
 

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 
Special Meeting 

June 25, 2019 
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: Special of June 25, 2019 
2. MINUTES: Meeting of June 5, 2019 

 
III. OLD BUSINESS: 

A. PZ-19-00200005 – Large Scale Site Plan (850 Cidco Rd.)   Tabled from June 5, 2019 
Approval of a Large-Scale Site Plan consistent with Appendix A, Zoning, Article III, Section 1(D), 
to construct a new industrial fabrication building, along with additional concrete equipment 
pads and associated parking. The property is identified as 850 Cidco Road, Cocoa, Florida. 
(Parcel ID: 24-35-12-00-6) 

 
IV. NEW BUSINESS: 

A. PZ-19-021– Text Amendment – Parking as a Special Exception use in Article XI, Section 22 
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD COUNTY, FLORIDA; 
AMENDING APPENDIX A, ARTICLE XI, SECTION 22 OF THE ZONING ORDINANCE OF THE CITY 
OF COCOA TO ALLOW PARKING AS A SPECIAL EXCEPTION USE IN THE COCOA VILLAGE 
SUBDISTRICT OF THE COCOA WATERFRONT OVERLAY DISTRICT. 
 

V.  OTHER BUSINESS: 
1. Tree Board Update: None 
2. Recent Development Update: None 
 

VI. NEXT MEETING DATE: 
Wednesday, July 17, 2019 
 

VII. ADJOURNMENT 
 
 
 

(Over please) 

 
 
 

http://www.cocoafl.org/


                                                                                         Stay Connected:   www.CocoaFL.org   

  

 
 
NOTICE TO PUBLIC: 
This 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. 

All persons and parties are hereby advised that if they should decide to appeal any decision made by this 
Board with respect to any matter considered at this hearing, they will need a record of the proceedings 
and that for such purpose, affected persons may need to ensure that a verbatim record of the proceedings 
is made, which record includes the testimony and evidence upon which the appeal is to be based. 

The facility where this public hearing will be held is accessible to the physically handicapped.  Interested 
parties are hereby advised that they may appear at said meeting and be heard with respect to the 
application.  Written comment from the public with regard to the application will also be accepted. 

Information pertaining to the above may be inspected at the Planning & Zoning Division at 65 Stone Street, 
Cocoa, Florida between 8:00 a.m. and 5:00 p.m., Monday through Friday, beginning the Friday before the 
Board Meeting date, or by phoning (321) 433-8535. 

http://www.cocoafl.org/
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MINUTES 

CITY OF COCOA 

PLANNING & ZONING BOARD/ LOCAL PLANNING AGENCY 

 REGULAR MEETING  

JUNE 5, 2019 

 

The regular meeting of the Planning & Zoning Board/ Local Planning Agency 

was held on June 5, 2019 at City Hall, 65 Stone Street, Cocoa, FL, as publically 

noted. 

 

I. CALL TO ORDER: 

 

Chairperson Dobrin called the meeting to order at 6:04 PM 

PRESENT:  Michael Dobrin  Chairperson 

 Al Washington  Vice Chairperson   

Todd Anderson  Board Member 

Sherry Ervin   Board Member  

Trina Gilliam   Board Member  

Marilyn Green   Board Member  

Alec Greenwood  Board Member  

Lawrence Koss  Board Member  

Kristen Eick    Assistant City Attorney  

Courtney Jackson  Recording Secretary  

 

ABSENT: Russell Sengel   Board Member  

Jeri Blanco   Board Member  

 

STAFF PRESENT: 

 

Monica Arsenault, Assistant City Clerk, Jake Williams Jr., Mayor, Angela Essing, 

Community Services Senior Partner, Dodie Selig, Planning & Zoning Manager.  

Chairperson Dobrin led the assembly in the Pledge of Allegiance. 

 

II. APPROVAL OF AGENDA AND MINUTES: 
 

1. AGENDA:  Meeting of June 5, 2019 

 

 Board Member Greenwood asked for allotted time on each agenda to allow board 

member input for items that need to be brought to the board’s attention at meetings.  

 

In response, Chairperson Dobrin pointed out that as a board they cannot add or vote 

on new agenda items that have not been previously approved for discussion at the 

meetings. Board Member Greenwood clarified it would be purely for discussion. 
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Board members Koss and Anderson confirmed Board Member Greenwood meant 

this going forward and not just for this meeting. In response, Board Member 

Greenwood confirmed it was for future meetings so that they can bring up a new 

item during the meeting.  

 

*  MOTION by Chairman Dobrin; SECONDED by Vice Chairperson Washington to 

designate a section on each agenda moving forward that will allow for new 

information to be brought to the board for a consensus.  

 

Chairperson Dobrin asked if Ms. Selig had an issue with the motion before allowing 

a vote. In response, Ms. Selig stated that she did not have a problem with it.  

 

 AYES: Dobrin, Washington, Anderson, Ervin, Gilliam, Green, Greenwood, Koss  

 

   Motion passed UNANIMOUSLY. (8-0) 

 

* MOTION by Board Member Ervin; SECONDED by Board Member Green to 

approve the agenda with amendments.  

 

AYES: Dobrin, Washington, Anderson, Ervin, Gilliam, Green, Greenwood, Koss  

  

   Motion passed UNANIMOUSLY. (8-0) 

                                 

2. MINUTES:  Meeting of May 1, 2019 

 

Discussion began over past minutes being delayed from becoming available for the 

Board to review due to Staff shortages.  

 

Chairperson Dobrin asked if it may be possible in the future to have the minutes 

sent to the Board at least one week prior to the meeting so they have time to review 

them.   

 

* MOTION by Board Member Koss; SECONDED by Board Member Greenwood 

to approve the minutes from May 1, 2019 as written.  

 

 AYES: Dobrin, Washington, Anderson, Ervin, Gilliam, Green, Greenwood, Koss  

                          

   Motion passed UNANIMOUSLY. (8-0) 

                         

III. OLD BUSINESS: 
NONE 

 

IV. NEW BUSINESS:  
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Board Member Green mentioned two letters that were brought up at the last 

meeting and wanted to know if they were going to be attached to those minutes. In 

response, Ms. Arsenault said they would be scanned into Cocoa’s digital archive, 

attached to the minutes, and referenced as exhibits in those minutes as well.  

 

A. PZ-18-0010005- Preliminary Subdivision (Adamson Creek Phase 18) 

Approval of Preliminary Subdivision consistent with Chapter 18 Subdivisions and 

Appendix A, Zoning of the City Code. The property owner desires to develop 94 

single-family residential lots along with a storm water tract and amenities as Phase 

1B of a previously approved Planned Unit Development known as Adamson Creek. 

The subject properly is located on the east side of Adamson Road, approximately 

1.25 miles north of State Road 524 and contains +/- 27.31 acres. The property is 

identified by Parcel #’s: 24-35-22-25-2 and 24-35-22-25-Q. 

 

Ms. Selig provided a PowerPoint presentation1 to the Board. She explained the 

background of the project which included a Planned Unit Development (PUD) that 

was approved in 2005 as well as 431 single-family homes on 178 acres, 44 acres of 

open space and amenities. Phase 1 was approved and recorded in 2006 and was 

later broken down into 3 phases (1A, 1B and 1C). Phase 1A was recorded in 2007 

with 154 single-family homes. On October 13, 2015 the City approved a 

Preliminary Subdivision for Phases 1B and 1C. The 2015 approval expired in 2016. 

DR Horton, Inc. purchased the property in January 2018 and they commenced 

construction of the infrastructure based on that prior approval. This situation came 

to light when the contractor approached the City for inspections of the site work.  

 

After discussion of the project background Ms. Selig introduced the Project 

Summary. She shared that the plans submitted for approval at this time do not 

contain the customary engineering pages found in a typical preliminary subdivision 

application. This is in part because the original PUD is still in effect and that 

approval included all the relevant engineering detail customary to such a project. 

City staff have inspected the site work completed and have given approval. In 

addition, because the site work is completed, the applicant is requesting approval 

of the Final Subdivision along with this Preliminary Subdivision application. 

Therefore the plans submitted are the final plat pages. 

 

Ms. Selig noted the details of the Phase 1B Project and explained that there are 1.02 

acres of developable land, 6.29 acres of wetland area, 94 single-family homes on 2 

streets, a storm water pond which will be stocked with fish, and a dock/viewing 

platform. Additionally, Tract K contains a multi-use playing field area along Saxton 

Road, a sidewalk connection will link Orsino Lane with the existing walkway 

around the wetland in Tract P as well as the storm water pond in Tract E, and 3.47 

acres of open space credit towards the minimum 25% requirement.  

 

                                                           
1 1 PowerPoint Presentation: Preliminary Subdivision Adamson Creek Phase 1B   
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Unlike Phase 1A, the roads created in Phase 1B will be private roads owned and 

maintained by the Adamson Creek Home Owner’s Association, Inc. with an 

easement recorded on the plat to the City of Cocoa. The plans have been reviewed 

by City staff for consistency with Chapter 18 Subdivisions and with Appendix A 

Zoning of the City of Cocoa Code and found to be in substantial compliance.  The 

majority of the lots created by this subdivision are 50 feet in width and 120 feet in 

depth which equates to 6,000 sq.ft. of lot area. Lots on roadway curves are allowed 

a minimum width of 25 feet, and corner lots are required to be 15% larger than 

interior lots. This subdivision plat meets these requirements. There is no minimum 

lot size under PUD zoning and minimum setbacks and distance separation between 

structures will be addressed when a building permit is applied for.  

 

Staff is still awaiting comments from the City’s flood plan reviewer which may 

need to be addressed as well as a School Capacity Letter from the Brevard County 

School Board. Therefore, staff has added conditions to its recommendation below 

that all outstanding review comments will have to be resolved prior to recording of 

the Final Subdivision Plat.  

 

Board member Ervin inquired if the walkway for this project was similar to 

Emerald Lakes and if it would be a gated community. In response, Ms. Selig 

described the similarities between the two subdivisions and noted that while it is 

not going to be a gated community, it will be privately owned and maintained.  

 

Staff recommends the Planning & Zoning Board recommend approval to City 

Council of the Preliminary Subdivision for Adamson Creek Phase 1B with the 

conditions set forth below: 

 

1. A copy of the School Capacity Determination Letter is required prior to recording 

of the Final Subdivision Plat. 

2. All comments generated by the City’s flood plain reviewer must be addressed prior 

to recording of the Final Subdivision Plat. 

3. The existing construction lien must be cleared and a clean title report provided to 

the City prior to recording the Final Subdivision Plat. 

4. Confirmation is needed that the sidewalks along both streets are only in Tract R-1. 

5. Please provide a printed name line for each witness signature line within the 

dedication section of the plat. 

 

Chairperson Dobrin wanted to know when development would begin.  

 

Ms. Selig said that it is currently in construction, but once the final plat has been 

recorded, then they can begin to build and sell homes.  

 

Chairperson Dobrin opened the discussion to the public. 
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Mr. Edward Jones, 125 Grace Ave., expressed his concern over the construction of 

his community being done without his permission and the flooding it is causing to 

his property. He further explained that he was given a letter from the developer in 

2005 asking him to annex his property into the City limits for around $12,000. Mr. 

Jones admitted he never granted permission to have his home annexed from county 

to city and declined the developer’s offer.  

 

Board Member Koss asked if Mr. Jones’ property has been flooded since 

development began in 2005-2007 to which Mr. Jones replied “yes”.  

 

Board Member Ervin inquired if the flooding was possibly from the construction 

of Lost Lakes around that same time frame.  

 

Mr. Jones was not sure where the specific cause of the flooding is, he just knows 

the flooding began after the development started. 

 

Chairperson Dobrin asked if there was a current offer for his property. 

 

Mr. Jones said the developer called again a month ago with another offer, but was 

not able to match the offer originally given in 2005.  

 

Discussion began about possible ways for Mr. Jones to receive another monetary 

offer that could match his original offer from 2005. 

 

Vice Chairperson Washington wanted to confirm with Mr. Jones that he came 

before the board previously for his flooding issue and had developers promise they 

would mitigate the flooding on his property.  

 

Mr. Jones replied that he did come before the board previously, but the developers 

never fulfilled their promise to fix his flooding issue.  

 

Chairperson Dobrin asked if the construction company or the City of Cocoa could 

do anything to prevent the flooding and wanted to know if there was any legal 

action Mr. Jones could take. In response, Mr. Jones said that there was nothing the 

developer nor the City of Cocoa could do; it was the County’s responsibility and 

did not feel as though legally challenging the issue would work.  

  

Ms. Selig said DR Horton will contain all the storm water as required by St. Johns 

River Water Management, but it should not affect his property based on where it is 

located. 

 

Board Member Koss asked when Mr. Jones’ property was annexed and if it was 

just his property or the properties adjacent to him. He wanted to confirm with Mr. 

Jones what his specific issues were to further understand his situation.  
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Mayor Williams stated that he was familiar with Mr. Jones’ issue and noted that 

the first phase with the other developer was affecting Mr. Jones’ property and they 

said they would mitigate the issue of the flooding. He added that the issue is not 

with the City, it is with the first phase developer, but the second phase of the 

development should not directly affect Mr. Jones’ property.  

 

The Board Members asked Mr. Jones to share his Parcel ID so they could verify 

where his property was located to see if they could figure out where the flooding 

could be coming from. It was clarified that the Parcel ID is 24-35-22-00-263.    

 

Michael Wells, 1318 Mycroft Dr., asked the Board to consider a sound barring wall 

for Adamson Creek after expressing his concern for noise disturbance from the 

development.   

 

Board Member Koss asked if there was a fence that would block the sound.  

 

Mr. Wells stated that DR Horton has put up a plastic fence to help mitigate the 

noise, but it is not effective. He further discussed all the situations that cause the 

noise.   

 

Board Member Ervin wanted to make sure it was not the specific site that was 

causing the noise, but the traffic. In response, Mr. Wells agreed it was the traffic.  

Chairperson Dobrin inquired if putting up the projected 94 homes would make any 

more of a noise impact than what the development construction is already causing. 

In response, Mr. Wells stated it would not make a significant impact either way on 

the noise level.   

 

Patricia Rutt, 1394 Mycroft Dr., stated that she is experiencing the noise problem 

as well and her solution is widening Adamson Road, putting in a stop light at the 

entrances, and reducing the speed limits. She feels the noise is coming from all of 

the Waste Management trucks, as well as the other vehicles going to and from the 

construction dump site. By implementing these changes, she feels it would greatly 

reduce the noise.  

 

Board member Ervin asked if Ms. Rutt has a Home Owners Association and if so, 

would she be getting a different Home Owners Association with the new 

development. In response, Ms. Rutt confirmed they have a Home Owners 

Association but was not sure if she would be getting a new one.  

 

Board member Ervin suggested that she consult with her Home Owners Association 

for her concerns regarding the speed limit and consult with Florida Department of 

Transportation for her suggestions on widening the road and implementing stop 

lights. She also suggested that she be persistent with her concerns until her concerns 

are answered.  
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Ms. Rutt asked the Board what other amenities would be added to Adamson Creek. 

She further discussed her concerns with the construction and the noise mitigation.  

 

Mayor Williams mentioned that putting up a noise-barrier wall on the side facing 

I-95 in Adamson Creek is something he can bring up at the next TPO meeting.  

 

Board Member Koss asked if there was anything the City can do to hold the 

developer accountable to ensure the flooding and noise mitigation issues for 

surrounding properties are addressed. In response, Ms. Selig confirmed that there 

is something that can be done by the developer.  

 

Board Member Koss also asked if the board can recommend a condition to address 

Mr. Jones’ flooding issue and the noise mitigation. 

 

Mr. Michael Weiss, DR Horton, Inc. Representative, stated that, while he cannot 

comment on Mr. Jones’ property flooding, he is very sympathetic towards the issue 

and noted that the flooding is unique in its nature. Mr. Weiss further signified that 

DR Horton is completely compliant with St. Johns in terms of storm water 

management and to this day, has not ever been found in violation regarding their 

storm water system setups in Adamson Creek.  

 

Board Member Gilliam asked Mr. Weiss if DR Horton can put up a barrier around 

Mr. Jones’ property to protect his home from storm water flooding in. In response,  

Mr. Weiss responded that he cannot confirm if he can, but stated he would discuss 

it with DR Horton as something the developer can look into given Mr. Jones’ 

unique flooding situation.  

 

Chairperson Dobrin asked for the overall feeling of the Board regarding flooding 

and how the developer has handled the situation thus far.  

 

Board Member Greenwood thought the issue lies with the original developer back 

in 2006.  

 

Ms. Selig wanted to iterate that DR Horton will have to be briefed over every issue 

before a plat is approved. 

 

Mr. Weiss stated that due to the unique situation, he is unsure what is causing Mr. 

Jones’ property to flood continuously.   

 

Mr. Jones added that his issue is not with the developer. He stated that his issue is 

with the City of Cocoa for not doing enough to help solve his flooding issue and 

for allowing construction to happen without his permission. 
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Board Member Anderson responded to Mr. Jones and pointed out that his issue is 

with Brevard County specifically and not with the City of Cocoa.  

 

* MOTION by Board Member Anderson; Seconded by Board Member Koss to 

approve the subdivision plat with the conditions set forth by staff. 

 

 AYES: Dobrin, Washington, Anderson, Ervin, Gilliam, Green, Greenwood, Koss  

 

   Motion passed UNANIMOUSLY. (8-0) 

 

 

B. PZ-19-00200005- Large Scale Site Plan (850 Cidco Rd.)- ITEM TO BE 

TABLED  

 

Approval of a Large-Scale Site Plan consistent with appendix A, Zoning, Article 

III, Section 1(D), to construct a new industrial fabrication building, along with 

additional concrete equipment pads and associated parking. The property is 

identified as 850 Cidco Road, Cocoa, Florida. (Parcel ID: 24-35-12-00-06). 

 

Chairperson Dobrin asked why it was tabled to which Ms. Selig replied that  

 

Chairperson Dobrin asked when it would be ready. In response, Ms. Selig 

announced it will most likely be ready by the board’s next meeting in July.  

 

* MOTION by Board member Ervin; SECONDED by Board member Koss to table 

the item. 

 

 AYES: Dobrin, Washington, Anderson, Ervin, Gilliam, Green, Greenwood, Koss  

 

   Motion passed UNANIMOUSLY. (8-0)  
 

V. OTHER BUSINESS: 
 

A. Tree Board Update:   

 

Board Member Ervin asked if everyone received Linda Dolphin’s email with the 

Tree Reports2. 

  

Board Member Greenwood mentioned a question brought up at a previous meeting 

that was asked by Board Member Anderson regarding trees being removed from 

the corner of Beverly St. and Manor Dr.  

                                                           
2 Simon Stratford (ISA Certified Arborist) tree Report on 2656 N. Indian River Dr., Cocoa, FL & 
Chlorophyll Florescence Readings in Leaves Report by Stratford Arboricultural Research and 
Development   
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Ms. Selig noted she would investigate the issue further.  

 

Board Member Greenwood mentioned he did some research into Tree City USA 

and discovered Cocoa is a Tree City USA designee. He mentioned a bill that could 

go into effect in July 2019 that was proposed by Sarasota’s Senator that would have 

an impact on the Tree Board’s mission. Board Member Greenwood suggested that 

the City of Cocoa should implement a tree replacement program because other 

cities require private property owners, who have removed trees from their property, 

to plant a replacement tree somewhere else in the City so as not to decrease the 

number of trees the City has. He feels this program would greatly benefit Cocoa 

and would prevent the city from becoming treeless.  

 

After further discussion, Board Member Koss made the distinction that an arborist 

can be certified, but may not be qualified to determine if a tree needs to be removed 

or not. He also recommended that his Value of Trees letter that he provided at a 

previous meeting be included in the City’s next FYI newsletter.  

 

Board Member Green asked how risk assessment qualifications from arborists gets 

communicated to the board and how the board’s recommendations to City Council 

is communicated when a tree gets removed. In response, Ms. Selig stated that they 

can look into it and do further research on the subject. 

 

B. Recent Development Update: None 

 

C. Notice of Future Amendment to Parking Material Standards:  

 

Ms. Selig announced she will try her best to present this to the Board by the next 

meeting in July.  

 

VI. NEXT MEETING DATE: 
 

* MOTION by Board Member Koss; SECONDED by Board Member Greenwood 

to hold the next meeting on July 17, 2019 at 6 pm.   

 

   AYES: Dobrin, Washington, Anderson, Ervin, Gilliam, Green, Greenwood, Koss 

 

   Motion passed UNANIMOUSLY. (8-0)  

 

 

VII. ADJOURNMENT: 
 

* MOTION by Vice Chairperson Washington; SECONDED by Board Member 

Koss to adjourn the meeting of June 5, 2019.  
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    AYES: Dobrin, Washington, Anderson, Ervin, Gilliam, Green, Greenwood, Koss  

 

   Motion passed UNANIMOUSLY. (8-0) 

 

   MEETING WAS ADJOURNED AT 7:41 PM.  

 

Respectfully submitted by:  

 

      

__________________________________ 

     Michael Dobrin, Chairperson   

 

 

 

 

__________________________________ 

Courtney Jackson, Recording Secretary  
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CITY OF COCOA
NOTICE OF ZONING TEXT CHANGE

NOTICE IS HEREBY GIVEN THAT

THE PLANNING & ZONING BOARD/LOCAL PLANNING AGENCY

AND CITY COUNCIL

PROPOSE TO CONSIDER THE FOLLOWING ORDINANCE:

ORDINANCE NO. ___-2019

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD COUNTY,

FLORIDA; AMENDING APPENDIX A, ARTICLE XI, SECTION 22 OF THE ZONING

ORDINANCE OF THE CITY OF COCOA TO ALLOW PARKING AS A SPECIAL EXCEPTION

USE IN THE COCOA VILLAGE SUBDISTRICT OF THE COCOA WATERFRONT OVERLAY

DISTRICT; PROVIDING FOR THE REPEAL OF PRIOR INCONSISTENT ORDINANCES AND

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

DATE.

PLANNING & ZONING BOARD / LOCAL PLANNING AGENCY PUBLIC HEARING

WILL BE HELD ON

TUESDAY, JUNE 25, 2019

AT 6:00 P.M. OR SOON THEREAFTER IN THE

COCOA CITY HALL COUNCIL CHAMBERS LOCATED AT

65 STONE STREET, COCOA, FL

CITY COUNCIL FIRST READING

PUBLIC HEARING

WILL BE HELD ON

WEDNESDAY, JULY 10, 2019

AT 6:00 P.M. OR SOON THEREAFTER IN THE

COCOA CITY HALL COUNCIL CHAMBERS LOCATED AT

65 STONE STREET, COCOA, FL

Said ordinance may be inspected by the public at the City Clerk’s Office, located at 65 Stone

Street, Cocoa, Florida, prior to the public hearings. Interested members of the public may

appear at the public hearings and be heard with respect to the proposed ordinance.

The Local Planning Agency and City Council reserve the right to continue or postpone hearings

to a date certain without re-advertising. Any person who decides to appeal any decision of

the City Council with respect to any matter considered at these meetings will need a record

of the proceedings and, for such purposes, may need to ensure that a verbatim record of

the proceedings is made, which record includes the testimony and evidence upon which the

appeal is based.SPECIAL ACCOMMODATIONS: Persons with disabilities needing special

accommodations to participate in this proceeding should contact the City Clerk’s Office at (321)

433-8484 no later than 48 hours prior to the proceeding for assistance.
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City of Cocoa 
Planning & Zoning Board 

 
S T A F F  R E P O R T  

Date: June 19, 2019 

Project Name: Large Scale Site Plan – 850 Cidco Rd. 

Project No.: PZ-19-00200015 

Meeting Date: June 25, 2019 

Planner: Dodie Selig, AICP, Planning & Zoning Manager 

Applicant: Dale Coxwell 
Coxwell Holmes Family Limited Partners 
PO Box 410276 
Melbourne, FL 32941 

Property Owner: Dale Coxwell 
Coxwell Holmes Family Limited Partners 
PO Box 410276 
Melbourne, FL 32941 

Project Location: The property is identified as 850 Cidco Road, Cocoa, Florida. 
(Parcel ID: 24-35-12-00-6) 

Requested Action: APPROVAL OF A LARGE-SCALE SITE PLAN for 850 Cidco Road 
consistent with Appendix A, Zoning, Article III, Section 1(D), to 
construct a new industrial fabrication building, along with 
additional concrete equipment pads and associated parking. 

I. Project Information 
 
The applicant is requesting approval of a Large Scale Site Plan (Exhibit A) for a single parcel (850 Cidco 
Road) totaling approximately 18.96 acres as depicted on the location map (Exhibit B). 

The site is located at the western end of Cidco Road. The property has several buildings for 
administration as well as industrial fabrication having been developed originally for the Coastal Steele 
Company. In addition there are outdoor areas for parking, and for material and equipment storage as 
well as stormwater retention areas. 
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The main existing fabrication building on the site is approximately 145 feet wide by 300 feet long 
and 40 feet in height.  The new building will be located directly behind (to the north) of the 
existing fabrication building in an open area that was graded and compacted and paved with 
millings so that it could be used for outdoor material delivery and storage. This area was depicted 
on the prior site plan as part of the location of phase III, a 100 foot expansion of the main building.  
 

 

Future Land Use: IND (Industrial) 

Zoning District: M-2 (Manufacturing and Industrial) 

Existing Land Use: Industrial/Manufacturing use 

Council District: District 3 – Councilmember Don Boisvert 

Overview of Surrounding Area: 

 Future Land Use Designation Zoning District Land Use 

North IND (Industrial) M-2 Vacant Land 

South IND (Industrial) M-2 Vacant Land 

East IND (Industrial) M-2 Industrial use 

West IND (Industrial) M-2 Borrow Pit 

 
 
II. Site Plan Analysis 
The Community Services Department’s Planning & Zoning Division and Building Division, Public 
Works Department, Utilities Department, Police and Fire Departments have reviewed this 
application. 
 
Consistency with Code of the City of Cocoa 

Consistent with Appendix A, Article XIII, Section 1(D), “All site plans shall be required to meet all 
current applicable code requirements.” 
 
City staff has reviewed the site plan and determined that all criteria related to the City Code have 
been satisfied.  However, on page C-202 the Special Exception Approval Note needs to be 
modified as follows, “PZ-19-00000008 – Special exception request from Appendix A, Zoning, 
Article XI, Section 19 (c) (1) of the City of Cocoa Code to allow for a principle structure in excess 
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of 60’ in height and up to a maximum of 120’ in height in the M-2 (Manufacturing and Industrial) 
zoning district.” This modification has been added as a condition of final site plan approval. 
 
Because the footprint area of the new building is already a stabilized surface no additional 
stormwater facilities are required. The new building will only require electric service so no 
additional water or sewer facilities are required. The parking requirements for an industrial use 
are 1 space for every 2 employees plus 1 space for every company vehicle. Additional parking is 
being provided based on the estimated number of employees provided by the applicant, and 
there are no company vehicles anticipated at this time. Given the fast changing nature of the 
applicant’s business, an area suitable for the on-site development of future employee parking 
has been identified and discussed with staff. Any future changes to the site will require a 
modification to the site plan. 
 
Concurrency Management/Adequate Public Facilities 

Wastewater 

The site plan does not include an expansion of the existing wastewater facilities for the site. 

Stormwater Management 

The site plan does not include an expansion of the existing stormwater facilities for the site. 

Potable Water 

The Dyal Plant provides potable water for the City of Cocoa service area and it is currently permitted to 
operate at 48 million gallons per day (mgd). The maximum provision over the past twelve months is 34 
mgd. Thus, there is sufficient capacity for Potable Water. 

Solid Waste 

The Level of Service (LOS) for the City of Cocoa is 1.2 tons of solid waste disposal per capita per year. The 
City contracts with Waste Management for the provision of solid waste, providing collection 2 to 6 times 
per week as needed for non-residential locations. The projected solid waste generated by the new 
facility will be collected consistent with the adopted level of service standards. 

Roadways (Transportation) 

The Comprehensive Plan Transportation Element does not provide minimum Level of Service (LOS) 
standards for Cidco Road. The proposed industrial fabrication building will create a need for additional 
employees for whom additional parking is being provided on-site. Those additional employee trips will 
be added to Cidco Road, however the industrial nature of the project and the surrounding industrial 
properties means there will be very limited customer trips on this road compared to properties with 
commercial uses. In addition the fact that the property lies at the end of the road means there are no 
pass-by traffic flows. 

Recreation 

There being no residential component to this project, recreation capacity is not required. 

Schools 
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There being no residential component to this project, school capacity is not required. 

 

Consistency with Comprehensive Plan Policies and Objectives  
Policy 1.1.2.10 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. 
 
 

III. Recommendation 
Staff recommends approval of the Large-Scale Site Plan for 850 Cidco Road consistent with Appendix 
A, Zoning, Article III, Section 1(D), to construct a new industrial fabrication building, along with 
additional concrete equipment pads and associated parking with the following condition: 

1) On page C-202 the Special Exception Approval Note shall read as follows, “PZ-19-00000008 – Special 
exception request from Appendix A, Zoning, Article XI, Section 19 (c) (1) of the City of Cocoa Code to 
allow for a principle structure in excess of 60’ in height and up to a maximum of 120’ in height in the 
M-2 (Manufacturing and Industrial) zoning district.” 
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City of Cocoa 
Planning & Zoning Board 

 
S T A F F  R E P O R T  

Date: June 20, 2019 

Project Name: Zoning Text Amendment – Parking Lot use 

Project No: PZ-19-021 

Meeting Date: June 25, 2019 

Project Planner: Dodie Selig, Planning & Zoning Manager 

Applicant/Owner: City of Cocoa 

Requested Action: 
CONSIDERATION OF AN ORDINANCE of the City Council of the 
City of Cocoa, Brevard County, Florida; amending Appendix A, 
Article XI, Section 22 of the zoning ordinance of the City of 
Cocoa to allow parking as a Special Exception use in the Cocoa 
Village Sub-district of the Cocoa Waterfront Overlay District. 

 
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 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 
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The ordinance proposes a text amendment to the City’s Zoning Code, Article XI, Section 22, 
Cocoa Waterfront Overlay District, which would allow parking lots and garages, whether public 
or private, as a use requiring approval of a Special Exception in the Cocoa Village Sub-district of 
the Cocoa Waterfront Overlay District.  The amendment was prompted by a project presented 
to the Board of Adjustment on April 17, 2019 that proposed a fee based parking lot use at 430 
Brevard Ave.  In reviewing that application Staff discovered that while the use was allowed by 
Special Exception in Article XI, Section 13, Central Business District, which is the zoning district 
of the applicant’s property, the use was not included in Section 22, which is the overlay district 
and related sub-district as it applies to that property. 
 
The proposed ordinance is intended to allow parking uses, public or private, as a special 
exception in the Cocoa Village sub-district, with certain restrictions.  Parking uses proposed in a 
private surface lot must be shared with a commercial, institutional, or civic building.  This 
requirement is intended to stem the possibility of entire lots in the historic Cocoa Village being 
developed into open, stand-alone surface parking lots and will require private parking uses to 
occur where a commercial, institutional or civic building is already present or will be 
constructed.  By way of illustration, the fee based parking lot use at 430 Brevard Avenue would 
be shared with a bank building on the site.  Other similar businesses that are not open to the 
public in the evening may also be encouraged by this amendment to offer fee based parking 
during non-operating hours.   
 
As described in the recitals of the proposed ordinance, the Cocoa Community Redevelopment 
Agency commissioned a professional parking study to be performed by Rich and Associates, 
Inc., in 2017 to document the current parking demand in the Cocoa Village and further updated 
parking-related objectives in the Community Redevelopment Plan in 2018.  The Community 
Redevelopment Plan recognizes the provision of additional parking as a major objective of the 
Plan.  The Community Redevelopment Plan further recognized that there are very few sites 
viable for new surface parking lots in the Cocoa Village and prioritized parking solutions, such as 
partnerships with private lot owners to allow parking in existing underutilized surface lots and a 
future multi-level parking facility that would reduce the number of surface lots and increase 
green space within the Central Business District.  The proposed ordinance would implement 
this objective by allowing underutilized surface lots shared with a commercial, institutional, or 
civic building to be used to provide additional needed parking while discouraging the negative 
aesthetic and other effects of large numbers properties being devoted solely to parking uses. 
 
Parking uses would still need to satisfy the Cocoa Waterfront Overlay standards for either 
parking garages or surface parking location. Parking uses located on property with a 
commercial, institutional, or civic building shall not be permitted to reduce the number of 
required parking spaces associated with the use of the building.  In other words, a private 
property owner would not be permitted to dedicate spaces for fee based parking and fail to 
meet parking space requirements of the applicable use. 
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Relationship and consistency with Comprehensive Plan Policies and Objectives 
 
The following Comprehensive Plan policies support the applicant’s request: 

• Transportation Element Policy 2.1.1.2(D): Ordinances shall be reviewed and amended as 
necessary in order to require safe and convenient flow of on-site traffic. Parking for 
motorized and non-motorized vehicles shall be regulated; 

• Future Land Use Element Policy 1.1.4.8: The City shall continue to monitor and, as 
appropriate, conduct parking studies to examine the demand and availability of parking in 
the Cocoa (Downtown) Redevelopment Area. 

 
II.   Recommendation 
 
Staff recommends that the Planning and Zoning Board recommend approval to City Council of 
Ordinance No. XX-2019 amending Appendix A, Article XI, Section 22 of the zoning ordinance of 
the City of Cocoa to allow parking as a Special Exception use in the Cocoa Village Sub-district of 
the Cocoa Waterfront Overlay District. 



 
City of Cocoa 

Ordinance No. __-2019 
Page 1 of 4 

 ORDINANCE NO. ___-2019 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY 
OF COCOA, BREVARD COUNTY, FLORIDA; AMENDING 
APPENDIX A, ARTICLE XI, SECTION 22 OF THE ZONING 
ORDINANCE OF THE CITY OF COCOA TO ALLOW 
PARKING AS A SPECIAL EXCEPTION USE IN THE 
COCOA VILLAGE SUBDISTRICT OF THE COCOA 
WATERFRONT OVERLAY DISTRICT; 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 ' 2(b), Art. VIII of the State 

Constitution, to exercise any power for municipal purposes, except when expressly prohibited by 
law; and 

 
WHEREAS, the City currently allows as a special exception use, parking lots and garages, 

both public and private, in the Central Business District (CBD) pursuant to Article XI, Section 13 
of the Zoning Ordinance, but does not permit the same in the Cocoa Village subdistrict of the 
Cocoa Waterfront Overlay District; and  

 
WHEREAS, Article XI, Section 13 of the Zoning Ordinance further recognizes that where 

the regulations of the Cocoa Waterfront Overlay District are more restrictive than those of the 
Central Business District, the Cocoa Waterfront Overlay District regulations shall be controlling; 
and 

 
WHEREAS, the City Council desires to amend the Cocoa Waterfront Overlay District, 

Cocoa Village subdistrict regulations, to allow for public and private parking lots as a special 
exception use, subject to certain restrictions; and 

 
WHEREAS, the Cocoa Community Redevelopment Agency commissioned a professional 

parking study to be performed by Rich and Associates, Inc. in 2017 to document the current 
parking demand in the Cocoa Village and further updated parking-related objectives in the 
Community Redevelopment Plan in 2018; and  

 
WHEREAS, both the parking study and updated Community Redevelopment Plan 

determined that parking demands continue to increase, recognized a deficit in available parking 
spaces, and identified as a main objective of the Cocoa Community Redevelopment Agency the 
creation of a parking system to support existing activities as well as increased demands as new 
development occurs in the Community Redevelopment Area; and 

 
WHEREAS, specifically, both the parking study and the Community Redevelopment Plan 
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recognized that there are very few sites viable for new surface parking lots in the Cocoa Village 
and prioritized parking solutions, such as partnerships with private lot owners to allow parking in 
existing underutilized surface lots and to establish a multi-use, multi-level parking facility, that 
reduce the amount of surface parking lots and increase green space within the Central Business 
District; and 

 
WHEREAS, the addition of public and private parking lots as a special exception use, 

with certain conditions, will facilitate the development of parking solutions in the Cocoa Village 
subdistrict that will further be reviewed by the City’s Board of Adjustment to ensure compatibility 
with surrounding properties; 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. Code Amendment.  The City of Cocoa Code of Ordinances, Appendix A, 
Article XI, Section 22, is hereby amended as follows (underlined type indicates additions and 
strikeout type indicates deletions, while asterisks (* * *) indicate a deletion from the Ordinance of 
text existing in Appendix A, Article XI, Section 22.  It is intended that the text in Appendix A, 
Article XI, Section 22 denoted by the asterisks and set forth in this Ordinance shall remain 
unchanged from the language existing prior to adoption of this ordinance): 
 

APPENDIX A - ZONING 
 

* * * 
 

ARTICLE XI. – SCHEDULE OF DISTRICT REGULATIONS  
 

* * * 
 

Sec. 22. – Cocoa Waterfront Overlay District. 
 

* * * 
(F)  Uses. The following table identifies, by zoning district and overlay sub district what uses 

are permitted (P), not permitted (blank) and/or requires a special exception (SE).  
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"Key: 
SE-
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D  
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G  
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C
-P  
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-
C  

* * * 

Commercial  

Parking, 
public or 
private  

  SE  P   SE  SE  P  SE   SE1 P   P   SE   P  

1 Parking uses shall be located either in a garage conforming to the requirements of subsection 
(L) or, except for municipal lots, in a surface lot shared with a commercial, institutional, or civic 
building in accordance with the on-site location requirements of subsection (I). Parking uses 
located on property with a commercial, institutional, or civic building shall not reduce the 
number of required parking spaces associated with the use of the building. 

* * * 

 
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 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. 
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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 _____ day of ______________, 2019. 
 
 

____________________________________ 
JAKE WILLIAMS, JR., Mayor 

 
ATTEST: 
 
_____________________________________ 
CARIE SHEALY, MMC 
City Clerk 
 
 
First Reading:  ________________ 
Legal Ad Published:  ________________ 
Effective Date:   ________________ 
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