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Introduced by the Land Use and Zoning Committee:
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ORDINANCE 2012-366-W
AN ORDINANCE REZONING APPROXIMATELY 0.44( ACRES LOCATED IN COUNCIL DISTRICT 14 AT 3601 and 3611 st. johns avenue BETWEEN DANCY STREET and ingleside avenue (R.E. NO(s). 092022-0000 and 092021-0000), AS DESCRIBED HEREIN, OWNED BY mm avondale, llc AND EMILY BENHAM INVESTMENTS, LLC, FROM ccg-1 (commercial community/general-1) DISTRICT TO PUD (PLANNED UNIT DEVELOPMENT) DISTRICT, AS DEFINED AND CLASSIFIED UNDER THE ZONING CODE, to permit commercial uses, AS DESCRIBED IN THE APPROVED WRITTEN DESCRIPTION AND SITE PLAN FOR THE MELLOW MUSHROOM PUD; PROVIDING AN EFFECTIVE DATE.


WHEREAS, MM Avondale, LLC, and Emily Benham Investments, LLC, the owner(s) of approximately 0.44( acres located in Council District 14 at 3601 and 3611 St. Johns Avenue between Dancy Street and Ingleside Avenue (R.E. No(s). 092022-0000 and 092021-0000), as more particularly described in Exhibit 1, attached hereto (Subject Property), has applied for a rezoning and reclassification of that property from CCG-1 (Commercial Community/General-1) District to PUD (Planned Unit Development) District, as described in Section 1 below; and


WHEREAS, the Planning Commission has considered the application and has rendered an advisory opinion; and


WHEREAS, the Land Use and Zoning Committee, after due notice and public hearing, has made its recommendation to the Council; and


WHEREAS, the Council finds that such rezoning is: (1) consistent with the 2030 Comprehensive Plan; (2) furthers the goals, objectives and policies of the 2030 Comprehensive Plan; and (3) is not in conflict with any portion of the City’s land use regulations; and


WHEREAS, the Council finds the proposed rezoning does not adversely affect the orderly development of the City as embodied in the Zoning Code; will not adversely affect the health and safety of residents in the area; will not be detrimental to the natural environment or to the use or development of the adjacent properties in the general neighborhood; and will accomplish the objectives and meet the standards of Section 656.340 (Planned Unit Development) of the Zoning Code; now therefore


BE IT ORDAINED by the Council of the City of Jacksonville:


Section 1.

Property Rezoned.
The Subject Property is hereby rezoned and reclassified from CCG-1 (Commercial Community/General-1) District to PUD (Planned Unit Development) District, as shown and described in the approved site plan dated May 4, 2012 and written description dated May 21, 2012 for the Mellow Mushroom PUD.   The PUD district for the Subject Property shall generally permit commercial uses, as more specifically shown and described in the approved site plan and written description, both attached hereto as Exhibit 2.

Section 2.

Owner and Description.
The Subject Property is owned by MM Avondale, LLC and Emily Benham Investments, LLC, and is legally described in Exhibit 1.  The agent is Steve Diebenow, One Independent Dr., Suite 1200, Jacksonville, Florida 32202; (904) 301-1269.


Section 3.

Effective Date.  The adoption of this ordinance shall be deemed to constitute a quasi-judicial action of the City Council and shall become effective upon signature by the Council President and the Council Secretary.

Form Approved:

   /s/ Dylan T. Reingold_________
Office of General Counsel

Legislation Prepared By Dylan T. Reingold
G:\SHARED\LEGIS.CC\2012\Ord\PUD\2012-366.doc 

� EMBED Package  ���








1
- 3 -


[image: image2.emf]2012-366.tif




2012-366.tif

_1400566770/2012-366.tif
ORDINANCE 2012-366

Legal Description

Lots 11 and 12, Block 2, ST. JOHNS HEIGHTS, a subdivision according to

the plat thereof recorded at Plat Book 3, page 22, in the current

public records of Duval County, Florida, together with all tenements,
hereditaments, easements and appurtenances belonging to or benefitting
such property.

(3601 St. Johns Avenue)

Let 10, Block 2, ST. JOHNS HEIGHTS, according to the plat thereof recorded
in Plat Book 3, page 22, of the current public records of Duval County,
Fiorida.

(3611 St. Johns Avenue)
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MeHow Mushroom PUD
May 21, 2012

I. INTRODUCTION

MM Avondale. LLC and Emly Benham [nvestments. LLC (collectively, the “Owner™)
proposes to rezone approximately 0.44 acres of property at 3601 and 3611 St. Johns Avenue (the
“Property”™) [rom Commercial Community General-1 (*CCG-17) to Planned Unit Development
("PUD™).  The property is located between St. Johns Avenue and Riverside Avenue in the
Shoppes ol Avondale, as more particutarly depicted on Exhibit 1. Owner requests the PUD
zoning district to facilitate the redevelopment of a commercial arca and provide for a unified
scheme of development,

H. PROPERTY DATA

AL Real Estate Parcel Nos.: 092022-0000; 09202 1-0000

B. Current Land Use Classification: CGC

C. Current Zoning District: CCG-1

1. Requested Zoning District: PUD

. Gross Acreage: 0.44 acres

. Gross Square Footage of Non-residential Building (Service Station): 2.144/sqft
G Gross Sq. Footage Non-residential Building (Retail/Restavrant/Oftice):6,107/sqft

i SUMMARY DESCRIPTION OF THE PROJECT

Owner desires to redevelop an existing service station (the “Service Station™). the parcel
on which the Service Station is located (real estate parcel no. 092022-0000), and an adjacent
building (real estate parcel no. 092021-0000) (the “Building™) (collectively. the “Project” or
“Project Arca™). The surrounding land uses and zoning include LDR/ RLD-60 to the north and
notthwest (residentialy and CGC/CCG-1 o the east. south, and southwest (retail and restaurants).
The Property is within the Commercial Charvacter Area of the Riverside/Avondale Zoning
Overlay (the “Overlay™). The Property is zoned CCG-1, which permits by exception the use of

restaurants with outside sale and service of food.

The Project will be developed as a Mellow Mushroom restaurant. consisting of a one-
story restaurant. outside sales and service areas for the restaurant, on-site parking spaces, and a
small ancillary office as more particularly depicted on the site plan attached as Exhibit E (the
“Site Plan™). Owner will construct the Project to the St. Johns Avenue and Ingleside Avenue
right of way lines to create an urban pedestrian scale environment compatible with the adjacent

shops and restavrants. The restavwrant will contain approximately 7,924 enclosed square feet
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(consisting of 4,720/sqft existing at 3611 St. Johns Avenue: 2, 144/sqft existing at 3601 St. Johns
Avenue and a 1,060/sqgtt proposed addition at 3601 St Johns Avenue) along with and 1,510
square feet of unenclosed. covered, outside sales und service arca. There are also 1.387 square
fcer of ancillary office uses that presently exist, and that will remain, at 3611 St. fohns Avenue.
Two (2) dumpsters will be located behind the Building. screened from view, and two (2) upright
coolers will be placed at the rear of the outside sales and service arca. Applicant will install
bicyele racks inside the landscape bulfer areas alongside Ingleside Avenue as depicted on the
Site Plan. The Project includes four (4) new on-site parking spaces and nine (9) new off-street
parking spaces. Off-site parking has been secured on private property for employees less than a
five (3) minute walk from the Project. Valet parking service will be provided as detailed in the
attached Exhibit from Starlight. - A minimum of thirty (30) additional parking spaces will be
sceured on private property to support valet service operations.

The Project will improve an existing commercial structure. allowing for ADA access
which is currently unavaitable. Repurposing the Service Station will contribute to the City of
JTacksonville's urban redevelopment efforts.  While parking issues remain extant. applicant
intends Lo address the deficiency by providing additional legal parking capacity and bicycle racks
for the neighborhood.  The Project as proposed will complement the adjacent uses and
architecture and revive a disused corner lot into a contributing element ol the Shoppes of
Avondale.

V. PUD DEVELOPMENT CRITERIA
AL Description of Uses.

[ Permitted uses and structures.
a. Two hundred twenty (220) seat restaurant with outside sales and service
including  full  service  of  alcoholic  beverages and  live outdoor
entertainment.
b. Commercial retail sales and service establishments
¢. Banks. savings and loan institutions, and similar uses
d. All types of business and professional offices

e. Hotels and motels
f. Art galleries. muscums, community centers. dance. art or music studios
(

! Dcl) care centers or care centers

4]

1. Off-street commercial parking lots

- Adult congregate living lacility

. Retail plant nurseries. including outside display

k. Express or parcel delivery offices and similar uses
l. Veterinarians and animal boarding
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m. Personal property storage establishments

n. Retail outlets for the sale of used wearing apparel, toys. books, luggage,
Jewelry. electronics. home furnishings and the like

0. Essential services, including water, sewer, gas. telephone. radio,
television and electric

p. Churches. including a rectory

q. Wholesaling or distributorship businesses located within the retail
shopping center

r. Assembly of components and light manufacturing when in conjunction
with a retail sales or service establishment

2

Prohibited uses.

a. Commercial indoor recreational or entertainment facilities, such as
bowling alleys. swimming pools, indoor skating rinks, movie theaters, and
similar uses

b. Vocational, trade. or business schools and similar uses

c. Filling or gas stations

d. Dancing entertainment establishments with and without service of
alcohol

e. Drive-through and drive-up facilitics

I. Retention ponds

Minimum Lot and Building Reguirements.

I Minimum lot requirements (width and area). None.

2. Minimum yard requirements and building setbacks: None.

3. Maximum lot coverage by all buildings. None.

4. Maximun height of structures. 60 feet.

Parking Requirements. The proposed use will not have a detrimental effect on

vehicular or pedestrian traffic and parking conditions,  On-street and off-street
parking exists along St. Johns Avenue, and a significant number of patrons will be
“walk-up™ customers from the surrounding neighborhood. The additional parking
reduction requested is consistent with the planning practices and principles of a
historic commercial district. In fact, many businesses in the Shoppes benefit from
administrative deviations reducing the reguired number of off-street parking
spaces. including: AD-03-73 (3585 St. Johns Avenue): AD-06-86 (3951 St. Johns
Avenue); AD-07-81 (3537 St Johns Avenue). No parking spaces are required lor
3611 St Johns Avenue pursuant to V 89-102,
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The remaining parking requirements for the Project must be provided pursuant to
§636.399.22(2) “Commercial Character Area Design Standards™ ot the Overlay.
The former gas station at 3611 St. Johns Avenue will have approximately 114
seats with 12 employees and approximately 35 parking spaces are required (28.3
based on the number ol seats; 6 based on the number ol emplovees). This
requirement shall be met by providing: 1) thirteen (13) new on-site and oft-streel
parking spaces as shown on the Site Plan; 2) a minimum of fifteen (15) off-site
parking spaces for employees on private property: and, 3) a minimum of [ifteen
(13) oft-site parking spaces for customers on private property. The Applicant will
take further steps to address parking concerns by hiring a valet service to facilitate
parking on private property {see attached Exhibit L.).

Vehicular Circulation. Vehicular access to the Project shall be by way of St
Johns Avenue and Ingleside Avenue. substantially as shown on the Site Plan. The
final location of all access points is subject to the review and approval of the

Citv’s Trallic Engincer.

Pedestrian Circulation. Pedestrian access shall be provided by existing sidewalks
i accordance with the 2030 Comprehensive Plan.
Signage. Signage shall be provided in accordance with the CCG-1 zoning district

bt b

Minimum Distance. The minimum distance between the Property and a church,
school or other adult entertainment facility as required by §656.805 shall be
reduced from 1,300 feer to 1,120 feet.

Utilities. Electric power, water and sewer are provided by the JTEA.

Landscaping. The Project shall be developed as depicted on the Site Plan.

Recreation and Open Space. Not applicable.

Wetlands. Notapplicable

JUSTIFICATION FOR PLANNED UNIT DEVELOPMENT CLASSIFICATION FOR
THE PROJECT

The proposed development will benefit the surrounding neighborhood and community.

The proposed use and enhancements are compatible with the surrounding uses and
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zoning. The shopping center will gain value from the improvement of a disused corner

lot. which will enhance the aesthetic and the tax base and create new jobs. Additionally,

Owner anticipates that the well-known brand “Mellow Mushroom™ will draw patrons to

the Shoppes of Avondale, thereby benetitting surrounding merchants. A strict application

of the Zoning Code would inhibit meaningful improvements to the Property.

PLANNED UNIT DEVELOPMENT REVIEW CRITERIA

Consistency with the Comprehensive Plan. The Project is consistent with the
general purpose and intent of the City of Jacksonville 2030 Comprehensive Plan
and Land Use Regulations, and specifically contributes 1o:

(1) Objective 1.4 of the Historic Preservation Element of the 2030 Comprehensive
Plan: City shall establish and improve property values. and thus the tax base of
focal landmarks and local historic districts by encouraging property owners 1o
maintain and improve buildings. grounds. streetscape and vistas and encouraging
settlement and revitalization of established neighborhoods;

(n) Policy 2.2.8 of the Future Land Use Element of the 2030 Comprehensive
Plan: Encourage the redevelopment and revitalization ot run-down and/or under-
utilized commercial areas; adopt redevelopment and revitalization strategies and
incentives for private reinvestment in under-utilized commercial areas where
adequate infrastructure to support redevelopment exists;

(i) Objective 3.2 of the Future Land Use Element of the 2030 Comprehensive
Plan: Continue to promote and sustain the viability of existing and emerging
commercial arcas in order to achieve an integrated land use fabric which will
offer a full range of emplovment, shopping. and leisure opportunitics to support
the City’s residential areas:

(iv) Policy 3.2.4 of the Future Land Use Element of the 2030 Comprehensive
Plan: Permit the expansion of commercial uses adjacent to residential areas if
such expansion maintains the existing residential character, does not encourage
through traffic into adjacent residential neighborhoods, and meets design criteria
set forth in the Land Development Regulations; and

(v) Policy 3.2.10 of the Future Land Use Element of the 2030 Comprehensive
Plan: City shall encourage redevelopment and revitalization of rundown surip
commercial areas.

Consistency with the Concurrency Management System,  The Project s exempt
from Concurrency and Mobility Management System review and payment of the
Mobility fee pursuant to Ordinance 2011-617-E.
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Allocation of Residential Land Use.  Owner will not pursue any residential
development. Notwithstanding the foregoing, any residential development would
not exceed the projected holding capacity reflected in Table L-20 of the Future

LLand Use Element of the 2030 Comprehensive Plan.

tnternal Compatibility 7 Vehicular Access. Vehicular access to the Project Area
shall be by way of St. Johns Avenue and Ingleside Avenue, substantially as
shown on the Site Plan. The final location of all access points is subject to the
review and approval ot the City's Traffic Engineer.

External Compatibility.  The Project is consistent with and comparable to
permitted development in the areca.  The surrounding land uses and zoning
melude: LDR/ RLD-60 1o the north and northwest (residential) and CGC/CCG-]
to the east, south, and southwest (retail and restaurants).  The Property is within
the Commercial Character Area of the Overlay. The proposed use is compatible

with both intensity and density with the surrounding uses and zoning districts.

Recreation/Open Space. Boone Park is one block to the west, accessible by
preexisting sidewalks.

Impact on Wetlands. The Project will not impact any wetlands.

Parking and Loading.  Historically. 3611 St Johns Avenue benchited from
Variance No. 89-102 which reduced the parking requirement to zero (0) spaces.
Pursuant to §656.99.22 “Commercial Character Area Design Standards™ of the
Overlay. the number of parking spaces required for buildings in the Commercial
Character Area shall be filty percent (30%) of the parking standards set forth in
§656.004 of the Zoning Code. As shown on Exhibit E, Owner shall provide four
() new on-site parking spaces and nine (9) new off-street parking spaces in the

St. Johns Avenue and Ingleside right-of-way, contiguous to the Project Area to

accommodate the expansion of the Service Station.  Another _ off-street
parking spaces exist in the St. Johns Avenue right-of-way and _ off-street

parking spaces exist in the Ingleside Avenue right-of-way. Thus, a total of
parking spaces presently exist conticuous to the Project Area. The following
additional lactors should be taken into consideration: (i) a portion of the patrons
of the Shoppes of Avondale are “walk up”™ traltic from the surrounding
neighborhood, (i) the Project is in close proximity to the JTA trolley line. which

there are _ unrestricted off-street parking spaces within a quarter mile of the
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Project.  As shown on the Site Plan. loading and service activities shall oceur in

the alley from a screened service vard accessed from Ingleside Avenue.

Sidewalks, Trails, and Bikeways. The Shoppes of Avondale feature commercial
structures with zero front setbacks. The proposed development will be built to the
property tine on both frontages. immediately adjacent to the existing sidewalks,
lacilitating an urban, historic, and pedestrian-friendly environment. In addition,
Owner proposes to install a communal bike rack within the Project Arca to
facilitate and encourage cyclists.

Listed Species Regulations. The Project consists of less than [ty acres and is

therefore exempt from the required specics survey.

Sales and Service of Alcoholic Beverages. The subject property is located within
the CCG-1 zoning district and the CGC functional land use category as defined by
the Future Land Use Map sertes contained in the Future Land Use Element as
adopted as part of the 2030 Comprehensive Plan. A retail sales and service
establishment serving beer and wine in conjunction with a restaurant is a
permissible use by right in the CGC-1 district. Full alcohol sales are permissible
only by exception.

A liquor distance survey dated October 14, 2010 is provided in this application as
Exhibit J (the “Distance Survey™). The proposed use does not meet the required
[.500 Toot minimum distance requirement between the Property and a church,
school or other adult entertainment facility as required by §636.803; applicant
requests a reduction in the required distance from 1,500 feet to 1.120 feet.
Apphicant states that the sales and service of alcoholic beverage will be in
conjunction with a bona fide restaurant. as defined by §636.805(c), having a
seating capacity greater than one hundred fifty (150) seats. a floor capacity greater
than two thousand five hundred (2.500) square feet. and deriving greater than
Nfty-one percent (51%) of its gross income from the sale of food prepared. sold
and consumed on the Property.

There are many existing businesses licensed for the sale and service of alcoholic
beverages located along this commercial corridor of St Johns Avenue, including:
E-91-182 (3531 St. Johns Avenue); E-91-138 (3589 St Johns Avenue); E-00-21
& E-03-27 (3585 St Johns Avenue); E-10-44 (3931 St Johns Avenue); [-07-49
& WLD 07-18 (3628 St. Johns Avenue): E-10-44 (3931 St. Johns Avenue): and
E-10-82 (3308 St. Johns Avenue).
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l.. Live Eniertainment.  Live Entertatnment shall be in accordance with the
provisions of Chapter 368 of the Jacksonville Code of Ordinances.

VI, SUCCESSORS IN TITLE

All successors in title to the Project shall be bound by the conditions of this proposed
development plan.
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