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REPORT OF THE PLANNING AND DEVELOPMENT DEPARTMENT FOR  
 

APPLICATION FOR REZONING 2014-0131 TO PLANNED UNIT DEVELOPMENT  
 

MARCH 13, 2014 
 
 

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 2014-0131 to Planned Unit Development.  
 
Location: Intersection of Atlantic Boulevard and Hendricks Avenue, 
 Bounded generally by Alford Place to the south and 

Arcadia Place to the east.  
 
Real Estate Number: 081645 0000  081652 0000  081650 0000 
 081642 0000  081649 0000  081648 0000 
 081643 0000  081654 0000  081662 0000 
 081663 0000  081664 0000  081669 0000 
 081665 0000  081666 0000  081668 0000 
 081667 0000  081686 0000  081658 0000 
 081659 0000 
  
  
Current Zoning District: Commercial Community/ General – 1 (CCG-1) 
 Planned Unit Development (PUD 2006-654-E) 
 
Proposed Zoning District:  Planned Unit Development (PUD) 
 
Current Land Use Category: Community General Commercial – Urban Area (CGC - 

UA) 
 
Proposed Land Use Category: Community General Commercial – Urban Priority Area 

(CGC - UPA) 
  
Planning District:   Southeast, District 3 
    
City Council District:   The Honorable Lori Boyer, District 5 
 
Agent: Staci Rewis, Esq.  
 Gunster 
 225 Water Street, Suite 1750 
 Jacksonville, Florida 32202 
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Owners: Tom Fleming 
 East San Marco, LLC 
 One Independent Drive, Suite 114 
 Jacksonville, Florida 32202 
  
 Chris Hanrahan 
 Wells Fargo Bank, N.A. 
 225 Water Street, Suite  
 Jacksonville, Florida 32202 
  
Staff Recommendation:   APPROVE WITH CONDITIONS 
 

 
GENERAL INFORMATION 

 
Application for Planned Unit Development 2014-0131 seeks to rezone approximately 5.29± 
acres of land from PUD and CCG-1 to PUD. The East San Marco PUD is a mixed use project 
located within a four block area generally bounded by Atlantic Boulevard to the north, 
Hendricks Avenue to the west, Alford Place to the south and Arcadia Place to the east.  There is 
an additional outlying parcel located in the southwest quadrant of the intersection of Alford 
Place and Minerva Avenue that is also included in this PUD. A maximum of 63,000 square feet 
of commercial retail space including a neighborhood Publix grocery store and up to 280 multi-
family units including up to 35 townhome units on the easterly most Parcel C. This proposed 
PUD will amend, restate, and supersede the previously approved PUD rezoning 2006-654-E for 
development parcels A, B, C, D, and E. The existing PUD at the same location was approved 
with a maximum of 65,000 square feet of commercial uses and 160 multi-family residential 
condominium units.  The proposed PUD requests a maximum of 63,000 square feet of 
commercial floor area and 280 multi-family residential units.   
 
The following permitted uses are as follows: 
 
Parcel A – will contain a multi-story building (6 stories and 77 feet in total height excluding any 
non-habitable architectural features at Hendricks and Atlantic and tapering down to 5 stories and 
69 feet in total height at Alford and Mango Place), that includes up to 46,000 square feet of 
commercial space including the proposed Publix grocery store and up to 245 multi-family 
condominium or apartment units.  Residential units will range in size from 500 to 2,400 square 
feet.  A multi-deck parking garage segregated into two partitions will be available to 
accommodate both commercial retail uses and residential uses. A first floor entry and exit 
parking deck internal to the project will serve parking demand generated by the grocery store 
and retail uses. A second, multi-story parking garage with separate entry and exit will be 
available for residents of the mixed use apartment structure. Both set of entries and exits will be 
accessed from Alford Place.  
 
 



2014-0131  
March 13, 2014 

Page 3  
 
Parcel B – is already developed with an existing Wells Fargo bank. The bank and drive thru 
structures consist of approximately 8,000 square feet of commercial space. The previous PUD, 
2006-654-E, allowed a maximum of 17,000 square feet of commercial space to be built on site in 
the future.  The current PUD proposal seeks to incorporate this specific development right into 
the current proposal. If in the future more than 17,000 square feet of commercial are proposed to 
be built, a Minor Modification to the PUD will be required.  
 
Parcel C – will permit a maximum of 35 multi-family units consisting of condominium, 
apartment, or townhome or a combination thereof. Residential units may front along Atlantic 
Boulevard, Minerva Avenue, Alford Place, or Arcadia Place directly. A small single-family 
residential property zoned CCG-1 (1617 Alford Place) is included within the block but is not 
included with this proposed rezoning. A minimum of 2 spaces per unit of residential will be 
required. 
 
Parcels D and E – will be used to help meet parking requirements for uses located on Parcels A 
and C.  Parcel D will contain up to 12 compact parking spaces and Parcel E will contain up to 26 
parking spaces.   
 
There is a companion Application for Small Scale Land Use Amendment to the Future Land Use 
Map Series of the 2030 Comprehensive Plan. Ordinance 2014-0130 (Application 2014C-001) 
requests to change the functional land use category of the subject property from Community 
General Commercial – Urban Area (CGC) to Community General Commercial – Urban Priority 
Area (CGC).  The existing CGC land use within the Urban Area development boundary does not 
accommodate the proposed increase in residential units.  Extending the Urban Priority Area 
development boundary to incorporate the subject property would allow for the proposed increase 
in residential units.  The City has five tiers of Development Areas including the Central Business 
District (CBD); the Urban Priority Area (UPA), the Urban Area (UA), the Suburban Area (SA) 
and the Rural Area (RA).  The land use amendment proposes a change from Community/General 
Commercial (CGC), Urban Area to Community/General Commercial (CGC), Urban Priority 
Area.  The change to the Development Area boundary would allow for an increase in the 
existing density of the site.  Currently, the CGC land use within the Urban Area accommodates 
up to 40 dwelling units/acre.  The CGC land use within the Urban Priority Area accommodates 
up to 60 dwelling units/acre.   
 
The East San Marco project is proposed to be developed with a mix of uses compatible to the 
surrounding area. The Planning and Development Department has submitted its report on the 
companion Small-Scale Land Use Amendment 2014C-001 and recommends that the same be 
approved.  
 
 

CRITERIA FOR REVIEW  
 
Pursuant to the provisions of Section 656.125 of the Zoning Code, the Planning and 
Development Department, Planning Commission and City Council (including the appropriate  
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committee) shall evaluate and consider the following criteria of an application for rezoning to 
Planned Unit Development. 
 
(1) Is the proposed zoning district consistent with the 2030 Comprehensive Plan? 
 
Yes. The Planning and Development Department finds that the subject property is located in the 
Community General Commercial (CGC) functional land use category as defined by the Future 
Land Use Map series (FLUMs) contained within the Future Land Use Element (FLUE) adopted 
as part of the 2030 Comprehensive Plan.  However, there is a companion Application for Small-
Scale Land Use Amendment to the Future Land Use Map Series 2014C-001 (Ordinance 2014-
130) that seeks to amend the portion of the site that is within the CGC- Urban Area (CGC – UA) 
and use category to CGC –Urban Priority Area (CGC-UPA).  Staff is recommending that 
Application for Small-Scale Land Use Amendment to the Future Land use Map Series 2014C-
001 be approved. 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 evaluation of the goals, objectives and policies of the Comprehensive Plan can be 
found later in this report. 
 
(3) Does the proposed rezoning conflict with any portion of the City’s land use Regulations? 
 
No. The written description and the site plan of the intended plan of development meet all 
portions of the City’s land use regulations and further their intent by providing specific 
development standards.  
 
Furthermore, pursuant to the provisions of Section 656.341(d) of the Zoning Code, the Planning 
and Development Department, Planning Commission and City Council (including the 
appropriate committee) shall evaluate and consider the following criteria for rezoning to Planned 
Unit Development district as follows: 
 
(1) Consistency with the 2030 Comprehensive Plan 
 
In accordance with Section 656.129 Advisory recommendation on amendment of Zoning Code or 
rezoning of land of the Zoning Code, the subject property is within the following functional land 
use category as identified in the Future Land Use Map series (FLUMs): Community General 
Commercial – Urban Area (CGC - UA). There is a companion Application for Small-Scale Land 
Use Amendment to the Future Land use Map Series 2014C-001 (Ordinance 2014-130) that seeks 
to amend the portion of land that is within the CGC – Urban Area land use category to CGC – 
Urban Priority Area. This proposed rezoning to Planned Unit Development is consistent with the 
2030 Comprehensive Plan including the following goals, objectives and policies: 
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Policy 1.1.10(A) Residential development on sites less than 10 acres that are located within 

predominantly non-residential Future Land Use Categories and that are 
processed as small scale map amendments shall be limited to a maximum 
of 10 dwelling units per acre unless authorized through approval of a 
Planned Unit Development (PUD) rezoning. The maximum density 
allowed in the PUD shall be the result of analysis for compatibility with 
abutting development based on the criteria provided below. The maximum 
density in each non-residential Future Land Use Category does not 
constitute entitlement to the maximum permitted density without 
justification provided pursuant to analysis of the criteria. Such analysis 
may lead to a recommendation of approval, denial, or a condition of 
approval on a Planned Unit Development (PUD) rezoning capping the 
residential density. 

 
All PUDs approved with a density cap above the 10 dwelling units per acre 
limitation pursuant to this policy shall contain the following statement either 
in the written description or within the enabling legislation:  

 
A residential density limit of 60 dwelling units per acre has been placed 
on this property as a result of Future Land Use Element (FLUE) Policy 
1.1.10A. This density limit can only be changed through application for a 
rezoning (administrative and minor modifications to increase the density 
are not permitted) and the requirements of FLUE Policy 1.1.10A must be 
applied to determine the appropriateness of any increase in residential 
density.   

 
The criteria below shall be considered in determining the appropriate 
maximum density for PUD rezonings pursuant to this policy: 

 
 Potential for the development of blighting or other negative influences on 

abutting properties 
 Traffic Impacts 
 Site Access 
 Transition of densities and comparison of percentage increase in density 

above average density of abutting developed properties 
 Configuration and orientation of the property 
 Natural or manmade buffers and boundaries 
 Height of development 
 Bulk and scale of development 
 Building orientation 
 Site layout 
 Parking layout 
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The proposed PUD and companion land use amendment will enable the 
East San Marco project to be developed as a mixed use, urban infill 
project. The proposed density, height, and location of the project in close 
proximity to the high profile San Marco Square, between the Southbank 
high rise structures to the north and lower density residential and 
commercial to the south provides a gradual transition of intensity of uses 
and is consistent with the Southeast Vision Plan, and goals and intent of 
the San Marco Zoning Overlay.    

 
Policy 1.1.12   Promote the use of Planned Unit Developments (PUDs), cluster 

developments, and other innovative site planning and smart growth 
techniques in all commercial, industrial and residential plan categories, in 
order to allow for appropriate combinations of complementary land uses, 
and innovation in site planning and design, subject to the standards of this 
element and all applicable local, regional, State and federal regulations 

 
Policy 1.1.20 Development uses and densities shall be determined by the Development 

Areas described in the Operational Provisions for the Central Business 
District (CBD); Urban Priority Area (UPA); the Urban Area (UA); the 
Suburban Area (SA); and the Rural Area (RA) as identified in the 2030 
Comprehensive Plan, in order to prevent urban sprawl, protect agricultural 
lands, conserve natural open space, and to minimize the cost of public 
facilities and services. 

 
Policy 1.1.20(A) Extensions of the Development Areas will be noted in each land use 

amendment where an extension is needed or requested concurrent with a 
Future Land Use Map Amendment. In addition, plan amendments shall 
meet the requirements as set forth in Policy 1.1.21 and 1.1.22. 

 
Policy 1.1.20(B)  Expansion of the Development Areas shall result in development that 

would be compatible with its surroundings. When considering land areas 
to add to the Development Areas, after demonstrating that a need exists in 
accordance with Policy 1.1.21, inclusion of the following areas is 
discouraged; 

 
1. Preservation Project Lands 
2. Conservation Lands 
3. Agricultural Lands, except when development proposals include 

Master Planned Communities or developments within the Multi-
Use Future Land Use Category, as defined in this element. 

 
The following areas are deemed generally appropriate for inclusion in 
Development Areas subject to conformance with Policy 1.1.21: 

 
1. Land contiguous with the Development Area and which would be a 



2014-0131  
March 13, 2014 

Page 7  
 

logical extension of an existing urban scale and/or has a functional 
relationship to development within the Development Area. 

2. Locations within one mile of a planned node with urban development 
characteristics. 

3. Locations within one-half mile of the existing or planned JTA RTS. 
4. Locations having projected surplus service capacity where necessary 

facilities and services can be readily extended. 
5. Public water and sewer service exists within one-half mile of the site. 
6. Large Scale Multi-Use developments and Master Planned Communities 

which are designed to provide for the internal capture of daily trips for 
work, shopping and recreational activities. 

7. Low density residential development at locations up to three miles from 
the inward boundary of the preservation project lands.  Inward is 
measured from that part of the preservation project lands closest to the 
existing Suburban Area such that the preservation lands serves to separate 
suburban from rural.  The development shall be a logical extension of 
residential growth, which furthers the intent of the Preservation Project to 
provide passive recreation and low intensity land use buffers around 
protected areas.  Such sites should be located within one-half mile of 
existing water and sewer, or within JEA plans for expansion. 

 
Policy 1.1.21  Future amendments to the Future Land Use Map series (FLUMs) must be 

based on the amount of land required to accommodate anticipated growth 
and the projected population of the area.  The projected growth needs and 
population projections must be based on relevant and appropriate data 
which is collected pursuant to a professionally acceptable methodology. In 
considering the growth needs and the allocation of land, the City shall also 
evaluate land use need based on the characteristics and land development 
pattern of localized areas.  Land use need identifiers include but may not 
be limited to, proximity to compatible uses, development scale, site 
limitations, and the likelihood of furthering growth management and 
mobility goals.   

 
Policy 1.1.22   Future development orders, development permits and plan amendments 

shall maintain compact and compatible land use patterns, maintain an 
increasingly efficient urban service delivery system and discourage urban 
sprawl as described in the Development Areas and the Plan Category 
Descriptions of the Operative Provisions. 

 
GOAL 3  To achieve a well-balanced and organized combination of residential, 

non-residential, recreational and public uses served by a convenient and 
efficient transportation network, while protecting and preserving the fabric 
and character of the City's neighborhoods and enhancing the viability of 
non-residential areas. 
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Objective 3.2   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 City's residential areas. 

 
Policy 3.2.2  The City shall promote, through the Land Development Regulations, infill 

and redevelopment of existing commercial areas in lieu of permitting new 
areas to commercialize. 

 
 
Therefore, the proposed rezoning to Planned Unit Development, as conditioned, is consistent 
with the 2030 Comprehensive Plan, and furthers the goals, objectives and policies contained 
therein. 
 
(2) Consistency with the Concurrency and Mobility Management System 

 
Pursuant to the provisions of Chapter 655 Concurrency and Mobility Management System of the 
Ordinance Code, the development will be required to comply with all appropriate requirements 
of the Concurrency Management System Office (CMSO) prior to development approvals. This 
development is covered under an existing Conditional Capacity Availability Statement (CCAS) 
76693 which has reserved traffic capacity of 258 PM peak hour trips for 57,000 sq. ft. of 
commercial space and 160 multi-family units. The CCAS was modified using the same 
methodology to limit the development to 44,800 sq. ft. of commercial space and 280 multi-
family dwelling units. This results in the same number of peak hour trips reserved under CCAS 
76693. The 258 PM peak hour trips were reduced due to credits received for previous on-site 
uses, which result in a net of 179 PM peak hour trips.  
 
(3) Allocation of residential land use 
 
This proposed Planned Unit Development intends to utilize lands for both commercial and multi-
family development.  This proposed development will not exceed the projected holding capacity 
reflected in Table L-20, Land Use Acreage Allocation Analysis for 2030 Comprehensive Plan’s 
Future Land Use Element, contained within the Future Land Use Element (FLUE) of the 2030 
Comprehensive Plan. 
 
(4) Internal compatibility 
    
This proposed PUD is consistent with the internal compatibility factors with specific reference to 
the following: 

 
The existence and location of open spaces, plazas, recreational areas and common areas: 
The building on Parcel A will feature a two-story tall, 48 foot long colonnade on the second 
floor and will provide views into the courtyard area of the project as well as views from the 
courtyard onto San Marco Square.  
The use of existing and proposed landscaping: 
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Landscaping within the project will be provided along right-of-ways and in open space areas as 
depicted on the submitted site plan. The locations of landscaping may vary from the 
requirements found within Part 12 of the Zoning Code as the proposed development pattern and 
lot coverage are not standard scenarios contemplated in the Zoning Code. Native vegetation will 
be incorporated into the landscaping plan. There will be no vehicular use area landscaping 
provided on Parcel A within the parking garage areas. The Applicant proposes panting of trees 
within 4 feet of the curb in certain areas. The Planning Department does not support obstructing 
the sidewalk in any situation. A minimum of 5 feet in width of passable area is required and final 
landscaping approval will be subject to the review and approval of the Planning and 
Development Department.  The owner of Parcel C shall be required to plant trees a minimum 
caliper of four (4) inches in vehicle use areas in Parcel C in lieu of the Part 12 requirement of 
two (2) caliper inches.  
 
The treatment of pedestrian ways: 
The project is being developed to maximize pedestrian access on all street frontages. A 
minimum five foot wide sidewalk will be provided on the exterior of the building and shall 
remain unobstructed except that landscaping, utilities trellis, or colonnade roof overhangs will be 
permitted within the unobstructed sidewalk area.  
 
Focal points and vistas: 
Infill development on Parcel A will strengthen the urban form found along both established 
corridors of Atlantic Boulevard and Hendricks Avenue as well as provide definition to the 
streetscape along the local roads; Alford Place, Mango Place, Minerva Avenue, and Arcadia 
Place. The courtyard incorporated into Parcel A will take advantage of the view -shed offered by 
San Marco Square.  Proposed townhome units along Arcadia Place will benefit from easterly 
views into Fletcher Park.    
 
Traffic and pedestrian circulation patterns: 
The project is located at the intersection of two minor arterial roadways, Atlantic Boulevard and 
Hendricks Avenue.  The other streets internal and surrounding the subject site (Alford Place, 
Mango Place, Minerva Avenue, Arcadia Place) are classified as local streets. Loading will be 
prohibited from occurring on Atlantic Boulevard and Hendricks Avenue. The Development 
Services Division has reviewed the application and shares the following comments included in 
their memorandum dated February 21, 2014 (attached): 
 

1. Creation of angled parking in the public right-of-way (Mango Place) requires 
approval from City Engineer, Bill Joyce. 
 

2. Creation of parallel parking in the public right-of-way will be permitted provided 
that there is adequate roadway width to maintain 2 lanes of traffic in addition to 
parking. 

3. Traffic does not support maneuvering/backing in public right-of-way for loading 
and unloading.  
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4. Loading bay area access exceeds the permitted width of a driveway (36’) and does 
not meet the minimum 10’ tangent section at intersection.  

5. Sidewalk adjacent to parking shall be 6’ in width. Sidewalk adjacent to curb and 
sidewalk that does not meet clear zone requirement shall be a minimum of 6’ in 
width.  

 
6. There shall be no vertical construction within the 5’ unobstructed sidewalk up to 7’ 

above grade. [Written Description states that: “At least 5 feet of the sidewalk area 
shall be unobstructed, except that landscaping, utilities, trellis and/or colonnade roof 
overhangs and similar uses shall be allowed within the unobstructed sidewalk area.”] 

 
7. Traffic does not support vertical construction within the intersection visibility 25’ 

sight triangle (between 2’ & 8’) for both pedestrian & vehicle safety.  
 
 
The use and variety of building setback lines, separations, and buffering: 
Minimum setback requirements differ between Parcels A, B, C, D, and E and are described in 
detail in the Written Description.  Most setbacks vary between 2 feet on local roads to up to 12 
feet from collector roads such as Atlantic and Hendricks. A minimum 10 foot setback is required 
for properties abutting an adjacent outparcel not included in the PUD. The project is an urban 
infill project and setbacks are anticipated to be minimal in design.  The residential units on 
Parcel C will have a zero lot line. The maximum building height for structures on Parcel C will 
not exceed 48 feet, or four stories in height.  
 
The use and variety of building sizes and architectural styles: 
Architectural style of buildings constructed on Parcels A and C will be consistent and 
compatible with the surrounding residential and commercial structures. A Mediterranean, 
Colonial, Brownstone, or Prairie School Style will be utilized. Final architectural elevations will 
be subject to the review and approval of the Planning and Development Department. As depicted 
in the site plan, modulation of the building façade along Atlantic Boulevard, Hendricks Avenue, 
Mango Place, and Alford Place will incorporate balconies, overhangs, and recesses to break up 
the vertical plane in order to reduce the building massing.  
 
The use and variety of materials: 
Exterior building materials may include stucco, brick or some combination thereof. Roof 
materials will consist of concrete tiles, slate, standing seam or architectural shingles that fit the 
design and vernacular of the area.  
 
The separation and buffering of vehicular use areas and sections of vehicular use areas: 
Dedicated parking for the retail commercial and residential uses shall be segregated within the 
structure located on Parcel A. Additional overflow parking will be provided on Parcels D and E. 
Parcel E was not included in the original PUD 2006-654-E but is included and this PUD changes 
the Zoning Designation from CCG-1 to PUD.  
The particular land uses proposed and the conditions and limitations thereon: 
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Applicant proposes land uses permitted or permitted by exception in the CGC functional land 
use category such as retail commercial, grocery stores, restaurant and services, and vertically 
integrated residential. There will be no additional uses permitted by Zoning Exception in the 
PUD other than those listed in the Written Description.   
 
At the time of issuance of the initial certificate of occupancy or equivalent completion 
certification for the mixed use building on Parcel A, a retail grocery store of at least 9,000 square 
feet shall be included in the mix of commercial uses occupying the first floor of the building.  
 
Signage: 
A detailed sign plan including band, monument, wall, and awning signage for each parcel is 
described within the Written Description of the PUD. Signage on Parcels A and C will align 
generally with the standards found within the CCG-1 Zoning District requirements.  
 
 
(5) External Compatibility 
 
Based on the written description of the intended plan of development and site plan, the Planning 
and Development Department finds that external compatibility is achieved by the following: 
 
Those areas of the proposed PUD located on or near its perimeter and the conditions and 
limitations thereon: 
The site plan depicts where buffers with adjacent properties will be located. Because the PUD 
will contain both commercial and residential land uses, buffers have been located to establish the 
greatest offset between uncomplementary uses both within the project boundaries and with 
adjacent properties.  
 
The type, number and location of surrounding external uses:  
To the north of the property along Atlantic Boulevard is mostly office and commercial uses with 
a church at the northwest corner of Atlantic Boulevard and Hendricks Avenue in the CGC land 
use category. Just behind these commercial/office uses is the Julia Landon College Preparatory 
Middle School in the Public Building and Facilities (PBF) land use category. To the west of the 
property along Hendricks Avenue are retail/restaurant and office uses in the CGC land use 
category; the San Marco Square Shoppes are about one block west from Hendricks Avenue.  
Recently, San Marco Square’s public square has been transformed.  The traffic pattern was 
rerouted; roundabouts were installed along San Marco Boulevard and streetscape improvements 
and pedestrian connections were made throughout the square but, more particularly, along Balis 
Park at the center of the square.  These improvements have enhanced San Marco’s walkability 
and attractiveness. 

 
To the south of the property along Alford Place is restaurant/office and church uses closest to 
Hendricks Avenue in the CGC and Residential-Professional-Institutional (RPI) land use 
categories; further down Alford Place still south of the subject property are mostly single family 
homes in the RPI land use category.  Directly east of the property along Arcadia Place is 
Belmont  
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Park maintained by the Parks and Recreation Department of the City of Jacksonville. 

The Comprehensive Plan and existing zoning on surrounding lands: The adjacent uses, zoning 
and land use categories are as follows:  

    
Adjacent Property Land Use Category Zoning District Current Use(s)  
North CGC CCG-1 Commercial 
East CGC PBF-1 Fletcher Park 
South CGC/RPI CCG-1/RMD-A Commercial/Single-

family 
West CGC CCG-1 Commercial 
     
 
(6) Intensity of Development 
  
The PUD is appropriate at this location with specific reference to the following: 
 
The availability and location of utility services and public facilities and services: 
The site is served by city sewer and water. 
 
The access to and suitability of transportation arteries within the proposed PUD and existing 
external transportation system arteries: 
Atlantic Boulevard and Hendricks Avenue (SR-13) are the directly accessed functionally 
classified roadways to the project site. Atlantic Boulevard from I-95 to San Marco Boulevard 
and Hendricks Avenue are both 4 lane undivided class II minor arterial facilities.  Atlantic 
Boulevard is currently operating at an acceptable LOS “C”; whereas Hendricks Avenue operates 
at a minimum acceptable LOS “D”. The FDOT shows that this segment is currently operating at 
approximately 91% of its capacity.   The need for any additional mass transit stops or 
improvements to existing mobility amenities is subject to the review and approval of the JTA. 
 
Any other factor deemed relevant to the limitation of the intensity of the development for the 
benefit of the public health, welfare and safety: 
There are five proposed dock and bay loading areas for the loading of trash and resupply of the 
attached grocery store at the corner of Mango Place and Alford Place as depicted on the site 
plan. Delivery trucks and service vehicles attempt to back into these spaces from the City ROW 
and their activities will be contained within the building envelope. The Applicant asserts that 
trucks making deliveries and pick-ups, including garbage, from Parcel A shall be permitted to 
make turning and backing movements into and out of Parcel A from the public ROW of Mango 
Place and Alford Place and from Parcel E. Additionally, an on street loading and staging area 
along Alford Place will permit residents to move in. 
 
Conversion Table: 
The owners of Parcels A and C may increase certain land uses and simultaneously decrease other 
land uses without modifying the PUD, provided that such changes are consistent with the 
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submitted conversion table. In no event, shall more than 245 multi-family units be constructed 
on Parcel A, 35 multi-family units constructed on Parcel C and 57,000 commercial square feet 
be constructed on Parcel A.   
 
(7) Usable open spaces plazas, recreation areas. 

    
No additional open space or recreational areas are proposed for the project. Balis Park and 
Fletcher Park are two City Parks within acceptable walking distance from the development.   
 
(8) Impact on wetlands 
 
Surveying of a 1995 Geographical Information Systems shape file did not identify any wetlands 
on-site. Any development impacting wetlands will be permitted pursuant to local, state and 
federal permitting requirements. 
 
(9) Listed species regulations 

 
No wildlife survey was required as the project is less than the 50-acre threshold. 
 
(10) Off-street parking including loading and unloading areas. 
 
On Parcel A, there will be a total of 114 at grade parking spaces and a maximum six-story 
elevated parking garage with 407 parking spaces within the mixed use building. As currently 
proposed, there will be 34 on-street parking spaces within and adjacent to PUD boundaries as 
well as up to 38 overflow compact parking spaces on Parcels D and E combined. Parking 
calculations follow a formula similar to the requirements found within the RMD residential 
Zoning Districts for multi-family use and approximately 1 space per 267 gross square feet (or 
3.75 spaces per 1,000 square feet of gross floor area) of commercial area.   Any on-street parallel 
and angled parking within the ROW will require review and approval by the City. 

 
(11)  Sidewalks, trails, and bikeways 

  
The project will contain an internal pedestrian system that meets the 2030 Comprehensive Plan. 
There will also be external sidewalks as required.  
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SUPPLEMENTAL INFORMATION 
 
Upon visual inspection of the subject property on March 3, 2014 the required Notice of Public 
Hearing signs were posted.  
 

 

 
 
Source: City of Jacksonville Planning and Development Department  
Date: March 3, 2014 

 
 

RECOMMENDATION 
 

Based on the foregoing, it is the recommendation of the Planning and Development Department 
that Application for Rezoning 2014-131 be APPROVED with the following conditions: 
 
1) The subject property is legally described in the original legal description dated January 
22, 2014. 
 
2) The subject property shall be developed in accordance with the revised written 
description dated January March 7, 2014.  
 
3) The subject property shall be developed in accordance with the revised site plan dated 
February 24, 2014. 
 
4) The subject property shall be developed in accordance with the Development Services 
Division Memorandum dated February 21, 2014 or as otherwise approved by the Planning 
and Development Department. 
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5) Outside dining areas shall not obstruct a minimum of 5 feet of public sidewalk area 
along all ROW frontages of any commercial space.  
 
 
 

 
View of the property from the Atlantic/Hendricks intersection. 

 
Source: City of Jacksonville Planning and Development Department  
Date: March 3, 2014 
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View of the subject property looking northwest from Mango Place.  

 
Source: City of Jacksonville Planning and Development Department  
Date: March 3, 2014 
 
 

 
Existing Wells Fargo Bank at the corner of Atlantic Ave. and Mango Place.  

 
Source: City of Jacksonville Planning and Development Department  
Date: March 3, 2014 
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Rear of existing Wells Fargo Bank at the corner of Atlantic Blvd. and Minerva Ave.  

 
Source: City of Jacksonville Planning and Development Department  
Date: March 3, 2014 
 

 
View west along Atlantic Boulevard toward San Marco Square.   

 
Source: City of Jacksonville Planning and Development Department  
Date: March 3, 2014 
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Parcel E, behind Wells Fargo, as seen from Mango Place.  

 
Source: City of Jacksonville Planning and Development Department  
Date: March 3, 2014 
 
 

 
Parcel C as seen from Arcadia Place.  

 
Source: City of Jacksonville Planning and Development Department  
Date: March 3, 2014 
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Outparcel, single-family home not part of the PUD rezoning, southern end of Parcel C.  

 
Source: City of Jacksonville Planning and Development Department  
Date: March 3, 2014 
 
 
 

 
Adjacent commercial office building located south of Parcel E, along Alford Place.  

 
Source: City of Jacksonville Planning and Development Department  
Date: March 3, 2014 
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View of Parcel D from Minerva Ave.  

 
Source: City of Jacksonville Planning and Development Department  
Date: March 3, 2014 
 
 
 

 
Adjacent single-family home south of Parcel D.   

 
Source: City of Jacksonville Planning and Development Department  
Date: March 3, 2014 
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View south from Parcel A, across Alford Place toward South Jacksonville Presbyterian Church.  

 
Source: City of Jacksonville Planning and Development Department  
Date: March 3, 2014 
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   D E V E L O P M E N T  S E R V I C E S 

 

 

R-2014-131 East San Marco PUD fka R-2006-654    P L A N N I N G  AND  D E V E L O P M E N T  
 
214 N. Hogan Street Suite 2100 Jacksonville,  FL  32202  Phone: 904 255 8310 Fax: 904 255 8311 www.coj.net 

February 21, 2014 
 
 
M E M O R A N D U M 
 
TO:  Aaron Glick, City Planner II 
  Planning and Development Department 
 
FROM: Lisa King 

Traffic Technician Senior 
  
Subject: East San Marco PUD 
  R-2014-131 fka R-2006-654 
   
 
Upon review of the referenced application and based on the information provided to date, the 
Development Services Division has the following comments: 
 

1. Creation of angled parking in the public right-of-way (Mango Place) requires approval 
from City Engineer, Bill Joyce. 

2. Creation of parallel parking in the public right-of-way will be permitted provided that there 
is adequate roadway width to maintain 2 lanes of traffic in addition to parking. 

3. Traffic does not support maneuvering/backing in public right-of-way for loading and 
unloading.  

4. Loading bay area access exceeds the permitted width of a driveway (36’) and does not 
meet the minimum 10’ tangent section at intersection.  

5. Sidewalk adjacent to parking shall be 6’ in width. Sidewalk adjacent to curb and sidewalk 
that does not meet clear zone requirement shall be a minimum of 6’ in width.  

6. There shall be no vertical construction within the 5’ unobstructed sidewalk up to 7’ above 
grade. [Written Description states that: “At least 5 feet of the sidewalk area shall be 
unobstructed, except that landscaping, utilities, trellis and/or colonnade roof overhangs 
and similar uses shall be allowed within the unobstructed sidewalk area.”] 

7. Traffic does not support vertical construction within the intersection visibility 25’ sight 
triangle (between 2’ & 8’) for both pedestrian & vehicle safety.  

 
Please understand that this does not constitute approval of the design elements.  Approval of 
the design elements (driveway location, dimensions, roadway geometry, traffic circulation, etc.) 
shall be facilitated through the 10-set and 10-set review process.  If you have any questions 
regarding the comments outlined above, please call me directly at 255-8586.  
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M E M O R A N D U M 
 
 
DATE: February 26, 2014 
 
TO:  Aaron A. Glick, LEED® AP 
  City Planner II 
    
FROM: Soliman Peter Salem, MPA 
  City Planner II 
 
SUBJECT: TRANSPORTATION REVIEW OF EAST SAN MARCO PUD 
 
This traffic impact analysis was conducted for 5.07 +/- acres of land in the San Marco neighborhood, 
bordered by Atlantic Boulevard to the north, Hendricks Avenue to the west, Alford Place to the south, and 
Arcadia Place to the east. The proposed PUD includes parcels A, B, C, D, and E which is comprised of a 
maximum of 63,000 square feet of commercial space (including 46,000 square feet of neighborhood 
commercial space on parcel A, and 17,000 square feet for bank on parcel B) and 280 multi-family dwelling 
units on parcels A and C. Parcels D and E will developed with surface parking spaces. This development is 
also approved under an existing Development Agreement/Conditional Capacity Availability Statement 
(CCAS) 76693 which has a reserved traffic capacity of 2,114 average daily trips and 258 PM peak hour 
trips for 57,000 SF of commercial space and 160 multi-family dwelling units. This 258 PM peak hour trips 
was further reduced for credits received for previous development on parcels identified within the site, 
which results in a net 1,746 daily trips and 179 PM peak hour trips.  
 
The CCAS 76693 application was recently modified to reduce the commercial development and increased 
the total number of dwelling units. The applicant presented a Traffic Operations Analysis dated November 
26, 2013 and a revised version on January 15, 2014, completed by England, Thims, & Miller Inc. The 
analysis provides trip estimates based on the methodologies and procedures identified in the 8th edition of 
the ITE Manual. The trip generation analysis was based on the proposed development for 44,800 SF of 
commercial space and 280 multi-family dwelling units in order to maintain the PM peak hour trips 
reserved under DA/CCAS 76693. The Planning and Development Department concurs that the calculation 
methodology is consistent with the previously approved CCAS application.  The analysis also provides 
traffic count data for periods 2013 and 2017, and a Synchro model analysis of the signalized intersections 
on Atlantic Boulevard and Hendricks Avenue. A modest 1% growth rate was applied per year for 
background traffic which is consistent with the FDOT Level of Service Report dated August 12, 2013.   
 
Atlantic Boulevard and Hendricks Avenue (SR 13) are the directly accessed functionally classified 
roadways to the project site. Atlantic Boulevard from I-95 to San Marco Boulevard is a 4-lane undivided 
class II minor arterial facility and is currently operating at an acceptable LOS C.  Atlantic Boulevard has a 
maximum daily service volume of 33,345 trips and a 2013 daily traffic volume of 9,246 trips.  This road 
segment currently has sufficient capacity to accommodate the traffic generated by this development.  
Hendricks Avenue (SR 13) from San Marco Boulevard to I-95 is a 2-lane divided class II minor arterial 
facility with a minimum acceptable Level of Service (LOS) ‘D’, which has a maximum daily capacity of 
15,600 trips. The 2012 FDOT Level of Service Analysis shows this segment is currently operating at 
approximately 91% of its capacity and accommodates 14,200 daily trips and 1,278 PM peak hour trips. 



 

P L A N N I N G  A N D  D E V E L O P M E N T  D E P A R T M E N T  
 
 
 
 
 
 

214 North Hogan Street      |      Suite 300      |      Jacksonville, Florida 32202      |    (904)255-7800 

This facility has a 1% growth rate factor and operating at LOS ‘D’ by 2017. This is a state facility and is 
subject to FDOT review and access management requirements. 
 
The proposed PUD submitted to the Planning and Development Department for review has the potential to 
be developed with 63,000 square feet of commercial space and 280 multi-family dwelling units. However, 
the project will be limited to 44,800 square feet of commercial space and 280 dwelling units in order to 
maintain the PM peak hour trips reserved under DA/CCAS 76693. 
 



Application For Rezoning To PUD

Planning and Development Department Info 
Ordinance # N/A Staff Sign-Off/Date AAG /  01/22/2014 
Filing Date N/A Number of Signs to Post N/A

Hearing Dates:

1st City Council N/A Planning Comission N/A

Land Use & Zoning N/A 2nd City Council N/A

Neighborhood Association SAN MARCO PRESERVATION SOCIETY 
Neighborhood Action Plan/Corridor Study N/A 

Application Info 
Tracking # 526 Application Status FILED COMPLETE

Date Started 12/04/2013 Date Submitted 12/04/2013

General Information On Applicant 
Last Name 

 REWIS

First Name 

 STACI

Middle Name  

 

Company Name 

 GUNSTER

Mailing Address 

 225 WATER STREET, SUITE 1750

City 

 JACKSONVILLE

State 

 FL Zip Code  32202

Phone 

 9043541980

Fax 

 9043506039

Email 

 SREWIS@GUNSTER.COM

General Information On Owner(s) 

 Check to fill first Owner with Applicant Info 

 

 

Last Name 

 FLEMING

First Name 

 TOM

Middle Name  

 

Company/Trust Name 

 EAST SAN MARCO, LLC

Mailing Address 

 ONE INDEPENDENT DRIVE, SUITE 114

City 

 JACKSONVILLE

State 

 FL

Zip Code 

 32202

Phone 

 9045987684

Fax  

           

Email  

 TFLEMING@REGENCYCENTERS.COM

Last Name 

 HANRAHAN

First Name 

 CHRIS

Middle Name  

 

Company/Trust Name 

 WELLS FARGO BANK, N.A.

Mailing Address 
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 225 WATER STREET FL0495

City 

 JACKSONVILLE

State 

 FL

Zip Code 

 32202

Phone 

 9043966797

Fax  

           

Email  

 CHRIS.HANRAHAN@WELLSFARGO.COM

Property Information 

Previous Zoning Application Filed For Site?  

If Yes, State Application No(s)   2006-654-E

Ensure that RE# is a 10 digit number with a space (###### ####)             

Map RE#
Council 
District

Planning 
District

From Zoning 
District(s)

To Zoning 
District

Map  081645 0000  5  3  PUD  PUD

Map  081652 0000  5  3  PUD  PUD

Map  081650 0000  5  3  PUD  PUD

Map  081642 0000  5  3  PUD  PUD

Map  081649 0000  5  3  PUD  PUD

Map  081648 0010  5  3  PUD  PUD

Map  081643 0000  5  3  PUD  PUD

Map  081654 0010  5  3  PUD  PUD

Map  081662 0000  5  3  PUD  PUD

Map  081663 0000  5  3  PUD  PUD

Map  081664 0000  5  3  PUD  PUD

Map  081669 0000  5  3  PUD  PUD

Map  081665 0000  5  3  PUD  PUD

Map  081666 0000  5  3  PUD  PUD

Map  081668 0000  5  3  PUD  PUD

Map  081667 0000  5  3  PUD  PUD

Map  081686 0000  5  3  PUD  PUD

Map  081658 0000  5  3  CCG-1  PUD

Map  081659 0000  5  3  CCG-1  PUD

Land Use Category Proposed?  

If Yes, State Land Use Application # 

 5117

Land Use Category 

 CGC

Total Land Area (Nearest 1/100th of an Acre)    5.07

Development Number  

Proposed PUD Name   EAST SAN MARCO

Justification For Rezoning Application 
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SEE EXHIBIT D 

Location Of Property 
General Location 

 INTERSECTION OF ATLANTIC BLVD & HENDRICKS AVE

House # 

 0

Street Name, Type and Direction 

 ATLANTIC BV

Zip Code 

 32207

Between Streets 

  and   ATLANTIC BLVD HENDRICKS AVE

Required Attachments For Formal, Complete application 
The following items must be labeled as exhibits and attached to application in the order 
prescribed below. All pages of the application must be on 8½" X 11" paper with provision for 
page numbering by the staff as prescribed in the application instructions manual. Please 
check each item below and the PUD Check List for inclusion of information required.  

Exhibit 1  A very clear, accurate and legible legal description of the property that must 
be only and entirely placed on the JP&DD formatted forms provided with the 
application package. The legal description may be either lot and block or metes 
and bounds. 

Exhibit A  Property Ownership Affidavit – Notarized Letter(s). 

Exhibit B  Agent Authorization - Notarized letter(s) designating the agent. 

Exhibit C  Binding Letter. 

Exhibit D  Written description in accordance with the PUD Checklist and with provision for 
dual page numbering by the JP&DD staff. 

Exhibit E  Scalable site plan with provision for dual page numbering by the JP&DD staff 
drawn at a scale large enough to clearly indicate the following: (a) North arrow 
and scale; (b) Property lines and dimensions of the site; (c) Building locations 
and building lot coverage; (d) Parking area; (e) Required Landscaped Areas; 
(f) All ingress and egress locations (driveways, alleys and easements) within 
660 feet; (g) Adjacent streets and rights-of-way; (h) jurisdictional wetlands; 
and (i) existing site conditions and improvements that will be undisturbed. 

Exhibit F  Land Use Table 

Exhibit G  Copy of the deed to indicate proof of property ownership. 

Supplemental Information 
Supplemental Information items are submitted separately and not part of the formal 
application 

Exhibit H  Aerial Photograph. 

Exhibit I  Listed Species Survey (If the proposed site is greater than fifty acres). 

Exhibit J  Other Information as required by the Department 
(i.e.-*building elevations, *signage details, traffic analysis, etc.). 

Exhibit K  Site Location Map. 

Public Hearings And Posting Of Signs 

No application will be accepted until all the requested information has been supplied and the 
required fee has been paid. Acceptance of a completed application does not guarantee its 
approval by the City Council. The applicant will be notified of public hearing dates on this 
application upon the filing of the application. The applicant or authorized agent MUST BE 
PRESENT at the public hearings. The required SIGN(S) must be POSTED on the property BY 
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THE APPLICANT within 5 days after the filing of an application. The sign(s) may be removed 
only after final action of the Council and must be removed within 10 days of such action.  
 
The applicant must also pay for the required public notice stating the nature of the proposed 
request which is required to be published in an approved newspaper AT LEAST 14 DAYS IN 
ADVANCE OF THE PUBLIC HEARING. (The Daily Record - 10 North Newnan Street, 
Jacksonville, FL 32202 • (904) 356-2466 • Fax (904) 353-2628) Advertising costs are payable 
by the applicant directly to the newspaper and the applicant must furnish PROOF OF 
PUBLICATION to the Planning and Development Department, 214 North Hogan Street, Ed Ball 
Building, Suite 300, Jacksonville, Florida, 32202, prior to the public hearing. 

Application Certification 
I, hereby, certify that I am the owner or the authorized agent of the owner(s) of the property 
described herein, that all answers to the questions in this application and all information 
contained in the material attached to and made a part of this application, are accurate and 
true to the best of my knowledge and belief. I also attest that all required information for this 
rezoning application is completed and duly attached in the prescribed order. Furthermore, if 
the package is found to be lacking the above requirements, I understand that the application 
will be returned for correct information. 

 Agreed to and submitted  

Filing Fee Information 
1) Rezoning Application's General Base Fee: $2,000.00 

2) Plus Cost Per Acre or Portion Thereof 

 Acres @ $10.00 /acre: 5.07  $60.00

3) Plus Notification Costs Per Addressee 

Notifications @ $7.00 /each: 
4) Total Rezoning Application Cost (Not to Exceed $15,000.00): 

NOTE: Advertising Costs To Be Billed to Owner/Agent 
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Developments Main Menu

Application Num Lookup 76693

Name Lookup Add

Todays date 3/4/2014

Loc HENDRICKS AVENUE (BETWEEN 
ATLANTIC BOULEVARD AND ALFORD 
PLACE)App Num 76693

Date Finalized Date Denied

PHT Gen 179ADT Gen 1746

TAZ Number1 1977 Reserved Pop1 0 Reserved Emp1 82

Traffic Comment AGGREGATED WITH CRC 48058. SUFFICIENT CAPACITY FOR TRAFFIC LINKS. ASSIGNMENT 
POSTED. (APPROVED LAND USES ARE 160 DUS CONDOS AND 57,000 SF OF COMMERCIAL). 79 
PHT CREDIT FOR PERVIOUS USE - 21,000 sf (ite 820) & 2 Dus (ITE 210)

Dev Name EAST SAN MARCO

Date Applied 7/13/2010App Typ CCAS

Go to Selected Link 

Transit coments: SUFFICIENT CAPACITY FOR TRANSIT.  ASSIGNMENT POSTED.  REFER PROJECT TO JTA.

4

Print 
Screen

PPS: 0.574 Hdwy Peak: 40

Approve 3_2_2: YES Approve 3_2_3: YES Transit Route: B7

Link Id RHC

0504 5 47

0504 40 59

0504 467 38

0504 468 39

0504 619 47
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