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PLANNING AND ZONING COMMISSION 
There was a meeting of the Indian River County (IRC) Planning and Zoning Commission 
(PZC) on Thursday, December 8, 2022 at 6:00 PM in the Commission Chambers of the 
County Administration Building, 1801 27th Street, Vero Beach, Florida. You may view a 
video of the meeting and/or review the meeting agenda, backup material and minutes on 
the Indian River County website www.ircgov.com/Boards/PZC/2022.  

 
Present were the following members: Chairman Dr. Jonathan Day, District 4 Appointee; 
Vice Chairman Mr. Todd Brognano, Member-at-Large; Mr. Alan Polackwich, Sr., 
District 2 Appointee; Ms. Beth Mitchell, District 1 Appointee; Mr. Mark Mucher, District 
5 Appointee; Mr. Jordan Stewart, Member-at-Large; and Mr. Chip Landers, Alternate 
Member were present.  
 
Mr. Curtis Carpenter, District 3 Appointee; and Teri Barenborg, non-voting School 
Board Liaison were absent.  
 
Also present were IRC staff members: Mr. William DeBraal, Deputy County Attorney; Mr. 
Phil Matson, Community Development Director; Mr. Ryan Sweeney, Chief of Current 
Development; Ms. Rebeca Guerra, Chief of Code Enforcement and Environmental 
Planning; Mr. Brandon Creagan, Senior Planner; Mr. Patrick Murphy, Senior Planner; 
Recording Secretary, Ms. Lisa Plesnarski, Commissioner Assistant. 
 
Call to Order and Pledge of Allegiance  
 
Chairman Day called the meeting to order at 6:00pm and all stood for the Pledge of 
Allegiance.  
 
Additions and Deletions to the Agenda  
 
There were none. 
 
Approval of October 13, 2022 Minutes  
  

ON MOTION BY Beth Mitchell, SECONDED BY Chip 
Landers, the members voted unanimously (6-0) to 
approve the minutes of October 13, 2022 as presented.        

 
Mr. Mucher commented that he opposed a vote at the last meeting and there was nothing 
in the minutes indicating why he was opposed. 
 
Items Not On Consent 
 
Chairman Day read the following into record: 
 
 A. Orchid Reserve Townhomes: Request for major site plan and preliminary plat 
approval for a 100-unit residential plat-over site plan development to be known as Orchid 

http://www.ircgov.com/Boards/PZC/2022
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Reserve. D.R. Horton, Inc., Applicant. Masteller & Moler, Inc., Agent. Located north of 
County Road 510, east of US Highway 1. Zonings: RM-6, Residential Multiple-Family (up 
to 6 units/acre), OCR, Office, Commercial, Residential, and CON-2, Estuarine Wetlands 
Conservation District. Land Use Designations: L-2, Low-Density Residential-2 (up to 6 
units/acre), C/I, Commercial/Industrial, and C-2, Conservation-2. Density: 5.98 units/acre 
[SP-MA-22-05-20 / 2004050460-91871] [Quasi-Judicial]  
 
Chairman Day asked if any members had any ex-parte communication or conflict that 
would not allow them to make an unbiased decision. There were none.  
 
The secretary administered the testimonial oath to those present who wished to speak.  
 
Vice Chairman Todd Brognano joined the meeting at this time (6:09pm).   
 
IRC Senior Planner Mr. Brandon Creagan gave an analysis of the request for major site 
plan and preliminary plat approval for a 100-unit residential plat-over site plan 
development and gave a PowerPoint presentation, copies of which are on file in the Board 
of County Commissioners (BCC) Office. Mr. Creagan gave a brief summary of the 
proposed development, explaining it will be a single phase development and noted that 
the PZC approved 100 units on this site in 2006 but in a slightly different configuration. 
Mr. Creagan described the project site and showed location and aerial maps with the 
project plat plan overlaid. Mr. Creagan also showed maps and reviewed the stormwater, 
landscape, and traffic circulation plans.  

 
Mr. Creagan briefly summarized the required dedications, improvements, and other 
conditions listed in the staff report. Mr. Creagan ended his presentation by recommending 
the PZC grant modified major site plan and preliminary plat over site plan approval with 
the associated conditions as listed in the staff report.  

    
Chairman Day asked if there were any Commissioner questions.  
 
In response to a commissioner question about the two parking spaces for the townhomes, 
Mr. Sweeney explained the two car provision is for one car in the driveway and one in the 
garage. Mr. Sweeney clarified there will be extra spaces at the clubhouse but there is not 
otherwise a specific requirement for guest parking. Mr. Sweeney clarified that an 
additional emergency access is only warranted if over one hundred units.     
 
There being no further Commissioner questions, Chairman Day opened the floor for 
public comment.   
 
Mr. Steve Moler, representing Masteller & Moler, Inc. on behalf of D.R. Horton, Inc. was 
present and said that he had nothing to add but was available to answer any questions.         
 
There being no further comments, Chairman Day closed the floor for public comment.  
 
There being no further Commissioner questions, Chairman Day called for a Motion.  
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ON MOTION BY Alan Polackwich, SECONDED BY Todd 
Brognano, the members voted unanimously (7-0) to 
approve staff’s request to grant modified major site plan 
and preliminary plat over site plan approval with the 
associated conditions as listed in the staff report on this 
Quasi-Judicial matter. 

Chairman Day read the following into record: 
 
B. Harbor Bluffs PD Phase 3: Request for preliminary PD plan/plat approval for a 60-
unit multi-family residential development to be known as Harbor Bluffs PD Phase 3. Pulte 
Home Company, LLC, Owner. Cotleur & Hearing, LLC, Agent. Located on the west side 
of a future County road, 11th Drive, south of 41st Street. Zoning: PD, Planned 
Development. Land Use Designation: C/I, Commercial/Industrial. Density: 3.37 
units/acre. [PD-22-07-06 / 99040218-92209] (Quasi-Judicial)  
 
Chairman Day asked if any members had any ex-parte communication or conflict that 
would not allow them to make an unbiased decision. There were none.  
 
IRC Senior Planner Mr. Patrick Murphy gave a brief overview of the Planned 
Development (PD) process and the approval and public hearing requirements. 
 
Mr. Murphy gave an analysis of the request for preliminary PD plan/plat approval for a 
60-unit multi-family residential development to be known as Harbor Bluffs PD Phase 3 
and gave a PowerPoint presentation, copies of which are on file in the Board of County 
Commissioners (BCC) Office. Mr. Murphy described the project site and showed location 
and aerial maps with the preliminary plat plan overlaid. Mr. Murphy also showed maps 
and reviewed the stormwater, landscape, and traffic circulation plans. Mr. Murphy briefly 
summarized the required dedications, improvements, and other conditions listed in the 
staff report. Mr. Murphy ended his presentation by recommending that the PZC grant 
preliminary PD plan/plat approval with the associated conditions.   

    
Chairman Day asked if there were any Commissioner questions.  
   
In response to a question about 11th Drive, Mr. Murphy explained that completion of 11th 
Drive will be a joint project between the County and the developer and that it is anticipated 
to be complete before the first certificate of occupancy is issued. Mr. Sweeney responded 
to a commissioner question about traffic impact and explained a traffic impact study was 
previously approved for the overall project. Mr. Sweeney explained that the 11th Drive 
project is intended to relieve area traffic and also noted that the total number of units is 
less than what was originally approved.    
    
Mr. Phil Matson, IRC Community Development Director, spoke regarding traffic concerns 
and explained that Indian River Blvd. and U.S. 1 cannot be widened and that 11th Drive 
will add another grid roadway between Indian River Blvd. and U.S. 1. There was further 
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discussion about the addition of 11th Drive and Mr. Matson outlined some of the benefits. 
Mr. Matson explained that FDOT is now going to be doing the Aviation Blvd. project and 
gave approximate timeframes for some of the area’s traffic projects. The potential need 
for traffic signaling was discussed and Mr. Matson explained how warrant is calculated.       

 
Chairman Day opened the floor for public comment.   
 
Mr. Daniel Sorrow of Cotleur & Hearing, LLC on behalf of Pulte Homes was present and 
gave a presentation of the development to be known as Harbor Bluffs Phase 3. Mr. 
Sorrow showed a map of other Pulte projects within the County, and the planned network 
of transportation connections. Mr. Sorrow discussed the benefits of the planned 
development, including that there will be 40% open space, common green areas, and a 
shared amenity center for Phases 1-3. Mr. Sorrow explained the original approval for the 
project was 8 units per acre but that the actual density is going to be less at 3.37 units 
per acre. Mr. Sorrow showed the phase locations on a map and explained that Phases 1 
and 2 are single-family homes and that Phase 3 will be built as twin villas. Mr. Sorrow 
showed the different facade packages and explained an anti-monotony policy will help 
provide an attractive streetscape. In response to a commissioner question, Mr. Sorrow 
clarified that the project will not be age restricted.  
 
There being no further comments Chairman Day closed the floor for public comment.  
 
Mr. Polackwich commented that this project has reduced medical zoned property in the 
area and noted the extensive growth of medical facilities. Mr. Polackwich asked if staff 
would consider that medical offices will want to be located on 11th Drive in regard to 
zoning. Mr. Sweeney commented that there is quite a lot of medical zoned land remaining 
and pointed out some of the approximate locations.  
 
There being no further Commissioner questions, Chairman Day called for a Motion.  
 

ON MOTION BY Todd Brognano, SECONDED BY Beth 
Mitchell, the members voted unanimously (7-0) to 
approve staff’s request for preliminary PD plan/plat 
approval with the required improvements and associated 
conditions as listed in the staff report on this Quasi-
Judicial matter.  

Chairman Day read the following into record: 
 
C. FPL Turnpike Solar Energy Center: Request for major site plan approval for a solar 
facility. Florida Power & Light Company, Owner. Lucido & Associates, Agent. Located 
south of the intersection of 17th Street SW and 162nd Avenue SW. Zoning: A-2, 
Agricultural-2 (up to 1 unit per 10 acres). Land Use Designation: AG-2, Agriculture-2 (up 
to 1 unit per 10 acres). (SP-MA-22-04-17 / 2021100072-91632) [QuasiJudicial] 
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Chairman Day asked if any members had any ex-parte communication or conflict that 
would not allow them to make an unbiased decision. There were none.  
 
IRC Senior Planner Mr. Patrick Murphy gave an analysis of the request for major site plan 
approval for a solar facility and gave a PowerPoint presentation, copies of which are on 
file in the Board of County Commissioners (BCC) Office. Mr. Murphy showed a location 
map of other approved and operating solar farms in the County, and indicated where this 
facility will be located. Mr. Murphy explained this location, as well as the surrounding 
property, is zoned A-2, Agricultural-2 and is the site of former citrus groves. Mr. Murphy 
showed the location of an offsite buffer zone required for protected nesting Crested 
Caracara birds. Mr. Murphy also showed a map of the required extended grid network 
and explained the developer is required to set aside space for the possible future 
extension of roadways.  
 
Mr. Murphy briefly summarized the required conditions listed in the staff report and 
recommended the PZC grant major site plan approval with the associated conditions.   

    
Chairman Day asked if there were any Commissioner questions.  
 
In response to a question about the buffer for the protected bird species, Mr. Sweeney 
explained the buffer requirement could be amended at the administrative level if it is later 
determined that a nest no longer exists.      
 
Chairman Day opened the floor for public comment.   
 
The secretary administered the testimonial oath to those present who wished to speak.  
 
Mr. Matt Silver, project director of development for FP&L, was present and thanked staff 
for their presentation. Mr. Silver highlighted the benefits of the project, including additional 
revenue, and pointed out that solar is quiet, clean energy with no emissions. Mr. Silver 
explained there will be no lighting or water consumption needed for the approximately 
565 acre site and also noted there will be no new transmission lines. Mr. Silver clarified 
that the project will consist of just solar panels and inverters and that there are no wetland 
or species impacts. Mr. Silver said the project is anticipated to start in April 2023 and be 
in service by January 2024.  
 
There was discussion about the number of solar farms developed in comparison to other 
counties. Mr. Silver responded to a commissioner question about hurricane damage to 
the panels and said that overall the panels fared well and were only affected by some 
projectile damage. Mr. Silver responded to a question about the number of megawatts 
and explained that 75 megawatts keeps the permitting threshold at the County level.        
 
There being no further comments Chairman Day closed the floor for public comment.  
 
There being no further Commissioner questions, Chairman Day called for a Motion.  
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ON MOTION BY Todd Brognano, SECONDED BY Jordan 
Stewart. The members voted unanimously (7-0) to 
approve staff’s request for major site plan approval with 
associated conditions as listed in the staff report on this 
Quasi-Judicial matter.  

Chairman Day read the following into record: 
 
Public Hearing   
 
A. Consideration of a staff initiated land development regulation (LDR) amendment to 
Section 930.07(2)(i) to allow for exceptions to the cut and fill balance requirements for 
commercial / industrial developments in flood hazard areas [Legislative]  
 
Chairman Day asked if any members had any ex-parte communication or conflict that 
would not allow them to make an unbiased decision. There were none.  
 
Ms. Rebeca Guerra, Chief of Code Enforcement and Environmental Planning, gave some 
further explanation of the definitions of Special Flood Hazard Area (SFHA) and “cut and 
fill”, and gave a PowerPoint presentation, copies of which are on file in the Board of 
County Commissioners (BCC) Office. Ms. Guerra gave a brief overview and some 
background for the request to change the cut and fill requirements and history of the 
County’s participation in FEMA’s national flood insurance program.   
 
Ms. Guerra reviewed the LDR amendment process and outlined the four requirements 
that must be met for the waiver of cut and fill requirements. Ms. Guerra pointed out that 
these strict requirements limit the number of parcels affected while allowing them to 
develop. Ms. Guerra ended her presentation by recommending that the PZC  recommend 
that the BCC approve the LDR amendment to Section 930.07(2)(i) with the associated 
requirements.     
 
Chairman Day asked if there were any Commissioner questions.  
 
In response to a commissioner question, Ms. Guerra clarified there is a provision that a 
waiver would not be allowed for structures or fill within the floodway of the St. Sebastian 
River. Ms. Guerra said the amount of parcels in the county under 5 acres in size which 
are zoned commercial or industrial at the time this would be adopted is a small number 
at approximately 258 parcels, and the total cumulative acreage is approximately 212 
acres. Mr. Matson spoke about the benefit to economic development and how this will 
take a burden away from the property owner with diminutive impact on flooding. Ms. 
Mitchell asked if this change would affect our Community Rating System (CRS) in regard 
to the discounted rates we receive from FEMA. Ms. Guerra responded that we currently 
have a CRS rating score of “5” and that this proposed change would not negatively affect 
this rating.  
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There was discussion about cut and fill requirements. Mr. Sweeney clarified that you 
cannot bring in or export fill, and that this change only affects certain properties meeting 
the criteria that they are commercial/industrial zoned, in a flood plain, and under the size 
of five acres. Deputy County Attorney Bill DeBraal asked if FEMA looks at whether or not 
we’ve made any changes to our ordinances that would affect our flood plain rating when 
determining our CRS score. Ms. Guerra responded they checked with FEMA regarding 
this proposed amendment and were told it would not affect our current rating. There was 
further discussion and Mr. DeBraal suggested trying to get this communication put in 
writing to avoid any potential future problems. Upon discussion of the language of the 
amendment, Ms. Guerra said the use of the word “node” could be changed to “areas” and 
said the wording will be revisited to see if it can be made more concise in the interest of 
clarity.               
 
Chairman Day opened the floor for public comment.   
 
There being none, Chairman Day closed the floor for public comment.  
 
There being no further Commissioner questions, Chairman Day called for a Motion.  
 

ON MOTION BY Beth Mitchell, SECONDED BY Todd 
Brognano, the members voted unanimously (7-0) to 
approve staff recommendations with its associated 
conditions on this legislative matter.  

Commissioners Matters 
 
Mr. Alan Polackwich thanked staff as tonight ends his 8 years of service to the Planning 
and Zoning Commission. Mr. Polackwich spoke about his time in various roles at IRC with 
appointments to the Environmental Control Hearing Board, Planning and Zoning 
Commission, and School Readiness Coalition Board, as well as his time as County 
Attorney. The PZC and staff thanked Mr. Polackwich and wished him happiness in his 
future endeavors. 
 
Planning Matters 
 
Mr. Sweeney provided an informational update and informed the PZC that the BCC 
adopted the recommended amendment to the County’s land development regulations 
(LDRs) in order to allow automobile parking and storage within the CL, Limited 
Commercial zoning district as an administrative permit use. 
 
Mr. Mucher said he’s been asked about the suitability of the large storage facility east of 
the police station and presented the idea that perhaps it should only be suitable in a light 
industrial area. Mr. Sweeney responded that there are a lot of controls in place for self-
storage that limit their location.  
 
Mr. Mucher asked why the new Publix at 82nd and Route 60 is progressing so slowly. Mr. 
Sweeney responded and said there are many variables involved.    
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Attorney’s Matters 
 
There were none. 
 
Adjournment 
 
There being no further business, the meeting was adjourned at 7:55pm.    


