
CITY OF PANAMA CITY BEACH
PLANNING BOARD

MEETING DATE: November 10, 2021
MEETING TIME: 1:00 P. M.
PLACE: City of Panama City Beach City Hall

AGENDA

ITEM NO. 1 Call to Order and Roll Call

ITEM NO. 2 Pledge of Allegiance — Mr. Caron

ITEM NO. 3 Approval of September 8, 2021, Planning Board
Meeting Minutes

ITEM NO. 4 Public Comments-Non-Agenda Items
Limited to Three Minutes

ITEM NO. 5 Discussion for the Public Art Committee Member
Planning Board Appointee

ITEM NO. 6 Charlotte Newby is requesting approval for a Dc-
Annexation Small-Scale Plan Amendment and Future
Land Use Map change from Tourist to Bay County
designation. The parcel is located at 8711 Thomas
Drive and is approximately 0.46 acres.

ITEM NO. 7 Tapestry Park PUD Master Plan Modification.
Yerway, LLC is requesting approval to modify the
approved Tapestry Park Village portion of the PUP.
The Planning Board will hold a public meeting to
consider the request.

ITEM NO. 8 Code Enforcement Update

All interested persons are invited to attend and to present information for the Board’s
consideration. Further information may be obtained from the Building & Planning Department
at 233-5100. Anyone not appearing in person may submit written comments to the Building &
Planning Department at 116 South Arnold Road, Panama City Beach, Florida 32413, any time
prior to the stated meeting time. All comments received will be considered before final action is
taken. If a person decides to appeal a decision of the Planning Board, a record of the
proceedings will be needed. Such person will need to ensure that a verbatim record of the
proceedings is made, which includes the testimony and evidence upon which the appeal is to be
based. Any person requiring a special accommodation at this meeting because of a disability or



physical impairment should contact the Lynne Fasone, City Clerk at City FlaIl, 17007 Panama
City Beach Parkway, Panama City Beach, Florida 32413 or by phone at (850) 233-5100. If you
are hearing impaired and you possess TDD equipment, you may contact the City Clerk using the
Florida Dual Party Relay system which can be reached at (800) 955-8771 (TDD). Notice is
hereby provided that one or more members of the City Council or other City boards may attend
and speak at the meeting.
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DATA AND ANALYSIS

I. APPLICANT: Charlotte Newby

II. PROJECT LOCATION: Parcel ID# 30462-000-000 and 30468-000-000.
Approximately .568 acres located on the south side of Thomas Drive.

III. REQUEST: This request is for a Deannexation I Small Scale Plan Amendment
/zoning change for approximately .568 acres.

IV. REASON FOR REQUEST: The applicant and first responders are facing
confusing situations when there is a need for involvement by first responders. The
club is located in the County and the parking lot is located in the City limits.

V. DEANNEXATION REQUIREMENTS:

Florida Statutes Chapter 171.051 Contraction procedures.
Any munici7,allty may initiate the contraction of munici,al boundaries in the
following manner:

(3) After introduction, the contract/on ordinance shall be noticed at least once
per week for 2 consecutive weeks in a newspaper ofgeneral drculation in
the municipality, such notice to describe the area to be exduded. Such
descnotion shall indude a statement of findings to show that the area to be
excluded falls to meet the criteria of s. 171 .043, set the time and place of
the meeting at which the ordinance will be considered, and advise that all
parties affected may be heard.



Florida Statutes 171.043 Character of the area to be annexed.
A munic,oal governing body may propose to annex an area only if it meets the
general standards ofsubsection (1) and the requirements of either subsection (2)
or subsection (3).

(1) The total area to be annexed must be contiguous to the municfrnlit/s
boundaries at the time the annexation proceeding is begun and reasonably
compact and no part of the area shall be included within the boundary of another
incorporated municipality

In this situation the club is located in the County and the parking lot is located in the City,
therefore part of the area of the business is included outside the boundary of the
municipality of the City of Panama City Beach.

CONCLUSION:

Planning staff and Police Staff support the Deannexation / Large Scale Plan Amendment
/ Zoning Change.

2



HE
a <

00
0) 0) 0a a a

0

N,
0

0)
-n 0aa

ra
CD
a
a

±
0 -o
00j
0
:0

Co
a 0 ‘C
D3

go0
—

a
0)
0

0

N,
0

0

0



CITY OF PANAMA CITY BEACH
Building and Planning Department

116 S. Arnold Road, Panama City Beach, FL 32413
850-233-5054, ext. 2313 Fax: 850-233-5049

Email: achester(a:pcbpov.com

PETITION OF DE-ANNEXATION

Date: 9/21/2021 Payment Fee: 80O Dc-Annexation

Property Owner(s)

Name(s): Charlotte Newby

______________________________________

Property Address: 8711 Thomas Drive

City: Panama City Beach — State: FL Telephone: 850-234-0843 Fax: 850-588-3737

Email: msnewbys1975gmaiI.com

Name of Acting Agent: (if needed) William H. Pickenpaugh
Statement acknowtedged before a notary public authorizing the representative to act on behalf of the property owner with regard to the
application and associated procedures. Attached to the application.

Telephone: 850-234-0843 Fax: 850-588-3737 Email: msnewbysl 975qmaH.corn

Please provide a property survey obtained no more than two (2) years prior to the filing of the application.
containing legal description, land area and existing improvements located on the site. All Site Plans and Plats
shall be drawn to scale. (The procedure for review of the application is found in Section 10.02.09 of the
LDC.)

REqUiREMENTS

1. The applicant shall submit an analysis of the annexation criteria set forth in Chapter 171, Florida Statutes.
2. Petition of Annexation signed by all owners of the property proposed to be annexed. Petition must be

witnessed and notarized.
3. Title evidence demonstrating that the Petition of Voluntary Annexation bears the signatures of all owners

of the property proposed to be annexed.
4. A boundary survey of the property proposed to be annexed. (10 Copies)
5. A complete legal description of the property proposed to be annexed.
6. An exceipt of the City’s Official Zoning Map, with the property proposed to be annexed depicted.
7. Stormwater acknowledgement consent.É



PETITION OF BE-ANNEXATION

This Petition is presented under the provisions of Section 171.044 Florida Statutes for the purpose of requesting
that the real property described below be annexed to the City of Panama City Beach:

(SEE ATTACHED EXHIBIT “A”)

The property described above is contiguous to the municipal boundaries of the City of Panama City Beach.

The property is owned in its entirety by:
Chatlotte Newbv

which, by his/her execution of this Petition, consents to this proposed annexation.

Dated this 21st day of September

Signed, sealed and delivered in the presence of:

2021

Wl’FNESS

WITNESS

WITNESS

WiTNESS

BY:

BY:

STATE OF FLORIDA
COUNTY OF BAY

The a foregoing instrument was acknowledged before me this
Ck-L+fe. (lewLj

[Seal]

‘4. LINDA S PRESTON
:?: ‘5 Notary Public - Stat, of Florida

• if Commission N CC 241671
c,/ My Comm. Expires Au 11, 2022

Bonded throu!h National Notary Ann.

V
D

who is personally known to me.
who produced

i day 2O, by

as identification.



ACKNOWLEDGMENT AND CONSENT

The Charlotte Newby (“Owner”) represents unto the City of Panama City
Beach, Florida, (i) that it owns all of the property described below, (ii) that the property is
or should be assessed in its name upon the latest ad valorem tax rolls of Bay County,
Florida , and (iii) that it has requested that the property be annexed into the City of Panama
City Beach, to wit,

SEE ATTACHED LEGAL DESCRIPTION

FURTHER, Owner consents and agrees that, upon annexation into the City, Owner’s
Property will be subject to all of the same non ad valorem assessments, including recurring
assessments, as have been previously levied or will be levied on other similarly
situated/benefited property in the City and waives notice and opportunity of hearing upon the
levy of such previous assessments against Owner’s property being annexed.

This consent is authorized by and is given pursuant to Section 197.3632(4)(a) Florida Statutes
in order to preclude a public hearing necessitated solely by the annexation of Owner’s property.

DATED THISj( DAY OF September , 2Oj.

WITNESSES OWNER

Q. Name: Melva Newby Liquors, LLC

lt’sowner



CITY OF PANAMA CITY BEACH
PUBLIC NOTICE OF BE-ANNEXATION

AND SMALL-SCALE AMENDMENT

The City of Panama City Beach Planning Board will consider the following request:

APPLICANT: Melva Newby Liquors, LLC

ADDRESS/LOCATION: 8711 Thomas Drive

Panama City Beach, FL 32408

This is being requested because, years ago the portion of our parking lot that is the subject of this request was

zoned to the City of PCB in order for the City town water and sewer lines to a condo being constructed behind the

business: we voluntarily permitted this. Today, it often is confusing and frustrating having to deal with both City and

County when issues arise. A major portion of the property is in the County. as well as our other two businesses.

MEETING INFORMATION:

Date: 11/10/2021

Time: 1:00 p.m.

Place: City Council Meeting Room
17007 Panama City Beach Parkway
Panama City Beach

The applicant for this request is required by the City of Panama City Beach to send you this letter
because, the tax rolls show you own property, in whole or in part, within three hundred (300) feet of the
subject property.

Any questions you may have regarding this request please contact someone at the City of Panama City Beach
Building and Planning Department at 850-233-5100, ext. 2313.
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TAPESTERY PARK PUD

MODIFICATION TO THE APPROVED MASTER PLAN/VILLAGE AREA

I. Request:

The applicants are requesting a modification (substantial deviation) to the PUD,
specifically the 14.9-acre Village area.

II. Land Development Standards:

A. LDC Section 10.15.00 Procedures and requirements to amend a PUD:

10.15.01 An amendment to a Local Development Order may constitute either a
non-substantial or a substantial deviation.

LDC 10.15.02.8 The following changes to a PUD are considered a substantial
deviation:

1. Any increase in the number of Dwelllng Units on the site;

2. A change in the Use of the site or Builthhg as specified in the Local Development
Order;

3. Any reconfiguration of locations for Buildings,
landscaped areas or stormwater control structures;

structureg. parking areag,

4. Any relocation or reconfiguration of Driveways or other vehicular Access;

5. Any change involving damage or destruction ofnatural resources including, but
not limited to, Protected Trees, wetlands and shoreline buffers;

6. Any changes involving additional acreage or an increase in the dimensions or
property boundaries of the site;



Z Any increase of 1,000 square feet or more of gross floor area or impervious
area;

& Any increase in structure hei#ht of more than five (5) feet;

9. Any increase in the number ofstories;

10. Any change in the phasing schedule which affects the timing or the amount of
improvements or the satisfaction of spedfic conditions;

11. Any reduction in Yards;, Setbacks or Open Space ofmore than five(S) percent;

12. A change to any condition that was induded in the Local Development Order;
or

13. Any change that affects the compatibillty of the proposed project.

Staff findings:

The applicant is requesting changes to the PUD addressed in items 3 and
4. Therefore, the request is considered a substantial deviation and required
to go before the Planning Board for approval.

B. LDC Section 10.10.03 Revisions to Master Plan:

Any revisions to an approved Master Plan shall be submitted to the Planning Board
for approval with the same procedures and formality as approval of the ori:qinal
Master Plan except as authorized by section 10.15.00 for non-substantial
deviations.

Staff findings:

The requirements of this section are being addressed by holding this
meeting.

C. LDC Section 4.02.05.G. Revisions to an Approved PUD Master Plan:

Revisions to an approved POD Master Plan shall be made in accordance with
section 10.1500 of thtc LDC A substantial deviation may be approved only if the
POD Master Plan, as reviseo. could be approved as an or,’inal master plan. Notice
of the application shall be mailed to each owners of property within the POD as
known by reference to the most recent, final ad valorem tax roll prepared by the
Bay County Property Appraiset, unless such owner has signed or consented in
writing to the application. Notwithstanthhg the requirements of Section 10.15.00,



a substantial deviation may be approved without consent of all the owners of
property within the PUD where:

1. All owners of the property to which the revisions will apply si’n the application;

2. The previously approved PUD Master Plan does not authon2e a transfer of
densities or intensities between the property to which the revisions will apply and
any different parcel or property within the PUD. unless all the then current owners
of that different parcel or property consent to the appllcation; and

3. The applicant demonstrates that the revision will not materially and adversely
affect (I) the permitted Use or enjoyment ofany parcel or property within the PUD
to which the revisions will not apply, or (i4) the investment backed expectations of
a reasonable man for that property.

Staff findings:

The requirements of this section have been met and addressed on page 12-
15 of the submitted 2021 PUD Modification Tajestry Park PUD.

STAFF RECOMMENDA lION:

The proposed PUD Modification is compatible with surrounding parcels, decreases
density, traffic, commercial square footage and maximum building height along
with increasing recreation and open space. The modification continues the
interconnectivity, mix of uses and walk/cycle ability approved as part of the original
PUD.

The applicant is requesting modified parking standards to be justified during the
Final Development review process, through a parking study and shared parking
study.

The proposed modification meets the requirements of LDC Section 4.02.05
Planned Unit Development Standards and furthers the public benefit, staff has no
objections.
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CITY OF PANAMA CITY BEACH

Building and Planning Department
116 S. Arnold Road, Panama City Beach, FL 32413

SUBMITTAL REOUIREMENTS FOR ALL APPLICATIONS - LDC Section 10.02.01

Property Owner(s)

Name: Belleview PCB, LLC

________________________________________________

Property Address: Parcel Identification Numbers 34063-002-010 and 34063-002-000, Hutchison Boulevard

City: Panama City Beach State: FL Telephone: 850-502-9206 Fax:

__________________

Email: wayneyerwaycom

Property Owner(s)

Name of Acting Agent: Yerway, LLC
Statement acknowledged betbre a notary public authorizing the reprcscntative to act on behalf of the property owner with regard to the
application and associated procedures Attached to the application.

Please provide a survey obtained no more than two (2) years prior to the filing of the application containing
legal description, land area and existing improvements located on the site. Written documentation the property
owner has or will comply with all applicable notice requirements.

Payment Fee:

_______

$800.00 Date Collected: I °16’ /c24 PUll Master Plan C Modification m
The procedure for review of application is found in Sections 10.02.00 and 10.17.00 of the LDC.

Basic Submittal Requirements - LDC Section 10.02.02
Plan or Plat Preparer
Name: Buchanan & Harper, PA

Address: 735 West 11th Street Email Address: mharperbuchanan-harper.com

City: Panama City State: FL Telephone: (850) 763-7427 Fax:

_______________

Date of Preparation: 10/20/2021 Date(s) of any modifications:

_____________________________

Legal Description: (Consistent with the Required Survey) See Appendix A, attached.

A vicinity map showing the location of the property and the Future Land Use Map designation for the property.

Zoning designation for the property: uo
Additional plans, documents, and reports as deemed necessary by the City Manager. Information required for
the specific type of application. as specified in LDC Sections 10.02.03 through 10.02.07 as applicable. All site
plans and plats shall be drawn to a scale approved by the City Manager.
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CITY OF PANAMA CITY BEACH
PUBLIC NOTICE OF

PUD MASTER PLAN MODIFICATION

The City of Panama City Beach Planning Board will consider the following request:

APPLICANT: Yerway, LLC

ADDRESS/LOCATION: Parcel Identification Numbers 34063-002-010 and 34063-002-000, Hutchison Boulevard

between Clara Avenue and Lyndell Lane

The PUD MASTER PLAN MODIFICATION is being requested because, the Developer wishes to make

the Tapestry Park VUlage area more compatible with the Tapestry Park Neighborhood and the surrounding area and more

consistent with current market conditions. Adoption of the Modification will result in a Village area that is more compatible

with the rest of the PUD and increase the public benefit by creating a viable addition to the existing PUD improvements.

MEETING INFORMATION:

Date: 11/10/2021

Time: 1:00 p.m.

Place: City Council Meeting Room, 17007 Panama City Beach Parkway, Panama City Beach

The applicant for this request is required by the City of Panama City Beach to send you this letter
because, the tax rolls show you own property, in whole or in part. within three hundred (300) feet
of the subject property.

Any questions you may have regarding this request please contact the City of Panama City Beach
Building and Planning Department at 850-233-5054, ext. 2313.

NOTICE OF COMMUNITY MEETING

A Community Meeting will also be held on October 28, 2021 at 6:00 p.m. at Brunswick Hall
(Tapestry Park Clubhouse) located at 318 Liverpool Avenue, Panama City Beach, Florida.

The applicant for this request will prepare a written summary of the Community Meeting which shall then be made
available to the City Planning Department, attendees of the Community Meeting, and interested parties, no less than
seven (7) days prior to the public hearing before the Planning Board on the application.



APPLICATION AUTHORIZATION

STATE OF FLORIDA
COUNTY OF MiaC 9mcI

BEFORE ME, the undersigned authority duly authorized to administer oaths and take
acknowledgments, personally appeared the undersigned, who, being first duly sworn, deposes and
says:

I. Belleview PCB, LLC, a Florida limited liability company, is the owner of the properties
located in Panama City Beach, Florida bearing Parcel Identification Numbers 34063-002-
010 and 34063-002-000 (collectively, the “Property”).

2. Belleview, PCB, LLC has entered a contract to sell the Property to Fredrick S. Meyer,
who is one of the owners of Yerway, LLC.

3. Yerway, LLC is authorized to file with the City of Panama City Beach an application to
modi& the existing PUD’s master plan relating to the Property and to otherwise act as
Belleview PCB, LLC’s authorized agent for related purposes.

SIGNED AND DATED this i9 day of October, 2021.

BELLEVIEW PCB, LLC

By: ?nc4.-, kXtic-.
Its: PYIJJMr’

STATE OF FLORIDA
COUNTY OF D4 L

The foregoing instrument was acknowledged before me by means of W$iysical presence
or n online notarization, on this Jqday of p fv.e r , 2021, by IS rç
as ?resid.al- of Belleview PCB, LLC, a Florida limited liability company, on
behalf of the limited liability company, who ] Florida driver’s license as
idcntification or is personally known to me.’

JEAN JOLICOEUR JR.

ii,.! 4 MYCOMMIS$ION#HH116486

tl\cW EXPIRES: August11, 2q25
Dnded1hN Nolary Pub&UndefMitOffi

r



YERWAY, LLC
11 Newcastle Court
Niceville, FL 32578

850.502.9206
wayneyerwaycom

October 21, 2021

Mr. Mel Leonard
Director of Building & Planning
City of Panama City Ucach
116 South Arnold Road
Panama City Beach, FL 32413

Dear Mr. Leonard:

This letter accompanies our application for modification of the Village
section of the Tapestry Park PUD.

We were attracted to the Village at Tapestry Park in 2019 because of its
proximity to restaurants, entertainment, the beach, and an upscale residential
neighborhood. My partners and I intend to be a part of projects that improve the
quality of life where they are located and maintain their value over a long period
of time. The Village presents an opportunity to accomplish both of those
objectives.

The original PUD was adopted in 2002 and has been modified several times
during the intervening years. The housing and retail environment in Panama
City Beach is much different now than in 2007, when the most recent changes
were made.

The current Tapestry Park Village configuration is very dense and would
be more suitable for a larger urban environment. We propose to reduce the
number of residences from 526 to 300 or less and reduce the retail and office area
to a more manageable size and type. At the same time, we want to increase the
park area and open space to provide a gathering place for residents of the Village,
the Tapestry Park Neighborhood, and the rest of Panama City Beach.



The Class A apartment residences that we have proposed are designed to
attract young professionals, retirees, and second-home residents. No short-term
leases will be allowed. We do not plan to use any form of governmental subsidies,
either in construction or leasing.

Building elevations for our apartment buildings and clubhouse are
included as a part of our application package. We have designed the exteriors to
be complementary to the single-family residences in Tapestry Park. The interiors
will contain high-end finishcs and energy-efficient features.

The Village PUD that we would like to modify would allow for bars, a
hotel, and parking for more than 1000 vehicles. We are proposing to reduce the
commercial footprint and the impact on the families living in Tapestry Park. A
rendering of the proposed park and commercial area is also included in our
application package. We think that plan reflects a sensible and sustainable
approach to development of the Village.

\Ve will comply with all apylieable notice requirements of the Land
Develop nt Code and trust1IIt our proposal will meet with the City’s
appr ‘al. look forwardAanswering any questions that you or the Planning
B ard may h ye.

W Ritenour, Jr.
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2021 PUD MODIFICATION

TAPESTRY PARK PUD

Issued Date: 10/20/2021

Applicant:
Yerway, LLC

11 Newcastle Court

Est. 2002

Niceville, FL 32578
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zozi village PUD Modification

I. INTRODUCTION

Tapestry Park is a Planned Unit Development (PUD) in the City of Panama City Beach, Florida located on
Hutchison Boulevard (SR 392) between Clara Avenue and Lyndell Lane. The PUD was created in 2002 and
has had numerous modifications, including modifications to the Village portion of the PUD.

The PUD covers 72.24 acres and contains two major areas: the Neighborhood and the Village. The
Neighborhood is a residential area on 57± Acres in the northern portion of the PUD. The Village is a mixed-

use area on 15± Acres in the southern portion of the PUD. The proposed modification is limited to the
Village and results in no change in the overall boundary of the PUD or the boundary for the Village.

The Village area, as originally conceived, envisioned a mixed-use center where multi-family residential
occurred above commercial uses to create a dense center similar to metropolitan urban centers. At the

time of conception, planners for the Village anticipated that the Middle Beach Road corridor would
develop into a dense urban area and planned for a commercial need to serve the region and city.
Consequently, the planned commercial intensity was significantly greater than necessary to serve
Tapestry Park or the existing surrounding neighborhood and was more consistent with a major
commercial center.

Development patterns, trends, and market conditions have changed considerably over the last 20 years.
The need for such intense commercial development has been reduced due to other major commercial

center construction within the city. Additionally, the trend of residential uses located above commercial
uses has not been successful on a large scale.

Modification of the vision for the Village is necessary for these and other reasons. Tapestry Park has
developed predominately into a tranquil single-family residential area that no longer desires an adjacent
dense commercial center. Intense residential development necessary to support the commercial uses,
has not occurred in close proximity to the Village. The need for such intense commercial to support the
city at large no longer exists.

Consequently, a more appropriate vision consistent with local development patterns is a smaller multi
family component with a neighborhood scale commercial area to provide goods and services for Tapestry
Park and the surrounding neighborhood. That modification will make the Village a viable endeavor, while

the dense commercial originally envisioned is not. Additionally, segregation of the residential and
commercial elements is desired consistent with current trends, while aggregation of commercial and
residential into the same building is not.

In summary, the proposed PUD modification reduces the scale of the Village to be more compatible with
the remainder of the PUD and the surrounding neighborhood while retaining connectivity. Both the
residential density and commercial intensity will be reduced. The non-residential uses have been
segregated from the residential use and consolidated to create a commercial hub that fits with the

Neighborhood and surrounding area and encourages walkability. Such consolidation reduces conflicts
with single-family residential.

Additionally, the public park will be relocated to form a bridge between the Neighborhood and the Village.

These modifications significantly enhance the public benefit by increasing the public space by 26%,
increasing the recreation and open space within the Village by 145%, reducing the height of buildings, and

reducing traffic (as measured by PM Peak Hour trips) by approximately 58%.

Tapestry Park PUD 10/20/2021 Page 2 of 15
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2021 Village PUD Modification

II. APPLICANT

A. DEVELOPER

Name: Yerway, LLC

Address: 11 Newcastle Court
Niceville, Florida 32578

Phone: 850.502.9206

B. AGENTS

Name: Barron & Redding, PA

Address: 220 McKenzie Avenue
Panama City, Florida 32401

Phone: 850.758.2999

Name: Buchanan & Harper, Inc.

Address: 735 West 11th Street
Panama City, Florida 32401

Phone: 850.763.7427

C. PRoPERTY OWNER

We, the undersigned property owner of the respective parcel numbers. do hereby approve of this

application for revision to the Village portion of the Tapestry Park Planned Unit Development.

Name: Beleview PCB, LLC

Address: do Yerway, LLC
11 Newcastle Court

Niceville, FL 32578

Phone/Fax: 850-502-9206

Parcel Number 34063-002-000, 34063-002-010

Signature: dotloopverifled

PNNANFO€GQP-QMVP

III. GENERAL DESCRIPTION

The following section generally describes the proposed modifications to the specific Village PUD elements

contained in the adopted PUD narrative. Design standards are contained in a subsequent section.

A. THE NEIGHBORHOOD

No change, refer to adopted PUD and PUD modifications.

Tapestry Park PUD 10/20/2021 Page 3 of 15
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2021 Village PUD Modification

B. THE VILLAGE

1. Structures: Structures as currently adopted in the PUD and described in the narrative and/or
shown on the adopted master plan include non-residential structures and mixed-use structures

dispersed throughout the Village area. The mixed-use structures contained a variety of non
residential and residential uses, including a hotel,

The proposed modification consists of segregating the residential and non-residential uses.
Non-residential use will be consolidated and located adjacent to public spaces to provide more

compatibility between the public spaces and the Neighborhood.

2. Public Spaces: Public spaces as currently adopted in the PUD and described in the narrative

and/or shown on the adopted master plan consist of a small Public Park located in the eastern
central portion of the site adjacent to a Public Plaza. The Public Plaza consisted of a divided
entry road (Tapestry Park Boulevard) with on-street parking and a 50-foot wide median from

Hutchison Boulevard to the end of Tapestry Park Boulevard and then extending beyond the

Village boundary to connect with Tapestry Commons in the Neighborhood. Pedestrian

connection between the public spaces and the Neighborhood was through two 10-foot paths
extending from Tapestry Commons to the Village. The vehicular connection to the public spaces
was via a roadway connection on the east side of the property. Vehicular connection between

Tapestry Park Boulevard and the Neighborhood is no longer possible because that connection

was severed in a previous modification of the PUD. As described in the adopted narrative, the
public spaces are available for art shows, festivals, and community functions.

The proposed modification consists of relocating a portion of the median to the park area and
significantly increasing the size of the park area to provide an increased public space.
Additionally, the park is shifted north to be adjacent to the Neighborhood to promote

accessibility. The vehicular and pedestrian connections from the Neighborhood to the public
spaces will be maintained. The public spaces will be available for the same functions as
identified in the original PUD narrative. The public spaces will continue to be dedicated for use
by Tapestry Park and the public.

3. Vehicular Traffic: Vehicular traffic and connectivity as currently adopted in the PUD and
described in the narrative and/or shown on the adopted master plan allows connectivity
between the Neighborhood, the Village and Hutchison Boulevard. As originally adopted, five

vehicular connections with the Neighborhood were contemplated. Two of those have been
deleted through past modifications of the PUD.

The proposed modification will retain connection between the Neighborhood and the Village,

but consolidate the points of connection to the connection point that provides the easiest access

to the public spaces and non-residential area. Additionally, the easternmost minor connection

to Hutchison Boulevard has been deleted. Removal of this drive increases separation between
the Village and the City property to the east.

IV. DESIGN STANDARDS

A. THE NEIGI4BoRHooD (RESIDENTIAL)

No change, refer to the adopted PUD and PUD modifications.

8. THE VILLAGE (MIXED-USE)

1. Allowable Use: The currently adopted PUD presumes that all structures will be either non

Tapestry Park PUD 10/20/2021 Page 4 of 15
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2021 village PUD Modification

residential or mixed use. The allowable uses in the proposed modification are consistent with

the currently adopted PUD narrative and/or the adopted master plan. The changes are limited

to segregation into residential and non-residential land use which increases compatibility with

the Neighborhood. Allowable uses within the Village are listed below.

a) Residential Use: Multi-Family Residential

b) Non-Residential Use: Retail Sales, Retail Services, Personal Services, Professional Services,

Business, and such other similar uses.

c) Recreation & Open Space: Public parks and common areas, community areas for the
Village, and open space. Open space may be used for general lawn area, pedestrian use,

and may include required infrastructure, including, but not limited to, stormwater

management facilities.

2. Building Setbacks: As currently adopted in the PUD, all roofed structures, except signs, are to
provide setbacks per the following table. As shown, no modification is proposed.

Minimum Building Setback

Description Currently Adopted Proposed

Neighborhood 50’ 50’

Exterior to PUD 25’ 25’

Hutchison Boulevard 20’ 20’

Common Area ROW 4’ 4’

The adopted PUD narrative implies, hut does not describe, how setbacks are measured and

provides exceptions in certain locations. No modification is proposed, except to clarify how

setbacks are measured.

a) Building setbacks to be measured from face of structure to the parcel/property line. Roof

overhangs are allowed when such are 10’ or higher above the adjacent sidewalk or grade.

I,) Balconies and other projections may extend into Common Area Street ROW (Tapestry

Boulevard) when 10’ or higher above the adjacent sidewalk or grade.

3. Height: The currently adopted PUD allows heights of 60-feet for 80% of uses and 80-feet for
20% of uses. The proposed modification reduces the maximum height for all uses to 60-feet.

4. Levels: The currently adopted PUD allows 4 levels (stories) for 80% of uses and 5 levels for 20%

of uses. The proposed modification reduces the allowable number of levels, as described below.

a) Residential: Maximum of 4 levels (stories).

b) Non-Residential: Maximum of 4 levels.

S. Density and Intensity: The currently adopted PUD includes impervious coverage and use

intensity as a percentage of total land area, and density as a gross total. For clarity, those have

been retitled or converted to more universal standards as follows.

a) Density: Maximum allowable residential density by dwelling unit (DU) is contained in the
following table. As shown, the proposed modifications result in a reduction in density.
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Maximum Allowable Density

Use Area Adopted Proposed
(Acres) DU DU/Ac DU DU/Ac

Neighborhood 57.2 194 3.4 194 3.4

Village 15.0 526 35.1 300 20.0

Total 72.2 720 10.0 494 6.8

Impervious Surface Ratio (Coverage): As shown below, no modification in the allowable
coverage or impervious surface ratio (lSR) is proposed.

Maximum Allowable ISR

Use Adopted Proposed

Village 80% 80%

b)

c) Intensity: Non-residential intensity has converted from percentage of land use area to

floor area ratio (FAR). Using the percentage of total land area, the total PUD area, and the

use by section, the maximum allowable floor area and associated FAR for non-residential

use can be computed for the Village. It should be noted that the 2007 PUD modification
increased the number of allowable levels for the Village, but did not change the use
intensity. Consequently, this does not affect the resultant FAR. FAR as shown based on
Village parcel area of 14.968-acres. As shown, the proposed modifications result in a
reduction in intensity.

Maximum Allowable FAR

Use Adopted Proposed

Floor Area (KSF) FAR Floor Area FAR
(KSF)

Non-Residential 236 36.2% 40 6.1%

Lot Standards: Minimum lot standards for any residential or non-residential use lot or parcel
are unchanged and are shown in the following table.

Minimum Lot Standards

Description Adopted Proposed

Minimum Lot Area 5,000SF 5,000SF

Minimum Lot Width at Building Line 50’-O” S0’-O”

7. Public Spaces: Public spaces as currently adopted in the PUD and described in the narrative

and/or shown on the adopted master plan include a public park (Village Square) and a public

plaza (Common Area Street ROW), with the public plaza being predominately the median area

of Tapestry Boulevard. The adopted narrative provided a minimum area of 0.25-acres for the
public park, but did not provide an area for the public plaza, only a width of 50-feet. However,

the adopted master plan did show boundaries for both. For the park, the boundary included
the green space, walks and adjacent parking. For the plaza, the boundary included the entire
ROW for the boulevard. Using the adopted master plan, an area for each boundary has been
digitized.

6.
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The proposed modification consists of relocating a portion of the public plaza area to the public
park, where it will provide more benefit to the public. The park and plaza areas have been
computed in a manner that is consistent with the way the boundaries were shown on the

adopted master plan. The public space areas are contained in the following table.

Minimum Public Space Area

Description Adopted Proposed

Public Park 0.542 Ac 1.112 Ac

Public Plaza 1.433 Ac 1.378 Ac

Total 1.975Ac 2.489 Ac

8. village Community Spaces: Village community spaces include areas allocated for specific
recreation and open space functions. Those were not described within the PUD narrative or
noted on the adopted master plan. The proposed modification is to allocate area for the uses
contained in the following table. The community spaces will be used by residents and guests of
the Village.

Minimum Community Spaces

Description Adopted Proposed

Village Amenity Area 0 Ac 0.497 Ac

Village Community Area 0 Ac 0.492 Ac

Total 0 Ac 0.989 Ac

9. Extra Open Space: Extra open space includes unallocated or unplanned areas of the site in

excess of required buffers and landscaping. That open space is not described within the PUD
narrative, but those areas are shown on the adopted master plan. Open space may be used for
lawn space, pedestrian areas, or a planned use to be determined, and may include required
infrastructure such as stormwater management facilities. Using the adopted master plan, areas
of open space have been digitized for comparison with proposed areas. The proposed changes
are not considered a modification, as those areas were not defined in the adopted PUD, but are

included here for completeness. Those areas are shown in the following table. Those areas do
not include all open space, buffers or landscape areas within the property. They also extend to
the boundaries and include required buffers and landscape area, which has been done for
consistency with the adopted master plan.

Minimum Extra Open Space

Description Adopted Proposed

Open Space 1.315 Ac 2.235 Ac

10. Perimeter Buffers: The adopted PUD did not describe perimeter buffer standards in the
narrative. Those were shown on the adopted master plan, but not dimensioned. The buffers
have been scaled and are shown in the following table along with proposed modifications. No
reduction in perimeter buffers is proposed.
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Minimum Perimeter Buffer Width

Description Adopted Proposed

North Property Line 15’ 15’

West Property Line 9’ 9’

South Property Line (SR 392) 6’ 10’

East Property Line 5’ 10’

11. Landscaping: The adopted PUD did not describe perimeter buffer or vehicular use area
landscape standards. The proposed modification will comply with LDR standards for
landscaping, except, perimeter buffers shall not be less than contained herein. Canopy trees
shall not be less than 2-inch DBH.

12. Parking Rates: The adopted PUD included parking demand rates for the allowable uses and a
shared parking modifier, both of which were provided without source reference. Parking
demand is considered a critical component of development, particularly in mixed-use
developments containing a variety of specific uses and modes of access. Accurate
determination of demand is necessary to ensure that sufficient parking is available for the
various uses without wasting space on unneeded parking that results in increased cost,
stormwater runoff, and reduced green space. Important considerations for the Village in the
determination of parking demand include basic demand rates for the specific uses, applicability
of any adjustments for shared use based upon the time of demand, and the applicability of any
adjustments based on alternate traffic modes, i.e., vehicle, bicycle or pedestrian.

To ensure that the PUD contains appropriate rates and modifiers, the demand rates and
modifiers in the adopted PUD were considered along with the demand rates and modifiers

contained in the LDC for applicability to the PUD. The LDC includes direction on alternate
parking demand sources and adjustment for shared use and some traffic modes, including the

use of a parking study to more specifically determine parking requirements for certain uses and
conditions. Alternate sources referenced in the LDC include the Institute of Transportation
Engineers (ITE) Parking Generation Manual, other documented applicable standards, or site
surveys of similar uses. The ITE Parking Generation Manual and parking data from the American
Planning Association (APA) was reviewed for the PUD modification.

Based on the evaluation, it was determined that basic demand rates in the adopted PUD, while
generally consistent with rates at the time of adoption, are not consistent with current alternate
standards, including those from ITE and APA. For some uses they exceed these standards and
in others they are deficient. Additionally, it was determined that the basic demand rates
contained in LDR Table 4.05.02.A, while differing from the PUD demand rates, vary from current

alternate standards when considering the specific type development contained in the PUD. For
some uses they exceed these standards and in others they are deficient. This is understandable

as LDR rates are intended to target a broad spectrum of uses. For example, multi4amily rates

contained in LDR Table 4.05.02.A are categorized as multi4amily dwelling and condominiums

where current alternate standards may be as specific as having different standards based on the
occupant type, building type, number of floors, and setting.

Conclusions from the evaluation were that demand rates should be based on current alternate

standards when more specific categories exist than contained in the LDR. It was also determined
that at the time of application for a development order, more detailed information may be
available on the proposed uses and the demand rates should be confirmed by a parking study.
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Consequently, the PUD modification proposes to use current alternate standards based on the
ITE Parking Generation Manual, 5th Edition, as contained below. The ITE data tended to be more
specific and conservative than the APA data. Additionally, the PUD modification proposes that
a parking study will be submitted at the time of application for a development order to confirm
the demand rates along with any parking demand modifiers.

a) Required Spaces: Required demand rates forthe allowable uses are contained in the table
below, along with demand rates from the adopted PUD and LOR. The rates are based on
the ITE Parking Generation Manual, 5th Edition. For multi-family residential, the rate is
based on ITE Land Use 221: Multifamily Housing (Midrise, 3 to 10 stories) with the rate
representing the peak period parking demand per dwelling unit on a weekday occurring
between the hours of 10:00 PM and 5:00 AM in a general urban/suburban setting based
on 73 studies. The rate for weekday usage was selected as it represents the period when
the majority of occupants are present. For non-residential uses, the rate is based on ITE
Land Use 820: Shopping Center with the rate representing the peak period parking
demand per 1,000 SF (KSF) of gross floor area on a Saturday occurring between the hours
of 11:00AM and 5:00 PM in a general urban/suburban setting based on 58 studies. The
shopping center land use was selected as it represents the land use that best describes an
interconnected eclectic group of uses including data from strip centers and town centers
with uses listed below. These rates represent basic demand rates without any modifiers
for shared use and traffic mode as described herein.

Minimum Required Parking

Description Adopted LDR Proposed

General Retail/Personal Services 1/350 SF (2.86/KSF) 3.33/KSF 2.91/KSF

Business/Professional Services 1/250 SF (4.0/KSF) 3.33/KSF 2.91/KSF

Restaurant/Lounge/Club
1/150 SF (6.67/KSF)

1 per 4 seats plus
2.91/KSF

1 per 5 employees

Multi-Family 1.5/DU 1.7/DU 1.31/DU

a) Shared Parking Adjustment: As adopted, the PUD allows for non-residential uses to utilize
1/3 of residential parking (1/2 space per DU) to meet parking requirements and for parking
along the Common Area Street ROW to be shared by all uses. No modification is proposed
to the location of shared parking, but the reduction in demand appears excessive without
justification. The proposed modification is to require a shared parking study based on
peak times of use to determine any adjustment and to limit any adjustment to non
residential demand. Residential demand will not be reduced based on shared use.

b) Multi-Modal Adjustment: As adopted, the PUD does not describe any adjustment for
other modes of traffic including bicycle, public transit, or pedestrian. As a walkable
community, a percentage of patrons for non-residential uses are anticipated to forgo
vehicular transportation in lieu of walking or cycling. This applies to patrons from the
residential portion of Tapestry Park and the surrounding neighborhood including new
planned development in the vicinity. Additionally, the property is within JOO4eet of a
public transit stop which allows for out of area patrons. Typical reductions for walkability
and bikeability are 5—15%. The city LDR allows 5% for bikeability. Typical reductions for
transit accessibility are 10%. Actual reductions for multi-modal adjustment to be
determined by parking study. No reduction for residential will be allowed.
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c) PEV Parking: The adopted PUD required PEV (Golf Cart) parking without providing
standards. No modification is proposed, other than to clarify the intent and provide
standards for implementation as follows.

PLVs may utilize standard parking stalls to meet required PEV parking requirements when
designated PEV parking is not provided. When provided, designated PEV parking stalls
shall be a minimum of 6’ wide by 8’ long and identified as PEV parking. Such designated
PEV parking may be utilized to provide up to 10% of the required parking for non
residential uses and may be used in combination with any other shared parking
reductions.

d) Overflow Parking: The adopted PUD does not comment on overflow parking, but such is
not shown on any version of the adopted Master Plans. Overflow parking consists of 12’
x 30’ spaces required as a percentage of standard spaces by LDC for residential
developments with said spaces service boats, RVs, etc. The proposed modification is to
eliminate the requirements for overflow parking if the development restricts the presence
of such. When used, the restriction shall be an enforceable condition of the development
order.

13. Access & Connectivity

a) Vehicular Access & Connectivity: The adopted PUD requires vehicular connectivity with
the Neighborhood and access from Hutchison Boulevard that may be shared by the
Neighborhood. The number and location of connections are not described in the PUD
narrative, which only requires connectivity to allow the Neighborhood access to Hutchison
Boulevard and non-residential areas. Connection points are, however, shown on the
adopted master plan. As originally shown on the adopted master plan, S vehicular
connections with the Neighborhood were contemplated along with 3 connections to
Hutchison Boulevard. Two of the Neighborhood connections have subsequently been
deleted through past modifications of the PUD.

The proposed modification will continue to provide connectivity between the
Neighborhood, the Village, and Hutchison Boulevard. It will consolidate the points of
connection between the Neighborhood and Village to the connection point that provides
access to the public spaces and the non-residential area and 2 points of connection with
Hutchison Boulevard.

14. Signage: The PUD as adopted states that signage will comply with the Village Design Guidelines,
but such were never prepared or adopted. Therefore, signage will be governed by the City LDR.
No modification is required, but for clarity, all language referencing the Village Design Guidelines
is proposed to be removed from the PUD.

15. Utilities: The PUD as adopted does not include any discussion of existing or proposed utilities.
The proposed modification is to commit to providing water and sewer utilities per City
requirements. Additionally, various existing City utilities are located on-site, but such are not
located in an easement. The proposed modification isto require easements be conveyed to the
city for said utilities.
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V. PUBUC BENEFIT

A. THE NEIGHBORHOOD

No change, refer to adopted PUD and PUD modifications.

B. THE VILLAGE

1. Public Spaces: Public spaces dedicated for use by the Village, the Neighborhood and the public
are identified in the currently-adopted PUD as a public benefit in support of adoption. The
proposed modification enhances the public benefit by increasing the public space by 26%.
Additionally, the proposed modification relocates the public park from an internal location in
the Village to a more favorable location adjacent to the Neighborhood.

2. Village Recreation & Open Space: In addition to the public spaces, additional recreation and
open space for use by the Village residents and guests are offered as a public benefit in support
of the modification. The proposed modification increases the Village recreation and open space
within the Village by 145%.

3. Total Recreation & Open Space: The total recreation and open space are offered as a public

benefit in support of the modification. The proposed modification increases the total recreation
and open space within the Village by 74%.

4. Decreased Traffic: The proposed modification reduces the density and intensity of use
providing a public benefit of decreased traffic over the currently adopted PUD. The modification
results in a +/- 58% decrease in PM peak hour trips.

5. Compatibility: The proposed modification reduces height adjacent to the Neighborhood and
consolidates non-residential uses in a way that provides greater separation from the
Neighborhood. Both result in a public benefit of increased internal compatibility. The reduction

in height results in increased external compatibility.

6. Scale: The amount of non-residential intensity contained in the adopted PUD was unsustainable
and at a scale that was inconsistent with the Neighborhood and the surrounding area. The
proposed modification provides a public benefit by reducing the intensity to a sustainable level
and scale that is consistent with the Neighborhood and the surrounding area.

7. Easements: The proposed modification is to provide easements to the city for utilities located
interior to the property. The public benefit is that said easements will allow the city to maintain
such at the current location and restrict future development to avoiding such utilities without a

requirement for relocation or that relocation, if needed, would be at no cost to the city.

VI. TIMELINE

A. THE NEIGHBORHOOD

No change, refer to adopted PUD and PUD modifications.

B. THE VILLAGE

The buildout of the Village may be completed in a single phase, but is anticipated to be completed in
multiple phases. The multi-family residential phase will likely be constructed first followed by the non
residential phase. The non-residential phase is likely to lag as buildout and occupancy of the residential
area is necessary to support the non-residential phase. Infrastructure work and limited non-residential
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structures and pad-ready building areas will probably be built first in the non-residential areas, followed
by non-residential structures being constructed based on market demand.

VII. PUD MODIFICATION REQUIREMENTS

Per LDC Section 10.10.03, any modifications to a PUD, except as authorized by LDC Section 10.15.00,
require approval with the same procedures and formality as approval of the original. The following section
provides responses to the standards as required per LDC Section 4.02.05.

A. A planned unit development (PUB) is a zoning district intended to provide for flexible site design.
The purpose and intent of establishing the PUB district are to provide procedures and standards
that encourage a mixture of Uses anywhere in the City that are functionally integrated and that
encourage innovation and imagination in the planning, design and Development or

Redevelopment of tracts of land under Single Unified Ownership or Control.

Response: The Village is and will remain under single unified ownership or control. The modification
as proposed is consistent with this section of the LDC.

B. A property owner has no legal right for approval of a Master Plan. Rather, the City shall approve
a PUD Master Plan only when it has determined that the applicant has demonstrated to the
satisfaction of the City, that the PUB Master Plan provides a sufficient public benefit to justify
allowing the property owner to deviate from otherwise applicable minimum requirements of the
LDC.

Response: The proposed modification substantially increases the public benefit over that previously
adopted PUD. The modification as proposed is consistent with this section of the LDC.

C A PUB shall include at least one (1) Residential Use and one (1) nan-residential Use. At least three
(3) Uses shall be included in the PUB. Each Use shall comprise at least ten (10) percent of the
total land area of the PUD and shall be selected from the following list. Acreage dedicated to
Streets, stormwater and other common spaces shall not be utilized in the calculation of the 10%
percent lot minimum.

Response: The proposed modification includes the same primary uses as contained in the adopted
PUD: single-family residential, multi-family residential, non-residential, and recreation and open
space. No change in parcel area is proposed. The modification as proposed is consistent with this
section of the LDC.

D. Development of each Use in a PUB shall comply with the provisions for the most restrictive zoning
district classification in which that Use is allowed unless the City approves deviations from the
strict application of requirements of the applicable zoning district classifications. The City may
approve such deviations when it determines that the Development protects the public interest

and provides a public benefit. For purposes of this section, examples of a public benefit include,
but are not limited to dedication for parks and beach access; protection of environmentally
sensitive resources; or the provision of extra Open Space, buffering and landscaping.

Response: No change in use is proposed as part of the modification. The proposed modification
increases the public benefit, The modification as proposed is consistent with this section of the LDC.

E. Deviations in design standards may be approved for the following:

1. Lot area and Lot dimensions, so lang as the Development conforms to the maximum density and
intensity established for the site. The maximum density and intensity of the site shall be that
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permitted by the underlying zoning district. The maximum density shall only be applicable to
those areas designated as Residential on the approved Master Plan. Acreage designated as non
residential on the Master Plan may not be Used in the calculation of Residential density. The
maximum intensity shall only be applicable to those areas designated as non-residential on the
approved Master Plan. Acreage designated as Residential on the Master Plan may not be Used
in the calculation of non-residential intensity. Residential Uses may be permitted by the Planning
Board within non-residential areas (as shown on an approved Master Plan) subject to a limitation
of the intensity standard of the underlying zoning district. Density shall not apply to Residential
Uses within non-residential area as shown on the Master Plan.

Response: The proposed modification does not result in any increase in density or intensity.
The modification as proposed is consistent with this section of the LDC.

2. Parking requirements. See section 4.05.00.

Response: The adopted and proposed result in changes in parking requirements. The
modification as proposed is more consistent than the adopted with this section of the LDC.

3. Sign standards for the area, number and size of signs may be modified subject to the approval
of a master signage plan that establishes a coordinated signage program within the PUD.

Response: The proposed modification does not result in changes to sign standards. The
modification as proposed is consistent with this section of the LDC.

4. Roadway and Access standards. All sites within a Planned Unit Development shall provide at
least one vehicular Access and at least one pedestrian and bicycle Access to at least one other
portion of the Planned Unit Development.

Response: The modification as proposed is consistent with this section of the LDC.

S. Setback requirements, provided that a minimum Setback of twenty-five (25) feet shall be
required when non-residential Development Multi-family Development or Townhomes within
the PUD is proposed to abut land zoned or Used for Single Family Residential Development
outside of the PUD.

Response: The proposed modification does not result in any change in setback requirements.
The modification as proposed is consistent with this section of the LDC.

F. A PUD district shall be established by Rezoning and simultaneous approval of a PUD Master Plan
for the entire area Rezoned, both according to the procedures established in Chapter 10. In order
to approve a PUD Master Plan or any revision thereto the Planning Board must determine that
the following conditions (among others it deems appropriate) are met by the applicant:

1. The planned Development is consistent with the Comprehensive Plan;

Response: Nothing contained within the proposed modification would render the PUD
inconsistent with the Comprehensive Plan. The modification as proposed is consistent with this
section of the LDC.

2. The planned Development is coordinated rather than an aggregation of individual and unrelated
Buildings and Uses;

Response: The proposed modification continues to provide inter-related uses and connectivity
with other portions of the PUD. The modification as proposed is consistent with this section of
the LDC.
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3. The planned Development incorporates a compatible mix of Residential and non-residential
Uses;

Response: The proposed modification provides a more compatible mix of residential and non
residential uses. The modification as proposed is consistent with this section of the LDC.

4. The planned Development incorporates three Uses meeting the required minimum proportions;

Response: The proposed modification does not change types or numbers of uses within the
PUD and the mix continues to meet the required minimum proportions. The modification as
proposed is consistent with this section of the LDC.

5. The applicant is providing sufficient public benefit to allow the applicant to deviate from the
regulations for Development of the Uses in the city’s base zoning districts; and

Response: The proposed modification increases the public benefit beyond what was deemed
sufficient when the PUD was adopted. The modification as proposed is consistent with this
section of the LDC.

6. All land included for purpose of Rezoning to a PUD zoning district encompasses at least 5 acres
and is owned or under the control of the applicant.

Response: The proposed modification does not result in any change in PUD land area. The
modification as proposed is consistent with this section of the LDC.

Z The planned Development is compatible with existing Development abutting the proposed PUD
district as demonstrated by the following factors, considered from the point of view of the
abutting Development:

a. Existing Development patterns;

b. Scale, mass, height and dimensions of existing Buildings;

c. Total density and density transitions;

d. Intensity, as measured by floor area ratio and transitions;

e. Extent and location of parking, Access points and points of connectivity to surrounding
neighborhoods;

f. Amount, location and direction of outdoor lighting;

g. Extent and location of Open Space, including details of its useability, whether it is or will be
landscaped and other suffiient information to determine the types of activities to occur and
any value the space may have as a buffer; and

h. The location of Accessory Structures such as dumpsters, recreational equipment, swimming
pools or other structures likely to generate negative impacts such as noise, lights or odors;

i. Sufficiency of Setbacks to mitigated potential nuisances; and

j. Proximity and use of all areas that will be utilized for any purpose other than landscaping.

Response: The proposed modification does not result in any change that would adversely affect
these factors beyond that contained in the adopted PUD. The modification as proposed is
consistent with this section of the LDC.

8. The planned Development’s traffic impact is reasonably mitigated by calculation of the
proportionote share transportation mitigation fee and careful planning of allAccess Connections
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and other similar traffic improvements.

Response: The proposed modification significantly reduces traffic. Therefore, the modification
as proposed is consistent with this section of the LUC.

9. The applicant identifies the location of all flood zones, wetlands, protected habitats and other
similar en vironmentalfeatures and how each is to be addressed in the planned Development.

Response: These features have previously been addressed in the adopted PUD. The proposed
modification does not include any changes that would materially affect these features. The
modification as proposed is consistent with this section of the LDC.

G. Revisions to an Approved PUB Master Plan: Revisions to an approved PUB Master Plan shall be
mode in accordance with section 10.15.00 of this LDC A substantial deviation may be approved
only if the PUB Master Plan, as revised; could be approved as an original master plan. Notice of
the application shall be mailed to each owner of property within the PUB as known by reference
to the most recent final ad valorem tax roll prepared by the Bay County Property AppraiseG
unless such owner has signed or consented in writing to the application. Notwithstanding the
requirements of section 10.15.00, a substantial deviation may be approved without consent of
all the owners of property within the PUB where:

1. All owners of the property to which the revisions will apply sign the application;

Response: So noted.

2. The previously approved PUB Master Plan does nat authorize a transfer of densities or intensities
between the property to which the revisions will apply and any different parcel or property within
the PUB, unless all the then current owners of that different parcel or property consent to the
application; and

Response: No transfer of density or intensity occurs as a result of the modification. The
modification as proposed is consistent with this section of the LDC.

3. The applicant demonstrates that the revision will not materially and adversely affect (i) the
permitted Use or enjoyment of any parcel or property within the PUB to which the revisions will
not apply, or (ii) the investment backed expectations of a reasonable man for that property.

Response: The proposed modification will not materially and adversely affect other portions of
the PUD. Generally, the proposed modification will much more favorably impact the residential
area of the PUD by relocating non-residential use further from the Neighborhood, moving the
public areas closer to the Neighborhood, and providing a non-residential area that is more
accessible and consistent with the overall nature of the PUD. The modification as proposed is
consistent with this section of the LDC.

H. No development shall occur until a final development plan for the PUB has been approved.

Response: So noted.

END
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Legal Description

DESCRIPTION

ALL THAT TRACTOR PARCEL OF LAND LYING AND SITUATE IN SECTION 27, TOWNSHIP 3 SOUTH,

RANGE 16 WEST, BAY COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCE AT THE NORTHEAST CORNER OF GOVERNMENT LOT 1 OF SAID SECTION 27: THENCE

PROCEED NORTH 89 DEGREES 51 MINUTES 09 SECONDS WEST ALONG THE NORTH LINE OF SAID

GOVERNMENT LOT 1 FOR A DISTANCE OF 744.86 FEET TO THE POINT OF BEGINNING: THENCE

DEPARTING SAID NORTH LINE, RUN SOUTH 26 DEGREES 39 MINUTES 55 SECONDS WEST FOR A

DISTANCE OF 518.95 FEET TO THE NORTHERLY RIGHT-OF-WAY LINE OF HUTCHISON BOULEVARD

(STATE ROAD 392-A); THENCE RUN NORTH 56 DEGREES 05 MINUTES 01 SECOND WEST ALONG

SAID NORTHERLY RIGHT-OF-WAY FOR A DISTANCE OF 17.52 FEET; THENCE CONTINUE ALONG

SAID RIGHT-OF-WAY SOUTH 33 DEGREES 54 MINUTES 59 SECONDS WEST FOR A DISTANCE OF 20

FEET; THENCE CONTINUE ALONG SAID RIGHT-OF-WAY, NORTH 56 DEGREES 05 MINUTES 01

SECONDS WEST FOR A DISTANCE OF 430.17 FEET TO THE POINT OF CURVATURE OF A CURVE

CONCAVE TO THE SOUTH, HAVING A RADIUS OF 1959.86 FEET, THROUGH A CENTRAL ANGLE OF

27 DEGREES 13 MINUTES 43 SECONDS FOR AN ARC LENGTH OF 931.38 FEET, SAID ARC BEING

SUBTENDED BY A CHORD BEARING OF NORTH 69 DEGREES 41 MINUTES 53 SECONDS WEST AND

A CHORD DISTANCE OF 922.64 FEET; THENCE DEPARTING SAID CURVED RIGHT-OF WAY, NORTH

00 DEGREES 23 MINUTES 57 SECONDS EAST FOR A DISTANCE OF 74.45 FEET; THENCE PROCEED

NORTH 01 DEGREES 23 MINUTES 57 SECONDS EAST FOR A DISTANCE OF 202.95 FEET; THENCE

PROCEED SOUTH 88 DEGREES 31 MINUTES 16 SECONDS EAST FOR A DISTANCE OF 1234.89 FEET;

THENCE PROCEED SOUTH 01 DEGREES 28 MINUTES 44 SECONDS WEST FOR A DISTANCE OF

328.72 FEET; THENCE PROCEED SOUTH 88 DEGREES 31 MINUTES 16 SECONDS EAST FOR A

DISTANCE OF 248.74 FEET TO THE POINT OF BEGINNING.
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