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Proposed Development

• Density: 12 DU/Acre
• Intensity: .02 FAR
• Height: 8 Story Max

(MF-A Only)
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Commission Comments at December 14th Meeting

Flexibility for Modifications:

• Inclusion of allowance for 
changes to conceptual 
engineering plans to be 
completed at time of 
permit or through 
administrative site plan 
modification, if required

• Inclusion of allowance for 
changes to be made to 
roadway typical sections at 
time of Master Roadway 
Site Plan approval

Streetscapes (PMDD Page 47): 

Phasing/Engineering Exhibits (PMDD Page 12):



Commission Comments at December 14th Meeting

Corner Store Allowance:

• Modification will be made to 
PMDD regulations to eliminate the 
locational limitations on corner 
store type uses to create a more 
flexible regulatory framework and 
promote the ultimate 
development of corner store uses 
in the future
(PMDD Page 78)



Commission Comments at December 14th Meeting

Signal Warrant Analysis:

• Extend security for 
signal warrant analysis 
for an additional year 
(for a total of 3 years)

Developer agrees to maintain the 
signal analysis security for each of 

the referenced signalized 
intersections for an additional year 

(for a total of 3 years) following 
issuance of final Certificate of 

Occupancy for all developer owned 
properties 



Commission Comments at December 14th Meeting

Parking Garage Screening:

• Inclusion of a requirement for a 
minimum setback and both 
architectural treatments and 
enhanced landscaping where  a 
parking garage fronts a public 
street

• Inclusion of a requirement that a 
parking garage be designed to 
include architectural treatments 
compatible with the building it 
serves

• A requirement will be added 
limiting parking garage frontage on 
a public street to 40% of the 
frontage length of a building facade

Building Design Standards – Location of Uses (PMDD Page 90):

Building Design Standards – Parking (PMDD Page 100):
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Residential: Townhomes

40th Street



Residential: Multifamily Apartments

40th Street



Residential: Multifamily Apartments

40th Street



Residential: Condominiums 
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Main Plaza

40th Street



Johns Park



Pocket Parks



Staff Recommendation

PMDD Master Business List Ordinance:

PMDD Rezoning Application:

DRI Amendment Application:



Anticipated Approval Schedule & Approvals Required

Fall 2023

DRI Amendment
PMDD Rezoning
Master Plan

Winter 2024

Development Agreement
Master Roadway Site Plan
Master Greenspace Site Plan

Winter 2024

Site Plan Approvals:
• Block 1
• Block 2
• Block 3
• Block 4

Spring 2024

Site Plan Approvals:
• Block 5
• Block 6
• Block 11

Summer 2024

Site Plan Approvals:
• Block 8
• Block 9
• Block 15B
• Block 16

Fall 2024

Site Plan Approvals:
• Block 10
• Block 15A



Thank You!






Property History






Economic Impact
Economic Impact Analysis prepared by Munilytics, dated November 8, 2023  
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RAC Adopted: December 20, 2005
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• 303,000 SF Community Facilities
• 1,300 Hotel Rooms
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• 1,094,500 SF Office Use
• 303,000 SF Community Facilities
• 1,300 Hotel Rooms
• 14.7 acres Conservation
• 5.0 acres Min. Recreation and Open Space Land Uses
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Cohesive Brand Concept



MainStreet Overview



MainStreet Square



MainStreet Square



DRI Development Order Amendment to:

• Reduce overall density and intensity by allowing 
limitation of density and intensity by Planned MainStreet 
Development District (“PMDD”) document 

• Allow for a phased development through establishment 
of a Phasing Plan in the PMDD document

• Adjust the buildout date to align with the effective date of 
the amended DRI Ordinance

• Encourage use of littoral plantings along lake edges to 
provide improved natural habitat

• Eliminate natural gas requirement per City request 
given new information regarding negative impacts of 
natural gas on the environment

• Change to annual reporting (in lieu of biennial) per 
request by City staff

• Modify transportation requirements to ensure 
appropriate facilities are provided concurrent with each 
phase of development
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Use DRI Approvals MainStreet
Plan % Reduced

Commercial 1,625,000 Sq. Ft. 225,000 Sq. Ft. 86% Reduction

Residential 3,750 Units 2,360 Units 37% Reduction

Office 525,000 Sq. Ft. 0 Sq. Ft. 100% Reduction

Comparison of Approved DRI to Proposed Development



Proposed DRI 
Greenspace Master 

Plan

Greenspace 
Area  

Required

Acreage 
Required  

per 
Adopted 

DRI

Acreage 
Required  

per 
Amended 

DRI

Acreage 
Proposed 

per PMDD 
Master 

Plan

Village Green 2 acres 2 acres 2.10 acres

Main Plaza 1 acre 0.88 acres 0.88 acres

Residential 
and Leisure 

Parks
5 acres 5 acres 5.07 acres

TOTAL 8 acres 7.88 acres 8.05 acres

DRI Required Greenspace is in addition 
to the 20%  MainStreet Design Standards 

Greenspace requirement.



DRI Required 
Roadway Improvements

Several improvements to be constructed in 
conjunction with development:

• Construction of street grid:
• Cullum Road
• Banks Road
• NW 40th Street
• City Market Avenue

• Turn Lane Improvements

• Signalization when warranted:
• Wiles Road & Banks Road
• Lyons Road & Cullum Road
• Lyons Road & NW 40th Avenue .

WHEN
WARRANTED

WHEN
WARRANTED

WHEN
WARRANTED

Legend

DRI Required Roadway Improvement

Additional Roadway Improvements

DRI Required Intersection Improvement

Existing Laneage

Proposed Laneage



Application Request – PMDD Rezoning

Planned MainStreet Development District Rezoning to 
establish Design Standards, Alternate Solutions, and a Master 
Business List for the +/- 200-acre PMDD area including:

• Project Phasing

• Land Dedications

• Open Space, Greenspace, and Plazas

• Wetlands

• Water Features

• Street Grid and Streetscapes

• Development Blocks

• Utilities

• Building Design/Architectural Standards

• Parking Standards

• Landscape Design Standards

• Sustainability Requirements
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• MS-C – Mixed-Use Commercial: a mixed-use 
district focusing on commercial development 
and allowing greater overall density

• Density: 30 DU/Acre
• Height: 120’ Maximum

• MS-R – Mixed-Use Residential: a mixed-use 
district focusing on residential, civic and cultural 
uses

• Density: 8 DU/Acre
• Height: 70’ Maximum

• MS-P – Mixed-Use Perimeter:  a mixed-use 
district focusing on commercial and office 
development and allowing for site development 
typologies that account for the existing 
character of surrounding roadways  

• Intensity: 1.8 FAR for mixed-use
• Height: 75’ Maximum

MainStreet
PMDD Area

Adopted MainStreet Design Standards Sub-District Map
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Proposed
Wetland Buffer 

Alternate Design Solution to 
provide 115-foot distance from 

edge of preserve to vertical 
construction, and enhanced 
wetland buffer inclusive of 

preserve transition zone (swale) 
and upland buffer (berm) in lieu 
of 100-foot distance from edge 

of preserve to development area

Wetland Preserve

FPL Easement / Linear Park

Cullum Road
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Proposed Streetscape Requirements
Alternate Design Solutions to 
provide street sections with 

improved pedestrian and 
cyclist facilities, significant 
shade tree plantings, and 

reduced widths to increase 
both greenspace and usable 
spaces within the MainStreet 
area. This possible due to the 

reduced development 
intensity and lower traffic 

impacts.

Trip Type Approved DRI Proposed PMDD Change

AM Peak Hour 2,138 Trips 1,139 Trips 48% decrease

PM Peak Hour 4,005 Trips 1,364 Trips 66% decrease

Street Type AStreet Type C-3
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Civic: MainStreet Square  
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1. QR code signage that educates on sustainable products.

*Conceptual Sustainability Images shown for illustrative 
purposes only.  Final selections will be made during 
permitting.
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*Conceptual Sustainability Images shown for illustrative 
purposes only.  Final selections will be made during 
permitting.
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*Conceptual Sustainability Images shown for illustrative 
purposes only.  Final selections will be made during 
permitting.
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*Conceptual Sustainability Images shown for illustrative 
purposes only.  Final selections will be made during 
permitting.

13. Solar Charging 
Benches

14. Wind Turbine

16. Solar Feature 17. Rainwater Harvesting

15. Structured 
Parking
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Passive Park

Wetland Preserve

FPL Easement / Linear Park



Projects Completed by Development Team


	Slide Number 1
	Slide Number 2
	Slide Number 3
	Slide Number 4
	Slide Number 5
	Slide Number 6
	Slide Number 7
	Slide Number 8
	Slide Number 9
	Slide Number 10
	Slide Number 11
	Slide Number 12
	Slide Number 13
	Slide Number 14
	Slide Number 15
	Slide Number 16
	Slide Number 17
	Slide Number 18
	Slide Number 19
	Slide Number 20
	Slide Number 21
	Slide Number 22
	Slide Number 23
	Slide Number 24
	Slide Number 25
	Slide Number 26
	Slide Number 27
	Slide Number 28
	Slide Number 29
	Slide Number 30
	Slide Number 31
	Slide Number 32
	Slide Number 33
	Slide Number 34
	Slide Number 35
	Slide Number 36
	Slide Number 37
	Slide Number 38
	Slide Number 39
	Slide Number 40
	Slide Number 41
	Slide Number 42
	Slide Number 43
	Slide Number 44
	Slide Number 45

