
TAB II.B  
Action Item 

DDRB 2016-004  
 GATE STATION, FOREST AND PARK, REQUEST FOR FINAL APPROVAL WITH 

SIX (6) DEVIATIONS    



DDRB 2016-004 
 GATE STATION, FOREST AND PARK, SPECIAL SIGN EXCEPTION, TWO (2) 

MONUMENT SIGNS AND MULTIPLE BUILDING SIGNS FOR FINAL APPROVAL 
 



DOWNTOWN DEVELOPMENT REVIEW BOARD 
 
 

REQUEST FOR FINAL REVIW AND DEVIATIONS  
AND  

SPECIAL SIGN EXCEPTION 
 
 

APPLICATION 2016-004 GATE STATION  
 
 

April 21, 2016 
 
  
 
b 
Project Name:    Gate Station; Convenience Store with gasoline sales 
 
Location:     South East corner of the intersection of Forest Street 

and Park Street, 436 and 444 Park Street 
         
Request:     1) Final Approval with Deviations and  
         
      2) Special Sign Exception for: 
 
       a) 2 monument signs and  
 
       b) Multiple first floor building wall signs.   
 
Downtown Overlay District:  Brooklyn and Riverside Avenue District 
 
Current Zoning District:   CCG-2 (Commercial Community -2) 
 
Current Land Use Category:  Central Business District (CBD) 
  
City Council District:   District 7, the Honorable Reggie Gaffney  
 
Applicant/Agent: Steve Diebenow 
 One Independent Drive 
 Suite 1200 
 Jacksonville, Florida 32202 
 904.301.1269 
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GENERAL INFORMATION 
 
DDRB Application 2016-04 is before the DDRB seeking final approval with Deviations for the 
proposed convenience store and gasoline sales at the intersection of Park Street and Forest Street 
and a Special Sign Exception to allow 2 monument signs and approval of multiple first floor 
building wall signs.   
 
The application presented a conceptual plan March 10, 2016 and the item was deferred to a 
Special Meeting March 24, 2016, at which time the plan received conceptual approval with 
conditions and comments recognizing the site plan could be improved with architectural, 
hardscape, landscape and streetscape improvements.  
 
The revised plan shows a single story convenience store of 6,401 S.F. with a 160 feet x 56 feet 
(8,960 S.F.) canopy, carwash, outdoor seating, and 26 parking spaces.  The revised drawings 
address the conditions and comments of the DDRB Conceptual approval noting the site is on the 
periphery of the eastern boundary of the geography for the Downtown Overlay District, adjacent 
to the I-10 and I-95 exit ramps to Forest Street, and a six lane east-west route recognized as a 
primary entrance route to Brooklyn-Riverside District. 
 
Staff is of the opinion the applicant has addressed the concerns of the DDRB Conceptual 
Approval of the Special Meeting and the revised plans show compliance with the intent of the 
design guidelines of the Brooklyn-Riverside District and the Downtown Overlay District Design 
Guidelines with deviations. 
 
The applicant request for Final Approval and deviations as well as the Special Sign Exception 
includes the following issues: 
 
Site Development/ Design Guidelines: 
 

1. setback modifications 
2. Entrance reductions 
3. Off-street parking increases 
4. Landscape screening modifications 

  5. Transparency reductions  
  6. Streetscape modifications  
 
Special Sign Exception: 
 
  1.  2 monument signs 
  2.  Multiple building wall signs 
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DEVELOPMENT GUIDELINES AND CRITERIA FOR REVIEW 
 
 
Pursuant to the provisions of Section 656.361.8 Powers and Duties of the Zoning Code, the 
DDRB shall review and make decisions with respect to all applications for development. Staff 
review indicates the development is in the downtown geographic area within the City of 
Jacksonville adopted CRA Plan, (“North Bank Downtown and Southside CRA Plans”). The 
proposed project includes a convenience store with gasoline sales.  The proposed commercial use 
project promotes the CRA goals of redevelopment by Reinforcing Downtown as the City’s 
unique epicenter for business, history, culture, education, and entertainment. The proposed 
development application shows revised plans that compliment this goal as well as complimenting 
the improvements reinforce connectivity with improved walkability / bike ability to adjacent 
neighborhoods, a goal of the CRA plan and further identified in context with the Park Street as 
an important pedestrian corridor for the Downtown development. 
 
This review includes the proposed development in context to the Downtown Overlay Zone: (i) 
which is intended to ensure consistency and compatibility with the CRA Plan; and (ii) 
compliance with the Downtown District Regulations and all related guidelines included in 
Appendix C Downtown Design Guidelines in the CRA Plan (attached) addressing the urban 
design. Review also includes the standards as referenced by Section 656.361.10.-Development 
Guidelines, Sections 656.361.12. thru Sections 656.361.21; which provides for relief from 
design guidelines pursuant to Section 656.361.22.-Deviations from standards by Downtown 
Design Review Board.  
 
Staff review of this DDRB application uses the above referenced applicable Appendix C 
Downtown Design Guidelines in the CRA Plan addressing urban design guidelines including 
design guidelines for the Brooklyn – Riverside District as well as design criteria pursuant to 
Section 656.361.10 Development Guidelines of the Zoning Code and notes the following 
findings: 
 

1. Sec. 656.361.11.- Setback or “Build To” Lines (Deviation required prior to Final 
DDRB Approval) 
The intent of the Setback and “Build To” Lines is for buildings to provide continuous 
frontage along sidewalks creating a pedestrian-oriented and pedestrian-scaled 
environment. The conceptual site plan shows a one story convenience store building and 
gasoline sales development that has street frontage on Edison Avenue, Park Street, Forest 
Street and portions of the abandoned Chelsea Street right of way adjacent to the I-95 and 
I-10 exit ramps.  As noted in the application, the proposed primary building is set back 
from the adjacent public street frontage rights-of-way lines to accommodate vehicle 
activity both for the gasoline sales and the convenience store retail as well as 
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accommodate the necessary wholesale supply aspects of the store including gasoline and 
convenience store retail goods.  The site plan requires the setback deviation to facilitate 
these functions and as such, the applicant has provided the following information 
supporting the request 

 
The applicant indicates that the nature of the convenience store has both a high 
vehicle traffic generation with pedestrian activity.  The project proposes 
pedestrian friendly features to mitigate the conflicts and maintain the functions of 
the operation.  These features include unique architectural treatments as well as 
pedestrian designed walk paths to and from the pump islands and the perimeter of 
the site and increased pedestrian sidewalk design along Park Street.  The 
development also provides designated walks to the store from the gas sales area 
and the perimeter of the site.  The project also provides an improved bicycle path 
from the Forest Street frontage along Chelsea Street.    

 
Staff is of the opinion that the revised plans mitigate the setback issues and supports the 
request for the setback deviations. 
   

2. Sec.656.361.12.- Encroachment (NA) 
The intent of this guideline is for building facades to engage the pedestrian on the street.  
The criteria suggest providing differentiated building walls, open and inviting facades, 
human/pedestrian scale and varied horizontal and vertical articulation.   
 
Staff is of the opinion the revised drawings of the primary façade facing Park Street 
frontage shows design guideline compliance and meets the intent of the requirements.   
 

3. Sec.656.361.13.- Entrances (Deviation required prior to Final DDRB Approval) 
This criterion requires at least one pedestrian entrance door on each building elevation 
facing a street. The revised site plan shows the convenience store and gasoline sales 
development that has street frontage on Edison Avenue, Park Street, Forest Street and 
portions of the abandoned Chelsea Street right of way.  As such to meet this guideline the 
store should have entrances to the above reference streets. The revised drawings show 
entrances to Park, Chelsea Streets, and Edison Avenue, but not to Forest Street, and 
therefore; require the entrance deviation.  The applicant has provided the following 
information supporting the request: 
 

The applicant has noted that the convenience store operation by necessity, for 
both security and safety concerns, minimizes the number of entrances and 
entrances to the Forest Street frontage. Additionally, the interior circulation is 
designed to meet the exterior operations for positive retail pedestrian activity.  
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The development has further mitigated the access issues with designated 
pedestrian path with hardscape and architectural details.    

 
Staff recognizes the function of the building must be safe and secure, as well as 
accommodate for convenience of retail items and outside gasoline sales, as well as 
provide appropriate entrances.  The unique operations of the store, the revised 
improvements to the site addressing pedestrian and vehicle circulation, and the 
architectural modifications to the building mitigate the entrance issues. The development 
is seeking relief from this requirement from the Forest Street frontage, and staff supports 
the request for the entrance deviation.  
 

4. Sec.656.361.14.- River Views and Height of Buildings and Structures (NA) 
The intent of this guideline is to encourage views of the river, encourage buildings forms 
and massing that is respectful of their surroundings, and limit building height to the 
underlying zoning district. 
 
Staff notes the proposed development shows a single story building in zoning districts 
designated CCG-2.  The CCG-2 has a height limitation of 60 feet.  This design guideline 
limits the building height to the underlying zoning district and as such, the proposed final 
drawings show compliance with this design guideline. 
 

5. Sec.656.361.15.- Rooftop Design(NA) 
The intent of this guideline is to screen all rooftop mechanical equipment from view with 
architectural enclosures.   
 
Staff notes the final drawings indicate the project will screen all rooftop equipment, and 
as such, the development is consistent with this development guideline.  Final permit 
approval will require details showing compliance with the rooftop design element.   

 
6. Sec.656.361.16.- Off-Street Parking Overlay (Deviation required prior to Final 

Approval) 
The intent of this guideline is to minimize the impact of developing parking and service 
areas associated with a development.  The project proposes 26 parking spaces and the 
code indicates a requirement of 20 spaces.  The developer is requesting that the number 
of spaces be increased.  As such, the development will need to receive a deviation to 
allow an additional vehicle spaces from this design guideline prior to Final Approval 
from the DDRB.  The applicant has provided the following information supporting the 
request: 
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The applicant has indicated that the uniqueness of the retail operation, providing 
both inside retail and outside gasoline sales necessitates the additional parking 
spaces. By nature the proposed convenience store has a high volume of vehicle 
traffic for the gasoline sales and the convenience store items.  The development is 
proposing increased landscape and hardscape buffering around the perimeter of 
the surface parking areas as well as widened pedestrian walks along Park Street 
minimize the impact of additional parking spaces.  
     

Staff recognizes that this type of development generates an above average vehicle and 
short term retail activity.  The applicant does provide additional on- site improvements 
which mitigates the issue by breaking up the parking areas with an outside eating 
pavilion, pedestrian pathway identification, and landscape screening and streetscape 
improvements.   As such, staff supports the request for the parking increase deviation.  
  
Sec.656.361.17.- Surface Parking, Trash, Storage, and Loading Area Screening and 
Landscaping Requirements (Deviation required prior to Final DDRB Approval) 
The intent of this guideline is to ensure appropriate screening and landscape treatment for 
parking, trash, storage and loading areas. 
 
Staff notes the revised site plan shows screening and buffering for the designated solid 
waste and trash areas and the drawings show compliance with this design element.  Staff 
also notes the applicant is proposing additional items to the landscape plantings that 
compliment both the site and the general uniqueness of the site that further soften the 
surface parking impacts to the site and buffer the site.  As such, a deviation is required to 
deviate from the standard requirements to allow modification to the landscape screening 
items proposed for the development. The applicant has provided the following 
information supporting the request: 
 

The applicant has indicated that the request will allow the development to exceed 
the landscape screening requirements and provide an improved product for the 
operations of the site as well as compliment the immediate site and surrounding 
development.  The applicant is also proposing to modify the pedestrian use 
elements of the site environment with additional hardscape and architectural 
elements including outdoor eating area adjacent to the building. 

 
Staff supports the request as the deviation as it will allow for landscape screening to 
exceed the landscape requirements as well as permit graphics and buffering 
complimenting the site and the surrounding area. 
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7. Sec.656.361.18.- Transparency (Deviation required prior to Final DDRB Approval) 
The intent of this development guideline is to minimize the percentage of blank wall 
space on the ground floor level, encourage continuity of retail and pedestrian consumer 
service uses, and provide a pleasant experience for pedestrians. 
 
The revised drawings show retail development including the gasoline sales facing 
Riverside Avenue with an outdoor seating area facing Edison Avenue frontage. Staff 
notes the revised plans do not meet the transparency requirements for façade treatments.  
However, staff would note, the uniqueness of the development, a convenience store with 
gasoline sales, requires a relief from the standard to accommodate a more urban and 
contemporary architecture as well as vehicle and service circulation issues.  The applicant 
has indicated the following to support the request: 
  

The applicant notes that setting the building back from street frontage to 
accommodate safe vehicle circulation and service minimizes the benefits for 
transparency requirement.  As such, the development proposes to mitigate the 
concerns of transparency reductions by providing architectural building 
modifications and outside illumination, landscape screening that exceeds the 
standards, and streetscape treatments that further compliment the site and the 
surrounding area. 
 

 Staff supports the request as the deviation as it will allow for the reduction of 
transparency issues providing a more sustainable and desirable development that includes 
additional hardscape, landscape screening elements and streetscape improvements that 
further compliment the site and the surrounding area.  
 

8. Sec.656.361.19.- Grid Pattern(NA) 
The purpose and intent of this development guideline is to maintain traditional block 
patterns with a grid of streets wherever practicable. The project does close portions of 
Chelsea Street; however, Chelsea Street is not a through street and the criteria are not 
applicable. 

 
9.  Sec.656.361.20.- Streetscape Design Standards(Deviation required prior to Final 

DDRB Approval) 
 The intent of this design guideline is to establish criteria requiring certain levels of 
quality and street level enhancement for pedestrian use and interaction.  
 
The project revised drawings show general compliance with the streetscape design 
standards for development and in fact exceed the standards with additional plantings, 
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hardscape, and pedestrian treatment.  As such, the applicant will need a deviation to 
modify the standards required and has provided the following: 
 

The applicant has indicated that the deviation is necessary to provide additional 
pedestrian improvements that include pedestrian paths, graphics and wayfinding, 
additional landscaping, and other improvements complimenting the site and the 
surrounding area.  

 
Staff supports the request as the deviation will allow for modifications to the streetscape 
standards so as to provide a more sustainable and desirable overall development that 
includes additional landscape, pedestrian hardscape elements, as well as streetscape 
improvements that further compliment the site and the surrounding area.  
 

10. Sec.656.361.21.- Waterfront Design Regulations(NA) 
The site is not located on the riverfront and therefore these guidelines are not applicable.   

  
SUPPLEMENTAL INFORMATION 

 
Deviations 

 
 

Staff has reviewed information in the application that addresses Sec.656.361.22.-Deviations 
from standards by Downtown Design Review Board and notes the following findings: 
 

a) There are practical or economic difficulties in carrying out the strict letter of the 
requirement:  
 
The property is located adjacent to the perimeter of the Downtown Overlay District and 
backs up to the I-95 transportation network.  The unique site location and operational 
requirement for a development providing vehicle gasoline sales and retail goods presents 
practical difficulties in carrying out the strict letter of the requirements for the requested 
deviations. It is also noted that the approval of the deviations are further mitigated with 
hardscape, landscape, and architectural improvements. 
    
b) The request is not based exclusively upon a desire to reduce the cost of developing the 
site, but would accomplish some result that is in the public interest:  
 
The site is presently located in an area undergoing new and vibrant development.  
Granting the deviations will allow the development to continue support revitalization and 
provide needed services to the area.   
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c) The proposed reduction or deviation will not substantially diminish property values in 
the area surrounding the site and will not substantially interfere with or injure the rights 
of others whose property would be affected by the deviation:  
 
The deviations will allow the development in area that is being developed with newer 
projects and renovations which will bring increased property values to the neighborhood. 
 Also, the completion of this development will not interfere with or injure the rights of 
others whose property would be affected by the deviation but rather continue to bring 
opportunities for new development and improvements to the area.  
 
d) The proposed reduction or deviation will not be detrimental to the public health, safety 
or welfare, result in additional public expense or the creation of nuisances:  
 
The proposed deviations will permit the development to move forward with no additional 
public expense.  All development is on private property at the cost of the developer and 
will not be detrimental to the public health, safety, or welfare nor injure the rights of 
others. The proposed deviations are in keeping with new development in the area. 
 
e) The effect of the proposed reduction or deviation furthers the objectives, policies, 
design and intentions of the Downtown Master Plan.  
 
The effect of the deviation will allow needed services to move forward, which furthers 
the objectives, policies, design and intentions of the Downtown Master Plan.  

 
Special Sign Exception 

 
Additionally, the applicant is requesting a Special Sign Exception to allow 2 monument signs 
and to allow multiple permitted building signs. The proposed development includes 2 monument 
signs, one located along Forest Street frontage and one located at the intersection of Edison 
Avenue and Park Street. Additionally, the project is proposing building signs on the face of the 
building, the canopy, and the carwash structure. The building has approximately 261 feet of 
linear frontage on Park Street, approximately over 260 linear feet of frontage on Forest Street and 
260 linear feet of street frontage on Edison Avenue.  
 
Monument Signs: 
 1) Forest Street      40 square feet 
 2) Edison Ave and Park Street    63 square feet 
                                   Total-  103 square feet 
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Building Signs: 
 1)  Gate sign     84 square feet 
 2)  Market sign     53 square feet 
 3)  Best Bean Coffee    37 square feet 
 4)  Yobe frozen yogurt    46 square feet 
                                  Total-  220 square feet  
Canopy Sign: 
 1) 1 facing north     14 square feet 
 2) 1 facing south     14 square feet 
                                  Total -   28 square feet 
 
Staff review criteria for Special Sign Exceptions are guided by Sec.656.1335.-Design Review 
and include the following findings: 

 
(a)  The relationship of the scale and placement of the sign to the building or premises upon 

which it is to be displayed.  Signs should respect the architectural features of the façade 
and be sized and placed subordinate to those features. 

 
(b)  The relationship of colors of the sign to the building it is to be is attached to and colors  
        of adjacent building and nearby street graphics.  The sign’s color and value (shades of 
        light and dark) should be harmonious with building materials. 
 

       (c) The similarity or dissimilarity of the sign’s size, shape, and lettering to the size, shape     
             and lettering of other conforming signs in the surrounding area. 

 
       (d) The compatibility of the type of illumination, if any, with the type illumination in the        
             surrounding area. 
 
The signs are of a scale and placement on the site and buildings with colors and design, size and 
shape that provide appropriate illumination.  The proposed signs are compatible with signs in the 
surrounding area that include the Everbank Building, 220 residential /commercial mixed use, and 
the new YMCA. It is also noted that one story signs are allowed up to a maximum 300 square 
feet, and a development may receive DDRB approval for multiple building signs not exceeding 1 
square foot of sign per street frontage.  The site has over 700 linear feet of street frontage.  
 
As such, staff supports the request for the monument signs on Forest Street and Edison 
Avenue/Park Street locations, and supports the multiple building sign request.  
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RECOMMENDATION 
 
Based on the foregoing, the Downtown Development Review Board staff recommends approval 
of DDRB Application 2016-02 conditions that include: 

  
1.  Approval of a deviation to address Sec. 656.361.11.- Setback or “Build To” Lines 

allowing increased building setbacks for the development from for Park Street, Edison 
Avenue, Chelsea Street, and Forest Street. 
   

2.  Approval of a deviation to address Sec.656.361.13.- Entrances allowing a reduction of 
entrance requirements for Forest Street frontage.  

 
3.  Approval of a deviation to address Sec.656.361.16.- Off-Street Parking Overlay to 

allow an increase from the required parking  to provide 26 vehicle spaces. 
 
 4. Approval of a deviation to address Sec. 656.361. 17.- Landscape Screening to allow an 

alternative landscape plan screening parking and vehicle circulation for the proposed 
development along Forest Street, Park Street, Chelsea Street and Edison Avenue street 
frontage.  

 
5.  Approval of a deviation to address Sec.656.361.18.-Transparency allowing a reduction 

in Transparency requirements for the development to a zero requirement or as shown on 
attached building drawings submitted with final development plans approved by DDRB.  

 
   6.  Approval of a deviation to address Sec.656.361.20.-Streetscape Standards allowing an 

alternative streetscape design for Forest Street, Park Street, Chelsea Street, and Edison 
Avenue. 

 
 7.   Final Approval of DDRB 2016-004 site development plan 

 
       8.  Final Approval of Special Sign Exception to allow 2 monument signs and multiple           
              building signs as shown on attached building drawings submitted with final                     
             development plans approved by DDRB. 

 
 





































DDRB 2016 – 4 
Thursday, April 21, 2016 

Gate Petroleum  
Park and Forest  

Jacksonville, FL 32204 
Application for Final Approval



    Retail/Gas Station 
 
Site Information 
• Address: 0, 436, and 444 Park Street 
• Lot size – 1.87 acres (including ½ of Chelsea Street closed by 2016-93) 
• Land Use – Central Business District (“CBD”) 
• Zoning – Commercial Community/General-2  (“CCG-2”) 
• Current Use of Site – print shop, vacant commercial building, office, 

warehouse 
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Forest Street & Park Street 
(looking south) 
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Forest Street & Park Street 
(looking east)                        (looking west) 
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Forest Street & Park Street 
(looking north)                   (looking south) 
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