
16 to cause Norwood Avenue to function more like a collector road than a local road, and 
17 suggests that the property is capable of supporting higher density like Rock Pit Road. 

18 Future Land Use Element [FLUE] Policy 1.17.1: The following items shall be addressed in 
19 the analysis of the land use changes: Surrounding uses; Surrounding zoning; Acreage; 
20 Description of site; Soils and topography; Flood zone; Recharge potential; Traffic counts 
21 on adjacent streets; and Impact on adopted levels of service; Water supply availability.
22 Staff Comment: Maps depicting soils, flood hazard areas, location etc. are provided 
23 within the agenda package. Surrounding land uses, description of the site are 
24 addressed in other areas of this report.  The property is not located within the Area of 
25 Critical Concern.

26 Future Land Use Element [FLUE] objective 1.6: Encourage the elimination or reduction of 
27 land use, which are inconsistent with the Comprehensive Plan and gradually reduce them 
28 toward eventual elimination.

29 Staff Comment: The existing residential quadruplex was constructed prior to adoption 
30 of the 1981 Land Use Plan, which designated the property as Commercial High 
31 Intensity. The nonconforming residential use has existed for more than 40 years and 
32 there does not appear to be significant redevelopment in the area to conforming uses. 
33 This could indicate a lack of market demand for commercial uses in the area. 

34

35 REZONING REVIEW 
36 Zoning Review Criteria
37 Section 34-40 of the LDR lists the review criteria under which the Planning and Zoning 
38 Commission and the City Council review applications as they relate to zoning.
39 The following are staff’s findings.
40 1. Comprehensive Plan Consistency Statement.  Please see the previous pages for analysis 
41 of the proposed request and consistency with the Comprehensive Plan.  
42 1.1. Public facilities are available and concurrent with the land use change per the 
43 Comprehensive Plan and Concurrency provisions of the LDRs.  
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1 Staff Comment: The property is in the City’s urban service area. Sewer service is 
2 available via an 8-inch sewer gravity main and water service is available via a 6-inch 
3 water main on Grannis Avenue. Reclaimed water service is available to the property 
4 via a 6-inch reclaimed pressurized main on Jones Street. The request is expected to 
5 have a de minimis impact on the City’s facilities.

6 Transportation impact.  
7 Staff Comment: A traffic study is not required.

8 Solid Waste. 
9 Staff Comment: Solid waste is currently available to serve the site.

10 1.2. Public streets are adequate to access the property.  
11 Staff Comment: The property is triangular in shape with frontage on three roadways: N 
12 Grannis Avenue, Norwood Avenue, and Jones Street.

13 1.3. The land will support the proposed development.  
14 Staff Comment: The subject property is located within Flood Zone X (area of minimal 
15 flood hazard).
16 1.4. Environmental impact.  
17 Staff Comment: According to the National Wetlands Inventory Map, no wetlands are 
18 indicated on the site. No portions of the site are designated as Conservation on the 
19 City’s Future Land Use Map.

20 2. The existing zoning, if deemed consistent with the Comprehensive Plan, shall be 
21 presumed correct unless substantial change in the area has occurred since the original 
22 zoning.  
23 Staff Comment: The R-3 zoning district was applied to the subject property in 1964 
24 (Ord. No. 47-1964). In 1980, the City’s Existing Land Use Map identified the subject 
25 property as residential. In 1981, the City adopted a Land Use Plan that designated the 
26 subject property and several others to the east as Commercial High Intensity. The 
27 zoning was changed from R-3 to CC during the citywide administrative rezoning (Ord. 
28 No. 5-1993), presumably to make the zoning consistent with the City’s Future Land Use 
29 Plan. In 2008, City Council adopted the Park and Dixie Small Area Study. The study 
30 acknowledged the nonconforming residential uses on the properties “surrounded by 
31 Jones St., Robbins Avenue and Norwood Ave S.”, which includes the subject property. 
32 Further, the study recommended changing the future land use designation on these 
33 properties to one of the residential designations; however, this does not appear to have 
34 been completed. 

35 In addition, the purpose statement of the existing Community Commercial zoning 
36 district in Section 28-314. Community Commercial (CC) states, “Development within 
37 this district requires larger land areas and is primary located along arterial 
38 thoroughfares and major street intersections.” The purpose statement of the requested 
39 Multifamily High Density Residential (R-3) zoning district in Section 28-307. Multifamily 
40 High Density Residential (R-3) states, “This district is further intended to satisfy the 
41 need for a high concentration of population, is located adjacent to arterial or collector 
42 streets and is well served by public services and facilities.”

43 3. The density or intensity of the proposed rezoning and use shall be consistent with:
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1 3.1. The development in the area;
2 Staff Comment: The surrounding area is largely developed with residential uses. The 
3 block to the east is zoned Community Commercial (CC) and has both single family 
4 residences and a multifamily structure. The existing residential structures on this block 
5 are developed at a density of 8.27 units per acre. The property to the north is developed 
6 as the Shady Pines Townhouses and is zoned R-3. The maximum density in the R-3 
7 district is 15 dwelling units per acre; however, the townhomes are developed at a 
8 residential density of 12 units per acre. The property to the southwest is a church zoned 
9 CC.

10 The Park & Dixie Avenue Small Area Plan identified the nonconforming residential uses 
11 on the subject property and surrounding area and recommended changing the future 
12 land use to a residential designation:

13

14
15 Figure 1Park & Dixie Small Area Plan: Recommendation #2 Change B

16 3.2. Not likely to cause a depreciation of property values in the area.
17 Staff Comment: There is an existing quadruplex on the property and the surrounding 
18 area is largely developed with residential uses. The amendment will not increase the 

Page 21 of 67



SSA No. 10-2024 Grannis Ave Quadruplex

Page 9 of 10

1 number of vested residential units above what is already constructed on the site. 
2 Approval of the request and bringing the existing residential use into conformance is 
3 not expected to cause a depreciation of property values in the area.

4 4. The application is consistent with zoning in the area.
5 Staff Comment: The requested R-3 zoning district is found on the adjacent property to 
6 the north, currently developed as Shady Pines Townhomes. The Park and Dixie Small 
7 Area Study recommended changing the future land use designation (and presumably 
8 the zoning district) to a residential designation to bring the existing uses into 
9 conformance. The single family residences to the east and the church to the southwest 

10 are zoned Community Commercial (CC).

11 5. The application will protect the public health, safety, morals or welfare of the general 
12 public.
13 Staff Comment:  Single-family residences and multifamily residential uses (townhomes) 
14 are established in the surrounding area. Approval of the request and bringing the 
15 existing residential use into conformance will not change the residential nature of the 
16 surrounding area and is not expected to generate any detriment to the public safety 
17 and welfare of the general area. 

18 6. Whether the applicant has sufficiently protected adjacent land uses and zoning 
19 districts by adequate buffering and screening.
20 Staff Comment: No redevelopment is proposed currently. Redevelopment of the site 
21 will require that all buffering, screening and landscaping requirements are met. 

22 7. Substantial reasons why the property cannot be used in the existing zoning district.
23 Staff Comment: The existing multifamily structure is a nonconforming use which cannot 
24 be expanded and cannot be rebuilt if damaged by more than fifty (50) percent of the 
25 assessed value of the structure.

26 City Council could confirm the intent to retain this land for commercial uses by denying 
27 the request and retaining the existing CC zoning district.

28 This application is exempt from the community engagement requirements of Section 34-
29 13. – Community engagement.

30 FINDINGS:
31 Items that support the proposed request:

32 • The surrounding area is predominantly residential in nature.
33 • The Park & Dixie Small Area Plan was adopted by City Council in 2008 which 
34 recommended changing the future land use designation on the property to a residential 
35 designation. The recommendation would bring the existing nonconforming residential 
36 use into conformance.

37 RECOMMENDATION:
38 Comprehensive Plan Amendment Recommendation: Approve the Small Scale 
39 Comprehensive Plan Amendment changing the future land use map designation from 
40 Commercial High Intensity to High Density Residential. This recommendation is based upon the 
41 staff analysis, information and evidence presented, and in accordance with the City Charter of the 
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1 City of Titusville, the Code of Ordinances and Land Development Regulations, Section 34-23 of 
2 the Code, the adopted comprehensive plan, the provisions of Chapter 163 and 166, Florida 
3 Statutes, and as recommended in the Park and Dixie Small Area Study.
4 Rezoning Recommendation: Approve the rezoning from Community Commercial (CC) to 
5 Multifamily High Density Residential (R-3). This recommendation is based upon the staff analysis, 
6 information and evidence presented, and in accordance with the City Charter of the City of 
7 Titusville, the Code of Ordinances and Land Development Regulations, Section 34-40 of the 
8 Code, the adopted comprehensive plan and the provisions of Chapter 163 and 166, Florida 
9 Statutes.
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ORDINANCE NO. XX-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 0.3+/- ACRES OF LAND HAVING BREVARD 
COUNTY PARCEL ID NO. 21-35-33-78-4-.01 FROM COMMERCIAL HIGH 
INTENSITY TO HIGH DENSITY RESIDENTIAL; 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 #10-2024 and amends its Future 
Land Use Map, by changing the land use designation on 0.3+/- acres of property having 
Brevard County Parcel ID No. 21-35-33-78-4-.01, as described in Exhibit A, from 
Commercial High Intensity to High Density Residential;

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.
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Andrew Connors, Mayor

ATTEST:

WANDA F. WELLS, CITY CLERK
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EXHIBIT A
LEGAL DESCRIPTION

THAT PART OF BLOCK 4, PLAT OF E H RICE’S ADDITION TO TITUSVILLE, ACCORDING TO THE PLAT THEREOF, 
AS RECORDED IN PLAT BOOK 1, PAGE 6, LYING EAST OF NORWOOD AVENUE, LESS SOUTHWESTERLY 8 
FEET FOR RIGHT OF WAY, OF THE PUBLIC RECORDS OF BREVARD COUNTY, FLORIDA
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ORDINANCE NO. XX-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 0.3+/- ACRES OF LAND HAVING 
BREVARD COUNTY PARCEL ID NO. 21-35-33-78-4-.01 FROM THE 
COMMUNITY COMMERCIAL (CC) ZONING DISTRICT TO THE 
MULTIFAMILY HIGH DENSITY RESIDENTIAL (R-3) ZONING 
DISTRICT; 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 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 Community Commercial 
(CC) to Multifamily High Density Residential (R-3).

SECTION 3. This ordinance shall take effect simultaneously with the effective date 
of Small-Scale Amendment (SSA) No. 10-2024 contained in Ordinance XX-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 
be deemed a separate, distinct and independent provision, and such holding shall not 
affect the validity of the remaining portions of this Ordinance.
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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
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EXHIBIT A
LEGAL DESCRIPTION

THAT PART OF BLOCK 4, PLAT OF E H RICE’S ADDITION TO TITUSVILLE, ACCORDING TO 
THE PLAT THEREOF, AS RECORDED IN PLAT BOOK 1, PAGE 6, LYING EAST OF 
NORWOOD AVENUE, LESS SOUTHWESTERLY 8 FEET FOR RIGHT OF WAY, OF THE 
PUBLIC RECORDS OF BREVARD COUNTY, FLORIDA
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Updated 4/2017 

 
 

 
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. 

 

1. Annexation 
Does the request include an 
annexation? 

   Yes         No 

2. Regular or Small Scale 
Amendment 

Regular Amendment (CPA) 
Property 50 acres or greater 

Small Scale Amendment (SSA) 
Property less than 50 acres 

3. Project Information 
Project Name Property Address/Location Description 

4. Applicant / Owner 

Name of Applicant/Contact Name of Owner 

Street Address Street Address 

City State Zip City State Zip 

   
Telephone # Telephone # 

Fax # Fax # 

E-Mail Address E-Mail Address 

5. Applicant Status  Owner  Tenant  Agent  Other  

6. Parcel ID  Tax Acct.  

7. Site Size 
    (Attach Legal Description) Acres: 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.: 

SUBJECT 
 SITE:   

NORTH:   

SOUTH:   

EAST:   

WEST: 
  

 

Gateway to Nature & Space 

  

Page 30 of 67



Page | 2 
Updated 2/2019 

9. Current Designation 
Future Land Use: Zoning:  

10. Proposed 
Designations 

Future Land Use:  Zoning: 

11. Subject Property 
Current Use: Proposed Use: 

12. Note any previous 
amendments on the 
site 

 

13. Check other 
applications 
submitted 

Conditional Use  
Vacation of 
Easement  

Master Plan 
Approval  Rezoning  

Vacation of 
Right of Way  Site Plan  

Subdivision/
Plat  

Other: 

14. Narrative 

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

 
 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 schedule noted 
above. 

 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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WETLANDS IN VICINITY OF PROPERTY
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This data set represents the approximate location and type of wetlands and deepwater habitats. The primary intended use is for regional and watershed data display and analysis, rather than specific project data analysis.
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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. 
8-2024, 1717 Barna Avenue – Royal Manor Townhomes 

Department/Office: Planning 

 
Recommended Action: 
The applicant has requested this item be moved to the March 5, 2025 Planning and 
Zoning Commission meeting and the March 11, 2025 City Council meeting. This item 
will be readvertised. 
 
Summary Explanation & Background: 
Informational update due to item being advertised. 
 
Alternatives: 
 
 
Item Budgeted: 
 
 
Source/Use of Funds/Budget Book Page: 
 
 
Strategic Plan: 
 
 
Strategic Plan Impact: 
 
 
ATTACHMENTS: 
None 
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