IGP Commerce Center PUD — EXhibit B

IGP COMMERCE CENTER MASTER DEVELOPMENT PLAN TEXT

This Master Development Plan Text is part of an application for rezoning to Planned Unit
Development ("PUD") as required by the St. Johns County Land Development Code (“LDC”).
The application is filed on behalf of the property owner, Smart Recycling of North Florida, LLC.

A. Project Description: The proposed IGP Commerce Center PUD (“PUD”) is located within
an area that the County has identified and targeted for Industrial land uses within its adopted
Comprehensive Plan. The PUD is planned as an industrial anchored center with a maximum
of 290,000 square feet of industrial on approximately 59.4 acres of land. The PUD is located

near the southwest quadrant of International Golf Parkway and US Highway 1 intersection.

The overall design theme for the IGP Commerce Center will be a master planned industrial
center. The PUD is located in an area with prevalent heavy and light industrial uses and the
property currently holds a Special Use Permit (SUPMAJ 2014-23) for a Recycling Center and
related uses. To the west, the site is well-buffered from adjacent uses by a large wetland area

that will be preserved as part of this PUD.

It is anticipated that the project will serve as an asset to the County in that it will:

e Provide a development ready site for needed industrial services in an area targeted
for these uses within the County’s Comprehensive Plan.

e Expand the inventory of “shovel ready” industrial sites within the County.

e Improve the jobs to housing balance, thereby reducing average trip lengths, vehicle
miles travelled (VMT), and reliance on the regional roadway network for area
residents. It is estimated that numerous jobs would be created at build-out.

e Provide an environment of stable character, which is compatible with the
surrounding area, while complementing the industrial and business opportunities in
the area.

e Permit a creative approach to the development of the land and accomplish a more
desirable environment than would be possible through the strict application of the

minimum requirements of the St. Johns County Land Development Code (“LDC”).
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e Achieve a site layout which ensures a consistent, high-quality design standard with

vehicular and pedestrian friendly accessibility between the uses/parcels.

B. Development Size: There are a total of approximately 59.4 acres of property within the PUD
that are located within the Industrial Comprehensive Plan Designation as depicted on the
Master Development Plan (“MDP”’) Map.

C. Wetlands: There are a total of approximately 33.2 acres of wetlands (prior to 3.33 acres
wetland impacts) included within the project boundary.

D. Development Area: The area proposed for development is comprised of 29.03 acres uplands,
of which 25.7 acres are upland and 3.33 acres are impacted wetlands.

E. Dwelling Units and Density: None. Only as an accessory use. See Section F.1. below.

F. Non-Residential Development: The project will contain a maximum of 290,000 square feet
of industrial. Permitted uses shall include those uses defined within LDC Section 2.02.00 for
the Heavy Industrial, Light Industrial, Mining and Extraction, Neighborhood Public Service,
General Public Service, and Solid Waste Facilities similar to and including the following which
are uses allowed by right:

o Heavy manufacturing;

o Slaughterhouse and Animal processing plants;

o Power plants;

o Dry cleaning plants;

o Metal and rubber fabrication;

o Chemical and fertilizer manufacturing;

o Paper and pulp manufacturing;

o Petroleum refining;

o Plastics, glass, cement, concrete, and clay manufacturing, processing and recycling;
o Light manufacturing:

o Vegetable food processing, production, packaging and assembly plants;

o Warehousing, with or without distribution centers;

o Distilleries, Wineries, Breweries, including on-site sampling;

o Lumberyards;

o Large-scale printing plants, newspaper printing operations and distribution centers;
o Business and Commerce parks;

o Office showrooms;

o Vehicle Recycling facilities by right;
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o Composting and other yard waste facilities;

o Extermination and pest control services;

o Storage yards for equipment, machinery;

o Dry storage for boats, and supplies for building and trades contractors;
o Landscaping services;

o Outdoor Storage;

o Garbage haulers;

o Appliance repair shops;

o Machine shops;

o All types of vehicle repair and storage, including body shops, repair and service
centers, oil change facilities, tire and brake facilities;

o Boat and RV storage;

o Personal property mini-warehousing, including self-storage;
o Warehouse facilities, including office space;

o Indoor Kennels and other animal boarding facilities;

o Veterinary office and animal hospitals, groomers;

o Vocational, technical, business and trades school;

o Commercial recreation, both indoor and outdoor, including golf driving ranges,
billiards;

o Mines and Borrow Pits;
o Fire stations, police stations, emergency medical services and facilities;

o Water and Wastewater Treatment Plants and facilities and components of water and
Wastewater Treatment Plants and facilities;

o Electric substations;

o Telephone equipment stations, switching stations, and similar communication
facilities;

o Neighborhood support services;

o Social Assistance Centers;

o Airports, terminals, heliports, and associated infrastructure;
o Seaplane support facilities;

o Rail yards and terminals;

o Ambulance services;

o Government offices and facilities;
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o Maintenance, garage, and storage yards for school buses, highway Construction
equipment, telephone equipment, utility company trucks and equipment;

o Microwave, radio, and television transmission towers;
o Radiotelephone communication facilities;
o Communication Antennas and Antenna Towers;

o Solid waste transfer facilities, hazardous waste transfer facilities, recycling centers,
composting and other yard waste facilities, and other substantially similar facilities
and Uses;

o Commercial Recreation (such as gymnasiums, fitness centers, paint ball facilities,
yoga/aerobics studios;

o Indoor Recreation,;

o Archery facilities;

o Golf Driving Ranges;

o Warehouse based high-intensity physical training facilities;
o Commercial, Vocational, Business or Trade Schools;

o Churches;

o Newspaper printing operations and distribution centers;
o Veterinary Offices without outside boarding facilities;
o Kennels;

o Pest control services;

o Personal Property mini-warehouses;

o Recreational vehicle/boat storage;

o General public service and emergency service uses;

o Government branch offices;

o Additionally, signage shall be a permissible use in compliance with County code,
unless otherwise noted in this document.

o Other similar uses and uses as allowed by the LDC.

G. Site Development Criteria: Development of the PUD will adhere to the following site
development criteria:

1. Setbacks: All buildings shall have a minimum setback from the right-of-way of
International Golf Parkway of thirty (30) feet and a minimum setback from all other
property boundaries of five (5) feet. All parking and storage areas shall be set back a
minimum of thirty (30) feet from the International Golf Parkway right-of-way and five
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(5) feet from all other property boundaries. Setbacks shall be measured from the
furthest architectural feature 30 inches above grade (eaves, bay windows, walls, etc.).
Sidewalks and retention areas are permitted within the minimum yard and building
setbacks. There will be a twenty (20) foot setback for buildings, parking and/or storage
areas along property lines adjacent to road Right-of-Way and adjacent to residential
uses. Exterior air conditioning units and related heating/cooling units may be located
adjacent to or at the rear of the structures served. All structures shall have a minimum
separation of 10 feet measured from the furthest projection on the structure to the
furthest projection of any other structure unless the exception is met per LDC 6.03.01.

2. Accessory Structures: All non-residential accessory structures within the Project will

comply with applicable requirements of the Land Development Code.

3. Minimum Lot size and Building Area: Not applicable.

4. Maximum Coverage of Lots by Buildings:

(1) Floor Area Ratio (FAR): FAR shall not exceed seventy percent (70%). The Floor

Area Ration (FAR) is determined by the numerical value obtained by dividing the
gross floor area of the building by the area of the lot on which the building is
constructed.

(2) Maximum Impervious Surface Ratio (ISR): ISR shall not exceed seventy-five
percent (75%) in aggregate for the entire PUD area.

5. Parking: Parking will meet the requirements of the LDC at the time of permitting.
Individual parcels may share parking with other facilities, with shared parking
agreements, and will comply with LDC Section 6.05.02, Parking and Loading
Standards. Parking for bicycles will be provided in accordance with LDC Section
6.05.02.M. Parking will be encouraged to be located to the side and rear of buildings
fronting International Golf Parkway where practical. No on-street parking will be
located within the IGP right-of-way.

6. Sale of Parcels: Portions of the Project may be developed or sold as individual parcels

or sites. Parcels or portions of parcels, as identified on the MDP map, may be sold
individually and/or combined with other parcels for development. Such individual
parcels may share parking with other facilities, with shared parking agreements, and

will comply with LDC Section 6.05.02, Parking and Loading Standards. To the extent
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any portion of the project is developed or sold as an individual parcel or site, such
individual parcel may be developed under an incremental MDP.

7. Lighting: Outdoor lighting will comply with LDC Sections 5.03.06.H.6. and 6.09.00.

8. Signage: For the purpose of determining on-site signage, all property within the project
shall be considered a single premise such that no sign will be considered an off-site
sign. This provision shall not reduce individual parcel signage allowances. Building
murals and sculpture pieces are allowable and are not considered signs. Such murals
and sculpture are considered public art and will not require sign permitting through the
County Development Services Division. Traffic control signage may have aesthetic
enhancement as may be acceptable to the Florida Department of Transportation
(FDOT) and the County and may be installed by the owner within roadways throughout
the project boundaries. In addition to the signage allowed by the LDC, the following
shall apply:

* Primary Identification Signage: There shall be a primary identification
ground sign located at the entrance to the project at International Golf
Parkway. This primary identification sign may be thirty five (35) feet in
height with two (2) faces and a maximum ADA of 150 sq. ft. on each side.

* Individual Parcel or Outparcel Ground Signage: Each individual

parcel or outparcel may have a Ground Sign up to 150 sq. ft. ADA, a
maximum of fifteen (15) feet in height. See waivers.

* Public Information Signs. The project may have up to a maximum of
three (3) Public Information Signage (wayfarer signs) at road access points
and internal road intersections up to a maximum of 32 sq. ft. ADA and
eight (8) ft. in height.

» Sign Locations: Sign locations shown on the MDP Map are approximate
and actual locations may vary according to access drive locations, field
conditions or to prevent conflict with existing or planned utilities. Signs
shall not be located within County maintained right-of-way unless
otherwise approved by the County.

» Signage Lighting: All project signage may be lighted or externally

illuminated and shall be landscaped. All permanent signs permitted
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within the PUD may be either monument type or ground signs, and may
be incorporated into a wall, fence, or other structure and shall not
obstruct visibility for vehicular traffic in accordance with LDC Section
7.00.06.C.

* Internal Signage: Various locational, directional, informational and
traffic control signs shall be allowed in accordance with the requirements
of the Land Development Code to direct traffic and for identification of a
sales office, recreation areas, sales centers, etc. Such signs may be lighted
or externally illuminated and incorporated into a wall, fence, or other
structure. Temporary signage shall be allowed within the Project in
accordance with the requirements of Article 7 of the LDC.

* Construction/Temporary Signs: All construction/temporary signage
within the Project will comply with Article 7 of the Land Development
Code.

9. Building Height: Structures may exceed thirty-five (35) feet in height as measured in

accordance with LDC Section 6.07.01., provided five (5) feet additional setback from
the PUD boundary shall be required for each five (5) feet of Structure height above the
prescribed maximum height up to a maximum increase of twenty (20) feet. Buildings
exceeding 35 feet in height will be protected with an automatic fire sprinkler system
designed and installed in accordance with the latest edition adopted by the Florida Fire
Prevention Code and NFPA 13.

10. Fencing: Fencing up to eight (8) feet in height may be installed around the perimeter
of the site or any portion of the site and outparcels. Fencing shall be prohibited within

any preserved wetland or upland buffer areas on the property.

H. Infrastructure: The infrastructure needed to serve the PUD will consist of roads, drainage

facilities, water and sewer lines, fire protection and solid waste collection as follows:

1. Vehicular Access: There is planned to be one central, primary access road connection

serving the project from International Golf Parkway in the general location depicted on

the MDP Map with full median access.
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2. Internal Access: The Applicant’s intent is to provide internal access to all development

within the PUD with a privately owned or public road that is centrally located.
3. Pedestrian Access: Sidewalks shall be provided pursuant to LDC Sections
5.03.02.G.1.h, 5.03.02.G.2.g and 6.02.06 for those portions of the Project that are

developed if and when such development occurs. A five (5) foot wide sidewalk will

be constructed along the Project’s frontage on International Golf Parkway. Such
sidewalks shall provide pedestrian connections throughout the site and to adjacent
properties wherever practicable.

4. Recreation: Given that the Project contains no primary residential uses, no recreation
is required or proposed.

5. Open Space: To comply with LDC Section 5.03.03.A.1, the PUD would be required
to provide a minimum of 14.85 acres of open space (59.4 acres x .25 = 14.85) which is

twenty-five (25) percent of the PUD, for open space, pursuant to LDC Section

5.03.03.A.1.
Preserved Wetlands 30.38
Perimeter Buffer 0.71 acre
Stormwater Pond 7.42

6. Drainage: Stormwater will be treated on site within the retention and detention areas
or within provided off-site drainage easements. All drainage structures and facilities
will be designed and constructed in compliance with the LDC in effect at the time of
permitting and the applicable rules of the St. Johns River Water Management District.
All necessary permits will be acquired and construction plans approved prior to the
commencement of any construction. The Stormwater Management System will be
maintained by either the owner or a property owners’ association.

7. Utilities:

a. The Applicant shall provide central water and sewer to the Project. All utilities will
be made available to the site concurrently with the construction of the first building.
b. The Applicant must confirm utility connection points at the design level. Utility

connection points shall be installed as listed in the availability letter or as directed
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otherwise by SJICUD to minimize impact to the existing infrastructure or to the
existing level of service.

c. Any landscaping trees shall be placed at a minimum of 7.5 feet away from the
centerline of pipeline to the centerline of the trees.

d. All electrical, telephone, and cable lines will be installed underground on the site.
Water and sewer will be provided by SJCUD and calculations on usage are
contained within the water and sewer availability letter.

e. Electricity will be provided by FPL.

f.  Water and/or sewer lines that are to be dedicated to the St. Johns County Utility
Department for ownership that are not in the public right-of-way shall require an
easement/restoration agreement.

8. Solid Waste: Solid waste will be handled by the licensed franchisee in the area.
Solid waste storage areas will be designed in accordance with LDC Section 6.06.04.B(8).

0. Fire Protection: Fire Protection will be provided in accordance with LDC Section

6.03.00.

I. Portable Water/Sanity Sewer: The water usage for the project is anticipated to be
approximately 5,100 gallons per day. The sewer usage for the project is anticipated to be

approximately 5,100 gallons per day.

A.) That all utility construction projects are subject to the current construction standards
within the Manual of Water, Wastewater, and Reuse Design Standards &
Specifications at the time of review.

B.) No improvements such as pavement, sidewalks, and/or concrete walks are to be
placed on top of water and/or sewer pressurized mains unless otherwise approved by
SJCUD.
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J. Soils: The predominant soils on the site, as determined by the Soil Survey of St. Johns County,

1S:

Map Unit Symbol Map Unit Name Acres in AOI Percent of ADI
7 Immokalee fine sand 376 60.5%
26 Samsula muck, frequently 21.5 34.6%

ponded, 0 to 1 percent
slopes

30 Wesconnett fine sand, 31 5.0%
frequently flooded

Totals for Area of Interest 62.3 100.0%

K. Site Vegetation:

According to the June 21, 2019 report and site visit by Carter Environmental
Services (CES), CES evaluated the property to determine if any of the six
Significant Natural Communities regulated by the St. Johns County Land
Development Code (Section 4.01.07(G)) were present. These communities include
Beach Dune, Coastal Grassland/Coastal Strand, Xeric Hammock, Maritime
Hammock, Sandhill, and Scrub.

After the site visit, CES used the Florida Land Use Cover Form Classification
System (FLUCFCS) to characterize the community types. The following vegetative
communities were observed and are non-significant communities as defined by St.
Johns County, Florida.

Uplands:

Pine Flatwoods (FLUCFCS 411) — This is a very common community throughout
north Florida, and comprises a significant portion of the uplands on site. The
overstory completely consists of slash pine (Pinus elliottii). The midstory consists
of younger slash pine and a small amount of laurel oak (Quercus hemisphaerica).
The shrub layer is mostly gallberry (llex glabra) and saw palmetto (Serenoa
repens), which is interlaced with greenbrier (Smilax spp.). The groundcover
consists of broomsedge (4Andropogon virginicus) in more open areas, and is near
absent in more shrubby areas.

Shrub and Brushland (FLUCCS 320) — This community lacks canopy due to
clearcutting. The clearcut areas have naturally regenerated in saw palmetto,
gallberry, andropogon, and wax myrtle (Myrica cerifera).

Wetlands:

Wetland Forested Mixed (FLUCFCS 630) — This community has a mixed canopy
of slash pine (Pinus elliottii), dahoon holly (/lex cassine), loblolly bay (Gordonia
lasianthus), red maple (Acer rubrum), and sweetgum (Liquidambar styraciflua)
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with some scattered pond cypress (Taxodium ascendens) and black gum (Nyssa
sylvatica). The understory and groundcover are vegetated with fetterbush (Lyonia
lucida), highbush blueberry (Vaccinium corymbosum), and Virginia chain fern
(Woodwardia virginica).

Hydric Pine Flatwoods (FLUCCS 625) — This community has an overstory of slash
pine and pond pine (Pinus serotina). The understory and groundcover are vegetated
with fetterbush, wax myrtle, highbush blueberry, and chalky bluestem
(Andropogon virginicus var. glaucus).

Intermittent Pond (FLUCCS 653) — This community is a clearcut section of wet
pine flatwoods.

Vegetation here consists of broomsedge, chalky bluestem, fetterbush, and wax
myrtle.

L. Significant Natural Communities Habitat and Listed Species: The Applicant’s
environmental consultant, Carter Environmental Services, has conducted the required Significant
Natural Communities Habitat and Listed Species Studies. These studies are included as an
attachment to the PUD application. No protected species were observed. No significant natural
communities habitat occur on the property. In addition to protected animal species, CES biologists
reviewed the site for protected plant species and none were observed. No coordination would be
required with any regulatory agency if protected plant species were observed in the future.
Currently, no regulations exist for protected plant species occurring on privately owned land,
unless the landowner is harvesting and engaging in the commercial sale of the protected plant
species. In conclusion, no endangered, threatened, or SSC or their habitats were observed by CES
biologists during the site review and the likelihood of any occurring is low.

M. Historic Resources. The Applicant is not aware of any known or observed Historic Resources
located within the limits of the PUD property.

N. Buffers:

Buffer. The Applicant shall provide a ten (10) foot landscaped perimeter buffer (Applicant
may utilize natural vegetation in lieu of landscaping in those areas where natural vegetation
exists), along the Project’s frontage of International Golf Parkway. No perimeter buffer shall

be required along property lines internal to lands owned by the Applicant.

Upland Buffer. The Applicant shall provide an averaged twenty-five (25) foot natural

undisturbed upland buffer (with a minimum width of ten (10) feet) adjacent to any wetlands.
The Applicant may incorporate natural features into the construction of new stormwater

management facilities to be constructed within the PUD that provide vegetation and buffers to
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promote wildlife habitat and to reduce sod and landscape maintenance. Crossings of upland
buffers are permitted for roadways, utility crossings, trails and pathways, and drainage outfalls.
A twenty-five (25) foot building setback shall be required to the Upland Buffer consistent with
LDC Section 4.01.06.B.2.

Upland Natural Vegetation. In accordance with LDC Section 5.03.03.A.3., five percent (5%)

upland vegetation will be provided.

All landscaping, tree removal and tree protection shall be in compliance with the LDC in effect

at the time of construction plan submittal.
O. Special Districts: The PUD is not located within a Special District.
P. Temporary Uses:

1. Temporary Signage. Temporary signage shall be allowed within the PUD and shall comply

with LDC Section 7.03.00. Temporary construction trailers may be utilized and placed on
the site upon approval of the construction plans in the location(s) shown on such
construction plans. Temporary construction trailers will be allowed to remain until
completion of the buildings and must be removed no later than thirty (30) days after
approval of the Certificate of Occupancy for the last building on the site.

2. Construction Trailers. Construction trailers shall be allowed on-site and to be moved

throughout the site as necessary. Parking shall be provided for the trailer(s) in a temporarily
defined but unpaved lot with a driveway apron that meets LDC requirements. The
Applicant will obtain all necessary permits prior to placement of construction trailers.
Temporary Uses may require building permits and shall meet the requirements of the
Florida Accessibility Code for Building Construction (FACBC) including but not limited
to an accessible route, accessible parking and signage.

3. Types of Temporary Uses. Temporary uses shall be allowed within the PUD as set forth

in LDC Section 2.02.05. Temporary uses may include, but shall not be limited to, the
following:

o Parking (on-site or off-site)
o Plant Nurseries
o Auto Shows
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o Outdoor Seasonal Sales

Carnivals, neighborhood fairs or Circuses for a period less than ten (10) days.

o Display and sales vendors incidental to existing establishments permitted by
zone by right

o Antenna Support Facilities

o Antenna Support Facilities for a Special Event

o Other similar uses

o

Q. Accessory Uses: Accessory uses and structures will be allowed as per the LDC, provided such
uses and structures are of a nature customarily incidental and clearly subordinate to the permitted
or principal use of structure. No permanent structures shall be allowed within any (public or
private) drainage or utility easement. Examples of permanent structures shall include, but are not
limited to: buildings, footings, A/C units, and related heating/cooling units. Additionally, the

following shall be allowed accessory uses:

o Residential Multifamily and Single-Family up to four (4) units;

¢ Up to a maximum of four (4) residential accessory units. The intent
being that the project may incorporate residential units, single-
family or multifamily, as an accessory use so as to provide housing
for onsite management, property managers, security, or related
persons to support the primary uses within the project. This is
particularly important for uses that operate overnight or which may
have the potential to be targeted for vandalism or theft such as
warehouse distribution centers.

e Maximum height will be 35 feet.
e Setbacks will be 20 feet Front and Rear Yards, 10 feet Side Yard
o Office;
o Free-standing ATM;
o Heavy Vehicle Wash facilities;
o Cafeteria, deli and food trucks;
o Outdoor passive recreational uses
o Parking (on-site or off-site)
o Temporary Seasonal Sales

o Other similar accessory uses or as may otherwise be allowed by the LDC

R. Timing and Phasing: The Applicant is proposing development of the PUD in one (1) fifteen
(15) year phase. The MDP map depicts the general plan of development and configuration for the

September 21, 2019 Page 13 of 19 - HNS//-

LAW GROUP



IGP Commerce Center PUD — EXhibit B

Project with individual outparcels generally depicted. Actual layout shall be included in all
construction plans. Construction within the PUD will be commenced within ten (10) years and
completed within fifteen (15) years of the approval of this rezoning to PUD. Commencement shall
be deemed as approval of construction plans and completion shall be deemed as the approval from
the County of applicable as-built surveys or certification of completion by the Engineer of Record

for that phase.

. : . . : —A waiver of the Land Development
Code’s PUD phasing requirements is being requested by the Applicant to allow the PUD flexibility

in meeting market demands for the needed commercial and office uses planned.

1. Commencement shall be deemed as approval of construction plans and Completion shall

be deemed as the approval from the County of applicable as-built surveys or certification

of completion by the Engineer of Record for that phase.

3-2.A waiver of the Land Development Code’s PUD phasing requirements is being requested
by the Applicant to allow the PUD flexibility in meeting market demands for the needed

commercial and office uses planned.

S. Project Impact: The property is located within the Industrial District category of the 2025 St.
Johns County Comprehensive Plan, which allows the types of industrial and commercial (retail
and office) uses included within the application. A natural and/or landscaped buffer will be
provided between International Golf Parkway Road/Longleaf Pine Parkway and the buildings
and parking areas. The overall area and community is ideally suited to this type of
development and this tract is suitable in character and location for the structures and uses
proposed, as it is consistent with other proposed development in the area and is in close
proximity to available public facilities. The Project has access to major roadways and
transportation corridors by virtue of its proximity to International Golf Parkway Road, which

provides access to US Highway 1 and I-95.

The Applicant believes that the proposed commercial PUD will be of benefit to existing and
future residents of neighboring projects and to the residents of St. Johns County, in that it will

further the stated goals and objectives of the St. Johns County Comprehensive Plan and provide
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for a more desirable environment than could be accomplished through traditional zoning. The
need and justification for approval of the PUD has been considered in accordance with the

LDC and the St. Johns County Comprehensive Plan, whereby, it is found that:

e The PUD will not adversely affect the orderly development of St. Johns County as
embodied by the LDC and the Comprehensive Plan. The property is identified as Industrial
District on the Future Land Use Map of the Comprehensive Plan, which allows
development activities as proposed within this application. As described, this use is
compatible with the surrounding zoning and Comprehensive Plan as well as the overall
trend of the area. Development of the subject project is consistent with the Comprehensive
Plan.

e The proposed PUD will be a benefit to the existing and future residents of neighboring
projects and to the residents of St. Johns County in that the County will be afforded strict
control over development of this Project. The PUD will not adversely affect the health,
safety, and welfare of the residents or workers in the area, will not be detrimental to the
natural environment or to the development of adjacent properties or the neighborhood and
will accomplish the objectives, standards, and criteria set forth in the LDC. The Applicant
and any common property owners’ association will maintain the character and appearance
set forth herein.

e The impact of the PUD on County services and infrastructure will be within all adopted
levels of service including traffic concurrency. The PUD will conform to the requirements
of LDC Article XI. Construction will commence only after confirmation that the
availability of adequate public facilities and services support the proposed PUD and
issuance of a Final Certificate of Concurrency. No Final Development Permits
(Construction Plans or Final Plats) can be approved unless a valid, unexpired Final
Certificate of Concurrency has been issued.

e The conditions stipulated in the PUD application and imposed by this ordinance provide
for strict regulation and maintenance of this PUD. When developed in accordance with the
conditions stipulated by this ordinance, the PUD will maintain the standards of the area,
complement the neighboring developments and will be compatible with the desired future

development of the area.
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e The subject Project meets all applicable requirements of LDC Section 5.03.00, Planned
Unit Development districts, as well as general zoning, subdivision, and other regulations,
specifically in relation to its location (it is located within a Industrial District area on the
2025 FLUM, which district allows the type of development envisioned within the PUD),
Compatibility, Adequacy of Public Facilities, and in conformance with all applicable
requirements of LDC Section 5.03.00, Planned Unit Development districts. In addition,
the PUD provides for a Master Development Plan Text and Map which meet the
requirements of LDC Section 5.03.02 (G).

Therefore, the industrial and commercial uses included in this application will be
compatible with the emerging development patterns of the area, are consistent with the
Comprehensive Plan and all County requirements and guidelines, as well as consistent with the

overall development trend for the area.
T. Waivers: The Applicant is requesting the following waivers:

e Requested waiver from LDC Section 5.03.02.G. 1(r). Phasing. The Applicant is proposing

commencement of construction within ten (10) years of approval of this PUD application.
Construction shall be completed within fifteen (15) years from the date of approval of this

PUD application.

Applicant is requesting this waiver of the LDC to allow a more flexible phasing schedule

for development of this industrial and commercial project that is critical to the long-term
success of the County. This flexibility is necessary to allow the Applicant adequate time to
determine the most appropriate use and associated end user(s) for the Project. The
Applicant desires to ready the Project for development to be better able to attract key
businesses and industrial users to the site. Importantly, industrial development in the
County has historically grown more slowly than other types of development and, since
industrial development is vital to the County’s economic growth, a longer term for
Commencement is warranted.

e Requested waiver from LDC Section 7.06.01.B — Maximum sign height. This waiver is

being requested to allow for the Project Monument Sign to be up to thirty-five feet tall

versus fifteen feet tall as specified in the LDC. This sign is planned at the primary entrance
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to the project and major access location along International Golf Parkway that would
identity the project and the individual users within the center. At thirty-five feet tall the
height of the sign will be appropriately scaled to the size of the center.

e Section 7.02.04.C. Ground Signs. This waiver request is to allow for a ground sign per

individual parcel or outparcel depicted on the MDP Map so that the project is announced

to the public in a fashion commensurate with the way in which established commercial

centers are announced with signage. This request would allow for each_individual parcel

or outparcel to have a 150 sq. ft. ADA Ground Sign, up to a maximum of fifteen (15) feet
in height. Should the internal roadway ever be dedicated to and accepted by St. Johns

County, this will ensure that the internal parcel signage does not become nonconforming s

a result of the parcel changing from being internal to fronting a public right-of-way.

e Section 7.02.06.B. Public Information Signs. This waiver requests that a maximum of

three (3) Public Information Signage (wayfarer signs) be allowed within the project at road
access points and internal road intersections up to a maximum of 12 sq. ft. ADA and up to
a maximum of six (6) feet in height. In order to safely direct visitors to the various
businesses located within the project, multiple Public Information Signs may be needed in
sizes large enough to be visible to motorists. For example, upon entering the primary
access point, customers seeking to patronize a business located at an outparcel will be
directed by Public Information Signage so they know whether to turn left, right, or proceed
straight.  Further, the project contemplates an anchor recycling center that may
occasionally be visited by the public.

e Section 5.03.03.F. Uniform Sign Plan. A waiver is requested to allow the Uniform Sign

Plan to be submitted at the time of construction plan approval for horizontal construction

and be a staff level review and approval.
U. Ownership/Agreement: The Applicant hereby stipulates and agrees to proceed with the
proposed development in accordance with the PUD Ordinance as adopted by the St. Johns
County Board of County Commissioners. The Applicant also agrees to comply with all

conditions and safeguards established in this PUD.

V. Future Land Use Designation: The Project is located within a single Future Land Use

designation on the Comprehensive Plan Future Land Use Map, Industrial.
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The project is infill development located in an area designated for industrial development.

The project is consistent with Objective A.1.2 Control of Urban Sprawl, in that the project does
not constitute leapfrog development. It is consistent with Objective A.1.3 Surrounding Land
Use and it is compatible with area development per Policy A.1.3.11 Compatibility. The
property provides buffers to adjacent land uses and along the major roadways and Policy
A.1.3.11. Itis also consistent with Objectives A.1.9 (A.1.9.2, A.1.9.5, A 1.9.6, A 1.9.7, and
A 1.9.8.) area wide as, in addition, development will meet Policy A.1.9.5 regarding application
by the provisions of the Planned Unit Development land development regulations, Policy
A.1.9.5 by providing a Master Development Plan, and Policy A.1.9.5 by being served by

central utilities.

Compatibility: The proposed use is compatible with the area and the overall community and
meet the criteria established within Objective A.1.3 Surrounding Land Use, which provides
that "When a rezoning is considered, the County shall ensure compatibility of adjacent and
surrounding land uses. Land uses, as defined in Chapter 163, Part II, Florida Statutes (Growth
Management Act), include but are not limited to permitted uses, structures and activities
allowed within the land use category or implementing zoning district. Compatibility means a
condition in which land uses can co-exist over time such that no use is unduly negatively
impacted by another use." Since, the County must determine whether the request is
compatible, it is important to note that the surrounding uses do meet the criteria within the
previous Objective, within Policy A.1.3.12, which states that "A rezoning request may be
approved only upon determination that the application and evidence presented establish that
all the proposed permitted uses are compatible with conforming land uses located on adjacent
properties." The proposed use of the property is compatible with the area and the uses on the
adjacent properties and is in conformance with the criteria established within the
Comprehensive Plan whereby: the permitted uses will not have an unreasonable incompatible
impact on the contiguous and surrounding area; the proposed traffic flow for the permitted uses
will not have an unreasonable impact on the contiguous or surrounding areas or an
unreasonable impact on the wear and tear of any public roadway; the proposed permitted uses
will not cause a public nuisance; and the proposed permitted uses, structures and activities

within the PUD are allowable within the Industrial Land Use designation. The proposed
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rezoning will not change the existing and allowable land uses, their impact to the surrounding

area, the traffic flow for the site, or provide for any activities constituting a public nuisance.

Adequacy of Public Facilities: The subject property and future project is served by a major
transportation system, central water and sewer and will provide on-site stormwater and
drainage facilities that mitigate any off-site drainage impacts. The PUD will proceed under a
Certificate of Concurrency consistent with Objective A.1.2 Control of Urban Sprawl,
specifically Policy A.1.2.1 which states “The County shall only issue development orders or
development permits consistent with the provision of the County’s Concurrency Management

System, as provided in the Land Development Code.

Relation to PUD Regulations: The subject project meets all applicable requirements of Section
5.03.00 Planned Unit Development districts, as well as general zoning and other regulations

except as may be waived pursuant to Subsection 5.03.02 (F) of the Land Development Code.

Master Development Plan: The Master Development Plan Text and Map for this project meet
all requirements of Section 5.03.02 (G) of the Land Development Code.

Industrial Development:

Industrial development serves a vital role in economic development as set forth in
Policy A.1.21.3., of the St. Johns County Comprehensive Plan.

With the inclusion of the current approved property that is the subject of Special Use
Permit (SUPMAJ 2014-23) for a Recycling Center and related uses fits squarely within
Policy D.2.4.2., which encourages the expansion of recycling programs and industrial
businesses.
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