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EXECUTIVE SUMMARY

Background

This Community Redevelopment Master Plan is intended to guide the redevelopment of

Sebastians downtown and adjacent areas delineated within the Community
Redevelopment Agency CRA Area boundaries Figure 3 The City originally created
the CRA in 1995 for an area generally east of the FEC Railroad rightofway to the
eastern City limits and subsequently adopted a redevelopment plan for that area The
purpose of this Plan is to address the changing conditions in the original CRA and

expand it to include a 106 acre area generally encompassing the Sebastian Boulevard
Triangle west of the FEC Railroad rightofway This Plan unifies the 1995 CRA

boundary and the expansion area as one cohesive CRA and presents conceptual
district recommendations potential policy amendments and capital improvements
intended to meet the Citys redevelopment goals

Implementable recommendations form the Treasure Coast Regional Planning Councils
TCRPC 2000 and 2001 charettes have also been incorporated into the redevelopment
recommendations that follow These charettes were conducted with extensive
community involvement and were well received by the Gity

The City of Sebastian originally created a CRA as a means to ensure that the downtown
and surrounding vicinity would develop with a coherent community vision and to

encourage reinvestment throughout the CRA CRAB have three primary benefits in
promoting redevelopment These include

1 Tax Increment Financing TIF which diverts future property tax revenues from
Indian River County and the City of Sebastian to a trust fund specifically intended
for redevelopment projects and programs

2 Increased eligibility for federal and state grants that can be used for infrastructure

improvements business development and property acquisition and
3 A master planning approach and implementation strategy for the CRA

It should be noted that although the Sebastian CRA will bring outside tax revenues into
the City it will not increase the property tax millage rate on any CRA properties

Economic Trends

The recommendations contained within this Plan are based on recent economicanalysis
of the Sebastian Market Area which reveals

Property value increases within Downtown Sebastian increased from 4583
million to6617 million between Fiscal Years 2001 and 2004 indicating that the
area is positively perceived by the market
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There will be an estimated demand for between 600 and 700 new residential
units in the Market Area annually through 2010
Higher value singlefamily attached townhouse development should be
encouraged for the Sebastian Boulevard Triangle Area and will create land
values substantially higher than under current industrial zoning
The market area could support the development of approximately 100000
square feet of new retail space annually through 2010 in addition to

approximately 150000 square feet of retail space in the vicinity of Riverview
Park and

Office development and hospitality uses will not likely play a significant role in
redevelopment

Redevelopment Concept Plan

The Redevelopment Plan Summary Map Figure 1 provides an overview of proposed
redevelopment concepts within the CRA These concepts include the following

Improvements to Riverview Park and the surrounding vicinity utilizing public
private partnerships to create improvements to the park and surrounding
streetscape while also encouraging development of retail space adjacent to the
park on privatelyowned land
Creation of a mixedusedistrict within the Sebastian Boulevard Triangle Area
incorporating singlefamily attached townhouse development and

complementary retail and commercial space in addition to creating a new lake
and park within the district
Enhancement of the streetscape on Riverside Drive including the installation of
waterfront pedestrian pocket parks where feasible
Considering the future creation of a Main Street activity center increasing the

usability of the Cityowned park and capitalizing on the historical museum as a

cultural amenity
streetscape enhancements along US1 throughout the CRA including enhanced
pedestrian lighting trees and vegetation and welldelineated pedestrian crossing
areas

Encouraging commercial developers of land fronting on US1 to build to the
street to create a more defined urban edge
Installation of gateway treatments at major points of entry to the City along
Sebastian Boulevard and US1 and
Retaining current building height and density requirements within the CRA to
reinforce the Old Florida Fishing Village design theme

The linchpins of this Plan are the eventual redevelopment of the Sebastian Boulevard
Triangle Area as well as the redevelopment of Riverview Park and the surrounding
vicinity The Sebastian Boulevard Triangle Area serves as an important gateway to
Downtown Sebastian and the concepts presented within this plan will create a vibrant
smalltownneighborhood within this area that integrates well into the adjacent residential

Sebastian Florida 12303
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communities Riverview Park is already a magnet for the southern portion of the CRA
Redevelopment of the park and surrounding vicinity will create additional recreational
opportunities for residents of Sebastian and will provide attractive opportunities for
complementary retail and commercial development oriented to the park

In addition to the above numerous urban design recommendations are proposed
throughout the CRA infrastructure improvements are proposed to allow for anticipated
future development and other improvements are proposed that maintain the smalltown
feel of Sebastian while also providing a demand and population base for the Downtown

These policy changes and improvements coupled with continued public involvement as

redevelopment takes place should ensure the success of the CRA throughout its 30
yearterm

Revenue Projections

In 2003 the CRA is expected to receive a total payment of approximately 250000
which includes City and County tax increment revenues With the addition of the
Sebastian Boulevard Triangle Area the CRA is projected to generate approximately 1
million in annual increment by 2012 This continued growth will provide the City with
considerable bonding leverage for largescale projects such as streetscape and
infrastructure improvements

Sebastian Florida 12303
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CRA Master Plan Introduction History

I INTRODUCTION HISTORY

The City of Sebastian has recognized for many years that significant areas of the
downtown and surrounding community are in need of redevelopment as evidenced by
the Citys initial efforts in the early 1990stowards the establishment of a Community
Redevelopment Agency CRA

In 1990 the Riverfront Study Committee was created and was charged with developing
recommendations regarding the future development of the riverfront area In 1995 the

City of Sebastian completed a study to identify and delineate the boundaries of a

redevelopment area which resulted in the adoption of a CRA and a Redevelopment
Plan for the waterfront and US1 area In 2000 and 2001 the Treasure Coast Regional
Planning Council TCRPC conducted two 2 urban design visioning charettes with the

community to create conceptual designs for the Sebastian Boulevard corridor as well as

the Riverfront area

In 2002 the City renewed its commitment to redevelopment by completing a study
Appendix A to assess the feasibility of adding approximately 106 acres of land

generally centered around the Sebastian Boulevard Triangle just west of US1

Triangle Area and further resolved to update and rewrite the 1995 Redevelopment
Plan to reflect existing conditions and community needs and incorporate this expansion
area The City Council subsequently passed Resolution R0257 Appendix B in

December 2002 making a finding of necessity for redevelopment and directing the
amendment of existing CRA boundaries to include the Triangle Area

This Plan presents a unified vision for the redevelopment of SebastiansCRA It has
been developed with the intent that it be reevaluated and updated on a five 5 year
basis to reflect current conditions and uses a ten 10 year planning horizon for capital
projects and Tax Increment Financing TIF revenue projections The urban design
recommendations development of conceptual districts and specific site
recommendations presented herein are intended to be phased throughout the life of the

CRA to ensure gradual and progressive redevelopment of the area as funding becomes
available

A Brief History of the Sebastian Area

The following early historical timeline is adapted from A Guide to Historic Sebastian and

Roseland published by the Sebastian Area Historical Society Inc

1882 Reverend Thomas New opened a post ofFce in the Sebastian area

naming it Newhaven
1884 Silvanus Kitching takes over the post office renaming it Sebastian
Late 1880s The first road in Sebastian Louisiana Road is created on the sand

ridge

Sebastian Florida 12303
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1893 The Jacksonville St Augustine and Indian River Railroad is completed
spurring shipping and commerce A railroad station is subsequently built in
Sebastian
1903 Pelican Island is designated the nations first National Wildlife Refuge
1905 The areas first schoolhouse is constructed on Louisiana Avenue
1920 The population of the SebastianRoseland area increases to over 200
Sebastian is considered an established fishing center

1924 Sebastian is incorporated as a municipality By this time the City had a

municipal power and light plant a telephone company and an ice plant
1926 The land boom ends as the Great Depression begins

The City recently completed a study delineating a National Register of Historic Places
District in the downtown area including portions of the CRA Approximately 13
contributing historic structures were identified within the part of the District boundary
inside the CRA as well as several contributing structures not within the District

boundaries but within or adjacent to the CRA

A Redevelopment Planning Process

This Community Redevelopment Master Plan is intended to serve as a guide for the
effective redevelopment and enhancement of the redevelopment area The following ten

step planning process was employed in the preparation of this Plan

1 Assess existing conditions in the proposed Sebastian CRA Area
2 Conduct stakeholder interviews and distribute a survey and subsequently

establish a community vision
3 Use Treasure Coast Regional Planning Council charettes public input and staff

input to define guiding principles
4 Identify problems and opportunities
5 Outline land use and zoning changes necessary to facilitate appropriate

development
6 Identify public projects to help solve problems and spur redevelopment
7 Review private development plans for consistency with redevelopment efforts
8 Identify opportunities for publicprivate partnerships
9 Prepare a realistic Redevelopment Plan oriented to effective implementation and
10 Provide for Redevelopment Plan updating as conditions change

This process proved effective in the preparation of this Community Redevelopment
Master Plan as well as in helping community participants understand the steps involved
and how they fit together

Sebastian Florida 12303
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B Public Participation Program

Community involvement was an essential component in the planning process for this

Redevelopment Plan

Stakeholder interviews were held with community leaders and CRA property owners to

identify key redevelopment issues in the proposed CRA Area The Sebastian

community provided opinions regarding building height traffic circulation and parking
zoning issues density and intensity of development and redevelopment opportunities
Additionally CRA and City Council workshops were held on September 10 and
November 12 2003 to present preliminary Plan concepts and solicit comment

The Treasure Coast Regional Planning Council TCRPC conducted two community
visioning charettes with the City of Sebastian in November 2000 and March 2001 The

community feedback resulting from these charettes was incorporated into two reports
entitled County Road 512 A Cifizens Master Pfan and Rfvenront District a Waterfront
Town respectively With the guidance of City leadership and the community
implementable design recommendations from each of these documents have been

incorporated into this Redevelopment Master Plan

A community redevelopment area opinion survey was included in the June edition of the

Sebastian River Area Chamber of Commerces newsletter A crosssection of

community citizens and business owners responded to this survey providing additional

community input to help guide the Plahs principles and recommendations

Through this process City staff and

Redevelopment Master Plan for the City
for this very unique area

the consulting team were able to develop a

of Sebastian tailored to the communitys vision

Sebastian Florida
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II EXISTING CONDITIONS IN THE
REDEVELOPMENT AREA

A Regional Relationships

Figure 2 shows the geographic relationship of the Sebastian Redevelopment Area to the
rest of Sebastian and Indian River County Sebastians most significant natural resource
is the Indian River with which the City shares the majority of its eastern boundary The

City of Vero Beach lies near the southern boundary of Indian River County and the
Town of Fellsmere is located generally west of Sebastian along CR512 Sebastian
also lies between the unincorporated communities of Roseland to the north and

Wabasso to the south and has nearby access to Interstate 95 Floridas Turnpike and
US Highway 1 the latter ofwhich bisects the redevelopment area

B Sebastian Community Redevelopment Area

The boundaries of the Sebastian Community Redevelopment Area CRA are delineated
in Figure 3 A legal description of the CRA is located in Appendix C The CRA
including the Triangle Area is generally bound by the Indian River to the east City limits
to the north and south and the Florida East Coast Railroad rightofway to the west
The Sebastian Boulevard Triangle Area is centered on the east and westbound split of
Sebastian Boulevard

For the purposes of this Plan thaf part of the Indian River included in the City and the
CRA are excluded from all calculations and analyses This area zoned Conservation
makes up approximately 437 acres

Lessing out the Conservatioh zoned area overlaying the Indian River the gross area of
the Sebastian CRA Area is 401 acres including the Sebastian Boulevard Triangle Area
comprising46of the City ofSebastianstotal land area Excluding road rightsofway
the acreage decreases to 299 acres net area Approximately 66 196 acres of the
net area is developed and supports a variety of uses including residential commercial
retail heavy commerciallight industrial typically automobile repair facilities selfstorage
facilities etc parks and recreation publicinstitutional and marinerelated uses

Approximately 34 103 acres of the net area is undeveloped excluding existing
parklands Vacant land is depicted on Figure 4

C Land Use and Zoning

Figures 5 and 6 show the land use and zoning patterns respectively in the

Redevelopment Area The Citys Future Land Use and Zoning are nearly identical

Sebastian Florida 12303
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overlays in the CRA with the exception of approximately 15 parcels within the 1995
CRA boundaries The land use in the CRA is predominantly Commercial Riverfront
1097acres which accounts for 367of the land in the CRA lessing out road right
ofways and provides for a broad mix of uses including residential recreational marine

related uses restaurants and other commercial uses An additional 202603acres
of the land in the CRA is zoned for Commercial Waterfront Residential use which is
similar to the Commercial Riverfront designation providing a variety of opportunities for
recreational residential and commercial uses A mix of residential commercial and

industrial land uses shares the balance of the remaining 299 net acres within the CRA

Zoning designations within the CRA closely resemble land use patterns with the three
most predominant designationsbeing Commercial Rivertront at 1078 acres 36
604 acres 202zoned Commercial Waterfront Residential and 55 acres 184
zoned for Industrial use The tables below provide a breakdown of land use and zoning
in the CRA

Sebastian CRA
Land Use within CRA Boundaries 2003

Zoning
Land Use Net Acres of total

Commercial Rivertront 1097 367

CommercialWaterfront Residential 603 202

Industrial 553 185h

PublicService 427 143

Commercial General 146 49

Medium Density Multiple Family Residential 127 42

Commercial512 35 12

TOTAL 299 100

Source City of Sebasfian ller Planning Group 2003

Acreages are approximate Inaccuracies are the result of rounding

Sebastian Florida 12303
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Sebastian CRA

Zoning within CRA Boundaries 2003

Zoning
Land Use Net Acres of total

Commercial Riverfront 1078 360
Commercial Waterfront Residential 604 202
Industrial 550 184
Public Service 462 154
Commercial General 146 49
Medium Density Multiple Family Residential 113 38
Commercial512 35 12

TOTAL 299 1A0
source may or seoasaan uerrannmg vroup 2003

Acreages are approximate Inaccuracies are the result of rounding

Sebastian Florida 12303
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D Performance Overlay Districts

The City of Sebastian currently has two adopted Performance Overlay Districts in place
in the Citys Land Development Code the Riverfront Overlay District and the CR512

Overlay District The purpose of these performance overlay zones which encompass
the entire CRA is to provide for special protective measures in these areas by
imposing additional or different development standards than those that would
otherwise apply

The following are brief descriptions of each Performance Overlay District as well as their

respective site design requirements Section III of this Plan presents recommendations
for additional regulations within these districts

Riverfronf Overlay District Regulations

The Riverfront Overlay District was created to encourage development and

redevelopment within the Riverfront District that includes promotion of traditional building
types with arcades balconies and porches Moreover the District is intended to

encourage architectural design consistent with the Old Florida Fishing Village theme of

Sebastian This District covers all of the CRA east of the Florida East Coast Railroad

Design criteria within the District are summarized as follows

Buildings with facades fronting on more than one street should have consistent

detailing on all building elevations on street frontages
Porches are encouraged
Wood picket fences wrought iron fences or landscape buffers are encouraged
along property lines

Buildings with larger facades are required to provide an open vista through which

to view adjacent water bodies

Flat blank unarticulated or massive building facades are prohibited
Lighting may not follow the form of a building and neon lighting fiber optics and
similar systems are prohibited
Accessory structures should be consistent in design to the sitesprimary building
Whites earth tones and subdued gray building colors are encouraged while
fluorescent and bright colors are prohibited

In addition to the above the District regulations contain guidelines for roof slopes
landscaping exterior wall finishes signage and other relevant site design
considerations

Sebastian Florida 12303
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CR512 Overlay District Regulafions

The CR512 Overlay District includes all properties abutting Sebastian Boulevard within
the Sebastian Boulevard Triangle Area This District does not include properties within
the CRA west of the FEC Railroad rightofway that do not have lot frontage on
Sebastian Boulevard

The purpose of the CR512 Overlay District is to provide an attractive will maintained
orderly and uncluttered appearance to the corridor through the installation and
maintenance of landscaping appropriate building architecture and through
encouragement of multimodal transportation accommodating mass transit and

pedestrians in addition to the automobile

A summary of site design criteria within this District is as follows

Corporate signature architecture is prohibited including flat roofed convenience
stores gas stations and canopies for gas stations car washes and drive
through facilities
Kitsch architecture buildings not resembling a typical structure is prohibited
Materials finishes signage and colors of shopping centers and structures
developed on shopping centeroutparcels shall be compatible with each other
Buildings with facades fronting on more than one street shall have similar design
considerations and consistent detailing on all street frontages
Flat blank unarticulated or massive facades fronting on a roadway are

prohibited
Advertising is prohibited on any exposed amenity or facility eg benches trash

containers
Visually offensive elements eg walkin coolers electrical equipment etc as

well as nuisance elements must be screened form view on all sides
Base building colors must related to wall and parapet wall areas and shall be
limited to white and light neutral colors in the warm range

For complete Land Development Code language for each Performance Overlay District
please see Appendix D

E Public Facilities and Environmental Features

Boat access in the CRA Area occurs via the Indian River which runs east of and

contiguous to the CRA Area In addition passive recreation opportunities are provided
at Riverview Park in the southern portion of the CRA and through riverfront pedestrian
trails and observation areas A park housing the Chamber of Commerce and the
Sebastian Historical Museum is located on the south side of Main Street between Indian
River Drive and US1

Sebastian 12303
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Municipal facilities within the CRA Area include the Citys Public Works compound
located between the Sebastian Boulevard east and westbound split The City also
maintains boat and vehicle parking facilities throughout the CRA and is in the process of

building aboatdocking pier east of Riverview Park

Critical environmental resources within the CRA Area include the rich habitat provided
by the Indian River In addition a small lake between the Sebastian Boulevard east and
westbound split provides potential recreational opportunities in the westernmost section
of the CRA

F Redevelopment Needs

A number of significant factors indicating a need for redevelopment were identified in the

1995 Sebastian Community Redevelopment Plan as well as the 2002 City ofSebastian

CRA Expansion Finding of Necessity A summary of these blighting factors is presented
as follows

1 Evidence of deterioration and a decrease in the CRA Areasrelative share of the

tax base
2 Presence of dilapidated andor deteriorated structures
3 Evidence of insufficient or deteriorated infrastructure as of 1995 including

sidewalks paved roadways drainage water facilities and sewer facilities
4 Parking deficiencies
5 Faulty lot layout due mostly to small lot sizes not meeting current zoning code

requirements
6 A diversity of land ownership which necessitates substantial parcel assembly for

neav development to take place and
7 Land use conflicts where incompatible existing uses conflict with commercial and

industrialzonedareas

The City has made great strides towards improving conditions within the CRA since the
completion of the original plan in 1995 particularly with regard to infrastructure
deficiencies The purpose of this Redevelopment Plan is to provide the vision
strategies and implementation necessary to provide for continued appropriate and

effective redevelopment of the Sebastian CRA

Sebastian Florida 12303
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G Economic and Market Conditions

Key Market Findings

The key findings of a recent economic analysis of the Sebastian Market Area performed
by the consultant is as follows For the purpose of this analysis the Sebastian Market
Area was defined to include the City of Sebastian and the unincorporated areas
surrounding it within Zip Code 32958 It also includes other nearby unincorporated areas
such as Vero Lakes Estates as well as the portion of the barrier island lying north of
Wabasso Road While inflow into the market can be expected from areas outside that
just defined redevelopment will be primarily defined by the market forces at work within
the defined Sebastian Market Area

Existing Economic Conditions

Review of the tax rolls far Downtown Sebastian reveals that the between Fiscal
Years 2001 and 2004 the taxable value of property contained therein increased
from 4583 million to 6617 million While a portion of the increase was due to
the record levels of appreciation experienced by real property generally in recent
years it also indicates that the area is positively perceived by the market and that
some amounts of new development have been occurring even in the absence of
a formal redevelopment plan

The Sebastian Market area is characterized by strong growth in terms of

population and income Between now and 2010 population within the area is
expected to increase by approximately 4 percent a year with the result that the
area should have about 45000 residents by the latter date compared to the
slightly more than 32600 it had at the time of the 2000 Census Median
household income is expected to increase from approximately 52500 in 2000 to
in excess of 75000 in 2010 It should be noted that income varies greatly
throughout the Market Area with the households on the north end of the barrier
island as a group being considerably more affluent than those on the mainland
From a retail perspective this makes it essential that island households be made
to a feel a part of the Sebastian community

During the 1990s private sector employment in Indian River County increased
by approximately 1000 workers on an average annual basis Specific data for
the Sebastian Market Area is not available Private sector employment within the
County also apparently within the Market Area is dominated by the Retail
Trade Health Care Services and Leisure and Hospitality sectors Manufacturing
and Wholesale Trade which are the prototypical users of industrial space are

significantly smaller employment sectors and not growing at significant rates As
a result the small amounts of industrial space added since 1998 have primarily
been occupied by service establishments such a repair shops There has also

Sebastian Florida 12303
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been only minor amounts of office development because with the exception of
Health Care Services the sectors of the economy that typically use such space
like Finance Insurance and Real Estate and Professional Services have also not
being growing quickly

Future Economic Trends

There will be an estimated demand for between 600 and 700 new residential
units in the Market Area annually though 2010 Historically residential demand
for new residential units within Sebastian has been overwhelmingly oriented
toward singlefamily homes which would be inappropriate in the Downtown area
The area is essentially zoned to accommodate lowdensity multifamily units
such as townhouses It is likely that approximately 50 such higher value
200000 and above units could be absorbed annually along the rivertront if
the land were available It is recommended that such development be
particularly encouraged to occur along the portion of the rivertront south of Main
Street where it would benefit from proximity to Riverfront Park while in turn
serving to energize the park The preceding estimate of absorption is based on a

number of factors including

o The successful development of multifamily units on the barrier islands
rivertront and

A segmentation analysis of the market represents a significant portion of

prospective demand will be comprised of households headed by persons
over the age of 55 with incomes in excess of75000

Higher value residential development of the townhouse type should be
encouraged in the portion of the area targeted for redevelopment that is located
within the Sebastian Boulevard Triangle Area Residential units developed on
this property could also potentially benefit from excellent water views This area
is in relatively close proximity to the FEC rightofway however development of
the type proposed has been successfully undertaken in locations equally close
the FEC line in the Cities of Boynton Beach and Delray Beach in Palm Beach
County In fact the opportunity to buffer the proposed development from the
impacts of rail traffic is greater in this instance than in those other locations

It is recognized that property within the Sebastian Boulevard Triangle Area is

currently zoned for industrial uses but sufficient land is likely available for all
foreseeable industrial development within the redevelopment target area exists
south of Sebastian Boulevard Based on data relating to sales of industrial land in
the area designation of land within the Triangle Area to residential inclusive of
the parcel that the City will soon be disposing of would produce higher land
values than its current designation

Sebastian 12303
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As a result of the population and income growth already discussed it is
estimated that the Sebastian Market Area could support the development of
approximately 100000 square feet of new retail space annually through 2010 It
is recommended that up to 150000 square feet of retail space be encouraged to
occur in the vicinity of Riverfront Park at eventual build out and be designed for
specialty shops entertainment uses and restaurants Such development should
serve as a catalyst for the higher value townhouse development in the area south
of Main Street previously discussed It could also serve to attract residents of the
barrier island to Downtown Sebastian

Office development will not likely play a significant role in redevelopment and
current office uses in the City eg medical offices meet primarily local needs
The demand for hospitality uses in the City will be modest due to current
demand and the potential for new hotel development which is limited by the
Citys threestory height limit for all new development

More detailed information regarding the economic potential of the CRA is provided in
Appendix E

Sebasfian Florida 12303
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III PROPOSED REDEVELOPMENT PLAN

A Primary Public Involvement Findings

The Community Redevelopment Planning process utilized an extensive program of
public involvement to ascertain the constraints opportunities and future vision for the
area from the people that live work and play there Stakeholder interviews were
conducted along with two CRACouncil workshops

In addition the findings of the Treasure Coast Regional Planning Council TCRPC
Riverfront and Sebastian Boulevard Charettes have been integrated into the
recommendations contained within this Plan These charettes were well attended and
provided ample opportunity for community involvement in shaping the conceptual design
of the riverfront and Sebastian Boulevard areas

Consensus comments resulting from public involvement are summarized below

Downfown Character

Stakeholders and community leaders agree that the Old Florida Fishing Village design
theme needs to be maintained in Sebastian while still providing opportunities for
appropriate residential and commercial growth There is consensus that development
should give deference to the historic character of the City and redevelopment efforts
should ensure that Sebastian retains a small town feel This can be accomplished
through the use of effective urban design integrating appropriate architectural styles and
uses to create a vibrant and successful downtown

Building Height and Density

Stakeholders and City leaders agree that maintaining a three 3 story building height
limit throughout the CRA is essential to preserving the Old Florida Fishing Village
ambiance of Sebastian In addition there is broad support for maintaining a two 2
story height limit on the east side of Indian River Drive

The Citys Land Development Code currently as of 2003 allows a maximum residential
development density of eight t3 dwelling units per acre The recommendations
presented in this Plan use this density as a guideline for new residential development
within the CRA

5eoasnan Florltla t2303
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Zoning and Land Use

The community is generally pleased with the existing mix of land uses along the
riverfront Community opinions regarding land use and zoning included the following

Encouragement of mixedusedevelopment throughout the CRA
Maintaining heavy commercial light industrial land uses in appropriate areas
Encouragement of additional complementary retail restaurant and
entertainmenttypeuses along the riverfront and
Allowance of mixeduse residential development in appropriate parts of the
Sebastian Boulevard Triangle Area

Traffic and Circulation

Traffic and circulation concerns in the community generally include the following

Creating connections between Indian River Drive and US1
Traffic calming onUS1
Streetscape beautification

in particular pedestrian links between US1and Indian River drive should be
strengthened so the districts can benefit from each other Additionally slowing down
traffic on US1 is a priority as well as providing additional streetscape enhancements
to both US1 and Indian River Drive

Parks and Recreation

Stakeholders support the creation of additional parkland within the CRA including the
enhancement of existing facilities Creating connectivity between greenspaces through
a pedestrian pathway system greenway connectors and bicycle paths may provide
future recreation enhancement opportunities

Parking

There is community support for creating additional parking in the downtown area
particularly in along the riverfront in the vicinity of Main Street to Riverview Park This
plan provides recommendations to provide additional parking which include
reconfiguring existing parking identifying opportunities for additional parking and
modifying some eastwest streets connecting US1and Indian River Drive to provide
supplementaryonstreet parking

Florida 12303
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B Guiding Principles

Using the public involvement findings and background data and analysis as a basis the
following principles were developed to guide plan preparation and implementation

Land Use

Encourage residential and mixedusedevelopment in the Sebastian Boulevard
Triangle Area

Encourage retail uses adjacent to Riverview Park

Create an Institutional land use designation to include civic nonprofit and
related uses

Land Development Regulafions

Double Front buildings on Riverview Drive
Provide for expedited approval for development furthering the redevelopment
goals of the City
Recommend amendments to the Citys existing Performance Overlay Districts as

appropriate to encourage appropriate redevelopment
Consider implementing regulations that will encourage primary and outparcel
structures built to property lines along US1

Architectural Style

Enhance the character of Downtown Sebastian with architecture that addresses
the communitys Fishing Village scale and feel
Create conceptual land use districts with distinct recommendations for character
architectural style and community identity
Create CRA entry features at west end of Sebastian Boulevard Triangle Area
and onUS1

Vehicular Traffic and Circulation

Make US1 a more pedestrian and bicycle friendly streetscape environment
Provide visual linkages between the riverfront and US1
Improve bicycle and pedestrian linkages from west Sebastian to the Riverfront

Parking

Address public and private parking needs in the Riverfront area
Increase public parking in Downtown
Establish additional onstreet parking adjacent to recreation areas

Sebastian Florida 12303

Page 15 of 49



CRA Master Plan Proposed Redevelopment Plan

Ensure that private redevelopment projects provide an appropriate number of
public parking spaces

Riverfronf

Maximize access potential of the Indian River with the addition of additional
marinerelated uses and residential development
Implement waterbased uses such as a water taxi

Parks and Open Space

Enhance existing recreation land in the CRA through appropriate adjacent urban
design
Provide for connectivity of recreation land throughout the CRA
Redesign Riverview Park
Enhance the design of Sebastian City Park on the south side of Main Street
between US1 and Riverside Drive

Neighborhoods

Preserve and enhance the character of existing CRA neighborhoods
Ensure proper landscaping lighting sidewalks and signage in neighborhoods
Encourage compatible infill development

Infrasfructure

Address infrastructure needs relative to water and wastewater treatment
Provide for enhanced storrnwater management requirements in the CRA

Tax Base

Generate the greatest possible growth in the area tax base consistent with the
redevelopment vision established in the plan This will be maximized through
effective implementation of the land use policies incentive programs and capital
projects

C Conceptual Planning Districts

To simplify urban design and land use recommendations the CRA has been divided into
five 5 conceptual planning districts Figure 7 depicts the division of these districts
throughout the CRA and Figures 7athrough 7eshow land use and zoning within each
conceptual district The following table shows a breakdown of zoning and land use
acreages within each conceptual planning district

Sebastian Florida
12303
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Sebastian Conceptual Planning Districts

LandUseZoning Calculations

Areasq ft Acres

Sebastian Blvd MixedUse District

Commercial General 635456 15

Industrial 617760 14

Public Service 361562 8

Riverfront District

Public Service 43539 1

Commercial Waterfront 2229228 53

Park District

Commercial Riverfront 105577 2

Commercial Waterfront Residential 142522 3

Medium Density Multifamily Residential 508227 12

Public Service 473036 11

US1Commercial District

Commercial Riverfront 3589268 86

Commercial WaterFront Residential 191163 4

Public Service 1096646 25

Sebastian Blvd South District

Industrial 1587767 36

Commercial 512 152020 3

Source ller

These Districts are further referenced with specific recommendations in the urban design
and land use and zoning recommendations portions of this Plan

Sebastian Florida 12303
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D Overall Concept Plan

In using the Guiding Principles as a planning framework a Redevelopment Plan for the
Sebastian CRA has been formulated to enhance the character of downtown Sebastian
and to embrace opportunities that exist in the CRA This Plan is introduced in the
Executive Summary and is shown in Figure 1 Opportunities include

Improvement of Riverview Park and a local activity center surrounding the

park to include complementary retail uses connectivity to the rivertront and

streetscape improvements
Improvement of the Sebastian Boulevard Triangle Area to provide for mixed
use development connectivity to adjacent residential communities and

streetscape improvements
Enhancement of the US1 streetscape to provide for greater pedestrian and

bicycle usability as well as the installation of mature landscaping and trees
Creation of a Main Street activity center incorporating improvements to the

Cty park and onsite buildings
Potential CRAmunicipal boundary expansion to include the underutilized

parcel just south of the City and
Installation of gateway treatments at entrances to the CityCRA along
Sebastian Boulevard and US1

Additional opportunities for redevelopment are identified and further discussed

throughout this Plan

E Transportation and Pedestrian Improvements

Figure 8 depicts existing major transportation facilities within the CRA Recommended

transportation and pedestrian improvements include

Creation of new streets in Riverview Park per Figures 12 and 13
New sidewalk construction in all districts as necessary to provide a

continuous sidewalk network throughout the CRA
streetscape improvements to US1 Sebastian Boulevard east and

westbound and Indian River Drive and

Creation of new streets in the Sebastian Boulevard MixedUse District

Cost estimates are provided for these projects in Section IVB

Sebastian Florida 12303
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F Greenways Parks and Trails

Some of the most desirable amenities within a community are its recreation facilities
The CRAs existing parks sidewalks and bikeways are depicted on Figure 9
Recommended greenway parks and trails features include

Implementation of the Riverview Park conceptual plan and
Enhancing connectivity between recreation areas throughout the CRA with
improved pedestrian and bikeway connections

G Urban Design Recommendations

Urban design guidelines and projects are recommended for development and
codification based on the design recommendations contained herein Specific
components of several of the conceptual improvement projects introduced herein are

further discussed in additional sections eg infrastructure in this Plan The following
conceptual projects and design issues which are organized by conceptual planning
district should be addressed

Park District Figure 7aJ

The Park District is the heart of the CRA and should define the character of the City
Proposed physical design improvements within this district are shown on Figures 12
through 14 These improvements include the following shortterm 5year
improvements Figure 12

Roadway improvements and streetscape for all roads within the immediate
vicinity of Riverview Park including closing the western half of Harrison Street
between US1and Riverside Drive
Reconfiguration of the existing boat ramp parking area at the northwest corner of
Sebastian Boulevard and Riverside Drive
Upgrades and renovations to Riverview Park
Expanding the park to include picnic pavilions a participatory fountain and a
new parking lot
Creating a pedestrian connection to Sebastian Square
Creating amidblock pedestrianlvehicular spine to improve circulation and
create development blocks
Reconfiguration of Harrison Street including vacating the eastern half of the road

rightofway and
Installation of new recreational piers a proposed band shell and restroom
facilities

Specific urban design enhancements within this district will address

Sebastian Florida 12303
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CRA Master Plan Proposed Redevelopment Plan

Parallelonstreet parking
Curb and gutter installation
Pedestrian and roadway lighting
Sidewalks
Street trees
Street furniture
Raised Pedestrian Intersections
Traffic circles with public art or architectural features and
Underground utilities

Longterm 10 year improvements are shown in Figure 13 and emphasize infill
commercial development adjacent to the park and other largescale redevelopment
initiatives in the district Please note that while retail uses are encouraged adjacent to
the park no commercial or other privately owned land use is recommended for the park
itself Additionally the development of this district and generally the CRA should be
considered a publicprivate partnership That is infrastructure and physical
improvements to publicly owned land will be completed by the City and complementary
retail and related uses will be developed by the private sector in cooperation with the

City to ensure redevelopment goals are met

Figure 14 shows a typical roadway crosssection within the Riverview Park District This
crosssection features wide pedestrian arcades to provide shade for shoppers a 16 feet
wide landscaped pedestrian zone adjacent to the roadway and onstreet parallel
parking

Conceptual improvements to Sebastian City Park located on the south side of Main
Street between US1 and Riverside Drive should also be considered within this district
Creation of a future Main Street activity center may increase the usability of the park
The City should also capitalize on the historical museum as a cultural amenity and
investigate the feasibility of developing an expanded facility in the future

Sebastian Boulevard MixedUseDistrict Figure 7b

The Sebastian Boulevard Triangle Area Concept Plan is shown in Figure 15 and is
predicated on significant land use and zoning changes which are presented in
Subsection I of this Section Urban design and other conceptual improvements
presented in this plan are summarized as follows

Creation of mixedusecommercial areas and singlefamily attached townhouse
uses throughout the district
Creation of City gateway features at the Sebastian Boulevard east and
westbound split and at Sebastian Boulevard westbound and US1 to provide

o Architectural features andor flags
o Signature landscaping

Sebastian 12303
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o Specialty feature lighting and

o A fountain feature at the conceptual new lake

Modification of the existing lake in order to create a park
Creation of pedestrian and visual connections between the commercial mixed
and residential multifamily uses

Realignment of property boundaries egparcel assembly to create more usable
parcel configurations
Streetscape Sebastian Boulevard

o Double rows of large shade trees
0 10 feet wide pedestrianbikeway
o Placing structures between the roadway and parking areas
o Installation of pedestrian and roadway streetlights
o Specialty paving at key intersections
o A 25 feet wide proposed parkway zone and
o Pedestrian and vehicular connections to adjacent residential use

Creation of a connection to South Wimbrow Drive

o Traffic roundabout and focal point and

o Vehicular and pedestrian connection to adjacent residential land use

Figures 16 and 17 provide conceptual roadway crosssections for Sebastian Boulevard
east and westbound respectively

USCommercia District Figure 7c

The US1 Commercial District is characterized by largerscale autooriented

development such as auto parts stores big box development drivethrough restaurants
and other linear strip development common to arterial highways Figures 12 and 13

primarily show improvements to Riverview Park but also call for the following
improvements along US1 These improvements are shown as a typical roadway
crosssection in Figure 18

Streetscape enhancement

o Large specimen Medjool Date Palms in median for scale and visual
statement

o Decorative lighting in median where possible
o Washington Palms along roadside
o Decorative pedestrianscale lighting along roadside
o Bury existing utility lines and
o Existing trees to remain

Sebastian 12303
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Gateway features at the northern and southern entrance to the City along US1
Development of a stormwater park on the west side of US1 at the southern
boundary of the CRA to accommodate installation of drainage improvements in

the Downtowri and to serve as a gateway statement and
Infill commercial development Figure 13 to complement improvements to
Riverview Park and provide a linkage to the riverfront

The Florida Department ofTransportation recently completed streetscape improvements
to IJS1 However the CRA may provide adequate funding to install additional
features such as mature landscaping larger trees street furniture delineated
pedestrian crosswalks a way finding system with banners andor pedestrian kiosks and
other functional improvements

Riverfronf District Figure 7d

The Riverfront District extends along the river from Main Street to the northern boundary
of the CRA Urban design considerations should be complementary to projects
completed in the Park District and may include the following

Installation of picnic tables covered seating areas wildlife observation areas
and pocket parks along the east side of Indian River Drive
Mature vegetation and tree plantings to provide continuous shade along
pedestrian paths
Installation of agradeseparated bicycle and pedestrian path with a vegetative
buffer between the path and the roadway
Pedestrian kiosks with information pertaining to upcoming events local

businesses and recreation opportunities and
Pedestrianscale lighting along the sidewalk to support evening use of recreation
facilities

Sebasffan Boulevard South District Figure 7eJ

This district will continue to support light industrial land use through market and
development trends these uses have primarily resulted in heavy commercial uses eg
automotive repair storage etc This district will be buffered from the Sebastian
Boulevard MixedUse District with adequate setbacks and vegetative landscaping No
other significant urban design changes are recommended

Sebastian Florida
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H Infrasfructure improvements

The Sebastian CRA is fortunate in that the majority of the infrastructure in the area is
suitable to support existing development as well as limited redevelopment in the CRA
which frees up Tax Increment Financing TIF funds to be used on other redevelopment
projects and programs

The 1995 Sebastian Community Redevelopment Plan included a narrative providing a
brief analysis of infrastructure issues in the CRA A brief summary of this information as
well as an updated analysis is as follows

Sidewalks

The original Riverfront Study completed in the early 1990s identified pedestrian access
as a major development wncern in enhancing the riverfront The study recommended
the creation of a linear park along the eastern side of Indian River Drive extending the
length of the CRA The City has accomplished this goal A wide linear pedestrian path
has been constructed along the length of the riverfront in Downtown Sebastian and has
been enhanced by the installation of landscaping trees seating areas and the
improvement of points of interest along the path such as the City park on Main Street
and Riverview Parkin the southern end of the CRA

As the CRA continues to redevelop emphasis should be placed on providing a
connected grid of pedestrian walks along existing City rightsofway throughout the
Downtown as well as the Sebastian Boulevard Triangle Area The installation of
additional landscaped sidewalks could provide a means of pedestrian connectivity
between US1and the riverfront and connect the CRAs parks and green spaces

Water Sewer and Drainage Facilities

The City has made substantial infrastructure improvements within the CRA since the

adoption of the original Community Redevelopment Plan Additional visual and
functional improvements within the CRA may include the following

Installation of stormwater facilities including treatment ponds in the areas of
the CRA currently not being served
Infrastructure improvements in the Sebastian Boulevard Triangle Area to
support redevelopment efforts as presented herein
Upgrading water lines as necessary to provide for additional demand in
commercial and residential fireflow requirements

Sebastian Florida 12303
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Parking

Public parking is perhaps the most visible deficiency in the Downtown particularly during
weekends and during events when demand for parking facilities close to the rivertront
typically exceeds current capacity The City has been addressing this issue through the

developmeht of public parking facilities throughout the CRA there are now

approximately 25D public parking spaces in the Downtown area east of US1 not

counting parallel onstreet parking private lots or unpaved boat trailer lots

Approximately 168 parking spaces are provided in the northern CRA at a paved public
parking lots located at the southwest corner of Jackson Street and Riverside Drive
Indian River Drive Thirteen spaces are provided on Main Street adjacent to Sebastian
City Park 25 spaces are provided in a linear public lot along Riverview Drive between
Fellsmere Boulevard and Coolidge Street and 44 angled spaces are available adjacent
to Riverview Park An inventory of these parking locations is provided in Figure 10
Existing Parking

Recommendations for providing additional parking in the Downtown are as follows

Require new development east ofUS1 to set aside part of their total parking as
public
Address public parking needs in the Land Development Code by adopting public
parking requirements in the Citys Performance Overlay Districts
Consider entering discussions to annex the underutilized land parcel and
structure Bealls south of and contiguous to the City and CRA boundary
between US1 and Riverside Drive A cooperative agreement may be reached
with the owner of this development to provide occasional public parking
Provide a shuttle service during high demand periods eg weekends and during

events so that satellite parking lots may be utilized
Consider developing additional parking in the Riverview Park Expansion Area as
indicated on Figure 12

Clearly it is not in the best interest of the City to provide a large number of public
parking lots along prime Riverfront property within the CRA The recommendations
above provide alternatives to meet the demand for public parking while maintaining the
integrity and development potential of the CRA and Riverfront

Sebastian Florida 12303
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Land Use and Zoning Recommendations

Land use and zoning recommendations are included herein to address proposed land
uses according to the redevelopment concept plan building height mixeduse
development urban design guidelines and building setbacks These recommendations
are shown on Figure 11

Proposed Land Uses2oning by Conceptual Planning District

Existing site development regulations and permitted uses for each zoningland use
district throughout the CRA are presented in Appendix F Specific land uselzoning
recommendations presented below and are organized by conceptual planning district

Park District No changes are proposed

Sebastian Boulevard MixedUse District Currently the Sebastian Boulevard Triangle
Area is zoned for Public Service Industrial and Commercial General The land uses in
the industrialzoned areas is typically commercial in nature and includes equipment
rental automotivebaseduses and other similar uses The land usezoning throughout
this District should be changed to a new zoningland use designation closely resembling
the requirements of the Commercial Waterfront Residential district egCommercialResidential Mixed Use which will provide for appropriate mixeduse
development throughout the area such as singlefamily attached townhouse and
commercial mixed uses and will support the existing clubs and lodges within the district

US1 Commercial District No land use or zoning amendments are proposed
However the City should complete further study of how to mitigate the impacts of large
commercial development setback considerably from US1 These developments have
large amounts of parking in the front and can create the image of a sea of parking
when traveling down the highway The City should investigate adopting regulations for
an overlay area including all commercial parcels adjacent to US1 requiring a

reasonable part of a large developments out parcel space be dedicated to buildings built
close to or on the properly line with parking behind the structure This helps create a
more pedestrianfriendly urban edge throughout the district

Riverfront District No changes are proposed

Sebastian Boulevard South District No changes are proposed with the possible
exception of changing the land usezoning of all property fronting on Sebastian
Boulevard to Commercial 512

Sebastian Florida 12303
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Building Heighf Density

Stakeholders and City leadership are in favor of maintaining the current threestory
building height limit two stories east of Indian River Drive and eight dwelling unit per
acre maximum zoning density throughout the CRA The recommendations in this plan
are compliant with these regulations

The City may wish to reexamine this issue as part of the three to fiveyear update of this
Plan to ensure compatibility with future needs Hotel and related development often
necessitates taller building heights and greater density andor intensity and the current
regulations may limit the tourism potential of Downtown Sebastian

Urban Design Guidelines

The Citys current urban design guidelines have been successful in promoting
appropriate development within the CRA These guidelines should be reevaluated
concurrent with redevelopment to ensure their continued effectiveness Issues that
should be addressed immediately include the following

The CR 512 Overlay District regulations only apply to those properties with
frontage on Sebastian Boulevard The zoning overlay should be expanded to
include all property within the CRA west ofUS1 and
The CR 512 Overlay District regulations limit building awnings to a maximum of
30 of the length of any single fagade which limits the ability to create covered
sidewalks The City should revisit this requirement in those areas suitable for
commercial mixedusezoning in the Sebastian Boulevard Triangle Area

lmplemenfation Schedule

Zoningland use changes and amendments to the Citys urban design guidelines should
be completed within one year following Plan adoption
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CRA Master Plan Proposed Redevelopment Plan

J Program and Policy Recommendations

Successful CRAB typically put programs in place to attract business encourage private
reinvestment in the CRA and market the area locally and regionally to support tourism

and solicit visitors and residents to rediscover the redeveloped Downtown The

following programs are recommended to address the existing needs and goals for the

CRA

Business Assistance Programs

Business assistance programs are vital to attracting and retaining desirable commercial
retail and hospitality uses to the CRA Each of the programs introduced below should

be implemented with the qualification that all assistance provided should further

redevelopment goals

CRA Commercial Fagade Improvements Program Existing commercial facades in the

CRA would benefit from the initiation of a fagade improvements program to restore or

improve existing building facades in a manner consistent with adopted urban design
guidelines This program could be funded through Tax Increment Financing TIF andor

a cash match from participating business owners

Local Business Expansion Program The CRA has an opportunity to partner with local

business and professional organizations in providing grant or loan funding for qualified
business expansions within the CRA Area Qualifying criteria for programs similar to this

typically include the projects consistency with redevelopment goals business income

potential for growth and a commitment to maintain the current business address for a

certain time period after improvements are completed Typical projects may include

Building fagade enhancements in partnership with the Commercial Fagade
Improvements Program
Signage enhancements

Landscaping and greenspace improvements and
Other site improvements resulting in enhanced property values

Historic Building Rehabilitation Program Part of the Citys National Register of Historic

Places District is located within the boundaries of the CRA This program will provide
matching funds a loan or a grant to owners of historic structures within the CRA for

building rehabilitation and restoration activities This program will encourage adaptive
reuse of historic structures and may also provide partial funding for new construction

adjacent to historic structures that are built in a complementary architectural form and

scale

Development LiaisonExpedited Permrffing Program Provides expedited service and

processing of development permits to encourage a particular location expansion or

redevelopment of properties within targeted CRA areas

Sebastian Florida 12303
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CRA Master Plan Proposed Redevelopment Plan

Facility Location Program Provides a mechanism for assisting in the recruitment of

business to the CRA and provides desirable businesses with mapping and market

information a list of marketready sites links to other federal state and local programs
associated with economic development and a liaison with the areas real estate

professionals and chambers of commerce

Commercial Code Compliance Program Provides assistance to owners of commercial

properties within the CRA to address Code compliance issues including
parkingdrainage deficiencies structural improvements and property maintenance

issues

General Program Recommendations

Main Streef Program The Main Street program involves addressing redevelopment
needs through afourpoint approach that includes economic restructuring promotions
marketing and design as tools to address redevelopment needs within a designated
program area The City of Sebastian is encouraged to explore the Main Street program
as a parallel program towards revitalizing the commercial component of the downtown

Downtown Marketing Program Sebastian has an opportunity to market itself online

through newspapers and magazines and at regional travel hubs egairports to bring
in additional tourism

Advertising 195 The CRA is close enough in proximity toI95 to benefit from billboard

advertising for the Downtown area

Neighborhood Infill Program This program will allow for CRA Area incentives for

residential infill housing and provide additional incentive for low and middleincome

affordable housing construction within the CRA Area Any number of incentives can be

used by the City to promote residential infill within the CRA Area including waivers for

certain permit and development review fees or providing for an expedited development
review process for residential infill developments Additionally the CRA may choose to

utilize TIF funds to demolish abandoned and dilapidated structures to create

opportunities for infill within the CRA Area

In addition to the CRA programs recommended above several policy recommendations

have been discussed throughout this Plan These policy recommendations inGude

Zoning and Land Use changes where applicable and
Enforcement and modifications to existing architectural design guidelines

Florida 12303
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CRA Master Plan Proposed Redevelopment Plan

K Neighborhood impact and Affordable Housing Element

Community Housing Demographics

The portion of the CRA located east of US1 is located within US Census Tract

50801Block Group 1 This Census Block Group extends from Fellsmere Boulevard

north to include Roseland with US1 forming a western boundary According to 2000

Census data there are a total of 402 housing units in this Block Group 337 84 of

which are occupied Nearly 74 249 of the occupied housing units are owner

occupied and 26 88 are renteroccupied

an R

capnell

fi5234

t

n

ssia2

Hna6

No housing units in the area lack plumping or kitchen facilities although 28 units report
lacking landline telephone service The median home value was 110300 in year 2000

median household income was 25720 and average household size was reported as

184 persons per unit The comparatively low median household income is a result of a

large population of retired persons in the area 205 53 households reported no

income

Affordable and Replacement Housing

This Plan is not expected to significantly impact households in the low to moderate

income range No acquisition of housing units is proposed and potential acquisition
needs of conceptual improvements eg commercialretail uses adjacent to Riverview

Sebastian Florida 12303
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park cannot be addressed until a detailed design plan is completed for the project The

CRA and City Council may wish to adopt a formal policy requiring future project designs
to avoid any residential property acquisition or putting into a place a formal policy to

address potential acquisition needs

Traffic Circulation

No alternations to the arterial traffic circulation pattern within the CRA are recommended
within this Plan Recommended transportation improvements within the CRA in

Riverview Park and in the Sebastian Boulevard Triangle Area are proposed to create

greater community connectivity and are limited to local collector roadways

Environmental Quality

This Plan should have a positive impact on environmental quality in the residential

neighborhoods within the CRA through streetscape improvements the installation of

future bicycle and pedestrian improvements and future infrastructure improvements if

deemed necessary

Availability of Community Facilities and Services

Improvements have been suggested in this Plan that will enhance the availability of

facilities and services within the CRA Provisions for additional public parking local
traffic circulation improvements and enhancement of existing community facilities eg
parks will provide a higher level of service to the residential community

Effect on School Population

Development of the Sebastian Boulevard Triangle Area as a mixedusecommunity will

likely create additional demand on schools in the area The following is a list of schools

serving the City of Sebastian their current enrollment and total student capacity

Sebastian Florida 12303
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Public Schools Serving the City of Sebastian

2003

School Name Address Enrollment Capacity

Pelican Island Elementary 1355 Schumann Drive 656 students 862 students

Sebastian Elementary 400 CR 512 592 students 878 students

Liberty Magnet School 6955 85th Street 506 students 674 students

Sebastian River Middle School 9400 CR 512 1250students 1601 students

Sebastian High School 9001 90th Avenue 1764 students 2025 students

Source Indian River County School District 2003

Includes permanent capacity and portable classroom space

As indicated in the table above Sebastians schools have considerable additional
student capacity as of 2003 Concunency requirements for new developments and
continued coordination with the school board will ensure adequate student capacity to

serve the CRA

Ofher Matters Affecting the Physical and Social Quality of the Neighborhood

This Plan proposes improvements that will have a positive impact on the quality of life for

existing residences within the CRA through the provision of improved parkland
landscaping lighting improvements and traffic circulation improvements Over time
these improvements will increase property values in the area boost tourism and provide
a stronger commercial base while maintaining a viable sense of place for residents of
Sebastian

Sebastian Florida 12303
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L Land and Building Acquisifion

The proposed CRA Area Plan may necessitate land acquisition and building demolition

It is intended that private market land and building transactions be used to the maximum

extent possible in the implementation of this Plan Eminent domain will only be utilized

for the most critical redevelopment projects and when all concerted efforts to acquire key
properties andor buildings through private market transactions have failed

As design plans for proposed CRA Area projects are developed in the future the CRA

will document specific building andor land acquisition needs and attempt to acquire
necessary lands andor buildings through publicprivate development partnerships or

private market purchases As discussed above eminent domain may be used in a

manner consistent with applicable State laws and regulations

Chapter 163 Florida Statutes provides for the relocation of any homes andor

businesses that may be impacted by redevelopment The CRA and City intend to

approach future relocation issues proactively and will work towards mutually beneficial

agreements with affected property owners to mitigate the impact of redevelopment
projects

Additional consideration to land and building acquisition including preliminary cost

estimates is provided in Section IV of this Plan

Sebastian Florida 12303
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M Conformance with Sebastian and Indian River County
Comprehensive Plans

Indian River County Land Use Plan

The proposed Plan has been developed in a manner consistent with the Indian River

County Comprehensive Plan The Sebastian Community Redevelopment Master Plan

meets the intent of several important goals objectives and policies in the Indian River

County Comprehensive Plan as follows

FLUE Policy41 Land use districts shall be located in a manner which

concentrates urban uses thereby discouraging urban sprawl

FLUE Policy42 By January 2000 Indian River County shall identify and map

target areas for redevelopment and infill development

FLUE Policy43 For the areas targeted for redevelopment and infill

developmentindian River County shallassess the potential
for future development review infrastructure capabilities and

needs and develop special overlay or use districts and

regulations if warranted

FLUE Policy 44 Indian River County shall work with property owners

developers and the public to develop and implement a plan to

promote development of the areas targeted for redevelopment
and infill development

FLUE Objective 5 Diversity of Development Indian River County will have a

diverse mix of land uses development patterns housing
densities and housing types By 2010 thirty percent of the

Countys housing units will be in multiplefamily or traditional

neighborhood design projects

FLUE Objective 8 Protection of Historic Resources Through 2005 at least

95 of unincorporated Indian River Countys historic

propertieswill continue to be preserved in fair good or

excellent condition

FLUE Objective 9 Promote Aesthetic Development Through the

implementation of land development regulations Indian River

County will have aesthetically pleasing buildings signs
landscaping parking areas and roads

Sebastian Florida 12303

Page 33 of 49



CRA Master Plan Proposed Redevelopment Plan

FLUE Objective 11 Blighted Areas Indian River County willtake action to

encourage redevelopment in at least three blighted areas

FLUE Objective 18 Traditional Neighborhood Design TND Communities

Ten percent of new residential development dwelling units
occurring in unincorporated Indian River County will be located

in Traditional Neighborhood Design projects

These objectives and policies from the Indian River County Comprehensive Plan support
the preparation and implementation of Community Redevelopment Master Plans such

as that proposed for the City of Sebastian CRA The Indian River County

Comprehensive Plan also favors the use of innovative planning techniques such as

mixeduse and traditional neighborhood development to eliminate incompatible uses

promote economic development increase affordable housing and encourage infill and

redevelopment The proposed City of Sebastian CRA Area is in conformance with and

furthers a number of these objectives and policies adopted in the Indian River County
Comprehensive Plan In addition no inconsistencies with the Countys Land Use Plan

were found in this review

Sebastian Comprehensive Plan

The Sebastian Community Redevelopment Plan furthers several important goals
objectives and policies in the Future Land Use Element FLUE of the Comprehensive
Plan as follows

FLUE Policy 1124 Prepare a Redevelopment plan for Enhancing the Identity
Design and Vitality ofthe Citys Riverfront Corridor The

Riverfront corridor shall be the subject of periodic special
planning and management studies as determined by the City
Council which shall be coordinated closely with the residents

Chamber of Commerce and other interest groups concerned

with promoting improvements along this waterfront corridor

FLUE Objective 115 Promote Community Appearance Natural Amenities and

Urban Design Principles The appearance of major
transportation corridors serving as gateways to the City as

well as major activity centers such as the Downtown the

Indian River and St Sebastian River shoreline public parks
and other public grounds and institutions shall be managed
and enhanced through application of the site plan review

process

FLUE Policy 1151 Reinforce and Enhance the Citys Community

Appearance Major attributes shall he preserved through
application of design review standards and management of

Sebastian Florida t2303
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signs landscaping open space tree protection and other

urban design amenities

FLUE Objective 133 Encourage Redevelopment and Renewal The portion of

the City along the Indian River has a unique history style and

look which the City seeks to preserve By January 1998 the

City of Sebastian shall adopt amended land development
regulations for the Riverfront area including performance
standards which ensure that land development activities
resource conservation and infrastructure issues are managed
in a manner that will consider the needs of the citizens of

Sebastian

FLUE Policy 1334 Waterfront Theme The overall theme of the Riverfront

District is an Old Florida Fishing Village All City facilities and

projects shall complement that theme in term of design

FLUE Policy 1336 Preservation of Existing Assets The protection restoration
and enhancement of existing assets including historical

structures is important in implementing the Old Florida

Fishing Village theme The City shall adopt procedures and
ordinances to protect encourage restoration and to provide for
enhancement of existing assets in the Riverfront District

through the land development code

FLUE Policy1337 Reinforce and Enhance Appearance of City Gateways
along US1and CR 512 The City together with the private
sector shall consider introducing landscaping and urban

design amenities along gateways to the City particularly the
US1and CR 512 corridors

In addition to the above a number of related objectives and policies throughout the

Comprehensive Plan support the design recommendations presented in this Plan
including policies related to historic preservation bicycle pedestrian and vehicular

circulation recreation and housing among others

These selected objectives and policies from the adopted Sebastian Comprehensive Plan

all emphasize the need for the City to redevelop older areas on a priority basis The

Redevelopment plan can be accomplished by continuing to use innovative planning
techniques such as mixeduses and enhance the land use plan aesthetic character

employment opportunities public safety affordable housing and tax base of such areas

The proposed Sebastian Community Redevelopment Plan is in conformance with and

furthers a number of these objectives and policies adopted in the Citys Comprehensive
plan In addition no inconsistencies with the Sebastian Comprehensive Plan were

found in this review

Sebastian Florida
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IV FINANCIAL FEASIBILITY

A significant benefit of any Community Redevelopment Agency CRA is the ability to

manage future incremental ad valorem tax revenues within the CRA Area from both

County and City sources Following the first year of the CRA base year 95 of ad

valorem taxes collected annually on the incremental growth in property values since the

base year are returned to the CRA by eligible authorities including but not limited to
Indian River County and the City of Sebastian for use in implementing the approved
Community Redevelopment Master Plan This increment which has been collected

since 2000 will be supplemented in 2004 to include the Sebastian Boulevard Triangle
Area

Tax Increment Financing TIF revenues can be combined with other funding sources

such as grants to help finance initial projects prioritized by the Redevelopment Plan

After three to four years of positive tax base growth which the City has already
experienced the incremental tax revenues of the CRA Area should also be bondable

This enables the Agency to receive a large upfront infusion of funds to implement public
and publicprivate projects designed to grow the tax base and repay the bonds with

future tax revenues

This section will use past TIF revenues and annual property value growth trends to

provide estimated projections of incremental tax base growth in the Sebastian CRA and

resulting tax revenues that may be received by the Agency Other potential revenue

sources will also be discussed to complete the tenyear CRA revenue picture

Fulfilling the vision of the Sebastian Community Redevelopment Plan is contingent upon
the ability to obtain funds to finance the public improvements and revitalization program
A combination of potential funding mechanisms has been identified to realize the vision

of the plan

Redevelopment Trust Fund Subsequent to the approval of the original Redevelopment
Plan the Sebastian City Council established and approved the fund by ordinance in

order to allocate future tax increments to the fund This fund will be supplemented in

2004 by the addition of the Sebastian Boulevard Triangle Area to the CRA

Sebastian Florida

Page 36 of 49



CRA Master Plan Financial Feasibility

A Tax Increment Revenues

The tables below show the annual taxable and assessed value for the Sebastian CRA

Area over the past five years as well as for the Sebastian Boulevard Triangle Area

SebasOan CRA Tax Increment Financing Revenue Projections
Taxable Value Growth 19982003

Year Intlkn River Co

Taxable Valve

Annual

Growth

City of 6ebactlan

TazaDleValue

Annual

Growth

Ezia6ng CRA

Area Tazabla

Value

Annual

XGrowth

1998 58420215433 544150789 not avallede

7999 56995096857 695 5484380012 971 not lrvaileble

200 57440896735 837 5507028069 466 545834920

2007 58541205140 1479 Efi84427432 1527 58283740 2712
2002 59500891213 1124 5623676611 e71 55884619 100

2003 570170566947 1268 5700791392 1238 586174320 1246

GrowtD 18902g03 4003I 3700 GrowM290020W 46136

Source Intlien River Courrty City O SBDasttan 203

Nola Prapcoetl CRA taxable value not available for2001 CRA area growth percentage hasetl on 1996200

Esamatatl

Sebastian Boulevartl CRA Fxpenslon Area not Indutletl in total
CRA base year1994 taxable value 538959870

Sebastian Boulevard CRA Expansion Area

Taxable Value Growth 19982003

Year Indian RiverCo Annual

Taxable Value Growth

2000 4978830
2001 5433040 913

2002 5929680 914

2003 6463351 900

GrowtN20002W3 2982M4
Source Indian Rrver Ccunty City of Sebastian 2003

Projected data not availableas of September 15 2003

As indicated in the tables above the CRA grew more than 27D between 2000 and 2001

This is likely due to new development within the CRA Taxable value grew only 1 the

following year before leveling off at 125Dgrowth rate Growth within the Sebastian

Boulevard Triangle Area has been more predictable with a 9D annual growth rate

between 2000 and 2003 estimated

Sebastian 12303
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In order to project future tax increment revenues that may be available to the CRA Area
an overall tax base growth rate will be assumed based primarily on historical growth A
conservative growth rate of 10 is assumed for the existing CRA which was originally
adopted in 1995 A growth rate of 9 is maintained for the Sebastian Boulevard

Triangle Area maintaining the annual growth rate over the past several years

The table below presents the projected annual incremental growth in CRA Area tax base

as well as estimated City and County revenues available to the CRA Area through year

2013 The projected increment value is actual for years 2000 through 2002 estimated

for 2003 and projected for years 2004 through 2013 including the Sebastian Boulevard

Triangle Area beginning in 2004

Sebastian CRA Revenue Projections

Year Projected Increment

Value
County Tax

Revenues
City Tax

Revenues

Total Tax

Revenues

2000 10875050 42373 51656 94029

2001 23303870 89664 101625 191289

2002 23884320 87877 104157 192033

2003 31214450 114846 136122 250966

2004 3841358359 141333 167517 308850

2005 4632681352 170448 202026 372474
2006 5502502590 202451 239958 442409

2007 6458614832 237629 281652 519281

2008 7509584978 276297 327484 603781

2009 8664831019 318801 377863 696664

2010 9934706644 365523 433241 798764

2011 11330594260 416881 494114 910995
2012 12865007265 473336 561028 1034364
2013 14551702493 535394 634582 1169977

Source Indian River County City of Sebastian lfer Planning Group 2003

Note 20002003 dataare actualestimated taxable values and revenues

Assumes CRA boundades amended to include Sebastian Boulevard Expansion Area and 2003 millage rates

1994 CRA BaseYear taxable value 3496million Incremental taxable values shown based on

taxable value of 9 for Sebastian Boulevard Expansion Area and 10for remaining CRA

Revenues reduced by 5 Estimates based on County millage of38729

Revenues reduced by 5 Estimates based on City millage of45904

Sebastian Florida 12303
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B Capital Improvements Program

Estimated capital improvements costs for CRA projects are depicted in the following
table It should be noted that the cost figures are for longrange planning and may vary

considerably based on specific project details at time of construction

Sebartlan CRA Gplbl Improvements Implementation Tlmeframe Coat Eatlmalea

Improvement Prlortry Timefnme Cast Eatlmata Comments

Park Dfstrtef lmprovemenfa

Sfredscape ImpnN6mants High 5 years
Ctati andGOtter lnetallaflon 188000
Stomxvatei SYSrem 901000
Petlestdan antl Rbawrey LlgMing 5887000
StreelTrces 380800
Street PUmilure 228000
RacaiSg Boat Parklrg 231000
New Sitlesfreat Parking 5554000

Specialty Paving et Intersections 5304000
Sidewalk 389000
Suded UtIties 1599000 St million permile

Pbtkd Petks 884000 e 40000 FJ
EadhwarkS Saddln9 334000

Upgrades andFBrovatfns fa Park High 3 yesFs
PanldpaorjFountain 575000
Resfrbain 52301100
Pavllibre 35000

PaEealifan ConneclaOtoSebastian Square 5115000
Installation dNew Perking 5125000

8ebesllanBaulwardlplxadUSeDistrict

Gateway TrcafinenY High 3years 5480000 2200000 FA

ArclkeeWisl F2dluesandorFlags lntluaed
SigneWre Lantlscaping Intluded

SpecialryA7ghting fnrJUdBd
Fountain at Conceptual Now Lake 17000

Motlifieatlon of Fxislingteka to Create Park Mdilum 10yeah 5633000
Sebastian Boufevartl 5lreafscepe Hlgn 7 years

DoudleROws pf fergeShetla Trees 5358000
10Fad NAtla PetleeltlaNBikewey 5323000
Pedlafitan antl Rdgtlt3aY UgtNiOg 87052A9B
Earmwork Sodding 5323000
51189F60111ure 8217000

spedalty Paving al Kay Inlareecdora 5212000
Trdfflc RaOntlabout Canrtedidg Tri9nglela SauN Wimbrow MedlOm t0yeem 581000

US1Commercial DlsbfcY

US15treefscape Metlium fiyears
Large Specimen Metlppl Date Palms 5508000 5000 per date Palm

DecgreBva Ughting in Metllan 207000
VYa95ieglan P8ljnealpng Roadside 5421000
PatlesmanScale Llghtlng along Roadside 959000
Bused Utilies 52415000 l millitxrper site

Gateway Features Hqh 3 years 5480000 2 200000 FJ

OweltipmenldStormwater Park Feasibility SWdy Hgh 2yearc N5000
Inflll Commercial Development FeasiNlllylDedgn SWdy MetlWm 10yrs 58000

continued
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Sebaatlan CRA Wpihl Improvamenb Implemantagpn Tlmeaama l Coat Estimates wnCd mmprevloua page

Improvement PHarily Timeframe Cost EStlmate Comments

RlvarrontOisMCt

Curb and Gutter lnstallatlon High 7years 208000
StOrmwsterSyNem High 7years 881000
Pedestrian ena Roatlway lJgMing High 7 years 7901100
Stre4l Trees High 7yeers 521000
Sfreel Furniture High 7years 312000
Inslallatlop of Nsw Perkln8 High 7y2ars 886000
Sitlewalk High 7 years 463000
8unetlVtllltles Hlgh 7yeers 1987000 l millicn par mAe
Pocket Parks Hlgh 7 years 69000 6 70000EA
Plcnic Tetiles Hlgh 7 years 7000 61000EA

Coveretl Seating Areas Hlgh 7 yeare 3000 2 7000 EA
1Mldgfe ObservatbnAreas Higti 7yrs 23000
Pedestrian Klosks High 7 yrs 9000 5 1500 EA

TOTAL 2159dfg

15 wnlirgarcy atltled to ell wsl estimates 20 addltlonal has been atldatl to storm system improvements
antl5 adtlltlonal has hewn adtletl lc roadway Improvements

NateTheinamiation cantalnetl herein sappmximafe Thls table wlll be amentletl dudrg regular Retlavelopment Plan updates to

re0ect current loadsand Is intantletl to inbotluce Initial prryeds fora30year pWn

Tax Increment Financing TIF revenues for the CRA are projected to be approximately
69 million over the next ten years The projects included herein are generally feasible
assuming bonding publicprivate partnerships grants and other funding sources

available to the CRA are utilized in addition to Tax Increment Financing funds

Please note that the capital improvements cost estimates provided above are for aten

year time period and are only initial projects for consideration Generation of additional
projects through regular Plan updates will ensure success of the CRA through its 30
yearperiod

C Projecf Financing

CRA Tax Increment Revenues The CRA will continue to accumulate the tax increment

generated within the district which may be used to secure bonds for public
improvements or be expended directly on CRA projects The tax increment is that

portion of tax revenue that has increased from the year the CRA was established and
the year the bonds are issued All improvements funded through bonds must be located
within the CRA Area district

State of Florida The State of Florida has various funding sources for improvements in
the CRA Area including

Sebastian Florida 12303

Page 40 of

49



CRA Master Plan Financial Feasibil

Historic preservation matching grants are available for building restoration and
educational projects eg walkingdriving tours brochures These funds may
help increase tourism in the area create community awareness of the National
Register of Historic Places District and provide a mechanism by which to restore
designated historic structures to their original appearance

The Secretary of State maintains a grant program for local parks and recreation
improvements which may be utilized in the CRA Area for improvements to the

park areas and greenway connections

Urban and community forestry grants for special landscape improvements which

may include improvements within the CRA Area

Florida Inland Navigation District provides funds for waterway improvements
These funds may be used in the CRA Area to create and expand marina
facilities to create additional recreational opportunities focusing on the river and
to create or improve docking facilities

City ofSebastian City funding sources include

Community Development Block Grant funds which may be utilized for
infrastructure improvements

Special assessments may be utilized to fund improvements through taxes levied
on benefiting properties in the CRA Area

General fund reserves may be used on a loan basis to initially fund the CRA

City water and sewer funds may be allocated for water and sewer improvements
in the CRA Area

City bond issues can be utilized for capital improvements in the CRA Area
including streetscaping parking and related improvements

Gas tax funds may be used for transportation improvements

NonProfit Corporation The establishment
funds for district improvements such as

streetscape improvements

ofataxexempt organization may provide
buyabrick or adoptatree programs for
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CRA Master Plan Operational Procedures

V OPERATIONAL PROCEDURES

A CRA Term

The term of the Sebastian Community Redevelopment Master Plan will be thirty years
from the date of Plan adoption which is expected to occur in

December 2003 This length of operational term is absolutely necessary to provide the

best opportunity for the CRA to successfully complete the redevelopment process within

the redevelopment area and ensure the greatest potential property value enhancement

resulting from initial publicsponsored projects and programs This does not mean the

entire CRA Area will be redeveloped within that timeframe but rather that the major
principles and associated improvements envisioned in the Redevelopment Plan as

amended and updated in the future will be fully implemented and private development
will be well on the way toward helping the City of Sebastian attain its vision for the
restoration of its historical downtown

Although the initial capital improvements process is estimated over atenyear period
the Plan will be updated periodically over the thirtyyear CRA term to reflect changed
financial and development conditions in Sebastian In addition the CRA may engage in

bond financing after three to five years of operation in order to provide an upfront
infusion of dollars for public improvements with repayment from enhanced tax increment

proceeds over an extended period typically twenty to twentyfive years Obviously
bond underwriters will require that the term of the CRA extend through and beyond the
final payoff of any bonds they sponsor It is also not unusual for successful CRAs to

implement multiple bond issues over the thirtyyear redevelopment period and second
and third issues would also need Tongterm payback periods to keep interest rates within
reason for the Agency

Another areas of Plan implementation where the thirtyyear term is crucial include the

development of publicprivate partnerships CRAB have been appropriately referred to

as developers in the public interest and this aspect of the CRA role is very important to
realize the tax base enhancements expected from publicly funded improvements
Expedited approval of development consistent with the Redevelopment plan may be the

difference between a high or low growth of tax base in the redevelopment area In

addition successful CRAB often enter into longterm agreements with developers to

address issues such as parking these issues typically extend far into the future

Sebastian Florida 12303

Page 42 of 49



CRA Master Plan

B Annual Reporting

Procedures

The Sebastian CRA will prepare an annual budget for consideration and approval prior
to October 1sf of the fiscal year in which the budget will be implemented In addition an

annual report will also be prepared which will outline progress made toward achieving
Plan goals objectives and policies This report will also include a comparison of current

yeartax base in contrast to the base year value In addition financial statements will be

prepared according to Florida Statutes

C Plan Update and Amendments

The Sebastian Community Redevelopment Master Plan will be updated and revised to

reflect changing conditions every three to five years The standard updating process will
involve the following steps

1 Updated data and analysis
2 Revised capital improvements program and other redevelopment strategy

recommendations
3 Review by Local Planning Agency and
4 Consideration by CRA Board and City Council
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Appendix A

City of Sebastian CRA Expansion
Finding of Necessity
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Executive Summary

The City of Sebastian created a Community Redevelopment Agency CRA for its
waterfrontlCTS1azea in 1995 Recently the City has identified a small redevelopment
expansion area see Figure 2 to determine if sufficient deteriorated conditions exist in
the area to warrant the enlargement of the current Community Redevelopment Area

CRA The purpose of a CRA is to bolster the economy in a qualified area which has
been selected based on its need for redevelopment and its ability to meet State criteria for

designation of CRAB There are three primary benefits of a CRA in Sebastian

1 Tax increment financing which diverts future property tax revenues from
Indian River County and the City to a trust fund for redevelopment
projects

i 2 Increased eligibility for federal and state grants that can be used for

i infrastructure improvements business development and property
acquisition and

3 A master planning approach and implementation strategy for the area

The City is pursuing the possible expansion of the existing CRA to ensure that the older
commercial and industrial azeas of the City do not experience further decline and to

encourage reinvestment in these areas The expansion area is also integrally related to

the existing CRA serving as the gateway to the existing CRA

j The proposed CRA expansion area generally includes the azea between the CR 512
eastbound and westbound roadway split terminating at the eastern boundary ofOld Dixie

Highwaysrightofway The proposed expansion area also includes a large tract of land
south of Woodmere Road properties located between Harrison 2a Street and CR 512

eastbound and other property south ofand fronting on CR 512 eastbound The totalE

size of the proposed CRA expansion area is approximately 104 acres

This report finds that over50 percent of the proposed CRA area is exhibiting deteriorated
conditions such as damaged structures and declining site conditions In addition nearly
onequarter of the proposed area is vacant land and approximately 43 percent of all

existing structures in the azea are nonconforming residential uses

1

t The redevelopment study azea meets the criteria set forth by the State ofFlorida for the
creation of a CRA If the City adopts these findings the next step of the process is tor

incorporate this new area into an updated redevelopment master plan for the entire

C Sebastian CRA
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I Introduction

The City ofSebastian located in Indian River County was incorporated in 1925 Figure
j 1 provides a regional perspective of the City showing Indian River County and its

municipalities Sebastian is located along the Indian River Lagoon between the cities of
Melbourne and Vero Beach and had apopulation of16181 hi 2000

The City is transected by US Highway One and CR 512 and has nearby access to both
Interstate 95 and the Florida Turnpike In addition the City has amunicipal airport just
east ofCR 505 Roseland Road

The City of Sebastian originally formed a CRA in 1995 through Ordinance No 9505
This existing CRA is generally lineaz in geographic shape and is centered around US 1

and downtown Sebastian To continue to encourage redevelopment and growth in the
downtown and its surrounding azeas the City is examining the feasibility of expanding
the CRA to include 10374acres of land generally located contiguous to and southwest of
the existing CRAboundary

The purpose of aCRA is to bolster the economy in aqualified area that has been selected
based on its need for redevelopment and its ability to meet state statutory criteria for slum

andor blight There are three primary benefits of a CRA First CRAB allow for the
1 utilization of tax increment financing TIF To employ TIF the latest years taxable

assessment is used as the base or starting point Fromthat yeaz forward for aperiod ofup
to 30 years any increase in taxable property assessment known as an increment is
collected and placed into a trust fund for the redevelopment area and then reinvested in

t that area according to an approved master plan The increment comes from both

municipal and county property tax revenues

In addition to TIF the CRA increases the Citys eligibility for a variety of state and
federal grants The grants available can be used for development of affordable housing
business development programs small business loans and properly acquisition The end
result is an increase of the money available for public investment in the specified area

t over what would have been available prior to the establishment of the CRA Lastly the

redevelopment azea benefits due to the application of a master planning approach which
creates a vision for the azea and specifies an implementation program to accomplish that
vision
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II CRA Criteria State Requirements

Chapter 163 allows municipalities to designate a Community Redevelopment Area
CRA as a special district where Future County and City properly tax increment
revenues can be used to find infrastructure improvement and development as well as new

i redevelopment initiatives The initial step in the process of designating a CRA is the

fmding of necessity for redevelopment This finding is made pursuant to a CityJ
resolution that one or more slum or blighted areas or areas exhibiting a shortage of
affordable housing exist in the municipality and that the rehabilitation conservation or

redevelopment of these areas aze necessary in the interest of the public health safety
morals or welfare of the residents of the City FS163355 Subsequent to making this
legislative finding the City can then establish a Community Redevelopment Agency

J CRA and prepare a Community Redevelopment Plan for the designated Area Finally
y the City CRA can begin accumulating tax increment finding TIF revenues and

implementing the adopted CRA Plan It is important to note that a CRA does not increase
the millage rate on properties located within its boundaries

Qualification for designation as a CRA requires that the identified geographic area meet
one or more of the criteria set forth in Chapter 163 Part III Florida Statutes These
criteria are listed below

1 Slum azea means an area having physical or economic conditions conducive to

disease infant mortality juvenile delinquency poverty or crime because there is a

predominance of buildings or improvements whether residential or

nonresidential which aze impaired by reason ofdilapidation deterioration age or

obsolescence and exhibiting one or more ofthe following factors

a Inadequate provision for ventilation light air sanitation or open
spaces

b High density ofpopulation compared to the population density of

adjacent areas within the county or municipality and

overcrowding as indicated by governmentmaintained statistics or

other studies and the requirements of the Florida Building Code or

c The existence of conditions that endanger life or property by fire or

other causes FS 1633407

i
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2 Blighted azea means an area in which there are a substantial number of

deteriorated or deteriorating structures in which conditions as indicated by
governmentmaintained statistics or other studies aze leading to economic distress
or endanger life property and in which two or more of the following factors are

present

a Predominance of defective or inadequate street layout parking
facilities roadways bridges or public transportation facilities

b Aggregate assessed values of real property in the azea for ad
valorem tax purposes have failed to show any appreciable increase
over the 5 years prior to the finding ofsuch conditions

c
i Faulty lot layout in relation to size adequacy accessibility or

usefulness
d Unsanitary or unsafe conditions
e Deterioration of site or other improvements
f Inadequate and outdated building density patterns
g Falling lease rates per squaze foot of office commercial or

industrial space compazed to the remainder of the county or

municipality
h Tax or special assessment delinquency exceeding the fair value of

the land

3
i Residential and commercial vacancy rates higher in the area than

in the remainder of the county or municipality
j Incidence of crime in the azea higher than in the remainder ofthe

county or municipality
k Fire and emergency medical service calls to the azea

proportionately higher than in the remainder of the county or

municipality
1 A greater number of violations ofthe Florida Building Code in the

azea than the number of violations recorded in the remainder ofthe

F county or municipality
m Diversity of ownership or defective or unusual conditions of title

which prevent the free alienability of land within the deteriorated

or hazardous area or

n Governmentally owned property with adverse environmental
conditions caused by apublic orprivate entity

Finding ofNecessityfor Redevelopment City of Sebastian Florida 5



However the term blighted area also means any area in which at least one of
the factors identified in pazagraphs a through n are present and all taxing
authorities subject tos1633872a agree either by interlocal agreement or

agreements with the agency or by resolution that the area is blighted FS
1633408

3 There is a shortage of housing affordable to residents of low or moderate income
including the elderly FS1633551
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III Methodology

i A number of information sources and analytical techniques were used in the
determiuation of the need for redevelopment Field surveys were conducted between
October and November 2002 to provide accurate assessments of physical conditions in
and around the proposed CRA Area Initial fieldwork focused on the appropriate
boundary of the expansion area Field data gathered included visual surveys of conditions
of infrastructure vacant lots debris piles building structures and facades roads and
traffic parking property maintenance lighting and other potential blighting influences
Land use conflicts were also noted

City and County records and analyses by technical staff were utilized to provide
important background information on code enforcement trends infrastructure

i deficiencies property tax values and trends land subdivision and ownership
programmed public improvements and other factors The existing Sebastian Community

i Redevelopment Plan completed in 1995 was also utilized as a basis of information for
this report

The information collected was assessed against the criteria presented previously in this
report to detemine the existence of slumandor blighting conditions the overall need for

redevelopment and to finalize the boundary for the proposed CRA expansion area

1

p

1

1
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IV Proposed Community Redevelopment Area

A Area Characteristics

Based on field surveys the recommended boundaries for Sebastians proposed CRA
expansion area are shown in Figure 2 The azea being considered for expansion of the
existing redevelopment area hereafter referred to as the proposed expansion areas
generally includes the area between the CR 512 eastbound and westbound roadway split
terminating at the eastern boundary of Old Dixie Highwaysrightofway The proposed
expansion azea also includes a lazge tract of land south of Woodmere road properties
located between Harrison 2d Street and CR 512 eastbound and other property south of

i and fronting on CR 512 eastbound

The gross area of the proposed CRA expansion azea is 10374 acres including road
rightsofway Excluding road rightofway the azea for proposed expansion is
approximately 80 acres Approximately 224 percent 2321 acres of the gross azea is
undeveloped The remaining land azea is intended to support commercial 3150 acres
industrial 5651 acres and institutional 1573 acres uses

B Land Use

This section provides an overview of the future land use designations zoning districts
and existing land uses within the proposed CRA area This analysis is based on Figures 3
through 6 on the following pages and the tables presented throughout the section The
discussion begins with future land use as this is the controlling factor in land
development
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Table 1 shows a breakdown ofthe future land use and zoning designations within the

proposed CRA expansion area while Figure 3 graphically depicts these designations
j

Future land use and zoning designations are identical within the proposed CRA

expansion azea

Table 1 Future LandUseZoning

Future Land Use Designation Acres

Percent of

Proposed
C12A Area

Commercial512DistrictC512 624 60

Public Service District PS 1573 152

Industrial District III 5651 545

Commeroial General District CG 2526 243

Source City ofSebastian Future LandUseZoning Maps

As indicated in Table 1 above the majority 545 percent of the property within the
ro osed CRA a ansion azea is delip p xp grated for industrial use Figare 3 shows that these

industrial designated lands are concentrated in the eastern and northeastern portions of
the proposed expansion area Land designated for general commercial development is the
second most common designation with 243 percent of the proposed CRA expansion

j area Approximately 152 percent ofthe azea is designated for institutional development
PS District Finally 624 acres are designated for commercial development along CR
512

Table 2 summarizes the existing land uses which are shown on Figure 5 in the proposed
CRA azea

Table 2 Existing Land Use

Existing Use Acres

Percent of

Proposed
CRA Area

Institutional 1207 116

Industrial 724 70

Commercial 101 97

Residential 2725 263

Finding ofNecessityfor Redevelopment City ofSebastian Florida 12



RoadRightofWay 2387 230

Vacant 2321 224

Source KimleyHorn Associates Inc

The chazacter of the existing land use in the proposed CRA expansion area is

predominantly residential Table 2 indicates that 230 percent of the area is made up of
J road rightofway and an additional 224 percent of the area is undeveloped land

Institutional land uses aze the next most prevalent uses representing 116 percent 1207
acres of the proposed CRA expansion area The majority of the area is zoned

commercial and industrial however these two uses make up the smallest shaze of
j existing land uses in the azea accounting for 97 percent and 70 percent of the area
1 respectively Industrial land uses in the area include storage facilities and autooriented

businesses such as auto repair and parts

There are a substantial number ofinstances of noncomforming uses in the proposed CRA
expansion azea Of 40 total structures surveyed in the area 17 425 percent represent3
residential uses which are nonconforming uses in the area according to future land use

and zoning designations Ofthe 17 nonconforming residential uses 16 are located in the
industrial land use zone and the remaining residential use lies within a commercial land
use zone This information is shown in more detail in Table 3 of this study

f

1

i
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V Need for Redevelopment

Based on field surveys and information provided by the City Figure 6 presents a

composite analysis of the deteriorating conditions within the proposed CRA expansion
area More specifically Figure 6 delineates the areas with deteriorated building
conditions deteriorated lot conditions nonconforming uses and inadequate street layout
and deteriorated site improvements all of which are prerequisites for establishing and
expanding aCRA

The gross acreage ofthe proposed CRA expansion azea including road rightsofway is

approximately 10374acres Using this gross acreage the conditions illustrated on Figure
7 account for the following proportions ofthe study azea

Deteriorating Structures 46 acres44
Deteriorating Property Conditions 2536acres 245
Both Deteriorating StructuresProp Conditions 2405 acres 232
Inadequate Roadways 05 acres05

When combined and adjusted for overlapping conditions these six conditions represent
5451 acres or 525 percent ofthe gross proposed CRA expansion azea Excluding mad

rightofways the percentage increases to nearly 70 percent of the land area in the

proposed CRA expansion area

The following sections of this report will discuss each of these conditions including other

zoning deficiencies and blighting influences present in the proposed CRA expansion area

Finding ofNecessityfor Redevelopment City ofSebastian Florida 15



I

A Deteriorating Structures
F

F
Table 3 below is a visual inventory ofbuilding and lot conditions within the proposed
CRA expansion area The location of each building and lot surveyed is shown in Figure

j 6 and crossreferenced by Map ID number on Table 3 below Building and lot
conditions have been rated according to the following scale

i

1

Building Conditions Lot Conditions

1Standard 1Good Condition
2 Slightly Deteriorated 2 Standard tall grass etc

3 Deteriorated 3 Poor overgrown minor debris
4 Dilapidated 4Very poor Dumping unmaintained etc

Table 3 Building and Lot Conditions Snrvey

Map General Building Lot

ID Address Use Condition Condition NonConforming Use
1 High Residential 1 1 Yes single family home

Street SF in Industrial Land Use
2 High Residential 3 1 Yes single family home

Street SF in Industrial Land Use
3 High Residential 1 2 Yes single family home

Street SF in Industrial Land Use
4 High Residential 3 2 Yes single family home

Street SF in Industrial Land Use
5 High Residential 4 3 Yes single family home

Street SF in Industrial Land Use
6 High Rental 1 1 1Vo

Street Business

7 High Vacant NA 4 No
Street

8 High Vacant NA 3 No
Street

10 Louisiana Residential 2 1 Yes single family home
Ave SF in Industrial Land Use

11 Louisiana Residential 2 1 Yes single family home

Ave SF in Industrial Land Use
12 Louisiana Residential 2 1 Yes single family home

Ave SF in Industrial Land Use

Finding ofNecessiryfor Redevelopment City ofSebastian Florida 16



13 Louisiana

Ave

Residential

SF

2 1 Yes single family home

in Industrial Land Use
14 Louisiana

Ave

VFW 1 1 No

15 Louisiana

Ave

American

Legion

1 1 No

16 Louisiana

Ave

Residential

SF

2 1 Yes single family home

in Industrial Land Use
17 Louisiana

Ave

Residential

SF

1 1 Yes single family home

in Industrial Land Use
18 Louisiana

Ave

Residential

SF

3 2 Yes single family home

in Industrial Land Use
19 Louisiana

Ave

Vacant NA 3 No

20 First

Taft St

Residential

SF

2 2 Yes single fanuly home

in Industrial Land Use

21 First

Taft St

Residential

SF

3 2 Yes single family home

in Industrial Land Use

22 CR 512 Vacant NA 3 No

23 CR 512 Public Works 1 1 No

24 CR 512 Vacant NA 3 No

25 CR 512 Residential

SF

4 3 Yes single family home

in Commercial Land Use
26 CR 512 Commercial

Office

Building

1 1 No

27 CR 512 Office

Building
1 1 No

28 CR 512 Vacant NA 3 No

29 CR 512 Vacant NA 3 No

30 CR 512 Carpet Store 1 1 No

31 CR 512 Vacant NA 3 No

32 CR 512 Fountain
Plaza Retail

1 1 No

33 CR 512 Vacant NA 3 No

34 CR 512 Storage
Facility

1 1 No

35 CR 512 Vacant NA 3 No

36 Second Storage 1 2 No

Finding ofNecessityfor Redevelopment City ofSebastian Florida 17



Harrison Facility
Street

37 Second Automotive 1 2 No

Harrison Body Shop
Street

38 Second Storage 1 3 No

Harrison Facility
Street

39 Second Storage 1 2 No

Harrison Facility
Street

40 CR 512 Restaurant 1 1 No

Jerrys Sub

Pub
41 CR 512 Automotive 2 1 No

Repair
42 CR 512 Outside NA 2 No

Storage Area

Boats

43 CR 512 Service Center 1 1 No
44 High Storage 1 1 No

Street Facility

45 High Storage 2 3 No
Street Facility

46 Old Dixie Sheet Metal 3 2 No

Hwy Roofing
47 Old Dixie Automotive 1 1 No

Hwy Repair
Transmission

48 Old Dixie Automotive 2 1 No

Hwy Sales

49 Old Dixie Storage 1 1 No

Hwy Facility
SO Old Dixie Storage 2 1 No

Hwy Facility
51 Old Dixie Residential 3 4 Yes single family home

Hwy SF in Industrial Land Use
Source IlerPlanning Group 2002
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f As indicated above 40 of the properties surveyed in the proposed CRA expansion area

currently have structures on them Of the 40 structures surveyed nearly half 475
j percent 19 structures are slightly deteriorated to dilapidated in condition In

addition 49 percent of the lots within the proposed CRA expansion aze rated standazd
to very poor Neazly 30 percent of the lots within the azea are rated poor or very
poor in condition

The following graphics depict deteriorated structures within the CRA expansion area

I Photograph 1 depicts a dilapidated
residential structure on the north

side of CR 512 eastbound west of

Louisiana Avenue The structure is

a nonconforming use located within

a commercial zone and appeazs to

be in significant disrepair This

structure is one of the first

properties seen entering the City of

Sebastian from the west on CR 512

Photograph 2 depicts a mobile

home neaz the northern terminus of

High Street and Louisiana Avenue
at CR 512 westbound This home

is typical to the majority of

nonconforming residential uses in

the proposed CRA expansion area

Finding ofNecessityforRedevelopmentCityofSebastian Florida 19

Photo1Dilapidated home on north side ofCR 512 East

Photo 2 Mobile home at intersection ofHigh Street and Lossisiana Avenue



J

i

i

Photographs 4 through 7 show

an additional nonconforming
mobile homes generally
located between CR 512

f eastbound and CR 512

westbound east of Louisiana
i Avenue

Photograph 3 depicts an

industrial land use on the

north side of Harrison 2d
Street in the northeastern

area of the proposed
expansion area

Photo4Mobile home on the east side ofLovisiano Avenue south ofTatAvenue

Finding ofNecessity forRedevelopment City ofSebastian Florida 2p

PAoto 3 Industrial use onnorth side ofHarrisan2d Street

Photo 5 Northwest corner ofLouisianaAvemee and

TaftJJStreet

Photo6Westside ofHigh Street north ofTaJt I Street



i

Photograph 8 depicts an outdoor storage area on the north side of Harrison 2 Street
just east ofHewlett Drive
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B Deterioration of Site or Other Improvements

1 Vacancy

a
Another indication of depressed conditions in the proposed CRA area is the amount of

vacant undeveloped land As mentioned in the previous section on existing land uses
224 percent 2321 acres of the proposed CRA expansion area is comprised of vacant

land

Vacant land is dispersed throughout the proposed CRA expansion area with no

significant concentration occurring in any specific location The existence ofvacant land

is evidence of lack ofinvestment throughout the area

2 Junk Trash and Debris

Accumulation of litter and debris is not a significant issue for the commercial and

portions of the proposed CRA expansion area This may be due in part to the lack of

landscaping and vegetation in these azeas in which trash and debris may be thrown as

well as due to diligent code enforcement officers and property owners In the industrial

areas however there is more of a problem with junk trash and debris Of the 38 code
enforcement cases in the proposed CRA expansion area between 1990 and 2000 22

579 were forjunk trash and debris

The photograph to the right
is just one example of litter

in the proposed CRA azea

This photograph shows a

pile of discarded materials

adjacent to an industrial use

located on the northern side

of Harrison 2a Street at

Hewlett Drive
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The photograph below shows a vacant lot being used for storage oftruck trailers at the
southeast corner of Taft1 Street and High Street This not only demonstrates property
owner disinvestment in the proposed CRA expansion azea but also shows that much of
the land within the area is not being utilized for its highest and best use

3 Faulty LotLayoutDiversityof Ownership

Faulty lot layout due to lot size is a significant problem within the proposed CRA

expansion area for industrial azeas The Citys zoning code requires aminimum lot width
of 100 feet and a minmmn lot azea bf 15000 squaze feet for industrial uses City of
Sebastian Zoning Regulations 542SV7 Lot sizes in the industrialzonedareas of the
northeastern part ofthe proposed CRA expansion area typically range from 6500 square
feet to 9375 square feet and appear to have been originally platted for residential uses

Accordingly diversity of ownership prevents the free alienability of land within the

proposed CRA expansion area

Commercial development within the CitysC512 District calls for aminimum lot size of

20000 square feet and amnmurn lot width of 125 feet This commercial zoning exists
in the southwestern part of the proposed CRA expansion azea south of CR 512 eastbound
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Lot sizes in this area typically do not exceed 10000 square feet with a40foot averagelot width

Accordingly commercial and industrial development within current code is not feasible
without significant parcel assembly due to diversity of ownership and small lot sizeseach of which prevent the free alienability of land within the proposed CRA expansioni
area

i
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C Code Enforcement Violations

Approximately 38 Code violations have been issued since 1990 in the proposed CRA
expansion area for one or more ofthe following

Building maintenancei
Property maintenance
Landscape maintenance or

Public nuisance junk trash or debris overgrown vegetation or

abandoneduntagged vehicles

Table 4 displays the number and nature of violations issued between 1990 and 2000

Table 4 Proposed CRAArea Code Enforcement Cases byvi

Type ofViolation Number ofInstances

Building maintenance 1

Property maintenance 11

Public nuisance
24

Prohibited signs 1

Failure to obtain occupational license 1

As indicated in Table 4 violations for public nuisance such as abandoned vehicles junk
trash or debris or overgrown vegetation aze the most prevalent in the proposed CRA
expansion area followed by property maintenance issues Public nuisance cases represent
more than 63 percent of all cases This is an indicator of the blighted conditions that exist
within the proposed CRA azea
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D Inadequate Transportation Facilities

1 Defective or Inadequate Street Layout

Figure 6 depicts an unpaved roadway that travels directly adjacent to and south of the
C512 commercial district in the southwest area of the proposed CRA expansion This
dirt road has numerous potholes and ruts and becomes largely impassable in inclement
weather

The road system south of CR 512 in the proposed CRA expansion azea is inadequate and
unpaved in many instances The system is insufficient to serve the land uses presently
adopted for the azea

1

r
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E Taa Base Growth

Table 5 shows the total taxable value growth between 2000 and 2002 in the City of
Sebastian Indian River County and the proposed CRA expansion area

Table 5 Tax Base Growth

2000 2002 Growth

CRA Expansion Area 4978630 5929680 19190

City ofSebastian 508508759 623616811 226

Indian River County 6995948262 8896057701 272

Source CltyofSebasfian indianRiverCounty

As shown in the table the growth of the total taxable value of the proposed CRA
expansion area lagged by three percent between 2000 and 2002 in comparison with the
City of Sebastian Moreover the proposed CRA expansion areas total taxable value
growth lagged by more than eight percent behind Indian River County indicating
blighting influences in the azea and a need for redevelopment
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VI Conclusions

Based on the information presented in this report the City ofSebastiansproposed CRA
expansion area meets the state requirements for a Community Redevelopment AgencyThe proposed CRA area meets the following criteria

1
f

Over half of the properties in the proposed area exhibit deterioratingbuilding and site conditions This cleazly meets state requirements that

t
call fora substantial number of deteriorated or deteriorating structures
within a proposed CRAFS1633408

2 The deterioration of site or other improvements FS 1633408ehasi been demonstrated by the existence of2321 acres of vacant land withinthe proposed CRA area which accounts for 224 percent of the total
1 proposed expansion area Additionally deterioration of site has been
1 demonstrated through the accumulation of litter and debris in the area

I
Between 1990 and 2000 nearly 60 percent of all code enforcement

t
citations in the proposed CRA expansion area involved the accumulation
of junk trash and debris Finally as stated above nearly half of the
structures and lots within the CRA are deterioratingordeteriorated

1 3 Faulty lot layoutFS1633402c exists in neazly all of the C512
commercial and industrial zoned properties in the proposed CRA
expansion area due to small lot sizes that do not meet current zoning code
requirements

4 A diversity of ownershippreventing the free alienability of land
FS1633402mwithin the proposed CRA expansion area has been
demonstrated within the C512 commercial and industrial zoned
properties as new development in these areas would require significant
assembly of parcels

5 Several instances of inadequate road layout occur throughout the proposedCRA expansion area
6 Land use conflicts occur where residential iuses ex st in commercial andindustrial zoned areas Over 40 percent of the existing structur i hes n t e

proposed expansion area are nonconforming residential uses and
7 The total taxable value of the expansion area lags behind the rest of the

City of Sebastian and Indian River County indicating disinvestment in the
area and aneed for redevelopment

These findings and the other detailed conclusions contained herein clearly indicate a verystrong need for redevelopment in the Sebastian CRA expansion azea
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SOLUTIONNO It02S7

A RESOLUTION OF THE CFTY OF SEBASTL4N FLORIDAFINDING BLIGHT LN TILE CR 512 TRIAKGLE AREA ANDDECLARING A NECESSITY FOR REHA8ILTATION AND
REDEVELOPMENT PROVIDING FOREFFiLCTIVE DATE

VYliREAS the City of Sebastian commissioned the Treasure Coast Regional PlanningCouncil m bast a charette oven the future develppmetrt ofthe County Road 512 corridor throughthe City and

WHEREA8 the City of Sebas@an reoeivcd the CharetteRepart the Development
Master Plaa dated November 3 2000 and adopted it as the coaeeptust basis for1tepolicies
governing development is the CIi 512 corridorwithin the City of Sebastian and

RHEREA the Master Play rccommonds various enltaaoements to the Sebaslian
Beulevard roadway other public inCrastntoture impmventeat projects as woll as changes in the
zoning laws and development standards for the corridor and

WFEItEAS the Master Plea recommends various enhancements to the Sebastian
Boulevard roadway other pubfie infrastructure improvement projects as well as changes in the
zoning laws and development standards for the eorrldar and

WHEREAS during the nharette process conoems arose over the negative efiects as to
traffic patterrrs livability and devcIopability that the divided rightofway for CR 512 had
brought to the area of landbetween these twin pairs and

WIiEREAS a key element of the Sebastian Boulevard Development Master Plan
became redevelopment of the tend located between the divided rightofway for the corridor
under a ldew Town Coster concept and

WAEREA6 it was determined that the Cityshoold retain aplamtiag ptofessianai to
furtherexamine the feasibiity ofthis triangle area hehvoen the rightsafway and the firm of
IIGInc and

WHEREAS IPCr ac has issuod afYttdtngoNeasssity Report which is hereby
adopted as the findings ofthe City ofSebastian



wr GG GGYJJ e aarN BLDG DEPT SEBR5TIRN
N0G2E P3

NOW1AEREIadRTBE IT RE6dLVED 18Y THrCOUNCIL dN TAE CITYOTSEBASTIAM ae follows

Seed That the City has determined the area iaoatod between the divided
eastbound and Westbound rightsofway for Coaaty goad 512 snd up to the easterA edge ofthefEC Railrad rightofvvay meats the ct3taria ofFla Star 163340 and constitutes x blightedarea within thaparamaters ofstate law and

9 2 In the intare8t of public health safety sad welfare of the residents of theCity of Sebastian fha rehabilitation and redevelopntant ofsaid area is necessary
It is the intent of the City to proceed with the necessary actions tpincorporate the descnbad area into the existing Sebastian Comaaunity Redevelopment arealocated adjacent andimmadietelyto the east

tton 4 LtFECTIVE HATE This resolution shall take effect immediately uponits adoption

The forogoing Resolution was moved for adoption by CowrcihnemberlchergThe motion wasseconded by Coiurcilutember Earczyk and bvote the vote wan as follows put into a

Mayor WsltorSames aye
Vine Mayor Jearres Hiil

gyeCouttcilmember Toe Barazyk eve
Cauuoilmambar 13dward J Majoher Jr aye
Councilmembar RayCaniglio

The Mayor thereupon declared this Resolution duly passai and adopted this l1 dayofAecember 2002

ATTEST

4

sauy A Mai CMC
City Clark

CITY OF SEBASTIANF1ORIDA

Mayor Walter Barnes

Approved as to form and legality for
mlfanee bythrCrtvyof3ebastisa

only
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Legal Description

Sebastian CRA

Begin at the northeast comer of the municipal limits of the City ofSebastian run west followingthe city limits to apoint of intersection of the eastem rightofway line of the Florida East Coast
Railroad run southeast following the east rightofway line ofthe Florida East Coast Railroad to
the point of intersection of the City ofSebastians southern municipal limits run east followingthe City of Sebastians municipal limits mn northwest following the same city limits to the pointofbeginning

Expansion area legal description

Begin at the intersection of the eastrightofway line of the Florida East Coast Railroad and the
westem rightofway line ofwestbound Sebastian Boulevazd CR 512 west run southwest alongthe westem rightofway line of westbound Sebastian Boulevard CR 512west to the southeast
point ofintersection oftherightofway lines ofCalamondin Street and Temple Avenue run west
along the south rightofway lineofCalamondin Street to its southwest limit run west followingthe north boundary ofPazcel 1 ofthe Coy A Clark Company Plat run south following the west
boundary ofParcel 1 of the Coy A Clark Company Plat to the western rightofway line of
Sebastian Boulevazd CR 512 west run southwest along the western rightofway line of
Sebastian Boulevard CR 512 west approximately 200 feet run southeast perpendicular to the
rightofwayof Sebastian Boulevard CR512 to the northernmost limit ofthe boundary between
Lots 48 and 49 Sebastian Highlands Unit 12 subdivision Plat Book 7 Page 57A of the Public
Records of Indian County Florida run northeast along the eastem rightofway of Sebastian
Boulevard CR 512 east to the easternmost rightofway of the alley conning through Lot 58Sebastian Highlands Unit 12 subdivision run southeast along said alley rightofway line to apoint of intersection at the southernmost boundary of Lot 58 run northeast along the
southernmost boundazy of Lots 5871 Sebastian Highlands Unit 12 subdivision to a point of
intersection with the west rightofway line ofSouth Wimbrow Drive continue northeast from
the rightofwayofSouth Wimbrow Drive to the southwest comer ofLot 5 Sebastian HighlandsUnit 12 subdivision continue northeast along the southernmost boundary ofLots 5 through 12Sebastian Highlands Unit 12 subdivision and continue to a point of intersection at the eastemrightofway line of the drainage rightofway as identified on Plat Book 8 Page 44D of the
Public Records of Indian River County Florida run south along the east side of the drainagerightofway line and continue following the saidrightofway eastward continue to follow the
same rightofwaysouthward to apoint ofintersection at the southern municipal limits ofthe Cityof Sebastian run east following the southern municipal limits of the City of Sebastian to apointof intersection with the western rightofway line of the Florida East Coast Railroad run
northwest following the municipal limits of the City ofSebastian continue westwazd followingthe said municipal limits of the City of Sebastian continue northward following the same
municipal limits ofthe City ofSebastian continue northeast following the municipal limits ofthe
City of Sebastian to a point of intersection of the eastern rightofway line of the Florida East
Coast Railroad follow the eastrightofwaylineof the Florida East Coast Railroad to the point of
beginning
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Ic
ARTICLE XXI PERFORMANCE OVERLAYDISTRICTS

G

Sec 544211Intent

The intent ofthis section is tq describe certain Performance Overlay zones used to impose
special development restrictions on identified meas The location of Performance Overlay
zones is established by the City of Sebastian based on the need for special protective measures

in that area The underlying uses in the area as determinedinchapter IIofthis code remain

undisturbed by the creation of the Performance Overlay zone The Performance Overlay zone

merely imposes additional or different development standards than those that would other

wise apply

Sec 544212Purpose

The overall Purpose of these regulations is to

a Promote an attractive and inviting corridor

b Provide for a sufficient amount of attractive andwellmaintained landscaping to

complement buildings and structures within the corridor

c Encaurage development of attractive buildings within the corridor

d Ensure unobtrusive and orderly signage that averts a garish and visually cluttered

appearance along the corridor

e Encourage creative designs and buildings ofquality

fl Foster creative approaches that result in buildings of enduring character through use

of quality design and buildingmateriaL4and

g Make the Overlay Districts consistent with their vision statements

Sec 544213 pecial regulations and exemptionsr

a Exemptions Within the Performance Overlay Districts the following exemptions shall
aPP1Y

1 Singlefamily development and redevelopment shall be exempt from all Performance

Overlay District speEal development regulations

2 Industrial and storage buildings located within an industrial district shall be ex

empted from foundation planting landscaping requirements and architectural

building requirements only if no building facades abut a residentially zoned area or

firont on public or platted roads All industrial buildings shall satisfy the color

requirements

3 Electrical substations and similar public orquasipublic facilities that prohibit access

by thepubliconto the site maybe exempted from architecturabuildingrequirements
if the exempted buildings and equipment will be visually screened from adjacent
properties and roadways
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544213 SEBASTIAN LAND DEVELOPMENT CODE c
b Uses With the following exceptions uses within the Performance Overlay Districts

shall be as specified in article V of this code

1 Outdoor displays No outdoor displays shall be permitted unlessapproved by the
planning and zoning commission pursuant to section 543102d

2 Uaes with vehicle and service bays Uses involving dehicle and service bays that are

oriented perpendicular to CR 512 are allowed only if a Type Bbufferwith afourfoot
high opaque featuze is provided along the sites CR 512 frontage

3 Underground utilities services required Whore new utilities services ag electrical
phone cable are provided to project sites such serviceshall be installed underground

4 Connection to pedestrian systems Projects fronting on roads with existingor planned
required sidewalks andor bikeways shall provide apedestrian path from the project to
the existing or future sidewalk andor bikeway Said pedestrian path shall have a

minimum width of five feet shall consist of a rigid surface meeting Florida Accessi
bility Code requirements and may include properly marked areas thatcrossparking
lots and driveways

Sec 544214Plan approval

In the Performance Overlay Districts development and redevelopment requiring adminis

trative minor modification or site plan approval and exterior renovations shall comply with

thedistricta plan requirements The area ofdevelopment for such projects shall be the area of
the site containing buildings additionsstructurea facilities or improvements proposed by the
applicant or required to serve those itemsproposed by the applicant

Sec b44215Supplementary requirements for site plan submittal and review

a Prniiminary review of site pians Preliminary staff review of site plans is mandatory
including review of landscaping and tree preservation plans architectural plena lighting
plena and color and exterior finish samples

b Site plan review The drawings listed below are to be submitted in a minimum24inch
by36inch format and are to be the largest scale whichwill fit on a24inchby36inchformat
In addition to normal site plan review submittal requirements the following are to be
submittedat the time of site plan review

1 Site plan This plan shall indicate setbacks and all site development as required by the
site plan ordinance and shall depict building orientation locations of signage
location ofservice areas dumpstera loading zones mechanical equipment and any
other visually offensive elements as described in these requirements including
locations and specifications ofacreening devices

2 Tree plan This plan shall indicate location diameter atbreast height dbh four and
onehalffeet above gradeand species ofall trees sininch caliper measured at dbh
and larger

c
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PERFORMANCE OVERLAY DISTRICTS 644215

3 Landscape plan The landscape plan may be incorporated into the site plan It shall

include calculations demonstrating compliance with article XIV and the special
landscapingrequirements as established within each district

4 Building floor plans This plan shall depict general location of entries and exits
restrooms and general uses

5 Roof plan This plan shall indicate roof type slope and any offenaiveslementa as
described in these requirements and descriptions of screening devices

6 Building elevations This plan shall include all exteriorbuildingelevationsincluding
all items affecting the appearance of the building including roof design complete
description of exteriar building materials exterior building colors all loading zones
mechanical and electrical equipment locations and their required screening devices
and signs attached to buildings

7 Certifications The plan shall include certifications from the project architect or

engineer that proposed roof plane and elevation plans satisfy the Overlay Districts
architectural building standards

8 Other requirements Priorto siteplanrelease applicants shall submit to planning and
growth management department three seta of the fallowing and shall obtain planning
staff appoval of each component

a Site lighting plan The site lightingplanmay be incorporated into the site plan
It must indicate the site lighting plan sa well as a light fixture schedule with cut
sheets written specifications and pictorial representation including photometric
chart for all site lighting fixtures This includes any site lighting fixtures
attached to buildings

b Sign elevations minimum scale threequarters inch equals one foot These are

to be detailed drawings of building and site signage including all items affecting
the appearance of signs including but not limited to dimensions area in square
feet complete description of finish materials and their colors color samples
minimum size three inches by five inches using Pantone Matching System
numbers with color number on back ofeach sample and method ofilltiom
This is required for all outdoor signs except those which cannot be determined
because the occupancy ofthe space is not known Any signs not reviewed at site

plan review time for this reason must be reviewedunder these requirements
prior to the issuance ofa sign permit

c Building colos samplesmnmum sample sizes three by five inches Exterior
and exterior signage color samples shall be submitted

d Certification Certification from the project architect or engineer that the

proposed site and exterior building lighting proposed signage and proposed
building and signage celors satisfy the Cverlay Districtslighting signage and

color standards
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544215 SEBASTIAIJ LAND DEVELOPMENT CODE

cApproudfor change ofexterior design required Changes tothe egteriorofany structure
in the Overlay Districts shall require review and approval by the planning and growth
management department Such changes shall include but not be limited to colors building
materials roof finishes and aignage Routinemaintenance and replacement ofmaterials which
do not affect the approved exterior design shall be exempt from such reviewandapproval

Sec 544218WaiSera

As part ofan application For development a request may bemade for awaiver of any ofthe
provisions of this article The request shall be heard by the planning and zoning commission
in determng ifany such provision be waived modified or applied as written The planning
and coning commission shall hold a quasijudicial hearing on the requested waiver The

criterion for granting a waiver or modification ofany ofthe provisions ofthis article is whether
the strict interpretation ofthe requirements oftlusarticle places an inordinate burden on the

property owner as defined by Florida Statutes The waiver procedure herein is the exclusive
remedy to the application of the provisions of this article and is to be utilized in lieu of an

application for avariance

Historic buildings The planning and zoning commission maywaive the requirements ofthe

performance overlay districts for the purpose ofpreserving a historic building

DIVISION A RIVERFRONT OVERLAY DISTRICT REGULATIONS

Sec 54421A1Intent

This Riverfront Overlay District is designed to encourage development and redevelopment
within the Riverfiont District that includes promotion of traditional building types with
arcades balconies and porches Additionally tfie intent of the district is to create a sense of

place and promote social interaction on the streets of the Riveront District and encourage
durable construction that is harmonious with the architectural heritage known as the Old
Florida Fishing Village of Sebastian

Sec 54421A2Boundaries

a Established Aspecial Performance Overlay District is hereby established to be known
as the OId Florida Fishing Village Riverfront District

b BoundriesThe Riverlront District shall include that portion ofthe City of Sebastian

located east of the Florida East Coast Railroad to and including the Indian River north to the

city limits and south to the south city limits located approximately at the south section line of

Section 6 Township 315 Range 39E

c RiuerfrontDistrict requirements Alldevelopment in the Riyerfront District shall comply
with the requirements of this articleTheatandards and requirements set Forth below shall

apply to new development conversion in use from residential to commercial and to building
exterior refinishing
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PERFORMANCEOVERLAY DISTRICTS 54421A3

G

G

Sec 84421A3 General

a Scope The design of all structures in the Riverfront District shall comply with the
requirements of this code This pertains to any building group ofbuildings sitz development
alterations affecting buildings exterior parking lots and vehicular use areas Compliance
with the provisions in this code shall be reviewed by the growth management department
planning and zoning commission and the city council as appropriate Precedence shall notbe
set by any project or variances approved by the growth management department planning
and zoning commission city council or the board of adjustment

b Appmoal forchnge ofexterior design required Anyexterior changeofany structure in

the Riverfinnt District shall require review by the growth management department Such

changes shall include but not be limited to colors building materials roof nishes and

signage Changes to the architectural featuresor style landscaping orsigns shall be approved
by the growth management director Modifications to the site plan shall be approved in

compliance with the site plan modification process in article X Routine maintenance and

replacement of materials which does not affect the approved exterior design shall be exempt
from thisparagraph

c Prohibited orchitectural styles Thefollowing are nat considered to be consistent with
the Old Florida FishingVillage architectural style nor appropriate for the Riverfront District

and are prohibited

1 Corporate signature or commercial prototype architecture unless such is consistent

with all requirements of this code Examples of such include but are notlimited to flat

roofed convenience stores and gas stations

2 Buildings which are ofsymbolic design for reasons ofadvertising and buildings which

are not compatible to the atmosphere ofRiverfront District Examples ofsuch include

A frame style roofs garishly colored roofs translucent architectural elements and

the like Sxmbola attached to buildings will not be allowed unless they are secondary
in appearance to the building and landscape and are anaesthetic asset to the building
project and neighborhood

3 Any kitsch arohitecture pretentious bad taste which does not resemble a typical
structure Examples of such include but are not limited to structures that resemble

an exaggerated plant fish edible food or other such items such as giant oranges ice
cream cones dinosaurs

4 Any architecture having a historical reference that is so unique and different from
current design philosophy of an Old Florida Fishing Village that such reference is

inconsistent andor incompatible with surrounding structures Examples of such

include but are not limited to igloos domes or geodesic domes Quonset style
structures teepees log cabins medieval castle caves

5 Styles that are not in the Old Florida Fishing Village theme Art Deco style is

prohibited
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b4421A4 SEBASTIANLAND DEVELOPMENT CODE

Sec 54421A4Special provisions

a Prouiaions The usesbelow must follow all criteria set forth in this code The following
are added criteria for each specific usei

1 Residentially designated propertiesThe following materials are approved for use in

residentially designated areas fiberglass or asphalt shinglestyleroofing for sloped
roofs and visible roof structures and textured plywood as a finish product Rooftop
screening devices shall not be required for attic ventilators or plumbing roof vents on

residentially designated properties However roofventilators mofvents and the like
shall be located where they willbeleastvisible from roadways

2 Commercial centers and outparcels The materials exterior finishes aignage and
colors of shopping centers and structures developed on shopping center outparcels
shall be compatible and harmonious with each other as determined by which

structures are developed first This requirement may be waived by the planning and

zoning commission if

a The initial shopping center or outparcel was built prior to the enactment ofthe
Riverfront District special regulations and

b It is determined by the planning and growth management department that
enforcement ofthis requirement would conflictwith the intent of these Riverfront
District special requirements

Sec 64421A8Desiga criteria

a General design criteria

1 Buildings with facades fironting onmore than one street should have equal design
considerations and consistent detailing on all street frontages

2 Porches on the front building facade are encouraged

3 Wood picket fences wroughtiron fences or landscape buffers are encouraged along the
front property line on corner lots and along the side property lineArbors and trellises
are permitted in the front yard Except for arbors and trellises the minimum height of

fences shall be three feet and the maximum height shall be four feet The maximum
height for arbors and trellises shall be tenfeetAbove fences architectural features of

up to 12 inches shall be allowed Such features shall be spaced a minimum often feet

apart Chain link fences are not permitted in the front yards Walla are discouraged
All walla shall be constructed of brick or other decorative materials and shall not

exceed four feet in height

4 Ifabuilding facade ie 100 feet or more in width measured parallel to the nearest body
of water an open vista ofat least ten feet in width and eight feet in height shall be

required within the buildings facade to allow a visual corridor from the publio
rightofway to the adjacent body of water
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b General items which re prohibited

1 Flat blank unarticulated or massive facades are prohibited on front facades Facades
located within view of a roadway are to incorporate architectural elements providing
breaks in the planes of exterior walls andor roofs Facades located within view of

roadway are to be designed to lessen the appearance of excessive bulk this is

especially important for largescale commercial structures Facades can be dividedby
use ofproportional expression of structure openings arcades canopies fenestration
changes of the building and the like GStepping or sloping of a parapet wall in

conjunction with a low eloped roofis prohibited Flat blankunarticulated or massive

facades will be permitted on the sides and rear of a building where Blank Facade
Foundation Planting is utilized see landscape section for requirements

2 The following materials or systems for aiding are prohibited as a finish andor exposed
product corrugated or ribbed panels smooth finish concrete block standard concrete

masonry units precast concrete tee systems plywood or textured plywood except
vertical board and batten Plywood will be allowed for soffit material

3 Any canopy suchas foragas station carwash or drivethrough facility that iswholly
or partially within 75 feet of a thoroughfare plan road rightofway shall meet the

following requirements concerning maximum fascia height This pertains toall fascia
on the above described canopy including any canopy fascia that continues beyond the

5foot limitJ

Roof Siope Distnce Maximum FseiHeight
Leas than 10 feet 8 inches

10 to 20 feet 12 inches

Greater than 20 feet 16 inches

4 Plastic or metal is prohibited as a fuush material for walls or trim Plastic is prohibited
as a finish material for sloped roofs visible roof structures and fascias Although
prohibited in general certain metal andplastic construction products may be approved
by the planning and zoning commission upon a written request and product sample
submitted by the applicant The planning and zoning commission may approve use of

the material if the following criteria are satisfied

i The product shall appear authentic from the closest distance that it will be

viewed by the general public

ii The product shall be substantial Thin and flimsy imitations are unacceptable

iii The product shall hold up as well as the product it is imitating That is it must

be fabricated in such a way that it will retain its original shape appearance and

color as well as the product it is imitating

iv The productscolor shall resemble the color of the product it is imitating

5 Any exposed masonry in a stack bond is prohibited
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54421A5 SEBASTIAN LAND DEVELOPMENT CODE

6 Lighting that follows the form of the building parts of the building or building
elements is prohibited

7 Neon lightingfiber optics orsimilar system trim where the neon tube fiber optics or

similar system is visible is prohibited This restriction includes site signage

8 Backlit transparent architecturalelements backlit architectural elements as well as
illuminated or backlitawnings and roof elements are prohibited This does notprohibit
the use of glass blocks or the use of an illuminated sign attached to abuilding

t

9Y Facades that appear to be primarily awnings are prohibited An awning shall not run

continuously for more than 3090 percent of the length ofany single facade Placement
of awning segments shall relate to building features eg doorways and windows
where possible Awning segments shall not exceed 25of the length o any single
facade

10 Driveup windows or amusement loud speakers located on a building facade that
faces a residential use are prohibited They shall not be located on a building facade
that faces IndianRiver Drive except for special events as permitted by the city council

11 Accessory structures including sheds outbuildings dumpster enclosures and screen

ing structures shall mateh the style finish and color ofthe sitesmain building Metal

utility sheds and temporary car canopies are prohibited

c Roofs and parapets

1 Slope roofs Gable hip and shed style roofs shall have a slope no less than 512
riserun and not greater than 1012 riserun Mansard style roofs with a slope
greats than 1012 riseran are prohibited Generiius eases on sloped roofs are
encouraged Any roof with a slopeless than512 riserunlow sloped roofshall not
be visible from a roadway Low sloped roofs must be screened with a visible roof
structure or parapet wall Sheds porchesandbalcony roofs shall have aslope na less
than 312riserun

2 Visibleroof structures Visible rnof structures shall be ofsuch height bulkand mesa
so as to appear structural even where the design is nonstructural Visible roof
structures shall have amum vertical rise of sin feet not including fascia Visible
roof structures shall have a elope no less than 512 an not greater than 1012
riserun Mansard style visible roof structures with a slope greater than 1012
riseran are prohibited Where visible roof structures are utilized in building
design they shall be continuous around all sides of the structure except where
incorporated with a parapet wall or other architectural element this does not allow
stuckqnroofs Any facade that is not visible from a roadway will not require a

continuous visible roof structure on that facade Any building with less than3500
square feet of enclosed space and utilizing a low sloped roof must have avisible roof
structure on all facades which are visible from aroadway
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PERFORMANCE OVERLAY DISTRICTS 544S1A5

8 The following roof styles are prohibitedAframe bowstring domegambrel no

symmetrical gable or hip different slope on each side ofridge quonset and

Polynesian Gable orhip roof with up to a1012 riserunmamum pitch with a

skirted or flazedlowerportion at a312 riseranmnmum pitch is allowed

4 The ridge or plane of a roof or visible roof structure that runs parallel or slightly
parallel with a roadway shall not run continuous for more than S00 feet without

offsetting or joggingahe roofridge or plane amnmof 16 inches with dormer

windows or other architectural feature that breaks up the roof Low sloped roofs are

excluded from flue requirement

b Roofingon sloped roofs and visible roof structures shall be limited tothe following
systems

a Cedar shingles or shakes slate claytile or cement tile

b Steel copper and factory painted aluminum standing seam roofing

c 6Vcrimp roof

d Galvanized metal or copper shingles ofVictorian or diamond shape or pattern
e Three dimensional fiberglass of asphalt shingle
Architectural standing seam roofs shall be limited to the following systems flat metal

panels with narrow raised seamszvg 12 to 20 inches apart which are secured

with continuous seam covers or mechanically seamed Light and natural colors as well

as mill finish metal roofs are encouraged Ming panel colors is prohibited andall
building roofs shall be ofone color

6 Roofing materials are prohibited for use as afinish matarial on parapets or anysurface
with a slope greater than 1012riserun up to and including vertical surfaces This

pertains only to those surfaces visible from adjacent property exclusive ofaccess drives
or roadways This does not exclude the use of metal fascia six inches orless in height
This does not exclude the use of typicalmetal flashing wall cap drip edge and the

like This does not exclude the use of roofing materials as a screening device as long
as it does not function as a buildingsparapet This does not exclude this use ofcedar
shingles or shakes as awall materiel used below the roof line

7 Plastic or metal roof panels or systems corrugated or ribbed roof panels hot mopped
systems builtup gravel torched on foam or fluid applied zoll or membrane roofing
and the like aze prohibited on anyroof which is visible from any roadway andor

reaidenthallq designated azea This does not exclude the use ofarchtectnral standing
seam metal roofing orgalvanized 5Vcrimp metal roofing

8 Partial parapet wallsarenotpermitted If aparapet wall is used on abuilding then
aparapetwall ofthe same style and material is tobe continuous around all sides ofthe

structure except where incorporated with a visible roofstructuie or other architec

tural element Introduction of any visible roof structure shall not appear fake Any
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facade that is not visible from aroadwaywill not require acontinuous parapet wall on
that facade Steppingorsloping of aparapet wall in conjunctionwith a lowsloped roof
is prohibited

t

d Site

1 All telephones vending machines orany facility dispensingmerchandise or a service
on private property shall be confined to a space built into the building or buildings or

enclosed in a separate structure compatible with themain buildings architecture
These areas are tohedesigned with the safety ofthe userinmind Public phones and
ATMs should have 24hour acces

2 No advertising will be allowed on any exposed amenity or facility such as benches and
trash containers

3 When feasible existing specimen trees should be preserved in place or relocated on

site Use of tree wells as well as adaptation and variations of siting in order to

conserSe nativevegetationie encouraged
4

6

The use of thematic and decorative site lighting is encouraged Low lights of amodest
scale can be used along with featurelighting that emphasizes plants trees entrances
and effits Light bollards are enwuraged along pedestrian paths The color of the light
sources Qamp ahouldbe eonaistent throughout the project Color of site lighting
luminaries poles and the like shall be limited to dark bronze black or dark green
decorative fixtures attached to buildings are exempt from the fixture color require
ment

Lighting is not to be used as a form of advertising or in a manner that draws
considerably more attention to the building or grounds at night than in the day Sits
lighting shall be designed to direct light into the property Lighting shall avoid any
annoyanee to the neighbors from brightness or glazer

Roadway style luminaries fixtures such as cobra heads Nema heads and the like aze

prohibited Wallpads and flood lightauminaries are prohibited wherethelight source

would be viaiblegma roadway pazkiag area andor residentially designated area

high intensity dischargeeghigh pressure sodium metal halide mercury vapor
tungsten halogen lightingfixturesmounted onbuildings and poles higher than 18 feet
above the parking lot grade and under canopies shall be directed perpendicular to the

ground Other than decorative and low leveUlow height lighting no light source or lane
shall project above or below a fixture box shield or canopy

e Screening deuiees

1 usually offensive elements whether freestanding mounted on roofs or located
anywhere on astructure shall be concealed from view on all sides Individual screens
building elements or appropriate landscaping areto be used to completely screen the
offensive elements from view from adjacent roads properties and parking areas
Parapet wallsvisible roofstructures individual screens or building elements shall be
used to completely screen roof mounted visually offensive elements from view from

t
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any point around the entire building perimeter Screening devices shall relate to the
buildingsstyle of architecture and materials All screening devices shall be designed
so that no partof the offensive element extends beyond the top ofthe screen measured
vertically Rooftop screening devices shall not be required for plumliing roof vents
which are less than four inches in diameter and less than 12 inches above roof
penetration These roof vents are to be located where they will be least visible from

roadways

Tluisance elements shall be visually screened fiom adjacent roadways andor
residentially designated areas with solidwalls in addition to any required landscaping
Loading dock buffering shall meetstandards ofthe landscape ordinance articleXiV
All other walls shall be amnmum of six feet in height All dumpsterand trash

container areas shall lie completely screened on all sidesAnoiaeabatement enclosure
shallbeused on I3UAC equipment

Individual screens and walls shall relate tothe buildingsstyle of architecture and
materials A durable material such as reinforced concrete masonry units is recom
mended with an architecturally compatible finish Wood fences as a screening device
are encouraged

4 Chain link fencing with br without slats is prohibited as a screening device for

screening visually offensive elements and nuisance elements Where chain linkor
similar fencing is allowed to be usedeg around storm water ponds such fencing
shall be green or black andshall be located and landscaped so as tovisually screen the
fencing from public view

fl Building walls The exterior walls of the principal building shall be constructed ofany
of the following materials and in the following specified manner All materials shall be used
over the entire building or as continuous horizontal blends only No panelizing shall be
permitted or other simulations

1 Stucco with a float finish smooth or coarse machine spray dash and troweled

2 Wood clapboard five inches to the weather

3 Wood shingles seven inches to the weather

4 Wood board orbatten board of a board width from eight to 18 inches

5 Wood shiplap aiding smooth face seven inches to the weather

6 Coral keystone or tabby

7 Ashlar pattern flush sawn finish

8 Split face block

g Arcades ad porches Arcades balconies or porches shall be constructed of materials
eitherofwood or conform to the construction of the principalbuilding
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h Garden walls The garden walls of the principal building shall be constructed of either

wood wrought iron or PVC lattice or shall conform to the construction materials of the

principal building including stone brick and stucco Chain link fence copcealed by landecap
ing may lie used alongtheside and rear of the property No eimulationsshallbepermitted

i Accessory buildings Accessory structures including sheds outbuildings dumpster
enclosures and screening structures shall match the style finish and color of the sites main

building Metal utility sheds and temporary car canopies are prohibited

Sec 84421A6 Colors

a Intent The intent is to use oolora tliat complement the adopted Old Florida Fishing
Village theme Bright and garish colors as a means ofattracting attention to a business are

not characteristic of the RiverfiontDistrict andare not compatible with this codesobjectives

1 Whites earthtonea and subdued greys are encouraged These colors can be described

as being softer older subdued and antique looking

2 Fluorescent and bright colors are prohibited

b Color standards All buildings and accessory structures within theRiverontOverlay
District shall be limited to the colorslistedin the Overlay Districts master color list

c Roof colors requirements for roofs that are uisibde from a roadway Metal roof colors

shall consist ofnatural mill finish white lightneutral colors in the warm range and alimited
number of earthtone colors Ming or alternating colors ofmetal panels is prohibited For

remaining roofs the following shall dictate Other than natural variationaincolor or color

blends within a tile the miffing or alternating of roof color in the same roof material is

prohibited Colors and color blends shall not be contrary to the intent of this code Color for

roofing which is glazed slurry coated or artificially colored on the surfaoe by any other means

shall be limited to the same colors as approved for metal roofs

d Natural finish materials The color requirements listed above shall not apply to the

colors oftrue natural finish materials such as brick atone terra cotta concrete rooftiles slate
integrally colored concrete masonry units copper and wood finishes Colors commonly found

in natural materials are encouragedunless such material hes been artificially colored in a

manner which would be contrary to the intent of this code

e Awning colors Awning colors shall be consistent with item a above

fl Overlay District master color list The Overlay Districts master color list and approved
color board shall be maintained and made available by the planning and growth management
staff The list can be mailed or faced upon request

Sec 54421A7Landscape requirements

a Purpose The purpose of the 3iverfront District Landscape Code istoemphasize the

impact oflandscape design and maintenance on the health ofthe Indian River Lagoosand to

enhance the beauty oftheRiverfrontDistrict
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b Intent The intent oftheRiverfront Landscape Code is to promote wise landscape design
that can benefit the Indian River Lagoon with reduced irrigation fertilization and pest control
needs

7 Encourage the use of native plants Large oaks and cabbage palms are among the

many native plants whichcan give the feel of Old Florida Fishing Village IQative
plants properly sited canmnmze maintenance costa and eompllment the historkc

aPPeal of the Riverfront District

2 Put the right plant in the right place Encourage the use of plants suited to the soil
conditions rather than the use of soil amendments

3 Natkye plant list This list of native plants is intended to assist the landowner in

choosing indigenous landscaping thatwill have amnmal impact on theIndian River
Lagoon

c Requirements All development in the Riverfiront District shall comply with the

landscaping requirements as described in article XIV and shall comply with the following
additional requirementsc

1 Landscape strips

a The width ofthe perimeter landscape strips shall be determined by the required

G front side and rear setbacks as described in the underlying zoning district For
residential uses the perimeter landscape strips shall be 2690 ofthose setbacks

For community facilities and commercial uses the perimeter landscape strips
shall be 50 ofthose setbacks but not less than ten feet When a zero front

setback is allowed and is used a front perimeter landscape strip between the

building and the property line is not required

b Required perimeter and interiorlandscape strips shall not be used for any other
uses including etormwater management

c Nomorethan25 of the required perimeter sadinterior landscape strips shall

be covered in sod or grass

d All required perimeter and interior landscape strips not sodded or grassed shall

be coveredin recycled or environmentally friendly mulcfi Lava rocks or other

dark rocks maybe used in areas ofhigh pedestrian traffic River rock gravel pea

rock or similar material is encouraged for use in the required perimeterand
interior landscape strips

e Witliin the perimeter landscape strips the following landscaping shall be

provided per 100 lineal feet

1 Five canopy trees

2 Sia understorytrees
3 Continuous hedge Three to three and onehalf feet high at planting
NOTE Thehedgeshall provide avisual screen three feet high abovethe grade of
the project site parking azea Hedge material shall provide full screening to the
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ground therefore myrtles and shrubs with similar leafmg characteristics shaIl
not be used for hedge materialunless a double row arrangement is used At the
time of a certificate of occupancy CO for the project site the hedging shall

provide athreefoot visual screen subjectto citq sight distance requirements
Clustering of trees along the buffer stripis encouraged and uniform spacing of
trees is discouraged except where used to emphasize aparticular planting theme

or development style

2 Foundation plantingskoundation plantings shall be required as stated below for

buildings in commercial and industrial areas and for businesses allowed in residential
areas However for industrial and storage buildings located in the commercial
industrial and mixed use zoning districts foundation planting stripe shall be exempt

for sides of buildings not fronting on a residentially designated area or public or

platted road

a Along the front sides and rear of buildingsthefollowingfoundation planting
landscape strips shall be provided in accordance with the building height

Building Height

Foundation Punting
Strip Depth

Up to 12 feet high b feet depth
12 feet to 25 feet high 10 feet depth
Over 25 feet high 15 feet depth

1 A distance measured perpendicular to the building from the foundation outward

b Within such foundation planting landscape strips the folloWhiglandscaping
shall be provided
1 40 of the foundation perimeter secluding entranceways and overhead

doors along all building faces shall be landscaped as follows

Building Height landscape Specifications
Minimum plant material re 1 pahntree or appropriate canopy tree foaevery l0 lineal

quired feet ofplanting strip clustered
1 understorq tree for every 20 lineal feet of required
planting strip
3 shrubs for every 10 square feet of required planting area

Ground cover flowering plants or sod in the remaining
planting area

For buildings of 12 to 25 feet in 10 feet minimum planting area depth
height

1 canopy tree for every l0 lineal feet ofplanting strip 3

palms with a minimum height of 12 feet each may be

substituted for each canopy tree
1 understory tree for every 20 lineal feet of required
lasting atri

c
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Building Height Landscape Specifications
3 shrubs for every 10 square feet of requiredplanting area

Ground cover flowering plants or sod in the remaining
planting area

Far buildings over 25 feet in 16 feet minimum planting area depth
height

1 canopy tree for every lineal feet of planting strip 3

pahna with a minimum height of 16 feet each may be

substituted for each canopy tree

1 underatory tree for every 10 lineal feet of required
planting strip
3 shrubs for every 10 square feet ofrequiredplanting area

Ground cover flowering plants or sod in the remaining
planting area

2 The following modifications are allowed upon approval from the planning
and growth management director or other designee

D

i Foundation planting stripe may be located away from buildings to

avoid conflicts with architectural features eg roof overhangs drive

ways and vehicular areas serving driveup windows

ii The depth of foundation planting strips may be modified ifthe overall

minimum area cayered by the foundationplantings proposed meets or

eaceeda the area encompassed by the required foundation planting

d Increased foundation plantings for blank facade building faces As referenced in tihe

aichitecturalbuilding standards section of thisplan blank facade building faces that are

unarticulated are allowed iffoundation plantings are provided as specified above with a 100

increase doubling in required plant material quantities as specified above

e Increased canopy tree size All canopy trees required under normal landscaping and

buffering requirements and special Riverfront coxxidor plan requirements for projects within

the corridor shall have aminimum height of 12 feet and minimum spread ofsia feet at time

of planting Palm tree clusters may be used as canopy trees as specified in the landscape
ordinance However such pabn trees shall have a minimum clear trunk height of 12 feet

fj Other requirements For parcels east of Indian River Drive the landscape plan shall

include a description of the eristing and proposed shoreline and wetland vegetation

g Nativeplants for the sebastian riverfront district Native plants can help to preserve and

foster the feeling ofanOld Florida Fishing Village These plants arewelladapted to Florida

life and properly sited thrive with minimal irrigation fertilization and peat controlThe

Association ofFlorida Native Nurseries can assist with availability information The following
plants are encouraged in the RiverontDistrict
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Canopy TYees

Red maple
Paurotis palm
Southern red cedar
Southern magnolia
Redmulberry
Redbay
Sand pine
South Florida slash pine
Live oak

Sabel palm
Cypress
Hercules club

Acer rubrum

Acoelorraphe wrightii
Juniperus silicicola
Magnolia grandiflora
Morus rubra
Persea borbonia

Pinus clause
Pinuselliottivar dense

Quercus virginiana
Sabel palinetto
Taxodium ap

Zanthoxylum clavaherculie

Understory trees

Tough bumelia
Buttonwood

Coralbean

Florida privet
Dahoon holly
Black ironwood

Simpsons stopper
Wax myrtle
Sand live oak

Shrubslhedges

Beautyberry
Jamaica caper

Fiddlewood

Seagrape
Varnish leaf

Firebush

Florida privet
Yaupon holly
Simpsons stopper
Wild coffee

Needle palm
Saw palmetto
Necklace pod
Walters viburnum

Spanish bayonet

Bumelia tenax

Conocarpus erectus

Erythrina herbacea

Forestiera segregate

Iles cassias

Krugiodendron ferreum

Myrcianthes fragrans simpsoni
Myrica cerifera

Quercus geminate

c

Callicarpa americans

Capparis cynophallophora
Citharexylum fruiticosum
Cocaoloba uvifera
Dodonaea viscose

Hammelia patens
Forestiera segregate
Ilex vomitaria

Myrciantheafragranasimpsoni
Psychotria nervosa

Rhapidophyllum hystrix
Serenoa repens

Sophora tomentosa

Viburnum obovatum

Yucca aloifolia L
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Canopy hee3

c

Ground covers

Beach bean

Golden creeper
Yellowtop
Blanket flower

Beach dune sunflower
Spider lily
Dwarfyaupon holly
Beach morning glory
Beach elder

Coral honeysuckle
Muhly grass
Boston fern

Wild petunia
Red sage

Spiderworti
Coontie

Along the shoreline

Giant leather fern c

Black mangrove
Seaoxeye daisy
Railroad vine

White mangrove

Christmas berry
Red mangrove

Cordgrass

Canavalia roses

Ernodea littoralis

Flaveria linearis
Gaillardia pulchella
Helianthus debilis

Hymenocallis latifolia

11ea vomitoria var Schellings
Ipomoea pescapre

Iva imbricate

Ionicera sempervirens
Muhlenbergia capillaris
Neprolepsis biserrata

Ruellia caroliniensis
Salvia coccinea

Tradescantia ohienais
Zamia pumila

Acrostichum danaeifolium

Avicennia erminans
Borrichia frutescens

Ipomoea pescapre
Laguncularia racemosa

Lycium carolinianum

Rhizophora mangle

Spartina ap

h Approval for changes of landscape plan requiredAny change ofa landscape plan in the

Riverfront District originally required to comply with these landscape requirements shall

require review and approval by the growth management department Such changes shall
include but notbe limited to changes ofplant material height Ioeation colors or hardscape
materials Routine maintenance and replacement of materials which does not affect the

approved landscape plan shall be exempt from this paragraph

Sec 64421A8Sign regulations

a Scope These special regulations consist afadditional requirements above and beyond
thecityssign ordinance and shall supersede any less restrictive provisions found in the sign
ordinance All signage shall comply with the requirements of thesign ordinance except as

modified by these special sign regulations All signs within the district are intended to be
consistent with and further the Old Florida Fishing Villagetheme
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b Prohibited signs The provisions stated herein are in addition to prohibitions listed in

article XVI Signage and Advertising The following are prohibited

1 Lights or illuminations that flash move rotate scintillate blink flicker or vary in
intensity or color except for timetemperaturedatesigns Public signs permitted
pursuant to article XVI Signageand Advertising provisions are excluded from this
prohibition and are allowed

2j Electronic message boards and message centers electronic adjustable alternation
displays or any sign that automatically displays wards numerals andoxcharacters
in aprogrammed manner Traffic regulatory and directional signs permitted pursuant
to article XVI Signage and Advertising provisions are excluded from taus prohibition
and are allowed

3 Portable or trailer style changeable eopy signs excepting approved special event signs
4 Signs with the optical illusions of movement by meansof a design that presents a

pattern capable ofgiving the illusion ofmotion or changing ofcopy
5 Stringsoflight bulbs used on nonresidential structures for commercial purposes other

than traditional holiday decorations at the appropriate time ofthe year

6 Signs that emit audible sound odor or visible matter such as smoke or steam

7 Neon lighting fiber optics arsimilar systems which exceed sis square feet in area and
where the neon tube fiber optic or similar system is visible from the outside is
prohibited Neon lighting fiber optics and similar systems shall not be used for
outlining thebuflding including the windows

8 Rough plywood used forpPAent signs

9 Any material used in such amannerforapermanent sign that results in asign having
a semblance to the look of a temporary sign but intended by the owner to be

permanent

i0 Installation of an additional sign or signs that does not harmonize with the design or
materials of the initial sign such as

a Attachment or mounting ofsigns where mounting hardware is left exposed
b Signs with different color cabinets frames or structure

11 Appliques or letters of vinyl and similar materials for use on any permanent
monument sign They are also prohibited for use on any permanent wall or facade
signs that exceed three square feet Window signs as allowed in this article are

excluded fibm this prohibition Regardless of siie appliques or vinyl letters are

prohibited for use on plastic sign faces

12 Changeable copy signs for office industrial commercialand residential uses unless
such sign is incorporated within the allowablemonumentsign area

c

L
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c Items that reencouraged
1 Attractive and durable materials ouch as the following are consistent with the Old

Florida Fishing Village theme and are encouraged

a Shaped and fashioned wood lookmultilevel signs aze encouragedie sand
blasted or carved Low maintenance durable materials aucl as high density
polyurethanePVC and high performandevinylareencouraged and preferred
over actual wood or medium density overlay MDO plywood

b Internally illuminated aluminum cabinet with textured finish and cutout inset
or push through acrylic letters

c Backlit reverse pan channel lettere opaque faced mounted on sign that is

harmonious witk the projectsarchitecture
2 Encourage consistency in materials and continuity of the sign design for a permanent

sign

3 Signage that relates to the buildings style ofarchitecture and materials is encouraged
d Modifictions of sign regultions

1 Maximum copy area Reduceto 50of what is allowed in article XVI Signage
2C Required setbacks fimproperty lines or rightofwayNa change
3 Distance separating signs No change
e Colors

1 The following colors are encouaged for signage
a Use of earthtonecolore and pastels
b Dazker backgrounds with light color sign copy

c Use of colors that match or aze compatible with the projectsarchitecture
d Colors such as medium or dark bronze are acceptableandencouraged Polished

or weathered true bronze brass or copper metal finished are acceptable and

encouraged Precious metal colors are allowed on sand blasted or carved wood
look style signs

2 The following colors are prohibited for aignage
a The use of shiny or bright metallic or mill finish colorsie gold silver bronze

chrome aluminum stainless steel etc

b The use of garish colors including but not limited to purple chartreuse andor

fluorescent colors unless such colors are part of a state or federal registered
trademark

f Approval forchnge of sign design required Any exterior change of signage in the
Riverfinnt District originally required to comply with this sign ordinance shall require review
and approval by the community development department Such changes shall include but not
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be limited to changes of sign azea square footage sign copy area square footage sign copy
this does not apply to changeable copy signage height shape style location colors

materials or methodofillumination Routine maintenance and replacement of materials
which does not affect the approved design shall be exempt from this paragraph

g SpeciQl provisions

1 Multitenant spaces Multitenantspaces such as shopping centers out parcels
commercial complexes and parks and office complexes and parks will be required to

submit to the growth management department a sign program for review and

approval This sign program shall communicate the coordination and conaisteney of

design colors materials illumination andlocations ofsignage Inmultitenant spaces
where no established pattern exists as described above the owner of themultitenant
spacee shall be required tosubmit asign program for approval prior to issuanceof any

new sign permits
2 Wall signage

a The maximum vertical dimension ofa facade or wall sign shall not exceed 250of

the building height not to exceed four feet

b Awnings with lettering shall be considered awall sign Where lettering is used on

an awning the area of lettering shall be included in the peroeatage limitation of

a projects sign area

c Wall signs facade signs are prohibited on roofs

3 Changeable copy signs Changeable copy signs shall be regulated under the following
guidelines
a Changeable copy signs shall not comprise more than 50 of the permitted sign

area and shall be included as part ofthe permittedsignarea except as described

herein below

b Motorvehicle servicestations and convenience stores with gas pumps may utilize

up to 100l0 ofpermitted sign area for changeable prices ofgasolines only or as

regulated by federal law

c Movie theaters mayutilize up to 80ofpermitted sign area for diaplaq ofnames

of films plays or other performances currently showing Such changeable copy

areas shall be included as part of the permitted sign area

4 Illumination All external flood sign illumination shall be mounted atgrade directly in

front of the sign area Light source shall be completely shielded from oncoming
motoristsview

5 Nonconforming signs It is the intent of this section to allow nonconforming signs
permitted before the adoption of this code to continue until they are no longer used or

becomehazardous but not to encourage their survival Such Signs are hereby declared

to be incompatible with the overall intent of this section

a Removal of nonconformiro signs Allnonconforming signs except as provided for
herein Shallberemoved

LDC2120



PERFORMANCE OVERLAY DISTRICTS 54421A9

b Continuance of nonconforming signs A nonconforming sign may be continued
subject to the following provisions

1 Anonconforming sign shall notbsenlarged or increased inany way from its

lawful size at the time of the adoption of this code

2 Nonconforming signs or nonconforming sign structures that are defiaedas
abandoned signs shall not be permitted for reuse

3 Except as otherwise provided Herein there may be a change oftenancy or

ownership of a nonconforming sign without the loss of nonconforming
status if the property is not abandoned

c Repairs maintenance and improvements armal repairs maintenance and
improvements map be made

d Reconstruction If any nonconforming sign is destroyed by fire flood explosion
collapse wind or other catastrophe it shall not be used or reconstructed except
in full conformity with the provisions ofthese special regulations

e Casual temporary or illegal use The casual temporaryorillegal use of any sign
shall not be sufficient to establish the exitence of a nonconforming use oi to

create any rights in the continuance of such use

D See 54421A9 Nonconformities

Within the Riverfront Overlay District legally established existing development and uses
that do not comply with these special regulations are grandfatheredin All nonconforming
uses and structures are governedbyartiele VIII In addition within the Riverfront District
the followingnonconformitiea regulations shall apply

a Nonconforming property It is the intent bf this chapter to allow nonconforming
properties to continuebut also encourage their conformity to what extent is possible
considering the existing site conditions and characteristicsAcompatible property
shall be considered in compliance with the intent of the Riverliont District special
regulations

b Cantinuonce ofnonconforming property A nonconforming property may be continued
subject to the following provisions

1 Use of nonconforming structures abandoned for aperiod of six or more consecu
five months located on a nonconforming property shall not lac permitted until the

property is brought into compliance with the requirements of a compatible
property

2 Except as otherwise provided herein there may be a change of tenancy or

ownership of a nonconforming property without the loss ofnonconforming status
ifuse ofthe nonconforming structures is not abandoned for a period ofsix or more

consecutive months
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3 Colors of a structure located on a nonconforming property shall not be changed
from thoseexisting at the time ofthe adoption ofthese special regulations unless
the new tobepainted colors comply with the Riverfront Districtspecial color

regulations
4 Projects on nonconforming properties requiring a building permit excluding

permits for roofs or minor repairs shall be required to bring the property into

compliance as a compatible property
5 A structure locatedon a nonconforming property shall not be enlarged or

increased in any way from its lawful size at the time of the adoption of these
special regulations Where such changes are made a building permit and

compliance with therequirements of a compatible property are required for the

enlargement or addition

DIVISION B CR512 OVERLAY DISTRICT REGULATIONS

Sec 54421B1Intent

As a significant business and residential center and amjorentranceway into the City of

Sebastian the corridor will have an attractive well maintained orderly and uncluttered

appearance The corridor willbecharacterized by impressive vegetation and landscaping
complementary buildings and signs with enhanced designs and aesthetic appearances and a

safe transportation system that accommodates mass transit pedestrians bicycles and other

transportation alternatives as well as automobiles

Sec 54421B2Boundaries ofthe CR 512 Corridor

The boundaries of the CR 512 Overlay District shall includeall the properties which abut
CR 512 and that are located within the city limits of the City ofSebastianfany additional

segments ofCR 512 are subsequently duly annexed into the city land development along the
said newly annexed segment shall be consistent with the citys land development code
including this article Inthe CR b12 Overlay District the following special regulations and

exemptions shall apply to new development and redevelopment

Sec 54421B3Architecturallbuilding standards

s Prohibited architectural styles The following are prohibited

1 Corporate signature or commercial prototype architecture unless such is consistent

with these special corridor requirements Examples of such prohibited architecture
include flat roofed convenience stores gas stations and canopies for gas stations car

washes and drive through facilities

2 Any ritsch architecture such as abuilding that does not resemble a typical structure
including structures or elements that resemble an exaggerated plant fish edible food
or other such items such as giant oranges ice cream cones dinosaurs
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3 Any architecture having a thematic reference that is so different from current design
philosophy that such reference is inconsistent andor incompatible with surrounding
structures Examples of such include Igloos domes or geodesic domes quonset style
structures teepees log cabins western false frontsmedieval castles caves and the
like

b Special provisions

1 Industrial and storage useain commercial and industrial districts Compliance shall
be required only for those facades frontingonreaidentially designated areas or public
or platted roads However industrial buildings shallsatisfy the color requirements

2 Residentially designated properties The following materials are approved for use in

residentially designated areas fiberglass o asphalt shinglestyleroofing for sloped
roefa and visible roof structures and texturedplywood as a finish product Rooftop
screening devices shall not be required for attic ventilators or plumbing roof vents on

residentially designated properties However roofventilators roof vents and the like
shall be located where they will be least visible from roadways

3 Shopping centers andoutparcels The materials exterior finishes signage and colors
of shopping centers and structures developed on shopping center outparcels shall be
compatible and harmonious with each other as determined by which structures are
developed first This requirement may be waived by the planning and growth
management department iE

a The initial shopping center or outparcel was built prior to the enactment of the
CR 512 special regulations and

b It is determined by the planning and growth management department that
enforcement oftiis requirement would conflict with the intent of these CR b12
special requirements

4 Electrical substations and similar uses EIectrical substations and similar uses that
prohibit access by the public into the site may be exempted from all architectura
building requirements by the planning and growth management director if the

exempted buildingsandequipment will be visually screened from adjacent properties
and roadways

c General design criteria

1 Buildings with facades fronting on more than one street shall have similar design
considerations eg roof treatment building articulation entrance features and
window placement and consistent detailing on all street frontages

2 General prohibitions and restrictions

a Flat blank unarticulated or massive facades fronting on a roadway exclusive
access drive or residentially designated areas are prohibited Facades fronting

i such roads drives or areas shall be designed to incorporate architectural
elements providing breaks in the planes of exterior walls andor roofs to
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articulate the building and to lessen the appearance ofexcessive mass Facades
should incorporate elements relating to human scale and can be divided by use
at proportional expression of atructirre openings arcades canopies fenestration
changes in materials cornice details molding details changeainthe heights of
different sections of the building and the like stepping or sloping of aparapet
wall in cogjunction with a low sloped roofis prohibited Flat blank unarticulated
or massive facades will be permitted osthe sides of abuilding when building is

constructed to the allowable zero foot side setback

The following materials or systems are prohibited as a finish andorexposed
product corrugated or ribbed metal panels smooth finish concrete block atan
lordconcrete masonry units precast concrete tee systems plywood or textured

plywood Elywood shall be allowed for soffit material

Any canopy such as for a gas station car wash or drivethrough facility that is

wholly or partially within 76 feet ofa thoroughfare plan road rightofway shall

meet the following requirements concerning maximum fascia height This
pertains to all fascia on the above described canopy including anycanopy fascia
that continues beyond the76foot IimitJ

Roof Slope Distance Maximum Fascia Height
Lase than TO feet 8 inches

10 to 20 feet 12 inches
Greater than 20 feet 16 inches

d Plastic or metal is prohibited as a finish material for walls or trim Plastic is

prohibited as a finish material for sloped roofs visible roof structures and

fascias Although prohibited in general certain metal and plastic construction

products may be approved by the planning and zoning commissionupon a

written request and product sample submitted by the applicant The planning
andzoning commission may approve use of the material if the following criteria
are satisfied

i The product shall appear authentic from the closest distance that itwill be
viewed by the general public

ii The product shall be substantial Thin and flimsy imitations are unaccept
able

iii The product shall hold up as well as the product it is imitating That is it

must be fabricated in such a way that it will retain its original shape
appearance and color as well as the product it is imitating

iv The productscolor shall resemble the color of the product it is imitating
e Any exposed masonry in a stack bond is prohibited

f Lighting structures or strip lighting that follows the form ofthe building parts of
the building or building elements is prohibited

b

c
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g Neon lighting fiber optics or similar systems which exceed six square feet in

area and where the neon tube fiber optic or similar system is visible from she

outsieis prohibited Neon lightingfiberoptics andsimilar systems shall notbe
used for outlining the building including thewindows

h Backlit transparent or translucentarclutectural elements backlit architectural
elements as well as illuminated or backlit awnings and roof mounted elements
are prohibited This does not prohibit the use ofglass blacks This does note
prohibit the use ofan illuminated sign attached to a building

i Facades that appear tobe primarily awnings areprahibited An awning shall not

run continuously for more than 30xofthe length ofany single facade Placement
ofawniigsegments shall relate to building features eg doorways and windows
where possible Awnings shall not exceed 2590of the area of any single facade

j Driveup windows shall not be located on a building facade that faces a

residential area or a roadway unless architecturally integrated into the building
and screened by landscaping equivalent to the Iandscape material required ina

local road buffer and must iun the length of the drivethrough lane Speakers
shall be oriented so as notto project sound toward residential areas

k Accessory structures including sheds outbuildings dumpster enclosures andC screening structures shall match the style iinieh and solo of the sites main

building Metal utility sheds and temporary car canopies are prohibited

dNRoofs and parapets

1 Sloped roofs Gable hip and shed style roofs shall have a slope no less than 512

riserunMansard style roofs with a slope greater than 3012riserun are prohib
ited Generous eaves on sloped roofsae encouraged Any roofwith a slope less than

512 riserunlow sloped roofshall not be visible from aroadway andor residen
tially designated area Low sloped roofs must be screened with a visible roof structure
or parapet wall

2 Visible roof structures Visible roofstructures shall be ofsuch height bulk and mass
so as to appear structural even where the design is nonstructural and shall have a

minimum vertical rise of six feet not including fascia Visible roof structures shall
have a slope noless than512riserun Mansard style visible roof structures with a

slope greater than 1012riserun are prohibited Where visible roof structures are

utilized insbuilding design they shall be continuous aroundall sides ofthe structure
except where incorporated with a parapet wallorother architectural element this
does notallow stuckon roofsAny facade that ie not visible from a roadway
exclusive access drive or residentially designated area such se facades that are

interior too tightly spaced compound ofbuildings will not require a continuous visible
roof structure on that facade Any building with less than3500 square feet of ground
floor areashall have avisible roof structure an all facades
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3 The following roof styles are prohibitedAframe bowstring dome gambrel non

symmetrical gable or hip different slope on each side of ridge quonaet and
polynesian Gable or hip roof with up to a1012 riserun mamum pitch with a

skirted or flared lower portion at a312riserun minimum pitch is allowed

4 The ridge or platte of a roof or visible roof structure that rune parallel or slightly
parallel with a roadway shall not run continuous for more than 100 feet without

offsetting or jogging vertically or horizontally the roofridge or planes minimum of 16
inches Low sloped roofs and parapet walls are excluded from this requirement

5 Roofing oa sloped raofaand visible roof structures shall be limited to the following
systems

a Cedar shingles or shakes slateclay tfleorcement tile

b Steel capper and factory painted aluminum standing seam roofing

c 6V crimp roof

d Galvanized metal or copper shingles of Victorian or diamond shape or pattern

e Three dimensional fiberglass or asphalt shingle

Architectural standing seam roofs shall be limited tothe following systems flat metal

panels with narrow raised seams M 12 to 20 inches apart which are secured
with continuous seam covers or mechanically seamed Light and natural colors as well
as mill finish metal roofs are encouraged Miffing colors ofmetal panels ie prohibited
RooFs on any one site shallbe of one colon

6 Roofing materials are prohibited for use as a finish materialon parapets or any surface
with a slope greater than 1012 riserun up to and including vertical surfaces This
pertains only to those surfaces visible from adjacent property exclusive of access drives

or roadways This does not exclude the use ofmetal fascia six inches or less in height
use of typical metal flashing wall cap dripedge andthe like use ofraofingmaterials
as ascreening device as long as it does notfunction as abuildings parapet and use

ofcedar shingles or shakes as a wall material used below the roof line

7 Plastic or metal roof panels or systems corrugated or ribbed roof panels hot mopped
systems builtup gravel torched on foam or fluid applied roll or membrane roofing
and the like are prohibited on any roof which is visible from any roadway andor

residentially designated area This does not exclude the use ofarchitectural standing
seam metal roofing or galvanized 5V crimp metal roofing Use of metal or plastic
tooling materials may be approved as specified under the section as finish materials
for walla fascia and trim

c

c

8 Partial parapet walls are prohibited If a parapet wall is used on a building then a

parapet wall of the came style and material is to be continuous around all sides of the

structure except where incorporated with a visible roof structure or other architec
tural element Introduction ofany visible roof structure shall not appear fake Any
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facade that is notvisible from a roadway andor residentially designated area shall not

require acontinuous parapet wall on that facade Stepping orsloping of parapetwall
is conjunction with a low sloped roof is prohiited

e Site elements

1 All telephones vending machines or any facility dispensing merchandise or aservice

oa private property shall be confined to a space built into the buflding or buildings or

enclosed in a separate structure cbmp8tible withthe main buildingsarchitecture
These areas are tobe designed with the safety of the user in mind Public phones and

ATMs should have 24hour access

2 No advertising will be allowed on any exposed amenity or facility such as benches or
trash containers

3 When feaeiblee ting specimen trees should be preserved in place or relocated on

siteUse of tree wells as well as adaptation and variations of siting in order to
conserve native vegetation ie encouraged

4 The use of thematic and decorative site lighting is encouraged Low lights of amodest
scale canbe used alongwith feature lighting that emphasizes plants trees entrances
and exits Light bollards are encouraged along pedestrian paths The color ofthe light
sources Qamp should be consistent throughout the project Color of site lighting
luminaries poles and the like shall be limited to dark bronze black or dark green
decorative fixtures attached to buildings are exempt from the fixture color require
merit

Lighting is not to be used as a form of advertising or in a manner that draws

considerably more attention to the building or grounds at night than in the day Site
lighting shall be designed to direct light into the property Lighting shall avoid any
annoyance to the neighbors from brightness or glare
Roadway style luminaries fixtures such as cobra heads Nema heads and the like are

prohibitedWall pads and flood light luminaries are prohibited where the light source

would be visible from a roadway parking area andor residentially designated area

High intensity discharge eg high pressure sodium metal halide mercury vapor
tungsten halogen lighting fixtures mounted on buildings and poles higher than 18 feet
above the parking lotgrade and under canopies shall be directed perpendicular to the

ground Other thandecorative and row leveUlow height lighting nolight source or lens

shall project aboveor below a fixture bos shield or canopy

fl Screening devices

1 Visually offensive elements whetherfreestanding mounted on roofs or anywhere on

a structure shall be concealed from view on all sides Visually offensive elements
consist of Walkin coolersfreezera transformers electrical equipment including
panels and meters water or waste piping and valves pumps fans exhaust vents
compressors generators tanks and similar equipment Individual screens building
elements or appropriate landscaping are to be used to completely screen the offensive
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elements Parapet walls visible roof structures individual screens or building
elements are to be used to completely screen mof mounted visually offensive
elements They are to be screened fom view from any point around the entire building
perimeter Screening devices shall relate to the buildings style of architecture and

materials All screening devices shall be designed so that no part of the offensive

element extends beyond the top of the screeu measured horizontally Rooftop screen

ing devices will notbe required for plumbing mofvents which are leas than four inches
in diameter and less than 32 inches above roofpenetration These roofvents should be

located where they will be least visible from roadways Where chain link or similar
fencing ie allowed to beusedeg around storm water ponds such fencing shall be

green or black end shall be located and landscaped so as to visually screen the fencing
firom public view

2 Nuisance elements shall be visually screened from adjacent roadways andor

residentially designated areas with solid walls in addition to any required landscaping
Loading dock bufferingshall meet standards of the landscape ordinance article XIV
All other walla shall be a minimum of sis feet in height All dumpater and trash

container areas shall be completely screened on all aides Acoustical material shall be
used on the inside face ofwalls around HVAC equipment

3 Individual screens and walls shall relate to the buildingsstyle of architecture and

materials A durable material such as reinforced concrete masonry units is recom C
mended with an architecturally compatible finish Wood fences are encouraged

4 Chain link fencing with or without slats is prohibited as a screening device for

screening visually offensive elements and nuisance elements

Sec 6442184 Colors and building graphics

a The follouiing building graphics are prohibited Polka dots circles vertical stripes
diagonal stripes or lines plaids animals and symbols such as lightningbolts However legally
registered trademarks which directly relate to the building occupant not trademarks of

products or servieea sold or displayed are allowed subject to applicable sign and color

regulations

b Color stondards Allbuildings and accessory structures within the Cht512 Overlay
District shall be limited tothe colara listed in the Overlay Districts master color list

1 Base building colors Base building colors relateto wall and parapet wall areas and

shall be limited to colors consisting ofwhite and light neutral colors in thewarm range

2 Secondary building colors Secondary building colors relate to larger trim areas and

shall not exceed 30of the area of aqy one building facade elevation These colors

consist ofamidrange intensity ofthe base building colors and complementary colors
and include all base building colors

3 Trim colors Trim colors are used for accent of smaller trim areas are the brightest
group of colors allowed and include all base building and secondary building colors
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Use ofmetallic colors ie gold silver bzonze chrome and other extraordinarily
bright colors and use of garish colors such as fluorescent colors eg hot pink
shocking yellow is prohibited Trimcolors shall not exceed ten percent ofthe surface
area of any one building facade elevation
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4 Roofcolors requirements for roofs that are visible from aroadway andor residentially
designated area These colors consist ofnatural mill finish white light neutral colors

in the warm range blue and a limited number of earthtone colors Mixing or

alternating colors of metal panels ie prohibited For nenmetal roofs other than
natural variations in color or color blendswithin a tile the miffing ar alternating of
roof color in the same roof material is prohibited Colors and color blends shall not be

contrary to the intent ofthis code Color for roofing which is glared slurry coated or

artificially colored on the surface by any other means shall be limited to the same
colors as approved for metal roofs

b Naturalfinish materials The color regiments listed above shall not apply to the colors

oftrue natural finish materials such ae brick atone terra cotta concrete roof tiles
slate integrally colored concrete masonry units copper and wood Color commonly
found in natural materials aze acceptable unless such material has been artificially
colored in a manner which would be contrary to the uttent of these requirements
Black gray blue or extremely dark colors for brick concrete masonry units roofing
wood or stone is prohibited This provision shall not prohibit the use of colors for

natural finish roofing materials that match those colors approved for metal roofs

6 Awning colors Awning colors may include base building colors andor secondary
building colors andor trim colors However secondary building colors and trim color

area used for awnings shall be included in the percentage limitationon the secondary
building color and trim color surface area of a facade

7 Overlay Districtmaster color list The OverlayDistricts master color list and approved
color board shall be maintained andmade available by the planning and growth
management staff The list can be mailed er faxed upon request

Sec 54421B5Landscaping

The city landscaping requirements of article XIV apply except as noted herein

a Ineresedcanopy tree size All canopy trees required under normal landscaping and

buffering requirements and special CR 512 corridor plan requirements for projects
within the corridor shall have aminimumheight of12 feet andmnmumspread ofsix

feet at time ofplanting Palm tree clusters may be used as canopy trees as specified in

the landscape ordinance However such palm trees shall have aminimum cleaz trunk

of 12 feet

b CR 512 ndthoroughfrepln radbufjerWithin thecorridor plan area the following
landscape buffer shall be provided along the entire length ofasites CR 512 frontage
except for approved driveways
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Minimum PiantinglBerm
CR512 Frontage Buffer Depth Requirements per 100

Over 400 feet 10 feet 6 canopy trees
6 Underatory trees
Continuous hedger 253feet high at plant
ing
Berm115highr

250 to 400 feet 10 feet 45 Canopy trees
65Understory trees

Continuous hedger1526feet high at plant

Berm1fi2fi high
Less than 250 feet 10 feet 4 Canopy trees

6 Underetory trees

Continuous hedger1525feet high atplant
ing
Berm 153hi 1

r NOTE The hedge and bermcombination shall provide avisual acxeen fourfeet high
above the grade of the project site parking area Hedge material shall provide full

screening to the ground therefore a infix ofmyrtles and shrubs with similar leafing
characteristics shall not be used for hedge material unless adouble raw arrangement
is used At the time of a certificate of occupancy CO for the project site the

combination ofberming and hedging shallprovide afourfoptvisualscreen subject to

city sightdiatance requirements iTndulationa in the berm and corresponding hedge
height are encouraged

t

c

Hedge shrubs shall be planted no further apart than 24 inches on center along the

length ofthe buffer strip to form ahedge that appears continuous asviewed from the

roadway being buffered

Berme shall have aslope no steeper than three horizontal to one vertieal and shall be

continuous along the length of the buffer strip exceptwhere bermmodifications max
be necessary for tree preservation as determined by the planning and growth
management director ar his designee

Clustering of trees along the buffer strip is encouraged and uniform spacing of trees
is discouraged except where used to emphasize a particular planting theme or

development style Hedge plantings may be asymmetrical and a buffer wall not to

exceed four feet in height except as specified below is allowed within the middle

onethird of the buffer strips width measured perpendicular to the road being
buffered if landscaping material is planted on each aide of the wall

c Special buffer for multifamily projects Multifamily projects shall provide the CR512
andthoroughfare plan road buffer as described above with the additional requirement
that the buffer shall include asixfootopaque screen consistent with specifications in
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Sec b4421B6Special sign regulations

a Scope These special regulations are in addition to the cityssign ordinance and shall

supersede any less restrictive provisions found in the signordinance All signege shallcomply
with the requirements of the sign ordinance except as modified by these special sign
regulations

b Approval or change of sign design required Any exterior change to CR 512 Overlay
District signage shall require review and approval by the planning and growth management
department Such changes shall include but not be limited to changes of sign area square
footagesign copy area square footage alga copy this does not apply to changeable copy
signage heights shape style location colors materials or method of illumination Routine
maintenance and replacement of materials which does not affect the approved design shall be

exempt from this review and approval Changes to signs notoriginally required to comply with
these special sign regulationsare addressed in the nonconforming signssection of these

regulations

c Prohibited signs The provisions stated herein are in addition to prohibitions listed in
article XVI Signage and Advertising Thefollowing are prohibited

1 Lights or illuminations that flash move rotate scintillate blink flicker or vary in

intensity or color excepb fortimetemperaturedatesigns Public signs permitted
pursuant to article XVI Signage and Advertising provisions are excluded from this

prohibition and are allowed

2 Electronic message boards and message centers electronic adjustable alternation
displays or any sign that automatically displays words numerals andorcharacters
in aprogrammed manner Traffic regulatory and directional signs permitted pursuant
to article XVI Signage and Advertising provisions are excluded from thisprohibition
and are allowed

3 Portable or trailer style changeable copy signs excepting approved special event signs

4 Signs with the optical illusions of movement by means of a design that presents a

pattern capable of giving the illusion of motion or changing of copy

5 Strings oflight bulbs used on nonresidential structures for commercialpurposes other
than traditional holiday decorations at the appropriate time of the year

6 Signs that emit audible sound odor or visible matter such as smokeor steam
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articleXIV Where awall or fence is used such wall or fence shall be located with the
middle onethird of the buffer stripswidth measuredperpendicular to the road being
buied and landscapingmaterial shall be planted on each side of the wall orfenee

Ldndscape islands Landscape islands shall be baekfilled at least to the top of curb or
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7 Neon lighting fiber optics or similar systems which exceed six square feet in area and

where the neon tube fiber optic or similar system ie visible from the outside is

prohibited Neon lighting fiber optics and similar systems shall not be used for

outlining the building includingthe windows

8 Rough plywood used for permanent signs

9 Any material used hi suchamanner for apermanent sign that results in asign having
a semblance to the look of a temporary sign but intended by the owner to be

permanent

10 Installation ofan additional sign or signs that does not harmonize with the design or
materials of the initial sign such as

a Attachment or mounting of signs where mounting hardware is left exposed
b Signs with different color cabinets frames or structure

11 Appliques or letters of vinyl and similar materials for use on any permanent
monument sign They are also prohibited for use on any permanent wallor facade

signs that exceed three square feet Wmdow signs as allowed in this article are

excluded fromthis prohibition Rsgazdless of size appliques or vinyl letters are

prohibited for use on plastic sign faces

12 Changeable copy signs for office industrial commercial and residential uses unless
such sign is incorporated within the allowable monument sign azea

d Signs that are encouraged

1 Shaped and fashioned wood lookmultilevel signsie sand blasted or carved and

signs having durable sign cabinet material such as highdensity polyurethane and
PVQ

2 Internally illuminated aluminum cabinet with textured finish and cutout inset or

push through acrylic letters

3 Backlit reverse pan channel letters opaquefaced mounted on sign that is harmonious

with the projectsarchitecture

4 Shgnage that relates to the buildingsstyle of architecture and materials

5 Thematic signage

e Colors

1 The following colors are encouraged for signage

a Use of earthtonecolors and pastels

b Darker backgrounds with light color sign copy

c Uae of colors that match or are compatible with the projects architecture

d Polished or weathered true bronze brass or copper metal finishes are acceptable
and encouraged
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2 The followingcolorsare prohibited for signage
a The nee of bright metallic or mill finish colors iegold sflver bronze chrome

aluminumstainless steel or other extraordinarily bright colors Colors such as

medium or dark bronze are acceptable and encouraged Precious metal colors are

allowed on sand blasted or carved wood lookstyle signs

b The use ofgarish colors such as fluorescent colors ie prohibited

fMultitenant spces Applicants of proposed multitenant projects such as shopping
centers out parcels industrial complexes and parka and office complexes and parks shall
submit a sign program for review and approval This sign program shall communicate the
coordination and consistency of design colors materials illumination and locations of

signage Inamultitenantproject where no established pattern effiats as described above the
owner ofthemultitenantproject shallbesquired to submit asign program for approvalprior
to issuance of any new sign permits for a tenant space

g Design criteri and additionZrestrictions

1 Freestnding changeable copy signs Where allowed a freestanding changeable copy
sign shall not comprise more than 80of the total area of the actual sign

O
2 Wallfacade signage

a The maximum vertical dimension of afacade or wall sign shall not exceed 25of
the building height

b Awningswith lettering shall be considered wall signs Where lettering is used on

an awning the area of lettering shall be included in the percentage limitation of
aprojectssign area

c Lettering logos and trim colors on canopy fascia shall be considered a wall sign
and shall be limited to 33 of the fascia area of any one elevation Internally
ihuminated signs shall not be placed onacanopystruetureandnoaigashall be

placed above the fascia on a canopy structure

3 Changeable copy wall signs for theaters Theaters may utilize up to80oiactual sign
area for display ofnames of films plays or other performances currently showing

4 IlluminationAllexternal flood sign illumination shall be mounted at grade directly in
front of the sign area Lighti source shall be completely shielded from oncoming
motoristsview

h Nonconforming signs It is the intent of this section to allow nonconforming signs
permitted before the adoption of this code to continue until they are no longer used or become
hazardous but not to encourage their survival Such signs are hereby declared to be
incompatible withthe overall intent of this section

1 Removal of nonconforming signsAllnoncanforming signs except ae provided for
herein shall be removed
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2 Continuance of nonconforming signs Anonconforming sign may be continued subject
to the following provisions

a A nonconforming sign shall not be enlarged or increased in any way from its

lawful size at thetime of the adoption of this code

b Nonconforming signs or nonconforming sign structures that are defined as

abandoned signs shall not be permitted for reuse

c Except as otherwise provided herein there may be a change of tenancy or

ownership ofanonconforming sign without the loss ofnonconforming status if

theproperty is not abandoned

3 Repairs maintenance and improvementsNormal repairs maintenance and improve
mntmay be made

4 Reconatruetion If any nonconforming sign is destroyed by fire flood explosion
collapse wind or othercatastrophe it shall not be used orreconstructed except in full

conformity with the provisions ofthese special regulations

5 Casual temporary or illegaluse the casual temporary or illegal use pfany sign shall

not be sufficient to establish the existence of a nonconforming use or to create any

rights in the continuance ofouch use

Seq 54421B7Noncanformities

Within the CR 512 District area legally established existing development and uses that do

not comply with these special regulationsaregrandfathered inAll nonconforming uses and

structures are governed by article VIII In addition within the CR 512 District area the

following nonconformity regulations shall apply

a Nonconforming property It is the intent of this chapter to allow nonconforming
properties to continue but also encourage their conformity to what extent is possible
considering the existing site conditions and characteristics A compatible property
shall be considered in compliance with the intent of the CR 512 District special

regulations

b Continuance ofnonconforming property A nonconforming property may be continued
subject to the following provisions

t

1 Use of nonconforming structures abandoned for a period ofsix or more consecu

tivemonths located on anonconforming property shall not be permitted until the

property is brought into compliance with the requirements of a compatible
property

2 Except as otherwise provided herein there may be a change of tenancy or

ownership ofanonconforming property without the loss ofnonconforming status
if use ofthe nonconforming structures is not abandoned for aperiodof six or more

consecutive months
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3 Colors of a structure located on a nonconforming property shall not be changed
from thoseesting at the time ofthe adoption ofthese special regulaiaons unless

the newtobepainted colors comply with the CR 512 special color regulations

4 Projects on nonconforming properties requiring a building permit egCluding
permits for roofs or minor repairs shall be required to bring the property into

compliance as acompatille property
5 A structure located on A nonconforming property shall not be enlarged or

increased in any way from its lawful size at tho time of the adoption of these

special regulations Where such changes are made a building permit and

compliance with the requirements ofacompatible property are required for the

enlargement or addition

LDC213b



CRA Master Plan

Appendix E

Economic Analysis

Sebastian Florida

Page 48 of 49



September 23 2003

Mr Henry Iler
Iler Planning Group
Palm Beach Gardens Florida

Dear Mr Iler

Miami Economic Associates Inc MEAT has performed analysis to determine the

market forces that will provide the basis for redevelopment activity within the portions of

the City of Sebastian that have been designated for redevelopment under the provisions
of FS Chapter 163 Part III The defined redevelopment areas include the portion of the

City considered to be its Downtown which is located between the Indian River and the

Florida East Coast Railway rightofway They also include the land immediately west of

the railroad tracks within the fork of County Road C R 512 and south of southern tine

of fork

The purpose of this letter which is organized in the manner outlined immediately below
is to prdvide you with the results of our analysis

Section Page
Analytical Procedures 1

Summary of Key Findings 2

Market Demographics 4

Employment 5

Historic Development Activity 7

Redevelopment Potentials 8

Housing
Hospitality Use 9

Retail Use 10

Office Use 10

Industrial Use 10

Conclusion 11

Analytical Procedures

In order to assess the market forces that will impact redevelopment within the City of

Sebastian MEAI performed the following analytical procedures



Mr Henry Iler

Iler Planning Group
September 23 2003

Page 2

Surveyed the defined redevelopment areas described above to evaluate the
nature and quality of their existing development as well as their physical
characteristics

Met with you and the other members of the consulting team you have
assembled to prepare a Redevelopment Plan for the areas described above to

discuss the attributes of those areas that could potentially benefit or inhabit the

redevelopment process

Reviewed relevant secondary source socioeconomic data for the City of
Sebastian proper and the broader Sebastian Market Area as well as Indian

River County

Reviewed data relating development activity that has occurred in the City of

Sebastian and the Sebastian in recent years

Spoke to officials of the City of Sebastian including the City Manager and
members of the Citys Growth Management Department

Interviewed realtors and other knowledgeable about the Citys economy and real
estate market and

Reviewed the minutes of the stakeholder interviews conducted by Iler Planning
Group

Key Market Findings

The bulleted paragraphs that follow summarize the key findings of MEAIs analysis For
the purpose of our analysis the Sebastian Market Area was defined to include the City
of Sebastian and the unincorporated areas surrounding it within Zip Code 32958 It also

includes other nearby unincorporated areas such as Vero Lakes Estates as well as the

portion of the barrier island lying north of Wabasso Road While inflow into the market

can be expected from areas outside that just defined MEAT believes that the

redevelopment will be primarily defined by the market forces at work within the defined
Sebastian Market Area

Review of the tax rolls for Downtown Sebastian reveals that the between Fiscal

Years 2001 and 2004 the taxable value of property contained therein increased

from 4583 million to 6617 million While a portion of the increase was due to

the record levels of appreciation experienced by real property generally in recent

years it also indicates that the area is positively perceived by the market and that

some amounts of new development have been occurring even in the absence of
a formal redevelopment plan

The Sebastian Market area is characterized by strong growth in terms of

population and income Between now and 2010 population within the area is
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expected to increase by approximately 4 percent a year with the result that the

area should have about 45000 residents by the latter date compared to the

slightly more than 32600 it had at the time of the 2000 Census Median
household income is expected to increase from approximately 52500 in 2000 to

in excess of 75000 in 2010 It should be noted that income varies greatly
throughout the Market Area with the households on the north end of the barrier

island as a group being considerably more affluent than those onthe mainland

From a retail perspective this makes it essential that island households be made

to a feel a part of the Sebastian community

During the 1990s private sector employment in Indian River County increased

by approximately 1000 workers on an average annual basis Specific data for
the Sebastian Market Area is not available Private sector employment within the

County also apparently within the Market Area is dominated by the Retail

Trade Health Care Services and Leisure and Hospitality sectors Manufacturing
and Wholesale Trade which are the prototypical users of industrial space are

significantly smaller employment sectors and not growing at significant rates As

a result the small amounts of industrial space added since 1998 have primarily
been occupied by service establishments such a repair shops There has also

been only minor amounts of office development because with the exception of
Health Care Services the sectors of the economy that typically use such space
like Finance Insurance and Real Estate and Professional Services have also not

being growing quickly

MEAT estimates that there will be demand for between 600 and 700 new

residential units in the Market Area annually though 2010 Historically residential

demand for new residential units within Sebastian has been overwhelmingly
oriented toward singlefamily homes which would be inappropriate in the

Downtown area The area is essentially zoned to accommodate low density
multifamily units such as townhouses MEAI believes that approximately 50 such

higher value 200000 and above units could be absorbed annually along
the rivertront if the land were available We recommend that such development
be particularly encouraged to occur along the portion of the riverfront south of

Main Street where it would benefit from proximity to Riverfront Park while in turn
serving to energize the park The preceding estimate of absorption is based on a

number of factors including

o The successful development of multifamily units on the barrier islands

riverfront and

o A segmentation analysis of the market that should that a significant
portion of prospective demand will be comprised of households headed

by persons over the age of 55 with incomes in excess of75000

MEAT also believes that higher value residential development of the townhouse

type should be encouraged in the portion of the area targeted for redevelopment
that is located within the CR 512 fork Residential units developed on this
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property could also potentially benefit from excellent water views MEAI is aware

that this area is in relatively close proximity to the FEC rightofway however
development of the type proposed has been successfully undertaken in locations

equally close the FEC line in the Cities of Boynton Beach and Delray Beach in
Palm Beach County In fact the opportunity to buffer the proposed development
from the impacts of rail traffic is greater in this instance than in those other
locations

It is recognized that property within the CR 512 fork is currently zoned for

industrial uses but MEAT believes that sufficient land for all foreseeable industrial

development within the redevelopment target area exists south of CR 512 It is

also our opinion based on data relating to recent sales of industrial land in the

area redesignation of the land within the fork inclusive of the parcel that the

City will soon be disposing of would produce higher land values than its current

designation

As a result of the population and income growth already discussed MEAT
estimates that the Sebastian Market Area could support the development of

approximately 100000 square feet of new retail space annually through 2010 It

is recommended that up to 150000 square feet of this space be encouraged to

occur in the vicinity of Riverfront Park and be designed for specialty shops and

restaurants Such development should serve as a catalyst for the higher value
townhouse development in the area south of Main Street previously discussed It
could also serve to attract residents of the barrier island to Downtown Sebastian

Based on our understanding of the economy of Sebastian MEAT does not

believe that office development will play a significant role in redevelopment We
also believe that the demand for new hospitality uses will be modest

Market Demographics

The bulleted paragraphs that follow describe the demographic composition of the

Sebastian Market Area

During the 1990sthe population of the State of Florida increased at an average
annual rate approximating 24 percent per year which was substantially higher
than the national rate of growth of 13 percent The population of Indian River

County in which the Sebastian Market Area is located increased at any even

faster rate 25percent than that of the State on an average annual basis

Of the 112947 residents of Indian River County at the time of 2000 Census
32614 of them 29 percent lived in the Sebastian Market Area As shown in
Table 1 in the Appendix to this letter the rate of population growth in the

Sebastian Market Area during the 1990s was nearly 4 percent or 16times the

Countys strong rate of growth Based on the fact that this rate of growth is
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already expected to be maintained through 2007 MEAI believes that by 2010
the population of the Sebastian Market Area should approximate 45000 people

The population of the Sebastian Market Area at the time of the 2000 Census was

distributed in 14505 households The average household contained 225

persons The relatively small household size reflected the fact that the over 40

percent of Market Area households were headed by individuals 65 years of age
or older as shown in Table 2 of the Appendix Based on projections for the year
2007 MEAT expects that the age profile of household heads will be somewhat
but not significantly younger by 2010 The highest concentration of households
headed by people of retirement age households is located on the northern end of
the barrier island where the median age of the residents is currently estimated to
be 592years In contrast the median age of Vero Lakes Estates residents

approximates 35

Median household income also varies significantly within the Sebastian Market
Area depending on location Illustratively the median income of households

living in the mainland portion of the Market Area is currently estimated to

approximate 41760 while that of the households on the barrier island is

estimated to be in excess of 84250 As shown in Table 3 of the appendix on
an overall basis the median income of households in the Sebastian Market Area

currently exceeds 55500 which is considerably greater than that countywide
Countywide the median income approximates 40000

Based on the income estimates provided in Table 3 for 2007 MEAT anticipates
that the projected 20300 households in the Sebastian Market Area in 2010 will
have a median income on an overall basis exceeding 75000 The median
income of the mainland households will approximate 56000 while that of the
households living on the barrier island will exceed 116 500

The income figures discussed in the preceding two paragraphs indicate that from
an economic prospective it is important to have the residents of the northem
portion of the barrier island identify with Sebastian In fact in terms of potential
buying power they will represent at least 44 percent of the market in 2010 To
the extent that current year income does not reflect the full buying power of a

group that is comprised substantially of retirees their importance could even be
greater

Employment

The bulleted paragraphs that follow discuss the characteristics of employment in Indian
River County and to the extent possible based on the data available within the
Sebastian Market Area

The employment data issued by the Florida Agency for Workforce Innovation is

complied at only the County level That data indicates that approximately 42670
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people were employed within Indian River County on an average monthly basis

during 2002 The private sector accounted for slightly over 37000 of the total

jobs with various agencies of government at the Federal State and local

providing the remainder of the jobs

In terms of private sector employment Retail Trade and Health Care Services

accounted for 333 percent of total jobs employing 7581 and 6601 workers

respectively Leisure and Hospitality Services accounted for an additional 5653
jobs or 132 percent of total employment As shown in Table 4 other sectors of

economic activity employing more than 2000 workers included in order of

importance Professional and Business Services Construction Manufacturing
Agriculture and Mining and FIRE The category of Professional and Business

Services includes a wide range of activities ranging from legal and engineering
services to copying services

Table 5 provides a list of the 17 largest private sector employers within Indian

River County in 2002 It shows that 4 of them are in the health care sector 3 in
the leisure and hospitality sector and 3 in retailing Most of the remainder is

comprised of agricultural enterprises Only 1 manufacturer is represented

In 2002 the Florida Agency for Workforce Innovation changed its historic method

of counting employment by industry sector making comparisons with prior years

somewhat difficult However it appears that during 10year period inclusive of

1993 through 2002 approximately 1000 jobs were created on an average annual

basis Growth occurred in all sectors of the economy with the exception of

Agriculture and Mining Particularly strong levels of growth occurred in Retail

Trade Construction and Health Care Services reflecting the rapid growth in

population during the period The levels of growth in theFIRE Manufacturing
and Wholesale Trade were moderate with those three sectors adding fewer than

1200 jobs in total over the tenyear period

As indicated previously there is no reliable source of employment data for either

the Sebastian Market Area or the City of Sebastian itself In 2002 Tischler
Associates prepared a fiscal analysis for the City which indicated that a total of

3685 were employed within the City The source of that estimate was Claritas
Inc MEAT is wellacquainted with the methodology used by Claritas to estimate

employment Given its reliance on the voluntary contribution of data by
employers we believe that it tends to produce numbers that are substantially
understated particularly in areas such as Sebastian in which most reporting
entities are small businesses

Notwithstanding the fact that the Claritas data probably understates the number

of employed in Sebastian it does in our opinion reasonable reflect the

composition of the workforce in terms of economic activity According to the

Claritas data nearly 50 percent of the people employed by the private sector in

the City are engaged in Retail Trade Personal Servicesie dry cleaning hair
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care etc and Leisure and Hospitality services It further indicates that in excess
of 25 percent are employed in FIRE Professional and Business Health Care

and Educational Services Manufacturing and Wholesale Trade account for

approximately 5 percent of the workforce within the City

Historic Development Activity

The bulleted paragraphs that follow profile the developmental activity that has occurred
within the Sebastian Market area since 1998

As shown in Table 6 the number of residential building permits issued by the
City of Sebastian has been steadily rising since 1998 with 352 being issued in
2002 On an average annual basis approximately 1262 residential building
permits have been issued in the unincorporated portions of Indian River County
during the 1998 2000 period with the highest number 1809 being issued in

2002 MEAT believes that the number issued on an average annual basis in the
Sebastian Market Area inclusive of the City and its unincorporated areas has
ranged between 500 and 600 inclusive of seasonalrecreational units

The building permit activity within the City of Sebastian is overwhelmingly
oriented toward singlefamily units Within the unincorporated portions of the

County including on the barrier island there are significant numbers of multi
family units permitted each year

On an average annual basis approximately 63500 square feet of new non

residential space has been permitted within the City of Sebastian between 1998
and 2002 The amounts permitted have however varied greatly during the
period In two of the years including 2002 the amount permitted has

approximated 36000 square feet In 2001 nearly 120000 square feet was

permitted Review of the quarterly Community Development Reports issued by
Indian River County indicates that the preponderance of the space permitted
was for retail uses with some serving the health care sector To the extent that
new industrial space has been constructed it is primarily occupied by service
types uses repair shops etc rather than manufacturing and wholesale trade
enterprises

The amount of new nonresidential space permitted in the unincorporated
portions of Indian River County from 1998 to 2002 has also varied significantly
In 2001 and 2002 combined a total of 624814 square feet were permitted
however in each of those two years the amount of development lagged behind

the amount permitted on average in the years 1998 and 2000

The taxable value of property in the Downtown area of the City of Sebastian in
1994 was 3496 million As shown in Table 7 by Fiscal Year 2001 this figure
had risen to 4583 million For the current fiscal year 2004 it is 6617 million
While a portion of the increase from FY 2001 to 2004 reflects a real estate
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environment in which appreciation has been occurring at historically high rates
these numbers also indicate that some of the development activity discussed in

the preceding paragraphs has occurred within the targeted for redevelopment
Many if most redevelopment areas do not experience the types of increases in

taxable valuable that has characterized Downtown Sebastian before the

adoption and implementation of a coherent Redevelopment Plan This is a

positive sign indicating that redevelopment initiatives in Downtown Sebastian

will have a strong prospect for success

Redevelopment Potentials

The bulleted paragraphs that follow assess the potential for new development of various

uses with the areas targeted for redevelopment within the City of Sebastian

Housing

As discussed previously approximately 500 to 600 new residential units were

permitted on average annual basis from 1998 to 2002 in the Sebastian Market

Area This figure is inclusive of seasonalrecreational units Based on the amount

of population growth expected to occur annually through 2010 it anticipated that

the market will support the development of 600 to 700 units annually

The overwhelming preponderance of new residential units in the Mainland

portion of the Sebastian Market Area have been singlefamily homes Such

development would generally be infeasible within the areas designated for

redevelopment where zoning favors development of up to 8 units per acre and

mandates athreestory height limit This zoning is basically consistent with

singlefamily attached or townhouse product that could easily be developed with

imagery evocative of many traditional seacoast communities Accordingly to the

extent that new residential development is to be undertaken as part of the

redevelopment initiative it will require the emergence of amultifamily market not

previously seen to any significant degree in Sebastian

Significant amounts of multifamily development have been occurring in

unincorporated Indian River County as well as Vero Beach most significantly in

the portions of those areas located on the barrier island Multifamily units are

also being developed in the barrier island community of Indian River Shores

While some of this development has involved units with beach or golf course

frontage the attraction of other units has been frontage on the Intracoastal
which can be replicated within Downtown Sebastian Given the topography of the

City of Sebastian as it moves inland from the Intracoastal residential units

developed on the land within the fork of CR 512 could also enjoy excellent

water views It should also be noted that the supply of vacant land on the barrier

island is substantially depleted in many areas

Throughout Florida there is increasing demand by segments of the market

including portions of that comprised of affluent households to live in
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environments that are both beautiful and alive Evidence of this trend exists in

places such as Downtown Delray Beach and Downtown Boynton Beach among
others MEAT believes that such an environment can be created in Downtown
Sebastian particularly if increased specialty retailing and food and beverage
uses that take advantage of the riverfront are developed It should be noted that

much of the development referred to above in Boynton Beach and Delray Beach
most of which is of high value has been in close proximity to the FEC railroad
line It is further noted that there would be greater ability to buffer development in
the CR 512 fork from the railroad noise than has been the case in Boynton
Beach and Delray Beach

Review of the data in Table 8 that segments future housing demand by age of
household head and income indicates that in excess of 70 percent of the future

demand for housing is likely to involve households headed by persons 55 years

of age or older Within this segment of the market there is frequently strong
interest in multifamily units It is further anticipated that in excess of 50 percent
of this potential demand segment could afford housing priced in excess of
200000 in most cases significantly higher

Based on the segmentation of housing demand discussed in the preceding
paragraph MEAT believes that demand for highervaluemultifamily townhouse

type units in the Downtown area and CR 512 fork in range of 50 units per year
though 2010 could exist Such development in the Downtown area should be

most encouraged along the riverfront south of Miami Street Its development will

benefit from proximity to Riverfront Park and would in turn serve to energize the

park as a major community facility

Hospitality Use

Downtown Sebastian already contains some small to moderatelysized
hospitality facilities Modest demand for additional such development may
emerge as redevelopment initiatives enhance the ambiance of the area and to

the extent that new specialty retailing and eating and drinking venues are

created Development of a major new chainaffiliated property is not however

anticipated due to absence ofa major amenity like beach or a marina The height
limitation imposed of Downtown development would also preclude the efficient
operation of such a facility

Retail Use

As discussed previously the Sebastian Market Area is expected to experience
significant growth in terms of both population and income MEAT estimates that
as this occurs the opportunity will exist for the development of approximately
100000 square feet of new retail space though the Market Area on an average
annual basis though 2010 It is recognized that significant portions of the new

supportable space are likely to be developed along the CR 512 corridor as new

residential communities emerge and on infill sites along US 1 However a
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portion of the new spending should be available to support the development of

up to 150000 square feet of specialty shops and eating and drinking
establishments along the Riverfront

MEAT believes that retail and restaurant uses of the type just indicated should be

encouraged to create the type of lively environment that has prompted higher
value multifamily development to occur in the places previously referred to such

as Downtown Boynton Beach and Downtown Delray Beach We further
recommend that such development occur in the vicinity of Riverfront Park
thereby drawing new residential development to the area south of Main Street

Office Use

The development of new office uses is generally predicated on growth in the

FIRE and professional and health care sectors of the economy Based on our

understanding of employment trends in Indian River County inclusive of the

Sebastian Market Area MEAT does not envision significant demand for new
office space with the possible exception of medicallyoriented facilities We also
do not believe that office use will play a significant role in the redevelopment of
Downtown

Industrial Use

To the extent that industrial development will be part of a redevelopment
initiative it would only be appropriate in the portion of the defined redevelopment
area that is located west of the railroad tracks in the vicinity of CR 512 Survey
of the industrial buildings that already exists in that area shows that are primarily
occupied by a variety of service businesses such as repair shops and lawn

services rather than manufacturers and wholesale trade firms This is consistent
with the employment data for Indian River County and is likely to remain the

case Review of building permit data for the period from 1998 to 2002 further

indicates that new industrial development will only occur on a highly sporadic
basis That is further reflected by the fact that five of six recent sales identified
have been at values between063 and 225 per square foot

The redevelopment area in the vicinity of CR 512 is actually comprised of two

parts The first part is located within the fork in the road Included in this part of
the area is a Cityowned property that it will be disposing of and which will require
redesignation in terms of permitted use The second part of the area is located
south of CR 512 MEAT believes that the redevelopment plan should direct all

future industrial development into this latter area We further recommend that the

land within the fork be redesignated for mixeduse development inclusive of
residential uses Given the slow pace at which industrial development is

occurring within Sebastian and the low land value reflected in the recent sale

discussed above MEAT believes that the recommended action would actually
enhance the value of the property that would be subject to the land use

amendment
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Conclusion

MEAT believes that significant market support for redevelopment in the City of Sebastian
We also believe that the markets general positive image of the area is likely to make

redevelopment a successful undertaking

Sincerely
Miami Economic Associates Inc

Andrew Dolkart
President
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Table 4

Employment by Industry
Indian River County

2002

lndustrv Employment Percent

Agriculture Mining 2350 55
Construction 3252 76

Manufacturing 2556 60
TCPU 1096 26
Wholesale Trade 740 17
Retail Trade 7581 178
FIRE 2001 47
Professional Business Services 3478 82
Educational Services 598 14
Health Care Services 6601 155
Leisure Hospitality 5635 132
Other Services 1 761 41
Government 5020 118

Total 69 1000

Transportation Communications and Public Utilities

Finance Insurance and Real Estate

Source Florida Agency for Workforce Innovation Miami Economic Associates Inc



Table 5

Largest Private Employers
Indian River County

2002

Emolover

Indian River Memorial Hospital
Employees

1451
lndustrv
Health Services

The New Piper Aircraft 1000 Manaufacturing
Public Supermarkets 715 Retaii Trade
WalMart 672 Retail Trade
Sun Ag Inc 550 Agriculture
Hale Indian River Groves 500 Agriculture
JohnsIsland 475 Hospitality
Gracewood Fruit Packing 465 Agricuture
Dodgertawn Complex 450 Leisure
WinnDixie 440 Retail Trade
Legend Properties Inc 426 Reai Estate
Indian River Estates 413 Health Services
Sebastian River Medical Center 370 Health Services
Indian River County Exchange Packers 350 Agriculture
Visiting Nurse Association 332 Health Services
Flight Safety Institute 300 Transportation
Disney Vero Beach Resort 275 Hospitality

Source IRC Chamber of Commerce Miami Economic Associates Inc



Table 6

Building Permit Activity
Indian River County

19982002

Single Multi Industrial
it Family 29181 Commercial

Units Units Units SF

Y
Sebastian

1998 236 4 240 50930
1999 262 10 272 35874
2000 278 18 296 74355
2001 294 13 307 119579
2002 328 24 352 36684

1998 713

tJnincoro

561

orated County

1274 461421
1999 697 115 812 556341
2000 793 599 1392 417217
2001 927 98 1025 229245
2002 1035 774 1809 395569

Total County
1998 1075 593 1668 658841
1999 1104 283 1387 640897
2000 1200 668 1868 581221
2001 1350 145 1495 523008
2002 1484 991 2475 554354

Source Indian River County Miami Economic Associates

Inc



Table 7

Taxable Value ofProperty
Downtown Sebastian

Fiscal Years 2001 2004

Fiscal Year Taxable Value

000s

2001 458349
2002 582637
2003 588442
2004 661743

Source City of Sebastian Miami Economic Associates Inc



CRA Master Plan

Appendix F

Site Development Regulations and Permitted Use Summary
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