DEVELOPMENT DEPARTMENT
PLANNING AND ZONING DIVISION
MEMORANDUM NO. PZ 18-060

STAFF REPORT

TO: Chair and Members

Planning and Development Board
Y

THRU: Ed Breese\f /\‘\/

Planning and Zoning Administrator

FROM: Amanda Bassiely, Principal Planner ;587

DATE: September 5, 2018

PROJECT: 1320 S. Federal Highway Office Building (HTEX 18-009)

REQUEST: Approve 1320 S. Federal Hwy. Office Building Height Exception to
construct an office building in a MU-1 (Mixed Use 1) zoning district
with architectural features up to 54’-10” in height, 9'-10” above the
allowable maximum height.

PROJECT DESCRIPTION

Property Owner: Exsorro One, Inc.

Agent: Christi Tuttle, Miller Land Planning

Location: Northeast corner of the intersection of Riviera Drive and

Existing Land Use:

Existing Zoning:

Federal Highway (Refer to Exhibit “A”: Location Map)
Office Commercial (OC)

C-1 Office Professional

Proposed Land Use: Mixed Use Low (MXL)

Proposed Zoning:

Acreage:

MU-1 Mixed Use 1

0.51 acre
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Adjacent Uses:

North: Developed office condominiums (Colonial Center) classified Office
Commercial (OC) and zoned C-1 Office Professional,

South: Right-of-way of Riviera Drive, then developed residential
condominiums (Snug Harbor) classified High Density Residential
(HDR) and zoned R-3 Multi-family Residential;

East: Right-of-way of Riviera Drive, then common grounds (green space)
of the Snug Harbor condominiums and farther east developed single
family homes, classified Low Density Residential (LDR) and zoned
R-1-AA Single Family Residential; and

West: Right-of-way of Federal Highway, then farther west developed
commercial property (Dunkin Donuts & convenience store),
classified Local Retail Commercial (LRC) and zoned C-3 Community
Commercial.

BACKGROUND

The subject 0.51-acre property is located in the Federal Highway Corridor District of the
Community Redevelopment Area (CRA). The property has been vacant since the 2005
demolition of the structure which up until then housed an I-HOP restaurant. The same
year, a mixed use project with office, retail and eight townhomes was proposed for the
site; application was later abandoned in the midst of the real estate collapse. Note that
the Mixed Use Low zoning requested in the previous application (a designation no longer
on the books) had a maximum density of 40 dwelling units per acre, twice as high as the
maximum density of the currently proposed MU-1 designation.

Residential use is not part of the subject request. Instead, the applicant proposes a three-
story structure to be predominantly occupied by medical offices (for a total of 8,078 square
feet), with an additional 1,920 square feet retail space on the first floor and a small, 900
square foot art museum.

In addition to FLU amendment, rezoning and a major site plan modification, the request
includes an application for height exception. All applications are being processed
concurrently (see respective staff reports.)

ANALYSIS

The proposed building is designed as a three (3)-story structure with roof access and a
parapet wall and architectural feature extending past the third story. The main entrance
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to the building is at the corner of Federal Highway and Riviera Drive. The building is
placed so that it fronts Federal Highway with an extensive setback to the residential
neighborhood located to the east of the site. The building occupies most of the frontage
of the site and has the vehicular circulation, including the parking and drop off area,
contained behind the building. The proposed building has a contemporary design,
featuring a lightly textured painted stucco finish, storefront glass, and louvers wrapping
the two stir towers at either end of the building. The building has a flat accessible roof
with a trellis and architectural elements above the parapet.

The Land Development Regulations, Chapter 3, Article Ill, Section 5.C.1, Mixed Use
(Urban) Districts Building and Site Regulations, limits all structures located within the MU-
1 zoning district to a maximum height of forty-five (45) feet above the minimum finished
floor. Noted exceptions to the maximum building height include provisions for
architectural enhancements such as church spires, domes, cupolas and rooftop
equipment. However, the noted exceptions are allowed only through obtaining approval
from the City Commission. In considering an application for exception to the district height
regulation, the City Commission shall make findings indicating the proposed exception
has been studied and considered in relation to minimum standards, where applicable.

The proposed building elevations (Sheet Al.2) depict the typical flat roof deck height as
40’-8”, with typical parapet walls at approximately 44’-8" feet. Tower elements and
architectural features are proposed to extend up to 54’-10” in height, 9’-10” above the
maximum allowable height in the MU-1 zoning district. = The plans indicate that the
requested height exception is not necessary for the entire roof of the proposed structure,
but only relatively small areas near the north and south ends of the building.

As evidenced by previous approvals, this request for height exception would not
constitute a granting of special privilege, nor would it impact the air or light of adjacent
properties, due to the small percentage of the overall roof area that is subject to the height
exception and the distance separation from other commercial or industrial structures. The
sizeable distance to the nearest residential structure further diminishes any potential
incompatibilities associated with this request and allows the roof deck of building to be
accessed and shaded during use.

RECOMMENDATION

Staff has reviewed this request for a Height Exception and recommends APPROVAL,
subject to approval of the accompanying applications and satisfying all comments
indicated in Exhibit “C” — Conditions of Approval. Any additional conditions recommended
by the Board or required by the City Commission shall be documented accordingly in the
Conditions of Approval.
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