
Wednesday, March 1, 2023
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Cocoa City Council Chambers

Planning and Zoning / Local Planning Agency

Meeting Agenda



March 1, 2023Planning and Zoning / Local 

Planning Agency

Meeting Agenda

I.  CALL TO ORDER

ROLL CALL

INVOCATION

PLEDGE OF ALLEGIANCE

II.  APPROVAL OF AGENDA AND MINUTES:

AGENDA:

Approval of the March 1, 2023 Planning and Zoning Board Agenda23-156

March 1, 2023 Short Agenda.pdfAttachments:

MINUTES:

Approval of the November 2, 2022 Regular meeting Minutes as written 

or with amendments.

23-91

11-02-2022 DRAFT.pdf

Exhibit A - PZ-22-00000021 Zoning Text Amendment.pdf

Attachments:

Approve the December 7, 2022 Regular meeting minutes as written or 

with amendments.

23-157

12-07-2022 DRAFT.pdfAttachments:

Approval of the February 1, 2023 Regular meeting Minutes as written or 

with amendments.

23-92

02-01-2023 DRAFT.pdf

Exhibit A - Planning and Zoning Board Training Feb 2023.pdf

Attachments:

III:  OLD BUSINESS:

IV:  NEW BUSINESS:

Staff is requesting to remove the staff initiated rezoning application for 

PZ-22-00200013 (Quail Ridge) to rezone various parcels from C-N 

(Commercial Neighborhood) to RU-2-15 (Multifamily Dwelling) from this 

agenda.

23-145
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Staff is requesting the Planning and Zoning Board to affirm the 

determination of the Community Development Director to deny the 

Small-Scale Site Plan application for a self-service storage facility 

pursuant to Appendix A, Zoning Article XIII, Section 1 (H) in the 

Manufacturing and Industrial District (M-2)...End

23-146

Exhibit A - Location Map.pdf

Exhibit B - Zoning Map.pdf

Exhibit C - FLU Map.pdf

Community Development Director Determination.pdf

12_14_2022_ Appeal Ltr received from K. Rezanka.pdf

Legal Ad.pdf

Ord 06-2020 - (Signed) Self-Service Storage Facilities.pdf

2.) APP-SS-ADVANTAGE SELF STORAGE.pdf

City Council Agenda Item -Ord. 06-2020

June 16 2020 PZ Minutes.pdf

City Council June 24 2020 Meeting Minutes.pdf

PZ Presentation - Text Amend - Self Service Storage.pdf

Attachments:
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Consideration of a Large-Scale Site Plan consistent with Appendix A, 

Zoning, Article XI, Section 19, Manufacturing and Industrial District (M-2) to 

allow construction of a storage facility for recreational vehicle parking with 

associated infrastructure on a ±9.66-acre portion of a site identified as 

Parcels 24-35-12-00-760, 24-35-12-00-766, 24-35-12-00-778, 

24-35-12-00-779, 24-35-12-00-780 through the Brevard County Property 

Appraiser.

.End

.body

body

BACKGROUND: 

Project Name: Grissom Parkway Storage

Project No: PZ-22-00200012

Applicant: Tannath Design, Inc. Bryan Potts 2494 Rose Spring Drive 

Orlando, FL, 32825 

Property Owner: OSG Storage Cocoa, LLC Thomas Martucci 2277 Lee 

Road, Suite B Winter Park, FL, 32789

Project Location: The subject property is comprised of five separate 

parcels located south of Grissom Parkway and north of State Road 528. 

The property is identified by the Brevard County Property Appraiser as 

Parcel ID 24-35-12-00-760, 24-35-12-00-766, 24-35-12-00-778, 24-35-12

-00-779, 24-35-12-00-780 and is depicted within Exhibit A - Location Map. 

Public Notice Advertised in the newspaper on February 22, 2023.

Project Information: 

The applicant is proposing to construct a recreational vehicle (RV) storage 

facility within the Manufacturing and Industrial Zoning District (M-2). RV 

Storage facilities are an allowed use within this Zoning District. The project 

proposes two enclosed RV storage buildings, an office, covered 

recreational vehicle storage, open-air RV storage, and the associated 

infrastructure related to the construction of this site. The Office Building is 

640 SF, but the square footage less then restroom and storage areas is 

about 360 SF. The enclosed RV storage is 51,750 SF. The remaining 

open-air and canopy RV storage areas are 85,150 SF. The site overview 

is provided as Exhibit D.

Future Land Use Designation: Industrial/Conservation

Zoning District: Manufacturing and Industrial (M-2)

Existing Land Use: Vacant Land

23-144
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Council District: District 3 - Councilmember Rip Dyal

Please see the existing site and surrounding zoning and future land uses 

on the map included as Exhibits “B” and “C”

 Overview of Surrounding Area:

Future Land Use Designations Zoning Districts Land Uses

North Industrial M-2 Vacant

South Unincorporated County Unincorporated County Single Family 

Residence south of SR 528

East Industrial/Conservation M-2 Manufacturing

West Industrial M-2 Manufacturing

I. Site Plan Analysis

“Consistent with Appendix A, Article XIII, Section 1(D), “All site plans shall 

be required to meet all current applicable code requirements.”

Consistency with the Code of the City of Cocoa

The Development Review Committee, consisting of the Building Official, 

the Code Enforcement Manager, the Environmental Control Coordinators, 

the Fire Department Chief and/or Inspector, the Planning & Zoning 

Manager and/or staff, the Public Works Director, and the Utilities Director, 

have reviewed the site plan and determined that it generally meets the 

minimum requirements of all applicable City Code requirements.  

The site is 9.66 acres. The maximum impervious area is .90 and .725 is 

provided.  A maximum of 1.0 FAR is allowed, and 0.315 is provided.

Building setbacks required are:

Front: 25 feet

Side Interior: None, except 25 feet if abutting a residential zoning district.

Side Corner: 15 feet

Rear: 15 feet

These setbacks have been satisfied.

The maximum height allowed by the zoning code is 60 feet and the highest 

building is 20 feet.

The project is required to provide parking in accordance with Appendix A, 

Zoning, Article XII, Off Street Parking.  There is no specific parking 

requirement established in the City Code for RV storage uses.  However, 

Section 1(d)(41) was utilized since it provides similar requirements for RV 

storage when combined with self-service storage facilities.  Per Section 
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1(d)(44), when a use is not specifically defined, a similar use can be 

utilized. Self-service storage parking requirements are the most similar use 

provided.  Section 1(d)(41) provides: Storage facilities. One (1) space for 

every thousand (1,000) gross square feet of floor area. Self-service 

storage facilities shall have one (1) parking space for the office manager, 

one (1) parking space for each six hundred (600) square feet of office 

space, one (1) parking space for each fifty (50) storage units, and one (1) 

parking space for each 5,000 square feet of major recreational equipment 

storage area.  Since all of the storage units are for major recreational 

equipment, the 1 parking space for each 5,000 square feet of major 

recreational equipment storage area standard was used. The site plan 

provides 2 handicapped parking and 27 regular parking spaces, for a total 

of 29 spaces. Based on the RV storage standard, a total of 29 spaces 

would be required, which is met by the site plan provided by the applicant. 

Calculations are provided below:

136,900 SF RV Parking X 1 spot/5000 SF = 27.38 Spots

360 SF Office X 1 spot/600 SF = 0.60 Spots

1 Spot for office manager = 1 Spot_____

Total = 28.98 Spots

Landscaping and tree removals are addressed in the Site Plan. The site 

was previously cleared in the 1980s and tree mitigation requirements are 

met through the landscaping plans. Landscaping has been provided to 

concentrate trees on the frontage of the property along Grissom Parkway, 

the stormwater pond, and the perimeter of the site. 

Consistency with Comprehensive Plan Policies and Objectives

Future Land Use Element, Policy 1.1.2.13: The Conservation Future Land 

Use Category is intended to protect environmentally sensitive natural 

resource systems as defined in Chapter 163 Part II F.S. 

B. The boundaries of the Conservation Future Land Use category may be 

adjusted to be consistent with a wetland jurisdictional line determination by 

the SJRWMD without the need for a comprehensive plan amendment. In 

those areas initially presumed but later determined not to be classified as 

a wetland will take on the future land use category assigned to the upland 

portion of the development site.

Staff Response: The current boundaries of the Conservation FLU are not 

within the jurisdictional line determination of the wetlands onsite. Therefore, 

the upland portion of the site is to be considered Industrial, which is the 

future land use category assigned to the rest of the development site.

Future Land Use Element, Comprehensive Plan, Policy 1.1.2.10:  Industrial 

(IND): Industrial areas shall be regarded as appropriate for activities 
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associated with industrial development, which can include materials 

processing, materials assembly, product manufacturing, and storage of 

finished products. Uses can include manufacturing facilities, warehouse 

distribution centers and truck terminals. 

Staff Response:  The proposed use of RV Storage will serve the 

surrounding neighborhoods to provide additional storage options in this 

area.

Conservation Element, Policy 12.1.6.15: Wetlands and wetland functions 

shall be protected and conserved by restricting direct and indirect 

development impacts.

C. New development and redevelopment with no significant impact. New 

development and redevelopment having no significant impact on the net 

wetland functions shall be permitted.

Staff Response: The proposed project has 5 isolated wetlands that will be 

impacted by this project. The wetlands, as determined by the St. Johns 

River Water Management District, do not necessitate mitigation. The 

wetlands were determined not to be used by endangered or threatened 

species, are not located in an “area of critical state concern”, are not 

connected by standing or flowing surface water at the seasonal high water 

level to one or more wetlands, and do not provide more than a minimal 

value to fish and wildlife. Therefore, no significant impact on wetland 

functions is present since the wetlands are not considered significant. 

E. Upland buffers. 

1. General. Upland buffers are considered an integral component of a 

functioning wetland and shall be afforded the same types and levels of 

protection as the wetland itself. Upland buffers shall not be developed, 

cleared, or landscaped that would decrease their effectiveness in 

supporting wetland functions, and shall not include turfed, landscaped, or 

impervious surfaces. 

2. Minimum width. Where wetlands exist, upland buffers shall be provided 

at a minimum width of fifteen (15) feet and an average width of twenty-five 

(25) feet beyond the perimeter of the wetland.

Staff Response:  Existing wetlands on-site will be impacted. The wetlands 

will be removed from the site with no required mitigation per the response 

as part of Conservation Element, Policy 12.1.6.15. No upland buffers will 

be provided since no wetlands will exist post development.
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Conservation Element, Objective 12.1.9: Floodplain Management. The City 

shall protect the flood storage and conveyance functions of the 100-year 

floodplain. 

Policy 12.1.9.1: In order to reduce the adverse consequences of 

floodplain development and simultaneously encourage the conservation of 

natural habitat, the City's Flood Damage Prevention ordinance shall be 

updated as needed to maintain compliance with the National Flood 

Insurance Program and to discourage construction in the floodplain, unless 

the proposed construction is expressly authorized by this Comprehensive 

Plan. Developmental plans shall preserve the natural functions of 

floodplains when practical. The provision of compensatory storage for fill 

placed within the floodplain shall be allowed only when the applicant 

demonstrates the absence of adverse consequences of compensatory 

storage and demonstrates compliance with other applicable provisions of 

this Comprehensive Plan. 

Policy 12.1.9.2: Developers shall be encouraged to incorporate those 

portions of sites that are within the 100-year floodplain as open space 

preservation.

Staff Response:  The proposed site is not within the 100-year floodplain.

Conservation Element, Policy 12.1.6.6: The City shall protect species 

which are listed as Endangered, Threatened or a Species of Special 

Concern by the Florida Fish and Wildlife Conservation Commission, the 

U.S. Fish and Wildlife Service or the Florida Committee on Rare and 

Endangered Plants and Animals (FCREPA) and shall not approve any 

development which proposes to destroy natural vegetative communities 

known to provide habitat to listed species except where the developer has 

submitted a management plan which minimizes adverse effects on the 

species to the greatest extent possible. The management plan shall be 

approved by St. John’s River Water Management District.

Policy 12.1.6.12: The City shall protect the habitat of gopher tortoises, 

gopher frogs, eastern indigo snakes, eagles, ospreys, alligators, pileated 

woodpeckers, manatees, and river otters.

Staff Response:  An Environmental Report was provided indicating that the 

project does not anticipate impacting the species listed as part of the US 

Fish and Wild Service, Florida Fish and Wildlife Conservation 

Commission, and Florida Department of Agriculture and Consumer 

Services Regulatory Reviews. 

Concurrency Management/Adequate Public Facilities
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Wastewater

The proposed project will not exceed the City of Cocoa Wastewater 

System capacity. 

Stormwater Management

The Level of Service (LOS) for Stormwater Management is as follows:

Design Storm Event 25-year frequency/24-hour duration event

On-site Stormwater Management: Retention of the first one inch of rainfall 

for areas of more than one acre.

Stormwater Quantity: Post development Stormwater runoff flow rates, 

quantities, peaks, and velocities shall be equal to or less than levels that 

existed prior to development.

Stormwater Quality: No significant degradation of water quality in 

receiving water bodies.

Staff Response: The proposed project meets or exceeds the City of Cocoa 

Stormwater Requirements. The project will require a SJRWMD Permit 

prior to the start of construction. 

Potable Water

Policy 7.1.1.3:

The City shall issue no development orders or permits without first 

determining whether adequate water supplies to serve the development 

will be available no later than the anticipated date of issuance by the City of 

a certificate of occupancy or its functional equivalent. The City will also 

ensure that adequate water supplies and facilities are available and in 

place prior to issuing a certificate of occupancy or its functional equivalent. 

Staff Response:  The Utilities Department has reviewed the proposed 

project and capacity is available.

Solid Waste

Policy 5.1.1.3:  The City shall ensure adequate equipment to maintain the 

following level of service standard for solid waste collection:

 Solid Waste Disposal (Brevard County Landfill) Cocoa Distribution Rate: 

1.2 tons per capita per year

Collection Residential: 1 to 2 times per week as needed, each 

household Non-residential: 2 to 6 times per week as needed, each location 

Green Waste and Recyclable: Once per week

Staff Response:  Staff finds that this project will not exceed this LOS 

standard.

Roadways (Transportation)
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The main entry/exit location for this project is located on Grissom Parkway. 

Policy 2.1.1.1 of the City’s Transportation Element: The City shall maintain 

for the purpose of issuing building permits and development orders the 

following list of major roadway facilities:  Grissom Parkway has Minimum 

LOS E.  Utilizing the ITE Code 151 Mini-Warehouse (ITE Trip Generation, 

11th Edition), the following is the Engineer’s Trip Generation Estimate for 

the Project: 

· Average Daily Trips: 75

· PM Peak Hour Trips: 12

· AM Peak Hour Trips: 7

A Traffic Impact Analysis was performed for this project and indicated all 

study segments will continue to operate at a satisfactory LOS.

BUDGETARY IMPACT:

N/A

PREVIOUS ACTION:

N/A

RECOMMENDED MOTION:

Staff recommends APPROVAL of a Large-Scale Site Plan consistent with 

Appendix A, Zoning, Article XI, Section 19, Manufacturing and Industrial 

District (M-2) to allow construction of a storage facility for recreational 

vehicle parking with associated infrastructure on a ±9.66-acre portion of a 

site identified as Parcels 24-35-12-00-760, 24-35-12-00-766, 

24-35-12-00-778, 24-35-12-00-779, 24-35-12-00-780 through the Brevard 

County Property Appraiser.
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Exhibit A - Location Map

Exhibit B - Zoning Map

Exhibit C - Future Land Use Map

Exhibit D - Site Plan

Exhibit E - Application

Legal Ad 2-22-23.pdf

Hydraulic Report for Grissom Parkway Storage Revised 12-29-22.pdf

Landscape Plans.pdf

Photometric Plan.pdf

Traffic Letter.pdf

Geotech Report.pdf

Stormwater Report.pdf

Grissom Pkwy. 9.67 Acres Env. Rpt.pdf

TSR - Grissom.pdf

Attachments:

Consideration of Ordinance 01-2023 a Zoning Map Amendment consistent 

with Appendix A, Zoning, Article XXII, changing the Official Zoning Map 

designation of two (2) parcels totaling ±.64 acres from County 

Single-Family Residential (RU-1-9) to City Single-Family Residential 

(RU-1-7).

23-134

Exhibit A - Paradise Church Site Location.pdf

Exhibit B - Paradise Zoning Map.pdf

Exhibit C - FLU Paradise Church.pdf

Exhibit D - Application 2424558-242457 Paradise Church.pdf

Ordinance 01-2023 Rezoning Paradise Church County RU-1-9 to RU-1-7

Notice of Public Hearing - Zoning Map & Text Amendments

Attachments:
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Consider a Zoning Text AMENDMENT CONSISTENT WITH  APPENDIX 

A, ARTICLE XI, SECTIONS 10A THROUGH 17, AND SECTION 22 OF 

THE ZONING ORDINANCE OF THE CITY OF COCOA; CHANGING THE 

DISTRICT REGULATIONS REGARDING GYM AND FITNESS FACILITIES 

AS FOLLOWS:  ALLOWING GYM AND FITNESS FACILITIES OF ANY 

SIZE AS A PERMITTED USE IN THE GENERAL COMMERCIAL, 

COMMERCIAL PARKWAY, WHOLESALE COMMERCIAL, AND 

PLANNED UNIT DEVELOPMENT DISTRICTS; ALLOWING GYM AND 

FITNESS FACILITIES OF LESS THAN 7,500 SQUARE FEET AS A 

PERMITTED USE IN THE RESTRICTED COMMERCIAL AND 

NEIGHBORHOOD COMMERCIAL DISTRICTS;  ALLOWING GYM AND 

FITNESS FACILITIES OF 7,500 SQUARE FEET OR GREATER AS A 

SPECIAL EXCEPTION IN THE RESTRICTED COMMERCIAL AND 

NEIGHBORHOOD COMMERCIAL DISTRICTS; AND ALLOWING GYMS 

AND FITNESS FACILITIES OF LESS THAN 7,500 SQUARE FEET AS A 

PERMITTED USE IN THE CENTRAL BUSINESS DISTRICT AND 

CERTAIN SUBDISTRICTS OF THE  COCOA WATERFRONT OVERLAY 

DISTRICT.

23-130

Exhibit A - Ordinance

Exhibit B - Legal Ad.pdf

Attachments:

V.  OTHER BUSINESS:

Authorize Public Works to remove 2 separate oak trees in 2 different 

locations.

23-56

2514 suwanee dr.pdf

2514 Suwannee Dr (1).jpg

2514 Suwannee Dr (2).jpg

307 Blake Avenue (1).jpg

307 Blake Avenue (2).jpg

Attachments:

VI.  NEXT MEETING DATE:

The next regularly scheduled meeting of the Planning & Zoning Board will be on Wednesday, April 5, 

2023 at 6:00 PM at the Cocoa City Hall, 65 Stone Street, Cocoa, Florida.

VII.  ADJOURNMENT

NOTICE TO THE PUBLIC:

Page 12 City of Cocoa Printed on 2/24/2023

http://cocoa.legistar.com/gateway.aspx?M=F&ID=18efdd94-b8b9-4ad0-8a1c-fc38dbdef690.docx


March 1, 2023Planning and Zoning / Local 

Planning Agency

Meeting Agenda

This is a public meeting.  All interested parties may attend in person.  The facility wherein this public 

meeting will be held is accessible to the physically handicapped.  In accordance with the Americans 

With Disabilities Act, persons needing assistance to participate in any of these proceedings should 

contact the City Clerk of the City of Cocoa, listed below, at least 48 hours prior to the meeting:  Carie 

Shealy, City Clerk, 65 Stone Street, Cocoa, by telephone at (321) 433-8484 or via email at 

cshealy@cocoafl.org.  

Additionally, interested persons may view or listen to the meeting electronically at the following internet 

sites:

(1)   https://tinyurl.com/s5e875r or

(2) https://cocoa.legistar.com/DepartmentDetail.aspx?ID=26365&GUID=FF9D3369-D354-4FAB-800A -

57D0AEE30153&Mode=MainBody

However, the City is not responsible for technical difficulties that may occur while attempting to view or 

listen to the meeting on the internet.

Interested persons may submit their written comments or questions regarding the meeting prior to the 

meeting through Email at meetings@cocoafl.org, or via E-comments through the online agenda. Any 

electronic comments submitted will be made part of the meeting record. Written comments or 

questions not relevant to the Council meeting agenda will not be made part of the meeting record but 

will be maintained as public record.

Pursuant to Section 286.0105, Florida Statutes, the City hereby advises the public that:  if a person 

decides to appeal any decision made by the City Council with respect to any matter considered at its 

meeting or hearing, that person will need a record of the proceedings and for such purpose, affected 

persons may need to assure that a verbatim record of the proceedings is made, and such record shall 

include the testimony and evidence upon which the appeal is to be based.  This notice does not 

constitute consent by the City for the introduction or admission into evidence of otherwise inadmissible 

or irrelevant evidence, nor does it authorize challenges or appeals otherwise not allowed by law.

Although members of the public are entitled to be heard by the City Council on certain items on the 

meeting agenda pursuant to the City Council Rules of Procedure, members of the public are not 

entitled to an immediate response by either administrative staff members or Council; however, the City 

Council or administrative staff may provide a response at their discretion.  When presenting before the 

City Council, all comments or questions should be directed to the Mayor or the chair of the meeting . 

Comments or questions should not be made directly to administrative staff without permission from the 

Mayor or chair.

Public debate by individual speakers from the audience on public hearing items shall be limited to three 

(3) minutes.  Applicants or representatives of recognized groups with special interests in a matter shall 

be limited to ten (10) minutes; and total debate on a single issue shall be limited to thirty (30) minutes.  

Only one presentation per person per item shall be allowed.  

A Council member may add an item to the agenda during the meeting only at the time the agenda is 

approved.  If the item requires action by the Council, then it may be added to the agenda by an 

affirmative vote of the Council, and written documentation must be submitted at the time the item is 

added to the agenda.  Matters may also be raised by the Council, City Manager or City Attorney under 

reports and acted upon by the City Council.

This agenda is posted on the Municipal Bulletin Board and at the Central Brevard Library and 

Reference Center in Cocoa for public review.
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File #:  Version: 123-156 Name:

Status:Type: Agenda Agenda Ready
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On agenda: Final action:3/1/2023

Title: Approval of the March 1, 2023 Planning and Zoning Board Agenda

Sponsors:

Indexes:

Code sections:

Attachments: March 1, 2023 Short Agenda.pdf

Action ByDate Action ResultVer.

PLANNING & ZONING BOARD/LOCAL PLANNING AGENCY AGENDA
ITEM

Memo Date: February 24, 2023
Agenda Date: March 1, 2023
Prepared By: Bryant Smith III, P.E., CFM - Public Works Director / Interim Growth and
Economic Development Director
Through: Bryant Smith III, P.E., CFM - Public Works Director / Interim Growth and
Economic Development Director
Requested Action:
Approval of the March 1, 2023 Planning and Zoning Board Agenda

BACKGROUND:

None.

BUDGETARY IMPACT:

None.

PREVIOUS ACTION:

None.

RECOMMENDED MOTION:
Approval of the March 1, 2023 Planning and Zoning Board Agenda
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CITY OF COCOA 

Planning & Zoning Board /  Cocoa City Hall 

Local Planning Agency  65 Stone Street 

City Council Chambers Cocoa, FL 32922 
 

 

Stay Connected:   www.CocoaFL.org     
 

 

 

AGENDA 
Regular Meeting 

March 1, 2023 
6:00 p.m. 

 
I. OPENING MATTERS: 

1. CALL TO ORDER 
2. ROLL CALL 
3. PLEDGE OF ALLEGIANCE 

 
II. APPROVAL OF AGENDA AND MINUTES: 

1. AGENDA: Meeting of March 1, 2023 
2. MINUTES: Meeting of November 2, 2022 
3. MINUTES: Meeting of December 7, 2022 
4. MINUTES: Meeting of February 1, 2023 

 
III. OLD BUSINESS:  None 
 
IV. NEW BUSINESS: 

 

A. PZ-22-00200013 (Quail Ridge) – Staff is requesting removal of the staff initiated 
rezoning application 
 

B. PZ-23-00200002 – Small-Scale Site Plan Appeal (Advantage Self Storage) 
An appeal relating to the denial of a Small-Scale Site Plan application for a self-
service storage facility pursuant to Appendix A, Zoning, Article XIII, Section 1 (H) in 
the Manufacturing and Industrial District (M-2).  The 2.99-acre site is identified as 
Parcel 24-35-12-00-759 through the Brevard County Property Appraiser. 
 

C. PZ-22-00200012 – Large-Scale Site Plan (Grissom Parkway Storage) 
Consideration of a Large-Scale Site Plan consistent with Appendix A, Zoning, Article 
XI, Section 19, Manufacturing and Industrial District (M-2) to allow construction of 
a storage facility for recreational vehicle parking with associated infrastructure on 
a ±9.66-acre portion of a site identified as Parcels 24-35-12-00-760, 24-35-12-00-
766, 24-35-12-00-778, 24-35-12-00-779, 24-35-12-00-780 through the Brevard 
County Property Appraiser. 
 

D. AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD COUNTY, 
FLORIDA; amending the Official Zoning Map designation of two (2) parcels of real 
property, totaling 0.64 acres, more or less, and generally located on the southeast 
corner of Aurora Street and Jackson Street, more particularly depicted and legally 
described on Exhibit “A” attached hereto, from Brevard County RU-1-9 (Single 

http://www.cocoafl.org/


 

Stay Connected:   www.CocoaFL.org     

Family Residential) to City of Cocoa RU-1-7 (Single-Family Residential District); 
providing for the repeal of prior inconsistent ordinances and resolutions, 
severability, and an effective date.  Parcel ID numbers: 24-36-32-29-6-7 and 24-36-
32-29-6-8. 

 
 

E. AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD COUNTY, 
FLORIDA; changing the lists of Permitted and Special Exception Uses in Appendix A, 
Article XI of the zoning ordinance of the City of Cocoa related to gym and fitness 
facilities in the Restricted Commercial, Neighborhood Commercial, General 
Commercial, Central Business District, Commercial Parkway, Wholesale 
Commercial, Planned Unit Development, and Cocoa Waterfront Overlay Districts; 
providing for the repeal of prior inconsistent ordinances and resolutions, 
incorporation into the code, severability, and an effective date. 

 
 

V.  OTHER BUSINESS:  
 

1. Tree Board Update: Request to Remove Two Oak Trees at 2514 Suwannee Dr. and 307 Blake 
Avenue. 

 
VI. NEXT MEETING DATE: 

Wednesday, April 5, 2023 
 
VII. ADJOURNMENT 

 

 
General Notice Information: 

This is a public meeting.  Interested parties are hereby advised that they may appear at said meeting and be heard.  

The facility wherein this public meeting will be held is accessible to the physically handicapped.  In accordance with 

the Americans With Disabilities Act, persons needing assistance to participate in any of these proceedings should 

contact the City Clerk of the City of Cocoa, listed below, at least 48 hours prior to the meeting:  Carie Shealy, City 

Clerk, 65 Stone Street, Cocoa, by telephone at (321) 433-8484 or via email at cshealy@cocoafl.org. 

Pursuant to Section 286.0105, Florida Statutes, the City hereby advises the public that if a person decides to appeal 

any decision made by the BOA, P&Z Board/LPA or City Council with respect to any matter considered at its meeting 

or hearing, that person will need a record of the proceedings and for such purpose, affected persons may need to 

assure that a verbatim record of the proceedings is made, and such record shall include the testimony and evidence 

upon which the appeal is to be based.  This notice does not constitute consent by the City for the introduction or 

admission into evidence of otherwise inadmissible or irrelevant evidence, nor does it authorize challenges or 

appeals otherwise not allowed by law. 

The BOA or PZ Board/LPA meeting may include the attendance of one (1) or more members of the Cocoa City 

Council who may or may not participate in the Board discussions held at this public hearing. The BOA, PZ Board/LPA 

and City Council reserve the right to continue or postpone hearings to a date certain without re-advertising. 

 

Public Participation Information: 

http://www.cocoafl.org/
mailto:cshealy@cocoafl.org


 

Stay Connected:   www.CocoaFL.org     

Members of the public may view the meeting agenda, ordinances, project applications, supporting documents, and 

staff reports on the City’s website at the following link prior to attending or commenting: 

• City of Cocoa meeting calendar at https://cocoa.legistar.com/Calendar.aspx 

Documents pertaining to the above may also be inspected at the Community Services Department, between 8:00 

a.m. and 5:00 p.m., Monday through Friday, or by phoning (321) 433-8535. 

Interested persons may submit their written comments or questions prior to the meeting through Email at 

meetings@cocoafl.org, or via E-comments through the online agenda at the link above. Any electronic comments 

submitted will be made part of the meeting record. 

 

Viewing In Real Time.  Interested persons are encouraged to view and listen to the hearings live by accessing the 

meetings at the following internet address: 

• City of Cocoa meeting calendar at https://cocoa.legistar.com/Calendar.aspx 

However, the City is not responsible for technical difficulties that may occur while attempting to view or listen to 

the meeting on the internet. 

 

Special Information for Quasi-Judicial Hearings: 

Any person that (1) can demonstrate that they may suffer special damages different in kind and degree from that 

of the general public at large; and (2) wishes to present factual or expert witnesses and/or evidence at the quasi-

judicial hearing is highly encouraged to immediately contact Justin Lee, Senior Planner, at (321) 433-8510 or 

jlee@cocoafl.gov, to make proper arrangements for presentation of witnesses and/or evidence.  All witnesses 

should be identified and all evidentiary documents and exhibits that are intended to be distributed to the BOA, 

P&Z/LPA and City Council should be submitted to Mr. Lee via email or mail at least three (3) days prior to the 

hearing. 

 

http://www.cocoafl.org/
https://cocoa.legistar.com/Calendar.aspx
mailto:meetings@cocoafl.org
https://cocoa.legistar.com/Calendar.aspx
mailto:jlee@cocoafl.
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MINUTES 

CITY OF COCOA 

PLANNING & ZONING BOARD/ LOCAL PLANNING AGENCY 

REGULAR MEETING 

November 2, 2022 

 

A Regular meeting of the Planning & Zoning Board Local Planning Agency 

was held on November 2, 2022 at City Hall, 65 Stone Street, Cocoa, FL, as 

publicly noted. 

 

I. CALL TO ORDER: 

 

Chairperson Sengel called the meeting to order at 6:00 PM. 

ROLL CALL:  

 

Russell Sengel   Chairperson 

 Marilyn Green   Vice Chairperson   

Todd Anderson  Board Member 

Michael Dobrin  Board Member 

Aleck Greenwood  Board Member 

Veronica Lopez  Board Member 

Justin Simpson  Board Member 

Al Washington  Board Member 

Merrybeth Burgess  Alternate Member 

Thomas Barton  Alternate Member 

Debbie Joyce    School Board Representative  

 

PRESENT:   

 

Russell Sengel   Chairperson  

 Marilyn Green   Vice Chairperson  

 Todd Anderson  Board Member   

Michael Dobrin  Board Member  

Aleck Greenwood  Board Member 

Veronica Lopez  Board Member  

Justin Simpson  Board Member  

Al Washington  Board Member   

MerryBeth Burgess  Alternate Member 

Thomas Barton  Alternate Member  

 

ABSENT:  

  

Debbie Joyce    School Board Representative  

 

     

STAFF PRESENT: 
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Kristin Eick, Board Attorney; Bryant Smith, Interim Growth and Economic 

Development Director; and Monica Arsenault, Recording Secretary. 

  

Chairperson Sengel led the assembly in the Pledge of Allegiance. 

 

II. APPROVAL OF AGENDA AND MINUTES: 

 

1. AGENDA:  Meeting of November 2, 2022 

 

*  MOTION BY VICE CHAIRPERSON GREEN; SECONDED BY BOARD 

MEMBER ANDERSON TO APPROVE THE AGENDA AS WRITTEN. 

 

AYES: SENGEL, GREEN, ANDERSON, DOBRIN, GREENWOOD, 

LOPEZ, SIMPSON, WASHINGTON, BURGESS, BARTON 

 

 MOTION PASSED UNANIMOUSLY (10-0) 

 

III. OLD BUSINESS:  
 

None. 
 

IV. NEW BUSINESS:  

 
1.   PZ-22-00000021 – Zoning Text Amendment (Ordinance No. 15-2022) 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD 
COUNTY, FLORIDA; AMENDING APPENDIX A, ARTICLE XI, SECTIONS 18 
AND 22 OF THE ZONING ORDINANCE OF THE CITY OF COCOA; CHANGING 
THE LIST OF SPECIAL EXCEPTION USES IN THE CORE COMMERCIAL 
ZONING DISTRICT AND COCOA WATERFRONT OVERLAY DISTRICT; 
PROVIDING FOR THE REPEAL OF PRIOR INCONSISTEN ORDINANCES AND 
RESOLUTIONS, SEVERABILITY, AND AN EFFECTIVE DATE.  

 
Mr. Smith provided a presentation1 and explained that this zoning text amendment will 
allow printing, engraving, and related reproduction uses within the C-C Zoning District 
as a Special Exception. Printing, engraving and related reproduction uses will also be 
added in the Waterfront Overlay as a Special Exception where C-C is the underlying 
zoning district.  

 
Additionally, this will allow craft breweries as a Special Exception to the Waterfront 
Overlay where C-C and CBD are the underlying zoning districts, subject to the conditions 
of each underlying zoning district. This will update the Waterfront Overlay to be 
consistent with C-C and CBD underlying zoning.    

                                                           
1 Exhibit A: PZ-22-00000021 – Zoning Text Amendment 
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Chairperson Sengel opened the hearing to the public. There being no questions or 
comments the public portion of the hearing was closed.  

 
*  MOTION BY BOARD MEMBER SIMPSON; SECONDED BY BOARD 

MEMBER GREENWOOD TO REQUEST APPROVAL TO CITY 

COUNCIL OF THE REQUESTED ZONING TEXT AMENDMENT TO 

ALLOW FOR PRINTING, ENGRAVING, AND RELATED 

REPRODUCTION USES; AND CRAFT BREWERIES AS SPECIAL 

EXCEPTION USES AS PROVIDED IN ORDINANCE NO. 15-2022. 

 

AYES: SENGEL, GREEN, ANDERSON, DOBRIN, GREENWOOD, 

LOPEZ, SIMPSON, WASHINGTON, BURGESS, BARTON 

 

 MOTION PASSED UNANIMOUSLY (10-0) 

 

V. OTHER BUSINESS: 

 

1.  Tree Board Update 

  

 None. 

 

2.  Open Discussion 

 

 Mr. Smith mentioned the Orchid Lake and Diamondback projects which will be 

 starting to develop soon. He added that hopefully there will be more projects 

 coming before the Board by the beginning of the New Year. 

 

Vice Chairperson Green asked if it would be possible to get a listing of current 

developments at the beginning of the New Year.  

 

Board member Washington wished to share that he will be resigning from the Board 

after tonight. He has served for a long time and feels it is time to let someone else 

serve. He expressed that it was a pleasure working with everyone. 

 

Chairperson Sengel also shared that his term has ended and he will be off the Board 

after this evening as well. A new Chairperson will need to be elected at the next 

meeting.  

 

VII.  NEXT MEETING DATE: 

 

The next scheduled meeting for the Planning and Zoning Board will be held on 

Wednesday, December 7, 2022 at 6pm in Cocoa City Hall, 65 Stone St, Cocoa, FL 

32922. 

 

VIII.  ADJOURNMENT: 
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*  MOTION BY CHAIRPERSON SENGEL; SECONDED BY VICE 

CHAIRPERSON GREEN TO ADJOURN THE REGULAR MEETING OF 

NOVEMBER 2, 2022. 

 

AYES: SENGEL, GREEN, ANDERSON, DOBRIN, GREENWOOD, 

LOPEZ, SIMPSON, WASHINGTON, BURGESS, BARTON 

 

 MOTION PASSED UNANIMOUSLY (10-0) 

 

MEETING WAS ADJOURNED AT 6:12 PM.  

 

 

______________________________ 

Russell Sengel, Chairperson   

Respectfully Submitted By: 
 

 

 
__________________________________________ 

Monica Arsenault, Recording Secretary 
 
 



PZ-22-00000021 - Zoning Text Amendment – printing, 
engraving, and related reproduction uses; and craft 
breweries.
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Allows printing, engraving, and related reproduction uses within 
the C-C Zoning District as a Special Exception.  Printing, engraving 
and related reproduction uses will also be added in the Waterfront 
Overlay as a Special Exception where C-C is the underlying zoning 
district.

Allows Craft Breweries as a Special Exception to the Waterfront 
Overlay where C-C and CBD are the underlying zoning districts, 
subject to the conditions of each underlying zoning district.  
Updates the Waterfront Overlay to be consistent with C-C and CBD 
underlying zoning.
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MINUTES 

CITY OF COCOA 

PLANNING & ZONING BOARD/ LOCAL PLANNING AGENCY 

REGULAR MEETING 

December 7, 2022 

 

A Regular meeting of the Planning & Zoning Board Local Planning Agency 

was held on December 7, 2022 at City Hall, 65 Stone Street, Cocoa, FL, as 

publicly noted. 

 

I. CALL TO ORDER: 

 

Board member Dobrin called the meeting to order at 6:00 PM. 

ROLL CALL:  

 

Michael Dobrin  Board Member 

Veronica Lopez  Board Member 

Justin Simpson  Board Member 

Merrybeth Burgess  Alternate Member 

Thomas Barton  Alternate Member 

Debbie Joyce    School Board Representative  

 

PRESENT:   

   

Michael Dobrin  Board Member 

Veronica Lopez  Board Member 

Justin Simpson  Board Member 

Merrybeth Burgess  Alternate Member 

Thomas Barton  Alternate Member 

Debbie Joyce    School Board Representative  

 

ABSENT:  

  

     

STAFF PRESENT: 

 

Kristin Eick, Board Attorney; Bryant Smith, Interim Growth and Economic 

Development Director; and Joanna Zurinsky, Recording Secretary. 

  

Board member Dobrin led the assembly in the Pledge of Allegiance. 

 

II. APPROVAL OF AGENDA AND MINUTES: 

 

1. AGENDA:  Meeting of December 7, 2022 
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*  MOTION BY BOARD MEMBER DOBRIN; SECONDED BY ALTERNATE 

MEMBER BARTON TO AMEND THE AGENDA TO POSTPONE THE 

ELECTION OF CHAIR AND VICE CHAIR TO THE JANUARY 

MEETING. 

 

AYES:  DOBRIN, LOPEZ, SIMPSON, BURGESS, BARTON 

 

 MOTION PASSED UNANIMOUSLY (5-0) 

 

 2.   MINUTES:  Meeting of September 7, 2022 

 

*  MOTION BY ALTERNATE MEMBER BARTON; SECONDED BY BOARD 

MEMBER SIMPSON TO APPROVE THE MINUTES AS WRITTEN. 

 

AYES:  DOBRIN, LOPEZ, SIMPSON, BURGESS, BARTON 

 

 MOTION PASSED UNANIMOUSLY (5-0) 

 

III. OLD BUSINESS:  
 

None. 
 

IV. NEW BUSINESS:  

 
1. PZ-22-00000021 – StorQuest Express Self Storage 

 
 Mr. Smith explained that this item is to consider a Large-Scale Site Plan consistent with 

 Appendix A, Zoning, Article XI, Section 12, General Commercial District (C-G) to 

 allow construction of a self-storage  facility with recreational vehicle parking with 

 associated infrastructure on a ±6.38-acre portion of a site identified as Parcel 24-35-

 23-00-505 through the Brevard County Property Appraiser.  

 

 Mr. Smith showed the location on a map and pointed out that the parcel is near SR524 and 

 Friday Road. He added that, as a reminder, this was a Special Exception that was approved 

 by Board of Adjustment at their April 20, 2022 meeting.  

 

 The project proposes five storage buildings, an office, recreational vehicle storage, 

 and the associated infrastructure related to the construction of this site. The 

 building area includes 329 storage units and an office that totals approximately 57,735 

 square feet (SF) along with 34,155 SF of recreational equipment storage. The site 

 provides 19 parking spaces, exceeding the minimum 17 parking spaces required per 

 the City Code. 

 

 Dave Schmitt, Dave Schmitt Engineering, 12301 Lake Underhill Rd., Orlando, concurs 

 with staff’s recommendations and is happy to answer any questions from the Board.  



        Planning & Zoning Board 
Regular Meeting 

December 7, 2022 
 

Page 3 of 4 
 

 There being no further questions or comments from the Board, Board member Dobrin 

 opened the hearing up to the public.  

 

 There being no questions or comments from the public, the public portion of the hearing 

 was closed.  
  

*  MOTION BY ALTERNATE MEMBER BARTON; SECONDED BY  BOARD 

 MEMBER SIMPSON TO STAFF RECOMMENDS APPROVAL OF THE 

 LARGE-SCALE SITE PLAN FOR THE STORQUEST EXPRESS SELF 

 STORAGE WITH THE CONDITIONS RECOMMENDED BY STAFF. 

 

AYES:  DOBRIN, LOPEZ, SIMPSON, BURGESS, BARTON 

 

 MOTION PASSED UNANIMOUSLY (5-0) 

 

 Tree Board Update: None. 

 

Recent Development Update:  

 

Mr. Smith shared that Quail Ridge is an apartment complex project that was 

previously approved by the Board but it has since expired and has to make its way 

through the process again before it can come back before the Board.  

 

Open Discussion by Board Members: None.  

 

VII.  NEXT MEETING DATE: 

 

The next scheduled meeting for the Planning and Zoning Board will be held on 

Wednesday, January 4, 2023 at 6pm in Cocoa City Hall, 65 Stone St, Cocoa, FL 

32922. 

 

VIII.  ADJOURNMENT: 

 

*  MOTION BY BOARD MEMBER SIMPSON; SECONDED BY 

ALTERNATE MEMBER BARTON TO ADJOURN THE REGULAR 

MEETING OF DECEMBER 7, 2022. 

 

AYES:  DOBRIN, LOPEZ, SIMPSON, BURGESS, BARTON 

 

 MOTION PASSED UNANIMOUSLY (5-0) 

 

MEETING WAS ADJOURNED AT 6:17 PM.  
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______________________________ 

Michael Dobrin, Board member   

Respectfully Submitted By: 
 

 

 
__________________________________________ 

Monica Arsenault, Recording Secretary 
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MINUTES 

CITY OF COCOA 

PLANNING & ZONING BOARD/ LOCAL PLANNING AGENCY 

REGULAR MEETING 

February 1, 2023 

 

A Regular meeting of the Planning & Zoning Board Local Planning Agency 

was held on February 1, 2023 at City Hall, 65 Stone Street, Cocoa, FL, as 

publicly noted. 

 

I. CALL TO ORDER: 

 

Board member Dobrin called the meeting to order at 6:00 PM. 

ROLL CALL:  

   

Todd Anderson  Board Member 

Chris Bankhead  Board Member 

Ron Chabot   Board Member 

Michael Dobrin  Board Member 

Aleck Greenwood  Board Member 

Veronica Lopez  Board Member 

Justin Simpson  Board Member 

Wesley Park   Board Member 

Marcus Wheeler  Board Member 

Merrybeth Burgess  Alternate Member 

Katherine Stewart  Alternate Member 

 

PRESENT:   

 

Todd Anderson  Board Member 

Ron Chabot   Board Member 

Michael Dobrin  Board Member 

Aleck Greenwood  Board Member 

Veronica Lopez  Board Member 

Justin Simpson  Board Member 

Wesley Park   Board Member 

Marcus Wheeler  Board Member 

Merrybeth Burgess  Alternate Member 

 

ABSENT:  

  

  Chris Bankhead  Board Member 

  Katherine Stewart  Alternate Member 

     

STAFF PRESENT: 
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Kristin Eick, Board Attorney; Luci Ribeiro, Planner; Justin Lee, Senior Planner; 

and Monica Arsenault, Recording Secretary. 

  

Board member Dobrin led the assembly in the Pledge of Allegiance. 

 

II. APPROVAL OF AGENDA AND MINUTES: 

 

1. AGENDA:  Meeting of February 1, 2023 

 

*  MOTION BY BOARD MEMBER GREENWOOD; SECONDED BY BOARD 

MEMBER ANDERSON TO APPROVE THE AGENDA AS WRITTEN. 

 

AYES: ANDERSON, CHABOT, DOBRIN, GREENWOOD, LOPEZ, 

SIMPSON, PARK, WHEELER, BURGESS 

 

 MOTION PASSED UNANIMOUSLY (9-0) 

 

III. OLD BUSINESS:  
 

None. 
 

IV. NEW BUSINESS:  

 
1. Annual Election of Chair and Vice Chair 

 
Board member Dobrin opened nominations to the Board.  
 
Board member Greenwood nominated Board member Simpson for the Chairperson 
position. He explained his reasonings for his nomination. 
 
No further nominations were made. 

 

*  MOTION BY BOARD MEMBER GREENWOOD; SECONDED BY BOARD 

MEMBER ANDERSON TO ELECT JUSTIN SIMPSON AS 

CHAIRPERSON. 

 

AYES: ANDERSON, CHABOT, DOBRIN, GREENWOOD, LOPEZ, 

SIMPSON, PARK, WHEELER, BURGESS 

 

 MOTION PASSED UNANIMOUSLY (9-0) 

 

 Nominations were opened for the Vice Chair position. 

 

Board member Greenwood nominated Mike Dobrin for Vice Chairperson.  
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*  MOTION BY BOARD MEMBER GREENWOOD; SECONDED BY BOARD 

MEMBER LOPEZ TO ELECT MIKE DOBRIN AS VICE CHAIRPERSON 

FOR DISCUSSION. 

 

Board member Dobrin noted that if anyone else is interested in the position he will 

decline the nomination. 

 

Board member Greenwood added that he will nominate Todd Anderson as Vice 

Chairperson if Board member Dobrin does not want the position. In response, 

Board member Anderson shared that with his full-time work schedule he is not sure 

he can commit to the position.  

 

Board member Dobrin accepted the position as Vice Chairperson. 

 

AYES: ANDERSON, CHABOT, DOBRIN, GREENWOOD, LOPEZ, 

SIMPSON, PARK, WHEELER, BURGESS 

 

 MOTION PASSED UNANIMOUSLY (9-0) 
 

2. Board Training 
 

Board Attorney Eick provided a Board Training presentation1 to serve as a refresher for 
the current board members as well as an introductory training for the new board members.  
 

V. OTHER BUSINESS: 
 

1. Tree Board Update: None. 
 

2. Recent Development: None. 
 

3. Open Discussion by Board Members: 
 

Board member Dobrin asked if there are any updates regarding the previous hotel project 
that was supposed to be developed in the Village. In response, Board member Greenwood 
shared that an opportunity to submit RFPs will be opening soon, however there is a 
process that has to be gone through.  
 
Board member Anderson asked if at the next meeting the Board would be interested in 
taking a group photo in front of the dais. If acceptable by staff, he thought this could be 
something to be included in the next FYI Newsletter since there are so many new board 
members.  

 
VI.  NEXT MEETING DATE: 

 

                                                           
1 Exhibit A: Planning & Zoning Training 02/01/2023 
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The next scheduled meeting for the Planning and Zoning Board will be held on 

Wednesday, March 1, 2023 at 6pm in Cocoa City Hall, 65 Stone St, Cocoa, FL 

32922. 

 

VII.  ADJOURNMENT: 

 

*  MOTION BY BOARD MEMBER GREENWOOD; SECONDED BY BOARD 

MEMBER LOPEZ TO ADJOURN THE REGULAR MEETING OF 

FEBRUARY 1, 2023. 

 

AYES: ANDERSON, CHABOT, DOBRIN, GREENWOOD, LOPEZ, 

SIMPSON, PARK, WHEELER, BURGESS 

 

 MOTION PASSED UNANIMOUSLY (9-0) 

 

MEETING WAS ADJOURNED AT 7:49 PM.  

 

 

 

______________________________ 

Justin Simpson, Chairperson   

Respectfully Submitted By: 
 

 

 
__________________________________________ 

Monica Arsenault, Recording Secretary 
 
 



PLANNING AND ZONING BOARD

TRAINING
Kristin Eick, Assistant City Attorney
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Outline

 Role of the Planning and Zoning Board

 The Comprehensive Plan

 Zoning

 Site Plans

 Plats

 Planned Unit Developments (PUDs)

 Development Permits and Orders

 Quasi-Judicial Procedure

 Property Rights

 Government in the Sunshine

 Public Records

 Ethics

 Voting Conflicts



Role of the Board

 Duties:

 Advise the City Council on questions related to zoning

 Investigate proposals to change zoning regulations

 Hear applications and make recommendations to the City Council on:

 Proposed changes to the permitted use of a property

 Proposed amendments to the zoning code

 Proposed subdivision plats

 See Article XIX of the City of Cocoa Code of Ordinances

 Available Here

https://library.municode.com/fl/cocoa/codes/code_of_ordinances?nodeId=PTIICO_APXAZO_ARTXIXPLZOBO


Role of the Board

 Act as the City’s Local Land Planning Agency, Community Planning Act, Part II, Chapter 
163.3161, F.S.

 Conduct the comprehensive planning program and prepare the comprehensive plan or 
elements or portions thereof for the city;

 Coordinate the comprehensive plan or elements or portions thereof with the comprehensive 
plan or elements of appropriate local governments, the East Central Florida Regional Planning 
Council, and the state;

 Recommend the comprehensive plan or elements or portions or amendments thereto to the 
council for adoption, modification, or rejection;

 Monitor and oversee the effectiveness and status of the comprehensive plan and recommend to 
the council such changes in the comprehensive plan as may be required from time to time, 
including the preparation of periodic evaluation and analysis reports as required by the Act;

 Review proposed land development regulations, as that term is defined in Chapter 15, Section 
15-4, City Code of Cocoa, Florida, and land development codes, or amendments thereto, and 
make recommendations to the governing body as to the consistency of the same with the 
adopted comprehensive plan, or element, or portion thereof; and

 Perform any other functions, duties, and responsibilities assigned to it by the city council or by 
general or special law.

https://library.municode.com/fl/cocoa/codes/code_of_ordinances?nodeId=PTIICO_CH15PL
https://library.municode.com/fl/cocoa/codes/code_of_ordinances?nodeId=PTIICO_CH15PL_ARTIICOPL_S15-4COPLDE


Role of the Board

 Act as the City’s Tree Board

 Investigate, develop, and advise the city council regarding policies and 
standards relating to the care, preservation, planting, replanting, removal, or 
disposition of trees and shrubs in parks, along streets, and in all other public 
areas.

 When requested by the City Council, consider, investigate, make findings of fact, 
report, and make recommendations upon any special matter within the scope of 
its duties.

 No oak tree located on city public right-of-way or city owned property shall be 
removed or significantly pruned prior to review and recommendation by the 
tree board and approved by the city council, subject to certain exceptions.

 Include in recommendation location and species of replacement tree

 Open Discussion for Board members and guest speakers



The Comprehensive Plan

 The Comprehensive Plan shall provide the principles, guidelines, standards, and strategies for 
the orderly and balanced future economic, social, physical, environmental, and fiscal 
development of the area that reflects community commitments to implement the plan and 
its elements.  

 In short, provides general guidelines to control future development. 

 “The plan shall establish meaningful and predictable standards for the use and development of 
land and provide meaningful guidelines for the content of more detailed land development and 
use regulations.” 163.3177, F.S.

 All counties and cities in Florida must have a comprehensive plan.

 The Comprehensive Plan is not a zoning map; it is a legal document adopted pursuant to §
163.3161 et. seq., Florida Statutes.

 Required and Optional Elements in accordance with state law – ex. Future Land Use Element, 
Conservation Element,

 Within Elements, goals, objectives, policies, and strategies

 Shall be based on relevant and appropriate data and analysis by the City that may include: surveys, 
studies, community goals and vision, and other data available at the time of adoption of the 
comprehensive plan or plan amendment.  Must be taken from professionally accepted sources.

 Sometimes includes regulatory language.  Ex.  Density, wetland impacts.

 Elements must be consistent with each other (internal consistency).

 Future Land Use Element - designates proposed future general distribution, location, and 
extent of the uses of land for residential uses, commercial uses, industry, agriculture, 
recreation, conservation, education, public facilities, and other categories of the public and 
private uses of land. The approximate acreage and the general range of density or intensity of 
use shall be provided for the gross land area included in each existing land use category.



The Comprehensive Plan

 It is the intent of the Community Planning Act that adopted comprehensive plans or elements 

thereof shall be implemented, in part, by the adoption and enforcement of appropriate local 

regulations on the development of lands and waters within an area. Sec. 163.3201, F.S.

 Each municipality in FL shall adopt or amend and enforce land development regulations that are 

consistent with and implement their adopted comprehensive plan. Sec. 163.3202, F.S.

 All development in the City must conform with the Comprehensive Plan.

 The City of Cocoa’s Comprehensive Plan can be accessed here. Chapter 15 Article II of the Code of 

Ordinances regulates the Comprehensive Plan.

 The current Comprehensive Plan was adopted by Ordinance 13-2019 and plans for 2020 – 2030.

chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/www.cocoafl.org/DocumentCenter/View/1402/Comprehensive-Plan?bidId=
https://library.municode.com/fl/cocoa/codes/code_of_ordinances?nodeId=PTIICO_CH15PL_ARTIICOPL_S15-5INPUPL




Comprehensive Plan Amendments
 Applications to amend the Comprehensive Plan may be initiated by the City Council, the general 

public, a real property owner, or a governmental agency.

 May be map or text amendments, or both

 Factors to consider when reviewing proposed Comprehensive Plan amendments include:

 Effect on the City’s budget

 Effect on public facilities

 Includes – transportation, sanitary sewer, solid waste, drainage, potable water, educational, parks and rec 
facilities

 Impact on the environment and natural and historical resources

 Compatibility with surrounding neighborhoods and land uses

 Compatibility with remainder of the Plan

 Impact on the health, safety, aesthetics, and welfare of the City

 Impact on ability of people to find adequate housing reasonably accessible to their places of employment

 Consistency with the state comprehensive plan, regional plans

 A full list of factors to consider can be found in Sections 15-10 and 15-11 of the Code.

 Planning Staff should provide a detailed Staff Report to the Board outlining how staff believes a proposed Plan 
amendment meets or does not meet all the enumerated factors. (Data and analysis)

https://library.municode.com/fl/cocoa/codes/code_of_ordinances?nodeId=PTIICO_CH15PL_ARTIICOPL_S15-11LOPLAGRE


Board’s Review of Comprehensive Plan 

Amendment
 The Board must hold a public hearing to consider Plan amendments.

 The hearing must be noticed not more than 15 or less than 7 days before the 

hearing

 The Board should encourage and accept public comment at the hearing on the 

proposed Plan amendment.

 Following the hearing, the Board will make a recommendation to the City 

Council regarding each Plan amendment application. The recommendation 

should be based upon all factors in the City Code.

 The Board may ultimately recommend that the Council deny an application, 

approve an application, or approve an application with modifications.

 Following City Council readings, does not become immediately effective.  

Involves state review.



Zoning – Land Development Regulations

 Appendix A of the City Code is the Zoning Ordinance of the City of Cocoa.

 “Land development regulations” means ordinances enacted by governing bodies for the 
regulation of any aspect of development and includes any local government zoning, rezoning, 
subdivision, building construction, or sign regulations or any other regulations controlling the 
development of land, except that this definition does not apply in s. 163.3213.

 LDRs contain specific and detailed provisions necessary or desirable to implement the adopted 
comprehensive plan and shall at a minimum:

 Regulate the subdivision of land.

 Regulate the use of land and water for those land use categories included in the land use 
element and ensure the compatibility of adjacent uses and provide for open space.

 Provide for protection of potable water wellfields.

 Regulate areas subject to seasonal and periodic flooding and provide for drainage and 
stormwater management.

 Ensure the protection of environmentally sensitive lands designated in the comprehensive plan.

 Regulate signage.

 Provide that public facilities and services meet or exceed the standards established in the 
capital improvements element required by s. 163.3177 and are available when needed for the 
development

https://library.municode.com/fl/cocoa/codes/code_of_ordinances?nodeId=PTIICO_APXAZO_ARTXISCDIRE
http://www.leg.state.fl.us/statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0163/Sections/0163.3213.html
http://www.leg.state.fl.us/statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0163/Sections/0163.3177.html


Zoning – Land Development Regulations

 The City is divided into different zoning districts on the City’s official zoning map. 
Each zone allows different types of development (allowed uses) and sets out 
specific requirements for development within the zone. Certain types of 
development (uses) are allowed only in certain zones.

 Each zone has a basic descriptor to guide development. Within each zone, land 
uses are broken up into four categories: principal uses, accessory uses, special 
exceptions, and prohibited uses.

 For example: The Residential Estates (RE) district is described as “an area of estate 
density single-family residential development. Large lot sizes and other restrictions are 
intended to promote and protect the highest quality residential development.” The 
principal use is single-family dwellings. Accessory uses include patios and swimming 
pools. Special exceptions include churches and playgrounds. 

 All uses not specifically allowed as principal uses, accessory uses, or special exceptions 
are prohibited in a zone. This applies to all zoning districts.

 The Board is required to make a recommendation to the City Council regarding all 
proposed zoning changes within the City.

 Map or text amendments



ZONING MAP – CITY OF COCOA



Rezoning Applications

 Must hold a public hearing to consider rezoning requests or text amendment 
requests.

 Zoning map amendments 15 day public notice

 Board should encourage and accept public comment at the hearing on the 
proposed amendment.

 Following the hearing, the Board will make a recommendation to the City 
Council. The recommendation should be based upon all factors in the City 
Code.

 The Board may ultimately recommend that the Council deny an application, 
approve an application, or approve an application with conditions.

 Proponents of a zoning change must demonstrate that a rezoning is consistent 
with the Comprehensive Plan.

 Application to rezone is not analyzed with regard to a particular project 
unless also presented with a development agreement.



Rezoning Applications
 Analyze the following criteria:

 The proposed change is contrary to the established land use pattern.

 The proposed change would create an isolated district unrelated to adjacent and nearby districts.

 The proposed change would materially alter the population density pattern and thereby increase or overtax the load on public facilities 
such as schools, utilities, streets, access, etc.

 Existing district boundaries are illogically drawn in relation to existing conditions on the property proposed for change.

 The proposed change would be contrary to the land use plan and would have an adverse effect on the comprehensive plan.

 Changed or changing conditions make the passage of the proposed amendment necessary.

 The proposed change will adversely influence living conditions in the neighborhood.

 The proposed change will create or excessively increase traffic congestion or otherwise affect public safety.

 The proposed change will create a drainage problem.

 The proposed change will seriously reduce light and air to adjacent areas.

 The proposed change will adversely affect property values in the adjacent areas.

 The proposed change will be a deterrent to the improvement or development of adjacent property in accord with existing regulations.

 The proposed change will constitute a grant of special privilege to an individual owner as contrasted with the public welfare.

 There are substantial reasons why the property cannot be used in accord with existing zoning.

 Whether the change suggested is out of scale with the needs of the neighborhood of the city.

 It is impossible to find other adequate sites in the city for the proposed use in districts already permitting such use.



Site Plans
 Except for single family homes or a single duplex unit, any development, change of 

use, any use approved as a special exception, mobile home parks, and mobile home 
cooperatives shall require a site plan approval prior to the issuance of any building 
permit.

 Site plan signed and sealed by a Florida registered engineer, surveyor or architect.

 Area of site in square feet and acres.

 Area of lot covered by a structure.

 Height and number of floors of structure and total floor area.

 Floor area ratio.

 Landscape plan in accordance to the application.

 Drainage plan in accordance to the application.

 Parking and circulation plan, points of ingress to and egress from the site, and dimension of parking areas.

 Location and availability of capacity for potable water and wastewater facilities to serve the proposed site, including a 
description of and required improvements or extensions of existing off-site facilities.

 P&Z makes the final decision on site plans.  City Council does not approve.

 Deny an application, approve an application, or approve an application with conditions.

 Conditions must be related to the adverse impact of the development.

 Must be sufficiently clear.

 Appeals of small scale site plans



Planned Unit Developments (PUDs)

 A Planned Unit Development (“PUD”) is an area of land developed as a single 

entity, or in approved stages in conformity with a final development plan by 

a developer, which is totally planned to provide for a variety of compatible 

uses and common open space.

 PUD is a zoning district unto itself.

 PUDs are unique because requirements like lot size, setbacks, etc. are not as 

rigid. The PUD gains flexibility on density/lot size in exchange for extra 

(accessible and usable) open space, enhanced amenities, etc.

 PUDs are not final (and zoning not final) until the final development plan has 

been approved. Then the zoning is inextricable from the development plan.

 PUD = (zoning) + (built-in site plan).

 Article XI Section 17 of the Code covers PUDs.

https://library.municode.com/fl/cocoa/codes/code_of_ordinances?nodeId=PTIICO_APXAZO_ARTXISCDIRE_S17PUPLUNDEDI


Platting

 Chapter 18 Article II of the Code concerns plats and platting.

 The transfer of, sale of, agreement to sell, or negotiation to sell land by reference 
to or exhibition of, or other use of a plat of a subdivision that has not been 
given final approval by the city council and recorded in the office of the clerk of 
the circuit court of Brevard County is prohibited.

 Subdivision includes all divisions of a tract or parcel of land into two (2) or more 
lots, building sites, or other divisions, for the purpose, whether immediate or 
future, of sales or building development, and shall include all divisions of land 
involving the dedication of a new street or a change in existing streets, with 
exceptions.  Sec. 18-7.

 “Plat or replat” means a map or delineated representation of the subdivision 
of lands, being a complete exact representation of the subdivision and other 
information in compliance with the requirement of all applicable sections of 
this part and of any local ordinances.

 Every plat offered for recording pursuant to the provisions of this part must 
be prepared by a professional surveyor and mapper.

 Chapter 177, Florida Statutes, establishes minimum requirements for plat.  
City surveyor reviews plat, as well as staff and city attorney.

https://library.municode.com/fl/cocoa/codes/code_of_ordinances?nodeId=PTIICO_CH18SU_ARTIIPLPLPR


Platting

 Lays out lots, roads, common areas

 Each plat contains a dedication of the owners of the land (and mortgagees if not 
signing a joinder and consent) for the uses established in the plat; includes what 
areas are dedicated to the public.

 Two-step platting process – preliminary and final.  

 Preliminary plat approval “shall not be construed as authority for filing of the plan with the 
clerk of the circuit court of Brevard County, nor as authority for the sale of lots in reference 
thereto. Approval of the preliminary plan authorizes the subdivider to install all required 
improvements in accordance with the approved plans and specifications. All work shall be 
inspected and approved by the city engineer.”

 The planning board shall review the preliminary plan to determine its conformity 
with the land development plan and these regulations. Upon completing its 
review, the planning board shall recommend to the city council the approval, 
approval subject to conditions, or denial of the preliminary plan.

 Failure to apply for final plat approval within one (1) year shall cause the 
preliminary plan approval to cease and become void. A time extension may be 
granted by the city council upon written request by the subdivider. 

 More information regarding platting requirements may be found in Section 18-31 
et. seq. of the Code.



Development Permits and Orders
Florida Statutes § 166.033

 An approval, approval with conditions, or denial of the application for a 

development permit or development order must include written findings 

supporting the municipality's decision.

 Development Permit – any zoning permit, subdivision approval, rezoning, special 

exception, variance, or other official action of local government having the effect 

of permitting the development of land.

 Denials – written notice to the applicant is required.  Notice must include 

citation to applicable portions of ordinance, rule, statute, or other legal 

authority for the denial of the permit or order.

 Motion should incorporate staff findings or amend staff findings.

 Staff reports must contain sufficient analysis upon which the Board can support   

its decision.



Quasi-Judicial vs Legislative Procedures

Quasi-Judicial Legislative

Examples Variances, waivers, 

special exceptions, plat 

approvals, site specific 

rezones

Comprehensive Plan 

amendments, text 

amendments to LDRs, 

changing a property’s 

future land use 

designation

Standard of Review Competent and 

substantial evidence

Fairly debatable

Type of Decision Applying policy to a 

specific set of facts

Creating policy

Affects A limited number of 

specific property owners

The public at large



Quasi-Judicial Procedures
 Quasi-judicial decisions have an impact on a limited number of property owners and are “contingent on facts 

adduced at a hearing and where the decision can be functionally viewed as policy application rather than 
policy setting.” Board of County Com’rs of Brevard County v. Snyder, 627 So.2d 469 (Fla. 1993).

 3 Requirements for a Quasi-Judicial Hearing – (1) Afford procedural due process; (2) observe essential 
requirements of law; (3) decision must be based on competent and substantial evidence.

 1. Procedural Due Process:

 Due Process requires reasonable notice of the hearing and an opportunity to be heard on the matters (should inquire about 
whether proper notice has been given).  Variances, special exceptions all require that certain notices be given pursuant to 
City Code.  15 days prior to hearing – posting property, posting at City Hall and  on the city’s website and published in a 
newspaper of regular circulation. Mailers to property owners within 500ft.

 Parties must be able to present evidence, cross-examine witnesses (participants), and be informed of all facts presented to 
the quasi-judicial body (evidence presented in the record).

 Impartial decision maker – approach in an unbiased and fair manner, without prejudgment of the issues (recusal). 

 Ex parte communications – contacts made by an interested party to a proceeding with a decision maker outside the presence 
of the other parties – must be disclosed on the record at the beginning of the hearing.  Undermines the concept of an 
impartial, neutral decision maker.  TIP:  If approached by an interested party, ask them to come to the meeting and      
provide comments there.  Let them know you should not be receiving information outside of the hearing.

QUASI-JUDICIAL NOT QUASI-JUDICIAL

Variances

Waivers

Special Exceptions

Plat approval

Site specific rezones

Comprehensive Plan amendments

Text amendments to LDRs



Quasi-Judicial Procedures 

 2. Observe the essential requirements of law:

 Apply the correct law applicable to the land use decision (strict compliance with the criteria).

 Burden of Proof:  Applicant has initial burden, then burden shifts to the City to demonstrate by 
competent and substantial evidence that the action is adverse to the public interest.

 Ex. Variance decision overturned because did not apply correct legal definition of hardship. 
Bernard v. Town of Palm Beach, 569 So.2d 853 (Fla. 4th DCA1990) (“eye of the beholder”).

 3. Decision must be based on competent and substantial evidence:

 Relevant evidence that a reasonable mind would accept as adequate to support a conclusion.

 Some quantity (more than a scintilla) of legally admissible evidence supporting each criteria.

 Court will not re-weigh the evidence.

 Must be contained in the record. 

 Testimony and documentary evidence presented at the hearing.

 Generally, witnesses should be sworn in.

 General objections (not fact-based) by neighbors are not competent and substantial evidence.  
Neighbors are competent to give facts about which they have first-hand knowledge, such as 
aesthetics, recreational needs, compatibility with the neighborhood.  They are not competent 
to testify regarding traffic or real estate values if they are not experts in the field.



Legislative Procedures

 Legislative actions result in the formulation of a general rule or policy that 
affects a large portion of the public. Legislative decisions are policy decisions. 
Board of County Com’rs of Brevard County v. Snyder, 627 So.2d 469 (Fla. 1993).

 Comprehensive Plan amendments and small-scale development amendments 
are legislative in nature.

 Legislative decisions are subject to the “fairly debatable” standard of review. 
Martin County v. Yusem, 690 So. 2d 1288 (Fla. 1997).

 Legislative decisions must be reasonable based upon the evidence presented.

 “The fairly debatable rule is a rule of reasonableness.” Where reasonable persons 
could differ as to the propriety of a planning action, it should be affirmed. Payne v. City 

of Miami, 52 So. 3d 707 (Fla. 3d DCA 2010).

 Testimony of neighboring landowners or other concerned citizens is not a sufficient 
basis upon which the denial of a comprehensive plan amendment may rest. When 
testimony is presented in favor of the proposed amendment and the only rebuttal 
testimony is citizen opposition, a denial of the proposed amendment is not fairly 
debatable and thus should not be upheld in court. Island, Inc. v. Bradenton Beach, 884 So. 2d 107 (Fla. 

2d DCA 2004).



Property Rights

 Complex constitutional and statutory principals governing property rights 

apply on a case-by-case, very fact specific basis.

 Florida Community Planning Act – required Comprehensive Plan updates to 

include a new Private Property Rights Element – governmental entities must 

respect judicially acknowledged and constitutionally protected private 

property rights.

 For example:

 Unlawful government exactions – conditions imposed on the use of property lacking 

essential nexus to a legitimate government purpose; not roughly proportionate to 

the impacts of the development.

 Bert Harris Property Rights Act – Inordinate Burden Test.

 Takings Clause – Depriving an owner of all economically beneficial use of land.



Government in the Sunshine

 Section 286.011, Florida Statutes, provides: “All meetings of any board of 

commission of any state agency or authority of any agency or authority of any 

county or municipality…at which official acts are to be taken are declared to 

be public meetings.”

 Could be rephrased as follows:  “Any communication between two members 

of the same board on any matter which may reasonably or foreseeably come 

in front of the board must take place at a time and place of which the public 

has reasonable notice and location where the public has reasonable access.”

 Minutes of the meeting must be taken.

 Boards may not take action on or engage in private discussion of board 

business via written correspondence, emails, text messages, or other 

electronic communications (Facebook).



Government in the Sunshine
 Email communication of information from one board member to another may not violate the 

Sunshine Law if there is no interaction related to the report but circulating “position 
statements” is highly discouraged and may pose other procedural due process concerns.

 Sunshine Law does not prohibit board from taking action on an item not on the agenda, but 
other procedural due process concerns or code requirements regarding notice may be 
implicated.

 Public Comment. Members of the public shall be given a reasonable opportunity to be heard 
on a proposition before a board or commission. The opportunity to be heard need not occur 
at the same meeting at which the board or commission takes official action on the 
proposition if the opportunity occurs at a meeting that is during the decision-making process 
and is within reasonable proximity in time before the meeting at which the board or 
commission takes the official action.

 The opportunity does not apply to a meeting during which the board is acting in a quasi-judicial 
capacity (though would not affect right of person to be heard as otherwise provided by law).

 The opportunity does not apply to an official act that is ministerial, such as approval of 
minutes.

 Abstention from Voting.  Sunshine Law requires voting, unless there is or appears to be a 
possible conflict of interest OR, in a quasi-judicial proceeding, a member may abstain if the 
abstention is to assure a fair proceeding free from potential bias or prejudice.  



Government in the Sunshine

 Sunshine Law Don’ts:

 Do not talk about matters during recesses.

 Do not talk about matters before or after meetings.

 Do not talk about matters between meetings (even at City Hall).

 Do not pass notes or whisper to other members during a meeting.

 Do not talk about Board business in social settings.

 Do not talk about votes, hearings, or actions after the public meeting as the 
matter may come back before the Board in a different context

 Penalties for violation of Sunshine Law:

 Criminal misdemeanor for knowing violation

 Removal from office

 Noncriminal infraction – fine not exceeding $500

 Reasonable attorney’s fees assessed

 Final action taken is void



Public Records
 Municipal records are to be open for personal inspection and copying by any 

person. Providing access to public records is a duty of each agency.

 Florida Statutes § 119.01(1).

 “Public records” means all documents, papers, letters, maps, books, tapes, 

photographs, films, sound recordings, data processing software, or other 

material, regardless of the physical form, characteristics, or means of 

transmission, made or received pursuant to law or ordinance or in connection 

with the transaction of official business by any agency. Florida Statutes § 119.011(12).

 Includes: written materials, tapes and recordings, photographs and film, 

electronic databases and files, emails, Facebook posts, texts, and tweets.

 Records must be retained in accordance with records retention schedules.

 There is no requirement that requests for records must be in writing or in a 

particular form; let the city clerk know immediately if you believe you have 

received a request for records.  Records must be produced within a 

reasonable time.



Code of Ethics
Chapter 112 Florida Statutes 

 Board Members are considered “public officers” – includes elected and appointed officials.

 Cannot solicit or accept anything of value, such as a gift, loan, favor, or service given for the 
purpose of influencing votes or actions.

 Cannot do business with one’s own agency, i.e., sell, lease or rent property, goods or services 
to the City.

 Cannot use position to secure a special privilege or benefit.

 Cannot hold conflicting employment or contractual relationship, i.e, cannot have contractual 
relationship or be employed by an agency or business entity that does business with the City 
and cannot have contractual relationship or employment that will create a continuing or 
frequently occurring conflict of interest.

 Cannot misuse privileged information.

 Cannot appoint, employ, promote, or advance relatives.

 Cannot vote on any measure which would inure to the special private gain or loss.

 Must disclose personal interests, financial interests, clients represented, contributions and 
honoraria.

 Penalties include removal from office, censure, restitution and civil penalty up to $10,000.



Code of Ethics – Voting Conflicts
Florida Statutes § 112.3143

 No municipal or other local public officer shall vote in an official capacity upon any measure which 
would inure to his or her special private gain or loss OR to the special private gain or loss of:

 A principal by whom the officer is retained (e.g., employer or clients).

 To the parent organization or subsidiary of a corporate principal by which the officer is retained.

 A relative or business associate of the officer (father, mother, son, daughter, husband, wife, brother, sister, 
father-in-law, mother-in-law, son-in-law, daughter-in-law; but may extent broader to other relatives such as 
brother-in-law if the benefit would impact a relative such as sister).  (Note that measure affecting relative’s 
employer may also create a conflict).

 Special private gain or loss = economic benefit or harm.

 Impact of nearby development?  Too remote or speculative?

 Before the vote is taken, officer shall publicly state to the Board the nature of the interest in the 
matter from which he or she is abstaining and within 15 days after the vote occurs, disclosure the 
nature of the interest as a public record in a memorandum filed with the person responsible for 
recording the minutes of the meeting, who shall incorporate the memorandum into the minutes.

 No appointed officer shall PARTICIPATE in any manner that would insure to the special private gain 
or loss of any of the persons or entities listed above without first disclosing the nature of the 
interest.

 If interest is not given to person responsible for recording minutes BEFORE the meeting, disclosure must be 
made orally at the meeting when it becomes known that a conflict exists.  Memorandum must be filed 15 days 
after.

 Voting conflict is analyzed separately from procedural due process and impartial decision maker 
standard.
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File #:  Version: 123-145 Name:

Status:Type: Agenda Agenda Ready

File created: In control:2/22/2023 Planning and Zoning / Local Planning Agency

On agenda: Final action:3/1/2023

Title: Staff is requesting to remove the staff initiated rezoning application for PZ-22-00200013 (Quail Ridge)
to rezone various parcels from C-N (Commercial Neighborhood) to RU-2-15 (Multifamily Dwelling)
from this agenda.

Sponsors:

Indexes:

Code sections:

Attachments:

Action ByDate Action ResultVer.

PLANNING & ZONING BOARD/LOCAL PLANNING AGENCY AGENDA
ITEM

Memo Date: February 22, 2023
Agenda Date: March 1, 2023
Prepared By: Bryant Smith III, P.E, CFM - Public Works Director / Interim Growth and
Economic Development Director
Through: Bryant Smith III, P.E, CFM - Public Works Director / Interim Growth and
Economic Development Director
Requested Action:
Staff is requesting to remove the staff initiated rezoning application for PZ-22-00200013 (Quail Ridge)
to rezone various parcels from C-N (Commercial Neighborhood) to RU-2-15 (Multifamily Dwelling)
from this agenda.

BACKGROUND:

The staff initiated rezoning application for PZ-22-00200013 will be advertised for a future Planning
and Zoning Board Meeting. The purpose of this agenda item is to formally remove this as a hearing
item for the March 1, 2023 Planning and Zoning Board Meeting.

BUDGETARY IMPACT:

None.

PREVIOUS ACTION:
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File #: 23-145, Version: 1

None.

RECOMMENDED MOTION:
Staff recommends to remove the staff initiated rezoning application for PZ-22-00200013 to rezone
various parcels from C-N (Commercial Neighborhood) to RU-2-15 (Multifamily Dwelling) from this
agenda.
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Title: Staff is requesting the Planning and Zoning Board to affirm the determination of the Community
Development Director to deny the Small-Scale Site Plan application for a self-service storage facility
pursuant to Appendix A, Zoning Article XIII, Section 1 (H) in the Manufacturing and Industrial District
(M-2)...End
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Attachments: Exhibit A - Location Map.pdf

Exhibit B - Zoning Map.pdf

Exhibit C - FLU Map.pdf

Community Development Director Determination.pdf

12_14_2022_ Appeal Ltr received from K. Rezanka.pdf

Legal Ad.pdf

Ord 06-2020 - (Signed) Self-Service Storage Facilities.pdf

2.) APP-SS-ADVANTAGE SELF STORAGE.pdf

City Council Agenda Item -Ord. 06-2020

June 16 2020 PZ Minutes.pdf

City Council June 24 2020 Meeting Minutes.pdf

PZ Presentation - Text Amend - Self Service Storage.pdf

Action ByDate Action ResultVer.

PLANNING & ZONING BOARD/LOCAL PLANNING AGENCY AGENDA
ITEM

Memo Date: February 22, 2023
Agenda Date: March 1, 2023
Prepared By: Bryant Smith III, P.E., CFM - Public Works Director / Interim Growth and
Economic Development Director
Through: Bryant Smith III, P.E., CFM - Public Works Director / Interim Growth and
Economic Development Director
Requested Action:
Staff is requesting the Planning and Zoning Board to affirm the determination of the Community
Development Director to deny the Small-Scale Site Plan application for a self-service storage facility
pursuant to Appendix A, Zoning Article XIII, Section 1 (H) in the Manufacturing and Industrial District
(M-2)...End

BACKGROUND:
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Project Name: Advantage Self Storage
Project No: PZ-23-00200002
Applicant: ADG Cocoa Holding, LLC John King P.O. Box 271107

Louisville, CO 80027
Property Owner: Same as Applicant
Project Location: The subject property is comprised of one parcel located

on the south side of Grissom Parkway. The property is
identified by the Brevard County Property Appraiser as
Parcel ID 24-35-12-00-759 and is depicted within Exhibit A
- Location Map.

Public Notice Advertised in the newspaper on February 22, 2023.
Project Information:

The applicant is proposing to construct a self-storage facility within the Manufacturing and Industrial
District (M-2). Self-storage facilities are not permitted within the M-2 District. The City received an
application in October 2022 for a small-scale site plan on the above-referenced 2.99-acre parcel. On
November 1, 2022, the Interim Growth and Economic Development Director (this role serves as the
Community Development Director) notified the Applicant that the application appears to be complete.
Upon review of the site plan application and associated documents, staff determined that based on
the permitted uses within the M-2 Zoning District, the proposed use was not allowed. Staff notified
the applicant by email on November 14, 2022, of the denial. Since this project was denied due to the
prohibited use of Self-Service Storage, which is explicitly defined within the City Code, the complete
review process for compliance with the City Code did not begin. All site plans are required to meet all
current applicable code requirements. Self-Storage cannot meet the applicable code requirements of
the M-2 District since it is not a permitted use.

Furthermore, the City removed Self-Service Storage from the M-2 Zoning District through Ordinance
06-2020 on July 8, 2020. This was a large-scale text amendment to the code which amended
locations for self-service storage facilities and applied specific regulations for these facilities related
to parking, recreational equipment storage, and landscaping. The rationale specific to the removal of
self-service storage facilities, which at the time was referred to as “personal storage”, in the M-2
Zoning District was that this use is incompatible with the district's intent. Staff proposed this
amendment to remove M-2 in an effort to limit the proliferation of self-storage facilities within a zoning
district that is intended for more intensive uses. This district intent, as stated in Appendix A, Article XI,
Section 19 of the City Code is below.

The provisions of this district are intended to preserve the function of various industrial activities,
warehousing and distribution without creating hazards or negatively influencing surrounding land
uses. This district shall be located in areas accessible to collector or higher classification roadways
and be served by public services and facilities. These districts shall be discouraged from locating
next to areas designated for residential or low-intensity commercial uses.

The applicant has argued in their appeal letter that self-service storage facilities are encompassed
within the definition of Warehousing/Distribution. These uses are defined as follows in Appendix A,
Article V of the City Code:

SELF-SERVICE STORAGE FACILITIES. A fully enclosed building or buildings having
individual compartmentalized units, stalls or lockers with privately controlled access points
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which are to be rented only as storage space for customer's goods, wares or personal
property. The term is synonymous with mini-warehouses, mini-storage, self-storage facilities
and self-storage warehouses.

WAREHOUSING/DISTRIBUTION. An activity involving the storage of goods or materials
before or after manufacture and before final sales or use, and includes transshipment of such
goods or materials (loading and unloading) but excludes manufacturing and processing.

The Self-Service Storage Facility use is intended for the personal storage of property, while
Warehousing/Distribution is clearly defined as a transition point in the supply chain of goods or
materials after they are manufactured and prior to them being transported to a final sales point or
use.

Furthermore, while “general storage” is included as a principal use as part of Appendix A, Article XI,
Section 19 (A) (4), Self-Service Storage is not within this list and is a specific use that is defined
within Appendix A, Article V. As stated in Appendix A, Article XI, Section 19 (D)(1), which defines
Prohibited Uses and Structures within the M-2 Zoning District, “All uses not specifically or
provisionally permitted herein”. Since Self-Service Storage is not specifically or provisionally
permitted within the Principal Uses or Special Exceptions of the M-2 Zoning District, it is prohibited.

Based on the definitions provided within Appendix A, Article V of the City Code, and personal storage
being explicitly removed, staff does not feel that there is any ambiguity regarding this use.

Should the Planning and Zoning Board reverse the decision of the Community Development Director
to deny to site plan application, the application will be further processed and reviewed for compliance
with the City Code.

As a result of the decision of denial, the applicant has elected to appeal the decision of the
Community Development Director as part of Appendix A, Article XIII, Section 1(H)(1) which
allows any party to appeal a determination. It is the Planning and Zoning Board’s
responsibility to hear and consider the evidence and testimony of the interested party and
either affirm or reverse, wholly or in part, the determination of the Community Development
Director.

Future Land Use Designation: Industrial (IND)

Zoning District: Manufacturing and Industrial (M-2)

Existing Land Use: Vacant Land

Council District: District 3 - Councilmember Rip Dyal

Please see the existing site and surrounding zoning and future land uses on the map included as
Exhibits “B” and “C”

Overview of Surrounding Area:

Future Land Use DesignationsZoning Districts Land Uses

North Industrial M-2 Vacant M-2

South Unincorporated CountyUnincorporated
County

Residential

East Industrial M-2 Vacant M-2

West Industrial M-2 Plant Nursery and
Landscaping
Services
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Overview of Surrounding Area:

Future Land Use DesignationsZoning Districts Land Uses

North Industrial M-2 Vacant M-2

South Unincorporated CountyUnincorporated
County

Residential

East Industrial M-2 Vacant M-2

West Industrial M-2 Plant Nursery and
Landscaping
Services

I. Site Plan Analysis

“Consistent with Appendix A, Article XIII, Section 1(D), “All site plans shall be required to meet all
current applicable code requirements.”

Consistency with the Code of the City of Cocoa

The site plan does not meet the applicable code requirements related to M-2 since it is a prohibited
use.

Consistency with Comprehensive Plan Policies and Objectives

Future Land Use Element, Comprehensive Plan, Policy 1.1.2.10: Industrial (IND): Industrial
areas shall be regarded as appropriate for activities associated with industrial development, which
can include materials processing, materials assembly, product
manufacturing, and storage of finished products. Uses can include manufacturing facilities,
warehouse distribution centers and truck terminals.

Staff Response:  The proposed use of Self-Storage may not provide the higher industrial use as
intended by the underlying zoning district.

BUDGETARY IMPACT:

None.

PREVIOUS ACTION:

The City Council approved the removal of Self-Service Storage (formally known as Personal Storage)
from the M-2 Zoning District on the second and final reading at the July 8, 2020, City Council
Meeting.

RECOMMENDED MOTION:
Staff is requesting the Planning and Zoning Board to affirm the determination of the Community
Development Director to deny the Small-Scale Site Plan application for a self-service storage facility
pursuant to Appendix A, Zoning Article XIII, Section 1 (H) in the Manufacturing and Industrial District
(M-2)...
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Exhibit A – Location Map 

 

 

 



Exhibit B – Zoning Map 

 

 

 



Exhibit C – FLU Map 

 

 



From: Bryant Smith
To: johnking@storageanalysts.com; Z. Sid Chehayeb, PE (CCEI); CCEI Project Admin
Cc: Kristin Eick (keick@Orlandolaw.net); Stockton Whitten; Beth Clendenin; Charlene Neuterman
Subject: Advantage Self Storage - Application Rejection
Date: Monday, November 14, 2022 9:38:00 AM
Attachments: image002.png

image004.png
image006.png
image008.png
image018.png
image022.png

Importance: High

All,
 
I am not sure if a Pre-Application Meeting was held with the previous Planning Staff regarding this self-
storage project. I do not believe a zoning confirmation letter was ever generated for this site as well.
Unfortunately, based on the zoning category and proposed use, this project cannot proceed as Self Storage
and this application is being rejected. If payment has been sent, we can either provide a refund or proof of
a destroyed check.
 
The parcels associated with this project are located within the M-2 Zoning which does not allow for Self-
Storage. The Code section below details the allowable uses within M-2. Note that the Storage Uses within
(4) do not include Self Storage. Self Storage is a specific use only allowed in certain zoning categories.
 
https://library.municode.com/fl/cocoa/codes/code_of_ordinances?
nodeId=PTIICO_APXAZO_ARTXISCDIRE_S19DIIN2MAINDI
 
Regards,
Bryant
 

Bryant Smith III, P.E., CFM
Public Works Director / City Engineer
Interim Growth & Economic Development Director
155 N. Wilson Ave • Cocoa, FL 32922

 (321) 433-8770    bsmith@cocoafl.gov     
 www.CocoaFL.gov
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Partner
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Associate Attorney

Via Email: cshealy@cocoafl. gov; cityclerk@cocoafl. org

And Via Hand Delivery

Ms. Carie Shealy
City Clerk, City of Cocoa
65 Stone Street

Cocoa, FL 32922

Re:     Appeal of Denial of Site Plan, PZ- 22- 000022

Property: Parcel ID 24- 35- 12- 00- 759; Grissom Parkway Industrial Park

Dear Ms. Shealy:

This Firm represents ADG Cocoa Holdings, LLC ("ADG") regarding the denial of
the above- referenced Small Scale Site Plan ("Site Plan") by Bryant Smith, the Interim
Growth& Economic Development Director. The Site Plan for the referenced Parcel

was deemed complete on November 1, 2022, after a Pre- Application meeting was held
onJuly 28, 2022. The denial email is enclosed herein.

The basis of the denial was " the zoning category and proposed use". However,

the storage use was discussed at the Pre- Application meeting, at which Sandra Leone
was present, and at an informal meeting with Sandra Leone and Paul Body on May 23,
2022. At no time during those meetings was ADG ever advised that a storage facility
was not permissible in M2 zoning district. In fact, ADG was specifically told by Sandra
Leone, who held herself out as the City Planner, that the proposed storage facility is a
permissible use in M2 zoning district.

ADG seeks a hearing before Planning& Zoning Board, pursuant to Appendix A-
Zoning, Art. XIII, Sec. 1 ( H)(1) of the City's Code, as it is an adversely affected party due
to Mr. Smith' s denial of the Site Plan. ADG is adversely affected as it relied upon City
Planning Staffs determination that the use was allowed, and in reliance upon that
determination, ADG purchased the Property and engaged experts to comply with the
City requirements to achieve Site Plan Approval. To say that ADG was stunned by Mr.

Bryant's denial is a gross understatement.

1290 U.S. Highway 1 I Suite 201 I Rockledge, FL 32955 I Office: 321. 608. 0892 I Fax: 321. 608. 0893

Www. LaCC ' an dl yons. con1
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We have reviewed the City Code, Ordinance o6- 2020, and the Agenda Item for
File# 2o- 356, and believe Mr. Smith has misinterpreted Art. XI, Sec. 19 District and
Intent- M2. This current misinterpretation is obvious as no one at the Pre-

Application meeting, or in the six( 6) months this project was under discussion, ever
indicated that the proposed storage facility was not appropriately located in M2. A
review of the surrounding uses, as reflected in the enclosed map, shows existing uses
are compatible to the proposed use:  Cocoa Auto Salvage; a landscaping business;
Brewer Paving; a proposed Grissom Parkway Storage; Autohaus Body Shop; and
Outdoor Images Sign Shop. All of these businesses' buildings have metal façades with
roll up doors. The proposed architecture for ADG' s project, especially regarding the
three- story building, will be far superior to that of the surrounding uses.

A review of the City Code definitions reveals the patent ambiguity in the City
Code. The two definitions of importance are:

SELF- SERVICE STORAGE FACILITIES. A fully enclosed building or buildings
having individual compartmentalized units, stalls or lockers with privately

controlled access points which are to be rented only as storage space for
customer's goods, wares or personal property. The term is synonymous with
mini- warehouses, mini- storage, self-storage facilities and self- storage

warehouses.

WAREHOUSING/ DISTRIBUTION. An activity involving the storage of goods or
materials before or after manufacture and before final sales or use, and includes

transshipment of such goods or materials (loading and unloading) but excludes
manufacturing and processing.

While the intent may have been to create two different and distinct uses, the City Code
allows either definition to apply to ADG' s proposed storage facility.  Since the City
Code restricts uses, in derogation of private property rights - now in the City
Comprehensive Plan - the Applicant ADG has right to choose its definition for its use.

Furthermore, any ambiguity must be resolved in the favor of ADG.

ADG is entitled to have its Site Plan Application reviewed for technical issues

and for approval by the Community Development Director or its designee. ADG has
been extensively involved with City Staff regarding this Project and vehemently
disagrees with the City' s denial of the Site Plan. ADG worked closely with the Planning
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Department for months, purchased the almost three (3) acre parcel, engaged engineers
and experts to create the Site Plan, including environmental consultant, soils engineer,

surveyor, landscape architect, lighting consultant and civil engineer.  Full and final
construction drawings have prepared. ADG has responded to the Utilities Department

comments and resubmitted the plans for final approval. Had ADG been told that the
storage facility was not allowed, it would not have purchased the property, If the use is

inappropriate, the City would not have allowed a Site Plan Pre- Application meeting.

Please schedule this for the next available regular Planning and Zoning Board
meeting. We request thirty( 3o) minutes for our presentation as experts will be
appearing to assist the Board with this de novo proceeding.

Thank you for your attention to this matter.

Sincerely,

64,;     frya-fitkeL-

Kimberly B. Rezanka

KBR/ bms

enclosures

cc:      Anthony Garganese, Esq. (agarganese@orlandolaw.net)

Stockton Whitten( Swhitten@cocoafl. gov)
Bryant Smith( Bsmith@cocoafl.gov)
Client



Kim Rezanka

From:   johnking storageanalysts.com <johnking@storageanalysts.com>
Sent:     Wednesday, November 23, 2022 12: 28 PM
To:       Kim Rezanka

Subject: Re: Advantage Self Storage - Application Rejection

John King
720- 220- 7799

www. linkedin. com/ in/ johnhkingiii

From: Bryant Smith< bsmith@cocoafl. gov>

Sent: Monday, November 14, 2022 7: 38 AM

To: johnking storageanalysts. com <johnking@storageanalysts. com>; Z. Sid Chehayeb, PE ( CCEI) < sid@cceifl. com>; CCEI
Project Admin< admin@cceifl. com>

Cc: Kristin Eick ( keick@Orlandolaw. net) <keick@Orlandolaw. net>; Stockton Whitten <swhitten@cocoafl. gov>; Beth

Clendenin < bclendenin@cocoafl. gov>; Charlene Neuterman < cneuterman@cocoafl. gov>
Subject: Advantage Self Storage - Application Rejection

All,

I am not sure if a Pre- Application Meeting was held with the previous Planning Staff regarding this self- storage project. I

do not believe a zoning confirmation letter was ever generated for this site as well. Unfortunately, based on the zoning
category and proposed use, this project cannot proceed as Self Storage and this application is being rejected. If payment
has been sent, we can either provide a refund or proof of a destroyed check.

The parcels associated with this project are located within the M- 2 Zoning which does not allow for Self- Storage. The
Code section below details the allowable uses within M- 2. Note that the Storage Uses within ( 4) do not include Self

Storage. Self Storage is a specific use only allowed in certain zoning categories.

https:// library. municode. com/ fl/ cocoa/ codes/ code of ordinances? nodeld= PTIICO APXAZO ARTXISCDIRE S19DIIN2MA

INDI

Regards,

Bryant

Bryant Smith III, P. E., CFM

Public Works Director / City Engineer
Interim Growth & Economic Development Director

01RIMA 155 N. Wilson Ave • Cocoa, FL 32922

t (321) 433

11.   8770 r' bsmith@cocoafl. gov R www. CocoaFL. gov
r
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ORDINANCE NO. 06-2020

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY

OF COCOA, BREVARD COUNTY, FLORIDA; AMENDING

APPENDIX A, ZONING, OF THE CITY CODE TO AMEND
PERMITTED LOCATIONS FOR SELF-SERVICE

STORAGE FACILITIES AND FURTHER AMENDING
REGULATIONS RELATED TO THIS USE;   PROVIDING

FOR THE REPEAL OF PRIOR INCONSISTENT

ORDINANCES AND RESOLUTIONS,  INCORPORATION
INTO THE CODE, SEVERABILITY, AND AN EFFECTIVE

DATE.

WHEREAS, the City is granted the authority, under Section 2(b), Article VIII, ofthe State
Constitution, to exercise any power for municipal purposes, except when expressly prohibited by
law; and

WHEREAS, the City' s Zoning Code provides for the location of self-service storage
facilities, using various terms such as" personal storage,"" personal storage warehouses," or" mini-
warehouses"; and

WHEREAS, the City Council desires to amend the Zoning Code to alter the permitted
locations for self-service storage facilities and to provide additional regulations relating parking,
outdoor storage ofmajor recreational equipment, and landscaping as provided further herein; and

WHEREAS, the City Council of the City of Cocoa, Florida, hereby finds this Ordinance
to be in the best interests of the public health, safety, and welfare of the citizens of Cocoa.

NOW, THEREFORE, BE IT ENACTED BY THE CITY COUNCIL OF THE CITY
OF COCOA, BREVARD COUNTY, FLORIDA, AS FOLLOWS:

Section 1.       Recitals.  The foregoing recitals are hereby fully incorporated herein by
this reference as legislative findings and the intent and purpose of the City Council of the City of
Cocoa.

Section 2.      Code Amendment.  Appendix A, Zoning, Articles V, XI, and XII of the
Code of Ordinances, City of Cocoa, Florida, are hereby amended as follows ( underlined type
indicates additions and stFikeeut type indicates deletions, while asterisks(* * *) indicate a deletion

from the Ordinance of text existing in these Articles.  It is intended that the text in these Articles
denoted by the asterisks and set forth in this Ordinance shall remain unchanged from the language
existing prior to adoption of this Ordinance.):

City of Cocoa
Ordinance No. 06- 2020

Page 1 of 17



APPENDIX A - ZONING

ARTICLE V.—DEFINITIONS

SELF- SERVICE STORAGE FACILITIES ' -     e e '   - -       '--   e -- -• A fully
enclosed building or buildings having individual compartmentalized units, stalls or lockers with
privately controlled access points which are to be rented only as storage space for customer's
goods, wares or personal property. The term is synonymous with mini-warehouses, mini-
storage, self-storage facilities and self-storage warehouses.

ARTICLE XI.—SCHEDULE OF DISTRICT REGULATIONS

Sec. 10A.- District and intentC-R, Restricted Commercial District.

The provisions of this district are intended to apply to an area adjacent to major arterial
streets and convenient to residential neighborhoods. The types of uses permitted are intended to
serve the commercial needs of the surrounding residential neighborhoods. Lot sizes, design
control, and other restrictions are intended to integrate quality commercial development with the

existing natural environment.

C)    SPECIAL EXCEPTIONS.

1)    Any other use in keeping with the neighborhood commercial intent of the district.
2)    Commercial recreation structures such as theaters, driving ranges, and bowling

alleys, except drive- in theaters( enclosed structures [ shall be air conditioned]).

3)    Sewer lift stations.

4)    Public parks and playgrounds.

5)    Churches, rectories, parish houses, temples, synagogues and associated buildings,
including educational and recreational facilities.

6)    Security mobile home or facility located on public or private property.

City of Cocoa
Ordinance No. 06- 2020

Page 2 of 17



7)    Television dish receivers and antennae as regulated by article XIII, section 21,
Television dish receivers and antennae.

8)    Electronic communication/ transmission facilities and exchanges.

9)    Retail automotive gasoline/fuel sales as an accessory use to convenience stores,

subject to the following provisions:

a.    Access: Convenience stores selling gasoline/ fuel shall be located on arterial
roadways or on corner lots at intersections of collector roads or roads of higher

functional classification ( as identified in the City of Cocoa Comprehensive
Plan). No driveway or point of access shall be permitted within one hundred

100) feet of an intersection of collector roads or roads of higher functional

classification.

b.    Minimum street frontage: One hundred fifty( 150) feet on each abutting street.

c.    Location of facilities: Gasoline/fuel pumps and other service island equipment

shall be set back at least twenty( 20) feet from all property lines, fifteen( 15) feet
from any building, and one hundred ( 100) feet from the nearest residentially
zoned land. In addition, pumps and other service island equipment shall not

interfere with the safe and orderly movement of traffic in parking and other
vehicular use areas.

d.     Tank storage:  Underground storage is required for all receptacles for

combustible materials in excess of two hundred( 200) gallons.

e.    Number of pumps: The maximum number of gasoline/ fuel pumps allowed in
this district is four( 4).

10)    Adult congregate living facility( ACLF).

11)     Self-Service Storage Facilities   •-•    •. -  - .  -      -     -  -     , subject to the

following provisions:

a.    Minimum lot area: An area not less than twenty thousand (20,000) square feet
having a minimum width of one hundred( 100) feet and a minimum depth oftwo
hundred( 200) feet.

b.    There shall be a minimum of    -      .-.  -      .. -.  .. - .    .  •-      _   -     !

one ( 1) parking space for the office manager, one ( 1)
parking space for each 600 square feet of office space, one( 1) parking space for
each 50 storage units, and one ( 1) parking space for each 5, 000 square feet of
major recreational equipment storage area.

c.   Where a self-service storage facility abuts residentially-zoned property, an
opaque fence or wall, at least six( 6) feet in height, shall be provided. SethaekQ:

City of Cocoa
Ordinance No. 06- 2020
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2.     Side:  Thirty  ( 30)  fcct when contiguous to a residential land use

3.     Rear:  Thirty  ( 30)  feet when contiguous to a residential land use

d.    All lights shall be shielded to focus and direct light onto the uses established,

and away from adjacent property or street/ roads. The lighting may be of
sufficient intensity to discourage vandalism and/ or theft.      

e.    The structure shall not be utilized as a place of business by renters or lessors of
space and no local business tax receipt shall be approved where the business

operation takes place on the property other than that of the mini- werehouse self-
service storage facility owner/operator.

f. Outdoor storage of major recreational

equipment shall be permitted with the following conditions:

1.       Outdoor storage areas shall be screened from view on all sides

visible from rights-of-way and adjoining property by either a solid wall or
opaque fence at least 10 feet in height or an on- site building. Where such outdoor
storage area abuts a right-of-way, the required wall or fence shall be set back a
minimum of five( 5) feet from the property line and a landscape buffer installed
between the property line and the fence.  See subsection  ( g)  below on
landscaping.

2.       Gates in fencing shall be of the same opaque material as the fence.
Gates in a wall shall be of an opaque material.

3.       Gate width for vehicle entry/exit and interior drive access aisles
shall be sized to accommodate the turning radius needed for large vehicles.

4.       Outdoor storage of vehicles such as cars or trucks shall not be
permitted.

5.       Outdoor storage ofmajor recreational equipment exceeding thirteen
and one-half( 13 1/2) feet in height shall not be permitted.

6.       On- site light,  minor maintenance and cleaning of any major
recreational equipment permitted by this section is allowed. However, the

following shall be strictly prohibited: refueling, oil and engine fluid changes,
major restoration,  part salvage,  major part replacement,  engine repair,

transmission repair, body repair, and other heavy and major repairs.
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7.       No major recreational equipment may be stored which is wrecked,
being stripped for parts, awaiting salvage or recycling, or inoperable.

8.       Major recreational equipment permitted under this section shall not

be used as living quarters.

g.     Landscaping: A five (5) foot landscape buffer shall be provided along all road
right-of-ways and shall consist of trees and high profile shrubs together with

suitable ground cover to include native grasses and mulching,  where
appropriate. Landscaping shall be designed, placed and maintained in such a
manner as not to impair vehicle visibility at corner intersections.  The

landscaping requirements shall conform to article XIV,  Landscaping
Requirements of the Zoning Code, of the City of Cocoa.

landscape buffer/screening strip shall be provided.   A five  ( 5)  foot

h.    When the application for special exception is submitted, it shall be accompanied

by a site plan addressing specific provisions identified herein, and shall be
considered binding upon use as a mini-       Buse self-service storage facility.

12)    Automobile laundry or quick wash.

Sec. 12.- District and intent—C- G, General Commercial District.

The provisions of this district are intended to apply to an area intended to be developed and
preserved as a major commercial center serving the commercial needs of the community and
region. The type of uses and other restrictions are intended to promote adequate protection from
conflicts with adjacent residential and other noncommercial uses, and to minimize the

interruption of traffic along adjacent thoroughfares.
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C)    SPECIAL EXCEPTIONS.

1)    Automotive repair establishments when conducted entirely within an enclosed

structure.

2)    Service stations and car wash establishments, subject to the following provisions:

a.    Minimum lot size: Ten thousand( 10, 000) square feet.

b.    Minimum floor area: Three hundred ( 300) square feet exclusive of interior
servicing area.

c.    Height: Twenty- five( 25) feet.
d.    Setbacks other than required elsewhere in this district: 1) Gasoline pumps and

other service island equipment: Twenty( 20) feet from property line; 2) Building
or other structure: Fifteen ( 15) feet each side.

e.    Tank storage: Underground storage required for all receptacles for combustible
materials in excess of two hundred( 200) gallons.

f.    A visual screen meeting the specifications of article XIII, section 5, Visual
screens, Supplementary District Regulations, shall be provided along the rear
and the length of the sides of the site.

3)    Commercial recreation structures such as theaters, driving ranges, and bowling
alleys, except drive-in theaters.

4)    Telecommunications towers and antennas pursuant to article XIII, section 26.

5)    Passenger transportation terminals with subordinate freight facilities.

6)    Sewer lift stations.

7)    Any other use in keeping with the intent of the district.
8)    Churches, rectories, parish houses, temples, synagogues, and associated buildings,

including educational and recreational facilities.

9)    Mortuaries and funeral homes.

10)    Security mobile home or facility located upon public or private property.

11)    Child care centers, day nurseries or kindergartens.

12)    Half-way houses.

13)    A bar or lounge, with or without a package store, or a package store.

14)     Self-Service Storage Facilities    •-•    •• -  --  -      -   _   -     , subject to the

following provisions:
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a.    Minimum lot area: An area not less than twenty thousand ( 20,000) square feet
having a minimum width of one hundred( 100) feet and a minimum depth oftwo
hundred( 200) feet.

b.    There shall be a minimum of    -      .-,     _  :• -    -• : •    •-     - -- .   -      '

one ( 1) parking space for the office manager, one ( 1)
parking space for each 600 square feet of office space, one( 1) parking space for
each 50 storage units, and one ( 1) parking space for each 5, 000 square feet of
major recreational equipment storage area.

c.   Where a self-service storage facility abuts residentially-zoned property, an
opaque fence or wall, at least six( 6) feet in height, shall be provided. Setbacksi

2.     Side:  Thirty  ( 30)  feet when contiguous to a residential land use

Win.

3.     Rear:  Thirty  ( 30)  foot when contiguous to a residential land use

d.    All lights shall be shielded to focus and direct light onto the uses established,

and away from adjacent property or street/ roads. The lighting may be of
sufficient intensity to discourage vandalism and/ or theft.      

e.    The structure shall not be utilized as a place of business by renters or lessors of
space and no local business tax receipt shall be approved where the business

operation takes place on the property other than that of the mini--wafeheuoe self-
service storage facility owner/operator.

f.       Outdoor storage of major recreational

equipment shall be permitted with the following conditions:

1.       Outdoor storage areas shall be screened from view on all sides

visible from rights-of-way and adjoining property by either a solid wall or
opaque fence at least 10 feet in height or an on- site building. Where such outdoor
storage area abuts a right-of-way, the required wall or fence shall be set back a

minimum of five( 5) feet from the property line and a landscape buffer installed
between the property line and the fence.  See subsection  ( g)  below on
landscaping.

2.       Gates in fencing shall be of the same opaque material as the fence.
Gates in a wall shall be of an opaque material.

E City of Cocoa
Ordinance No. 06- 2020

Page 7 of 17



3.       Gate width for vehicle entry/exit and interior drive access aisles
shall be sized to accommodate the turning radius needed for large vehicles.

4.       Outdoor storage of vehicles such as cars or trucks shall not be
permitted.

5.       Outdoor storage ofmajor recreational equipment exceeding thirteen
and one-half( 13%2) feet in height shall not be permitted.

6.       On-site light,  minor maintenance and cleaning of any major
recreational equipment permitted by this section is allowed. However, the
following shall be strictly prohibited: refueling, oil and engine fluid changes,
major restoration,  part salvage,  major part replacement,  engine repair,

transmission repair, body repair, and other heavy and major repairs.

7.       No major recreational equipment may be stored which is wrecked,

being stripped for parts, awaiting salvage or recycling, or inoperable.

8.       Major recreational equipment permitted under this section shall not

be used as living quarters.

g.     Landscaping: A five( 5) foot landscape buffer shall be provided along all road
right-of-ways and shall consist of trees and high profile shrubs together with

suitable ground cover to include native grasses and mulching,  where
appropriate. Landscaping shall be designed, placed and maintained in such a
manner as not to impair vehicle visibility at corner intersections.  The
landscaping requirements shall conform to article XIV,  Landscaping
Requirements of the Zoning Code, of the City of Cocoa.

h.    When the application for special exception is submitted, it shall be accompanied

by a site plan addressing specific provisions identified herein, and shall be
considered binding upon use as a mini-wafeheutse self-service storage facility.
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15)    Television dish receivers and antennae as regulated by article XIII, section 21,
Television dish receivers and antennae.

16)    Electronic communication/transmission facilities and exchanges.

Sec. 13.— District and intent CBD, Central Business District.

The provisions of this district are intended to apply to the central commercial, professional,
financial, governmental and civic core of the city as described in the comprehensive plan and
which is entirely within a designated redevelopment area as defined in the Cocoa Redevelopment
Agency Redevelopment Plan. The area is generally bounded by Center Street on the north,
Forrest Avenue and Florida Avenue on the west, Rosa L. Jones Drive and Derby Street on the
south, and the Indian River on the east. Uses are based on the comprehensive plan and the
redevelopment plan and are intended to permit and encourage more intensive office and
commercial development, hotel and motel development, marinas and marina-related

development and multiple-family residential development. The district is intended to discourage
uses not requiring a central location and which would create friction with or be incompatible
with performance of Central Business District functions. The permitted uses and design and
development standards are intended to promote high quality development compatible with a
Central Business District location. It is intended that" performance standards" control the

permissible type, density and intensity, mix of development and design and development
standards in order to assure and promote the development and redevelopment of property in the
central business district in a manner compatible with comprehensive and redevelopment plan

objectives.

It is intended that high density multiple- family residential development in this area is to be
promoted and encouraged, either in separate buildings or in combination with office and

supporting, retail and service areas, and that such supporting, uses shall be scaled and designed
to serve the needs of the district. All uses and design should recognize the proximity to the areas
of great natural beauty which are historically significant to the city. High density, so long as it
provides public and scenic access to these natural and historic areas, is permitted. Water views,

easy access to contiguous waterwalks, and several key water vistas should be made available to
the public. The purpose of this district is to allow for the development of fully integrated, mixed-
use pedestrian oriented neighborhoods. Streets, pedestrian paths and bike paths should contribute

to a system of fully-connected and interesting routes to all destinations.

Within the Central Business District is a subarea known as " Cocoa Village" for which

additional and supplemental use, intensity, design and development standards are necessary in
order to maintain the special and distinctive character of the area, which is an important objective
of the comprehensive plan and redevelopment plan. The supplemental regulations applicable to

the Cocoa Village subdistrict shall be applied through imposition and mapping of a" Cocoa
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Village Overlay" zoning district. The regulations are in addition to and not in substitution of the
underlying Central Business District zoning regulations which shall also remain applicable to the
Cocoa Village Overlay subdistrict. The Cocoa Village Overlay subdistrict is designed to preserve
and extend the " Cocoa Village" uses, scale and theme within the Central Business District.

Where the regulations of the Cocoa Village Overlay subdistrict are more restrictive than those of
the Central Business District, the former shall be controlling. The Cocoa Village Overlay
subdistrict( identified by the suffix CVO following the designation CBD) shall be mapped on the
official "Zoning Map" of the City of Cocoa.

C)    SPECIAL EXCEPTIONS.

1)    Schools, including public, private, business, technical, vocational and trade but not
involving operations of an industrial nature.

2)    Other commercial uses in keeping with the Central Business District character of
the district.

3)    Churches, rectories, parish houses, temples, synagogues, and associated buildings,

including educational and recreational facilities.

4)    Security building.

5)    Child- and day- care facilities, preschools.

6)    A bar or lounge, with or without a package store.

7)    Commercial recreation facilities, such as theatres, driving ranges, and bowling
alleys, except drive- in theaters.

8)    Repair service establishments, such as household appliances, radio and television

and similar uses.

9)    Parking lots and garages, public or private.

10)    Dry cleaning establishments using non-inflammable solvent and cleaning fluids
as determined by the fire chief.

11)    Sewer lift stations.

12)    Adult living facilities.

13)    Animal clinics with or without kennels.

14)    Commercial radio and television broadcasting transmitters, towers, and antennae.

15)    Drive-through facilities.

16)    Electronic communication/ transmission facilities and exchanges.
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17)    General contractors without open storage or display.

18)    Nursing and convalescent homes.
19)    Outdoor arenas, facilities, flea markets, or similar outdoor or indoor/outdoor sales

complexes,  temporary or permanent race tracks  ( auto,  dog,  go-kart,  horse,
motorcycle).

20)    Package store.

21)    Parks— Public and private,

22)    Personal storage.

223)    Public facilities/uses.

2324)    Sales office—Temporary.

2425)    Shopping center.

2526)    Craft breweries, with or without a bar and/ or lounge area as an accessory use,
subject to the following:

a.    Onsite production shall be limited to beer, only; and

b.    No alcohol consumption, other than that associated with a bar and lounge area,
shall be permitted on-site; and

c.    All materials and supplies related to the brewery operation shall be stored in an
enclosed structure.

Sec. 15. - District and intent—C-W, Wholesale Commercial District.

The provisions of this district are intended to apply to an area in close proximity to
transportation facilities and which can serve warehousing, distribution, wholesaling and other
related functions of the city and region.

A)    PRINCIPAL USES AND STRUCTURES.

1)    All uses allowed in section 12, general commercial district except uses specifically
prohibited.

2)    Warehousing and wholesaling in enclosed structures, enclosed refrigerated storage.

3)     Service and repair establishments, dry cleaning; and laundry plants, business
services, printing plants, welding shops, taxidermists and similar uses.
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4)    Building materials supply and storage, contractor's storage yard, except scrap
materials. Outside storage areas shall be effectively walled on all sides to avoid any
deleterious effect on adjacent properties.

5)    Automotive, major recreational equipment, mobile home and marine, storage and

repair establishments such as body shops, tire recapping, paint shops and the like.

6)    Freight-handling facilities, transportation terminals.

7)    Vocational and trade schools, including those of an industrial nature.

8)    Veterinary hospitals and clinics.

9)    Reserved.

10)    Low intensity industrial uses, such as the manufacturing and assembly of various
items, which include scientific, electrical, optical and precision instruments or

equipment, within an enclosed structure.

11)    Television dish receivers and antennae as regulated by article XIII, section 21,
Television dish receivers and antennae.

12)    Electronic communication/transmission facilities and exchanges.

13)    Service stations, subject to the provisions of article XI, section 12, C- G( General

Commercial District), subsection( C)( 2).

14)    Retail automotive gasoline/ fuel sales as an accessory use to convenience stores
subject to the following provisions:

a.    Access: Convenience stores selling gasoline/ fuel shall be located on arterial
roadways or on corner lots at intersections ofcollector roads or roads ofhigher functional

classification ( as identified in the City of Cocoa Comprehensive Plan). No driveway or
point of access shall be permitted within one hundred ( 100) feet of an intersection of

collector roads or roads of higher functional classification.

b.    Minimum street frontage: One hundred fifty( 150) feet on each abutting street.

c.    Location of facilities: Gasoline/fuel pumps and other service island equipment

shall be set back at least twenty( 20) feet from all property lines, fifteen( 15) feet
from any building, and one hundred ( 100) feet from the nearest residentially
zoned land. In addition, pumps and other service island equipment shall not

interfere with the safe and orderly movement of traffic in parking and other
vehicular use areas.

d.     Tank storage:  Underground storage is required for all receptacles for

combustible materials in excess of two hundred( 200) gallons.

15)  Self-Service Storage Facilities subject to the following provisions:,
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a.    Minimum lot area: An area not less than twenty thousand ( 20,000) square feet
having a minimum width of one hundred( 100) feet and a minimum depth oftwo
hundred( 200) feet.

b.    There shall be a minimum of one( 1) parking space for the office manager, one
1) parking space for each 600 square feet ofoffice space. one( 1) parking space

for each 50 storage units, and one ( 1) parking space for each 5, 000 square feet
of major recreational equipment storage area.

c.   Where a self-service storage facility abuts residentially-zoned property, an
opaque fence or wall, at least six( 6) feet in height, shall be provided.

d.    All lights shall be shielded to focus and direct light onto the uses established,

and away from adjacent property or street/ roads. The lighting may be of
sufficient intensity to discourage vandalism and/or theft.

e.    The structure shall not be utilized as a place of business by renters or lessors of
space and no local business tax receipt shall be approved where the business

operation takes place on the property other than that of the self-service storage
facility owner/operator.

f.     Outdoor storage of major recreational equipment shall be permitted with the

following conditions:
1.       Outdoor storage areas shall be screened from view on all sides

visible from rights-of-way and adjoining property by either a solid wall or
opaque fence at least 10 feet in height or an on- site building. Where such outdoor
storage area abuts a right-of-way, the required wall or fence shall be set back a
minimum of five( 5) feet from the property line and a landscape buffer installed
between the property line and the fence.  See subsection  ( g)  below on
landscaping.

2.       Gates in fencing shall be of the same opaque material as the fence.
Gates in a wall shall be of an opaque material.

3.       Gate width for vehicle entry/exit and interior drive access aisles
shall be sized to accommodate the turning radius needed for large vehicles.

4.       Outdoor storage of vehicles such as cars or trucks shall be permitted
in an outdoor storage area, not to exceed a maximum of ten( 10) vehicles.

5.       Outdoor storage ofmajor recreational equipment exceeding thirteen
and one- half( 13%2) feet in height shall not be permitted.

6.       On-site light,  minor maintenance and cleaning of any major
recreational equipment permitted by this section is allowed. However, the
following shall be strictly prohibited: refueling, oil and engine fluid changes,
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major restoration,  part salvage,  major part replacement,  engine repair,

transmission repair, body repair, and other heavy and major repairs.

7.       No major recreational equipment may be stored which is wrecked,
being stripped for parts, awaiting salvage or recycling, or inoperable.

8.       Major recreational equipment permitted under this section shall not

be used as living quarters.

g.     Landscaping: A five( 5) foot landscape buffer shall be provided along all road
right-of-ways and shall consist of trees and high profile shrubs together with

suitable ground cover to include native grasses and mulching,  where

appropriate. Landscaping shall be designed, placed and maintained in such a
manner as not to impair vehicle visibility at corner intersections.  The
landscaping requirements shall conform to article XIV,   Landscaping
Requirements of the Zoning Code, of the City of Cocoa.

Sec. 19. - District and Intent—M2 Manufacturing and Industrial District.

The provisions of this district are intended to preserve the function of various industrial
activities, warehousing and distribution without creating hazards or negatively influencing
surrounding land uses. This district shall be located in areas accessible to collector or higher
classification roadways and be served by public services and facilities. These districts shall be
discouraged from locating next to areas designated for residential or low- intensity commercial
uses.

A)    PRINCIPAL USES AND STRUCTURES. The following uses and structures are permitted
for any use or group of uses that are developed, either separately, or as a unit with certain site
improvements shared in common:

1)    Industrial uses, industrial processing, and manufacturing.

2)    Commercial greenhouses.

3)    Schools( industrial and vocational in nature).

4)    Storage facilities ( excluding salvage yards), including automobiles, mobile homes,
commercial vehicles and heavy equipment, building materials, general, refrigerated, and
recreational vehicles pursuant to Appendix A, Article XIII, Sec. 5 of the Code of the City
of Cocoa.
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5 6)    Research facilities:

a.    Where the use does not involve:

1)    Creation of excessive noise, fumes, dirt; or

2)    Damage or interference with other properties.

b.    Where all work is done within an enclosed structure.

C67)    Transportation facilities; passenger and/ or freight.

7_8)    Warehousing and distribution.

8 9)    Mobile home repair facilities.

9 49)    Contractor's office and storage yard, except scrap materials. Outside storage shall be
effectively screened on all sides to avoid any deleterious effect upon adjacent properties
and right ofways.

1044)    Sales or rental of new and/ or used commercial vehicles and heavy equipment, major
recreational equipment, and mobile homes as regulated by Appendix A, Art. XIII, Sec.
28 of the Code of the City of Cocoa.

11 . 1-2)    Limited commercial uses, as identified in this section, shall be permitted with the

following conditions:

a.    Commercial uses shall only be located on property having a minimum of one
hundred fifty( 150) feet of frontage along Grissom Parkway.

b.    Commercial uses shall only be located within four hundred ( 400) feet of Grissom
Parkway, as measured from the right-of-way line. All on- site commercial- related
improvements, such as retention, parking, loading/unloading, etcetera, shall be
contained within this four hundred( 400) foot area. Retention areas may be provided
outside of the four hundred ( 400) foot requirement if the proposed commercial use
is part of a master planned industrial park with an associated retention system.

c.    Commercial uses shall have no outdoor storage or display.

d.    Commercial uses shall be limited to:

1.    Retail sales of carpet, tile, pool, furniture, construction products or materials

sold directly to the end user( builder, installer, or homeowner).

2.    Restaurants located within one( 1) principal structure, including the sale ofbeer
and wine for on- site consumption only, with a minimum three thousand( 3, 000)
linear feet spacing requirement between restaurant uses as measured between
the nearest property lines. This distance requirement shall not apply if the
proposed restaurant is part of a master planned industrial park and the restaurant

is located within four hundred (400) feet of Grissom Parkway.
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3.    Business service establishments.

4.    Veterinary hospitals, clinics, and animal boarding facilities.

5.    Indoor shooting ranges, with ancillary retail sales and restaurant subject to the
requirements of subsection (A)( 12)( d) 2. of this section, shall be permitted with
the following conditions:

a.    All firing shall take place within a completely enclosed building.

b.    Site plan applications for the development of an indoor shooting range shall
include a plan by a Florida registered engineer demonstrating that the
building is soundproof and appropriately designed for such use.

ARTICLE XII.—OFF-STREET PARKING AND LOADING REGULATIONS

Sec. 1.— Off-street parking and loading regulations.

d)   Requirementsfor off-street parking.  There shall be provided at the time of the erection of
any main building or structure or at the time any main building or structure is enlarged or
increased in capacity by adding dwelling units, guests rooms, floor area, seats, or change of use
which changes parking generating factors, minimum off-street parking spaces with adequate
provisions for ingress or egress in accordance with the following requirements:

41)  Storage facilities. One ( 1) space for every one thousand ( 1, 000) gross square feet of floor
area.  -  -  - .     _ Self-

service storage facilities shall have one ( 1) parking space for the office manager, one ( 1) parking

space for each 600 square feet ofoffice space, one( 1) parking space for each 50 storage units, and
one( 1) parking space for each 5, 000 square feet of major recreational equipment storage area.
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Section 3.      Repeal of Prior Inconsistent Ordinances and Resolutions.   All prior
inconsistent ordinances and resolutions adopted by the City Council, or parts of prior ordinances
and resolutions in conflict herewith, are hereby repealed to the extent of the conflict.

Section 4.      Incorporation Into Code.  This Ordinance shall be incorporated into the

City Code for the City of Cocoa, 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 City Code may be freely made.

Section 5.      Severability.  If any section, subsection, sentence, clause, phrase, word or
provision of this Ordinance is for any reason held invalid or unconstitutional by any court of
competent jurisdiction, whether for substantive, procedural, or any other reason, 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 6.      Effective Date.  This Ordinance shall become effective immediately upon
adoption by the City Council of the City of Cocoa, Florida.

ADOPTED by the City Council of the City of Cocoa, Florida, in a regular meeting
assembled on the 8th day of July, 2020.

lice Willi/      amrMyor

A g1c,
o

o
C•..       ea P, rvIM  , City Clerk

First Reading:   06/ 24/2020

Second Reading:       07/08/2020

Legal Ads Published: 06/ 05/ 2020& 06/30/ 2020
Effective Date: 07/ 08/2020
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City of Cocoa

Legislation Text

65 Stone Street
Cocoa, FL 32922

File #: 20-356, Version: 1

CITY COUNCIL AGENDA ITEM

Memo Date: June 25, 2020
Agenda Date: July 8, 2020
Prepared By: Dodie Selig, Planning & Zoning Manager
Through: Nancy A. Bunt, Community Services Director
Requested Action:
Pass on Second Reading: Ordinance No. 06-2020; amending permitted locations for self-service
storage facilities and amending the definition thereof.

BACKGROUND:

The Applicant has proposed a change to the city code related to self-service storage facility use.
They represent a client with an existing self-storage business within the city wishing to expand.
Because of inconsistencies within the existing city code, the applicant’s client is unable to move
forward and has requested staff’s help to modify the code. A review of how the use is treated in
different areas of the code has highlighted the need to make some modifications. The City desires to
simplify and clarify the code descriptions of self-service storage facilities, also referred to in the code
as “personal storage,” “personal storage warehouses,” or “mini-warehouses.” Therefore, the following
changes are proposed by this ordinance:

· Amendment of the conditions for self-service storage facilities under the C-R (Restricted
Commercial) and C-G (General Commercial) zoning districts, where such facilities require
special exception approval.

· Addition of the use as a principal use under the C-W (Wholesale Commercial) zoning district,
with conditions.

· Removal of the use “personal storage” and “personal storage warehouses” from the CBD
(Central Business District) and the M-2 (Manufacturing and Industrial) zoning districts,
respectively.

· Amendment to the definition of a “personal storage warehouse” and retitling the use as a “self-
service storage facility,” which will be a consistently used term for all zoning code references to
this use.

· Amendment to the parking regulations for “storage facilities” to provide a consistent parking
requirement for the self-service storage facility use in all zoning districts.
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Zoning Ordinance Amendment Analysis

In accordance with Appendix A. Zoning, Article XXI, Section 1(G)(2) of the Code of the City of Cocoa,
the Planning and Zoning Board shall consider and study the following when an amendment to the
zoning code is proposed:

a. The need and justification for the change.

b. The relationship of the proposed amendment to the purposes and objectives of the
comprehensive planning programs and to the comprehensive plan, with appropriate
consideration as to whether the proposed changes will further the purposes of [the] zoning
code and other codes, regulations, and actions designed to implement the comprehensive
plan.

Need and justification for change

The proposed changes will provide consistency for the use throughout the city, eliminate confusion
and provide greater stability for the business sector.  At the present time, the use is described in
different language in several zoning districts causing confusion for both staff and the public. In
addition, the parking standards related to storage uses a different term. Also compounding the
problem, the parking standard for this use under the C-G zoning district regulations differs from the
general parking regulations for the use with no apparent purpose.

The use of “personal storage” is included under the CBD (Central Business District) zoning district,
and the use of “personal storage warehouses” is included as a principle use under the M-2
(Manufacturing and Industrial) zoning district. However, the use is not included under the zoning
definitions and causes confusion as to the intent. Moreover, it is proposed by this ordinance to
remove the use from both zoning districts as being incompatible with the district intent of each
district.

The C-W (Wholesale Commercial) zoning district does not currently allow self-service storage or mini
-warehouse use in the zoning district. However, the district is “intended to apply to an area in close
proximity to transportation facilities and which can serve warehousing, distribution, wholesaling and
other related functions of the city and region”. Among the principal uses listed in the district are
“warehousing and wholesaling in enclosed structures”. It is felt therefore that the inclusion of self-
service storage facilities in this district will be compatible with the surrounding uses and intent of the
district.

The applicable conditions for self-service storage facilities have been modified relating to required
parking spaces, setbacks and screening, landscaping, and outdoor parking and storage for major
recreational equipment.  The proposed revised conditions will be consistent for all zoning districts
where the use is permitted.  Of note, rather than requiring use-specific setbacks and a landscaping
buffer, self-service storage facilities abutting residentially-zoned property will need to be screened by
an opaque fence or wall at least six feet in height.  Landscape buffers shall be required along all
rights-of-way rather than the rear and side lot lines.  Outdoor storage of major recreational equipment
at self-service storage facilities was previously not permitted but will now be allowed upon meeting
certain conditions.  The area designated for outdoor storage of major recreational equipment must be

City of Cocoa Printed on 12/13/2022Page 2 of 5

powered by Legistar™

http://www.legistar.com/


File #: 20-356, Version: 1

screened from view on all sides visible from rights-of-way or adjoining property by either a solid wall
or opaque fence at least 10 feet in height.  State law provides that recreational-type vehicles cannot
exceed 13.5 feet in height.

Relationship and consistency with Comprehensive Plan Policies and Objectives

The following Comprehensive Plan policy supports the proposed zoning text amendment:
GOAL 1.1: Create and maintain a broad range of land use activities that maximize the City's potential as a growth

center while protecting the public health, safety, welfare, and appearance through the thoughtful planned
use and development of the land and public facilities.

Policy 1.1.4.5: The City shall protect and buffer residential areas in the Cocoa (Downtown) Redevelopment Area from
uses of high density or intensity.

Policy 1.1.5.1: More intense development such as commercial, mixed-use and industrial uses shall be designed to
minimize the negative impacts on lower intensity land uses through such means as, for example,
landscaping and appropriate transitional uses including low-scale professional offices or medium
density residential development. In the absence of transitional land uses, potential adverse
impacts to surrounding residential should be mitigated through the use of:

A. Buffer areas that will provide a separation between commercial and single-family
residential structures;

B. Landscaping and/or trees separating the commercial and residential land use; and
C. Walls and/or opaque vegetative screens separating the commercial and single-family

residential land use.

Policy 1.1.5.3: The City’s land development regulations shall maintain appropriate standards and nuisance regulations
to limit the impact of more intense development on established residential zones.

Policy 2.1.15.3: The City shall update parking standards to minimize the amount of surface parking through the
establishment of maximum parking standards and shared and co-located parking.

Recommendation by the Planning & Zoning Board

During the Planning & Zoning Board meeting of June 16, 2020, there was discussion concerning the parking of
commercial vehicles in a self-service storage facility. The applicant had requested the board to consider allowing the
parking of personal vehicles (cars and trucks) in addition to outsized personal recreational vehicles (RV’s and boats) in a
self-service storage facility. Staff had previously discussed this request with the applicant prior to drafting the ordinance
and was not in support of adding personal vehicles to the ordinance for two reasons:

1) The primary purpose of a self-service storage facility is the storage of personal belongings. The intent of the ordinance
change to allow outside storage in conjunction with a self-service storage facility is to provide for personal recreation
vehicles that are too large to be accommodated within the typical garage sized storage unit of such facility. A car or truck
however can be stored within such a unit so outdoor space is not necessary.

2) The storage of personal automobiles and commercial vehicles is a type of use already provided for under the M-2
(Manufacturing and Industrial) zoning district as follows:

(4) Storage facilities (excluding salvage yards), including automobiles, mobile homes, commercial vehicles
and heavy equipment, building materials, general, refrigerated, and recreational vehicles pursuant to
Appendix A, Article XIII Sec 5 of the Code of the City of Cocoa.

The zoning code provides the following definition of a commercial vehicle:

COMMERCIAL VEHICLES AND HEAVY EQUIPMENT. Commercial, industrial or agricultural vehicles, equipment
or machinery, whether or not the vehicle, equipment or machinery is licensed or otherwise authorized to travel
upon the roads of the state, specifically including, but not limited to: semi-trailers; tractors for semi-trailers; trucks;
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upon the roads of the state, specifically including, but not limited to: semi-trailers; tractors for semi-trailers; trucks;
step-vans; box trucks; construction equipment; cement mixers; compressors; forklifts; buses; tow trucks; dump
trucks; trucks with roll-back beds; trailers; any other similar vehicles, equipment and machinery classified as
commercial by the manufacturer; and pickup trucks, passenger vans, and cargo vans used for commercial
purposes.

Based on the above therefore, the code already provides the means for the storage of commercial vehicles within the
City.

A larger issue, that of the parking of commercial vehicles in residential neighborhoods, was also discussed during the
meeting in conjunction with the proposed ordinance. The definition of commercial vehicles provided in the City Code,
Appendix A. Zoning, Article IV listed above applies to zoning topics covered by the Appendix. Parking in residential areas
or on streets is governed by the City Code, Chapter 20, Traffic, Article 2 Stopping, Standing and Parking, Division 1,
Section 20-58 Parking buses, large trucks in residential areas or on streets:

(a) It is hereby declared unlawful for any individual to park, cause to be parked, or allow to be parked any
semitrailer truck or any other truck or bus greater than one (1) ton capacity for a longer period than
fifteen (15) minutes in any residential area of the city, or the public streets or rights-of-way thereof, as
defined on the master zoning map of the city which is on file in the office of the city clerk, unless the
actual loading or unloading of such vehicle is involved and in progress, or unless a permit is secured
from the city for the parking of such vehicle.

Residential streets are not commercial corridors and therefore they are not constructed to withstand the weight of large
trucks or vehicles. Excessive or highly repetitive heavy vehicle traffic will cause a breakdown of the roadbed, shortening
the life of the pavement and increasing costs to the City for repair or replacement. For this reason, the Code limits their
use on residential streets.

The definition above does not include vehicles such as painter’s vans, small cars belonging a cleaning service or insect
repellant business, taxicabs, pickup trucks used by contractors or lawn care business owners with trailers of mowers and
other related equipment.

Under Appendix A. Zoning, Article XIII, Section 17, a home based business is prohibited from exterior storage of materials
or parking of business vehicles anywhere except the driveway or garage. The code does not prohibit the parking of a
commercial vehicle in a residential area, except as defined in Sec. 20-58 above.

Some Planning & Zoning Board members felt that a commercial vehicle was best defined as one that is over a specific
weight limit. Some felt that a commercial vehicle was one which actively advertised a business use. Whether there is a
city wide issue based on the current definition of a commercial vehicle would need further study. Any proposed change
will need to address the esthetic root of the perception of a commercial vehicle parked in a residential area while also
considering the economic impact to those residents, some of whom may not have any means of transportation except the
company vehicle they drive.

Because of the complexity of the commercial parking issue, it is staff’s recommendation to Council that if they feel this
topic should be addressed that it be done separately from the self-service storage facility ordinance.

STRATEGIC PLAN CONNECTION:

BUDGETARY IMPACT:

N/A
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PREVIOUS ACTION:

The Planning & Zoning Board made the following recommendation at its meeting on June 16, 2020:

“Recommend approval to the city council of ordinance no. 06-2020 providing for the amendments permitting locations for
self-service storage facilities and further amending regulations related to this issue and to review the verbiage for
recreational vehicles and commercial vehicles and to add this to the ordinance.”

City Council approved the item at its regular meeting on June 24, 2020. However, some of the Council expressed the
desire to accommodate cars and trucks in addition to recreational vehicles. In speaking with the applicant, staff would
suggest that Council amend the Ordinance to include cars and trucks within the outside storage area but limit the number
of cars and trucks to five (5) such vehicles.

RECOMMENDED MOTION:
Pass on Second Reading: Ordinance No. 06-2020; amending permitted locations for self-service storage facilities and
amending the definition thereof.
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Zoning Text Amendment
Self-Service Storage Facilities



 Amendment of the conditions for self-service storage facilities under the 
C-R (Restricted Commercial) and C-G (General Commercial) zoning 
districts, where such facilities require special exception approval.

 Addition of the use as a principal use under the C-W (Wholesale 
Commercial) zoning district, with conditions.

 Removal of the use “personal storage” and “personal storage 
warehouses” from the CBD (Central Business District) and the M-2 
(Manufacturing and Industrial) zoning districts, respectively.

 Amendment to the definition of a “personal storage warehouse” and 
retitling the use as a “self-service storage facility,” which will be a 
consistently used term for all zoning code references to this use.

 Amendment to the parking regulations for “storage facilities” to provide 
a consistent parking requirement for the self-service storage facility use 
in all zoning districts.



 Self-service storage facilities have been modified relating 
to: 

 required parking spaces, 
 setbacks and screening, 
 landscaping, 
 outdoor parking and storage for major recreational equipment. 



Ordinance 06-2020
Staff recommends that the Planning and Zoning Board 
recommend approval to City Council of 
Ordinance No. 06-2020 providing for the amendments 
permitting locations for self-service storage facilities and 
further amending regulations related to this use.



65 Stone Street
Cocoa, FL 32922City of Cocoa

Legislation Details (With Text)

File #:  Version: 123-144 Name:

Status:Type: Agenda Agenda Ready

File created: In control:2/22/2023 Planning and Zoning / Local Planning Agency

On agenda: Final action:3/1/2023

Title: Consideration of a Large-Scale Site Plan consistent with Appendix A, Zoning, Article XI, Section 19,
Manufacturing and Industrial District (M-2) to allow construction of a storage facility for recreational
vehicle parking with associated infrastructure on a ±9.66-acre portion of a site identified as Parcels 24
-35-12-00-760, 24-35-12-00-766, 24-35-12-00-778, 24-35-12-00-779, 24-35-12-00-780 through the
Brevard County Property Appraiser.
.End

.body
body
BACKGROUND:
Project Name: Grissom Parkway Storage
Project No: PZ-22-00200012
Applicant: Tannath Design, Inc. Bryan Potts 2494 Rose Spring Drive Orlando, FL, 32825
Property Owner: OSG Storage Cocoa, LLC Thomas Martucci 2277 Lee Road, Suite B Winter
Park, FL, 32789
Project Location: The subject property is comprised of five separate parcels located south of
Grissom Parkway and north of State Road 528. The property is identified by the Brevard County
Property Appraiser as Parcel ID 24-35-12-00-760, 24-35-12-00-766, 24-35-12-00-778, 24-35-12-00-
779, 24-35-12-00-780 and is depicted within Exhibit A - Location Map.
Public Notice Advertised in the newspaper on February 22, 2023.

Project Information:

The applicant is proposing to construct a recreational vehicle (RV) storage facility within the
Manufacturing and Industrial Zoning District (M-2). RV Storage facilities are an allowed use within this
Zoning District. The project proposes two enclosed RV storage buildings, an office, covered
recreational vehicle storage, open-air RV storage, and the associated infrastructure related to the
construction of this site. The Office Building is 640 SF, but the square footage less then restroom and
storage areas is about 360 SF. The enclosed RV storage is 51,750 SF. The remaining open-air and
canopy RV storage areas are 85,150 SF. The site overview is provided as Exhibit D.

Future Land Use Designation: Industrial/Conservation

Zoning District: Manufacturing and Industrial (M-2)

Existing Land Use: Vacant Land

Council District: District 3 - Councilmember Rip Dyal

Please see the existing site and surrounding zoning and future land uses on the map included as
Exhibits “B” and “C”
 Overview of Surrounding Area:

Future Land Use Designations Zoning Districts Land Uses
North Industrial M-2 Vacant
South Unincorporated County Unincorporated County Single Family Residence south of SR 528
East Industrial/Conservation M-2 Manufacturing
West Industrial M-2 Manufacturing
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I. Site Plan Analysis

“Consistent with Appendix A, Article XIII, Section 1(D), “All site plans shall be required to meet all
current applicable code requirements.”

Consistency with the Code of the City of Cocoa
The Development Review Committee, consisting of the Building Official, the Code Enforcement
Manager, the Environmental Control Coordinators, the Fire Department Chief and/or Inspector, the
Planning & Zoning Manager and/or staff, the Public Works Director, and the Utilities Director, have
reviewed the site plan and determined that it generally meets the minimum requirements of all
applicable City Code requirements.

The site is 9.66 acres. The maximum impervious area is .90 and .725 is provided.  A maximum of 1.0
FAR is allowed, and 0.315 is provided.

Building setbacks required are:
Front: 25 feet
Side Interior: None, except 25 feet if abutting a residential zoning district.
Side Corner: 15 feet
Rear: 15 feet

These setbacks have been satisfied.

The maximum height allowed by the zoning code is 60 feet and the highest building is 20 feet.

The project is required to provide parking in accordance with Appendix A, Zoning, Article XII, Off
Street Parking.  There is no specific parking requirement established in the City Code for RV storage
uses.  However, Section 1(d)(41) was utilized since it provides similar requirements for RV storage
when combined with self-service storage facilities.  Per Section 1(d)(44), when a use is not specifically
defined, a similar use can be utilized. Self-service storage parking requirements are the most similar
use provided.  Section 1(d)(41) provides: Storage facilities. One (1) space for every thousand (1,000)
gross square feet of floor area. Self-service storage facilities shall have one (1) parking space for the
office manager, one (1) parking space for each six hundred (600) square feet of office space, one (1)
parking space for each fifty (50) storage units, and one (1) parking space for each 5,000 square feet
of major recreational equipment storage area.  Since all of the storage units are for major recreational
equipment, the 1 parking space for each 5,000 square feet of major recreational equipment storage
area standard was used. The site plan provides 2 handicapped parking and 27 regular parking
spaces, for a total of 29 spaces. Based on the RV storage standard, a total of 29 spaces would be
required, which is met by the site plan provided by the applicant. Calculations are provided below:
136,900 SF RV Parking X 1 spot/5000 SF = 27.38 Spots
360 SF Office X 1 spot/600 SF = 0.60 Spots
1 Spot for office manager = 1 Spot_____
Total = 28.98 Spots

Landscaping and tree removals are addressed in the Site Plan. The site was previously cleared in the
1980s and tree mitigation requirements are met through the landscaping plans. Landscaping has
been provided to concentrate trees on the frontage of the property along Grissom Parkway, the
stormwater pond, and the perimeter of the site.

Consistency with Comprehensive Plan Policies and Objectives

Future Land Use Element, Policy 1.1.2.13: The Conservation Future Land Use Category is intended
to protect environmentally sensitive natural resource systems as defined in Chapter 163 Part II F.S.
B. The boundaries of the Conservation Future Land Use category may be adjusted to be consistent
with a wetland jurisdictional line determination by the SJRWMD without the need for a comprehensive
plan amendment. In those areas initially presumed but later determined not to be classified as a
wetland will take on the future land use category assigned to the upland portion of the development
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site.

Staff Response: The current boundaries of the Conservation FLU are not within the jurisdictional line
determination of the wetlands onsite. Therefore, the upland portion of the site is to be considered
Industrial, which is the future land use category assigned to the rest of the development site.

Future Land Use Element, Comprehensive Plan, Policy 1.1.2.10:  Industrial (IND): Industrial areas
shall be regarded as appropriate for activities associated with industrial development, which can
include materials processing, materials assembly, product manufacturing, and storage of finished
products. Uses can include manufacturing facilities, warehouse distribution centers and truck
terminals.

Staff Response:  The proposed use of RV Storage will serve the surrounding neighborhoods to
provide additional storage options in this area.

Conservation Element, Policy 12.1.6.15: Wetlands and wetland functions shall be protected and
conserved by restricting direct and indirect development impacts.
C. New development and redevelopment with no significant impact. New development and
redevelopment having no significant impact on the net wetland functions shall be permitted.

Staff Response: The proposed project has 5 isolated wetlands that will be impacted by this project.
The wetlands, as determined by the St. Johns River Water Management District, do not necessitate
mitigation. The wetlands were determined not to be used by endangered or threatened species, are
not located in an “area of critical state concern”, are not connected by standing or flowing surface
water at the seasonal high water level to one or more wetlands, and do not provide more than a
minimal value to fish and wildlife. Therefore, no significant impact on wetland functions is present
since the wetlands are not considered significant.

E. Upland buffers.

1. General. Upland buffers are considered an integral component of a functioning wetland and shall
be afforded the same types and levels of protection as the wetland itself. Upland buffers shall not be
developed, cleared, or landscaped that would decrease their effectiveness in supporting wetland
functions, and shall not include turfed, landscaped, or impervious surfaces.

2. Minimum width. Where wetlands exist, upland buffers shall be provided at a minimum width of
fifteen (15) feet and an average width of twenty-five (25) feet beyond the perimeter of the wetland.

Staff Response:  Existing wetlands on-site will be impacted. The wetlands will be removed from the
site with no required mitigation per the response as part of Conservation Element, Policy 12.1.6.15.
No upland buffers will be provided since no wetlands will exist post development.

Conservation Element, Objective 12.1.9: Floodplain Management. The City shall protect the flood
storage and conveyance functions of the 100-year floodplain.

Policy 12.1.9.1: In order to reduce the adverse consequences of floodplain development and
simultaneously encourage the conservation of natural habitat, the City's Flood Damage Prevention
ordinance shall be updated as needed to maintain compliance with the National Flood Insurance
Program and to discourage construction in the floodplain, unless the proposed construction is
expressly authorized by this Comprehensive Plan. Developmental plans shall preserve the natural
functions of floodplains when practical. The provision of compensatory storage for fill placed within the
floodplain shall be allowed only when the applicant demonstrates the absence of adverse
consequences of compensatory storage and demonstrates compliance with other applicable
provisions of this Comprehensive Plan.

Policy 12.1.9.2: Developers shall be encouraged to incorporate those portions of sites that are
within the 100-year floodplain as open space preservation.
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Staff Response:  The proposed site is not within the 100-year floodplain.

Conservation Element, Policy 12.1.6.6: The City shall protect species which are listed as Endangered,
Threatened or a Species of Special Concern by the Florida Fish and Wildlife Conservation
Commission, the U.S. Fish and Wildlife Service or the Florida Committee on Rare and Endangered
Plants and Animals (FCREPA) and shall not approve any development which proposes to destroy
natural vegetative communities known to provide habitat to listed species except where the developer
has submitted a management plan which minimizes adverse effects on the species to the greatest
extent possible. The management plan shall be approved by St. John’s River Water Management
District.

Policy 12.1.6.12: The City shall protect the habitat of gopher tortoises, gopher frogs, eastern indigo
snakes, eagles, ospreys, alligators, pileated woodpeckers, manatees, and river otters.

Staff Response:  An Environmental Report was provided indicating that the project does not anticipate
impacting the species listed as part of the US Fish and Wild Service, Florida Fish and Wildlife
Conservation Commission, and Florida Department of Agriculture and Consumer Services Regulatory
Reviews.

Concurrency Management/Adequate Public Facilities
Wastewater
The proposed project will not exceed the City of Cocoa Wastewater System capacity.
Stormwater Management
The Level of Service (LOS) for Stormwater Management is as follows:
Design Storm Event 25-year frequency/24-hour duration event
On-site Stormwater Management: Retention of the first one inch of rainfall for areas of more
than one acre.
Stormwater Quantity: Post development Stormwater runoff flow rates, quantities, peaks, and
velocities shall be equal to or less than levels that existed prior to development.
Stormwater Quality: No significant degradation of water quality in receiving water bodies.

Staff Response: The proposed project meets or exceeds the City of Cocoa Stormwater Requirements.
The project will require a SJRWMD Permit prior to the start of construction.

Potable Water
Policy 7.1.1.3:
The City shall issue no development orders or permits without first determining whether adequate
water supplies to serve the development will be available no later than the anticipated date of
issuance by the City of a certificate of occupancy or its functional equivalent. The City will also ensure
that adequate water supplies and facilities are available and in place prior to issuing a certificate of
occupancy or its functional equivalent.

Staff Response:  The Utilities Department has reviewed the proposed project and capacity is
available.

Solid Waste
Policy 5.1.1.3:  The City shall ensure adequate equipment to maintain the following level of service
standard for solid waste collection:

 Solid Waste Disposal (Brevard County Landfill) Cocoa Distribution Rate: 1.2 tons per capita per
year

Collection Residential: 1 to 2 times per week as needed, each household Non-residential: 2 to
6 times per week as needed, each location Green Waste and Recyclable: Once per week

Staff Response:  Staff finds that this project will not exceed this LOS standard.

Roadways (Transportation)
The main entry/exit location for this project is located on Grissom Parkway.
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Policy 2.1.1.1 of the City’s Transportation Element: The City shall maintain for the purpose of issuing
building permits and development orders the following list of major roadway facilities:  Grissom
Parkway has Minimum LOS E.  Utilizing the ITE Code 151 Mini-Warehouse (ITE Trip Generation, 11th
Edition), the following is the Engineer’s Trip Generation Estimate for the Project:
· Average Daily Trips: 75
· PM Peak Hour Trips: 12
· AM Peak Hour Trips: 7

A Traffic Impact Analysis was performed for this project and indicated all study segments will continue
to operate at a satisfactory LOS.

BUDGETARY IMPACT:

N/A

PREVIOUS ACTION:

N/A

RECOMMENDED MOTION:
Staff recommends APPROVAL of a Large-Scale Site Plan consistent with Appendix A, Zoning, Article
XI, Section 19, Manufacturing and Industrial District (M-2) to allow construction of a storage facility for
recreational vehicle parking with associated infrastructure on a ±9.66-acre portion of a site identified
as Parcels 24-35-12-00-760, 24-35-12-00-766, 24-35-12-00-778, 24-35-12-00-779, 24-35-12-00-780
through the Brevard County Property Appraiser.

Sponsors:

Indexes:

Code sections:

Attachments: Exhibit A - Location Map

Exhibit B - Zoning Map

Exhibit C - Future Land Use Map

Exhibit D - Site Plan

Exhibit E - Application

Legal Ad 2-22-23.pdf

Hydraulic Report for Grissom Parkway Storage Revised 12-29-22.pdf

Landscape Plans.pdf

Photometric Plan.pdf

Traffic Letter.pdf

Geotech Report.pdf

Stormwater Report.pdf

Grissom Pkwy. 9.67 Acres Env. Rpt.pdf

TSR - Grissom.pdf

Action ByDate Action ResultVer.

PLANNING & ZONING BOARD/LOCAL PLANNING AGENCY AGENDA
ITEM

Memo Date: February 6, 2023
Agenda Date: March 1, 2023
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Prepared By: Justin Lee - Senior Planner
Through: Bryant Smith III, P.E., CFM - Interim Growth and Economic Development
Director

Requested Action:

Consideration of a Large-Scale Site Plan consistent with Appendix A, Zoning, Article XI, Section 19,
Manufacturing and Industrial District (M-2) to allow construction of a storage facility for recreational
vehicle parking with associated infrastructure on a ±9.66-acre portion of a site identified as Parcels
24-35-12-00-760, 24-35-12-00-766, 24-35-12-00-778, 24-35-12-00-779, 24-35-12-00-780 through
the Brevard County Property Appraiser.

.End

.body
body

BACKGROUND:
Project Name: Grissom Parkway Storage
Project No: PZ-22-00200012
Applicant: Tannath Design, Inc. Bryan Potts 2494 Rose Spring Drive

Orlando, FL, 32825
Property Owner: OSG Storage Cocoa, LLC Thomas Martucci 2277 Lee

Road, Suite B Winter Park, FL, 32789
Project Location: The subject property is comprised of five separate parcels

located south of Grissom Parkway and north of State
Road 528. The property is identified by the Brevard
County Property Appraiser as Parcel ID 24-35-12-00-760,
24-35-12-00-766, 24-35-12-00-778, 24-35-12-00-779, 24-
35-12-00-780 and is depicted within Exhibit A - Location
Map.

Public Notice Advertised in the newspaper on February 22, 2023.

Project Information:

The applicant is proposing to construct a recreational vehicle (RV) storage facility within the
Manufacturing and Industrial Zoning District (M-2). RV Storage facilities are an allowed use within
this Zoning District. The project proposes two enclosed RV storage buildings, an office, covered
recreational vehicle storage, open-air RV storage, and the associated infrastructure related to the
construction of this site. The Office Building is 640 SF, but the square footage less then restroom and
storage areas is about 360 SF. The enclosed RV storage is 51,750 SF. The remaining open-air and
canopy RV storage areas are 85,150 SF. The site overview is provided as Exhibit D.

Future Land Use Designation: Industrial/Conservation

Zoning District: Manufacturing and Industrial (M-2)

Existing Land Use: Vacant Land

Council District: District 3 - Councilmember Rip Dyal

Please see the existing site and surrounding zoning and future land uses on the map included as
Exhibits “B” and “C”

Overview of Surrounding Area:

Future Land Use DesignationsZoning Districts Land Uses

North Industrial M-2 Vacant

South Unincorporated CountyUnincorporated
County

Single Family
Residence south
of SR 528

East Industrial/ConservationM-2 Manufacturing

West Industrial M-2 Manufacturing
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Overview of Surrounding Area:

Future Land Use DesignationsZoning Districts Land Uses

North Industrial M-2 Vacant

South Unincorporated CountyUnincorporated
County

Single Family
Residence south
of SR 528

East Industrial/ConservationM-2 Manufacturing

West Industrial M-2 Manufacturing

I. Site Plan Analysis

“Consistent with Appendix A, Article XIII, Section 1(D), “All site plans shall be required to meet all
current applicable code requirements.”

Consistency with the Code of the City of Cocoa

The Development Review Committee, consisting of the Building Official, the Code Enforcement Manager, the
Environmental Control Coordinators, the Fire Department Chief and/or Inspector, the Planning & Zoning Manager and/or
staff, the Public Works Director, and the Utilities Director, have reviewed the site plan and determined that it generally
meets the minimum requirements of all applicable City Code requirements.

The site is 9.66 acres. The maximum impervious area is .90 and .725 is provided. A maximum of 1.0 FAR is allowed, and
0.315 is provided.

Building setbacks required are:
Front: 25 feet
Side Interior: None, except 25 feet if abutting a residential zoning district.
Side Corner: 15 feet
Rear: 15 feet

These setbacks have been satisfied.

The maximum height allowed by the zoning code is 60 feet and the highest building is 20 feet.

The project is required to provide parking in accordance with Appendix A, Zoning, Article XII, Off Street Parking. There is
no specific parking requirement established in the City Code for RV storage uses. However, Section 1(d)(41) was utilized
since it provides similar requirements for RV storage when combined with self-service storage facilities. Per Section 1(d)
(44), when a use is not specifically defined, a similar use can be utilized. Self-service storage parking requirements are
the most similar use provided. Section 1(d)(41) provides: Storage facilities. One (1) space for every thousand (1,000)
gross square feet of floor area. Self-service storage facilities shall have one (1) parking space for the office
manager, one (1) parking space for each six hundred (600) square feet of office space, one (1) parking space for
each fifty (50) storage units, and one (1) parking space for each 5,000 square feet of major recreational
equipment storage area. Since all of the storage units are for major recreational equipment, the 1 parking space for
each 5,000 square feet of major recreational equipment storage area standard was used. The site plan provides 2
handicapped parking and 27 regular parking spaces, for a total of 29 spaces. Based on the RV storage standard, a total
of 29 spaces would be required, which is met by the site plan provided by the applicant. Calculations are provided below:

136,900 SF RV Parking X 1 spot/5000 SF = 27.38 Spots

360 SF Office X 1 spot/600 SF = 0.60 Spots

1 Spot for office manager = 1 Spot_____

Total = 28.98 Spots
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Landscaping and tree removals are addressed in the Site Plan. The site was previously cleared in the 1980s and tree
mitigation requirements are met through the landscaping plans. Landscaping has been provided to concentrate trees on
the frontage of the property along Grissom Parkway, the stormwater pond, and the perimeter of the site.

Consistency with Comprehensive Plan Policies and Objectives

Future Land Use Element, Policy 1.1.2.13: The Conservation Future Land Use Category is intended to protect
environmentally sensitive natural resource systems as defined in Chapter 163 Part II F.S.

B. The boundaries of the Conservation Future Land Use category may be adjusted to be consistent with a
wetland jurisdictional line determination by the SJRWMD without the need for a comprehensive plan amendment.
In those areas initially presumed but later determined not to be classified as a wetland will take on the future land
use category assigned to the upland portion of the development site.

Staff Response: The current boundaries of the Conservation FLU are not within the jurisdictional line
determination of the wetlands onsite. Therefore, the upland portion of the site is to be considered Industrial, which
is the future land use category assigned to the rest of the development site.

Future Land Use Element, Comprehensive Plan, Policy 1.1.2.10: Industrial (IND): Industrial areas shall be regarded
as appropriate for activities associated with industrial development, which can include materials processing, materials
assembly, product manufacturing, and storage of finished products. Uses can include manufacturing facilities, warehouse
distribution centers and truck terminals.

Staff Response:  The proposed use of RV Storage will serve the surrounding neighborhoods to provide additional
storage options in this area.

Conservation Element, Policy 12.1.6.15: Wetlands and wetland functions shall be protected and conserved by
restricting direct and indirect development impacts.

C. New development and redevelopment with no significant impact. New development and redevelopment
having no significant impact on the net wetland functions shall be permitted.

Staff Response: The proposed project has 5 isolated wetlands that will be impacted by this project. The
wetlands, as determined by the St. Johns River Water Management District, do not necessitate mitigation. The
wetlands were determined not to be used by endangered or threatened species, are not located in an “area of
critical state concern”, are not connected by standing or flowing surface water at the seasonal high water level to
one or more wetlands, and do not provide more than a minimal value to fish and wildlife. Therefore, no significant
impact on wetland functions is present since the wetlands are not considered significant.

E. Upland buffers.

1. General. Upland buffers are considered an integral component of a functioning wetland and shall be afforded
the same types and levels of protection as the wetland itself. Upland buffers shall not be developed, cleared, or
landscaped that would decrease their effectiveness in supporting wetland functions, and shall not include turfed,
landscaped, or impervious surfaces.

2. Minimum width. Where wetlands exist, upland buffers shall be provided at a minimum width of fifteen (15) feet
and an average width of twenty-five (25) feet beyond the perimeter of the wetland.

Staff Response:  Existing wetlands on-site will be impacted. The wetlands will be removed from the site with no
required mitigation per the response as part of Conservation Element, Policy 12.1.6.15. No upland buffers will be
provided since no wetlands will exist post development.

Conservation Element, Objective 12.1.9: Floodplain Management. The City shall protect the flood
storage and conveyance functions of the 100-year floodplain.

Policy 12.1.9.1: In order to reduce the adverse consequences of floodplain development and
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simultaneously encourage the conservation of natural habitat, the City's Flood Damage Prevention
ordinance shall be updated as needed to maintain compliance with the National Flood Insurance
Program and to discourage construction in the floodplain, unless the proposed construction is
expressly authorized by this Comprehensive Plan. Developmental plans shall preserve the natural
functions of floodplains when practical. The provision of compensatory storage for fill placed within
the floodplain shall be allowed only when the applicant demonstrates the absence of adverse
consequences of compensatory storage and demonstrates compliance with other applicable
provisions of this Comprehensive Plan.

Policy 12.1.9.2: Developers shall be encouraged to incorporate those portions of sites that are
within the 100-year floodplain as open space preservation.

Staff Response:  The proposed site is not within the 100-year floodplain.

Conservation Element, Policy 12.1.6.6: The City shall protect species which are listed as
Endangered, Threatened or a Species of Special Concern by the Florida Fish and Wildlife
Conservation Commission, the U.S. Fish and Wildlife Service or the Florida Committee on Rare and
Endangered Plants and Animals (FCREPA) and shall not approve any development which proposes
to destroy natural vegetative communities known to provide habitat to listed species except where
the developer has submitted a management plan which minimizes adverse effects on the species to
the greatest extent possible. The management plan shall be approved by St. John’s River Water
Management District.

Policy 12.1.6.12: The City shall protect the habitat of gopher tortoises, gopher frogs, eastern indigo
snakes, eagles, ospreys, alligators, pileated woodpeckers, manatees, and river otters.

Staff Response:  An Environmental Report was provided indicating that the project does not
anticipate impacting the species listed as part of the US Fish and Wild Service, Florida Fish and
Wildlife Conservation Commission, and Florida Department of Agriculture and Consumer Services
Regulatory Reviews.

Concurrency Management/Adequate Public Facilities

Wastewater

The proposed project will not exceed the City of Cocoa Wastewater System capacity.

Stormwater Management

The Level of Service (LOS) for Stormwater Management is as follows:

Design Storm Event 25-year frequency/24-hour duration event

On-site Stormwater Management: Retention of the first one inch of rainfall for
areas of more than one acre.

Stormwater Quantity: Post development Stormwater runoff flow
rates, quantities, peaks, and velocities
shall be equal to or less than levels that
existed prior to development.

Stormwater Quality: No significant degradation of water quality
in receiving water bodies.
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Staff Response: The proposed project meets or exceeds the City of Cocoa Stormwater
Requirements. The project will require a SJRWMD Permit prior to the start of construction.

Potable Water

Policy 7.1.1.3:
The City shall issue no development orders or permits without first determining whether adequate
water supplies to serve the development will be available no later than the anticipated date of
issuance by the City of a certificate of occupancy or its functional equivalent. The City will also
ensure that adequate water supplies and facilities are available and in place prior to issuing a
certificate of occupancy or its functional equivalent.

Staff Response:  The Utilities Department has reviewed the proposed project and capacity is
available.

Solid Waste

Policy 5.1.1.3: The City shall ensure adequate equipment to maintain the following level of service
standard for solid waste collection:

Solid Waste Disposal (Brevard County Landfill) Cocoa
Distribution Rate: 1.2 tons per capita per
year

Collection Residential: 1 to 2 times per week
as needed, each household Non-residential:
2 to 6 times per week as needed, each
location Green Waste and Recyclable: Once
per week

Staff Response:  Staff finds that this project will not exceed this LOS standard.

Roadways (Transportation)

The main entry/exit location for this project is located on Grissom Parkway.

Policy 2.1.1.1 of the City’s Transportation Element: The City shall maintain for the purpose of issuing
building permits and development orders the following list of major roadway facilities:  Grissom
Parkway has Minimum LOS E.  Utilizing the ITE Code 151 Mini-Warehouse (ITE Trip Generation,
11th Edition), the following is the Engineer’s Trip Generation Estimate for the Project:

· Average Daily Trips: 75

· PM Peak Hour Trips: 12

· AM Peak Hour Trips: 7
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A Traffic Impact Analysis was performed for this project and indicated all study segments will continue
to operate at a satisfactory LOS.

BUDGETARY IMPACT:

N/A

PREVIOUS ACTION:

N/A

RECOMMENDED MOTION:
Staff recommends APPROVAL of a Large-Scale Site Plan consistent with Appendix A, Zoning, Article
XI, Section 19, Manufacturing and Industrial District (M-2) to allow construction of a storage facility for
recreational vehicle parking with associated infrastructure on a ±9.66-acre portion of a site identified
as Parcels 24-35-12-00-760, 24-35-12-00-766, 24-35-12-00-778, 24-35-12-00-779, 24-35-12-00-780
through the Brevard County Property Appraiser.

City of Cocoa Printed on 2/24/2023Page 11 of 11

powered by Legistar™





















3

5

640 SF

OFFICE

37

38

39

3
4

3
3

3
4

3
4

3
5

5

BORE PIT LOCATION (20'x10')

(SHORING IS REQUIRED

WITHIN 8-FEET OF PAVEMENT)

BORE PIT LOCATION (20'x10')

(SHORING IS REQUIRED

WITHIN 8-FEET OF PAVEMENT)

SANITARY LINE

 10.17' DEEP

SANITARY LINE

10.17' DEEP

RECLAIM MAIN

5.17' DEEP

RECLAIM MAIN

5.35' DEEP

20'

1
0

'

20'

1
0
'

17.24'

12.08'

SANITARY PROFILE

15

16

20

24

28

32

36

40

-0+75 -0+50 -0+25 0+25 0+50 0+75 1+25 1+50 1+75 2+25 2+50 2+75 3+25

0+00

3
5

.
5

3

3
5

.
5

3
2

3
4

.
9

7

3
4

.
9

6
6

3
6

.
7

9

3
6

.
7

8
9

3
9

.
0

5

3
9

.
0

4
9

1+00

3
7

.
9

1

3
7

.
9

0
5

3
6

.
7

2

3
6

.
7

1
9

3
6

.
0

9

3
6

.
0

8
9

3
5

.
7

1

3
5

.
7

0
9

2+00

3
5

.
4

5

3
5

.
4

4
5

3+00

SANITARY MANHOLE

INV. 28.86

6" CLEANOUT

INV. 26.65

12" EX PVC WATER MAIN

112LF 24" RCP @ 0.9%

139LF 8" PVC @ 1.6%

49LF 8" PVC @ 2.5%

EX SANITARY MANHOLE

RIM:35.38

INV. 19.84 10" W

INV. 25.43 8" SW

INV. 19.76 10" E

EX 135LF 10" PVC @ 0.3%

12" REAMER (1.5x PIPE SIZE)

B
O

R
E

 
P

R
O

F
I
L
E

S

C-4.1

1"=50'

DDP

07/01/22

SHEET NO.

SCALE

DRAWN-BY

DATE

N
O

.
R

E
V

I
S

I
O

N
S

B
Y

D
A

T
E

123456 0
BR

P

2
4
9
4
 
R

O
S

E
 
S

P
R

I
N

G
 
D

R
I
V

E

O
R

L
A

N
D

O
,
 
F

L
O

R
I
D

A
 
3
2
8
2
5

(
4
0
7
)
 
9
8
2
-
9
8
7
8

w
w

w
.
t
a
n
n
a
t
h
d
e
s
i
g
n
.
c
o
m

F
L
.
 
C

E
R

T
.
 
O

F
 
A

U
T

H
.
 
#
2
7
1
9
9

T
A

N
N

A
T

H
 
D

E
S

I
G

N
,
 
I
N

C
.

07
/15

/22
IS

SU
ED

 F
OR

 P
ER

MI
TT

IN
G

102-002

PROJECT NUMBER:

L
A

R
G

E
 
S

C
A

L
E

 
S

I
T

E
 
P

L
A

N

G
R

I
S

S
O

M
 
P

A
R

K
W

A
Y

 
S

T
O

R
A

G
E

3
3
0
0
 
G

R
I
S

S
O

M
 
P

A
R

K
W

A
Y

C
O

C
O

A
,
 
F

L
O

R
I
D

A

F
L

.
 
R

E
G

.
 
#

5
9

4
6

1

D
A

T
E

B
R

Y
A

N
 
R

.
 
P

O
T

T
S

,
 
P

.
E

.

T
H

E
S

E
 
P

L
A

N
S

 
A

R
E

 
P

R
E

P
A

R
E

D
 
I
N

 
C

O
M

P
L

I
A

N
C

E
 
W

I
T

H

F
A

C
.
 
6

1
G

1
5

-
2

3
.
0

0
2

(
d

)

0

GRAPHIC SCALE

100'50'25'50'

1"=50'

DATUM: NAVD88

DD
P

12
/20

/22
RE

VI
SE

D 
PE

R 
CO

MM
EN

TS

1

1

AutoCAD SHX Text
S

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
SANITARY MH RIM=35.38 W 10" PVC INV=19.84 E 10" PVC INV=19.76

AutoCAD SHX Text
37

AutoCAD SHX Text
38

AutoCAD SHX Text
39

AutoCAD SHX Text
38

AutoCAD SHX Text
37

AutoCAD SHX Text
34

AutoCAD SHX Text
39

AutoCAD SHX Text
37

AutoCAD SHX Text
35

AutoCAD SHX Text
SITE BM #1

AutoCAD SHX Text
M

































Brevard County Property Appraiser
Titusville • Viera • Melbourne • Palm Bay

PROPERTY DETAILS

Phone: (321) 264-6700
https://www.bcpao.us

Account 2404121
Owners M-2 INDUSTRIAL LLC

Mailing Address 7765 LAKE WORTH RD, # 320 LAKE WORTH FL
33467

Site Address 3250 GRISSOM PKWY COCOA FL 32926
Parcel ID 24-35-12-00-760
Property Use 4000 - VACANT INDUSTRIAL LAND
Exemptions NONE
Taxing District 15D0 - COCOA
Total Acres 2.20
Subdivision --
Site Code 0350 - GRISSOM PKWY
Plat Book/Page 0000/0000

Land Description
PART OF SW 1/4 OF SE 1/4 LYING BETWEEN
GRISSOM PKWY & SR 528 AS DESC IN ORB 5781
PG 4010 PAR 774

VALUE SUMMARY
Category 2021 2020 2019
Market Value $245,630 $245,630 $245,630
Agricultural Land Value $0 $0 $0
Assessed Value Non-School $245,630 $239,620 $217,840
Assessed Value School $245,630 $245,630 $245,630
Homestead Exemption $0 $0 $0
Additional Homestead $0 $0 $0
Other Exemptions $0 $0 $0
Taxable Value Non-School $245,630 $239,620 $217,840
Taxable Value School $245,630 $245,630 $245,630

SALES/TRANSFERS
Date Price Type Instrument
05/18/2007 $273,200 WD 5781/4010
04/30/2007 -- QC 5776/2126
12/01/1998 -- PT 3962/1517
03/06/1984 $16,000 WD 2493/2137
02/27/1984 $180,000 WD 2493/2131
12/01/1974 -- -- 1494/0603

No Data Found
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Brevard County Property Appraiser
Titusville • Viera • Melbourne • Palm Bay

PROPERTY DETAILS

Phone: (321) 264-6700
https://www.bcpao.us

Account 2442068
Owners M-2 INDUSTRIAL LLC

Mailing Address 7765 LAKE WORTH RD, # 320 LAKE WORTH FL
33467

Site Address NONE
Parcel ID 24-35-12-00-766
Property Use 4000 - VACANT INDUSTRIAL LAND
Exemptions NONE
Taxing District 15D0 - COCOA
Total Acres 1.09
Subdivision --
Site Code 0350 - GRISSOM PKWY
Plat Book/Page 0000/0000

Land Description
PART OF SW 1/4 OF SE 1/4 LYING BETWEEN
GRISSOM PKWY & SR 528 AS DESC IN ORB 5781
PG 4029

VALUE SUMMARY
Category 2021 2020 2019
Market Value $119,040 $119,040 $119,040
Agricultural Land Value $0 $0 $0
Assessed Value Non-School $119,040 $113,830 $103,490
Assessed Value School $119,040 $119,040 $119,040
Homestead Exemption $0 $0 $0
Additional Homestead $0 $0 $0
Other Exemptions $0 $0 $0
Taxable Value Non-School $119,040 $113,830 $103,490
Taxable Value School $119,040 $119,040 $119,040

SALES/TRANSFERS
Date Price Type Instrument
05/18/2007 $134,800 WD 5781/4029
04/30/2007 -- QC 5776/2126
08/18/2005 $589,100 WD 5532/5926
12/01/1998 -- PT 3962/1517
08/01/1992 -- QC 3224/4511

No Data Found
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Brevard County Property Appraiser
Titusville • Viera • Melbourne • Palm Bay

PROPERTY DETAILS

Phone: (321) 264-6700
https://www.bcpao.us

Account 2460749
Owners B AND D INDUSTRIAL LLC

Mailing Address 7765 LAKE WORTH RD, # 320 LAKE WORTH FL
33467

Site Address NONE
Parcel ID 24-35-12-00-778
Property Use 4000 - VACANT INDUSTRIAL LAND
Exemptions NONE
Taxing District 15D0 - COCOA
Total Acres 2.94
Subdivision --
Site Code 0350 - GRISSOM PKWY
Plat Book/Page 0000/0000

Land Description
PART OF SW 1/4 OF SE 1/4 LYING BETWEEN
GRISSOM PKWY & SR 528 AS DESC IN ORB 5781
PG 4018

VALUE SUMMARY
Category 2021 2020 2019
Market Value $319,780 $319,780 $319,780
Agricultural Land Value $0 $0 $0
Assessed Value Non-School $319,780 $305,880 $278,080
Assessed Value School $319,780 $319,780 $319,780
Homestead Exemption $0 $0 $0
Additional Homestead $0 $0 $0
Other Exemptions $0 $0 $0
Taxable Value Non-School $319,780 $305,880 $278,080
Taxable Value School $319,780 $319,780 $319,780

SALES/TRANSFERS
Date Price Type Instrument
05/18/2007 $364,600 WD 5781/4018

No Data Found
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Brevard County Property Appraiser
Titusville • Viera • Melbourne • Palm Bay

PROPERTY DETAILS

Phone: (321) 264-6700
https://www.bcpao.us

Account 2460750
Owners BEST OF COCOA LLC

Mailing Address 7765 LAKE WORTH RD, # 320 LAKE WORTH FL
33467

Site Address NONE
Parcel ID 24-35-12-00-779
Property Use 4000 - VACANT INDUSTRIAL LAND
Exemptions NONE
Taxing District 15D0 - COCOA
Total Acres 1.19
Subdivision --
Site Code 0350 - GRISSOM PKWY
Plat Book/Page 0000/0000

Land Description
PART OF SW 1/4 OF SE 1/4 LYING BETWEEN
GRISSOM PKWY & SR 528 AS DESC IN ORB 5781
PG 4021

VALUE SUMMARY
Category 2021 2020 2019
Market Value $129,440 $129,440 $129,440
Agricultural Land Value $0 $0 $0
Assessed Value Non-School $129,440 $123,800 $112,550
Assessed Value School $129,440 $129,440 $129,440
Homestead Exemption $0 $0 $0
Additional Homestead $0 $0 $0
Other Exemptions $0 $0 $0
Taxable Value Non-School $129,440 $123,800 $112,550
Taxable Value School $129,440 $129,440 $129,440

SALES/TRANSFERS
Date Price Type Instrument
05/18/2007 $147,600 WD 5781/4021

No Data Found
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Brevard County Property Appraiser
Titusville • Viera • Melbourne • Palm Bay

PROPERTY DETAILS

Phone: (321) 264-6700
https://www.bcpao.us

Account 2460751
Owners B AND D INDUSTRIAL LLC

Mailing Address 7765 LAKE WORTH RD, # 320 LAKE WORTH FL
33467

Site Address NONE
Parcel ID 24-35-12-00-780
Property Use 4000 - VACANT INDUSTRIAL LAND
Exemptions NONE
Taxing District 15D0 - COCOA
Total Acres 2.26
Subdivision --
Site Code 0350 - GRISSOM PKWY
Plat Book/Page 0000/0000

Land Description
PART OF SW 1/4 OF SE 1/4 LYING BETWEEN
GRISSOM PKWY & SR 528 AS DESC IN ORB 5781
PG 4026

VALUE SUMMARY
Category 2021 2020 2019
Market Value $245,680 $245,680 $245,680
Agricultural Land Value $0 $0 $0
Assessed Value Non-School $245,680 $235,000 $213,640
Assessed Value School $245,680 $245,680 $245,680
Homestead Exemption $0 $0 $0
Additional Homestead $0 $0 $0
Other Exemptions $0 $0 $0
Taxable Value Non-School $245,680 $235,000 $213,640
Taxable Value School $245,680 $245,680 $245,680

SALES/TRANSFERS
Date Price Type Instrument
05/18/2007 $280,100 WD 5781/4026

No Data Found
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BACON, DON
1955 N TROPICAL TRL
MERRITT ISLAND FL 32953-4262

BEST OF COCOA LLC
7765 LAKE WORTH RD, # 320
LAKE WORTH FL 33467-2536

BROCKADO LLC
4434 LONG LAKE RD, # 100
MELBOURNE FL 32934-8594

COFFARO, MARY JOAN
1268 TROON WAY
ROCKLEDGE FL 32955-2245

DICHRISTOPHER, MICHAEL A
DICHRISTOPHER, COLETTE T
1765 ROCHELLE PKWY
MERRITT ISLAND FL 32952-5661

DKBJ LLC
4434 LONG LAKE RD
MELBOURNE FL 32934-8594

EAGLE PROPERTY LLC
GRISSOM INVESTMENTS LLC
760 MULLET RD
C/O GRISSOM INVESTMENTS
CAPE CANAVERAL FL 32920-4504

EYER, JOHN C
EYER, DAWN M
3520 JAMES RD
COCOA FL 32926-4506

FLORIDA, STATE OF (IITF)
3900 COMMONWEALTH BLVD, STOP 108
C/O DEP, DIVISION OF STATE LANDS
TALLAHASSEE FL 32399-6575

FRENCH, THEANO B
3360 CRAGGY BLUFF PLACE
COCOA FL 32926-

GKS INC
3185 GRISSOM PKWY
COCOA FL 32926-

GRISSOM INVESTMENTS LLC
8940 S TROPICAL TRL
MERRITT ISLAND FL 32952-

GRISSOM WEST LLC
3201 N ATLANTIC AVE
COCOA BCH FL 32931-

KELLEHER, JOHN M
KELLEHER, RENEE
3480 CRAGGY BLUFF PL
COCOA FL 32926-

KIDD, DANIEL L
3350 CRAGGY BLUFF PL
COCOA FL 32926-

KIRKLAND, DANIEL L
2614 TURKEY TRACK CIR
KINGMAN AZ 86401-7332

LUCIER, MARK D
LUCIER, MONICA
3390 CRAGGY BLUFF PLACE
COCOA FL 32926-

MILLER, BRADLEY A
MILLER, JANICE A
3450 CRAGGY BLUFF PL
COCOA FL 32926-

MILLER, BRADLEY A
MILLER, JANICE A
3450 CRAGGY BLUFF PL
COCOA FL 32926-7420

MURDICK, KELLENE
3490 JAMES RD
COCOA FL 32926-4506

OCEAN HAVEN LLC
1980 N ATLANTIC AVE STE 801
COCOA BCH FL 32931-

OSG STORAGE COCOA LLC
2277 LEE RD, # B
WINTER PARK FL 32789-1887

OSTERMAN, JOHN MICHAEL
OSTERMAN, NORMA JEAN
3500 JAMES RD
COCOA FL 32926-

PATTERSON, CHRISTOPHER EVERETT
3490 CRAGGY BLUFF PL
COCOA FL 32926-7420

ROXANA J MORDCOVICH TRUST
BRIAN V PATTON TRUST
3470 CRAGGY BLUFF PL
COCOA FL 32926-7420

SHEEHY, TIMOTHY TRUSTEE
SHEEHY, JUDY RANSBURGH TRUSTEE
3200 VALLEYVIEW DR
COLUMBUS OH 43204-

STEPANEK, ROBERT ALLEN
3400 CRAGGY BLUFF PL
COCOA FL 32926-7420

STEVENSON, JERRY R
STEVENSON, DEBRA K
1270 ISLAND DR
MERRITT ISLAND FL 32952-5879
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STOWE, KATHRYNE B
3510 JAMES RD
COCOA FL 32926-4506

TRINIDAD, GIULIANA N
3380 CRAGGY BLUFF PL
COCOA FL 32926-7421
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1 OF 2

Know what's below.

      Call before you dig.

SURVEY NOTES

1. THIS SURVEY WAS PREPARED FOR THE EXCLUSIVE USE OF THE PERSON, PERSONS, OR ENTITY

NAMED HEREON.  THIS PLAT DOES NOT EXTEND TO ANY UNNAMED PERSON, PERSONS OR ENTITY

WITHOUT EXPRESS WRITTEN CERTIFICATION BY THE SURVEYOR NAMING SAID PERSON, PERSONS, OR

ENTITY.

2. BEARINGS SHOWN HEREON ARE BASED ON THE FLORIDA STATE PLANE COORDINATE SYSTEM, EAST

ZONE, NORTH AMERICAN DATUM OF 1983 (2011 ADJUSTMENT), DERIVING A BEARING OF N74°55'30"W

ALONG THE NORTH RIGHT-OF-WAY LINE OF STATE ROAD 528.

3. THE PROPERTY SHOWN AND DESCRIBED HEREIN HAS AN AREA OF 420,884 SQUARE FEET OR 9.662

ACRES, MORE OR LESS.

4. THE PROPERTY IS DESIGNATED BY BREVARD COUNTY AS TAX MAP PARCEL ID NUMBERS

24-35-12-00-760, 24-35-12-00-778, 24-35-12-00-779, 24-35-12-00-780, 24-35-12-00-766, . OTHER THAN THE

SUBJECT PROPERTIES, NO OTHER PROPERTIES ARE INCLUDED WITHIN SAID TAX MAP PARCELS.

5. THERE ARE NO BUILDINGS ON THIS SITE.

6. NORTH ARROW, BEARINGS, AND HORIZONTAL ACCURACY ESTABLISHED BY GLOBAL NAVIGATION

SATELLITE SYSTEM RTK OBSERVATIONS USING A FLORIDA PERMANENT REFERENCE NETWORK

SINGLE BASE LINE SOLUTION, COMBINED WITH A TRIMBLE VRS NOW REAL TIME NETWORK SOLUTION,

AND AVERAGED FOR REDUNDANCY.

7. ELEVATIONS SHOWN HEREON ARE PURSUANT TO THE NORTH AMERICAN VERTICAL DATUM OF 1988.

THE COMBINED NETWORK SOLUTION OBTAINED ABOVE WAS CHECKED AGAINST AND CONFORMS TO

RECOVERED LOCAL NGS BENCHMARK  BREVARD GPS 5009 (PUBLISHED ELEVATION: 53.15').

8. WATER MAIN, STORM SEWER, SANITARY SEWER AND FRANCHISE UTILITY STRUCTURES HAVE BEEN

FIELD LOCATED WHERE VISIBLE. THE SURVEYOR MAKES NO GUARANTEES THAT THE UNDERGROUND

UTILITIES SHOWN COMPRISE ALL SUCH UTILITIES IN THE AREA, EITHER IN-SERVICE OR ABANDONED.

9. NO PROPOSED CHANGES IN STREET RIGHT OF WAY LINES WAS MADE AVAILABLE TO THE SURVEYOR

BY THE CONTROLLING JURISDICTION NOR WAS ANY EVIDENCE OF RECENT STREET OR SIDEWALK

CONSTRUCTION OR REPAIRS OBSERVED IN THE PROCESS OF CONDUCTING THE FIELDWORK.

10. THERE WAS NO EVIDENCE OF RECENT EARTH MOVING WORK, BUILDING CONSTRUCTION OR

ADDITIONS  ON THE SUBJECT PROPERTY OBSERVED IN THE PROCESS OF CONDUCTING THE

FIELDWORK.

11. THE PROPERTY HAS ACCESS VIA GRISSOM PARKWAY, WHICH IS A PUBLIC RIGHT-OF-WAY.

12. THERE ARE NO GAPS OR GORES FOR THE DESCRIBED PROPERTY.

13. EQUIPMENT USED FOR MEASUREMENT:

ANGULAR: TRIMBLE R12/S5 ROBOTIC TOTAL STATION

LINEAR: TRIMBLE R12/S5 ROBOTIC TOTAL STATION

GPS: TRIMBLE R12 GPS RECIEVER

14. STATE, COUNTY, & LOCAL BUFFERS AND SETBACKS MIGHT EXIST ON THE SUBJECT PROPERTY THAT

ARE NOT SHOWN HEREON.

FLOOD NOTE

BY GRAPHIC PLOTTING ONLY, THIS PROPERTY LIES IN ZONE "X" OF THE FLOOD INSURANCE RATE MAP

(FIRM), COMMUNITY PANEL NO. 12009C0320H, WHICH BEARS AN EFFECTIVE DATE OF 01/29/2021 AND IS

NOT IN A SPECIAL FLOOD HAZARD AREA.

EXHIBIT "A" TITLE LEGAL DESCRIPTION

TRACT "A"

A PARCEL OF LAND LYING IN THE SOUTHEAST 1/4 OF SECTION 12, TOWNSHIP 24 SOUTH, RANGE 35 EAST,

BREVARD COUNTY, FLORIDA, AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCE AT THE SOUTHEAST CORNER OF SAID SECTION 12 AND RUN N.89°51'53"W., ALONG THE SOUTH

LINE OF SAID SOUTHEAST 1/4, A DISTANCE OF 1314.25 FEET TO THE SOUTHEAST CORNER OF THE

SOUTHWEST 1/4 OF SAID SOUTHEAST 1/4; THENCE RUN N.00°00'03"W., ALONG THE EAST LINE OF SAID

SOUTHWEST 1/4 OF SAID SOUTHEAST 1/4, A DISTANCE OF 224.73 FEET TO A POINT ON THE NORTH RIGHT OF

WAY LINE OF STATE ROAD NO. 528, A LIMITED ACCESS RIGHT OF WAY; THENCE RUN N.75°00'41"W., ALONG

SAID NORTH RIGHT OF WAY LINE, A DISTANCE OF 93.49 FEET TO THE POINT OF BEGINNING; THENCE

CONTINUE N.75°00'41" W., ALONG SAID NORTH RIGHT OF WAY LINE, A DISTANCE OF 283.35 FEET; THENCE RUN

N.00°01'46" W., A DISTANCE OF 447.99 FEET TO A POINT ON THE SOUTH RIGHT OF WAY LINE OF GRISSOM

ROAD, THENCE RUN N88°12'55"E., ALONG SAID SOUTH RIGHT OF WAY LINE A DISTANCE OF 164.08 FEET;

THENCE RUN S.00°00'03"E., A DISTANCE OF 237.65 FEET; THENCE RUN N89°59'57"E., A DISTANCE OF 46.64

FEET; THENCE RUN S.00°00'03"E., A DISTANCE OF 189.67 FEET; THENCE RUN S.73°43'18"E., A DISTANCE OF

88.24 FEET; THENCE RUN S.16°04'29"W., A DISTANCE OF 77.35 FEET TO THE POINT OF BEGINNING OF THIS

DESCRIPTION.

TRACT "B"

A PARCEL OF LAND LYING IN THE SOUTHEAST 1/4 OF SECTION 12, TOWNSHIP 24 SOUTH, RANGE 35 EAST,

BREVARD COUNTY, FLORIDA, AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCE AT THE SOUTHEAST CORNER OF SAID SECTION 12 AND RUN N.89°51'53"W., ALONG THE SOUTH

LINE OF SAID SOUTHEAST 1/4, A DISTANCE OF 1314.25 FEET TO THE SOUTHEAST CORNER OF THE

SOUTHWEST 1/4 OF SAID SOUTHEAST 1/4; THENCE RUN N.00°00'03"W., ALONG THE EAST LINE OF SAID

SOUTHWEST 1/4 OF SAID SOUTHEAST 1/4, A DISTANCE OF 224.73 FEET TO A POINT ON THE NORTH RIGHT OF

WAY LINE OF STATE ROAD NO. 528; THENCE RUN N.75°00'41"W., ALONG SAID NORTH RIGHT OF WAY LINE, A

DISTANCE OF 376.84 FEET TO THE POINT OF BEGINNING; THENCE CONTINUE N.75°00'41" W., ALONG SAID

NORTH RIGHT OF WAY LINE, A DISTANCE OF 329.25 FEET; THENCE RUN N.00°01'46" W., A DISTANCE OF 360.81

FEET TO A POINT ON THE SOUTH RIGHT OF WAY LINE OF GRISSOM ROAD, SAID POINT BEING ON A CURVE TO

THE LEFT, HAVING A RADIUS OF 2932.96 FEET AND A CHORD BEARING OF S.89°41'06"E., AND A CHORD

DISTANCE OF 214.92 FEET; THENCE RUN EASTERLY ALONG SAID SOUTH RIGHT OF WAY LINE AND ALONG THE

ARC OF SAID CURVE 214.97 FEET, THROUGH A CENTRAL ANGLE OF 04°11'58" TO THE POINT OF TANGENCY;

THENCE RUN N88°12'55"E., ALONG SAID SOUTH RIGHT OF WAY LINE A DISTANCE OF 103.13 FEET; THENCE

RUN S.00°01'46"E., A DISTANCE OF 447.99 FEET TO THE POINT OF BEGINNING OF THIS DESCRIPTION.

TRACT "C"

A PARCEL OF LAND LYING IN THE SOUTHEAST 1/4 OF SECTION 12, TOWNSHIP 24 SOUTH, RANGE 35 EAST,

BREVARD COUNTY, FLORIDA, AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCE AT THE SOUTHEAST CORNER OF SAID SECTION 12 AND RUN N.89°51'53"W., ALONG THE SOUTH

LINE OF SAID SOUTHEAST 1/4, A DISTANCE OF 1314.25 FEET TO THE SOUTHEAST CORNER OF THE

SOUTHWEST 1/4 OF SAID SOUTHEAST 1/4; THENCE RUN N.00°00'03"W., ALONG THE EAST LINE OF SAID

SOUTHWEST 1/4 OF SAID SOUTHEAST 1/4, A DISTANCE OF 224.73 FEET TO A POINT ON THE NORTH RIGHT OF

WAY LINE OF STATE ROAD NO. 528; THENCE RUN N.75°00'41"W., ALONG SAID NORTH RIGHT OF WAY LINE, A

DISTANCE OF 706.09 FEET TO THE POINT OF BEGINNING; THENCE CONTINUE N.75°00'41" W., ALONG SAID

NORTH RIGHT OF WAY LINE, A DISTANCE OF 155.30 FEET; THENCE RUN N.00°01'46" W., A DISTANCE OF 330.82

FEET TO A POINT ON THE SOUTH RIGHT OF WAY LINE OF GRISSOM ROAD, SAID POINT BEING ON A CURVE TO

THE LEFT, HAVING A RADIUS OF 2932.96 FEET AND A CHORD BEARING OF S.86°07'00"E., AND A CHORD

DISTANCE OF 150.35 FEET; THENCE RUN SOUTHEASTERLY ALONG SAID SOUTH RIGHT OF WAY LINE AND

ALONG THE ARC OF SAID CURVE 150.37 FEET, THROUGH A CENTRAL ANGLE OF 02°56'15" TO THE POINT;

THENCE RUN S.00°01'46"E., A DISTANCE OF 360.81 FEET TO THE POINT OF BEGINNING OF THIS DESCRIPTION.

TRACT "D"

A PARCEL OF LAND LYING IN THE SOUTHEAST 1/4 OF SECTION 12, TOWNSHIP 24 SOUTH, RANGE 35 EAST,

BREVARD COUNTY, FLORIDA, AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCE AT THE SOUTHEAST CORNER OF SAID SECTION 12 AND RUN N.89°51'53"W., ALONG THE SOUTH

LINE OF SAID SOUTHEAST 1/4, A DISTANCE OF 1314.25 FEET TO THE SOUTHEAST CORNER OF THE

SOUTHWEST 1/4 OF SAID SOUTHEAST 1/4; THENCE RUN N.00°00'03"W., ALONG THE EAST LINE OF SAID

SOUTHWEST 1/4 OF SAID SOUTHEAST 1/4, A DISTANCE OF 224.73 FEET TO A POINT ON THE NORTH RIGHT OF

WAY LINE OF STATE ROAD NO. 528; THENCE RUN N.75°00'41"W., ALONG SAID NORTH RIGHT OF WAY LINE, A

DISTANCE OF 861.39 FEET TO THE POINT OF BEGINNING; THENCE CONTINUE N.75°00'41" W., ALONG SAID

NORTH RIGHT OF WAY LINE, A DISTANCE OF 329.25 FEET; THENCE RUN N.00°01'46" W., A DISTANCE OF 293.17

FEET TO A POINT ON THE SOUTH RIGHT OF WAY LINE OF GRISSOM ROAD, SAID POINT BEING ON A CURVE TO

THE LEFT, HAVING A RADIUS OF 2932.96 FEET AND A CHORD BEARING OF S.81°30'20"E., AND A CHORD

DISTANCE OF 321.55 FEET; THENCE RUN SOUTHEASTERLY ALONG SAID SOUTH RIGHT OF WAY LINE AND

ALONG THE ARC OF SAID CURVE 321.17 FEET, THROUGH A CENTRAL ANGLE OF 06°17'05" TO A POINT; THENCE

RUN S.00°01'46"E., A DISTANCE OF 330.82 FEET TO THE POINT OF BEGINNING OF THIS DESCRIPTION.

TRACT "E"

A PARCEL OF LAND LYING IN THE SOUTHEAST 1/4 OF SECTION 12, TOWNSHIP 24 SOUTH, RANGE 35 EAST,

BREVARD COUNTY, FLORIDA, AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCE AT THE SOUTHEAST CORNER OF SAID SECTION 12 AND RUN N.89°51'53"W., ALONG THE SOUTH

LINE OF SAID SOUTHEAST 1/4, A DISTANCE OF 1314.25 FEET TO THE SOUTHEAST CORNER OF THE

SOUTHWEST 1/4 OF SAID SOUTHEAST 1/4; THENCE RUN N.00°00'03"W., ALONG THE EAST LINE OF SAID

SOUTHWEST 1/4 OF SAID SOUTHEAST 1/4, A DISTANCE OF 224.73 FEET TO A POINT ON THE NORTH RIGHT OF

WAY LINE OF STATE ROAD NO. 528; THENCE RUN N.75°00'41"W., ALONG SAID NORTH RIGHT OF WAY LINE, A

DISTANCE OF 1190.64 FEET TO THE POINT OF BEGINNING; THENCE CONTINUE N.75°00'41" W., ALONG SAID

NORTH RIGHT OF WAY LINE, A DISTANCE OF 170.15 FEET TO A POINT ON THE WEST LINE OF THE SOUTHWEST

1/4 OF THE SOUTHEAST 1/4, OF SECTION 12; THENCE RUN N.00°01'46" W., ALONG SAID WEST LINE, A

DISTANCE OF 287.98 FEET TO A POINT ON THE SOUTH RIGHT OF WAY LINE OF GRISSOM ROAD, SAID POINT

BEING ON A CURVE TO THE LEFT, HAVING A RADIUS OF 2932.96 FEET AND A CHORD BEARING OF

S.76°42'48"E., AND A CHORD DISTANCE OF 168.88 FEET; THENCE RUN SOUTHEASTERLY ALONG SAID SOUTH

RIGHT OF WAY LINE AND ALONG THE ARC OF SAID CURVE 168.90 FEET, THROUGH A CENTRAL ANGLE OF

03°17'58" TO A POINT; THENCE RUN S.00°01'46"E., A DISTANCE OF 293.17 FEET TO THE POINT OF BEGINNING

OF THIS DESCRIPTION.

SURVEY REFERENCES

1. TITLE REPORT PREPARED BY OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY, COMMITMENT NO.

1271770-A1, DATED MAY 6, 2022 AT 11:00PM.

2. BOUNDARY & TOPOGRAPHIC SURVEY PREPARED BY CAMPBELL SURVEYING, PLANNING & ENGINEERING,

DATED APRIL 23, 2007.

SURVEYOR'S ALTA CERTIFICATION

TO: OSG STORAGE COCOA, LLC, A FLORIDA LIMITED LIABILITY COMPANY; SHIMEL LAW, P.A.; OLD

REPUBLIC NATIONAL TITLE INSURANCE COMPANY

THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS BASED WERE MADE IN

ACCORDANCE WITH THE 2021 MINIMUM STANDARD DETAIL REQUIREMENTS FOR ALTA/NSPS LAND TITLE

SURVEYS, JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEMS 1, 2, 3, 4, 7(A),

8, 9, 11, 13, 14, 16, 17, 18 & 19 OF TABLE A THEREOF. THE FIELD WORK WAS COMPLETED ON 05/18/2022.

DATE OF MAP OR PLAT:  06/07/2022

_________________________________________________________________

CLYDE R. ELDREDGE                                           DATE

FLORIDA PROFESSIONAL LAND SURVEYOR AND MAPPER #7076

TITLE COMMITMENT

OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY

COMMITMENT NO. 1271770-A1

EFFECTIVE DATE: MAY 6, 2022 AT 11:00PM

SCHEDULE B  SECTION II - EXCEPTIONS

1. DEFECTS, LIENS, ENCUMBRANCES, ADVERSE CLAIMS OR OTHER MATTERS, IF ANY, CREATED, FIRST

APPEARING IN THE PUBLIC RECORDS OR ATTACHING SUBSEQUENT TO THE COMMITMENT DATE 

HEREOF BUT PRIOR TO THE DATE THE PROPOSED INSURED ACQUIRES FOR VALUE OF RECORD THE

ESTATE OR INTEREST OR MORTGAGE THEREON COVERED BY THIS COMMITMENT.

2. A.   GENERAL OR SPECIAL TAXES AND ASSESSMENTS REQUIRED TO BE PAID IN THE YEAR 2022 AND

      SUBSEQUENT YEARS.

B.   RIGHTS OR CLAIMS OF PARTIES IN POSSESSION NOT RECORDED IN THE PUBLIC RECORDS.

C.   ANY ENCROACHMENT, ENCUMBRANCE, VIOLATION, VARIATION OR ADVERSE CIRCUMSTANCE 

      THAT WOULD BE DISCLOSED BY AN INSPECTION OR AN ACCURATE AND COMPLETE LAND SURVEY

      OF THE LAND AND INSPECTION OF THE LAND.

D.   EASEMENTS OR CLAIMS OF EASEMENTS NOT RECORDED IN THE PUBLIC RECORDS.

E.   ANY LIEN, OR RIGHT TO A LIEN, FOR SERVICES, LABOR OR MATERIAL FURNISHED, IMPOSED BY 

      LAW AND NOT RECORDED IN THE PUBLIC RECORDS.

3. ANY OWNER'S POLICY ISSUED PURSUANT HERETO WILL CONTAIN UNDER SCHEDULE B THE

FOLLOWING EXCEPTION: ANY ADVERSE OWNERSHIP CLAIM BY THE STATE OF FLORIDA BY RIGHT OF

SOVEREIGNTY TO ANY PORTION OF THE LAND INSURED HEREUNDER, INCLUDING SUBMERGED, 

FILLED AND ARTIFICIALLY EXPOSED LANDS, AND LANDS ACCRETED TO SUCH LANDS.

4. ANY LIEN PROVIDED BY COUNTY ORDINANCE OR BY CHAPTER 159, F.S., IN FAVOR OF ANY CITY,

TOWN, VILLAGE OR PORT AUTHORITY, FOR UNPAID SERVICE CHARGES FOR SERVICES BY ANY 

WATER SYSTEMS, SEWER SYSTEMS OR GAS SYSTEMS SERVING THE LAND DESCRIBED HEREIN; AND

ANY LIEN FOR WASTE FEES IN FAVOR OF ANY COUNTY OR MUNICIPALITY.

-AFFECTS PROPERTY, NOT SHOWN ON SURVEY (BLANKET IN NATURE)

5. RIGHT-OF-WAY DEED IN FAVOR OF COUNTY OF BREVARD CONTAINED IN INSTRUMENT RECORDED

UNDER O.R. BOOK 1537, PAGE 463, PUBLIC RECORDS OF BREVARD COUNTY, FLORIDA. (AS TO 

TRACTS B, C, D AND E)

-DOES NOT AFFECT PROPERTY, AS SHOWN ON SURVEY (RIGHT-OF-WAY VACATED PER OFFICIAL 

RECORDS BOOK 3039, PAGE 1530)

6. RIGHT-OF-WAY DEED IN FAVOR OF COUNTY OF BREVARD CONTAINED IN INSTRUMENT RECORDED

UNDER O.R. BOOK 1537, PAGE 465, PUBLIC RECORDS OF BREVARD COUNTY, FLORIDA. (AS TO ALL 

TRACTS)

-DOES NOT AFFECT PROPERTY

7. RIGHT-OF-WAY DEED IN FAVOR OF COUNTY OF BREVARD CONTAINED IN INSTRUMENT RECORDED

UNDER O.R. BOOK 1537, PAGE 469, PUBLIC RECORDS OF BREVARD COUNTY, FLORIDA. (AS TO 

TRACT A)

-DOES NOT AFFECT PROPERTY, AS SHOWN ON SURVEY (RIGHT-OF-WAY VACATED PER OFFICIAL 

RECORDS BOOK 3115, PAGE 4282)

8. REVISED: EASEMENT IN FAVOR OF FLORIDA POWER AND LIGHT COMPANY CONTAINED IN

INSTRUMENT RECORDED DECEMBER 15, 1983, UNDER O.R. BOOK 2474, PAGE 2096, PUBLIC RECORDS

OF BREVARD COUNTY, FLORIDA. (AS TO TRACT B)

-AFFECTS PROPERTY, AS SHOWN ON SURVEY

9. INTENTIONALLY DELETED

10. EASEMENT IN FAVOR OF FLORIDA POWER AND LIGHT COMPANY CONTAINED IN INSTRUMENT

RECORDED JANUARY 19, 1990, UNDER O.R. BOOK 3039, PAGE 1534 AS AFFECTED BY PARTIAL 

RELEASE OF EASEMENT RECORDED IN O.R. BOOK 5848, PAGE 5713, PUBLIC RECORDS OF BREVARD 

COUNTY, FLORIDA. (AS TO ALL TRACTS)

-AFFECTS PROPERTY, AS SHOWN ON SURVEY

11. EASEMENT IN FAVOR OF BELLSOUTH TELECOMMUNICATIONS, INC. CONTAINED IN INSTRUMENT

RECORDED MAY 20, 1994, UNDER O.R. BOOK 3393, PAGE 3737, PUBLIC RECORDS OF BREVARD 

COUNTY, FLORIDA. (AS TO TRACT E)

-AFFECTS PROPERTY, AS SHOWN ON SURVEY

12. EASEMENT DEED IN FAVOR OF KABBOORD PROPERTIES, INC. CONTAINED IN INSTRUMENT RECORDED

MAY 24, 2007, UNDER O.R. BOOK 5781, PAGE 4013, PUBLIC RECORDS OF BREVARD COUNTY, 

FLORIDA. (AS TO TRACT A)

-AFFECTS PROPERTY, AS SHOWN ON SURVEY

13. EASEMENT DEED IN FAVOR OF KABBOORD PROPERTIES, INC. CONTAINED IN INSTRUMENT RECORDED

MAY 24, 2007, UNDER O.R. BOOK 5781, PAGE 4032, PUBLIC RECORDS OF BREVARD COUNTY, 

FLORIDA. (AS TO TRACT E)

-AFFECTS PROPERTY, AS SHOWN ON SURVEY

14. DECLARATION OF RESTRICTION AND RESERVATION OF EASEMENT AS CONTAINED IN WARRANTY

DEEDS RECORDED IN O.R. BOOK 5781, PAGE 4010; O.R. BOOK 5781, PAGE 4018; O.R. BOOK 5781, 

PAGE 4021; O.R. BOOK 5781, PAGE 4026; O.R. BOOK 5781, PAGE 4029, PUBLIC RECORDS OF BREVARD

COUNTY, FLORIDA. (AS TO ALL TRACTS)

-AFFECTS PROPERTY, NOT SHOWN ON SURVEY (BLANKET IN NATURE)

15. UNRECORDED BILLBOARD LEASE AGREEMENT AS EVIDENCED BY WARRANTY DEEDS RECORDED

UNDER O.R. BOOK 5781, PAGE 4010; O.R. BOOK 5781, PAGE 4029, PUBLIC RECORDS OF BREVARD 

COUNTY, FLORIDA. (AS TO TRACTS A AND E)

-AFFECTS PROPERTY, AS SHOWN ON SURVEY (SAME AREAS AS EXCEPTION NUMBERS 12 AND 13)

16. RIGHTS OF THE LESSEES UNDER UNRECORDED LEASES.

-AFFECTS PROPERTY, NOT SHOWN ON SURVEY (BLANKET IN NATURE)

DATUMS

Horizontal: Grid North, NAD83, Florida State Planes, East Zone

(North American Datum of 1983) (2011)

US Survey Foot, Brevard County, Florida

Vertical:   NAVD88 (North American Vertical Datum of 1988)

Geoid: Geoid18 (Conus)

ABBREVIATIONS

BM = BENCHMARK

CCR = CERTIFIED CORNER RECORD

CMF = CONCRETE MONUMENT FOUND

CMP = CORRUGATED METAL PIPE

CONC = CONCRETE

FDOT = FLORIDA DEPARTMENT OF TRANSPORTATION

FPL = FLORIDA POWER & LIGHT COMPANY

HYD = HYDRANT

INV = INVERT

IRCF = IRON ROD & CAP FOUND

IRF = IRON ROD FOUND

LB = LICENSED BUSINESS

(M) = MEASURED

NAD = NORTH AMERICAN DATUM

NAVD = NORTH AMERICAN VERTICAL DATUM

ORB = OFFICIAL RECORD BOOK

PID = PARCEL IDENTIFICATION NUMBER

POB = POINT OF BEGINNING

POC = POINT OF COMMENCEMENT

(R) = RECORD

RCP = REINFORCED CONCRETE PIPE

RTK = REAL-TIME KINEMATIC

R/W = RIGHT-OF-WAY

SQ FT = SQUARE FEET

VRS = VIRTUAL REFERENCE STATION

SURVEYOR'S CERTIFICATION

I HEREBY CERTIFY THAT  THIS SURVEY MEETS THE APPLICABLE "STANDARDS OF PRACTICE" AS SET

FORTH BY THE FLORIDA BOARD OF PROFESSIONAL SURVEYORS AND MAPPERS IN RULE 5J-17.050 - .052,

FLORIDA ADMINISTRATIVE CODE.

_________________________________________________________________

CLYDE R. ELDREDGE                                           DATE

FLORIDA LICENSED SURVEYOR AND MAPPER #7076

NOT VALID WITHOUT THE SIGNATURE AND THE ORIGINAL RAISED SEAL

OF A FLORIDA LICENSED SURVEYOR AND MAPPER.
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Know what's below.

      Call before you dig.

ABBREVIATIONS

BM = BENCHMARK

CCR = CERTIFIED CORNER RECORD

CMF = CONCRETE MONUMENT FOUND

CMP = CORRUGATED METAL PIPE

CONC = CONCRETE

FDOT = FLORIDA DEPARTMENT OF TRANSPORTATION

FPL = FLORIDA POWER & LIGHT COMPANY

HYD = HYDRANT

INV = INVERT

IRCF = IRON ROD & CAP FOUND

IRF = IRON ROD FOUND

LB = LICENSED BUSINESS

(M) = MEASURED

NAD = NORTH AMERICAN DATUM

NAVD = NORTH AMERICAN VERTICAL DATUM

ORB = OFFICIAL RECORD BOOK

PID = PARCEL IDENTIFICATION NUMBER

POB = POINT OF BEGINNING

POC = POINT OF COMMENCEMENT

(R) = RECORD

RCP = REINFORCED CONCRETE PIPE

RTK = REAL-TIME KINEMATIC

R/W = RIGHT-OF-WAY

SQ FT = SQUARE FEET

VRS = VIRTUAL REFERENCE STATION
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SIGN

UTILITY POLE

UTILITY HANDHOLE 

GUY ANCHOR

BOUNDARY MARKER

SECTION LINE

WATER HYDRANT
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HYDRAULIC DESIGN REPORT FOR GRISSOM PARKWAY STORAGE  
Section 1. Site Description and Purpose: 

This summary report is for the hydraulic design of the domestic and fire protection water system for the 
Grissom Parkway Storage project.  (See Exhibit 1: Utility Site Plan – Sheet C-4.0 and other pertinent site-
specific information.) 

Section 2. Existing and Proposed Utilities: 

Potable Water 

Potable water will be provided to the Office and Building ‘A’, which are shown on Sheet C-4.0, through a 
separate 1” line that branches off the 8” onsite water main.  Two bathrooms will be provided at both 
the Office and Building ‘A’. At 300 gallons per day per ERU, this equals an average potable water 
demand of 1,200 gallons per day for the four ERUs.  Therefore, using peaking factors of 2.0 and 4.0, the 
maximum day and peak hour domestic demands will be 1.67 and 3.33 gpm, respectively.  

Building ‘B’, which is also shown on Sheet C-4.0, will not have any bathrooms and therefore, there is no 
domestic water demand associated with the building. An 8” fire line is provided to Building ‘B’ with a 4” 
line to its fire department connection.  A 2nd connection, with a 6” DDCVA, to the 12” potable water 
main along Grissom Parkway is provided to loop the fire line internally and provide better pressures for 
the 3 new onsite private hydrants. 

Needed Fire Flow 

As shown on Sheet C-4.0 and in Exhibit 2, the highest Needed Fire Flows (NFFs) are at Canopies ‘A’ and 
‘B’, with an NFF at each canopy of 3,750 gpm. Therefore, 3,750 gpm is the NFF used in the hydraulic 
model.  For the fire flow analysis, the 1.67 gpm Maximum Day Demand (MDD) is added to the 3,750 
gpm Needed Fire Flow (NFF). Three new private hydrants will be provided to meet the NFF, and 1 
existing public hydrant is located along the south side of Grisson Parkway, near the northeast corner of 
the property, as shown on Sheet C-4.0.   

In the model, a flow of 1,000 gpm from each new private hydrant, for a total of 3,000 gpm, is withdrawn 
to demonstrate that the proposed system can handle the Needed Fire Flow with the Maximum Day 
Domestic Demand.  The remaining 750 gpm is modeled from the existing public hydrant, giving a total 
NFF flow of 3,750 gpm, plus Max Day Flow of 1.67, for a total model flow of 3,751.67 gpm. 

Fire Protection System 

To meet the Maximum Day Demand plus Needed Fire Flow, there are proposed two 8” taps to the 
existing 12” potable water main in the ROW in front of the property on Grissom Parkway.  At one 
location, an 8” Fire Line Master Meter (FLMM) is proposed for metering and backflow prevention 
purposes at that location.  Then a dedicated fire line branches off and goes to the proposed onsite 
private fire lines to hydrants H-2 and H-3, are 8” diameter PVC pipe.  The last hydrant H-1 has a 6” 
diameter PVC.  A second 8” connection to the public main, with an 8” DDCVA, is also provided to allow 
the onsite system to be looped to improve pressures and flows.  The public hydrant is labeled H-4. 

 

 



Section 3. Hydraulic Model 

The proposed water system was modeled using WaterCAD® software for the following scenarios: 

• Peak Hour Demand (3.33 gpm PHD – rounded up to 4gpm) 
• Maximum Day Demand plus Needed Fire Flow (1.67 gpm MDD plus 3,750 gpm NFF) 

The available pressure head at the proposed points of connection to the City’s system at the predicted 
flows, was calculated by extrapolating the results of fire flow tests conducted at City hydrants 0588 and 
0671 located west and east, respectively, of the property. Exhibit 3 provides the results of the hydrant 
flow tests and Exhibit 4 provides the available pressure head calculations based on the hydrant flow test 
results. 

Exhibit 1: Utility Plan for Grissom Parkway Storage Project 

New taps to the existing public water main, the FLMM, DDCVA, and the Existing and Proposed Hydrants 
shown: 

 

 



  



Exhibit 2: Needed Fire Flow for Each Building 

 

  



 

Exhibit 3: Hydrant Flow Test –  

Location of Hydrant 0588 to the west of the project site 

 

Location of Hydrant 0671 to the east of the project site 

 



Exhibit 3: Hydrant Flow Test (Cont.)

 

 



Exhibit 3: Hydrant Flow Test (Cont.)

 



Exhibit 3: Hydrant Flow Test (Cont.)

 

 



Exhibit 4: Grissom Parkway Storage Available Water Pressure & Pressure Head Calculations 

 

 



Exhibit 4: Grissom Parkway Storage Available Water Pressure & Pressure Head Calculations (cont.) 

 



3. Hydraulic Model (cont.) 

To account for the head losses due to the Fire Line master meter (FLMM) and the Double-Detector 
Check Valve Assembly (DDCVA), the headloss curve, based on the attached FLMM and DDCVA 
specifications (Exhibit 5), was entered into the WaterCAD model run for this project. (See WaterCAD 
Model input and output tables section of this report).  The FLMM and DDCVA locations and sizes are 
shown in Exhibit 1: Utility Site Plan. 

Exhibit 5: FLMM Manufacturer Specifications  

 

 



 

 



 



3. Hydraulic Model (cont.) 

A nodal diagram of the hydraulic model for this project is provided as Exhibit 6 below.  Reservoir R-1 
represents the proposed 8” point of connection to the City’s existing 12” water main on Grissom 
Parkway. Reservoir R-2 represents the 2nd proposed 8” point of connection to the existing 12” water 
main on Grissom Parkway.  H-1, H-2, and H-3 represent the 3 new proposed private hydrants for the 
project.  H-4 represents the existing public hydrant (0671). 

For the Peak Hour Demand scenario, the available head at Reservoir R-1 was set at the static pressure 
at FH-0588 (58 psi or 134 feet) plus the assumed elevation at the point of connection (POC). The 
elevation at the POC is assumed to be at ground level of 40.0 feet. This elevation added to the static 
pressure at FH-0588 equals 174.0 feet. 

Likewise for the Peak Hour Demand scenario, the available head at Reservoir R-2 was set at the static 
pressure at FH- 0671 (58 psi or 134 feet) plus the assumed elevation at the point of connection (POC). 
The elevation at the POC is assumed to be at ground level of 40.0 feet. This elevation added to the static 
pressure at FH-0671 equals 174.0 feet. 

For the Maximum Day Demand plus Needed Fire Flow scenario, the available head at Reservoir R-1 was 
determined by adding the available head pressure at FH-0588 (78.0 feet), plus the assumed POC 
elevation of 40.0 feet.  Therefore, the available head at Reservoir R-1 equals 118.0 feet.  The available 
head at Reservoir R-2 was determined by adding the available head pressure at FH-0671 (72.0 feet), plus 
the assumed POC elevation of 40.0 feet.  Therefore, the available head at Reservoir R-2 equals 112.0 
feet.  Both of these reservoir elevation values were entered into the model. 

Exhibit 6: Nodal Diagram of Hydraulic Model 

 

  



4. Hydraulic Model Input and Output Information 

The input and output information for the peak hour demand scenario and the maximum day demand 
plus needed fire flow scenario are presented below. 

Peak Hour Demand Scenario 

As shown on the Pressure Flex Table (Hydrant Table) for this scenario, all the resulting pressures are 
above 56 psi. Therefore, the proposed system meets the minimum pressure criteria under the Peak 
Hour Demand scenario.  

Maximum Day Demand Plus Needed Fire Flow Scenario 

As shown on the Hydrant Table for this scenario, all the resulting pressures are above 26 psi.  
Therefore, the proposed system meets the minimum pressure criteria under the Maximum Day 
Demand Plus Needed Fire Flow scenario.  

  



 

WaterCAD Model input and output tables:  Peak Flow  

Reservoir: 

 

FLMM:  The Peak Flow is run through an 8” FLMM: 

 

 

Pipes:  Pipe materials are modeled as PVC, and that dictates a Hazen-Williams “C” factor of 150. 

 

 

 



Junctions: 

 

Hydrants:  

 

All the residual pressures in the entire system are above 56 psi, therefore the system meets the 
minimum pressure criteria under the Peak Flow condition. 

  



WaterCAD Model input and output tables:  NFF plus Max Day Flow 

Reservoir: 

 

FLMM and DDCVA: 

The NFF plus Max Day Flow is run through an 8” FLMM and the 8” DDCVA: 

  

Pipes:  Pipe materials are modeled as PVC, and that dictates a Hazen-Williams “C” factor of 150. 

 

Junctions: 



 

Hydrants:  

 

All the residual pressures in the entire system are above 26 psi, therefore the system meets the 
minimum pressure criteria under the NFF + Max Day Flow condition. 
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PLANT FOLIAGE AND EDGE OF BEDLINE (TYP.).
UNIFORM CLEARANCE (MULCH STRIP) BETWEEN 

AND IN STRAIGHT ROWS. SPACING MAY BE ADJUSTED
SLIGHTLY TO CREATE SMOOTH FLOWING BEDLINES
AS SHOWN ON LANDSCAPE PLANS.  PROVIDE 6" - 12"

EDGE OF BEDLINE

NOTE: LAYOUT PLANTS IN A TRIANGULAR PATTERN

OTHER (AT SPACING SPECIFIED IN THE PLANT LIST)

NOT TO SCALE

AS SHOWN, SPACED EQUALLY FROM EACH

TURF

D
D

D

EDGE OF PAVEMENT OR CURB
NOT TO SCALE

ANY PROPOSED SUBSTITUTE FOR APPROVAL.

TABLETS AT THE FOLLOWING RATES: 
3 GAL./ 2 TABLETS: 1 GAL./1 TABLET.

PROVIDE 6" MINIMUM CLEARANCE AROUND

SET TOP OF ROOTBALL 1" ABOVE FINISH GRADE

12" MINIMUM DEPTH OF PLANTING SOIL MIX
IN SHRUB/GROUNDCOVER PLANTING BEDS.

ROOT BALL (SIDES AND BOTTOM).

2" MULCH MINIMUM - DO NOT COVER MAIN STEM

PLANTING SOIL MIX - 1/3 SAND, 1/3 PEAT,
1/3 TOPSOIL.  CONTRACTOR TO SUBMIT 

PROVIDE AGRIFORM (20-10-5) FERTILIZER 

NOT TO SCALE

PROPOSED SUBSTITUTE FOR APPROVAL.

OF 12" ON ALL SIDES AND 6" ON BOTTOM.
PROVIDE CLEARANCE AROUND ROOT BALL 

ONE TABLET PER EACH 1/2" OF TRUNK DIAMETER.

BURLAPPED.  REMOVE SYNTHETIC BURLAP COMPLETELY.
TURN BACK BURLAP ONE THIRD IF BALLED &

PROVIDE AGRIFORM FERTILIZER TABLETS AT
THE FOLLOWING RATES: 15 GAL./5 TABLETS
30 GAL./10 TABLETS, 65 GAL./15 TABLETS, OR

1/3 TOPSOIL.  CONTRACTOR TO SUBMIT ANY
PLANTING SOIL MIX - 1/3 SAND, 1/3 PEAT,

SELECTIVELY PRUNE TO MAINTAIN FORM

TO THREE STAKES 

6" SOIL SAUCER

THREE 2" x 2"x 8' P.T.P. STAKES

#10 GAUGE WIRE FROM CENTRAL TRUNK

REINFORCED RUBBER HOSE

1. ALL PLANTS MUST BE HEALTHY, VIGOROUS MATERIAL FREE OF PESTS AND DISEASES.
2. ALL PLANTS SHALL BE FLORIDA FANCY, AS GRADED IN FLORIDA GRADES AND STANDARDS FOR

NURSERY PLANTS.
3. ALL PLANTS ARE SUBJECT TO APPROVAL BY THE LANDSCAPE ARCHITECT AND OWNER BEFORE, DURING,

AND AFTER INSTALLATION.
4. ALL SINGLE-TRUNKED TREES SHALL BE STRAIGHT TRUNKED WITH ONE CENTRAL LEADER AND HAVE A

FULL, DENSE CROWN.
5. ALL TREES SHALL BE STAKED AND GUYED AS SHOWN IN PLANTING DETAILS.
6. ALL MULCH PLANTING AREAS SHALL BE A MINIMUM OF 2" IN DEPTH.
7. ALL PLANTING AREAS SHALL HAVE A MINIMUM OF 3" TOPSOIL.
8. ALL TREES SHALL BE FREE OF OPEN WOUNDS AND WOUND SCARS IN THE CLEAR TRUNK AREA.
9. ANY SYNTHETIC BURLAP AND/OR WIRE BASKETS MUST BE TOTALLY REMOVED PRIOR TO INSTALLATION

OF PLANT MATERIAL. IF NATURAL BURLAP IS USED, IT MAY BE TURNED DOWN 1/3 OF THE ROOTBALL.

10. CALIPER TO BE MEASURED 4.5 FEET ABOVE FINISHED GRADE.

1. THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR MAINTAINING, IN FULL, ALL LANDSCAPE PLANTING
AREAS, UNTIL THE JOB IS ACCEPTED IN FULL BY THE OWNER. "IN FULL" MEANS WATERING, PEST
CONTROL, MULCHING, MOWING, FERTILIZING AND RESETTING TREES THAT ARE OUT OF PLUMB.

2. THE LANDSCAPE CONTRACTOR SHALL COMPLETELY GUARANTEE ALL INSTALLED PLANT MATERIAL FOR A
PERIOD OF ONE CALENDAR YEAR BEGINNING ON THE DATE OF 100% COMPLETION. ANY AND ALL
REQUIRED PLANT REPLACEMENTS SHALL BE MADE PROMPTLY AND AT NO ADDITIONAL COST TO THE
OWNER.

3. THE LANDSCAPE CONTRACTOR SHALL STAKE THE LOCATIONS OF ALL PLANT MATERIAL AND PLANTING
BED LINES FOR REVIEW BY THE LANDSCAPE ARCHITECT AND OWNER.

4. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFICATION OF ALL WRITTEN PLANT
QUANITIES PRIOR TO INITIATION OF THE WORK. IN THE EVENT THAT THE PLANS CONTRADICT THE PLANT
LIST, THE PLANS SHALL RULE.

5. THE LANDSCAPE CONTRACTOR SHALL BE FAMILIAR WITH AND ACCEPT THE EXISTING SITE CONDITIONS
PRIOR TO INITIATION OF THE WORK. ANY VARIATION FROM THE SPECIFIED WORK SHALL BE THE
RESPONSIBILITY OF THE LANDSCAPE CONTRACTOR.

6. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING ALL UNDERGROUND UTILITIES,
DRAINAGE STRUCTURES, CURBS, SIDEWALKS, AND ANY OTHER OBJECTS WHICH MIGHT BE DAMAGED
DURING THE WORK.

7. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE TO MAKE ANY AND ALL NECESSARY REPAIRS TO
DAMAGE CAUSED BY HIS WORK AT NO ADDITIONAL COST TO THE OWNER OR LANDSCAPE ARCHITECT.

8. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING ALL NECESSARY PERMITS, AND
FOLLOWING ALL APPLICABLE LOCAL CODES PERTAINING TO THE PROJECT DURING THE COURSE. OF HIS
WORK.

MINIMUM 2" MULCH AS SPECIFIED AND 12-18" FROM TRUNK

REMOVE ALL NON-BIODEGRADABLE TREE BALL NYLON STRAPPING,  
HOISTING ROPES, AND BASKET HOOKS UPON PLANTING. 

MULCH

SHRUBS

SYMBOL QUANTITY BOTANICAL NAME COMMON NAME DESCRIPTION REMARKS

SEE CLASSIC PINE BARK MULCH CLASSIC PINE BARK MULCH FREE OF DIRT AND DEBRIS FIELD VERIFY QTY.
PLANS

MC 87 MUHLENBERGIA CAPILLARIS
 

MUHLY GRASS 18" HT. x 24". SPRD / FULL / 3G 30" O.C.

GROUNDCOVERS

SOD

SEE PASPALUM NOTATUM
 

ARGENTINE BAHIA SOD SOLID SOD, WEED AND DEBRIS FREE FIELD VERIFY QTY.
PLANS

TREES

NOT TO SCALE

ANY PROPOSED SUBSTITUTE FOR APPROVAL.

PLANTING SOIL MIX - 1/3 SAND, 1/3 PEAT,

FLUSH WITH GROUND
2"x4"  X 2'-6" P.T.P. WOOD STAKE

PROVIDE CLEARANCE AROUND

AND 6" ON BOTTOM.
ROOT BALL OF 12" ON ALL SIDES

1/3 TOPSOIL.  CONTRACTOR TO SUBMIT 

ONE TABLET PER EACH 1/2" OF TRUNK DIAMETER.
30 GAL./10 TABLETS, 65 GAL./15 TABLETS, OR
THE FOLLOWING RATES: 15 GAL./5 TABLETS; 
PROVIDE AGRIFORM FERTILIZER TABLETS AT

TURN BACK BURLAP ONE THIRD IF BALLED &
BURLAPPED.  REMOVE SYNTHETIC BURLAP COMPLETELY.

(120° APART)
MINIMUM 2" MULCH AS SPECIFIED AND 12-18" FROM TRUNK

6" SOIL SAUCER

ORANGE FLAG ABOVE TURNBUCKLE

#10 GAUGE WIRE WITH GALVANIZED
TURNBUCKLES AT THREE LOCATIONS

REINFORCED RUBBER HOSE

SELECTIVELY PRUNE TO MAINTAIN FORM

VO 897 VIBURNUM ODORATISSIMUM
 

SWEET VIBURNUM 24" HT., FULL 30" O.C.

TD 10 TAXODIUM DISTICHUM
 

BALD CYPRESS 3" CALIPER AT TIME OF PLANTING SPACE AS SHOWN
GUY

LI 44 LAGERSTROEMIA INDICA
 

CRAPE MYRTLE 3" CALIPER AT TIME OF PLANTING SPACE AS SHOWN
GUY

UA 2 ULMUS ALATA
 

WINGED ELM 3" CALIPER AT TIME OF PLANTING SPACE AS SHOWN
GUY
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 2  10/18/22

City Comments

3 12/21/22

 Revised Base

City Comments

1  8/24/22

48 HOURS BEFORE YOU DIG
CALL SUNSHINE

IT'S THE LAW IN FLORIDA
FLORIDA LAW REQUIRES
EXCAVATORS TO NOTIFY

OWNERS OF UNDERGROUND
FACILITIES NO LESS THAN TWO
(2) DAYS PRIOR TO EXCAVATION

1-800-432-4770  or  811 LANDSCAPE
DETAILS

L-3
3
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 15"  Pine 

 4"  Pine 

 6" 
 Pine 

 8"  Pine 

 4"  Pine 

 6"  Pine 

 6"  Pine 

 4" 
 Pine 

 4"  Pine 

3

5

640 SF
OFFICE

37

38

39

33

34

37

38

34

36

37

38

39

36

3 5

35

BORE PIT LOCATION (20'x10')
(SHORING IS REQUIRED
WITHIN 8-FEET OF PAVEMENT)

SANITARY LINE
5.01' DEEP

RECLAIM MAIN
4.35' DEEP
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R

Q

1 1"

18 2 1"

29 3 1"

25 4 1"

27 5 1"

241 1/4"
1 1/2"

1 1/2"
1 1/2" 1 1/4"

1 1/4"

1 1/4"

1"

1 1/4"

1 1/4"

1 1/4"

1"

3/4"

1 1/4"

1 1/4"

1 1/4"

1 1/4"
1"

1"

1"

1 1/2"

1 1/2"

1 1/2"

1 1/2"

1 1/2"

1 1/4"

1 1/4"

1 1/4"

1"

3/4"

3/4"

3/4"

3/4"

1"

1 1/4"

1 1/4"

1"
1"

1"

1"

1"

1"

3/4"

3/4"

3/4"

3" SLEEVE
3" SLEEVE

3" SLEEVE

2" SLEEVE

3" SLEEVE
3" SLEEVE

3" SLEEVE
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 2  10/18/22

City Comments

3 12/21/22

 Revised Base

City Comments

1  8/24/22

48 HOURS BEFORE YOU DIG
CALL SUNSHINE

IT'S THE LAW IN FLORIDA
FLORIDA LAW REQUIRES
EXCAVATORS TO NOTIFY

OWNERS OF UNDERGROUND
FACILITIES NO LESS THAN TWO
(2) DAYS PRIOR TO EXCAVATION

1-800-432-4770  or  811 IRRIGATION PLAN
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3/4" 3/4"1"1" 1"
1 1/4"
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2" SLEEVE
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City Comments

3 12/21/22

 Revised Base

City Comments

1  8/24/22

48 HOURS BEFORE YOU DIG
CALL SUNSHINE

IT'S THE LAW IN FLORIDA
FLORIDA LAW REQUIRES
EXCAVATORS TO NOTIFY

OWNERS OF UNDERGROUND
FACILITIES NO LESS THAN TWO
(2) DAYS PRIOR TO EXCAVATION

1-800-432-4770  or  811 IRRIGATION
PLAN
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 2  10/18/22

City Comments

3 12/21/22

 Revised Base

City Comments

1  8/24/22

48 HOURS BEFORE YOU DIG
CALL SUNSHINE

IT'S THE LAW IN FLORIDA
FLORIDA LAW REQUIRES
EXCAVATORS TO NOTIFY

OWNERS OF UNDERGROUND
FACILITIES NO LESS THAN TWO
(2) DAYS PRIOR TO EXCAVATION

1-800-432-4770  or  811 IRRIGATION
DETAILS

L-6
6

LATERAL LINE SIZE PER PLAN

SLEEVING - SCH. 40 P.V.C. MIN. DEPTH OF 24''

1-1/2" MAINLINE CLASS 200 P.V.C. SIZE PER PLAN

SEE PLAN

SEE PLAN

SEE PLAN

INSTALL WITH A SOLAR SYNC (WITH EVAPOTRANSPIRATION 

GROUND WITH AN 8' COPPER CLAD ROD.

HUNTER ICC2 8 STATION CONTROLLER, 120VOLT
C

DESCRIPTIONSYMBOL QUANTITY

1

5

8

162

0

HUNTER  'ICV' SERIES ELECTRIC VALVE WITH 
ACCU-SET PRESSURE REGULATOR   1"

6" POP-UP SPRAY - HUNTER INDUSTRIES MPR40 W/MP2000 NOZZELS

12" POP-UP SPRAY - HUNTER INDUSTRIES MPR40 W/MP2000 NOZZELS

SPRAY ON RISER - HUNTER INDUSTRIES INST-00-CV-MP2000

HUNTER INDUSTRIES - 4" POP-UP PGP ROTORS- PART RADIUS 0

HUNTER INDUSTRIES - 4" POP-UP PGP ROTORS- FULL RADIUS 0

0HUNTER  'ICV' SERIES ELECTRIC VALVE WITH 
ACCU-SET PRESSURE REGULATOR   1 1/2"

IRRIGATION TO CONNECT TO RE-USE. ALL PIPING AND COMPONENTS TO USE PURPLE

1" RECLAIMED IRRIGATION METER TO PROVIDE 30 GPM AT 40 PSI 1

1" DOUBLE CHECK VALVE BACKFLOW PREVENTOR 1

(ALL 6" SLEEVES TO HAVE ACCOMPANYING 2" SLEEVE FOR WIRES)

0.50 GPM BUBBLER (2 PER TREE) 112

MAROON

5'x15' LEFT STRIP

5'x15' RIGHT STRIP

5'x30' SIDE STRIP

SYM NOZZLE PATTERN GPMNOZZLE

A 90°  ADJUSTABLE ARC .19

LT. BLUE

B 180°  ADJUSTABLE ARC .37

OLIVE

C

360°  ARC

.43

MAROON

LT. BLUE 210°  ADJUSTABLE ARC

270°  ADJUSTABLE ARC .57

.75

MP1000
8'-15' radius

MP2000
13'-21' radius

MP3000
22'-30' radius

STRIPS &
CORNERS

D

E

F

G

H

I

J

K

L

M

N

O

P

Q

R

S

BLACK

BLACK

GREEN

GREEN

RED

BLUE

BLUE

YELLOW

YELLOW

GRAY

TURQOUISE

IVORY

COPPER

BROWN

.22

.22

.44

45°-105°  ADJUSTABLE ARC .45

90°  ADJUSTABLE ARC

180°  ADJUSTABLE ARC

360°  ARC

210°  ADJUSTABLE ARC

270°  ADJUSTABLE ARC

90°  ADJUSTABLE ARC

180°  ADJUSTABLE ARC

360°  ARC

210°  ADJUSTABLE ARC

270°  ADJUSTABLE ARC

.40

.74

.86

1.10

1.47

.86

1.82

2.12

2.73

3.64

1) REFER TO THE LANDSCAPE PLANS WHEN TRENCHING TO AVOID TREES AND SHRUBS.

2) ALL MAINLINE PIPING SHALL BE BURIED TO A MINIMUM DEPTH OF 18'' OF COVER. ALL LATERAL PIPING SHALL BE BURIED TO A
MINIMUM DEPTH OF 12'' OF COVER.

3) ALL POP-UP ROTORS AND SPRAY HEADS SHALL BE INSTALLED USING AN 18'' P.V.C. FLEX PIPE CONNECTION. DO NOT USE FUNNY
PIPE.

4) ADJUST ALL NOZZLES TO REDUCE WATER WASTE ON HARD SURFACES AND BUILDING WALLS.

5) THROTTLE ALL VALVES ON SHRUB LINES AS REQUIRED TO PREVENT FOGGING.

6) ALL RISERS SHALL BE PAINTED BLACK.

7) ALL RISERS SHALL BE STAKED WITH A STEEL ANGLE AND SECURED WITH ULTRA-VIOLET LIGHT PROTECTED P.V.C. CLAMPS.

8) ALL CONTROL WIRE SPLICES SHALL BE MADE IN VALVE BOXES  USING SNAP-TITE CONNECTORS AND SEALANT.

9) THE CONTRACTOR SHALL PREPARE AN AS-BUILT DRAWING ON A REPRODUCIBLE PAPER (SEPIA OR MYLAR) SHOWING ALL
INSTALLED IRRIGATION.  A MYLAR OR SEPIA OF THE ORIGINAL PLAN MAY BE OBTAINED FROM THE LANDSCAPE ARCHITECT FOR
A FEE.  THE DRAWING SHALL LOCATE ALL MAINLINE AND VALVES BY SHOWING EXACT MEASUREMENTS FROM HARD SURFACES.

10) ALL VALVES, GATE VALVES AND QUICK COUPLERS SHALL BE INSTALLED IN VALVE BOXES.

11) ANY PIPING SHOWN OUTSIDE THE PROPERTY LINE OR RUNNING OUTSIDE A LANDSCAPE AREA IS SHOWN THERE FOR CLARITY
ONLY.  ALL LINES SHALL BE INSTALLED ON THE PROPERTY AND INSIDE THE LANDSCAPE AREAS.

12) ALL RISERS SHALL BE INSTALLED 12'' FROM ANY WALL AND A MINIMUM OF 36'' FROM ANY SIDEWALK, PATIO OR ROAD.

13) THE EXACT HEIGHT OF ANY 12'' POP-UP THAT IS SHOWN IN A SHRUB BED SHALL BE DETERMINED BY THE LANDSCAPE ARCHITECT
IN THE FIELD.

14) THE CONTRACTOR SHALL EXERCISE CARE SO AS NOT TO DAMAGE ANY EXISTING UTILITIES.  THE CONTRACTOR SHALL BE
RESPONSIBLE FOR THE IMMEDIATE REPAIRS AND COST OF ANY DAMAGE CAUSED BY HIS WORK.

15) ALL WORK SHALL BE GUARANTEED FOR ONE YEAR FROM THE DATE OF FINAL ACCEPTANCE AGAINST ALL DEFECTS IN EQUIPMENT
AND WORKMANSHIP.

16) CONTRACTOR TO USE MIN. OF 12 GAUGE WIRE FOR ALL COMMON WIRES AND 14 GAUGE WIRE FOR ALL CONTROL WIRES.
CONTRACTOR ALSO TO PROVIDE 3 SPARE CONTROL WIRES FOR ANY FUTURE USE.

17) CONCRETE THRUST BLOCKS ARE TO BE UTILIZED AT ALL MAINLINE DIRECTION CHANGES.

18) ALL IRRIGATION SHOWN ON PLANS IS SCHEMATIC AND DOES NOT REFLECT ALL FITTINGS AND APPURTENANCES WHICH SHALL BE
INCLUDED TO PROVIDE A FULLY FUNCTIONAL IRRIGATION SYSTEM CAPABLE OF PROVIDING 100 PERCENT COVERAGE WITH A 50
PERCENT OVERLAP.

REMOTE CONTROL VALVE
MODEL ICV-(SIZE,SEE EQUIP.
SCHEDULE)G WITH FILTER
SENTRY ('FS')

FINISH GRADE

3/4" MINUS WASHED GRAVEL

BRICK SUPPORTS (4)

MAIN LINE PIPE & FITTINGS
SCH 80 T.O.E. NIPPLE

STANDARD VALVE BOX

ID TAG

18-24" COILED WIRE

PLACE CONTROL WIRES UNDER MAIN

WATERPROOF CONNECTORS (2)

12''

STEEL ANGLE

PVC LATERAL PIPE

PVC SCH 40 TEE OR ELL

UV RADIATION RESISTANT PVC SCH

1/2-INCH PVC SCH 40 NIPPLE

40 NIPPLE - EXTEND TO 4''

  (LENGTH AS REQUIRED)

PVC SCH 40 ELL
PVC SCH 40 STREET ELL

PVC SCH 40 STREET ELL

ABOVE PLANT MATERIAL

FINISH GRADE/TOP OF MULCH

ULTRA-VIOLET PROTECTIVE PVC 

PLANT MATERIAL

PLASTIC SHRUB ADAPTER:

CLAMPS

PVC SCH 40 TEE OR ELL

PVC LATERAL PIPE

STREET ELL

FLEX PIPE, 12-INCH LENGTH:
USE 1/2'' ON SPRAY HEADS

PVC STREET ELL

SEE NOZZLE CHART

FINISH GRADE/TOP OF MULCH

SPRINKLER BODY ASSEMBLY

LOCATE HEADS 6'' FROM WALKS
OR CURBS

WALL OR STRUCTURE

PLASTIC NOZZLE: HUNTER
MP ROTATOR SERIES

PAINT ALL RISERS 'BLACK'

PRO FLEX SWING JOINT:
HUNTER 'PRO-FLEX' TUBING &
HSBE-050 ELBOWS (2), ALSO
MARLEX STREET ELBOW (1)

LATERAL PIPE7

2

3

4

5

6

1

FINISH GRADE

PCN BUBBLER NOZZLE

SCH 80 NIPPLE

SCH 40 THREADED COUPLER

LATERAL TEE OR ELL

MODEL HCV-50F-50M
CHECK VALVE8

7

2

3

4

5

6

1

8

1.00 GPM FLOOD BUBBLER

.50 GPM FLOOD BUBBLER

T

U

PCN10

PCN50

1.00

.50
BUBBLERS

AND
MICRO-
SPRAYS

SR-2Q

SR-2H

.11

.16

V

W

MS-F .50X

90°  2' RADIUS

180°  2' RADIUS

360°  5' RADIUS

HUNTER INDUSTRIES - I-40 ROTORS - PART 60' RADIUS 0

 SENSOR AND RAIN SENSOR AND BY-PASS BOX.)

5" WIDTH
(12.7 CM)

1
2

3
4

1

2 NOTE
MOUNT CONTROLLER LCD
SCREEN AT EYE LEVEL,
CONTROLLER SHALL BE
HARD-WIRED TO GROUNDED
110 VAC POWER SOURCE

3

4

LEGEND:

4FRONT ELEVATION

RIGHT ELEVATION

13" (33 CM) OPEN DOOR WIDTH

IRRIGATION CONTROLLER
(12C-800-PL) PER PLAN
IRRIGATION CONTROL WIRE IN
CONDUIT SIZE AND TYPE PER
LOCAL CODES
ELECTRICAL SUPPLY CONDUIT
CONNECT TO POWER SOURCE,
J-BOX INSIDE CONTROLLER

ADJACENT SURFACE TO MOUNT
CONTROLLER PER PLAN

HUNTER ICC2 CONTROLLER

CONDUIT FROM SOLAR SYNC SENSOR TO
CONTROLLER  OR TO A POINT 12" BELOW GRADE

SUITABLE POST, POLE, GUTTER MOUNT. MOUNT IN
LOCATION THAT MAXIMIZES DIRECT SUNLIGHT, OPEN TO
RAINFALL AND OUT OF SPRINKLER SPRAY PATTERN

MODEL: SOLAR SYNC SENSOR

CONTROLLER POWER SOURCE

CONDUIT FOR VALVE CONTROL WIRE AND SOLAR SYNC
COMMUNICATION WIRE

MODEL SOLAR SYNC MODULE
MOUNT LESS THAN 6' AWAY FROM CONTROLLER.
MODULE CAN BE MOUNTED INTERNALLY WHEN PAIRED
WITH THE PCC CONTROLLER. "

COMMUNICATION WIRE, 18-2(WIRE TYPE TO MEET
INSTALLATION CODE REQUIREMENTS), FROM MODULE TO
SENSOR. MAXIMUM TOTAL WIRE DISTANCE, 200 FEET
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SL101

SITE PLAN - LIGHTING
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THESE DRAWINGS WILL BE AT THE SCALE INDICATED WHEN PLOTTED AT 24" X 36"

DATE: 08/22/2022
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SITE LIGHTING DETAILS

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

DRIVE/PARKING 2.7 fc 7.5 fc 0.5 fc 15.0:1 5.4:1
PROPERTY LINE 0.0 fc 0.5 fc 0.0 fc N/A N/A
SIDEWALK 5.2 fc 7.8 fc 1.5 fc 5.2:1 3.5:1 A
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Tannath Design, Inc. 
2494 Rose Spring Dr. 
Orlando, FL 32825 
(407) 982-9878  
www.tannathdesign.com 

 

 

 

August 26, 2022 
 
 
Re: Project: Grissom Parkway Storage 
 Traffic Letter 
 
To Whom It May Concern: 

We are proposing an RV storage facility which will create a minimal amount of trips on Grissom Parkway. 
Storage is one of the lowest trip generators as shown in the ITE table below. 
 
 
ITE TABLE 
 DAILY AM PEAK HOUR PM PEAK HOUR 

ITE 
CODE 

LAND USE SIZE RATE TRIPS RATE TOTAL ENTER EXIT TOTAL ENTER EXIT 

151 MINI-
WAREHOUSE 

51.8K 
SF 

1.45 75 0.09 7 4 3 12 6 6 

 
 
 
If you have any questions, please contact us. 

Sincerely,  

 
Bryan Potts, P.E. 
Tannath Design Inc. 
2494 Rose Spring Drive 
Orlando, FL 32825 
(407) 982-9878 
bpotts@tannathdesign.com 
 
 This item has been Digitally signed and sealed by Bryan 
 Potts on the date adjacent to the seal.  Printed copies of this  
 document are not considered signed and sealed and the  
 signature must be verified on any electronic copies. 



Headquarters                       Mailing 
11345 U.S. Highway 1                               P.O. Box 78-1377 
Sebastian, FL. 32958                         Sebastian, FL. 32978 

Orlando                        Phone: 772-589-0712 
723 Progress Way                                          C.A. # 5693 
Sanford, FL.  32771                         KSMengineering.net 
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OSG Management, LLC                                             May 31, 2022 
Ira Bellinkoff 
2277 Lee Rd Ste B 
Winter Park, FL 32789 
 
Re: Proposed RV & Boat Storage 
 3250 Grissom Parkway 

Cocoa, Florida 
KSM Project #: 2204434-b&p 

 
Dear Mr. Bellinkoff,  
 
As requested, KSM Engineering & Testing has performed a subsurface investigation at the 
referenced site. Presentation of the data gathered during the investigation, together with our 
geotechnical related opinions, are included in this report. 

Site Description: 
 
At the time of the investigation, the site was found to have two distinct topographically distinct 
areas, the roadway frontage portion of the site was fairly flat and the rear of the site was found 
to slope down hill approximately 3 to 4 feet. The majority of the site as cleared with light surface 
vegetation (grass) and a few trees.  

Project Description: 
 
Per the Concept Plan (Concept Plan A) provided by B.S.E. Consultants Inc, dated on May 2, 
2022, it is our understanding that a boat/RV storage facility will be constructed on site. The 
storage facility will include three (3) enclosed metal warehouses, five (5) open-air canopied 
parking areas, and an office. Associated pavement and driveway areas and typical on-site 
drainage are also planned to be constructed as part of the project. The metal warehouses are 
approximately 6,750 square feet (sf), 10,000 sf, and 23,750 sf in size, the open canopies range 
from approximately 13,800 sf to 19,950 sf in size, and the office is approximately 1,160 sf in 
size. The proposed retention pond will be located in the southeastern portion of the site. 
 
It is our understanding that the loads from the warehouse and office structures will be 
transferred to the ground by conventional shallow footings and loads from the open canopies 
will be transferred to the ground via embedded columns. Although we were not furnished with 
structural loading conditions for the structures, for our geotechnical analysis, we estimate the 
maximum loads will be less than 2,000 pounds per linear foot along the wall foundation and no 
more than 60 kips acting on any individual column. The Structural engineer of record should 
contact our office if the design loading exceeds our assumptions. 
 
It is our understanding that the open-air canopies will be supported by individual isolated 
foundations designed to support the anticipated loading conditions. The client informed us that, 
for our geotechnical analysis, the isolated foundations will be shallow, steel reinforced concrete 
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drilled shafts, with a diameter of 36 inches and will be seated at a minimum depth of 48 to 72 
inches below the finished grade elevation. Also the drilled shafts will be capped with a steel 
reinforced concrete slab, 48 inches square. KSM was not provided with the foundation design 
or the anticipated loading conditions for these structures therefore the structural engineer of 
record should contact our office with the proposed foundation design for our review and so that 
we may revise our recommendations accordingly. 
 
Per the client, we estimate that approximately 0 to 4 feet of site fill may be required to reach 
the desired grades in the building and pavement areas. The amount of required fill may vary 
throughout the site due to the difference in elevation between the northern and southern 
portions of the site. Existing fill from the portions of the site with a higher elevation may be 
utilized to raise the elevation of the areas lower than the proposed finished grade. 

The scope of our study consisted of the following: 
 

1. Performed Standard Penetration Test (SPT) borings in the proposed building areas, a 
Percolation (PB) boring on the site, and Hand Auger (HA) borings with Static Cone 
Penetrometer Test (SCPT) readings in the proposed pavement areas to estimate the 
subsoil relative density and visually classify the soils. 
 

2. Measured the observed groundwater level at each boring location. 
 

3. Evaluated the existing soil conditions with respect to the proposed construction and 
provided recommendations for site preparation, plus foundation and pavement design. 
 

4. Obtained Shelby tube soil samples per each soil type encountered at the percolation 
test location in order to perform both constant head horizontal and vertical permeability 
tests in our laboratory. 
 

5. Performed engineering calculations to determine the permeability coefficient “K” values 
along with estimates for the elevation of wet-season and dry-season water tables for the 
percolation test location. 
 

6. Prepared this report to document our findings. 

Site Investigation: 
 
The site investigation program consisted of performing a total of ten (10) Standard Penetration 
Test (SPT) borings, one (1) Percolation (PB) boring, and six (6) Hand Auger (HA) borings with 
Static Cone Penetrometer Test (SCPT) readings in the proposed construction areas. The SPT 
borings were terminated at depths ranging from approximately 10 feet to about 20 feet below 
existing grade. The PB boring was terminated at a depth of approximately 15 feet below 
existing grade, and the HA borings were terminated at an approximate depth of 6 feet below 
existing grade. The approximate locations of the borings are indicated on the attached Location 
Plan. 
 
The SPT borings were completed in general accordance with procedures described in ASTM 
D1586.  Also, the groundwater table was allowed to stabilize, and the depth of the groundwater 
elevation recorded from existing grade. 
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The relationship of the SCPT readings to the relative density is listed below in Table 1: 
Table 1 - Penetrometer Table 

Relative Density Static Penetrometer Reading 
Very Loose or Soft <15 

Loose 15-40 
Medium Dense 40-70 

Dense >70 
 
The records of the soils encountered, the penetration resistances, and groundwater levels are 
shown on the attached Boring Logs. 
 

Analytical Laboratory Testing: 
 
The field soil boring logs and recovered soil samples were transported to KSM’s office from the 
project site. Following the completion of the field exploration activities, visual and tactile 
examination of the soil samples was performed by a geotechnical engineer to identify the 
engineering classification of the soil samples that were obtained in the field exploration.  The 
visual classification of the samples was performed in general accordance with the current 
United Soil Classification System (ASTM D 2487). Based on the engineer’s review, soil 
samples were selected to provide data that was used to confirm the interpreted visual 
classification of the borings and to provide data that was used to estimate pertinent engineering 
parameters. 
 
Natural Moisture Content – Testing was performed in general accordance with procedures 
described in ASTM D 2216-19. 
 
Fines Content – Testing was performed in general accordance with procedures described in 
ASTM D 1140-17. 
 
Organic Content Tests – Testing was performed in general accordance with procedures 
described in ASTM D-2974-20e1. 
 
The following tests were performed on the soils listed below: 
 

Table 2 - Analytical Laboratory Testing Results 

Boring 
Sample 
Depth 

(ft) 
Soil Description % Passing 

#200 Sieve 
Moisture 

% 
Organic 

% 

B-1 8 - 10 Brown Sand 1.6 22.3 -- 
B-2 8 - 10 Dark Brown Sand 2.3 23.4 -- 
B-5 6 - 8 Gray Sand 1.6 22.5 5.8 

B-6 8 - 10 Dark Brown Slightly Silty 
Sand with Organics/Roots -- 32.4 7.1 

B-10 1 - 2 Dark Brown Sand with 
Some Root -- 40.3 8.9 
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Engineering Evaluation and Conclusions: 
 
Based on the information obtained from this site investigation, we are pleased to offer the 
following evaluation: 
 
Subsurface Condition Summary – The boring logs and SPT “N” values recorded during the 
SPT borings indicate the subsurface soils in the proposed structures area consist generally of: 
 

• Deposits of very loose to medium-dense fine-grained sand, fine-grained sand with 
traces of shell fragments, fine-grained sand with traces of hardpan, and fine-grained 
sand with traces of roots were discovered from the surface to an approximate depth of 
20 feet below existing grade. 

 
• Deposits of very loose problematic material consisting of fine-grained sand with roots 

were found at an approximate depth of 1 foot to about 2 feet below existing grade in 
borings B-10. 
 

• Deposits of loose problematic material sandy silt with organics were discovered from 
the surface to an approximate depth of 1 foot below existing grade in boring PB-1. 

 
Observed Groundwater Table – The observed water table was encountered at approximate 
depths ranging from 1.8 to 7.5 feet below discovered grade across the site.  Absent of a land 
survey, we have assumed that the encountered water table elevation variations are attributable 
to the difference in elevation at which each observation was made. Please see the “Estimated 
Water Tables” section below for information pertaining to the estimated seasonal high water 
table elevation at the percolation test location. 
 
Foundation Evaluation - In order for a shallow foundation to perform satisfactorily, it must be 
able to support the structural loads with an acceptable factor of safety against excessive 
settlements, both total and differential.  Due to the discovered loose, problematic material, we 
do not recommend supporting the proposed structures on conventional shallow footings 
without removing the problematic material deposits and replacing them with suitable structural 
fill. The anticipated settlement, in our opinion, would be too excessive and beyond the general 
accepted safe limits for the structures. 
 
The following sections provide recommendations for the site preparation and foundation 
design. 

Site Preparation: 
 
Site Subgrade Preparation - KSM recommends that the subgrade for the structures be 
prepared for construction of the foundations and floor slabs-on-grade by removing the 
problematic material deposits and improving the in-place density of the soil that will support the 
structures within the zone where the stress from the structures will be primarily distributed. 
KSM has assumed that the proposed finished floor of the structures lies above the existing land 
surface level. The following earthwork procedure is recommended. 
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Subsurface Site Preparation: 
 

1. The proposed construction area, plus a minimum margin of five feet beyond the 
proposed limit of construction, should initially be prepared by removing any organic 
materials including roots and surface vegetation.  
 

2. Excavate the problematic material deposits from inside the proposed footprint, plus a 
minimum margin of five feet beyond the proposed foundation. We estimate this will 
require the excavation of approximately 2 feet of soil from existing grade in the general 
location of boring B-10. Please note that determining the exact horizontal and vertical 
extent of the problematic deposits was not within our scope for this investigation, 
therefore we recommend having an onsite soil technician inspect the areas of 
excavation to verify that all problematic material are removed. 

 
3. The exposed surface at the bottom of excavation, created in step 2 above, should be 

graded level and proofrolled to compact the subgrade. Sufficient passes of the roller 
should be made to produce an in-place dry density that equals or exceeds 95 percent 
of the Modified Proctor (ASTM D-1557) maximum dry density to a depth of 2 feet below 
the proofrolled surface.  

 
4. Upon completion of the proofrolling operation, the exposed surface should be filled to 

produce the desired line and grades of the building pad. Due to the discovered water 
table elevation at the time of drilling, we recommend the following fill specifications: 
 

a. Fill placed below a depth of 2 feet below existing grade in the location of boring 
B-10, should consist of sandy soil containing less than 5% material that passing 
through the U.S. Standard no. 200 sieve and is free of debris and organic 
material. 
 

b. Fill placed above 2 feet below existing grade in the location of boring B-10, should 
consist of sandy soil containing less than 10% material that passing through the 
U.S. Standard no. 200 sieve and is free of debris and organic material. 
 

All fill should be placed in loose, level lifts not more than 12 inches thickness, moisture 
conditioned, and compacted to attain an in-place dry density that equals or exceeds 95 
percent of the Modified Proctor (ASTM D-1557) maximum dry density. We recommend 
performing in field density testing at appropriate times during the backfilling process. 
Please contact our office to schedule soil density testing. 
 

Warehouse and Office structures foundation (continued from Step #4 above) 
 

5. Excavate the compacted pad to the proposed footer subgrade elevation. The exposed 
footing subgrade should then  be compacted to attain an in-place dry density that equals 
or exceeds 95 percent of  the Modified Proctor (ASTM D-1557) maximum dry density, 
to depth of 24 inches  below the footing subgrade surface. This can be achieved by 
making several passes with a “Jumping Jack” impact type compactor. Testing should 
be done to confirm that the specified level of compaction has been achieved. 
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6. Following the successful completion of the preparation of the foundation subgrade, 
foundation forms (if used) and steel reinforcement should be placed, and the foundation 
concrete should be cast, as necessary. Any backfill that is placed adjacent to the 
foundations, as well as backfill placed in utility trench excavations within the building 
pad, should be likewise compacted to attain or exceed 95 percent of the Modified Proctor 
(ASTM D-1557) maximum dry density. 

 
Open-air Canopy Foundation (continued from Step #4 above): 
 

5. Begin installing the embedded columns. Any testing of the columns to confirm that the 
installations have been completed satisfactorily shall be performed following completion 
of the column installation. 
 

6. Upon completion of the drilled shaft foundation installation and curing time, the building 
pad should be fine graded and compacted, in accordance with the fill and compaction 
specifications in step 3 above, in preparation for forming the slab. 

 
Compaction Equipment - KSM does not recommend using heavy vibratory equipment on this 
site, due to the proximity of the neighboring structures and the potential that ground vibrations 
created by the compaction machinery might be transmitted and cause damage to the nearby 
structures. Accordingly, non-vibratory compaction methods are preferred to perform the 
recommended earthwork delineated above. 
 
Subgrade and each lift (12 inches max loose thickness) of fill should be tested for compaction 
at a frequency of no less than one test per 2,500 sf of building area, per lift and one test per 
10,000 sf of pavement area, per lift with a minimum of 4 tests in each area prepared. The 
placement and frequency of testing can be modified at the discretion of the site contractor and 
the onsite soils technician based on the requirements of the project as stated by the Engineer 
of Record. 
 
Temporary Dewatering – Temporary dewatering may be necessary in order to achieve 
excavation and compaction specifications. The actual method of dewatering should be 
determined by the contractor.  We suggest drawing down the water table below the bottom of 
excavations to avoid compaction related problems. 
 
Excavation – Excavations should be sloped as necessary to prevent slope failure and to 
allow backfilling.  As a minimum, temporary excavations below 4-foot depth should be sloped 
in accordance with OSHA regulations.  Where lateral confinement will not permit slopes to be 
laid back, the excavation should be shored in accordance with OSHA requirements.  During 
excavation, excavated material should not be stockpiled at the top of the slope within a 
horizontal distance equal to the excavation depth.  Provisions for maintaining workman safety 
within excavations is the sole responsibility of the contractor. 

Foundation: 
 
Provided that our recommendations for site preparation are followed, the proposed 
warehouses and office may be supported on conventional concrete, steel reinforced footings 
designed for an allowable soil bearing pressure of 2,500 pounds per square foot, or less. 



3250 Grissom Parkway 
Cocoa, Florida 
KSM Project #: 2204434-b&p 
 

Page 7 of 10 
 

Predicted Foundation Service for the Warehouse and Office Structures – Provided that our 
recommendations for site preparation are followed, the proposed warehouses and office may 
be supported on conventional concrete, steel reinforced footings designed for an allowable soil 
bearing pressure of 2,500 pounds per square foot, or less. 
 
With the foundation properly designed and the site properly prepared, we anticipate total 
settlement on the order of 1 inch or less and differential settlement of less than 1/2 of an inch 
over 40 feet of wall and similarly loaded columns. The majority of the settlement should occur 
during construction. This estimate is based on the assumed loading conditions stated in the 
“project description” section of this report and setting the continuous footer width ranging 
between 18 to 24 inches and setting a minimum isolated footer width of 60 inches. The bottom 
of all foundations should be set at an elevation that is at a minimum of 18 inches below the 
adjacent finished grade elevation. 
 
A conventional slab-on-grade can be used in the “at grade” portion of the buildings.  We 
recommend the disturbed subgrade below the floor slab be re-compacted to 95% of the 
modified Proctor maximum dry density (ASTM D1557) prior to placement of the concrete.  We 
recommend that control joints be incorporated in the slab at frequent intervals to control 
shrinkage cracks. A moisture barrier is recommended beneath the floor slab to prevent 
moisture migration from the underlying soil resulting in dampness of the slab. 
 
Foundation for the Open-air Canopies – Provided that our recommendations for site 
preparation are followed, the proposed open-air canopy may be supported on conventional 
concrete, steel reinforced footings designed for an allowable soil bearing pressure of 2,500 
pounds per square foot, or less. It is our understanding that the intended design includes a 
steel reinforced, concrete cylindrical drilled shaft foundation, 36 inches in diameter, that will be 
embedded approximately 48 to 72 inches below existing grade with a 48-inch square reinforced 
concrete shaft cap slab installed at the surface. With the foundation properly designed and the 
site properly prepared, we anticipate total settlement on the order of 1 inch or less and 
differential settlement of less than 1/2 of an inch between similarly loaded columns. 
 
The following lateral earth pressure parameters are provided to aid in the design of the 
foundations.  
 

Table 3 - Embedded Column Pressure Values 
Design Parameters Value Units 

Backfill Soil Internal Angle of Friction 30 degrees 
Coefficient of active earth pressure, Ka 0.33 - 
Coefficient of at rest earth pressure, Ko 0.50 - 

Coefficient of passive earth pressure, Kp 3.00 - 
Unit weight of soil (wet) 115 PCF 

Unit weight of soil (submerged) 53 PCF 
 

Drives and Parking Areas: 
 
We performed six (6) Hand Auger borings with static cone penetrometer readings in the 
proposed drive and parking areas to evaluate the soils in relation to the proposed pavement.  
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Problematic materials were not encountered in the HA test borings. Penetrometer readings 
recorded during the investigation indicates the existing soil density is generally medium dense. 
 
Although a comprehensive pavement evaluation was not within the scope of this study, the site 
may be prepared to support a flexible pavement or rigid concrete pavement. The pavement 
should be designed for the anticipated loads and frequencies. Refer to Table 4 for the minimum 
pavement section. The minimum pavement design for standard duty asphalt should include the 
following: 
 
Clear the roadway area of any surface debris, including vegetation, roots, organic matter and 
existing pavement. Stumps shall be removed entirely.  The cleared areas should be graded 
level and proof rolled.  Any soft yielding areas shall be excavated and replaced with clean 
compacted fill.  Sufficient passes should be made during compaction operations to produce a 
density no less than 98 percent of its modified dry Proctor value (AASHTO T180) to a depth of 
two feet. Compaction testing should be performed once every 10,000 square feet or less. 
Additional fill shall consist of clean granular sand containing less than 10% material passing 
the U.S. Standard No. 200 mesh sieve and placed in loose lifts not exceeding 12 inches and 
compacted to the above densities. A minimum of 16 inches of separation should be maintained 
between the bottom of the base and the high seasonal groundwater table. 
 
Where a concrete pavement section is used, concrete reinforcement should be designed to 
withstand the design traffic loads and saw cuts constructed for crack control. The concrete 
should have a minimum compressive strength of 4,000 psi. 
 
Light duty pavement areas are considered car and pickup truck loading conditions and a few 
medium trucks such as box trucks. Heavy duty pavement areas are considered dumpster pad 
& apron area and semi-tractor trailer truck loading conditions. 
 

Table 4 - Minimum Pavement Section 
Pavement 

Type Material Layer Thickness (in) 
Standard Duty Heavy Duty 

Flexible 

Florida DOT Asphalt Type 3 1.5 2 
Cemented Coquina Rock (LBR of 100)*-or- 
Limerock* Base Course 6 8 

Stabilized Subgrade (LBR of 40)* 12 12 

Rigid 
Portland Cement Concrete (4,000 psi) 5 7 

Stabilized Subgrade (LBR of 40)* 12 12 
* Compacted to minimum 98 percent of its modified dry Proctor value (AASHTO T180) 

 
Pavement should be sloped and designed to allow adequate drainage of surface water. Failure 
to achieve proper drainage may saturate the subgrade and deteriorate the pavement. The 
implementation of periodic maintenance should slow the rate of deterioration over time. 
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Soil Percolation, Estimated Water Tables, and Hydrologic Soil Group: 
 
The tests and observations noted in this section were performed to evaluate the drainage 
characteristics of the soils for this particular test location. 
 
Usual Open-Hole Test (in-field) – At the test location, an in-field permeability test was 
performed in general conformance with the South Florida Water Management District 
described procedures for the ‘Usual Open-Hole Test’ method. The results of the in-field test 
can be found in Table 3: 
 

Table 5 - Usual Open-Hole Test Results 
Test Location        

(See Location Plan) 
Hydraulic Conductivity                                               

(CFS/SF- Ft Head) 
P-1 4.3 x 10-5 

NOTES: 
1) The above hydraulic conductivity values are for a French drain installed to the same depth as the 

borehole tests. The designer should apply the appropriate factor of safety. 
2) A hole diameter of 3” was used in the computation of the Hydraulic Conductivity values presented in the 

above table. 
 
Constant Head Permeability Test (in-lab) - The horizontal and vertical permeability flow rates 
were determined by excavating a test pit adjacent to the soil profile and obtaining undisturbed 
shelby tube samples.  We then performed constant head permeability tests on the field samples 
in our laboratory in general accordance with ASTM D2434. Table 6 indicates the horizontal and 
vertical flow rates for the test location: 
 

Table 6 - Constant Head Permeability Results (ASTM D2434) 
Test Location       

(See Location Plan) 
Horizontal Flow Rate 

(in/hr) 
Vertical Flow Rate 

(in/hr) 
Layer Depth                    

(in) 

P-1 
0.0 0.0 0-12 
2.3 1.5 12-36 
-- 1.7 36-60 

 
Estimated Normal Wet Season & Dry Season Water Table – Table 7 indicates the observed 
water table and our estimated normal wet season water table and normal dry season water 
table for the test location. This estimate is based upon our interpretation of existing site 
conditions and a review of the USDA Soil Survey for Brevard County, Florida.  
 
The majority of the site soils are mapped as 28—Immokalee sand, 0 to 2 percent slopes, 36—
Myakka sand, 0 to 2 percent slopes and 54—St. Johns sand, 0 to 2 percent slopes, according 
to the Soil Survey Map of Brevard County, Florida. 
 

Table 7 - Water Table Observations 
Test Location       

(See Location Plan) 
Observed Water 

Table 
Estimated Wet Season 

Water Table 
Estimated Dry 

Season Water Table 
P-1, PB-1 22" Below Grade 3" Above Existing Grade 33" Below Grade 
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Hydrologic Soil Group – The soils in the test location can be classified in accordance with 
Chapter 7, Part 630 of the USDA National Engineering Handbook as follows: 
 

Table 8 – Hydrologic Soil Group Classification 
Test Location        

(See Location Plan) Hydrologic Soil Group 

P-1 D 
 
Note that the Hydrologic Soil Group is a dynamic classification which changes with the 
conditions of the site at any given moment.  Changes in water table elevation as well as 
changes in the ground elevations of the site can affect the hydrologic soil group for any 
particular location. 

Closure: 
 
This report has been prepared in accordance with generally accepted soil and foundation 
engineering practices based on the results of the test borings and the assumed loading 
conditions.  No warranties, either expressed or implied, are intended or made.  This report does 
not reflect any variations which may occur between the borings.  If variations appear evident 
during the course of construction, it would be necessary to re-evaluate the recommendations 
of this project. 
 
Based upon our subsurface investigation at the above-mentioned project location, the reliance 
of the recommendations presented within this signed and sealed report is predicated on KSM 
representative’s involvement to verify that not only have the soils been prepared following the 
indicated recommendations, but the foundations are installed in compliance within the 
parameters indicated. The Structural Engineer of Record is responsible for confirming that the 
estimated capacities provided are adequate for the anticipated loading. If additional capacity is 
required, KSM is to be notified so that our recommendations can be amended as required. 
 
Environmental conditions, wetland delineation, karst activity, water quality, and municipal 
requirements are not a part of this report. 
 
We are pleased to be of assistance to you on this phase of your project.  When we may be of 
further service to you or should you have any questions, please feel free to contact the office.   
 
Respectfully, 
 
 
 
 
 
 
 
Robert T. Maxwell, E.I.                        Cody C. Clawson, P.E. 
Geotechnical Engineer                                                                    Geotechnical Engineer 
Florida E.I. No. 1100024249                                                            Florida Lic. No. 91598 
CCC/cv/RTM 
Email to: ira@edgerealtyadvisors.com 

CodyC
CCC FL



Brown Sand with Some Shell Fragments

Gray Sand

Brown Sand

Bottom of borehole at 15.0 feet.
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NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD Split Spoon Sample

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/13/22 COMPLETED 5/13/22
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AFTER DRILLING ---
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BORING NUMBER B-01

CLIENT OSG Management, LLC

PROJECT NUMBER 2204434-b&p

PROJECT NAME 3250 Grissom Parkway

PROJECT LOCATION Cocoa, Florida
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Brown Sand

Gray Sand

Gray Sand with Some Small Rock

Gray Sand

Dark Brown Sand

Bottom of borehole at 15.0 feet.
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NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD Split Spoon Sample

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/16/22 COMPLETED 5/16/22
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AFTER DRILLING ---
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Light Gray Sand

Gray Sand

Dark Brown Sand

Bottom of borehole at 15.0 feet.
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NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD Split Spoon Sample

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/16/22 COMPLETED 5/16/22

AT END OF DRILLING ---

AFTER DRILLING ---

HOLE SIZE  inches

AT TIME OF DRILLING 2.3 ft
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Brown Sand with Some Shell Fragments

Brown Sand with Some Hardpan

Gray Sand

Brown Sand

Dark Gray Sand

Bottom of borehole at 15.0 feet.
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NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD Split Spoon Sample

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/13/22 COMPLETED 5/13/22
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AFTER DRILLING ---
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AT TIME OF DRILLING 7.5 ft
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Brown Sand with Some Shell Fragments

Gray Sand

Brown Sand

Bottom of borehole at 15.0 feet.
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NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD Split Spoon Sample

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/16/22 COMPLETED 5/16/22

AT END OF DRILLING ---

AFTER DRILLING ---

HOLE SIZE  inches
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BORING NUMBER B-05

CLIENT OSG Management, LLC

PROJECT NUMBER 2204434-b&p

PROJECT NAME 3250 Grissom Parkway

PROJECT LOCATION Cocoa, Florida
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Brown Sand with Some Shell Fragments

Light Gray Sand with Some Shell Fragments

Gray Sand

Dark Brown Sand, Slightly Silty with Organics/Root

Dark Brown Sand

Bottom of borehole at 15.0 feet.
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NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD Split Spoon Sample

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/16/22 COMPLETED 5/16/22

AT END OF DRILLING ---

AFTER DRILLING ---

HOLE SIZE  inches
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BORING NUMBER B-06

CLIENT OSG Management, LLC

PROJECT NUMBER 2204434-b&p

PROJECT NAME 3250 Grissom Parkway

PROJECT LOCATION Cocoa, Florida
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Gray Sand

Brown Sand with Traces of Root

Brown Sand

Gray Sand

Dark Brown Sand with Some Hardpan

Brown Sand

Bottom of borehole at 20.0 feet.
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NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD Split Spoon Sample

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/16/22 COMPLETED 5/16/22

AT END OF DRILLING ---

AFTER DRILLING ---

HOLE SIZE  inches

AT TIME OF DRILLING 2.1 ft

    FINES CONTENT (%)    
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BORING NUMBER B-07

CLIENT OSG Management, LLC

PROJECT NUMBER 2204434-b&p

PROJECT NAME 3250 Grissom Parkway

PROJECT LOCATION Cocoa, Florida
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Brown Sand with Some Shell Fragments

Gray Sand

Dark Brown Sand with Traces of Hardpan and Some Root

Dark Brown Sand

Bottom of borehole at 15.0 feet.
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NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD Split Spoon Sample

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/13/22 COMPLETED 5/13/22

AT END OF DRILLING ---

AFTER DRILLING ---

HOLE SIZE  inches

AT TIME OF DRILLING 5.6 ft

    FINES CONTENT (%)    
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BORING NUMBER B-08

CLIENT OSG Management, LLC

PROJECT NUMBER 2204434-b&p

PROJECT NAME 3250 Grissom Parkway

PROJECT LOCATION Cocoa, Florida
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Brown Sand with Some Shell Fragments

Gray Sand

Brown Sand

Bottom of borehole at 10.0 feet.
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NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD Split Spoon Sample

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/13/22 COMPLETED 5/13/22

AT END OF DRILLING ---

AFTER DRILLING ---

HOLE SIZE  inches

AT TIME OF DRILLING 6.1 ft

    FINES CONTENT (%)    
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BORING NUMBER B-09

CLIENT OSG Management, LLC

PROJECT NUMBER 2204434-b&p

PROJECT NAME 3250 Grissom Parkway

PROJECT LOCATION Cocoa, Florida
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Gray Sand with Some Root

Dark Brown Sand with Some Root

Brown Sand

Bottom of borehole at 10.0 feet.
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LOGGED BY SH/TG

DRILLING METHOD Split Spoon Sample

DRILLING CONTRACTOR GROUND WATER LEVELS:
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PROJECT LOCATION Cocoa, Florida
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Brown Sand with Some Shell Fragments

Gray Sand

Bottom of borehole at 6.0 feet.
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NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/13/22 COMPLETED 5/13/22

AT END OF DRILLING ---

AFTER DRILLING ---

HOLE SIZE  inches

AT TIME OF DRILLING 5.3 ft

    FINES CONTENT (%)    
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BORING NUMBER HA-1
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PROJECT NAME 3250 Grissom Parkway

PROJECT LOCATION Cocoa, Florida
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Brown Sand with Some Shell Fragments

Gray Sand

Bottom of borehole at 6.0 feet.
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NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/13/22 COMPLETED 5/13/22

AT END OF DRILLING ---

AFTER DRILLING ---

HOLE SIZE  inches

AT TIME OF DRILLING 5.0 ft

    FINES CONTENT (%)    
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CLIENT OSG Management, LLC

PROJECT NUMBER 2204434-b&p

PROJECT NAME 3250 Grissom Parkway

PROJECT LOCATION Cocoa, Florida

G
E

O
T

E
C

H
 B

H
 P

L
O

T
S

 -
 G

IN
T

 S
T

D
 U

S
 L

A
B

.G
D

T
 -

 5
/2

0/
2

2
 1

2
:2

9
 -

 K
:\

K
S

M
 F

IL
E

S
\2

2
 D

O
C

S
 (

K
S

M
-S

E
R

V
E

R
)\

2
2

0
4

4
3

4
\S

O
IL

 I
N

V
E

S
T

IG
A

T
IO

N
\2

2
0

4
4

3
4

-B
&

P
.G

P
J

KSM Engineering & Testing
P.O. Box 78-1377
Sebastian, FL 32978
Tel: (772)-589-0712
Fax: (772)-589-6469

KSM



Brown Sand with Some Shell Fragments

Gray Sand

Bottom of borehole at 6.0 feet.
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NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/13/22 COMPLETED 5/13/22

AT END OF DRILLING ---

AFTER DRILLING ---

HOLE SIZE  inches

AT TIME OF DRILLING 5.0 ft

    FINES CONTENT (%)    
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BORING NUMBER HA-3

CLIENT OSG Management, LLC

PROJECT NUMBER 2204434-b&p

PROJECT NAME 3250 Grissom Parkway

PROJECT LOCATION Cocoa, Florida
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Gray Sand

Brown Sand

Bottom of borehole at 6.0 feet.
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NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/13/22 COMPLETED 5/13/22

AT END OF DRILLING ---

AFTER DRILLING ---

HOLE SIZE  inches

AT TIME OF DRILLING 4.7 ft

    FINES CONTENT (%)    
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BORING NUMBER HA-4

CLIENT OSG Management, LLC

PROJECT NUMBER 2204434-b&p

PROJECT NAME 3250 Grissom Parkway

PROJECT LOCATION Cocoa, Florida
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Brown Sand with Some Shell Fragments

Gray Sand

Bottom of borehole at 6.0 feet.
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NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/13/22 COMPLETED 5/13/22

AT END OF DRILLING ---

AFTER DRILLING ---

HOLE SIZE  inches

AT TIME OF DRILLING 5.2 ft

    FINES CONTENT (%)    
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BORING NUMBER HA-5

CLIENT OSG Management, LLC

PROJECT NUMBER 2204434-b&p

PROJECT NAME 3250 Grissom Parkway

PROJECT LOCATION Cocoa, Florida
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Gray Sand

Dark Brown Sand

Bottom of borehole at 6.0 feet.

NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/17/22 COMPLETED 5/17/22

AT END OF DRILLING ---

AFTER DRILLING ---

HOLE SIZE  inches

AT TIME OF DRILLING 2.7 ft

    FINES CONTENT (%)    
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BORING NUMBER HA-6
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PROJECT NAME 3250 Grissom Parkway

PROJECT LOCATION Cocoa, Florida
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Dark Gray Sandy Silt with Organics (Muck)

Gray Sand with Traces of Roots

Dark Brown Sand

Gray Sand

Dark Brown Sand

Bottom of borehole at 15.0 feet.
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NOTES See Attached Location Plan

GROUND ELEVATION

LOGGED BY SH/TG

DRILLING METHOD Split Spoon Sample

DRILLING CONTRACTOR GROUND WATER LEVELS:

CHECKED BY CCC

DATE STARTED 5/16/22 COMPLETED 5/16/22

AT END OF DRILLING ---

AFTER DRILLING ---

HOLE SIZE  inches

AT TIME OF DRILLING 1.8 ft

    FINES CONTENT (%)    
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BORING NUMBER PB-1

CLIENT OSG Management, LLC

PROJECT NUMBER 2204434-b&p

PROJECT NAME 3250 Grissom Parkway

PROJECT LOCATION Cocoa, Florida
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1.0 INTRODUCTION 

 

The proposed project is located on the south side of Grissom Pkwy about 4,000ft east of 
Industry Road in Cocoa, Florida.  The property is located within the jurisdiction of the St Johns 
River Water Management District and the City of Cocoa.   

The proposed development discharges into a ditch on the South side of Grissom Pkwy.  Per the 
FDEP basin maps, the subject parcel lies within the Lake Wilson Drainage Basin (which is 
currently not on the impaired basin list for FDEP) which overflows to the Upper St. Johns River 
Basin. The site discharges into the roadside ditch in the Grissom Parkway right-of-way. A 
majority of the stormwater discharge for the site travels to the east in the Grissom Pkwy Ditch 
then flows north through a box culvert and ditch. Stormwater then flows through ditches and 
culverts to Lake Wilson and then through ditches, culverts, canals and wetlands prior to 
reaching the St. Johns River. The flow path from the subject parcel is approximately 10 miles 
through various, ditches, culverts, wetlands, lakes and canals prior to reaching the St. John’s 
River. Thus, the project is in an open drainage basin. Please see appendix 8 for the flow path. 
This information was provided by Spruce Creek Engineering. 

The Project area is approximately 9.66-acres.  We are proposing to develop the property into a 
Self-Storage Facility.  The Facility is proposed to be constructed in 1 Phase. 

The proposed stormwater pond handles Water Quality & Quantity for the project.



 

 

2.0 EXISTING CONDITIONS 

 
2.1 Predevelopment Site Conditions 

The existing property is a mass graded site.  It currently drains to the southwest, but this is 
just recent fill, we have included a map from the previously approved SJRWMD permit number 
115013-1.  This permit has expired but had topo showing the historic flow path to the north.  
See pre basin map in appendix 6. 

The proposed development area is bounded on the south by SR 528, on the east by 
industrial, on the north by Grissom Pkwy, and on the west by an Industrial. 

The soils on the site consist of Imokalee, Myakka, Pomello and St Johns Sands, based on 
USDA SCS Soils Survey data for Brevard County.   

The January 29, 2021 FEMA flood map panel no. 12009C0320H shows the site as a flood 
zone X. 

2.2 Existing Outfall System 

The proposed development discharges into a ditch on the South side of Grissom Pkwy.  
This ditch drains east eventually reaching the upper St Johns River. 

2.3 On-Site Surface Water Storage Areas 

There are minimal storage areas onsite.   



 

 

3.0 DESIGN CRITERIA 

 

The project is within the jurisdiction of the Saint Johns River Water Management District, 
FDOT and City of Cocoa.  The applicable design criteria for wet detention system are as 
follows: 

 

Saint Johns River Water Management District, City of Melbourne 

Design storm event =   Mean Annual (SJRWMD) 
   25yr/24hr (Design) 
 100yr/24hr (Flood) 
 
Treatment Volume = Water Quality is 1” over the site or 2.5” over 

impervious, whichever is greater. 

 



 

 

4.0 PROPOSED CONDITIONS 

 
4.1 General 

The proposed facility will be served by a Wet Detention pond as shown in the construction 
drawings.   

4.2 Wet Detention Pond 

The pond is a wet detention pond with a top of bank elevation of 39.30’ and a control 
elevation at 34.3’.  The pond is odd shaped. 

 The pond is designed to provide water quality and attenuation for the project development 
and, this volume equates to a weir crest elevation of 36.19. There is a side bank filter treating 
the water quality. The discharge is conveyed via pipe to the ditch adjacent to the site. 

The treatment volume in the pond is recovered via orifice. 

4.4  Offsite Improvements 

The offsite improvements are the driveway onto Grissom Pkwy. 

4.5  Pollution Abatement Volume 

Pollution abatement volume is handled in the ponds.  The combined treatment meets 
SJRWMD requirements. 

4.6 Offsite Drainage 

Based on the topographic survey, there are no contributing areas.   

4.7  Tailwater Conditions 

Our tailwater elevation we utilized 33.48’ as that is the top of the downstream culvert.   

4.8 Modeling Approach 

The proposed stormwater management system was modeled using ICPR (Interconnected 
Channel and Pond Routing) version 3.02 by Streamline.   



 

 

5.0 SUMMARY OF RESULTS 

5.1 SJRWMD & City of Cocoa 

We routed the Mean Annual, 25yr, & 100yr storms to show that the system could pass them 
through.  

 

Duration 
Pre 

(Rate) 
Post 

(Rate) 
Peak Stage 

  
  cfs cfs ft   
Mean Annual 8.68 6.61 36.73   
25Yr/24Hr 17.69 9.35 38.50   
100Yr/24Hr     39.12 Flood Control 
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Grissom Pkwy Self Storage

Hydrologic Soil Cover Area Area Area Product
Group Symbol Soil Type Description CN (sf) (acres) (%) of CN & Area

B/D 28 Immokalee Mass Graded 77 310,697        7.13 73.82 56.84
A/D 36 Myakka Mass Graded 77 80,990          1.86 19.24 14.82
B/D 54 St Johns Mass Graded 77 29,195          0.67 6.94 5.34

420,882        9.66
 Basin CN = 77.00

 Soil Cover Area Area Area Product
Group Symbol Soil Type Description CN (sf) (acres) (%) of CN & Area

A/D Smyrna Pervious 77 81,395          1.87 19.34 14.89
Pond 100 34,150          0.78 8.11 8.11

Building 98 132,786        3.05 31.55 31.55
Impervious 98 172,552        3.96 41.00 40.18

9.66
 Basin CN = 94.73

  

 

CURVE NUMBER CALCULATIONS

Pre Site Basin 

Post Site Basin 

7/1/2022  10:16 AM



Length Width Area Area Volume Cum. Volume Cum. Volume
Elevation (LF) (LF) (SF) (AC) (AC-FT) (AC-FT) (CF)

34.3 29,132     0.669 0.000 -                  
 0.726

35.3 34,150     0.784 0.726 31,641            
 0.843

36.3 39,325     0.903 1.570 68,379            
 0.964

37.3 44,657     1.025 2.534 110,370          
1.088

38.3 50,146     1.151 3.622 157,771          
1.216

39.3 55,774     1.280 4.838 210,731          
P.A.V. = 1.460 AC-FT Max Stage 39.30 FT

P.A.V. Elevation = 36.19 FT Volume 210,731 CF
1/2 P.A.V. = 0.730 AC-FT

1/2 P.A.V. Elevation = 35.30 FT

Grissom Pkwy Self Storage

Proposed Wet Detention Pond

7/20/2022 2:47 PM



Grissom Pkwy Self Storage - Wet Detention

 AREA PAV volumes per 4.2.1(a) of Applicants Handbook
(Ac)

Pervious 1.87
Wet Pond 0.78
Impervious 7.01 Volume(AF)

Total 9.66 1" over Project Area 0.805

2.5" over impervious Area 1.460
 

P.A.V. = 1.460 AC-FT

WATER QUALITY CALCULATIONS

7/1/2022      10:22 AM



SIZING THE ORIFICE
Grissom Pkwy Self Storage

Q(24 hr)  = 1/2 TREATMENT VOLUME / (2*24 HOURS*3600 SEC/HR) MAXIMUM 0.368 CFS

Q(30 hr)  = 1/2 TREATMENT VOLUME / (2*30 HOURS*3600 SEC/HR) MINIMUM 0.295 CFS

h(1) = TREATMENT VOL. DEPTH  = WEIR ELEV. - NWL ELEV.  = 1.886 FT
 

h(2) = STAGE @ HALF T.V.  = [ ( T.V. * 0.5)/STORAGE ABOVE NWL)] +( TOB-NWL)+NWL 1.004 FT

h =( h(1) + h(2))/2 1.445 FT

AREA =  Q / (0.6 * (2*32.2* h)^½ 0.064 SF

DIAMETER =  ( 4* AREA/PI)^½ 0.285 FT

3.415 IN

TRIAL-DIAM. 3.45 IN

AREA 0.065 SF

CALCULATE THE AVERAGE HEAD ABOVE ORIFICE

h(1)  FULL  =  WEIR EL. - (NWL EL. + 1/2 ORIFICE DIA. + BASE FLOW HEAD) 1.744

h(2) HALF  =  STAGE @ HALF T.V.= [ ( T.V. * 0.5)/STORAGE ABOVE NWL)] *( TOB-NWL) 1.004

h (AVG) = h(1) + h(2))/2 1.374 FT

CALCULATE FLOW BASED ON ASSUMED ORIFICE SIZE

 Q  = (0.6) *  AREA OF ORIFICE *  (2* 32.2 * h(AVG))^.5 0.366 CFS

Q (MAX.)  = 0.368 > 0.366 OK

Q (MIN)     = 0.295 < 0.366 OK

FINAL RESULTS:

WEIR ELEVATION 36.19 FT

ORIFICE INVERT 34.30 FT

ORIFICE SIZE (DIAM.) 3.45 IN



Grissom Pkwy Self Storage
Permanent Pool Volume
Per SJRWMD Applicants Handbook 40C-42

PPV = (RT)(FR)

RT - Residence time is 14 Days

FR = (DA)*(C)*(R)/WS

DA - Drainage Area 9.66 Acres
C - Coefficient 0.72
R - Wet Season Rainfall 32 inches Per Figure 29-1
WS - Days in Wet Season 153 Days

FR = 1.46 Ac-in/Day

Conversion 12 inches per foot

PPV = 1.70 Ac-Ft

Area Area Volume Volume Volume
Elevation (SF) (AC) (AC-FT) (AC-FT) (CF)

22.3 5,959     0.137 0.000 -            
0.148

23.3 6,971     0.160 0.148 6,465        
0.173

24.3 8,061     0.185 0.321 13,981      
0.198

25.3 9,231     0.212 0.519 22,627      
0.226

26.3 10,480   0.241 0.746 32,483      
0.256

27.3 11,808   0.271 1.002 43,627      
0.287

28.3 13,216   0.303 1.289 56,139      
0.320

29.3 14,703   0.338 1.609 70,098      
 0.356

30.3 16,269   0.373 1.965 85,584      
0.392

31.3 17,914   0.411 2.357 102,676    
0.431

32.3 19,638   0.451 2.788 121,452    
0.504

33.3 24,272   0.557 3.292 143,407    
0.613

34.3 29,132   0.669 3.905 170,109    

Additional 50%, for no 

Littoral Zone 2.546 Ac-Ft

3.905 Ac-ft > 2.546 Ac-FT

Mean Depth 5.84       ft Must be between 2' and 8'

Therefore, the Permanent Pool is Adequately sized.

Permanent Pool



PREDEVELOPMENT - TIME OF CONCENTRATION

Table 3-1

 COVER n value

CONCRETE 0.011

TR- 55 WORKSHEET: Time of Concentration (Tc) or Travel Time (Tt) ASPHALT 0.011

GRAVEL BARE SOIL 0.011

Project: Grissom Pkwy Self Storage By: BRP Date: 07-01-22 FALLOW 0.05

Location: Osceola County Date: CULTIVATED < 20% 0.06

CULTIVATED > 20% 0.17

Circle One: Present    Developed Basin: Upper St Johns SHORT GRASS 0.15

DENSE GRASS 0.24

Circle One: Tc        Tt   through subarea BERMUDAGRASS 0.41

RANGE 0.13

NOTES:    Space for as many as two segments per flow type can be used for each WOODS:

                  worksheet. LIGHT UNDERBRUSH 0.40

                  Include a map, schematic, or description of flow segments. DENSE UNDERBRUSH 0.80

Sheet flow (Applicable to Tc only) Segment ID -
1.  Surface Description (table 3-1.).................……………………. Short Grass
2.  Manning's roughness coeff., n (table3-1.)........………………… 0.15
3.  Flow length, L (total L <= 300 ft.)...........………………………  ft 300
4.  Two-yr 24-hr rainfall, P2....................………………………….  in 4.75

5.  Land slope, s  ...............................…………………………….ft/ft 0.0033

6.  Tt = 0.007  (nL)0.8                                                                             Compute T…hr 0.661 +  = 0.661

            P2
0.5  s0.4

Shallow concentrated flow Segment ID -
7.  Surface Description (paved or unpaved).............……………… unpaved
8.  Flow length, L   ……………………....................................…..  ft 140
9.  Watercourse slope, s .........................………………….……… ft/ft  0.0001
10. Average velocity, V  (figure 3-1)  ………………….…….......…  ft/s 1.40
11. Tt =     L                                                           Compute Tt  .…..hr 0.028 + 0.000 = 0.028

               3600 V

Channel flow Segment ID -

12. Cross sectional flow area, a  …………………………………..  ft2 0.00

13. Wetted perimeter, Pw  ………………………………………... ft/ft 0.00

14. Hydraulic radius,  r = a/Pw  ……………….   Compute r ......…  ft 0.000  

15. Channel slope, s  …………………………........................…  ft/ft 0.000
16. Manning's roughness coeff., n …………………........................ 0

17. V = 1.49 r 2/3 s 1/2 /n   …… Compute V......… ft/s 0.00  

18. Flow length, L .........................………………………………..  ft 0
19. Tt = L / 3600 V ……………………………   Compute T  .....… hr 0.000 + 0.00 = 0.00

20. Watershed or subarea Tc or Tt   (add Tt in steps 6, 11,  and 19)  …………………………………  hr  0.689

PreDevelopment Tc 41.3  minutes

7/1/2022  10:24 AM



© 2021 Microsoft Corporation © 2021 Maxar ©CNES (2021) Distribution Airbus DS © 2021 TomTom 

© 2021 Microsoft Corporation © 2021 Maxar ©CNES (2021) Distribution Airbus DS © 2021 TomTom © 2022 Microsoft Corporation © 2022 Maxar ©CNES (2022) Distribution Airbus DS © 2022 TomTom 

FL
O

W
 P

AT
H

 - 
1 

O
F 

7

1 of 7

1"=200'
DDP

07/13/22

SHEET NO.

SCALE
DRAWN-BY

DATE

D
AT

E
07

/13
/22

102-002
PROJECT NUMBER:

G
R

IS
SO

M
 P

AR
KW

AY
 S

TO
R

AG
E

33
00

 G
R

IS
SO

M
 P

AR
KW

AY
C

O
C

O
A,

 F
LO

R
ID

A
N

O
.

123456 0

24
94

 R
O

SE
 S

PR
IN

G
 D

R
IV

E
O

R
LA

N
D

O
, F

LO
R

ID
A 

32
82

5
(4

07
) 9

82
-9

87
8

w
w

w
.ta

nn
at

hd
es

ig
n.

co
m

FL
. C

ER
T.

 O
F 

AU
TH

. #
27

19
9

TA
N

N
AT

H
 D

ES
IG

N
, I

N
C

.

R
EV

IS
IO

N
S

BYBR
P

IS
SU

ED
 F

OR
 P

ER
MI

TT
IN

G

THIS ITEM HAS BEEN DIGITALLY SIGNED AND SEALED BY BRYAN POTTS ON
THE DATE ADJACENT TO THE SEAL.

PRINTED COPIES OF THIS DOCUMENT ARE NOT CONSIDERED SIGNED AND
SEALED AND THE SIGNATURE MUST BE VERIFIED ON ANY ELECTRONIC
COPIES.

AutoCAD SHX Text
GRAPHIC SCALE    1"=    

AutoCAD SHX Text
0

AutoCAD SHX Text
200'

AutoCAD SHX Text
400'

AutoCAD SHX Text
200'

AutoCAD SHX Text
PROJECT SITE



© 2021 Microsoft Corporation © 2021 Maxar ©CNES (2021) Distribution Airbus DS © 2021 TomTom 

© 2021 Microsoft Corporation © 2021 Maxar ©CNES (2021) Distribution Airbus DS © 2021 TomTom 

FL
O

W
 P

AT
H

 - 
2 

O
F 

7

2 of 7

1"=200'
DDP

07/13/22

SHEET NO.

SCALE
DRAWN-BY

DATE

D
AT

E
07

/13
/22

102-002
PROJECT NUMBER:

G
R

IS
SO

M
 P

AR
KW

AY
 S

TO
R

AG
E

33
00

 G
R

IS
SO

M
 P

AR
KW

AY
C

O
C

O
A,

 F
LO

R
ID

A
N

O
.

123456 0

24
94

 R
O

SE
 S

PR
IN

G
 D

R
IV

E
O

R
LA

N
D

O
, F

LO
R

ID
A 

32
82

5
(4

07
) 9

82
-9

87
8

w
w

w
.ta

nn
at

hd
es

ig
n.

co
m

FL
. C

ER
T.

 O
F 

AU
TH

. #
27

19
9

TA
N

N
AT

H
 D

ES
IG

N
, I

N
C

.

R
EV

IS
IO

N
S

BYBR
P

IS
SU

ED
 F

OR
 P

ER
MI

TT
IN

G

THIS ITEM HAS BEEN DIGITALLY SIGNED AND SEALED BY BRYAN POTTS ON
THE DATE ADJACENT TO THE SEAL.

PRINTED COPIES OF THIS DOCUMENT ARE NOT CONSIDERED SIGNED AND
SEALED AND THE SIGNATURE MUST BE VERIFIED ON ANY ELECTRONIC
COPIES.

AutoCAD SHX Text
GRAPHIC SCALE    1"=    

AutoCAD SHX Text
0

AutoCAD SHX Text
200'

AutoCAD SHX Text
400'

AutoCAD SHX Text
200'



© 2021 Microsoft Corporation © 2021 Maxar ©CNES (2021) Distribution Airbus DS © 2021 TomTom 

© 2021 Microsoft Corporation © 2021 Maxar ©CNES (2021) Distribution Airbus DS © 2021 TomTom 

FL
O

W
 P

AT
H

 - 
3 

O
F 

7

3 of 7

1"=200'
DDP

07/13/22

SHEET NO.

SCALE
DRAWN-BY

DATE

D
AT

E
07

/13
/22

102-002
PROJECT NUMBER:

G
R

IS
SO

M
 P

AR
KW

AY
 S

TO
R

AG
E

33
00

 G
R

IS
SO

M
 P

AR
KW

AY
C

O
C

O
A,

 F
LO

R
ID

A
N

O
.

123456 0

24
94

 R
O

SE
 S

PR
IN

G
 D

R
IV

E
O

R
LA

N
D

O
, F

LO
R

ID
A 

32
82

5
(4

07
) 9

82
-9

87
8

w
w

w
.ta

nn
at

hd
es

ig
n.

co
m

FL
. C

ER
T.

 O
F 

AU
TH

. #
27

19
9

TA
N

N
AT

H
 D

ES
IG

N
, I

N
C

.

R
EV

IS
IO

N
S

BYBR
P

IS
SU

ED
 F

OR
 P

ER
MI

TT
IN

G

THIS ITEM HAS BEEN DIGITALLY SIGNED AND SEALED BY BRYAN POTTS ON
THE DATE ADJACENT TO THE SEAL.

PRINTED COPIES OF THIS DOCUMENT ARE NOT CONSIDERED SIGNED AND
SEALED AND THE SIGNATURE MUST BE VERIFIED ON ANY ELECTRONIC
COPIES.

AutoCAD SHX Text
GRAPHIC SCALE    1"=    

AutoCAD SHX Text
0

AutoCAD SHX Text
200'

AutoCAD SHX Text
400'

AutoCAD SHX Text
200'



© 2021 Microsoft Corporation © 2021 Maxar ©CNES (2021) Distribution Airbus DS © 2021 TomTom 

FL
O

W
 P

AT
H

 - 
4 

O
F 

7

4 of 7

1"=200'
DDP

07/13/22

SHEET NO.

SCALE
DRAWN-BY

DATE

D
AT

E
07

/13
/22

102-002
PROJECT NUMBER:

G
R

IS
SO

M
 P

AR
KW

AY
 S

TO
R

AG
E

33
00

 G
R

IS
SO

M
 P

AR
KW

AY
C

O
C

O
A,

 F
LO

R
ID

A
N

O
.

123456 0

24
94

 R
O

SE
 S

PR
IN

G
 D

R
IV

E
O

R
LA

N
D

O
, F

LO
R

ID
A 

32
82

5
(4

07
) 9

82
-9

87
8

w
w

w
.ta

nn
at

hd
es

ig
n.

co
m

FL
. C

ER
T.

 O
F 

AU
TH

. #
27

19
9

TA
N

N
AT

H
 D

ES
IG

N
, I

N
C

.

R
EV

IS
IO

N
S

BYBR
P

IS
SU

ED
 F

OR
 P

ER
MI

TT
IN

G

THIS ITEM HAS BEEN DIGITALLY SIGNED AND SEALED BY BRYAN POTTS ON
THE DATE ADJACENT TO THE SEAL.

PRINTED COPIES OF THIS DOCUMENT ARE NOT CONSIDERED SIGNED AND
SEALED AND THE SIGNATURE MUST BE VERIFIED ON ANY ELECTRONIC
COPIES.

AutoCAD SHX Text
GRAPHIC SCALE    1"=    

AutoCAD SHX Text
0

AutoCAD SHX Text
200'

AutoCAD SHX Text
400'

AutoCAD SHX Text
200'



© 2021 Microsoft Corporation © 2021 Maxar ©CNES (2021) Distribution Airbus DS © 2021 TomTom 

FL
O

W
 P

AT
H

 - 
5 

O
F 

7

5 of 7

1"=200'
DDP

07/13/22

SHEET NO.

SCALE
DRAWN-BY

DATE

D
AT

E
07

/13
/22

102-002
PROJECT NUMBER:

G
R

IS
SO

M
 P

AR
KW

AY
 S

TO
R

AG
E

33
00

 G
R

IS
SO

M
 P

AR
KW

AY
C

O
C

O
A,

 F
LO

R
ID

A
N

O
.

123456 0

24
94

 R
O

SE
 S

PR
IN

G
 D

R
IV

E
O

R
LA

N
D

O
, F

LO
R

ID
A 

32
82

5
(4

07
) 9

82
-9

87
8

w
w

w
.ta

nn
at

hd
es

ig
n.

co
m

FL
. C

ER
T.

 O
F 

AU
TH

. #
27

19
9

TA
N

N
AT

H
 D

ES
IG

N
, I

N
C

.

R
EV

IS
IO

N
S

BYBR
P

IS
SU

ED
 F

OR
 P

ER
MI

TT
IN

G

THIS ITEM HAS BEEN DIGITALLY SIGNED AND SEALED BY BRYAN POTTS ON
THE DATE ADJACENT TO THE SEAL.

PRINTED COPIES OF THIS DOCUMENT ARE NOT CONSIDERED SIGNED AND
SEALED AND THE SIGNATURE MUST BE VERIFIED ON ANY ELECTRONIC
COPIES.

AutoCAD SHX Text
GRAPHIC SCALE    1"=    

AutoCAD SHX Text
0

AutoCAD SHX Text
500'

AutoCAD SHX Text
1000'

AutoCAD SHX Text
500'



FL
O

W
 P

AT
H

 - 
6 

O
F 

7

6 of 7

1"=500'
DDP

07/13/22

SHEET NO.

SCALE
DRAWN-BY

DATE

D
AT

E
07

/13
/22

102-002
PROJECT NUMBER:

G
R

IS
SO

M
 P

AR
KW

AY
 S

TO
R

AG
E

33
00

 G
R

IS
SO

M
 P

AR
KW

AY
C

O
C

O
A,

 F
LO

R
ID

A
N

O
.

123456 0

24
94

 R
O

SE
 S

PR
IN

G
 D

R
IV

E
O

R
LA

N
D

O
, F

LO
R

ID
A 

32
82

5
(4

07
) 9

82
-9

87
8

w
w

w
.ta

nn
at

hd
es

ig
n.

co
m

FL
. C

ER
T.

 O
F 

AU
TH

. #
27

19
9

TA
N

N
AT

H
 D

ES
IG

N
, I

N
C

.

R
EV

IS
IO

N
S

BYBR
P

IS
SU

ED
 F

OR
 P

ER
MI

TT
IN

G

THIS ITEM HAS BEEN DIGITALLY SIGNED AND SEALED BY BRYAN POTTS ON
THE DATE ADJACENT TO THE SEAL.

PRINTED COPIES OF THIS DOCUMENT ARE NOT CONSIDERED SIGNED AND
SEALED AND THE SIGNATURE MUST BE VERIFIED ON ANY ELECTRONIC
COPIES.

AutoCAD SHX Text
GRAPHIC SCALE    1"=    

AutoCAD SHX Text
0

AutoCAD SHX Text
500'

AutoCAD SHX Text
1000'

AutoCAD SHX Text
500'



© 2021 Microsoft Corporation © 2021 Maxar ©CNES (2021) Distribution Airbus DS © 2021 TomTom 

FL
O

W
 P

AT
H

 - 
7 

O
F 

7

7 of 7

1"=500'
DDP

07/13/22

SHEET NO.

SCALE
DRAWN-BY

DATE

D
AT

E
07

/13
/22

102-002
PROJECT NUMBER:

G
R

IS
SO

M
 P

AR
KW

AY
 S

TO
R

AG
E

33
00

 G
R

IS
SO

M
 P

AR
KW

AY
C

O
C

O
A,

 F
LO

R
ID

A
N

O
.

123456 0

24
94

 R
O

SE
 S

PR
IN

G
 D

R
IV

E
O

R
LA

N
D

O
, F

LO
R

ID
A 

32
82

5
(4

07
) 9

82
-9

87
8

w
w

w
.ta

nn
at

hd
es

ig
n.

co
m

FL
. C

ER
T.

 O
F 

AU
TH

. #
27

19
9

TA
N

N
AT

H
 D

ES
IG

N
, I

N
C

.

R
EV

IS
IO

N
S

BYBR
P

IS
SU

ED
 F

OR
 P

ER
MI

TT
IN

G

THIS ITEM HAS BEEN DIGITALLY SIGNED AND SEALED BY BRYAN POTTS ON
THE DATE ADJACENT TO THE SEAL.

PRINTED COPIES OF THIS DOCUMENT ARE NOT CONSIDERED SIGNED AND
SEALED AND THE SIGNATURE MUST BE VERIFIED ON ANY ELECTRONIC
COPIES.

AutoCAD SHX Text
GRAPHIC SCALE    1"=    

AutoCAD SHX Text
0

AutoCAD SHX Text
500'

AutoCAD SHX Text
1000'

AutoCAD SHX Text
500'



 
 

 

 

 

 

 

 

 

 

APPENDIX 9  



  

Grissom Pkwy Self Storage        07-01-22
Routing

==========================================================================================
==== Basins ==============================================================================
==========================================================================================

         Name: Post Condition           Node: Wet Pond               Status: Onsite         
        Group: BASE                     Type: SCS Unit Hydrograph CN

        Unit Hydrograph: Uh484                    Peaking Factor: 484.0          
          Rainfall File:                     Storm Duration(hrs): 0.00           
    Rainfall Amount(in): 0.000                 Time of Conc(min): 10.00          
               Area(ac): 9.660                   Time Shift(hrs): 0.00           
           Curve Number: 94.37              Max Allowable Q(cfs): 999999.000     
                DCIA(%): 0.00           

----------------------------------------------------------------------------------------------------
         Name: Pre Condition            Node: Pre                    Status: Onsite         
        Group: BASE                     Type: SCS Unit Hydrograph CN

        Unit Hydrograph: Uh256                    Peaking Factor: 256.0          
          Rainfall File:                     Storm Duration(hrs): 0.00           
    Rainfall Amount(in): 0.000                 Time of Conc(min): 41.30          
               Area(ac): 9.660                   Time Shift(hrs): 0.00           
           Curve Number: 77.00              Max Allowable Q(cfs): 999999.000     
                DCIA(%): 0.00           

==========================================================================================
==== Nodes ===============================================================================
==========================================================================================

      Name: OUTFALL             Base Flow(cfs): 0.000          Init Stage(ft): 33.480    
     Group: BASE                                               Warn Stage(ft): 0.000     
      Type: Time/Stage                                        

Tailwater set at top of downstream Culvert

      Time(hrs)       Stage(ft)
--------------- ---------------
           0.00          33.480
         240.00          33.480

------------------------------------------------------------------------------------------
      Name: Wet Pond            Base Flow(cfs): 0.000          Init Stage(ft): 34.300    
     Group: BASE                                               Warn Stage(ft): 39.300    
      Type: Stage/Area                                        

WET DETENTION POND

      Stage(ft)        Area(ac)
--------------- ---------------
         34.300          0.6690
         35.300          0.7840
         36.300          0.9030
         37.300          1.0250
         38.300          1.1510
         39.300          1.2800

==========================================================================================
==== Drop Structures =====================================================================
==========================================================================================

         Name: STS 11              From Node: Wet Pond           Length(ft): 354.00         
        Group: BASE                  To Node: OUTFALL                 Count: 1              

               UPSTREAM       DOWNSTREAM                  Friction Equation: Automatic
     Geometry: Circular       Circular                   Solution Algorithm: Most Restrictive
     Span(in): 18.00          18.00                                    Flow: Both
     Rise(in): 18.00          18.00                      Entrance Loss Coef: 0.000
   Invert(ft): 33.000         33.480                         Exit Loss Coef: 1.000
  Manning's N: 0.012000       0.012000                     Outlet Ctrl Spec: Use dc or tw
 Top Clip(in): 0.000          0.000                         Inlet Ctrl Spec: Use dc
 Bot Clip(in): 0.000          0.000                           Solution Incs: 10

Interconnected Channel and Pond Routing Model (ICPR)  ©2002 Streamline Technologies, Inc. Page 1 of 4



Grissom Pkwy Self Storage        07-01-22
Routing

Upstream FHWA Inlet Edge Description:
Circular Concrete: Square edge w/ headwall

Downstream FHWA Inlet Edge Description:
Circular Concrete: Square edge w/ headwall

*** Weir 1 of 2 for Drop Structure STS 11 ***
                                                                                  TABLE
                  Count: 1                       Bottom Clip(in): 0.000                          
                   Type: Horizontal                 Top Clip(in): 0.000                          
                   Flow: Both                     Weir Disc Coef: 3.200                          
               Geometry: Circular              Orifice Disc Coef: 0.600                          

               Span(in): 3.45                         Invert(ft): 34.300         
               Rise(in): 3.45                   Control Elev(ft): 0.000          

*** Weir 2 of 2 for Drop Structure STS 11 ***
                                                                                  TABLE
                  Count: 1                       Bottom Clip(in): 0.000                          
                   Type: Horizontal                 Top Clip(in): 0.000                          
                   Flow: Both                     Weir Disc Coef: 3.200                          
               Geometry: Rectangular           Orifice Disc Coef: 0.600                          

               Span(in): 37.00                        Invert(ft): 36.200         
               Rise(in): 49.00                  Control Elev(ft): 0.000          

==========================================================================================
==== Hydrology Simulations ===============================================================
==========================================================================================

         Name: 100Y_24H       
     Filename: C:\Users\Bryan\Desktop\Grissom\ICPR\100Y_24H.R32                                                 

      Override Defaults: Yes            
    Storm Duration(hrs): 24.00          
          Rainfall File: Flmod          
    Rainfall Amount(in): 11.00          

Time(hrs)       Print Inc(min) 
--------------- ---------------
30.000          5.00           

----------------------------------------------------------------------------------------------------
         Name: 10Y24H         
     Filename: C:\Users\Bryan\Desktop\Grissom\ICPR\10Y24H.R32                                                   

      Override Defaults: Yes            
    Storm Duration(hrs): 24.00          
          Rainfall File: Flmod          
    Rainfall Amount(in): 8.00           

Time(hrs)       Print Inc(min) 
--------------- ---------------
30.000          5.00           

----------------------------------------------------------------------------------------------------
         Name: 25Y_24H        
     Filename: C:\Users\Bryan\Desktop\Grissom\ICPR\25Y_24H.R32                                                  

      Override Defaults: Yes            
    Storm Duration(hrs): 24.00          
          Rainfall File: Flmod          
    Rainfall Amount(in): 9.20           

Time(hrs)       Print Inc(min) 
--------------- ---------------
30.000          5.00           

----------------------------------------------------------------------------------------------------
         Name: MEAN           
     Filename: C:\Users\Bryan\Desktop\Grissom\ICPR\MEAN.R32                                                     

Interconnected Channel and Pond Routing Model (ICPR)  ©2002 Streamline Technologies, Inc. Page 2 of 4



Grissom Pkwy Self Storage        07-01-22
Routing

      Override Defaults: Yes            
    Storm Duration(hrs): 24.00          
          Rainfall File: Flmod          
    Rainfall Amount(in): 5.00           

Time(hrs)       Print Inc(min) 
--------------- ---------------
30.000          5.00           

==========================================================================================
==== Routing Simulations =================================================================
==========================================================================================

         Name: 100Y_24H            Hydrology Sim: 100Y_24H       
     Filename: C:\Users\Bryan\Desktop\Grissom\ICPR\100Y_24H.I32                                                 

      Execute: Yes         Restart: No            Patch: No   
  Alternative: No   

        Max Delta Z(ft): 1.00                     Delta Z Factor: 0.00500        
    Time Step Optimizer: 10.000         
        Start Time(hrs): 0.000                     End Time(hrs): 30.00          
     Min Calc Time(sec): 0.5000               Max Calc Time(sec): 60.0000        
        Boundary Stages:                          Boundary Flows:                

Time(hrs)       Print Inc(min) 
--------------- ---------------
999.000         15.000         

Group           Run  
--------------- -----
BASE            Yes  

----------------------------------------------------------------------------------------------------
         Name: 10Y24H              Hydrology Sim: 10Y24H         
     Filename: C:\Users\Bryan\Desktop\Grissom\ICPR\10Y24H.I32                                                   

      Execute: Yes         Restart: No            Patch: No   
  Alternative: No   

        Max Delta Z(ft): 1.00                     Delta Z Factor: 0.00500        
    Time Step Optimizer: 10.000         
        Start Time(hrs): 0.000                     End Time(hrs): 30.00          
     Min Calc Time(sec): 0.5000               Max Calc Time(sec): 60.0000        
        Boundary Stages:                          Boundary Flows:                

Time(hrs)       Print Inc(min) 
--------------- ---------------
999.000         15.000         

Group           Run  
--------------- -----
BASE            Yes  

----------------------------------------------------------------------------------------------------
         Name: 25Y_24H             Hydrology Sim: 25Y_24H        
     Filename: C:\Users\Bryan\Desktop\Grissom\ICPR\25Y_24H.I32                                                  

      Execute: Yes         Restart: No            Patch: No   
  Alternative: No   

        Max Delta Z(ft): 1.00                     Delta Z Factor: 0.00500        
    Time Step Optimizer: 10.000         
        Start Time(hrs): 0.000                     End Time(hrs): 30.00          
     Min Calc Time(sec): 0.5000               Max Calc Time(sec): 60.0000        
        Boundary Stages:                          Boundary Flows:                

Time(hrs)       Print Inc(min) 

Interconnected Channel and Pond Routing Model (ICPR)  ©2002 Streamline Technologies, Inc. Page 3 of 4



Grissom Pkwy Self Storage        07-01-22
Routing

--------------- ---------------
999.000         15.000         

Group           Run  
--------------- -----
BASE            Yes  

----------------------------------------------------------------------------------------------------
         Name: MEAN                Hydrology Sim: MEAN           
     Filename: C:\Users\Bryan\Desktop\Grissom\ICPR\MEAN.I32                                                     

      Execute: Yes         Restart: No            Patch: No   
  Alternative: No   

        Max Delta Z(ft): 1.00                     Delta Z Factor: 0.00500        
    Time Step Optimizer: 10.000         
        Start Time(hrs): 0.000                     End Time(hrs): 30.00          
     Min Calc Time(sec): 0.5000               Max Calc Time(sec): 60.0000        
        Boundary Stages:                          Boundary Flows:                

Time(hrs)       Print Inc(min) 
--------------- ---------------
999.000         15.000         

Group           Run  
--------------- -----
BASE            Yes  

Interconnected Channel and Pond Routing Model (ICPR)  ©2002 Streamline Technologies, Inc. Page 4 of 4
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Grissom Pkwy Self Storage        07-01-22
Hydrology

             Basin Name: Post Condition
             Group Name: BASE
             Simulation: 100Y_24H
              Node Name: Wet Pond
             Basin Type: SCS Unit Hydrograph

        Unit Hydrograph: Uh484
          Peaking Fator: 484.0
    Spec Time Inc (min): 1.33
    Comp Time Inc (min): 1.33
          Rainfall File: Flmod
   Rainfall Amount (in): 11.000
   Storm Duration (hrs): 24.00
                 Status: Onsite
     Time of Conc (min): 10.00
       Time Shift (hrs): 0.00
              Area (ac): 9.660
   Vol of Unit Hyd (in): 1.001
           Curve Number: 94.370
               DCIA (%): 0.000

         Time Max (hrs): 12.02
         Flow Max (cfs): 77.03
     Runoff Volume (in): 10.301
    Runoff Volume (ft3): 361225

--------------------------------------------------------------------------------

             Basin Name: Pre Condition
             Group Name: BASE
             Simulation: 100Y_24H
              Node Name: Pre
             Basin Type: SCS Unit Hydrograph

        Unit Hydrograph: Uh256
          Peaking Fator: 256.0
    Spec Time Inc (min): 5.51
    Comp Time Inc (min): 5.00
          Rainfall File: Flmod
   Rainfall Amount (in): 11.000
   Storm Duration (hrs): 24.00
                 Status: Onsite
     Time of Conc (min): 41.30
       Time Shift (hrs): 0.00
              Area (ac): 9.660
   Vol of Unit Hyd (in): 1.000
           Curve Number: 77.000
               DCIA (%): 0.000

         Time Max (hrs): 12.42
         Flow Max (cfs): 26.97
     Runoff Volume (in): 8.063
    Runoff Volume (ft3): 282720

--------------------------------------------------------------------------------

             Basin Name: Post Condition
             Group Name: BASE
             Simulation: 10Y24H
              Node Name: Wet Pond
             Basin Type: SCS Unit Hydrograph

        Unit Hydrograph: Uh484
          Peaking Fator: 484.0
    Spec Time Inc (min): 1.33
    Comp Time Inc (min): 1.33
          Rainfall File: Flmod
   Rainfall Amount (in): 8.000
   Storm Duration (hrs): 24.00
                 Status: Onsite
     Time of Conc (min): 10.00
       Time Shift (hrs): 0.00
              Area (ac): 9.660
   Vol of Unit Hyd (in): 1.001

Interconnected Channel and Pond Routing Model (ICPR)  ©2002 Streamline Technologies, Inc. Page 1 of 4
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Hydrology

           Curve Number: 94.370
               DCIA (%): 0.000

         Time Max (hrs): 12.02
         Flow Max (cfs): 55.61
     Runoff Volume (in): 7.316
    Runoff Volume (ft3): 256552

--------------------------------------------------------------------------------

             Basin Name: Pre Condition
             Group Name: BASE
             Simulation: 10Y24H
              Node Name: Pre
             Basin Type: SCS Unit Hydrograph

        Unit Hydrograph: Uh256
          Peaking Fator: 256.0
    Spec Time Inc (min): 5.51
    Comp Time Inc (min): 5.00
          Rainfall File: Flmod
   Rainfall Amount (in): 8.000
   Storm Duration (hrs): 24.00
                 Status: Onsite
     Time of Conc (min): 41.30
       Time Shift (hrs): 0.00
              Area (ac): 9.660
   Vol of Unit Hyd (in): 1.000
           Curve Number: 77.000
               DCIA (%): 0.000

         Time Max (hrs): 12.42
         Flow Max (cfs): 17.69
     Runoff Volume (in): 5.262
    Runoff Volume (ft3): 184506

--------------------------------------------------------------------------------

             Basin Name: Post Condition
             Group Name: BASE
             Simulation: 25Y_24H
              Node Name: Wet Pond
             Basin Type: SCS Unit Hydrograph

        Unit Hydrograph: Uh484
          Peaking Fator: 484.0
    Spec Time Inc (min): 1.33
    Comp Time Inc (min): 1.33
          Rainfall File: Flmod
   Rainfall Amount (in): 9.200
   Storm Duration (hrs): 24.00
                 Status: Onsite
     Time of Conc (min): 10.00
       Time Shift (hrs): 0.00
              Area (ac): 9.660
   Vol of Unit Hyd (in): 1.001
           Curve Number: 94.370
               DCIA (%): 0.000

         Time Max (hrs): 12.02
         Flow Max (cfs): 64.20
     Runoff Volume (in): 8.509
    Runoff Volume (ft3): 298392

--------------------------------------------------------------------------------

             Basin Name: Pre Condition
             Group Name: BASE
             Simulation: 25Y_24H
              Node Name: Pre
             Basin Type: SCS Unit Hydrograph

        Unit Hydrograph: Uh256

Interconnected Channel and Pond Routing Model (ICPR)  ©2002 Streamline Technologies, Inc. Page 2 of 4
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          Peaking Fator: 256.0
    Spec Time Inc (min): 5.51
    Comp Time Inc (min): 5.00
          Rainfall File: Flmod
   Rainfall Amount (in): 9.200
   Storm Duration (hrs): 24.00
                 Status: Onsite
     Time of Conc (min): 41.30
       Time Shift (hrs): 0.00
              Area (ac): 9.660
   Vol of Unit Hyd (in): 1.000
           Curve Number: 77.000
               DCIA (%): 0.000

         Time Max (hrs): 12.42
         Flow Max (cfs): 21.39
     Runoff Volume (in): 6.370
    Runoff Volume (ft3): 223374

--------------------------------------------------------------------------------

             Basin Name: Post Condition
             Group Name: BASE
             Simulation: MEAN
              Node Name: Wet Pond
             Basin Type: SCS Unit Hydrograph

        Unit Hydrograph: Uh484
          Peaking Fator: 484.0
    Spec Time Inc (min): 1.33
    Comp Time Inc (min): 1.33
          Rainfall File: Flmod
   Rainfall Amount (in): 5.000
   Storm Duration (hrs): 24.00
                 Status: Onsite
     Time of Conc (min): 10.00
       Time Shift (hrs): 0.00
              Area (ac): 9.660
   Vol of Unit Hyd (in): 1.001
           Curve Number: 94.370
               DCIA (%): 0.000

         Time Max (hrs): 12.02
         Flow Max (cfs): 34.02
     Runoff Volume (in): 4.343
    Runoff Volume (ft3): 152300

--------------------------------------------------------------------------------

             Basin Name: Pre Condition
             Group Name: BASE
             Simulation: MEAN
              Node Name: Pre
             Basin Type: SCS Unit Hydrograph

        Unit Hydrograph: Uh256
          Peaking Fator: 256.0
    Spec Time Inc (min): 5.51
    Comp Time Inc (min): 5.00
          Rainfall File: Flmod
   Rainfall Amount (in): 5.000
   Storm Duration (hrs): 24.00
                 Status: Onsite
     Time of Conc (min): 41.30
       Time Shift (hrs): 0.00
              Area (ac): 9.660
   Vol of Unit Hyd (in): 1.000
           Curve Number: 77.000
               DCIA (%): 0.000

         Time Max (hrs): 12.42
         Flow Max (cfs): 8.68
     Runoff Volume (in): 2.617
    Runoff Volume (ft3): 91757

Interconnected Channel and Pond Routing Model (ICPR)  ©2002 Streamline Technologies, Inc. Page 3 of 4
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Hydraflow Plan View

Project File:  Grissom Storm Tabs.stm No. Lines: 10 07-01-2022

Hydraflow Storm Sewers 2005



Storm Sewer Inventory Report Page  1 

Line Alignment Flow Data Physical Data Line ID
No.

Dnstr Line Defl Junc Known Drng Runoff Inlet Invert Line Invert Line Line N J-loss Inlet/
line length angle type Q area coeff time El Dn slope El Up size type value coeff Rim El
No. (ft) (deg) (cfs) (ac) (C) (min) (ft) (%) (ft) (in) (n) (K) (ft)

10 9 260.0 -22.3 DrGrt 0.00 0.87 0.90 5.0 34.00 0.19 34.50 24 Cir 0.013 1.00 38.56

9 End 369.0 -152.7 DrGrt 0.00 0.93 0.90 5.0 29.00 1.36 34.00 30 Cir 0.013 0.65 38.63

8 7 102.0 0.4 DrGrt 0.00 0.46 0.90 5.0 33.50 0.49 34.00 18 Cir 0.013 1.00 38.50

7 6 102.0 -54.9 DrGrt 0.00 0.68 0.90 5.0 33.00 0.49 33.50 24 Cir 0.013 0.50 38.50

6 End 125.0 -35.6 DrGrt 0.00 0.80 0.90 5.0 29.00 3.20 33.00 30 Cir 0.013 1.27 38.50

5 4 240.0 7.8 DrGrt 0.00 0.63 0.90 5.0 34.50 0.21 35.00 24 Cir 0.013 1.00 38.76

4 3 260.0 -95.2 DrGrt 0.00 0.59 0.90 5.0 34.00 0.19 34.50 30 Cir 0.013 0.50 38.50

3 2 103.0 17.8 DrGrt 0.00 0.46 0.90 5.0 33.50 0.49 34.00 30 Cir 0.013 1.50 38.50

2 1 109.0 34.9 DrGrt 0.00 0.71 0.90 5.0 33.00 0.46 33.50 30 Cir 0.013 0.53 38.50

1 End 131.0 -136.9 DrGrt 0.00 0.83 0.90 5.0 29.00 3.05 33.00 30 Cir 0.013 0.94 38.50

Project File:  Grissom Storm Tabs.stm Number of lines: 10 Date:  07-01-2022

Hydraflow Storm Sewers 2005
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Storm Sewer Tabulation Page  1 

Station Len Drng Area Rnoff Area x C Tc Rain Total Cap Vel Pipe Invert Elev HGL Elev Grnd / Rim Elev Line ID
coeff (I) flow full

Line To Incr Total Incr Total Inlet Syst Size Slope Up Dn Up Dn Up Dn
Line

(ft) (ac) (ac) (C) (min) (min) (in/hr) (cfs) (cfs) (ft/s) (in) (%) (ft) (ft) (ft) (ft) (ft) (ft)

10 9 260.0 0.87 0.87 0.90 0.78 0.78 5.0 5.0 7.9 6.18 9.92 1.97 24 0.19 34.50 34.00 37.29 37.10 38.56 38.63

9 End 369.0 0.93 1.80 0.90 0.84 1.62 5.0 7.2 7.1 11.50 47.74 2.34 30 1.36 34.00 29.00 37.02 36.73 38.63 29.00

8 7 102.0 0.46 0.46 0.90 0.41 0.41 5.0 5.0 7.9 3.27 7.35 1.85 18 0.49 34.00 33.50 37.30 37.20 38.50 38.50

7 6 102.0 0.68 1.14 0.90 0.61 1.03 5.0 5.9 7.5 7.73 15.84 2.46 24 0.49 33.50 33.00 37.11 36.99 38.50 38.50

6 End 125.0 0.80 1.94 0.90 0.72 1.75 5.0 6.6 7.3 12.74 73.36 2.60 30 3.20 33.00 29.00 36.85 36.73 38.50 29.00

5 4 240.0 0.63 0.63 0.90 0.57 0.57 5.0 5.0 7.9 4.47 10.32 1.42 24 0.21 35.00 34.50 37.80 37.71 38.76 38.50

4 3 260.0 0.59 1.22 0.90 0.53 1.10 5.0 7.8 6.9 7.59 17.98 1.55 30 0.19 34.50 34.00 37.68 37.60 38.50 38.50

3 2 103.0 0.46 1.68 0.90 0.41 1.51 5.0 10.4 6.2 9.41 28.57 1.92 30 0.49 34.00 33.50 37.49 37.44 38.50 38.50

2 1 109.0 0.71 2.39 0.90 0.64 2.15 5.0 11.2 6.0 12.99 27.78 2.65 30 0.46 33.50 33.00 37.33 37.22 38.50 38.50

1 End 131.0 0.83 3.22 0.90 0.75 2.90 5.0 11.8 5.9 17.13 71.66 3.49 30 3.05 33.00 29.00 36.96 36.73 38.50 29.00

Project File:  Grissom Storm Tabs.stm Number of lines: 10 Run Date:  07-01-2022

NOTES: Intensity = 56.29 / (Inlet time + 9.30) ^ 0.74;  Return period =  10  Yrs. 

Hydraflow Storm Sewers 2005



FL-DOT Report Page  1 

Line To Type n - Len Drainage Area Time Time Inten Total Add Inlet Elev of HGL Rise HGL Actual Date:  07-01-2022
No Line of value of of (I) CA Q elev

struc C1 =  0.2 conc flow Elev of Crown Span Pipe Full Flow Frequency:  10 yrs
C2 =  0.5 in Total
C3 =  0.9 sect flow Elev of Invert Proj: Grissom Storm Tabs.stm

Incre- Sub- Sum Q Up Down Fall Size Slope Vel Cap
ment total CA

(ft) (ac) (ac) (min) (min) (in/hr) (cfs) (ft) (ft) (ft) (ft) (in) (%) (ft/s) (cfs) Line description

10 9 DrGrt 0.013 260.0 0.00 0.00 0.00 5.00 2.20 7.89 0.78 0.00 38.56 37.29 37.10 0.19 24 0.07 1.97 6.18
0.00 0.00 0.00 6.18 36.50 36.00 24 0.19 3.16 9.92
0.87 0.87 0.78 34.50 34.00 0.50 Cir

9 End DrGrt 0.013 369.0 0.00 0.00 0.00 7.20 2.54 7.10 1.62 0.00 38.63 37.02 36.73 0.29 30 0.08 2.34 11.50
0.00 0.00 0.00 11.50 36.50 31.50 30 1.36 9.73 47.74
0.93 1.79 1.61 34.00 29.00 5.00 Cir

--- ---

8 7 DrGrt 0.013 102.0 0.00 0.00 0.00 5.00 0.92 7.89 0.41 0.00 38.50 37.30 37.20 0.10 18 0.10 1.85 3.27
0.00 0.00 0.00 3.27 35.50 35.00 18 0.49 4.16 7.35
0.46 0.46 0.42 34.00 33.50 0.50 Cir

7 6 DrGrt 0.013 102.0 0.00 0.00 0.00 5.92 0.68 7.54 1.03 0.00 38.50 37.11 36.99 0.12 24 0.12 2.46 7.73
0.00 0.00 0.00 7.73 35.50 35.00 24 0.49 5.04 15.84
0.68 1.14 1.02 33.50 33.00 0.50 Cir

6 End DrGrt 0.013 125.0 0.00 0.00 0.00 6.60 0.79 7.30 1.75 0.00 38.50 36.85 36.73 0.12 30 0.10 2.60 12.74
0.00 0.00 0.00 12.74 35.50 31.50 30 3.20 14.95 73.36
0.80 1.93 1.74 33.00 29.00 4.00 Cir

--- ---

5 4 DrGrt 0.013 240.0 0.00 0.00 0.00 5.00 2.81 7.89 0.57 0.00 38.76 37.80 37.71 0.09 24 0.04 1.42 4.47
0.00 0.00 0.00 4.47 37.00 36.50 24 0.21 3.29 10.32
0.63 0.63 0.57 35.00 34.50 0.50 Cir

4 3 DrGrt 0.013 260.0 0.00 0.00 0.00 7.81 2.62 6.91 1.10 0.00 38.50 37.68 37.60 0.09 30 0.03 1.55 7.59
0.00 0.00 0.00 7.59 37.00 36.50 30 0.19 3.66 17.98
0.59 1.22 1.10 34.50 34.00 0.50 Cir

3 2 DrGrt 0.013 103.0 0.00 0.00 0.00 10.43 0.81 6.22 1.51 0.00 38.50 37.49 37.44 0.05 30 0.05 1.92 9.41
0.00 0.00 0.00 9.41 36.50 36.00 30 0.49 5.82 28.57
0.46 1.68 1.52 34.00 33.50 0.50 Cir

2 1 DrGrt 0.013 109.0 0.00 0.00 0.00 11.24 0.61 6.04 2.15 0.00 38.50 37.33 37.22 0.11 30 0.10 2.65 12.99
0.00 0.00 0.00 12.99 36.00 35.50 30 0.46 5.66 27.78
0.71 2.39 2.15 33.50 33.00 0.50 Cir

1 End DrGrt 0.013 131.0 0.00 0.00 0.00 11.85 0.56 5.91 2.90 0.00 38.50 36.96 36.73 0.23 30 0.17 3.49 17.13
0.00 0.00 0.00 17.13 35.50 31.50 30 3.05 14.60 71.66
0.83 3.23 2.90 33.00 29.00 4.00 Cir

NOTES:  Intensity = 56.29 / (Inlet time + 9.30) ^ 0.74  (in/hr)  ;  Time of flow in section is based on full flow. Project File:  Grissom Storm Tabs.stm

Hydraflow Storm Sewers 2005
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Andrew Conklin Environmental Services, LLC 
Integrating Successful Development and Environmental Integrity 

 
P.O. Box 500407, Malabar, Florida, 32950 

Phone: (321)848-1143 Email: acesllc7@gmail.com 

 
May 23, 2022 

 
Mr. Ira Bellinkoff 
2277 Lee Road, Suite B 
Winter Park, FL 32789 

 
Re: Parcel No’s. 24-35-12-00-760, 766, 778, 779, & 780, Grissom Parkway, Cocoa  
 ACES File No. 22281 
 
Dear Mr. Bellinkoff, 

 
Andrew Conklin Environmental Services, LLC (ACES) has completed a review of environmental issues 
associated with the above-referenced properties, a total of +/-9.67 acres. Figure 1 depicts the location of 
the subject site, and Figure 2 is a recent aerial photograph of the site depicting current conditions 
thereon. 

 
On May 4, 2022, ACES inspected the property for the presence of wetlands, surface waters, protected 
species, and indications of protected species habitat. The purpose of our study was to estimate the 
current extent of wetlands and protected species habitat on the site. To assess the presence and extent 
of wetlands, we implemented the jurisdictional wetland identification methodologies of the St. Johns 
River Water Management District (SJRWMD) and the U.S. Army Corps of Engineers (ACOE), which 
incorporate an analysis of on-site vegetation, soils, and hydrology to determine the presence or absence 
of state-jurisdictional wetlands.  Where jurisdictional wetlands were found to exist, ACES identified 
their boundaries on a recent aerial photograph of the site. The likelihood of protected species 
habitation was determined by identifying the various vegetative communities, habitat types, and species 
indicators currently present on the site, and referencing these against standards and indicators used by 
the Florida Fish and Wildlife Conservation Commission (FWC) and the U.S. Fish and Wildlife Service 
(USFWS). Following is a presentation of our findings. 

 
Soil Types 
The USDA Natural Resource Conservation Service (NRCS) identifies three different soil types on the 
property (see Figure 3). Soil maps are used by the environmental regulatory agencies as a general 
guideline to determine the likelihood of wetland and upland conditions on reviewed properties; soils 
more commonly associated with wetland conditions potentially indicate areas of lower elevation and 
greater surface hydrology, whereas soil types that are more commonly associated with uplands are 
expected to exhibit fewer or no wetland characteristics. Potentially hydric (i.e., wetland) soil types are 
listed in the Hydric Soils of Florida Handbook (Victor W. Carlisle, et al., 2000). It should be noted that the 
soil types listed by NRCS are based on a 1974 soil survey of Brevard County by the USDA Soil 
Conservation Service, and no comprehensive soil survey of the county has been completed since 1974. 
As such, it is not uncommon for there to be some inconsistencies between historically-mapped soil 
types and current on-site soil conditions. ACES sampled soil types throughout the subject property by 

mailto:acesllc7@gmail.com


excavating 6-inch diameter, 12-inch-deep cylindrical plugs from the surface and assessing the soil profiles 
and characteristics of each plug. Following are brief descriptions of the soil types that are mapped on the 
subject site, compared to our observations of current soil conditions. 

 
Immokalee Sand, 0 to 2 Percent Slopes – NRCS Code No. 28: This is a nearly level, poorly 
drained sandy soil in broad areas in the flatwoods, on low ridges between sloughs, and in low, 
narrow areas between sand ridges and lakes/ponds. In most years, the water table is within a 
depth of 10 inches for 1 to 2 months. It is between 10 and 40 inches more than half the time, 
and during short, dry periods it is below 40 inches. It is not listed as a hydric soil by the Hydric 
Soils of Florida Handbook. 

 
This upland soil type is mapped within the east and west ends of the property.  Most of the soils 
examined in the mapped areas are non-hydric, being composed of mottled sand, shell, and rock.  
An isolated depressional area near the southeast site corner contains hydric sandy soils exhibiting 
redoximorphic features (“rust” staining) in the upper six inches and large mucky organic bodies 
in a sandy matrix.     
 
Myakka Sand, 0 to 2 Percent Slopes – NRCS Code No. 36:  This is a nearly level, poorly-drained 
sandy soil in broad areas in the flatwoods and in areas between sand ridges and sloughs and 
ponds.  In most years the water table is within a depth of 10 inches for 1 to 4 months and between 
10 and 40 inches for more than 6 months.  In dry seasons it is below a depth of 40 inches.  This 
soil type is not listed in the Hydric Soils of Florida Handbook. 
 
This non-hydric soil type is mapped in an irregular swath that extends through the middle of the 
site from north to south.  Other than a couple of small isolated depressional areas along the 
southern site boundary, all soils in the mapped polygon are non-hydric.   
 
St. Johns Sand, 0 to 2 Percent Slopes – FLUCFCS Code No. 54:  This soil type is a nearly level, 
poorly drained sandy soil on broad low ridges in the flatwoods.  The water table is within a depth 
of 10 inches for 2 to 6 months in most years and typically between 10 and 40 inches the rest of 
the time.  During extended dry periods it is below 40 inches.  The Hydric Soils of Florida Handbook 
lists this as a hydric soil in only about 5 percent of the areas in which it is mapped. 
 
This typically non-hydric soil type is mapped within the extreme southeast site corner and in a 
couple of small lobes along the southern site boundary.  Other than two small isolated 
depressional areas along the south site boundary, all soils in the mapped area consist of non-
hydric sand.   
 

It is our professional assessment that the NRCS-mapped soils correspond only partially with current site 
conditions.  Although non-hydric soils dominate the site, some isolated pockets of hydric soils are 
present.  The current extent of hydric soils on the site roughly corresponds with the location of 
wetlands, as shown on Figure 4.     

 
Community Types 
Using the Florida Land Use, Cover and Forms Classification System (FLUCFCS) as a guideline, ACES 
categorized the different natural communities and land uses on the subject site according to FLUCFCS 
designations and code numbers. Figure 4 depicts the different FLUCFCS communities on the 
property. The major FLUCFCS categories on the site are: 
 
 
 

 



Shrub and Brushland – FLUCFCS Code No. 320:  This non-forested upland community 
dominates the site, covering a total of approximately 9.09 acres.  It contains a cover of 
opportunistic herbaceous species and shrubs, including broomsedge, Bahia grass, southern 
gaura, fleabane, capeweed, crowsfoot grass, ragweed, Mexican clover, Bermuda grass, 
rattlebox, saltbush, lantana, and winged sumac.  A few scattered cabbage palms are present 
and an east/west line of Brazilian pepper extends across the center of the property.  A couple 
of slash pines are present in the far southeast corner.  Underlying soils are composed of a 
non-hydric combination of sand, shell, and gravel.  No wetland hydrologic indicators were 
observed.   
 
Streams and Waterways - FLUCFCS Code No 510: This category refers to the man-made 
upland-cut drainage ditch that extends along the northern boundary of the site, covering 
approximately 0.14 acres.  The ditch is about 12 to 15 feet wide and three feet deep, and is 
vegetated with torpedo grass, cattails, and primrose willow.  This feature is regulated as 
surface waters, not wetlands.    
 
Wetland Shrub – FLUCFCS Code No. 631:  This shrubby wetland community occupies a +/-
0.41-acre isolated depressional area near the southeast corner of the site, as well as three +/-
0.01-acre isolated depressional areas along the southern site boundary, extending off-site to 
the south.  It contains a mixture of Carolina willow, Brazilian pepper, primrose willow, 
saltbush, dog fennel, cabbage palm, purple loosestrife, climbing hempweed, duck potato, 
cattails, cogon grass, broomsedge, coinwort, marsh pennywort, torpedo grass, wax myrtle, 
and a couple young red maples.  Underlying soils are composed of hydric sand imbedded with 
large mucky organic bodies and/or exhibiting redoximorphic features within the upper six 
inches of the soil profile.  Hydrologic indicators include standing water, saturated soil, and 
high-water marks.     

 
Thus, the site contains a total of approximately 9.09 acres of uplands, 0.14 acres of upland-cut 
surface waters, and 0.44 acres of wetlands.  The wetlands fall under the jurisdiction of SJRWMD but 
are not expected to be under federal jurisdiction due to their apparent hydrologic isolation from any 
other wetlands or hydrologic resources that would connect to federally-jurisdictional waters.  
Following is a discussion of potential wetland permitting and mitigation issues for this site. 

 
Wetland Considerations 
All topographical alteration or construction within wetlands is prohibited without the appropriate 
permit from SJRWMD.  For any wetlands that are isolated and less than 0.50 acres in size, SJRWMD 
does not require an applicant to avoid or minimize wetland impacts, nor does it require mitigation to 
offset impacts to such wetlands.  Because on-site wetlands all appear to be less than 0.50 acres in size 
(including the off-site portions of the wetlands that extend along the south site boundary), SJRMWD is 
not expected to require wetland avoidance/minimization efforts or mitigation for this project.  In 
addition, since the wetlands are isolated, they are not expected to fall under federal jurisdiction.  As 
such, although a SJRWMD permit will be required to impose any impacts to on-site wetlands, no 
wetland mitigation costs are expected to apply. 
 
As part of SJRWMD permit application review process, SJRWMD staff will inspect the on-site wetlands 
to confirm their configuration, size, and condition.  Should SJRWMD staff determine that the southeast 
wetland is greater than 0.50 acres, mitigation will be required to offset any proposed impacts to that 
wetland.  Considering the disturbed condition of this wetland, the mitigation costs (if required) are 
expected to be relatively modest, approximately $35,000 to $40,000.  

  



Protected Species 
On the date of our site assessment, ACES examined the property for any indications of habitation by 
protected wildlife species. This included inspecting the property for direct visual and auditory 
evidence of protected species themselves, as well as assessing the site for the presence of secondary 
indicators, such as burrows, nests, nesting cavities, scat, tracks, trails, rookeries, etc. We also used  
on-line mapping resources from Brevard County, USFWS, and FWC to identify the known location of 
certain protected species populations, such as bald eagles. Following is a discussion identifying the 
extent to which protected species are thought to be using the site, and the procedures by which 
such concerns can be addressed during the project permitting process. 

 
Gopher Tortoises: Gopher tortoises are protected as a Threatened species by the Florida Fish 
and Wildlife Conservation Commission (FWC). Gopher tortoises require habitat that includes 
well-drained sandy soils for burrowing, open sunlit areas for nesting, and adequate herbaceous 
forage. On this property, although such conditions are present, the entire site has been cleared 
and altered since 2007.  No evidence of gopher tortoises was found on the site (no tortoise 
burrows, tracks, trails, or scat).  It is our professional opinion that gopher tortoises do not 
occupy the site.  As such, tortoise permitting and relocation are not expected to be required 
prior to site development.   
  
Eastern Indigo Snake (Drymarchon corais couperi): This federally-listed threatened species can 
occupy virtually all native Florida habitats, including flatwoods, upland scrub, and wetlands, 
typically ranging over very large areas, and frequently utilizing gopher tortoise burrows for 
shelter. No signs of this species were observed during our site inspection. Barring the direct 
sighting of this species, no special permit for potential impacts to it is expected to be necessary 
to acquire. 

 
Bald Eagle (Haliaeetus leucocephalus): No recorded bald eagle nests exist within at least a mile 
of the subject site, and no eagle nests, nesting habitat, or eagle activity were observed on the 
site.  Therefore, it is not expected that potential impacts to this species will need to be 
addressed prior to site development. 

 
Summary and Conclusion 
ACES has completed an environmental assessment of Parcel 760, 766, 778, 779, & 780 on Grissom 
Parkway in Cocoa, Florida. It is our determination that approximately 9.09 acres of uplands, 0.14 acres 
of upland-cut surface waters, and 0.44 acres of wetlands are present on the site.  The wetlands are 
isolated and appear to be less than 0.50 acres in size.  As such, ACOE is not expected to exert 
jurisdiction and SJRWMD is not expected to require mitigation for wetland impacts.  If SJRWMD 
determines that the wetland is greater than 0.50 acres, mitigation will be required, but the cost of 
mitigation is not expected to exceed $40,000 if this occurs.  No evidence of protected species was 
found in our investigation.  Please let us know if you have any questions or require any additional 
information at this time. 
 
Sincerely, 

Andrew Conklin – President, ACES, LLC 











INDIVIDUAL ENVIRONMENTAL RESOURCE PERMIT TECHNICAL STAFF REPORT
06-Jan-2023

APPLICATION #: 188921-1
 
Applicant: Thomas Martucci

OSG Storage Cocoa, LLC
2277 Lee Rd
Ste B
Winter Park, FL 32789-1887 
(407) 435-8785

  
Owner: Thomas Martucci

OSG Storage Cocoa, LLC
2277 Lee Rd
Ste B
Winter Park, FL 32789-1887 
(407) 435-8785

  
Agent: Bryan R Potts

Tannath Design, Inc.
2494 Rose Spring Dr
Orlando, FL 32825-7407 
(407) 982-9878

  

Consultant: Bryan R Potts
Tannath Design, Inc.
2494 Rose Spring Dr
Orlando, FL 32825-7407 
(407) 982-9878

  
Project 
Name:  Grissom Self Storage

Acres 
Owned: 9.66

Project 
Acreage:  9.66

County: Brevard
STR:

Section(s):        Township(s):      Range(s):      
12 24S 35E

 
Receiving Water Body: 

Name Class
Lake Wilson III Fresh

 
Authority: 62-330.020 (2)(c) , 62-330.020 (2)(d), 62-330.020 (2)(b)

Existing Land Use: 
Inactive Land with street pattern but without structures.(1920), 
Herbaceous(3100), Streams and Waterways(5100), Vegetated Non - 
Forested Wetlands(6400)

Mitigation Drainage 
Basin: St. Johns River (Canaveral Marshes to Wekiva)



Special Regulatory 
Basin: Upper St. Johns River 

Final O&M Entity: OSG Storage Cocoa, LLC
ERP Conservation 
Easements/Restrictions
:

No

Interested Parties: No
Objectors: No
 
Authorization Statement:
Construction and operation of a Stormwater Management System for 9.66-acre project known as Grissom 
Self Storage as per plans received by the District on October 14, 2022.
 
Recommendation: Approval
Reviewers: Qi Lu; Sara Nelmes

Staff Comments
 
Project Applicant and Sufficient Real Property Interest:
The permit applicant is the record title holder over the property on which the proposed 
activities will be conducted.
 
Project Location and Brief Description:
The project is located south of Grissom Parkway and north of 528 S.R., in Brevard 
county. The project includes the construction of a self storage facility which consists of 
storage building, associated parking lots, stormwater system and a wet detention pond. 
 
Permitting History:
No previous permits issued for the site. 
 
Coastal Zone Management 
Issuance of this authorization also constitutes a finding of consistency with Florida's 
Coastal Zone Management Program, as required by Section 307 of the Coastal Zone 
Management Act.
 
Engineering 
 
Description of Project (Surface Water Management System): 
The stormwater management system consists of a wet detention pond. Stormwater 
runoff generated from the commercial development will be collected via inlets and 
conveyed to the wet detention pond for treatment and attenuation. The system will 
discharge to the north to a swale in the right of way that ultimately will discharge to Lake 
Wilson. 
 
Water Quality: 



Submitted plans and calculations show that the stormwater system is designed to 
provide water quality treatment in accordance with Sections 4.1 and 8.0, A.H. Vol II for 
discharge to a Class III waterbody.
 
Water Quality Certification
This permit also constitutes a water quality certification under Section 401 of the Clean 
Water Act, 33 U.S.C. 1341.
 
Flood Protection: 
Calculations were provided demonstrating that the post-development peak rate of 
discharge will not exceed the pre-development peak rate of discharge generated by the 
mean annual and 25-year, 24-hour storm events. 
 
Special Basin Criteria: 
The project is located within the Upper St. Johns River Hydrologic Basin. The system 
meets the conditions for issuance as detailed in Chapter 40C-41.063(1), F.A.C. and 
section 13.1, Applicant's Handbook, Vol II. More specifically:
 
Design Storm Criteria:
The system meets the applicable discharge criteria for 10-year and 25-year frequency 
storms. 
 
Operation and Maintenance: 
The applicant has proposed that the project will be operated and maintained by OSG 
Storage Cocoa, LLC in accordance with the requirements of Section 12.3.1, A.H. Vol I. 
 
Environmental
 
Site Description:
The site include herbecaous upland open land with five isolated herbaceous wetlands 
and a roadside ditch along Grissom Parkway.
 
Impacts:  
The project proposes to impact a total of 0.661 acres among the five isolated wetlands, 
all of which are isolated and less than 0.5 acres in size. The project will also impact 0.06 
acres of the 1.36 acre roadside ditch. Although this ditch is considered suitable foraging 
habitat for the Wood Stork, a listed species, utilizing the Determination Key for the 
Wood Stork in Central and North Peninsular Florida, the impacts are not likely to 
adversely affect this species because the area of dredging/filling of the ditch totals less 
than 0.5 acres. The proposed project will not result in adverse impacts to fish, wildlife 
and listed species or their habitat.
 
Secondary impacts:  
The project meets the secondary impact criteria of subsection 10.2.7, A.H., Volume I, 
as:



a. the project is sufficiently distant from offsite wetlands and other surface waters to 
ensure that the project will not cause unacceptable adverse secondary impacts 
to their functions;

b. no evidence was observed that the upland portions of the site are being utilized 
by bald eagles, and aquatic and wetland dependent listed species for nesting 
and denning;

c. no adverse impacts to cultural resources are anticipated; and
d. there are no known future phases or expansion, or very closely linked and 

causally related on-site or off-site activities that would result in adverse impacts.
Elimination/Reduction of Impacts:  
The applicant was not required to implement practicable design modifications to reduce 
or eliminate impacts because the proposed impacts meet the criteria of subsection 
10.2.2.1, A.H. Vo.l I.
 
Mitigation:
No mitigation required pursuant to Section 10.2.2.1, A.H., Vol. I.
 
Cumulative Impacts:
The project will not result in unacceptable cumulative impacts because the proposed 
impacts to surface waters are not considered adverse, pursuant to Section 10.2.2.1, 
A.H., Vol. I. 
 
Wetland Summary Table
Grissom Self Storage  
 Acres
Total Surface Water, Upland RHPZ and Wetlands in Project 
Wetlands 0.661
OSW 1.360
Upland RHPZ 0.000

Total 2.021
 
Impacts that Require Mitigation 

Total 0.000
 
Impacts that Require No Mitigation  
 Dredged or Filled-OSW  0.060
 Dredged or Filled  0.493
 Dredged or Filled  0.010
 Dredged or Filled  0.029
 Dredged or Filled  0.081
 Dredged or Filled  0.020

Total 0.693
 
Mitigation  
On-Site  

Total 0.000



 
Off-Site  

Total 0.000
 
Other 0.000 
 
 
Conclusion:
The applicant has provided reasonable assurance that the proposed project meets the 
conditions for issuance of permits specified in rules 62-330.301 and 62-330.302, F.A.C.

Conditions 

1. All activities shall be implemented following the plans, specifications and 
performance criteria approved by this permit. Any deviations must be authorized 
in a permit modification in accordance with Rule 62-330.315, F.A.C. Any 
deviations that are not so authorized may subject the permittee to enforcement 
action and revocation of the permit under Chapter 373, F.S.

2. A complete copy of this permit shall be kept at the work site of the permitted 
activity during the construction phase, and shall be available for review at the 
work site upon request by the District staff. The permittee shall require the 
contractor to review the complete permit prior to beginning construction.

3. Activities shall be conducted in a manner that does not cause or contribute to 
violations of state water quality standards. Performance-based erosion and 
sediment control best management practices shall be installed immediately prior 
to, and be maintained during and after construction as needed, to prevent 
adverse impacts to the water resources and adjacent lands. Such practices shall 
be in accordance with the State of Florida Erosion and Sediment Control 
Designer and Reviewer Manual (Florida Department of Environmental Protection 
and Florida Department of Transportation June 2007), and the Florida 
Stormwater Erosion and Sedimentation Control Inspector’s Manual (Florida 
Department of Environmental Protection, Nonpoint Source Management Section, 
Tallahassee, Florida, July 2008), which are both incorporated by reference in 
subparagraph 62-330.050(9)(b)5, F.A.C., unless a project-specific erosion and 
sediment control plan is approved or other water quality control measures are 
required as part of the permit.

4. At least 48 hours prior to beginning the authorized activities, the permittee shall 
submit to the District a fully executed Form 62-330.350(1), “Construction 
Commencement Notice,” (October 1, 2013) 
(http://www.flrules.org/Gateway/reference.asp?No=Ref-02505), incorporated by 
reference herein, indicating the expected start and completion dates. A copy of 
this form may be obtained from the District, as described in subsection 62-



330.010(5), F.A.C., and shall be submitted electronically or by mail to the 
Agency. However, for activities involving more than one acre of construction that 
also require a NPDES stormwater construction general permit, submittal of the 
Notice of Intent to Use Generic Permit for Stormwater Discharge from Large and 
Small Construction Activities, DEP Form 62-621.300(4)(b), shall also serve as 
notice of commencement of construction under this chapter and, in such a case, 
submittal of Form 62-330.350(1) is not required.

5. Unless the permit is transferred under Rule 62-330.340, F.A.C., or transferred to 
an operating entity under Rule 62-330.310, F.A.C., the permittee is liable to 
comply with the plans, terms and conditions of the permit for the life of the project 
or activity.

6. Within 30 days after completing construction of the entire project, or any 
independent portion of the project, the permittee shall provide the following to the 
Agency, as applicable:
 

a. For an individual, private single-family residential dwelling unit, duplex, 
triplex, or quadruplex — “Construction Completion and Inspection 
Certification for Activities Associated with a Private Single-Family Dwelling 
Unit”  [Form 62-330.310(3)]; or

b. For all other activities — “As-Built Certification and Request for 
Conversion to Operation Phase” [Form 62-330.310(1)].

c. If available, an Agency website that fulfills this certification requirement 
may be used in lieu of the form.

7. If the final operation and maintenance entity is a third party:
 

a. Prior to sales of any lot or unit served by the activity and within one year of 
permit issuance, or within 30 days of as-built certification, whichever comes 
first, the permittee shall submit, as applicable, a copy of the operation 
and maintenance documents (see sections 12.3 thru 12.3.4 of Volume I) as 
filed with the Florida Department of State, Division of Corporations and a 
copy of any easement, plat, or deed restriction needed to operate or 
maintain the project, as recorded with the Clerk of the Court in the County in 
which the activity is located.

b. Within 30 days of submittal of the as- built certification, the permittee shall 
submit “Request for Transfer of Environmental Resource Permit to the 
Perpetual Operation and Maintenance Entity” [Form 62-330.310(2)] to 
transfer the permit to the operation and maintenance entity, along with the 
documentation requested in the form. If available, an Agency website that 
fulfills this transfer requirement may be used in lieu of the form.



8. The permittee shall notify the District in writing of changes required by any other 
regulatory District that require changes to the permitted activity, and any required 
modification of this permit must be obtained prior to implementing the changes.

9. This permit does not:
 
a. Convey to the permittee any property rights or privileges, or any other 
rights or privileges other than those specified herein or in Chapter 62-330, 
F.A.C.;
 
b. Convey to the permittee or create in the permittee any interest in real 
property;
 
c. Relieve the permittee from the need to obtain and comply with any other 
required federal, state, and local authorization, law, rule, or ordinance; or
 
d. Authorize any entrance upon or work on property that is not owned, held 
in easement, or controlled by the permittee.

10.Prior to conducting any activities on state-owned submerged lands or other lands 
of the state, title to which is vested in the Board of Trustees of the Internal 
Improvement Trust Fund, the permittee must receive all necessary approvals and 
authorizations under Chapters 253 and 258, F.S. Written authorization that 
requires formal execution by the Board of Trustees of the Internal Improvement 
Trust Fund shall not be considered received until it has been fully executed.

11.The permittee shall hold and save the District harmless from any and all 
damages, claims, or liabilities that may arise by reason of the construction, 
alteration, operation, maintenance, removal, abandonment or use of any project 
authorized by the permit.

12.The permittee shall notify the District in writing:
 
a. Immediately if any previously submitted information is discovered to be 
inaccurate; and
 
b. Within 30 days of any conveyance or division of ownership or control of 
the property or the system, other than conveyance via a long-term lease, and 
the new owner shall request transfer of the permit in accordance with 
Rule 62-330.340, F.A.C.  This does not apply to the sale of lots or units in 
residential or commercial subdivisions or condominiums where the 
stormwater management system has been completed and converted to the 
operation phase.



13.Upon reasonable notice to the permittee, District staff with proper identification 
shall have permission to enter, inspect, sample and test the project or activities to 
ensure conformity with the plans and specifications authorized in the permit.

14. If prehistoric or historic artifacts, such as pottery or ceramics, projectile points, 
stone tools, dugout canoes, metal implements, historic building materials, or any 
other physical remains that could be associated with Native American, early 
European, or American settlement are encountered at any time within the project 
site area, the permitted project shall cease all activities involving subsurface 
disturbance in the vicinity of the discovery. The permittee or other designee shall 
contact the Florida Department of State, Division of Historical Resources, 
Compliance Review Section (DHR), at (850) 245-6333, as well as the 
appropriate permitting agency office. Project activities shall not resume without 
verbal or written authorization from the Division of Historical Resources. If 
unmarked human remains are encountered, all work shall stop immediately 
and the proper authorities notified in accordance with Section 872.05, F.S. For 
project activities subject to prior consultation with the DHR and as an alternative 
to the above requirements, the permittee may follow procedures for unanticipated 
discoveries as set forth within a cultural resources assessment survey 
determined complete and sufficient by DHR and included as a specific permit 
condition herein.

15.Any delineation of the extent of a wetland or other surface water submitted as 
part of the permit application, including plans or other supporting documentation, 
shall not be considered binding unless a specific condition of this permit or a 
formal determination under Rule 62-330.201, F.A.C., provides otherwise.

16.The permittee shall provide routine maintenance of all components of the 
stormwater management system to remove trapped sediments and debris. 
Removed materials shall be disposed of in a landfill or other uplands in a manner 
that does not require a permit under Chapter 62-330, F.A.C., or cause violations 
of state water quality standards.

17.This permit is issued based on the applicant’s submitted information that 
reasonably demonstrates that adverse water resource-related impacts will not be 
caused by the completed permit activity. If any adverse impacts result, the 
District will require the permittee to eliminate the cause, obtain any necessary 
permit modification, and take any necessary corrective actions to resolve the 
adverse impacts.

18.A Recorded Notice of Environmental Resource Permit may be recorded in the 
county public records in accordance with Rule 62-330.090(7), F.A.C. Such notice 
is not an encumbrance upon the property.

19.This permit for construction will expire five years from the date of issuance.



20.At a minimum, all retention and detention storage areas must be excavated to 
rough grade prior to building construction or placement of impervious surface 
within the area to be served by those facilities.  To prevent reduction in storage 
volume and percolation rates, all accumulated sediment must be removed from 
the storage area prior to final grading and stabilization.

21.All wetland areas or water bodies that are outside the specific limits of 
construction authorized by this permit must be protected from erosion, siltation, 
scouring or excess turbidity, and dewatering.

22.The operation and maintenance entity shall inspect the stormwater or surface 
water management system once within two years after the completion of 
construction and every two years thereafter to determine if the system is 
functioning as designed and permitted. The operation and maintenance entity 
must maintain a record of each required inspection, including the date of the 
inspection, the name and contact information of the inspector, and whether the 
system was functioning as designed and permitted, and make such record 
available for inspection upon request by the District during normal business 
hours. If at any time the system is not functioning as designed and permitted, 
then within 30 days the entity shall submit a report electronically or in writing to 
the District using Form 62-330.311(1), “Operation and Maintenance Inspection 
Certification,” describing the remedial actions taken to resolve the failure or 
deviation.

23.This permit does not authorize the permittee to cause any adverse impact to or 
“take” of state listed species and other regulated species of fish and wildlife. 
Compliance with state laws regulating the take of fish and wildlife is the 
responsibility of the owner or applicant associated with this project. Please refer 
to Chapter 68A-27 of the Florida Administrative Code for definitions of “take” and 
a list of fish and wildlife species. If listed species are observed onsite, FWC staff 
are available to provide decision support information or assist in obtaining the 
appropriate FWC permits. Most marine endangered and threatened species are 
statutorily protected and a “take” permit cannot be issued. Requests for further 
information or review can be sent to 
FWCConservationPlanningServices@MyFWC.com.

24.The proposed project must be constructed and operated as per plans received 
by the District on October 14, 2022.
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Ordinance 01-2023 Rezoning Paradise Church County RU-1-9 to RU-1-7

Notice of Public Hearing - Zoning Map & Text Amendments

Action ByDate Action ResultVer.

PLANNING & ZONING BOARD/LOCAL PLANNING AGENCY AGENDA
ITEM

Memo Date: February 22, 2023
Agenda Date: March 1, 2023
Prepared By: Justin Lee - Senior Planner
Through: Bryant Smith III, P.E., CFM, Public Works and Interim Growth and Economic
Development Director
Requested Action:
Consideration of Ordinance 01-2023 a Zoning Map Amendment consistent with Appendix A, Zoning,
Article XXII, changing the Official Zoning Map designation of two (2) parcels totaling ±.64 acres from
County Single-Family Residential (RU-1-9) to City Single-Family Residential (RU-1-7).

BACKGROUND:

Homer Brown, representing Paradise Church, is requesting to amend the Official Zoning Map
designation of two (2) parcels, with Parcel IDs 24-36-32-296-7 and 24-36-32-296-8, totaling ±.64
acres, County Single-Family Residential (RU-1-9) to City Single-Family Residential (RU-1-7). The
properties involved are as depicted in Exhibit A - Location Map. This change is requested to assign a
zoning district for these parcels following their annexation from Brevard County. This annexation was
effective as of May 28, 2004 as part of Ordinance 11-2004.   At the time of the annexation, these
properties were amended to the Low Density Residential future land use classification (Exhibit B).
However, the zoning of the parcels was never amended from their prior zoning classification with the
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File #: 23-134, Version: 1

County.

Future Land Use Designation: Current: Low Density Residential
Proposed: Low Density Residential

Zoning District: Current: RU-1-9 (County)
Proposed: RU-1-7

Existing Land Use: Vacant
Council District: District 1 Councilmember Alex Goins

Overview of Surround Area:

Future Land Use
Designations

Zoning Districts Land Uses

North Low Density Residential RU-1-9 (County) Single-Family
Residential

South  Low Density Residential RU-1-9 (County) Single-Family
Residential

East Low Density Residential RU-1-9 (County) Single-Family
Residential

West Low Density Residential RU-1-7 Multi-Family
Residential

I. Consistency with Code of the City of Cocoa

The Planning & Zoning Division staff have addressed the criteria contained in Appendix A of the City
of Cocoa, Article XXII, Section 1(G) as follows:

a. The proposed change is contrary to the established land use pattern.

Staff Finding: The proposed rezoning is not contrary to the established land use pattern. Rather, it
changes the zoning to match the Low Density Residential future land use classification which was
assigned this property at annexation.

b. The proposed change would create an isolated district unrelated to adjacent and nearby
districts.

Staff Finding: The proposed zoning amendment would not create an isolated district. Rather, it would
change the zoning to be in conformance with the Low Density Residential future land use assigned to
the property at annexation. This would cause the property to not be isolated relative to the properties
with the same zoning and future land use classifications in the area.  The property adjacent and to
the west of the subject property is already zoned RU-1-7.

c. The proposed change would materially alter the population density pattern and thereby
increase or overtax the load on public facilities such as schools, utilities, streets, access, etc.

Staff Finding: This zoning change would not materially alter the population density pattern nor
increase or overtax local facilities. Rather, it would conform with the low density residential future land
use assigned to the property at the time of its annexation from Brevard County. The potential
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File #: 23-134, Version: 1

density/intensity for the subject property would remain the same, conforming with the surrounding
existing development.

d. Existing district boundaries are illogically drawn in relation to existing conditions on the
property proposed for change.

Staff Finding: City of Cocoa zoning district boundaries do not currently exist because the property
has been annexed into the City of Cocoa, but maintains Brevard County zoning.  A City of Cocoa
zoning district should be assigned.

e. The proposed change would be contrary to the Future Land Use Map and would have an
adverse effect on the Comprehensive Plan.

Staff Finding: The proposed zoning amendment would not be contrary to the
Future Land Use Map. Rather, the rezoning to RU-1-7 is consistent with the existing Low Density
Residential Future Land Use Map designation. The proposed zoning amendment would be
consistent with the policy outlining the general intent of the Low Density Residential future land use
classification.

Policy 1.1.2.3: Low Density Residential (LDR). Low-density residential areas are neighborhoods of
single family detached housing, limited multiple family attached housing and limited clustered single
family attached housing. Institutional, open space and recreational uses are also allowed in this
category…

f. Changed or changing conditions make the passage of the proposed amendment necessary.

Staff Finding: This rezoning is necessitated by the annexation of this property into the City without a
subsequent changing of the zoning classification to match the assigned City future land use
classification following annexation.

g. The proposed change will adversely influence living conditions in the neighborhood.

Staff Finding: The proposed change will not adversely influence living conditions on the area.  The
zoning change will be in conformance with the Low-density Future Land use found on this property
and in the surrounding area.

h. The proposed change will create or excessively increase traffic congestion or otherwise affect
public safety.

Staff Finding: This change will not create or excessively increase traffic congestion.  It will simply
implement the RU-1-7 zoning classification, which is consistent with the Low Density Residential
future land use classification found on this and nearby parcels.  No change in intensity is being
proposed.

i. The proposed change will create a drainage problem.

Staff Finding: No increase in development intensity will be occurring with this rezoning.  It will simply
be changing the former County zoning to a classification consistent with the City future land use
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applied at annexation.

j. The proposed change will seriously reduce light and air to adjacent areas.

Staff Finding: As has been previously noted, this zoning amendment will not bring any increase in
development density.  It simply is changing the current County zoning category to a City classification
which is compatible with the City future land use applied at annexation.

k. The proposed change will adversely affect property values in the adjacent areas.

Staff Finding: This zoning amendment will in no way change the development intensity of this
property in a way which could adversely affect property values in the adjacent area.  No new uses
are proposed through this amendment.

l. The proposed change will be a deterrent to the improvement or development of adjacent
property in accord with existing regulations.

Staff Finding: The proposed amendment will not be a deterrent to the improvement or development
of adjacent properties.  Rather, it will bring the property into conformance with the zoning and future
land use classifications of other adjacent properties.

m. The proposed change will constitute a grant of special privilege to an individual owner as
contrasted with the public welfare.

Staff Finding: This rezoning will not grant a special privilege to an individual owner as contrasted to
the public welfare.  Rather, it will bring the existing property into conformance with the future land use
and zoning of the remainder of the properties in this area.

n. There are substantial reasons why the property cannot be used in accord with existing zoning.

Staff Finding: The property currently has a County zoning classification.  The property could not be
developed under this classification, as the property has been annexed into and the City and has its
Low Density Residential future land use classification.

o. Whether the change suggested is out of scale with the needs of the neighborhood of the City.

Staff Finding: No new density or intensity is proposed, and thus, the surrounding scale of
development will not be impacted.

p. It is impossible to find other adequate sites in the city for the proposed use in districts already
permitting such use.

Staff Finding: The proposed zoning will allow it to match the existing future land use classification,
allowing the development already allowed for the property under the Comprehensive Plan.
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Consistency with Comprehensive Plan Policies and Objectives
The proposed RU-1-7 zoning designation is consistent with the allowable uses under the Low
Density Residential future land use per the City of Cocoa Comprehensive Plan.
Concurrency Management/Adequate Public Facilities
Section 15-22 of the City Code provides for a concurrency management system to ensure public
facilities and services needed to support development are available concurrent with the impacts of
such development and that development orders and development permits are not issued in a manner
that will not result in a reduction in the levels of service below the adopted level of service standards
adopted by the City for public facilities and services, as contained in the City’s adopted
Comprehensive Plan.

Response: This rezoning will in no way impact the level of service for facilities in this area.

BUDGETARY IMPACT:

None.

PREVIOUS ACTION:

None.

RECOMMENDED MOTION:
Staff recommends the Planning and Zoning Board recommend approval to the City Council of
Ordinance 01-2023 a Zoning Map Amendment consistent with Appendix A, Zoning, Article XXII,
changing the Official Zoning Map designation of two (2) parcels totaling ±.64 acres from County
Single-Family Residential (RU-1-9) to City Single-Family Residential (RU-1-7).

City of Cocoa Printed on 2/24/2023Page 5 of 5

powered by Legistar™



Jackson St Jackson St

A
u
ro
ra

S
t

A
u
ro
ra

S
t

P
o
la
ris

S
t

Jackson St Jackson St

Holmes St

Paradise Church Site Location

Esri Community Maps Contributors, Brevard County, FDEP, ©
OpenStreetMap, Microsoft, Esri, HERE, Garmin, SafeGraph,

2/17/2023
0 0.01 0.030.01 mi

0 0.03 0.050.01 km

1:1,098



Jackson St

V
irg

in
ia

A
v
e

R
u
th

A
v
e

G
ra
ce

A
v
e

520

P
e
ri
w
in
k
le

L
n

Po
la
ris

S
t

Jackson St

Ohio St

Thor Ave

A
u
ro

ra
S
t

V
a
rr

A
v
e
S

520

Moss Ln

S
C
a
ro

lin
a
A
v
e

Holmes St

A
u
ro

ra
S
t

Yucca Dr

Ohio St

519

Provost
Park

Holmes St

S
F
is
k
e
B
lv
d

Paradise Church Zoning Map

Esri Community Maps Contributors, Brevard County, FDEP, ©
OpenStreetMap, Microsoft, Esri, HERE, Garmin, SafeGraph,

2/17/2023
0 0.07 0.130.03 mi

0 0.1 0.20.05 km

1:4,394

bsmith
Stamp



Future Land Use

2/17/2023
0 0.03 0.060.01 mi

0 0.05 0.10.03 km

1:2,197

bsmith
Stamp





















 
City of Cocoa 

Ordinance No. 01-2023 

Page 1 of 4 

 ORDINANCE NO. 01-2023 

 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY 

OF COCOA, BREVARD COUNTY, FLORIDA; AMENDING 

THE OFFICIAL ZONING MAP DESIGNATION OF TWO (2) 

PARCELS OF REAL PROPERTY, TOTALING 0.64 ACRES, 

MORE OR LESS, AND GENERALLY LOCATED ON THE 

SOUTHEAST CORNER OF AURORA STREET AND 

JACKSON STREET, MORE PARTICULARLY DEPICTED 

AND LEGALLY DESCRIBED ON EXHIBIT “A” 

ATTACHED HERETO, FROM BREVARD COUNTY RU-1-9 

(SINGLE FAMILY RESIDENTIAL) TO RU-1-7 (SINGLE-

FAMILY RESIDENTIAL DISTRICT); PROVIDING FOR 

THE REPEAL OF PRIOR INCONSISTENT ORDINANCES 

AND RESOLUTIONS, SEVERABILITY, AND AN 

EFFECTIVE DATE. 
 

WHEREAS, the City is granted the authority, under Section 2(b), Art. VIII of the State 

Constitution, to exercise any power for municipal purposes, except when expressly prohibited by 

law; and 

 

WHEREAS, the Planning and Zoning Board and City Staff of the City of Cocoa have 

recommended approval of this Ordinance; and 

 

WHEREAS, the City Council of the City of Cocoa held two duly noticed public hearings 

on the proposed zoning change set forth hereunder and considered findings and advice of staff, the 

Planning and Zoning Board, citizens, and all interested parties submitting comments and 

supporting data and analysis, and after complete deliberation, hereby finds the requested change 

consistent with the City of Cocoa Comprehensive Plan and that sufficient, competent, and 

substantial evidence supports the zoning change set forth hereunder; and 

 

WHEREAS, the City Council of the City of Cocoa, Florida, hereby finds this ordinance 

to be in the best interests of the public health, safety, and welfare of the citizens of Cocoa. 

 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF COCOA HEREBY 

ORDAINS, AS FOLLOWS: 

 

Section 1.     Recitals.  The foregoing recitals are hereby fully incorporated herein by 

reference as legislative findings of the City Council of Council. 

 

Section 2.      Zoning Map Amendment.  That the Official Zoning Map of the City of 

Cocoa, as described in City of Cocoa Code, Article VIII, Section 1, is hereby amended to include 

a change of classification from Brevard County RU-1-9 (Single Family Residential District) to 
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City of Cocoa RU-1-7 (Single-Family Residential District) for the real property depicted and 

described on Exhibit A, attached and incorporated herein by this reference.  City Staff is hereby 

directed to promptly amend the Official Zoning Map upon the effective date of this Ordinance. 

 

Section 3. Repeal of Prior Inconsistent Ordinances and Resolutions.  All prior 

inconsistent ordinances and resolutions adopted by the City Council, or parts of prior ordinances 

and resolutions in conflict herewith, are hereby repealed to the extent of the conflict. 

 

Section 4. Severability. If any section, subsection, sentence, clause, phrase, word or 

provision of this ordinance is for any reason held invalid or unconstitutional by any court of 

competent jurisdiction, whether for substantive, procedural, or any other reason, 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 5. Effective Date.    This Ordinance shall become effective immediately 

upon adoption by the City Council of the City of Cocoa, Florida. 

 

ADOPTED by the City Council of the City of Cocoa, Florida, in a regular meeting 

assembled on the _____ day of ______________, 2023. 

 

 

____________________________________ 

MICHAEL C. BLAKE, Mayor 
 

ATTEST: 
 

_____________________________________ 

CARIE SHEALY, MMC 

City Clerk 

 

 

First Reading:  ________________ 

Legal Ad Published:  ________________ 

Effective Date:   ________________ 
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EXHIBIT A 

Legal Description of Real Property 

Begin at the Northwest corner of Block 6, PINE GROVE PARK, according to the plat of said 

subdivision recorded in Plat Book 9, Page 24, public records of Brevard County, Florida, and 

thence go easterly along the north line of said Block 6, a distance of 140 feet to a point; thence 

south 137.50 feet to a point; thence west 140 feet to a point on the east line of Aurora Street; 

thence north along the east line of Aurora Street 137.50 feet to the point of beginning. 

AND 

PART OF BLOCK 6, OF THE SUBDIVISION OF PINE GROVE PARK AS SHOWN BY THE 

PLAT OF SAID SUBDIVISION RECORDED IN IN PLAT BOOK 9, PAGE 24, OF THE 

CURRENT PUBLIC RECORDS OF BREVARD COUNTY, FLORIDA, AND MORE FULLY 

DESCRIBED AS FOLLOWS:  BEGIN AT A POINT ON THE WEST LINE OF SAID 

BLOCK 6 OF SAID PINE GROVE PARK AT A POINT 200 FEET SOUTH OF THE 

NORTHWEST CORNER OF SAID BLOCK 6, THENCE FOR A FIRST COURSE GO EAST 

AND PARALLEL TO THE NORTH LINE OF SAID BLOCK 6, A DISTANCE OF 140 FEET 

TO A POINT; THENCE FOR A SECOND COURSE GO NORTH AND PARALELL TO THE 

WEST LINE OF SAID BLOCK 6 A DISTANCE OF 62.5 FEET TO A POINT; THENCE FOR 

A THIRD COURSE GO WEST AND PARALLEL TO THE NORTH LINE OF SAID BLOCK 

6, A DISTANCE OF 140 FEET TO A POINT ON THE WEST LINE OF SAID BLOCK 6; 

THENCE FOR A FOURTH COURSE GO SOUTH ON THE WEST LINE OF SAID BLOCK 6 

A DISTANCE OF 62.5 FEET TO A POINT OF BEGINNING. 
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Legislation Details (With Text)

File #:  Version: 123-130 Name:

Status:Type: Ordinance Agenda Ready

File created: In control:2/17/2023 Planning and Zoning / Local Planning Agency

On agenda: Final action:3/1/2023

Title: Consider a Zoning Text AMENDMENT CONSISTENT WITH  APPENDIX A, ARTICLE XI, SECTIONS
10A THROUGH 17, AND SECTION 22 OF THE ZONING ORDINANCE OF THE CITY OF COCOA;
CHANGING THE DISTRICT REGULATIONS REGARDING GYM AND FITNESS FACILITIES AS
FOLLOWS:  ALLOWING GYM AND FITNESS FACILITIES OF ANY SIZE AS A PERMITTED USE IN
THE GENERAL COMMERCIAL, COMMERCIAL PARKWAY, WHOLESALE COMMERCIAL, AND
PLANNED UNIT DEVELOPMENT DISTRICTS; ALLOWING GYM AND FITNESS FACILITIES OF
LESS THAN 7,500 SQUARE FEET AS A PERMITTED USE IN THE RESTRICTED COMMERCIAL
AND NEIGHBORHOOD COMMERCIAL DISTRICTS;  ALLOWING GYM AND FITNESS FACILITIES
OF 7,500 SQUARE FEET OR GREATER AS A SPECIAL EXCEPTION IN THE RESTRICTED
COMMERCIAL AND NEIGHBORHOOD COMMERCIAL DISTRICTS; AND ALLOWING GYMS AND
FITNESS FACILITIES OF LESS THAN 7,500 SQUARE FEET AS A PERMITTED USE IN THE
CENTRAL BUSINESS DISTRICT AND CERTAIN SUBDISTRICTS OF THE  COCOA WATERFRONT
OVERLAY DISTRICT.

Sponsors:

Indexes:

Code sections:

Attachments: Exhibit A - Ordinance

Exhibit B - Legal Ad.pdf

Action ByDate Action ResultVer.

PLANNING & ZONING BOARD/LOCAL PLANNING AGENCY AGENDA
ITEM

Memo Date: February 22, 2023
Agenda Date: March 1, 2023
Prepared By: Justin Lee - Senior Planner
Through: Bryant Smith III, P.E., CFM - Public Works Director / Interim Growth and
Economic Development Director
Requested Action:
Consider a ZONING TEXT AMENDMENT CONSISTENT WITH APPENDIX A, ARTICLE XI,
SECTIONS 10A THROUGH 17, AND SECTION 22 OF THE ZONING ORDINANCE OF THE CITY
OF COCOA; CHANGING THE DISTRICT REGULATIONS REGARDING GYM AND FITNESS
FACILITIES AS FOLLOWS: ALLOWING GYM AND FITNESS FACILITIES OF ANY SIZE AS A
PERMITTED USE IN THE GENERAL COMMERCIAL, COMMERCIAL PARKWAY, WHOLESALE
COMMERCIAL, AND PLANNED UNIT DEVELOPMENT DISTRICTS; ALLOWING GYM AND
FITNESS FACILITIES OF LESS THAN 7,500 SQUARE FEET AS A PERMITTED USE IN THE
RESTRICTED COMMERCIAL AND NEIGHBORHOOD COMMERCIAL DISTRICTS; ALLOWING
GYM AND FITNESS FACILITIES OF 7,500 SQUARE FEET OR GREATER AS A SPECIAL
EXCEPTION IN THE RESTRICTED COMMERCIAL AND NEIGHBORHOOD COMMERCIAL
DISTRICTS; AND ALLOWING GYMS AND FITNESS FACILITIES OF LESS THAN 7,500 SQUARE
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DISTRICTS; AND ALLOWING GYMS AND FITNESS FACILITIES OF LESS THAN 7,500 SQUARE
FEET AS A PERMITTED USE IN THE CENTRAL BUSINESS DISTRICT AND CERTAIN
SUBDISTRICTS OF THE  COCOA WATERFRONT OVERLAY DISTRICT.

BACKGROUND:

Project Name: Zoning Ordinance Text Amendment - Gym and Fitness Facilities

Project No.: PZ-23-02000001

Meeting Date: March 1, 2023

Planner: Justin Lee - Senior Planner

Applicant: City of Cocoa

Property Owner: N/A

Project Location: Various Zoning Districts

Future Land Use Designation: Various

Zoning District: Various

Existing Land Use: N/A

Council District: City-wide

Legal Ad Date: February 14, 2023

I. Zoning Ordinance Amendment Analysis

In accordance with Section 1(G)(2), Article XXII, Appendix A (Zoning), of the Code of the City of
Cocoa, the Planning and Zoning Board shall consider and study the following when an amendment to
the zoning code is proposed:

a. The need and justification for the change.

b. The relationship of the proposed amendment to the purposes and objective of the
comprehensive planning programs and to the comprehensive plan, with appropriate
consideration as to whether the proposed changes will further the purposes of [the] zoning
code and other codes, regulations, and actions designed to implement the comprehensive
plan.

Need and justification for change

Currently, the Zoning Ordinance permits the gym and fitness facility as a permitted use in the Central Business District
(CBD) and Urban and Mixed Use (UMD) districts.  Recently, it came to the attention of the Planning and Zoning Division
Staff that several gyms and fitness facilities existed in zoning districts where they were not permitted.  Additionally,
interest had been expressed by persons wishing to either move existing gyms and facilities or create new ones in zoning
districts that currently do not allow the use.

To correct this situation, Staff reviewed the City’s existing zoning districts so as to determine the appropriateness of these
districts for the use.  In some cases, square footage limitations on the size of gym and fitness facilities were added as
deemed necessary to protect surrounding uses from the scale and traffic impacts of larger-scale national corporate chain
gym facilities.

Following Staff analysis, the proposed amendments to the Zoning Ordinance, attached as Exhibit A, Ordinance 02-2023,
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were recommended:
· allowing gyms and fitness facilities as a permitted use by right in the General Commercial (C-G), Commercial

Parkway (C-P), Wholesale Commercial (C-W), and Planned Unit Development (PUD) zoning districts with no size
restrictions. As a result of the addition of gyms and fitness facilities to the C-W, such facilities will also be
permitted in the M-1 Light Industrial district due to cumulative zoning;

· allowing gyms and fitness facilities of under 7,500 square feet as a permitted use in the Restricted Commercial (C
-R), Neighborhood Commercial (C-N) districts;

· allowing gyms and fitness facilities of 7,500 square feet and greater as a special exception in the Restricted
Commercial (C-R) and Neighborhood Commercial (C-N) districts: and

· allowing gyms and fitness facilities of less than 7,500 square feet as a permitted use in the Central Business
District and certain sub-districts of the Cocoa Waterfront Overlay District. Gym and fitness facilities are currently
allowed in the CBD and in certain subdistricts of the Cocoa Waterfront Overlay District where CBD is the
underlying zoning district. Accordingly, this ordinance will impose a new size restriction in those zoning districts.
The subdistricts in the Cocoa Waterfront Overlay district where gym and fitness facilities are permitted are
proposed to be expanded, with the size restriction.

District Appendix A
Article XI
Section #

Current Status of Gym and Fitness
Facilities

Proposed Change

CR 10A Not allowed Permitted < 7500sqft  Special
Exception > 7500sqft

CN 11 Not allowed Permitted < 7500sqft  Special
Exception > 7500sqft

CG 12 Not allowed Allowed as permitted use any size

CBD 13 Allowed as principal use; no size
restriction

Allowed as principal use; must be <
7500sqft

CP 15 Not allowed Allowed as permitted use any size

CW 15 Not allowed Allowed as permitted use any size

M-1 16 Not allowed Will be allowed any size as a result of
cumulative zoning with C-W

PUD 17 Not allowed Allowed as permitted use any size

CWOD 22 Permitted use in certain subdistricts; no
size restriction

Permitted in certain subdistricts  <
7500sqft; newly added to North of
Village and additional areas of King
Willard

Relationship and consistency with Comprehensive Plan Policies and Objectives

Properties that will benefit from these changes are located in the Neighborhood Commercial (NCOMM), Commercial
(COMM) and Mixed Use (MU) future land use districts.  The Future Land Use Element policies showing conformance
between these future land use districts and the gyms and fitness facilities use are discussed below.

· Policy 1.1.2.8 describes the NCOMM district as follows: “The Neighborhood commercial areas are
intended to be low-impact in nature and serve the needs of the immediate residential area”.

· Policy 1.1.2.9 describes the COMM future land use district as follows: “Commercial areas are intended to
be areas that serve several neighborhoods, sub-regional, and regional areas and provide an array of retail,
personal, and professional uses.”

· Policy 1.1.2.6 describes the MU future land use district as follows: “The Mixed-Use land use category is
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· Policy 1.1.2.6 describes the MU future land use district as follows: “The Mixed-Use land use category is
intended to provide a mixture of residential, commercial, office, recreational and institutional uses along the
major transportation corridors (such as SR 520 and US 1). The mixed-use could be developed as single uses
on separate parcels or as a mixture of uses within a single development.”

BUDGETARY IMPACT:

None.

PREVIOUS ACTION:

None.

RECOMMENDED MOTION:
Staff recommends that the Planning and Zoning Board recommend approval to City Council of the requested zoning text
amendment related to gym and fitness facilities as provided in the proposed Ordinance 02-2023.
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Legislation Details (With Text)

File #:  Version: 123-56 Name:

Status:Type: Agenda Agenda Ready

File created: In control:1/17/2023 Planning and Zoning / Local Planning Agency

On agenda: Final action:3/1/2023

Title: Authorize Public Works to remove 2 separate oak trees in 2 different locations.

Sponsors:

Indexes:

Code sections:

Attachments: 2514 suwanee dr.pdf

2514 Suwannee Dr (1).jpg

2514 Suwannee Dr (2).jpg

307 Blake Avenue (1).jpg

307 Blake Avenue (2).jpg

Action ByDate Action ResultVer.

PLANNING & ZONING BOARD/LOCAL PLANNING AGENCY AGENDA
ITEM

Memo Date: January 17, 2023
Agenda Date: March 1, 2023
Prepared By: Frank Mirabito, Project Manager
Through: Bryant Smith III, P.E., CFM - Public Works Director / City Engineer
Requested Action:
Authorize Public Works to remove 2 separate oak trees in 2 different locations.

BACKGROUND:

City of Cocoa Public Works is requesting removal of two oak trees.

The first tree is located within the right of way at 2514 Suwannee Drive. This oak tree is a known
hazard as described in the attached ISA Tree Risk Assessment Report. A replacement oak tree will
be planted at Bracco Park.

The second oak tree is located near the south west corner of the Harry T. Moore Center, 307 Blake
Avenue. This tree is encroaching on the building causing early damage to the building and its
utilities.  A replacement oak tree will also be planted at Bracco Park.

BUDGETARY IMPACT:
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N/A

PREVIOUS ACTION:

N/A

RECOMMENDED MOTION:
Authorize Public Works to remove 2 separate oak trees in 2 different locations.
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