
  2015-498 
CAP 

 
REPORT OF THE PLANNING AND DEVELOPMENT DEPARTMENT FOR 

 
 APPLICATION FOR REZONING ORDINANCE 2015-498 

 
AUGUST 20, 2015 

 
The Planning and Development Department hereby forwards to the Planning Commission, Land 
Use and Zoning Committee and City Council its comments and recommendation regarding 
Application for Rezoning Ordinance 2015-498. 
 
Locations: 3180 Cortez Road,  
 between Beach Boulevard & Patton Road 
  
Real Estate Numbers:                            163865-0000 & 163505-0050 
 
Current Zoning District:   Residential Low Density-60 (RLD-60) 
 
Proposed Zoning District: Industrial Business Park (IBP) 
 
Current Land Use Category: Low Density Residential (LDR) 
 
Proposed Land Use Category: Business Park (BP) (2015-497) 
 
Planning District:    District 2, Arlington / Beaches 
 
Planning Commissioner:   Anthony Robbins, AICP 
 
City Council District:    The Honorable Scott Wilson, District 4 
 
Applicant/Agent:    L. Charles Mann / Mann-Pellicer 
      165 Arlington Road 
      Jacksonville, FL 32211 
          
Owner(s):     Kim Robinson, Ernestine Robinson ET. AL 
      3180 Cortez Road 
      Jacksonville, FL 32246 
 
      Peter Glenn / Community Hospice of Northeast FL 
      11173 Beach Boulevard 
      Jacksonville, FL 32246 
        
Staff Recommendation: APPROVE  
 
 
 
 



  2015-498 
  August 20, 2015 
  Page 2  
 

GENERAL INFORMATION 
 

Application for Rezoning Ordinance 2015-498 seeks to rezone 2.70 acres from Residential Low 
Density-60 (RLD-60) to Industrial Business Park (IBP). The proposed use would be for 
warehouses in conjunction with the Community Hospice of Northeast Florida’s thrift store. The 
site is within the LDR functional land use category as defined by the Future Land Use Map 
series (FLUMs) contained in the Future Land Use Element (FLUE) adopted as part of the 2030 
Comprehensive Plan. There is a companion Future Land Use Amendment, (2015-497) which 
would change the Future Land Use designation from LDR to BP.  With the approval of this 
change the proposed rezoning would then be compatible with the Future Land Use designation. 
The property has frontage on Cortez Road, a locally designated road Street as classified by the 
Functional Highway Classification Map of the 2030 Comprehensive Plan, The site would be 
connected to the existing Hospice facility, thereby giving access to the site from Beach 
Boulevard. The project is a mix of the CCG-2 Zoning District along Beach Boulevard as well as 
along the several parcels of Cortez Road, transitioning to RLD-60. 
  

STANDARDS, CRITERIA AND FINDINGS 
 
Pursuant to Section 656.125 of the Zoning Code, an applicant for a proposed rezoning bears the 
burden of proving, by substantial competent evidence, that the proposed rezoning is consistent 
with the City's comprehensive plan for future development of the subject parcel.  In determining 
whether a proposed rezoning is consistent with the 2030 Comprehensive Plan, the Planning and 
Development Department considers several factors, including (a) whether it is consistent with 
the functional land use category identified in the Future Land Use Map series of the Future Land 
Use Element; (b) whether it furthers the goals, objectives and policies of the Comprehensive 
Plan; and (c) whether it conflicts with any portion of the City's land use regulations.  Thus, the  
fact that a proposed rezoning is permissible within a given land use category does not 
automatically render it consistent with the 2030 Comprehensive Plan, as a determination of 
consistency entails an examination of several different factors. 
 
1. Is the proposed rezoning consistent with the 2030 Comprehensive Plan? 
 

Yes. The Planning and Development Department finds that the subject property will be 
located in a Business Park Functional Land Use category according to the Future Land 
Use Map series (FLUMs) adopted as part of the 2030 Comprehensive Plan; with the 
passage of the companion land use amendment (2015-497). The BP land use category is 
generally defined as a category that primarily is intended to accommodate commercial 
office and light industrial uses. Commercial offices should comprise the majority of the 
category land area, while service, major institutional and light industrial uses constitute 
the remaining land area. The proposed use of warehouse storage for the Hospice thrift 
store would be an acceptable use in this category. The subject site is directly adjacent to 
CCG-2 Zoning District, and would actually limit the number and intensity of most uses 
that could be allowed adjacent to the existing residential properties.  Currently, the CCG-
2 directly abuts the residential zoning. Warehouse storage and commercial office uses 
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would be a natural buffer from more intense uses that may take place on the CCG-2 
properties.  
 
Therefore, the proposed rezoning is consistent with the FLUMs adopted as part of the 
2030 Comprehensive Plan pursuant to Chapter 650 Comprehensive planning for future 
development of the Ordinance Code.   
 

2. Does the proposed rezoning further the goals, objectives and policies of the 2030 
Comprehensive Plan? 
 
Yes. The proposed amendment is consistent with the following policies of the Future 
Land Use Element (FLUE) of the 2030 Comprehensive Plan: 
 
Objective 3.2: The City continue to promote and sustain the viability of existing and 
emerging commercial and industrial areas in order to achieve an integrated land use 
fabric which will offer a full range of employment, shopping, and leisure opportunities to 
support the Citi’s residential areas.  As noted on the exhibit map, this area has some of 
the CCG-2, CO, and PUD Zoning Districts abutting existing residential directly across 
Cortez Road.  The existing PUD is for a hotel.  Commercial uses have already stablished 
themselves on Cortez Road, and the proposed rezoning and Future Land Use amendment 
would create an opportunity to promote a more limited amount of uses, as the non-
residential approaches the residential Zoning District.  This application would also result 
in the expansion of an existing community support use, Hospice of Northeast Florida. 
 
 
Objective 3.2.18: The City shall permit Business Parks in locations adjacent to, or near, 
residential areas, subject to the Development Areas and the Plan Category Descriptions 
of the Operative Provisions and applicable Land Development Regulations. The 
proposed new Future Land Use designation of BP, in concert with the proposed new 
Zoning District of IBP in the suburban development area would be acceptable, provided 
certain criteria are met.  Foremost would be access to an Arterial roadway or higher, as 
classified on the Highway Functional Classification map. As mentioned previously, the 
proposed site would be functionally connected to the Hospice facility located on Beach 
Boulevard, which is an arterially classified street. 
 

3. Does the proposed rezoning conflict with any portion of the City's land use 
regulations? 

 
No. The proposed change in Zoning District is consistent with the proposed Business 
Park Future Land Use category as defined in the Future Land Use Element of the 2030 
Comprehensive Plan. The BP category allows for uses such as commercial office, and 
light industrial uses such as warehouse storage.  The site proposed new Land Use 
designation and Zoning District would have direct access to both Cortez Road, but also to 
Beach Boulevard, though the existing Hospice facility adjacent and to the south.  
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SURROUNDING LAND USE AND ZONING 
 
The subject property is located on Cortez Road and Beach Boulevard. The surrounding uses, 
land use category and zoning are as follows:  
   
Adjacent   Land Use  Zoning  Current 
Properties  Category  District  Use     
North    LDR   RLD-60  Vacant 
East LDR/CGC  RLD-60/CO/PUD Hotel, Residential, Office 
South   CGC   CCG-2   Retail, Office 
West   CGC   CCG-2   Office, Retail 
 
The requested Industrial Business Park Zoning District would be consistent with the proposed 
BP Future Land Use designation of the subject property, and would act as a step down in 
intensity and buffer for the residential uses to the north. IBP has a limited number of uses, as 
compared to CCG-2, which currently abuts the residential areas directly.   
 

SUPPLEMENTARY INFORMATION 
    
Upon visual inspection of the subject property on the required Notice of Public Hearing signs 
were posted on August 5, 2015.           
 

 
 

RECOMMENDATION 
  
Based on the foregoing, it is the recommendation of the Planning and Development Department 
that Application for Rezoning 2015-498 be APPROVED. 
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Aerial 

 
Source: City of Jacksonville Planning and Development Department 
Date: August 5, 2015 

 

 
Subject Property with existing single family home 

 
Source: City of Jacksonville Planning and Development Department 
Date: August 5, 2015 
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Subject property showing rear of commercial structures on CCG-2 portion 

 
Source: City of Jacksonville Planning and Development Department 
Date: August 5, 2015 
 

 
Existing commercial office across Cortez Road 

 
Source: City of Jacksonville Planning and Development Department 
Date: August 5, 2015 
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