
Wednesday, April 5, 2023

6:00 PM

City of Cocoa

65 Stone Street

Cocoa, FL 32922

Cocoa City Council Chambers

Planning and Zoning / Local Planning Agency

Meeting Agenda



April 5, 2023Planning and Zoning / Local 

Planning Agency

Meeting Agenda

I.  CALL TO ORDER

ROLL CALL

PLEDGE OF ALLEGIANCE

II.  APPROVAL OF AGENDA AND MINUTES:

AGENDA:

Approve the April 5, 2023 Regular Planning & Zoning Board Agenda 

as written or with amendments.

23-224

PZ Short Agenda April 5, 2023.pdfAttachments:

MINUTES:

Approval of the March 1, 2023 Regular Meeting Minutes as written or 

with amendments.

23-169

03-01-2023 DRAFT.pdf

Exhibit A - March 1 2023 PZ Presentation.pdf

Attachments:

III:  OLD BUSINESS:

IV:  NEW BUSINESS:
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Meeting Agenda

Staff is requesting the Planning and Zoning Board to affirm the 

determination of the Community Development Director to deny the 

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

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

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

23-146

Exhibit A - Location Map.pdf

Exhibit B - Zoning Map.pdf

Exhibit C - FLU Map.pdf

Community Development Director Determination.pdf

12_14_2022_ Appeal Ltr received from K. Rezanka.pdf

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

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

City Council Agenda Item -Ord. 06-2020

June 16 2020 PZ Minutes.pdf

City Council June 24 2020 Meeting Minutes.pdf

PZ Presentation - Text Amend - Self Service Storage.pdf

Legal Ad.pdf

Attachments:

Consideration of a Zoning Map Amendment consistent with Appendix A, 

Zoning, Article XXII, changing the Official Zoning Map designation of 77 

parcels totaling ±11.59 acres from Commercial Neighborhood (C-N) to 

Multi-Family District (RU-2-15)...End

23-145

Attachment 1 Quail Ridge 77 Parcels.pdf

Attachment 2 Quail Ridge Zoning Map

Attachment 3 Quail Ridge Rezoning Area.pdf

Attachment 4 Quail Ridge Legal Ad Proof.pdf

Attachment 5 Ordinance 03-2023 Rezoning Quail Ridge from CN to RU-2-15.pdf

Attachments:
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Consideration of Ordinance 04-2023, a citizen-initiated Zoning Map 

amendment consistent with the requirements of Code of the City of Cocoa 

(Code) Article XXI, Section 1, to change the zoning designation of a parcel 

of real property totaling ±0.27 acres, identified as Brevard County Parcel 

ID No. 24-36-33-02-0000-0-0004.00, from City of Cocoa Core 

Commercial (C-C) to City of Cocoa “Multiple-Family Dwelling District” 

(RU-2-25)...End

23-210

1.Zoning Amend Application 63 Mulberry St.pdf

2.Deed 63 Mulberry.pdf

3.BCPA 63 Mulberry.pdf

4.DRH 63 Mulberry.pdf

5.Scketch 63 Mulberry.pdf

Attachment 1_Figure 1_63 Mulberry_Location Map .pdf

Attachment 2_Figure 2_63 Mulberry_Zoning Map .pdf

Attachment 3_Figure 3_63 Mulberry_FLU Map_.pdf

Attachment 4_Figure 4_63 Mulberry_Surroundig Area Map.pdf

Attachment 5_63 Mulberry_Legal Ad.pdf

Ordinance No. 04-2023 - 63 Mulberry Rezoning CC to RU-2-25

Attachments:

Consider a Zoning Text AMENDMENT CONSISTENT WITH  APPENDIX 

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

THE ZONING ORDINANCE OF THE CITY OF COCOA; CHANGING THE 

DISTRICT REGULATIONS REGARDING GYM AND FITNESS FACILITIES 

AS FOLLOWS:  ALLOWING GYM AND FITNESS FACILITIES OF ANY 

SIZE AS A PERMITTED USE IN THE GENERAL COMMERCIAL, 

COMMERCIAL PARKWAY, WHOLESALE COMMERCIAL, AND 

PLANNED UNIT DEVELOPMENT DISTRICTS; ALLOWING GYM AND 

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

PERMITTED USE IN THE RESTRICTED COMMERCIAL AND 

NEIGHBORHOOD COMMERCIAL DISTRICTS;  ALLOWING GYM AND 

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

SPECIAL EXCEPTION IN THE RESTRICTED COMMERCIAL AND 

NEIGHBORHOOD COMMERCIAL DISTRICTS; AND ALLOWING GYMS 

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

PERMITTED USE IN THE CENTRAL BUSINESS DISTRICT AND 

CERTAIN SUBDISTRICTS OF THE  COCOA WATERFRONT OVERLAY 

DISTRICT.

23-130

Attachment A Ordinance No. 02-2023 - Adding Gym and Fitness Facilities.pdf

Attachment B Gym and Fitness Location Map.pdf

Attachment C Legal Ad Proof - to be replace.pdf

Attachments:
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V.  OTHER BUSINESS:

Open Discussion by Board Members

VI.  NEXT MEETING DATE:

The next regularly scheduled meeting of the Planning & Zoning Board will be on Wednesday, May 3, 

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

VII.  ADJOURNMENT

NOTICE TO THE PUBLIC:
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This is a public meeting.  All interested parties may attend in person.  The facility wherein this public 

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

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

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

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

cshealy@cocoafl.gov.  

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

sites:

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

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

57D0AEE30153&Mode=MainBody

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

listen to the meeting on the internet.

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

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

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

questions not relevant to the Board's meeting agenda will not be made part of the meeting record but 

will be maintained as public record.

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

decides to appeal any decision made by the Board or City Council with respect to any matter 

considered at its meeting or hearing, that person will need a record of the proceedings and for such 

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

such record shall include the testimony and evidence upon which the appeal is to be based.  This 

notice does not constitute consent by the City for the introduction or admission into evidence of 

otherwise inadmissible or irrelevant evidence, nor does it authorize challenges or appeals otherwise 

not allowed by law.

Although members of the public are entitled to be heard by the Board on certain items on the meeting 

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

immediate response by either administrative staff members or the Board; however, the Board or 

administrative staff may provide a response at their discretion.  When presenting before the Board, all 

comments or questions should be directed to the chair of the meeting. Comments or questions should 

not be made directly to administrative staff without permission from the chair.

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

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

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

Only one presentation per person per item shall be allowed.  

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

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

vote of the Board, and written documentation must be submitted at the time the item is added to the 

agenda.  Matters may also be raised by the Board, City Manager or City Attorney under reports and 

acted upon by the Board.

This agenda is posted on the Municipal Bulletin Board for public review.
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65 Stone Street
Cocoa, FL 32922City of Cocoa

Legislation Details (With Text)

File #:  Version: 123-224 Name:

Status:Type: Agenda Agenda Ready

File created: In control:3/28/2023 Planning and Zoning / Local Planning Agency

On agenda: Final action:4/5/2023

Title: Approve the April 5, 2023 Regular Planning & Zoning Board Agenda as written or with amendments.

Sponsors:

Indexes:

Code sections:

Attachments: PZ Short Agenda April 5, 2023.pdf

Action ByDate Action ResultVer.

PLANNING & ZONING BOARD/LOCAL PLANNING AGENCY AGENDA
ITEM

Memo Date: March 28, 2023
Agenda Date: April 5, 2023
Prepared By: Luci Ribeiro, Planner
Through:
Requested Action:
Approve the April 5, 2023 Regular Planning & Zoning Board Agenda as written or with amendments.

BACKGROUND:

N/A

BUDGETARY IMPACT:

N/A

PREVIOUS ACTION:

N/A

RECOMMENDED MOTION:
Approve the April 5, 2023 Regular Planning & Zoning Board Agenda as written or with amendments.

City of Cocoa Printed on 3/30/2023Page 1 of 1

powered by Legistar™

http://cocoa.legistar.com:443/View.ashx?M=F&ID=11806939&GUID=F5D415D7-EB65-4433-962A-C1E058707508


 

CITY OF COCOA 

Planning & Zoning Board /  Cocoa City Hall 

Local Planning Agency  65 Stone Street 

City Council Chambers Cocoa, FL 32922 
 

 

Stay Connected:   www.CocoaFL.org     
 

 

 

AGENDA 
Regular Meeting 

April 5, 2023 
6:00 p.m. 

 
I. OPENING MATTERS: 

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

 
II. APPROVAL OF AGENDA AND MINUTES: 

1. AGENDA: Meeting of April 5, 2023 

2. MINUTES: Meeting of March 1, 2023 

 
III. OLD BUSINESS:  None 
 
IV. NEW BUSINESS: 

 
A. PZ-23-00200002 – Small-Scale Site Plan Appeal (Advantage Self Storage) 

An appeal relating to the denial of a Small-Scale Site Plan application for a self-

service storage facility pursuant to Appendix A, Zoning, Article XIII, Section 1 (H) in 

the Manufacturing and Industrial District (M-2).  The 2.99-acre site is identified as 

Parcel 24-35-12-00-759 through the Brevard County Property Appraiser. 

 
B. PZ-23-02100002 – Quail Ridge | City of Cocoa 

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

FLORIDA; amending the Official Zoning Map designation of seventy-seven (77) 

parcels of real property, totaling 11.59 acres, more or less, and generally located on 

the southeast corner of Quail Ridge Court and Otterbein Avenue, in Cocoa, Florida, 

from C-N (Neighborhood Commercial District) to RU-2-15 (Multiple-Family Dwelling 

District); providing for the repeal of prior inconsistent ordinances and resolutions, 

severability, and an effective date.   

 

C. PZ-23-02100001 - 63 Mulberry Street (DRH Designs, Inc.) 

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

FLORIDA; amending the official zoning map designation of one (1) parcel of real 

property totaling 0.27 acres, more or less, and generally located on the South side 

of Mulberry Street, approximately sixty feet east of the intersection with Forrest 

Avenue, in Cocoa, Florida, from Core Commercial District (C-C) to Multiple Family 

http://www.cocoafl.org/


 

Stay Connected:   www.CocoaFL.org     

Dwelling District (RU-2-25); providing for the repeal of prior inconsistent ordinances 

and resolutions, severability, and an effective date. 

 

D. PZ-23-02000001 – Gym and Fitness – Zoning Text Amendment 

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

FLORIDA; changing the lists of permitted and Special Exception uses in Appendix A, 

Article XI of the Zoning Ordinance of the City of Cocoa related to gym and fitness 

facilities in the restricted Commercial, Neighborhood Commercial, General 

Commercial, Central Business District, Commercial Parkway, Wholesale 

Commercial, Planned Unit Development, and Cocoa Waterfront Overlay Districts; 

adopting a definition of “gym and fitness facilities”; providing for the repeal of prior 

inconsistent ordinances and resolutions, incorporation into the code, severability, 

and an effective date. 

 

 

V.  OTHER BUSINESS: Planning and Zoning Board Open Discussion 
 

VI. NEXT MEETING DATE: 

Wednesday, May 3rd at 6:00 pm 

 
VII. ADJOURNMENT 

 

 
General Notice Information: 

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

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

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

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

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

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

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

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

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

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

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

appeals otherwise not allowed by law. 

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

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

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

 

Public Participation Information: 

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

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

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


 

Stay Connected:   www.CocoaFL.org     

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

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

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

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

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

submitted will be made part of the meeting record. 

 

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

meetings at the following internet address: 

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

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

the meeting on the internet. 

 

Special Information for Quasi-Judicial Hearings: 

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

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

judicial hearing is highly encouraged to immediately contact Dodie Selig, Planning and Zoning Manager, at (321) 

433-8535 or lribeiro@cocoafl.org, to make proper arrangements for presentation of witnesses and/or evidence.  

All witnesses should be identified and all evidentiary documents and exhibits that are intended to be distributed to 

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

to the hearing. 

 

http://www.cocoafl.org/
https://cocoa.legistar.com/Calendar.aspx
mailto:meetings@cocoafl.org
https://cocoa.legistar.com/Calendar.aspx
mailto:lribeiro@cocoafl.org
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Legislation Details (With Text)

File #:  Version: 123-169 Name:

Status:Type: Minutes Agenda Ready

File created: In control:3/2/2023 Planning and Zoning / Local Planning Agency

On agenda: Final action:4/5/2023

Title: Approval of the March 1, 2023 Regular Meeting Minutes as written or with amendments.

Sponsors:

Indexes:

Code sections:

Attachments: 03-01-2023 DRAFT.pdf

Exhibit A - March 1 2023 PZ Presentation.pdf

Action ByDate Action ResultVer.

PLANNING & ZONING BOARD/LOCAL PLANNING AGENCY AGENDA
ITEM

Memo Date: March 2, 2023
Agenda Date: April 5, 2023
Prepared By: Monica Arsenault, Recording Secretary
Through:
Requested Action:
Approval of the March 1, 2023 Regular Meeting Minutes as written or with amendments.

BACKGROUND:

Approval of the March 1, 2023 Regular Meeting Minutes as written or with amendments.

BUDGETARY IMPACT:

N/A

PREVIOUS ACTION:

N/A

RECOMMENDED MOTION:
Approval of the March 1, 2023 Regular Meeting Minutes as written or with amendments.

City of Cocoa Printed on 3/30/2023Page 1 of 1

powered by Legistar™

http://cocoa.legistar.com:443/View.ashx?M=F&ID=11806929&GUID=067012C9-70D5-4C06-9789-F5CA05B54FF1
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MINUTES 

CITY OF COCOA 

PLANNING & ZONING BOARD/ LOCAL PLANNING AGENCY 

REGULAR MEETING 

March 1, 2023 

 

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

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

noted. 

 

I. CALL TO ORDER: 

 

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

ROLL CALL:  

   

Justin Simpson  Chairperson 

Michael Dobrin  Vice Chairperson 

Todd Anderson  Board Member 

Chris Bankhead  Board Member 

Ron Chabot   Board Member 

Aleck Greenwood  Board Member 

Veronica Lopez  Board Member 

Wesley Park   Board Member 

Marcus Wheeler  Board Member 

Merrybeth Burgess  Alternate Member 

Katherine Stewart  Alternate Member 

 

PRESENT:   

 

Justin Simpson  Chairperson 

Michael Dobrin  Vice Chairperson 

Todd Anderson  Board Member 

Chris Bankhead  Board Member 

Ron Chabot   Board Member 

Aleck Greenwood  Board Member 

Wesley Park   Board Member 

Marcus Wheeler  Board Member 

Katherine Stewart  Alternate Member 

 

ABSENT:  

  

  Veronica Lopez  Board Member 

Merrybeth Burgess  Alternate Member 

   

STAFF PRESENT: 

 



        Planning & Zoning Board 
Regular Meeting 

March 1, 2023 
 

Page 2 of 8 
 

Kristin Eick, Board Attorney; Luci Ribeiro, Planner; Alex Goins, Councilmember, 

and Monica Arsenault, Recording Secretary. 

  

Chairperson Simpson led the assembly in the Pledge of Allegiance. 

 

II. APPROVAL OF AGENDA AND MINUTES: 

 

1. AGENDA:  Meeting of March 1, 2023 

 

*  MOTION BY BOARD MEMBER GREENWOOD; SECONDED BY BOARD 

MEMBER ANDERSON TO AMEND THE AGENDA TO REMOVE ITEMS 

1 AND 2 UNDER NEW BUSINESS.  

 

AYES: SIMPSON, DOBRIN, ANDERSON, BANKHEAD, CHABOT, 

GREENWOOD, PARK, WHEELER, STEWART 

 

 MOTION PASSED UNANIMOUSLY (9-0) 

 

 2.   MINUTES: Meeting of November 2, 2022 

    Meeting of December 7, 2022 

    Meeting of February 1, 2023 

 

*  MOTION BY BOARD MEMBER PARK; SECONDED BY BOARD 

MEMBER GREENWOOD TO APPROVE THE MINUTES OF 

NOVEMBER 2, 2022, DECEMBER 7, 2022 AND FEBRUARY 1, 2023 AS 

WRITTEN. 

 

AYES: SIMPSON, DOBRIN, ANDERSON, BANKHEAD, CHABOT, 

GREENWOOD, PARK, WHEELER, STEWART 

 

 MOTION PASSED UNANIMOUSLY (9-0) 

 

III. OLD BUSINESS:  
 

None. 
 

IV. NEW BUSINESS:  

 
1. PZ-22-00200013 (Quail Ridge) – Staff is Requesting Removal of the Staff Initiated 

Rezoning Application 
 

2. PZ-23-002000002 – Small-Scale Site Plan Appeal (Advantage Self Storage) 
TABLED 
 

3. PZ-22-00200012 – Large-Scale Site Plan (Grissom Parkway Storage) 
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Ms. Ribeiro provided a presentation1 and explained that this is for a RV Storage Facility 
with a combination of fully enclosed, covered, open-air storage buildings with an office 
and associated parking. She shared a location, zoning and future land use map of the 
subject property as well as a site plan.  
 
She noted that staff has determined this site plan to be consistent with both the Code of 
the City of Cocoa and the Comprehensive Plan Policies and Objectives and recommends 
approval of the Large-Scale Site Plan.  
 
Mr. Bryan Potts, 2494 Rose Spring Drive, Orlando, FL, the applicant, offered to answer 
any questions from the Board.  
 
Chairperson Simpson asked the applicant about wetland impact to Plot 5. In response, Mr. 
Potts explained that since it is below half an acre no mitigation was required.  
 
Chairperson Simpson opened the hearing to the public. There being no questions or 
comments the public portion of the hearing was closed.  

 

*  MOTION BY BOARD MEMBER PARK; SECONDED BY VICE 

CHAIRPERSON DOBRIN TO APPROVE THE LARGE-SCALE SITE 

PLAN CONSISTENT WITH APPENDIX A, ZONING, ARTICLE XI, 

SECTION 19, MANUFACTURING AND INDUSTRIAL DISTRICT (M-2) 

TO ALLOW CONSTRUCTION OF A STORAGE FACILITY FOR 

RECREATIONAL VEHICLE PARKING WITH ASSOCIATED 

INFRASTRUCTURE. 

 

AYES: SIMPSON, DOBRIN, ANDERSON, BANKHEAD, CHABOT, 

GREENWOOD, PARK, WHEELER, STEWART 

 

 MOTION PASSED UNANIMOUSLY (9-0) 

 
4. Zoning Map Amendment – Ordinance No. 01-2023 

 
Ms. Ribeiro shared that this item is for consideration of a Zoning Map Amendment to 
change the zoning designation of two parcels from County Single-Family Residential 
(RU-1-9) to City single Family Residential (RU-1-7). These parcels were annexed from 
Brevard County on May 28, 2004 as part of Ordinance 11-2004. While a Future Land Use 
of Low Density Residential was applied, the zoning was never amended. She pointed out 
that the requested zoning is consistent with the surrounding uses and zoning districts.  
 
She provided a location, zoning and future land use map of the subject property. 
Additionally, she explained that staff has determined this application to be consistent with 
both the Code of the City of Cocoa and the Comprehensive Plan Policies and Objectives. 
Staff is recommending that the Planning & Zoning Board recommend approval to the City 
Council of Ordinance No. 01-2023.  
 

                                                           
1 Exhibit A: 03/01/2023 PowerPoint Presentation 
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Board member Wheeler asked what the overall intention is for this parcel. In response, 
Ms. Ribeiro reiterated that these parcels were annexed from Brevard County as part of 
Ordinance 11-2004. While a Future Land Use of Low Density Residential was applied, 
the zoning was never amended. Additionally, there is an applicant who is seeking to build 
a church on the property and is seeking to rezone the property prior to building.  
 
Board member Wheeler explained that he lives in this area and he is concerned about 
parking as it is already an issue and how they will accommodate the churchgoers.  

 
Homer Brown, 992 Demaret Dr., Rockledge, the applicant and representative of Paradise 
Church, provided the history of the property and explained that previously it was a drug 
house that the City tore down. Since then, they have purchased and cleaned up the 
property. They are proposing to build a church that can accommodate around one hundred 
people which would require at least thirty-three parking spaces if this is even possible. 
They are trying to work with the City to achieve their goal.  
 
Board member Wheeler noted that while he finds himself in a position to support a motion, 
he would like further clarification. He lives in the area and knows the property well. He 
questioned whether this property will accommodate thirty-three parking spaces. He 
believes that if there is a way to accommodate parking than this will be an asset to the 
community. In response, Mr. Brown agreed and noted that if the community does not 
support this project than he will not do it. 
 
Mr. Brown shared that he has spoken with both the Mayor and the Police Chief to address 
some of the crime going on in the area. In response, Board member Greenwood suggested 
adding additional lighting and security cameras.  
 
Chairperson Simpson opened the hearing to the public. 
 
Bernice Cox, 701 Aurora St., Cocoa, stated that this property has been well kept since it 
was purchased, however parking is an issue there and it has not been enforced by the City. 
Additionally, there was a drug bust two days ago and she has heard gun shots in the area. 
She has lived there for over fifty years and there are several ongoing issues. She wished 
Mr. Brown the best and appreciates him keeping the property clean.  
 
There being no further questions or comments, the public portion of the hearing was 
closed.  

 

*  MOTION BY BOARD MEMBER GREENWOOD; SECONDED BY BOARD 

MEMBER WHEELER TO RECOMMEND APPROVAL TO THE CITY 

COUNCIL OF ORDINANCE NO. 01-2023, A ZONING MAP AMENDMENT 

CHANGING THE OFFICIAL ZONING MAP DESIGNATION OF TWO (2) 

PARCELS FROM COUNTY SINGLE-FAMILY RESIDENTIAL (RU-1-9) 

TO CITY SINGLE-FAMILY RESIDENTIAL (RU-1-7).  

 

AYES: SIMPSON, DOBRIN, ANDERSON, BANKHEAD, CHABOT, 

GREENWOOD, PARK, WHEELER, STEWART 
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 MOTION PASSED UNANIMOUSLY (9-0) 
 

5. Zoning Text Amendment – Ordinance No. 02-2023 TABLED 
 
Ms. Ribeiro explained that this item is for Consideration of a Zoning Text Amendment 
to change district regulations regarding Gym and Fitness Facilities in various zoning 
districts. Currently, Gym and Fitness Facilities are only allowed within the Central 
Business District and Urban Mixed-Use District. There are currently several of these 
facilities in other zoning districts where they are not permitted and staff has received 
interest from other parties wishing to create new gym and facilities in the City. Staff 
reviewed the City’s zoning districts to determine the which one may be appropriate for 
the gym and fitness use. Limitations on square footage were also included as necessary. 
 
Ms. Ribeiro provided a summary chart of the proposed changes and stated that staff has 
determined this site plan to be consistent with both the Code of the City of Cocoa and the 
Comprehensive Plan Policies and Objectives. Additionally, staff recommends that the 
Planning & Zoning Board recommend approval to the City Council of the requested 
zoning text amendment related to gym and fitness facilities as provided in the proposed 
Ordinance No. 02-2023.  
 
Board member Anderson asked if the definition for gym and fitness facilities is included 
in the zoning. In response, Board Attorney Eick stated that she does not believe so.  
 
Board member Anderson noted that prior to voting on this he would feel more 
comfortable if the definition was included in the zoning because this could be a very 
broad use.  
 
Board Attorney Eick shared that if the Board feels more comfortable, this item can be 
continued at the April 5, 2023 meeting so that further research can be done to include a 
definition for gym and fitness facilities.  

 
*  MOTION BY CHAIRPERSON SIMPSON; SECONDED BY BOARD 

MEMBER GREENWOOD TO BRING THIS ITEM BACK TO THE APRIL 

5, 2023 MEETING.   

 

AYES: SIMPSON, DOBRIN, ANDERSON, BANKHEAD, CHABOT, 

GREENWOOD, PARK, WHEELER, STEWART 

 

 MOTION PASSED UNANIMOUSLY (9-0) 
 

V. OTHER BUSINESS: 
 

1. Tree Board Update: Request to Remove Two Oak Trees at 2514 Suwannee Dr. and 
307 Blake Avenue  
 
Ms. Ribeiro explained that the Public Works Department is requesting to remove two 
separate oak trees from two different locations. The first location is 2514 Suwannee 
Drive. An ISA Tree Risk Assessment was performed and determined a “High” risk rating 
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related to the adjacent house, roadway, and sidewalk. Large amounts of decay and pests 
were noted by the assessor and the recommendation is to remove this tree.  
 
The second location is at 307 Blake Avenue at the Leon and Jewel Collins Museum of 
African American History and Culture at the Harry T. Moore Center. The tree is 
encroaching on the building causing damage to the building and utilities and it is 
completely surrounded by concrete to the trunk. The recommendation is to remove this 
tree.  
 
Ms. Ribeiro shared that the replacement location for both trees is recommended at Bracco 
Pond.  
 
Board member Wheeler asked if an oak tree is removed if it has to be replaced with the 
same type of tree. In response, Ms. Eick shared that it is the responsibility of the Board 
to determine what species of tree they would like to replace it with.  
 
Board member Wheeler suggested replacing the tree with a magnolia tree as it may be a 
more sustainable option.  
 
Board member Park added that there are already several oak trees at Bracco Pond and 
would like to see a large canopy tree such as a magnolia that can withstand high winds.  
 
Board member Greenwood explained that the City of Cocoa is known for its oak trees 
and shared some background history on the Tree Board and the City’s Tree City USA 
designation. He added that these trees do not look rotten to him but could use some much-
needed pruning. He stated that he is more inclined to get further information before the 
Board makes a motion to remove them. If a licensed arborist does feel that they need to 
be removed than he would like to see them replaced with oak trees so as to keep the City’s 
reputation for having oak trees.  
 
Chairperson Simpson shared that he would feel comfortable holding off on the tree 
located at Suwannee Drive because the pictures do not depict any probable issues and 
further investigation could be done, however the tree at Blake Avenue is cracking the 
concrete and is very close to the building. He would feel comfortable voting to remove 
this particular tree and replacing it at Bracco Pond.  
 
Board member Greenwood asked if the Board would consider allowing a licensed 
arborist to take a look at both trees before the Board votes to remove either one.  
 
Board member Wheeler stated that he feels the tree at 307 Blake Avenue should be 
removed because the evidence can be seen in the photos and he knows that the roots of 
an oak tree can grow twice as big as the canopy. He added that he agrees that the Board 
should wait for further information on the tree located at 2514 Suwannee Drive.  

 

*  MOTION BY BOARD MEMBER ANDERSON; SECONDED BY BOARD 

MEMBER WHEELER TO RECOMMEND DENIAL TO THE CITY 

COUNCIL OF THE REMOVAL OF THE TREE LOCATED AT 2514 

SUWANNEE DRIVE TO INCLUDE AN ANNUAL INSPECTION BY A 

LICENSED ARBORIST.  
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AYES: SIMPSON, DOBRIN, ANDERSON, BANKHEAD, CHABOT, 

GREENWOOD, PARK, WHEELER, STEWART 

 

 MOTION PASSED UNANIMOUSLY (9-0) 

 

*  MOTION BY BOARD MEMBER ANDERSON; SECONDED BY BOARD 

MEMBER BANKHEAD TO RECOMMEND APPROVAL TO THE CITY 

COUNCIL OF THE REMOVAL OF THE TREE LOCATED AT 307 BLAKE 

AVENUE TO PRESERVE HISTORIC PROPERTY AND TO INCLUDE A 

REPLACEMENT TREE OF A MAGNOLIA TREE AT BRACCO POND.   

 

AYES: SIMPSON, DOBRIN, ANDERSON, BANKHEAD, CHABOT, PARK, 

WHEELER, STEWART 

 

NAYES: GREENWOOD 

 

 MOTION PASSED (8-1) 
 

2. Recent Development 
 

3. Open Discussion by Board Members 
 
 Board member Chabot asked if the Board would be willing to go around the room to 
 introduce themselves to each other since there are several new board members.  
 
VI.  NEXT MEETING DATE: 

 

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

Wednesday, April 5, 2023 at 6pm in Cocoa City Hall, 65 Stone St, Cocoa, FL 

32922. 

 

VII.  ADJOURNMENT: 

 

*  MOTION BY BOARD MEMBER ANDERSON; SECONDED BY VICE 

CHAIRPERSON DOBRIN TO ADJOURN THE REGULAR MEETING OF 

MARCH 1, 2023. 

 

AYES: SIMPSON, DOBRIN, ANDERSON, BANKHEAD, CHABOT, 

GREENWOOD, PARK, WHEELER, STEWART 

 

 MOTION PASSED UNANIMOUSLY (9-0) 

 

MEETING WAS ADJOURNED AT 7:23 PM.  
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______________________________ 

Justin Simpson, Chairperson   

Respectfully Submitted By: 
 

 

 
__________________________________________ 

Monica Arsenault, Recording Secretary 
 
 



Planning and Zoning Board Meeting

Exhibit A – 03/01/2023 PowerPoint Presentation



➢ Consideration of a Large-Scale Site Plan consistent with 

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

and Industrial District (M-2) to allow construction of a 

storage facility for recreational vehicle parking with 

associated infrastructure

➢ RV Storage Facility with a combination of fully enclosed, 

covered, open-air storage buildings with an office and 

associated parking.



➢ Location Map:



➢ Zoning Map:



➢ Future Land Use Map:



➢ Site Plan:



➢ Staff has determined this site plan to be consistent with both the Code 

of the City of Cocoa and the Comprehensive Plan Policies and 

Objectives

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

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

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

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

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

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

Brevard County Property Appraiser



➢ Consideration of a Zoning Map Amendment to change the zoning 

designation of two parcels from County Single-Family Residential to City 

single Family Residential (RU-1-7)

➢ These parcels were annexed from Brevard County on May 28, 2004 ad 

part of Ordinance 11-2004. While a Future Land Use of Low Density 

Residential was applied, the zoning was never amended.

➢ The requested zoning is consistent with the surrounding uses and 

zoning districts



➢ Location Map:



➢ Zoning Map:



➢ Future Land Use Map:



➢ Staff has determined this site plan to be consistent with both the Code 

of the City of Cocoa and the Comprehensive Plan Policies and 

Objectives

➢ Staff recommends the Planning and Zoning Board recommend approval

to the City Council of Ordinance 01-2023 a Zoning Map Amendment 

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

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

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

Residential (RU-1-7).



➢ Consideration of a Zoning Text Amendment to change district 

regulations regarding Gym and Fitness Facilities in various zoning 

districts.

➢ Currently, Gym and Fitness Facilities are only allowed within the Central 

Business District and Urban Mixed Use District

➢ There are currently several of these facilities in other zoning districts 

where they are not permitted and staff has received interest from other 

parties wishing to create new gym and facilities in the City

➢ Staff reviewed the City’s zoning districts to determine the which one 

may be appropriate for the gym and fitness use. Limitations on square 

footage were also included as necessary.



➢ Summary of Proposed Changes:



➢ Staff has determined this site plan to be consistent with both the Code 

of the City of Cocoa and the Comprehensive Plan Policies and 

Objectives

➢ Staff recommends that the Planning and Zoning Board recommend 

approval to City Council of the requested zoning text amendment 

related to gym and fitness facilities as provided in the proposed 

Ordinance 02-2023.



➢ The Public Works Department is requesting to remove two separate Oak 
Trees from two different locations:

➢ 2514 Suwannee Drive:
➢ ISA Tree Risk Assessment was performed and determined a “High” risk rating related 

to the adjacent house, roadway, and sidewalk.

➢ Large amounts of decay and pests were noted by the assessor.

➢ Recommendation is to remove this tree

➢ 307 Blake Avenue – Leon and Jewel Collins Museum of African American 
History and Culture at the Harry T. Moore Center (National Register of 
Historical Places)

➢ Tree is encroaching on the building causing damage to the building and utilities

➢ Tree is completely surrounded by concrete to the trunk

➢ Recommendation is to remove this tree

➢ Replacement Location for both trees is recommended at Bracco
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Development Director to deny the Small-Scale Site Plan application for a self-service storage facility
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PLANNING & ZONING BOARD/LOCAL PLANNING AGENCY AGENDA
ITEM

Memo Date: February 22, 2023
Agenda Date: April 5, 2023
Prepared By: Bryant Smith III, P.E., CFM - Public Works Director / Interim Growth and
Economic Development Director
Through: Bryant Smith III, P.E., CFM - Public Works Director / Interim Growth and
Economic Development Director
Requested Action:
Staff is requesting the Planning and Zoning Board to affirm the determination of the Community
Development Director to deny the Small-Scale Site Plan application for a self-service storage facility
pursuant to Appendix A, Zoning Article XIII, Section 1 (H) in the Manufacturing and Industrial District
(M-2)...End
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File #: 23-146, Version: 1

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

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

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

Public Notice Advertised in the newspaper on March 19, 2023.
Project Information:

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

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

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

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

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

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

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

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

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

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

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

Future Land Use Designation: Industrial (IND)

Zoning District: Manufacturing and Industrial (M-2)

Existing Land Use: Vacant Land

Council District: District 3 - Councilmember Rip Dyal

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

Overview of Surrounding Area:

Future Land Use DesignationsZoning Districts Land Uses

North Industrial M-2 Vacant M-2

South Unincorporated CountyUnincorporated
County

Residential

East Industrial M-2 Vacant M-2

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

Future Land Use DesignationsZoning Districts Land Uses

North Industrial M-2 Vacant M-2

South Unincorporated CountyUnincorporated
County

Residential

East Industrial M-2 Vacant M-2

West Industrial M-2 Plant Nursery and
Landscaping
Services

I. Site Plan Analysis

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

Consistency with the Code of the City of Cocoa

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

Consistency with Comprehensive Plan Policies and Objectives

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

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

BUDGETARY IMPACT:

None.

PREVIOUS ACTION:

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

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

 

 

 



Exhibit B – Zoning Map 

 

 

 



Exhibit C – FLU Map 

 

 



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

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

Importance: High

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

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

 (321) 433-8770    bsmith@cocoafl.gov     
 www.CocoaFL.gov
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Via Email: cshealy@cocoafl. gov; cityclerk@cocoafl. org

And Via Hand Delivery

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

Cocoa, FL 32922

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

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

Dear Ms. Shealy:

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

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

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

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

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

Bryant's denial is a gross understatement.
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We have reviewed the City Code, Ordinance o6- 2020, and the Agenda Item for
File# 2o- 356, and believe Mr. Smith has misinterpreted Art. XI, Sec. 19 District and
Intent- M2. This current misinterpretation is obvious as no one at the Pre-

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

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

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

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

warehouses.

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

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

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

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

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

and for approval by the Community Development Director or its designee. ADG has
been extensively involved with City Staff regarding this Project and vehemently
disagrees with the City' s denial of the Site Plan. ADG worked closely with the Planning
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Ms. Carie Shealy

J December 14, 2022
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REZANKA
ATTORNEYS AT LAW

Department for months, purchased the almost three (3) acre parcel, engaged engineers
and experts to create the Site Plan, including environmental consultant, soils engineer,

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

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

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

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

Thank you for your attention to this matter.

Sincerely,

64,;     frya-fitkeL-

Kimberly B. Rezanka

KBR/ bms

enclosures

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

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



Kim Rezanka

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

Subject: Re: Advantage Self Storage - Application Rejection

John King
720- 220- 7799

www. linkedin. com/ in/ johnhkingiii

From: Bryant Smith< bsmith@cocoafl. gov>

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

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

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

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

All,

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

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

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

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

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

INDI

Regards,

Bryant

Bryant Smith III, P. E., CFM

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

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

t (321) 433

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

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY

OF COCOA, BREVARD COUNTY, FLORIDA; AMENDING

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

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

FOR THE REPEAL OF PRIOR INCONSISTENT

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

DATE.

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

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

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

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

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

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

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

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

City of Cocoa
Ordinance No. 06- 2020

Page 1 of 17



APPENDIX A - ZONING

ARTICLE V.—DEFINITIONS

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

ARTICLE XI.—SCHEDULE OF DISTRICT REGULATIONS

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

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

existing natural environment.

C)    SPECIAL EXCEPTIONS.

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

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

3)    Sewer lift stations.

4)    Public parks and playgrounds.

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

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

City of Cocoa
Ordinance No. 06- 2020
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7)    Television dish receivers and antennae as regulated by article XIII, section 21,
Television dish receivers and antennae.

8)    Electronic communication/ transmission facilities and exchanges.

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

subject to the following provisions:

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

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

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

classification.

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

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

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

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

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

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

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

10)    Adult congregate living facility( ACLF).

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

following provisions:

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

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

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

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

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

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

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

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

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

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

f. Outdoor storage of major recreational

equipment shall be permitted with the following conditions:

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

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

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

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

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

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

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

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

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

City of Cocoa
Ordinance No. 06- 2020
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7.       No major recreational equipment may be stored which is wrecked,
being stripped for parts, awaiting salvage or recycling, or inoperable.

8.       Major recreational equipment permitted under this section shall not

be used as living quarters.

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

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

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

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

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

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

12)    Automobile laundry or quick wash.

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

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

interruption of traffic along adjacent thoroughfares.

City of Cocoa
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C)    SPECIAL EXCEPTIONS.

1)    Automotive repair establishments when conducted entirely within an enclosed

structure.

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

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

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

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

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

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

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

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

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

5)    Passenger transportation terminals with subordinate freight facilities.

6)    Sewer lift stations.

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

including educational and recreational facilities.

9)    Mortuaries and funeral homes.

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

11)    Child care centers, day nurseries or kindergartens.

12)    Half-way houses.

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

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

following provisions:

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

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

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

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

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

Win.

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

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

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

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

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

f.       Outdoor storage of major recreational

equipment shall be permitted with the following conditions:

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

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

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

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

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

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

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

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

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

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

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

8.       Major recreational equipment permitted under this section shall not

be used as living quarters.

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

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

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

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

City of Cocoa
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15)    Television dish receivers and antennae as regulated by article XIII, section 21,
Television dish receivers and antennae.

16)    Electronic communication/transmission facilities and exchanges.

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

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

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

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

objectives.

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

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

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

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

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

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

the Cocoa Village subdistrict shall be applied through imposition and mapping of a" Cocoa

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

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

C)    SPECIAL EXCEPTIONS.

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

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

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

including educational and recreational facilities.

4)    Security building.

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

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

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

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

and similar uses.

9)    Parking lots and garages, public or private.

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

11)    Sewer lift stations.

12)    Adult living facilities.

13)    Animal clinics with or without kennels.

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

15)    Drive-through facilities.

16)    Electronic communication/ transmission facilities and exchanges.

City of Cocoa
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17)    General contractors without open storage or display.

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

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

20)    Package store.

21)    Parks— Public and private,

22)    Personal storage.

223)    Public facilities/uses.

2324)    Sales office—Temporary.

2425)    Shopping center.

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

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

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

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

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

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

A)    PRINCIPAL USES AND STRUCTURES.

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

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

3)     Service and repair establishments, dry cleaning; and laundry plants, business
services, printing plants, welding shops, taxidermists and similar uses.

City of Cocoa
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4)    Building materials supply and storage, contractor's storage yard, except scrap
materials. Outside storage areas shall be effectively walled on all sides to avoid any
deleterious effect on adjacent properties.

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

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

6)    Freight-handling facilities, transportation terminals.

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

8)    Veterinary hospitals and clinics.

9)    Reserved.

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

equipment, within an enclosed structure.

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

12)    Electronic communication/transmission facilities and exchanges.

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

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

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

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

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

collector roads or roads of higher functional classification.

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

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

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

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

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

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

15)  Self-Service Storage Facilities subject to the following provisions:,

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

City of Cocoa
Ordinance No. 06- 2020

Page 13 of 17



major restoration,  part salvage,  major part replacement,  engine repair,

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

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

8.       Major recreational equipment permitted under this section shall not

be used as living quarters.

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

suitable ground cover to include native grasses and mulching,  where

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

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

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

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

1)    Industrial uses, industrial processing, and manufacturing.

2)    Commercial greenhouses.

3)    Schools( industrial and vocational in nature).

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

City of Cocoa
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5 6)    Research facilities:

a.    Where the use does not involve:

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

2)    Damage or interference with other properties.

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

C67)    Transportation facilities; passenger and/ or freight.

7_8)    Warehousing and distribution.

8 9)    Mobile home repair facilities.

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

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

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

following conditions:

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

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

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

d.    Commercial uses shall be limited to:

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

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

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

is located within four hundred (400) feet of Grissom Parkway.

City of Cocoa
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3.    Business service establishments.

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

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

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

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

ARTICLE XII.—OFF-STREET PARKING AND LOADING REGULATIONS

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

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

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

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

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

City of Cocoa
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Section 3.      Repeal of Prior Inconsistent Ordinances and Resolutions.   All prior
inconsistent ordinances and resolutions adopted by the City Council, or parts of prior ordinances
and resolutions in conflict herewith, are hereby repealed to the extent of the conflict.

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

City Code for the City of Cocoa, and any section or paragraph, number or letter, and any heading
may be changed or modified as necessary to effectuate the foregoing. Grammatical, typographical,
and like errors may be corrected and additions, alterations, and omissions, not affecting the
construction or meaning of this ordinance and the City Code may be freely made.

Section 5.      Severability.  If any section, subsection, sentence, clause, phrase, word or
provision of this Ordinance is for any reason held invalid or unconstitutional by any court of
competent jurisdiction, whether for substantive, procedural, or any other reason, such portion shall
be deemed a separate, distinct and independent provision, and such holding shall not affect the
validity of the remaining portions of this Ordinance.

Section 6.      Effective Date.  This Ordinance shall become effective immediately upon
adoption by the City Council of the City of Cocoa, Florida.

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

lice Willi/      amrMyor

A g1c,
o

o
C•..       ea P, rvIM  , City Clerk

First Reading:   06/ 24/2020

Second Reading:       07/08/2020

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

Legislation Text

65 Stone Street
Cocoa, FL 32922

File #: 20-356, Version: 1

CITY COUNCIL AGENDA ITEM

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

BACKGROUND:

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

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

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

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

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

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

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

a. The need and justification for the change.

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

Need and justification for change

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

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

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

The applicable conditions for self-service storage facilities have been modified relating to required
parking spaces, setbacks and screening, landscaping, and outdoor parking and storage for major
recreational equipment.  The proposed revised conditions will be consistent for all zoning districts
where the use is permitted.  Of note, rather than requiring use-specific setbacks and a landscaping
buffer, self-service storage facilities abutting residentially-zoned property will need to be screened by
an opaque fence or wall at least six feet in height.  Landscape buffers shall be required along all
rights-of-way rather than the rear and side lot lines.  Outdoor storage of major recreational equipment
at self-service storage facilities was previously not permitted but will now be allowed upon meeting
certain conditions.  The area designated for outdoor storage of major recreational equipment must be
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screened from view on all sides visible from rights-of-way or adjoining property by either a solid wall
or opaque fence at least 10 feet in height.  State law provides that recreational-type vehicles cannot
exceed 13.5 feet in height.

Relationship and consistency with Comprehensive Plan Policies and Objectives

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

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

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

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

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

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

residential land use.

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

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

Recommendation by the Planning & Zoning Board

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

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

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

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

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

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

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

A larger issue, that of the parking of commercial vehicles in residential neighborhoods, was also discussed during the
meeting in conjunction with the proposed ordinance. The definition of commercial vehicles provided in the City Code,
Appendix A. Zoning, Article IV listed above applies to zoning topics covered by the Appendix. Parking in residential areas
or on streets is governed by the City Code, Chapter 20, Traffic, Article 2 Stopping, Standing and Parking, Division 1,
Section 20-58 Parking buses, large trucks in residential areas or on streets:

(a) It is hereby declared unlawful for any individual to park, cause to be parked, or allow to be parked any
semitrailer truck or any other truck or bus greater than one (1) ton capacity for a longer period than
fifteen (15) minutes in any residential area of the city, or the public streets or rights-of-way thereof, as
defined on the master zoning map of the city which is on file in the office of the city clerk, unless the
actual loading or unloading of such vehicle is involved and in progress, or unless a permit is secured
from the city for the parking of such vehicle.

Residential streets are not commercial corridors and therefore they are not constructed to withstand the weight of large
trucks or vehicles. Excessive or highly repetitive heavy vehicle traffic will cause a breakdown of the roadbed, shortening
the life of the pavement and increasing costs to the City for repair or replacement. For this reason, the Code limits their
use on residential streets.

The definition above does not include vehicles such as painter’s vans, small cars belonging a cleaning service or insect
repellant business, taxicabs, pickup trucks used by contractors or lawn care business owners with trailers of mowers and
other related equipment.

Under Appendix A. Zoning, Article XIII, Section 17, a home based business is prohibited from exterior storage of materials
or parking of business vehicles anywhere except the driveway or garage. The code does not prohibit the parking of a
commercial vehicle in a residential area, except as defined in Sec. 20-58 above.

Some Planning & Zoning Board members felt that a commercial vehicle was best defined as one that is over a specific
weight limit. Some felt that a commercial vehicle was one which actively advertised a business use. Whether there is a
city wide issue based on the current definition of a commercial vehicle would need further study. Any proposed change
will need to address the esthetic root of the perception of a commercial vehicle parked in a residential area while also
considering the economic impact to those residents, some of whom may not have any means of transportation except the
company vehicle they drive.

Because of the complexity of the commercial parking issue, it is staff’s recommendation to Council that if they feel this
topic should be addressed that it be done separately from the self-service storage facility ordinance.

STRATEGIC PLAN CONNECTION:

BUDGETARY IMPACT:

N/A
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PREVIOUS ACTION:

The Planning & Zoning Board made the following recommendation at its meeting on June 16, 2020:

“Recommend approval to the city council of ordinance no. 06-2020 providing for the amendments permitting locations for
self-service storage facilities and further amending regulations related to this issue and to review the verbiage for
recreational vehicles and commercial vehicles and to add this to the ordinance.”

City Council approved the item at its regular meeting on June 24, 2020. However, some of the Council expressed the
desire to accommodate cars and trucks in addition to recreational vehicles. In speaking with the applicant, staff would
suggest that Council amend the Ordinance to include cars and trucks within the outside storage area but limit the number
of cars and trucks to five (5) such vehicles.

RECOMMENDED MOTION:
Pass on Second Reading: Ordinance No. 06-2020; amending permitted locations for self-service storage facilities and
amending the definition thereof.
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Zoning Text Amendment
Self-Service Storage Facilities



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

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

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

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

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



 Self-service storage facilities have been modified relating 
to: 

 required parking spaces, 
 setbacks and screening, 
 landscaping, 
 outdoor parking and storage for major recreational equipment. 



Ordinance 06-2020
Staff recommends that the Planning and Zoning Board 
recommend approval to City Council of 
Ordinance No. 06-2020 providing for the amendments 
permitting locations for self-service storage facilities and 
further amending regulations related to this use.



FT-GCI1033372-01

CITY OF COCOA
NOTICE OF PUBLIC HEARING 

ZONING MAP AND TEXT 
AMENDMENTS

NOTICE IS HEREBY GIVEN THAT
THE PLANNING & ZONING BOARD/LOCAL PLANNING 

AGENCY AND THE COCOA CITY COUNCIL
PROPOSE TO CONSIDER THE FOLLOWING:

PZ-23-02100002 (Quail Ridge | City of Cocoa) 

A. AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD 
COUNTY, FLORIDA; amending the Official Zoning Map designation of seventy-seven 
(77) parcels of real property, totaling 11.59 acres, more or less, and generally located 
on the southeast corner of Quail Ridge Court and Otterbein Avenue, in Cocoa, Florida, 
more particularly depicted and described on Exhibit “A” attached hereto, from C-N 
(Neighborhood Commercial District) to RU-2-15 (Multiple-Family Dwelling District); 
providing for the repeal of prior inconsistent ordinances and resolutions, severability, 
and an effective date. 

PZ-23-02000001 (Gym and Fitness) 

B. AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD COUNTY, 
FLORIDA; CHANGING THE LISTS OF PERMITTED AND SPECIAL EXCEPTION USES IN 
APPENDIX A, ARTICLE XI OF THE ZONING ORDINANCE OF THE CITY OF COCOA RELATED 
TO GYM AND FITNESS FACILITIES IN THE RESTRICTED COMMERCIAL, NEIGHBORHOOD 
COMMERCIAL, GENERAL COMMERCIAL, CENTRAL BUSINESS DISTRICT, COMMERCIAL 
PARKWAY, WHOLESALE COMMERCIAL, PLANNED UNIT DEVELOPMENT, AND COCOA 
WATERFRONT OVERLAY DISTRICTS; ADOPTING A DEFINITION OF “GYM AND FITNESS 
FACILITIES”; PROVIDING FOR THE REPEAL OF PRIOR INCONSISTENT ORDINANCES AND 
RESOLUTIONS, INCORPORATION INTO THE CODE, SEVERABILITY, AND AN EFFECTIVE 
DATE.

PZ-23-02100001 (63 Mulberry Street | DRH Designs, Inc.)

C. AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD COUNTY, 
FLORIDA; AMENDING THE OFFICIAL ZONING MAP DESIGNATION OF ONE (1) PARCEL OF 
REAL PROPERTY TOTALING 0.27 ACRES, MORE OR LESS, AND GENERALLY LOCATED 
ON THE SOUTH SIDE OF MULBERRY STREET, APPROXIMATELY SIXTY FEET EAST OF THE 
INTERSECTION WITH FORREST AVENUE, IN COCOA, FLORIDA, MORE PARTICULARLY 
DESCRIBED ON EXHIBIT “A” ATTACHED HERETO, FROM CORE COMMERCIAL DISTRICT 
(C-C) TO MULTIPLE FAMILY DWELLING DISTRICT (RU-2-25); PROVIDING FOR THE 
REPEAL OF PRIOR INCONSISTENT ORDINANCES AND RESOLUTIONS, SEVERABILITY, 
AND AN EFFECTIVE DATE.

PZ-23-00200002 – Small-Scale Site Plan Appeal (Advantage Self Storage)

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

PLANNING & ZONING BOARD/ LOCAL PLANNING AGENCY
PUBLIC HEARING FOR ALL ITEMS WILL BE HELD ON

April 5, 2023
CITY COUNCIL 1st PUBLIC HEARING FOR ITEMS A THROUGH C WILL BE HELD ON

April 25, 2023
ALL HEARINGS WILL TAKE PLACE AT 6:00 P.M. OR SOON THEREAFTER IN THE

COCOA CITY HALL COUNCIL CHAMBERS LOCATED AT
65 STONE STREET, COCOA, FL

General Notice Information:

This is a public meeting. Interested parties are hereby advised that they may appear 
at said meeting and be heard. The facility wherein this public meeting will be held 
is accessible to the physically handicapped. In accordance with the Americans With 
Disabilities Act, persons needing assistance to participate in any of these proceedings 
should contact the City Clerk of the City of Cocoa, listed below, at least 48 hours prior 
to the meeting: Carie Shealy, City Clerk, 65 Stone Street, Cocoa, by telephone at (321) 
433-8484 or via email at cshealy@cocoafl.org.

Pursuant to Section 286.0105, Florida Statutes, the City hereby advises the public that 
if a person decides to appeal any decision made by the BOA, P&Z Board/LPA or City 
Council with respect to any matter considered at its meeting or hearing, that person will 
need a record of the proceedings and for such purpose, affected persons may need 
to assure that a verbatim record of the proceedings is made, and such record shall 
include the testimony and evidence upon which the appeal is to be based. This notice 
does not constitute consent by the City for the introduction or admission into evidence 
of otherwise inadmissible or irrelevant evidence, nor does it authorize challenges or 
appeals otherwise not allowed by law.

The BOA, PZ Board/LPA and City Council reserve the right to continue or postpone 
hearings to a date certain without re-advertising.

Public Participation Information:

Members of the public may view the meeting agenda, ordinances, project applications, 
supporting documents, and staff reports on the City’s website at the following link prior 
to attending or commenting:

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

Documents pertaining to the above may also be inspected at the Community Services 
Department, between 8:00 a.m. and 5:00 p.m., Monday through Friday, or by phoning 
(321) 433-8451.

Interested persons may submit their written comments or questions prior to the meeting 
through Email at meetings@cocoafl.org, or via E-comments through the online agenda 
at the link above. Any electronic comments submitted will be made part of the meeting 
record.

Viewing In Real Time. Interested persons are encouraged to view and listen to the 
hearings live by accessing the meetings at the following internet address:

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

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

63 Mulberry
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PLANNING & ZONING BOARD/LOCAL PLANNING AGENCY AGENDA
ITEM

Memo Date: March 22, 2023
Agenda Date: April 5, 2023
Prepared By: Bryant Smith III, P.E, CFM - Public Works Director / Interim Growth and
Economic Development Director
Through: Bryant Smith III, P.E, CFM - Public Works Director / Interim Growth and
Economic Development Director
Requested Action:
Consideration of a Zoning Map Amendment consistent with Appendix A, Zoning, Article XXII,
changing the Official Zoning Map designation of 77 parcels totaling ±11.59 acres from Commercial
Neighborhood (C-N) to Multi-Family District (RU-2-15)...End

BACKGROUND:

The City of Cocoa is requesting to amend the Official Zoning Map designation of ±11.59 acres of land,

including parcels within the Quail Ridge condominiums and the parcel owned by Quail Ridge, LLC, Tax Parcel

ID 24-36-18-00-765 (located to the rear of the existing Aldi grocery store on Clearlake Road), from

Commercial Neighborhood (C-N) to Multiple Family Residential (RU-2-15). The properties involved are as

depicted in Attachment “1”. The reason for the requested change is to correct a conflict between the parcels’

current zoning (C-N) and its future land use classification of Medium Density Residential.
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As depicted in Attachment 2, the development containing the impacted parcels, the Quail Ridge

condominiums, currently has two (2) zoning categories. The southern portion of the development, starting just

above where Otterbein Avenue makes a final curve east towards southbound Florida Highway 501, is currently

zoned as C-N. The majority of Quail Ridge north of this curvature of Otterbein Avenue is zoned RU-2-15.

Attachment 3 depicts the subject properties being rezoned.

The Future Land Use category of Medium Density Residential only permits the following allowable zoning

districts, pursuant to Figure FLU-1:  RU-2-10, RU-2-15, RM-4, and PUD.  To correct the inconsistency with the

Comprehensive Plan and to ensure consistency with the northern portion of the Quail Ridge community that is

already zoned RU-2-15, the City is proposing to rezone the properties shown in Attachment 1 to RU-2-15.

Importantly, both the C-N (current zoning) and RU-2-15 (proposed zoning) districts allow multiple family

dwellings as a principal permitted use.  For the C-N district, multiple-family dwellings are allowed “as regulated

in Section 5, RU-2-15 District.”  See Appendix A, Zoning, Article XI, Sec. 11(A)(5).  Accordingly, the rezoning

proposed by the City will not impact the existing multiple-family dwelling use in Quail Ridge.  The proposed

rezoning further will not change the fact that multiple-family dwellings are a permitted use on the currently

undeveloped parcel owned by Quail Ridge, LLC, Tax Parcel ID 24-36-18-00-765.

Future Land Use Designation: Current: Medium Density Residential

Proposed: Medium Density Residential

Zoning District: Current: C-N

Proposed: RU-2-15

Existing Land Use: Multi-family residential (condominium)

Council District: District 3 Councilmember Rip Dyal,

District 4 - Councilmember Lorraine Koss

Legal Advertisement Date: March 19, 2023

Future Land Use Designations Zoning Districts Land Uses

North Medium Density Residential RU-2-15 Multi-Family Residential

South Low Density Residential (City);
RES 15 (County)

RU-1-7 (City); RES-15
(County)

Single-Family
Residential, Vacant

East Commercial C-N Commercial

West Low Density Residential RU-1-7 Single-Family Residential

I. Rezoning Analysis

The Planning & Zoning Division staff have addressed the criteria contained in Appendix A of the City of Cocoa,

Article XXII, Section 1(G) as follows:

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

Staff Finding: The proposed rezoning is not contrary to the established land use pattern. Rather, it
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Staff Finding: The proposed rezoning is not contrary to the established land use pattern. Rather, it

changes the zoning of the southern portion of the Quail Ridge area to make it match the zoning of the

remaining portion of the Quail Ridge development. It also serves to make this portion of the

development consistent with the future land use classification (Medium Density Residential) covering

the area as a whole.

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

Staff Finding: The proposed zoning change would not create an isolated district. Rather, it would be

consistent with the zoning of the norther portion of the Quail Ridge community and make it conforming

with the future land use of the area.

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

Staff Finding: This zoning change would in no way materially alter the population density pattern nor

increase or overtax local facilities. The same maximum density of 15 dwelling units per acre would be

permitted in the proposed RU-2-15 zoning district as is permitted in the C-N. As stated above, multiple-

family dwellings are a permitted use in the C-N, as regulated by the RU-2-15 district. The rezoning

simply makes the zoning consistent with the future land use classification on the property.

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

Staff Finding: The existing zoning district boundaries are currently illogically drawn, with a portion of the

Quail Ridge multi-family project being zoned RU-2-15, and the subject portion of the Quail Ridge area

being zoned C-N. This change will unify the zoning and future land use classifications of the multi-

family development, distinguishing it from the commercial development permitted along the properties

fronting Clearlake Road to the east.

e. The proposed change would be contrary to the Future Land Use Map and would have an adverse
effect on the Comprehensive Plan.

Staff Finding: The proposed zoning amendment would not be contrary to the

Future Land Use Map. Rather, the rezoning to RU-2-15 would bring this non-conforming zoning into

conformance with the existing Medium Density Residential Future Land Use Map designation. The

proposed rezoning would be consistent with the following Future Land Use Element of the

Comprehensive Plan:

Policy 1.1.2.4: Medium Density Residential (MDR). Medium density residential areas shall
be regarded as areas of moderate density detached and attached housing. The following criteria
shall be used for determining appropriate locations for medium density residential areas.

A. Medium density residential areas shall have access to a minor collector street, and
preferably, to a major collector street or one of higher functional classification.

B. These areas should have convenient access to community services.

C. New developments approved in accordance with the comprehensive plan shall provide
amenities to include open space and buffering as required in the City’s Land Development
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amenities to include open space and buffering as required in the City’s Land Development
Regulations.

Response: The affected properties already have a Future Land Use classification
of Medium Density Residential. However, it should be noted that the affected
properties have access to SR 501, which has a functional classification of “Arterial”
as shown on Map M-II-2 Functional Roadway Classification Map of the
Transportation Element. SR 501 has a shopping center as well as a Wal-Mart
immediately to the east of the Quail Ridge condominiums. Further south, SR 501 continues
as a major corridor with retail and other institutional uses, including has a campus of
Eastern Florida State College Cocoa Campus, as well as other schools and retail outlets.
Future development will need to provide amenities to include open space and buffering as
required by the Comprehensive Plan.

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

Staff Finding: The inconsistency between the current future land use classification and the current

zoning make this change necessary.

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

Staff Finding: Living conditions in the neighborhood will remain unchanged. As stated above, the
undeveloped parcel owned by Quail Ridge, LLC, Tax Parcel ID 24-36-18-00-765, will still have
available multiple-family dwellings as a permitted use, which is unchanged from the present C-N
zoning. However, the change to RU-2-15 will eliminate the ability of the Quail Ridge LLC property to be
developed with various neighborhood commercial uses, which include

· Retail Stores

· Personal Service establishments, such as beauty and barbershops, laundry and drycleaning

· Professional offices, studios, clinics, laboratories

· Restaurants

· Financial institutions

· Pharmacies, medical marijuana treatment center dispensing facilities, apothecary and optical
services

· Package store, beer and wine

The permitted uses on the undeveloped Quail Ridge, LLC property will be reduced by the proposed
amendment.

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

Staff Finding: The existing Quail Ridge development is not changing, and thus, there will no increase in
traffic congestion nor other impacts to the public safety in the neighborhood. The elimination of
possible neighborhood commercial uses on the undeveloped Quail Ridge, LLC property reduces the
possibility of excessive traffic congestion on Otterbein Avenue.

i. The proposed change will create a drainage problem.

Staff Finding: Most of the subject property is already developed as the Quail Ridge condominium
community, and the rezoning will not result in the creation of a drainage problem. The undeveloped
subject property will be required to satisfy City Code and Comprehensive Plan requirements related to
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subject property will be required to satisfy City Code and Comprehensive Plan requirements related to
drainage at the time of site plan application.

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

Staff Finding: The rezoning will not change the maximum height of structures, which is 35 feet for both
the existing C-N and proposed RU-2-15 zoning. In addition, the rezoning will not change the setbacks
for multiple family dwelling uses. Most of the subject property is already developed as the Quail Ridge
condominium community, and the rezoning will not result in a reduction in light or air to adjacent areas.

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

Staff Finding: It is not anticipated that the proposed change will adversely affect the property values in
the adjacent area as the adjacent area is already developed as multiple family dwellings (condos).

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

Staff Finding: The surrounding area is currently developed with multiple family dwellings, and thus, the
rezoning to RU-2-15, Multiple Family Dwelling District, will not be a deterrent to the improvement or
redevelopment of adjacent property.

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

Staff Finding: This rezoning is an administrative correction being applied for by the City. It will thus not
constitute or grant a special privilege to an individual owner as contrasted with the public welfare.

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

Staff Finding: This is a rezoning to correct an inconsistency with the Comprehensive Plan. The zoning
district for the affected property must be one of the allowed zoning districts under Medium Density
Residential future land use category.

o. Whether the change suggested is out of scale with the needs of the neighborhood of the City.

Staff Finding: There is no change to the scale which would impact the needs of the neighborhood or
City for the reasons stated in Section (j) above.

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

Staff Finding: As stated above in Section (n), the subject property must be zoned in accordance with
the Comprehensive Plan.

Consistency with Comprehensive Plan Policies and Objectives

The proposed RU-2-15 zoning designation is consistent with the allowable uses under the Medium Density

Residential future land use per the City of Cocoa Comprehensive Plan.
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Concurrency Management/Adequate Public Facilities

Section 15-22 of the City Code provides for a concurrency management system to ensure public facilities and services

needed to support development are available concurrent with the impacts of such development and that development

orders and development permits are not issued in a manner that will not result in a reduction in the levels of service below

the adopted level of service standards adopted by the City for public facilities and services, as contained in the City’s

adopted Comprehensive Plan.

Response: This rezoning will not impact the availability of public services or facilities. The use of multiple-family dwellings
is already a permitted use under C-N with the same standards.

BUDGETARY IMPACT:

None.

PREVIOUS ACTION:

None.

RECOMMENDED MOTION:
Staff recommends that the Planning & Zoning Board recommend APPROVAL to the City Council of the Zoning

Map amendment consistent with Appendix A, Zoning, Article XXII, to change the Official Zoning Map

designation of 77 parcels totaling ±11.59 acres from C-N to RU-2-15 as described in Ordinance 03-2023.
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Attachment 1: Quail Ridge Parcels Being Rezoned 

 

The Southern portion of Tax Parcel ID: 24-36-18-00-756-. XA (Condo Common Area), including 
the following addresses: 
 1926 Otterbein Avenue, Unit 101, Cocoa FL 32926, Tax Parcel ID 24-36-18-00-756 
 1926 Otterbein Avenue, Unit 102, Cocoa FL 32926, Tax Parcel ID 24-36-18-00-756.A 
 1926 Otterbein Avenue, Unit 103, Cocoa FL 32926, Tax Parcel ID 24-36-18-00-756.B 
 1926 Otterbein Avenue, Unit 104, Cocoa FL 32926, Tax Parcel ID 24-36-18-00-756.C 
 
The Southern portion of Tax Parcel ID: 24-36-18-00-759.M-. XA (Condo Common Area), 
including the following addresses: 
 1954 Quail Ridge Ct, Unit 1701, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.Q 
 1954 Quail Ridge Ct, Unit 1702, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.R 
 1954 Quail Ridge Ct, Unit 1703, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.S 
 1954 Quail Ridge Ct, Unit 1704, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.T 
 
The Southern portion of Tax Parcel ID: 24-36-18-00-759.Y-. XA (Condo Common Area), 
including the following addresses: 
 1933 Quail Ridge Ct, Unit 1101, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.Y 
 1933 Quail Ridge Ct, Unit 1102, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.Z 
 1933 Quail Ridge Ct, Unit 1103, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760 
 1933 Quail Ridge Ct, Unit 1104, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.A 
 
Tax Parcel ID 24-36-18-00-760.F-. XA (Condo Common Area) and the following parcels: 
 1929 Quail Ridge Ct, Unit 1301, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.F 
 1929 Quail Ridge Ct, Unit 1302, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.G 
 1929 Quail Ridge Ct, Unit 1303, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.H 
 1929 Quail Ridge Ct, Unit 1304, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.I 
 1928 Quail Ridge Ct, Unit 1501, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.J 
 1928 Quail Ridge Ct, Unit 1502, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.K 
 1928 Quail Ridge Ct, Unit 1503, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.L 
 1928 Quail Ridge Ct, Unit 1504, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.M 
 
Tax Parcel ID 24-36-18-00-760.N-. XA (Condo Common Area) and the following parcels: 
 1927 Quail Ridge Ct, Unit 1401, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.N 
 1927 Quail Ridge Ct, Unit 1402, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.O 
 1927 Quail Ridge Ct, Unit 1403, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.P 
 1927 Quail Ridge Ct, Unit 1404, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.Q 
 
Tax Parcel ID 24-36-18-00-755, 1990 MUSKINGUM AVE COCOA FL 32926 
 
Tax Parcel ID 24-36-18-00-760.R-. XA (Condo Common Area) and the following parcels: 
 1925 Quail Ridge Ct, Unit 2601, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.R 
 1925 Quail Ridge Ct, Unit 2602, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.S 
 1925 Quail Ridge Ct, Unit 2603, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.T 
 1925 Quail Ridge Ct, Unit 2604, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.U 
 
 
 



Tax Parcel ID 24-36-18-00-760.V-. XA (Condo Common Area) and the following parcels: 
 1921 Quail Ridge Ct, Unit 2401, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.V 
 1921 Quail Ridge Ct, Unit 2402, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.W 
 1921 Quail Ridge Ct, Unit 2403, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.X 
 1921 Quail Ridge Ct, Unit 2404, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.Y 
 1924 Quail Ridge Ct, Unit 2501, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.Z 
 1924 Quail Ridge Ct, Unit 2502, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761 
            1924 Quail Ridge Ct, Unit 2503, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.A 
            1924 Quail Ridge Ct, Unit 2504, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.B 
 
Tax Parcel ID 24-36-18-00-761.C-. XA (Condo Common Area) and the following parcels: 
 1919 Quail Ridge Ct, Unit 2201, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.C 
 1919 Quail Ridge Ct, Unit 2202, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.D 
 1919 Quail Ridge Ct, Unit 2203, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.E 
 1919 Quail Ridge Ct, Unit 2204, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.F 
 1922 Quail Ridge Ct, Unit 2301, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.G 
 1922 Quail Ridge Ct, Unit 2302, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.H 
 1922 Quail Ridge Ct, Unit 2303, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.I 
 1922 Quail Ridge Ct, Unit 2304, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.J 
 
Tax Parcel ID 24-36-18-00-761.K-. XA (Condo Common Area) and the following parcels: 
 1917 Quail Ridge Ct, Unit 1901, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.S 
 1917 Quail Ridge Ct, Unit 1902, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.T 
 1917 Quail Ridge Ct, Unit 1903, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.U 
 1917 Quail Ridge Ct, Unit 1904, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.V 
 
Tax Parcel ID 24-36-18-00-761.S-. XA (Condo Common Area) and the following parcels: 
 1918 Quail Ridge Ct, Unit 2001, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.K 
 1918 Quail Ridge Ct, Unit 2002, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.L 
 1918 Quail Ridge Ct, Unit 2003, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.M 
 1918 Quail Ridge Ct, Unit 2004, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.N 
 1920 Quail Ridge Ct, Unit 2101, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.O 
 1920 Quail Ridge Ct, Unit 2102, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.P 
 1920 Quail Ridge Ct, Unit 2103, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.Q 
 1920 Quail Ridge Ct, Unit 2104, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.R 
 
Tax Parcel ID 24-36-18-00-759.U-. XA (Condo Common Area) and the following parcels: 
 1956 Quail Ridge Ct, Unit 1801, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.U 
 1956 Quail Ridge Ct, Unit 1802, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.V 
 1956 Quail Ridge Ct, Unit 1803, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.W 
 1956 Quail Ridge Ct, Unit 1804, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.X 
 
Tax Parcel ID 24-36-18-00-765, 1925 OTTERBEIN AVE COCOA FL 32922 
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CITY OF COCOA
NOTICE OF PUBLIC HEARING 

ZONING MAP AND TEXT 
AMENDMENTS

NOTICE IS HEREBY GIVEN THAT
THE PLANNING & ZONING BOARD/LOCAL PLANNING 

AGENCY AND THE COCOA CITY COUNCIL
PROPOSE TO CONSIDER THE FOLLOWING:

PZ-23-02100002 (Quail Ridge | City of Cocoa) 

A. AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD 
COUNTY, FLORIDA; amending the Official Zoning Map designation of seventy-seven 
(77) parcels of real property, totaling 11.59 acres, more or less, and generally located 
on the southeast corner of Quail Ridge Court and Otterbein Avenue, in Cocoa, Florida, 
more particularly depicted and described on Exhibit “A” attached hereto, from C-N 
(Neighborhood Commercial District) to RU-2-15 (Multiple-Family Dwelling District); 
providing for the repeal of prior inconsistent ordinances and resolutions, severability, 
and an effective date. 

PZ-23-02000001 (Gym and Fitness) 

B. AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD COUNTY, 
FLORIDA; CHANGING THE LISTS OF PERMITTED AND SPECIAL EXCEPTION USES IN 
APPENDIX A, ARTICLE XI OF THE ZONING ORDINANCE OF THE CITY OF COCOA RELATED 
TO GYM AND FITNESS FACILITIES IN THE RESTRICTED COMMERCIAL, NEIGHBORHOOD 
COMMERCIAL, GENERAL COMMERCIAL, CENTRAL BUSINESS DISTRICT, COMMERCIAL 
PARKWAY, WHOLESALE COMMERCIAL, PLANNED UNIT DEVELOPMENT, AND COCOA 
WATERFRONT OVERLAY DISTRICTS; ADOPTING A DEFINITION OF “GYM AND FITNESS 
FACILITIES”; PROVIDING FOR THE REPEAL OF PRIOR INCONSISTENT ORDINANCES AND 
RESOLUTIONS, INCORPORATION INTO THE CODE, SEVERABILITY, AND AN EFFECTIVE 
DATE.

PZ-23-02100001 (63 Mulberry Street | DRH Designs, Inc.)

C. AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD COUNTY, 
FLORIDA; AMENDING THE OFFICIAL ZONING MAP DESIGNATION OF ONE (1) PARCEL OF 
REAL PROPERTY TOTALING 0.27 ACRES, MORE OR LESS, AND GENERALLY LOCATED 
ON THE SOUTH SIDE OF MULBERRY STREET, APPROXIMATELY SIXTY FEET EAST OF THE 
INTERSECTION WITH FORREST AVENUE, IN COCOA, FLORIDA, MORE PARTICULARLY 
DESCRIBED ON EXHIBIT “A” ATTACHED HERETO, FROM CORE COMMERCIAL DISTRICT 
(C-C) TO MULTIPLE FAMILY DWELLING DISTRICT (RU-2-25); PROVIDING FOR THE 
REPEAL OF PRIOR INCONSISTENT ORDINANCES AND RESOLUTIONS, SEVERABILITY, 
AND AN EFFECTIVE DATE.

PZ-23-00200002 – Small-Scale Site Plan Appeal (Advantage Self Storage)

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

PLANNING & ZONING BOARD/ LOCAL PLANNING AGENCY
PUBLIC HEARING FOR ALL ITEMS WILL BE HELD ON

April 5, 2023
CITY COUNCIL 1st PUBLIC HEARING FOR ITEMS A THROUGH C WILL BE HELD ON

April 25, 2023
ALL HEARINGS WILL TAKE PLACE AT 6:00 P.M. OR SOON THEREAFTER IN THE

COCOA CITY HALL COUNCIL CHAMBERS LOCATED AT
65 STONE STREET, COCOA, FL

General Notice Information:

This is a public meeting. Interested parties are hereby advised that they may appear 
at said meeting and be heard. The facility wherein this public meeting will be held 
is accessible to the physically handicapped. In accordance with the Americans With 
Disabilities Act, persons needing assistance to participate in any of these proceedings 
should contact the City Clerk of the City of Cocoa, listed below, at least 48 hours prior 
to the meeting: Carie Shealy, City Clerk, 65 Stone Street, Cocoa, by telephone at (321) 
433-8484 or via email at cshealy@cocoafl.org.

Pursuant to Section 286.0105, Florida Statutes, the City hereby advises the public that 
if a person decides to appeal any decision made by the BOA, P&Z Board/LPA or City 
Council with respect to any matter considered at its meeting or hearing, that person will 
need a record of the proceedings and for such purpose, affected persons may need 
to assure that a verbatim record of the proceedings is made, and such record shall 
include the testimony and evidence upon which the appeal is to be based. This notice 
does not constitute consent by the City for the introduction or admission into evidence 
of otherwise inadmissible or irrelevant evidence, nor does it authorize challenges or 
appeals otherwise not allowed by law.

The BOA, PZ Board/LPA and City Council reserve the right to continue or postpone 
hearings to a date certain without re-advertising.

Public Participation Information:

Members of the public may view the meeting agenda, ordinances, project applications, 
supporting documents, and staff reports on the City’s website at the following link prior 
to attending or commenting:

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

Documents pertaining to the above may also be inspected at the Community Services 
Department, between 8:00 a.m. and 5:00 p.m., Monday through Friday, or by phoning 
(321) 433-8451.

Interested persons may submit their written comments or questions prior to the meeting 
through Email at meetings@cocoafl.org, or via E-comments through the online agenda 
at the link above. Any electronic comments submitted will be made part of the meeting 
record.

Viewing In Real Time. Interested persons are encouraged to view and listen to the 
hearings live by accessing the meetings at the following internet address:

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

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

63 Mulberry
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 ORDINANCE NO. 03-2023 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY 
OF COCOA, BREVARD COUNTY, FLORIDA; AMENDING 
THE OFFICIAL ZONING MAP DESIGNATION OF 
SEVENTY-SEVEN (77) PARCELS OF REAL PROPERTY, 
TOTALING 11.59 ACRES, MORE OR LESS, AND 
GENERALLY LOCATED ON THE SOUTHEAST CORNER 
OF QUAIL RIDGE COURT AND OTTERBEIN AVENUE, IN 
COCOA, FLORIDA, MORE PARTICULARLY DEPICTED 
AND DESCRIBED ON EXHIBIT “A” ATTACHED HERETO, 
FROM C-N (NEIGHBORHOOD COMMERCIAL DISTRICT) 
TO RU-2-15 (MULTIPLE-FAMILY DWELLING DISTRICT); 
PROVIDING FOR THE REPEAL OF PRIOR 
INCONSISTENT ORDINANCES AND RESOLUTIONS, 
SEVERABILITY, AND AN EFFECTIVE DATE. 

 
WHEREAS, the City is granted the authority, under Section 2(b), Art. VIII of the State 

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

 
WHEREAS, the Planning and Zoning Board and City Staff of the City of Cocoa have 

recommended approval of this Ordinance; and 
 
WHEREAS, the City Council of the City of Cocoa held two duly noticed public hearings 

on the proposed zoning change set forth hereunder and considered findings and advice of staff, the 
Planning and Zoning Board, citizens, and all interested parties submitting comments and 
supporting data and analysis, and after complete deliberation, hereby finds the requested change 
consistent with the City of Cocoa Comprehensive Plan and that sufficient, competent, and 
substantial evidence supports the zoning change set forth hereunder; and 
 

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

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF COCOA HEREBY 
ORDAINS, AS FOLLOWS: 
 

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

Section 2.      Zoning Map Amendment.  That the Official Zoning Map of the City 
of Cocoa, as described in City of Cocoa Code, Article VIII, Section 1, is hereby amended to 
include a change of classification from C-N (Neighborhood Commercial District) to RU-2-15 
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(Multiple-Family Dwelling District) for the real property depicted and described on Exhibit A, 
attached and incorporated herein by this reference.  City Staff is hereby directed to promptly 
amend the Official Zoning Map upon the effective date of this Ordinance. 
 

Section 3. Repeal of Prior Inconsistent Ordinances and Resolutions.  All prior 
inconsistent ordinances and resolutions adopted by the City Council, or parts of prior ordinances 
and resolutions in conflict herewith, are hereby repealed to the extent of the conflict. 
 

Section 4. Severability. If any section, subsection, sentence, clause, phrase, word 
or provision of this ordinance is for any reason held invalid or unconstitutional by any court of 
competent jurisdiction, whether for substantive, procedural, or any other reason, such portion 
shall be deemed a separate, distinct and independent provision, and such holding shall not affect 
the validity of the remaining portions of this ordinance. 
 

Section 5. Effective Date.    This Ordinance shall become effective immediately 
upon adoption by the City Council of the City of Cocoa, Florida. 
 

ADOPTED by the City Council of the City of Cocoa, Florida, in a regular meeting 
assembled on the _____ day of ______________, 2023. 
 
 

_________________________________
___ 

MICHAEL C. BLAKE, Mayor 
 
ATTEST: 
 
_____________________________________ 
CARIE SHEALY, MMC 
City Clerk 
 
 
First Reading:  ________________ 
Legal Ad Published:  ________________ 
Effective Date:   ________________ 
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EXHIBIT A 

Description of Real Property 

The Southern portion of Tax Parcel ID: 24-36-18-00-756-.XA (Condo Common Area) and 
including the following addresses/parcels: 
 1926 Otterbein Avenue, Unit 101, Cocoa FL 32926, Tax Parcel ID 24-36-18-00-756 
 1926 Otterbein Avenue, Unit 102, Cocoa FL 32926, Tax Parcel ID 24-36-18-00-756.A 
 1926 Otterbein Avenue, Unit 103, Cocoa FL 32926, Tax Parcel ID 24-36-18-00-756.B 
 1926 Otterbein Avenue, Unit 104, Cocoa FL 32926, Tax Parcel ID 24-36-18-00-756.C 
 
The Southern portion of Tax Parcel ID: 24-36-18-00-759.M-.XA (Condo Common Area) and 
including the following addresses/parcels: 
 1954 Quail Ridge Ct, Unit 1701, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.Q 
 1954 Quail Ridge Ct, Unit 1702, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.R 
 1954 Quail Ridge Ct, Unit 1703, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.S 
 1954 Quail Ridge Ct, Unit 1704, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.T 
 
The Southern portion of Tax Parcel ID: 24-36-18-00-759.Y-.XA (Condo Common Area) and 
including the following addresses/parcels: 
 1933 Quail Ridge Ct, Unit 1101, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.Y 
 1933 Quail Ridge Ct, Unit 1102, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.Z 
 1933 Quail Ridge Ct, Unit 1103, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760 
 1933 Quail Ridge Ct, Unit 1104, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.A 
 1931 Quail Ridge Ct, Unit 1201, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.B 
 1931 Quail Ridge Ct, Unit 1202, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.C 
 1931 Quail Ridge Ct, Unit 1203, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.D 
 1931 Quail Ridge Ct, Unit 1204, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.E 
 
Tax Parcel ID 24-36-18-00-760.F-.XA (Condo Common Area) and the following 
addresses/parcels: 
 1929 Quail Ridge Ct, Unit 1301, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.F 
 1929 Quail Ridge Ct, Unit 1302, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.G 
 1929 Quail Ridge Ct, Unit 1303, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.H 
 1929 Quail Ridge Ct, Unit 1304, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.I 
 1928 Quail Ridge Ct, Unit 1501, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.J 
 1928 Quail Ridge Ct, Unit 1502, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.K 
 1928 Quail Ridge Ct, Unit 1503, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.L 
 1928 Quail Ridge Ct, Unit 1504, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.M 
 
Tax Parcel ID 24-36-18-00-760.N-.XA (Condo Common Area) and the following 
addresses/parcels: 
 1927 Quail Ridge Ct, Unit 1401, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.N 
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 1927 Quail Ridge Ct, Unit 1402, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.O 
 1927 Quail Ridge Ct, Unit 1403, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.P 
 1927 Quail Ridge Ct, Unit 1404, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.Q 
 
Tax Parcel ID 24-36-18-00-755, 1990 MUSKINGUM AVE COCOA FL 32926 
 
 
Tax Parcel ID 24-36-18-00-760.R-.XA (Condo Common Area) and the following 
addresses/parcels: 
 1925 Quail Ridge Ct, Unit 2601, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.R 
 1925 Quail Ridge Ct, Unit 2602, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.S 
 1925 Quail Ridge Ct, Unit 2603, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.T 
 1925 Quail Ridge Ct, Unit 2604, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.U 
 
Tax Parcel ID 24-36-18-00-760.V-.XA (Condo Common Area) and the following 
addresses/parcels: 
 1921 Quail Ridge Ct, Unit 2401, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.V 
 1921 Quail Ridge Ct, Unit 2402, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.W 
 1921 Quail Ridge Ct, Unit 2403, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.X 
 1921 Quail Ridge Ct, Unit 2404, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.Y 
 1924 Quail Ridge Ct, Unit 2501, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-760.Z 
 1924 Quail Ridge Ct, Unit 2502, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761 
      1924 Quail Ridge Ct, Unit 2503, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.A 
      1924 Quail Ridge Ct, Unit 2504, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.B 
 
Tax Parcel ID 24-36-18-00-761.C-.XA (Condo Common Area) and the following 
addresses/parcels: 
 1919 Quail Ridge Ct, Unit 2201, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.C 
 1919 Quail Ridge Ct, Unit 2202, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.D 
 1919 Quail Ridge Ct, Unit 2203, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.E 
 1919 Quail Ridge Ct, Unit 2204, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.F 
 1922 Quail Ridge Ct, Unit 2301, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.G 
 1922 Quail Ridge Ct, Unit 2302, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.H 
 1922 Quail Ridge Ct, Unit 2303, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.I 
 1922 Quail Ridge Ct, Unit 2304, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.J 
 
Tax Parcel ID 24-36-18-00-761.K-.XA (Condo Common Area) and the following 
addresses/parcels: 
 1917 Quail Ridge Ct, Unit 1901, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.S 
 1917 Quail Ridge Ct, Unit 1902, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.T 
 1917 Quail Ridge Ct, Unit 1903, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.U 
 1917 Quail Ridge Ct, Unit 1904, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.V 
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Tax Parcel ID 24-36-18-00-761.S-.XA (Condo Common Area) and the following 
addresses/parcels: 
 1918 Quail Ridge Ct, Unit 2001, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.K 
 1918 Quail Ridge Ct, Unit 2002, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.L 
 1918 Quail Ridge Ct, Unit 2003, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.M 
 1918 Quail Ridge Ct, Unit 2004, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.N 
 1920 Quail Ridge Ct, Unit 2101, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.O 
 1920 Quail Ridge Ct, Unit 2102, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.P 
 1920 Quail Ridge Ct, Unit 2103, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.Q 
 1920 Quail Ridge Ct, Unit 2104, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-761.R 
 

 
Tax Parcel ID 24-36-18-00-759.U-.XA (Condo Common Area) and the following 
addresses/parcels: 
 1956 Quail Ridge Ct, Unit 1801, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.U 
 1956 Quail Ridge Ct, Unit 1802, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.V 
 1956 Quail Ridge Ct, Unit 1803, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.W 
 1956 Quail Ridge Ct, Unit 1804, Cocoa, FL 32926, Tax Parcel ID 24-36-18-00-759.X 
 
Tax Parcel ID 24-36-18-00-765, 1925 OTTERBEIN AVE COCOA FL 32922 
 

The above parcels are depicted as follows: 
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The subject property for this Zoning Map amendment is comprised of a ±.27-acre vacant parcel,
owned by DRH Designs Inc. The parcel is located south of and adjacent to Mulberry Street, just east
of its intersection with Forrest Avenue. A map depicting the location of the subject parcel is attached
as Exhibit “A”.

Currently, the subject parcel has the City’s C-C zoning designation. The applicant is requesting to
change the property’s zoning to the City’s RU-2-25 designation. Please see Exhibit “B” for a map
depicting of zoning designations for the subject and surrounding properties. Exhibit “C” depicts the
future land use of the subject and surrounding parcels.

The subject property has a future land use designation of High Density Residential.  In accordance
with the City’s Comprehensive Plan, Figure FLU-1, the following are the allowable zoning districts in
the High Density Residential future land use category: RU-2-15, RU-2-25, and PUD.  The property’s
current zoning, C-C, is not permitted. This amendment would bring the property into conformance
with the existing future land use of the subject property.

Future Land Use Designation: Current: High Density Residential

Proposed: High Density Residential

Zoning District: Current: C-C

Proposed: RU 2-25

Existing Land Use: Vacant land

Council District: District 2 - Councilmember Alex Goins

Legal Advertisement Date: March 19, 2023

    Overview of Surrounding Area:

Future Land Use
Designations

Zoning Districts Land Uses

North Institutional C-C, Residential
Professional (R-P)

Institutional

 South High Density Residential C-C Residential,
Vacant

East High Density Residential RU-2-25 Multi-Family
Residential

West High Density Residential C-C Commercial
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I.  Consistency with Code of the City of Cocoa

The Property Owner/Applicant is requesting a Zoning Map amendment to change the subject
property zoning district from C-C to RU-2-25.

In accordance with Appendix A of the City of Cocoa, Article XXI, Section 1(G)(1), the following shall
be considered in the review of an application for a rezoning:

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

Staff Finding: Staff finds that the zoning change will not be contrary to the established land use
pattern. The properties in all directions except to the north have the High Density Residential
future land use. The property to the north has a future land use of Institutional, which is found to
be compatible with the High Density Residential future land use. Please see Figure 4 to see a
map of the existing uses in surrounding the subject property.

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

Staff Finding: Staff finds that the proposed change will not create an isolated district unrelated to
nearby and adjacent districts. The properties to the east and northeast share the RU-2-25 zoning
proposed for the subject property. The properties to the north and south have the C-C zoning
district, while the properties to the east have the C-C and R-P zoning classifications. The existing
land uses in all directions are found to be compatible with the proposed zoning for the property.

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

Staff Finding: Staff finds that the subject property would not alter the population density
pattern nor increase or overtax the load on public facilities. The property already has the High
Density Residential future land use classification, allowing development of the intensity of the
RU-2-25 zoning classification. With the exception of the property to the north with the
Institutional future land use classification, all other abutting properties have the High Density
Residential future land use, and thus, the same density potential. However, it should be noted
that, due to the small size of the property and applicable setbacks, only a single-family house
will be feasible for development.

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

Staff Finding: Staff finds that the district boundaries are not illogically drawn in relation to
existing conditions on the property proposed for change. The properties to the east and the
northeast share the same zoning classification. Although they have different zoning
classifications, the surrounding properties in other directions are compatible with the RU-2-25
zoning classification.

e. The proposed change would be contrary to the Future Land Use Map and would have an
adverse effect on the Comprehensive Plan.
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Staff Finding: Staff finds that this change would not be contrary to the Future Land Use Map.
The subject property currently has the High Density Residential future land use, which is
compatible with the RU-2-25 zoning.

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

Staff Finding: : Staff finds that changing conditions make this proposed zoning amendment
necessary. The future land use was previously changed to the High Density Residential district.
The current C-C zoning classification is in conflict with this future land use classification.

g. Whether or not the proposed change will have adversely influence living conditions in the
neighborhood.

Staff Finding: Staff finds that the proposed change will not adversely influence living
conditions in the neighborhood. Parcels to the east and southeast already contain multi-family
uses. Properties to the west have commercial uses, while the property to the north has an
institutional use. All of these uses are compatible with the uses allowed under the RU-2-25
zoning district.

h. Whether or not the proposed change will create or excessively increase traffic congestion or
otherwise affect the public safety.

Staff Finding: Staff finds that the proposed change will not create or excessively increase traffic
congestion or otherwise affect the public safety. The existing future land use classification on the
property allows the density being proposed by this zoning amendment.

i. Whether or not the proposed change will create a drainage problem.

Staff Finding: Staff finds that the proposed change will not create a drainage problem. The
rezoning will allow a residential density compatible with the existing future land use designation.
When developed, the property will have to conform with City drainage regulations.

j. Whether or not the proposed change will seriously reduce light or air to adjacent areas.

Staff Finding: Staff finds that the zoning intensity proposed by the zoning amendment is
compatible with the existing future land use classification of the property, and will thus not allow
residential development of a height or bulk to decrease air or light to the surrounding areas.

k. Whether or not the proposed change will adversely affect property values in the adjacent area.

Staff Finding: Staff finds that the proposed amendment will not adversely affect property values
in the adjacent area. As described above, the uses allowed under the RU-2-25 zoning district are
compatible with uses in the area.
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l.  Whether or not the proposed change will be detrimental to the improvement or development
of adjacent property in accord with existing regulations.

Staff Finding: Staff finds that the proposed change will not be detrimental to the improvement or
development of adjacent property. As discussed above, the uses under the RU-2-25 zoning
district are compatible with the area.

m. Whether or not the proposed change will constitute a grant of special privilege to an individual
owner as contrasted with the public welfare.

Staff Finding: Staff finds that the proposed change will not constitute a grant of special privilege
to the applicant. The applicant is simply changing the zoning to be in conformance with the future
land use classification for the property.

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

Staff Finding: Staff finds that as it conflicts with the existing future land use classification of the
property, the existing zoning would not allow development of the property. The rezoning will allow
appropriate development of the subject property under the existing future land use classification.

o. Whether or not the change suggested is out of scale with the needs of the neighborhood.

Staff Finding: Staff finds that the change suggested is not out of scale with the needs of the
neighborhood. The zoning will be in conformance with the future land use which currently exists
for the property and is High Density Residential.

p. Whether or not it is impossible to find other adequate sites in the City for the proposed use in
districts already permitting such uses.

Staff Finding: Staff does not believe it would impossible to find other adequate sites for
development of multi-family uses. However, this rezoning brings the subject property into
conformance with its future land use classification.

BUDGETARY IMPACT:

None

PREVIOUS ACTION:

None

RECOMMENDED MOTION:
Staff recommends that the Planning & Zoning Board recommend approval to City Council of
Ordinance 04-2023, an Official Zoning Map amendment consistent with Appendix A of the City of
City of Cocoa Printed on 3/30/2023Page 5 of 6
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Ordinance 04-2023, an Official Zoning Map amendment consistent with Appendix A of the City of
Cocoa, Article XXI, Section 1(G)(1), for a citizen-initiated request to change the Official Zoning Map
designation of a ±0.27-acre parcel from the CC to the RU-2-25 district.
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Application # PZ - - 
  

  

  

  

ZONING MAP AMENDMENT 
APPLICATION (MAP ONLY) » 

Community Services Department Phone: © (321) 433-8535 
Planning and Zoning Division Fax: (321) 433-8543 
65 Stone Street Web: ~ http://www.cocoaflorg 
Cocoa, Florida 32922 .   
  

al . . 

Serving the Community - 

  

. . For Office Use Only - Date Received 
This form is divided into steps, which will help you prepare your application, 

provide supplemental items, and prepare for the Planning & Zoning Board 
and City Council hearings. A pre- application meeting with Staff is required ;     Please TYPE or PRINT this application neatly. 

  

—_ Stamp Only When Application is Fully Complete 

1. Existing Zoning Category: (o MY Mer (Cc At 

2. Proposed Zoning Category: Mu \ - Corwn\ My. Lu -DQ-2 5 

  

  

3. Existing Future Land Use Category: \) AL On \_ \ 

4, Proposed Future Land Use Category (if applicable): W\ UV | fr fom | ly a 

5. Applicant Information: * NOTE: Applicant is the main contact, who mai attend the meeting! 

Company (if applicable): ):_D KR i “De S IG Ns on N Cc. 

Name: [2ovj 0 Ha ley J R 

snout Lie Ki 1evAn Lan a 

or Acickleipe ine State: FE Zip Code: 329 sc 
  

  

  

  

  

  

  

    

    

    

Phone #: 

Mobile #: 32] “28 4 “SB J Bama: 

6. Beopeity Owner Inforination: 48 Check here if same as Applicant 5 

Poa Se . * am more than one owner, 1 attach additional, sheet with names and addr. esses. 

Company (if applicable): 

Name: 

Mailing Allibbe 

City: ee _ — - | . State: : Zip Code: 

Phone #: | : : Fax # . 

Mobile #: ee ___ E-mail: 

  

- Page 1 of 4 -



7. Property Information: 

Street Address and Luéation: @ 3 in - | he ie 4 ST rd | Cy ce Cot --e— fe 

Parcel ID: : , 7 “If more than two Parcel IDs, shach additional sheet with Parcel IDs. 3 

al4-3 3a- 3I3\- (ald-lalalialaal.[d-6 aLAlalA. oll 

O0-00-00-00-000000.0-0000.00 
Tax Account Numbers: * [f more than two Tax Account #s, attach additional sheet with Tax Account is. 

AMBBEeA Coooooo 
Land Area: | . ae feet or é A x _ acres 

Existing Use(s) on Property:: V ic AN wa 

Proposed Use(s) on Property: _ ™M Vv \ Hi- Fem { ’ be ? U “2- -2s5— 

8. Please submit the following items in order complete the application, 

  

a O Notarized application. 

b. a List of owners within 500 feet. A “radius map package” from Brevard County containing a certified 

mailing list with mailing labels and a map of all property owners of record who reside within. a 500-foot 
radius of the subject property is required for public notice. It-is the applicant's responsibility to obtain these 
materials from the following for a nominal fee: 

Brevard County Planning and Zoning, Attn: Graphics. 

Brevard County Government Center, Building A 
2725 Judge Fran Jamieson Way 

Viera, FL 32940 
Phone: (321) 633-2060 Fax: (321) 633-2152 

Petition. Complete the Zoning Map Amendment petition form. A sample “Petition” form is available from 

the City. 

Application fee. Please make checks payable to the ‘City of Cocoa’ and submit payment ONLY ONLY to the 

Community Services Department. Public mail notice and legal advertising fees must also be paid a few 

weeks after application submittal. See Schedule of Fees, Charges and Expenses: for applicable fees. 

Proof of ownership. A copy of the most recent recorded warranty d deed is required. 

- Letter of author ization. If the applicant.i is not the property owner, a notarized letter of auithotization or 

agent affidavit is “required, unless the applicant is the Attorney of the owner. Each property owner must 
complete a separate authorization form or other suitable documentation to allow the agent to act ooo his/her 

L 

L] 

UC 

ye behalf. A sample “Letter of Authorization” form is available ftom the Oily 

- Corporate documents. If the applicant/owner is, representing a company, : -aticles of incorporation which 

‘show the applicant/owner i is authorized to represent the company is required. A’ data record printout from the’. 
‘Florida: Department’ of ‘State, Division . of Corporations website may also be . provided ~ 

(http: Jw. sunbiz.or g/corpweb/inquiry/search. html): 

h. L] Certified Bonsai survey. ‘Submit a certified survey showing all Seg structures and all proposed 

structures. : 

Le: L]- eos description. Submit a typed copy of the legal description, It may y be submitted c ona eonqpulet disk or 

sO by e-mail. 
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10. 

j. L] Accurate site plan. Submit 10 copies (folded to about 8-1/2 x 11”) ofa plan drawn to scale and showing the 

required site plan elements can found in 10. The site plan shall not be smaller than 11 x 17”. 

k: L] Additional information (optional). Submit any information that may be helpful in understanding the 

request. This may include photos, sketches, elevations, or letters from adjoining property owners. 

Application filing deadline. The application filing deadline is on the first Friday of each month at 5:00 pm for public 

hearings that are held in the following month. For Zoning Map Amendment applications that are submitted concurrently 
with other applications, the earlier filing deadline shall ADD: 

Application filing procedure. This application, ‘together with all. eaUEESS exhibits and attachments, shall be completed — 
and filed ue the Planning and Penne Division. - 

  

  

Public hearings process information — please read this! . 

Il. 

12. 

13. 

14. 

15. 

16. 

17. 

Dates and locations of public hearings. All zoning map aniendments require one hearing in front of the Planning & 

Zoning Board and two hearings in front of the City of Cocoa Council. All regularly ‘scheduled Planning & Zoning Board 
‘hearings are held on the second Wednesday of each month at 6:00 pm in the Cocoa City Council Chambers located at 65 
Stone Street, Cocoa, Florida unless otherwise notified. All regularly scheduled City of Cocoa Council meetings are held 

on the second and fourth Tuesday of each month at 7:00 pm in the Cocoa City Council Chambers located at 65 Stone 
Street, Cocoa, Florida unless otherwise notified. 

Board types. The Planning & Zoning Board is an advisory board to the City Council and therefore is only authorized to 
make recommendations. City Council is an authoritative body and is able to make binding decisions. ’ 

Presence required at the public hearings. The applicant or his/her representative must_be present to. answer any 

questions concerning the application. If there are extenuating circumstances why the applicant or his/her representative 
cannot attend, he or she must notify the City in writing prior to the public hearing. 

Preparing for the public hearings. It is the applicant’s responsibility to research and know all laws that may be 
applicable and may affect the outcome of any decision on the application request. The City assumes no responsibility or |- 

liability relating to the ‘applicant’s failure to research and know.all applicable laws including, but not limited to state, 
federal, and city laws, codes, land development regulations, and the comprehensive plan. 

Exhibits at public hearings. If photographs, documents, maps or other materials are provided to the Board/Council as 
evidence at the public hearing, the applicant must leave those instruments with the Recording Secretary. By law those 
instruments automatically become part of the public records and cannot be returned to the applicant. ' 

Wiineyes at public hearings. For the purposes of making a decision on the application, the Board/Council shall only 

considér testimony of qualified witnessés. A witness is determined by the Board/Council and is generally. based on: 
a. The witness has personal knowledge of the fact in which the witness will testify; and/or ° 

b. Inthe case of testimony consisting of opinions or inferences, the testimony is qualified as the following: 
_ I. Layman witness: ‘Testimony of a witness other than an expert witness is qualified only if: 

: - The witness can readily, and with equal accuracy and adequacy, communicate what he or she perceived 

to the Board without testifying in the form of opinions or inferences. . 
- The opinions and inferences do not require any special knowledge, skill experience or See 

2. Expert.witness.. Testimony of an expert witness is qualified only if: 

+ ‘".- The subject matter is proper for expert testimony because scientific, technical, or other veciilized skill 

will help the Board understand the evidence being presented, or helps establish a fact in-issue. 
- The witness is adequately ees to express an Lana on the matter. . 

Planning & Zoning Board vs. City Council actions. Ifthe Planning & ofing Board finds that the facts presented in the 
matter justify approval, it may recommend to approve the request, or a portion thereof, and it may specify any conditions 
deemed necessary to preserve the intent of the City of Cocoa Code. If the Board. finds that the facts presented’ do not 
justify approval, it may recommend to deny the request and will specify the reasons for denial. A decision is usually made 

at the same meeting that the hearing is held. Regardless. of the outcome, the eppillestign will be forwarded to the City . 
Council for consideration where a final decision cé can be made. ‘ 
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18. Signatures and Notarization. 

STATE OF . COUNTY OF 1 
being first duly sworn, depose and say that: — ; 

L I am the applicant, or if corporation, I am the officer of the corporation authorized to act on this request. 

L] - Iam the legal representative of the applicant of this application and a notarized Letter of Authorization form or agent 

affidavit accompanies this application giving written, unless the applicant is the Attorney representing the owner. 

I hereby certify that I have read, completed and understand this application and applicable petition, and understand that if my 
application and all associated attachments are not complete and accurate in all respects, the application will not be scheduled 

for a public hearing. I further understand that this application must be complete and-accurate prior to the advertising of a 
public hearing. 

  

    

(APPLICANT SIGNATURE) « * (Print, Type, or Stamp Commissioned Name of Notary Public) 

Personally Known _] OR:Produced Identification L] | 

Type of L.D. Produced 
  

  

  

  

  

  

(NOTARY PUBLIC SIGNATURE) 

STATE OF FLORIDA, COUNTY OF BREVARD . 

Sworn and subscribed to before me this | day of = . , 20 

FOR OFFICE USE ONLY _ 

Fee of $ a in cash L] or check L] (No. ) payable to the “City of Cocoa”. 

Receipt Number: sii atnes from Plantae & Zoning Division’ 

Date: 
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Documentary Deed Tax $1,365.00 

THIS INSTRUMENT PREPARED BY AND RETURN TO: 
Stephanie Smith 
Island Title & Escrow Agency Inc. 
2245 N Courtenay Pkwy 

Merritt Island, FL. 32953 

File No, 22-4181 

SPACE ABOVE THIS LINE FOR RECORDING DATA 

THIS WARRANTY DEED, made the 10th day of June, 2022 by RMH Investments LLC, an Ohio Limited Liability 

Company, herein called the grantor, to DRH Designs Inc, a Florida Corporation whose post office address is 110 Kieran Lane, 

Rockledge, FL 32955, hereinafter called the Grantee: 
(Wherever used herein the terms "grantor" and "grantee" include all the parties to this instrument and the heirs, legal 
representatives and assigns of individuals, and the successors and assigns of corporations) 

    

WITNESSET H: That the grantor, for and in consideration of the sum of TEN AND 00/100'S ($10.00) Dollars and other 

valuable considerations, receipt whereof is hereby acknowledged, hereby grants, bargains, sells, aliens, remises, releases, conveys 
and confirms unto the grantee all that certain land situate in BREVARD County, State of Florida, viz.: 

All of Lot 4 of J.C. SHAW’S SUBDIVISION, as shown by the plat of said subdivision recorded in Plat Book 

1, Page 66, of the Public Records of BREVARD County, Florida, excepting from said Lot 4, the South 70 

feet thereof; said real estate being more particularly described as follows: Begin at a point on the South line 
of Mulberry Street 72.7 feet East of the intersection of said South line with the East line of Forrest Avenue; 

from said Point of Beginning, run the East line of Lots 5 and 6 South and at right angles to Mulberry Street, 

170 feet, more or less, to the Southeast corner of Lot 6 of Shaw's Subdivision; thence run East and parallel 
to the South line of Mulberry Street, 70 feet to the Kast line of Lot 4; thence run the East line of Lot 4, North 

170 feet to the South line of Mulberry Street; thence run the South line of Mulberry Street West 70 feet to 

the Point of Beginning. 

Subject to easements, restrictions and reservations of record and to taxes for the 

year 2022 and thereafter. 

The Land herein conveyed is vacant land and not the homestead property of the grantor as defined in Article 10 Section 4 

of the Florida Constitution. Grantor does not reside on the Land and the Land is not adjacent to or contiguous with 

grantor's homestead. 

RMH Investments LLC, is one and the same as the grantee on the acquisition deed of subject property, recorded in 

Official Records Book 8140, Page 2375 of the Public Records of Brevard County Florida, as referenced by Florida 
Department of State document number M07000000265. 

TOGETHER, with all the tenements, hereditaments and appurtenances thereto belonging or in anywise appertaining. 

TO HAVE AND TO HOLD, the same in fee simple forever. 

AND, the grantor hereby covenants with said grantee that the grantor is lawfully seized of said land in fee simple; that the grantor 
has good right and lawful authority to sell and convey said land, and hereby warrants the title to said land and will defend the 

same against the lawful claims of all persons whomsoever; and that said land is free of all encumbrances, except taxes accruing 
subsequent to December 31, 2021.



Page Two of Warranty Deed 

IN WITNESS WHEREOF, the said grantor has signed and sealed these presents the day and year first above written. 

Signed, sealed and delivered in the presence of: 

    
RM estments LLC 

    
  

  

sld, Manager 
6801 Troy Rd, Radnor, OH 43066 

v £ 
v Mary E. H f F ry E. Howafd, Manager 

| itness #2 Signgfuse VU 680i Troy Rd, Radnor, OH 43066 

J 

Witness #2 P¥inted Name 

| state or ONO 

| county or Delaware 

  

  

The foregoing instrument was acknowledged before me by means of {f/physical presence or { ] online notarization this 7 0 8 
day of June, 2022 by Rodney E Howald, Manager and Mary E. Howald, Manager of RMH Investments, LLC who are personally 
known to me or has produced YDryuers Li'eens as identification. 

  

” SEAL JASON FISHBAUGH Lf 

     3 Notary Public Vv INo 
> State of Ohio 

% My Comm. Expires J 
oY May 1, 2023 

Printed Notary Name 

  

My Commission Expires: 

May Ol, 2023



  

- Brevard County Property Appraiser Phone: sea aoaatia 
httos:/Awww,bepao.us 

Titusville ¢ Viera ¢ Melbourne * Palm Bay 

PROPERTY DETAILS 

Account 2425684 
Owners DRH DESIGNS INC 

Mailing Address 110 KIERAN LN ROCKLEDGE FL 32955 
Site Address 63 MULBERRY ST COCOA FL 32922 
Parcel ID 24-36-33-02-"-4 
Property Use 1000 - VACANT COMMERCIAL LAND 
Exemptions NONE 
Taxing District 23D0 - COCOA 
Total Acres 0.27 

Subdivision SHAWS ADDITION TO COCOA, J.C. 
Site Code 0001 - NO OTHER CODE APPL. 

  

Plat Book/Page 0001/0066 
Land Description SHAWS ADDITION TO COCOA, J.C. LOT 4 EXC S 70 

FT 

VALUE SUMMARY 

Category 2022 2021 2020 
Market Value $50,400 $45,820 $45,820 

Agricultural Land Value $0 $0 $0 
Assessed Value Non-School $50,400 $45,820 $45,820 

Assessed Value School $50,400 $45,820 $45,820 

Homestead Exemption $0 $0 $0 

Additional Homestead $0 $0 $0 
Other Exemptions $0 $0 $0 
Taxable Value Non-School $50,400 $45,820 $45,820 

Taxable Value School $50,400 $45,820 $45,820 

SALES/TRANSFERS 
Date Price Type Instrument 
06/08/2022 $195,000 WD 9531/2528 

04/10/2018 $100,000 WD 8140/2375 

04/15/2015 $60,000 WD 7346/1124 

07/01/2013 “- CT 6914/0185 

04/23/1990 $72,500 WD 3056/3259 

06/13/1983 $50,600 wd 2435/1593 

08/01/1976 $34,900 — 1650/0502 

No Data Found 
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Electronic Articles of Incorporation 
For 

DRH DESIGNS INC 

The undersigned incorporator, for the purpose of forming a Florida 

P21000103188 
FILED 
December 09, 2021 
Sec. Of State 
tscott 

profit corporation, hereby adopts the following Articles of Incorporation: 

Article I 
The name of the corporation is: 

DRH DESIGNS INC 

Article II 
The principal place of business address: 

110 KIERAN LANE 
ROCKLEDGE, FL. 32955 

The mailing address of the corporation is: 

110 KIERAN LANE 
ROCKLEDGE, FL. 32955 

Article III 
The purpose for which this corporation is organized is: 

ANY AND ALL LAWFUL BUSINESS. 

Article [V 
The number of shares the corporation is authorized to issue is: 

1 

Article V 
The name and Florida street address of the registered agent is: 

DAVID HALLEY 
110 KIERAN LANE 
ROCKLEDGE, FL. 32955 

I certify that I am familiar with and accept the responsibilities of 
registered agent. 

Registered Agent Signature: DAVID HALLEY



P21000103188 

becer ber 09, 2021 7 ecember ; 
Article VI Sec, Of State 

The name and address of the incorporator is: tscott 

DAVID HALLEY 
110 KIERAN LANE 

ROCKLEDGE, FL 32955 

Electronic Signature of Incorporator: DAVID HALLEY 

I am the incorporator submitting these Articles of Incorporation and affirm that the facts stated herein are 
true. I am aware that false information submitted in a document to the Department of State constitutes a 
third degree felony as provided for in s.817.155, F.S. I understand the requirement to file an annual report 
between January Ist and May Ist in the calendar year following formation of this corporation and every 
year thereafter to maintain "active" status. 

Article VII 
The initial officer(s) and/or director(s) of the corporation is/are: 

Title: P 
DAVID HALLEY 
110 KIERAN LANE 
ROCKLEDGE, FL. 32955 

Title: VP 
REBECCA HATCH 
110 KIERAN LANE 

ROCKLEDGE, FL. 32955 

Article VIII 
The effective date for this corporation shall be: 

01/01/2022



  

 
 

To
ta
l 

Sq
ua
re
 
fo
ot
ag
e:
 

  

  
28

sf
 

45
8s

 

17
01
 s

f 
19
2s
f 

23
79
5F
 

  
 
 

 
 

lo
re
 

 
 

eo
 

eo
 

20
 

 
 

 
 

 
 

 
 
 
 

 
 

 
 

  
  

~ 
Be
dr
oo
m 

10
-0
'C
el
li
ng
 

JIL 

  

 
  

 

fava 
ZW SL 

  

zh 

 
 

   
 

  

aie ye 

 
 

lest 

18
10
/2
" 

  

10-
0" 

Cel
lin

g 

pa ady 

A
p
.
   

B
O
R
N
.
.
.
 

 
 

    Duol Head Shower 

ZNLY 

  

41
05
/6
" 

so 
fo
rs
e 

rr
 

8 
——
 

10
-0

" 
Ce

il
in

g 

        

si
e"
 

 
 

  
B
e
d
r
o
o
m
 

#2
 

10
-0

" 
Ce
il
in
g 

SSL 

 
 

 
 

 
 

 
 

tore 

1 

 
 
 
 

 
 

  
  

rr 
10-

0" 
Sa
ke
 

8 

bat 

 
 

Her Az 

 
 

 
 

 
 

1 

S
e
r
e
 
t
i
s
e
 
e
r
 

  

   

 
 

 
 

 
 

  
  

  
  

      
  

    
  

    

 
 

  

       

M
u
g
r
o
o
m
 

La
un

dr
y 

10-0
" C

eli
ng 

tL 

als 

zich] 

 
 

D
1
9
8
 

9/6
" 

} 
     
 

 
 

 
 

TF 
10 

Ve
 

     

Dual Head Shower © 

ISS 

| 

      
  

  

 
 

    

 
 
 
 

 
 

hs 

4 

15 We 

  

LIS Ht i 

ws 

   
IL 

   
 
 

 
 

  
    

  
    

  

   

    
    

Mu
dr
oo
m/
 

— 
La

un
dr

y 
el 

10-
0" 

Ce
li
ng
 

hy 

 
 

 
 

pas
e 

B
e
d
r
o
o
m
 

#3
, 

ie
 

10-
0' 

Cal
lin

g 
a 

1 
| 

  

17 
83
/6
 

+ 

rz 

 
 

G
a
r
a
g
e
 

10
-0

" 
Ce

il
in

g:
 

Az 

vt 

+ 

o 

818 02 

    
  

 
 

ait 

Cc 

 
 

  
 
 

 
 

        
    

  
  

  

  
  oz 

Os   
 
 

  

  

  
 
 

  
os

 
ao

 
lo
s 

  
 
 

 
 

  

To
ta
l 

Sq
ua

re
 
fo
ot
ag
e:
 

  

  

18
st
 

44
)s

f 

16
19

sf
 

19
2s
F 

22
70
sf
 

 
 

  

lo
rs
 

 
 

FL
OO
R 

PL
AN
 
NO

TE
S:

 
 
 

1, 
ALL

 K
IT

CH
EN

 W
AL
LS
 C

ON
TA
IN
IN
G 

WA
LL

 C
AB

IN
ET

S 
SH
AL
L 

BE 
FR
AM
ED
 

AT 
16"

 O
N 

CE
NT

ER
. 

2. 
FO

R 
ME

CH
AN

IC
AL

 
IN
ST
AL
LA
TI
ON
, 

ALL
 T

AP
ES

, 
CO
NN
EC
TO
RS
, 

‘A
ND
 M

AS
TI
C 
S
H
A
L
L
 

BE 
UL
 L

ST
ED
. 

3. 
AL
LI
NT
ER
IO
R 

GY
P 

CEI
L 

BR
D 

IS 
1/
Z'
SA
G 

RE
SI

ST
AN

T,
 &

 
SC

RE
WE

D 
«@ 

12°
 O

/C
. 

USE
 1

/2'
 G

YP
 B

RD
 

(M
N)
 
ON
 G

AR
AG
E.
 

FR
AM

E 
WA

LL
S,

 U
SE 

20 
MI

N 
RA

TE
D 

DO
OR

 
& 
FR

AM
E 

(w/
 C

LO
SE

R)
 

TO
 G

AR
AG
E.
 

4, 
ALL

 F
RA

ME
 
WA
LL
S 

AR
E 

NO
MI

NA
LL

Y 
DR
AW
N 

AT 
4 

1/2
" 

AS
SU
MI
NG
 

3 
1/2

" 
FR
AM
IN
G 

WI
TH
 

1/2
' 

OF
 D

RY
WA
LL
 
ON
 E

AC
H 

SID
E 

(U
NO

).
 

'5. 
ALL

 D
IM
EN
SI
ON
S 

RE
FE

RE
NC

E 
FA

CE
 O

F 
DR
YW
AL
L 

FO
R 

FR
AM
E 

WA
LL

S,
 
AN
D 

FA
CE

 O
F 

CM
U 

FO
R 

EX
TE

RI
OR

 W
AL

LS
, 

6, 
ALL

 C
EI

LI
NG

 
HE

IG
HT

S 
AR

E 
RE

FE
RE

NC
ED

 
FR
OM
 M

AI
N 

FI
NS
HE
D 

FL
OO
R 

LE
VE
L 

AN
D 

DO
 N

OT
 I

NC
LU
DE
 S

TEP
 D

OW
NS
. 

EX
CE

PT
 D

IM
EN
SI
ON
S 

RE
FE
RE
NC
IN
G 

KI
TC

HE
N 

CA
BI

NE
TS

 
& 

GL
AN

D.
 

 
 

  
  

§ A
R
M
I
S
T
E
A
D
 
DE
SI
GN
 

IN
C 

ST
RU

CT
UR

AL
 
ON

LY
 

675 Fern Drive 
Menitt Iskand, Florida 32952 

Phone: (321) 454-6499 
www. AmisteadDesign.com 

Project 
DESIGNER 

Chris Feddersen 

fo De
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io
n 

Do
te

 

Halley Custom Duplex 

Cocoa, FL 32922 

 
 

YOU'RE GOING TO LOVE THIS HOUSE 

> When it’s all cone 

Project N2 

IN THESE PLANS. DESING INTENT IS PARAMOUNT. PLAN DIMENSIONS ARE MORE 

FIELD CONDITIONS , PRODUCTS, ANO ASEEMBLIES MAY VARY FROM WHAT IS DEPICTED 

ACCURATE THAN SCALING. AVAILABLE BUOGET ALWAYS CONSTRAINS CREATIVITY. 

07132022 
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CITY OF COCOA
NOTICE OF PUBLIC HEARING 

ZONING MAP AND TEXT 
AMENDMENTS

NOTICE IS HEREBY GIVEN THAT
THE PLANNING & ZONING BOARD/LOCAL PLANNING 

AGENCY AND THE COCOA CITY COUNCIL
PROPOSE TO CONSIDER THE FOLLOWING:

PZ-23-02100002 (Quail Ridge | City of Cocoa) 

A. AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD 
COUNTY, FLORIDA; amending the Official Zoning Map designation of seventy-seven 
(77) parcels of real property, totaling 11.59 acres, more or less, and generally located 
on the southeast corner of Quail Ridge Court and Otterbein Avenue, in Cocoa, Florida, 
more particularly depicted and described on Exhibit “A” attached hereto, from C-N 
(Neighborhood Commercial District) to RU-2-15 (Multiple-Family Dwelling District); 
providing for the repeal of prior inconsistent ordinances and resolutions, severability, 
and an effective date. 

PZ-23-02000001 (Gym and Fitness) 

B. AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD COUNTY, 
FLORIDA; CHANGING THE LISTS OF PERMITTED AND SPECIAL EXCEPTION USES IN 
APPENDIX A, ARTICLE XI OF THE ZONING ORDINANCE OF THE CITY OF COCOA RELATED 
TO GYM AND FITNESS FACILITIES IN THE RESTRICTED COMMERCIAL, NEIGHBORHOOD 
COMMERCIAL, GENERAL COMMERCIAL, CENTRAL BUSINESS DISTRICT, COMMERCIAL 
PARKWAY, WHOLESALE COMMERCIAL, PLANNED UNIT DEVELOPMENT, AND COCOA 
WATERFRONT OVERLAY DISTRICTS; ADOPTING A DEFINITION OF “GYM AND FITNESS 
FACILITIES”; PROVIDING FOR THE REPEAL OF PRIOR INCONSISTENT ORDINANCES AND 
RESOLUTIONS, INCORPORATION INTO THE CODE, SEVERABILITY, AND AN EFFECTIVE 
DATE.

PZ-23-02100001 (63 Mulberry Street | DRH Designs, Inc.)

C. AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD COUNTY, 
FLORIDA; AMENDING THE OFFICIAL ZONING MAP DESIGNATION OF ONE (1) PARCEL OF 
REAL PROPERTY TOTALING 0.27 ACRES, MORE OR LESS, AND GENERALLY LOCATED 
ON THE SOUTH SIDE OF MULBERRY STREET, APPROXIMATELY SIXTY FEET EAST OF THE 
INTERSECTION WITH FORREST AVENUE, IN COCOA, FLORIDA, MORE PARTICULARLY 
DESCRIBED ON EXHIBIT “A” ATTACHED HERETO, FROM CORE COMMERCIAL DISTRICT 
(C-C) TO MULTIPLE FAMILY DWELLING DISTRICT (RU-2-25); PROVIDING FOR THE 
REPEAL OF PRIOR INCONSISTENT ORDINANCES AND RESOLUTIONS, SEVERABILITY, 
AND AN EFFECTIVE DATE.

PZ-23-00200002 – Small-Scale Site Plan Appeal (Advantage Self Storage)

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

PLANNING & ZONING BOARD/ LOCAL PLANNING AGENCY
PUBLIC HEARING FOR ALL ITEMS WILL BE HELD ON

April 5, 2023
CITY COUNCIL 1st PUBLIC HEARING FOR ITEMS A THROUGH C WILL BE HELD ON

April 25, 2023
ALL HEARINGS WILL TAKE PLACE AT 6:00 P.M. OR SOON THEREAFTER IN THE

COCOA CITY HALL COUNCIL CHAMBERS LOCATED AT
65 STONE STREET, COCOA, FL

General Notice Information:

This is a public meeting. Interested parties are hereby advised that they may appear 
at said meeting and be heard. The facility wherein this public meeting will be held 
is accessible to the physically handicapped. In accordance with the Americans With 
Disabilities Act, persons needing assistance to participate in any of these proceedings 
should contact the City Clerk of the City of Cocoa, listed below, at least 48 hours prior 
to the meeting: Carie Shealy, City Clerk, 65 Stone Street, Cocoa, by telephone at (321) 
433-8484 or via email at cshealy@cocoafl.org.

Pursuant to Section 286.0105, Florida Statutes, the City hereby advises the public that 
if a person decides to appeal any decision made by the BOA, P&Z Board/LPA or City 
Council with respect to any matter considered at its meeting or hearing, that person will 
need a record of the proceedings and for such purpose, affected persons may need 
to assure that a verbatim record of the proceedings is made, and such record shall 
include the testimony and evidence upon which the appeal is to be based. This notice 
does not constitute consent by the City for the introduction or admission into evidence 
of otherwise inadmissible or irrelevant evidence, nor does it authorize challenges or 
appeals otherwise not allowed by law.

The BOA, PZ Board/LPA and City Council reserve the right to continue or postpone 
hearings to a date certain without re-advertising.

Public Participation Information:

Members of the public may view the meeting agenda, ordinances, project applications, 
supporting documents, and staff reports on the City’s website at the following link prior 
to attending or commenting:

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

Documents pertaining to the above may also be inspected at the Community Services 
Department, between 8:00 a.m. and 5:00 p.m., Monday through Friday, or by phoning 
(321) 433-8451.

Interested persons may submit their written comments or questions prior to the meeting 
through Email at meetings@cocoafl.org, or via E-comments through the online agenda 
at the link above. Any electronic comments submitted will be made part of the meeting 
record.

Viewing In Real Time. Interested persons are encouraged to view and listen to the 
hearings live by accessing the meetings at the following internet address:

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

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

63 Mulberry
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ORDINANCE NO. 04-2023 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY 
OF COCOA, BREVARD COUNTY, FLORIDA, AMENDING 
THE OFFICIAL ZONING MAP DESIGNATION OF ONE (1) 
PARCEL OF REAL PROPERTY TOTALING 0.27 ACRES, 
MORE OR LESS, AND GENERALLY LOCATED ON THE 
SOUTH SIDE OF MULBERRY STREET, 
APPROXIMATELY SIXTY FEET EAST OF THE 
INTERSECTION WITH FORREST AVENUE, IN COCOA, 
FLORIDA, MORE PARTICULARLY DESCRIBED ON 
EXHIBIT “A” ATTACHED HERETO, FROM CORE 
COMMERCIAL DISTRICT (C-C) TO MULTIPLE FAMILY 
DWELLING DISTRICT (RU-2-25); PROVIDING FOR THE 
REPEAL OF PRIOR INCONSISTENT ORDINANCES AND 
RESOLUTIONS, SEVERABILITY, AND AN EFFECTIVE 
DATE. 

 
 WHEREAS, the City Council is granted the authority, under Section 2(b), Article VIII, of 
the State Constitution, to exercise any power for municipal purposes, except when expressly 
prohibited by law; and 
 
 WHEREAS, the Planning and Zoning Board and City Staff of the City of Cocoa have 
recommended approval of this Ordinance; and 
 
 WHEREAS, the City Council of the City of Cocoa held two duly noticed public hearings 
on the proposed zoning change set forth hereunder and considered findings and advice of staff, 
citizens, and all interested parties submitting written and oral comments and supporting data 
analysis, and after complete deliberation, hereby finds the requested change consistent with the 
City of Cocoa Comprehensive Plan and that sufficient, competent, and substantial evidence 
supports the rezoning change set forth hereunder; and  
 
 WHEREAS, the City Council hereby finds that this Ordinance serves a legitimate 
government purpose and is in the best interests of the public health, safety, and welfare of the 
citizens of Cocoa, Florida. 
 
 NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF COCOA 
ORDAINS, AS FOLLOWS: 
 
 Section 1. Recitals. The foregoing recitals are true and correct and are fully 
incorporated herein by this reference. 
 
 Section 2. Zoning Map Amendment. That the Official Zoning Map of the City of 
Cocoa, as described in City of Cocoa Code, Article VIII, Section 1, is hereby amended to include 
a change of classification from Core Commercial (C-C) to Multiple Family Dwelling (RU-2-25) 
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for the real property depicted and legally described on Exhibit “A,” attached hereto and 
incorporated herein by this reference. City Staff is hereby directed to promptly amend the Official 
Zoning Map upon the effective date of this Ordinance. 
 
 Section 3. Repeal of Prior Inconsistent Ordinances and Resolutions. All 
prior inconsistent ordinances and resolutions adopted by the City Council, or parts of prior 
ordinances and resolutions in conflict herewith are hereby repealed to the extent of the conflict. 
 
 Section 4. Severability. If any section, subsection, sentence, clause, phrase, word or 
provision of this Ordinance is for any reason held invalid or unconstitutional by any court of 
competent jurisdiction, whether for substantive, procedural, or any other reason, such portion shall 
be deemed a separate, distinct and independent provision, and such holding shall not affect the 
validity of the remaining portions of this Ordinance. 
 
 Section 5. Effective Date. This Ordinance shall become effective immediately 
upon adoption by the City Council of the City of Cocoa. 
 
 ADOPTED by the City Council of the City of Cocoa, Florida, in a regular meeting 
assembled on the ______ day of _________________________, 2023. 
 
 
 
       ____________________________________ 
       MICHAEL C. BLAKE, Mayor 
 
 
ATTEST: 
 
 
________________________________ 
CARIE SHEALY, MMC 
City Clerk 
 
 
First Reading:  _____________________ 
Legal Ad Published: _____________________ 
Effective Date: _____________________ 
 
 
 
 
 
 
 
 



 
City of Cocoa 

Ordinance No. 04-2023 
Page 3 of 4 

 

 
EXHIBIT “A” 

 
LEGAL DESCRIPTION 

 
 
All of Lot 4 of J.C. SHAW’S SUBDIVISION, as shown by the plat of said subdivision recorded 
in Plat Book 1, Page 66, of the Public Records of BREVARD County, Florida, excepting from 
said Lot 4, the South 70 feet thereof; said real estate being more particularly described as follows: 
Begin at a point on the South line of Mulberry Street 72.7 feet East of the intersection of said South 
line with the East line of Forrest Avenue; from said Point of Beginning, run the East line of Lost 
5 and 6 South and at right angles to Mulberry Street, 170 feet, more or less, to the Southeast corner 
of Lot 6 of Shaw’s Subdivision; thence run East and parallel to the South line of Mulberry Street, 
70 feet to the East line of Lot 4; thence run the East line of Lot 4, North 170 feet to the South line 
of Mulberry Street; thence run the South line of Mulberry Street West 70 feet to the Point of 
Beginning. 
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65 Stone Street
Cocoa, FL 32922City of Cocoa

Legislation Details (With Text)

File #:  Version: 123-130 Name:

Status:Type: Ordinance Agenda Ready

File created: In control:2/17/2023 Planning and Zoning / Local Planning Agency

On agenda: Final action:4/5/2023

Title: Consider a Zoning Text AMENDMENT CONSISTENT WITH  APPENDIX A, ARTICLE XI, SECTIONS
10A THROUGH 17, AND SECTION 22 OF THE ZONING ORDINANCE OF THE CITY OF COCOA;
CHANGING THE DISTRICT REGULATIONS REGARDING GYM AND FITNESS FACILITIES AS
FOLLOWS:  ALLOWING GYM AND FITNESS FACILITIES OF ANY SIZE AS A PERMITTED USE IN
THE GENERAL COMMERCIAL, COMMERCIAL PARKWAY, WHOLESALE COMMERCIAL, AND
PLANNED UNIT DEVELOPMENT DISTRICTS; ALLOWING GYM AND FITNESS FACILITIES OF
LESS THAN 7,500 SQUARE FEET AS A PERMITTED USE IN THE RESTRICTED COMMERCIAL
AND NEIGHBORHOOD COMMERCIAL DISTRICTS;  ALLOWING GYM AND FITNESS FACILITIES
OF 7,500 SQUARE FEET OR GREATER AS A SPECIAL EXCEPTION IN THE RESTRICTED
COMMERCIAL AND NEIGHBORHOOD COMMERCIAL DISTRICTS; AND ALLOWING GYMS AND
FITNESS FACILITIES OF LESS THAN 7,500 SQUARE FEET AS A PERMITTED USE IN THE
CENTRAL BUSINESS DISTRICT AND CERTAIN SUBDISTRICTS OF THE  COCOA WATERFRONT
OVERLAY DISTRICT.

Sponsors:

Indexes:

Code sections:

Attachments: Attachment A Ordinance No. 02-2023 - Adding Gym and Fitness Facilities.pdf

Attachment B Gym and Fitness Location Map.pdf

Attachment C Legal Ad Proof - to be replace.pdf

Action ByDate Action ResultVer.

PLANNING & ZONING BOARD/LOCAL PLANNING AGENCY AGENDA
ITEM

Memo Date: March 28, 2023
Agenda Date: April 5, 2023
Prepared By: Bryant Smith III, P.E., CFM
Through: Bryant Smith III, P.E., CFM - Public Works Director / Interim Growth and
Economic Development Director
Requested Action:
Consider a ZONING TEXT AMENDMENT CONSISTENT WITH APPENDIX A, ARTICLE XI,
SECTIONS 10A THROUGH 17, AND SECTION 22 OF THE ZONING ORDINANCE OF THE CITY
OF COCOA; CHANGING THE DISTRICT REGULATIONS REGARDING GYM AND FITNESS
FACILITIES AS FOLLOWS: ALLOWING GYM AND FITNESS FACILITIES OF ANY SIZE AS A
PERMITTED USE IN THE GENERAL COMMERCIAL, COMMERCIAL PARKWAY, WHOLESALE
COMMERCIAL, AND PLANNED UNIT DEVELOPMENT DISTRICTS; ALLOWING GYM AND
FITNESS FACILITIES OF LESS THAN 7,500 SQUARE FEET AS A PERMITTED USE IN THE
RESTRICTED COMMERCIAL AND NEIGHBORHOOD COMMERCIAL DISTRICTS; ALLOWING
GYM AND FITNESS FACILITIES OF 7,500 SQUARE FEET OR GREATER AS A SPECIAL
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File #: 23-130, Version: 1

GYM AND FITNESS FACILITIES OF 7,500 SQUARE FEET OR GREATER AS A SPECIAL
EXCEPTION IN THE RESTRICTED COMMERCIAL AND NEIGHBORHOOD COMMERCIAL
DISTRICTS; AND ALLOWING GYMS AND FITNESS FACILITIES OF LESS THAN 7,500 SQUARE
FEET AS A PERMITTED USE IN THE CENTRAL BUSINESS DISTRICT AND CERTAIN
SUBDISTRICTS OF THE  COCOA WATERFRONT OVERLAY DISTRICT.

BACKGROUND:

Project Name: Zoning Ordinance Text Amendment - Gym and Fitness Facilities

Project No.: PZ-23-02000001

Meeting Date: April 5, 2023

Applicant: City of Cocoa

Property Owner: N/A

Project Location: Various Zoning Districts

Future Land Use Designation: Various

Zoning District: Various

Existing Land Use: N/A

Council District: City-wide

Legal Ad Date: March 19, 2023

I. Zoning Ordinance Amendment Analysis

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

a. The need and justification for the change.

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

Need and justification for change

Currently, the Zoning Ordinance permits the gym and fitness facility as a permitted use in the Central Business District
(CBD) and Urban and Mixed Use (UMD) districts.  Recently, it came to the attention of the Planning and Zoning Division
Staff that several gyms and fitness facilities existed in zoning districts where they were not permitted.  Additionally,
interest had been expressed by persons wishing to either move existing gyms and facilities or create new ones in zoning
districts that currently do not allow the use.

To correct this situation, Staff reviewed the City’s existing zoning districts so as to determine the appropriateness of these
districts for the use.  In some cases, square footage limitations on the size of gym and fitness facilities were added as
deemed necessary to protect surrounding uses from the scale and traffic impacts of larger-scale national corporate chain
gym facilities.
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Following Staff analysis, the proposed amendments to the Zoning Ordinance, attached as Exhibit A, Ordinance 02-2023,
were recommended:

· allowing gyms and fitness facilities as a permitted use by right in the General Commercial (C-G), Commercial
Parkway (C-P), Wholesale Commercial (C-W), and Planned Unit Development (PUD) zoning districts with no size
restrictions. As a result of the addition of gyms and fitness facilities to the C-W, such facilities will also be
permitted in the M-1 Light Industrial district due to cumulative zoning;

· allowing gyms and fitness facilities of under 7,500 square feet as a permitted use in the Restricted Commercial (C
-R), Neighborhood Commercial (C-N) districts;

· allowing gyms and fitness facilities of 7,500 square feet and greater as a special exception in the Restricted
Commercial (C-R) and Neighborhood Commercial (C-N) districts: and

· allowing gyms and fitness facilities of less than 7,500 square feet as a permitted use in the Central Business
District and certain sub-districts of the Cocoa Waterfront Overlay District. Gym and fitness facilities are currently
allowed in the CBD and in certain subdistricts of the Cocoa Waterfront Overlay District where CBD is the
underlying zoning district. Accordingly, this ordinance will impose a new size restriction in those zoning districts.
The subdistricts in the Cocoa Waterfront Overlay district where gym and fitness facilities are permitted are
proposed to be expanded, with the size restriction.

District Appendix A
Article XI
Section #

Current Status of Gym and
Fitness Facilities

       Proposed Change

CR 10A Not allowed Permitted < 7500sqft  Special
Exception > 7500sqft

CN 11 Not allowed Permitted < 7500sqft  Special
Exception > 7500sqft

CG 12 Not allowed Allowed as permitted use any size

CBD 13 Allowed as principal use; no size
restriction

Allowed as principal use; must be
< 7500sqft

CP 15 Not allowed Allowed as permitted use any size

CW 15 Not allowed Allowed as permitted use any size

M-1 16 Not allowed Will be allowed any size as a
result of cumulative zoning with C-
W

PUD 17 Not allowed Allowed as permitted use any size

CWOD 22 Permitted use in certain
subdistricts; no size restriction

Permitted in certain subdistricts  <
7500sqft; newly added to North of
Village and additional areas of
King Willard

Relationship and consistency with Comprehensive Plan Policies and Objectives

Properties that will benefit from these changes are located in the Neighborhood Commercial (NCOMM), Commercial
(COMM) and Mixed Use (MU) future land use districts.  The Future Land Use Element policies showing conformance
between these future land use districts and the gyms and fitness facilities use are discussed below.

· Policy 1.1.2.8 describes the NCOMM district as follows: “The Neighborhood commercial areas are
intended to be low-impact in nature and serve the needs of the immediate residential area”.

· Policy 1.1.2.9 describes the COMM future land use district as follows: “Commercial areas are intended to
be areas that serve several neighborhoods, sub-regional, and regional areas and provide an array of retail,

City of Cocoa Printed on 3/30/2023Page 3 of 4

powered by Legistar™



File #: 23-130, Version: 1

personal, and professional uses.”

· Policy 1.1.2.6 describes the MU future land use district as follows: “The Mixed-Use land use category is
intended to provide a mixture of residential, commercial, office, recreational and institutional uses along the
major transportation corridors (such as SR 520 and US 1). The mixed-use could be developed as single uses
on separate parcels or as a mixture of uses within a single development.”

Gym and Fitness Facility Definition

Per the Planning and Zoning Board’s request, the following definition was added to the ordinance for “gym and fitness
facilities”:

Gym and fitness facility: a privately-owned, indoor establishment offering individuals or groups the ability to engage in
exercise or sport related activities for the purpose of physical fitness, health, and recreation, whether or not on a
membership basis. This use may include indoor gymnasiums, gymnastics centers, dojos, exercise or dance studios, yoga
studios, or similar facilities where individuals may engage in regular physical activities including exercise, sports, or
recreation. This use may also include incidental accessory uses such as food and beverage sales, game courts, locker
rooms, training facilities, and/or saunas. This term does not include indoor playgrounds or play areas primarily designed
for children.

BUDGETARY IMPACT:

None.

PREVIOUS ACTION:

At the March 1, 2023 Planning and Zoning Board Meeting, the Board requested that a definition for “Gym and Fitness” be
included with the ordinance.

RECOMMENDED MOTION:
Staff recommends that the Planning and Zoning Board recommend approval to City Council of the requested zoning text
amendment related to gym and fitness facilities as provided in the proposed Ordinance 02-2023.
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ORDINANCE NO. 02-2023 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY 
OF COCOA, BREVARD COUNTY, FLORIDA; CHANGING 
THE LISTS OF PERMITTED AND SPECIAL EXCEPTION 
USES IN APPENDIX A, ARTICLE XI OF THE ZONING 
ORDINANCE OF THE CITY OF COCOA RELATED TO 
GYM AND FITNESS FACILITIES IN THE RESTRICTED 
COMMERCIAL,  NEIGHBORHOOD COMMERCIAL, 
GENERAL COMMERCIAL, CENTRAL BUSINESS 
DISTRICT, COMMERCIAL PARKWAY, WHOLESALE 
COMMERCIAL, PLANNED UNIT DEVELOPMENT, AND 
COCOA WATERFRONT OVERLAY DISTRICTS; 
ADOPTING A DEFINITION OF “GYM AND FITNESS 
FACILITIES”; PROVIDING FOR THE REPEAL OF PRIOR 
INCONSISTENT ORDINANCES AND RESOLUTIONS, 
INCORPORATION INTO THE CODE, SEVERABILITY, 
AND AN EFFECTIVE DATE. 

 
 WHEREAS, the City of Cocoa is granted the authority, under § 2(b), Article 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 principal use, gym and fitness facilities of any 
size in the Central Business District and in certain subdistricts of the Waterfront Overlay District, 
but there are currently no other zoning districts where gym and fitness facilities, of any size, are 
allowed within the City; and 
 
 WHEREAS, the City Council desires to amend Appendix A, Article XI, Sections 12, 14, 
15, and 17 of the City Code to allow for gym and fitness facilities of any size as permitted uses in 
the General Commercial (C-G), Commercial Parkway (C-P), Wholesale Commercial (C-W), and 
Planned Unit Development (PUD) districts; and 
 
 WHEREAS, the addition of gym and fitness facilities of any size to Wholesale 
Commercial (C-W) will also result in the addition of gym and fitness facilities of any size to the 
Light Industrial and Warehouse District (M-1); and 
 
 WHEREAS, the City Council desires to amend Appendix A, Article XI, Sections 10A and 
11, of the City Code to allow gym and fitness facilities of less than 7500 square feet as permitted 
uses and gym and fitness facilities of greater than or equal to 7500 square feet as special exception 
uses in the Restricted Commercial District (C-R) and Neighborhood Commercial District (C-N); 
and 
 
 WHEREAS, the City Council desires to amend Appendix A, Article XI, Sections 13 and 
22 of the City Code to limit gym and fitness facilities to less than 7500 square feet in the Central 
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Business District (CBD) and certain subdistricts of the Cocoa Waterfront Overlay District 
(CWOD); and 
 
 WHEREAS, the addition of gym and fitness facilities as permitted or special exception 
uses to a greater number of zoning districts in the City of Cocoa and limiting the size of such 
facilities in certain districts will encourage responsible growth, promote the expansion of business 
enterprises within the City, and provide beneficial opportunities for recreational and fitness 
activities to the residents of Cocoa; 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 the City of Cocoa. 
 
 Section 2. Code Amendment. The City of Cocoa Code of Ordinances Appendix A, 
Article V and Article XI, Sections 10A, 11, 12, 13, 14, 15, 17, and 22, are 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 V and Article 
XI. It is intended that the text in Appendix A, Article V and Article XI denoted by the asterisks 
and set forth in this Ordinance shall remain unchanged from the language existing prior to the 
adoption of this Ordinance): 
 

* * * 
 

APPENDIX A – ZONING 
 

* * * 
ARTICLE V. – DEFINITIONS 

 
* * * 

 
Gym and fitness facility. A privately-owned, indoor establishment offering individuals or groups 
the ability to engage in exercise or sport related activities for the purpose of physical fitness, health, 
and recreation, whether or not on a membership basis. This use may include indoor gymnasiums, 
gymnastics centers, dojos, exercise or dance studios, yoga studios, or similar facilities where 
individuals may engage in regular physical activities including exercise, sports, or recreation. This 
use may also include incidental accessory uses such as food and beverage sales, game courts, 
locker rooms, training facilities, and/or saunas. This term does not include indoor playgrounds or 
play areas primarily designed for children. 
 

* * * 
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ARTICLE XI. – SCHEDULE OF DISTRICT REGULATIONS 

 
* * * 

 
Sec. 10A. - District and intent – C-R, Restricted Commercial District. 
 

* * * 
 

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

 
* * * 

 
  (8) Gym and fitness facilities of less than 7500 square feet. 
 

* * * 
 

(C) SPECIAL EXCEPTIONS. 
  

* * * 
 

(13) Gym and fitness facilities of 7500 square feet or greater. 
 

* * * 
 
Sec. 11. - District and intent – C-N, Neighborhood Commercial District. 
 

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

* * * 
 
  (10) Gym and fitness facilities of less than 7500 square feet. 
 

* * * 
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 (C) SPECIAL EXCEPTIONS. 
 

* * * 
 
  (15) Gym and fitness facilities of 7500 square feet or greater. 
 

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

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

* * * 
 
  (17) Gym and fitness facilities. 
 

* * * 
 
Sec. 13. - District and intent – CBD, Central Business District. 
 

* * * 
 
 (A) PRINCIPAL USES AND STRUCTURES 
 

* * * 
 
  (15) Gym and fitness facilities of less than 7500 square feet. 
 

* * * 
 
Sec. 14. - District and intent – C-P, Commercial Parkway District. 
 

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

* * * 
 
  (12) Gym and fitness facilities. 
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* * * 
 
Sec. 15. – District and intent -- C-W, Wholesale Commercial District. 
 

* * * 
 
 (A) PRINCIPAL USES AND STRUCTURES. 
 

* * * 
  (16) Gym and fitness facilities. 
 

* * * 
 
Sec. 17. - (PUD), Planned Unit Development District. 
 

* * * 
 
 (C) PERMITTED USES. Uses permitted in the planned unit development may include and 
shall be limited to the following: 
 

* * * 
 
  (2) Primary commercial and/or mixed-uses. For commercial PUDs and mixed-use 
PUDs, (As regulated by Article XI, Section 17, (H)), the following uses: 
 

* * * 
 
   (x) Gym and fitness facilities. 
 

* * * 
 
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-

Special 

Exceptio

n, Blank 

Cell-Not 

Permitted

, P- 

Permitted

, RP- as 

identified 

on the 

regulatin

g plan"  

Heart 

of 

Coco

a  

Uptown 

Neighborhoo

d (UN)  

South of 

the 

Village 

(SV)  

South 

End 

(SE)  

Waterfro

nt (WF)  

Cocoa 

Village  

North of 

the 

Village 

(NV)  

King 

Willard 

(KW)  

RU-

2-10  

RU

-2-

25  

CB

D  

C

-

C  

RU

-2-

25  

CB

D  

CB

D  

C

-

C  

CBD  

RU

-2-

10  

CB

D  

C

-

C  

C

-

G  

C

-

C  

C

-P 

CB

D  

C

-P 

C

-

C  

* * * 

Commercial  

Gym and 

fitness 

facilities 

of less 

than 7500 

square 

feet.  

  P   P P   P   P   P   P P  P  

 
* * * 

 
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 the City of Cocoa and any section or paragraph, number or letter, and any heading 
may be changed or modified as necessary to effectuate the foregoing. Grammatical, typographical, 
and like errors may be corrected and additions, alterations, and omissions, not affecting the 
construction or meaning of this Ordinance and the City Code may be freely made. 
 
 Section 5. Severability. If any section, subsection, sentence, clause, phrase, word or 
provision of this Ordinance is for any reason held invalid or unconstitutional by any court of 
competent jurisdiction, whether for substantive, procedural, or any other reason, such portion shall 
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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 ________________, 2023. 
 
 
 
        ______________________________ 
        MICHAEL C. BLAKE, Mayor 
 
 
ATTEST: 
 
 
________________________ 
CARIE SHEALY, MMC 
City Clerk  
 
 
Legal Ad Published: ________________ 
First Reading:  ________________ 
Legal Ad Published: ________________ 
Effective Date: ________________ 
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CITY OF COCOA
NOTICE OF PUBLIC HEARING 

ZONING MAP AND TEXT 
AMENDMENTS

NOTICE IS HEREBY GIVEN THAT
THE PLANNING & ZONING BOARD/LOCAL PLANNING 

AGENCY AND THE COCOA CITY COUNCIL
PROPOSE TO CONSIDER THE FOLLOWING:

PZ-23-02100002 (Quail Ridge | City of Cocoa) 

A. AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD 
COUNTY, FLORIDA; amending the Official Zoning Map designation of seventy-seven 
(77) parcels of real property, totaling 11.59 acres, more or less, and generally located 
on the southeast corner of Quail Ridge Court and Otterbein Avenue, in Cocoa, Florida, 
more particularly depicted and described on Exhibit “A” attached hereto, from C-N 
(Neighborhood Commercial District) to RU-2-15 (Multiple-Family Dwelling District); 
providing for the repeal of prior inconsistent ordinances and resolutions, severability, 
and an effective date. 

PZ-23-02000001 (Gym and Fitness) 

B. AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD COUNTY, 
FLORIDA; CHANGING THE LISTS OF PERMITTED AND SPECIAL EXCEPTION USES IN 
APPENDIX A, ARTICLE XI OF THE ZONING ORDINANCE OF THE CITY OF COCOA RELATED 
TO GYM AND FITNESS FACILITIES IN THE RESTRICTED COMMERCIAL, NEIGHBORHOOD 
COMMERCIAL, GENERAL COMMERCIAL, CENTRAL BUSINESS DISTRICT, COMMERCIAL 
PARKWAY, WHOLESALE COMMERCIAL, PLANNED UNIT DEVELOPMENT, AND COCOA 
WATERFRONT OVERLAY DISTRICTS; ADOPTING A DEFINITION OF “GYM AND FITNESS 
FACILITIES”; PROVIDING FOR THE REPEAL OF PRIOR INCONSISTENT ORDINANCES AND 
RESOLUTIONS, INCORPORATION INTO THE CODE, SEVERABILITY, AND AN EFFECTIVE 
DATE.

PZ-23-02100001 (63 Mulberry Street | DRH Designs, Inc.)

C. AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COCOA, BREVARD COUNTY, 
FLORIDA; AMENDING THE OFFICIAL ZONING MAP DESIGNATION OF ONE (1) PARCEL OF 
REAL PROPERTY TOTALING 0.27 ACRES, MORE OR LESS, AND GENERALLY LOCATED 
ON THE SOUTH SIDE OF MULBERRY STREET, APPROXIMATELY SIXTY FEET EAST OF THE 
INTERSECTION WITH FORREST AVENUE, IN COCOA, FLORIDA, MORE PARTICULARLY 
DESCRIBED ON EXHIBIT “A” ATTACHED HERETO, FROM CORE COMMERCIAL DISTRICT 
(C-C) TO MULTIPLE FAMILY DWELLING DISTRICT (RU-2-25); PROVIDING FOR THE 
REPEAL OF PRIOR INCONSISTENT ORDINANCES AND RESOLUTIONS, SEVERABILITY, 
AND AN EFFECTIVE DATE.

PZ-23-00200002 – Small-Scale Site Plan Appeal (Advantage Self Storage)

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

PLANNING & ZONING BOARD/ LOCAL PLANNING AGENCY
PUBLIC HEARING FOR ALL ITEMS WILL BE HELD ON

April 5, 2023
CITY COUNCIL 1st PUBLIC HEARING FOR ITEMS A THROUGH C WILL BE HELD ON

April 25, 2023
ALL HEARINGS WILL TAKE PLACE AT 6:00 P.M. OR SOON THEREAFTER IN THE

COCOA CITY HALL COUNCIL CHAMBERS LOCATED AT
65 STONE STREET, COCOA, FL

General Notice Information:

This is a public meeting. Interested parties are hereby advised that they may appear 
at said meeting and be heard. The facility wherein this public meeting will be held 
is accessible to the physically handicapped. In accordance with the Americans With 
Disabilities Act, persons needing assistance to participate in any of these proceedings 
should contact the City Clerk of the City of Cocoa, listed below, at least 48 hours prior 
to the meeting: Carie Shealy, City Clerk, 65 Stone Street, Cocoa, by telephone at (321) 
433-8484 or via email at cshealy@cocoafl.org.

Pursuant to Section 286.0105, Florida Statutes, the City hereby advises the public that 
if a person decides to appeal any decision made by the BOA, P&Z Board/LPA or City 
Council with respect to any matter considered at its meeting or hearing, that person will 
need a record of the proceedings and for such purpose, affected persons may need 
to assure that a verbatim record of the proceedings is made, and such record shall 
include the testimony and evidence upon which the appeal is to be based. This notice 
does not constitute consent by the City for the introduction or admission into evidence 
of otherwise inadmissible or irrelevant evidence, nor does it authorize challenges or 
appeals otherwise not allowed by law.

The BOA, PZ Board/LPA and City Council reserve the right to continue or postpone 
hearings to a date certain without re-advertising.

Public Participation Information:

Members of the public may view the meeting agenda, ordinances, project applications, 
supporting documents, and staff reports on the City’s website at the following link prior 
to attending or commenting:

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

Documents pertaining to the above may also be inspected at the Community Services 
Department, between 8:00 a.m. and 5:00 p.m., Monday through Friday, or by phoning 
(321) 433-8451.

Interested persons may submit their written comments or questions prior to the meeting 
through Email at meetings@cocoafl.org, or via E-comments through the online agenda 
at the link above. Any electronic comments submitted will be made part of the meeting 
record.

Viewing In Real Time. Interested persons are encouraged to view and listen to the 
hearings live by accessing the meetings at the following internet address:

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

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

63 Mulberry
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