
 
2009-0750 

MJK  
 
 

REPORT OF THE PLANNING AND DEVELOPMENT DEPARTMENT F OR  
 

APPLICATION FOR REZONING 2009-0750 TO PLANNED UNIT DEVELOPMENT   
 

OCTOBER 29, 2009 
 
 

The Planning and Development Department hereby forwards to the Planning Commission, Land 
Use and Zoning Committee and City Council its comments and recommendation regarding 
Application for Rezoning 2009-0750 to Planned Unit Development.  
 
Location: 2500 Monument Road 
 Southwest quadrant of the Monument and McCormick 

Road intersection  
 
Real Estate Number: 167447-0100 and 167447-0200 
 
Current Zoning District: Planned Unit Development (PUD 1990-448-334)  
 
Proposed Zoning District:  Planned Unit Development (PUD) 
 
Current Land Use Category: Residential Professional Institutional (RPI) 
  
Planning District:   Greater Arlington/Beaches, District 2 
    
City Council District:   The Honorable William Bishop, District 2 
 
Applicant/Agent: L. Charles Mann 
 Mann-Pellicer, Inc. 
 165 Arlington Road 
 Jacksonville, Florida 32211 
 
Owner: William A. Watson, Jr. & Watson Realty Corp. 
 7821 Deercreek Club Road, Suite 200 
 Jacksonville, Florida 32256-9698 

 
 

Staff Recommendation:   APPROVE WITH CONDITIONS 
 

 
GENERAL INFORMATION  

 
Application for Planned Unit Development 2009-0750 seeks to rezone approximately 13.61 
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acres of land from PUD to PUD. The rezoning to PUD is being sought for the addition of one 
two-story building containing 23,000 square feet and three one–story buildings containing 10,400 
square feet each to be added to the site. The applicant proposes a mixed use project of 
professional office and commercial uses found in the Commercial Neighborhood (CN) Zoning 
District. The CN zoning district can be requested as a secondary zoning district within the RPI 
Land Use Category. The site contains one singe-story building approximately 9,600 square feet 
and a two-story building containing 14,940 square feet. The proposed and existing buildings will 
have a total of 78,740 square feet. 
 
The current PUD 90-448-334 proposed a twenty thousand square foot two story building 
(existing) and five one story buildings containing 10,000 square foot each (one constructed) and 
one building containing 8,000 square feet for a total of 78,000 square feet. 
 
The site is within the Wonderwood Study Corridor area that was prepared by the Planning and 
Development Department on April, 2002. In part, the study area calls for no further strip 
development nor modification in zoning district along McCormick Road bewteen Monument and 
Ft. Caroline Roads.    The application proposed has been reviewed by staff (see attached memo) 
and was found to be inconsistent with the Study. However, Staff recommends that if approved, as 
conditioned, it will be consistent with the recommendations of the Study.  
 

CRITERIA FOR REVIEW   
 
Pursuant to the provisions of Section 656.125 of the Zoning Code, the Planning and 
Development Department, Planning Commission and City Council (including the appropriate 
committee) shall evaluate and consider the following criteria of an application for rezoning to 
Planned Unit Development. 
 
(1) Is the proposed zoning district consistent with the 2010 Comprehensive Plan? 
 
Yes. The Planning and Development Department finds that the subject property is located in the 
Low Density Residential (RPI) functional land use category as defined by the Future Land Use 
Map series (FLUMs) contained within the Future Land Use Element (FLUE) adopted as part of 
the 2010 Comprehensive Plan.  The RPI functional land use category permits a variety of office 
uses and limited commercial retail uses with a mix of land uses consisting of up to 50 percent of 
the land area as commercial and service establishments and up to 80 percent of the land area as 
professional office uses.  The proposed PUD does not restrict the amount of commercial uses. 
Therefore, based on the RPI land use only 50% of the square footage can be utilized for 
commercial uses which is 39,370 square feet. Therefore, staff recommends that “Neighborhood 
commercial retail sales/service shall be limited to a total of 39,370 square feet and 
neighborhood commercial retail sales/service shall not exceed 50% of the total enclosed 
space.”  Therefore, the proposed rezoning as conditioned is consistent with the FLUMs adopted 
as part of the 2010 Comprehensive Plan pursuant to Chapter 650 Comprehensive planning for 
future development of the Ordinance Code.  
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(2) Does the proposed rezoning further the goals, objectives and policies of the 2010      

Comprehensive Plan? 
 
Yes.  The evaluation of the goals, objectives and policies of the Comprehensive Plan can be 
found later in this report. 
 
(3) Does the proposed rezoning conflict with any portion of the City’s land use Regulations? 
 
No. The written description and the site plan of the intended plan of development meet all 
portions of the City’s land use regulations and further their intent by providing specific 
development standards.  
 
Furthermore, pursuant to the provisions of Section 656.341(d) of the Zoning Code, the Planning 
and Development Department, Planning Commission and City Council (including the 
appropriate committee) shall evaluate and consider the following criteria for rezoning to Planned 
Unit Development district as follows: 
 
(1) Consistency with the 2010 Comprehensive Plan 
 
Yes. In accordance with Section 656.129 Advisory recommendation on amendment of Zoning 
Code or rezoning of land of the Zoning Code, the subject property is located within the 
Residential Professional Institutional (RPI) functional land use category as identified in the 
Future Land Use Map series (FLUMs). 

 
This proposed rezoning to Planned Unit Development is consistent with the 2010 
Comprehensive Plan including the following goals, objectives and policies: 
 
FLUE Policy 1.1.1 states that, “the City shall ensure that all new development and 
redevelopment after the effective date of the 2010 Comprehensive Plan is consistent with the 
Future Land Use Map series, and textual provisions of this and other elements of the 2010 
Comprehensive Plan, as provided in Chapter 163 (Part II), F.S.”  
 
FLUE Policy 1.1.8 states that, “all new non-residential projects be developed in either nodal 
areas, in appropriate commercial infill locations, or as part of mixed or multi-use developments 
such as Planned Unit Developments (PUDs), cluster developments, Traditional Neighborhood 
Design (TND) developments, and Locally Designated Historic Preservation Districts, as 
described in this element.” The subject property is a mixed use development located at the 
intersection of Monument Road and McCormick Road, both four-lane collector roadways. 
 
FLUE Policy 1.1.10 states that, “promote the use of Planned Unit Developments (PUDs), cluster 
developments, and other innovative site planning and smart growth techniques in all commercial, 
industrial and residential plan categories, in order to allow for appropriate combinations of 
complementary land uses, and innovation in site planning and design, subject to the standards of 
this element and all applicable local, regional, State and federal regulations.”  
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FLUE Policy 3.2.5 states that, “the City shall require neighborhood commercial uses to be 
located in nodes at the intersections of collector and arterial roads. Prohibit the location of 
neighborhood commercial uses interior to residential neighborhoods in a manner that will 
encourage the use of local streets for non-residential traffic.” The subject property is a nodal 
location at the intersection of Monument Road and McCormick Road, both collector roadways. 
 
Therefore, proposed rezoning to Planned Unit Development, as conditioned, is consistent with 
the 2010 Comprehensive Plan, and further the following goals, objectives and policies contained 
therein. 
 
(2) Consistency with the Concurrency Management System 

 
Pursuant to the provisions of Chapter 655 Concurrency Management System of the Ordinance 
Code, the development will be required to comply with all appropriate requirements of the 
Concurrency Management System Office (CMSO) prior to development approvals.  
 
(3) Allocation of residential land use 
 
This proposed Planned Unit Development does not intend to utilize lands for residential use.   
 
(4) Internal compatibility 
    
This proposed PUD is consistent with the internal compatibility factors with specific reference to 
the following: 

 
The use of existing and proposed landscaping: 
Landscaping within the PUD will be done in accordance with Part 12 of the Zoning Code.  
 
The treatment of pedestrian ways: 
The site plan dated June 1, 2009 indicates that access to the proposed project will be via two 
right-in right out access points from McCormick Road and a right-in right-out entrance and a 
single full access entryway from Monument Road.  The final design of access points, streets, 
internal drives and sidewalks are subject to the approval of the Planning and Development 
Department, Development Services Division. 
 
The use and variety of building setback lines, separations, and buffering: 
The buildings on McCormick Road are separated from adjacent residential uses to the west by 
approximately 200’ of vegetation. Residential property to the north contain a retention pond 
along McCormick Road with several townhomes. The proposed two story building is located 
approximately 180 feet  and the one story buildings 60 feet from the north property line along 
McCormick Road. The applicant proposes the following development standards as a whole for 
all uses and structures: 
 

Front yard – None 
Side yard – None  
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Rear yard – None 
Maximum Structure Height – 40 Feet 
Maximum Lot Coverage – 35 Percent 
Maximum Size of any Building – 40,000 Square Feet  

 
The use and variety of building groupings: The property shows the construction of four new 
buildings. The buildings are shown in a typical office commercial development with parking 
located in front along the roadways. Due to the lack of architectural standards Staff recommends 
that “The architectural elevations shall conform to the policies and guidelines contained in 
Section 1.2.1, 1.2.2 and 1.2.3 of the Jacksonville Design Guidelines and Best Practices 
Handbook subject to the review and approval of the Planning and Development 
Department. Architectural elevations shall be submitted at time of PUD verification and 
the buildings shall be constructed of glass, brick, masonry or stucco or a combination 
thereof.”   
 
Lighting: According to the written description all lighting shall be oriented so as to localize 
illumination onto the property to the greatest extent possible. Illumination shall be controlled so 
as to eliminate unreasonable interference or impact to any affected residential zoning district. 
The final lighting plan shall be subject to the review and approval of the Planning and 
Development Department. Staff recommends due to the proximity of residential uses to the site 
that All sag lenses, drop lenses and convex lenses shall be prohibited. Illumination levels at 
all property lines shall not exceed one-half (.5) foot candles (“f.c.”) when the building or 
parking areas are located adjacent to residential areas, and shall not exceed one (1.0) f.c. 
when abutting other non-residential properties. All lighting lamp sources within parking 
and pedestrian areas shall be metal halide or compact fluorescent. The maximum light pole 
height in all parking areas should not exceed twenty feet (20’- 0”). An exterior lighting 
design plan for each project, including a photometrics plan, pole and fixtures schedules 
shall be submitted at the time of verification of substantial compliance for review and 
approval by the Planning and Development Department. 
 
Any other factor deemed relevant to the privacy, safety, preservation, protection or welfare of 
lands surrounding the proposed PUD which includes any existing or planned use of such lands: 
PUD, and shall be designed and installed to localize illumination onto the subject property and to 
minimize unreasonable visual interference and impact onto any adjoining properties.  
 
Signage: Notwithstanding the provisions of Part 13 of the Zoning Code, the site will allow five 
(5) double faced monument signs with sign faces of 150 square feet each side. Maximum height 
of 18 feet double-faced externally externally or internally illuminated. Monument signs must be 
spaced no closer than 200 feet apart from one another. Staff has concerns that the amount of 
signage is excessive given residential uses in proximity and the mixed use nature of the site. 
Therefore staff recommends the following condition in order to make for a logical transition of 
signage that “The southernmost and westernmost monument signs shall be a maximum ten 
(10) feet in height and one hundred (100) square feet in area. The three (3) remaining 
monument signs shall be a maximum of fifteen (15) feet in height and one hundred and 
twenty (120) square feet in area.” 
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Wall signs will be permitted and will not exceed 10% of the respective side of a building 
abutting a public right-of-way or approved private street.  The exception will be the two existing 
buildings on the property will be allowed signs on the front and backsides of the buildings due to 
their location and orientation to the site.  
 
(5) External Compatibility 
 
Based on the written description of the intended plan of development and site plan, the Planning 
and Development Department finds that external compatibility is achieved by the following: 
 
The type, number and location of surrounding external uses: The proposed development is 
located in an area where both residential and commercial/retail developments are the primary 
uses.  Surrounding properties are developed with a mix of multi-family residential, single-family 
residential, office and commercial/retail uses. 
 
The Comprehensive Plan and existing zoning on surrounding lands: The adjacent uses, zoning 
and land use categories are as follows:  

    
Adjacent Property Land Use Category Zoning District Current Use(s)  
North NC/RPI PUD/RMD-D 

RMD-A 
Townhomes and 
Single Family Homes 

East CGC PUD Commercial shopping 
center 

South RPI PUD Wetlands 
West NC PUD Single family 
     
 
(6) Intensity of Development 
  
The PUD is appropriate at this location with specific reference to the following: 
 
The location of various proposed uses within the proposed PUD and the degree of compatibility 
of such uses with each other and with surrounding uses: 
Site will consist of office and commercial uses.  Surrounding uses include multi-family 
residential uses and retail commercial along the McCormick and Monument Road intersection. 
 
The availability and location of utility services and public facilities and services: 
The site is served by city sewer and water. 
 
 
 
(7) Usable open spaces plazas, recreation areas. 

     
There is no residential component to the development. No recreation area is required.  



2009-0750  
October 29, 2009 

Page 7  
 
 
(8) Impact on wetlands 
 
Surveying of a 2004 Geographical Information Systems shape file did identify wetlands on-site. 
Any development impacting wetlands will be permitted pursuant to local, state and federal 
permitting requirements. 
 
(9) Listed species regulations 

 
No wildlife survey was required as the project is less than the 50-acre threshold. 
 
(10) Off-street parking including loading and unloading areas. 
 
The site is required to be developed in accordance with Part 6 of the Zoning Code.  However, the 
number of parking spaces on the site plan exceeds the 10 percent maximum per Section 656.604 
of the Zoning Code. Therefore, Staff recommends that “At the time of PUD Verification the 
sparking shall comply with Part 6 of the Zoning Code.” 

 
(11)  Sidewalks, trails, and bikeways 

  
The project will contain an internal pedestrian system that meets the 2010 Comprehensive Plan 
and will connect to the existing sidewalks along McCormick and Monument Roads.  

 
 
 

SUPPLEMENTAL INFORMATION  
 
Upon visual inspection of the subject property on October 15, 2009, the required Notice of 
Public Hearing signs were posted. 
 
 

 
 

 
 
 

RECOMMENDATION  
 

Based on the foregoing, it is the recommendation of the Planning and Development Department 
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that Application for Rezoning 2009-0750 be APPROVED with the following conditions: 
 

1. The development shall be subject to the original legal description dated August 25, 
2009. 

 
2. The development shall be subject to the revised written description dated October 5, 

2009. 
 

3. The development shall be subject to the revised site plan dated June 1, 2009. 
 
4. The development shall be subject to the review and approval of the Development 

Services Division memo dated October 6, 2009. 
 

5. Neighborhood commercial retail sales/service shall be limited to a total of 39,370 
square feet and neighborhood commercial retail sales/service shall not exceed 50% 
of the total enclosed space.  

 
6. The architectural elevations shall conform to the policies and guidelines contained 

in Section 1.2.1, 1.2.2 and 1.2.3 of the Jacksonville Design Guidelines and Best 
Practices Handbook subject to the review and approval of the Planning and 
Development Department. Architectural elevations shall be submitted at time of 
PUD verification and the buildings shall be constructed of glass, brick, masonry or 
stucco or a combination thereof. 

 
7. All sag lenses, drop lenses and convex lenses shall be prohibited. Illumination levels 

at all property lines shall not exceed one-half (.5) foot candles (“f.c.”) when the 
building or parking areas are located adjacent to residential areas, and shall not 
exceed one (1.0) f.c. when abutting other non-residential properties. All lighting 
lamp sources within parking and pedestrian areas shall be metal halide or compact 
fluorescent. The maximum light pole height in all parking areas should not exceed 
twenty feet (20’- 0”). An exterior lighting design plan for each project, including a 
photometrics plan, pole and fixtures schedules shall be submitted at the time of 
verification of substantial compliance for review and approval by the Planning and 
Development Department. 

 
8. The southernmost and westernmost monument signs shall be a maximum ten (10) 

feet in height and one hundred (100) square feet in area. The three (3) remaining 
monument signs shall be a maximum of fifteen (15) feet in height and one hundred 
and twenty (120) square feet in area. 

 
9. At the time of PUD Verification the sparking shall comply with Part 6 of the Zoning 

Code. 



2009-0750  
October 29, 2009 

Page 9  
 

 
 

The subject property as viewed from Monument Road 
 

Date:  October 20, 2009 
Source:  City of Jacksonville, Planning & Development Department 

 

 
The subject property as viewed from Monument Road 

 
Date:  October 20, 2009 
Source:  City of Jacksonville, Planning & Development Department 
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Residential neighborhood located to the north of the property on McCormick Road 
 

Date:  October 20, 2009 
Source:  City of Jacksonville, Planning & Development Department 

 

 
Publix shopping center located in the northeast  

corner of the Monument and McCormick Road intersection. 
 

Date:  October 20, 2009 
Source:  City of Jacksonville, Planning & Development Department 
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