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TO:             District 5 Commission Office
FROM:	Jeffrey Ball, AICP, Planning and Zoning Manager
CC:	Frank Abbate, County Manager
	John Denninghoff, PE.  Assistant County Manager
	Tad Calkins, Director, Planning and Development
	
DATE:        May 1, 2024
SUBJECT:   	Staff Analysis of Allowing RV and Boat Storage in AU and AU(L) Zoning Classifications
___________________________________________________________________________________________
BACKGROUND: 
A Citizens Request has been submitted thru the District 5 Commission Office to allow RV and boat storage within the AU and AU(L) zoning classifications.
STAFF Analysis:
1. BU-2 Zoning Classification
Currently, Sec. 62-1483-Retail, warehousing and wholesale commercial, BU-2 zoning classification is the only commercial zoning classification that allows the storage of RV’s and boats use as a permitted with conditions.  The BU-2 zoning classification permits retail, wholesale and warehousing commercial land uses on minimum 7,500 square foot lots.  BU-2 zoning is the county’s most intense commercial zoning classification due to the intensive nature of commercial activities permitted.  Off-site impacts such as noise, light, traffic, and other potential nuisance factors associated with BU-2 activities should be considered.  Examples of uses incudes; storage yards, major automotive repair, and wherehousing.

No other commercial zoning classifications (BU-1, BU-1A, or RP) allows for RV and boat storage either as permitted with conditions or as a conditional use.  Other requirements include, but not limited to a minimum 300 sq.ft. building must be located on site. 

2. [bookmark: _Hlk165273894]AU/AU(L) Zoning Classification
Sec. 62-1334-Agricultural residential; The AU agricultural residential zoning classification encompasses lands devoted to agricultural pursuits and single-family residential development of spacious character. The classification is divided into two types, AU and AU(L). The AU is the standard agricultural residential classification, while the AU(L) is a low intensity sub-classification more suited to smaller lots where the neighborhood has a more residential than agricultural character.

The AU zoning classification only allows limited commercial activities related to the agricultural production such as selling of products that are grown or produced in an agricultural setting.  AU(L) does not allow the retail commercial aspects of AU.  AU(L) is designed to be a lower intensity than AU.  Products grown or produced must be sold off-site.  In contrast, RV and boat storage would strictly be a commercial use not associated with any agricultural production.

3. Compatibility
AU/AU(L) zoned properties are agricultural residential by definition.  They have been imbedded in residential areas and, therefore allowing a non-agricultural related commercial use could create an incompatibility issue within an existing residential homes. Compatibility shall be evaluated by considering the following factors, at a minimum: 


A. Whether the proposed use(s) would have hours of operation, lighting, odor, noise levels, traffic, or site activity that would significantly diminish the enjoyment of, safety or quality of life in existing neighborhoods within the area which could foresee ably be affected by the proposed use; 

RV and boat storage is a 24/7 operation and may have some unintended consequences such as, but not limited to, introducing commercial traffic within a residential area.  

If the code was changed, it has the potential to affect 7,389 additional AU/AU(L) properties while there are currently 1,241 BU-2 zoned properties within the County that currently allow this use with conditions. 

The Board should consider individual properties during the rezoning/and FLU change, where staff is able to provide a detailed analysis on a case-by-case basis based on compatibility with the surrounding area and consistency with the Comprehensive Plan.

Code Enforcement can be a useful factor in the determination of where a use is not compatible or appropriate for an area.


4. Consistency
Brevard County Code Sec. 62-1255, AU and AU(L) zoning classifications are not consistent for commercial uses within a Community Commercial (CC) FLUM designation.  BU-2 zoning requires, at a minimum CC FLUM. Commercial uses require a Commercial Future Land Use designation.

5.  Locational and Development Criteria for Community Commercial Uses 
  Policy 2.8 

Locational and development criteria for community commercial land uses are as follows: 

	 Criteria: 
 A. Community Commercial clusters of up to ten (10) acres in size should be located at arterial/arterial intersections. Collector/arterial intersections are acceptable for clusters of up to ten (10) acres in size, however, the collector roadways must serve multiple residential areas. Intrusion of these land uses into the surrounding residential areas shall be limited. For Community Commercial clusters greater than ten (10) acres in size, they must be located at principal arterial/principal arterial intersections.

This locational criteria is designed to discourage embedding commercial development within residential areas and limit it to the intersections with higher traffic volumes where it is more appropriate and controlled.  Local roads are not included in this locational criteria, where many of these AU/AU(L) properties are located on.

6. Site Planning
Brevard County Code Sec. 62-3202 requires site plans for construction or expansion of a building, structure, infrastructure, or complex of buildings or structures, unless exempted by this section. A building permit shall not be issued unless the construction plans are accompanied by an approved site development plan.  

A RV and boat storage facility or an expansion of one would require site planning.

7. Code Enforcement 
This request is a result of a code enforcement action (23CE-01326) where the property owner has been cited for operating a business for boats and RV storage in a residential zone.
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